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COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

701 OCEAN STREET, SUITE 400, SANTA CRUZ, C A  95060 
(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 

ALVIN JAMES, DIRECTOR 

April 5,2002 

AGENDA DATE April 23,2002 
Board of Supervisors 
County of Santa Cmz 
701 Ocean Street 
Santa Cruz, CA 95060 

Re: Highway 9 Zoning and General Plan Consistency Survey and Proposed 
Amendments and Rezonings 

Dear Members of the Board: 

In 1980, the County General Plan was adopted. This General Plan changed land use 
designations throughout the County. These General Plan land use designation 
amendments did not include a County-wide concurrent rezoning program to address 
inconsistencies resulting from the amendments. As a result, a number of properties do 
not have zoning designations that were consistent with the General Plan land use 
designation. 

The following material will address the zoning inconsistencies along the Highway 9 
corridor. In addition, General Plan language is proposed to allow for the development 
of institutional housing for San Lorenzo Valley Unified School District employees, as 
directed by your Board as an added work task during the review of the Advanced 
Planning Section’s Work Program for fiscal year 2001-2002. 

BACKGROUND 

In the late 1990s, the County began processing a number of rezonings to correct these 
inconsistencies. One of the areas of the County that has not had this consistency zoning 
completed is the Highway 9 corridor outside the three towns of Felton, Ben Lomond and 
Boulder Creek. The “village plan” areas for these towns have zoning which is consistent 
with the General Plan. 

The inconsistencies in General Plan land use designation and zoning remain on 144 
parcels along Highway 9. This results in non-conforming uses and difficulty in 
permitting for property owners and tenants. For example, a property owner with a 
commercial use on a parcel with a General Plan designation of residential would be 
unable to get or amend a commercial use permit without a General Plan Amendment. 
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Conversely, a property owner with a commercial general plan designation and 
residential zoning and a commercial structure on the property would have to apply for a 0 1 94 
rezoning to commercial in order to get a permit for any commercial use on the parcel. 
Additionally, parcels with inconsistencies in their zoning and General Plan designation 
would be unable to replace the existing structures should they be destroyed without 
either amending the General Plan designation or rezoning the parcel. 

See Attachment 1 for the specific parcels, General Plan designations, Zoning, and uses. 
This attachment lists each parcel, address, area, current General Plan, Current Zoning, 
the actual use, the size of the parcel, the proposed General Plan and the proposed 
Zoning. If no change is recommended, a hyphen will appear in the column. 

DISCUSSION: 

There are three potential solutions to resolve this issue. One, rezone all parcels to be 
consistent with the General Plan designation. This would result in General Plan and 
zoning consistency, but not necessarily consistency with the existing use, or surrounding 
uses. The second option would be to amend the General Plan designations to match the 
zoning. This would result in a similar predicament as option one, in that the use may or 
may not be consistent with the new General Plan designation or the existing zoning. 
The third option is to amend either the General Plan or the zoning or both to provide 
consistency with the existing and/or surrounding uses on the parcel. This would result 
in the General Plan designation, zoning and uses being consistent with what exists on 
the parcel and/or the surrounding area. This requires a more thorough study of the 
General Plan designations, zoning and uses for each of the 144 parcels. Fortunately, this 
study has been completed and the results compiled to provide consistency in zoning, 
General Plan designation and existing uses, as well as take into account the surrounding 
General Plan designation, zoning and existing uses. 

The third option is most suitable in resolving this issue and providing consistency for 
these parcels. This would result the property owners ability to apply for permits 
without going through the cumbersome process of rezoning or amending the General 
Plan designation. 

The following chart summarizes the distribution of the 144 properties with inconsistent 
General Plan designations and Zoning and the proposed recoinmendations for General 
Plan designation amendments or rezoning which would make the use consistent with 
the General Plan designation, the zoning and compatible with surrounding land uses, 
General Plan designations and zoning. 
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and Open Space and Open Space 
1 RESIDENTIAL RESIDENTIAL RESIDENTIAL Parks, Recreation 

and Open Space 

Facilities Facilities 
1 

COMMERCIAL COMMERCIAL COMMERCIAL Public/Institutional 1 

Public Facilities Public/Institutional COMMERCIAL Public/Institutional 

Facilities 
2 RESIDENTIAL RESIDENTIAL COMMERCIAL Public/Institutional 

Facilities 

Facilities Administrative Administrative 
1 Professional and COMMERCIAL Professional and Public/Institutional 

1 RESIDENTIAL 

COMMERCIAL Visitor COMMERCIAL RESIDENTIAL 1 

Parks, Recreation RESIDENTIAL COMMERCIAL RESIDENTIAL 1 

Parks, Recreation RESIDENTIAL RESIDENTIAL RESIDENTIAL 1 

Visitor Visitor Parks, Recreation 
Offices Offices 

and Open Space Accommodations Accommodation 

and Open Space 

and Open Space 
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Due to this option resulting in changes to the General Plan designation and/or zoning 
for specific parcels, it is recommended that an outreach program be implemented to 
provide information regarding the proposed changes to the appropriate property 
owners. This outreach program would involve direct mailing to each property and to 
the.owner of record with the County Tax Assessor. Property owners would have the 
opportunity to review the proposed changes and the implications of such changes as 
well as meet with Planning Staff to discuss the changes and answer any questions a 
property owner may have. 

San Lorenzo Valley Unified School District employee housing 

To allow property owned by the San Lorenzo Valley Unified School District to be used 
for employee housing, the General Plan must be amended. The current General Plan 
designation for the Redwood School property, owned by the San Lorenzo Valley Unified 
School District, is Public Facility. By amending the Public Facility General Plan 
designation to allow housing for San Lorenzo Valley Unified School District employees, 
Redwood School could provide housing for teachers, administrative and maintenance 
staff. Proposed language for the General Plan amendment is attached as Attachment 3. 
It should be noted that staff will be investigating the potential for additional housing 
opportunities on institutionally zoned properties throughout the County as a part of the 
Housing Element update. 

CONCLUSION AND RECOMMENDATION: 

The parcels identified have inconsistent General Plan designations and zoning. 
Therefore, the property owners cannot develop or modify the use of these parcels 
without a General Plan amendment, rezoning or both. If the General Plan designations 
and/or zoning is changed to create consistency, the property owners may develop or 
modify the use of these parcels, as appropriate, under the resulting General Plan 
designation and zoning. An outreach program to notify the tenants and property 
owners of the proposed changes is recommended so that each has an opportunity to 
understand the ramifications of such action. Additionally, a General Plan amendment to 
allow employee housing on property owned by the San Lorenzo Valley Unified School 
District would provide the opportunity for the District to develop much needed housing 
for its employees. 
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IT IS THEREFORE RECOMMENDED that your Board: 

1. Accept and file the report regarding the zoning and General Plan 
inconsistencies on certain parcels adjacent to Highway 9 and to address 
future housing on the Redwood School property; and 

2. Direct staff to conduct an outreach program to the property owners of the 
affected properties to inform them of the proposed amendments; and 

3. Direct staff to schedule the amendments for public hearing(s) before the 
Planning Commission and the Board of Supervisors following the outreach 
program. 

Planning Director 

RECOMMENDED: \ 
Susan A. Mauriello 
County Administrative Officer 

Attachment 1: Table of parcels affected by this report 
Attachment 2: Maps of affected parcels 
Attachment 3: Proposed General Plan language to allow employee housing on property 

owned by San Lorenzo Valley Unified School District 

C:\My DocurnentsWdvanced Planning\Highway 9 Rezoning\Board Letter.doc 

0197  

42 



01 98 

?I 
rn 
r 

z 3 

42 



01 99 

- N 
0 
N 
0 
N 

I 

N - - - - - - - -  ? " ? ? ? ? ? ? ? ? ? ? ~ " b " ~ ? ~ ? ?  - - - - - -  - I - -  

3 
b 
B 

0 

W 
P 
W 

AlTACHMENT 1 1 
, 



0200 

w 
0 

4 
* 

c m 
M 

42 ATlACHMENT 1 



020  1 

m 
m 
- 

0 
0 
w 
VI 

- z 
0 0 

0 

0 
e 

I e 
0 

W 
0 

0 

- 
0 
0 
W 
0 

0 
W 

m 
0 

z 
0 

z 
0 '0 

0 
0 

- 
e 
0 M 

W 

0 

N 
W 

-..I 
W 
I 

W 
N 
m 
0 

W 
N m 
0 

- 
P 
0 

2 < 2 < 
W 

2 < 2 2 
4 
W 

W m 
2 4 

W W 
4 W W W W 13 

3 
0 z u 

s 

i 

M 





0 2 0 3  

8 
1 

d 
0 
N 

0 
N 

o\ 
0 
", 
-4 

0 m x 
Q' 
e 

0 

I 

W 
W 
W 
VI 

2 

< e 
W 

W 
0 
5 

$2 
a 

m rn x 

$ 

0 m 
Y 

b 

e 

N 

- 
W 
W 
o\ 
0 

2 
4 
W 

8 
5 

R a 
a 
n 

? 
io m 

0 m 
e 

B 
I 

0 
P 

I 

N 
W 

4 
e 

2 

2 
W 

$ 
8 

R a 
a 
n 

m 
? 

0 
-4 
P 
e 

P z 
W 

e 
e 
VI 
-4 
0 

2 

2 
W 

g 

B 
L 

P 

0 x 

z 

0 
4 
'p 
e 
e 

e 

e 

e 

- 
e 

0 

W 
0 

z 
2 
W 

E 
m 

tr 
x 

rn $ 

z 

0 
4 
P - Z 

k - - 
e 

0 

-e 
W 

ATTACHMENT 1 I 



0 2 0 4  

N 

R 
N 
0 

.I 

0, 
.I 

42 

10 

3 

5 
W a 

3 e 
4 
W 10 

2 e 

V I V I  
I *  

. .  

m 

AlTACHMEN7 1. ..l 







0 2 0 7  

/------ 

42 
I 



071-163-1\ 

071-1 63-1 D 

071 -1 63-1 { 



i 



L 

42 AllACHMENT 2 1 





L 

42 ATTACHMENT 2 





42 A'ITACHMENT 2 I 



c 

AITACHMENT 2 I 



42 



0 2 1 7  



42 AnACHMENT 2 



0 2 1  9 

Proposed Policy 2.21.8: San Lorenzo Valley Unified School District 

Allow the San Lorenzo Valley Unified School District t o  develop and maintain 
housing fo r  i ts  employees on property owned by the district. This housing may be 
developed a t  a density not t o  exceed one (1) unit per acre. This employee housing 
shall be clustered and shall not be visually intrusive on he Highway 9 corridor, 
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