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2.4.7 Existing Facilities to be Relocated

A 1.2-acre portion of the vacant land at the northern part of the Plan Area, located south of the
recreational fields and the skatepark, is currently being used as a dog park. It should be noted
that this facility would be relocated to a new location at Shugart Park on Glenwood Drive
(Westman, Interim Community Development Director, Personal Communication, 2008).

The two existing propane facilities could also be relocated. If relocated, the Suburban and
AmeriGas facilities will be moved to the industrial-zoned area of the City, which borders
approximately 1.3 miles of Highway 17, south of the Granite Creek off ramp (refer to Figure 2-
13). Relocation of propane tanks would be coordinated with the Santa Cruz County
Environmental Health Department (the applicable Certified Unified Program Agency) and the
Scotts Valley Fire Protection District. Relocation of these two facilities would be permitted as if
they were new facilities. Appropriate permits for above ground storage and hazardous
materials business plan requirements would also be necessary. Also, depending on the
quantity of propane at the facilities, they may need to adhere to the State of California
Accidental Release Program (CAL ARP) requirements (Vardas, Personal Communication,
2008).

2.4.8 Specific Plan Implementation and Phasing

a. Implementation. Implementation of the Plan would require a coordinated
program of public and private actions. Each of these actions would be carried out by the
private sector as development occurs over time and by the City through additional policy
initiatives, regulatory guidance, administrative programs, and capital investments. Monitoring
of the effectiveness of the implementation program would be conducted commensurate with
the City’s established annual budget cycle.

Implementation of the Plan must involve both the public and private sectors to be effective.
Public improvements lay a foundation for future private sector investment, encouraging
property owners, merchants, and investors to do the same. While development of specific
allowable land uses and creation of selected development standards envisioned for a Plan Area
is often initiated by the public sector, the ultimate goal of this type of planning effort is to
attract desired private investment.

A number of implementation steps are key to beginning the revitalization of the Specific Plan area.
These include adoption of the proposed Specific Plan and development standards for this area and
working with property owners and developers to assist in redevelopment of key sites in the area.
By adopting the Specific Plan, significant incentives would be given to the City and potential
developer/investors. The Specific Plan provides incentives in the form of:

1. New Town Center Planned Development (PD) overlay that would allow new
residential, commercial, and mixed-uses in selected areas based on a comprehensive
assessment of market conditions. The new PD overlay zone would be supplemented
by development standards that assist in achieving a higher quality of development
thereby improving long term investment values.
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2. Application of the City’s Planned Development Permit process which rewards
creative and high quality projects that support the goals of the plan while allowing
some flexibility in meeting the development standards and guidelines required by
the Plan. Flexibility to achieve the goals is a key ingredient in an incentive-based
plan.

b. Phasing and Timing. Establishing a town center into an existing community is difficult,
considering there are already alternative places to shop and dine, and yet to be successful, a town
center needs to be a place of high activity within the market area. An attempt to phase the
development slowly over time runs a high risk of disappointing early patrons of the area, and thus
discouraging the word of mouth reputation that will bring higher volumes of customers.

The attraction of a town center would be the multiple opportunities it offers to the public to eat,
drink, shop, and be entertained, all in combination with great public spaces. These features serve as
amenities that in turn attract people who want to live in proximity in new housing opportunities, or
work in proximity in new offices. For the whole package to be successful, a critical mass of the
restaurants, cafes, shops and public spaces must be available simultaneously when the project first
opens. There may still be later phases that add to these uses as well as add housing and office
space, but a significant amount must be constructed and occupied at the outset.

Ideally, a single development entity with substantial financial resources and a stake in the full
range of uses in the Plan Area would be important to implement the primary Town Center
project. In such a situation, the initial internal subsidies required to build and open the project
would be paid back in future years as revenue streams build up and as other more profitable
uses, such as, for-sale housing, are added to the town center mix. It is also possible for the City
of Scotts Valley to implement such a project with multiple developers involved, but it would
create a need for significant coordination in leasing and tenanting the town center area to create
a balanced and attractive mix of amenity commercial businesses, and would require
mechanisms to harvest profits from later development for use in subsidizing the start-up of
initial uses.

2.5 PROJECT OBJECTIVES

The State CEQA Guidelines requires that the EIR Project Description include a statement of
objectives sought by the proposed project. The primary objectives of the proposed project are
as follows:

1. Create a pedestrian-friendly City Center with an integrated mix of land uses, woven
together by attractive and cohesive buildings.

2. Create an entertainment hub of the City, within a variety of activities including movie
theaters, restaurants, and other uses.

3. Establish a Civic Center and Town Green/Plaza that serves the needs of Scotts Valley
citizens.

4. Create a place where businesses are eager to locate.

5. Focus pedestrian-oriented retail and entertainment uses in the Town Center core, while
minimizing the amount of auto-oriented uses.

6. Provide for mixed uses, including residential development over all retail stores, to
encourage affordable housing while reducing trips and related air emissions.
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2.6 REQUIRED APPROVALS

Implementation of the proposed project would require the following legislative and
discretionary approvals from the City of Scotts Valley or other responsible agencies:

1. Certification of the Town Center Specific Plan Final EIR by the City of Scotts Valley
2. Adoption of the Town Center Specific Plan by the City of Scotts Valley
3. Building permit approval by the City of Scotts Valley for individual developments

The above list includes approvals known to be required for one or more components of the
proposed Specific Plan. Other approvals may be required as individual future projects are
proposed for the project area.

Subsequent CEQA Review of Development Consistent with the Specific Plan. Section
65457 of the California Government Code provides that once the EIR has been certified and the
Town Center Specific Plan adopted, any development project, including any subdivision or
zone change, which is undertaken to implement and is consistent with the specific plan is
exempt from additional CEQA review. This exemption does not apply if, after the adoption of
the specific plan, any of the events which would trigger preparation of a subsequent or
supplemental EIR occur, including substantial changes in the project or circumstances under
which the project is being undertaken requiring major revisions in the project, or new
information becomes available which was not known at the time the EIR was certified.
However, if a supplemental EIR is prepared covering the changes, new circumstances, or new
information and is certified, the exemption will apply to the projects that then follow the
specific plan.
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