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POLICY INTERPRETATION OF THE SEACLIFF VILLAGE PLAN 

INTRODUCTION: 

The purpose of this review is to assist Planning Department staff in evaluating a proposed project 
in relation to the goals of the Seacliff Village Plan (SVP). Some elements of the proposed 
project accomplish SVP goals and community objectives, such as the provision of visitor 
accommodations and a commercial presence at this location. Other elements of the project 
appear to conflict with the policies of the SVP, such as the three story height, the extent of the 
proposed commercial uses, and the architectural style of the structure. 

Pursuant to County Code 13.01.050, your Commission has the authority to determine whether a 
particular project is consistent with the General Plan and village plans. Additionally, your 
Commission has the ability to recommend amendment of the General Plan or village plan in 
order to allow a particular project to be found to conform. The purpose of this item is to request 
that your Commission evaluate the proposed development and provide direction regarding 
consistency with the goals of the SVP. 

PROJECT DESCRIPTION: 

The current application for the Seacliff Beach Hotel (07-0002) includes a proposal to construct a 
3 story, 12 room hotel, restaurant, and gymnasiudspa (Exhibit C). The hotel rooms will be 
located on the second floor, with a small lobby and office on the first floor. Four of the twelve 
hotel rooms are proposed with kitchens and eight of the hotel rooms are proposed without 
kitchens. The restaurant is located on the third floor and will be approximately 1,650 square feet 
in area: including an approximately 1,100 square feet dining area with seating proposed for up to 
45 people. An uncovered deck will surround the dining area on the south, east, and west sides. 
The gymnasiudspa area occupies the majority of the ground floor, with 528 square feet for the 
exercise room and an additional 2,475 square feet for bathroom facilities and a full size indoor 
pool. The parking area will be accessed &om Broadway via a proposed private driveway to the 
west of the subject property. 25 parking spaces are proposed, including 2 accessible parking 
spaces. 
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PROPERTY DESCRIPTION AND PROJECT SETTING: 

The subject property is located on the north side of North Avenue in the Seacliff Village. The 
parcel is approximately 14,000 square feet size and is currently vacant. Single family residential 
development is located to the east and the railroad right of way is located to the north. Mobile 
home parks are located to the west and south, with multi-family residential development located 
to the south east. The roadways leading to the property (Broadway and North Avenue) are not 
currently maintained. The eastern side of Broadway serves as an informal parking area for the 
surrounding parcels. 

SEACLIFF VILLAGE PLAN: 

The Seacliff Village Plan (SVP) was developed and adopted by the County to address the 
commercial development in this small village area in Aptos. The intent of the SVP was to 
promote the development of the village area as a combination touristllocal business area. In the 
SVP, the village area was divided into sub-areas and specific guidelines for the development of 
these areas were adopted. The project site is designated as Site 4-b in the SVP. The use and 
design guidelines for the property are described in SVP policy 3.2.3.d.2: 

“Due to the adjacent residential use to the east, more intense commercial uses are not 
appropriate. The use of this parcel shall be Type A visitor accommodations, such as an 
inn or bed and breakfast inn. The structure shall be a maximum of two stories and shall 
be designed to resemble a residential building.” 

The property is zoned Visitor Accommodation (VA). More specifically, the SVP states that the 
use of the site shall be for “Type A”, hotelibed and breakfast type accommodations. More 
intensive commercial uses were specifically excluded to protect the adjacent residential 
development. The intention was that the use and structure(s) on the parcel would provide a 
transition between the residential properties to the east (along North Avenue) and the commercial 
uses to the west and south. Further, the SVP specifies that any structure shall be limited to a 
maximum of two stories in height and shall be residential in nature. 

AREA OF POTENTIAL CONFLICT WITH THE SEACLIFF VILLAGE PLAN: 

Although the proposed Seacliff Beach Hotel is a visitor accommodation, in conformance with the 
allowed uses in the zone district and the SVP, staff believes that other elements of the project 
conflict with the more specific directions regarding use and design that are found in the SVP for 
Site 4-b. A more detailed discussion of the potential conflicts follows below: 

Intensity of the Commercial Use 

The SVP limits the extent of the commercial uses on the property. The SVP specifies a use such 
as a bed and breakfast facility, that has a residential appearance. The proposed use, a hotel with a 
restaurant and a gym that are sized such that they may have a significant component of general 
public use (as opposed to use mainly by the hotel residents) may not be consistent with the SVP. 
Because of the general public use of these facilities, the restaurant and gym increase the intensity 
of use on the site beyond that which is typically associated with a bed and breakfast. 
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Restaurant and gymnasidspa uses can be allowed as ancillary and incidental uses in the VA 
zone district when accompanied by an allowed use, such as the proposed hotel. However, it is 
evident from the seating and parking provided for the restaurant and the amount of square 
footage occupied by the gym that a significant component of use by people other than hotel 
guests can be accommodated, and should be expected. Comparison with other area hotels, both 
large and small, indicates that the size and scale of ancillary facilities is typically dependent on 
the size of the hotel (Exhibit D). The two larger hotels, Seascape Resort and Seacliff Inn, have 
restaurant facilities with total seating that is subordinate to their overall room count. The two 
smaller hotels, Pelican Point Inn and a 10 room hotel under construction on East Cliff Drive 
(which are more in scale with the proposed hotel) do not have any restaurant facilities. Smaller 
hotels typically provide coffee either in the room or in a small breakfast area in or near the lobby. 
The same relationship holds for gymnasium facilities; the larger hotels have outdoor pools and 
other exercise facilities, but the space dedicated to these ancillary uses is quite small compared to 
the overall size of the hotel complex. The two smaller hotels do not have pools or exercise 
rooms for their guests. 

One critical design issue that is directly related to the type and intensity of the uses is parking. 
The plan provides 25 parking spaces. The hotel use requires 13 parking spaces. The restaurant 
and gym, if not connected to a hotel, would require up to 24 additional parking spaces (this total 
reflects a 10% reduction for shared parking). If the restaurant and gym will serve the general 
public, there is not sufficient parking in the proposal to serve those uses. In addition, as identified 
in the Seacliff Village Plan, there is currently a deficit of available parking in this area, which 
would be aggravated by any project that does not provide adequate on-site parking for the uses 
there. 

If, on the other hand, there will be a small component of general public use and the restaurant and 
gym are scaled back to reflect service to a number of people more in line with the number of 
hotel guests, fewer parking spaces would be needed. If less of the property is devoted to parking 
there will be room for positive modifications to the site plan such as increased landscaping, 
improved circulation, decreased impermeable surface, and improved overall aesthetics. These 
site plan issues are discussed below 

Two Storv Height Limitation 

The S W  limits the height of the structure to a maximum of two stones in order to minimize 
impacts on the adjacent residences to the east. The current proposal is not consistent with the 
SVP in that the building will be 3 stones in height. The applicant is requesting an amendment to 
the SVP to allow a three-story building. A third story is necessary for this particular design 
because the gymispa and pool occupy the majority of the first floor, and the restaurant occupies 
the third floor (See Exhibit C, Floor Plans). With a reduced size of restaurant, gym, and pool 
facilities, a 12-room hotel could be accommodated on the project site within a two-story 
building. 

Requirement for Residential Type Design 

The SVP requires that the structure be designed to resemble a residential building. According to 
the applicant, the current design has been derived from the style of the commercial building on 
Center Avenue, Site 3-f (See Exhibit C, Elevations). Although the SVF’ recommends that other 
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commercial buildings use the building on Site 3-f as an example for their own facades, the design 
of the building on the project site is required to be residential in nature. Staff does not believe 
that the current proposal is consistent with the SVP, in that the proposed architecture is not 
typical of residential buildings. The building is of a Moorishiart deco style with stucco wall 
surfaces and arched openings, and lacks the pitched roof planes and varied siding materials that 
would typically be characteristic of new residential buildings. Although a building of any design 
can serve as residential structure, it is assumed that the SVP is referring to a design which 
includes characteristics typically associated with new single and multi-family residential 
buildings. 

ADDITIONAL ISSUES 

A number of additional issues still remain regarding the proposed development. If your 
Commission determines that the proposed development is compatible with the goals of the 
Seacliff Village Plan and the application is remanded for further processing, the following issues 
must still be resolved: 

Parking - The Seacliff Village Plan area is currently impacted by a lack of parking. One goal 
of the SVP is to not exacerbate these problems. Parking sufficient to meet the entire needs of 
the development must be accommodated on site. 

Site Design & Landscaping - As discussed above, the amount of parking required to support 
facilities that are used by the general public will cause the majority of the site to be used for 
the building, parking, and circulation improvements. This is in conflict with regulations that 
require specific landscape buffers between commercial uses and residential uses, and along 
public streets. 

Building Design - The building design is fairly massive for the site and is an abrupt shift in 
architectural style and wall/roof planes from adjacent residential development. 

Road Improvements - The improvement of Broadway and North Avenue will need to be 
properly configured to meet County standards. 

CEOA Review - Environmental review will need to be completed, pursuant to the California 
Environmental Quality Act, if this application is to be approved. 

SUMMARY: 

The Seacliff Beach Hotel, as proposed, includes elements that are beneficial to the Seacliff 
Village area and a visitor accommodations use in this location is consistent with the Seacliff 
Village Plan (SVP). The proposal also includes three specific elements which may be in conflict 
with the SVP. The structure, as proposed, is three stories tall. A three story building is not 
consistent with the SVP, which specifies a maximum of two stones for Site 4-b, and an 
amendment to the SVP is required for a three story building. The two elements of the proposal 
that require further evaluation in regards to consistency with the SVP are the additional 
commercial uses (the restaurant and gymnasium, which are of a size and scale that may bring the 
intensity of the commercial activity on the property above the modest level that was envisioned 
in the SVP) and the design of the structure (which does not appear to be residential in character). 
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Staff is seeking direction from your Commission on whether or not these two elements, the 
additional commercial uses and the non-residential design of the structure, are consistent with the 
SVP. If these items are determined to be consistent with the requirements for Site 4-b of the 
SVP, then no further amendment (aside ftom the three story element) will be required. If these 
items are determined not to be consistent with the requirements for Site 4-b of the SVP, then 
additional amendments to address these elements will be required. 

RECOMMENDATION : 

Staff requests that the Commission consider taking one of the following actions: 

1) Determine that, other than exceeding the two story height limit, the remainder of the 
project is CONSISTENT with the Seacliff Village Plan (SVP) and no additional 
amendment to the SVP is required and remand to staff for further processing, or 

Determine that, in addition to exceeding the two story height limit, other portions of the 
project are NOT CONSISTENT with the Seacliff Village Plan (SVP), and that the SVP 
amendment shall include modifications to the extent of allowed commercial uses and/or 
to the architectural style for Site 4-b. In this case, we request that your Commission 
remand the application to staff for further processing with specific directions on which 
portions of the proposed development require additional amendment(s) to the SVP. 

2) 

4’ 
Prepared By: 

Randall Adams 
Santa Cruz County Planning 
701 Ocean Street, 4th Floor 
Santa Cruz CA 95060 
Phone Number: (831) 454-3218 
E-mail: randall.adams@,co.santa-cruz.ca.us 

A 

Reviewed By: hl/!JJikA&u 1 

b e m i n g , ~ ~ ~ ~  3 
Assistant Director 
Santa Cruz County Planning 
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B. 
C. 
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Location, Zoning & General Plan Maps 
Seacliff Village Plan (Site 4-b) 
Project Plans (Site Plan. Floor Plans, Elevations) 
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use permit. Management and maintenance of the property shall avoid conditions that may 
constitute threats to the health, safety, and welfare of park residents and/or the public or which 
may constitute a public nuisance. 

The Board of Supervisors shall continue the current enforcement policies relative to the 
occupancy limits contained in the use permits for the site (Le., not displace the residents), ensure 
that the owner does not displace any residents involuntarily, require preparation and adoption of 
a Replacement Housing Plan and a Relocation Plan for residents prior to any County action that 
would result in the displacement of the residents and require that the Replacement Housing Plan 
identify new sites and projects within the Seacliff area and/or neighboring communities in the 
Second Supervisorial District for the development of 31 units that are affordable to very low 
income households. 

As an alternative to transient trailer/IiV park use and after resolution of the “permanent 
occupancy” issue, the parcel may be used for other types of moderate, small-scale transient 
visitor accommodations, such as small cabins. Parking, as required by County Code Section 
13.10.550 et seq., must be provided on-site. Access shall be provided via Broadway. 
Contribution to roadside and roadway improvements of Broadway shall be a condition of 
approval for alternative visitor accommodation uses. 

The parcel has been rezoned to the VA (Visitor Accommodations) zone district; the General 
PlanILCP designation has been changed to Visitor Accommodations. 

Parking Requirements: 
Parking for alternative visitor accommodations, as required by Section 13.10.550 et seq. shall be 
provided on-site. 

3.2.3.d.2 Site 4-b 

! 
I 

(APN 42-022-12, no nameisitus) 

This 7,200 square foot vacant parcel is located at the northeast comer of Broadway and North 
Avenue; Broadway Avenue, in this area, is undeveloped and overgrown. The parcel is bounded 
to the north by an undeveloped alley and the railroad nsht-of-way and to the east by the 
residential development along North Avenue. 

Due to the adjacent residential use to the east, more intense commercial uses are not appropriate. I 
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Figure 15: Vacant Parcel at Broadway and North 

The undeveloped alley to the north and a portion of the Broadway right-of-way to the west of the 
parcel should be combined with this parcel to provide additional area for parking. However, 
sufficient land shall be left for vehicular access for site 4-a and pedestrian access connecting the 
railroad right-of-way to Broadway to allow for a potential public trail along the railroad tracks 
and/or public access to a potential rail transit statiodplatform. Future proposed development 
shall not preclude the provision of vehicular and pedestrian access as described. 

As a condition of approval for development of this parcel, the owner shall contribute to roadway 
and roadside improvements of Broadway and improve North Avenue along its frontage. 

This parcel has been rezoned to the VA (Visitor Accommodations) zone district and the General 
PladLCP designation changed to Visitor Accommodations. 

Parking Requirements: 
Parking, as required by County Code Section 13.10.550 et seq., shall be provided on site. 

3.2.3.d.3 Site 4-c 
(APN 42-02 1 - 13: no name/situs) 

An alley on this site provides access for parking on site 4-h (256 Center Avenue) 
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Comparison of Local Area Hotels (with amenities relative to size of facility) 

Larae Hotels 

Seascape Resort 

Rooms: 285 rooms (with kitchen, kitchenette, or wet bar) 
RestauranUDining: Sanderlings - full service restaurant with seating for up to 140 people 
Exercise area/Gymnasium/Pool: Two outdoor pools, exercise facilities, in-suite spa treatments 
Parking: 500+ spaces 
Approximate total site area: 40 acres (20 acres improved and 20 acres natural) 
(20 additional acres were improved and dedicated to Santa Cruz County Parks) 

Seacliff Inn 

Rooms: 149 rooms (1 0 rooms with kitchens) 
RestauranUDining: Severino’s - full service restaurant with seating for up to 96 people 
Exercise area/Gymnasium/Pool/Spa: Exercise room (434 square feet), outdoor pool 
Parking: 244 spaces 
Approximate total site area: 5.5 acres. 

Small Hotels 

Seacliff Beach Hotel (07-0002 - Current Proposal) 

Rooms: 12 rooms (3 rooms with kitchens) 
RestauranUDining: Full service restaurant with seating for up to 45 people 
Exercise area/Gymnasium/PooI/Spa: Exercise room (664.5 sq. ft.), indoor pool (1,325 sq. ft.) 
Parking: 25 spaces 
Approximate site area: 14,000 square feet 

East Cliff Inn (00-0030 - Approved 8/27/02) 

Rooms: 10 rooms (no kitchens) 
RestauranUDining: One coffee table in the lobby (approx. 2’ x 5’) 
Exercise area/Gymnasium/Pool/Spa: None 
Parking: 12 spaces 
Approximate total site area: 11,320 square feet 

Pelican Point Inn 

Rooms: 10 rooms with kitchens (one used by manager and 9 rentals) 
RestauranVDining: In-room Coffee 8, Tea 
Exercise area/Gymnasium/Pool/Spa: None 
Parking: 11 spaces 
Approximate total site area: 11,142 square feet 
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SANTA CRUZ COUNTY 
PLANNING DEPARTMENT 

Doron Fishbin 
Application # 07-0002 
APN # 042-022-12 

REQUEST TO AMEND THE GENERAL PLANS FOR SEACLIFF VILLAGE 

The general plans for the Seacliff Village limit this property to be a two story building. 
In our proposed development we designed a two story building with a roof top restaurant 
that technically creates a third story. The roof top restaurant is 2,100 sq ft out of 5,376 sq 
ft total roof coverage. The restaruant was designed as a penthouse which sets back from 
the face of the building and is located on the far west side of the building. This design 
reduces the impact of a three story building. The total height of the building is 31 feet 
which is only 3 feet above the 28 foot allowance for a two story building. 
Even if the restaurant will not be as a roof top, thts building must have roof top structures 
that include an elevator room pitch and mechanical room and other roof top equiptment 
that creates the additional roof top structure. 
This restaurnt/diner is a vital to the success of this project. It will create an attractive and 
desirable place for the pes t s  of the hotel to sit and enjoy the panoramic ocean, bay, city 
and mountain views. 
We strongly believe that the success of this hotel depends on this roof top restaurant. 
Currently, the neighboring properties across the street and on the side are trailer parks 
with unattractive curb appeal that negatively affect the area. This roof top restatumt will 
create an enjoyable retreat that is not impacted by these surrounding properties. 
The property backs up to the railroad tracks, followed by open space and Hwy 1. 
Therefore this proposed building will not block the view of any neighgoring property. 
The site was designed with this attractive MediterranedSpanish style building that fronts 
the comer of North and Broadway with the parking area in the back along the railroad 
tracks. This design reduces the impact of the large parking lot of a commercial building 
and compliments the residential neighborhood along North Avenue. 
Attached is a support letter from the Seacliff Improvement Association. 
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Febiuary 28,2007 

M r  Tom Buns 
Santa Cruz County Planning Department 
701 Ocean Street, Room 400 
Santa CI-UZ, CA 95060 

Re: 

Dear Mr. Burns: 

Doron Fishbin's Proposed Building Design for 270 North Ave., Seacliff, Aptos, CA 

On Febiuary 15, 2007, the k s t  Seacliff Improvement Association General Meeting 
ofthe year, Doron Fishbin gave a presentation of his proposed building plans to the 
asembled group of over 30 individuals. After the presentation and a period of questions 
and answers, Doron Fishbin asked for a vote of approval for the plans. -4 vote was taken 
and the unanimous opinion of the group was an enthusiastic thumbs up on the plan. 

The vote reflects an approval of the following: 

1. The use of the building as boutique hotel on the 2"d floor, an ocean-view 
rooftop restaurant on the 3rd floor, and a spdgym on the 1 st floor which may 
include an indoor pool. 

This boutique hotelirestaurantkpa complements the other uses in downtown 
Seacliff and will provide a potential meeting place at the restaui-ant and spa for 
the residents of Seacliff. 

That the plan presented provides more parking than is required by the County. 

The design appeaxance is attractive, and blends with the look of Seacliff 
Village and the design recommendations included in the SeacliffVillage Plan 

The shape of the building is graceful with a set-back on the 3rd floor that 
mitigates the bulk of a three story building. 

2. 

3 .  

4. 

5 .  

This vote is merely one of taste and reflects the desire of the Seacliff residents to 
upgrade the appearance and use of downtown Seacliff We feel Doron Fishbin's plan is a 
step in this direction and encourage the Santa CI-uz County Planning Department to 
approve the design and use of the proposed building. See attached plan copy as presented. 

Please keep the Seacliff Community infoimed about the design review for this 
property. The Seacliff Community would like to see that quality mateiials are used 
throughout the building and the high standards set by this attractive design are maintained 

Yours sincerely, 
LG'.&4 CLT// \ 3- 

Teny-Lynn Winston 
President, Seacliff Improvement Association 

cc: Dol-on Fishbin 
- 2 2 -  



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

701 OCEAN STREET - 4TH FLOOR, SANTA CRUZ, CA 95060 
(831)454-2580 FAX (831) 454-2131 TDD. (831) 454-2123 

TOM BURNS, PLANNING DIRECTOR 

August 3,2007 
Doron & Melanie Fishbin 
POBox 1102 
Aptos, Ca 95001 

Subject: Application #: 07-0002; Assessor's Parcel #: 042-022-12 
Owner: Doron & Melanie Fishbin, trustees 

Dear Mr. & Ms. Fishbin: 

This letter is to notify you that we have decided not to request any further information to continue 
processing your application. As of this time, the Planning Department has determined that your 
proposal is not consistent with portions of the County Code and General Plan (Seacliff Village 
Plan). The specific inconsistencies are as follows: 

1.  County Code section 13.10.332 (Commercial Uses): As discussed in your project 
consultation and throughout the review process, your proposal includes a restaurant and 
gymnasiumispa facility that exceed the scale that would be ancillary or incidental to a 12 
unit hotel. Restaurant and gymnasidspa uses are allowed within the Visitor 
Accommodations (VA) zone district only if ancillary to a principal permitted use, such as 
the proposed hotel. However, the proposed restaurant and gymnasiumispa facility are out 
of scale with a 12 unit hotel and result in an intensified commercial use of the project site. 
In order to be an ancillary or appurtenant use, a use must be clearly subordinate or 
secondary to the primary permitted use. The size and scale of the proposed restaurant and 
gymnasiumispa facilities are not clearly secondary or subordinate to the proposed 12 unit 
hotel and, as a result, are not allowed ancillary uses in the VA zone district. 

Seacliff Village Plan 3.2.3.d.2 (Specific Land Use - Site 4-b): The Seacliff Village Plan 
(SW) limits the structure(s) to be constructed on this site to a maximum height of two 
stones and states that more intense commercial uses are not appropriate, due to the 
presence of adjacent residential uses. The'use specified by the SVP is Type A visitor 
accommodations (such as a bed and breakfast or an inn) which shall be designed to 
resemble a residential building. The proposed project includes a structure three stones in 
height which includes three different commercial uses (a hotel, a restaurant, and a 
g y m a s i d s p a ) .  The proposed development is not consistent with the requirements of 
the SVP and is not compatible with the adjacent residential uses. 

2. 

3. County Code sections 13.10.552 (Parking); The proposed parking area exceeds the 
parlung required for a 12 unit hotel. The parking requirement for the proposed 12 unit 
hotel (1.1 spaces per habitable room or 1 space per bedroom) is 13.2 parking spaces. If 
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the restaurant and gymnasiumispa facility uses are intended for hotel guests only, then the 
proposed 26 space parking area far exceeds the required parking for the hotel use. T ~ I S  
results in the majority of the project site being used for structure and parking 
improvements, limits the available area for landscaping, and exceeds the maximum 
amount of parking allowed (the maximum allowed is an additional 10% beyond the 
required parking total, per County Code section 13.10.552(d)). 

Counh, Code sections 13.1 1.072 (Site Design), 13.11.073 (Building Design), 13.11.074 
(Access, Circulation &Parking) & 13.1 1.075 (Landscape Design): The proposed three 
story structure is too large for the project site and is not compatible with adjacent 
residential development. The project design uses the majority of the project site for 
building, parkkg, and circulation areas. As a result, an insufficient amount of landscape 
area has been provided around the structure and parking area. Additionally, the parking 
area does not include the required 5 feet wide landscape strips, or tree wellsflandscape 
islands. The proposed design exceeds the appropriate scale for the project site and is not 
consistent with the requirements of the Design Review ordinance. 

4. 

Next Steps 

In regards to the above listed issues, it is recommended that you withdraw your application and 
resubmit a proposal that is consistent with the County Code and General Plan/SVP. A proposal 
for a two-story 12 unit hotel (with limited recreation and dining facilities) would be appropriate 
on the project site. We will wait 30 days kom the date of this letter to provide you an 
opportunity to withdraw the current application. If the application is not withdrawn, our next 
step will be to schedule your project for a public hearing before the Planning Commission with a 
recommendation for denial based on the compliance issues listed above. 

Should you have further questions concerning this application or the content of this letter, please 
contact me at: (831) 454-321 8, or e-mail: randall.adams@co.santa-m.ca.us 

Sincerely, 

Randall Adams 
Project Planner 
Development Review 



August 17,2007 

Santa Cruz Planning Department 
Project Planner Randall Adams 
Application # 07-0102 

Dear Mr. Adams, 

Attached are three (3) revised parking lot plans with additional two (2) tree isles. The 
number of the parking spaces is reduced to twenty-five. Also the calculation for parking 
area was corrected to covered parking area and open parking area. 
Please note that all of the parking area along the rail road tracks (2160 sq. ft.) is grasscrete 
which is pervious. 
Also attached are three (3) 3D revised renderings with additional built in planters and 
balconies and different colors on the exterior of the building. 
These changes make the building look more residential 

Ordinance 13.10.552 has a provision that states: “the approving body may determine 
additional space to be necessary due to the special circumstances of the use intent.” 
The definition of Ancillary is: a) subordinate (often with to). b) that serves as an aid; 
auxiliary. 

Please note these changes in your staff report. 
/-.. 

.- > 
...- Sincerely, --- 

_,’. .. ..-- 

Doron Fishbin-,l 
.-.. 
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use permit. Management and maintenance of the property shall avoid conditions that may 
constitute threats to the health, safety, and welfare of park residents and/or the public or which 
may constitute a public nuisance. 

The Board of Supervisors shall continue the current enforcement policies relative to the 
occupancy limits contained in the use permits for the site (i.e., not displace the residents), ensure 
that the owner does not displace any residents involuntarily, require preparation and adoption of 
a Replacement Housing Plan and a Relocation Plan for residents prior to any County action that 
would result in the displacement of the residents and require that the Replacement Housing Plan 
identify new sites and projects within the Seacliff area and/or neighboring communities in the 
Second Supervisorial District for the &velopment of 31 units that are affordable to very low 
income households. 

As an alternative to transient trailerRV park use and after resolution of the “permanent 
occupancy“ issue, the parcel may be used for other types of moderate, small-scale transient 
visitor accommodations, such as small cabins. Parking, as required by County Code Section 
13.10.550 et seq., must be provided omsite. Access shall be provided via Broadway. 
Contribution to roadside and roadway improvements of Broadway shall be a condition of 
approval for alternative visitor accommodation uses. 

The parcel has been rezoned to the VA (Visitor Accommodations) zone district; the General 
Plan/LCP designation has been changed to Visitor Accommodations. 

Parking Requirements: 
Parking for alternative visitor accommodations, as required by Section 13.10.550 et seq. shall be 
provided orrsite. 

3.2.3.d2 Site 4-b 
(AF’N 42-022- 12, no name/situs) 

parcel is located at the northeast comer of Broadway and North 
this area, is undeveloped and overgrown. The parcel is bounded 

to the north by an undeveloped alley and the railroad right-of-way and to the east by the 
residential development along North Avenue. 

Due to the adjacent residential use to the east, more intense commercial uses are not appropriate. 
bed and 
resemble 

i 
a residential building. 
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aspects of CarmeLBy-The-Sea and/or oilier coastaVseaside villages. These themes have been 
identified as examples that should be considered when developing the Design guidelines for the 

M'( $e51&N 15 IKIFLU g'f- M 13 ~ 'RC Seacliff Village Plan Area. 

5.1 PURPOSE 

The purpose of the Seacliff Village Plan Design section is to provide guidance for the planning 
and development of future improvements within the Seacliff Beach Special Community, as 
identified in the County's General P l d C P .  The intent of the Design section is to: 

a. Develop design recommendations that are unique and which will promote the 
public health, safety and weyare of the Seacliy community - Design proposals 
shall he creative and work to establish a safe, pedestrimoriented village area, 
with sensitive transitions between the village area and adjacent neighborhoods; 

Implement a design theme that will preserve and enhance the Seaclrz Village 
ckaracter - Design themes associated with the Sanctuary (coastal research, 
maritime and nautical), the Art Deco Period of 
aspects of CarmeLBy-Ke- es will serve as 

b. 

THF SGW.LIFF VIUd6c 
C. to preserve and enhmrce the 

viewsheds in the area - Thoughtful site design, undergrounding of over-head 
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character and style of this building shall serve as an exampi 
designs within the village area (also refer to Architectur 
however, has existing signage that does not meet current design standards and/or 
the architectural character of the area. Specific language has been developed to 
address signage design within the village area (refer to Signage). 

c’x4MPLG My D c s l 6 W  

Figure 39: Unique Building Design 

E SS Palo Alto, Pier, and entry sign at Seacliff State Beach - These landmarks are 
located outside the Village Plan Boundary Area at Seacliff State Beach, and are 
under the jurisdiction of the State of California, Parks and Recreation Department, 
Santa Cruz District. The Pier and SS Palo Alto are identified in the Seacliff State 
Beach General Plan, and have specific language for their enhancements and 
preservation. The Park’s General Plan calls for the pier to remain. The SS Palo 
Alto has had several studies completed, which have determined that the ship has 
unfortunately deteriorated beyond a condition to be repaired. Regardless, the SS 
Palo Alto is a local landmark. The hope is that the ship will remain as long as 
possible, in spite of the constant bashing from the sea, and at this pint, will be 
allowed to gracefully disintegrate into Monferey Bay. 

5.4.4 LIGHTINGPROGRAM 

The Seacliff Community should work with their District Supervisor, the County Department of 
Planning, Public Kirks and PG&E to implement the undergrounding of overhead utilities. 
Where fiasible, the lighting system shaN be insialled underground and all remaining above 
grou~d items such cp the associated tramfonner boxes and other lighting equipment shall be 
located outside scenic view areas and appropriately screened. 
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5.4.8.4 

This area includes Center Street and Broadway Avenue from the top ~ a r  the railroad tracks 
down to Santa Cruz Avenue. These streets shall receive asphalt overlay improvements, 
pedestrian walkways, curb and gutter, landscaping and overhead streetlights. The existing street 
front parking will be retained in this area, and there will be streetscape improvements for both 
sides of Center Avenue. Additionally, a landscaped center median from State Park Drive to 
Broadway should be considered. A median with plantings of street trees and other plants could 
provide an alternative to planting of street trees in the relatively narrow sidewalks and would 
provide a location for trees that has more sunlight than along the southern side of the street, 
adjacent to the buildings. Both ends of Center Avenue, from State Park Drive to Broadway 
Avenue will feature community gateways (refer to recommendations for Community Gateways 
above). 

Streetscape 
Street Lighting - Undergrounding of overhead utilities and the addition of historic, omate street 
lights, pole with a pale green, patina fmish, and concrete base (same as the street lights for State 
Park Drive). 

Pedestrian Parhay  - The existing sidewalk will be redesigned to a wider pedestrian pathway, 
shall incorporate planters for street trees and: where possible; sitting areas. It shall have a design 
and finished surface consisting of exposed aggregate. 

Sitting Areas - A sitting area shall be developed at the intersection of State Park Drive and 
Center Street at the proposed mini-plaza at the southwest comer of this intersection. Additional 
sitting areas, where possible, will also be incorporated into the streetscape design along Center 
Avenue. 

Landscaping - The streetscape design will include plantings and street trees either into the 
pedestrian pathway design or in a street center divider. Streetscape plantings within this area 
shall be designed to he a unifying element and, unless located in a street center divider, shall be 
suitable for planting in the sidewalk planters, with plantings that do not have invasive root 
systems or mssy droppings. The streetscape plantings shall be trimmed and trained (limbed up) 
to provide head-clearance under branches, and where appropriate, understory plantings shall also 
be used such as shrubs and ground covers, to complement the street trees. A center divider could 
also be installed with appropriate landscaping. 

Design Area 4, Center Street 

py si= is id THIS D ~ S f 6 n ,  &-. 

sign for this area shall be thematic of the 
character and style of the Appenrodt building (Site 3. 

of the 1920's. The 

storic appearing area 

i ~ b  i ) ~ s m ~  15 AAr 
Landscaping 
The landscaping along Center Avenue is similar to that of State Park Drive. There are the 
ornamental planting areas added by the property owners at their expense, the plantings of cypress 
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6.3 SEACLIFF VISIONS COMMENTS FROM 
COMMUNITY WORKSHOP #3 

NOVEMBER 18,1999 

All streets in the area should be asphalt concrete. 

Drainage, sidewalks, etc. for adjoining residential areas should be included in the Plan 

Broadway should be one-way. 

Bond issue? 

Need slides of Camel. 

Skateboard park? 

Need to identify timing and scope of undergrounding project. 

The Center Street building style should be reflected throughout the Village. 

Sr ~ A V E  ~elk+iEO NITI+ TNlS RE-QKEsT. 
Use driftwood (like Lou Darrigo’s) in area. 

The welcome sign leading into the Village should be shaped like the S S  Palo Alto. 

New street lights in the residential areas (owners have to agree). 

Pier restoration? (State Park jurisdiction). 

Cement ship “lines” in Village? 

Cement ship era style for Village? 
Sandstone walls, 
Tiering of land forms, 
Driftwood, 
Colored sidewalks (sand appearance). 

Height, intensity, and direction of lights to not obliterate Ocean views. 

Avoid tall signs and trees that block views. Specify trees that do not grow tall. 

Street lights to echo 1929 style (photo sample shown). 

Wall should be installed near the railroad tracks to shield houses and for safety reasons. 

lx 
-31- 
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6.5 SEACLIFF VISIONS COMMENTS FROM 
COMMUNITY WORKSHOPS #5 AND #6 
JANUARY 13 AND 14,2000 

Benches, lights, bollards, trash receptacles, paving, material for public amenities: 
keep these simple; 
pedestrian scale; 
color, style, design; 
not too delicate or fancy. 

Consider a variety of roof lines. There are some unique styles that could be preserved or 
improved. 

Parkdplay area should have artistic, sculptural land forms. Fake fog mist? 

Minimize impacts of construction to merchants and property owners. 

Allow athree story building at the Longacre site (APN 42-022-08). Mv 5 16 OLD / t 9M  @- 

make sure that undergrounding includes side areadstreets off of the main streets); 
the undergrounding project should coordinate with all other infrastructure projects, especially the 
retaining wall along Hillcrest. 

There should be a plaza at tk comer of Center Street and Broadway 
Marine museum at State Park. 

Do not widen State Park Drive to four lanes for roadway use. 

XI11 
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Are there any other specific issues or opportunities for futnre improvements you would like 
to comment on or see addressed that were not mentioned in this survey? 

Other Comments: Preserve all ocean views; clean up Aptos Creek; eliminate street lights and 
remove sidewalks (keep rural character); promote the art work of our local artists with a Galleria 
at the trailer park location; promote tourism with more shops, restaurants, a small hotel, gardens, 
events; also tours of beach areas, Nisene Marks, Aptos Village history; restore the “Sun Tan 
Special”, train stop at Seacliff; underground parking, a couple of stories high, maybe where 
mobile park is; provide incentives for private property owners to upgrade their properties; have 
more controls for signs and enforcement of sign violations; if adding lighting, use fewer historic 
lights as opposed to many, which would lead to a cluttered look; landscaping along east side of 
State Park Dr.; I’ve lived in Aptos for 22 years and the Seacliff area is the ”pits” as is - great 
potential; land use - slow down - even PUD’s have green spaces; allow more parks; provide 
something for the residents. not just for tourists; we like one-way streets, sidewalks and street 
lights; there should definitely be a park - somewhere - we should incorporate this into the plans, 
otherwise we will never see one; a museum would be wonderful; can’t we do something with the 
(utility) yard, housing vans and other equipment on prime ocean kont property ?/!; your 
workshop meetings are well organized and productive - keep up the good work! 

XVI 
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