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Village Plan Adopted

On May 15, 1950, the Santa Cruz
County Board of Supervisors adopt-
ed a master design plan which pro-
vides direction for future develop-
ment of Saquel Village. The Soquel
Village Plan identifies five main
goals,

* Flood management and creek
enhancement

+ Histonic and village characier
preservation

* Parking improvements
¢ Pedestnian access and traffic safety

¢ Economic development

These goals and the final master
plan evolved through a senes of
public workshops. They represent a
vision of the future of Soquel Village
held by property owners, business
people, and the community.

Copies of the adopted Soquel
Village Plan are availabie at the
Planning and Redevelopment
Departments located in the County
Governmental Center, 701 Ocean
Street, Santa Cruz 95060 @
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Historse Soquel Village looking west with Congragational Church 1 the center of the photograph, the
original Soquel School to the left, and the Daubenbiss House wn the distance, (Photograph coviriesy
ofthe Sania Cruz County Historical Trust Collection.)



]
See the Workshop Participa-
tion Process description
beginning on page 56.

.
See the Scquel Village Plan
Implementation Chart on
page 48

]
See the Village Quadrant
description on page 5.
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» EXECUTIVE SUMMARY

The Soquel Village Plan was developad
through a participatory process using consensus
decision-making techniques at a series of seven
community workshops.

The key issues emerging from this process,
and addressed in this plan include: flooding
impacts on residential and commercial uses;
Soquel's viliage character and townecape;
automobile circulation; provision of additional
attractive parking areas; Soquel Village
marketing, creating an improved pedestrian
environment; and incorporating Soquel Creek as
an integral and accessible part of the village

These 1ssues are addressed In a tweniy year
plan that provides a *vision” for the future of
Soquel Village. Recommendations include:
developing a linear park along Soquel Creek;
transfering businesses out of floodway impacted
areas and into other parts of the village;
developing an improved pedestrian circulation
system; design guidelines for new construction,
and proposing sites for new surface parking lots.
These proposals are discussed in the Master
Plan section of this report.

MAJOR OBJECTIVES OF THE SOQUEL
VILLAGE PLAN

(1} Flood management

+ Transfer commercial uses at the
southeast quadrant to the northwest
quadrant, ouiside of the floodway
{transferable development credits
system & use of FEMA),

¢ Corps of Engineers restudy required

* Replace Soquel Drive Bridge with one
that does not act as a debris calcher

* Removing mobile home parks from
floodway/floodplain-~relocation
assistance will be required (FEMA,
RDA).

{2) Reestablishing a pedestrian-oriented
village environment

¢ Widen sidewalks (Soquel Drive Design
Plan)

¢ Limit traffic improvements to
accommodate existing, not future
regional traffic

¢ Reorient some commercial uses and
pedestrian activities toward Soquel
Creek. Enhance the amenity value of
the Creels.

(3)

(4)

(5)

s Create a linear pathway/open space
along the Creek (termed Linear Park in
the plan) (FEMA Property Acquusition
Program funds).

* Direct view of second story commercial
activities toward the Creek.

+ Pedestrian bridges proposed at Bridge
Street and Walnut Avenue,

Establishing design guidelines for village
core uses

o Architectural guidelines proposed for:

*

*

Soquel Drive area in village core
Buildings fronting Porter Street
Buildings fronting Soquel-San Jose
Road

Soquel Drive west entryway
(Daubenbiss House vicinity)
Soquel Drive east entryway
{Congregational Church wicinity)
West side of Daubenbiss/Soquel
Dirive infersection

e Establishing an historic distnct for the
Main Street residential area

Land use compatibtity

« Rezonings or General Plan
Amendments designed to partially
implement the plan

E g, rezonings to C-2 (Theo's,
Brown's Barn, Paper Mill Plaza area)
Recommended wording in the
zoning ordinance atlowing only
detached dwellings in R-3 zoning
district within the Historic District
and Historic Commission review for
compatibility with existing historic
structures.

Economic development

» Recommends the establishment of a
Man Street coordinator te assist in plan
implementation and coordination.

s Recommends the establishment of a
parking and business improvement
district for promotional activities and
public parking lot management (in
process).

NOTE: As a resuit of the Soquel Village
planning process, this Main Street
Coordinator position has been funded and
a Soquel Village Parking District has been
established.
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" INTRODUCTION

INTENT

The Soquel Village Plan has been prepared
to establish design and development guidelines
for Soque] Village, and will be used to guide and
coordinate future public and privaie
improvements in Soquel Village.

The Soquel Village Plan is prepared in
accordance with the 1980 Santa Cruz County
Genera! Plan which calls for the creation of
Village Design Plans for the community centers
in the unincorporated portions of Santa Cruz
County, and is based upon Genera! Plan Policy
8.4.101.

“Prepare and adopt Viflage Design Plans. with
input from citzens' task forces, for the village
areas in Soquel, Live Qak, Boulder Creek, Ben
Lomand, Felton, Davenport, Freedom, and La
Selva Beach, Include in the Village Design Plans
a community design framework, pricrities for
capital improvements, traffic and parking plans,
sign plans, and specific provisions for
commercial and residential uses and siting.
Consider Village Design Flans as Amendments
to the County Generai Plan where the plans
conilict with any portion of the County General
Plan.”

The Scquel Viliage Plan is intended to
focus upon a more detailed examination of
urban planning issues than provided in the
Santa Cruz County General Plan and to be based
upon a consensus decision-making process
which incorporates the creative ideas of people
whe live and work in the Soquel area. The goal
of the village plans s to preserve and build upon
the unique attributes of each of the village areas
as stated in General Plan Objectives 8.4 1 and
842

¢ “To preserve the unique characteristics of the
village areas as community focal points for
living, working, shopping, and visiung "

* “To provide a planning framework to guide
future public and private improvements 1n
the village areas and to promote economic
viabiity and coherent commuruty design”

The Soquel Village Plan has been
developed in cooperation with citizens who live,
work, and/or own property in the Soquel Village
area, The plan esiablishes guidelines for public
improvements, flood plain use, circulation
sirategies, village entryways, village preservation
and scale, a Soquel Creek Linear Park, and
pedestrian/bicycle improvements The Soquel
Village Plan also establishes standards and
pohicies for reviewing public and private
development proposals as specified in General
Plan Policy 8.4.3;

* “Review all new development in village
areas, as defined in adopted Village Design
Flans, and require compliance with all
requirements of an adopted Village Design
Plan for a village area Encourage alt
landowners and businesses in the village
areas to follow the guidelines adopted in the
Village Design Plans.”

STUDY AREA

Soquel is an unincorporated village located in
Santa Cruz County, approximately 80 miles
south of San Francisco and 20 miles south of the
San Jose Metropolitan area. Located in mid-Santa
Cruz County, Soquel Village has become a traffic
node for east-west arculation avoiding State
Highway 1 and for north-south circulation from
the City of Capitola to the San Jose area Based
upon observations of local residents and by the
consultant team, it appears that Qld San Jose
Road, which bisects Soquel Village, has become
a popular alternate route for commute traffic
from mid Santa Cruz County to San Jose.

Soquel Creek runs north-south through
Soquel Village eventually terminating in Capitola
ito the Monierey Bay. Soquel Creek can
experience flooding on the average of once every
five years. Approxumately one-half of Soquel
Village 1s located in the Soquel Creek flood plain.

Soquel Village is home to two existing schools
and possibly two additional schools 1n the
proposal stages The schools have been
identified by workshop participants as “favorite
places,” but are also viewed 1n a negative
manner due to the traffic impacts created by
their location in the village core

Soquel Village occupies a low valley site
surrounded by gentle hills which form a visual
backdrop to the village. The 97 acre O'Neill
Ranch is just northwest of Soquel Village and
adjacent to Soquel High School. This property
has been purchased by Santa Cruz County and
18 scheduled for use as a County Regonal Fark
with affordable housing and other potential uses.

Forty-First Avenue is located approximately
one-half mile west of the center of Soquel Village.
The Forty-First Avenue Shopping Center
(Capitola Mall) which spans 41st Avenue from
Soquel Drive south to Portola Drive is the
County’s largest commercial center, serving the
regional trade area.

[ ]
See the asmial photograph on
page 9,
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2 INTRODUCTION

THE PLANNING PROCESS

The Soquel Village Plan was developed in
partnership with local citizens who contributed
their ideas during a consensus decision-making
process which included seven facilitated
workshops held at the Soquel Elementary
School More than 150 people participated in this
Process.

An analysis of participants’ “favorite places”
and “favorite experiences” was developed which
helped identify those places, events and
experiences which people in Soquel felt were
special and which helped form a bond between
people and place in Sequel Village

An economic survey was mailed out to over
350 persons in the Soquel area and a property
owner/business owner survey was distributed to
area businesses in order io identify reasons
peopie shopped in Soquel Village (or why they
didn’t shop in Soquel Village) and io identify
what improvements would attract shoppers to
Soquel Village,

The highlight of the participatory decision-
making process was a small-group consensus
planning session, where groups of from 59
persons warked together in order to develop a
consensus plan for the entire village area. Each
working group then compared “their” group's
plan with the consensus plans of other working
groups.

Summaries of each worlishop were mailed to
all participants (glong with notification of the
upcomuing workshop) and reported in the local
press. Each workshop built upon decisions made
during the prior workshop.

SCOPE OF WORK

The primary objective of the Soquel Village
Plan is to provide coordination and guidefines
for future public and private planning efforts.
Other key objectives of the plan were to:

» Involve the public in a consensus-building
planning process whereby the Soguel
Village Plan is the community's expression
of its wision for Soquel Village;

* (Coordinate physical improvement projects
and sirategies within the newly formed
redevelopment project ares;

¢ Address the flood plain issue in terms of
appropriate land use;

» Develop a visual identity for Soquel Village;

¢ Coordinate existing circulation studies and
roadside improvement projects with the
developing workshop consensus on Soquel
Village's visual identity;

|

-
TR
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¢ Recommend safety and amenity
improvements to the Soquel Village
pedestrian and bicycle sysiem;

¢ Identify short-term and long-term off-sireet
parking opporfunities;

s Develop design guidelines, where
appropriate, in order to improve the visual
character of the village;

* Incorporate the results of the Soquel Village

SaEfenigd TN g ﬁ._,g;;_. 4 GE P ?‘E"‘“*'@"’?ﬁ ,n-w,gf?ﬂﬁ‘

Economic/Market Analysis.

After a preliminary scope of work was E’
developed by the County Planning Depurrmeant f;
and Jeff Oberdorfer & Associates, a ;?_
brainstorming meeting was held with tie hoquel o
Chamber of Commerce and “Save Soquel” (a Gy
citizen orgamzation dedicated to preserving K
Soguel's unique character) n order to elicit ;;;F
comments on the scope of work On July 19, ;
1988 the Santa Cruz County Board of %
Supervisors approved the scope of work and '
authorized work to proceed on the Soguel @,

Village Plan.

o
il

REDEVELOPMENT AGENCY
Relationship to the Soquel Village Plan

o

The Redevelopment Agency of the County of
Santa Cruz was eatablished for the purpose of
eradicating blight within designated areas of the
unincorporated County. Blight as defined by
State law can be caused by physical, social, and
economic conditions, A redevelopment plan has
been adopted by the Board of Directors of the

A

=F

Xt

5

Agency for the Live Oak and Soquel areas fo %
address these problems. Soquel Village 1s within &
the Redevelopment Agency boundaries and in 32
recognition of specific physical, socal, and 44
economic conditions effecting the vitalty and 7%
safety of the village, the agency has funded the &3

preparation of the Soquel Village Plan. The
Directors of the Redevelopment Agency have
also allocated funding for seme of the roadside,
drainage, flood contrsl, parking, and other
improvements needed to implement the goais of
the village plan. Funding for improvements will |
also be obtained from other sources such as
transportation and roadside hetterment funds or
grants, Coordination of the improvements and‘
implementation of the Soquel Village Plan will

g

g

be the responsibility of the Redevelopment w

Agency. kR
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PATTERNS AND PROBLEMS

During the first workshop held for the village
plan, a number of problems were discussed.
Participants were encouraged to bring up any
issue which they felt hud an impact on the
village. A full listing of these comments is
included in the Workshop Process section of this
report, starting on page 56. These issues shaped ‘
the final outcome of the village plan and
included: the flood plain; traffic and circulation; |
parking; pedestrian and bicycle circulation, ’
downtown economic viabibty; new development
and building; open space; and the “natural”
development of Soquel Creel.

From this list, the two issues which
participants seemed to focus on were. (1) the
extent to which automobile traffic passing
through the village was deslroying the identity of
Soquel as a “place,” and (2) the major impact
that the floodplain has on the village in terms of
economic growth and the potential for
catastrophic losses during a flood. Although the
first issue effects people on a daily basis, and the
latter is a more long-term threat, both were
recognized by the workshop participants as the
major issues to address. ,

As a result of this process and the information
gained from the “favorite places” and “favorite
experiences” surveys (see side bar), several
“pattern” diagrams were developed to llustrate
how these problems are interrelated. These
patterns included:

+ The village quadrants created by arterial
traffic on Sequel Drive and Porter Street
bisecting the village into four components.

+ Soquel Drive was viewed as having four
distinct sub-areas, each of which should be
developed according to ifs context and each
having its own “guidelines ”

s Soquel Creek is not only & “favorite place,”
but an wntegral part of paricipants’ bond with
Soquel Village A linear park along Soquel
Creelt could be a focal point of the village plan
as are pedestrian bridges at Bridge Sireet and
Wainut Avenue,

2 Schools are a major focal point in Soquel
Village and an integral component of
proposed pedestrian circulation schemes.

Each of the patterns 15 diagrammed and
discussed in more detail on the following pages.
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THE VILLAGE QUADRANTS

The quadrants in Sequel Village are created
by the arterial street network comprised of
Soquel Drive (existing four travel lanes) and
Porter Street (proposed three lanes), Sogquel
Drive traverses the village in an east/west
direction essentially parallel to State Highway 1.
Porter Street is a north/south arterial connecting
Capitola and State Highway 1 with the Soquel
Valley area north of the village. Porter Street, at
its intersection with Soquel Drive, turns into Old
San Jose Road, which eventually connects to
Highway 17 as a north/south connection to the
San Jose metropolitan area.

Resident and property owner surveys, as weil
as comments from workshop participants,
indicate that the quadrant pattern is the
domunant, negative perception both residents
and visitors have of Soquel Village Percephons
related to terms like “unfriendliness” of the town,
“poor upkeep,” “dangerous to get around” are all
centered on the image of the village quadrants.
Furthermore, as congestion at the Soquel
Drive/Porter Street intersection increases, more
and more pressure is placed on bisecting one or
more of the four quadrants with a roadway in
order to avoid the village center. See sketches #2
and #3 on this page.

Workshop participants were unanimous in
their support for softening the quadrant
impression created by the Soquel/Porter
intersection and not accommodating additional
or projected traffic by widening either Soquel
Drive or Porter Street at the Soquel/Porter
intersection. In short, workshop participants
favored the strengthening of the scale of Soquel
Village and increasing pedestrian safety and
amenities versus widening the intersection {for
circulation “improvernents”) and reinforcing
Soquel Village quadrant impression.

At the conclusion of Workshop
#1 a Favoriie Places and
Favorite Expenences Survey
wes distributed and completed
by Workshop participants. The
results were collated and maled
out to Workshop Participants
with notification of Workshop
#2

Favorite Places

1. Local Restaurants 28%
2. Soquel Creek:

riparian

vegetation,

creekside views 19%
3. Soquel

Congregational

Church 16%
4 Old Houses on

Main Street 9%
5. Soquel Elementary
School 8%
Lion's Park 7%
Post Office 7%
Qpen Space/
Views of the
O'Netll Ranch 6%

@ -1m

Favonte Experiences

1 Walking/

Bieycling

to town 28%
2 “Localness” of town,

knowing shop

OWNErs, meeting

neighbors

downtown,

local shops 25%
3 Eatingatlocal

restaurants,

restaurants with

creekside views 13%
4 Walking along

Soquel Creek 12%
5 Soquel-o-rama 12%
6. Viewing open

spaces 10%

INTRODUCTION &
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See the Daubenhiss House
Guidelines on page 40 and the
Soguel Drive Entryway
sketches onpages 42-43,

=
See the Soque) Drive Design
Plan on pages 30-31
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Soquel Drive Sub-areas
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SOQUEL DRIVE SUB-AREAS

There are four distinct sub-areas of Soquel
Drive within the Soquel Village core:

* The west entry to the village starting at
Robertson and identified by the historic
Daubenbiss Residence signifies the first of
four sub-areas of Soquel Drive, This area |
begins as Soquel Drive slopes downward
towards Robertson and should reflect the
historic character of the Daubenbiss House
and transition to the historic structures on
Soquel Drive such as the Odd Fellows Hall,
Financial Center, and Soqueli's.

¢ The area between Daubenbiss Street and
Porter Street is the second sub-area on Soquel
Drive, its features are the historic row of
buildings on the south side of Soquel Drive
including the Odd Fellows Hall, Soquel
Financial Center, and Soqueli's.

v The third sub-area on Socquel Drive is the
northeast and southeast quadrants, east of
Porter Street and located in the floadway. This
area should be redeveloped fo conforrn to
floodway building prototypes developed in
this village plan and will become an

+ g ey -axi?i?:wrﬁt ;
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Soquel Creek
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important asset to the village as the Soquel
Creek Linear Park is developed.

¢ The fourth sub-area on Soquel Drive is the
east entryway which features the historic
Soquel Congregational Church. Architecturai
guidelines in this area focus upon enhancing
the scale and architectural compatibility of
other structures and streetscape with this
historie church struciure,

SOQUEL CREEK

Soquel Creek has been identified as one of the
*favorite places” in Soquel Village, Workshop
participants stressed that the creek should be
retained in its natural state and thai floodway
“improvements” focus upon land use policies
and sirategies for removing structures from the

floodway, rather than channelization of the creek.

Pedestrian connections at both Bridge Street and
Walnut Avenue received widespread support
during the workshop process

[ 1
See the Pedestrian Bndge
sketch on page 9 and the
River Park Concept sketches
on pages 22-25,

INTRODUCTION 7



]
See the Pedestrian Bridge
sketch on page 9 and the
Pedestran Circulation
System Plan on page 28
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SOQUEL SCHOOLS

Soquel Village is unique in respect to other Pedestrian circulation connecting the schools

unincorperated villages in Santa Cruz County
because there are two existing schools within the
village core and at least two more schools
proposed for construction within the next ten to
fifteen years.

The schools were listed as “favorite places”
and are generally viewed quite favorahly by
local residents even though the schools have
been identified as a source of vehicular
congestion during the AM peak hour,

to existing and proposed features of the Soquel

Village Plan is a primary objective of the village

plan. The sketch above illusirates the

relationships among schools, Soquel Creek, and

proposed pedestrian circulation improvements.
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Aerial Vlew of Soquel Village

Thus aerial photograph looking at the
Soque! Village Core from gbove the
O'Neill Ranch illustrates the inter-
relationship of. (1) The O'Neili Ranch,

%’
%

LE:S

g; ‘ (2) Soquel High School, (3) Soquel

H Elementary School, @ The Sequel
3! Drive/Parter Street Intersection and
R {(5) Soquel Creek

o e 7

Historlc Bridge ‘\_.“ ¥, Pedestrian Bridge

Abutment iRy el over Soquel Creek
. ) 7

Bridge deck should be located
above the typical seasonal
creek elevation and be designed
to give way during a major

flood During 2 Aood event the
bridge should remain on the
creek bed to aveid catching
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Summary of Consensus Plans
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» SOQUEL VILLAGE MASTER PLAN

The Twenty Year Master Plan Iflustration on
page 12 is a concept drawing of Soquel Village
projected twenty years into the future, with
implementation of the policies and design
guidelines in this plan. However, there are a
myriad of ways in which the village plan might
be implemented, depending upon both public and
private initiatives and investment strategies.
Therefore, this conceptual illustration represents
but one possible vision and is intended to provide

a context for future planning.

VILLAGE + FLAN

Keyto
Twenty Year Master Plan
Illustration features:
4. Pedestrian Footbridge pages
Locations 79
2. Northwest Quadrant 14-15
3. Southwest Quadrant 16-17
4. Floodway Building
Prototype 21
5. Floodway Zone/Riverpark
Northwest ang Southeast
Quadrants 22-25
6. Soquel Drive Pedestrian
Improvements 29
7. Soquel Drive Improvements 30-31
8. Porter Street Improvements 34
9. Townscape Improvements 36-37
10. Soquel Drive/Daubenbiss
Avenue Opportumty Site 41
11, West Entryway 42
12, East Entryway 43
13. Main Street Historic Area
Entry Chokers 10, 11, 45 (#1-4)
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14 MASTER PLAN

NORTHWEST QUADRANT

The northwest quadrant was identified by
Workshop participants as an “oppertunity site”
during the consensus planning process. This
area currently has a shortfall of on-site parking,
poor pedestrian facilities, a number of sub-
standard huildings, and industrial and auto
service uses inappropriate for the village
commercial core.

Proposals for this area include: {See
Northwest Quadrant drawing on page 15 for
keyed references.)

(1) A drop-off area and pedestrian walkway
link to the high schoaol. Because a
significant number of parents are currenily
traveling north on Porter Street to drop
students off at the high school and then
returping to Soquel Drive, a safe, direct
and well lit pathway is proposed that
would connect a drop-off point in the new
parking area with the school. In addition,
this would provide more direct access
fram the SCMTD bus stop on Soquel
Drive,

(2y Creating a streetscape facade. It is
recommended that new buildings in this
area be built adjacent to the sidewalk to
provide a streetscape facade that will
balance and complement the existing
historic block on the opposite side of
Soquel Drive.

3 Cooperative parking areas behind
buildings. Combining parking areas
behind new buildings will result in greater
efficiency, improved vehicle circulation,
and less access points on Soquel Drive. In
addition, a major parking lot access point
should be located across from Daubenbiss
Avenue to create a four-way intersection.

) A Santa Cruz Municipal Transit District
(SCMTD) bus pull-out should be provided,
as shown, to avoid traffic congestion on
Soquel Drive.

(5) Entry area. The prirnary pedestrian entry
to new buildings should be located at the
Soquel Drive/Porter Street intersection,
This entry area should alsoc provide public
access along the pedestrian corridor/view
axis from Soquel Creek (as shown on the
Master Plan drawing on page 12} to the
new high school pathway.

For more information, see the Design
Guidelines section beginning on page 36.

Northwest Quadrant
Exlsting Conditlon Photographs
” .

T

waer - S

Lookung north foward Old Sar fose Road with Soquel High
School to the wpper left

Lookng south from rear parkung avea with the Soguel
Financial Center and Odd Fellows Hall in the background.
This area could be developed into an aftractive, landscaped
parking area
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Northwest Quadrant

110
N

TTIIL] |

ol

Old San Jose Road

Soquel .
High School ol y.

Daubenblss
Avenue NOTE: Mumbers are keyed to the text on page I4

This Concept Plan illustrates
design opportumties in the
Northwest Quadrant and s an
enlargement of the Twenty Year
Master Plan Illustration on page
12. See page 12 for an overview
of how the Northwest Quadrant
1s integrated into the Soquel
Village Plan.
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SOUTHWEST QUADRANT

(See Southwest Quadrant drawing on page 17 for
keyed references )

The southwest quadrant is a mixture of old
and new commercial buildings and old
residential structures, many with commercial
uses There is currently a parking shortfall at the
north end of the quadrant for buildings located
on Soquel Drive. In addition, many of the
converted residential buildings lack sufficient off-
street parking for their commercial uses.

Pedestrian circulation is currently limited to
the perimeter of the block which lacks sidewalks
in some locations.

Most of the existing buildings and businesses
in the area cannot expand due to a lack of on-gite
parking.

The foliowing recommendations have been
developed for the southwest quadrant:

(1) Develop a cooperative central parking area
1n the southern portion of the block. This
will result in a more efficient use of the
“back vard” areas of exusting buildings and
allow expansion of these buildings and
husinesses. This will also limit the number
of dnveway access points to Porter Street,

(®  Provide an internal pedesirian circulation
path running north-seuth through the
block connecting parking areas with
businesses. This pathway syslem will
allow the development of rear entries and
patios at businesses and create an
attractive pedestrian environment.

iy

Sogquelts helps define the “edge” of the Southwest Quadrant

(3) Additions and new construction in the
southwest quadrant should reflect the
existing buildings’ forms and materials.
Buildings fronting on Porter Street (with
the exception of the corner lots at Soquel
Drive and Walnut Street) should remain
one story in height and be separated to
allow for visual and pedestrian access
between them,

(4) The existing character of the historic
buildings along Soquel Drive should be
retained (see page 36).

(5)  Multi-family housing on the west side of
the block could be developed as a
transitional use between the residential
uses on the west side of Datbenbiss
Avenue and the commercial buildings on
Porter Street,

(6) Pedestrian crosswalks with integral pavers
(see page 17) should be installed on Porter
Street at a proposed Town Commons and
at the corner of Walnut Street for the
elementary school, and at the Soquel
Drive/Daubenbiss Avenue intersection

(7 Existing parking area. A pedesirian
pathway linking businesses with the new
parking area to the south should be
developed through this parking area

For more information, see the Design
Guidelines section beginning on page 36.
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Southwest Quadrant

Daubenbiss Avenue

@

Porter Street

SCALE
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TR
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Walnut Street

NOTE: Numbers are heyed to the text on page 16

\oe

This Concept Plan 1llustrates
design opportumties in the
Southwest Quadrant and is an
enlargement of the Twenty Year
Master Plan [llustration on page
12. See page 12 for an averview
of how the Southwest Quadrant
18 integrated 1nto the Soguel
Village Plan Also, see the
Townscape Design Guidelines
on pages 36-37
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FLOOD PLAIN "
n . N . t
The issue facing Soquel Village which has the (h) Develop a system of transferah],
Flo [5]
?:Tiﬁhéi‘i?,’iﬂ}]ﬁf& paﬁs most effect on land use is the impact of the flood development credits (TDCs) for *,;'
5668, plain on the downtown commercial areas. When existing businesses to relocate fropy >
the need to address these impacts was combined the floodway to the northwest i
with other goals put forward in the workshop quadrant of the village core. ki
process, an integrated plan combining flood P
protection, parking needs, creek enhancement, (® Replace the Soquel Drive bridge,
pedestrian circulation and new opportuniiies for {10} Establish creek clearance and debris N
commercial development resulted. These goals abatement programs. 4
can be summarized as follows: (1) Support small-scale structural projects to ]
remove flow constrictions, stabilize stream i
GOAL: To promote the preservation and banks and create pools and riffles for ¥
enhancement of Soquel Creek as a healthy habitat and recreation. >
riparian corridor while creating recreational and {12) Develop a computer based hydraalic A
aesthetic opportunities and minimizing flood model which can be utilized in an area §
hazards. wide analysis of the Soquel Village 3
Proposed actions and policies related to this floodway. 2

goal, include:

(13) Maintain the two existing historic
structures located in the floodway, the

BT

{) Investigate creating a linear park along the Porter Memorial Library and the Soquel "
west side of Soquel Creek which is visually Elementary Scheol. Expansien of the A
and experientially connected to the Soquel Porter Memorial Library shoutd A
Village Core and which is designed to investigate the construction of an addition -
accommodate periodic flooding. on concrete piers with the finished floor of

(2} Identify and analyze existing habitat and the library addition above flood plain
natural resources in the Sogquel Creek elevation and over surface parking,
corridor, {14y Implement the recommendations of the

(3) Develop proposals for enhancing and Flood Management Alternatives Study
developing recreational and aesthetic {when completed) which will analyze the
opportunities while preserving and feasibility of combining a streamside park
enhancing natural conditions and habitat, with flood management measures.

(4 Urban infill projects in the floodway shall (15) Initiate a program to assist property

)

be constructed on piers with finished floor
elevations above 100 year flood elevation
and shall be located near Sogquel Drive and
Porter Street with outdoor decks and roof
top areas with visual access to Soquel
Creek,

Investigate the feasibility and funding
sources for pedestrian bridges constructed
at Walnut Street and Bridge Street which
connect residential areas east of Soquel
Creek with the village core and which
encourage pedestrian activity and
enjoyment of Soguel Creek.

owners in the floodway in obtaining flood
insurance as a part of participation in the
Flooded Property Purchase Program
{FEMA),

{16y Apply to FEMA for participation in the
Flooded Property Purchase Program for
assistance in public acquisition of property
in the floodway.

{17) Implement an integrated flood regulation
program which addresses the cumulative
flood protection over the entire village
floodway area rather than the current
parcel-by-parce]l flood protection policy.

) A comprehensive flood centrol program As a general goal, the net surface area of
for Soquel Creek should be developed structures which inhibit flood waters shouid
which encourages land use approaches to be reduced by the following percentages’
fload control, and minimizes the scale of
channehzation prejects (if required at all} (@} In ten years time or at the
for Soquel Creek. completion of Phase 2 of the Soquel

(7 Any flood control projects envisioned for Village floodway plan, net surface
the west bank of Soquel Creek should also area of steuctures in the floodway
be analyzed for their adverse impacts on should be reduced by 50%.
the east bank of the creek. (b) In twenly years or at the completion

{8y Encourage the removal of existing non- of Phase 4 of the Soquel Village

18 MASTER PLAN

conforming uses from the floodway by a
combination oft

(@) FEMA purchase of properties with
fiood insurance which can be
converted to park, open space or
parking uses as illustrated in this
plan;

floodway plan, net surface area of
structures in the floodway should e
reduced by 65%.

This total net surface reduction can include
the development of new structures if these
structures conform to the floodway
phasing plans and floodway building
prototypes in this plan.

Text contraed on page 20
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Flood Plain Map

100 Year Flood
from Phil Willlams & Assac,
October 27 1988

1682 Flood
from Phil Willlams & Assoc.
Qctober 27, 1988

Floodway Area
from FEMA, Apnil 15, 1986
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{18) Investigate revisions to the County
Geologic Hazards Ordinance which would
conform to FEMA concerns regarding
reconsttuction within the floodway,

(19) Request an update on the'status of the
Army Corps of Engineers flood protection
project from the Corps based on the
recommendations of this plan.

{(20) Develop a program for relocating both
businesses and residences from the
floodway with the following priorities’

{a} “Heart of Soquel” Mobile Home Park;

(b) Businesses immediately adjacent to
Soquel Creek,

{c) Those businesses which would allow
the greatest overall reduction of flood
hazard;

(d) Other mobile home parks and
residences within the floodway:

(&) Remaining businesses within the
floodway.

GENERAL RELOCATION ISSUES

The Redevelopment Agency will seek to
retain as many existing businesses and
residences as possible. Should acquisition of
property become necessary to imnplement the
Soquel Viilage Plan, affected property owners
will have sufficient notification and the
acquisition process will be based on the
extensive procedure required by state law. In
addition, relocation assistance will be provided

Should the relocation of mobile homes
become necessary, the Redevelopment Agency
will work closely with all mobile home gwners
and tenants to develop a relocation plan which
meets the needs of affected residents. The plan
wiil identify decent, safe and sanitary housing in
a comparable area with respect to: public utilities,
pubiic and commercial facilities, reascnable
access to employment, the financial means of the
dispiaced persons and market availability.

Whenever low or moderate-income
residential units are removed from the housing
stock as part of a redevelopment project, the
Redevelopment Agency is required to replace
those units with new, or newly rehabilitated, low
and moderate-income units within four years. At
least 79% of the replacement units must be
affordable to the same income level group as that

of the persons displaced from the removed
dwelling units,

FLOODWAY ELEMENT OF THE SPECIFiC
PLAN

The floodway element of the Soquel Village
Plan is intended to decrease the net surface areg
of structures in the floodway. In this sense, the
floodway land use plans illustrated on the next
several pages also share the common goals of
the Sogquel Village Plan, including:

() Increasing pedestrian safety and
circulation epportunities and making
Soquel Village accessible tp pedestrians,
bicyclists, and the handicapped;

(2> Developing surface parking equally
distributed throughout the village and
linked to a comprehensive pedestrian
circulation system;

(3 Encouraging "rear” entries to businesses
with decks and open spaces and cafes with
views to Soquel Creek.

SOQUEL CREEK LINEAR FPARK

An important potential of this plan is the
development of a river park or pathway along
Soquel Creek. The river park would serve a
number of functions

(1) By removing buildings near the creek and
reconfiguring the creek channel, flood
plain impacts on the remainder of
downtown would be decreased.

{2) By utilizing some of the land made
available by relocation of structures, new
suriace parking areas could be developed
ta make up shortfalls elsewhere in the
village.

(3 By relocating residential uses out of the
floodway areas, public safety will be
umproved,

{4y Using the park as a pedestrian ink will
improve non-automotive access to the
downtown area and unify the east and
west sides of the village.

(8  The rver park would provide a new focus
for the downtown area, away from the
congested automobile image and toward
the natural beauty of the creek,

The illustrations on pages 22-25 show how the
proposed changes in the floodway areas couid
take place over a period of time, and show many
of the key features, tasks, and opportunities. For
convenience, each of these plans is shown at a
five year interval, but the complexity of funding
sources, resident relocation, property transfer,
and scheduling make the actual sequence and
timing of events difficult to predict,
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%
FLOODWAY BUILDING PROTOTYPE (&) Walkways and building decks will be
L developed above 100 year flood plain
In order to encourage appropriate infill elevations with wheelchair accessible
development in Soquel Village ﬂoodwgy and to ramps {o street level
aid in the development of a Soquel Drive/Porter (3} Buildings will be one story in height
Street intersection which responds to the scale comprised of false front facades and
and character of existing historic structures in the incorporating minor second floor elements
southwest quadrant, a floodway development designed to service cafes and other small
prototype has been developed. See the retail cutlets with views southeast to
prototype illustration below. The_ floodway Soquel Creek,
prototype incorporates the following features: (@) Development of “rear” entries from
o ] parking areas incorporating “rear” outdoor
i ()’ New buildings will be constructed on eatinggand retail arl;epas in s%uth sun with
i - concrete piers with finished floor levels views to Soquel Creek
i above the 100 year flood plain elevation; (®) The scale and form of the false front
1S knock out screens are provided below facades should reflect a village character
finished floor level and are designed to similar in scale to the townscape in the
allow flood waters to flow underneath southwest quadrant
buildings. '

Floodway Building Prototype

i . 4&
3 4 L b .

“ I

b Building raised on plers ahove the 100
L year flood level.

" Hinged panels to allow flood waters to
ot flow under bulldings.

Ralsed shopping walioway with
(2 handicapped access ramp. |

[~ Posslble second fioor outdoor cafe with
_ views towards Soquel Creek.

.-

Biud et

I" South facing courtyards with access to
L parking areas and the Rlvar Park.

i

NOTE: The Floodway Building Proloiype s for areas east of Porter Sireet only

:
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CONCEPTUAL
SHORT-TERM PLAN
PHASE 1

1. Develop a resident relocation plan

and begin negotiations to purchase
mobile home park site, provided
FEMA funding is available. (See itern
15, page 18) This will move an
existing non-conforming use out of
this high risk area and aliow for the
eventual development of surface
parking and the River Park.

Porter Memorial Library

Negotiate purchase or land trade for
Central Fire District property and
remove building to allow for a new
cooperative parking area linked to the
library,

Begin construction of a new Soquel
Drive bridge above flood plain level.

Install temporary pedestrian
improvements to the Porter/Soquel
Intersection

Begin the purchasing and removal of
secondary structures on the west side
of the creek for eventyal

development of the River Park.
(FEMA funding may be required.)

Develop a resident relocation plan
and begin negotiations to purchase
moble home park site, This will
move an existing noa-conforming use
out of this high risk area and allow for
the eventual development of surface
parking and the River Park, (FEMA
funding may be required.)

Begin development of public access
easements to Soquel Creek from
Porter Street, just north of the
elementary school,

Develop the Soquel Creek Linear
Park Master Plan using a
participatory design process similar
to this plan.
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Porter Street

CONCEPTUAL
SHORT-TERM PLAN
PHASE 2

1.

Encourage the conversion of existing
induystrial uses into commercial
spaces that connect to the River Park
with courtyards and walloways.

Begin developing the River Park and
surface parking areas after residents
of the mohile home parks have been
relocated,

Develop pedestrian and bicycle paths
along the west side of the creek as a
part of the linear park

Bepin installing permanent
pedestrian improvements to Soquel
Drive and Porter Street,

Establish the visual and pedestrian
axig that will eventually link through
to the Sequel/Porter intersection.

Begin developing the River Park and
surface parking areas after residents
of the mobile home parks have been
relocated.

Develop a plaza and village
commons with landscaping and
pedestrian linkages to the creek and
across Porter Sireet,

Begin negotiations with business and
property owners to relocate out of the
flood plain area. (ITDC program and
FEMA funding may be required )

MASTER PLAN 23
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CONCEPTUAL :
LONG-TERM PLAN \
PHASE 1 .
Develop additional public facilities at the )
River Park such as; 4
1. Amphitheater *'S
2. Restrooms YE
3. Play areas f
Note: These facilities are shown for &
illustrative purposes only. The final form &
of the River Park would be a result of its &
workshop process and the hydrological f
requirements of the creek, m
4. Upper level expansion of the Porter %
Memorial Library.
'g 5. Develop a public plaza at the &
S northeast corner of the Soquel/Porter 4
Y intersection. '
b ¥
<3 .
a 6. Link the River Park across Soquel N
Drive with a surface pedestrian :
crossing and a pathway under the
new bridge, -
7. Relocate businesses from the #
floodway areas to new development -
in the western quadrants. Remave o
existing buildings and continue i
development of the River Park. t
{Requires TDC program and possibly -
FEMA funding.) Iy
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Porter Street

CONCEPTUAL
LONG-TERM PLAN
PHASE 2

1.

New structure at this location should
help to define the public plaza to the
southwest and have entries to both it
and the parking areas to the rear.
Shops should be oriented to both the
street sidewalks and to the plaza area.

New buildings in this area should
have entries to both the street and to
the parking areas behind. The
building torm should encourage
visual and pedestrian access along
the axis connecting the intersection to
the River Park. Buildings should
provide south-facing courtyards and
seating areas wherever possible.

New buildings in the flood plain area
should also conform to the Design
Guidelines on pages 36-39 of this
plan.

Develop new commercial structures
in the floodway area that conform to
the floodway building prototype
discussed on page 21 of this plan

Summary of Reductions
in Net Surface of Structures in
the Soquel Village Floodway

NORTH  SOUTH
Quadrant  EAST EAST TOTAL

Existing 8,900 6,600 15000
Net

Phase 1 5% 27% 15%

Phase 2 65% 2% 68%

Phase3  73%  79%  76%
Phased 71% 0% 7%
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CIRCULATION

Participants in the workshop design process
had a number of goals for Soque! Village which
were related to circulation 1ssues. These goals are

more fully stated in the following sections, but

three major goals became guiding principles for

the Viilage Plan.

Simply stated, they are: (a) the importance of
making the village more pedestrian-oriented, (b)
to not accommodate regional automaohile traffic

at the expense of creating a pedestrian
enviranment and a cohesive village character,

and (c) to provide adequate parking for existing

and future needs.

Achievement of these goals can be obtained

by:

(I} Establishing existing and desired
circulation routes,

(2) Integrating these routes into the existing
village structure wherever possible;

(3} Providing new linkages between areas
where none exist and re-establishing
historic circulation routes;

(4)  Altering street design and adding
improvements to emphasize the
pedestrian right-ofway;

(5) Improving vehicular traffic circulation
within the existing village structure with
minimal street widening or new
construction;

(6) Directing new development to
accommaodate and enhance these
pedestrian circulation routes.

The following sections provide discussion
and recommendaiions for pedestrian and
vehicular circulation areas

PEDESTRIAN CIRCULATION ELEMENT

The impression of Soquel Village that is felt
most immediately is the impact of traffic

congestion and the physical impact of the Soquel

Drive/Porter Street intersection dividing the
village into four separate “quadrants,” This

perception is reflected in workshop participants’

comments, such as “Soquel Village is a
circulation route rather than a destination!” and
is a perception reflected in the market survey
distributed to property owners and local

residents. This perception of Soquel Village as a

core of four unrelated “quadrants” bisected by

Soquel Drive and Porter Street is reflected in the

illustration on page 5.

Even with the negative perception of Soquel
Village as a village of unrelated parts, and as a
“route” rather than a “destination,” the Favorite
Experiences survey results revealed that 40% of
local residents’ favoriie experiences were
pedestrian related. “Walking/bicycling to town”
received 28% of the total survey vote and

-

“walking along Soquel Creek” received 12% of thy

¢
There is, then, a conflict between the negatiy_
A

total favorite experiences vote.

perception of—and experience of—iraffic
congestion and a village divided into unrelateq

residents in relationship to walking in the villag’

area. Goals for pedestrian circulation in Soque] :

g et 2 5l

&
f

parts, and the positive exxperiences of local ¥

Village, therefore, focus upon enhancing the e

pedestrian experience In the village core while

13

minimizing the physical impacts and negapve *

perceptions of traific congestion and a divided
village.

Summary of Pedesirian Circulation
Issues

The following list summarizes specific
problems related to pedestrian circulation in
Soquel Village:

(1} There is a negative perception of Soquel
Village as a “route” versus a “destination”
that does not welcome pedestrians.

(2) There is lack of a systematic, attractive
pedestrian circulation system in Soquel
Village.

(3) The lack of a systematic circulation system

which links many Village elements,
especially in relation to existing and
proposed public schools, encourages
vehicular circulation. .

{4 Existing sidewalks are not conducive to
safe, visually appealing pedestrian
circulation.

{a) Sidewalks are not wide enough mn
many locations.

(h) Sidewalks are penetrated by
driveways from individual parcels
accessing Soquel Drive and Porter
Street.

{0 Local residents and shoppers feel
“unprotected” on village sidewalks.

(&) There is a lack of pedestrian
amenities such as landscaping,

public seating, and outdoor cafes and

shops,

(¢) There is litile relationship between
existing surface parking and village
destinations and shop entries.

)  There is need for pedestrian linkages
from Main Street (south) to the site
of the proposed Elementary School
on north Main Street.

(3  Signal timing at the Soquel Drive/Porter

Street intersection inhibits pedestrian
crossing and there is poor visibility for
vehicles negotiating right turns to see
pedestrians at crosswalls.

(6) Pedestrian crossing at several village

intersections is unsafe. Several of these
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intersections are proposed for signalization
in the future (Robertson/Soquel Drive and
Main Street/Soquel Drive).
The Soquel Drive/Porter Street
intersection does not conform to State, Title
24 handicapped access requirements,
Vehicles regularly encroach on the
sidewalk at the northeast section of this
intersection where the Soquel Drive right
turn lane onto northbound Porter Street
does not have a raised curb to proiect
pedestrians.
&  Soquel Creek is not accessible as a
pedestrian, recreational resource

Soquel Village Pedestrian Goals

(1) Through a combmation of land use
guidelines, pedestrian amenities, and
sidewalk improvements, as well as
coordinated marketing strategies, diffuse
the negative perception of Soquel Village
as an environment hostile to pedestrians

2y Develop a systematic pedestrian
circulation element which links the village
quadrants, Soquel Creek, existing and
proposed public schools, and parking
areas.

(3 Improve pedestrian access to the village
care from adjacent residential
neighborhoods.

@) Provide pedestrian access in Soquel
Village which make the village an
attractive “destination,” including
coordinated surface texture treatments at
key intersections, public seating,
landscaping and wider sidewalks

(5) Improve pedestrian safety at intersections
and street crossings by:

(@ Improving signal timing at the
Soquel Drive/Porter Street
intersection to increase pedestrian
crossing time;

(b} Incorporating attractive paving
materials at key pedestrian
crosswalks, in order to define
pedestrian paths and visually alert
drivers to upcoming pedestrian
crossings,

{c)  Signalizing the intersections at Main
Street/Soquel Drive and Soquel
Drive/Robertson;

{d Synchronizing signal timing in order
to allow pedestrian “gaps” at non-
signalized crossing areas, specifically:

®

)

@&

@

e

()  Synchronize signal timing at
Soquel Drive/Porter Street and
the proposed signal at
Robertson/Soquel Drive to
improve pedestrian safety at
Daubenbiss/Soquel Drive.

(i) Synchronize signal Hming at
Soquel Drive/Porter Street
with the proposed signal at
Porter Street/Main Street to
improve pedestrian crossing
on Porter Street in the Soquel
Elementary School vicinity.

(iii) Synchronize signal timing at
Soquel Drive/Porter Street
with the proposed Main
Street/Soquel Drive signal to
improve pedestrian safety on
Soquel Drive midway between
Porter Street and Soquel Creek
in the Bagelry vicinity.

(iv} Synchronize signal timing at
Soquel Drive/Porter Street
with the signal at the Soquel
High School entry to
accommodate pedestrian
crossing at Paper Mill Road

Enhance pedestrian access across Soquel
Creek in an east-west direction by
developing pedestrian bridges at locations
where pedestrian crossings were located
historically at Bridge Street and Walnut
Street (see Soquel Creek Footbridge sketch
on page 9).

Create a linear pathway system focused
upon informal access to and enjoyment of
Soquei Creek as a natural amenity and
provide a north-south pedestrian/bicycle
pathway system linking Bargetto's Winery
to the north with the Soque] Elementary
School to the south and eventually linking
to an extended pathway system to Capitola
Village.

Coordinate existing surface parking area
with the proposed pedestrian circulation
system.

Encourage business owners to develop
“rear” entryways to their businesses
connected to existing and proposed surface
parking areas and develop rear entryways
as an atiractive amenity, perhaps
coordinated with outdoor eating areas and
marketing and promotional events.
Provide bicycle parking in all surface
parking areas.

]
See the Pedestrian Cireulation
Map on page 28

L]
See the Pedestrnian Bridge

Sketch on page 9 and the River
Park Sketches on pages 22-25
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A. Choked down mtersection at Robertson Street/Soquel Drive for increased pedestrian safety; with flush
crosswalk pavers.

B. Planned Development Opportunity Site to facilitate development of continuous sidewalks on the south side of
Soquel Drive and to relocate existing driveways away from the Robertson Street mtersection.

€. Daubenbiss House: Opportunities for the continuous development of ssdewalks on the south side of Soquel
Drive, (see pages 40 and 42).

D. Soquel Drive/Daubenbiss Avenue Opportunity Site, {see page £1).

E Relocation of SCMTD bus stop with an off-street bus pull-out and shelter, (see pages 31 and 41).
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SOQUEL DRIVE DESIGN PLAN

Soquel Drive is a four-lane, arterial street
running east-west through the heart of the Soquel
Village core. The issue of most concern for
Soquel Drive i3 the need to reconcile its
circulation function as a major mid-county route,
with iis role as Soquel Village’s “main street,”

The existing street section includes four travel
lanes and parallel on-street parking located on
the north and south sides of the street While
bicycle lanes are recommended in the 1980
County General Plan, bike lane striping is not
feasible within the ewrrent roadway right-of-way
without removing parking. On-street, parallel
parking is, in general, discouraged on arterial
streets due to the conflict between accessing the
parking spaces and the nearest travel lane.

The sidewalks on Soquel Drive, particularly
those located on the south, shaded section of
Soquel Drive, are too narrow to be attractive to
pedestrians or to balance the scale of the historic
townscape between Porter Street and

has been developed which relocates the ExXistin,
on-streef parallel parking, widens existing %
sidewalks, and incorporates continuous bicycle
lanes on Soquel Drive (see Section A-A, Soqueft
Drive Proposed Conditions). Approzimately 28
on-street parking spaces, from Daubenbiss to the
Soquel Drive Bridge, will be relocated as part of
the proposed street section, and it 1s importaps *
that additional parking is developed prior to
development of the improved street section

In order to enhance the scale and character of
the village and to provide for increased ®
pedestrian safety, all crosswalks should be !
constructed of integral pavers in concrete edge
strips. Two proposed crosswalks are located at
non-signalized intersections and provide safe
pedestrian access across Soquel Drive at
Daubenbiss and just west of the Soquel Drve
Bridge near the “Bagelry.” The existing two-way §
stop at Daubenbiss provides for pedestrian :
safety at that location. Although there is soms |

19

confusion at this location due to the lack of 2 stl:réﬁ

For these reasons, an alternate street design

T oA

- e s‘?gm’;,'

Daubenbiss. sign at westbound Soquel Drive, the increased

3

S

¥

Soquel Drive Design Plan ’
Relocate SCMTD Bus Stop »

Indicates Flush Pavers to the east; adjacent to »

Phase 1 Croaswalk with Concretle Strip Street Trees Daubenblss Avenue .
:

Phase 2 Crosswalk &
(after Robertson signallzatlon) 5

J

Daubenbiss Avenue

Malntaln ExIsting
Stop Sign

Landscaped Planters B
with Seatlng
(with existing {rees removed as

per the Townscape Design
Gudelines)

Porter Stree
SECTION B~
(See page 34"
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‘pedestrian safety at this location remains as an
important pedestrian safety feature.

Future signalization at Robertson
Street/Soquel Drive and Main Street/ Soquel
Drive should be synchronized with the 51gn_al at
Soquel Drive/Porter Street in order to provide
adequate “green time” (trafﬁc.gaps.) for
pedestrians at both the non-signalized

SOQUEL DRIVE DESIGN POLICIES

The following design principles and policies
& shall apply to all development on Soquel Drive.

" () Soquel Drive streetscape treatment should
recognize and enhance the architectural
and pedestrian scale of the village.

!’ ) Soquel Drive on-street, parallel parking
should not be removed until adequate
replacement off-street parking is provided.
() Street trees, landscaping, and “street
furniture” should be placed in locations
that enhance the character of existing

@

()

6

D

buildings and which provide appropriate

ghading and seating areas for pedestrians.

New, infill buildings on the north side of

Soquel Drive should be two story

structures with articulated facades which

take advantage of the southern exposire
and develop street level plazas and
pedestrian areas.

The historical structures on the south side

of Soquel Drive shall be preserved and

maintained (see Townscape Guidelines).

Pedestrian walkways should be developed

which provide safe, well-lighted access

between the north side of Soquel Drive
and the southern edge of Soquel High

School

Existing viewsheds which highlight

existing historic structures should be

preserved and protected, including:

(@ The viewshed west on Soquel Drive
to the Daubenbiss house;

() The viewshed east on Soquel Drive
to the Congregational church located
on the corner of Sequel Drive and
Center Street.

Center Turn Lane

Existing Structures

Contlnuous Bleycle Lane

Mid-block Crosswalk

See the Street Section A-A and dlustrations
on pages 3233 for guidelines and
street section dimensions.
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Two story Infill bulldings
with street trees

o

quel Drive logking west from the Soquel Dvive Bridge with the

‘@?nbeﬁbm House in the distance.

— Soquel Drive Street Sections A-A

SIDE  PKG 4 TRAVEL LANES

WALK

PKG SIDE
WALK

4

75"8’L11’ ln' tu' [ 10

+ 74 Right of Way

e

o = o

n =

Soquel Drive Existing Conditlons

SIDE BIKE 4 TRAVEL LANES

WALK LANE

I ]

10.5: 5’ 11!

11’ l 11’ | 11’

SIDE
waLK F—

BIKE
LANE;

95’

}

r,

—

B
s
Fll
'
g‘.
-
ol

A

Soquel Drive Proposed Conditions

The Proposed Strest Section for Soquel Drive (Section A-A} 15 shown
1n plan on the Soquel Drve Design Plan on pages 30-31.
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PORTER STREET

Porier Street (Old San Jose Road, north of
Sequel Drive) is a major arterial street running
north-south through Soquel Village, connecting
Capitola and State Highway One to the south
with Soquel High School and Summit Road {to
San Jose) to the north, Porter Street is
particularly important to the scale of Soquel
Village since it visually and spatially bisects the
village core. Maintaining a street width which is
perceived by pedestrians as safe and supportive
of pedesirian circulation and which preserves
the “village™ scale of Soquel is crucial to the
success of the Soquel Village Plan.

Porter Street, south of Soquel Drive, should be
maintained as a three-lane street with continuous
bicycle lanes and on-street, parallel parking
located on the west side of the street. The street
section accommodates vehicular circulation
needs while maintaining a pedesirian crossing
distance of from 42-45 feet at key crosswalks and
helps to preserve the character and scale of the
village.

Porter Street, north of Soquel Drive, should be
maintained as a four-lane street section with
continuous bicycle lanes and with no on-street
parking. While pedestrian crossing on this
section of Porter Street is important, the key
element in terms of improvements and design
guidelines is the development of a strong north-
south pedestrian system which links the village
core with Soquel High School and the residential
areas north of the village.

==

+ 45’

Porter Street Street Sectlons B-B
(South of Soquel Drive)

PKG SIDE
WALK

Exlating Street Sectlon

Proposed Strest Sectlon

Porter Street
{Snuth of Soquel Drive)
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PORTER STREET DESIGN GUIDELINES

Porter Street
(South of Soquel Drive)

() Porter Street shall be maintained as a three
travel lane section with continuous bicycle
lanes, parallel parking on the west side of
the street, and should incorporate drainage
and grading improvements as required.

@ New construction, including major
building additions, should preserve and
maintain the existing character in Soquel
Village by: o

(® The unique scale created by distinct,
detached one and two story buildings, with
low gable roofs and pedestrian passages
between buildings should be preserved

(b) Existing views to the foothills over and
between buildings as well as view
corridors to the proposed Soquel Creek
Linear Park should be preserved,
integrating view corridors into required
open space for new project applications,
encouraging decks and outdoor seating
areas which take advantage of viewsheds,

{3) The use of street lighting unique to each
parcel or building should be retained in
this area.

(4) Shared, cooperative parkung behind
buildings, which includes shared
driveways, should be required of all
building applications, where feasible.

Soquel/0ld San lose Road
{North of Soquel Drive)

ey

@

@3

@

@
®

Design Guidelines:

Where feasible, commercial buildings
should be built to the front setback line
with parking behind buildings or screened
by landscape elements.
Combined-cooperative parking and shared
driveways should be required, where
feasible,

Pedestrian access should be developed
which links the front of buildings with the
public sidewalk; a continuous sidewalk
system which links the Village with Soquel
High School and the residential
community to the north should be
developed.

Buildings on the east side of Porter Street
should provide pedesirian entryways from
Porter Street as well as from the proposed
Soquel Creek Linear Park and the
pedesirian circulation between buildings
should be encouraged,

There shall be a two story height limit
Adaptive re-use of historie, industrial
buildings for retail/office uses should be
encouraged; mixed use structures with
residential nses on second floors should be
encouraged.

F eI

N

Porter Street/0ld San Jose Road
{North of Soguel Drive)}

52' Crogsing Distance

-
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Existing Townscape Elevation on Soquel Drive
(at the south side of Soquel Drive between
Porter Street and Daubenbiss Avenue)

Remove Existing Trees
I SEE PAGE 38 [4} S
=]

SoquUEL FINANCIAL CENTER
N " s

- & =

YDELI ¢4
I

ik

5,

v

SOQUELI'S

H

SOQUEL FINANCIAL CENTER

0DD FELLOW HALL

[ ]
See the Onginal Soquel Village
Sub-Drvision Map on page §2
and the Sequel Historic
Evolution Map on page 83
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TOWNSCAPE GUIDELINES

The south side of Soquel Dtive between
Porter Street and Daubenbiss Avenue contains
the most important streetscape in Soquel Village
because of the architectural and historic
significance of the buildings which comprise the
west portion of this block. Soquelis (built in
1936), The Soque! Financial Center (circa 1928),
and Odd Fellows Hall (circa 1925) combine to
create an interesting and diverse combination of
“moderne” and “Spanish colonial revival”
architecture. Soqueli’s is the location of the first
store in Soquel Village. While there are other
important historic structures in the village area,
this biock is the only historic streetscape.

The intent of this Plan is to preserve and
enhance the existing historic townscape facades
while providing design guidelines for private re-
investment on the rest of the block. The existing
buildings located between the Odd Fellows
Building and Daubenbiss Avenue have no
historic importance and could when remodeled
extend the architectural rhythm and character of
the historic streetscape.

Because the exdisting historic structures have a
more urban quality and are two or three stories
in height, remodeling on the west side of the
block could be developed to two stories and stil]
remain in scale with the historic structures on the
eastern section of the block. Future building
heights, however, will be determined by
available long term parking, and at this time, it
appears unlikely that enough on-site parking
could be provided to ensure the development of
two story structures in this location

Townscape Design Guidelines

O

&

3

The historic facades of the Soqueli’s
Building, Soquel Financial Center, and
0Odd Fellows Hall should be preserved.
Future development of the western portion
of this block should be developed to
complement the massing, rhythms, and
facade treatment of the historic townscape
(see the Massing Diagram on this page),
including:

(@ Materials utilized for facade
constniction or remodeling should
be either stucce or masonry, with
wood utilized for miner facade
treatment only.

(b) Roofs shall be ilat with parapet or
“false front” front elevations with all
roof mounted equipment screened
from view,

() The height of remodeled front
parapet walls shall be varied to
create a more diverse and interesting
townscape facade treatment.

(d) Wherever feasible, facade treatment
for each storefront should be
symunetrical. Two story
development can be accommodated
it parking is provided.

If the western portion of the block is

developed to two stories in height,

individual property/business owners
should be encouraged to coordinate
elevator access to the second floor in order
to facilitate handicapped accessibility to the
second floor.

Guidelines continued on page 38:
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Maxdmum height of new consiruction.

‘Yary bullding heights to express Individuality,
" ‘5og the massing dlagram below.

AT

- Existing horizontal emphasls In this section of the block

should be changed to vertical.

id

Sloped roof and wood shakes are out of character with the
block and should be replaced with parapet wall,

Conslder rounding comer here If new bullding ls constructed.

e

Sonti

'@'.‘ e
RISTORANTE. ITALIANG B | | |
S

i

————

|

N
[l | l

FlTRTW] _m

R Ty

—

LYY

I

N

T T T LT

[ il
T

iy

&
i |
b Building Massing Analysis
5
i 0DD FELLOW HALL
3 AT A= B -
< FINANCIAL
% SOQUELTS CENTER n Ll —
; e
Gl :
O | - O 0
-t [
3 ] J
‘ MASSING DIAGRAM Appropriate bullding massing and proportions sheuld enhance
o Historic character of this sectlon of block o be preserved,

and reinforce the historic building facades,
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Preserve Historl¢ Townscape

|

Thisa sectlon of the block e2n be remodeled (through
private relnvestment! or rebuilt In whale or partsin
accordance with Village Plan guldelines.

|

T~ =

a 20 ¥o
PLAN OF BLOCK I
showling existing entries, proposed planters and SCALE
widened sldewalks.

MASTER PLAN 37




38 MASTER PLAN

(4} Due to the narrow sidewallk configuration,
northern exposure and the potential for
visually screening important historic
architectural elements of the existing
building facades, existing street trees
should be removed and replaced with
landscaped planters as illustrated on the
plan on this page. Soquel Drive street tree
planting should focus on the northern side
of the street which receives continuous
solar exposure.

Design Guidelines for New Canstruction
and Remodeling:

{1)  Eniries’ The primary entries to new
buildings should be oriented toward the
street and pedestrian access from
sidewalks. Commercial storefront entries
should be recessed and salid or residential
doors should be avoided,

{2)  Parking: Major parking areas should he

located behind buildings, with parking and

circulation beside buildings as a second

choice, Parking areas between the sidewalk

and the front of buildings should be
avoided.

(®  Height: The maximum building height is
two stories unless noted otherwise in a
specific plan area.

(@) Form and Scale: Buildings which have
more than 40 linear feet of sidewalk
frontage should provide a rhythmic
division of its facade and massing.

(5 Roofs: Residential roof forms and materials

(gables, hips, sheds, and wood shakes and
shingles) should be avoided for
commercial buildings,

{8 Sidewalk Coverings Comunercial busldings

should provide a covering over the
sidewalk at the main pedestrian entry for
both sun and rain protection. Buildings
whose entries face north should have
coverings which do not project out more
than three feet. Awnings should not be the
dominant facade feature of buildings.

() Additions: Additions to existing buildings
should preserve existing historic features,
preserve the character of the existing
building, and not make a visual distinction
between the new and the old.

Design Guidellnes for Street Furnishings

Providing street furnishings makes the street
a more attractive place for pedestrians and
encourages them to come to the downtown area
The selection of furpishings should be made at
the time a project is implemented to avoid a
monotonous and uniform image, and should
include input from both the community and
business persons effected.

There are three principles to follow in
selecting street furniture:

{) Choose materials that are sympathetic ig

the surrounding buildings. Pay attention g

color, scale, and texture. Most of the
elements should blend with the street

scene. Express the natural characteristics of

the material whenever possible.

(2 Coordinate street furniture so that
individual items appear as members of
family. For example, select wooden

benches to be combined with planters thag

are made of wood. Use standard
dimensions or modules to simplify

'

construction ang to give visual unity to the

elements.

(3) Place the furnishings where they are most
needed. Choose locations on the sidewalk
that will not obstruct pedestrian
movement, Notice if each location is in the
sun or the shade and provide protection
from the winds.

Bicycle Racks:

Bicycle racks for new buildings are required
by County Code. These should be located near
building entries whenever possible, In addition,
bicycle racks should be provided as a part of
public improvements to pedestrian areas within
the community commercial area and at all
public buildings and parking lots. Racks should
be easy to use and have the capacity to accept a
wide variety of different lock types without
darnage to the bike.

Lighting:

The quality of street lighting 15 extremely
important in establishing a sense of pedestrian
scale Lighting must not only provide sufficient
light intensity for motorists on the street but aiso
create an attractive visual environment for
pedestrians Keep in mind the color, location,
and intensity of ight along the street. Shorier
poles that are spaced close together provide a
level of light intensity equal to that of tall, high-
intensity lamps that are spaced farther apart,
Smaller scale lights indicate to drivers that they
are entering a different type of street
environment. They can also use incandescent
lamps which provide a much better color
rendition of both flesh tones and window
merchandise.

Merchants should be encouraged to install
timers on window display lighting to provide
arnbient Lighting for pedestrians and to enliven
the commercial area.

Lighting Design Recommendations:

The issue of street lighting for Soquel Village
needs to be assessed in terms of the village
plan’s goals to maintain pedestrian and village
scale, while providing adequate lighting for
Soquel Drive and Porter Sireet. Several general
recommendations for street lighting are requirad,
therefore:
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(1) Pedestrian-scale night lighting is most
effectively provided by storefront and
window display lighting which also helps
promote browsing and shopping. It is
recommended that the newly formed
Parldng District and the Soquel Chamber
of Commerce, coordinates storefront night
lighting and displays with prometional
events and activities.

@ The current sireet lighting on Porter Street
focuses on individual businesses
providing pedestrian scaled sidewalk
lighting that is unique to each business or
development. This approach helps to
maintain the village scale and provides
adequate pedestrian lighting. Storefront
lighting cannot provide night lighting on
Porter Street because most businesses are
set back too far from the sidewalk.

(3  Street lighting for both Soquel Drive and
Porter Street which serves the lighting
requirements for automobile traffic and
safety is a separate issue from pedesirian
scale lighting. Soquel Village's wide sireets
and the stucco/masonry architecture
which dominates Soquel Drive, requires a
sturdy Hghting fixture which can balance
the existing architecture. In this sense, the
wood highway lighting utilized in the
Felton Town Plan and in Capitola Village
would be inappropriate, Therefore, it is
recommended that street lighting in Soquel
on both Porter Street and Soquel Drive be
either:

{a)  concrete light poles with metal cobra
head lights, or

{t) the existing cobra head metal poles
painted a deep forest green, such as
the street lighting in the San
Francisco Presidio or Golden Gate
Paric. Painting the existing street
lighting would be a one-time expense
with repainting required every 7-10
years. Initial painting could be
funded by the County’s capital
improvement program, with
mainienance pamnting by the Parking
Distzict.

Seating:

Downtown seating areas help create an
inviting amhbience for pedestrian use Benches
should be placed in areas such as small niches
or out of the way spaces that adjoin pedestrian
routes. Where space is available, cluster
furniture, including benches, wasie receptacles,
and planters. Benches with backs are preferable.
Be sure that they drain well and don't collect
water; seats made of wood slats are
recommended. Benches should alse be
compatible with other street furniture.

Sireet Trees:

Street trees are essential for color, texture, and
shade. They also help to replenish the oxygen
supply. Deciduous trees register the change in
seasons and provide variation in leaf color from
spring to fall. When spaced evenly along the
edge of the sidewalk, street trees establish a
visual rhythm that creates a sense of continuity.

Street tree planting programs are a substantial
investment, but once established, are a major
townscape asset. However, polluted air, poor
drainage, and inadequate space and air for root
development all combine to make the life of the
street tree more diffcult, Therefore it is of
primary importance to exercise care in planting
trees and to establish a permanent maintenance
prograr.

General Tree Guidelines:

(1) Select two or more species of trees and
alternate their planting aleng the street. If
disease strikes one species, only half of the
trees will be damaged and there will not be
a total loss of vegetation. In addition,
species can be selected so that one will
blpom in the spring while the other
displays colorful fall foliage.

(2) Tree roots need exposure to air and
moisture. As a general rule, the space
underneath a tree should be open as far as
the spread of the branches overhead. Such
large openings may be impossible for
street trees, but the rule argues for the
selection of species with columnar forms,
and for pulling the paving areas as far
away from the irees as possible. Use
porous paving materials or grates
underneath trees.

Street trees are the first stage of a planting
program; shrubbery and flowers may also be
used in planters along the street. They provide a
second scale of foliage and as an opportunity for
greater variety in color and texture, Flowers in
planters may be changed throughout the year,
maximizing the color on the street.

Planters should be compatible with the other
street furnishings. For convenient maintenance,
they should be designed in two pieces; an outer
shell, coordinated with the color and materials of
other street furniture, and an inner pan to hold
the plants and soil. When possible, use planters
to frame a bench. This gives a sense of enclosure
and helps define the area as a place for sitting.

Mo planting should be installed without a
program for maintaining them. Nothing looks
worsge on the street than a string of barren
planters or beds of wilted flowers.

Rext continned on page 40,
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Waste Receptacles: Accessibility:
Distribute waste receptacles generously at All facilities and street improvements

uniform intervals along the street. Put additional installed in the village should meet all State
containers at places where people linger, such as standards for accessibility by the disabled
seating areas and bus stops. Waste containers Whenever possible, the elements required to

should be designed in two parts with an outer meet these standards should be integrated intg

shell made of materials that match the other the total design (i.e., “stramps” instead of

street furniture, and an inner liner to contain the geparate stairs and ramps). Careful consideration

refuse and provide for ease of servicing. of these issues will make the village
environment more desirable for all its users

Water Fountains: including the elderly, infants in strollers, and

delivery persons, as well as the handicapped,
Water fountains welcome visitors and
encourage walking through the village. Place
fountains at points of high use, in plazas and

along walkways in the river park. Daubenbiss House
(I} This parcel should remain zoned RM-3,
Crosswalk Pavers: allowing multi-family uge, or professional

offices with a conditional use permit.
Public Works, the Redevelopment Agency
and Planning Departrment shall work with
property owners to develop an easement
for the construction of a retaining wall and
sidewalk to facilitate pedestrian circulation

Pavers used at crosswalk areas must: (1) be )
flush with the adjacent paving; (2} have a
minimum skid number of 0.45; (3) be contained
within a cast concrete perimeter to prevent
loosening; and {(4) have small, tight joints to
accommadate wheelchairs and strollers
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(stamped textured concrete is not acceptable).

on Soquel Drive linking the Robertson
Sireet area with Daubenhiss,

Historic Daubenbiss House
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soquel Drive/
Daubenbiss Avenue Site

This location provides a unique opportunity @)
to link the historic Daubenbiss House to the west

with the historic ratail/tovmscape to the east, 'I"he
: following design guidelines should be utilized in ®
developing and reviewing new construction at

_ this location:

{®
() Install sidewalks and a SCMTD bus
pullout and bus shelter integrated with the )
% , design and site planning of the proposed
PR building.
: % (9) Provide an entry from Sequel Drive to the
R second level of the building. ®)
s {3 Parking should be to the rear or south
portion of the site or under the building
and screened from Soquel Drive,

If feasible, ground level access and

pedestrian entry should be accommodated

on Daubenbiss Avenue,

Building height shall not block views of the
Daubenbiss House and there shall be a two

story maximum height,

There shall be a 15 foot minimum setbaclk

from Soquel Drive.

Rooftop decks with views to Soquel Drive,

Daubenbiss Avenue and the proposed
Soquel Creek Linear Park should be

encouraged
Driveway arrow should be at least 120°

distance from Soquel Drive

Sidewalk with pedestrian bridge
from second floor

Soquel Drive/Daubenbiss Avenue Opportunity Site

SCMT Bus puil-out with bus shalter
integrated with bullding design
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VILLAGE ENTRYWAY DESIGN GUIDELINES

Soquel Prive West Entryway
Design Guidelines:

r—"-'»ni.,_‘{z-eﬁ%

(1) New construction, utilities, roof top
mechanical equipment and/or signage
shal] not block views of the Congregationai
church or the hillgides.

() Mechanical equipment on rooftops shall be
screened from view by architectural
elements which complement the scale and
design of existing historic structures.

(3} Pedestrian circulation linkages from
Robertson and from the southern tip of the - et

S E“i? N

N TaET
B

O'Neill Ranch should be emphasized. o

TR

Existing Soguel Drive West Entry

1.2 %

Yo e TiwE

P g

Soquel Drive West Entryway Sketch
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el Drive East Entryway
Design Guidelines:

Preserve the heritage Oak Tree on the (31 No buildings, additions, utility poles, street
north side of Soquel Drive (see llustration lamps or other structures shall be located
below) and install 2 white picket fence so that the views of, or scale of the

around the base of the tree. The picket Congregational church is diminished in
fence shall be designed to conform to the any way.

historic architectural character of the {# New buildings in the immediate vicinity of
Congregational chureh. the Cengregational church should

An entryway Inking the heritage oak tree complement the historic character of the

to the south side of the street shall be church by utilizing compatible materials
consiructed of integral pavers o alert and should be at a scale similar to that of
motorists ta slow down and announce the the church.

entry to Soquel Village

'Saquel Drive East Entryway Sketch

Congregational
Church

Rough texture In roadway to denote ﬂ:a}\
entry~this Is not a pedestrian crossing

L- Entry sign and (andecaping

e Cuth expansion and fence
(55 around existing oak troe
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See the Original Soquel Village
$Sub-Division Map on page $2
and the Soquel Historic
Evolution Map on page 83.

44 MASTER PLAN

HISTORIC PRESERVATION

INTRODUCTION

In order to integrate the historic character of
Soquel Village into the revitalization of Soquel,
an analysis of the evolution of building patterns
in the Soquel area was developed.

A comparizon of the current land use
patterns, street system, and parcelization in
Soquel Village as compared to the 1888 map of
the Town of Soquel prepared by Wright, Bennet,
and Healy indicates that in general, Soquel
Village has refained the originai village form
which has attracted people to this mid-county
location over the past 150 years. Significant
changes from the 1888 map to current conditions
include:

(1)  Bridges which crossed Soquel Creek at
Bridge Street and Walnut Street have been
removed,

{2) Main Street has been realigned to connect
with Porter Street south of Soquel/Wharf
Road.

(3) Daubenbiss Avenue was added as a north-
south connection from Soquel Dedve to
Walnut Street after 1888,

(4}  Porter Street has since been extended
straight northward, rather than via Paper
Mili road as illustrated on the 1888 map.

{5)  Porter Street has since been extended due
south to Bay Street in Capitola; historically,
Soquel/Wharf Road was the aceess road
from Soquel to Capitola. Original street
locations as illustrated on the Original
Subdivision Map of Sogquel (1838) on
page 82, indicates that the focus of
development in Sogquel Village was
essentially located on either side of Soquel
Creek and linked with bridges at a
minimum of three locations, The village
commercial core has always been at the
intersection of Soquel Drive and Porter
Street, and the Main Street area both north
and south of Soquel Drive has historically
been the focus of residential development.
Prior to the early 1890s, these two locations
were linked by three known east-west
bridges; the Sogquel Drive bridge and
bridges at Walnut Sireet and Bridge Street,

Soquel Village' Plan objectives are to preserve
and protect the historical commercial and
residential areas and to re-establish the
cennections between them,

HISTORIC PRESERVATION OBJECTIVES:

(1} Preserve and enhance the historic
townscape on the south side of Soquel
Drive, west of Porter Street, and including
the Soqueli's building, Soquel Financial
Center building, and Odd Fellows Hall
building (see the Townscape Elevation on
pages 36-37}.

@

)

@

GUIDELINES FOR HISTORIC
COMMERCIAL STRUCTURES:

@

@

@

@

-ud -'“”E‘—m-‘ Vil oL ?}-

Preserve and enhance the existing historig’
residential community in the Main Streey
area and develop pedestrian amenifies
which link the Soquel Elementary Schog} '
area with the proposed North Main Street
School, thereby creating a pedestrian log
system from the propesed Walnui Street *
bridge to the Bridge Street pedestrian = &
bridge. 3
Preserve and enhance the views and scqlg™
of key historle structures which frame &
entry points to Soquel Village, inclucing #
the Daubenbiss House (see the iliustrationg.
on page 40), Sequel Congregational Chur
(see the illustration on page 43), and
Soquel Elementary School

Re-establish the pedestrian connections
between the Soquel Village commercial &
core and the historic residential area east of
Soquel Creek by: providing wider 3
sidewalks on Soquel Dirive and pedestrian
amenities such as seating areas and
landscaping; providing continuous bicycle,
lanes on Soquel Drive, and developing
properties adjacent to the Soquel
Congregational Church to reflect the scale
and character of the church and adjacent -
historic residential fabric; providing ’
pedestrian bridges as illustrated on page 9 ’;,,,
at Bridge Street and Walnut Street; re-
establishing Soquel Creek as a focai point
in Soquel Village and as a natural link
between the commercial and residential
areas of the Village,

s

“ g e en e e R

Historic commercial structures should
retain their unique character; any additiong
or remadeling should reflect the exising &
architectural character of the structure. ™
New uses on the second floor of existing
historic structures which take advantage of
views to the Soquel Creek and foothills
should be encouraged. ;
Additions to the Soqueli’s Building shouldy
carefully maintain the “deco” curve in the
building which negotiates the Porter 3
Street/Soquel Drive intersection and *
creates the “soft” turn of the corer which *
contributes to the softening and pedestnaﬂfr
scale of this intersection location. Two ¢
alternatives for second floor additions to :
the Soqueli’s Building are illustrated on |
page 45. .
Additions and/or alterations to existing -
structures should utflize simnilar materials, °
forms, and details and should maintain the
character of the existing structure.



Adaptive re-use of existing historic
structures should be encouraged; the
addition of “rear” doors providing direct
access to surface parking lots should be
encouraged and integrated into the historic
design of the building.

L 6

Facade modifications to the
Soqueli’a/Soquel Financial Center biock.
including adiacent buildings without
historic value, should reflect the scale,
thythm, and materials of the existing
historic structures; see the Townscape
illustrations on pages 36-37. 4

GUIDELINES FOR HISTORIC RESIDENTIAL

The historic character of the “Main Street”
historic area should be enhanced and
maintained,

The 1989 state certified Local Government
Historic Grant should include a historic
analysis and survey of the Main Street
histaric residential area for conformance to
local, state or national historic status. Local
residents should participate in this process
and make recommendations to the County

)

Historic Resources Commission and Board
of Supervisors outlining the benefits of a
Historic District, Conservation Area, or
Village Preservation Area fecused on
preserving the character of the historic
residential community and defining the
boundaries of the preservation area.

The portion of Soquel Drive entering the
Village from the east and adjacent to the
Main Street residential area should reflect
the character and scale of the Main Street
residential area and the Soquel
Congregational Church

Landscaped entry chokers should be
installed on Main Street to slow down
traffic, identify the entries to the historic
residential area and provide a separation
between commercial and residential uses.
Development in the residential historic
area should be limited to structures one or
two stories in height to reflect the character
and scale of the existing Victorian and
Bungalow styles in the area. Structures
should be designed so that the massing of
buildings and roof gables appear as
individual units.

a
See the Soquel Village Plan

Implementation Chart on
page 48,

Soqueli's Building

Alternative addition sketches for the second floor
of the Sequeli's Building should maintain the
“soft,” art deco curve and focus views on Soquel
Creek. See “Guidelines for Historic Commercial
Structure” (3) on page 44.
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See the Soquel Village Plan
Implementation Chart on
page 48,

46 MASTER PLAN

SOQUEL VILLAGE
IMPLEMENTATION PROGRAM

The following projects are proposed to

implement the Soquel Village Plan, Over time,

other necessary projects may also be identified
to further the goals of the Soqual Village Plan.
The timing of the projects on this list is

dependent on funding, logical sequence of work,

and the opportunities for coordination with

private development and public improvements.

Pedestrian safety improvements must have the
highest priority, but other circulation and
business improvements will take place as
determined by the Board of Supervisors with
input from the community.

PHASE ONE

General:

* Develop a detajled street landscape, lighting,
and signage plan for Soquel Drive, Porter
Street, and Soquel-San Jose Road.

¢ Prepare a River Park Master Plan to
implement the Flood Plain Management
Alternatives recommendations,

« Adopt design guidelines and commercial

development standards for permit application

review.

¢ Develop architectural guidelines utilizing
existing architectural features to preserve and
enhance the historic and village character of
downtown Soquel.

» Investigate the feasibility of a historic district
program for the Main Street area including
property owner incentives, lighting, and
signage standards, and the feasibility of a local
or stale conservation district.

Business Improvements:

» Establish a business improvement
organization to promote Soquel Village as a
core commercial area.

¢ Develop a residential relocation plan and
negotiate for purchase of the mobile home
parks, with the southeast guadrant as a
priority.

T Eeen @t §F

o5

- s

s Develop public, shared parking facilitjes
consistent with streetscape and desigm
guidelines developed in this plan,

* Establish a parking district, area, or other
organization to provide taintenance and 3
operation of public parking facilities ;

* Begin negotiations with property owners to-
develop each quadrant with shared parking
access, courtyards, and walkways connecting”
to the river park as described in the plan,

¢ Develop a business relocation program to
provide incentives to businesses and prope%y
owners to relocate outside of the flood plain, :

o

Circulation

Pedestrian:

e Complete crosswalk striping and
supergraphics at pedestrian intersections.

¢ Design and construct pedestrian bridges at
Walnut and Bridge Streets. :

e Acquire easements for, and constriict portions
of pathways and 2 Hnear park along Soquel
Creek from Soquel Elementary School to

w r‘;wfﬂa—a e g e

Bargetto's Winery, &

« Begin puchase and removal of minor i
structures on the west side of Soquel Creek fay
the eventual development of the river g
pathways. ;g

¥

Porter Street: W
= Complete preliminary engineering. -

» Widen Porter Street to three trave! lanes with }

on-street parking on one side of the street, !
sidewalks, curbs, gutters, re-contour street and”
drainage. ;

s Create pedestrian improvemenis including 1-."
curb, gutter, sidewalk and street trees, d
benches, planters, and integral pavers at J
connection to river park. i

« Develop a transition between the Highway 1 %.
interchange and the village which o
incorporates village entry signage ;g

Soquel-San Jose Road: e

» Complete preliminary engineering f

* Widen Soquel-San Jose Road to three lanes 3
and construct drainage and circulation '
improvements. éﬂ
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sidewalk on the west side of the street and

Court
Design and constract northern entryway.

the commercial core.

_Complete the sidewalks between Main Street

and Center Street

Design and construct 2 replacement for the

! Spquel Drive bridge over Soquel Creek.

. Design and construct the east and west

s entryways on Soquel Drive incorporatin_g the

¢ Heritage Oak into the east entryway design.

& Construct Soquel Drive commercial core

improvements including widened sidewalks,

~picycle lanes, relocation of the bus stap,

s removal of on-strest parking, street trees,

planters, and benches.

“Instal] integral pavers at key pedestrian

locations such as the Soguel/Porter,
Daubenbrss, Main Street, and east entry

Robertson to Daubenbiss
ignalize the Robertson Street/Soguel Drive
ntersection.

t’{uel,’Porter Intersection:

Construct intersection improvements and
Festripe lanes to result in proper left turn
ovements, pedestrian safety, and
breservation of historic buildings.
Eonstruct handicap access at the northeast
feurh of the Soquel Drive/Porter Street

.%tersecﬁon.

Modify the signal phasing for the Soquel
Drive/Porter Street mntersection to improve
'Egdestrian safety and reduce pedestrian
~fralting.

“nstall integral pavers.

&

m@! Street:

Aa

alize the Maip Street/Soquel Drive
lersection.

=

Tl

£

gt

i

e

-
Lig

Construct pedestrian improvements including

integral pavers at Paper Mill Road and O'Neill

:Pmpare a streetscape plan for Soquel Drive in

« Install landscaped chokers at the entry to the
Main Street historic district.

o Install integral pavers at the Soque] Drive
intersection.

« Provide signs or other improvements
recommended by the historic district
program.

PHASE TWO

s Continue development of the River Park,
extend pedestrian pathways and bikepaths to
the northwest quadrant.

» Tevelop a plaza and village commons with
landscaping and pedestrian linkages to the
creek and across Porter Street.

« Encourage the conversion of existing
industrial uses into commercial uses that
connect to the river park with courtyards and
wallkways.

 Begin developing the river park and shared
parking areas when the residents of the
mobile home parks are relocated.

e Establish the visual and pedestrian axis that
will eventually link through to the Soquel
Drive/Porter Street intersection.

¢ Complete pedestrian pathways between the
village, the O’Neill Ranch, and Soque) High
School.

PHASE THREE

« Develop additional public facilities at the river
park such as restrooms, play areas, and an
ampitheater.

« Expand the Porter Memorial Library.

¢ Develop a public plaza at the Soquel
Drive/Porter Street intersection.

e Link the river park across Soquel Drive with a
surface pedestrian crossing and a new
pathway under the bridge.

¢ Confinue to develop shared access, parking,
and walkways between businesses.

» Develop a public courtyard and parking in
the southwest quadrant.

[ ]
See the River Park Concept
Sketches on pages 22-25
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The Soquel Village Plan has
five major Planmng objectives.
They are: flood management;
establishing a pedestrian-
oriented environment;
improving design review of
private development projects,
land uge compatibility; and
econgmic development.

The planmng objectives, and
the implementation measures
related to them, are described
n this chart.

48 MASTER PLAN

SOQUEL VILLAGE PLAN IMPLEMENTATION CHART

Implementation Measure

1. Transfer commercial uses at the southeast quadrant to the
northwest quadrant; establish a transferable development credits
(TDC) system and utilize FEMA property acquisition program
funds.

2. Replacement of Soquel Drive Bridge with flood- accommodating
bridge.

3. Re-analysis of Soquel Creek hydrological system.

4., Relocation of habitable uses from the floodway/flood plain.

Lead Responsibility

Planning Dept.
Redevelopment Dept,

Public Works Dept.

Planning Dept.
(Flood Control & Water
Conservation District)

Redevelopment Dept.

1. Soquel Drive redesign.

2, Traffic improvements.

3. Reorient comunercial uses and pedestrian activities toward Soquel
Creelt.

4. Create alinear pathway/open space along Soquel Creek.

5. Dhrect views of second story commercial activities toward Soquel
Creek.

6. Install pedestrian bridges at Bridge Street and Walnut Avenue
Soquel Creek crossings.

fopn e

1. Establishment of Architectural and Site Design Guidelines
2. Establishment of Historic Residential District

1. Rezonings and General Plan Amendments recommended in the
Plan.

2. Zoning Ordinance text amendment to allow relocation of mobile
home residents to similar, affordable housing.

3. Zoning Ordinance text amendment to allow flexible flood plain
regulation.

Planning Dept.

Redevelopment Dept.
Redevelopment Dept.

Redevelopment Dept.

Redevelopment Dept.
Planning Dept.

Redevelopment Dept.

Flanning Dept.

1. Main Street coordinator to assist in plan implementation and
creative financing.

2. Public parking lot construction/management.

Radevelopment Dept.

Redevelopment Dept.
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a
The Sogquel Village Plan has

five major Planning chiectives.

They are: flood management;
establishing a pedestrian-
oriented environment;
mproving design review of
private development projects;
|and use compatibulity; and
economic development.

The plannung objectives, and
the implementation measures
related to them, are descnbed
in this chart.

48 MASTER PLAN

SOQUEL VILLAGE PLAN IMPLEMENTATION CHART

Implementation Measure

1. Transfer commercigl uses at the southeast quadrant to the Planning Dept.
northwest quadrant; establish a transferable development credits Redevelopment Dept,
(TDC) systemn and utilize FEMA property acquisition program
funds.

2. Replacement of Soquel Drive Bridge with flood- accommodating Public Works Dept.
bridge.

3. Re-analysis of Soquel Creek hydrological system, Planning Dept.

(Flood Control & Water

Conservation District)

4  Relocation of habitable uses from the floodway/flood plain,

Redevelepment Dept.

1. Soquel Drive redesign. Redevelopment Dept.
2. Traffic improvements. Redevelopment Dept.
3. geonifnt commercial uses and pedestrian activities toward Soquel Redevelopment Dept,
reek.
4. Create a linear pathway/open space along Soquel Creek. Redevelopment Dept
5. Direct views of second story commercial activities toward Soguel Planning Depil.
Creek.
6 Install pedestrian bridges at Bridge Street and Walnut Avenue Redevelopment Dept,

Soquel Creek crossings.

1. Establishment of Architectural and Site Design Guidelines

Planning Dept.
2 Establishment of Historic Residential District

Flanning Dept.

1 Rezonings and General Plan Amendrments recommended in the Flapning Dept.
Plan.

2. Zoning Ordinance text amendment to allow relocation of mobile Planning Dept.
home residents to similar, affordable housing.

3. Zoning Ordinance text amendment to allow flexible flood plain Planning Dept,

regulation.

creative financing.

2, Public parking lot construction/management. Redevelopment Dept.
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50QUEL VILLAGE GENERAL PLAN
AND ZONING AMENDMENTS

(NTRODUCTION

 When a village is as developed as Soquel's
and zoming oOr general plan _dqsigna’nom do not
Hirectly correspond w1th existing land use, this
condition is generally intended to act as an
ncentive device used by lqca] government to
= adually change land use in certain areas to
ther uses deemed more appropriate as )
3etermined by community social or economic
goals and objectives.

« Through the community workshop process
and by reviewing land use conditions in the

§ yillage area, the recommended land use
%iﬁ?ﬁassiﬁcauon changes listed below have been
i

¥ Jopted as part of this plan. In general, the
%y rdhanges are intended to recognize the
ﬁi‘edominant land use in an area and to reinforce
iHeir exsstence and enhancement For example,
there a popular restaurant is located but the
feneral Plan illustrates a residential land use
Hlassification (Area 4), it is recommended that
the General Plan be amended to show a
icommunity cormercial” land use classification.
#%." The following areas received General Plan
#ind/or Zoning Amendments as part of the
mplementation program of the Soquel Village

. Each area identified for a change in land
i5e classification is illustrated on the map on
page 52, All flood-prone properties (within 100
year flood plain} have been rezoned with the

H, geologic hazards, combining district,
ik,

AREA 1: Paper Mill Subdivision

& ‘This is the area of the Paper Mill subdivision
o0 Soquel/Old San Jose Road, across from
voquel High, where lot sizes range from 5,000 s.4.
0 6,000 s.f. The current zoning designation is
k-4, a mult-family zoning district. It 1s
tecommended that the zoning be changed to be
nore consistent with the existing, predominant
il use in this area,

o

ﬁEA 2: Lands Adjacent to O'Neill Ranch

is area is designated medium density
ential as the planned land use. The area is
giectly across from Robertson Street on Soquel
Ve where a trailer park exists. Multi-family
£ and single family use are also situated in
i-area. Due to the high velume of traffic and
ted noise problems, the area could be
isidered for service commercial or

essional office use However, given the

nt land use mix and County policy to retain
dable housing opportunities wherever
2le, no land use classification change is
ended, There also appears to be
lent lot depth and elevational difference

from Soquel Drive whereby noise attenuation
design measures could be achieved for an
improved residential environment. The existing
RM-3 “frontage” zoning should include the entire
parcels covered by this district. This zoning also
acts to limit and define the village as a separate
commercial district from the 41st Avenue sirip

AREA 3: 0ld Mill and Heart of Soguel
Mohile Home Parks

These areas of mobile home parks are
situated within the floodway of Soquel Creek
where a significani flood hazard exists. Therefore,
it is recommended that the existing zoning in
both areas (RM-2 for 0ld Mill and C-2 for Heart
of Soquel} be combined with the “GH,” geclogic
hazards zoning classification to reflect the flood
hazard involved (The GH designation is
primarily a notification to property owners that
flooding is possible, It allows existing uses, such
as mobile homes, to remain on the property.)
Gerneral Plan designations are propesed fo
remain residential and commercial, respectively.
These designations are consistent with
requirements of the National Flood Insurance
Program.

AREA 4: Theo's Restaurant Parcel

This is the current location of “Theo’s,” a well-
established restaurant with a regional reputation
of serving fine cuisine. The zoning for this parcel
is C-2, consistent with the existing use, although
the General Plan shows as “Urban Medium.” It is
therefore recommended that the General Plan
designation be changed to “Community
Commercial,” consistent with the existing zoning
and land use.

AREA 5: lLighthouse Christian Fellowship
Vicinity

This area currently contains warehouse and
office uses and the Lighthouse Christian
Fellowship Church (formerly Cinema Soquel
Building). It is recommended that the General
Plan land use designation of Community
Commercial be retained The main rationale for
retaining the Community Commercial
designation was the desire to create a more
atiractive entrance to the commercial core area.

For consistency purposes, it is recommended
that the zoning change to “C-2.” Over time, as
service commercial uses change to more
conforming C-2 uses and with the pending
design review process, many of the aesthetic
problems associated with this area should be
resolved.

See the Adopted Zoning Map on

page 52,
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See the Adopted Zoning Map on
page 52,

50 MASTER PLAN

AREA 6: Daubenbiss House Viginity

This area is currently zoned and General
Planned for medium density, multi-family
development. The area fronts the south side of
Soquel Drive between Robertson and
Daubenbiss Avenue. Workshop participants
favored a consultant-based recommendation for
high density residential. However, staff and
Planning Commissioners were concerned about
noise impacts upon residential development
directly adjacent to Soquel Drive. It is therefore
recommended that the land use designation be
changed {o a residential/office commercial
paitern (a Mediurn Density Residential/Office
General Plan designation), indicating an area of
transition to the village core area. The RM district
zoning can remain as office use is permitted in
this zoning district when consistent with the
General Plan,

AREA 7: Daubenbiss Avenue Apartments

This site is located on the west side of
Daubenbiss Avenue, across from current
commercial uses. There are 22 units of
apartments on this property of approximately
40,000 net square feet and it is recommended
that they be made conforming to the General
Plan, An amended land use designation to
Urban High (currently Community Commercial)
is recommended. The zoning should also he
amended to RM-2. (Current zoning is RM-3.)

Any replacement housing in this area shall
conform to neighborhood compatibility criteria.
requiring design sensitivity to parking, building
height and on-site open space issues

It is recommended that a zoning text change
be incorporated into the County Code to
recognize the Soquel Village Plan in the
Daubenbiss area and not require an increase in
commercial setbacks from 10 feet to 20 feet when
adjacent to residential property. It would be
more residentially-compatible for commercial
uses on the east side of Daubenbiss to
incorporate on-site parking to the rear and side of
buildings, rather than in front, facing residential
development on the opposite side of the street.
However, this approach would prove nearly
irnpossible if an additional front sethack were
required because as space is taken for setbacks,
and given the small lot sizes involved, parking
would be accommodated within the remaining,
non-huildable area, i.e., the front setback,

AREA 8: Daubenbiss Avenue Resident ’
’ﬁl

This area Is currently zoned R-1-6 congister
with its existing single-family residentia] #
character. The General Plan designation, )
however, is Community Commercial It is 4
recommended that this designation be changg‘;f'
to Urban Low, consistent with the existing
zoning Extension of retafl uses into the
Daubenbiss area is not recommended given th
lack of current demand for additional Space, the
small lot areas involved, and the existing parki:
deficiency in the village area. Also, housing in &
this area is in generally good condition and
helps support commercial uses in the village,

AREA 9: Area of Potential Historlc
District/Walnut-Main Street

This area of the village has many older
homes with Victorian or bungalow styles and |
being considered for designation as an Historicsg,
District. The middle section of this district hag |
many multi-family units. It {s recommended thgﬁ‘
the zoning ordinance be amended to include o
language requiring only detached dwellings Ong,
parcels within this RM-3 zoning district having *
single-family structures of historical significance. "
Also, under this category, new dwellings wouidi¥
need to be consistent with the architectural
character of the neighborhood and primary
residence on each property. Density would be ‘
regulated by the existing RM-3 zoning district, ".:
This would eliminate the current sconomic i
disincentive to maintain current residences and; |
thereby would foster the preservation of this )

e s

A

r"!:

preposed historic districi. ; q‘f;'
)
AREA 10: Lafayette/ 3

Bellevue Street Area

This area shows as Urban Medium on the &
General Plan while current zoning, K-1-6, 1s mar!
consistent with existing land use. Therefore,a
General Plan amendment to Urban Low is ) ’5}?'
appropriate. As with Area 9, however, there i '-}‘:
some mixture of duplex and apartment units iq ;°
this area and therefore, with sensitive design, that’
area could be a good location for “second unit” 3
construction, . %E,
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AREA 11: Douglas Drive Vicinity %ﬂ

This area has an Urban Medium land use
designation and an RM-6 zoning classification !
although it is primarily a wellmaintained single-
family residential neighborhood, It is ) s
recommended that an Urban Low designation ]{%
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placed on this area with an R-1 district
corresponding to the appropriate minimum lot
size in the area (5,000 s.f).

General Plan policy 6.2.10 recognizes the
northwest corner of Soquel Drive and Aguazul
far special treatment as a potential
residential/commercial mixed use site.

AREA 12: Main Street Anomalies

The property situated on the east side of
Main Street has an R-1-6 zoning classification
with a duplex use, while the property on the
west side of Main Street has the converse
situation of a single dwelling on an RM zoned
property. The former site is located immediately
adjacent to an RM-3 zoned property and it is
therefore recomnmended that this district be
extended to include the duplex property. The
single dwelling site should be changed in zone to
R-1-6. The RM-6 zone should then be transferred
to the immediately adjacent site to the south
where two dwelling units do exist on one site.

AREA 13: Paper Mill Plaza

This is the area of the Paper Mill Plaza
office/retail development. All existing uses are of
the community commercial category, not service
commercial. It is therefore proposed that the
General Plan and zoming categories be changed
to “Community Commercial” and C-2,
respectively, to protect existing uses.

AREA 14: Brown's Barn/
Little Tampico Bullding

Existing uses in this area inctude a restaurant,
hair stylist, and dress shop, all inclusive within
the C-2 zoning category, and representing uses of
a community-serving market rather than small-
scale neighborhood commercial uses, Therefore,
a rezoning to C-2 is recommended rather than its
current C-1 clagsification.

AREA 15; Center Street Area, Norih of
Soguei Drive

It is proposed that existing commercial
designations in this area be rezoned to
residential, consistent with the General Plan and
existing land use in the area. This change would
also be consistent with the goals of the Soquel
Village Plan which concentrates commercial uses
in the village core. Given some of the multi-
family use in the area, existing parcel sizes and
the degire to create future redevelopment

opportunitie's that transition well with single-
family development in the area, it is
recommiended that this area be rezoned to RM-4,

AREA 16: South Walnut Area

It is proposed that the General Plan
designation remain “Urban Medium” to
recognize some existing multi-family
development on the south side of Walnut Street,
and that zoning be changed, consistent with the
General Plan designation. This area does have
some existing multi-family uge and, although on
the outer boundaries of the flood plain,
elevations appear acceptable for developing
finished floors above the 100-year flood as
required by the GH-combining district
regulations. This approach to infill development
is also a good method of providing additional
housing opportunities close to commercial
services without significantly changing
neighborhood character. It is recommended that
the zoning in this area be changed to RM-4.
Given existing parcel sizes, the RM-4
classification will allow some redevelopment at a
lower, multi-family density that should help
provide single-family residential building scale.

AREA 17: Main Street/Near Soquel Drive

Two properties near Soquel Drive
commercial frontage are currently zoned C-2,
although they contain existing single-family
dwellings, in good repair Rezoning is
recommended to reflect the existing residential
uses. This type of rezoning would be consistent
with the proposed land use policy for most of
the village, i.e., rezoning to reflect more of the
existing use than trying to encourage private
redevelopment to other uses. It is therefore
recommended that the area be rezoned to R-1-6
with a corresponding General Plan amendment
to “Urban Low.”
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C-1.
C-2:
C4:
S

R-1-5:
R-1-6
GH:

RM-2:
RM-3:
RM-4:
RM-6

ADOPTED GENERAL PLAN AND ZONING AMENDMENTS

Map Number Prior Zoning New, Adopted Zoning
AREA 1 RM-4 R-1-5
2 RA RM-3
3 C-2, RM-2 C-2/GH, RM-2/GH
5 C4 c2
7 RM-3 RM-2
o RM-3 Zonming Ordinance to allow only
detached dwelling units.
11 RM-6 R-1-5
12 RM-3, R-1-6 Adjust zomng district to reflect
existing uses
13 C4 c2
14 C1 c2
15 c2 RM-4
16 R-1-6 RM-4
17 C2 R-1-6
Area within See Floodplain Map
Flood Plain on page 19, GH Combining District
Prior General Revised, Adopted
Plan Deslgnation General Plan Designation
4 Urban Medium Community Commercial
6 Urban Medium Urban Medium/Office
7 Community Commercial Urban High
8 Community Commercial Urban Low
10 Urban Medium Urban Low
11 Urban Medium Urban Low
13 Commercial Community Commercial
17 Commercial Urban Low

*Explanation of Zoning District Classiflcations

Neighborhood Commercial (Localized Shopping)
Community Commercial (Broad Commerical Use)
Commercial Service (Non-Retail Commercial)
Special Use (including use transition)

Multi-Family Residential, 2000 s.f,
Multi-Family Residential, 3000 s.f.
Multi-Family Residential, 4000 s.f.
Mulii-Family Residential, 6000 s.i.
Single Family Residential, 5000 s.f.
Single Family Residential, 6000 s.f.
Geologic (Flood) Hazard

minimum/unit
minimum/un:t
minimum,/unit
minimum/unit
minimum lot size
minimum lot size
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CONSTRUCTION COST ESTIMATES

I

These Construction Cost Estimates were Projects #10-22 were selected by workshop
formulated from the conceptual sketches and participants as the most important, and may
preliminary drawings contained in this report occur in a different order than listed baseq upon ¢
and were calculated in 1989 dollars, Therefore, available funding sources. .
even though proposed projects will be N
implemented over time, inflation has not been Note: These Construction Cost Estimates: OF
included in the estimates. As engineering do not include right-of-way purchase (if v
drawings are prepared, cost estimates should be required), drainage improvements, or street
revised, lighting; (b) assume that similar projecis are hid

Start-up projects suggested below are in one package for cost efficiency; and {c) wil]
relatively small in scale, could be implemented vary based upon the method of bidding Projects;i
quickly, and lead to private sector investment. #10-22 do not include Architectural or "

Engineering fees, *{.
¥
3
i
“Start-up Projects” (not prioritized) i
¥
1 Crosswalk striping/“supergraphics” at the Soquel Drive/ %
Porter Street intersection as an interim Safety MEASUIE ... we + coooeesseeoseeases seoms sovsersesens $4,000.-56,000. :E,
i
L\ 2. Improve H/C access to conform to State Title 24 at island ;
L and northeast curb at the Soquel Drive/Porter Street intersection ?
(requires relocation of traffic signal post—cost not included) .........oo.uvummmmmmmmeesssserssnissrnnnns 7,000.-88,000, %
L\ 3 Choker island and pedestrian crosswalk striping at the qj
L Robertson Street/Soquel Drive intersection {(south side) e 55,000 57,500, z
4, Develop continuous sidewalk on the west side of Porter
Street, north of Soquel Drive to Soquel High School....: v v seceeeeneeseennene S 16,000 -$20,000. ?ﬁuz
5. Crosswalks/“supergraphics” and installation of safety island i
at Paper Mill Road at the east side of Porter Street ... .. .- 54,500.-86,000.
v
6  FEast entryway: including enfry sign, fencing around Heritage ;
Oak, and supergraphic striping...... v - 35,000,-58,000. 8
f
7. Main Street Historic/Conservation Area entry areas with 3?
| landscaped chokers (4 pairs @ $5,000. @8CH).u.cuvv. v vooveresserens sovevese e cevessmssesrsrirnes 21002, 320,000 825,000, ¥
\ ey
| 8. Begin Preliminary Engineering and Planning for pedestrian '{1’
bridges that cross Soquel Creek at Bridge Street and Walnut %:P
| Avenue..... ... RS ALARARA s 1m0 RS A S350 st R SRR S %’g
|‘ 5
; 0 Begin Preliminary Engineering and Planning for the oy
L replacement of the Soquel Avenue Bridge.. g
{ .
| SUBLOTAL 11 cvserssesssmssssssssssesss mresesssasnsssssssssmtsssecssessessmneresssmaseresssseses $61,500.-381,500. 5
+15% Architects/Engineers’ FEES o ummmmmmmmmimmmasrisessiocsisssosiomsenee $9,225.812,225. ?:&
l +15% CORMTACIOr'S COMMIEEICT™ . ouvnssrsvcssssecesreeceemmsssessomses sessesssseesssseesessessesmens soomsrosseon $0,225.812,225. ¥
‘B
.' Total EStmated CoStS™ .mmmmmemmmsmmsmesssesos o e 579,950-5105,950. &

PSRRI v tes ey g e
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Workshop Priority Projects”

. Soquel Drive sidewalk widening as illustrated on page 30,

with addition of bicycle lanes and removal of approximately
28 parking spaces; Note: this task should be coordinated with
the provision of 28 additional off-street parking spaces

..... $52,000.-865,000.

. Foothridges across Soquel Creek (includes stairs on each side
of the Creelk, $57,000. €ach) . ueuveemmees rrrerere e Abe e nasesan

$§115,000.-$160,000.

Pedestrian pathway from Soquel Grange over footbridge to

" WAIUL SEEEL.emrecmeeeereesresssnns i on

. Signal phasing for the Soquel Drive/Porter Street intersection.......... ...

..... $11,500.-816,000.
. .$60,000.-§75,000.

4, Installation of integral paver crosswalks at the Soquel Drive/

Improvements to Porter Street (see page 34) between Soquel/
. Wharf Road to Soquel Drive, widen approximately 5 feet, add
sidewalks, curbs, and gutter, re-contour street and add integral

. nstall integral pavers at crosswalks at Paper Mill Road and Porter

................

POrter Street IMErSEOHONL . ... v + corerien seessersasssomsssssssssonssasssssns + sss sevmssesones

pavers at crosswalks as illustrated in this plan. ... e ety v cevesssseiss

.................. 857,500.-$70,000.

- $271,400.7-$350,000.

| - Install retaining wall and sidewalks in front of the Daubenbiss
House on Soquel Drive. .. chveir eme b eteen e eee s e arrernss b et

: Complete Engineering and procure financing for the replacement
' of the Soquel Drive bridge

T
+ Signalize the Main Street/Soquel Drive intersection and add
i integral pavers at crosswalks

+ Signalize the Robertson Street/Soquel Drive intersection and add
" integral pavers at the CroSSWaIKS. .ccowr cvevienreetenes + 1est crvermssssessarerssssessecs

Synchronize the signal phasing and timing at the Soquel Drive/
Roberison Street, Soquel Dnve/Porter Street and Soquel Drive/
. Main Street locations. ... ... e abinee 1o she shstmsebrenrraens .

......... $7,000-510,000.

.- $14,300.-820,000.

............... $138,500.-5165,000.

............... $100,000.-5125,000

. 5100,000.-5125,000

Replace Soquel Drive bridge across Soquel Creek .o oo

= Town plan facilitator salary {Note: It is assumed that this salary
- will be shared between Soquel Village and Aptos Village.

-Feasibility of office space, furniture, and office supplies donated
'by local business people should be investigated.)...

of Estimated Costs

$1,000,000 -1,500,000.

....... $35,000. annually

.$1,009,200.-51,281,000.
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" ANALYSIS/APPENDIX

WORKSHOP PARTICIPATION
PROCESS

The visions, idea, concerns, and practical
experiences of Soguel residents, business
owners, and merchants were an integral part of
the Sequel Village planning process, and formed
the core of the decision-making component of
the Soquel Village Plan. Seven sequential
workshops were conducted with attendance
ranging from 45-90 persons at each workshop
and a total of over 150 people participating in the
planning process.

WORKSHOP #1

This workshop was an informal
brainstorming session whose focus was to
discuss physical problems existing in Soquel
Village as well as participants’ visions for
Soquel’s future. Problems and Goals were
graphically recorded on large sheets of paper
mounted on the rear wall of the meeting room
No attempts were made to prioritize or debate
comments presented at this workshop.
Participants were particularly directed to feel free
to express their views and ideas but not to
criticize other participants' ideas. The following is
a summary of Workshop #1, organized by
subject topic for convenience:

General Comments

# Who initiated the Soquel Village Plan and
who established the project’s Study
Boundaries?

¢ Who is allowed to participate in this process
and how effective will this process be?

e What is the schedule for the Soquel Village
Plan and what happens after this process is
completed?

» What percentage of the study area is
residential? commercial?

Flood Plain Issues

¢ The flopding problem is as Big a problem as
traffic congestion!

+ Without some sort of flood contro!, downtown
will continue to suffer!

¢ If people know about the flooding problems, it
will scare people away!

 What type(s) of funding are available for
renovation and/or relocation of existing
buildings located within the flaodway?

* We need to know the elevations of the 100
year flood plain, floodway and thirty vear
flood in order to plan for downtown Soquel
Village.

¢ Can we shift the Village out of the flood plain?

» We need to investigate raising or modifying
the Soquel Drive and Porter Street bridges.

* How about building a diversion or screening
area upstream to intercept logs and debris?

o

2w Vg A7

Traffic and Clreulation Issues .j

» Traffic is a severe problem; both in terms 3
volume and congestion.

* We need to analyze the proposed 41st
Avenue expansion.

* Is it possible to develop a one-way loop
system?

* People drive through the village, not to th,
village. These people are commuters, not,
shoppers

¢ It is very difficult to access Soquel Drive fr"”
residential streets; we need stop signs or %
some method of slowing traffic, ‘:,.

¢ We need to eliminate the Soquel
Drive/Porter Street intersection as a "roubs
and to force vehicles back onto Highway 17

* There is too much speeding on residential”
streets such as Glenwood Road. ¥

* There are oo many illegal “U” turns on ¥
Soquel Drive.

* We need to control speeding on North Mai
Street.

» It's not safe to bicycle downtown. We need ¢
continuous bike lanes or & bike route

P

Parking Issues

s Vehicles parked "up the hill” on Soquel Drj,w
are blocking the bicycle lane, .

¢ Custemers don’t park on Soquel Drve It’s ™
too dangerous.

* More on-sitreet and offstreet parking is
needed,

e Any on-street parking spaces that are
removed must be replaced in addition to
replacing existing shortfall spaces

+ Cars parked illegally between buildings cut
off pedestrian circulation and cause acmdﬂ
pulling out onto Soquel Drive,

¢ Delivery vehicles block circulaton and
parking time limits are ignored; there ian't
any regulatlon enforcement.

» Parking signs are being torn down; a sense #
frustration and anarchy is growing.

- b.-d.-% pglee {guvﬂta%i:#ﬁ%ﬁ u R

o T

Pedestrian/Bicycle Clreulation Issues

s We need bicycle lanes that provide cafe, |
continuous routes throughout Soquel Villagh

* The sidewalks on Soquel Drive don't Prﬂ"ﬁ@
enough protection.

s The Soquel Drive/Porter Street mtersect;:}nr&%!
extremely dangerous and frustrating; the Hgh
is tti{o long and the pedestrian signals don't -
war

o =

+ Provide a bicycle/pedestrian pathway along

Soquel Creek from the Elementary School ﬁﬁﬁ
Cherryvale. L

ﬁ:

Tex! continued on ﬁ@ ’
‘1 t "
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|

- |

[
]

'

4

w4 oy



‘Workshop Process Flow Diagram

Preliminary scope of work
refinements meeting with
soquel Chamber of Commerce,
Sove Sogquel and County Staff.

Y

Presentation of draft Soquel
Yillage Booklet

A Workshop #1 9/12/88 Woarkshop #2 10/20/88
J, | 1000 flyers distributed go|  Problem Identifioation and Develo
» ping a consensus plan
%I 3%2?:;259?:2 ::d toples goals for Soquel Village. for Soquel Village.
3
Workshop #3 11/17/88
Specific malling to moblle Presentatlon of: | County submits raquest for
home park residents. » {a) Consensus Plan - 1989 CLG "Scquel Historic
{b) Soquel Creek District Analysls.,”
Floodway Analysls
{e) Infill Schemes
;“'““Sh‘":l#“ f/ 7/88 County submits applicatlon
(ar;si;::laag:n; wtom - —1  for Soquel Creek Urban
a toratlon G
{b) Economlc Study Restoration Grant
{¢) Cilrculatlon Analysis
Workshop #5 3/16/89 Workshop #6 4/13/89 Soquel Chamber of Commerce
A vislon of Soquei Village for Village deslgn gulde-lines, breakfast meeting on
the year 2010. A compllation economic analysls and cost —3»{  economic element
of Ideas from Workshops #1- estlmates.
#4,
Workshop #7 11/14/89 Planning Commission
/ ] Pubiie Hearing 5/9/90

Y

Board of Supervisars
Public Hearing 5/22,/90
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At the conclusion of Workshop
#1 a Favonte Places and
Favorite Experiences Survey
was distributed and completed
by Workshop participants. The
results were collected and

matled out to Workshop

Participants with notification of

Workshop #2

Favorite Places

1. Local Restaurants

2. Soquel Creek.
riparnan
vegetation,
creekside views

3. Soquel
Congregational
Church

4. OldHouses on

Main Street

Soquel Elementary

Schoal

Lion's Park

Post Office

Open Space/

Views of the

O'Neill Ranch

-

o

Favorite Experiences

1 Walking/
Brcycling
to town
2. “Locainess” of town,
ltnowing shop
owners, meeting
neighbars
downtown,
local shops
3. Batingatlocal
restaurants,
restaurants with
creekside views
4, Walking along
Soquel Creek
5. Soquel-o-rama
6 Viewing open
spaces

23%

19%

16%
9%
8%

%
7%

6%

28%

25%

13%

12%
12%

10%
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Pedestrians cannot get across the street due to
traffic volumes and lack of controlled
crossings.

Not only is the green time for pedestrians too
short, but when there is green time,
pedestrians must compete with vehicles
making free right turns (and often with poor
visibility).

Rebuild the pedesirian bridges at Bridge
Street and Walnut Street.

Downtown/Economic Issues

+ Most people who patronize local restaurants

come to eat then leave, We need
complimentary uses (like a theatre) to keep
people downtown.

The post office is thinking of moving to larger
headquarters, We need to keep them in the
downtown area since the post office is a major
commupity focal point.

‘We are beginning to lose local neighborhood
serving businesses,

The difficulty of parking makes the village
unattractive to potential customers.

The growth of 41st Avenue types of uses will
distract from the scale and “localness” of the
village area.

Development and Building lssues

+ Are new residential subdivisions near the

village responding to Soquel Village in terms
of design? required on-site parking? and
pedesirian linkages to the village area?

We need to evaluate the mobile home parks
it the flood plain. Can they be relocated?

+ ‘The fire district wants to move out of the

floodway. Can we ufilize their property for
parking?

* We should capitalize on Soquel Creek for its”

s Let's return water to Soquel Creek.

o g vy

Ea

W
]

» Can we use the Soquel Elementary Schoai..
for parking, community eventst:% crezg;]w
access? :n

* We need to evaluate the impact of Capity’
growth on traffic and on the freeway i
intersection. I

* Buildings in the downtown-village area  :
should not be greater than three stories sq e
we mainiain our views of the surrounding;
hillsides, #

* We need to maintain a rural atmosphers in
the village. 1

* We need a large area for special communj
events like parades and picnics.

s We need a community center.

s We need another children’s playground.

* There is no sense of unity in the village, It fg}
cut up into different areas by major streets *
and traffic congestion. The Main Street areal
cut off by the creelr. We need to tie these arSr
together. :

¢ We need a place for young and old to meet§
night for socializing. :

Community Needs ¥
5,

-a'Fs

Open Space Issues

» Preserve the open space surrounding the
village.

e Preserve the O'Neill Ranch for public uses. T

s Preserve the town’s rural atmosphere and j

i

gy emgdpor H5

open views to the hillside.
* Preserve public access to the O'Neill Ranch.
* Open space is important for both recreation .
and viewsheds, p

visual and recreational potential i

3
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participants’ Address Map

Lisa Jones Kirby Micol Madelyn Roberts K. C Vierra
gd:;{resﬂﬁ;bﬁ;n ) Linda Jordan Dennis Norton Malby Roberts Jerry Waggoner
?31 gulwes Barnard/Vernice Karleen ~ Maure Olivier Glenna Roukes Jade Waters
k Beautz Brian Keller Chnis Olsen Sandy Rynas Howard/Annette Watts
Jan Lindsay Bell Jennifer Kelly Franeis Padilla Dantel Schlenger Gary Webb
% Belton (Gary Kohler Daniel Page Mary Jo Schuermann Kate Wells
D;ve Berkey Jennifer Koss Rob Parmenter Caroline Wingetc
| Barbara Bernie Don Lauritson Judy/Pani Parsons Linda York
54| Nathan Boortz Gertrude Lawrence . Lou York
%j Jerry Bowles David Leibenberg . .
#4 ) Paul Brennan Kare Lemon e T/ ToSanlose
B0 Evelyn Brown John Lewis g .
Ball Burnside Bob Lissner . . E : .
Martha Burnside Kathleen Lyons P e 2 . -
Jium/Sue Burry Fred Majors 3 . . .®
Michael Caress Bobby Markowitz s 3 = .
Ken Carman Greg Marlow . [} ® . P .
Jay/Sandy Carpenter Chnsti McBride . b ..
Jack Carrol Maya McClellan .e
Julie Clymer George McClendon . ® .
e
L
§) l\ Soquel
\ High
s* Sechool
. 3
O'Nelll Ranch  / °
by (
4 N .
N ~ )
%{1 ®
£ o
)
g »
4 G_lr » R R
& %9,
l * Yoy ™ To Aptos
. To Santa Cruz Driye e sogqued Dl
’ .
" 1 .
i Rosemary D. Collins H » .
Mary Agnes Correla & | ! .
R. E. Crompton B :
Eugene/Mary Cross | ’
- Anna Jean Cumnungs 21
Bob de Vrieg %) Plan Houndarles
- Chis Dilon v L
g]lan Dow .
. Dale/Emmy Duncan —
- Ehom Dunks = =1t Gtate HIEHWAY 1 N
+ Diane Elliott
Carol Ferre
Vi Garrison
‘ lI\‘/Is Bobbie Garthwaite Pat McCormick Capltola o
eonard Greenberg Steve McGuirk
. Tonia Hagan Donald McQuilling Amy Paviovich > o ® Dragram not to scale
i Charies Hall David Meeks Ms. Gerry Peck-Hanley e
3 Greta Hamm John/Penny Mello Roy Pollack
: Jim Hanmbai Teall Messer Rick Polse Ken Sedgwick
! Yuriko Hayashi Tish Miller Michael J. Ponza R.]. Steck |
Carol Hill William/Linda Minugh Pat Poulos Maria Stoltz
Drew Ho Gene E, Moore Sue Powell Peter Szydlowski
Marnie Horn Keith Muracka Carolyn/Bud Printdle Mark Tatbrook
" Ken Jzant Steve Negro George Rentschler Gayle Topping
¢ Omar James Peter/Cheryl Nicholsen Lisa Ritchey James F Van Houten
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WORKSHOP
PROCEDURE

1.  Asagroup, cut out

symbols from this sheet
and arrange them on your
group’s Site Plan Map.
Use as many or as few
pieces ag needed, nvent
your own symbhols 1f you

like

2  Developa CONSENSUS
PLAN with those at your

table,

3. Glue down the symbols
you've chosen for your
group’s CONSENSUS

PLAN,

P

Present your group's plan

to the Workshop Group.

o

Parking requirements for

certain activity/symbols
are indicated as eircles

numbers within each
symbol.

"'_I!_I’_"|J_|
ad

rawg | mwra | s | Tma | o

=
I b
I FIRE STATION , e
1

i i

H

=

CONSENSUS
PLANNING

each group plan must be created

with the participation and

agreement of everyone at your

table. You will most likely
to make trade-offs and
comprormises, This s an

have

integral part of the plannming

process
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Working Group Consensus Plan
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WORKSHOP #2

Workshop #2 was a sit down, consensus-
decision-making workshop comprised of small
groups of from 7-9 persons working together at
tables and each developing a preliminary master
plan for Soquel Village. Each group was given a
base map of the Soquel Village study ares, glue,

colored markers, and symbols of various

potential improvements. The symbols were
developed by consultants based upon '
comuments from the first workshop and includef
scaled images of public plazas, parking areas,
infill buildings, post office, fire station, view
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hieds and tot lots. Each group developed their

m site plan utilizing whatever symbols or
baphics they deemed appropriate as long as
ryone in their group agreed upon the plan
& the example above). Six working groups
eloped consensus plans. The workshop

ded with each group presenting their plan to
large group. Five major issues were
animously agreed upon in all six consensus
afis and other ideas appeared 1 a majority of
group consensus plans and are summarized
tihe next page.

1

~*nsensus ldeas
i

Developing pedestrian bridges spanning
Spquel Creek at Walnut Street and Bridge
reet in order to link the residential area east

school. Two groups showed pedestrian

dges at River Street.

velop a linear park along Soquel Creek and
the creel’s natural character, including

Fe lines, pedestrian paths, revegetation

pgrams, and adjacent community oriented

such as playgrounds, a major public

"272, and parking for major community

wn TS,

= .

)
:
oy

4

brbshop partieipant presents his group’s “consensus plan” for Soquel Village to other workshop pavhicipanis af Woarvkshop #2

Develop a Soquel Creek bikeway/pedestrian
pathway system on the west side of Soquel
Creek, linking Bargetto’s Winery to the north
and south to just before the Porter
Street/Main Street intersection, and
eventually to Capitola.

Develop commercial infill with adequate
parking designed to meet flood plain design
regulations with major infill proposed in the
northwest quadrant,

Develop policies which keep the fire station
and post office in the viflage core. The post
office was viewed as a positive generator of
pedestrian circulation.

R —

OTHER
IDEAS

Develop a Public
Commons/Park, Four of
the six consenaus groups
illustrated public commons
and plazas in the southeast
quadrant west of Sogquel
Creek.

Develop a Community
Center at Soquel
Elementary Schoal. Four
of the six consensus
groups proposed utilizing
the Soquel Elementary
School Building and
grounds as a future
Community Center or
Mult1-Purpose Facility.

Relocate Mobile Home
Parks located in the
Aoodway. Five of the six
CONSEensus groups
mndicated moving the
existing mobile horme
parks adjacent to Soque!
Creek and in the floodway
to ather locations.

Soguel Drive
Improvements were
recommended by five of
the six consensus groups.
These mprovements
included street trees,
wider sidewalks, pubhe
seating, entry vistas and
different on-gtreet parking
configurations

Improve pedestrian access
to Soquel High School.
Four of the s1% consensus
groups proposed well
tighted 1mproved
pedesttian connections
between Soquel Drive and
the south portion of Soquel
High School.
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See the Symbol "Key” and
further discussion on pages
10-11.

g o=

Specific partipant comments
included:

“How about domg
something to frustrate the
traffic!”

“It's easter to get to 41st
Avente shopping and Nob
Hill Market via Soquel
Village than Capitola!”

Easing the physical
presernce of the Soquel
"quadrant” 15 a great 1dea’

“More and more cormmute
traffic will utilize Soquel
Village and Old San Jose
Road as Watsonville/South
County grows, Why should
we shoulder the burden?”

“We need traffic patterns
that male Soquel Village a
destinatton and a great place
to go!”

“When the High School was
constructed, 41st Avenue
Extension was envisioned
as a matigabon,

“Let's push for a six lane
Highway 1 and Highway
71"

“Can we mnprove the signal
timng at the Soquel Dnve/
Porter Street intersection
m favor of pedestnans®”

“Soquel Village should be a
place we can walk through
safely.”

“Let's see more deas on
breakmg down the quadrant
at Soquel/Porter,”
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Consensus Map
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WORKSHOP #3

Workshop #3 hegan with a presentation of a

Consensus Flan developed by the consultants
which synthesized the ideas developed by
consensus-groups during Workshop #2 into one
map illustrating planning ideas agreed upon by
all six working groups. Infill schemes for the
northwest quadrant and for the northeast
quadrant were presented and were greeted with
enthusiasm by participants.

The infill scheme developed for the northwest

quadrant (see pages 14-15) proposed
redevelopment of the quadrant with coordinatad

i

on-site parking behind buildings and propose”
that existing businesses be encouraged to moy
out of the floodway (east of Porter Street) and:
into new facilities in the northwest quadrant.

The infill scheme for the northeast quadratt
Hlustrated a future scherme based upon the fife,
district’s eventual move from the floodway, frlg
proposed demolition of the fire district buildi
and the development of coordinated parking ?"
and landscaping which linked the fire district
property with the existing Porter Memorial
Library.

T ﬂg—gﬁ!ﬁ
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Finally, consulting hydrologists Phil Williams
" g Associates presented their analysis of the
. Spquel Creek floodway and various
" methodologies for approaching flood protection
in the village area. The consensus of the
workshop participants following this
presentation was that:

¢ The Soquel Drive bridge should be replaced
with a bridge which is at a higher elevation
and which is designed in such a way so thai
bridge supports don’t catch debris.

¢ Creelk improvements to the westside of the
creek should not cause negative impacts to
the east side of the creek.

e Flood plain improvemenis should focus
upon land use planning and maintaining the
natural creek vegetation and habitat.

» The Soque] Village Plan should provide the
policies and land use analysis to guide future
flood plain and Soquel Creek improvernents

"
V

U* Based upon the recommendations of Phil
! Williams & Associates and workshop participant
A consensus, the Santa Cruz County Planning
* Department submitted an application for Urban
o i Stream Restoration program Grant Funds for a
" ‘:" “Soquel Creek Flood Management Alternatives
.~ Study” in February 1989, This grant was
-j;,“.s] approved for funding in July 1989.
-"r; % Based upon workshop participants' desires to
v, protect and enhance the Main Street residential
wﬁ“j area comprised of homes listed on the County
.. Historic Resources List as well as the Soquel
+2," . Congregational Church which is utilize as a
” _symbol for Soquel as well as the Soquel Village
+ Plan, workshop participants concurred that
‘"mg desipn guidelines and entry landscaping should
»*"‘3 he developed to protect and enhance the Main
*E % Street residential area.
”‘;r ' County planning staff submitted a request to
“- the State Office of Historic Preservation for
. funding for a “Soquel Historic District Analysis”
. to he based upon guidelines developed in the
-="Soquel Village Plan and to incorporate
“:ga “participation from area residents and property
S -bwners This grant has since been approved.

v,-k

@VORKSHOP #4
Workshop #4 focused upon three 1ssues:

(i

) Presentation of four Soquel Village
“patterns” of development illustrating four
ways of perceiving planning elements of
the Soquel Village area. These included:

(8) Four quadrants created by the
Soquel Drive/Porter Street
Intersection.

() Public schools (both existing and
proposed locations) as an integral
part of Soquel Village’s urban form.

{© Soquel Creek as an integral feature to

be enhanced in future planning

efforts and a “favorite place” in

Soquel.

{d) Soquel Drive viewed as four distinct
areas with their own design features,
needs, and characteristics.

{2} An analysis of existing and projected AM
and PM peak hour vehicular circulation
based upon 1989 traffic counts and a 1989
origin-destination study.

(3 A preliminary presentation on Soquel
Village's market area.

The presentation of Village Patterns {see page
4 for illustrations and further discussion) was
greeted with enthusiasm. Particularly the plan-
sketch of Soquel Village as four quadrants
divided by the traffic, width and Iack of
pedestrian amenities of the Soquel Drive/Porter
Street intersection.

The presentation on existing and projected
AM and PM peak vehicular circulation
developed several insights and conclusions:

* A large proportion of Soquel Village vehicular
circulation is traffic going through Soguel
Village to other destinations.

(@ It appears that motorists are utilizing
Porter Street/0ld San Jose Road as a
commute substitute for Highway 17 to
San Jose.

(b) It appears that Soquel Drive is being
utilized as a route preferred to State
Highway 1 and also as access to the 41st
Avenue Regiona] Shopping Center.

+ 0Of the approximately 400 vehicles which
travel northbound to Soquel High School on
Porter Street in the morning, approximately
200 of these same vehicles drop off siudents
and drive right back through the Soquel
Drive/Porter Street miersection.

® In order to accommodate the projected traffic
Porter Sireet would need to be widened to
four lanes and Soquel Drive would require a
fifth lane at the Soquel Drive/Porter Street
intersection (see page 26 for more detailed
discussion on circulation).

The combination of the presentation on
Village Patterns, particularly the Soquel quadrant
pattern, and the potential of widening both Porter
Street and Soque! Drive drew participant
consensus that:

* Maintaiping the scale and enhancing
pedestrian safety in Soquel Village was the
primary objective.

¢ [t wasn't Soquel Village's role to
accommodate future projected traffic that was
either commute traffic avoiding congested
regional arterial corridors (such as Highways
1 and 17) or destined for the 41st Avenue
Regional Shopping area.

* Specifically, plans to widen either Soquel
Drive or Porter Street were in direct
contradiction to participants’ goals for
enhancing the character of Soquel Village.

Texi conttnued on page 64
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FPresentation of the 20 Year Master Plan at Workshop #5.

* A primary goal of the Soquel Village Plan
should be to diffuse the impact of, visual
dominance of, and perception of the Soquel
Drive/Parter Street intersection as a
dangerous, congested intersection which
divides Soquel Village into four distinct areas,

WORKSHOP #5

Workshap #5 focused upon a twenty vear
plan for Soquel Village's future which was
developed by compiling all previous worlsshop
ideas into cne composite plan which synthesized
all previous ideas. Also discussed was 3 five
year phasing plan for improvements to the
floodway, east of Porter Street. Preliminary
Construction Cost Estimates were presented for
start-up projects and for Phase 1 projects which
were the first five year period of proposed
projects.

Participants were enthusiastic about the
twenty year plan and suggested some minor
revisions and reorganization of projects in
Phases 1 and 2

FParticipants at Workshop #5 discuss the %

Soguel Village 20 Year Mastar Plan ';&]
g4

WORKSHOP #6 4

Warkshop #6 focused upon a discussion Gf;;“’
specific cost estimates for start-up projects aru:ir'ﬁl‘k
Phase 1 projects as well as policies for o
development of the Soquel Creek Linear Park.

Reports were also presented on updated &
Economic Survey Data and potentlal traffic  bd
impacts of possible uses of the 0'Neill Ranch 2
Regional Park. Participants remained leery of i
potential traffic impacts from the O°Neill Rancﬁg
Regional Park and about the future of the Ji
propesed 41st Avenue extension, N
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ORKSHOP #7

. The Draft Soquel Village Plan was
esented at this workshop. Participants
ommented on the contents of the plan and
siggested revisions. Revisions were made prior
i submitting the Soquel Village Plan to the
unty for review by the Planning Commission
4 Board of Supervisors.

Specific comments from Workshop #7

luded:

“We should have at least one public Town
Meeting per year to review this plan’s

o progress.”

%{w
4
i

“The Town Plan Facilitator is a great idea.
Let's make sure it happens.”

“The Porter Street bridge should be retamed
as a two-lane bridge, three lanes at the most;
the bridge aids in slowing traffic.”
Pedestrians cannot get across the sireet due to
traffic volumes and lack of conirolled
crossings.

Provide a bicycle/pedestrian pathway along
Soquel Creek from the Elementary School to
Cherryvale.
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See the Flood Plain discussion
on pages 18-25
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SOQUEL VILLAGE FLOOD
PLAIN ISSUES

INTRODUCTION

A major portion of the Soquel Village Plan
study area lies within the Soquel Creek flood
plain. The 100 year flood boundaries extend
southward to State Highway 1 and north to
Paper Mill Road, Flood waters are contained by
elevation changes in the bluff just east of Soquel
Creek, which is primarily residential in use, and
by the elevation changes just west of Daubenbiss
Street (see page 19).

Soquel Village was most recently damaged by
floods in 1982 and 1955 and seven other times
between 1862 and 1955. In January 1983, a
moderate five-year flood nearly topped the west
banks of Soquel Creek again. Soquel Village has
2 history of serious flood problems because the
Village is built in a low flood plain that can
experience flooding on the avérage of once every
five years. The impact of these floods is
aggravated by debris and log jams which tend to
occur at Soquel Bridge, diverting most flood
waters through the core of Soquel Village,

Given existing land use, approximately 261
structures in the Soquel Village area are subject
to damage due to this periodic flooding. These
structures include over 150 residences (izcluding
mobile homes), approximately 90 commercial
buildings, and five public facilities—including
the Central Fire District Station which is iocated
in the floodway. Approximately §10 million in
flood damages were sustained by properties in
Soguel Village due to the flood of ] anuary 1982,
which was estirnated to have been
approximately a fifteen year event,

FLOOD PLAIN DESCRIPTION

Soquet Village is located on 70 acres of flood
plain in the lower Soquel Creek Valley, Soquel
Creek borders the eastern side of the flogd Plain
within a 60 to 120 foot wide riparian corridor and
flows approximately one mile southward to
Capitola and the Monterey Bay.

Although the Soquel Creek fload plain is
densely developed, the creek itself has not been
extensively altered, The streambanks within the
study area support an almost continuous
corridor of riparian woodland. Although some
segments of the riparian corrider have been
degraded by bank clearing, placement of fill, and
adjacent development, most of the corridor s
densely vegetated with trees and shrubs, Native
trees located in the riparian corridor include:
willows {Saliz sp.), redwoods (Sequoia
sempervirens), alder (Alnus sp.), sycamore
(Platanus racemosa), and cottonwood (Populus
sp.).

Soquel Creek provides valuable habitat for
fish and wildiife. The creek and its tributaries
provide spawning and nursery habitat for
steelhead and coho salmon. The California
Department of Fish and Game recently

|
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estimated that Sequel Creek SUpnorts e
steelhead and 200-500 cohg salmon. Aigg;ﬁ])g“
recent studies, most SPawning occurs Upstrg
from the Soquel Village study area; howeverh
few fish spawn within the study area ang Mty
fingerlings are reared there. S

The topography of the Soquel Villgge flog
plain strangly controls the distribution of ‘%
oVerbank flow during floods and to a great it
controls the extent of flood damage, For instsie
during a 6 to 8 vear flogd accurrence, creek &
waters will overflow the lower western bank ui:
Soquel Creek just north of the Old M| Mobhie:
Home Park, near Paper Mill Road and flow *
through the Soquel Drive/Porter Street &+
intersection before re-entering Soquel Creek jug
upstream of the Soquel Elementary School,

Flood waters will also tend to “pond” at the”
curve in the Soquel Creek near the rear of the.
Soquel Elementary School and baclk up into th
village core area. These flow patterns are termsi
subsidiary flood patterns and tend 1o complicaf
flood analysis. However, during greater floods
such as a 50-year or 100-year fiood, most of the’
valley floor and hence most of Soquel Village
would be flooded. 5

Conditions in the Soquel Creek watershed ar,
favorable to landsliding and the delivery of
sediment and debris to stream channels during
flood events. The steep, forested watershed is
underlain by deeply weathered sedimentary
and granitic rocks. Bates Creek, a tributary
stream that drains a steep forested watershed
within several miles of Soquet Village,
experienced numerous debris flows and
contributed large conifer logs to Soquel Creek
during the 1982 flpod, Steep forested hillslopes :
occur along Soquel Creek just several miles
north of Sequel Village,

Most debris and sediment originates from
landslides and bank erosion, Large comifer logs,
often brought to the stream by landslides,
usually form the nucleus of 2 debyis jam.
Landslides, which introduce large voiumes of
debris into Soquel Creek, were recorded with
each of the nine historically documented flood
accounts.

Flood damage in 1955 and 1982 was
exacerbated by debris jams that blocked the :
channel beneath the Sequel Drive bridge. These ‘
debris jams effectively diverted most of the flood4
flow through Soquel Village, carrying logs and fj@r
sediment over streets and into buildings. In 1955
the Soquel Drive bridge failed against the @
pressure of the debris jam. g;,

Two vehicular bridges span Soquel Creek L
within the Soquel Village study area, the bridge 3
at Soquel Drive and the Porter Street bridge The e
Soquel Drive bridge has a low vertical ciearance ;
and a support pier set in the channel bed which
catches debris headed downstream during 2 :
flood event. According to a 1986 FEMA study, 2 :
ten year flood event—with overbank flow in the &,
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3 northeast village quadrant—impinges the

derside of the bridge.
Lm’1'he Porter Street bridge has higher banks and

3 a vertical clearance of 22 feet with support piers

set on. the channel banks. The peak fload

= elevation of the 1982 flood which was estimated

at 2 15 year flood event, came within three feet of
the underside of the bridge )

In tetrms of flood control. the Soquel Drive

_ bridge has received more attention than the

! Porter Street bridge for several reasons:

“. () The Soquel Drive bridge with its vertical

piers in the stream bed acts as a primary
debris catcher which creates flood water
hackflow into the village core.

@ The Soque] Drive bridge is impacted by a

five to ten year flood event, while the
Porter Street bridge appears to be able to
withstand debris log jams through at least
3 fifteen year event.

f1' @ Replacement of the Soquel Drive bridge

will have minor impacts upon adjacent
land use in relation to FEMA required
bridge heights and freeboard requirements,
while the replacement of the Porter Street
bridge will have significant impacts upon
existing adjacent structures and land
forms.

_ Debris jams have been recorded at the Sequel
© Drive bridge five of the nine times Soquel

" Village has been fleoded since 1862. Three

bridges have been built to span Soquel Creek at

.o Soquel Drive, the earliest in the late 1800s, one

in 1922, and the present bridge n 1956. The fate
of the first bridge is unknown The debris jam of
, the December 23, 1955 flood destroyed the
+ bridge constructed in 1922.

"~ The most significant impact of maintaining

" the existing Soquel Drive bridge is retaining the

Z,  potential for flow diversion which allows
, 1, sediment and debris to flow into streets and
v buildings,

The Corp of Engineers (CE} have suggested

" instelling a pier extension or “nose pier” on the

Soguel Drive bridge vertical supports in order to
split the flow of debris more efficiently in front of
the bridge opening. However, floods on the

v order of a five to ten year event can carry
... Substantial debris which could still become

.- caught on the support pier, beneath and on the
face of the bridge.

During the community workshop process,
there were various suggestions related to
Strategies for “managing” debris flow during a
food event. However, Santa Cruz County does
.ot believe it is feasible to maintain the channel
by removing debris with a crane or holding area
: during floods because:

. (1} The amount of debris in transport during a
; major flood may exceed the crane’s
capacity to remove if;

{2) The activity endangers the lives of the
crew operating the crane in hazardous
conditions; and

{3} Crane mobilization time may be
inadequate to be effective. Since it is not
technically feasible to reduce or prevent
the debris from reaching the Soquel Drive
bridge and since, historically, debris has
been a major factor in bridge failure and
subsidiary flood water impacts on Soquel
Village, replacing the Soquel Drive bridge
appears to be the most appropriate
solution

If the Soquel Drive bridge is replaced, a debris
jam could form in several constricted reaches
downstream; in the narrow curving section of the
creek adjacent to Sequel Elementary School, at
the Porter Street bridge, the Highway One bridge,
or the Stockton Street bridge in Capitola. For
floods up to a thirty year recurrence, a debris
jam at these locations could increase local
flooding and damage near a debris jam site, but
the chances of flow diversion through the entire
length of Soquel Village would be decreased.

SUMMARY OF OBIECTIVES

As a result of the community design process
facilitated for the Soquel Village Plan, several
flood hazard reduction objectives have emerged
These objectives include: the relocation of
residential and commercial structures to areas
outside of the floodway, replacement of the
Sogueel Drive bridge, and the creation of a linear
park adjacent to the west bank of Soquel Creek.
In addition, workshop participants expressed a
desire to incorporate flood management
measures such as terracing in the design of parks
and developing land uses compatible with the
floodway in order to avoid developing an
engineered floodwall system within and adjacent
to Soquel Creek. Therefore, rather than
attempting to contain flood waters within Soquel
Creek, appropriate floodway land uses such as
parks, open space, and parking would be
developed adjacent to the west side of Soquel
Creek, allowing flood waters to periodically
occupy a portion of the flood plain with few, if
any, structures.

The objectives for reducing flood hazards in
the Soquel Village area include:

(1} Developing a hydraulic flood plain
analysis which incorperates land uses
compatible with the flood plain.

(20 Developing County ordinances that
regulate development based upen an area-
wide analysis versus a parcel by parcel
analysis,

(3) The County should investigate the
financial feasibility of developing a linear
park along the west side of Soquel Creek.

L)



See the Pedesirian Bridge
Sketch on page 9 and the River
Park Sketches on pages 22-25.
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{4) Soquel Creek should be viewed as a
patural amenity that enhances the built
environment of the village,

In order to eliminate the flood damage in
the southeast quadrant of Soquel Village,
the County should consider a plan to
transfer development potential to the
northwest quadrant and provide parking
opportunities and other acceptable flood
plain uses in the southeast and northeast
quadrants of Soquel Village.

The Soquel Drive bridge should be
replaced with a new bridge designed with
structural supports that do not catch flood
debris.

Any flood plain protection measures

developed on the west bank of Soquel

Creek should be designed and analyzed so

as not to create adverse impacts on the east

bank of the creek

The feasibility of installing pedestrian

bridges crossing Soquel Creek at Walnut

Street and Bridge Street should be

investigated (see discussion on p. 27/

Pedestrian Circulation} with the Federal

Emergency Managemeni Administration

(FEMA).

)

®

)

CURRENT COUNTY POLICIES

Existing Santa Cruz County regulations for
building in a fleod plain or floodway are based
upon an analysis of individual applications and
how these applications on a parcel by parcel
basis conform to County flood plain and
floodway regulations. Santa Cruz County Code
defines a flood plain {see Section 16.10.040w) as
the “relatively ilat land area on either side of a
stream’s banks that is subject to floeding.”

The 100 year floed plain used for planning
purposes hy Federal agencies and Santa Cruz
County is designated on Flood Boundary and
Floodway Maps prepared by the Federal
Insurance Administration and included on the
Local Coastal Program Land Use Constraints
Maps.

A floodway is defined (see Section 16.10.040y)
as “the channel of 3 river or other water course
and the adjacent land area required to carry and
discharge the one hundred year flood without
curnulatively increasing the water surface
glevation more than gne foot at any point,” In
general, the floodway is considered the area of a
flood carrying the higher velocity flood waters.

In Soquel Village, the flood plain
encompasses almost the entire village west of
Soquel Creek, north to Paper Mill Road, south to

State Highway One, and west to just beyond
Daubenbiss Street. The floodway encompasses
the flood plain area from Soquel Creek west to
Porter Street. (See the map on page 19 for
specific boundaries.)

There are specific building limitations and
guidelines in both the flood plain and floodway.
In the flood plain, all residential structures must
have their lowest habitable floor elevated above
the 100 year flood level. Commercial structures
must be floodproofed if it is not feasible to raise
them abaove the 100 year flood elevation. Flood
proofing includes developing surfaces that are
watertight and which have walls substantially
impermeable to the passage of water and which
are capable of resisting hydrostatic and
hydrodynamic loading., New septic fields and
leachfields can not be located within the one
hundred year flood plain,

Since the floodway is an extremely hazardous
area due to the quantity and velocity of flood
waters, all development except for the
reconstruction or alieration of existing structures
is prohibited unless exempted by State or
Federa] laws. Such exemptions may include
buildings listed on local and State historic
surveys and inventories.

Compatible land uses in the floodway inclade
open space, parks, parking, and support
structured for parks use.

These restrictions are intended for public
safety and are necessary ingredients of a flood
protection policy, based on a parcel-by-parcel
analysis. However, from a town planning
viewpoint, there are two drawbacks to this
approach.

(1} It is difficult to develop creative solutions
which take advantage of the views and
natural amenities provided by Soquel
Creek.

(2)  There are no incentives for existing

businesses to relocate outside of the
floodway. In fact, short-term economics
encourage businesses to maintain existing
uses and to limit property improvements.

The only Federal policies related to floodway
development which are helpful, provide the
Federal Emergency Management Administration
with the ability to, on a competitive application
basis, buy out existing flood damaged properties
(if they have flood insurance), Properties
purchased by FEMA are then deeded to the
responsible agency {(in this case the County) if
the County guarantees that the properties will be
utilized for floodway compatible uses such as
parks and parking
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" §0QUEL VILLAGE TRAFFIC
CIRCULATION

EXECUTIVE SUMMARY

Soquel Village circulation issues are
characterized by the conilict between 'what
workshop participants stated as the village’s
current role as a traffic “route” versus workshop
participants’ objective that Soquel Vi]]age )
become a “destination.” Therefore, circulation
issues are viewed in the contexi of maintaining
the scale and character of Soquel Village and
increasing the role of pedestrians in daily village
life.

As a hub of mid-county traffic, Soquel Village
handles traffic which utilizes Soquel Drive as an
east-west arterial (and as a frequent alternate to
the often congested State Highway 1), as an
access route to the regional shopping area at
Forty-First Avenue, and as a north-south route
which links mid-county residents with Capitola
to the South and San Jose to the north There is
evidence based upon observations by local
residents and by the consultant team, that
Soquel-San Jose Road serves as an dlternate
route to State Highway 17, for mid-county
residents who commute to the San Jose area,

Workshop participants were unanimous in
their support for maintaining the scale of Soquel
Village and reducing traffic congestion by: (a)
refining the existing street infrastructure; (b)
improving pedestrian circulation and hicycle
circulation; and (c) providing alternate access to
Soquel High School and developing
Transportation System Management techniques
for Soquel High School

Workshop participants were opposed to
roadway widening proposals which would
accommodate projected traffic and utilize Soquel
Village as an alternate route to State Highways 1
and 17
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SOQUEL VILLAGE CIRCULATION
OBJECTIVES:

() Improving existing circulation patterns
while maintaining village scale and
character (specific guidelines are provided
for Soquel Drive and Porter Street in the
discussion that follows)

{2)  Improving village pedestrian circulation
and bicycle circulation opportunities in
order to reduce local vehicular trips and
parking demand

@  Providing visually appealing village
entryways to alert motorists that they are
entering Soquel Village,

4) To ensure that village design objectives are
incorporated into future public policy and
analysis of the future uses of the O'Neill
Ranch.

Traffle Analysis/Existing Condltions

Existing traffic conditions were assessed at
key intersections and roadways in the Soquel
Village study area. The a.m. peak hour vehicle
turning movements were manually counted on
weekdays between November 29, 1988 and
December 2, 1988 from 7:00 a.m. to 9:00 2.m. The
p.mn. peak hour vehicle turning movements
which were provided by the County
Transportation Comrmission were manually
counted on weekdays between October 7, 1988
and December 6, 1988 from 4:00 p.m. to 6:00 p.m.

The existing peak hour volumes at the
intersections of Porter Street/Soquel Wharf Road
and Porter Street/Main Street currently meet
peak hour warrants for traffic signalization. The
addition of a traffic signal at Porter Street/Main
Street with associated road geometry
improvements at Porter Streei/Soquel Wharf
Road may preclude the need for a traffic signal at
Porter Street/Soquel Wharf Road The new
signal at Porter Street/Main Street would create
sufficient gaps in traffic on Porter Street to
facilitate turning movements on Soquel Whar{
Road.

Recent traffic studies {TTKM, 1588-89)
evaluated the Level of Service (LOS) for key
intersections in the Soquel Village area. The
Level of Service is a qualitative measure of the
efiect of a number of factors, which include
speed and travel time, traffic interruptions,
freedom to maneuver, safety, driving comfort,
and convenience. A summary of LOS from
designation “A” through “F” is included as an
appendix to this discussion on page 24.

Currently four of nine key intersections in the
Soquel Village area are operating with a Level of
Service (LOS) C, or better, indicating acceptabie
delay, or better during both the a.m. an¢ p.m.
peale hours. The intersections of Robertson
Street/Soquel Drive, Porter Street/Soquel Wharf
Road, and Porter Sireet/Main Street are
operating with a Level of Service E, indicating
intolerable delay Level of Service (LOS) is a
qualitative description of a roadway's operating
level from A (representing free flow conditions)
to F {representing jammed conditions). The
Santa Cruz County Regional Transportation Plan
establishes LOS C as the desirable LOS on
County roads, with LOS D as acceptable.

u
“Early on, an interesting
discovery was made about
street design. . . if commuters
use a street to zip through a
town, .. they have little time to
notice its amenities ”

from Key Features to a Successful
Downtown, Downtown
Mountain View “Revitalization
Update ”

n
See the Level of Service Chart
on page 84
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License Plate Survey

A license plate survey was conducted to
determine the extent of through traffic ig Soquel
Village, The results indicate that there are a
significant number of through trips in the study
area. The largest through traffic demand is on the
east-west Soquel Drive route. The route between
Soquel-San Jose Road at Soquel High School and
Soquel Drive, north of Porter Street, has the
second largest dernand.

The intent of the license plate survey was to
determine the extent of through traffic and
bypass routes through Soquel Village. This
“origin-destination” survey was developed by
recording license plate numbers of vehicles at
entry and exit points to the Village Study Area
during the a.m. peak hour. While it would have
been more desirable to complete these surveys
during the p.m. peak hour, this was not possible
due to the early darkness. Therefore the results
of the survey characterize a.m. peak hour
conditions. A computer program was used to
match the license plates between each survey
point. The surveys were conducted between 7:00
a.m. and 900 a.m. on December 7, 1088,

In general, Soquel Village is characterized by
a large percentage of through trips, with the
Soquel Drive/Porter Street intersection serving
as the “crossroads” for many of these trips. The
congested Soquel Drive/Porter Street
intersection combined with the heavy traffic
demand on both Soquel Drive and Porter Streets
has led to the perception of Soquel Village as
collection of quadrants bisected by these two
major thoroughfares, and has led to the desire
for routes which would bypass the Soquel
Drive/Porter Street intersection {see the
Quadraat Pattern Sketches on page 5). Currently,
there are bypass routes south of Soquel Drive,
although a Forty-First Avenue “extension” or
bypass route has been discussed and debated for
many years, This route, which is included in the
1980 Santa Cruz County General Plan, would
connect Forty-First Avenue at Soquel! Drive with
Soquel-San Jose Road by traversing the O'Neill
Ranch property.

A pedestrian bypass route is proposed in this
plan by developing a pedestrian bridge across
Soquel Creek at Bridge Street connecting the
residential area east of the village with the Sogquel

High School area,

Between Porter Street (at the State Route 1
ramps) and Soquel Drive (east of Walnut Street),
traffic primarily uses the Main Street to East
Walnut Street route (and the reverse).
Appreximately 210 one-way vehicles per peak
hour use this route, while 50 two-way vehicles
per hour use Main Street to Soquel Drive and

those who bypass the Soquel Drive/Porter Sy
intersection by using either Soquel Wharf Roady
Walnut Street or Daubenbiss Avenye 3
Approximately 80 two-way vehicles per hour 3
use each of these routes, i
Between Soquel-San Jose Road (at Soquel %
High School} and Soquel Drive east of Walnut
Street, traffic is fairly significant. During the a.mw
peak hour, approximately 150 two-way vehicleé.
travel to/from north of the High School while %
160 two-way vehicles travel to/from Soque] Higl.
School. It is assumed that the vehicles travelings
north of the high school are utilizing Soquel-San
Jose Road as an alternate route to State Highway
17 According to a recent Facilities Master Plap '
prepared for Santa Cruz City Schools (Morgan §
Woollett & Associates, 1987), approximately 5
of the Soquel High School student population ¥
lives east of Soquel-San Jose Road, Many of #
these students are dropped off at Soque! High A
School by parents or guardians, who then tray_
back through the Soquel Drive/Porter Street
intersection on their way to their place of work d
residence. 3

Soquel Drive

Soquel Drive is Soquel Village’s “main streef]
As such, it has the dual role of providing the
context for village scale while accommodating
the heaviest demand for traffic in the village,
This conflict was expressed by Soquel Village
Plan workshop participants as the difference
between Soquel Village being a “route” or a
“destination,” ]

As a four-lane arterial street, Soquel Drive is %
serving the maximum number of vehicles
feasible without incurring significant widening.
Since even the addition of z fifth turning lane at
the intersection with Porter Street would requires,
purchase of right-of-way and negatively impact :
the scale and character of Soquel Village, itis -
recommended that improvements to Soquel
Drive focus upon increasing public safety and
reducing congestion where feasible.
Recommended improvements include:
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(1) The elimination of paralle], on-street
parking. On-street parking, in general, is
not recommended on arterial roadways.
Parking and back-up movements
combined with sight digtance problems
increase congestion, Because parking is at
a premium in Soquel Village it 18
recommended that parailel, on-street
parking not he removed until additional
off-street parking is developed. “Rear”
entries to buildings should be encouraged
to facilitate off-street parking.
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(&) Encourage property owners and
development applications to combine
driveways and curb-cuts by creating
developments which utilize combined
parking or by developing parking
agreements which combine parking areas.
Reducing the number of driveways on
Soquel Drive will facilitate improved traffic
flow by decreasing the number of
conflicting turning movements on Soquel
Drive.

(3  Add bicycle lanes on both sides of Soquel
Drive in the area currently utilized for on-
sireet parking, in order to facilitate
continuous bicycle routes on Soquel Drive
and alternatives to the automobile (see
street section on page 33).

()  Move the existing Santa Cruz Metropolitan
Transit District (SCMTD) bus stop located
on Soquel Drive near the Porter Street
intersection, west of Daubenbiss Avenue
and provide a complete bus pull out and
hus shelter. The existing location creates
conflicts between the SCMTD bus stop and
traffic making the free right turn
sauthbound on Porter Streel to westbound
Soquel Drive.

Porter Street

Porter Street is an existing two-lane street
running north/south through the center of
Soquel Village. North of Sequel Drive, Porter
Street changes to Soquel-San Jose Road. South of
Main Street, Porter Street connects with State
Highway 1 on/off ramps and south of the
Highway changes to Bay Avenue in Capitola,

Current plans call for widening Porter Street
to six lanes at its intersection with Highway 1,
with two through lanes in each direction, as well
as left-turn lanes Signalization at the freeway
ramps is also planned. Construction is
tentatwely planned for 1991-1992. These
additional lanes would improve operating
conditions at the ramp intersections by reducing
queuing on the ramps and on Porter Street and
Bay Avenue under the State Highway 1 bridge.

It is recommended that the Porter Street
bridge be retained as a transitional element
buifering the sense of village, which hegins at
Soquel Creek and the Soquel Elementary School,
from the freeway ramp/ interchange widening
proposed in the near future.

Workshop #7 participants stressed the need to
maintain the Porter Street bridge as a two-lane
bridge, or at most a three-lane bridge, to serve as
a town entryway.

Soquel-San Jose Road

A three-lane street width is recomnmended for
Soquel-San Jose Road, between Soquel Drive
and Soquel High School. The three-lane width
accommodates bicycle lanes, the middle Jane
being a continuous left turn lane,

Sonuel Drive/
Porter Street Intersection

Objectives for this intersection are to improve
the functioning of the intersection without street
widening and with improved pedestrian safety
and a visually improved crosswalk treatment.

It is recommended that the existing fourlane
configuration on Soquel Drive be maintained,
and that on-street parking be removed to
accommodate sidewalk widening and bicycle
lanes.

It is recommended that four lanes be
developed on Soquel-San Jose Road at the north
leg of this intersection to accommodate three
southbound and one northbound travel lane.
See the Soquel Drive Design Plan on pages 30-31
for an illustration of this lane configuration,

Soquel High School Traffic

Traffic surveys indicated ¢hat Soquel High
School contributes a significant amount of iraffic
t¢ the Soquel Village area during the a m. peak
hour. It may be appropriate to apply
Transportation Systems Management (TSM)
techniques to the high school Although TSM
measures are generally used for large office
centers, it could be used quite effectively at
Soque! High School Measures such as
encouraging car-pooling, transit, biking, and
walking can be used to decrease the amount of
vehicular traffic to and from the high school. A
key objective of the Sequel Village Plan is to
develop improved pedestrian routes to the high
school campus. These include improved routes
from Sequel Drive to the south end of CAmpus
and a pedesirian bridge at Bridge Street crossing
Soquel Creek and linking the residential area
east of the Creek with O'Neill Court and main
eniry to the High School.

Soquel-San Jose Road/
O’Neill Court Intersection

The Soquel-San Jose Road/O'Neill »
Court/High School entrance intersection is See the Level of Service Chart
operating with Level of Service “C,” indicating on page 84
average delay during both peak hours. The high

Rzt contenued on page 72-
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school traffic has a significant impact on this
intersection during the a.m. peak hour. The
northbound left turn from Soquel-San Jose Road
at a.m. peak hour is currently 423 vehicles which
would generally warrant a double lefi-turn lane.
Qptiens for improving congestion at this location
include:

(1) The development of an alternate access
point and park area west of the high schoal
accessed through the O'Neill Ranch
property.

(2 Transportation Systems Management
(TSM) techniques as discussed above.

3) The development of alternate vehicular
drop-off points in the Village, combined
with improved pedestrian access to the
south past of the Soquel High School
campus.

@) Development of the Bridge Street
pedestrian bridge crossing Soquel Creel
and linking the residential area east of the
Creek with the high school campus.

(58} Adding an additional left-turn lane to
Soquel-San Jose Road.

6) Extending the length of the existing left-turn
lane by some 400 feet, which would
require street widening and grading work.

These proposed improvement alternatives
should be further studied and coordinated with
Soquel High School Master Plan developments
and the O’Neill Ranch Master Plan process.

Main Street

Main Street between Porter Street and easterly
Soquel Drive has additional capacity and the
potential of carrying more through traffic. East
Walnut Street currently carries more through
traffic than Main Street, probably due to the
desire of drivers to by-pass Soquel Drive.

‘The Soquel Drive/Main Street intersection is
cutrently controlled by a four-way stop sign. The
Intersection has an a.m. and p m. peak hour
similar to the Soquel Drive/Porter Street
intersection and has & Level of Service “C.”
Future p.m. peak hour volumes would warrant a
traffic signal. A proposed elementary school on
North Main Street would also warrant
signalization at this interaction.

A specific plan for pedestrian improvements
should be developed for Main Street which both
facilitates north-south pedestrian/bicycle
circulation and links with the proposed
pedestrian bridges at Bridge Street and Walnut
Street.
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Saorquel Drive/ ¥
Robertson Street Intersection "
Future p.m. peak hour volumes would i
L3

warrant a iraffic signal at this location. Eastboung
Soquel Drive vehicles driving downhill into the -
village tend to drive a good deal above the
posted speed limit; this combined with syght
distance problems for vehicles accessing Soquel ©
Drive from Robertson Street creates safety '
problems for motorists and pedestrians

The intersection is currently unsafe for
pedestrians due to vehicle speeding, inadequate
sight distance, and excessive crossing distances.

Future signalization, with a choked down
street section at Robertson Street to provide for
safer pedestrian crossing, is recommended. See
the illustraticn on page 29.

In addition, signalization at this location wili
create increased “openings” at the Soquel
Drive/Daubenbiss Avenue intersection,
improving pedestrian safety at that location
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Soquel Drive/Daubenbiss Avenue
Intersection

This intersection is currently controlied by
stop signs in the easthound and northbound
directions. This arrangement provides
pedestrian protection at this Jocation and shouid
be enhanced in the future with the signalization
of the Soquel Drive/Robertson Street
Intersection and the addition of crosswalk
pavers.

It is recommended that this location be
improved in two phases:
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(1) Add crosswalk pavers to the east
crosswalk on Soquel Drive.

(2  After signalization of the Soquel
Drive/Robertson Street intersection, add
crosswalk pavers to the west crosswalk on .
Soquel Drive,
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An additional stop sign on Soquel Drive in
the westhound direction has been discussed, but
is not recommended due to the potential back-up 3
queusing into the Soquel Drive/Porter Street
intersection.
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Signal Synchronization

The eventual signalization of Soquel
Drive/Robertson Street and Soquel Drive/Main
Street should be analyzed for signal
synchronization with the signa) at Soquel
Drive/Porter Street to ascertain if enough gaps
can be created for improved pedestrian crossings
at Soquel Drive/Robertson Street, Soquel
Drive/Daubenbiss Avenue, and Soquel Drive
midway between Porter Street and the Soquel
Prive bridge.

C’Neill Ranch Master Plan

The O’'Neill property {commonly referred to
as the O'Neill Ranch) is a 97-acre parcel recently
purchased (1989) by the County of Santa Cruz.
The property is located north of Soquel Drive
and forms a “TI" in plan view with Soquel High
School located to the east, Old San Jose Road
abuts the eastern “T,” and Rodeo Creek Gulch is
approximately 100 feet from the western edge of
the property.

A preliminary list of uses suggested by
participants in public meetings facilitated by the
County Redevelopment Agency includes: a
community park and active recreation uses,
affordable housing, Soquel High School
expansion, a performing arts center, and other
public facilities,

The development of the O'Neill Ranch is
dependent upon further analysis of park uses
and a partial Forty-First Avenue extension which
provides O'Neill Ranch access and a “rear” entry
to new parking areas for Soquel High School.

Various combinations of potential park
facilities, combined with options for and
extension of Forty-First Avenue to Soquel High
School would impact Soquel Village in different
ways and at different times of the day.

From the point of view of Soquel Village
design objectives, the most advantageous
combinations of O'Neifil Ranch uses would: (@)
not contribute to increased peak hour congestion
at the Soquel Drive/Porter Street intersection; (b)
facilitate alternate vehicle access to So quel High
School; and (c) contribute to the goal of
developing Soquel Village as “destination” rather
than a “route.”

PARKING ISSUES

Existing Conditions

Soquel Village is characterized by
individually owned and developed parking
areas. Over 65% of the existing parking facilities
do not conform to the Santa Cruz County Code
on-site parking requirements. Non-conformance
includes: (a) lack of adequate parking spaces; (b)
parking lot design with inadequate back-up
dimensions; and (¢) lack of landscaping and
pedestrian amenities,

Furthermore, due to the parcel by parcel
development of the existing surface parking,
there is a lack of an internal circulation system
and signage program tying together the parking
in 2 unified manner.

A 1987 Parking Needs and Preliminary Site
Analysis Study (DKS Associates) found that the
Soquel Village area had a parking shortfall of
approximately 130 spaces during the peak retail
shopping season in December, and concluded
that:

“Many of the smaller businesses and
restaurants have rear-door parking, which is
available on a shared or limited-use basis for
patrons of businesses in the immediate ares.
Other isolated businesses either provide their
own parking or have no parking. Reserved
small-area parking in the core area indicates
the need for a shared parking concept that is
served by an adequate circulation system.
Small, disjointed parking areas are inefficient
and difficult to reach conveniently. An
effective system of shared parking with
continuity in the circulation system will lead
to increases in eommercial activity in the
whole area.”

The DKS study also found that based upon
surveys sent to local businesses and completed
by both employers and employees:

(I)  38% of employers returning surveys
provide no parking for employees and 29%
provide no customer parking,

2}  The most critical demand for parking is in
the southwest quadrant, south of the
Soqueli's/Soquel Financial Center and
west of Porter Street

Rext continsced on page 7
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(3)  Peak parking demand is at the noon lunch
hour.

4) There are two under-utilized privately
owned parking areas which could provide
additional parking supply:

(2) The church parking lot on the north
stde of Soguel Drive, west of
Daubenbiss Avenue.

(b) The bank building at the southeast
corner of Soquel Drive and Porter
Sireet could provide evening
parking.

The parking situation is aggravated by the
lack of pedestirian scale and a pleasant walking
environment which would allow visitors and
emplovees to enjoy longer walking distances
from parking to destination. Therefore, the
current parking situation encourages motorists to
park as close to their destination as feasible,
which often leads to increased travel time
circling the village waiting for a desirable parking
location.

Surveys mailed to local property owners,
business owners, and residents as part of the
Soquel Village Economic Study (Zephyr
Urban Management Associates, 1989) indicated
that there is a public perception of poor parking
availability in Soquel Village and that there is
support for increased landscaping and
sireetscape amenities in the village. A “favorite
experiences” survey distributed to Soquel

Village Plan workshop participants indicated
that 28% of respondents rated their “favorite
experience” of Soque] Village as “walking or
bicyeling to town.” This conflict between the
combined lack of parking and pedestrian
amenities with a strong affection for “walking to
town” or “maintaining village pedestrian scale” is
often 3 dominant theme in the master planning
of rapidly urbanizing small towns and business
districts.

Sirategies for reconciling these conflicts in
Soquel Village focus upen longterm planning
which provides compatible land uses, including
parking, in the Soquel Creek floodway. Since
land use changes in the Soquel Creek floodway
are proposed over a twenty year period (see
pages 22-25), the Soquel Village Plan develops
both shortierm and long-term parking strategies

A Soquel Parldng Committee has been
formed which includes representatives from the
Soquel Chamber of Commerce and loecal
property owners to investigate the formation of a
Parking District or Business Improvements
District which would purchase and manage
parkeng in the Village area.
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Shori-term Parking Strategies

Short-term parking strategies should inclugde
four inter-related tasks:

voEE T

(Iy  The parking district should investigate
leasing existing under-utilized surface 3
parking lots and develop shared parking ¥
and maintenance agreements with the
properiy owners.

(@) The parking district should wherever
feasible develop temporary leases an
properties scheduled for eventual
development but which could be uuiized
for shortterm parking

(3) Parcels in the Soquel Creek floodway
should be considered for purchase utilizing
a combination of FEMA, parking district,
and Redevelopment Agency funding to
develop transitional parking until funds
become available to implement the long-
term floodway infill schemes llusirated op
pages 24-25,

(d) The parking district should re-design
existing parking lots which are currently
non-conforming and install parking meters
as a method of generating funds. It should
be noted that most existing non-
conforming parking areas when re-
designed will contain less parkung spaces

than currently exist in the nen-conforming
configuration. However, if the parking
disirict is to install meters and provide
maintenance, it is important for public
safety and lability concerns that the
parking areas are legal, code conforming
public parking.
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Two existing parking areas were identified as
under-uitlized in the DES study. The first,
Lighthouse Church on the north side of Soguel
Drive and west of Daubenbiss Avenue, is used
primanly on Sundays and evenings. By leasing
the paridng area as a shared parking area with
the c¢hurch, some 80 parking spaces could he
available for daytime and Saturday use Farking
in this area would be appropriate for both long-
term emplovee parking and customer parkng
and could also replace the Soquel Drive on-
street, parajlel parking scheduled for relocaton.

The second under-utilized parking lot is the
bank parking area on the southwest corner of the
Soquel Drive/Porter Street intersection. While
this ot 15 heavily used during the dayiime, it is
virtually unused in the evening during peak
dinner-restaurant hours. A shared-parking lease
at this location could benefit restaurant and
evening activities in the village. .

As a general rule, the Soquel Village Parking
District should temporarily lease land which will
be developed eventually, but which could be i
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utilized on 2 shori-term basis for village parking.
Since major new parking areas will depend
upon property purchase within the floodway or
private infill projects, this type of short-term
sirategy is extremely important The “Stollman”
property on the southwest corner of Daubenbiss
Avenue and Soquel Drive is a good example of
an opportunity site for this approach. This
location is an importani architectural link
hetween the historic Daubenbiss House and the
historic townscape on Soquel Drive between
Daubenbiss Avenue and Porter Street. Design
guidelines for this site are illustrated on page 41.
A temporary parking facility at this location
could generate approximately 50 parking spaces.
Combined with the Lighthouse Church lease
agreement for parking, this location could
provide enough parking to make up for the
parking shortfall in this area, plus relocate the
existing parallel on-street parking on Soquel
Drive, west of Porter Street.

The parking district, in cooperation with the
Redevelopment Agency and FEMA, should
consider purchasing parcels in the Soquel Creek
floodway for eventual conformance with the
floodway plans illustrated on pages 22-25. The
parking district and Redevelopment Agency
should investigate the feasibility of purchasing
the existing building and property owned by the
Central Fire District The fire station's location
within a FEMA mapped 100 year flood plain and
within the higher velocity flood waters of a
floodway is an inappropriate location for a fire
station and emergency center. The fire district is
currently analyzing alternative locations for a
future fire station in order to expand facilities and
to relocate from the existing floodway location on
Soquel Drive in the northeast quadrant of the
village. Since the property owned by the Central
Fire District is adjacent io the County owned
Porter Memorial Branch Library located on
Soguel-San jose Road, there is a unigue
opportunity to develop a shared parking facility
on this site. The illustrative plan on page 23
shows the fire station site with approximately 60
parking spaces linking Soquel Drive with Porter
Street.

Long-term Parking Strategles

Long-term parking strategies for the portion of
Soque! Village east of Porter Street are integrated
with the long-range floodway design plans on
pages 22-25. These plans provide more than
adequate parking for projected future needs in
both the northeast and southeast quadrants.

Several infill planning alternatives were
developed for the northwest quadrant, just south
of Soquel High School. In order to meet parking
needs in this quadrant, extensive redesign

should occur which develops shared parking

hehind buildings and limits driveways to one on

Porter Street and one on Soquel Drive, west of

Daubenbiss Avenue. The primary issue for this

quadrant will be the ability to coordinate

development to ensure that the comprehensive
approaches illustrated in each alternative
scheme, or variations of these schemes, are
adhered to.

The southwest quadrant, west of Porter Street
and south of Soquel Drive, will continue ta have
some parking shortages within the quadrant,
which can be mitigated by providing employee
parking in other quadranis. Existing historic
structures on Soguel Drive make infill schemes
difficult. Recommendations in this quadrant
include:

(1} Developing employee parking in other
guadrants such as the leased parking area
at Lighthouse Church.

(2) Maintaining the existing parallel, on-street
parking on the west side of Porter Street.

3) Restricting second floor development in
existing historic buildings and in new
structures on Soquel Drive unless
additional employee parking is developed
utilizing excess parking in other quadrants.

In conclusion, long-term parking as illustrated
in this plan should be more than adequate for
the village but will continue to have a slight
shortfall in the southwest quadrant. Parking
management, attractive signage programs, and
aggressive village-wide marketing and
advertising will be key elements in the long-term
success of village parking strategies.

VILLAGE PARKING OBJECTIVES AND
GUIDELINES:

(1) Development of an attractive, coordinated
village signage program.

(2> Development of an attractive, safe village
pedestrian system which links parking
areas with shops and village focal peints
such as Soquel Creek.

(30 Development of an efficient internal
circulation system connecting parking
within each quadrant and limiting access
points to several well signed and
landscaped areas.

(¢ Encouragement of public-private
development strategies and shared
parking development managed by a local
parking district.

{5} Coordination of parking disirict
management with a village business
advertising campaign.
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ECONOMIC AND MARKET
ANALYSIS

One of the principal goals of the Soquel
Village Plan is the economic revitalization of

the village commercial area. To provide specific
economic information and recommendations in

support of this goal, a market analysis of the
Soquel Village area was prepared by Zephyr
Urban Management Associates. This market
analysis provides: (1) basic economic and
demographic data about the Soquel area
population; {2) opinion surveys of resident
shoppers, business owners, and property

owners; and (3) specific marketing strategies and
suggestions for physical improvements aimed at

the economic revitalization of Soquel Village,
The surveys were mailed to over 350

households in the Soquel Village Market Trade

Area, and to all business and property cwners

within the Soquel Village Economic Study Area.

The boundaries for distribution of business and
property owner surveys are illusirated on the
raap below. This format was also utilized for
similar surveys in the unincorporated areas of

Boulder Creek, Ben Lomond, Felton, and Aptos

so that the results from each village area would
be compared.

It is significant that the physical
improvements to Soquel Village suggested by
survey respondents largely ceincides with the
more specific physical improvements resulting
from the Soquel Village planning process.
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Soquel Village Market Trade Area ;
The market analysis identified the “Soquel ¥
Village Market Trade Area” as an irregularly g
shaped area extending approximately one to §
three miles from the intersection of Soquel Drive »
and Porter Street and encompassing all of Santg
Cruz County Census Tract #1219 and 30% of e
Census Tracts #1217 and #1218. The i%ﬂ
demographic and economic statistics presented =

in this report are hased upon recent census data
from these County Census Tracts.

Of the five unincorporated villages
surveyed (Soquel, Aptos, Felton, Ben Lomond,
and Boulder Creek), the Soquel Village Trade
Market Area had the lowest median household
income, the lowest number of persons per
household, the lowest five year annual
population growth and the second lowest per
capita income.

The Soquel Village Economic Study Area
includes the Soguel Village Core or primary
downtown area and is generally bordered by
Soquel Creek {to the east), the Daubenbiss
House {to the west), Walnut Avenue and Soquel
Elementary School (to the south), and the
Soquel Branch Library {to the north).
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Survey Resulis
(1) Resident/Shopper Survey:

The resident shopper survey indicated a
willingness to patronize businesses in Soquel
Yillage and indicated that convenience was a
strong motivating factor for shopping in Soquet
Village. However, survey respondents indicated
that they did not shop in Soquel Village on a
regular basis because of “limited selections” and
a perception that there were "better prices
elsewhere,” They rated the area "good” or "fair”
for attractiveness, cleanliness, and safety, and
“poor” for convenient parking spaces and variety
of goods sold. Respondents indicated that they
felt businesses offered adedquate hours for
shopping convenience.

Respondents regularly patronized restaurants
and video stores In the Village. However, the
remainder of the businesses in the Village area
were patronized occasionally, or not at all,
depending to some extent on spin-off trips from
either local restaurants, the video store or the
Post Office. This indicates the potential o attract
new customers or expand customer visits if
more businesses complemented customer-trips
to more popular village locations.

The lst of goods and services that
respondents would like to have available in
Soquel Village was quite extensive. Some
common choices included:
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(a) drug store;

(b} hardware store;

(c} variety store;

(d) dry cleaners;

(e) grocery store; and

() more retail apparel stores.

The desire for a village drug store and dry
cleaners was a common goal in other village
surveys conducted in Aptos, Ben Lomond, and
Boulder Creek.

The list of physical improvements suggested
by respondents is in suhstantial agreement with
improvements that were suggested by the
Soquel Village planning process and included:
sidewalks, improved and wider streets to
accommodate bicycle lanes, traffic solutions,
more parking, and pedestrian amenities such as
street trees, benches, and pleasant and safe
crosswalks.

In general, residents responding to the survey
are supportive of existing businesses and are
interesied in more high quality businesses
locating in the village commercial area. Resident
responses indicate that an improved physical
setting, greater variety, better prices, and more
high quality businesses would lead to increased
patronage of the Soquel Village commercial area.

(2) Buslness Owner and Property Owner
Surveys:

The business owner surveys indicated that
over the past 18 months, business trends were
generally “up” and that over the past five years,
business was “improved somewhat." The single
largest response regarding the future for Soquel
Village businesses was “wait and see,” with
“optimistic” and “generally favorable” being next.
In contrast to the resident/shopper surveys,
business owners indicated their interest in more
and better coordination of hours of operation. In
addition, business owners perceive their single
largest source of business was from residents
throughout Santa Cruz County, with residents
who live north of State Highway 1 in the Soquel
vicinity being a close second.

The primary “assets” presently existing in
Soquel Village were identified as: “its charm,”
ambience (old buildings), friendly people,
Soquel Creek, and mid-County location. The
most pressing problems were identified as
parking and traffic. Eighty-three percent (83%) of
respondents supported an increase in promotion
and advertising activities. Sixty-two percent (62%)
indicated that they had no immediate plans for
remodeling, but 67% indicated that a
comprehensive program of building
rehabilitation would have a positive effect on
their businesses, In conclusion, the responses to
the business owner and property owner surveys

were quite similar and indicate that there would
be general support from both business owners
and property owners for a comprehensive
marketing, promotion, and physical
improvement program aimed at the economic
revitalization of Soquel Village.

Exlsting Business Inventory

The total building area within the Soquel
Village Study area is approximately 97,400
square feet which represents a total site coverage
of 21.85%. This density is on the low end of the
expected range of density for an older
commercial area. Generally, a cornmercial area
with a low density tends to be vehicle oriented
rather than pedestrian oriented. By removing
commercial uses from the floodway, future
commercial densities in Soquel Village as
proposed in the Soquel Village Plan could lend
themselves to a more pedestrian oriented
environment as relocated husinesses intensify
the commercial core.

Currently, the majority of commercial uses in
the Soquel Village area are non-retail, with
professicnal offices and eating and drinking
establishments dominating the mix of uses. Thus
trend will most likely continue unless
improvements to parking, pedestrian safety and
an aggressive campaign to attract high quality
retail uses are implemented.

Competing Commercial Areas

Based upon results from the
resident/shopper survey, the primary
competing commercial areas for Soquel Village
retajl uses are,

{1) Convenience Goods (such as grocery,
drugs, liquor, eic.).
(a) Forty-first Avenue Regional Shopping
Center and the Safeway/K-Mart on
Forty-first Avenue just south of
Soquel Drive
(b) Nob Hill Market Shopping Area on Bay
Street in Capitola which is the
southerly extension of Porter Street
in Soquel
{2) Comparison Goods (such as apparel,
linens, housewares, etc.):
(a) Capitola Mall at Forty-first Avenue
Regional Shopping Center
(b) Capitola Village.
(3) Specialty ltems (gifts, art, jewelry):
(a) Santa Cruz/Pacific Garden Mall
(b) Capitola Village.

It is interesting to note that the competing
shopping areas, with the exception of the Pacific
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“More than anything, a
successful downtown 1s people.
We must provide the elements,
such as high quality retailers,
entertainmens and services,
that are needed to bring people
downtown.”
Mountan View
Revitalization Director
Barney Burke
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Garden Mall, are within the immediate vicinity
of Soquel Village. Furthermore, traffic surveys
would seem to indicate that many shoppers
actually trave] through the Soquel Village area to
reach these competing shopping areas.
Therefore, the objective of making Soquel Village
a “destination” versus a "route” becomes
particularly important as a marketing strategy.

While there is a strong indication that many
vehicles utilize Soquet Village and particularly
Soquel-San Jose Road as an alternate route to
San Jose, the San Jose area is not indicated in
any resident/shopper surveys as a competing
market area. Similar surveys in Ben Lomond
and Felton indicated quite strongly that the San
Jose area was an alternate or competing
shoppmg area for San Lorenzo Valley residents
who commute to San Jose

Market Potential

Based upon the analysis of the household
income data developed from census tract
surveys in the Soquel Village Market Trade
Area, there is a market potential of
approximately $45 million of retail salea (barring
competition from other areas), in the Soquel
Village vicinity. In contrast, the estimated gross
retail sales for 1988 in the Soquel Village
Economic Study Area was $6.2 million. While
there are many elements which contribute to
these two figures, it is clear that one objective for
Soquel Village economic revitalization would be
to try and attract a larger proportion of local
spendable income

There is an opportunity for expansion of retail
development in all three retail areas;
convenience, comparison goods, and specialty
goods. Soquel Village has a large number of
eating and drinking establishments which enjoy
county-wide support. Developing
complementary retail uses and business hours
which encourage spin-off activities from this
existing success should be encouraged. Both
convenience goods and specialty items have
retail growth potential in Soquel Village, since
the village core is convenient to approximately
11,700 residents,

In terms of specialty goods, Soquel is in direct
competition with both the Pacific Garden Mall
and Capitola Village. Both of these competing
settings have a unique pedestrian flavor, are
known for artisan and craft shops—and both
have perceived parking problems (yet are very
successful). Key elements in competing in the
specialty poods area include:

(1) Developing a unique and desirahble
pedestrian setting;

(@) Developing unique physical settings such
as Soquel Creek and activities related 1o the
creelg

{3) Developing promotional activities which
center around Soquel's restaurants and
specialty/craft shops which have hours of
operation which complement restaurant
hours of operation.

In the convenience goods area, Soquel's
proximity to 11,700 residents must be recognized
and encouraged with alternate forms of
transportation, convenient parking, and
promotional activities. Of critical importance 1n
this reiail category, is the linking of convenience
oullets to each other and to public parking

Marketing and Finance Strategies

To achieve the goal of economic revitalization
in Soquel Village, two areas of activity, marketing
and physical improvements, must be effectively
organized, coordinated, and implemented
Marketing includes the promotional activilies of
individual businesses as well as village-wide,
cooperative advertising and promotional
camnpaigns end the recruitment of new businesses.

Physical improvements include developing
pedestrian circulation systems, additional and
well signed parking areas and developing
amenities which enhance the character of Soquel
Village. These types of improvement include-
the potential of developing a lingar park along
the west bank of Soquel Creek, focusing outdoor
space so that views to the creek and adjacent
hillsides are enhanced, and providing entryways
which notify visitors that they are entering a
special place

Since most of these activities require
public/private coordination, it is important that
there is a well organized business association
with active membership and that the asseciation
can provide member services that could not be
secured as efficiently by individual businesses.
Furthermore, the business association, whether it
be the Soguel Chamber of Commerce or ancther
group, should he actively involved in the
management of the Soquel Village Parkung
District, The business association should be
comprised of all businesses in the Soquel Village
area and possibly those located just beyond the
siudy area limits, and should coordinate or
initiate the following activities:

(1) Development of cooperative advertising
and promotion;
2y  Addressing common business problems
and issues;
Text continued on page 87
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DOWNTOWN MOUNTAIN VIEW!

If you're hungry for great cuisine from around the world, or around the block,
you'll find it at these fine restaurants in downtown Mounlain View:

1 Andy's Chinese Restaurant
174 Castro Strevt 968 9494
Sperializing i Cantonese
wnd Mandarnn cusine

2 Chez 1.
Y38 Villa Stivet Y64-7466
Mudern French cugsane
Wenrer of the * Cold Moedeal
ut Sumba Clara Connty
w1 San Francisco Focus
mugaztie

3. Colone! Lee's Mongolian BRQ
94 Castro Streef 96K-0341
Dutaertime — allyoneaneal

4. Double Rainhow
135 Castra Street 964 2479
The tee creenm rulid "Best e
Amenca " Also sen g yunot
espressu, ¢ehes, sBored e
wited gown et sandinekes

5. Bynasty Seafood Restaurant
360 Lashia Sthrect Yhi-66.05
Fresh serfind

6. El Calderon
Y9 Catldesan Stieel 30 V3.1
Serfeagoren foud — home of
the wedd fomon Popiese

1. Florentine
118 Cantrn Shreet Va1-6331
A T b of ltaly en s
netghbirhod

8. Golden Wok
&U5 1V fle Sliect G4 K247
Seechrin Hhowan & live
seetfood specalins

CENTRAL EXPWY

CALIFORNIA

12. Kyo Restaurant

867 Wesi Dana Street 969 2241

Sermng fine fapanvse
crisine 11 the downlfown
Jor ben years, with non-
tommercialized ronktg
and serrices

13. La Fiesta
240 Vilta Streel 908 1364
"An anihentic Mezi en
rostsrait

14. La Poblanita Mexican
Restaurant
209 Castro Sheel 967 14T
Anongrued Mextean
resferes codd siree 1974

15. Lotus Garden Chinese
Restaurant
210 Hope Street Y67 3500
Exee oot Cantonese ciesiste

16. MeKong Restaurant
284 Lindm Stieet 968 2604
The finest Vigtnanrese caisine

17. Mervyn's Fine Food
230 Lavtra Sheet Yal 170
A fore ede sestamant

18 Mumtaj Indian Cuisine
126 Contio St el whl 2443
Deltcons Newth hadveen food

19. Printer’s Inc. Cafe
I Cerstane St Yh) XAtk
Fagens an espressn vk aend
elesse 7 e entd ez e
calt weerlwking the huok

sfuie
9, Huus‘e of Yee 20. Szechuan Garden
181 Castis Shiee ! 901 G4 R
Vieendlerin & Saeedyiant it estaurant
T8 Confonn Shice ] YRttt 56
10. Jacqueline, A Cafe & Wundes e & Szeehuein
Wine Bar Ty
ih':f? Last Sm'rr*n”‘ih-f 2003 21, Tied House Cafe &
aftforaen freesivl cieesin Brew”y

1 hudenicr vf ek ss
gueerdely eaved soeplicshy

11. Kirin Chinese Restaurant
JHG Corsliu Shieel GBS 195
Contfrag st el seadod visiin

CHURCH

CALBEERON

D3 Villa Shieet Y65 2734
Fosh bres breveed e vite,
neesgtirte hioded find

spes tads sirsEes 0
watgree atnanphero

Example: Downtown Restaurant Map
Courtesy: Downtown Mountauw View Restanrant Association
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“Qf the four components of the
Main Street Program;
promotion, design, economic
restructuring, and
organtzation; orgamzation is
the element that gets the whole
program off the ground!”

Mamn Streef Facy
Newsletler
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(3  Representation of the village with a
common voice;

4y Management of the parking district;

(5) Liaison with County staff for physical
improvements recommended in the
Soquel Village Plan;

{6) Design and preduction of a Restayrant
Guide and Map {(see the Downtown
Mountain View example on page 79);

{7}  Sponsor workshops for businesses on
issues such as business signage and
marketing;

(8  Sponsor special events or festivals to
attract people to Soquel Village, for

example.
(a) historic walks and selfguided
histaric tours,

() Soquel Creek festivals,

{© complementary activity promotions
such as reduced restaurant prices for
shopping in Soquel Village.

The business association should provide
effective leadership in an effort to: (1) retain
existing businesses and recruit compatible new
businesses; and {2} assist those existing
businesses that are in need of expansion and
wish to remain in Soquel Village. In this
instance, the business asseciation should play an
active role in the relocation of existing businesses
in the Soquel Creek floodway to the northwest
quadrant as recommended in the Soguel
Village Plan.

In addition, the following physical
improvements have been supported by beth the
resident/shopper survey responses and by the
Soquel Village planning process:

(1) Enhancing the existing historic character of
buildings in the Village area and
enhancing the natural features of Sogquel
Creelk; ’

(&) Adding to and managing the parking
supply in the village, coordinated with a
comprehensive internal circulation system
which links parking areas where feasible;

wde

(3)  Encouraging attractive “rear” access to
businesses from parking areas and, where
feasible, from Soquel Creek,

@) Providing attractive and safe pedestriag
areas complemented by public seating,
artwork, and appropriate landscaping.

The proposed retail development of Soquel
Village and proposed physical improvements
recommmended in the Soguel Village Specific
Plan must be accompanied by a well funded
and easily implemented marketing program, As
a general standard, small retail outlets shouild be
spending approximately 2% of their gross sales
on advertising and promotions and an
additional 5% on collective advertising and
promotions An effective marketing campaign
should include: (1} maintaining customer
mailing lists; {2) coordinating promotions and
special eventis; and (3) an extensive local and
regional advertising campaign. This should
include sending press releases to local
newspapers each time recommended physical
improvements from the Soquel Village Plan
are implemented.

Structure of the Business Assoclation

In December 1989, the Santa Cruz County
Board of Supervisors approved the formation of
a Parking and Business Improvement District for
the Soquel Village ares, as per the California
State enabling statute: “The Parking and Busingss
Improvement Area Law of 1979, as amended.”
Under this type of program, all businesses in the
specifically defined area are assessed according
to their type of business and according to the
level of business activity.

Orne of the primary roles of the Business
Improvement District will be to attract new
businesses to the Soquel Village area and te
coordinate the relocation of existing businesses
from the floodway quadrants to the northwest
quadrant of the village. For this reason, it is
recommended that the Business Improvement
Association establish 2 New Business
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Recruitment Committee which would serve as
a steering cormimittee to provide input to and
supplement the efforts of the general
membership, Elements of this program should
include:

(1)  Development of a Commercial Area Data
Base including:

(a) business profile of existing
businesses,

(b) site analysis, complete information
about the use of each parcel in the
area and any planning constraints,

() graphic presentation of the above
data;

(2)  Business mix or clustering plan—this
includes the clustering of complementary
uses within the commercial area to gain
maximum benefit from pedestrian activity
and from “spin-off” uses created by
adjacent activities with complementary
features;

3}  Prospect list—should include a list of
prospective new businesses and a list of
businesses that wish to relocate or expand
within the village area,

(4) Packaging of properties—because most
existing businesses are non-conforming in
terms of parking and site development,
and recommendations in ihe Soquel
Village Plan propose shared parking
areas and combining parcels, the New
Business Recruitment Comurmittee should
dlso help package prospective businesses
with private development teams capable of
preparing development applications and
implementing projects.

Coordination with Other Business Groups

Business groups m Boulder Creek, Ben
Lomend, Felton, Aptes, and Soquel are all in the
process of developing business and town plans
and have developed practical skills with different
areas of focus. It is, therefore, recommended that
the Soquel Business Improvement

District/Association actively coordinate activities
with other village business groups in the
unincorporated areas of Santa Cruz County. For
example, business groups in each village, by
pooling resources, might receive better return on
their promotion deliars “Historic” brechures of
the Soquel area could be distributed in other
villages. In this manner, more visitors
frequenting the Felton Covered Bridge or
Roaring Camp {(in Felton) might learn about
tustoric resources in Soquel or Aptos Village.

Town Plan Facilitator

In order to coordinate the diverse activities of
the Business Improvement District, the physical
improvements in the Soquel Village Plan, and
to act as liaison with the varying local agencies
involved in the long range physical
improvements discussed in this report, it is
recommended that the County and the Soquel
Viilage Business Association consider funding
for a Town Plan Facilitator

The role of the facilitator would be modeled
on the California Main Street Program’s “Main
Street coordinator.” The facilitator would be
available on a regular basis and, in the case of
Soquel Village, could be a halitime position. The
facilitator would be an advocate for Soquel
Village and through “Main Street” training
programs would develop skills in historic
restoration, facade improvements, marketing,
and would pessess an overview of what is
occurring in other community revitalization
Drograms.

The Town Pian Facilitator could produce and
coordinate a Soquel Village newsletier which
would have an attractive logo, provide details of
ongoing physical improvements, and act as a
promotional and networking element
implementing the Soquel Village Plan.
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HISTORIC MAPS

Original Subdivision Map

!
;

CEN"!'R‘E 5T

MAP OF THE
TOWN OF SOQUEL

AUGUST, 1888

Q 200 400
SCALE

sompiied by T W WRIGHT, M & BENNET & L BRHEALY

This map is a reproduction of the origiral subdivision map for the Town of Soquel, filed in 1888, Orniginal

covrtesy of Stan Stevens of the UCSC Map Library.
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Key to Historle
Development Map

1 Bewamun Parish House
3430 N, Main St. circa 1884
2 Residence: 3220 N Mawn St
circa 18961908
3 Residence: 3215 N. Man S1.
circa 1989-1908
4 Residence: 3131 N Mawn St
circa 1398-1908
3 Nugent Residence
3130 N Main 5t., cirea 1875
6 Windfield S. Parish Home Site
3100 N. Main 8t original home:
18531925 current bungalow; 1927
7 Sequel Congregational Chusrch
3045 Center Street
1870 by 5.A, Hall
8 Residence: 4830 Soquel Drve
cirea 1890
9 Residence: 2920 S Man St
circa 1885
10 Restdence. 2901 § Mamn St,
circa 1870
11 Residence: 2900 5. Mamn St
circa 1868
12 Residence: 28256 5 Main St
circa 1885
13 Residence 28208 Muan St
cirea 1888
14 Residence: 2815 S Mam St
cirea 1875
15 Residence: 2801 5 Mamn St
1893
16 Residence: 2751 S, Man St.
circa 1865
17 John D Chase Residence
2750 8. Main St circa 1869
18 Thomas Beck Residence
2741 S Main St, circa 1890
19 Soquel School, 2700 Porter Street,
originai schoal: 1853, current school
1921 by WW, Weeks
20 Soguel Plazg, 2715 Porter Street,
original building removed circa 1920;
current building circa 1022
21 Daubenbiss House
4500 Saque| Drive
1867 by Thomas Beck
22 45254640 Soguel Drive,
original buildings removed 1925-35;
current structures: Odd Fellows Hall,
circa 1925; Soque] Financial Center,
cirea 1928, Soqueli’s, 1936
23 Residence: 4609 Soquel Drive
circa 1890
24 4631 Soquel Drive
cirea 1890 {originally stables)
25 Residence: 3051 Porter St.
circa 1880
26 FPorter Memorial Library
3050 Porter St , 1913
27 Angell Residence:
3235 Paper Mill Rd., ctrca 1880
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Historic Development Map

Evolution of Bulldings In the Soquel
Village Study Area
(Source. Sanborn Map Company)

This map Hiustrates the sequence In
which buildings were constructed 1n the
Soquel Village Area.

- Before 1898

%/; Before 1908

E Before 1911

7 After1911
| PR

PORTER SIREET
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Level of
Service

A

Type of
Flow

Stable
Flow

Stable
Flow

Stable
Flow

Approaching
Unstable
Flow

Unstable
Flow

Forced
Flow

References:

Delay

Very slight or no

delay. If signalized,
conditions are such
that no approach

phase is fully utilized
by traffic and no
vehicle waits longer
than one red indication.

Slight delay. If
signalized, an
occasional approach
phase is fully
utilized.

Acceptable delay.

If signalized a few
drivers armving at
the end of a queue
may occasionally
have to wait through
one signal cycle.

Tolerable delay.
Delays may be
substantial during
short periods, but
excesslve back-ups
do not occur.

Intolerable delay,
Delay may be great—
up to several signal
cycles,

Ezcessive delay.

SUMMARY OF LEVELS OF SERVICE FOR INTERSECTIONS

Maneuverability

Turning movements are easily
made, and nearly all drivers find
freedom of operation.

Vehicle platoons are formed.
Many drivers begin io feel
somewhat restricted within
groups of vehicles

Back-ups may dévelop behind
turning vehicles, Most drivers
feel somewhat restricted

Maneuverability is severely
limited during short periods due
to temporary back-ups.

There are typically long queues
of vehicles waiting upstream of
the intersection.

Jammed conditions. Back-ups from

other locations restrict or prevent
movement. Volumes may vary

widely, depending principally on the

downstream back-up conditions.

V/C Ratio*

0.00-0.60

0.61-0.70

0.71-0.80

0.81-0.90

0.91-1.00

Varies*

*In general, V/C ratios cannot be greater than 1.00, unless the lane capacity assumptions are too low. Alse, if
future demand projections are considered for analytical purpeses, a ratio greater than 1.00 might be obtained,
indicating that the projected demand would exceed the capacity.

o Highway Capactty Manual, Special Report No. 209, Transportation Research Board, 1985.
» Highway Capacity Manwual, Special Report Ne. 87, Highway Research Board, 1965.

s TIKM.
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RESQURCES

Soquel Village Traffic Flan, prepared by the Santa Cruz County Transportation Commission, April 1980,

County of Santa Cruz Historic Preservation Survey, prepared by Bonnie L, Bamburg & Assoclates for the Santa Cruz
County Planning Department, 1985-86.

Soquel Village Parking Needs and Prelsminary Site Analysis, prepared by DKS Associates, San Jose, California,
October 1987,

Draft Environmental Impact Report for the Main Street School, prepared for the Soquel Elementary School District by
John Gilchrist and Associates, June 1988,

sty Wl s Dk .‘-:’z?gvsﬁfhﬁ.-.g—m s

Section 205 Reconnaissance Report, Soquel Creek Flood Control Project, prepared by the United States Army Corps of
Engineers, San Francisco District, 1987,

e

Soguel Creek Flood Protection Alternatives Study, prepared by Phillip Williams & Associates, Consultanis i
Hydrology, San Francisco, California, Qctober 27, 1988,

Sante Cruz City Schools Dustrict Facilities Master Plan, prepared by Morgan Woollett & Associates, November 12,
1987,

San Luis Obispo Creck Restoration Plan, San Luis Obispo County Land Conservancy, January 1988.

Soquel Village Market Analys:s, prepared by Zephyr Urban Management Associates, Sacramento, California, June
1980.

b Fe, “‘L;ﬂ#é% o Al

% A Long Range Plan for Library Service, adopted by the Library Board of the Santa Cruz Public Library, January 1986.

-

‘5 Soquel Village Traffic Analysis, prepared by TIKM Transportation Consultants, February 1989.

)

& Soquel Village Plan Line Study, prepared by TJKM Transportation Consultants for the Santa Cruz County Public
I Works Department.

. O'Neull Ranch Preliminary Site Plan Fegsibility Study, prepared by Jeff Oberdorfer & Associates, Inc,, March 1989.

" Felton Town Plan, prepared by Jeff Oberdorfer & Associates, Inc., 1987,
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