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Planning Commission
County of Santa Cruz
701 Ocean Street
Santa Cruz, CA 95060

Subject: Public hearing to review and provide recommendations to the Board of
Supervisors regarding the Land Use Designation Map amendment and Zoning
Map amendments associated with the 2026 Annual Code Update. The project
includes a land use designation map amendment of parcel APN 029-071-13, as
well as Zoning Map amendments of parcels APN 026-091-54, 026-261-17, 029-071-
13, 030-121-34, 042-151-23, 052-271-04, 070-301-01, and 074-152-30. Consider a
recommendation to adopt an Addendum to the Environmental Impact Report for
the Sustainability Update and determine that the proposal is not subject to further
environmental review pursuant to the requirements of the California
Environmental Quality Act.

RECOMMENDED ACTIONS:

1) Hold a public hearing to review and consider proposed amendments to the General
Plan Land Use Designation Map and Zoning Map related to the 2026 Annual Code
Update.

2) Adopt the attached Resolution (Exhibit A), recommending that the Board of
Supervisors:

a. Adopt an Addendum to the Environmental Impact Report (EIR) prepared for
the Sustainability Policy and Regulatory Update (Sustainability Update) to
address any environmental impacts under the California Environmental
Quality Act (CEQA); and

b. Adopt a resolution amending the General Plan Land Use Designation Map;
and

c. Adopt an ordinance amending the Zoning Map to amend the zoning on
parcels APN 026-091-54, 026-261-17, 029-071-13, 030-121-34, 042-151-23,
052-271-04, 070-301-01, and 074-152-30; and

d. Direct staff to submit the zoning map amendments within the Coastal Zone to
the California Coastal Commission for certification.

EXECUTIVE SUMMARY
This item represents a continuation of the 2026 Annual Code Update (Project 5), limited
to General Plan Land Use Map and Zoning Map amendments. Consistent with the



objectives of Project 5, these amendments are intended to improve internal consistency,
clarify land use designations, and support a more streamlined and functional regulatory
framework.

The proposed changes do not introduce new policy direction or substantive regulatory
changes. Rather, they carry forward prior actions and ensure that mapping designations
remain aligned with the County’s General Plan, Local Coastal Program, and
implementation framework.

The Planning Commission is requested to consider and recommend that the Board of
Supervisors adopt the proposed General Plan Land Use Map and Zoning Map
amendments.

Analysis

The proposed map amendments are limited to targeted zoning and General Plan Land
Use adjustments intended to improve internal consistency, remove outdated
constraints, and support streamlined project reviews. These amendments primarily
address discrepancies between zoning and General Plan designations, eliminate
obsolete historic overlays where no longer applicable, and apply ministerial overlays
consistent with adopted Housing Element programs. Collectively, the proposed changes
do not introduce new policy direction but instead implement prior County actions and
ensure that mapping designations function as intended to facilitate clear, efficient, and
predictable development review. Eight parcels across the county are being proposed for
rezoning for the following reasons:

General Plan Consistency

Two parcels are proposed for rezoning to match the zoning to the General Plan Land
Use designation. In the case of conflicts with the General Plan and Zoning, the General
Plan prevails. These rezonings do not alter development on the site but rather help the
property owners and reviewers by correcting the inconsistency, so that applicable
regulations for future development are straight-forward. All map amendments can be
seen in Exhibit B.

1. APN: 070-301-01, Address: 526 Lockhart Gulch Rd, Scotts Valley. The parcel
currently has a commercial zoning of C-1, with a residential General Plan
designation of Rural Residential (R-R). The proposal is to align the zoning to the
General Plan by rezoning C-1 - R-1-6. This will bring the zoning in alignment
with the General Plan designation of R-R, along with the neighborhood.

2. APN: 074-152-30, Address: 9211 E Zayante Rd, Felton. The parcel currently has
a commercial zoning of C-1, with a residential General Plan designation of Rural
Residential (R-R). The proposal is to align the zoning to the General Plan by
rezoning C-1 - R-1-15. This will bring the zoning in alignment with the General
Plan designation of R-R, along with the neighborhood.

Historical Overlay Removal

Three parcels are proposed for the removal of the “-L” historic building zoning overlay
as they are parcels that no longer have historically significant buildings on them and



have been delisted from the County’s Historic Resources Inventory. These rezonings

are a needed clean-up to expedite development application reviews by eliminating the
requirement for an historic resources review since a historically significant building no
longer exists on the parcel.

1.

2.

3.

APN: 026-091-54, Address: 1825 7t Ave, Santa Cruz. The historic structure no
longer exists on this parcel; it was the former Discoveryland Preschool which was
demolished in 2014 due to the building being abandoned and hazardous. As a
result, the Board of Supervisors delisted this property on March 24, 2026, based
on a recommendation from the Historic Resource Commission. Zoning will be
amended as follows: PF; R-1-5-L; R-1-6 = PF; R-1-5; R-1-6

APN: 042-151-23, Address: 101 Esplanade, Aptos. The historic structure no
longer exists on this parcel; it was the former Seabreeze Tavern which was
destroyed by fire in 2020, deemed a hazardous structure, and subsequently
demolished in 2021. As a result, the Board of Supervisors delisted this property
on March 24, 2026, based on a recommendation from the Historic Resource
Commission. Zoning will be amended as follows: C-1-L - C-1

APN: 052-271-04, Address: 320 Lee Rd, Watsonville. The structure on this
property is known as the Redman — Hirahara House and has become heavily
dilapidated, thus the Board of Supervisors delisting this property on August 5,
2025, based on a recommendation from the Historic Resource Commission.
Zoning will be amended as follows: CA-L-W > CA-W

Ministerial Overlay

Three parcels are proposed for rezoning by adding the “-Min” ministerial combining
district zoning overlay to match adjacent and consolidated sites that already have the “-
Min” overlay, as dictated by the County’s Housing Element. These rezonings will create
consistency during project review for other parcels that have already had rezones
approved and facilitate much needed affordable housing development.

1.

2.

APN: 026-261-17, Address: 905 7t Ave, Santa Cruz. The subject property is a
small single-family residential parcel owned by the County as successor agency
to the former Redevelopment Agency. The County has declared this parcel,
along with three adjacent parcels, as surplus property and has entered into an
Exclusive Negotiating Agreement with Community HousingWorks for
approximately 100 affordable housing units on a portion of the site, with visitor-
serving and open space uses anticipated on the remainder. Applying the “-Min”
ministerial overlay would streamline review of the affordable housing component
by allowing qualifying housing development on this portion of the site to proceed
ministerially, rather than through a separate discretionary approval process.
Zoning will be amended as follows: C-2-D - C-2-D-Min

APN: 029-071-13, Address: 2030 17" Ave, Santa Cruz. The second parcel
proposed for the “-Min” ministerial overlay would also require rezoning from R-1-
6 to RM-1.5 and a General Plan Land Use Map amendment from R-UL to R-UH
to create consistency with the adjacent parcel (please see below for further
details on the General Plan Land Use Map amendment). The subject parcel is a
small single-family residential parcel owned by the Housing Authority, which also



owns the adjacent parcel to the east. These amendments would support future
housing development on this portion of the site by improving access, site layout,
and continuity with the adjoining affordable housing property. Zoning will be
amended as follows: R-1-6 2> RM-1.5-Min

3. APN: 030-121-34, Address: 2831 415t Ave, Santa Cruz. The final parcel
proposed for the “-Min” ministerial combining district is vacant and part of a
consolidated site that has already been rezoned and has an affordable housing
project currently proposed. Applying the “-Min” overlay would create consistency
with the previously approved rezonings on the surrounding parcels and help
facilitate a streamlined review process for the proposed affordable housing
development. Zoning will be amended as follows: C-2 - C-2-D-Min

General Plan Land Use Designation Map Amendment

In addition to the rezone of APN 029-071-13 noted above, a Land Use Designation Map
Amendment is being proposed for consistency. The parcel currently has a designation
of R-UL (Urban Low — Residential) and is being proposed to R-UH (Urban High —
Residential). The map amendment is necessary to match the adjacent parcel’s (APN
029-071-03) Land Use Designation of R-UH, and facilitate an affordable housing
development. See Exhibit B for the map amendment.

PLANNING COMMISSION STUDY SESSION

The Planning Commission held a study session on April 8, 2026, to review the proposed
project, during which Commissioners asked clarifying questions but did not recommend

any modifications. Overall, the feedback indicated general alignment with the proposed

amendments as presented.

PLANNING COMMISSION PUBLIC HEARING

The Planning Commission held a Public Hearing on April 22, 2026, to review and
provide recommendations for the rest of the 2026 Annual Code Update project. While
the rezonings before you today were not considered at that hearing, public testimony
was still taken on the map amendments, along with discussion from the commission.

GENERAL PLAN CONSISTENCY

The proposed Land Use Map and Zoning Map amendments are intended to resolve
existing inconsistencies between General Plan land use designations and zoning
districts. These amendments would align the zoning of affected parcels with the
applicable General Plan land use designations, support consistency during project
review, and ensure that future development is evaluated under the appropriate land use
and zoning standards.

LOCAL COASTAL PROGRAM CONSISTENCY

The proposed amendments map amendments have three parcels within the Coastal
Zone and will be incorporated into the County’s Local Coastal Program’s implementing
ordinances. After adoption by the Board of Supervisors, staff will submit the approved
amendments to the Coastal Commission for review and approval within the Coastal



Zone. The proposed amendments within the coastal zone do not promote conversion of
agricultural lands, conflict with coastal access, or with protected resources.

ENVIRONMENTAL REVIEW

The majority of the proposed map amendments are minor in nature and would
otherwise be exempt from the provisions of CEQA, pursuant to CEQA Guidelines
Section 15061(b)(3), the “common sense” exemption, as it can be seen with certainty
that there is no possibility that these amendments may have a significant effect on the
environment.

However, Parcel APN 029-071-13 (2030 17th Avenue) is proposed for a General Plan
Land Use Map amendment and rezoning from low density residential to high density,
including the addition of the “-Min” ministerial combining district zoning overlay, to
correspond with the land use designation and zoning on adjacent Parcel APN 029-071-
03 (2021 Chanticleer Avenue), which is designated for 100% affordable housing as part
of the Housing Element Sites Inventory. As this redesignation and rezoning would
facilitate increased development intensity, it is not exempt from CEQA.

Accordingly, for purposes of consistency and comprehensive environmental review, an
Addendum to the previously certified Sustainability Update Environmental Impact
Report has been prepared to evaluate the potential impacts of the entire project,
including both the subject parcel and the remaining proposed amendments. The
addendum can be seen as Exhibit C.

SENATE BILL 18 (SB 18) TRIBAL CONSULTATION

General Plan Amendments require notice to tribes per SB 18. On March 4, 2026,
County staff sent a letter to the Native American Heritage Commission (NAHC) to solicit
a list of tribes and cultural site information and any information the NAHC may have on
cultural sites located within the area of the general plan amendments. On March 16,
2026, staff sent letters to each of the identified tribes. There has been no request for
consultation to date.

Submitted by:

Jacob Lutz, Planner
Policy Section

Reviewed by:

Mark Connolly, Principal Planner
Planning — Policy Section

Exhibits
A. Planning Commission Resolution

B. Map Amendments
C. CEQA Addendum
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BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO.

On the motion of Commissioner
duly seconded by Commissioner
the following Resolution is adopted:

RESOLUTION OF THE PLANNING COMMISSION OF THE COUNTY
OF SANTA CRUZ RECOMMENDING THE ADOPTION OF PROPOSED
AMENDMENTS TO THE GENERAL PLAN LAND USE MAP TO
CHANGE THE LAND USE DESIGNATION OF PARCEL APN 029-071-13;
AMENDMENT OF THE ZONING MAP TO CHANGE THE ZONING OF
PARCELS APN 026-091-54, 026-261-17, 029-071-13, 030-121-34, 042-151-23,
052-271-04, 070-301-01, AND 074-152-30 TO ENSURE CONSISTENCY
WITH THE GENERAL PLAN; AND ACCEPTANCE OF A CEQA
ADDENDUM TO THE SUSTAINABILITY UPDATE ENVIRONMENTAL
IMPACT REPORT

WHEREAS, the General Plan Land Use Designation Map and Zoning Map are periodically
amended to maintain internal consistency and to implement necessary updates to zoning
classifications and regulatory designations within Santa Cruz County; and

WHEREAS, the Planning Commission held a public meeting on April 8, 2026, and a duly
noticed public hearing on May 13, 2026, to consider an ordinance implementing the proposed
amendments to the Zoning Map (the “Ordinance”); and

WHEREAS, the Planning Commission reviewed the proposed amendments to the General
Plan Land Use Designation Map, in accordance with the goals of enhancing the community's long-
term growth, sustainability, and development; and

WHEREAS, the Planning Commission reviewed the proposed rezoning of parcels APN
026-091-54, 026-261-17, 029-071-13, 030-121-34, 042-151-23, 052-271-04, 070-301-01, and
074-152-30, and finds that the current zoning is not consistent with the General Plan or does not
adequately support the desired land use or development potential for the parcel; and

WHEREAS, the proposed rezoning of parcels APN 026-091-54, 026-261-17, 029-071-13,
030-121-34, 042-151-23, 052-271-04, 070-301-01, and 074-152-30 is consistent with the goals
and objectives of the General Plan and aligns with the surrounding land uses, ensuring
compatibility with neighboring properties and promoting sustainable development in the area; and

WHEREAS, the proposed General Plan map amendment and rezoning of APN 029-071-
13, intended to facilitate affordable housing development in concert with APN 029-071-03, are
subject to the California Environmental Quality Act (CEQA); and an Addendum to the certified
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Sustainability Update Environmental Impact Report has been prepared to evaluate potential
environmental impacts of all the proposed amendments; and

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission recommends that
the Board of Supervisors confirm that the EIR Addendum prepared for the amendments is
appropriate under CEQA.

BE IT FURTHER RESOLVED that the Planning Commission recommends that the Board
of Supervisors adopt the proposed amendments to the General Plan Land Use Designation Map
and Zoning Map, as presented on this date and described in Exhibit B of the May 13, 2026 staff
report.

BE IT FURTHER RESOLVED that the Planning Commission finds that the proposed
zoning map amendments are consistent with the findings of Santa Cruz County Code Section
13.10.215 and recommends changes to the General Plan Land Use Designations and Zoning as
indicated below on the following parcels:

Parcel Number Address Existing General Proposed General
Plan/Zoning Plan/ Zoning
GP: P; R-UM GP: P; R-UM
th y ’
026-091-54 185% 27 C'AAV g';’)ggta Zoning: PF; R-1-5-L; | Zoning: PF; R-1-5;
' R-1-6 R-1-6
905 7™ Ave, Santa Cruz, GP: C-C GP: C-C
026-261-17 CA 95062 Zoning: C-2-D Zoning: C-2-D-Min
029-071-13 2030 17" Ave, Santa GP: R-UL GP: R-UH
Cruz, CA 95062 Zoning: R-1-6 Zoning: RM-1.5-Min
2831 41% Ave, Santa GP: C-C GP: C-C
030-121-34 Cruz, CA 95073 Zoning: C-2 Zoning: C-2-Min
o 101 Esplanade, Aptos, GP: C-N GP: C-N
042-151-23 CA 95003 Zoning: C-1-L Zoning: C-1
320 Lee Rd, GP: AG GP: AG
052-271-04 Watsonville, CA 95076 | Zoning: CA-L-W Zoning: CA-W
526 Lockhart Gulch Rd, ) )
070-301-01 Scotts Valley, CA Zo(r31|i3n- Rgl Zorﬁr?l'RRR-lﬁ
95066 g- g
9211 E Zayante Rd, GP: RR GP: RR
074-152-30 Felton, CA 95018 Zoning: C-1 Zoning: R-1-15

BE IT FURTHER RESOLVED that the Planning Commission finds the proposed
amendments are internally consistent with the Santa Cruz County General Plan/Local Coastal
Program.

BE IT FURTHER RESOLVED that parcels APN 026-261-17, 042-151-23, and 052-271-
04 are located within the coastal zone and that Planning Commission finds that the proposed
rezonings are consistent with the California Coastal Act, and recommends that the Board of
Supervisors direct staff to submit the zoning map amendments affecting parcels in the coastal zone
to the California Coastal Commission for certification.
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PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State of
California, this 13" day of May 2026, by the following vote:

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONERS:
ABSTAIN: COMMISSIONERS:

Chairperson

ATTEST:

Secretary

APPROVED AS TO FORM:
Nakalie Kirkiolh

DE2DCEAANEZL408.

ASSISTANT COUNTY COUNSEL

cc: County Counsel
Community Development & Infrastructure Department
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