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1.0 Introduction  
 

 

The Seacliff Village Plan has been prepared by the community and Planning Department staff to 

establish land use, circulation, and design standards for the Seacliff Village Plan Area.  

 

The Seacliff Village Plan provides a more detailed examination of planning issues and 

recommends more specific solutions than can be provided in a general plan.  It is the result of a 

grassroots community desire for a plan that specifically analyzes the land use, infrastructure, and 

design issues of the Seacliff Village commercial areas. 

 

The goals of the Plan are to: 

 

a. Recognize Seacliff Village as a unique place; 

b. Establish a cohesive design framework for existing and future uses; 

c. Provide a guide to future public and private land uses; 

d. Identify needed infrastructure improvements; 

e. Serve the needs of the neighboring residential areas; 

f. Serve the needs of visitors; and 

g. Improve the customer base for the existing businesses. 

The Seacliff Village Plan is intended to be used for a variety of purposes.  The Plan identifies 

area needs for improvements, and will be used to develop public and private programs to address 

those needs.  The Plan provides standards for the use and improvement of private property, and 

is intended to stimulate private implementation of these standards.  Full implementation of the 

vision of this Plan can result only from the cooperative efforts of both public agencies and 

private citizens.  

 

1.1 SETTING  

 

Seacliff Village is located within the unincorporated area of Santa Cruz County approximately 7 

miles southeast of the City of Santa Cruz and approximately 10 miles northwest of the City of 

Watsonville.  It is bounded by State Highway 1 to the north, older, built-out residential 

neighborhoods to the west and east, and Seacliff State Beach and the Monterey Bay to the south.  

It is separated from the village of Aptos by State Highway 1. 

 

The Seacliff Village Plan Area is comprised of 38 parcels totaling approximately 21.3 acres 

(excluding rights-of-way); two of the 38 parcels are owned by the State of California.  Thirteen 

of the parcels are undeveloped.  Parcel sizes range from 1,800 square feet to 13.5 acres, with the 

majority of parcels less than 4,000 square feet in size. 
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Primary access to Seacliff Village and Seacliff State Beach is State Park Drive, a two-lane 

arterial.  According to the Seacliff State Beach General Plan, Seacliff State Beach attendance 

accessed via the Seacliff entrance in 1988/89 was 1,304,489.  According to the Department of 

Parks and Recreationôs Fiscal Year Total Visitor Attendance Report, the attendance for 2000 ï 

2001 was 1,888,543; an increase of approximately 45 percent.  Primary access through the 

Village core is Center Street, which also serves as the main access to the residential 

neighborhoods to the east of Seacliff Village.  Seacliff Drive, a two-lane collector, serves as 

primary access to the lower southern part of Seacliff Village and western residential 

neighborhoods. Searidge Road, a two-lane collector, serves as primary access to the northern part 

of Seacliff Village and the residential neighborhoods to the west.  Center Street, Seacliff Drive, 

and Sea Ridge Road are all accessed via State Park Drive. 

 

1.2 HISTORY OF THE SEACLIFF VILLAGE PLAN AREA 

 

The area within the Seacliff Village was developed mostly in the second half of the 20th century.  

Before the 1920's, the land was used for pasture and sugar beet production. 

 

In 1925 and 1926, the Seacliff Company of Santa Cruz prepared a development plan for Seacliff 

Beach and the coastal plateaus above it.  They proposed a clubhouse, a large auditorium, a 

breakwater, a hotel, and a residential subdivision. The Santa Cruz Land and Title Company 

surveyed the Seacliff area, naming it ñSeacliff Park,ò including the area in Seacliff Village, 

laying out lots and streets.  Although never developed, these lots and streets are very close to 

todayôs configuration of lots and streets. 

 

 

Figure 2: Seacliff Park Subdivision 
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In 1929, the Seacliff Amusement Corporation made plans to bring a ship to Seacliff Beach to be 

used as an entertainment center.  The SS Palo Alto was commissioned by the U.S. Navy and 

built in Alameda just after the end of World War I.  During World War I, the Navy was looking 

for alternatives to iron and steel ships and, therefore, the ship was built of reinforced concrete 

(using cement extracted from Davenport) and was purported to be able to float even if broken in 

two. After being launched in May 1919, the ship lay at anchor in Oakland and Benicia until sold 

as surplus in 1924. 

 

The SS Palo Alto arrived at Seacliff Beach in January 1930.  The Seacliff Amusement 

Corporation constructed a 640-foot pier and promised that the ship would be a hotel and 

nightclub, with a dance floor and orchestra, and restaurant.  The ship was opened for business on 

June 28, 1930.  Due to the Great Depression, less elegant fare was offered the next season.   

 

 

Figure 3: SS Palo Alto Arrives At Seacliff -- 1930 

 

A series of storms cracked the hull in 1932.  The investors, hoping to cut their losses, sold their 

beachfront property and the SS Palo Alto to the State of California in February 1936 for $1.00.   

 

During this time, the Seacliff Village area was very sparsely developed and only the Appenrodt 

building (Site 3-f; 251, 253 Center Avenue; APN 042-031-06) remains today.   

 

The existing commercial buildings in the Seacliff Village area were built in the 1950s ð 1970's.  

The newest building was constructed in 1980. 
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Figure 4: 

South Side Of Center Street Circa 1967 

 

 

 

 

 
Figure 5: 

North Side Of Center Street Circa 1967 
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1.3 POLICY FRAMEWORK  

 

The Seacliff Village Plan has been prepared in accordance with the 1994 General Plan/Local 

Coastal Program Land Use Plan. The 1994 General Plan/Local Coastal Program Land Use Plan 

contains specific policies that address the preparation of area plans.  In addition, the Plan 

contains designations and language specific to the Seacliff area.   These specific policies and 

designations are listed below. 

 

Objective 2.24 

To continue to use village, town, community and specific plans to provide a 

planning framework to guide future public and private improvements in town 

centers and other concentrated urban and rural areas; 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 and community centers as focal points for living, working, shopping 

and visiting. 

 

Program 2.24a 

Prepare and adopt village, town, community, or specific plans, with input from 

citizensô task forces, for the village areas of Corralitos, Davenport, Live Oak, La 

Selva Beach, and Pajaro Valley.  Include in the plans a community design 

framework, priorities for capital improvements, traffic and parking plans, sign 

plans, and specific provisions for commercial and residential land uses and siting. 

 

Concerning the establishment of specific design guidelines, the 1994 General Plan/Local Coastal 

Program Land Use Plan states: 

 

Policy 8.8.1 

Develop specific design guidelines and/or standards for well-defined villages, 

towns, and communities including commercial and residential uses as 

appropriate.  New development within these areas listed in Figure 8-1 [which 

includes the Seacliff area] and any other subsequently adopted area plan, shall 

conform to the adopted plans for these areas, as plans become available. 

 

The commercial area of Seacliff is designated as a Special Community in the 1994 General 

Plan/Local Coastal Program Land Use Plan.  The Plan states that Special Communities are 

established: 

 

Objective 8.8 

To recognize certain established urban and rural villages as well as Coastal 

Special Communities for their unique characteristics and/or popularity as visitor 

destination points; to preserve and enhance these communities through design 

review ensuring the compatibility of new development with existing character of 

these areas. 
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The specific policies and program for the Seacliff Beach Area Special Community in the 1994 

General Plan/Local Coastal Program Land Use Plan states: 

 

Policy 8.8.3 

Encourage the provision of tourist commercial services within Coastal Special 

Communities, as follows: 

 (b) Seacliff Beach Area: Entire Special Community 

 

Policy 8.8.6   Seacliff Beach Area Special Community  

Require new development, additions, or rehabilitation to be consistent with the 

objectives of this section and the following: 

(a) Clearly define State Park Drive as a major pathway to Seacliff 

State Beach by providing: 

area orientation signs identifying uses and location of uses near 

freeway exit and at Seacliff State Park Beach; sidewalks on at least 

one side of State Park Drive, terminating at the stairway at Seacliff 

Drive, and crosswalks to Center and Santa Cruz Avenues; planting 

as a street edge and visual filter for adjacent uses on State Park 

Drive. 

 (b) Improve directional signing along State Park Drive. 

(c) Reduce the numerous overhead wires on State Park Drive.  

Consider undergrounding, relocation, and/or reduction in the 

number of wires. 

(d) Landscape and improve the entrance to Seacliff State Beach on 

State Park Drive. 

  

Program 8.8.6a 

Prepare and implement a landscaping and roadside improvement program for the 

area in accordance with the Urban Forestry Master Plan. 
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2.0 Evolution of the Seacliff Village Plan 
 

2.1 BACKGROUND  

 

In 1998, the Seacliff community became aware of preliminary plans to develop the vacant 2.9 

ñMcGregorò parcel (site 1-a, APN 38-081-36) as a community commercial retail use including a 

supermarket.  Some community members feared a ñstrip mallò was imminent and expressed their 

concern to their District Supervisor.  A petition with 1500-2000 signatures requesting a zoning 

change of the site from the C-2 (Community Commercial) district to the VA (Visitor 

Accommodations) zone district was also submitted.  The Coalition to Save Seacliff/Aptos, a 

concerned citizen group, was formed. 

 

In response to the public concern, the District Supervisor brought this matter to the attention of 

the Board of Supervisors in November 1998.  In response, the Board of Supervisors directed 

Planning Department staff to prepare a report on the issues surrounding the McGregor property.  

The Board of Supervisors reviewed this report in December 1998 and referred the matter to the 

Planning Commission to study the existing zoning and to consider the appropriateness of 

rezoning the site to the VA (Visitor Accommodations) or other appropriate zone district. 

 

In April 1999, the Planning Commission considered the matter before a large audience.  

Approximately half of the persons who spoke favored rezoning the site to VA (Visitor 

Accommodations) and half favored designating the site for a park.  Most of the people favored 

preparation of a community plan and requested a moratorium on new uses until such a plan was 

prepared.  The Planning Commission recommended that the Board of Supervisors rezone the site 

to the VA (Visitor Accommodations) zone district, direct Planning staff to prepare a Seacliff 

Community Plan, and adopt an interim ordinance that would require review of any large project 

that might impede the efforts or recommendations of the Seacliff Community Plan. 

 

In May 1999, the Board of Supervisors considered the recommendations of the Planning 

Commission, again before a large audience.  Of those who spoke, many still preferred a rezoning 

to the VA (Visitor Accommodations) zone district, but there were a larger number of people who 

now favored a park use on the site.  The Coalition to Save Seacliff/Aptos had become the 

Seacliff Village Plan Committee and advocated the preparation of a village plan.  The Board of 

Supervisors continued the matter to August 1999 and directed staff to return with a Resolution of 

Intention to rezone the site to the VA (Visitor Accommodations) zone district, directed staff to 

include the preparation of a Seacliff Village Plan (with the boundaries to be that of the Seacliff 

Beach Special Community) as part of the Planning Departmentôs 1999/2000 Work Program for 

Advanced Planning, directed staff to return with information regarding park site development, 

and stated their intent to adopt an interim ordinance. 

 

Planning staff returned to the Board of Supervisors in August 1999 with the requested 

information.  The Board of Supervisors adopted an interim ordinance prohibiting new uses in the  
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Seacliff Village Plan area for 45 days, and deferred initiation of a rezoning for the McGregor site 

until preparation of the Seacliff Village Plan. 

 

On September 21, 1999, the Board of Supervisors extended the interim ordinance until June 22, 

2000.  Preparation of the Seacliff Village Plan was formally adopted as part of the 1999/2000 

Advanced Planning Work Program. 

 

On May 22, 2001, the Board approved the draft plan in concept and directed the Planning 

Department to initiate environmental review and further processing at the Planning Commission.  

A negative declaration was prepared and approved by the Environmental Coordinator on August 

10, 2001. 

 

 

2.2 PREPARATION OF THE SEACLIFF VILLAGE PLAN  

 

2.2.1. COMMUNITY WORKSHOPS  
 

Planning Department staff held six community workshops between September 1999 and January 

2000.  Public participation was solicited, with display ads placed in area newspapers and a 

mailing list created of interested participants. 

 

Workshop #1 

 

This kick-off workshop was held in September 1999 and was attended by approximately 70 

people.  Planning staff explained the upcoming planning process and led a visioning exercise that 

encouraged the participants to imagine the Seacliff area in five years and express what they 

would like to see.  The participants were instructed to not consider expense, property ownership, 

or other pragmatic issues.  The purpose of the exercise was to capture the concerns and desires of 

the community.  While comments about design were expressed, the emphasis of the meeting was 

land use. 

 

The participants identified their concerns about inadequate infrastructure, including drainage 

problems, unpaved streets, inadequate parking, and lack of sidewalks.  They also identified a 

number of desired uses for the area.  A complete list of comments is found in the Appendix. 

 

Workshop #2 

 

The second workshop was held in October 1999 and was attended by approximately 55 people.  

After a presentation of the results of the previous workshop, the participants broke up into 6 

groups to prepare land use plans of the Seacliff area.  The purposes of the exercise were to focus 

generalized land use desires into more specific recommendations and to examine the different 

land use desires of the community. 
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The 6 land use maps were then presented by their creators to the whole group and a lively 

discussion followed.  While each map represented the unique vision of its creators, certain 

themes were universal to all: 

 

Á elimination of the utility yard at Seacliff State Beach; 

 

Á the need for park land somewhere in the Seacliff area; 

 

Á the need for a public plaza; 

 

Á elimination of the existing long term residential RV/trailer park at 234 State Park 

Drive (site 4-a, APN 42-021-01). 

 

Workshop #3 

 

The third workshop was held in November 1999 and was attended by approximately 50 people.  

A composite map of the land use maps created at Workshop #2 was presented and discussed.  

The emphasis of the workshops moved from land use to design.   

 

A slide presentation of existing design conditions and a variety of design elements (lighting, 

signs, landscaping) was presented.  A number of participants expressed a desire that slides of 

Carmel be taken and presented.  Participant comments were general in their design preferences.  

Specific comments are found in the Appendix. 

 

Workshop #4 

 

Workshop #4 was held in December 1999 and was attended by about 25 people.  Again, the 

focus was on design.  A slide show of Carmel was presented and there was considerable 

discussion about its uniqueness and charm.  A number of participants expressed a desire that the 

Seacliff area evolve its own unique design.  As with Workshop #3, the comments were general in 

nature.  Specific comments are found in the Appendix. 

 

Workshops #5 and #6 

 

Workshops #5 and #6 were held on consecutive days in January 2000.  These meetings were 

drop-in style with staff and were designed to allow a more one-on-one design discussion.  More 

specific design solutions were proposed. Specific comments are found in the Appendix.  

 

2.2.2.  DESIGN SURVEY 

 

A design survey was presented at the November community workshop.  The surveys were 

completed at home and returned to Planning staff.  The survey contained the following 

questions: 
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What ñattractiveò places within the identified Seacliff Beach Community Boundary Area 

would you show an out of town guest?  What ñunattractiveò places would you avoid 

showing them? 

 

What local ñlandmarksò, sites or elements do you feel have the most significant (historic, 

cultural or natural) value to the Seacliff Beach area? 

 

What type of design style or character would you like to see for the commercial areas? 

 

What type of improvements would you like to see in the Seacliff Beach area? 

 

As residents of the Seacliff Beach area, would you like to see an annual event (similar to 

Capitolaôs Begonia Festival), and if so, what type of event would you like to see? 

 

Do you have any suggestions for funding any of the above mentioned improvements?  

(County Service Area charges (CSAs), Federal, State or other grant programs, etc.) 

 

Are there any other specific issues or opportunities for future improvements you would 

like to comment on or see addressed that were not mentioned in this survey? 

 

Results of the design survey are discussed in the Appendix. 

 

2.2.3. COMMUNITY REVIEW OF THE DRAFT  SEACLIFF VILLAGE 

PLAN 

 

On March 9, 2000, the community reviewed the first draft of the Plan.  About 70 people attended 

the meeting; about half of those attending had not participated in the Community Workshop 

process.   

 

There was general concern about a Plan recommendation that State Parks investigate the 

feasibility of locating a one-story interpretive museum somewhere on their coastal bluff 

property.  There was also concern about parking and proposed uses for vacant parcels.  A list of 

specific comments are found in the Appendix. 

 

2.2.4. SEACLIFF VILLAGE PLAN COMMITTEE  

 

This 25-member citizen committee, comprised of concerned citizens and persons representing 

various community organizations, met bi-weekly to discuss the Village Plan process, their land 

use and design recommendations, and methods of implementing and financing forthcoming 

Village Plan components.  Planning Department staff attended these meetings. 
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3.0 Land Use 
 

3.1 INTRODUCTION  

 

As discussed in the History section, the Seacliff Village commercial area has been developed 

piece meal, and there has never been a coordinated plan for the land uses.  The Seacliff Village 

Plan will establish a cohesive land use plan that focuses on visitor and neighborhood serving 

commercial land uses.  The land use plan is one of the three major components of the Seacliff 

Village Plan that are necessary to improve the Seacliff Village Area, both economically and 

aesthetically.  

 

The visitors to Seacliff State Beach and the nearby residential neighborhoods have the potential 

to be a strong customer base for the Area.  As stated elsewhere, more than 1,000,000 visitors 

pass through the Area each year on their way to Seacliff State Beach.  Fortunately, Seacliff 

Village is located adjacent to the Monterey Bay National Marine Sanctuary, a built-in visitor 

attraction that will continue to provide a demand for visitor services. In addition, there are fairly 

dense residential neighborhoods to the east and west of the Seacliff Village Plan Area. These 

areas can provide a year-round customer base for the neighborhood serving commercial uses in 

the Area. 

  

3.2 EXISTING LAND USE CONDITIONS  

 

As stated in the Setting section, the Seacliff Village Plan Area is comprised of 38 parcels, 13 of 

which are vacant (including 2 owned by the State of California).  All of the buildings in the Area 

were built before 1981, with no development activity since that time.  The Area is constrained by 

its existing small lot sizes and lack of adequate infrastructure, particularly parking.  The 

following chart summarizes the existing land use conditions, as of February 2000, of the 38 

parcels within the Seacliff Village Plan Area: 

 

Figure 6: Existing Land Use Conditions Chart 

Sites 1-a through 1-f 

Site APN Lot 

Size 

Existing Use Building 

Size 

Year 

Built 

Parking Required 

by County Code § 

13.10.550 et seq. 

Parking 

Provided 

1-a 38-081-36 2.9 ac vacant     

1-b 42-011-06 13.5 ac church 29,197 1957  unknown 

1-c 38-242-20 16,110 medical offices 3,034 1964 13 13 

1-d 38-242-03 8,058 Carpenters Union, 

pest control, Ross 

Rec, 2 apts. 

2,212 1967 11 10 

1-e 38-242-21 16,550 Bleu Spoon restaurant 2,724 1967 24 27 

1-f 38-081-11 18,817 76 Union 1,154 1967 6 11 
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Sites 2-a through 2-c 

Site APN Lot 

Size 

Existing Use Building 

Size 

Year 

Built 

Parking Required 

by County Code § 

13.10.550 et seq. 

Parking 

Provided 

2-a 38-181-28 3,702 sfd 820 1957 2 2 

2-b 38-181-29 4,138 vacant     

2-c 38-185-11 23,304 Sno-White, 

convenience store, 

laundromat with apt. 

above 

1,086 

5,040 

1,500 

1965 39 36 

 

Sites 3-a through 3-n 

Site APN Lot 

Size 

Existing Use Building 

Size 

Year 

Built 

Parking Required 

by County Code § 

13.10.550 et seq. 

Parking 

Provided 

3-a 42-031-16 2,000 vacant, vegetated     

3-b 42-031-19 4,051 ñForget Me Notò 

clothing, ñDeja Vuò 

hair salon, Seacliff 

Video 

2,203 1965 11 5 

3-c 42-031-03 1,800 Manuelôs restaurant 1,800 1951 17 0 

3-d 42-031-04 1,800 Mediterranean bar,  

2 apts. 

3600 1960 23 0 

3-e 42-031-05 1,800 Seacliff Hair 

Styling, 

acupuncturist,  

apt. above 

1,644 1980 9 3 

3-f 42-031-06 3,600 Dominos, hair 

salon, Seacliff 

Clothing, dog 

grooming, 4 apts. 

5,644 1926 22 2 

3-g 42-031-07 1,800 vacant comm. bldg 824 1975 4 2 

3-h 42-031-14 4,450 informal parking 

area, not striped 

    

3-i 42-031-15 3,200 Real estate office 

2 apts. Above 

2.034 1959 9 3; 2 are 

blocked 

3-j 42-031-22 2,400 vacant     

3-k 42-031-21 2,400 vacant     

3-l 42-031-20 7,200 Food & Nutrition 

Services 

7,465 1968 34 7 

3-m 42-031-18 2,400 Seniors Council 1,600 1971 8 2 

3-n 42-031-17 2,375 2-story wholesale 

sales (carpet, 

flooring) 

1,600 1971 8 2; both 

blocked 
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Sites 4-a through 4-l 

Site APN Lot 

Size 

Existing Use Building 

Size 

Year 

Built 

Parking Required 

by County Code § 

13.10.550 et seq. 

Parking 

Provided 

4-a 42-021-01 27,312 trailer park  1962 46 unknown 

4-b 42-022-12 7,200 vacant     

4-c 42-021-13 12,000 vacant     

4-d 42-021-11 2,221 parking lot for 

Bobôs Groceries 

    

4-e 42-021-12 4,800 Bobôs Groceries 2,121 1947 9 6 

4-f 42-021-08 2,775 vacant     

4-g 42-021-07 2,400 vacant     

4-h 42-021-06 2,400 attorneyôs office,  

1 apt. 

1,596 1978 5 4 

4-i 42-023-14 10,000 trailer park (7 

trailers, 1 vacancy) 

 1967 16  

4-j 42-023-05 1,873 ñWordshopò 

bookstore, 3 units 

2,500 1960 11 0 

4-k 42-032-11 4,000 2-story bldg. ñStar 

Propertiesò 

1,922 1978 8 5 

4-l 42-032-12 13,852 ñAdobe Haciendaò 

15 unit apt. bldg. 

14,680 1946 

1961 

36 11 

 

 

3.2.1 EXISTING ZONING AND GENERAL PLAN/LOCAL COASTAL 

PROGRAM (LCP) DESIGNATIONS  

 

All but two of the parcels within the Seacliff Village Plan Area (the McGregor and Poor Clares 

sites) are currently zoned C-1 (Neighborhood Commercial) and have a General Plan/LCP 

designation of Neighborhood Commercial.  The purpose of the Neighborhood Commercial 

designation, as stated in Section 13.10.331(e) of the County Code is: 

 

To provide compact and conveniently located shopping and service uses to meet 

the limited needs within walking distance of individual urban neighborhoods or 

centrally located to serve rural communities.  Neighborhood Commercial uses 

and facilities are intended to be of a small scale, with a demonstrated local need  

or market, appropriate to a neighborhood service area, and to have minimal 

adverse traffic, noise, or aesthetic impacts on the adjacent residential areas. 

 

Types of uses allowed in the C-1 zone district include service stations, beauty and barber shops, 

laundries, offices up to 50% of a buildingôs area, restaurants, small scale retail stores such as 

clothing stores, art galleries, and gift shops. 

 

1/17/2016 



 

Page 14 of 77 

The McGregor parcel, along with APNs 38-081-34, -35, which are not part of the Seacliff 

Village Plan, is part of a Priority Site, as designated in the General Plan / LCP. The mandated 

Priority Uses for these parcels were changed with the original adoption of the Seacliff Village 

Plan from: 

 

Urban High density Residential: affordable housing (4-5 acres) with remainder of site to 

be Community Commercial. 

 

to: 

 

-34, -35: ñUrban High Density Residentialò: Affordable housing 

-36: ñVisitor Accommodationsò and ñProposed Park, Recreation and Open Space:ôô 

Development of visitor accommodations or a neighborhood park 

 

The priority site designated land uses are being changed to facilitate future development of 

affordable housing and a park on the McGregor parcel and to facilitate the development of a 

church on APN 038-081-35. The new designated uses are as follows: 

 

-34: ñUrban High Density Residentialò: Affordable housing 

-35: ñUrban High Density Residentialò: Residential uses 

-36: ñUrban High Density Residentialò: Affordable housing on the westerly 1.7 

acres and ñProposed Park, Recreation and Open Space:ôô Development of a 

neighborhood park on the easterly 1.25 acres 

 

Prior to adoption and certification of the Seacliff Village Plan, the ñPoor Claresò parcel (site 1-b, 

APN 42-011-06) was zoned VA (Visitor Accommodations).  It has now been rezoned to SU 

(Special Use).  The General Plan/LCP designation of Visitor Accommodations has not changed.  

The purpose of the Special Use zone district, as stated in Section 13.10. 381 of the County Code, 

is: 

 

To provide for and regulate the use of land for which flexibility of use and 

regulation are necessary to ensure consistency with the General Plan, and to 

encourage the planning of large parcels to achieve integrated design of major  

developments, good land use planning, and protection of open space, resource, 

and environmental values. 

 

In addition, the Poor Clares parcel is a Priority Site, as designated in the General Plan/LCP.  The 

mandated Priority Use for this parcel is 

 

Visitor Accommodations: Type A visitor accommodations. (Type A visitor 

accommodations include hotels, inns, pensions, lodging houses, bed and breakfast 

inns, motels, and recreational rental housing units.)  

 

 

1/17/2016 
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3.2.2 EXISTING PARKING CONDITIONS  

None of the buildings in the Village core provides adequate parking, as required by current 

standards. These buildings were constructed either before parking requirements, under previous 

parking ordinances, or qualified for an exception in previous parking ordinances that exempted 

lots less than 60 feet in width from providing on-site parking.  Using current parking standards as 

required by the County Code, the Area has a deficit of approximately 184 parking spaces.  In 

addition, visitors to Seacliff State Beach often park in the Seacliff Village to avoid paying the 

current $3.00 parking fee.   

 

It is clear that this deficit is a serious issue within the Village that could undermine upgrades to 

existing development and the development of existing vacant parcels.  Due to the paucity of 

parking, the Area (excluding the ñMcGregorò and ñPoor Claresò parcels) is not intended or 

designed to serve community or regional commercial needs.  It is also clear that proposed uses in 

the area must be geared towards pedestrians ð those customers who will walk into the area or 

who are staying in the area.  Based on these premises, special parking standards, requiring fewer 

spaces than currently required in the County Code, are appropriate for most of the parcels in the 

Seacliff Village Plan Area.  The lack of adequate parking is the major factor in determining 

appropriate commercial uses for the Seacliff Village Area. 

 

However, opportunities for additional parking must be pursued diligently.  As a high priority, 

available vacant parcels in the Village Area should be studied to determine their feasibility for 

providing additional off-street parking.  Broadway north of Center Street, a private 80-foot right-

of-way, should be improved with diagonal parking on both sides.  Seacliff State Beach has a 

365-car paved parking lot adjacent to Seacliff Village that is underutilized during off-season and 

off hours.  The Merchants Association, or individual business owners, should negotiate with the 

State to utilize this parking lot for employee parking. 

 

Possible funding methods to provide additional parking include the establishment of a Parking 

and Business Improvement Area, the establishment of a Redevelopment Area, grants, and other 

public and private funding.  
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3.2.3 SPECIFIC LAND USES  

 

The Seacliff Village Plan Area serves and is intended to serve two customer bases: visitors and 

those residential neighborhoods within walking distance.  To strengthen the customer base, 

various types of visitor accommodations are proposed for the Village Area. 

 

All future development in the Seacliff Special Community shall be consistent with the 

Seacliff Village Plan.  When determining which uses within the C-1 zone district are 

appropriate for the area, unless the use is specifically called out below in the applicable 

land use area, the Approving Body (e.g., Zoning Administrator, Planning Commission, 

Board of Supervisors) shall determine that the proposed use is neighborhood serving 

and/or visitor serving.  Neighborhood serving uses are those that can reasonably be 

expected to have as a majority of their customer base those persons who live within 

walking distance of the use.  These uses would generally not attract customers from outside 

of the adjacent residential areas.  Visitor serving uses are those that can reasonably be 

expected to have as a majority of their customer base those persons who travel to the area 

for tourist purposes. Automobile service stations, other than the existing service station on 

site 1-f (APN 38-081-11, 201 Sea Ridge Road), are prohibited.  Uses that appeal equally to 

visitors and persons who live within walking distance of the use, such as a deli, are also 

appropriate. 

 

Several areas within the Seacliff Village Plan Area share common constraints or issues, such as 

lot size, parking deficiencies, location, degree of build-out, or infrastructure challenges.  Four 

such areas are: the McGregor/Searidge Road/Poor Clares area; the Transition Area; the primarily 

built-out block bounded by Center Avenue, Broadway, and Santa Cruz Avenue; and the area east 

of Broadway and north of Center Avenue.  Specific land uses and parking requirements for these 

four areas, as well as for some of the individual parcels within these areas, are identified below. 

 

 

3.2.3.a Land Use Area 1:  McGregor/Searidge Road/Poor Clares area  
Sites 1-a, 1-b, 1-c, 1-d, 1-e, and 1-f (APNs 38-081-36, 42-021-06, 38-242-20, 38-242-

03, 38-242-21, 38-081-11 (245, 225, 227, 229, 231, 233, 207, 201 Searidge Road) 

 

This area consists of two large parcels ð ñMcGregorò and ñPoor Claresò ð as well as four 

medium sized parcels.  The ñMcGregorò site (site 1-a, APN 38-081-36) is currently vacant and 

the ñPoor Claresò site (site 1-b, APN 42-021-06) is improved with a church.  The four medium 

sized parcels are improved with various uses, as indicated in Figure 6 above.  Due to their larger 

sizes, these parcels do not have the pressing parking problems of the parcels to the south. 
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Figure 7 Seacliff Community Planning Areas 
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3.2.3.a.i.  Site 1-a, McGregor Site 
 (APN 38-081-36 (no situs)) 

 

 

Figure 8: McGregor Site 

 

This large 2.9-acre vacant parcel is located at the northwest corner of Searidge Road and 

McGregor Drive.  It is one of three parcels created by Minor Land Division No. 93-0347 in 

1994.  Approved access to these three parcels is via a loop road beginning at the west property 

line and then bisecting the larger 9-acre area in half and connecting to McGregor Drive.  The 

result is that this parcel is surrounded on all four sides by road. 

 

As stated earlier in the Evolution of the Seacliff Village Plan section, this parcel has been the 

focus of considerable public debate as to its most appropriate use.  Just as some members of the 

public have been concerned about the type of proposed commercial development, other members 

have viewed this parcel as the ñlast chanceò to provide needed park land for the community. 

 

The larger Seacliff area, as stated earlier, is a fairly dense residential area and is near build-out.   

While the Aptos Planning Area, in the aggregate, has sufficient parkland existing and proposed 

to meet the general guidelines established by the General Plan/LCP, there are currently no 

existing or proposed parks south of Highway 1 to serve these residents.  The General Plan/LCP 

lists a general standard of locating neighborhood parks in areas where a population of 1500 to 

2000 people would be within one-half mile of the park.  Based on this standard, the larger 

Seacliff community needs parkland on the south side of Highway 1.  

1/17/2016 
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Most of the existing vacant parcels outside of the Village Plan Area are scattered and small.  The 

General Plan/LCP states that neighborhood parks should be a minimum of three acres in size, 

although successful smaller neighborhood parks have been developed in the County.  While 

locating pocket parks throughout the Seacliff area, particularly to the east of the Seacliff Village 

Plan Area, would help serve the park need, a larger parcel is needed, and that is why some 

members of the community believe the entire ñMcGregorò parcel should be designated as a 

neighborhood park. Purchase of the entire site by the County for park use has not proved feasible 

and in 2005 a ballot measure to tax parcels in the community to raise funds to purchase the site 

failed. Early in 2006, the Board of Supervisors, acting both as the Board of Directors of the 

Redevelopment Agency and the Board of Supervisors, approved a contract with South County 

Housing to facilitate purchase of 1.7 acres of the site for affordable housing and approved 

purchase of 1.25 acres of the site for park use. 

 

Land Use: 

There is no ñidealò site in Seacliff for a park, but the ñMcGregorò parcel is conveniently located 

and funds are available now to purchase a part of it for park use, while part of the site is 

developed with affordable housing.  Therefore, the General Plan/LCP land use designation for 

the ñMcGregorò parcel (APN 38-081 -36), including priority site language, shall be changed to 

Open Space Recreation on the new 1.25 acre parcel and to Residential ï Urban High on the new 

1.7 acre parcel. The parcels shall be rezoned to the Parks, Recreation and Open Space zone 

district and the Multi-Family Residential (RM-2.5) zone district, respectively. 

 

Parking Standards: 

Parking for a visitor accommodation use or a public park use shall be in accordance with County 

Code Section 13.10.550 et seq. 

 

3.2.3.a.ii. Site 1-b, Poor Clareôs 
(APN 42-011-06, 280 State Park Drive) 

 

 

 

 

 

 

 

 

       Figure 9: 

Poor Clareôs Site 

 

 

 

 

 

 

 

  

1/17/2016 

 



 

Page 20 of 77 

This 13.5-acre parcel is the largest in the Seacliff Village Plan Area and is currently developed 

with a church, which does not conform to the existing Visitor Accommodation designation.  This 

parcel is located above the Village core and is wooded, which gives it a ñstand aloneò feeling.  It 

is not constrained by small lot size or lack of parking and can, therefore, accommodate a more 

intense commercial use. 

 

As with the ñMcGregorò parcel, this parcel is also designated as a Coastal Priority Site in the 

General Plan/LCP.  Objective 2.22 of the General Plan/LCP states: 

 

To ensure priority for coastal-dependent and coastal-related development over 

other development on the coast. 

 

For Coastal Priority Sites, Policy 2.22.1 further states: 

 

Maintain a hierarchy of land use priorities within the Coastal Zone: 

First Priority:  Agriculture and coastal-dependent industry; 

Second Priority: Recreation, including public parks; visitor serving 

commercial uses; and Coastal recreation facilities; 

Third Priority: Private residential, general industrial, and general 

commercial uses. 

 

As this parcel is not designated Type 1, 2, or 3 Agricultural land and is located too far inland for 

coastal-dependent industry (such as mariculture), it is appropriate that the designated uses be 

those listed as Second Priority uses.  

 

The previous VA (Visitor Accommodations) zoning allows for Second Priority uses; however, 

this parcelôs size and location lends itself to a wider variety of visitor serving commercial uses. 

 

Land Use: 

The allowed use shall be a destination hotel/conference center or museum, with ancillary 

restaurant use, or a combination thereof. 

 

The existing VA zoning has been changed to the ñSUò (Special Use) zone district; the Visitor 

Accommodations General Plan - LCP designation shall be retained. 

 

Parking Requirements: 

Parking requirements shall be those found in County Code Section 13.10.550 et seq. 

 

3.2.3.a.iii. Sites 1-c, 1-d, 1-e, and 1-f  
(APNs 38-242-20, 38-242-03, 38-242-21, 38-081-11; (245, 225, 227, 229, 231, 

233, 207, 201 Searidge Road)) 

 

The allowed uses for these four parcels are visitor and/or neighborhood serving uses.  The 

existing legal residential use on Site 1-d (APN 38-242-03) may continue.  The current land use 

designation and zoning shall be retained. 
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Parking Standards: 

New development and intensification of use, as defined in the County Code, shall meet the 

requirements found in County Code Section 13.10.550 et seq. 

 

3.2.3.b  Land Use Area 2:   Transition Area 
Sites 2-a and 2-b (APNS  38-181-28, 29 (304 Hillcrest Drive) and  

Site 2-c (APN 38-185-11 (219, 221, 223, 225 State Park Drive)) 

 

These parcels serve as a transition area between the northern Village Area and the Village core.  

All, except site 2-a (304 Hillcrest Drive), front on the west side of State Park Drive, a heavily 

traveled arterial.  Access, right-of-way dedication, and parking are issues for these parcels. 

 

3.2.3.b.1 Sites 2-a and 2-b  
(APN 38-181-28, 29 (304 Hillcrest Drive and adjacent vacant parcel (no situs) 

 

Land Use 

Due to the small combined size of these parcels, site 2-b may be developed independently from 

site 2-a with a single family dwelling.  Allowed uses shall include residential development. 

Access shall be from Hillcrest Drive.  Dedication of appropriate right-of-way along State Park 

Drive is required to accommodate roadside, roadway, and transit stop improvements. 

 

 

 

 

Figure 10: House on Site 2-a 
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