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CHAPTER 1: INTRODUCTIO N

1. INTRODUCTION

Figure 1.1 Historic Images of Downtown Soledaa

1.1 PURPO SE

Under California law, a specific plan is a planning tool

that allows a City to define a vision for a specific area and
apply guidelines and regulations for implementation. It
can establish clear policies, implementation strategies, and
design standards to guide public and private investment in
a coordinated manner.

The Soledad Downtown Specific Plan (Plan) provides
direction for the City’s historic downtown and adjacent
residential areas. It is intended to guide initiatives that
capitalize on the City’s unique assets with the overarching
goal of revitalizing downtown. The Plan is designed to
bring new life to the City’s historic Front Street corridor
by encouraging commercial and entertainment uses that
will draw locals and visitors, and reducing development
obstacles, such as environmental review, parking, and
permit processing.

The Plan aims to implement the Downtown Vision Program
and the 2005 General Plan.

1.2 HOW TO USE THE PIAN

This Plan is divided into five chapters. Chapters 1 though
3 are provide details regarding the overall vision of the
Plan Area and analyses of existing conditions. Chapter 4
(Implementation) contains policies and actions to serve as
a guide for bringing to life the vision for the Plan Area.
Chapter 5 (Development Code) is regulatory and controls
new development and redevelopment in the Plan Area.
More information on the contents of each chapter of this
Plan can be found in Section 1.8 (Plan Organization).

1.3 PLAN AREA

The City of Soledad is located in Monterey County,
approximately 25 miles south of Salinas along U.S.
Highway 101. Other nearby cities include Gonzales (10
miles), Greenfield (nine miles) and King City (20 miles).
The Plan Area encompasses all of downtown Soledad

and is bounded roughly by U.S. Highway 101 to the west,
North Street to the east, San Vicente Road to the north, and
Nestles Road to the south, and comprises nearly 200 total

acres.
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Figure 1.2 Existing and New Downtown Specific Plan Area Boundaries
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As shown in Figure 1.2, the Plan Area boundaries were
extended to the south and east from the 1996 Downtown
Specific Plan boundaries to incorporate the northern and
southern City gateways. The Plan Area boundary was also
extended two blocks east of Market Street to include the
residential neighborhoods adjacent to downtown. While
these neighborhoods are included in the Plan Area, they
are not included in Chapter 5 (Development Code). Instead,
the Development Code focuses on the areas of the Plan
Area expected to see the most significant infill and change.
The residential neighborhoods are expected to remain
residential, but were included to plan for the downtown
as a “complete neighborhood” and to apply historic
preservation policies

1.4 GOAILS

Based on community input, four key goals were developed
for the Specific Plan.

1. A vibrant hub forcommercial ac tivity,
entertainment, and hospitality.

Concentrate resources on attracting key projects to

the downtown area, rather than the highway-oriented
commercial areas on the north or south ends of the City.
Work with developers to initiate projects such as a movie
theater, hotel, senior housing, and mixed-use projects
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on vacant and underutilized infill sites. These types of
projects will act as catalysts to spur renewed interest and
investment in the downtown. They can be leveraged to
attract smaller supporting businesses including restaurants
and retail.

2. A pedestrian-oriented downtown that
showcases the City’s unique culture and
history.

Build upon the City’s existing pedestrian fabric including
historic structures and streetscapes to showcase the City’s
history and culture and to encourage complete streets and
multi-modal transportation choices. Revitalized buildings
will add character and visual interest to the downtown
and enhanced streetscapes will improve the pedestrian
environment.

3.A compact mixed-use downtown that
capitalizes on existing resources.

The City controls key sites including several vacant parcels
on the west side of Front Street, a vacant lot adjacent to

the museum on Soledad Street and Monterey Street, the
City Yard near Vosti Park, and a large parcel at the south
gateway to the downtown on Nestles Road. Appropriate
development form and type on these sites could not only
create great projects, but spur interest in downtown and
investment from the private sector.



In addition to specific lots, the City controls ample land

in the form of wide streets. At minimal expense, existing
paved street space can be repurposed for parking as greater
downtown activity results in increased parking demand. In
some cases, additional pedestrian amenities such as wider
sidewalks or additional landscaping may be appropriate.

4. A memorable place.

Building design, streetscape treatments, public spaces,
and unique elements such as gateway markers and
public art should contribute to a unique and memorable
downtown experience for both residents and visitors.
The objectives listed in Chapter 2 ( Vision and Downtown
Character) articulate concepts that aim to create this type
of experience. For example, a public plaza and train depot
will welcome visitors and clearly mark the center of the
City. The flower fields proposed on the vacant parcels
between U.S. Highway 101 and the railroad tracks will
be a differentiating element for downtown users and
highway motorists. The bright lights of the depicted movie
theater marquee could serve as a downtown landmark.
Properly oriented gateway development, streetscaping,
and a pronounced community center will contribute

to a significantly improved visitor experience from the
southern U.S. Highway 101 interchange and help to draw
visitors downtown. As these changes are integrated

and constructed over time, the City will take on a more
distinctive feel and personality, making it an attractive
place for residents or those travelling through the area.

1.5 OVERVIEW OF EXISTING
CONDITIO NS

DEMO GRAPHIC S

Population

The City population was estimated at 25,738 as of 2010
(U.S. Census, 2010). Among the total population, 10,143
persons were institutionalized (U.S. Census, 2010), most of
whom were inmates at the Correctional Training Facility
and Salinas Valley State Prison, leaving a total household
population of 15,595.

The Soledad population has grown significantly over the
past 20 years. From 1990 to 2010, the population increased
approximately 118 percent (excluding the prison inmate
population), with an average annual growth rate of six
percent. However, the City’s population is estimated to
have decreased slightly between 2005 and 2010.

Nearby Greenfield grew at a pace similar to Soledad, and
King City and Gonzales experienced rapid growth from

CHAPTER 1: INTRODUCTIO N

1990 to 2000 but the pace of growth in Gonzales slowed
slightly over the past 10 years while the population in King
City increased.

In the 2008 Regional Forecast, the Association of Monterey
Bay Area Governments (AMBAG) predicted continued
growth in Soledad and throughout Monterey County
through 2035. AMBAG estimated a total population of
33,760 by 2020 and 41,405 by 2035 for the City. Assuming

a prison population comparable to the average number of
inmates from 1990 to 2010, the adjusted non-prison AMBAG
population estimates would be 22,814 by 2020 and 30,459 by
2035.

As of 2010, Soledad represented approximately six percent
of the population of Monterey County, including the inmate
population.

Household Trends

According to the U.S. Census, the estimated average
household in Soledad contained 4.27 persons as of 2010.
The 2010 Soledad household size was lower among
owner-occupied units, with an average of 4.13 persons per
household, while the average in renter-occupied units was
4.45.

The Soledad housing stock consisted of 3,876 units as

of 2010 (U.S. Census). This represents an increase of 53
percent since 2000. According to estimates, the majority of
new units constructed were single-family homes, which
increased from 1,681 units in 2000 to 2,870 units in 2010,

an increase of 71 percent. As of 2010, single-family homes
represented approximately 72 percent of the City’s housing
stock. There was also a significant increase in multi-family
units of five or more, which increased over 120 percent
from 210 units in 2000 to 469 units in 2010.

As of 2010, approximately 95 percent of Soledad housing
units were occupied. The occupancy rate is slightly down
from 2000 when 98 percent of units were occupied. The 2010
occupancy rate in Soledad was higher than that of nearby
Greenfield and King City which had rates of 92 percent and
93 percent respectively, but slightly less than Gonzales,
which had an occupancy rate of 96 percent. Among
occupied housing units, 57 percent were owner-occupied

as of 2010. This represents a decrease from 2000 when 62
percent of occupied units were inhabited by the owner.

Income Trends

As of 2009, the City median household income was $57,132
(U.S. Census, American Community Survey). This was
slightly lower than the Monterey County median at $59,111
and the California median at $60,422.
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Figure 1.3 Photos taken during the Design Charrette and Economic Forum — Approximately 44 percent of Soledad households had an

annual income of less than $50,000. This is comparable to
the total percentage of Monterey County households at 42

percent.

Employment

Agriculture is the largest employment sector for Soledad
residents. The industry employed 2,091 residents as of
2009, approximately 35 percent of the working population.
Educational services, health care, and social assistance is

the second largest employment industry, followed by public
administration.

A high percentage of residents commute out of the City for
work every day. According to the U.S. Census, the mean

travel time to work was 25 minutes for Soledad residents
(U.S. Census, American Community Survey, 2009).

1.6 PLAN PREPARATION AND
PUBLIC PARTICIPATION

The Downtown Specific Plan was developed through
research of existing plan documents, as well as a thorough
public engagement process. The public engagement process
involved stakeholder interviews, a three-day design
charrette, a joint City Council and Planning Commission
meeting, and an economic forum. Results from this process
shaped the vision, goals, policies, and development code
included in this Plan. The public engagement process is
discussed in greater detail in Appendix C.

PUBLIC ENGAGEMENT PROCESS

Stake holde r Inte rvie ws

The Consultant Team conducted personal interviews with
25 community members on March 1, 2011. Each interview
ranged from 30 to 45 minutes. The interviews were
comprised of general, open-ended questions intended to
gather specific data as well as invite conversation, enabling
the Consultant Team to gather more extensive responses
than may have otherwise been captured.

Interviewees included public officials, downtown property
owners, and representatives of business organizations.
Interviewees were invited to participate based on the

recommendations of the Community and Economic
Development Department.

The results of these interviews were summarized ,
discussed at the design charrette, and incorporated into the
Plan, as appropriate.
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Design Charre tte

A three-day (May 2, 2011, to May 4, 2011) design charrette
was held at the Soledad Business Center in the Lum
Building on 749 Front Street to enable the community to
direct the long-term visioning process.

The charrette kicked off with a brown bag lunch
presentation on Monday regarding urban design and
circulation. The studio was held open Monday and Tuesday
evenings for the public to view preliminary drawings and
discuss ideas and concerns with the Consultant Team.

The Team gave another lunchtime presentation on Tuesday
to discuss economic development strategies for downtown.
The Consultant Team also had the opportunity to meet
with a number of City Staff members during the charrette
including the City Manager, Director of Community
Development, Director of Public Works, Fire Chief, as well
as the City Council, Planning Commission, and several
downtown property and business owners.

The charrette culminated in a presentation at a joint
Planning Commission and City Council workshop at City
Hall on Wednesday. The Consultant Team summarized
ideas generated throughout the visioning process and
presented a concept for the future of Downtown Soledad.
The final Vision Program presented to the Planning
Commission and City Council is the basis for all goals,
guidelines and standards presented in this Plan.

City Council and Planning Commission Joint Me e ting
A joint City Council and Planning Commission meeting
was held on August 3, 2011, to summarize the work
completed to date and to confirm the downtown Vision
Program before the Consultant Team prepared additional
analysis and illustrations, draft policies, implementation
actions, and the development code. The City Council and
Planning Commission were in favor of the Vision Program
Recommendations and agreed to move forward with the
Plan.

Economic Forum

An economic forum was held on October 19, 2011 at

the Soledad Business Center. Over twenty participants
attended the forum. Attendees included representatives
from the Soledad Mission Chamber of Commerce, the
Planning Commission, Santa Barbara Bank and Trust,
the Soledad Historical Society and Museum, a local ADA
representative, local independent business owners, and
land owners, among others.

Forum participants discussed current economic issues in
Soledad, with a particular focus on the shortage of viable

CHAPTER 1: INTRODUCTIO N

retail outlets in the downtown area. The Consultant Team
left with several community-driven economic goals for

building a stronger downtown.

PREVIO US PLAN DO C UMENTS

The following documents were reviewed and referenced
throughout the preparation of the Downtown Specific Plan.
See Appendix C for an overview of the documents:

* 1996 Downtown Specific Plan

* 2005 General Plan and EIR

* Municipal Code

e 2010 Community Design Guidelines and Standards

* Economic Development Strategy

1.7 AUTHO RITY

The Downtown Soledad Specific Plan is enacted pursuant
to Government Code Section 65450 by resolution, and the
Development Code (Chapter 5) by ordinance, to apply to all
property within the Plan area.

1.8 PLAN ORGANIZATION

The Plan is organized into five chapters: Chapter 2
(Vision and Downtown Character), Chapter 3 (Mobility and
Infrastructure), Chapter 4 (Implementation), and Chapter 5
(Development Code).

CHAPTER 2. VISION AND DOWNTOWN
C HARACTER

Chapter 2 illustrates how Soledad’s historic downtown
could transform over the next 25 years. It includes a
development program describing the build-out potential
for the Plan Area and provides an overview of the vision
and overall design for key sub areas.

CHAPTER 3. MOBILITY AND

INFRASTRUCTURE
Chapter 3 addresses mobility and parking in the Plan Area.

It provides guiding principles for street design, addresses
pedestrian facilities and safety, and includes standards
for bikeways as well as a discussion on public transit. The
Chapter also includes a number of parking strategies that
may play a key role in the successful implementation of
larger-scale catalyst projects proposed in the Vision.

This Chapter also addresses utilities and infrastructure
through a discussion of public facilities and schools, water
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and wastewater, and energy. It includes an analysis of
existing supply and lists improvements necessary to meet
the potential increase in demand that may be caused if the

Specific Plan build-out is met.

CHAPTER 4. IMPLEMENTATION

The Implementation Chapter organizes the ideas set forth
in the rest of the Specific Plan into a series of phased
actions. It also lists sources for funding the Plan’s proposed
projects and provides financing strategies.

CHAPTER 5. DEVELOPMENT CODE

The Development Code provides the building standards
and uses that will ensure new development is consistent
with the Plan’s vision. It includes a regulating plan of the
Plan Area’s new districts, and provides regulations for land
use, building design, frontages, signs, parking, and streets
and streetscapes. The Development Code also includes
procedures, standards for specific uses, general standards,
and definitions.
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CHAPTER 2: VISION & DOWNTOWN C HARAC TER

2. VEODN & DOWNTOWN CHARAC'IER

ZANETTA

2.1 NTRODUCTON

This Chapter summarizes the community’s vision for the
character and function of the Plan Area. As discussed in
Chapter 4 (Implementation), some improvements can be
initiated immediately while others may require years of
sustained effort.

The Chapter provides a strategy for revitalizing downtown
Soledad through strategic infill projects and improvements
that capitalize on the significant assets in the area. The
discussion and illustrations build upon the existing Design
Guidelines to establish the desired character and design
quality of the downtown.

The vision is based on an analysis of existing conditions, a
review of past studies, reports, and plans, meetings with
Staff and elected officials, interviews with stakeholders,
and public input gathered during a three-day design
charrette. Refer to Appendix C for a detailed discussion of
community input.

The vision outlines opportunities for improvement in five
downtown areas including the Downtown Core, Monterey
Street, Vosti Park, South Gateway, and the Railroad District.
Policies and actions in Chapter 4 (Implementation) address
improvements throughout the Plan Area and focus on

infill development, design and character, streetscape
improvements, historic preservation, and economic

vitality. The timeline, funding sources, and responsible
party for each action item is also identified in Chapter 4
(Implementation).

DEVELO PMENT PRO GRAM

The vision calls for significant infill development in the
downtown over the next 20 or more years. While land uses
are flexible, in keeping with the standards described in
Chapter 5 (Development Code), and may vary according to
market demand, the Plan Area may accommodate up to 570
new housing units, over 480,00 square feet of commercial
space including retail, hospitality, office, education, and
public facilities, and over 40,000 square feet of industrial
space. Table 2.1 provides a detailed estimate of the buildout
potential within the Plan Area.
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@ Downtown Core @South Gateway

@ Monterey Street Area @Railroad District
Vosti Park Area

Figure 2.1 Conceptual illustrative plan for the Plan Area, showing Monterey Street and Front Street between West and East Streets.

TABLE 2.1 DEVELO PMENTPRO GRAM

Enhanced streetscapes, lighting, and sidewalks will

p— DO TS AT encourage pedestrian activity, bringing additional foot
- - - traffic to downtown businesses. Public spaces such as the
Re sid e ntial 570 units i . i .
train depot plaza will provide wind-protected space for
Retail 153,041 sq. ft. . s .
regular events. Infill development and building design
Ho spita lity 127,760 sq. ft. . . .
standards will create an environment that draws tourists
General Office 113,466 5q. ft. and locals from throughout the region.
Education 83,100 sq. ft.
Public Facility 10,570 sq. ft. The vision was developed based on an understanding of
Industrial 41,749 sq Tt current economic conditions and demographics as well as

economic priorities and limitations outlined in previous
Source:Sargent Town Planning and Lisa Wise Consulting, Inc. P p

studies and in the Soledad Economic Development Strategy.
See Appendix D for an overview of economic trends and

ECONOMIC VITALITY

A dix E f f i tudies.
The vision aims to shape and direct public and private ppendix & for a summary of previous stucies

investment in the downtown. This shared vision is

NEIG HBO RHO O D PRESERVATIO N

designed to unite downtown interests including business ) o ) )
Downtown Soledad is home to a thriving historic

owners, property owners, and business organizations

. oo ighborhood. Single-famil id imaril
to achieve a revitalized downtown. Improvements to neighborhood. Single-family residences are primarily

concentrated in the portion of the Plan Area located to the

amenities, circulation, parking, and other public elements ) ]
. . . . . northeast of Market Street. Architectural styles include folk
are intended to create an attractive environment in which o o o o i
. . . . . Victorian, minimal traditional, craftsman, victorian gothic,
businesses can thrive and new businesses are inspired to ] . o .
invest and Spanish eclectic. Proximity to downtown services

’ and amenities as well as schools and parks make the

neighborhood convenient and walkable.
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) @outh'@at@%ay -~
@Railroad District

y @ Downtown Corer —
Monterey Street Area
e Vosti Park Area

Figure 2.2 Conceptual illustrative plan for the Plan Area, showing Monterey Street and Front Street betw

Preservation and enhancement of this neighborhood is
key to the downtown vision. The Chapter 5 (Development
Code) is crafted to provide standards for multifamily
infill building types that are compatible in scale and
character with existing residences. Policies and actions
(see Chapter 4 (Implementation)) call for streetscape
improvements including wider sidewalks, additional street
trees, and improved lighting to enhance aesthetics and
pedestrian safety, and continued rehabilitation loan and
grant programs to maintain existing homes. Infill and
improvements in this neighborhood will benefit residents
and support commercial vitality in the downtown.

HISTO RIC PRESERVATIO N

The City completed an Historical Resources Inventory

in 2010, which identifies historically significant and
potentially significant buildings, structures, and sites.
Figure 2.3 is a map of the contributing properties located
within the Plan Area. The City’s historic structures include
a range of styles including craftsman, 20th century classic
revival, storefront vernacular, italianate, victorian gothic,
spanish colonial revival, mission revival, and art moderne.

3
) E
s %

een Soledad Street and Nestles Road.

e — 4

Non-building historic resources include a pump station,
water tower, horse hitching post, and the Front Street rail
bridge.

The vision for Downtown Soledad celebrates and
capitalizes on historic resources. It includes concepts,
policies, and actions for rehabilitating historic homes and
commercial buildings, and protecting structures from
demolition and renovations that are not in keeping with
the historic character. Section 9.0 in Chapter 5 (Development
Code), provides design standards for renovations, retrofits,
additions, and reconstruction.

Historic structures, particularly single-family homes, may
need to be relocated to allow for parcel consolidation to
accommodate larger scale development in the downtown.
Whenever possible, these structures should remain
within the downtown area. Figure 2.3 identifies potential
relocation sites for these properties. Identified sites are
located outside of the commercial core and are vacant or
underutilized properties.
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Figure 2.3 Potential Relocation Sites for Historic Structures
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Potentially Significant Historic Properties

Historic Structure Receiver Sites

2. This site currently contains a residence, however there is potential for an additional small residence fronting on Palm Avenue.
2-4

1. This site currently contains a small historic residence, but the majority of the parcelis unused.

B Historically Significant Properties

Historic Resources

NOTES:
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2.2 VISION AND URBAN DESIGN
DO WNTOWN CORE

5 g

Tllustrative view ofthe proposed movie theateratthe cormerofFront Street and EncinalStreet.

Existing Conditions

Front Street is the historic main commercial corridor of
the City. Front Street runs adjacent to the railroad, with
commercial buildings primarily along just the eastern
side. The Corridor provides north and south access to U.S.
Highway 101 and connects to the neighborhoods to the
north and east with a regular pattern of cross streets.

Buildings. Recent strip commercial development at the
City’s south end (south of the South Gateway Area) has
diverted commercial spending away from downtown,
leaving Front Street with unoccupied storefronts and
office spaces. Many of the buildings along Front Street

are historic, fine examples of small town commercial

architecture. While some have been well taken care of — — =D

and maintain their original character, a number of these Conceptualillustrative plan forthe northerly portion of the Downtown

11 . . Front Street Corridor. Poposed projectsinclude 1) a new movie
buildings have been modified over the years and lack their ) r o
theater, 2) a public plaza and train depot, 3) a smallhotelor

Original charm. mixed-use commercialdevelopmentadjacentto the public plaza,
and 4) facade improve me ntsto downtown building s. Additional

Development along Front Street is almost entirely on the improve me nts inc lude redesigned courtyard housing between We st

east side. While the east side of Front Street is largely and Benito Streets, smallcommercialbuidingsand a parking lot

built-out, there are a few vacant and underutilized parcels across from the co u,rtya rd development, largerstreet %m esinthe
medians, and a variety of new streettreesalong the side streets.

between East Street and West Street. Several of the vacant

parcels on the west side between Front Street and the

railroad tracks are owned by the City.
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Vision

D p: Nustrative view of Station
Plaza. A gallery frontage on the
hotelormixed-use commercial
development provide s shade
and visualinterest. Taulltrees
and wide awningson smaller
commercialfrontagesprovide
additionalshade and create a
sense ofenclosure to enhance

the pede strian e nvironme nt.

Bottom: Section illustration of
Station Plaza and commercial
s developmentacrossthe street.
"-': Agallery frontage along

Front Street in Station Plaza

o provide s shade and a strong
architecturalcharacterand
spatial definition for this key
blockofFront Street. Talltreesin
the centralmedian and deep
awning son the shop fronts

acrossthe streetreinforce the

sense of pedestrian e nclosure
within the “outdoorrmom” of
Front Street.

"I{"i'.'_j...ml ;ﬂ’; i

)
A
Ve - (7 - v e L]

Streets. The City’s downtown street network is the
standard California “railroad town” grid pattern with
blocks laid out to the east of the train tracks. Typical blocks
are 300 feet by 400 feet and the typical street right-of-way is
80 feet, although the Front Street right-of-way is generally
100 feet. There is a planted median running the length of
Front Street from East Street to Benito and West Street to
Moranda Road. The Front Street sidewalks and medians are
planted with street trees, but the trees lack sufficient height
to shade the street and require more attention and watering
to thrive. Many of the cross streets lack meaningful street
tree plantings. While the block sizes are a good scale for a
pedestrian-oriented downtown, the pavement widths are
wider than necessary for vehicular travel lanes and can be
utilized for parking or other public amenities.

Public Space. Cesar Chavez Park is located on the west side
of Front Street between Main and Soledad Street. The park
is 0.1 acre and consists primarily of a grass lawn. The park
is used infrequently and primarily serves as visual open
space.
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Front Street is to be transformed into the commercial,
entertainment, and cultural center of the City. Existing
historic buildings will be restored to their original
condition, the streetscape will be enhanced with taller
street trees and an improved lighting scheme, and a
number of development projects will bring new energy and
increased pedestrian activity to the area. Specific projects
and actions envisioned and recommended for the corridor
are listed below.

Infill Development. A more continuous pattern of active
shopfront businesses and some residential frontages on
cross streets will encourage more pedestrian activity, which
will help to stimulate and support economic activity and a
sense of community within the downtown. Specific projects
could include the following:

Movie Theater. A movie theater at the corner of Front
and Encinal Street will help make Front Street the
City’s entertainment core. A tall lighted marquee will
make the theater visible from U.S. Highway 101 and
establish it as a downtown landmark. Creative shared
parking strategies can allow this site to accommodate a
multi-screen first-run theater.
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Bp:Hlustration of proposed facade improve me nts to the building on the cornerof Front and Main Street,

with view of new hotelorcommercialbuilding on the we st side of Front Street. Proposed new hotelorother
use should be ofan architecturalstyle that me she s with the e xisting historic buildings along Front Street and
the architecturalheritage of northern California.

Bottom Le ft: llustrative view of hotel, loo king north along Front Street. lllustration include s projecting sign,
commerfacing entrance and the restored brick facadesofthe historic hotelbuilding.

Bottom Rig ht: llustrative view of potentialfacade improve me nts. Sugge sted improve me ntsinclude a
“stripping down” of more recent decorative additionsthat are inconsiste nt with the originalarc hite c ture,
removing stucco from brick facades, simplifying signage, and replacing windows to restore building s to their

historic character
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Commercial Development on West Side of Front
Street. A hotel, commercial building, education, or
other community-serving use on the west side of Front
Street, south of Main Street, will help to create a feeling
of enclosure and improve the pedestrian environment
on Front Street. This block is recommended because of
its location adjacent to the proposed train station site

at the end of Main Street and it is opposite a block of
historic buildings along Front Street.

Station Plaza and Train Depot. A pedestrian-only
plaza adjacent to the hotel/commercial development
on the west side of Front Street will eventually serve
as the entrance to the train depot, and will provide

a gateway into Soledad for visitors arriving by train.
Buildings surrounding the plaza should have gallery
and small storefront frontages.

Government Center. A government center housing
the Monterey County Superior Court could be located
at the proposed theater block, or somewhere else
downtown. This type of use will bring with it an
influx of related office uses and employees in need of
commercial and entertainment services.

Facade and Signage Improvements. Facade renovations
can restore the historic buildings to their original character.
In general, this involves removing stucco from brick
facades, replacing or restoring windows and shopfronts,
replacing original cornices and other key details, and
eliminating decorative elements added to the buildings

in recent decades that are inconsistent with the original
architecture.

The City’s downtown currently lacks professionally
prepared signs and many banner and window signs are

of poor quality and do not comply with City standards.
Simplified signs and awnings will better fit with the design
of the historic buildings. Signs should generally be front-
lighted and made of metal or wood or painted directly
onto the buildings. Projecting signs should address the
pedestrian and, in some cases, also be targeted at passing
motorists through use of classic projecting neon “highway
sign” types typical of the 1930’s through 1950’s.

Streetscape Enhancements. Front Street’s medians and
sidewalks should be enhanced with taller trees to act as a
windbreak and provide shade. The median and lighting
scheme should be extended to San Vicente and Oak Streets.
The lighting should be improved to enhance pedestrian
safety after dark and improve visibility for motorists.
Streetscapes should be improved with more benches,
decorative planting areas, and public art in the “street tree
zone” within the sidewalks.
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Conceptualillustrative planofa portion ofthe Monterey Streetarea. Proposed projectsinclude 1) a seniorhousing developme nt 2) re side ntial
or commercial flexible-use spaces and 3) flexible-use buildings in a residential style and scale. Additional improvements include new street
treesina variety of typesto provide colorand visualinte re st.

Existing conditions

The Monterey Street Area includes Monterey Street as

well as the properties fronting the cross streets for the half
block north and south of Monterey from West Street to Oak
Street.

Buildings. The majority of buildings along Monterey Street
and on the side streets to the northeast are single-family
homes in varying conditions. Many of these homes are
identified on the City’s registry of historic places. There are
a few commercial uses on Monterey Street that serve the
neighborhood, including a bakery, neighborhood market,
movie rental store, and hair salon. Uses on the side streets
between Oak and Benito Streets are primarily commercial,
including services, professional offices, and retail.

Streets. Monterey Street has a right-of-way of 80 feet with
parallel parking on both sides of the street. The street

lacks mature street trees. The side streets from West Street
to Oak Street generally have an 80 foot right-of-way, and
several have parallel parking on one side and angled
parking on the other. Monterey Street features a designated
bicycle lane in both directions from West Street to the

south of Vosti Park. Existing sidewalks on Monterey Street
between West and Oak Street are approximately five feet
wide, and the street supports considerable pedestrian
activity.

Public Space. Bill Ramos Park is located on the northeast
corner of Monterey and Soledad Streets. The park
encompasses 1.25 acres and includes a walking path, grass
lawn, and picnic tables. The park has been observed to be
rarely utilized and is planned to be part of the Civic Center
expansion.

Vision

The Monterey Street area will be an active mixed-use
neighborhood with a predominantly residential scale
and character. The neighborhood will include higher
density residential infill and flexible-use structures

with a residential style and scale. Historic homes will be
preserved and enhanced. Streetscape improvements will
create improved connections to Front Street and a more
pleasant pedestrian environment characterized by large
street trees to provide shade and reduce wind speeds.

City of Soledad Downtown Specific Plan | Final 10.3.12 | 2-9



CHAPTER 2: VISION & DOWNTOWN CHARAC TER

Infill Development.

Senior Housing Project. A senior housing development
would be appropriate for the southwest corner of
Monterey and Soledad Street. The development’s

close proximity to goods and services including food
markets and a pharmacy will allow residents to handle
daily errands on foot, reducing total automobile trips.

Multi-Family Residential Development. Medium
density infill housing is appropriate along Monterey
Street and the east/west side streets connecting
Monterey to Front Street. The design of residential
developments should be of a scale and character
similar to the area’s existing homes and neighborhood-
serving commercial buildings. Infill development
may include small neighborhood-serving commercial
uses (two to three stories), although the Front

Street Corridor will likely provide a more favorable
environment for most businesses.

Streetscape Improvements. Trees along Monterey Street
and side streets will act as a windbreak and provide shade
for pedestrians. Paso Robles and King City are examples of
existing places that demonstrate the value of such trees on
almost identical streets. A colorful flowering tree variety
on some of the east/west streets will add visual interest
and differentiate streets. An improved lighting scheme will
complement the lighting on Front Street.
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Examples of infill housing appropriate for the Monterey Street area.
Housing is medium density, but designed with residences accessed
directly from the street, in buildings of a scale and character
compatible with the historic homes of the neighborhood.
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VO STT PARK
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lllustrative view along the proposed Front Street extension to Vosti Park,

or mixed-use building on the left.

Existing conditions

The Vosti Park Area is located at the southeast end of
Downtown Soledad. The park runs parallel to the railroad
tracks near where the tracks cross over Front Street. The
park is home to the landmark Soledad water tower.

Buildings. The Vosti Park area includes a mix of uses
including a public park, residential units, retail, services,
and light industrial (City Yard). Buildings on the blocks
between Oak Street, Monterey Street, and Park Street are
primarily warehouse-style structures. Structures on nearby
side streets are a mix of single and multi-family residences.

Streets. Streets adjacent to Vosti Park stray slightly from
the uniform downtown grid pattern, with some narrower
blocks and narrower street rights of way and several
discontinuous streets. State Street bisects the blocks
between Park Street and Oak Street to the southwest of
Monterey Street. The variation visually disconnects Vosti
Park from the center of the downtown area as there is no
direct line of site to the park. Pedestrians cannot access the
park directly from Front Street and must pass industrial
sites such as the City Yard to reach a park entrance.

Public Space. Vosti Park is a 6.4-acre park bordered by
Front and Monterey Streets to the east and west, and Park
Street to the north. The park has a sand volleyball court,
picnic benches, a playground, and large play fields for
soccer and baseball.

with a new community center on the right and a multi-family, live-work

Vision

The Vosti Park area will be transformed from a mixed
industrial/residential area that is physically isolated from
Downtown into a seamless neighborhood extension of the
Monterey Street and Front Street environments. The park
will be fronted by a mix of multi-family housing and civic
buildings, reinforcing its function as a key public gathering
space for Downtown Soledad and the entire City.

Block Reconfiguration. A reconfigured block structure
will create two larger blocks between Park and Oak Street,
similar to the typical downtown area block size. The
sidewalk connection from Front Street to Park Street will
provide direct pedestrian access to Vosti Park from Front
Street and a view corridor from the downtown core to the
community center and park entrance.

Community Center. A community center at the end of
Park Street will provide gathering space for residents and
serve as a gateway from Front Street into Vosti Park. The
community center should have a tower or other vertical
feature to make it a landmark for pedestrians and motorists
driving to the downtown from the U.S. Highway 101 off-
ramp and terminating the southerly vista on Front Street.
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Residential Development. The light industrial uses on the
blocks between Monterey Street, Oak Street, and Park Street
will be replaced by medium density housing and flexible-

use units over time. Flexible spaces could accommodate
live/work, professional offices, and some service uses that
are compatible with the neighborhood environment.

Park Enhancements. Park improvements including a
permanent soccer field, a shaded path meandering around
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lllustrative site plans of two
phasesofdevelopment

for the Vosti Park area.
Proposed improve mentsfor
Phase Iinclude 1) relocation
ofthe City Yard and a

new community center, 2)
medium and high-density
re side ntialdeve lopme nts,
3) park enhancements and
additionalstreettrees, 4)
infill development on the
corner of Oak and Front
Street, 5) reconfiguration
of the two smaller blocks
between Alder and Park
Streets into one large block
and closing offve hicle
access between Alder
Street and Park Street,

and 6) a pedestrian-only
path connecting Vosti Park
to Alder Street through

the proposed reside ntial

developme nt.

Proposed improve me nts
forPhase Ilinclude 1)
reconfiguration of the two
smaller blocks between
Oak and Alder Streets
into one block, 2) road
realignmentito connect
Alder Street to Park Street,
3) high-density residential
development, 4) a bridge
over Front Street providing
accessto the parcels
west of the railroad
tracks (see Chapter 3,
Section 3.1 (Downtown
Access & Circulation) for
more information on this

recommendation), and 5)
streetscape enhancements
and a continuation of the
Front Street median.

the entire park, a tree grove near the park’s community
center at the northern entrance, and semi-permanent food
stands will enhance the visual quality and usability of the
park.

Streetscape Improvements. An improved lighting scheme
will complement lighting on Front Street and in the
Monterey Street area. Street trees along Park Street and
Monterey Street will help to define the space of the park

and shelter it from wind.
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SOUTH GATEWAY
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Illustrative view of the vision for the South Gateway area, facing northeast along Front Street, with a view of the proposed automobile bridge
over Front Street and the railroad tracks.

Existing conditions

Buildings. Buildings in the South Gateway area are
typically single-use structures on large parcels. Many
buildings in this area have street-side surface parking lots
designed to accommodate large vehicles and provide ample
spaces for stop-over visitors travelling on U.S. Highway
101. There are several large vacant parcels and a number of
underutilized parcels in the area.

Streets. The street pattern is very different from the grid/
network pattern in the downtown area and does not
support the small town environment. Front Street connects
the U.S. Highway 101 off-ramp to the downtown area via

a railroad underpass. Existing sidewalks in this area are
inconsistent with Public Works standards and Community
Design Guidelines. Sidewalks are narrow and portions
along Nestles Road are unpaved. The sidewalk along

Front Street north of Nestles Road through the underpass
is particularly narrow. A steep concrete slope abuts the
sidewalk, making the pedestrian experience unsafe and
unpleasant. There are few street trees in the South Gateway

area.

Vision

This area will be systematically altered from its current
highway rest stop character to become an integral part of
the City of Soledad. Creating a small town street network,
completing each street to accommodate pedestrians

and bicycles in addition to motorized vehicles, and
developing buildings that address the streets in a small
town development pattern are key elements to the
transformation.

Commercial Development. Commercial businesses such
as restaurants and services developed on vacant and
underutilized sites will be oriented toward Front Street
with parking in the rear. Building architecture will be
generally compatible with those of the downtown, but may
also include larger, simpler “edge of town” buildings more
reflective of the agrarian heritage and character of South
Monterey County.

Streetscape Improvements. Street trees and the
improvement or addition of sidewalks on all streets will
greatly enhance walkability in the area. Additional signage,
including a monument sign at the northeast corner of Front
Street and Nestles Road, will help direct visitors to the
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Legend

a. New bridge over
Front Street with
8 pedestrian

¢ 10ssing

b. New street and
median

c. Connection to
future South
Gateway
developme nt

d. New connection
to Ne stles Road

e. Future South
Gateway
developme nt

f. New roundabout

1 2. Residents-only
conne ctions to
neighborhood

o - - A\ - &
Plan drawing of the South Gateway area, showing future south gateway development, new sfreet design concepts and the
automobile bridge over Front Street and the railroad tracks.

Legend

a. New bridge over
Front Street with
8 pedestrian
crossing

| b. New 12’ planted
median

c. One-way street
with new 6’
sidewalk

d. New 6’ sidewalk
e. New 6’ parkway

| £ New ¢’ planted
parkway

g.Parallelvisitor
parking

1 h. New parkway
edge of future
South Gateway
developme nt

bridge will provide access to the railroad district from the South Gateway area.
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downtown and nearby attractions. Parking lot landscaping
will minimize the visual impacts of surface parking. Lots will
also include clear pedestrian walkways connecting visitors

to buildings and out to adjacent sidewalks. Additionally,
pedestrian improvements include wider sidewalks raised
above vehicular traffic in the railroad underpass, increasing
safety.

Circulation Improvements. Circulation improvements

for the South Gateway area include a new automobile and
pedestrian bridge over Front Street providing access to the
Railroad District. Access is discussed in Chapter 3 (Mobility
and Infrastructure). Circulation can also be enhanced in the
South Gateway area by potential new roundabouts serving as
an entrance to the new commercial development and adjacent
residential area.

CHAPTER 2: VISION & DOWNTOWN CHARACTER
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VISION AND URBAN DESIGN

lllustrative site plan of the Railroad District. Proposed improvements include 1) continued downtown street and block structure to establish an

ideal street layout for future development, initially laid out as dirt roads with street trees, 2) colorful lower fields to provide visual interest at a
low cost in the interim, and 3) in the mid to longer-term, new commercial development or a new branch of Hartnell College.

Existing Conditions

The Railroad District consists of several vacant parcels
owned by Union Pacific Railroad encompassing over 12
acres between the railroad tracks and U.S. Highway 101.
The site has limited accessibility, with one existing private
at-grade rail crossing at Main Street and a small access road
through the Santa Elena Mobile Home Park. Accessibility
and potential noise and environmental constraints have
made development in this area difficult.

Vision

Over the long term this area may become an integral

part of Downtown Soledad. The site’s visibility from U.S.
Highway 101 and commercial development potential
could result in a significant private investment if current
obstacles are removed. In the short and mid-term, the
cost and complexity of creating meaningful pedestrian
and vehicular connections across the railroad to Front
Street make the development of this area a long-term City
priority. Moreover, given the vacant and underutilized sites
in the downtown core (north of the railroad tracks), the
City should first focus on infill along Front Street.

Continued Block Structure. Rows of trees along unpaved
streets in line with the existing streets from San Vicente
Road to East Street will continue the current block
structure and establish a pattern for potential future
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commercial development on the site while maintaining
view corridors, providing additional wind protection for
Front Street, and improving aesthetics.

Short-Term Development. Colorful agricultural crops,
such as flowers, planted in rows on the vacant sites between
tree-lined dirt streets will create a beautiful and distinctive
backdrop for downtown activity and serve as a landmark
of the City from U.S. Highway 101. The site could be leased
by the City to a local farmer and may serve to generate
revenue for cut flowers, plants, and/or seed sales. Soil
quality issues make the production of food crops on this
site questionable.

Example photograph of colorful flower fields.
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Illustrative view looking
towards the train station and
pedestrian overpass from
the proposed developme nt
on the railroad distric t
parcels.

Mid/Long-Term Development. Longer term development

may include flex buildings and commercial or educational
uses, such as a community college. Access is discussed in
more detail in the South Gateway section of this Chapter
(p. 2-16), as well as in Chapter 3 (Mobility and Infrastructure),
and should include improved vehicular access such as a
pedestrian connection to Front Street and access through
the mobile home park.

Alternative concept
fordevelopmentof

& the Railroad District.
The conceptincludes
7 larger-scale retail
ora movie theater
with surface parking
lots. Details on the
circulation and crossing
W options ilustrated are
J discussed in Chapter
3 (Mobility and
Infrastruc ture).

Additional mid- to long-term development includes new
vehicular and pedestrian access connecting the railroad
district to Front Street. Options include a pedestrian
overpass as part of a new intermodal transit station along
Front Street, vehicular underpasses and a pedestrian/
vehicular bridge running adjacent to the existing train
bridge. These options are discussed in greater detail in
Chapter 3 (Mobility and Infrastructure).

In order to preserve visual access to the Downtown and
maintain opacity, building heights should be staggered and
breaks in building massing should be provided.
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3. MO BILITY & INFRA STRUC TURE

3.1 NTRODUCTION

This Chapter summarizes issues and strategies for
downtown access and improvements to the circulation
network (Section 3.1), public transit (Section 3.2), parking
(Section 3.3), and infrastructure (Section 3.4). Each section
includes a discussion of existing conditions as well as
strategies and potential solutions to address major issues.
The transportation assessment focuses on the following
four transportation components most relevant to the
downtown:

Street Network Assessment. This includes a review
of the current and future (planned) street network and
provides multi-modal recommendations to inform the
Street Design components of the Specific Plan (Section
8.0 of Chapter 5 Development Code).

Traffic Assessment. This assessment provides a
summary of current traffic volumes as well as a forecast
for 2030 traffic volumes based on prior traffic modeling.
It also includes an analysis of level of service at peak
hours for five key intersections in the Plan Area.

Transit Assessment. This assessment summarizes
current transit service and access to transit. It includes
recommendations for the proposed intermodal station
(discussed in Chapter 2, Vision), with details regarding
potential site access needs for buses serving the
Amtrak corridor. This section also identifies potential
opportunities for shuttle service, such as a “park once”
shuttle or neighborhood feeder shuttle.

Parking Assessment. This includes an analysis of

current parking supply and utilization, and provides
recommendations for parking policy and parking
management strategies.

3.2 ACCESSAND CIRCUIATION
NEIWORK

EXISTING ACCESS AND CIRCULATION

Street Ne twork

Figure 3.1 shows the existing street network providing
access to Downtown Soledad. Arterial streets are intended
to provide the primary access routes for motor vehicles

to and from Downtown Soledad, including the critical
connections to and from the U.S. Highway 101 on- and off-
ramps. There are three arterials serving the Specific Plan
area: Front Street, East Street, and Main Street.

Proposed State Route 146 By-pass

The City has been exploring options for a by-pass route

to State Route (SR) 146, which runs through the Central
Business District. SR 146 currently carries 13,900 vehicles
per day during the peak month, and trucks represent
approximately 15 percent of the daily traffic. Although

the by-pass would divert this truck traffic away from
residential neighborhoods, it will also divert vehicle traffic
off of Front Street and away from downtown, and may be
detrimental to the economic well-being of businesses along
Front Street. This Plan recommends any decisions affecting
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“; Soledad Bicycle Infrastructure

s Class || (Bicycle Lanes)
{Existing)

scale citywide access improvement projects. The SR 146
by-pass is discussed in Action 19, Policy 19.1, in Chapter 4
(Implementation).

Bicycle Access

The downtown features a dense network of Class II bicycle
lanes that cover nearly every block; generally, only those
streets that are unusually narrow or blocks on which there
is angled parking lack bicycle lanes. Downtown Soledad
features flat terrain, relatively little traffic, and a regular
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ccess to downtown be carefully considered in all large-

o 3 S
grid of straight streets and modestly scaled blocks allowing
for relatively direct routes. Existing Class II bicycle lanes
are shown in Figure 3.2.

Space is available to stripe a bicycle lane in one direction on
blocks on which there is angled parking on one side only.
Additionally, angled parking could be converted to “back-
in” angled parking to improve visibility and safety for
cyclists (see Section 3.3 (Parking) for further detail).

It will be important, if and when the rail properties

southwest of downtown are redeveloped, that provisions be
made for cyclists.



Site-Specific Access

Union Pacific Site

Future development in the Specific Plan area includes
building out the 12-acre Union Pacific site (see discussion
on the Railroad District in Chapter 2 (Vision) for details
on the proposed development plan). While this area will
serve as prime space for downtown expansion, with high
visibility from U.S. 101, providing vehicular access to the
site would face a number of challenges. The UP tracks
paralleling Front Street along the southwestern border of
downtown Soledad act as a barrier for motorists, cyclists
and pedestrians, separating downtown from the UP-
owned site between the tracks and U.S. Highway 101.
Only two points exist at which the tracks can legally be
crossed within the City of Soledad: at Front Street where
it curves to the south, east of downtown toward U.S.
Highway 101, and at the southwest end of Main Street
downtown. The first crossing is grade-separated: Front
Street is below grade, with very narrow (approximately
three-foot) sidewalks. The second crossing, however, is at
grade, unpaved and uncontrolled (with only a sign, and no
gates), and provides access only to a private business. In
the future if the proposed project does not include an over
or underpass for vehicular railroad crossing at this site,
the emergency access would need to be relocated north or
south of the station.

Pedestrian/Bicycle Access

Pedestrian Bridge: The Main Street crossing is adjacent to
the planned Front Street rail station. Conceptual designs

developed by the City for the station (see Appendix E) show

the station building at the end of Main, in the extension of
the Main Street right-of-way that crosses the tracks. The
“Option 1”7 design for the station shown in the conceptual
design includes a pedestrian overpass of the eastern set of
tracks, enabling access to a central platform between the
tracks. If such a facility were extended over the western
tracks, it could provide direct access between downtown
and the redevelopment area for pedestrians and cyclists.
A similar example from an Amtrak station in Emeryville,
in the San Francisco Bay Area, is shown in Figure 3.3.
Additionally, this concept is shown in the illustration of
the proposed Intermodal Transit Station (Figure 3.4). The
design for the Intermodal Transit Station is also shown in
Figure 3.7, Figure 3.8, and Figure 3.9.

The cost of such a structure could be several million
dollars (to comply with the Americans with Disabilities
Act, it would either have to include elevators, as shown in
the station concept plan, or very long ramps on each end),
and it would not provide direct vehicular access between
downtown and the Railroad District (see Chapter 2 (Vision)

CHAPTER 3: MO BILITY & INFRA STRUC TURE

Figure 3.3 Example Pedestrian Bridge at Emeryville Amtrak Station

Figure 3.4 Conceptual model of pedestrian bridge as part of the
Intermodal Transit Station discussed in detail in Section 3.3 (Public
Transit). Concept includes placement and design of (a) a pedestrian bridge

and (b) a pedestrian undercrossing.

for details on the Railroad District). However, the crossing
might be eligible for grant funding as part of the rail station
project, and the additional cost to increase the size of an
already-planned structure would be marginal.

Improved At-Grade Crossing: An improved at-grade
crossing, might be relatively inexpensive. However, the
California Public Utilities Commission (CPUC), which
regulates railroad crossings in California, rarely approves
new public at-grade crossings due to safety concerns and
impacts on railroad operations. Were the City to pursue
this option, an extensive permitting process would be
required.
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Figure 3.5 Optional Street Alignments for New Vehicular Access to the Railroad Parcels. Option 1: Build a bridge over Front
Street. Option 2: Build an automobile underpass extending from Kidder Street in a u-shape. Option 3: Build an underpass from the

railroad parcels to the agricultural fields northeast of the tracks, eventually emerging with San Vicente Street.
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Vehicular Access

Option 1 - Bridge Crossing: Chaparral Street to

the northeast could be extended northwest to the
redevelopment area. This would require a partial taking of
an industrial site, and removal of detached mobile homes
parked along its north side to widen the street. Moreover,
connecting Chaparral to Front Street would likely require a
new overpass of Front Street, connecting to Nestles Road.

A bridge over Front Street would need a 50 - 60 foot ROW
for the approach to the bridge, but the actual bridge can be
closer to 35 or 40 feet. The City may need to retain a portion
of parcel number 022-224-001 as City ROW to accommodate
for any road curve that may need to occur, and retain all of
parcel number 022-223-029 as City ROW. The City may also
need to work with the property owner of parcel number
022-223-001 to retain a good portion of the north corner of
the property. The details of the bridge alignment would
need to be determined by an engineer, and the project
could be relatively expensive. See Figure 3.5.

CHAPTER 3: MO BILITY & INFRASTRUC TURE
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Option 2 - Kidder Street Underpass: Kidder Street could
be extended across Front Street into an underpass to the
Union Pacific site. This concept is shown in Figure 3.5, and
also illustrated in the Intermodal Transit Station design
concept, shown in Figure 3.7, Figure 3.8, and Figure 3.9.

Option 3 - Northeast Underpass: An underpass could be
built at the northwest end of the City, running parallel to
U.S. Highway 101 in the Union Pacific site, curving east to
cross under Front Street, and emerging in the agricultural
fields, eventually meeting up with San Vicente Street. See
Figure 3.5.

Other: Extend Santa Lucia Drive, which intersects with
the U.S. Highway 101 off-ramp just west of Front Street,
northwest, which would result in minimal impacts (no
structures would have to be removed). However, Santa
Lucia is a relatively narrow, residential street (it provides
internal circulation for the Santa Elena Mobile Home
Park), it intersects with an off-ramp, and visibility is poor -
motorists approaching the intersection from the highway,
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potentially at high speed, cannot see the intersection until
the last moment. If traffic on the street were to be increased
substantially, a Caltrans design exception might be
required, and obtaining such an exception can be a difficult
process.

Proposed Hotel/ Re staurant Site

The preliminary development plan for the Gateway

Hotel site shows a parking lot entrance from Front Street
approximately 280 feet west of the Nestles Road / U.S.
Highway 101 off-ramp intersection. This curb cut would
be located at the approximate point where the Front Street
underpass of the Union Pacific returns to level grade.

This design is problematic (and a Chaparral connection
to Front at this location would be equally problematic) for
reasons of visibility and safety: to increase visibility for
motorists emerging from the underpass (potentially at
relatively high speeds), the intersection would likely have
to be signal-controlled, and the resulting block between
this intersection and the Nestles Road / U.S. Highway 101
off-ramp intersection would be very short, less than 300
feet.

Figure 3.6 Sample Design of a Modern Roundabout

Front Stree t/ U.S. Highway 101 Offramp

It may be possible to incorporate an extension of Chaparral
or Santa Lucia into a roundabout at the site of the existing
intersection of Front Street, Nestles Road and the U.S.
Highway 101 off-ramp. Modern roundabouts are able to
accommodate such “five-legged” intersections (see Figure
3.6); however, the U.S. Highway 101 off-ramp would have to
be realigned, and the gateway hotel site would be impacted.

Whether it featured four or five “legs,” a roundabout at this
location appears viable. The intersection was only recently
signalized (it was formerly stop sign-controlled for Nestles/
the U.S. Highway 101 off-ramp only), and according to data
collected for the Highway 146 Bypass Study, peak-hour
volumes are relatively modest: approximately 450 vehicles
in each direction on Front Street during the PM peak hour,
and many fewer vehicles on Nestles and the off-ramp.

A two-lane modern roundabout can accommodate this
level of traffic with minimal delay and maintain a level of
service B, as determined by traffic models based on General
Plan build out scenarios. To avoid unnecessary costs and
over building, it will be necessary to revisit visit these
traffic scenarios at time of construction, as the models may
have over anticipated future development.

3-6 | Final 10.3.12 | City of Soledad Downtown Specific Plan




In this segment, Front Street is a state highway used by
large vehicles. For this reason, an inscribed circle diameter
of 150 feet would likely be necessary to accommodate two
lanes, although a larger diameter would provide more
space for vehicle merging. The existing intersection is
approximately 150 feet across at its widest point, suggesting
that such a configuration could be accommodated at

this location (depending on the radius of entry and exit
curves on its eastern side, the location of the intersection
might have to be shifted slightly to the northwest to avoid
encroaching on the Soledad Mini Storage property).

Moreover, a “double roundabout” could provide a partial
solution to the problem of vehicular access to the UP

site. The second circle might be located near the existing
intersection of Santa Lucia Drive and the U.S. Highway 101
off-ramp; however, to achieve the necessary level footprint,
extensive re-grading would be required, and the project
would be contingent on Caltrans approval. It may be
necessary to retain the existing signal at this intersection,
depending on the results of any Caltrans studies. The City
would also need to examine and resolve potential impacts
to stormwater drainage in this area, particularly for the
area to the southwest of the proposed roundabout. Refer
to Section 2.2 (Vision and Urban Design: South Gateway) for
further detail on access and potential roundabouts for the
Front Street/U.S. Highway 101 offramp area.

Gateway Hotel/ Santa Elena Mobile Home Park
Opportunities to improve pedestrian connectivity between
the Gateway Hotel/Santa Elena Mobile Home Park area
and downtown are constrained by the existing Front
Street underpass, with its severely substandard sidewalks.
These sidewalks are too narrow to achieve Americans
with Disabilities Act (ADA) standards for wheelchair
access (typically, a width of four feet is required) and

the environment within the underpass is unpleasant

for pedestrians. However, residents of the mobile home
park appear to have established a “desire line” informal
pedestrian path across the Gateway Hotel site to Front
Street. It is likely that they would follow a similar path
through the hotel parking lot (if the site were not fenced
along its rear), and for this reason, it might make sense to
establish a clear pedestrian path across the parking lot,
with sidewalks and crosswalks.

CHAPTER 3: MO BILITY & INFRA STRUC TURE

3.3 PUBLIC TRANSIT
EXISTING PUBLIC TRANSIT SERVIC E

Bus Service

Regional

Fixed-route service currently consists of a single bus route,
MST Route 23, which provides express connections to
Gonzales, Chualar, and Salinas to the north and Greenfield
and King City to the south. Route 23 operates every one-
to-two hours on weekdays, and every one-to-three hours
on weekends. In central Soledad, it operates from north to
south via Front, Benito, Monterey, and East Streets, and
follows the reverse path in the opposite direction. It makes
stops on Monterey at East and on Front at San Vicente
Road, as well as at the Soledad Mission Center southeast
of downtown. All four central Soledad stops (two in each
direction) feature shelters.

South County Area Service Analysis completed by MST in
2010 recommended changes to Line 23 including extended
service hours (primarily to allow users to attend evening
classes at Hartnell College), improved amenities at stops,
and truncation of mid-day service at Gonzales, to be
replaced in the South County with new deviated fixed-
route service (using flag stops in Soledad). The Analysis
also recommended reduced-cost transfers between Route
23 and local dial-a-ride service.

Iocal

As of July 2, 2012 Monterey-Salinas Transit (MST) replaced
the local taxi service previously provided by the City of
Soledad. MST offers on call service throughout the City,
and also allows individuals to connect to other South
County cities through MST’s regional route network, via
Line 23 Salinas-King City and Line 82 Fort Hunter Liggett-
Salinas Express. Passengers can make daily or weekly
standing appointments for regular pick-ups for work,
school or other travel needs.

Seniors and persons with disabilities receive a discount

on Soledad Taxi fares. Additionally, MST provides ADA
complementary paratransit service within three-quarters of
a mile of Route 23.

Transit Access

Transit stops should be located within approximately one-
third mile of potential users. However, as shown in Figure
3.11, the current, regular scheduled bus service in Soledad
is limited to just a few stop locations. As a result, while
transit access is provided to downtown, such access does

not extend to Soledad’s residential neighborhoods.
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PassengerRail

Through the Coast Rail Coordinating Council, the

City is seeking to restore Coast Daylight passenger rail
service between San Francisco and San Luis Obispo (with
either connections to or service continuing through Los
Angeles). Amtrak’s Coast Starlight service currently passes
through Soledad, but does not stop in the City. The 2000
Coast Daylight Implementation Plan identified Soledad
as a potential station stop, and working with the Union
Pacific Railroad (UPRR, or UP), the City has developed

a conceptual plan for a intermodal transit station on the
south side of Front Street.

It should be noted that while this level of transit service
(two trains per day, and relatively infrequent bus
connections) is not generally considered supportive of
transit-oriented development, much of the Front Street
retail district and Union Pacific-owned redevelopment sites
southwest of the UP right-of-way are within a short walk of
the station site.

Figure 3.7 Perspective model of downtown rail crossing concept, facing northwest

3-8 | Final 10.3.12 | City of Soledad Downtown Specific Plan

Legend (forFigure 3.7, 3.8 &3.9)
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Figure 3.8 Perspective model of downtown rail crossing concept, close-up of pedestrian crossing, facing northwest
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Figure 3.10 Potential Route Alignment for a Local Soledad Shuttle Service
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PUBLIC TRANSIT SERVIC E STRATEG IES

This section lists recommendations for expanding

and diversifying public transit service in the City.
Recommendations listed here are have been converted into
specific policies and actions in Chapter 4, (Implementation).
Chapter 4, (Implementation) lists funding sources, phasing,
and responsible parties for implementing recommended
policies and actions.

Intermodal Station

The City has developed a conceptual plan for a transit
station on Front Street, at the end of Main Street, adjacent
to an existing park-and-ride lot. The station is envisioned as
a multimodal facility featuring off-street, on-site bus stops.
A design concept for the station is also shown in Figure 3.7,
Figure 3.8, and Figure 3.9. The design concept proposes a
number of alternatives for pedestrian and vehicular rail
crossings. These concepts are discussed in Section 3.2
(Access and Circulation Network). Access for additional transit
types are discussed in this section.

Route 23 Realignment

Were MST Route 23 to serve the station site, the most logical
course of action would be to realign it so that it operated
along Front Street between Benito and East Streets, with
stops at the rail station (ideally, southbound buses would
stop on the street adjacent to the station, so that they

would not have to pull into and out of the station site); cars
backing in or out of angled parking spaces on Front would

Figure 3.11 Existing Transit Service and Walking Distance to Bus Stops

7
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slow operations, but time would be saved by a more direct
alignment.

Connection Times

The City would need to work with MST to ensure bus
arrivals and departures were timed to optimize connections
to Coast Daylight service, including trains as well as

any Amtrak buses that served the site (were Soledad not
selected as a station site, the City would want to work

with MST to ensure buses serving Soledad made timed
connections at the nearest station). The Coast Daylight
Implementation Plan recommended an operating plan
consisting of one northbound and one southbound train per
day, scheduled to depart Los Angeles and San Francisco at 8
a.m. and arrive at the end of the line at 7 p.m. This suggests
southbound arrivals in Soledad in the late morning, and
northbound in the mid-afternoon.

Amtrak Bus Service

Amtrak’s Coast Starlight service is augmented with
Amtrak bus service that generally serves each Amtrak
station with several buses per day in each direction. The
design of the proposed Intermodal Station should include
accommodations for Amtrak bus stops and passenger
boarding areas. By providing accommodations to serve
Amtrak buses, the level of transit service (while still
relatively infrequent) will be somewhat more suitable for
facilitating transit-oriented development (in comparison
with rail service alone).

Existing Transit
Existing MST Bus Route
Existing MST Bus Stop
174 Mile from Bus Stop

143 Mile from Bus Stop
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Additional Transit Access Strategies
Providing local transit access to the proposed Intermodal
Station would require additional local bus service. This
could include one or more of the following strategies:

Shuttle

Figure 3.10 shows a potential route alignment for a City
shuttle service, including conceptual stop locations. With
such an alignment, most if not all of Soledad residences
and businesses would be located within one-third mile of a
regular transit stop.

Funding could be identified through a combination of
grants, developer contributions, and/or local assessments.
Operations could be carried out by MST, the City, or a
private shuttle operator. Estimated operating cost would
be $300,000 to $700,000 annually (varies depending on the
hours of operation).

Monterey Street “bus priority corridor”

Monterey Street could be designated as a “bus priority
corridor.” The street could remain in its current
configuration (with two travel lanes, two bicycle lanes, and
current on-street parking configuration) and become the
designated north/south transit route for local and regional
bus service. Currently local MST bus service uses Monterey
Street, rather than Front Street, in part to avoid conflicts
with vehicles accessing diagonal on-street parking.
Diagonal on-street parking should not be installed on this
or other designated “bus priority corridors”.

3.4 PARKING
EXISTING CONDITIONS

Parking Supply

Nelson\Nygaard conducted a parking supply and
utilization count in Downtown Soledad on Tuesday,
October 18, 2011. The study area was bounded by Front

TABLE 3.1 PARKING OCCUPANCY AT PEAK TIME (2:00
P.M.)

EXISTING PARKING OCCUPANCY ATPEAK
SPACES TME
Off-street 764 22%
On-street 488 30%
Total 1,252 25%

TUESDAY, OCT. 18, 2011

LOCATON 10:00 A.M. 12:00 P.M. 2:00 P.M.

Off-street 18% 19% 22%

On-street 24% 29% 30%
Total 20% 23% 25%
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Street and the railroad tracks to the southwest, Monterey
Street to the northeast, West Street to the northwest, and
East Street to the southeast (see Figure 3.12 for a map of
the study area). A total of 1,252 parking spaces are located
within the study area:

* 488 on-street parking spaces; and
* 764 off-street parking spaces.

The parking supply includes accessible on-street and
off-street, public and private spaces. Spaces obstructed
by construction or physical barriers such as fences were
excluded from the counts.

Parking Utiliza tion

To evaluate parking utilization, parking occupancy counts
were taken at 10:00 a.m., 12:00 p.m. and 2:00 p.m. on
October 18, 2011.

The counts (summarized in Table 3.1 and Table 3.2) show
that at the busiest time (2:00 p.m.), just 25 percent of the
area’s parking supply was occupied, with on- and off-street
spaces showing different occupancy rates (30 percent and
22 percent, respectively). At this peak hour, 936 of the 1,252
spaces in the parking supply were vacant.

The utilization rates are far below target rates. Target
occupancy rates of 85 percent and 90 percent are effective
industry standards for analyzing the demand for on- and
off-street spaces, respectively. In other words, maintaining
15 percent and 10 percent vacancy rates for corresponding
on- and off-street spaces help to ensure an “effective
parking supply.” At these standard occupancy levels
roughly one space per block is available, making searching
or “cruising” for parking unnecessary, and off-street lots
maintain adequate maneuverability. Utilization rates much
below these targets indicate a diminished economic return
on investment in parking facilities.

Based on the occupancy data for the study area, the amount
of retail/commercial activity or jobs in the study area

does not result in dramatic overall fluctuations of parking
demand. Demand steadily increases from 10:00 a.m. to
12:00 p.m. and again from 12:00 p.m. to 2:00 p.m. as shown
in Table 3.2.

Figure 3.12 is a map of the peak hour occupancy (2:00 p.m.).
The map shows the occupancy level for each individual
block face and off-street lots during the peak hour of
parking demand. The map reveals that there are some
limited “pockets” of higher demand on a few blocks and

in some lots in the study area. On Soledad Street, the
Acamparo Bakery lot has two parking spaces that were
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Figure 3.12 Parking Occupancy Map
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Main Street and Soledad Street (behind the retail stores
along Front Street between Main and Soledad) also had
slightly higher demand. On-street parking occupancy
was less than 74 percent in the areas adjacent to these lots,
however.

The on-street parking along Kidder Street (near the Post
Office) and Front Street between Kidder and East Street
(between Valley Foods and Clinica de Salud del Valle) also
had higher occupancy rates. Although on-street parking
occupancies were higher in this area, off-street occupancy
in adjacent lots remained low. Parking demand remains
low for the study area as a whole.

Existing Parking Demand Ratios

Utilizing the data gathered during the parking inventory as
well as an inventory of existing land uses, existing parking
supply and demand ratios were calculated.

A. Built Parking Spaces to Building Area Ratio. This
represents the total number of existing parking spaces
correlated to total existing building square footage
(occupied or vacant) within the study area. There

is approximately 297,290 square feet of built area in
the study area. Approximately 4.21 parking spaces

per 1,000 square feet of building area have been
developed/provided within the study area (combining
the on- and off-street parking supplies).

Ratio. This represents peak hour occupancy within the
six block study area combining the on- and off-street
supply. As such, actual parked vehicles were correlated
with actual occupied building area (approximately
260,188 square feet). Current peak hour demand stands
at a ratio of approximately 1.21 parking spaces per
1,000 square feet of occupied building area.

Table 3.3 illustrates these ratios and breaks out the data
by block, which reveals that Block A-6 (which contains a
grocery store, post office, credit union, and health clinic)
has the highest peak demand ratio (3.18 per 1,000 square
feet), while Blocks A-3 (.70) and A-4 (.76) have considerably
lower demand ratios during the peak period.

If in the future parking were provided at the rate of actual
demand absorption (1.21), overall peak hour occupancies
would near 100 percent only if parking remained free
and nearly 310,000 square feet of new development

were constructed in the area. Put another way, there

are currently 260,188 square feet of occupied built space
resulting in 316 occupied parking spaces. In order to fill
the remaining 936 vacant spaces in the area, up to 310,000
additional square feet could be added without any new
parking being constructed. If any level of parking pricing
were to be instituted in the future, peak hour occupancies
would be less than 100 percent, particularly if prices were
set to recommended levels to ensure a 15 percent vacancy
rate.

City of Soledad Downtown Specific Plan | Final 10.3.12 | 3-13



CHAPTER 3: MO BILITY & INFRA STRUC TURE

The surplus of parking allows for future development to
make use of existing spaces prior to the construction of
new parking. As such, there should be no more than two
parking spaces per 1,000 square feet of building space
present in the downtown as it builds out.

Table 3.4 provides a summary comparison of built supply
to actual demand for other cities. Downtown Soledad is

the highest of selected cities in relation to actual amount

of parking built to land use. However, Soledad has one of
the lowest demand ratios, resulting in a large gap between
the level of parking supplied and what is actually needed.
Like many American cities, downtown Soledad is currently
building more parking than demand indicates.

PARKING IMPRO VEMENTS

This section provides potential strategies and
improvements to address future parking needs in the Plan
Area. Strategies described here are included as policies or
actions in Chapter 4 (Implementation) along with appropriate
funding sources, phasing, and responsible parties.

Parking Management

Historically, “solving the parking problem” almost always
meant increasing supply. Unfortunately, constantly
increasing parking supply simply encourages more auto
use, as people are encouraged to drive to places that offer
“plenty of free parking.” While providing adequate parking
is still important, it is only one tool available for managing
both demand and supply. The goal of “parking demand
management” is to provide the optimal amount of parking
to meet parking needs while reducing traffic congestion,
encouraging alternate transportation and accommodating
new development and a variety of land uses.

TABLE 3.4 BULTPARKING SUPPLY AND ACTUAL
DEMAND, SEIECTED C ITES

GAP

BEIWEEN

MINIMUM PARKING

REQUIREMENT | ACTUAL BUILTAND

CIY / 1,000 SF OR | DEMAND ACTUAL

ACTUALBUILT | / 1,000 SF PARKING

SUPPLY DEMAND

(FOR EVERY

1,000 SF)
Hood River, OR 1.54 1.23 0.31
Oxnard, CA 1.70 0.98 0.72
Corwalis, OR 2.00 1.50 0.50
Sacramento, CA 2.00 1.60 0.40
Monterey, CA 2.14 1.20 0.94
Seattle, WA (SLU) 2.50 1.75 0.75
Kirkland, WA 2.50 1.98 0.52
Palo Alto, CA 2.50 1.90 0.60
Santa Monic a 2.80 1.80 1.00
Ventura, CA 2.87 1.26 1.61

(Westside)

Chico, CA 3.00 1.70 1.30
Hillsboro, OR 3.00 1.64 1.36
Bend, OR 3.00 1.80 1.20
Salem, OR 3.15 2.04 1.11
Redmond, WA 4.10 2.71 1.39
Beaverton, OR 4.15 1.85 2.30
Soledad, CA 4.21 1.21 3.00

Managing parking has been shown to be the single most
effective tool for managing congestion, even when densities
are relatively low and major investments in other travel
modes have not been made. Parking management can also
have a significant impact on commute mode choice, which
translates directly to reductions in auto congestion and
improved livability of commercial districts and adjacent

neighborhoods.
A B © D E F G H I J
BUILTRATIO QL LYIAL TOTAL ACTUALRATIO
moCK| BUDNG | BoupiG | OTESRET| ONSRET| oy | OFPARNG | ooy owmun | OCOUPED| - OFPARRNG
AREA (SF) AREA (SF) SUPPLY SF)l SPACESAT SPACESAT PEAK 1,000 SF)
PEAK PEAK
A-1 31,429 31,429 69 48 117 3.72 32 11 43 1.37
A-2 24,993 19.729 183 74 257 10.30 9 24 33 1.67
A-3 75,123 67,082 155 101 256 3.41 20 27 47 0.70
A-4 71,507 65,890 139 97 236 3.31 19 31 50 0.76
A-5 47,787 47,787 107 80 187 3.91 31 22 53 1.11
A-6 46,449 28,270 110 88 198 4.26 52 38 90 3.18
ilg;ﬂ:): 297,290 260,188 763 488 1,252 4.21 163 153 316 1.21

Source: Lisa Wise Consulting, Inc. and Nelson\Nygaard
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As Downtown Soledad continues to grow and evolve, its
parking needs will change as well. A Parking Management
Plan is outlined in Chapter 4 (Implementation) in the form
of programs and actions with specific funding sources,
phasing recommendations and details on responsible
parties. The Parking Management Plan proposes an
approach that utilizes policies and programs that will
enable more efficient utilization of existing supply, while
alleviating parking congestion in certain areas. A key
strategy for the City will be to make the most efficient

use of all public and private parking facilities and
encourage the use of viable alternative mode options before
constructing new parking. As part of this, the City should
pursue a “park once” strategy for downtown that manages
the entire parking supply as part of an integrated system.
The map in Figure 3.13 proposes ideal locations for new
shared parking locations including surface parking lots
and parking structures, to be developed in phases and as
needed.

Angled Parking

Angled parking can provide a significant increase in
parking spaces at little cost to the City. Most of the right-
of-ways in the Plan Area are currently wide enough to
accommodate angled parking on both sides of the street.
This can be accomplished simply through re-striping.

Although angled parking is a good option for the Plan
Area, the phasing and location should be carefully
considered. Angled parking can present a safety hazard
when it comes to bicyclists because motorists have a limited
field of vision when pulling out of angled parking spaces.
Figure 3.14 shows existing bike lanes in the Plan Area, as
well as existing angled parking and proposed phasing for
new angled parking.

Phase I. Angled parking should first be added to both
sides of Benito and Encinal Streets if demand calls
for it. These streets are not the primary routes for
bicyclists and so safety will not be a major concern.

Phase II. Only as demand requires, angled parking
should be added to Monterey, East, West, and Soledad
Streets. This should be done as a last resort, and other
alternatives should be considered before these streets
are striped for angled parking. These streets serve

as key bicycle routes and placing angled parking

may present a safety risk for bicyclists. Figure 3.17
illustrates how angled parking can be phased in as
demand requires.

Long-Term. Over time, the City should consider back-
in or reverse angle parking in Downtown. Back-in
angle parking is similar to both parallel and standard
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Figure 3.15 Illustration of Back-In Angled Parking
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(or pull-in) angle parking. Like parallel parking, a
driver enters a stall by stopping and backing. When
leaving the stall, the driver can simply pull out of the
stall and has a better view of oncoming traffic (see
Figure 3.15). This increased field of vision provides
significant safety benefits for oncoming motorists and
bicyclists. In addition, drivers and passengers are
shielded from the street by the car door and can exit
safely from the car to the sidewalk. The City should
prioritize streets with existing bicycle facilities for

implementation.

The following cities have installed back-in angle parking:
Seattle (city-wide), Tacoma, Olympia, and Vancouver

in Washington; Portland and Salem in Oregon; Tucson,
Arizona; Austin, Texas; Salt Lake City; Indianapolis;
Washington, D.C.; Pottstown, Pennsylvania; Wilmington,
Delaware; and Montreal, Canada. The City of Tucson
monitored data on bicycle/car collisions before and after
installing back-in angle parking and found that collisions
had dropped to zero during the first four years after
installation as compared with three to four per month with
conventional, pull-in angle parking.

Figure 3.16 Example of an “O” Style Bike Rack Installed on the Sidewalk
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Figure 3.17 Photosimulation of Phased Angled Parking

Photosimulation of three
phasesofparking space
additionson Soledad
Street between Front
and Monterey Street.

Existing condition of
Soledad Street, with
angled parking on one
side and minimalstreet
trees.

Phase 1: Parallelparking
and streettreeson both
side softhe street.

Phase 2: New multi-
family re side ntial
developmenton the
north side ofthe street,
with dwe lling s e nte re d
dire ctly from the street
and from smalle ntry
courtsbetween the
building s.

Phase 3: Angled
parking onboth
sidesofthe streetas
demand increases
from significant new
developme nt.
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Bicycle Parking

Bicycle racks provide customers and visitors who arrive
via bicycle with secure parking and encourage patronage
at local businesses. Properly designed and installed racks
prevent damage to street trees and furniture, keep bicycles
from falling over and blocking the sidewalk, and help
provide a more orderly appearance in front of buildings.

e Short-term bicycle parking racks within the public
right-of-way and at the proposed Intermodal
Station, would complement the current, well-
developed network of bicycle lanes. Figure 3.16
provides an example of a bicycle rack that is
functional but also provides visual interest.

* Long-term bicycle storage for tenants and residents
within secure enclosures would encourage
bicycle commuting as a regular form of everyday

transportation.

Residential Parking

Residential Permit Programs (RPP) are one of the most
effective tools at managing spillover into residential
neighborhoods. RPPs operate by exempting permitted
vehicles from the parking restrictions and time limits
within a geographically defined area. Permit holders are
able to park their vehicle on the street for several days or
an unlimited time, although holding a permit does not
guarantee the availability of a parking space.

RPPs work best and can protect residential neighborhoods
that are impacted by spillover from other uses, particularly
competing demand from employees at nearby businesses or
at large institutions such as hospitals, schools, or colleges.
RPPs are also commonly used in neighborhoods that are
impacted by regional commuters who might want to drive
and park in a neighborhood that has convenient access to a
transit node, such as a rail station or major express bus line.

Residential Parking Benefit Districts (PBD) are similar

to residential parking permit districts in that a certain
number of parking permits are issued to residents, which
allow them to park within the neighborhood. However,
PBDs also allow a limited number of non-resident
parkers to pay to use surplus on-street parking spaces in
residential areas, and return the resulting revenues to the
neighborhood to fund public improvements.

Currently, Downtown Soledad has a more than adequate
supply of parking - the peak occupancy for on- and off-
street parking is only 25 percent, meaning that even at
the busiest times approximately 936 on- and off-street
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parking spaces are available. Nevertheless, a few localized
parking challenges exist, as some businesses, land uses,
and residential streets generate more parking demand
than others. These localized inefficiencies can contribute
to imbalances between supply and demand, as well as
exacerbate the perception that “parking is a problem” in
certain areas. Residents can become particularly impacted
by spillover parking, especially if they live on a block that
consistently has higher demand and they are unable to
park close to their residences.

3.5 INFRASTRUC TURE

The California Government Code requires this Specific
Plan to report, “The proposed distribution, location, extent,
and intensity of major components of public and private
sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed to be located within the
area covered by the plan and needed to support the land
uses described in the plan” (Section 65451).

As such, this Section reviews current service and potential
impacts to infrastructure related to wastewater, drinking
water, storm water drainage, solid waste disposal, and
energy. This Section also examines potential impacts

to schools and emergency services. The analysis in this
Section assumes the build-out scenario from Chapter 2
(Vision) (over time, up to 570 residential units and 480,000
square feet of commercial development could be added to
the Plan Area).

Under current infrastructure improvement plans and
impact fees generated from development over time, most
of the Project Area’s infrastructure will remain adequate
to meet potential build out without further investment.
However, wastewater pipes, potable water pipes, schools,
and emergency services may require additional funding to
maintain adequate services at build out.

WASTEWATER

According to the 2010 Urban Water Management Plan
(UWMP), the City completed an upgrade and expansion

of the City’s wastewater treatment plant in 2010. The City
Plant upgrade was designed to meet future population and
industrial growth. While the City Plant has a treatment
capacity of 5.5 million gallons per day (MGD), the current
capacity is effectively limited to 4.3 MGD due to disposal
capacity limitations. The City currently processes
approximately 1.5 MGD, which is just over 35 percent of the
plant’s effective capacity. The City Plant meets the waste
discharge effluent limits requirement adopted by the State
Water Resources Control Board of California, as well as
Title 22 Recycled Water standards.
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Figure 3.18 Existing Sewage System
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The City currently has wastewater pipes that are accessible
to all parcels in the Plan Area, including lines through the
railroad property, which will facilitate development in the
area (see Figure 3.18). The sewage pipes in the Plan Area Figure 3.19 Recycled Water Line

range from 6 inches to 15 inches. Although older, these
sewage pipes will adequately handle in increase in waste
water as a result of development facilitated by this Specific
Plan; it is unlikely that future development in the Plan Area

will require additional wastewater infrastructure. £ H i
i i i

WATER SUPPLY f

Potable water in the City comes from the Salinas Valley N %

Groundwater Basin, which is divided into four subareas. i

The City is within the Forebay subarea. The City draws S

its water from an unconfined shallow aquifer zone in this

subarea. The UWMP notes that there are currently no

[ESE Ereo Stest

restrictions on how much water the City can extract, nor

are any such restrictions expected. However, the UWMP ¢
also reports that the Salinas Valley Groundwater Basin

currently has an overdraft of approximately four percent

per year. This is expected to be remedied through increased

conservation efforts and potentially a reduction in Recycled Wa terLine
agricultural water use through urbanization of the Salinas === Fxisting Pipe
Valley. Strategic releases of water from aquifers by the Proposed Pipe
Monterey County Water Resources Agency at certain times

in the year will also increase groundwater recharge. The

UWMP identifies 148,000 acre-feet per year as a sustainable

yield value for the Forebay Subarea.
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The City operates a system of groundwater wells and
distribution pipes to deliver water to end users. The City
has four active wells, all of which treat the ground water
with chlorine and then pump it into one of the City’s four
1,000,000-gallon tanks. The water is then pumped directly
into the distribution system. The total capacity for all four
wells is 5.9 MGD day or 4,100 gallons per minute. The
City’s water distribution system consists of a network of
pipes ranging from two inches in diameter to 16 inches in
diameter with existing mains located throughout the Plan
Area.

The UWMP also reports that in an effort to further

reduce the amount of potable water needed, the City is
actively pursuing funding to complete the infrastructure
required to provide recycled water to existing residential,
agricultural, and recreational uses. The use of recycled
water through this “purple pipe” will be encouraged for
outdoor water uses within new development. Under current
plans, the Plan Area would have direct access to a recycled
water main (see Figure 3.1919 for the location of this line).

The City continues to make upgrades and expansions

to its water delivery infrastructure to keep up with the
increasing population. Section 4.4 of the UWMP describes
current and future projects intended to maintain and
expand infrastructure capabilities. Incremental increase

in water demand as a result of this Specific Plan can be

met through the City’s existing infrastructure plans and
groundwater access. Figure 3.20 maps existing water supply
in the City.

STORM WATER DRAINAGE

The City provides storm water disposal service within

the City limits and is responsible for ensuring adequate
construction and maintenance of storm drainage facilities.
The City is divided into nine storm water drainage basins.
Storm drainage generated within the City has typically
been directed to either the Salinas River or the Bryant
Canyon Channel for disposal. According to the City of
Soledad Storm Water Management Plan (SWMP) (2010), the
storm drainage system is composed of reinforced concrete
pipe ranging in size from 8 to 60 inches.

The Plan Area is located within the Central Basin. West

of West Street, storm water in the Plan Area flows to San
Vincente Road, where it is then carried to a retention pond.
Storm water between West Street and Oak Street in the Plan
Area is collected in a 60 inch storm drain that discharges

to a percolation field. Flows east of Oak Street in the Plan
Area are collected in a 42 inch storm drain that enters the
Caltrans culvert.
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While development in the Plan Area would likely increase
impermeable surfaces, existing capabilities as outlined in
the SWMP would sufficiently handle additional drainage
requirements.

SO LID WASTE

The City’s Solid Waste Operations (SWO) administers the
City’s contract for garbage services with Tri-Cities Disposal
(run by Monterey City Disposal Service, Inc.) under a Joint
Powers Agreement with all the southern Monterey County
cities. Garbage from the City is taken to the Salinas Valley
Solid Waste Authority (SVSWA) landfill at Johnson Canyon
outside of Gonzales. SVSWA provides service with rates
based on quantity disposed and offers free recycling bins
to all City residents and businesses. The Johnson Canyon
Landfill is currently at 16 percent capacity and is estimated
to be in operation through 2047 or 2052 (for the next 35 to 40
years. The Johnson Canyon landfill has sufficient capacity
to handle increases in solid waste that may occur as a result
of this Specific Plan.

ENERGY

Electricity and gas in the City are provided by Pacific Gas
and Electric (PG&E). Increased development is not expected
to have a significant impact on these utilities. The Specific
Plan, however, provides the City with an opportunity to
address above-ground power lines in the Plan Area. Power
lines on Front Street between Benito Street and Oak Street
are subterranean. The rest of the streets in the Plan Area
have above-ground power lines. Policy 36 directs the City
to apply for subterranean utility line grants, which will
modernize City infrastructure, and improve aesthetics.

SCHOOLS

The City has four elementary schools, one middle school,
and one high school. Younger children living within the
Plan Area would likely attend Frank Ledesma or Gabilan
Elementary School; Older children would attend Main
Street Middle School or Soledad High School. Table 3.5
reports the current enrollment.

TABLE 3.5 SCHOOL ENROLLMENT, CAPACITY AND
UNIIZATO N IN THE PTAN AREA

ENROILIMENT
FrankIedesma Elementary School 610
Gabilan Elementary School 409
Main Street Middle School 613
Soledad High School 1,065

CHAPTER 3: MO BILITY & INFRA STRUC TURE

EMERG ENCY SERVIC ES

The City contracts with CAL Fire for fire protection
services. The Fire Department is comprised of one part
time Fire Chief, three Fire Captains, three Fire Engineers,
two Firefighters, and 15 Volunteer Firefighters. The Fire
Department responds to fires and provides rescue and
emergency care services, as well as educational programs.
The City’s goal is to have a response time of five minutes
or less. The City’s fire station is located on 525 Monterey
Street, in the center of the Plan Area. Given the station’s
location, it is unlikely that development in the Plan Area
as a result of this Specific Plan would require additional
fire department resources. However, full build-out would
generate approximately $840,000 in impact fees for the fire
department.

The Police Department currently employs eight Patrol
Officers, three Sergeants, three Field Training Officers, and
one Animal Control Officer. The City aims to maintain a
ratio of a minimum of one police officer per 1,000 residents.
Full build out of the Specific Plan would likely require
additional officers to maintain this standard. However,
using the fee schedule from the Municipal Code, full
buildout would generate $1,250,000 in impact fees and
would generate additional sales tax to help fund these
additions.
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4. IMPIEMENTATION

4.1 NTRODUCTON

This Chapter describes the steps and actions to implement
the Downtown Soledad Specific Plan based on collaboration
with community members, City decision makers, and

City Staff. The actions are organized into a table that

also identifies the department or agency primarily
responsible for implementation, the estimated timeframe
for implementation, and potentially appropriate funding
sources or financing mechanisms (see Table 4.1). A
description these funding sources is listed at the end of

the Chapter together with the revenue anticipated from
impact fees as the area builds out (in today’s dollars). In
concert with these actions, carrying out the Vision Program
will involve administering and enforcing the development
regulations described in Chapter 5 (Development Code).

Adoption of the Specific Plan is “project” as defined by the
California Environmental Quality Act. For this reason, the
Plan will require environmental review to determine the
extent of potential adverse environmental impacts that may
occur through its implementation.

4.2 TIME FRAME

The Plan recommendations direct appropriate change to
the Plan Area over a period of approximately 20 years. The
Plan’s action plan has been prioritized according to the
following time frame:

e Phasel: 0to7 years
e Phase II: 8 to 15 years
e Phase II: 16 to 20+ years

While the City will influence Plan implementation through
regulatory means, investments in infrastructure, and
public/private partnerships, much of the change will
depend on private investments. The following elements
may influence the implementation time frame:

Funding Availability. The difficult nationwide economic
climate has created funding challenges for cities as well
as private developers. Completion of the envisioned
improvements and developments is heavily dependent
on the City to find alternative funding sources, such as
grants, and the ability of private developers to procure
project financing. A lack of available funding may result
in a slower than anticipated buildout in the Plan Area.
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Business Recruitment and Retention. The quality and
variety of privately owned businesses is an essential
element to attract visitors and residents to the downtown.
Investment by existing and new business owners will
contribute to increased activity, improved aesthetics,

and the ability of the City to attract larger-scale projects
such as a movie theater and higher education facility. As
described in Chapter 2 (Vision and Downtown Character),
the City should continue to promote, improve, and attract
businesses to the downtown.

Political Will. Plan implementation will rely heavily on
a continued commitment by City Staff, residents, and
elected officials to prioritize downtown revitalization.
The City must enforce the standards established in the
Development Code (Chapter 5), adhere to policies, and
focus resources on completing high priority action items

4.3 POLCIES AND ACTIONS

This Section provides policies and action items to realize
the vision for Downtown Soledad. While the vision is
primarily implemented through the Development Code
(Chapter 5), the policies and action items provide direction
to guide decision-making and align priorities for public
and private investment.

The policies and actions are listed in Table 4.1 and divided
into the following categories:

e Land Use and Infill

* Design and Character

e Streetscape Improvements
* Mobility and Parking

e Historic Preservation

* Economic Vitality

e Infrastructure
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE
POLICIES AND ACTIONS TIME FRAME DEPT. OR
AGENCY

POTENTIAL FUNDING
SO URCES

Land Use and Infill Development

1. Transform Front Street into the shopping, cultural, and enterfainment center of the City.

Prioritize downtown infill over new commercial development in other parts of the City.

3. Create a mixed-use downtown core with retail, office, restaurant, and residential uses that encourage and depend on pedestrian
foot traffic.

4. Facilitate arange of diverse housing fypes that meet the needs of the community.

5. Coordinate private development and public improvements to facilitate a coherent and attractive downtown core and
surrounding neighborhoods.

Encourage the development of a movie theater or hotel Phase | Community Development Impact
downtown. Explore incentives, such as parking reductions, and Economic | Fees, General Fund
Action 5.1 land assembly, and streamlined permitting, to make Development
a downtown site financially feasible and attractive to
developers.
Encourage a larger anchor development such as a Phase | Community CDBG, General Fund,
Action 5.2 hotel, performing arts center, education facility, or other and Economic | General Obligation
commercial development, on the City-owned property at Development | Bonds, I-Bank
Front and Main Streets.
Phase |, II, Community CDBG, CDFI / CDLF,
Action 5.3 Encourage the development of senior housing. and II and Economic | General Fund, HOME
Development
Phase Il Community CDBG, CDFI / CDLF,
Action 5.4 Build a train ticket depot and pedestrian plaza at Main and Economic | CFD, General Fund,
and Front Streets. Development | General Obligation
Bonds, I-Bank
Phase | Community General Fund, Grants

Encourage inclusion of parks within the Downtown area )
. . . and Economic
. and develop recommendations for suitable sites. Ensure
Action 5.5 . . Development,
the proper balance of commercial and recreational uses
o Parks and
within the downtown core. )
Recreation

6. Improve the pedestrian connection between the Front Street commercial corridor and Vosti Park.

Relocate the City Yard from Park and State Streets to a Phase | Public Works CDBG, General Fund
Action 6.1 commercial / industrial area outside of the Specific Plan
Areq.
Build a community center on State Street between Oak Phase Il Parks and CDBG, CDFI / CDLF,
Action 6.2 and Adler on the site currently used as a portion of the Recreation CFD, Development
City Yard to provide gathering space for residents and a Impact Fees, General
gateway from Front Street info Vosti Park. Obligation Bonds, I-Bank
Reconfigure the blocks between Park and Oak Street into Phase Il Community Development Impact
Action 6.3 two larger blocks, similar fo the typical downtown area and Economic | Fees, CFD, General
block size. Development | Fund
Iegend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Deve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo -Roos Community Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-O rie nte d De ve lop me nt
Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

the Vosti Park entrance at Park and State Streets.

POTICIES AND ACTIONS TIME FRAME|  DEPT. OR e e
AGENCY

Obtain all or a portion of the three commercial properties Phase Il Community CDBG, CFD

on State Street between the existing City Yard and the and Economic
Action 6.4 restaurant at the corner of Park and Oak to create a Development

pedestrian connection between Front Street and Vosti

Park.

Phase Il Community Development
. and Economic | Impact Fees, CFD,
. Connect the sidewalk along Front Street from Oak Street to

Action 6.5 Development | General Fund,

TAMC Transportation
Enhancement Fund

7. Work with Union Pacific Rairoad (UPRR) to improve the aesthetics of the property and to gain control of

the Railroad District sites.

as an education facility, that need more land than is

available in the downtown core in this area.

(See also Mobility policies and actions below.)

Continue to work with Union Pacific Railroad (UPRR) to Phase lor Community CDBG, CFD, General

Action 7.1 gain control of the Railroad parcels and consider use of and Economic | Fund, General
eminent domain for creating access, if needed. Development | Obligation Bonds
As a short or mid-term improvement work with UPRR to Phase | Public Works CFD, Development
gain access to the property and plant and maintain rows Impact Fees, General
of frees in line with the existing southwest to northeast Fund, Lions Club,

Action 7.2 streets from San Vicente Road to East Street to create Rotary Club, TAMC
blocks that establish a future development pattern. These Transportation
improvements could happen prior fo development of the Enhancement Fund
property.
As a short or mid-term improvement work with UPRR to gain | Phase I or |l Public Works CFD, Development
access to the property and plant and maintain colorful Impact Fees,

Action 7.3 agricultural crops, such as flowers, in rows on the vacant General Fund,
sites between free-lined dirt streets. These improvements TAMC Transportation
could happen prior to City acquisition of the property. Enhancement Fund
As a long-term goal, work with property owners in the area Phase Il Community General Fund
and pursue commercial development on the Railroad orIl and Economic

Action 7.4 Corridor Zone. Encourage larger catalytic projects, such Development

Design and Character

8. Maintain small fown scale and character in City policy and development standards.

9. Facilitate pedestrian-oriented building design with building entrances on streets or open space.

10. Create or maintain an appropriate transition from the public streetscape to the building and its site.

downtown.

11. Consistent with the General Plan, continue to implement the Community Design Guidelines and Standards to ensure that
development and renovations are of a style and quality that is complementary to the existing structures and the vision for the

legend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community De ve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo -Roos Community Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation for Livable Communitie s Tra nsit-O rie nte d De ve lop me nt
Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

POTICIES AND ACTIONS TIME FRAME|  DEPT. OR O e C
AGENCY
Continue and improve the Soledad Business Facade Phase |, Il, Community CDBG
Program, as funding allows. Refer to Appendix D for a and II and Economic
description of the current Program. The Program should be Development
Action 11.1 marketed to specifically encourage facade renovations
to restore historic commercial buildings to their original
character, and expanded to include design guidance to
ensure that improvements are in keeping with the historic
character.
- . . Phase | Community CDBG
Action 11.2 Inmo.’re a signage improvement loan or grant program as and e onomic
funding allows.
Development
Establish a seismic retrofit program. The City’'s extensive Phase | Community CDBG
collection of historic structures is at risk of damage in the and Economic
Action 113 event of an earthquake. The City should establish a seismic Development
retrofit program to advise and assist property owners in
completing seismic upgrades and bringing structures up to
code.
Implement City of Soledad Municipal Code Chapter Phase 11l Community CFD, General Fund
17.49 Art in Public Places Program to contribute to and II and Economic
an active, interesting public realm and reinforce the Development
Action 11.4 downtown as the cultural hub of the City. The City could
consider developing an incentive program for projects
that exceed minimum standards to encourage larger
scale improvements such as new murals, sculptures and
fountains.
Phase |, Il, Community CDBG, General Fund,

. In keeping with Policy 4.1 of the Housing Element, continue .
Action 11.5 . o and I and Economic | HOME
and promote the Housing Rehabilitation Loan Program.
Development

. . . Phase |, II, Community CDBG, General Fund,
. Continue and promote the Residential Facade Program as )
Action 11.6 . and I and Economic | HOME
funding allows.
Development

12. Ensure that updates to Citywide policies are complementary to the downtown vision and development standards.

Phase 1 Community General Fund
Action 12.1 | Update Zoning Ordinance and FEconomic
Development

Update the Subdivision Ordinance (Title 16 of the Soledad Phase | Community General Fund
Municipal Code) to ensure that future subdivisions are and Economic
developed in a manner that maximizes mobility and Development

complements the pattern and uses in the downtown.
Action 12.2 | Specifically, Section 16.24 should be revised to reduce
block sizes, reduce street right-of-way requirements,
discourage cul-de-sacs, encourage street connectivity
and non-automobile fransportation, and require lot

orientation that maximizes energy efficiency.

legend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Deve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo -Roos Community Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-O rie nte d De ve lop me nt
Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

Chapter 5 (Development Code)) as "Downtown Specific
Plan Area”.

Development

POTICIES AND ACTIONS TIME FRAME|  DEPT. OR e e
AGENCY
. . Phase | Community General Fund
. Amend the General Plan fo prioritize development in the
Action 12.3 and Economic
downtown.
Development
Amend the General Plan Land Use Map to designate the Phase | Community General Fund
. area within the Regulating Plan area (refer to Figure 1.1 in and Economic
Action 12.4

13. Improve urban design and circulation in the southern highway comme

rcial area around Front Street and Nestles Road.

Action 14.1

Prepare a master plan to guide commercial and industrial
development and circulation in the area to the southeast
of the Gateway Zone and ensure that development in this
area is complementary to the downtown.

Phase |

Community
and Economic

Development

Caltrans Planning
Grants, Economic
Development
Administration Granfs,
General Fund, SGC
Planning Grants

Streetscape Improvements

14. Create or maintain a pedestrian-oriented streetscape.

15. Provide for vehicular or service access without adversely affecting the pedestrian-orientation of the streefscape.

16. In keeping with Policy E-6 of the General Plan, continue fo enhance downtown streetscapes and improve the public realm.

Action 16.1

Water and maintain existing frees and landscaping along
Front Street and throughout the Plan Area.

Phase |, Il,
and I

Public Works

Development Impact
Fees, CFD, General
Fund

Action 16.2

Extend the Front Street lighting scheme, medians,
landscaping, street furniture, and sidewalk enhancements
along Front Street to San Vicente and Oak Streets.

Phase lor I

Public Works

CDBG, CFD,
Development Impact
Fees, General Fund,
[-Bank, Infrastructure
Financing District,
TAMC Transportation
Enhancement Fund

Action 16.3

Improve the existing bollard light posts on Front Street to
reduce impacts to motorist vision.

Phase |

Public Works

CDBG, CFD,
General Fund,
TAMC Transportation
Enhancement Fund

Action 16.4

Plant street frees along all downtown side streets and the
Gateway Zone.

Phase |

Public Works

CFD, Development
Impact Fees, General
Fund, Lions Club,
Rotary Club, TAMC
Transpo rta tion
Enhancement Fund

Action 16.5

Improve the lighting along downtown side streets and the
Gateway Zone.

Phase |

Public Works

CDBG, CFD,
Development Impact
Fees, General Fund,
TAMC Transportation
Enhancement Fund

Iegend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Developme nt Financ ialInstitutions and Loan Funds, CFD: Me llo-Roos Community Fac ility Distric ts,

EDD: State Employme nt Developme nt De partme nt Grants, HOME: HOME Inve stme nt Partne rship s Prog ram, |FD: Infra struc ture Financing Distric ts, I-Bank: Ca lifo rnia
Infrastruc ture and Economic Developme nt Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County Transportation
Development Act, TAMC MC: Transportation Agency forMonterey County Transportation for Livable Communitie s Transit-Orie nte d De ve lop me nt Inc e ntive Program
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

PO IIC IES AND ACTIONS TIMEFRAME|  DEPT. OR e
AGENCY
Add wayfinding signage, including a monument sign at Phase | or I Public Works CFD, Development
Action 16.6 | the northeast corner of Front Street and Nestles Road, to Impact Fees, General
direct visitors to the downtown and nearby attractions. Fund
Develop a list of approved street frees to ensure that new Phase | Public Works General Fund
Action 16.7 | frees are appropriate for the climate and for their specific
purpose and location.
Encourage use of low impact development standards Phase |, Il Community General Fund
Action 16.8 | and best management practices in individual projects to and Economic
reduce stormwater runoff and improve water quality Development
Mobility and Parking

17. Maintain an interconnected, hierarchical network of walkable, pedestrian-oriented streets.

18. Prioritize downtown access as a maftter of Citywide policy.

19. Require inclusion of downtown access elements in all large-scale citywide access improvement projects.

Require large-scale fransportation projects to provide Phase |, Il, Community CFD, Development
multi-modal downtown access, particularly for access to and II and Economic | Impact Fees, General
Action 19.1 and from the Railroad Corridor Zone, the proposed SR-146 Development | Fund, General
by-pass, the proposed U.S. Highway 101 north interchange Obligation Bonds,
reconfiguration, and the potential U.S. Highway 101 south I-Bank, TAMC TDA Funds,
interchange improvements TAMC TLC Program
Frequently monitor Level of Service and avoid degradation | Phase | I, Public Works General Fund
of service below level E. Consider installation of traffic and II
. signal at the following intersections prior to degradation:
Action 19.2
East Street and Monterey Street, Front Street and San
Vicente, Front Street and West Street, and Front Street and
Main Street.
20. Provide access to and around downtown through a variety of options, including buses, rail, bikes, and walking.
Phase I Community CDBG, CDFI / CDLF,
. . . and Economic | CFD, Development
Pursue and design a mulfi-modal fransit center to
. . . Development | Impact Fees, General
Action 20.1 | accommodate passenger rail, local bus service, and
vehicular drop off. Fund, IBank, TAMC
TDA Funds, TAMC TLC
Program
Work with Monterey-Salinas Transit (MST) to identify Phase | Public Works General Fund, TAMC
Action 20.2 opportunities for expansion of MST service to include TLC Program
additional stops within Soledad’s residential neighborhoods
and at the multi-modal transit center.
Maintain Monterey Street in its current configuration (with Phase | Public Works Development Impact
Action 20.3 two travel lanes, two bicycle lanes, and current on-street and I Fees, General Fund,
parking configuration) as the designated north/south TAMC TDA Funds
tfransit route for local and regional bus service.
Action 20.4 | Designate Monterey Street as a “bus priority corridor”. Phase | Public Works General Fund
Action 20.5 Avoid diagonal on-street parking on designated “bus Phase |, II, Public Works General Fund
priority corridors”. and II
Iegend:

CDBG: Community Developme nt Block Grants, CDFI/CDLF: Community De ve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo-Roos Co mmunity Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HOME Inve stme nt Partne rships Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Developme nt Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Tansportation Agency forMonterey County Transportation for Lvable Communitie s Tra nsit-O rie nte d De ve lop me nt
Incentive Program
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

POLICIES AND ACTONS TIME FRAME|  DEPT. OR e e
AGENCY
Action 20.6 ‘ Repaint bus stops black to match downtown streetscapes. Phase | Public Works CFD, General Fund

21. Improve safety and security for bicyclists and further enhance bicycle access to downtown.

Corridor Zone and downfown.

Provide public bicycle facility enhancements, including: Phase |, Il, Public Works CFD, Development
and II Impact Fees, General
¢ Short-term bicycle parking racks within the public Fund, TAMC TDA Funds,
right-of-way, and at the proposed transit center to TAMC TLC Program,
complement the current, well-developed network of TAMC Tra nsp o rta tion
Action 21.1 bicycle lanes. Enhancement Fund
* Long-term bicycle storage for tenants and
residents within secure enclosures, fo encourage
bicycle commuting as a regular form of everyday
fransportation.
Encourage new development to provide bicycle parking Phase |, Il, Community General Fund
Action 21.2 | in accordance with the Association of Pedestrian and and I and Economic
Bicycle Professionals Bicycle Parking Guidelines. Development
22. Improve access to the Railroad District site.
Phase | Public Works CDBG, CFD,
Evaluate feasibility and effectiveness of pedestrian and Development Impact
Action 92.1 vehicular access alternatives to the Railroad Corridor Zone Fees, General Fund,
(direct access through mobile home park, southern bridge, [-Bank, IFD, TAMC
Kidder Street underpass, and northern underpass). TDA Funds, TAMC TLC
Program
Phase Il Community CFD, Development
. . . and Economic | Impact Fees, General
. Evaluate the feasibility of a pedestrian crossing to the
Action 22.2 . . . Development | Fund, I-Bank, IFD, TAMC
Railroad Corridor Zone from Main Street.
TDA Funds, TAMC TLC
Program
Work with UPRR fo relocate the at-grade crossing at Main Phase | Community General Fund
Action 22.3 | Street to Encinal or Benito Street to allow for development and Economic
of a plaza and frain depot in this area. Development
Phase Il Community CFD, Development
Evaluate the feasibility of a roundabout at Front Street orIl and Fconomic | Impact Fees, General
Action 22.4 | and Nestles Road to facilitate traffic flow to the Railroad Development | Fund, I-Bank, IFD, TAMC

TDA Funds, TAMC TLC
Program

viable alternative mode options before constructing new parking.

23. Optimize investment in parking by making the most efficient use of all public and private parking facilities and encouraging use of

24. Pursue a “park once” strategy for downtown that manages the entire parking supply as part of an integrated system.

25. Facilitate shared parking in existing private parking lots wherever feasible.

26. Manage parking facilities with a focus on maintaining availability, not simply increasing supply.

options.

27. Use any potential parking revenue to fund programs that maintain adequate parking supply and support use of fransportation

legend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community De ve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo -Roos Co mmunity Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-O rie nte d De ve lop me nt

Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

PO IIC IES AND ACTIONS TMEFRAME|  DEPT. OR e
AGENCY
28. If significant increases in parking demand resulf in peak parking occupancies of more than 85 percent, employ active parking
management techniques, such as pricing and residential parking permits before requiring the construction of additional parking
facilities.
Monitor the aggregate amount of required parking by all Phase | Community CFD, Development
Action 28.1 | of the individual businesses fo help manage parking needs and Economic | Impact Fees, General
and facilitate new development Development | Fund
Eliminate the on-site parking requirement for new Phase | Community General Fund
development, building additions, and changes of use and Economic
under 10,000 square feet in the Downtown Core until the Development
Action 28.2 | end of 2018, or until peak parking occupancies reach 85
percent. If peak parking occupancy has not reached 85
percent in 2018, the Review Authority may eliminate on site
parking requirements on case by case basis.
Applications submitted after 2018 and for developments Phase 1 Community General Fund
Action 28.3 over 10,000 square feet may ufilize shared parking and Economic
provisions as provided in Section 9.0 of the Downtown Development
Code.
If commercial developments provide parking on-site, Phase | Community General Fund
Action 28.4 require as a condition of approval that any such parking and Economic
be made available to the public when not in use by Development
owner/occupant.
Purchase or lease existing private parking lots from willing Phase I Community CFD, Development
Action 28.5 | sellers, and add this parking to the shared public supply, as orll and Economic | Impact Fees, General
needed. Development | Fund, I-Bank
Consider residential parking permit districts to address Phase Il Community General Fund
Action 28.6 | spillover parking concerns in neighborhoods where orIl and Economic
supported by local residents. Development
When additional on street parking is needed, create Phase |l Public Works, CFD, Development
additional on-street parking by converting parallel parking orIll Community Impact Fees, General
Action 28.7 to angled parking before requiring the construction of and Economic | Fund, TAMC TDA Funds,
additional off-street parking facilities. Refer to Figure 3.14 Development | TAMC TLC Program
on page 3-16 for a map showing ideal streets for phased
angled parking.
. . . Phase Il Public Works CFD, Development
Consider a program to convert pull-in angle parking to
Action 28.8 | back-in or reverse angle parking. Prioritize streets with orll Impact Fees, General
- . - . . Fund, TAMC TDA Funds,
existing bicycle facilities for implementation.
TAMC TLC Program
Historic Preservation
29. In keeping with Policy L-52 of the General Plan, preserve, emphasize, and maintain historic and architectural resources.
30. Pursue tax credits and other funding for historic structure restoration and preservation.
31. Preserve and protect the historic character of the residential neighborhoods in the Plan area.

Legend:

CDBG: Community Developme nt Block Grants, CDFI/CDLF: Community De ve lopme nt Financ ialnstitutions and Loan Funds, CFD: Me llo-Roos Community Fac ility
Distric ts, EDD: State Employme nt Developme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, \FD: Infra struc ture Financ ing Distric ts, |1-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, IAMC TLC: Transportation Agency for Monterey County Transportation for Lvable Communitie s Tha nsit-Orie nte d De ve lop me nt
Incentive Program

City of Soledad Downtown Specific Plan | Final 10.3.12 | 4-9



CHAPTER 4: IMPLEMENTATIO N

TABLE 4.1 POLICIES AND ACTIONS

POTICIES AND ACTIONS IMEFRAME|  DEPT.OR - e e
AGENCY

Require minor additions and remodels of properties Phase |, Il, Community Federal Historic
identified on the City’s historical survey of contributing and II and Economic | Preservation Tax Credit

Action 311 or potentially conftributing structures to comply with Development | Program, Mills Act
the development regulations in Chapter 5, Section
9.0 (Development Code) and the Community Design
Guidelines and Standards.
For properties identified on the City’'s historical survey of Phase |, II, Community General Fund
confributing or potentially contributing structures, require and II and Economic

Action 31.2 | a full historic technical assessment to determine the level Development
of historic or cultural significance for major additions or
remodels.
When the Community Development Department Phase |, II, Community Federal Historic
determines that a structure is a historic resource, any and I and Economic | Preservation Tax Credit
development proposal shall comply with the City of Development | Program, General Fund,

Action 31.3 Soledad Municipal Code, the development regulations in Mills Ac t
Chapter 5 (Development Code), the Community Design
Guidelines and Standards, and the Secretary of the
Inferior’s Standards and Guidelines for the Treatment of
Historic Properties.
Encourage relocation of historic structures as much as Phase |, II, Community Mills Act

Action 31.4 possible before permitting demolition. Refer Figure 2.3 for and II and Economic
a map of potential receiver sites for relocating historic Development
structures.
Develop an adaptive reuse program to provide property Phase lor Community General Fund, National
owners and developers with a set of guidelines and and Economic | Trust Preservation Fund
incentives to facilitate the conversion of historically Development

. significant buildings to market driven uses, such as

Action 31.5 L :
apartments, hotel facilities, or other commercial spaces.
The program should include provisions to streamline the
permit approval process and allow for flexibility in zoning
regulations.
Promote historic resources through programs and signage. Phase |, II, Community General Fund, Nafional
Increased public awareness of the City's historic resources and II and Economic | Park Service Preserve
can increase community pride and encourage investment Development | America Grant

Action 31.6 | in the restoration and maintenance of historic properties. Program, National Trust
The downtown should include educational and directional Preservation Fund
signage to inform visitors of nearby historic resources
including sites on the National and local historic registers.

Iegend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Deve lopme nt Financ ialInstitutions and Loan Funds, CFD: Me llo-Roos Co mmunity Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-O rie nte d De ve lop me nt

Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

POTICIES AND ACTIONS TMEFRAME|  DEPT.OR - O e C
AGENCY
Economic Vitality
32. In keeping with Policy E-1 of the General Plan and the Economic Development Strategy, improve business cooperation and
communication. Collaborate with existing business organizations including the Chamber of Commerce to plan and execute
economic development activities.
33. Ensure that processes and procedures are provided in a timely and cost effective manner to encourage business development.
34. Encourage economic revitalization and remove barriers to development and adaptive reuse projects.
Prepare a coordinated tourism strategy outlining a Phase | Community Economic Development
detailed plan to bring visitors and related businesses to and Economic | Administration Grants,
Action 34.1 the downtown. The strategy should address signage, art, Development | General Fund
maps, marketing, accommodations, and visitor-serving
amenities, and clearly prioritize initiatives and identify
appropriate funding.
In keeping with the Economic Development Strategy, Phase Il Community General Fund
emphasize, improve, and establish new downtown and Economic
programs and events. Well-executed City programs and Development
Action 34.2 | events can serve to inspire community pride, attract
visitors, and boost business exposure. Events should utilize
and highlight new public spaces such as the train station
plaza and Vosti Park community center.
Reinstate and promote the Micro Business Loan Program. Phase |, II, Community CDBG, EDD Grants,
Action 34.3 | See Appendix D for a detailed description of the Micro and II and Economic | General Fund, USDA
Business Loan Program. Development | Grants
In keeping with the Economic Development Strategy, Phase |, II, Community General Fund
aggressively promote the benefits of the Salinas and II and Economic
Action 34.4 | Valley Enterprise Zone to local business owners and Development
enfrepreneurs. See Appendix D for a detailed descripfion
of the Enterprise Zone.
In keeping with the Economic Development Strategy, Phase I, II, Il Community CDBG, EDD Grants,
Action 34.5 continue to support and promote the Soledad Small and Economic | General Fund, USDA
Business Development Center (SBDC). See Appendix D for Development | Grants
a detailed description of the SBDC.
e . . Phase | Community General Fund
. Setup Downtown Association and establish Business
Action 34.6 Lo o . and Economic
Improvement District to maintain an active downtown.
Development
Develop application materials, an application checklist, Phase | Community General Fund
Action 34.7 | and marketing and promotional materials fo implement and Economic
the Specific Plan and Code. Development
o . Phase | Community GeneralPlan
. Restructure distribution of sales tax revenue, devoting 60
Action 34.8 . and Economic
percent of sales tax revenue in Downtown.
Development
Iegend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Deve lop me nt Financ ialInstitutions and Loan Funds, CFD: Me llo -Roos Co mmunity Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Transportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-O rie nte d De ve lop me nt

Incentive Pogram
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TABLE 4.1 POLICIES AND ACTIONS

RESPO NSIBLE

POTICIES AND ACTIONS TIME FRAME|  DEPT. OR e e
AGENCY
. . o Phase | Community GeneralPlan
. Inifiate a fee program to reserve funding to maintain and
Action 34.9 - and Economic
update the Specific Plan, as needed
Development
Analyze City Impact Fees for possible reduction or Phase | Community General Fund
incentives in the Downtown Area. The City Impact Fee and Economic
Action 34.10] structure is based on potential build out according to the Development

City General Plan that includes development in future

expansion areas and may be unrealistic.

Infrastructure

35. In keeping with Policy L-44 of the General Plan, promote the undergrounding of utility lines fo improve views and enhance
aesthetics, particularly for new development and especially when it can be accomplished in conjunction with road construction
or other improvements.

Apply for subterranean utility line grants and systematically | Phase | or I Public Works PG &E Ele ¢ tro nic

Action 35.1 | underground existing utilities. There is a 5 fo 7 year waiting Undergrounding
period, and should be acted on immediately. Program Funds

Phase 1 Public Works PG &E Ele ¢ tro nic

Prioritize funding underground utilities along Front Street
between East Street and Hector De La Rosa Street.

Action 35.2 Undergrounding

Program Funds

36. In keeping with Policy $-29 of the General Plan, as population increases due to new residential development in the Specific Plan
areq, strive to maintain a ratfio of a minimum of one police officer per 1,000 residents.

37. In keeping with Policy S-30 of the General Plan, ensure that all new development and corresponding street reconfigurations
continue to allow for a police and fire response time of no more than five minutes.

legend:

CDBG: Community Deve lopme nt Block Grants, CDFI/CDLF: Community Deve lopme nt Financ ialInstitutions and Loan Funds, CFD: Me llo-Roos Community Fac ility
Distric ts, EDD: State Employme nt Deve lopme nt De partme nt Grants, HOME: HO ME Inve stme nt Partne rship s Program, |FD: Infra struc ture Financing Distric ts, |-Bank:
Califo rnia Infrastruc ture and Economic Development Bank, Infrastruc ture State Revolving Fund Program, TAMC TDA: Transportation Agency for Monterey County
Transportation Development Act, TAMC MC: Trhansportation Agency forMonterey County Transportation forLivable Communitie s Tra nsit-Orie nte d De ve lop me nt
Incentive Pogram
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4.4 FUNDING SOURCES

California Infrastructure and Economic
Development Bank, Infrastructure State
Revolving Fund Program

The California Infrastructure and Economic Development
Bank (I-Bank) is a State financing authority promoting
economic growth and revitalization of California
communities through low-cost financing of infrastructure
and economic development projects. The I-Bank requires
a defined public benefit but does not require leveraging or
matching.

The Infrastructure State Revolving Fund (ISRF) Program

is a source of low-cost, long-term infrastructure financing
available to local government entities from the I-Bank.
Funds are available to finance a variety of public
infrastructure projects, such as streets, public safety
facilities, public transit, and recreational facilities. ISRF
financing can be leveraged with local, State, and federal
grant and loan funds to complete the funding for a project.
Loans range from $250,000 to $10,000,000 per project with
fixed interest set at 67 percent of the tax-exempt “A” rated
bond with a weighted average life similar to the I-Bank
financing. Amortization periods are up to 30 years or the
useful life of the asset being financed, whichever is less. No
local match is required — ISRF financing can be the sole
source of financing for a project. The I-Bank accepts several
sources of financing repayment, including general fund
revenues, tax increment revenues, enterprise revenues and
property assessments.

Caltrans Transportation Planning Grant
Program

Caltrans offers two state-funded planning grant programs:
Environmental Justice (EJ) and Community Based
Transportation Planning (CBTB). The EJ planning grant
promotes the involvement of low-income and minority
communities in the planning for transportation projects
to mitigate negative impacts while improving mobility,
access, safety, and opportunities for affordable housing
and economic development. The CBTP grant funds
coordinate transportation and land-use planning projects
that encourage community involvement. CBTP projects
support livable and sustainable community concepts
with a transportation or mobility objective and promote
community identity and quality of life.

The State grant cycle has an estimated funding target of
$6 million for both grant programs, pending approval of
the State budget. The maximum amount per grant cannot
exceed $250,000 for EJ and $300,000 for CBTP. The EJ and

CHAPTER 4: IMPLEMENTATIO N

CBTP grant programs require the applicant to provide a
minimum 10 percent local match.

Website: www.dot.ca.gov/hq/tpp/grants.html

Community Development Block Grants (CDBG) -
Over the Counter Component

The Community Development Block Grant program is
operated by the California Department of Housing and
Community Development (HCD). The purpose of the
program is to create or retain jobs for low-income workers.
This program provides grants of up to $2,500,000 for
eligible cities to lend to identified businesses, or use for
infrastructure improvements necessary to accommodate
the creation, expansion, or retention of identified
businesses. (Eligible cities have fewer than 50,000 residents
and are not participants in the U.S. Department of Housing
and Urban Development (HUD) Community Development
Block Grant (CDBG) entitlement program.) Besides funding
publicly owned infrastructure, cities may use the funds for
loans or loan guarantees to businesses for construction, on-
site improvements, equipment purchases, working capital,
site acquisition, business start-ups, and small business
incubators. An annual Notice of Funding Availability
(NOFA) invites applications, which can be submitted
throughout the year. Awards are made on an ongoing basis,
typically within 60 days of HCD receipt of a completed
application.

Community Development Financial
Institutions/Loan Funds

Community development financial institutions and

loan funds (CDFI and CDLF) make interest-bearing

loans to nonprofit organizations that benefit or provide
services to low-income or underserved communities.

The loans can be used for affordable housing projects,
human service programs, community facilities, and
worker-owned cooperatives. CDFI and CDLF use federal
resources provided by the U.S. Department of the Treasury
Community Development Financial Institutions Program.
Organizations such as the Nonprofit Finance Fund and

the Northern California Community Loan Fund provide
economic development loans as well as technical assistance.
As certified Community Development Entities, both of
these organizations also utilize the federal New Markets
Tax Credit Program, which encourages capital investments
in low-income neighborhoods.

Websites: www.ncclf.org; nonprofitfinancefund.org
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Development Agreements

A development agreement is a tool for establishing a vested
right to proceed with development in conformance with
the policies, rules, and regulations in effect at the time of
approval (Government Code Section 65864). Development
agreements provide a developer with assurances for a
specified length of time that the proposed project may
proceed as originally approved, and not be affected by
future changes in land use regulations. In exchange for
this assurance, the landowner/developer may agree to
public improvements, land dedications, or in-lieu fees, as
negotiated with the City, as a condition of the agreement.

Development Impact Fees

The City charges one-time impact fees on new private
development in order to offset the cost of improving or
expanding City facilities to accommodate the project
(allowed under the Mitigation Fee Act, California
Government Code Section 66000-66025). Impact fees are
used to help fund the construction or expansion of needed
capital improvements. Soledad collects impact fees for
government facilities, traffic, park facilities, water, and
others. See Section 4.5 (Impact Fee Revenue Estimate) for an
analysis of potential revenue from the City’s impact fees.

Specific Plan Area Development Impact Fee

The City could create a special development impact
fee for the Plan area to fund infrastructure. Such a

fee would be adopted in accordance with the state’s
Mitigation Fee Act. To establish the appropriate fee
amount, the City would need to determine the specific
improvements to be funded and then prepare a
“nexus” study to demonstrate the relationship between
the proposed improvements and new development,
allowing the City to calculate the appropriate fee
amount for various types and sizes of development.
Such a fee could be adopted by City ordinance.

Economic Development Administration (EDA)
Grants

The EDA is part of the U.S. Department of Commerce. EDA
investment programs include: Global Climate Change
Mitigation Incentive Fund, Public Works and Economic
Development Program, Economic Adjustment Assistance
Program, Research and National Technical Assistance,
Local Technical Assistance, Planning Program, University
Center Economic Development, and Trade Adjustment
Assistance for Firms. Applications for EDA programs

are evaluated based on the following guidelines: 1)
market-based and results driven, 2) strong organizational
leadership, 3) advance productivity, innovation, and
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entrepreneurship, 4) looking beyond the immediate
economic horizon, anticipating economic changes, and
diversifying the local and regional economy, and 5) high
degree of commitment through local government matching
funds, support by local officials, cooperation between
business sector and local government.

California received 22 awards for the 2009-2010 funding
cycle, including:

* Capitola, CA - $40,000 grant to prepare an economic
development strategy to guide commercial growth

and expansion.

* Seaside, CA - $945,000 grant to develop an
infrastructure master plan for the West Broadway
Urban Village commercial district.

Website: www.eda.gov/InvestmentsGrants/Programs.xml

Federal Historic Preservation Tax Credit
Program

The Federal Historic Preservation Tax Incentives Program
encourages private sector rehabilitation of historic
buildings and is one of the nations most successful and

cost-effective community revitalization programs.

There are two types of awards available through the tax
credit program. The main focus of the program is a 20
percent rehabilitation tax credit that applies to any project
the Secretary of the Interior designates as a “certified
rehabilitation” of a “certified historic structure.” The

20 percent credit is available for depreciable properties
rehabilitated for commercial, industrial, agricultural,

or residential rental purposes (not available for
owner-occupied residences). There is also a 10 percent
rehabilitation tax credit available for the rehabilitation of
non-historic buildings placed in service before 1936. The
10 percent tax credit is available only to non-residential
buildings.

The program is administered by California Office

of Historic Preservation (OHP) in conjunction with

the National Park Service and the Internal Revenue
Service. OHP’s Architectural Review and Incentives
Unit administers the Federal Historic Preservation Tax
Incentives Program and provides consultation and
architectural review based on compliance with the
Secretary of the Interior’s Standards for the Treatment of
Historic Properties.

Website: www.nps.gov/hps/tps/tax/incentives/
essentials_1.htm



General Fund

The City’s General Fund is a flexible and accessible

source of funding for public facilities and infrastructure
improvements. General Fund revenue is mainly derived
from tax revenues including property tax, franchise tax,
and sales/use tax and is used to pay for basic municipal
services such as police, fire, and public works. Because the
City’s General Fund revenue is limited, it should be viewed
as a secondary source of financing for public facilities and
infrastructure improvements.

General Obligation Bonds

General obligation bonds may be sold by a public entity
with the authority to impose ad valorem taxes. Ad valorem
taxes are based on an assessed value of real property

and must be approved by a two-thirds majority vote of

the people. The primary use of this tax is to acquire and
improve public property.

HOME Investment Partnerships Program
HOME Investment Partnership Program provides cities,
counties, and nonprofit organizations with grants and low-
interest loans to develop and preserve workforce housing.

Website: www.hud.gov/offices/cpd/affordablehousing/
programs/home/

Infrastructure Financing Districts

Infrastructure financing districts (IFDs) allow cities and
counties to pay for public works projects by diverting
property tax increment revenues from the general fund for
thirty years. IFD funds can be used to finance construction
of and improvements to highways, transit, water and sewer
systems, flood control systems, childcare facilities, libraries,
parks, and solid waste facilities. IFDs cannot pay for

maintenance, repairs, operating costs, and services.

To form an IFD, the City must develop an infrastructure
plan, send copies to every landowner, consult with other
local governments, and hold a public hearing. Every local
agency that will contribute its property tax increment
revenue to the IFD must approve the plan. Schools cannot
shift their property tax increment revenues to the IFD.
Once the other local officials approve, the City must still get
the voters” approval to:

e Form the IFD (requires 2/3 voter approval);
* Issue bonds (requires 2/3 voter approval); and

* Set the IFD’s appropriations limit (majority voter
approval).

CHAPTER 4: IMPLEMENTATIO N

For years, local officials were reluctant to form IFDs
because they worried about the constitutionality of using
tax increment revenue from property that was not within
a redevelopment project area. When an Attorney General'’s
opinion allayed those concerns, Carlsbad city officials
formed a 200-acre IFD in 1999 to fund the public works for
a new hotel located adjacent to the Legoland theme park.

Intermodal Surface Transportation Efficiency
Act Funding

The Transportation Development Act (TDA) of 1971
earmarks 0.25 percent of State sales tax for transit. Local
Transportation Funds were created in each County to
receive the revenue. Monterey County receives an annual
apportionment of approximately $12 million and the
Transportation Agency for Monterey County (TAMC)
programs and distributes the money for local and
regional transportation projects. TAMC is responsible

for distributing money for public transit, rail, local street
and road maintenance, highway, bicycle and pedestrian
facilities.

The Regional Surface Transportation Program was
established by the State of California to utilize federal
Surface Transportation Program funds for a wide variety
of transportation projects. The State allows TAMC to
exchange these federal funds for State funds to provide
more flexibility and maximize the ability of local public
works departments to use the funds on a wide variety

of projects, including street and road maintenance. The
funds are distributed on a fair share and competitive basis.
Annual apportionments of Regional Surface Transportation
Program funds range from $3 to $4 million.

Website: www.tamcmonterey.org/programs/fund/index.
html

Lions Club Million Tree Planting Campaign
Lions Clubs International has active clubs in Soledad and
Salinas. With a commitment to improving the environment,
Lions Clubs International initiated the Million Tree
Planting Campaign. Local clubs have engaged in various
tree-planting programs that are specifically tailored to
meet local needs. Clubs have raised funds and provided
volunteer support to purchase and plant trees in their

communities.

Website: www.lionsclubs.org/EN/member-center/
membership-and-new-clubs/global-membership-team/
presidents-theme/million-tree/resources.php

City of Soledad Downtown Specific Plan | Final 10.3.12 | 4-15



CHAPTER 4: MPLEMENTATIO N

Mello-Roos Community Facility Districts
(CFD)

The Mello-Roos Act of 1982 is a flexible tool for local
governments to finance needed community facilities

and services. The legislation allows local jurisdictions to
designate specific areas as “Community Facilities Districts”
(CFD) and allow these districts to issue bonds and collect
special taxes to finance public facility projects. The special
tax must be approved by a two-thirds majority vote, and
can be used to pay directly for facilities or services, or to
pay debt service on bonds or other debt, the proceeds of
which are used to finance facilities.

Mills Act

The Office of Historic Preservation (OHP) notes, “The

Mills Act is the single most important economic incentive
program in California for the restoration and preservation
of qualified historic buildings by private property owners.”
The Mills Act Program is administered and implemented
by local governments. The Mills Act allows participating
local governments to enter into renewable, 10-year contracts
with owners of qualified historic properties that actively
participate in the restoration and maintenance of their
historic properties in exchange for property tax relief. The
property tax abatement comes from valuing the property
using an income capitalization method rather than a market
value approach (i.e. Prop 13). The income capitalization
method typically results in a substantially lower property
value and, therefore, a lower property tax. The property

tax savings can be used for maintaining and restoring the

property.

For a property to be eligible for tax abatement under the
Mills Act it must be listed on a federal, state, county, or city
register, including the National Register of Historic Places,
California Register of Historical Resources, California
Historical Landmarks, State Points of Historical Interest,
and locally designated landmarks.

The Mills Act has been implemented in other jurisdictions
in the State with great success. The City of Santa Monica
has been running a Mills Act program since 1991. As of
2005, the City had approved contracts with owners of 37
historic properties. In 2003, the City of Benicia approved a
Mills Act program to preserve its historic resources. Like
many jurisdictions, to control the program’s potential
impact on the City’s revenue, Benicia set an annual
threshold of $35,000 projected reduction in property tax
revenue and annual inspection costs to the City’s General
Fund. The City reviews applications on a case-by-case basis
until the reduction in property tax revenue has reached the
$35,000 threshold. The City plans to re-evaluate its Mills
Act program in 2012.
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National Park Service Preserve America
Grant Program

The National Park Service Preserve America grant
program provides matching grants to designated

Preserve America Communities to support preservation
efforts through heritage tourism, education, and historic
preservation planning. Local governments must apply

for Preserve America Community designation to be
eligible for grant funding. The Advisory Council on
Historic Preservation administers the Preserve American
Community designation process. Preserve America grants
can be used for research and documentation, education
and interpretation, planning, marketing and training.
Recently the City of Bellingham, Washington, funded their
historic resource survey with a Preserve American grant.
Preserve America does not fund the repair, rehabilitation,
or acquisition of historic properties or reconstruction of
historic buildings. There is no longer funding available for
2011, 2012 funding is to be determined.

Website: www.nps.gov/history/hps/hpg/preserveamerica/

National Trust Preservation Fund

The National Trust for Historic Preservation is a private,
nonprofit organization dedicated to preserving historic
places and revitalizing communities. In 2005 the National
Trust for Historic Preservation, through the National Trust
Preservation Fund, provided almost $17 million in financial
assistance and direct investment to support historic and
cultural preservation in cities and towns throughout the
country. The Trust provides matching grants from $500 to
$5,000 for preservation planning and educational efforts,
which can be used to obtain professional expertise in
architecture, engineering, preservation planning, land-use
planning, fund raising, organization development and law,
and preservation education activities.

Website: www.preservationnation.org/resources/find-
funding

Pacific Gas & Electric Company (PG&E)
Electric Undergrounding Program — Rule 20A
In 1968, the California Public Utilities Commission
(CPUC) and utility companies established a program

to underground utilities across the State. Under Rule

20A, PG&E allocates funds on a calendar year basis to
underground existing overhead electrical facilities within
the communities it serves. Rule 20A projects are typically
in the areas of a community that are used most by the
general public and are paid for by customers through
future electric rates. To qualify, the City must consult
with the community and PG&E and determine that the



undergrounding project meets one or more of the following
criteria:

* Undergrounding will avoid or eliminate an
unusually heavy concentration of overhead electric
facilities.

* The street, road, or right-of-way is extensively used
by the general public and carries a heavy volume of
pedestrian or vehicular traffic.

* The street, road, or right-of-way adjoins or passes
through a civic area, public recreation area, or an
area of unusual scenic interest to the general public.

* The street, road, or right-of-way is considered an
arterial street or major collector as defined in the
Governor’s Office of Planning and Research General
Plan Guidelines.

Website: www.pge.com/myhome/customerservice/
energystatus/streetconstruction/rule20/

Property and Business Improvement District
(PBID)

A Property and Business Improvement District (PBID) is a
mechanism of funding improvements through assessments
to businesses and real property within the established PBID
boundaries. Under the Property and Business Improvement
District Law of 1994, revenues from PBID assessments may
be used to fund capital improvements and maintenance
costs for projects such as parking facilities, street furniture,
public restrooms, art, parks, street and streetscape
enhancements, and plazas. A PBID formation petition,
which is initiated by property owners, requires the
signature of more than 50 percent of the property owners,
weighted by assessment liability. PBIDs are formed with an
initial term of five years and may be renewed for another
five years. However, if debt is issued to finance capital
improvements, assessments can be levied until the bonds
mature. The term of debt service for PBID bonds is not to
exceed 30 years. Without bond issuance, the maximum term
for a PBID district is 10 years.

Rotary Club Preserve Planet Earth Program
With chapters in Salinas and Soledad, the Rotary Club has
a strong local presence and commitment to create positive
impacts in the community. The Preserve Planet Earth
Committee in each chapter is responsible for identifying
ways to preserve and enhance the environment at the local
level. In the past, the Rotary Club has provided volunteers
and helped raise funds to purchase and plant trees.

Website: soledadrotary.info
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State Employment Development Depariment
(EDD) Grants

Workforce development funding is available through EDD
depending on budgetary conditions and allocation. EDD
solicits proposals for grants that assist with workforce
training in topics ranging from deaf and hard of hearing
services to green jobs training. EDD grant award amounts
have decreased significantly over the last three years
from nearly $18 million for 2010/2011 to $1.65 million for
2011/2012. EDD is expected to announce which grant
programs will be funded for the 2012/2013 grant cycle in
the first quarter of 2012.

In the 2010/2011 Cycle, $1,650,000 in grants were awarded
in the following categories:

* Deaf and Hard of Hearing Services ($1.5 million
total, with individual awards ranging from $200,000
to $736,000)

e Campesino de California Program ($150,000 total,
awarded to one project)

In the 2010/2011 Cycle, nearly $18 million in grants were
awarded in the following categories:

e Green Jobs ($2,378,368 total, with individual awards
ranging from $400,000 to $500,000)

* Youth Career Technical Education ($2,999,950 total,
with individual awards around $500,000)

* Veterans’ Employment-Related Assistance Program
(VEAP) ($5,985,676 total, with individual awards of
$465,500)

* Employment Training Network ($1 million total,
awarded to one project)

e Alternative and Renewable Fuel and Vehicle
Technology Program Phase II ($1.5 million total,
with individual awards of $500,000)

* Governor’s Gang Reduction, Intervention, and
Prevention (CalGRIP) ($4,799,937 total, with
individual awards ranging from $300,000 to
$500,000)

e Campesino de California Program ($100,000 total,
awarded to one project)

* Deaf and Hard of Hearing Services ($1.5 million
total with individual awards ranging from $200,000
to $736,000)

Website: www.edd.ca.gov/Jobs_and_Training/Funding_
Opportunities.htm
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Strategic Growth Council Sustainable
Communities Planning Grant and Incentive
Program

Strategic Growth Council (SGC) provides grants to cities,
counties, and designated regional agencies to promote
sustainable community planning and natural resource
conservation. The grant program supports development,
adoption, and implementation of various planning elements
in three focus areas: Local Sustainable Planning, Regional
SB 375 Plus, and Regional Planning Activities with Multiple
Partners. In Focus Area #1: Local Sustainable Planning,
examples of eligible proposals include, but are not limited
to:

* Specific Plan/Infill and Master Plans/Zoning
Ordinances

e Climate Action Plans
* Targeted General Plan Updates or Elements
e Community Basic Infrastructure Plans

For 2012, approximately $18 million in SGC grant funds are
available. Projects may have up to a three-year timeline and
are expected to range between $100,000 and $1,000,000.

Website: sgc.ca.gov/planning_grants.html

TAMC Transportation for Livable Communities
Transit-Oriented Development Incentive
Program

The Transportation Agency for Monterey County (TAMC)
created the Transportation for Livable Communities

(TLC) Transit-Oriented Development Incentive Program

in 2003 to encourage land use decisions that support

transit and reduce regional traffic congestion. The TLC
Program rewards jurisdictions that approve new housing

and mixed-used development in urban locations near

transit hubs. Eligible projects must meet Regional Surface
Transportation (RSTP) criteria. Funds may be used to

build transportation-related improvements such as road
improvements, traffic calming measures, transit centers,
traffic signal enhancements, and bicycle and pedestrian
facilities. The transportation project may be located
anywhere within the local jurisdiction, but bonus points
are awarded for transportation projects that are closely
linked to the approved housing or mixed-use development
project. Project sponsors may be a city, Monterey County,
or a partnership between a local jurisdiction and the
County. The cap on funding awards is $400,000. TLC grants
were last awarded in 2006. While none have been awarded
since then, TAMC is keeping a list of interested parties who
will be notified as funds become available.

Website: www.tamcmonterey.org/programs/livcom/index.
html

Transportation Enhancement Fund
Transportation Enhancement funds, administered by
TAMC, are available for the purpose of constructing
transportation projects that are over and above the
“normal” projects, such as treescaping and landscaping
along roadways, bicycle facilities, decorative sidewalks,
transportation museums, and scenic acquisition. The
goal of the program is to enhance the transportation
system through aesthetic improvements and through
support of non-motorized transportation. Annual TAMC
apportionments of Transportation Enhancement funds
average $800,000.

Website: www.tamcmonterey.org/programs/fund/index.
html

4-18 | Final 10.3.12 | City of Soledad Downtown Specific Plan




USDA Rural Business Enterprise Grants
Program

The United States Department of Agriculture (USDA) offers
a grant program to fund projects that finance and facilitate
the development of small and emerging rural businesses,
distance learning networks, and employment related adult
education programs. Grants range from $10,000 to $500,000
per project and are open to public entities and non-profit
corporations. Funds may be used for a wide range of
activities including the acquisition or development of land,
easements, or rights of way; construction, conversion,

or renovation of buildings, plants, roads, and utilities;
capitalization of revolving loan funds; training and
technical assistance; distance adult learning for job training
and advancement; and project planning. Recipient projects
must benefit small and emerging private businesses in
rural areas.

Website: www.rurdev.usda.gov/BCP_rbeg.html

4.5 IMPACT FEE REVENUE
ESTIMATE

The City charges one-time impact fees on new development
in order to offset the cost of improving or expanding City
facilities to accommodate the project. Impact fees are used
to help fund the construction or expansion of needed
capital improvements. The table in Appendix F details

the fees to be collected in connection with the estimated
development. Assuming that development is generally in
alignment with the proposed development program, the
City will collect nearly $19 million (in today’s dollars) to
pay for associated infrastructure and facilities. Note that
the fee estimate is based on the fee schedule in place as

of this writing; the fee schedule is subject to change. In
addition, fees will be collected as development occurs over
all three phases, likely a period of 20 years or more.

CHAPTER 4: IMPLEMENTATIO N

City of Soledad Downtown Specific Plan | Final 10.3.12 | 4-19



DEVELO PMENTCODE

5. DEVELO PMENTC O DE

Applicability and Administration
Zones

Standards for Specific Land Uses
Building Standards

Frontage Standards

Signage Standards
Architectural Style Standards
Block and Street Standards

General Standards

X
EX
40
5.0
6.0
8.0
9.0
10.0

Definitions

City of Soledad Downtown Specific Plan | City Council Draft 8.31.12 | 5-1



DEVEILO PMENTCODE

5-2 | City Council Draft 8.31.12 | City of Soledad Downtown Specific Plan



CHAPTER 5. DEVELOPMENT CODE: SECTION 1.0 APPLIC ABILITY AND ADMINISTRATIO N

1.0 Applicability and Administration
Figure 5.1.1 Dow?townCe Boundaries

This Chapter of the Downtown Specific Plan is adopted as
the integrated zoning standards (“Code” or "Downtown
Code") that implement the Downtown Soledad Specific
Plan.

This Code protects and promotes the public health,
safety, comfort, convenience, and general welfare of the
community and implements the Soledad General Plan for
the property identified in Figure 5.1.1. Unless otherwise
specified, the zoning standards in this Chapter shall
replace the following zoning previously applied to the
subject property in Figure 5.1.1:

g e

1. Commercial Community (CC)

e

2. Commercial Residential (CR)

3. Commercial Retail (C1)

4. Commercial General (C2)

5. Commercial Highway (HC)

6. Residential High Density (R3)

7. Residential Medium Density (R2)
8. Residential Single-Family (R1)

9. Industrial (M)

Key to Figure 5.1.1

- | Parcels within the boundary are %

"':'l subject to the Downtown Code &
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1.20 Applicability of Standards

A. The Downtown Code applies to any of the following

within the boundaries identified in Figure 5.1.1:

1.
2.
3.

4.

Land use activity;
New development;

Improvements/modifications of existing
development; and

Subdivisions of land.

B. All applicable provisions of Title 17 and the Soledad
Municipal Code (SMC) that are not specifically replaced

or identified as not applicable, continue to apply.*

1.

Requirements for new structures or land uses, or
changes to structures or land uses. No permit shall
be issued by the City unless the proposed project
complies with all applicable provisions of this
Code, including the applicable 'Required Findings,
conditions of approval, and all other applicable
provisions of law.

Legal Parcel. The site of a proposed land use,
development, modification or other improvement
subject to the Downtown Code shall be on a
parcel(s) legally created in compliance with the
Subdivision Map Act and the City’s Subdivision
Regulations. Parcels created after the adoption of
the Downtown Code are subject to the requirements
in Section 8.0 for the applicable zone.

Minimum requirements. The provisions of the
Downtown Code are minimum requirements

for the protection and promotion of the public
health, safety, and general welfare. When this code
provides for discretion on the part of a City official
or body, that discretion may be exercised to impose
conditions on the approval of any project proposed
in the area subject to this Code.

Effect on Existing Development and Land Uses.
Development and/or use(s) legally existing as of the
adoption of the Downtown Code shall comply with
Section 1.70 (Non-Conforming Uses).

Historic / Cultural Resources. Properties identified
by the City as historically or culturally significant,
or potentially significant, shall comply with
applicable provisions of SMC Title 17 and/or Section
9.20.40.

* If a conflict arises between the requirements of this Code

and the SMC, the requirements of this Code shall prevail.
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Design Review Process. All applications for new
structures or modifications to existing structures
shall be reviewed in compliance with Section 1.60
(Site Plan and Architectural Review).

Design Guidelines. The Downtown Code
incorporates the direction provided by the
Community Design Guidelines and standards in
direct response to the direction in those documents.
City Staff and review authorities will use the
guidelines, as relevant.

Small Town-Scale Standards. The standards of the
Downtown Code are intended for the purpose of
implementing the small town-scale environment
envisioned in the Downtown Soledad Specific Plan.
In the context of Soledad's Downtown, Small Town
scale and character” shall mean:

a. Buildings placed near to, facing and defining the
streets as identified in Figure 5.2.1;

b. Buildings with visually balanced and detailed
facades, and entries, frontages and signage that
are oriented to the pedestrian;

c. Buildings that are composed of volumes similar
in scale and materials to the railroad-era, such
as wood and brick buildings with the following

form;

i. Buildings that are larger than houses and
intended for the downtown core. These
buildings shall be identified as 'block-form'
buildings;

ii. Buildings that are the size of houses ranging
from an individual house to buildings that
are attached or detached dwellings the size
of large houses;

iii. Buildings that are generally two stories
in height, with some one and three story
buildings - or portions of buildings - which
provides massing variation;

iv. On house-form buildings, upper story
building masses that are no more than 80
feet wide - along the street frontage - nor
more than 65 feet in depth perpendicular
to the street frontage, except as otherwise
allowed for public buildings; and

v. Streetscapes that include generous
sidewalks, steady rows of street trees and/



1.30 Organization, Use of Downtown Code
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or building galleries to shade and define
the pedestrian way, and landscape, lighting
and signage that enhance the street as a
comfortable environment for strolling,
shopping and visiting.

d. “Park-Once” parking program. The Downtown
Specific Plan area is intended to generate and
maintain the physical environment and land use
activity through a shared parking approach for
non-residential parking. The intent is to allow
for each property to generate building area,
land use activity and open space while grouping
the parking facilities in strategically dispersed
locations. This approach is for the purpose of
encouraging walking between businesses and
destinations and relieving individual properties
of providing potentially duplicative parking
throughout the identified area. Therefore,
properties shall be allowed to share parking per
the parking requirements identified in Table 5.5
that are based on shared parking facilities, as
approved by the City.

The Downtown Code consists of the following Sections:

A.

Applicability and Administration. Section 1.0
establishes the purpose for and applicability of existing
and new standards to all property and rights-of-way
within the boundaries identified in Figure 5.1.1.

Re gulating Plan and Zones. Section 2.0 establishes
and defines the implementing zones and establishes the
development standards for all property subject to the
Downtown Code. Figure 5.2.1 identifies the boundaries
of each zoning district and the parcels included in

each zone. Each zoning district identifies the intended
physical character and allocates the necessary land

use, parking, and development standards to implement
the Downtown Specific Plan. Figure 5.2.1 shall be
incorporated into the City's Official Zoning Map. Tables
5.2A through 5.2E identify the requirements for siting
and constructing buildings on a lot, the maximum
building envelope for each lot, where parking is allowed
on a lot, and encroachments into setbacks / rights-of-
way. These standards replace the zoning and standards
previously applied to all property in Figure 5.1.1.
Applications are required to comply with the findings in

Section 2.40.

Standards for Spe cific Iand Uses. Section 3.0
establishes standards for several of the land uses
allowed in Tables 5.2A through 5.2E.

Building Standards. Section 4.0 establishes and defines
the small town-scale buildings for the various blocks
and streets subject to the Downtown Code. Table 5.4
identifies the allowed buildings with corresponding
requirements for access, open space, parking, and
physical relationship with neighboring buildings.
Applications involving this section of the Downtown
Code are required to comply with the applicable
findings in Section 4.40.

Frontage Standards. Section 5.0 establishes and
defines the small town-scale frontages for the various
blocks and streets subject to the Downtown Code.

Table 5.5 identifies the allowed property and building
frontages with corresponding requirements for sites and
building facades to address the lot’s frontage line(s) and
public streetscape(s). Applications involving this section
of the Downtown Code are required to comply with the
applicable findings in Section 5.40.

Signage Standards. Section 6.0 establishes and defines
the small town-scale signage allowed within the
Downtown Code boundaries.

1. Table 5.6 identifies the requirements for new or
modified signage. These standards replace the
applicable standards in SMC Title 17.

2. Applications involving this section of the
Downtown Code are required to comply with the
applicable findings in Section 6.40.

Archite c tural Style standards. Section 7.0 establishes
the range of small town-scale architecture allowed
within the Downtown Code boundaries.

1. Table 5.7 identifies the allowed architectural styles
and standards for each style to generate the vision
and achieve compatibility with adjacent and
surrounding properties.

2. These standards shall be administered through the
Architectural Review Committee as identified for
each application in Table 5.1.1.

3. Applications involving this section of the
Downtown Code are required to comply with the
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applicable findings in Section 7.40.

H. Block and Street Standards. Section 8.0 establishes
and defines the walkable pattern of blocks and streets
within the Downtown Code boundaries. Figure 5.8.1
identifies the intended block and street pattern along
with the allowed street types.

1. Table 5.8A identifies the requirements for new or
modified blocks.

2. Table 5.8B identifies the requirements for streets.

3. Applications involving this section of the
Downtown Code are required to comply with the
applicable findings in Section 8.30.

L GeneralRequirements. Except as otherwise specified,
Section 9.0 identifies requirements such as lighting,
screen walls, and trash enclosures that pertain to
all development and land use activity subject to the
Downtown Code. These requirements are in addition to
the applicable sections of the City's Zoning Ordinance.
Applications involving this section of the Downtown
Code are required to comply with the applicable
findings in Section 9.30.

dJ. Definitions. Section 10.0 defines the terms and
phrases used in the Development Code. This Section
supplements and/or replaces specific definitions in the
SMC.

1.40 Administra tion

A. Processing. Unless specified otherwise, the Downtown
Code shall be administered per SMC Title 17 and
enforced by the Department, Commission, and City
Council.

B. Applications. All applications shall be prepared and
submitted to the City per the applicable requirements
as specified in the SMC. All applications for property
located within the Downtown Code boundaries shall
be subject to the review and approval of the review
authority identified in Table 5.1.1.

C. FHexibility from Certain Standards. It is the intent
of the Downtown Code to provide clear standards to
enable the range of intended outcomes and allow most
applications to be processed without discretionary
review. In response, certain development standards
have been identified as eligible for administrative
adjustment based on certain parameters. Applications
that meet the parameters are allowed to adjust the
development standard(s) as specified. Applications that
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request flexibility from standards beyond that allowed
by the Downtown Code are considered inconsistent
with the Downtown Code and shall be required to apply
for a Minor Variance, Variance, or Zoning Ordinance
Amendment, as applicable.

1.50 Conditional Use Pemits and Minor Use

Permits - Purpose

A. Purpose. The purpose of a Conditional Use Permit or
Minor Use Permit is to provide sufficient flexibility in
the use regulations in order to further the objectives of
this Downtown Code.

B. Process forreviewing uses. A Conditional Use Permit
or Minor Use Permit provides a process for reviewing
uses that may be appropriate in the applicable zone,
but whose effects on a site and surroundings cannot be
determined before being proposed for a specific site.

C. Specialconsideration. Certain types of land uses
require special consideration in a particular zone or
in the City as a whole because they possess unique
characteristics or present special problems that make
automatic inclusion as permitted uses either impractical
or undesirable.

1.50.10 Applic ability

A Conditional Use Permit or Minor Use Permit is required
to authorize proposed land uses identified by Table 5.2.1
as being allowable in the applicable zone subject to the ap-
proval of a Conditional Use Permit or Minor Use Permit.

A. Conditional Use Permits. Conditional Use Permits
shall be approved or denied by the Commission.

B. Minor Use Pemits.

1. Minor Use Permits shall be approved or denied by
the Director.

2. The Director may choose to refer any Minor Use
Permit application to the Commission for review
and final decision.

1.50.20 Applic ation Re quire m e nts

The application shall include the information and materials
specified in the most up-to-date Department handout for
Conditional Use Permit and Minor Use Permit applications,
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TABLE 5.1.1 REVIEW AUTHORITY

TYPE OF ACTION Director Planning City Council
Commission

Administrative and Legislative Actions
Development Agreement and Amendment Recommend Decision
General Plan Amendment Recommend Decision
Interpretation Decision Appeal Appeal
Specific Plan Amendment Recommend Decision
Zoning Map Amendment (Figure 5.2.10) Recommend Decision
Zoning Ordinance Amendment (Downtown Code) Recommend Decision

Planning Permits and Approvals
Conditional Use Permit Decision Appeal
Historic Structure Decision Appeal
Home Occupation Permit Decision Appeal Appeal
Minor Use Permit Decision Appeal Appeal
Minor Variance Decision Appeal Appeal
Reasonable Accommodation Decision Appeal Appeal
Sign Permit Decision Appeal Appeal
Site Plan and Architectural Review See Table1B
Temporary Use Permit Decision Appeal Appeal
Variance Decision Appeal
Zoning Clearance Issuance Appeal Appeal

Note: This table reflects Downtown Code and Citywide Zoning Ordinance actions, permits, and approvals.

C. Notice.

together with the required fee in compliance with the Plan-

ning Fee Schedule. It is the responsibility of the applicant

to provide evidence in support of the findings required by

Section 1.50.40 (Findings and Decision), below.

1.50.30 Project Review, Notice and
He aring

Each application shall be reviewed by the Director to en-

sure that the proposal complies with all applicable require-

ments of this Zoning Ordinance.

A. Conditional Use Permits.
1. The Commission shall conduct a public hearing on
an application for a Conditional Use Permit before a
decision on the application.
2. Notice of the hearing shall be provided, and the
hearing shall be conducted in compliance with this
Section.
3. The Commission’s decision is appealable to
the Council in compliance with the applicable
provisions of SMC Title 17.
B. MinorUse Pemits. Before a decision on a Minor

Use Permit, the Department shall provide notice in
compliance with this Section and as follows.

The notice shall state that the Director will decide
whether to approve or deny the Minor Use Permit
application on a date specified in the notice, and
that a public hearing will be held only if requested
in writing by any interested person before the
specified date for the decision.

The written request for a hearing shall be based

on issues of significance directly related to the
application (e.g., provision of evidence that the
request cannot meet one or more of the findings
identified in Section 1.50.40 [Findings and Decision],
below).

If the Director determines that the evidence

has merit and can be properly addressed by

a condition(s) added to the Minor Use Permit
approval, the Director may consider the permit in
compliance with Subparagraph ii. (If no hearing is
requested), below.

a. If hearing is requested. If a public hearing is
requested, and the provisions of Subparagraph
B. 1. c,, above do not apply the Director shall
schedule the hearing that shall be noticed and
conducted in compliance with this Section.
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b. If no hearing is requested. If no public hearing
is requested, the Director shall render a decision
on the date specified in the notice referred to in
Subparagraph B. 1. a., above.

c. Appeals. The Director’s decision is appealable
to the Commission in compliance with the
applicable provisions of SMC Title 17.

1.50.40 Findings and Decision

A. Review authority’s action. An application for a
Conditional Use Permit or Minor Use Permit may be
approved subject to conditions or denied by the review
authority.

B. Required findings. The review authority may approve
a Conditional Use Permit or Minor Use Permit only
after first making all of the following findings:

1. The proposed use is consistent with the General
Plan and any applicable specific plan;

2. The proposed use is allowed within the applicable
zone and complies with all other applicable
provisions of the Zoning Ordinance and the
Municipal Code;

3. The design, location, size, and operating
characteristics of the proposed activity will be
compatible with the existing and future land uses in
the vicinity;

4. The site is physically suitable in terms of:

a. Its design, location, shape, size, and operating
characteristics of the proposed use;

b. The provision of public and emergency vehicle
(e.g., fire and medical) access;

c. Public protection services (e.g., fire protection,
police protection, etc.); and

d. The provision of utilities (e.g., potable water,
schools, solid waste collection and disposal,
storm drainage, wastewater collection,
treatment, and disposal, etc.).

5. The measure of site suitability shall be required
to ensure that the type, density, and intensity of
use being proposed will not endanger, jeopardize,
or otherwise constitute a hazard to the public
convenience, health, interest, safety, or general
welfare, or be materially detrimental or injurious to
the improvements, persons, property, or uses in the
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vicinity and zone in which the property is located.

In approving a Conditional Use Permit or Minor Use
Permit, the review authority may impose any conditions
deemed reasonable and necessary to ensure that the ap-
proval will comply with the findings required by this Sec-
tion, above.

1.50.50 Use of Property before Final Action

Permits or approvals shall not be issued for any use in-
volved in an application for a Conditional Use Permit or
Minor Use Permit until and unless the same shall have
become final, in compliance with Section 1.50.40 (Findings
and Decision).

1.50.60 Pernodic Review

The City may conduct a periodic review of the permit to
ensure proper compliance with the Zoning Ordinance and
any developmental or operational conditions imposed by
the review authority.

1.50.70 Pemmit to Run with the Iand

A Conditional Use Permit or Minor Use Permit approved
in compliance with the provisions of this Section shall con-
tinue to be valid upon a change of ownership of the busi-
ness, parcel, service, structure, or use that was the subject
of the permit application in the same area, configuration,
and manner as it was originally approved in compliance
with this Section.

1.50.80 Post Decision Procedures

A. Duration and revocation.

1. A Conditional Use Permit or Minor Use Permit
becomes null and void if not used within 24 months
following its effective date, or within a shorter
time specifically prescribed as a condition of the
Conditional Use Permit or Minor Use Permit, or at
the expiration of an associated development permit
if that occurs at a later time. The applicable review
authority may, without a hearing, extend the time
for a maximum period of one additional 12-month
period only, upon application filed with the
Department before the expiration of the 24-month



CHAPTER 5. DEVELOPMENT CODE: SECTION 1.0 APPLIC ABILITY AND ADMINISTRATION

or shorter time period.

2. Inany case where the conditions of a Conditional
Use Permit or Minor Use Permit have not been or
are not being complied with, the applicable review
authority shall give written notice to the permittee
of intention to revoke or modify the Conditional
Use Permit or Minor Use Permit and shall set a date
for a public hearing upon the proposed revocation
or modification. The notice shall be served on
the owner of the subject property by mailing the
notice to the owner at the address shown on the last
equalized assessment roll at least 10 days before the
date of the hearing, and specify the date, time, and
place when and where it will be held. Following
the hearing, and if the applicable review authority
finds that there is good cause therefore, the review
authority may revoke or modify the Conditional
Use Permit or Minor Use Permit.

3. If a use granted under a Conditional Use Permit or
Minor Use Permit is abandoned for a period of 12
months, the Conditional Use Permit or Minor Use
Permit shall expire.

B. Penalty forviolations.

1. The violation by any person of any provision or
condition of a Conditional Use Permit or Minor Use
Permit granted under the terms of this Section is
an infraction, punishable in compliance with SMC
1.04.030.

2. Each person is guilty of a separate offense for
each and every day during any portion of which a
violation is committed, continued, or permitted, and
shall be punished accordingly.

1.60 Site Plan and Axrc hite ¢ tural Re view

Purmpose and Intent

Purpose. The purpose of this Section is to provide a site
plan and architectural design review process for the
appropriate level of review of specified development
projects.

Inte nt. The intent of this Section is to ensure that all
approved site and structural development:

1. Promotes the orderly development of the City in

compliance with the goals, objectives, and policies
of the General Plan, the Downtown Specific

Plan, any other applicable specific plan, and the
standards specified in the Zoning Ordinance;

2. Protects and enhances property values by
encouraging high quality and aesthetically pleasing
development;

3. Respects the physical and environmental
characteristics of the site;

4. Ensures safe and convenient access and circulation
for pedestrians, bicycles, and motor vehicles;

5. Exemplifies the best professional high quality
materials and design practices;

6. Allows for and encourages individual identity for
specific structures and uses;

7. Encourages the maintenance of a distinct
neighborhood and/or community identity; and

8. Retains and strengthens the traditional town
ambiance, visual quality, and community character.

1.60.10 Applic ability

A.

B.

Site Plan and Archite ¢ tural Re view re quired. No
Building or Grading Permit shall be issued for any
structure or improvement identified in Table 5.1.2
(Review Authority for Site Plan and Architectural
Review), below, in any zone until a Site Plan and
Architectural Review is first issued for any construction
that is not specified as exempt in compliance with
Section 1.60.20 (Exemptions), below.

Otherpemmits and approvals. Site Plan and
Architectural Review may also be required in
compliance with this Section in connection with the
granting of a Conditional Use Permit or Variance in any
zone..

1.60.20 Exemptions

A.
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Referral to Director

1. The Building Official shall refer to the Director
all applications for Building or Grading Permits
in order to determine applicability with the
provisions of this Code. The referral shall result in
determination of one of the following:

a. If the requested type of construction requires a
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Site Plan and Architectural Review, the review
shall be filed for and conducted in compliance
with this Section.

b. If the requested type of construction qualifies
for an exemption specified in Subsection B.
(Exemptions from Site Plan and Architectural
Review), below, the request shall be subject
to review in compliance with the applicable
provisions of SMC Title 17.

B. Exemptions from Site Plan and Architectural

Review. The following types of construction are

exempt from the Site Plan and Architectural Review
provisions of this Section but shall comply with all other
applicable requirements of the Zoning Ordinance and
the Municipal Code:

1. Additions/exterior alterations of single-family
dwelling units. Exterior alterations of single-family
dwelling units or additions not exceeding 500
square feet or 25 percent of existing floor area and
which do not involve an additional story;

2. Additions /remodelling of existing business park,
commercial, and industrial structures. Additions
to or remodelling of existing business park,
commercial, and industrial structures, when the
improvements are not visible from a public right-of-
way;

3. Fences or walls.

a. Residential zones. New fences or walls located
in residential zones on property in residential
use when located and constructed in compliance
with the provisions of the Zoning Ordinance;

b. Commercial or industrial zones. New fences
or walls located on commercial or industrial-
zoned properties when located in interior side
or rear yards not abutting a public right-of-way
and when constructed in compliance with the
provisions of the Zoning Ordinance;

4. Minor facade and site plan modifications. Minor
facade and site plan modifications, including but
not limited to: replacement of windows and doors
where the work does not require a Building Permit,
Automated Teller Machines (ATMs) at an existing
bank, handicapped-accessible ramps, installation
of bicycle lockers, landscaping, utilities with mini-
mal above-ground structures, and minor architec-
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tural enhancements to commercial, institutional,
and industrial structures;

5. Residential accessory structures. On residentially-
zoned parcels, other than multi-family, all accessory
structures under 120 square feet in area and,
where not visible from a public right-of-way, those
accessory structures 120 square feet or greater in

size;

6. Satellite dish antennae. Satellite dish antennae
(roof-mounted and ground-mounted) for personal

use;

7. Second dwelling units. Second dwelling units
on existing parcels in compliance with applicable
provisions SMC Title 17; and which do not involve
the construction of a second story; and

8. Signs. New signs and change of sign copy on
existing signs which conform to an approved Sign
Permit or Master Sign Program.

1.60.30 Revie w Authority

A.

Applicable review authority. An application for Site
Plan and Architectural Review shall be reviewed and
approved or denied by the review authority specified
in Table 5.1.2 (Review Authority for Site Plan and
Architectural Review) below, unless the application

is being processed concurrently with another
discretionary application, in which case the decision
shall be made by the review authority responsible for
reviewing any other application (e.g., Conditional Use
Permit, Variance etc.) in compliance with Table 5.1.1
(Review Authority) and the provisions of the Downtown
Code.

1.60.40 Applic ation Filing, Proc essing,
Review

A.

Application filing and processing. An application for
a Site Plan and Architectural Review shall be filed with
the Department and processed in compliance with this
Section and shall be accompanied by the most current
filing fee as established by resolution of the Council. The
application shall include the information and materials
specified in the most current Department publication
for Site Plan and Architectural Review applications

In the event a Site Plan and Architectural Review is
requested in conjunction with another planning permit
application (Conditional Use Permit, Variance, etc.), no
fee shall be charged for the Site Plan and Architectural
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TABLE 5.1.2. REVIEW AUTHORITY FOR SITE PLAN & ARCHITECTURAL REVIEW

ROLE OF REVIEW AUTHORITY (1)
TYPE OF CONSTRUCTION ACTIVITY DIRECTOR (2) ARC
MINOR REVIEW | MAJOR REVIEW
Residential Development
New residential construction of four or fewer dwelling units located on one or more .
. . Decision Appeal
contiguous parcels under the same ownership (3).
New residential construction of five or more dwelling units located on one or more .
contiguous parcels under the same ownership. becision Appeal
Additions to existing single-family dwelling units which exceed 500 square feet or 25 .
o o . . Decision Appeal
percent of existing floor area or which involve construction of an additional story.
Accessory structures of more than 120 square feet of floor area when visible from a .
o Decision Appeal
public right-of-way
Non-Residential and Mixed-Use Development
All new commercial, industrial, institutional, and mixed-use structures, including
accessory structures, of up to a maximum of 10,000 square feet of gross floor area, Decision Appeal
except as otherwise provided in this Section.
All new commercial, industrial, institutional, and mixed-use structures, including
accessory structures, of 10,001 square feet or more of gross floor area, except as Decision
otherwise provided in this Section.
Additions to existing structure(s) in all non-residential districts that are 30 percent or
less of existing gross floor area and do not exceed 10,000 square feet when visible Decision Appeal
from a public right-of-way or alley.
Additions to existing structure(s) in all non-residential zones of 10,001 square feet or
more of gross floor area, or which comprise 31 percent or more of existing gross floor Decision
area, when visible from a public right-of-way or alley.
New commercial wireless telecommunication structures and facilities (other than
co-location on existing towers or installation of ground-level equipment on existing Decision
telecommunication sites that are properly fenced and screened) located in the
commercial and public facility zones.
Other
New fences and walls located along street and public right-of-way frontages. Decision Appeal
New public or private parking lots or structures and restriping of existing lofs of up to a .
. Decision Appeal
maximum of 10,000 square feet.
New public or private parking lots or structures and restriping of existing lots of 10,001 Decision
square feet or more.
New signs in compliance with the Downfown Code (Section 6.0). Decision Appeal
New murals or wall graphics and master sign programs in compliance with Chapter Decision
17.43 (Signs).
Nofe:
(1) “Decision” means that the review authority makes the final decision on the matter, except that where a project requires
some other discretionary approval, the review authority’s action constitutes a recommendation to the Commission; “Appeal”
means that the review authority may consider and decide upon appeals to the decision of an earlier decision-making body,
in compliance with applicable provisions of the SMC.
(2) The review authority may defer action and refer the request to the next higher review authority for the final decision.
(3) The Director may review and approve Site Plan and Architectural Reviews for residential projects proposing three dwelling
units or less, provided, that no contiguous parcels under the same ownership and totaling four dwelling units or more have
been constructed within three years of one another.
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B.

Review.

Application review. Each application for a Site Plan
and Architectural Review shall be reviewed by the
Director and applicable review authority to ensure that
the application is consistent with this Section, applicable
development standards and regulations of the Zoning
Ordinance, and any adopted design guidelines and
policies that may apply.

1. Upon receipt of a complete application, the
applicable review authority as identified in Table
5.1.2 shall review the design, location, site plan
configuration, and the effect of the proposed
development on adjacent properties by comparing
the project plans to City development standards,
regulations, and applicable design guidelines/
policies.

2. During the course of the review process, the
review authority may require the submittal of
additional information or revised plans, in which
case, the applicant shall be notified in writing of
any revisions or additional information required.
Failure to submit the required information
within 30-days or within a longer period of time
designated by the review authority may be cause for
denial.

3. Where the Director is the designated review
authority, those applications determined to be of
significant consequence, magnitude, or potential
public controversy may be referred to the ARC for
review and final decision.

Review with otherland use applications. Site Plan
and Architectural Review applications for projects
that require some other discretionary approval

(e.g., Conditional Use Permit), shall be acted upon
concurrently with the discretionary permit.

Public he aring provisions. A public hearing shall be
scheduled and noticed for any complete Site Plan and
Architectural Review application requiring review by
the ARC in compliance with Section 1.50.30 (Public
Hearings). However, a public hearing is not required for
the Director’s decision on a Site Plan and Architectural
Review application or for a recommendation by the
ARC to the Commission for projects requiring some
discretionary approval.

1.60.50 Findings and Decision

5-12
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Meets re quire ments of this Se ¢ tion. The review
authority shall determine whether or not the application
meets the requirements of this Section in compliance
with Section 1.60.40.B (Initial Review of Application).

Otherreview authority. The decision to approve or
deny the Site Plan and Architectural Review shall

be made by the authority responsible for making a
final decision on any other planning application (e.g.,
Conditional Use Permit, Variance etc.). The decision

to approve or deny the Site Plan and Architectural
Review shall be made in compliance with Subsection C.
(Required findings), below.

Re quired findings. In granting Site Plan and
Architectural Review approval, the review authority
shall first make all of the following findings:

1. The proposed project would be harmonious and
compatible with existing development in the
neighborhood and with the overall character of the
neighborhood;

2. The location, size, design, and operating
characteristics of the proposed project would
promote the orderly growth of the City and would
not be detrimental to the public interest, health,
safety, convenience, or welfare of neighboring
properties or to that of the overall community;

3. Site and architectural design and functional plan
of the structure(s) and related improvements,
including landscaping, are of reasonable aesthetic
quality and implement the objectives of the
Community Design Guidelines;

4. Structure(s) and related improvements, including
access and parking, are suitable for the proposed
use of the property, promote orderly development in
the vicinity of the subject site, and provide adequate
consideration of the existing and contemplated uses
of land; and

5. The design and layout of the proposed project are
consistent with the General Plan, the Downtown
Specific Plan, and the development standards of the
Zoning Ordinance.

1.60.60 Conditions of Approval

In approving a Site Plan and Architectural Review applica-
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tion, the review authority may impose conditions deemed
reasonable and necessary to ensure that the approval
would be in compliance with the findings specified in Sec-
tion 1.60.50 (Findings and Decision), above.

1.60.70 Acknowledgement

An approved Site Plan and Architectural Review shall not
be valid until signed by the applicant, with the signature
acknowledging the applicant’s full understanding and
agreement with all of the conditions, and agreement to
waive any right to later challenge any conditions imposed

as unfair, unnecessary, or unreasonable.

1.60.80 Issuance of OtherRequired
Permmits, Approvals

A. Pemits forgrading, struc tures, and uses. Upon
approval or conditional approval of a Site Plan and
Architectural Review, or a revised Site Plan and
Architectural Review, subsequent permits may be issued
for grading, structures, and uses.

B. Compliance with Site Plan and Archite c tural
Re vie w. Grading shall not be commenced and no
structure shall be altered, enlarged, erected, moved,
or rebuilt subject to the provisions of this Section,
except in compliance with the approved Site Plan and
Architectural Review and the conditions imposed on the

review.

C. Detemmination by Dire ¢ tor. Compliance shall
be determined by the Director, or in the case of
disagreement with the applicant, by the applicable
review authority.

1.60.90 Minor Changes by the Director

Minor changes in a Site Plan and Architectural Review
design that do not increase the structure area or height, or
the number of dwelling units, or intensity of use may be
approved by the Director.

1.60.100 Post Decision Procedures

A. Duration and revocation.

1. A Site Plan and Architectural Review becomes null
and void if not used within 24 months following its
effective date, or within a shorter time specifically
prescribed as a condition of the Site Plan and
Architectural Review, or at the expiration of an
associated development permit if that occurs at a
later time. The applicable review authority may,
without a hearing, extend the time for a maximum
period of one additional 12-month period only, upon
application filed with the Department before the
expiration of the 12-month or shorter time period.

2. Inany case where the conditions of a Site Plan and
Architectural Review have not been or are not being
complied with, the applicable review authority shall
give written notice to the permittee of intention to
revoke or modify the Site Plan and Architectural
Review and shall set a date for a public hearing
upon the proposed revocation or modification. The
notice shall be served on the owner of the subject
property by mailing the notice to the owner at the
address shown on the last equalized assessment roll
at least 10 days before the date of the hearing, and
specify the date, time, and place when and where
it will be held. Following the hearing, and if the
applicable review authority finds that there is good
cause therefore, the review authority may revoke or
modify the Site Plan and Architectural Review.

3. If a structure or use granted under a Site Plan and
Architectural Review is abandoned for a period of
24 months, the Site Plan and Architectural Review
shall expire.

B. Penalty forviolations.

1. The violation by any person of any provision
or condition of a Site Plan and Architectural
Review granted under the terms of this Section
is an infraction, punishable in compliance with
Municipal Code Section 1.04.030.

2. Each person is guilty of a separate offense for
each and every day during any portion of which a
violation is committed, continued, or permitted, and
shall be punished accordingly.

1.70 Nonconforming Uses

All provisions lawfully existing before the adoption of the
Downtown Code shall comply with the applicable provi-
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sions of this Section.

1.70.10 Purpose and Intent

A. Pumpose. This Section provides regulations for
nonconforming land uses, structures, and parcels
that were lawful before the adoption, or amendment
of the Downtown Specific Plan, but which would be
prohibited, regulated, or restricted differently under
the current terms of the Downtown Specific Plan or an
amendment that changed applicable requirements.

B. Intent.

1. Inorder to limit the number and extent of
nonconforming uses, structures, and parcels created
by adoption of the Downtown Specific Plan, it is
the City’s intent to generally allow nonconformities
to continue until they are removed, but not to
encourage their long term survival.

2. Itis further the intent of this Section that
nonconformities shall not be altered, enlarged,
expanded, extended, moved, reconstructed, or
reestablished after abandonment or discontinuance
or restored after involuntary destruction, except in
compliance with this Section.

3. This Section shall not apply to any use or structure
established in violation of the previously adopted
Zoning Ordinance or the Downtown Specific Plan,
unless the use or structure presently conforms to
the provisions of the Downtown Specific Plan.

1.70.20 Proofofle gal Nonc onformm ity

The property owner has the burden to prove the claim of
legal nonconformity and the related protected status that
comes with that claim as specified in this Section.

A. Property owners responsibility. The property owner
shall provide sufficient evidence to the satisfaction
of the Director that the subject property is a legal
nonconformity as specified in this Section.

B. City is notresponsible. The City is not responsible to
prove the absence of legal nonconformity.

C. Appealofdetermination. The Director’s
determination of legal nonconformity shall be
appealable to the Commission.
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1.70.30 Re stric tions on Nonc onforming
Uses and Struc ture s

A legal nonconforming land use and the use of a legal non-

conforming structure, as those terms are defined in Section

10 (Definitions) may be continued, including transfers of

ownership, provided that their continuation shall comply
with the requirements of this Section. See Section 1.70.40
(Residential Exemptions), below for exceptions regarding

certain residential uses and structures.

A. Nonconforming uses.

1.

Continuance of a legal nonconforming use. The
continuance of a legal nonconforming use shall be
allowed subject to all of the following provisions:

a. Change of ownership. Change of management,
ownership, or tenancy of a nonconforming
use shall not affect its nonconforming status,
provided that the use and intensity of use, as
determined by the Director, does not change.

b. Additional development. Additional
development (e.g., alteration, enlargement,
extension, or reconstruction) of any property on
which a nonconforming use exists shall require
that all new development be in compliance with
the applicable provisions of the Downtown
Specific Plan.

c. Conversion of a nonconforming use. If a
nonconforming use is converted to a conforming
use, no nonconforming use may be resumed.

d. Changes to a nonconforming use. A
nonconforming use shall not be established or
replaced by another nonconforming use, nor
shall any nonconforming use be expanded or
changed, except as provided in this Section.

e. Nonconforming uses within a commercial
or industrial development. A nonconforming
use located within a commercial or industrial
development may be established or replaced by
another similar nonconforming use only after
the Director first finds all of the following;:

i. The nonconforming use is similar to or less
intensive than the use originally allowed in
the development;
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ii. Similar nonconforming uses, as specified in
Subparagraph (1), above, shall fall within the
same category of uses (e.g., personal services
or offices) allowed under the provisions
of the previous zone in which the use was
lawfully allowed and located, as determined
by the Director;

iii. The nonconforming use generally adheres
to the intent of the General Plan and the
Downtown Specific Plan;

iv. The nonconforming use will not adversely
affect or be materially detrimental to
adjoining properties; and

v. The use of the entire development has not
been vacant or discontinued for a period of
180 or more consecutive calendar days.

Use of lands without structures.

a. If any lands upon which no structure of any
kind is located are used for a purpose which is
not in compliance with the regulations of the
zone in which the property is located, the use
may continue for a period of up to five years
from the date of the adoption of the Downtown
Specific Plan.

b. After the expiration of the five-year period, the
lands shall be used only in compliance with the
regulations of the zone in which it is located.

B. Nonconforming struc tures.

1.

Alteration. Nonconforming structures shall not be
altered so as to increase the difference between the
existing conditions and the development standards
specified in the regulations for the zone in which
the structure is located.

Enlargement or moving. Nonconforming
structures shall not be enlarged, extended, moved,
or reconstructed unless the new location or
enlargement, extension, or reconstruction conforms
to the current development standards for the zone
in which the structure is located.

Ordinary maintenance, repairs, and replacements.

a. Ordinary maintenance and repairs.
Nonconforming structures may undergo

ordinary maintenance and repairs.

b. Partial replacements. Limited portions of
nonconforming structures may be replaced so
long as the cost of replacement does not exceed
25 percent of the structure’s appraised valuation
in compliance with Subparagraph 1.76 B. 3.
(Appraised and estimated values), below, within
any 24-month period of time.

1.70.40 Residential Exe m ptions

An involuntarily damaged or destroyed nonconforming

single- or multifamily dwelling unit may be reconstructed

or replaced with a multifamily structure with the same

footprint (including preexisting nonconforming setbacks),

height, and number of dwelling units, in compliance with

current Building and Fire Code requirements.

1.70.50 ILoss of Nonconforming Status

A. Termination by discontinuance.

1.
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Nonconforming use. If a nonconforming use is
discontinued for a continuous period of 12 or more
consecutive months, the use shall lose its legal
nonconforming status, and the continued use of the
property shall be required to be in compliance with
the applicable provisions of the Downtown Specific
Plan.

Nonconforming structure. If the use of a
nonconforming structure is discontinued for a
continuous period of 12 months, the structure shall
lose its legal nonconforming status, and shall be
removed or altered to conform to the applicable
provisions of the Downtown Specific Plan.

Evidence to support the claim of discontinuance.
The use of a nonconforming use or structure

shall be considered discontinued when any of the
following apply:

a. The intent of the owner to discontinue use of the

nonconforming use or structure is apparent, as
determined by the Director;

b. Discontinuance shall include cessation of a use
regardless of intent to resume the use;

c. Where characteristic furnishings and equipment
associated with the use have been removed and
not replaced with equivalent furnishings and
equipment during this time, and where normal
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occupancy and/or use has been discontinued; or

d. Where there are no expense or sales receipts
available for the discontinued period.

4. Low-income rental housing units. None of the
restrictions specified in this Subsection shall apply
if doing so would decrease the number of low-
income rental housing units available in the City.

Termination by destruc tion. Nonconforming status
shall terminate if a nonconforming structure, or a
conforming structure occupied by a nonconforming use,
is involuntarily damaged or destroyed as a result of an
accident or by earthquake, fire, flood, or other acts of
nature; except as provided by Section 1.74 (Residential
Exemptions), above, and except as follows.

1. 50 percent or less. If the cost of repairing or
replacing the damaged portion of the structure
is 50 percent or less of the appraised value of the
structure immediately before the damage, the
structure may be restored to no more than the
same size, building envelope, and use, and the use
continued, if the restoration is started within 12
months of the date of damage and is completed
within two years following initiation of restoration.

2. Exceeds 50 percent.

a. If the cost of repairing or replacing the damaged
portion of the structure exceeds 50 percent of
the appraised value of the structure immediately
before the damage, or the structure is voluntarily
razed or is required by law to be razed, the
structure shall not be restored except in full
compliance with the applicable regulations
for the zone in which it is located and the
nonconforming use shall not be resumed.

b. This limitation shall not apply if doing so would
decrease the number of low-income rental
housing units available in this City.

3. Appraised and estimated values.

a. Appraised values. All appraised values referred
to in this Section shall be determined by a
State licensed appraiser and confirmed by the
Building Official.

b. Estimates of repairing or replacing the
structure. Estimates of repairing or replacing
the damaged portion of the structure for
purposes of this Section shall be made by or
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shall be reviewed and approved by the Building
Official and shall be based on the minimum cost
of construction in compliance with the Building
Code.

1.70.60 Nonconforming Parcels

A.

B.

Legalbuilding site. A nonconforming parcel that does
not comply with the applicable area, depth, or width,
requirements of the Downtown Specific Plan shall be
considered a legal building site if it meets at least one of
the following criteria, as documented to the satisfaction
of the Director by evidence furnished by the applicant.

1. Approved subdivision. The parcel was created by a
recorded subdivision;

2. Individual parcel legally created by deed. The
parcel is under one ownership and was legally
created by a recorded deed before the effective
date of the amendment that made the parcel
nonconforming; or

3. Partial government acquisition. The parcel
was created in compliance with the provisions
of the Downtown Specific Plan, but was made
nonconforming when a portion was acquired by
a governmental entity so that the parcel size is
decreased not more than 20 percent and the yard
facing a public right-of-way was decreased not more
than 50 percent.

Subdivision of a nonconforming parcel. No
subdivision or lot line adjustment shall be approved that
would increase the nonconformity of an existing parcel
or any nonconforming use on the parcel.

1.70.70 Effect of Conditional/ Minor Use
Pe it Re q uire m e nts

A.

Absence of Conditional Minor Use Permit. A use
lawfully existing without the approval of a Conditional
Use Permit or Minor Use Permit that would be required
by the Downtown Specific Plan shall be deemed
conforming only to the extent of its previous lawful use
(e.g., maintaining the same site area boundaries, hours
of operation, etc.). Any change in use would require

the approval of a Conditional Use Permit or Minor Use
Permit.

Previous Conditional/ Minor Use Permit in Effect. A
use that was authorized by a Conditional Use Permit or
Minor Use Permit but is not allowed by the Downtown
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Specific Plan in its current location may continue, but
only in compliance with the original Conditional Use
Permit or Minor Use Permit conditions of approval.

1.80 Vanances and MinorVanances

A. 'The Purpose of this Section is to ensure that:

1. Variances and Minor Variances are only approved
when, because of special circumstances applicable
to the property, the strict application of this
Downtown Code denies the owner of the property
privileges enjoyed by other property located nearby
and in an identical zone; and

2. Conditions are applied that would ensure that the
Variance or Minor Variance shall not constitute an
approval of special privilege(s) inconsistent with the
limitations upon other property in the vicinity and
zone in which the subject property is located.

B. Does notextend to land uses.

1. The power to approve Variances and Minor
Variances does not extend to allowable land uses.

2. Flexibility in allowable land uses is provided in
applicable provisions of SMC Title 17, Zoning
Ordinance.

1.80.10 Applic ability

A. Variances. The Commission may approve a Variance

that allows for any adjustment from any of the
development standards required by this Downtown
Code.

MinorVariances. The Director may approve a Minor
Variance, up to a maximum of 20 percent, of the
standards being modified, for ONLY the following;:

1. Allowable height of a fence, hedge, or wall located
within a side or rear setback, up to a maximum of
eight feet;

2. Distance between structures on the same site
provided that any reduction complies with any
applicable standard of the Building Code;

3. Parcel coverage;
4. Parcel dimensions and area (size);

5. Reduction in the number of required off-street
parking and loading spaces and/or of off-street

parking space design, layout, and landscape
standards;

6. Projection of eaves, fireplaces, landings, masonry
chimneys, overhangs, stairways, and steps into any
required front, side, or rear setbacks;

7. Reduction of required on-site landscaping
standards;

8. Setbacks (front, side, street side, and rear);
9. Signregulations (other than prohibited signs); and

10. Structure heights - an increase in the maximum
allowed height of structures.

1.80.20 Re view Authority

A.

Re sponsibility. The applicable review authority

shall approve or deny Variance and Minor Variance
applications, and impose conditions deemed reasonable
and necessary to preserve the public convenience,
health, interest, safety, or welfare, and necessary to
make the findings required by Section 1.80.40 (Findings
and Decision), below.

Applicable review authority. Variances and Minor
Variances may be approved in compliance with the
following;:

1. Variances. The Commission may approve Variances
in compliance with this Section and State law.

2. Minor Variances. The Director may approve
Minor Variances, or may defer action and refer the
application to the Commission for review and final
decision, in compliance with this Section and State
law.

1.80.30 Applic ation Filing, Proc essing, and

City of Soledad Downtown Specific Plan |

Review
A. Filing.

1. Application for a Variance or Minor Variance
may be made to the Department by the owner
of record of property for which the Variance or
Minor Variance is sought, or by an agent having
written authorization from the owner to do so, on
a form prescribed by the Department and shall be
accompanied by maps, drawings, and information
required to demonstrate that the conditions under
which the permit may be issued in compliance with
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the provisions of this Section apply to the subject
property.

Application for a Variance or Minor Variance shall
be accompanied by a fee in the amount specified
from time to time by resolution of the Council.

It is the responsibility of the applicant to provide
evidence in support of the findings required by
Section 1.80.40 (Findings and Decision), below.

Projectreview procedures. Following receipt of a

completed application, the Director shall investigate the

facts necessary for action consistent with the purpose of
this Chapter.

Notice, hearings, and appeals.

1.

Variances - public hearing required. A public
hearing shall be required for the Commission’s
decision on a Variance application.

a. Scheduling hearing. The public hearing shall be
scheduled once the Director has determined the
application complete.

b. Giving notice.

i. Date for public hearing. Upon receipt of
an application for a Variance, the Director
shall set a date for a public hearing by the
applicable review authority, which shall be
held within 45 days after the date of filing of
the application.

ii. Notice. Notice of hearing shall be mailed at
least 10 days before the date of the hearing
to the applicant, to owners of record of
real property located within 300 feet of the
exterior boundaries of the subject property
as shown on the last equalized assessment
roll, and to occupants of the subject real
property, if other than the owner. The notice
shall contain all of the following:

(@) The name and address of the applicant;

(b) The address or location of the subject
property;

() The date, time, and place of the hearing;

(d) A brief description of the permit being
sought;

(e) Reference to the application on file for
particulars; and
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(f) A statement that any interested person
may appear and be heard.

Minor Variances. A public hearing shall not

be required for the Director’s decision on a

Minor Variance application in compliance with
Government Code Section 65901; however, the
Director shall have the discretion to provide notice
(e.g., posting the subject parcel).

1.80.40 Findings and Decision

A. Authorized actions.

An application for a Variance or Minor Variance
may be approved subject to conditions or denied by
the review authority.

The Commission (Variance) or the Director (Minor
Variance) shall record the decision in writing and
shall recite the findings upon which the decision
is based, in compliance with Government Code
Section 65906 or as that Section may be amended
from time to time.

The Director may defer action on a Minor Variance
and refer the application to the Commission for
review and final decision.

B. Required findings. In granting a Variance or Minor

Variance, with or without conditions, the applicable

review authority shall first make all of the following

findings:

1.

General findings. The review authority may
approve a Variance or Minor Variance application
only after first making all of the following findings:

a. There are special circumstances or conditions
applicable to the subject property (e.g., location,
shape, size, surroundings, topography, or
other physical features, etc.) that do not apply
generally to other properties in the vicinity
under an identical zoning classification;

b. Strict compliance with Downtown Code
requirements would deprive the subject
property of privileges enjoyed by other property
in the vicinity and under an identical zoning
classification;

c. Approving the Variance or Minor Variance:

i. Isnecessary for the preservation and
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enjoyment of substantial property rights
possessed by other property in the same
vicinity and zone but which is denied to the
subject property;

ii. Will not constitute a grant of special
privilege inconsistent with the limitations
on other properties in the same vicinity and

zone;

iii. Will not adversely affect the health, safety,
and general welfare of persons residing
or working in the neighborhood, or be
materially detrimental or injurious to
property or improvements in the same
vicinity and zone; and

iv. Will not be in conflict with the purpose
and intent of this Section, this Downtown
Code, the General Plan, and the Downtown
Specific Plan.

d. The requested Variance or Minor Variance does
not allow a use or activity that is not otherwise
expressly authorized by the regulations
governing the subject parcel.

2. Findings for off-site parking Variances. The
approval of a Variance to allow some or all of the
parking spaces required for a nonresidential project
to be located off-site, or to allow in-lieu fees or
facilities instead of the required on-site parking
spaces, shall require that the review authority first
make both of the following findings in compliance
with Government Code Section 65906.5, instead
of those required by Subparagraph B.1. (General
findings), above:

a. The Variance will be an incentive to, and a

benefit for, the nonresidential development; and

b. The Variance will facilitate access to the
nonresidential development by patrons of public
transit facilities.

1.80.50 Denial of MinorVanances

The Director’s decision to deny a Minor Variance applica-
tion shall not prohibit or affect the right of the applicant to
file an application for a Variance, in compliance with this
Section.

1.80.60 Precedents

Each application shall be reviewed on an individual case-
by-case basis and the approval of a prior Variance or Minor
Variance is not admissible evidence for the approval of a
new Variance or Minor Variance.

1.80.70 Conditions of Approval

In approving a Variance or Minor Variance application, the
applicable review authority may impose conditions deemed
reasonable and necessary to ensure that the approval
would be in compliance with the findings required by Sec-
tion 1.84 (Findings and Decision), above.

1.80.80 Use of Property before Final Action

Permits shall not be issued for any structure involved in an
application for a Variance or Minor Variance until and un-
less the same shall have become final.

1.80.90 Post Decision Procedures

A. Duration and revocation.

1. A Variance or Minor Variance becomes null and
void if not used within 24 months following its
effective date, or within a shorter time specifically
prescribed as a condition of the Variance or Minor
Variance, or at the expiration of an associated
development permit if that occurs at a later time.
The applicable review authority may, without a
hearing, extend the time for a maximum period
of one additional 24-month period only, upon
application filed with the Department before the
expiration of the 24-month or shorter time period.

2. Inany case where the conditions of a Variance or
Minor Variance have not been or are not being
complied with, the applicable review authority shall
give written notice to the permittee of intention to
revoke or modify the Variance or Minor Variance
and shall set a date for a public hearing upon the
proposed revocation or modification. The notice
shall be served on the owner of the subject property
by mailing the notice to the owner at the address
shown on the last equalized assessment roll at
least 10 days before the date of the hearing, and
specify the date, time, and place when and where
it will be held. Following the hearing, and if the
applicable review authority finds that there is good
cause therefore, the review authority may revoke or
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modify the Variance or Minor Variance.

B. Penalty forviolations.

1. The violation by any person of any provision or
condition of a Variance or Minor Variance granted
under the terms of this Chapter is an infraction,
punishable in compliance with Municipal Code
Section 1.04.030.

2. Each person is guilty of a separate offense for
each and every day during any portion of which a
violation is committed, continued, or permitted, and
shall be punished accordingly.
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2.0 Zones

2.10 Zones Established

2.10.10 Purpose

This Section establishes the zones to differentiate the applica-
bility of the intent of the Downtown Specific Plan as applied to
all property subject to the Downtown Code.

Figure 5.2.1 identifies the applicable zones and the parcels
within their boundaries. This Section also establishes stand-
ards for each zone based on the intended physical character
described in Table 5.2.

2.10.20 Zones

The properties subject to the Downtown Code are regulated
by one of the following zones. Existing and intended rights-of-
way are subject to Section 8.0, Block and Street Standards.

A. Downtown Core (DIC). See 5.2.A.A for intent and
purpose of the Downtown Core zone and the intended
physical character, streetscape/public realm, range of
land uses, and requirements for parking.

B. Downtown Edge (DTE). See 5.2.B.A for intent and
purpose of the Downtown Edge zone and the intended
physical character, streetscape/public realm, range of
land uses, and requirements for parking.

C. Monterey Street (MS). See 5.2.C.A for intent and purpose
of the Monterey Street Corridor zone and the intended
physical character, streetscape/public realm, range of
land uses, and requirements for parking.

D. Railwad Comidor (RR). See 5.2.D.A for intent and
purpose of the Railroad Corridor zone and the intended
physical character, streetscape/public realm, range of
land uses, and requirements for parking.

E Gateway (GW). See 5.2.E.A for intent and purpose of
the Gateway zone and the intended physical character,
streetscape/public realm, range of land uses, and
requirements for parking.

2.10.20 Required Criteria
A. In order for applications to be approved, each application
shall meet the following criteria, as applicable.

1. Maintains the unique zones identified in Figure
5.2.1 to effectively implement the vision, policies
and physical character envisioned in the Downtown
Specific Plan;

2. Generates or maintains the intended physical
character of the zone based on the policies and
direction in the Downtown Specific Plan;

3. Generates or maintains a compatible transition
between zones through changes in building design,
massing and scale at the mid-block or through
appropriate street types for changes in physical scale
on opposite sides of a street;

4. Does not present the potential for an incompatible
adjacency as defined in Section 10.0 'Definitions'; and

5. Is in compliance with the applicable requirements of
the zone(s) and Figure 5.2.1.
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2.20 Regulating Plan Established

A. Purpose of Regulating Plan. The Regulating Plan
identifies the applicable zones for property subject to
the Downtown Code. Property subject to the Downtown
Code shall comply with the requirements of the
applicable zone and other requirements as identified on
Figure 5.2.1.

B. Implementation of Zones through Development
Standards. Each zone identified on Figure 5.2.1 shall
contain standards for the following topics to implement
the zone's corresponding part of the community vision:

1. Intended Physical Character:

* Streetscape / Public Realm, Open Space,
* Buildings,

* Frontages,

* Signage

* Architectural Style
2. Land Use
3. Parking
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Key to Figure 5.2.1 Figure 5.2.1 Regulating Plan

Downtown Core Zone

Downtown Edge Zone

See Table 5.2

Monterey Street Zone
for standards

Railroad Corridor Zone

Gateway Zon