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SITE
Existing

 OSJ campus

(3 Acres)

PROJECT SITE
Project site is a part of the larger ‘Oblates of St. 
Joseph’ shrine and chapel grounds, steps away from 
the Pacific coastline in Santa Cruz. The design for the 
new senior community aims to capture the best use 
of the extraordinary settings - the ocean views, the 
abundant greeneries around, the California sunshine 
- as part of the nurturing and healing environment for 
the senior living community.

PROJECT DESCRIPTION
The Watermark at Santa Cruz is a proposed new senior living community 
located on an approximately 3-acre site steps away from the Pacific coastline in 
Santa Cruz, California. Situated on a property within the larger 6.6-acre parcel 
of Oblates St John campus at 126 Eucalyptus Ave.

The program consists of a new build, two story structure and one three story 
wing consisting of 92 units assembled into four categories: 

•	 13 independent living units (IL)
•	 57 assisted living units (AL)
•	 18 memory care units (MC)
•	 4 inclusionary units (IU)

The larger independent and assisted living wing is located to the south closer 
to the main entry and service, while the memory care wing is on the northern 
edge of the site where it is quieter and easier to secure access. The public 
components of both wings are connected by a courtyard which becomes the 
center of activity as well as the visual focal point. 

The units of each wing are easily accessed from the central common areas that 
provide dining and communal amenities. The idea of community is broadened 
by breaking down the larger massing of the senior housing program into smaller 
blocks to respect the scale of the single-family residential neighborhood. This 
down scaling helps with the street scape as not to dominate the neighboring 
houses creating opportunities for increased natural light, views and circulation 
to flow through the porous building blocks.

SITE LOCATION & PROJECT DESCRIPTION
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CAMPUS STRUCTURES
The OSJ campus includes structures and 
buildings from different eras that built up 
over time. Although diverse in stylistic 
languages, the distinct elements of these 
structures such as arches, arcades, recessed 
balconies and colonnades can inspire and be 
incorporated into the new building’s design.

ENVIRONMENT OF HEALING & RETREAT
Natural beauty of the environment 
together with the well-maintained gardens 
of the campus create an ideal grounds 
for the community of healing and retreat 
that the design aims to incorporate 
synergistically into the new seniors 
community.

OSJ CAMPUS
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NEW 
GREEN
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PARKING

ENTRY 
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EXISTING 
GARDEN

SENSE OF COMMUNITY
New senior living community is designed with 
the OSJ campus in mind, forming a larger 
community as a whole. This is achieved by 
setting back the new building beyond the 
chapel’s main axis with a new garden visible 
from the west side of the chapel and also 
by forming a network of open green spaces 
around the project that can be enjoyed by the 
surrounding communities

BEING A GOOD NEIGHBOR
The idea of community is broadened by breaking 
down the larger massing of the senior housing 
program into smaller blocks to respect the scale 
of the single-family residential neighborhood. This 
down-scaling strategy together with two large 
courtyards open towards the west enhance the 
streetscape greatly compared to the existing school 
building on the site with a continuous wall against 
the street

SITE CONCEPT
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ENTRY
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WINGS
INDEPENDENT LIVING (IL) 
3RD FLOOR ONLY 

MC 
GARDEN

SITE ORGANIZATION
New senior living community will be composed 
of 57 assisted living units (AL), 13 independent 
living (IL), a 18-unit memory care (MC) wing 
and 4 inclusionary housing units (IU). The 
larger assisted and independent living wing is 
located to the south closer to the main entry 
and service, while memory care wing is on the 
northern edge of the site where it is quieter 
and easier to secure access

FLOW OF CIRCULATION
The public components of both wings are 
connected by two courtyards which are 
the centers of activity as well as the visual 
focal points. The units of each wing are easily 
accessed from the central common areas that 
provide dining and communal amenities in 
each program component

ORGANIZATIONAL CONCEPT
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URBAN FARM
Growing plants and flowers in the 
community enhances the health and 
the mind of the residents as well as 
providing clean and organic supply 
of food materials in a sustainable 
manner.

HEALING ‘BUTTERFLY ‘ GARDENS
Santa Cruz and the Central Coast 
region have been well-known habitats 
of Monarch butterflies with annual 
visits of the famous species. The 
healing gardens on the site can double 
as butterfly gardens to enliven the 
resident experience even further with 
the beautiful creatures.

LANDSCAPE CONCEPT
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MONTEREY STYLE & ARCHITECTURE 
OF THE CENTRAL COAST
Since the first half of the last century, 
architectural scene of the California’s 
Central Coast was influenced by the 
Monterey Revival architectural style 
among various classical revivalist 
movements. With its simple roof lines 
and the smooth white walls articulated 
with prominent balconies, loggias, 
stairways and chimneys on the facades 
that culminated to an architectural style 
representing California.

LIVING WITH NATURE
These classical architecture often 
brought nature into the lifestyle by 
incorporating courtyards, paseos and 
portales with rich landscape for added 
enjoyment, and with the architectural 
elements that allowed activities 
protected from the sun, wind and rain.

ARCHITECTURAL REFERENCE
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EARLY MODERNISM IN CALIFORNIA
In the early 20th century, modernist architecture 
has been brought to California by the pioneering 
architects such as Irving Gill, Rudolph Schindler 
and Richard Neutra, among others. Gill’s restrained 
palette of light on the white boxes with the use of 
natural materials such as vines on the trellis leads the 
eye to the simple architectural style that is modern, 
classical and Californian all at the same time.

SCALES & ARTICULATIONS
Even with the simple and bare forms, Gill showed that 
changing the scale and articulation of the stacked box 
volumes, together with the use of varying fenestration 
types and sizes including archways create rich 
composition of architectural elements in harmony, 
giving the larger housing project an appropriate scale 
fitting to the residential neighborhood.

ARCHITECTURAL REFERENCE
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THE ANDALUCIA
Pasadena, CA

ARCHITECTURAL PRECEDENT
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APPLICANT
Roger Bernstein
Oppidan Investment Company
1100 Lincoln Avenue, Suite 382
San Jose, CA. 95125
760-419-8032
roger@oppidan.com

PROJECT ADDRESS
126 Eucalyptus Ave
Santa Cruz, CA
95060

ZONING DESIGNATION
R1-5 Single Family Residential 
CZ - Coastal Zone Overlay
WCD-O - West Cliff Drive Overlay

PARCEL NUMBER
004-571-02

LOT AREA : 2.84 acres

GROSS FLOOR AREA: 90,980 sf

MINIMUM SET BACKS
Front Yard Setback (Eucalyptus Ave)		  20’ min	
			                      plus 40% at 25’ min
Interior (north) side yard setback: 1st floor: 		  10’ min
Interior (north) side yard setback: 2nd floor 		  15’ min
Exterior (south) side yard setback: 1st floor: 		  20’ min
Exterior (south) side yard setback: 2nd floor: 		  25’ min
Rear Setback 				    20’ min

CODE REQUIRED PARKING
IL **	 1 per 3 DU			  4
IU**	 1 per 3 DU			  1
AL**	 1 per 3 DU			  19
MC***	 1 per 5 people 		  23
+1 for the manager & each employee 
during the largest shift

TOTAL				    47

CODE 24.12.240 USE
**	 Senior Housing Development
***	 Community Care Residential Facility

PARKING PROVIDED
Standard				    27
Compact (50% max. allowed)		  22
Accessible				    2
TOTAL				    51

Code: 24.10.4230.4.b.(2) Lots with more than 100 feet width
1st Floor Combined Setback: 30% of 514’ (total site width)=154’min.
Interior (north) setback 10’+ Exterior (south) setback 176’-7”=187’-7”
2nd Floor Combined Setback: 35% of 514’ (total site width)=180’ min.
Interior (north) setback 15’+ Exterior (south) setback 183’-8”=198’-8”

1” = 70’-0” @ 11”x17”

*All numbers and dimensions are preliminary 
and subject to confirmation from site survey and 
consultant information.

SITE PLAN
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PROOF OF PARKING AREA

APPROX. 10,150 sf

*All numbers and dimensions are preliminary 
and subject to confirmation from site survey 
and consultant information.

PROPERTY LINE

SITE PLAN-PROOF OF 
PARKING AREA
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PROPERTY LINE

SETBACK LINE

PROPERTY 
LINE

200’ SETBACK FOR 
FIRE APPARATUS 
ACCESS

Trees Preserved (11 of 30)

*All numbers and dimensions are preliminary 
and subject to confirmation from site survey 
and consultant information.

1” = 70’-0” @ 11”x17”

Heritage Trees Preserved (7 of 13)

Existing Trees (30)

Existing Heritage Trees (13)

EXISTING TREE PLAN
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Oblates of St.Joseph - Dwelling

Oblates of St.Joseph - Accessory 
Building

Gateway School - Accessory 
Building

Gateway School

Gateway School - Playground 
Equipment

Oblates of St.Joseph - Garden

Oblates of St.Joseph - Chapel

Shrine Coffee

EXISTING SITE SURVEY
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PROPERTY LINE

Oblates of St.Joseph - Dwelling

Oblates of St.Joseph - Accessory 
Building

Oblates of St.Joseph - Garden

Oblates of St.Joseph - Chapel

Property Line

CASQA POTENTIAL SOURCES OF AIR AND WATER POLLUTANTS 

•	 Kitchen exhaust
•	 Diesel emergency generators 
•	 Accidental spills or leaks
•	 Interior floor drains
•	 Parking/Storage area maintenance
•	 Indoor and structural pest control
•	 Landscape/outdoor pesticide use
•	 Pools, spas, ponds, decorative fountains and other water features
•	 Restaurants, grocery stores and other food service operations
•	 Refuse areas
•	 Outdoor storage of equipment or materials
•	 Loading docks
•	 Fire sprinkler test water
•	 Drain or wash water from boiler drain lines, condsate drain lines, 

rooftop equipment, drainage sumps and other sources
•	 Building and ground maintenance

SITE PLAN WITH 
EXISTING SITE SURVEY
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ASSISTED LIVING UNITS (AL)
STUDIO 21
1 BEDROOM 30
2 BEDROOM 6
SUB TOTAL 57*
* AL UNITS INCLUDE KITCHENETTE

MEMORY CARE UNITS (MC)
STUDIO 16
SHARED 2 BEDROOM 2
SUB TOTAL 18

INCLUSIONARY UNITS (IU)
STUDIO 2
1 BEDROOM 2
SUB TOTAL 4

TOTAL PROJECT UNITS 92

UNITS
INDEPENDENT LIVING UNITS (IL)
STUDIO 3
1 BEDROOM 8
2 BEDROOM 2
SUB TOTAL 13

*All numbers are preliminary and subject to change

UNIT SUMMARY
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Assisted Living Memory Care Inclusionary Unit Support/Back of HouseCommon

*All numbers are preliminary and subject to 
change

LEVEL 1

INCLUSIONARY UNITS

STUDIO 2

1 BEDROOM 2

TOTAL UNITS 4

MEMORY CARE UNITS

STUDIO 16

SHARED 2 BEDROOM 2

TOTAL UNITS 18

ASSISTED LIVING UNITS

STUDIO 7

1 BEDROOM 8

TOTAL UNITS 15

TOTAL LEVEL 1 UNITS 37

Gross Floor Area: 43,870sf

MEMORY CARE GARDEN

POOL OR ACTIVITY AREAACTIVITY COURT

PROPERTY LINE

BUTTERFLY 
HEALING GARDEN

SETBACK LINE

THE COURTYARD

ENTRY GARDENS

DROP OFF

COMMUNITY GARDEN

LEVEL 1 PLAN 
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PROPERTY LINE

SETBACK LINE

OPEN TO BELOW

PORTE-COCHERE 
CANOPY

VINE COVERED ENTRY 
ARBOR

Gross Floor Area: 35,390sf

*All numbers are preliminary and subject to 
change

LEVEL 2

ASSISTED LIVING UNITS

STUDIO 14

1 BEDROOM 22

2 BEDROOM 6

TOTAL LEVEL 2 UNITS 42

Assisted Living Support/Back of House

1” = 60’-0” @ 11”x17”

LEVEL 2 PLAN 
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PROPERTY LINE

SETBACK LINE

Independent Living Support/Back of House

LEVEL 3

INDEPENDENT LIVING UNITS

STUDIO 3

1 BEDROOM 8

2 BEDROOM 2

TOTAL LEVEL 3 UNITS 13

*All numbers are preliminary and subject to 
change

Gross Floor Area: 11,720sf

1” = 60’-0” @ 11”x17”

LEVEL 3 PLAN 
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KEY PLAN

OBLATES OF ST. JOSEPH’ 
SHRINE & CHAPEL
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KEY PLAN

ELEVATION 1 - SOUTH ELEVATION

ELEVATION 2 - NORTH ELEVATION

NORTH AND SOUTH ELEVATION
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KEY PLAN

ELEVATION 3 - EAST ELEVATION

ELEVATION 4 - WEST ELEVATION

BUILDING WALL IS 130’
FROM EUCALYPTUS AVE

BUILDING WALL IS 165’
FROM EUCALYPTUS AVE

EAST AND WEST ELEVATION
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COPPER CROWN

WOOD/ALUMINUM FRAME 
AND MULLION

HIGH-PERFORAMCE GLAZING

STUCCO

TIMBER TRELLIS AND COLUMNS

METAL RAILING

METAL FLASHING TRIM

OUTDOOR PENDANT FIXTURE

WALL SCONCE

TYPICAL ELEVATION MATERIALS
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