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CHAPTER 1:  THE VILLAGE OVERVIEW 
 

INTRODUCTION 
Aptos Village, located in the Aptos Planning area within the 

unincorporated portion of Santa Cruz County, lies about six miles 

east of the City of Santa Cruz and about eight  miles northwest of 

the City of Watsonville. It is located just north of Highway 1 

between the State Park Drive and Rio Del Mar Boulevard 

interchanges. The Village is 80 feet above the confluence of Aptos 

and Valencia Creeks and about one-half mile inland from the 

Monterey Bay.  

The surrounding area is mainly developed with residential uses, and 

the Village serves as the gateway to the 10,000 -acre Forest of 

Nisene Marks State Park. The main access to and from the Village is 

Soquel Drive, a major east -west arterial that parallels Highway 1. 

There are both commercial and residential uses to the east and 

west of the Village, with the major existing commercial 

development being the Rancho del Mar Shopping Center, just west 

of the Village.  

There are 65 existing parcels within the boundaries of the Aptos 

Village Plan with a variety of land uses. These parcels range in size 

from 2,400 square feet to 4 acres. Previous patterns of 

development are reinforced by the various parcel sizes, especially 

in the Village Core,  with the large parcels behind the Bay View 

Hotel and Aptos Station reflecting their previous industrial uses 

related to the lumber and fruit packing industries.  

Most of the parcels that lie south of Soquel Drive are either small 

or have potentially sever e development constraints such as steep 

slopes, riparian corridors, and floodplains.  

The small parcels that front on Valencia Street, Bernal Street, and 

Aptos Street are part of the Hihn subdivision, laid out in the late 

1800s for residences. These parcels are mostly developed and have 

a mix of commercial and residential uses.  

Figure 1 below provides an overview of land uses in the area, while 

Figure 2 provides an illustration of the current development 

pattern in the Village.  

FIGURE 1:  SUMMARY OF CURRENT USES IN 

APTOS VILLAGE AREA (2008)  

Category of 
Development  

Number of uses in 
category  

Bldg Area 
Sq. Ft.  

%  of Bldg. 
Area 

Retail   9 25,118 19.0 

Office  20 29, 707 22.4 

Dining and Hospitality    7 22,799 17.2 

Government   3 19,010 14.3 

Commercial Service   3 10,158  7.7 

Grooming/Fitness   8   6,358   4.8 

Subtotal  50 113,150  85.4  

Residential          32 units   19,398 14.6 

TOTAL 82 132,548  100.0  
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FIGURE 2:  EXISTING DEVELOPMENT MAP
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VILLAGE PLAN HISTORY 
PAST PLANNING EFFORTS 
Since 1979, land use in Aptos Village has been governed by the 

Aptos Village Community Design Framework, a Specific Plan which 

was originally adopted by the Board of Supervisors on April 1 7, 1979 

and amended on June 18, 1985. The only major new buildings 

constructed since the late 1960s include the Aptos Station (APN 

041-561-01) in 1981, the Founders Title Building (APN 041-042-39) 

in 1985, and the Appenrodt building (APN 041-042-47) at the  

southeast corner of Soquel Drive and Post Office Drive in 2006. 

There were several previous attempts to develop the vacant 

parcels adjacent to Aptos Station, the Bayview Hotel, and the Hihn 

apple packing shed (Apple Barn), but for a variety of reasons 

(including parcel configuration and lack of coordinated planning 

among all parties regarding development) none of those ever came 

to fruition.  

The Aptos Village Community Design Framework covered an area of 

about 80 acres, including the area covered by this Village Plan. 

Even though the Framework covered an area larger than the 

Village, its primary focus was on future development of the Village 

core area. Due to the lack of progress over the years following 

approval of the Framework, members of the community felt that a 

more detailed plan would encourage the Framework vision to be 

realized. In addition to updating the Framework and re -evaluating 

the mix of land uses, it was critical to review parcel configuration 

and infrastructure planning. Therefore, this Pl an, which builds 

upon the Framework, is structured to provide more clarity to guide 

possible new development. It is intended that, upon adoption of 

this Plan by the Board of Supervisors, it will replace the Aptos 

Village Community Design Framework Specific Plan, focusing on the 

Village Core area.  

SETTING THE STAGE FOR A NEW PLAN 
In 2001, the Aptos business community and the County began 

discussing the possibilities of coordinated development of the 

vacant parcels in the context of the overall development o f Aptos 

Village. In mid -2002, the County conducted two public meetings to 

elicit comments from area residents, business owners, and other 

interested parties about what future development, if any, should 

occur in the Village.  

On a parallel track to that pr ocess, the County has, through its 

Capital Improvement Program (CIP), established a plan for 

upgrading infrastructure in the Village area. Those efforts will 

serve to complement the activities called for in this Plan.  

HISTORIC ISSUES 
A BRIEF HISTORY OF APTOS VILLAGE ð 
LINKING SANTA CRUZ COUNTY 
TOGETHER 
On a foggy Sunday morning in May of 1929, two men representing 

opposite ends of Santa Cruz County met in the middle of the 

concrete bridge over Aptos Creek and shook hands at the 

dedication of the bridge.  P rohibition required that a bottle of non -
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alcoholic sparkling apple cider be used in the ceremonial 

christening.  The ceremony emphasized the historic role that Aptos 

had played as the main transportation connection within Santa Cruz 

County.  Aptos was and is a place where the major transportation 

elements come together, where highways and railroad snake 

around and across a daunting natural landscape.  

THE DOMINANT GEOGRAPHYñDOS MALOS PASOS  

The Aptos Village site is triangle bounded on the north by foothill s, 

on the east by a ravine cut by Valencia Creek and on the west by a 

steeper canyon carved by Aptos Creek.  The two streams meet at 

the tip of the triangle, join, and flow to Monterey Bay.  This 

junction of the two creeks was such a dominant feature that many 

early residents believed the name òAptosó to be an Indian word 

meaning òthe joining of two waters.ó There is little evidence in 

early literature to support that definition, however, and as Donald 

T. Clark notes in his classic Santa Cruz County Place Names, the 

source of the name Aptos is òuncertain.ó 

There is nothing uncertain, however, about the transportation 

challenge posed by those two canyons, and beginning with that 

first crossing of the òdos malos pasosó Aptos was a challenge for 

those wishing to travel through it.   

THE APTOS TRIBE AND VILLAGE 
The prehistoric past of the region is represented by numerous 

archaeological deposits in Santa Cruz County, and it is doubtless 

that the ancestors of the historical and present -day Ohlone 

communities have occupied the county for at least 6,000 years, and 

likely longer. The Aptos group of Ohlone lived along the shores of 

Monterey Bay from the present location of Aptos and eastward 

about half way to the mouth of the Pajaro River. The Aptos peoples 

were one of  four early groups converted at Mission Santa Cruz, but 

were actually the last of those four nearby groups to be completely 

absorbed into the mission in 1796. Although they did marry with 

their neighbors the Cotoni, Sayanta, and Uypi, they were 

completely mixed together with the Cajastaca people of the 

Corralitos area. So much mixing occurred within the nuclear family 

groups that the idea arises that the Aptos and the Cajastaca were a 

single tribal group (Milliken 1995).  

Several early references from the e arly Spanish explorers and 

Spanish Missionary records describe the presence of Indians in the 

Aptos area when a 1769 exploratory land expedition led by Don 

Gaspar de Portola saw an Indian village at the confluence of the 

Valencia and Aptos creeks. The Spaniards recorded the site as 

òAptosó. In 1791, the Santa Cruz Mission was established west of 

the San Lorenzo River. Indians from the Aptos area were brought 

into the Mission compound. Records of Father Crespi in 1769, 

Father Palou in 1774, and the Santa Cruz Mission in 1791 describe 

the Aptos region, with some mention of the Native Americans who 

called their area òAptosó. (Brown, 2001).  The first recorded 

contact came in 1774 when the Rivera Expedition encountered 

residents of the village at Aptos and offer ed gifts. The accounts 

mention seven (or eleven) grass huts and a population that added 

up to the diaristsõ estimation of a ômedium sized villageó (Brown, 

2001) 
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THE SPANISH ERAñ1769-1822 
The Spanish found traveling across the coastal terrace so òdifficultó 

and òtiresomeó that in 1774 they chose the more level and direct 

route through the Santa Clara Valley connecting Monterey and San 

Francisco. (Present-day Highway 101.)  Santa Cruz and Aptos were 

on a dead end and the easiest access was by sea.  The Indians living 

in the Aptos area provided most of the converts for the Mission 

Santa Cruz between 1791 and 1797, and once they were gathered 

at the mission, except for cattle grazing on the coastal terrace, 

there is very little activity in Aptos.  The road was l ittle traveled, 

and most access was by sea.  

THE CASTRO ERAñ1833ð1876 
In 1833 Rafael Castro, a retired soldier and native of the Villa de 

Branciforte was awarded a private land grant named Rancho Aptos.  

The original 4,486 rancho was bounded on the west by  Aptos Creek, 

but in 1840 Castro was granted an additional 2,200 acres extending 

the boundaries west to Borregas Gulch. Castro built his home on 

the western bank overlooking Aptos Creek and began raising cattle, 

shipping the hides off the beach at the mout h of Aptos Creek. 

APTOS WHARVES AND THE FIRST APTOS VILLAGE  - 

SHIPPING BY SEA 
Rafael Castro took his Rancho Aptos land title papers to the Land 

Commission in the early 1850s and in 1860 he received 

confirmation.  Even before he had clear title, Castro rec eived 

numerous offers to sell his property, but he declined, preferring 

instead to negotiate leases with the various sawyers and loggers 

who were interested in the redwood trees growing in the canyons 

to the north.  To ship the products coming off his own property and 

those land grants to the east, in 1850 Castro built a relatively short 

five hundred -foot wharf just west of the creek mouth and during 

the next twenty -five years, hides, lumber, flour and agricultural 

products were shipped out across what beca me known as Aptos 

Landing.  (Collins 1995) 

Castroõs wharf inspired a small commercial development at the 

intersection of the County road and the road to the wharf (present -

day Wharf Road and Soquel Drive) while several of Castroõs adult 

children built homes along the road to the west.  The wharf was 

improved and extended in the 1860s and lumber, firewood, and 

agricultural products were shipped off it to San Francisco.  

Meanwhile, efforts to create a dependable crossing of Aptos Creek 

continued. The first  bridge built in 1860 was washed out in the 

1862 flood and eventually replaced with a covered wagon bridge.    

Finally, in 1872 beset with marital difficulties and declining health, 

sixty-nine year old Rafael Castro sold the bulk of his property to 

sugar magnate Claus Spreckels for $71,900 in gold coin.  The Castro 

era of Aptos Village on the western banks of Aptos creek ended in 

the 1870s with the coming of Claus Spreckels (1872), the arrival of 

Frederick Augustus Hihn and incorporation of the Santa Cruz Rail 

Road (1873) and the death of Rafael Castro (1878).  
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APTOS VILLAGE MOVES EAST:   THE LUMBER ERAñ
1876-1900  
Frederick Augustus Hihn had long held a dream of a dependable 

trans-county railroad and, as the president of the Santa Cruz Rail 

Road (incorporated, 1873), he led the construction of a narrow 

gauge railroad between Santa Cruz and the Southern Pacific 

Railroad junction south of Watsonville. Claus Spreckels was a major 

stockholder in Hihnõs railroad.  All of the construction of the Santa 

Cruz Rail Road was done by Chinese railroad workers.  Their conical 

shaped hats, quilted blue coats and Cantonese work songs were a 

regular part of the Santa Cruz County landscape during the 1870s 

and 1880s.  

Seeing the potential for his own properties located up Valenc ia 

Creek, Hihn guided the route of the Santa Cruz Rail Road into the 

Aptos Village site even though it required two trestles compared to 

an easier route downstream that would need but one. Hihnõs 

bringing of the Santa Cruz Rail Road into the present -day Aptos 

Village set off a boom the results of which are still visible today.  

SALOONS AND HOTELS 
Before the Santa Cruz Railroad crossed Aptos Creek into Aptos 

Village in 1876, there was only one small hotel in Aptos Village, but 

by 1880 there were three hotels and several saloons.  One of those 

hotels, the Anchor House (present -day Bayview) was built beside 

the railroad track in 1878 by Basque immigrant, Jose Arano.  Aptos 

historians have counted up to 15 saloons in the area by the mid 

1880s, serving the needs of the lumbermen and loggers who came 

into the forests to the north.  

ENTER THE SOUTHERN PACIFIC RAILROAD:   THE 

LUMBER BOOMñ1883-1900 
Though the 1870s were busy in Aptos, the Santa Cruz Rail Road 

operated at a loss, and in 1882 was sold at a bankruptcy aucti on to 

the Southern Pacific Railroad.  The entry of the Southern Pacific 

into Aptos Village brought the fledgling railroad era to its maturity. 

Almost immediately after acquiring the narrow gauge Santa Cruz 

Rail Road, the Southern Pacific announced it would  broad gauge 

the line, and in the fall of 1883, the first standard gauge 

locomotive made the trip between Santa Cruz and the SP mainline 

south of Watsonville.  Products could be loaded onto a railroad car 

and shipped directly anywhere in the United States without having 

to be re -loaded.  

THE LOMA PRIETA LUMBER COMPANYñ1883 
The Southern Pacific Railroad Company then purchased a 7,000- 

acre tract of uncut redwood up in the Aptos Canyon and punched a 

standard gauge railroad up the canyon to get it.  Once the Ch inese 

railroad crew had the first three miles of line built, the largest 

lumber mill in Santa Cruz County in the 1880s began to send a 

torrent of lumber, railroad ties, shakes and shingles down into 

Aptos and out to markets all over California.  
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THE HIHN VALENCIA MILLñ1883-1892 

Undaunted by losing the Santa Cruz Rail Road and quite willing to 

take advantage of the Southern Pacific standard gauge railroad 

connection in the now bustling Aptos Village, in 1883 Hihn built a 

medium-sized sawmill in Aptos and began cutting, milling and 

shipping part of what he estimated to be hundred million board 

feet of lumber to his lumberyard in  Santa Cruz. The following year 

Chinese crews built a two -mile narrow gauge track into Valencia 

Canyon, and over the next eight years redwood lumber flowed out 

of the Valencia down to Aptos Village.  Echoing the paths of the 

two creeks that framed the village, redwood lumber flowed down 

into Aptos Village and was shipped out to markets all over the 

Pacific.   

During the 1880s and into th e early 1890s, Aptos Village was a 

major transportation hub, the area crisscrossed with railroad lines, 

a depot, and a turntable.  One of the legacies of this era is that the 

land comprising todayõs Aptos Village was a puzzle of parcels and 

rights of way.  The many parcels, disparate owners and old railroad 

rights of way became a formidable barrier to later development of 

the village.  

The closing of Hihnõs Valencia Mill in 1893 and the Loma Prieta mill 

in 1899 marked the decline of the Aptos Lumber Boom.  T hough 

there were smaller episodic lumber operations into the twentieth 

century, in 1893 Hihn shut down his Valencia Mill, and in 1899 the 

Loma Prieta mill was closed, marking the end of the Aptos Lumber 

Boom.  Smaller episodic lumber operations continued n orth of the 

village, but when the Loma Prieta tracks up Aptos Canyon were 

removed in 1926, the lumber era was over.   

THE WAREHOUSEñPRESENT-DAY VILLAGE FAIR 

In early 1881, in anticipation of opening up his lumber operations in 

the Valencia watershed, Hihn purchased 27 acres on the Aptos 

Village site from the Bernals.  He used part of the property as a 

lumber yard and leased some of it to a local farmer to grow hay.  

There is evidence that he had a barn on the property by the mid -

1880s. A series of recently found Hihn documents leads one to 

conclude that the main building of the present -day Village Fair 

(referred to as the Apple Barn in this document) was constructed in 

1891.   

APTOS VILLAGE:   THE APPLE ERAñ1900ð1959  
By the late 1890s, paralleling the agricu ltural trend going on in the 

Pajaro Valley, apples became the focus of activities on the Apple 

Village Site.  The same railroad that carried lumber to the far 

corners of the country now began carrying railroad cars filled with 

apples. Most of the orchards were located north and east of Aptos 

Village and Frederick Hihn was one of the leaders of this new Aptos 

industry.    

By the 1920s Aptos was the second most important apple shipping 

location in Santa Cruz County.  Over 90% of the apples shipped in 

the 1920s came from Watsonville, and though only 5% of the 

countyõs apple crop went through Aptos each year, it was enough 

to create a microcosm of the apple industry in the Aptos Village.  

Box making, apple packing, an apple dryer and vinegar works were 
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represented in what became a small apple -centered industrial 

park.   

THE LAM-MATTISON DRYERñ1905-1940   

While Hihn built the first apple dryer in the Aptos Village, it was 

not as successful as the Lam-Mattison apple dryer founded in 1905.  

Lam Pon, an immigrant fro m China, became a partner with Ralph 

Mattison and their dryer became a landmark in the village.  Each 

fall a large group of Chinese laborers came into the village to work 

in the dryer, and in later years Filipino laborers were the primary 

laborers.  The Lam family continued its partnership with the 

Mattisons up to 1940.  The last of the Aptos apple packing facilities 

closed in 1959. 

A DIVERSE MULTI-CULTURAL AND MULTI-ETHNIC 

COMMUNITY 
In 1920, the U.S. Census taker went from door to door in the Aptos 

Village, and the surviving manuscript census shows a diverse 

population living in and around it.  Along with those born in 

California and elsewhere in the United States, nearby farmers 

included immigrants from Russia, Germany, Spain, Sweden, 

Denmark, Portugal (Azores), Ireland and England.  There was a 

crew of Italian loggers up in the Aptos Canyon (with their Chinese 

cook) along with a small crew of woodchoppers from Japan.  

Croatian apple farmers lived up along Valencia Creek, and that fall 

the Chinese apple dryer crew would move in to begin working on 

some of the apples grown up there.   

TRANSPORTATION ð IMPROVING THE BRIDGES ð THE 

1920S 
Over the years, as automobiles replaced horse-drawn wagons on 

county roads, the road bridges at the edges of Aptos Village pro ved 

to be too narrow for the ever -increasing automobile speeds.  In 

1925, Santa Cruz County approved and paid for a realignment on 

the eastern side of Aptos Village, replacing what heretofore had 

been a bridge at the end of Valencia Street, rerouting the r oad to 

the south and replacing the railroad overcrossing with an 

undercrossing.  Valencia Creek was diverted into a large concrete 

culvert to allow for the road to cross without building an expensive 

bridge. That is still the configuration of the Valencia Creek crossing 

at this writing.  

Meanwhile, the approaches at the Aptos Creek road bridge were so 

abrupt and prone to accidents that by the mid 1920s the first turn 

was known as the òdeath curve.ó  In May 1929 a two-lane curved 

concrete arch replaced the o lder bridge, and at the dedication 

representatives from Santa Cruz and Watsonville shook hands at 

the center of the bridge to signify the unity of the entire county.  

That bridge continues to be the only western access to the Aptos 

Village site.  

RE-ROUTING HIGHWAY 1ñ1949 
As part of a county -wide effort to straighten and widen the old -

fashioned, narrow state Highway 1, in 1949 the State constructed   

a new throughway that completely by -passed the original Santa 

Cruz-Watsonville Road and Aptos Village.  As a result, the Village 
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slipped into what several old -timers termed òthe doldrums.ó  Even 

the venerable Bayview Hotel closed for a time. The Aptos Village 

site continued to have the look of an industrial park, but one by 

one the businesses closed and the buildings grew empty.    

 

APTOS RENAISSANCE:   1962ð1979ñTHE COMING 

OF CABRILLO COLLEGE 
In 1958, Santa Cruz County voters approved the formation of a 

junior college with the understanding that the site of a new 

campus would be located somewhere in or near Aptos.   Eventually 

the site committee selected the Porter -Sesnon property located 

about two miles west of the Aptos Village site.  The coming of 

Cabrillo Junior College campus in 1962 had an immediate effect on 

the Aptos area.   Resurrection Church opened, Rancho del Mar  

shopping center opened and Soquel Drive was widened between 

Porter Gulch and State Park Drive.  Also in 1962, the old Loma 

Prieta Lumber Company property up Aptos Canyon was dedicated 

as the Forest of Nisene Marks State Park.  Surrounding residential 

neighborhoods which had been primarily dedicated to seasonal, 

vacation homes slowly changed into permanent housing.   

But the Aptos Village site saw few direct effects from this 1960s 

Aptos renaissance.  Many of the older industrial buildings were 

razed during the 1960s and the lumber -apple industrial history 

slowly faded away.  A strip of older businesses remained on the 

south side of Soquel Drive, but building activity on the Aptos 

Village site was sporadic.  Efforts to connect with Aptosõ history 

were mostly cosmetic ð the naming of the Aptos Station 

development, for example, in 1974.  

Today, there are few visible reminders of Aptosõ rich history, save 

for two notable exceptions: the Apple Barn building representing 

the lumber and apple industries and the influence of Frederick 

Augustus Hihn, and the Bayview Hotel, a reminder of the time  

when Aptos was one of the major redwood labor hubs in Northern 

California.  Perhaps the most visible historical theme is that of 

transportation ð the various pairs of wagon bridge abutments still 

visible along both Aptos and Valencia Creeks, with Soquel Drive 

(the old Santa Cruz-Watsonville Road) and the Union Pacific tracks 

slicing through it all.     

HISTORIC RESOURCES 
Since the creation of the Countyõs first historic preservation 

ordinance in the 1970s, a signif icant number of buildings have 

been designated as historically significant and have been 

protected. These buildings add to the character of the Village 

and County policies require that they be respected by new 

development in terms of design and scale. The following list 

contains the sites currently identified in the Countyõs Historic 

Inventory as historically significant in the Village area, which 

are illustrated on Figure 3.
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1. Aptos Creek Bridge - Soquel Dr. at Spreckles Dr. 

2. General Store and Post Office - 8040, 8042 Soquel Dr. 

3. Village House - 8044 Soquel Dr. 

4. Aptos Firehouse/VFW Hall - 8037 Soquel Dr. 

5. Anchor Hotel - Bay View - 8041 Soquel Dr. 

6. Apple Barn - 417 Trout Gulch Rd. 

7.                  - 502 Trout Gulch Rd. 

8. Bonner House - 420a Trout Gulch Rd. 

9. Ray McCawley Real Estate - 408 Trout Gulch Rd. 

10. Hihn - Aptos Subdivision -  140 Summa Court 

11. Hihn ð Aptos Subdivision -  140 Summa Court 

12. Hihn ð Aptos Subdivision - 8059 Valencia Street 

13. Somerset House - 8061 Valencia Street 

14. Calvary Chapel - 8065 Valencia Street 

15. Hihn ð Aptos Subdivision - 8067 Aptos Street 

16. Hihn ð Aptos Subdivision - 8065 Aptos Street 

17. Hihn ð Aptos Subdivision - 8063 Aptos Street 

18. Twitchell House - 8061 Aptos Street 
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CHAPTER 2:  CONTEXT FOR VILLAGE PLAN 
 

GENERAL PLAN CONTEXT 
The Village Plan is intended to comply with General Plan Objective 

2.24 and specifically with Program òbó, which relates to Aptos 

Village. Objective 2.24 of the General Plan calls for the continued 

use of: 

Village, town, community and specific plans to 
provide a planning framework to guide future 

public and private improvements in tow n 
centers.... to provide a higher level of planning 
detail and public involvement; and to promote 
economic viability, coherent community design 
and enhancement of the unique characteristics 
of the village areas.... as focal points for living, 

working, shopping and visiting.  

Program òbó of Objective 2.24 recommends that the County 

ò[r]eview and update the Aptos Village Community Design 

Framework to develop a more specific plan governing land use, 

circulation, design, and improvements in the village area.ó 

OPPORTUNITIES FOR CHANGE 
UNDERUTILIZED PROPERTIES  

As mentioned previously, there are several relatively large vacant 

parcels in the Village Core. These parcels have remained vacant 

since the demolition of the apple packing related buildings some 40 

years ago. Even the Apple Barn property is underutilized, with only 

about 25 percent of its area developed with buildings and parking. 

If more fully developed, these sites could significantly add to the 

vitality and character of the Village in the future.  

MARKET STUDY ð COMMERCIAL OPPORTUNITIES 
A market study to evaluate the market and financial feasibility of 

future commercial and residential development in Aptos Village 

was commissioned by the County and completed by Keyser Marston 

Associates Inc. in early 2003. 

The market study looked first at the Aptos trade area, which the 

study defined generally as including òall or portions of the 

communities of Aptos, Seacliff, Rio del Mar, La Selva Beach, and 

Freedoméó According to the market study òthere appears to be 

sufficient market support for an additional 235,000 square feet of 

comparison retail, 90,000 square feet of convenience retail and 

50,000 square feet of eating and drinking space in the Aptos trade 

area.ó  The square footages mentioned are net, or leasable, square 

feet.  

The 2003 market study generally described a range of possible 

mixed- use developments that could occur in the Village to address 

the market demand. By way of example, they described a mixed -

use commercial/housing project that contained 30,000 t o 40,000 

square feet of retail uses, with office space totaling from 5,000 to 

7,500 square feet.  
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The market study suggests that one of the conditions for success 

for the Village is to have enough density to create a critical mass 

and a sufficiently large range of uses to increase pedestrian traffic 

and business vitality in the overall Village area. While the market 

study is silent on the precise density needed to create a critical 

mass and a sufficiently large range of uses to increase Village 

pedestrian t raffic, it states that the density should be significantly 

above the òtypical densityó of approximately 25 percent1.  

Insufficient density of development in the Village Core was also 

noted in an earlier 1989 Aptos Village Market Analysis as a factor in 

lim iting creation of a pedestrian -oriented district. That market 

analysis suggested a density of 28 to 35 percent would most likely 

create that critical mass of business activity. Applying the 1989 

Market Analysis density range to the Village suggests that av ailable 

space could provide approximately 54,000 to 67,000 square feet of 

new commercial development.  

MARKET STUDY ð HOUSING OPPORTUNITIES 
The market study stated that òresidential development in the trade 

area has been primarily targeted to the affluent, younger 

households newly relocating to the areaó and that ònearly all the 

new residential development in the trade area has been upper -end, 

luxury single-family executive homes...ó Thus the market study 

reinforced the dubious honor the area has for having some of the 

highest average and median priced housing in the nation. The Aptos 

area in particular has some of the highest local housing prices in 

                                                      
1 Calculating the building area as a percentage of the land area  

the County. According to the market study, ò[t]here is little doubt 

that residential product of various types and of various 

densities...could be successfully marketed at sites in Aptos 

Village.ó  Further, the study indicates that it is advantageous to 

include residential uses in a mix with commercial uses because that 

enhances financial feasibility and vitality o f the area.  

The market study did not explore the housing potential in the 

Village to the degree that it did for the commercial potential. 

However, the study did suggest that residential units could òconsist 

of a mix of market -rate lofts, flats and townhom es. . .in the range 

of about 900 to 1,500 square feetó and òmight total about 50 

units.ó  Thus the residential square footage could be in a range of 

approximately 45,000 to 75,000 square feet, although there was 

nothing in the market study that specificall y limited the number of 

units or the square footage.  

INFRASTRUCTURE CHANGES 
A number of infrastructure improvements that have been planned 

for years in the Aptos Village area are included in the current 

Capital Improvement Program (CIP) and could be constructed in the 

next few years, regardless of what happens elsewhere in the 

Village. It will be critical to coordinate those improvements with 

other possible changes in the Village.  

POSSIBLE CONSTRAINTS TO CHANGE 

TRAFFIC ISSUES  

Soquel Drive/Trout Gulch Road intersection currently operates at 

level of service (LOS) D during the p.m. peak hour. Soquel 
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Drive/Aptos Creek Road intersection currently operates at LOS E 

during the p.m. peak hour. Both are currently not providing 

desirable wait times for motorists.  

Appropriate solutions to both existing traffic issues and those 

created by additional development are addressed in this Plan.  

PARCEL CONFIGURATION 

There are 65 existing parcels within the boundaries of the Aptos 

Village Plan. These parcels range in size from 2,400 square feet to 

4 acres. Because of their relatively large size and odd parcel 

configuration, the parcels behind the Bayview Hotel and Aptos 

Station are not conducive to development on an individual lot -by-

lot basis.  

The rest of the Village is comp rised mostly of smaller parcels and is 

largely built out. The one major exception is the area below the 

buildings on the south side of Soquel Drive (known as Aptos 

Hollow). Further environmental analysis of that area will be 

required to determine what, if any, development potential exists.  

Clearly, one desired outcome of this Plan will be a reconfiguration 

of the Village Core parcel boundaries to allow for coordinated 

development. Figure 4 illustrates the existing parcel 

configurations.  

INFRASTRUCTURE AND FINANCING 
Aside from parcel configuration, the greatest constraint to new 

development in the Village Core has been identifying the level of 

infrastructure needed to support new development and the sources 

of financing. Those improvements, which would serve both existing 

and new development, are critical for the successful development 

and vitality of the Village. Chapter 5 presents a discussion of 

infrastructure needs and financing.  
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FIGURE 4:  EXISTING PARCEL CONFIGURATIONS 
















































































































