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Date:  April 5, 2013 Date:  April 5, 2013 

To:  Heidi Luckenbach, Melissa Hetrick, City of Santa Cruz Water Department To:  Heidi Luckenbach, Melissa Hetrick, City of Santa Cruz Water Department 
  Ann Sansevero, URS Corporation   Ann Sansevero, URS Corporation 

From:  Stephanie Strelow     From:  Stephanie Strelow     

Re:  Desalination Project Growth Review Re:  Desalination Project Growth Review 
  
This memo sets forth the process for reviewing potential General Plan buildout to aid the analyses 
for the Growth section of the proposed scwd2 desalination project EIR. Potential development and 
buildout for the City of Santa Cruz and UCSC were obtained from the City General Plan 2030 EIR 
and UCSC LRDP EIR,  respectively. The  corresponding estimated water demand was updated  for 
both entities as part of  the “Water Supply Assessment” prepared  for  the City’s General Plan 2030 
EIR. Research was conducted  for  the City of Capitola and  the unincorporated areas of Santa Cruz 
County  located  within  the  City’s  and  the  District’s  water  service  area  to  determine  potential 
development  that  could  occur  under  the  general  plans  for  these  jurisdictions.  Attachment  A 
summarizes  potential  development  and  associated  water  demand  for  these  agencies,  which  is 
further explained below. 

This memo sets forth the process for reviewing potential General Plan buildout to aid the analyses 
for the Growth section of the proposed scwd2 desalination project EIR. Potential development and 
buildout for the City of Santa Cruz and UCSC were obtained from the City General Plan 2030 EIR 
and UCSC LRDP EIR,  respectively. The  corresponding estimated water demand was updated  for 
both entities as part of  the “Water Supply Assessment” prepared  for  the City’s General Plan 2030 
EIR. Research was conducted  for  the City of Capitola and  the unincorporated areas of Santa Cruz 
County  located  within  the  City’s  and  the  District’s  water  service  area  to  determine  potential 
development  that  could  occur  under  the  general  plans  for  these  jurisdictions.  Attachment  A 
summarizes  potential  development  and  associated  water  demand  for  these  agencies,  which  is 
further explained below. 
  

1.   City of Capitola1.   City of Capitola. A meeting was held with Susan Westman, General Plan Coordinator for 
the City  of Capitola, City Water Department  staff, Melissa Hetrick,  the  EIR  consultant 
Project Manager, Ann  Sansevero,  and myself. Vacant  and  underutilized  properties  and 
potential development were  reviewed.  It was  indicated  that  the City’s Housing Element 
(2007‐2014) provides additional information on development potential within the City.  

 
Based  on  this  review with  City  staff,  the  tables  in Appendix  F  of  the  City’s Housing 
Element were  used  to  identify  potential  development  that  could  occur  pursuant  to  the 
City’s  existing General  Plan. Relevant  pending  projects were  added,  and  the  new  Best 
Western  Inn  was  added  as  it  was  completed  after  the  Desalination  EIR  Notice  of 
Preparation (NOP) was released. Additionally,  two new hotels and mixed‐used  land use 
intensification  along  4lst  Avenue  were  included  per  discussions  with  the  City.  The 
“Existing Conditions”  paper  that  is  part  of  the City’s General  Plan Update was  cross‐
checked  to  ensure  that  all  potential  development  sites  were  included.  Attachment  B 
includes  excerpts  from  the  City’s Housing  Element,  as well  as  the Housing  Element’s 
Appendix  F, which  is  annotated  and  specifies  the  amount  of  development  that would 
occur within  the City’s water service area and within  the District’s service area. Excerpts 
from the General Plan Update Existing Conditions paper also are included in Attachment 
B. 
 
The  development/buildout  estimate  was  reviewed  and  confirmed  by  the  Capitola 
Planning Department. 
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2.   County of Santa Cruz. A meeting was held with County Planning Department staff, Kathy 

Previsich  and  Paia  Levine,  City  Water  Department  staff,  Melissa  Hetrick,  the  EIR 
consultant  Project  Manager,  Ann  Sansevero,  and  myself.  The  development/buildout 
potential was estimated for the County planning areas within the City of Santa Cruz and 
Soquel Creek Water District water service areas, which are Live Oak and small portions of 
Carbonera and Soquel for the City, and Soquel, part of Aptos and La Selva Beach for the 
District.  The  basic  approach  was  to  utilize  the  appendices  in  the  County’s  Housing 
Element, the Aptos Village Plan and the Transit Corridors Study as explained below, and 
supplemented with information provided by County Planning Department staff.  

a) The Housing Element (2007‐2014) includes appendices with an inventory of parcels 
that could be developed with residential units. The parcels identified in the Housing 
Element Appendices A (including A‐1 & A‐2), C‐1 & C‐2, and E  were checked with 
an APN index map to determine which parcels are in the affected planning areas for 
the City and District  service areas. Attachment C provides an  index map  for APN 
pages  provided  by  the  Assessor’s  Office.  Attachment  D  provides  the  referenced 
Housing  Element  appendices  that  are  annotated  to  identify which  properties  and 
potential  residential development  are within  each  of  the City  and District  service 
areas. 

b) The portion of the Live Oak planning area west of 7th Avenue and south of Capitola 
Road was not included as a development estimate for this was included in the City’s 
General Plan EIR buildout because it is in the City’s adopted Sphere of Influence. 

c) Development potential  identified  in  the  adopted Aptos Village Plan was  included 
separately.  Parcels  in  the Housing  Element Appendices’  lists  that  appeared  to  be 
within  the  Village  Plan  area  were  deleted  from  the  parcel  inventory  review 
conducted in subsection a) so as to not double‐count properties. Relevant pages for 
the Aptos Village Plan are included in Attachment E. 

d) Properties  identified as “larger development projects” & “opportunity sites”  in  the 
County’s  Transit  Corridor  Study  were  included,  but  an  attempt  to  calculate 
development  potential was  not  conducted  for  all  sites.  A  quick  APN  check was 
conducted  to  make  sure  the  development  parcels  and  major  opportunity  sites 
weren’t on the Housing Element Appendices lists. County staff provided an email to 
confirm size of some the major projects and is included in Attachment G. 

e) For  commercial uses,  the  square  footage  in  the Housing Element Appendices C‐1 
and C‐2 was used as the assumption stated in the Appendices was that development 
would result in a 40% floor area ratio with 50% each for residential and commercial.  

 
The  development/buildout  estimate  was  reviewed  and  confirmed  by  the  Santa  Cruz 
County Planning Department. 

 
3.  Water Demand. Water demand was estimated for the potential development based on City 

of  Santa  Cruz  Water  Department  water  demand  rates  summarized  at  the  end  of 
Attachment  A  and  Soquel  Creek Water  District  water  demand  rates  available  on  the 
District’s website, and included at the end of Attachment A.  
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GENERAL PLAN DEVELOPMENT POTENTIAL - WATER DEMAND 3/1/13

BACKGROUND
Desal NOP 11/15/10

City Water Service Project Water Demand [2010-2030] - Ouside City Limits
   [PER ADOPTED UWMP 2010]

        2030 Water Demand Increase 98-116 MGY

SqCWD Service Area Population Increases [2010-2030] 
   [PER ADOPTED UWMP 2010]

        2030 Water Demand Increase 224-750 afy
        [before conservation saving; lower number reflects adjusted baseline & higher
        number is based on 2010 actual use, which UWMP indicates is "abnormal"]

Land Use - GP Development Estimates
CITY WATER Water-MGY SqCWD Water-afy Rate

CAPITOLA
HE Opportunity Sites [Park, Bay] 94

HE Commercial Districts
Cap Rd 11

[pending app] Salvage Yard 23
Dharma's 19

HE Second Units 
Edmund Lane 1
6 citywide, 2007-2014 3 3

HE Vacant/Underutilize R Lands 8 5

Subtotal 46 121

Potential 41st Ave MU with new GP 200

TOTAL Housing 246 6.5 121 21.0 City - 70 gpd/unit

District-0.174afy/apt

Non-Residential
 x Potential Village 70-room hotel 8.5 District-0.122afy/room

 x El Salto Resort 40-room hotel 5.0 District - 0.122afy/room

 x Best Western-82 rooms 3.0 CEQA Doc

            Complete 2010

TOTAL - Capitola 9.5 34.5
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COUNTY OF SANTA CRUZ
   Carbonera, 7th Ave
    Included in SC GP [8 MGY]

CITY WATER Water-MGY SqCWD Water-afy Rate
HOUSING UNITS
HE Vacant R Parcels [UL, UM]
   Live Oak 14 1.0 City - 194 gpd/unit

   Soquel-Aptos 38 District-.20afy/sfd

HE Non-Vacant R Parcels [UL, UM]
   Live Oak 394 28.0 City - 194 gpd/unit

   Carbonera 17 1.5 City - 194 gpd/unit

   Soquel-Aptos 251 District-.20afy/sfd

HE Non-Vacant MFR Parcels
   Live Oak 172 4.5 City - 70 gpd/unit

   Soquel-Aptos 88 District - 0.2 afy/condo

HE - Mod Income Potential [UH}
   Live Oak 202 5.0 City - 70 gpd/unit

   Soquel-Aptos 345 District - 0.2 afy/condo

HE Second Units 
   Live Oak 580 15.0 City - 70 gpd/unit

   Soquel-Aptos 2,508 District - 0.2 afy/condo

Subtotal 1,379 55.0 3,230 646.0
HE Non-Vacant C Parcels 
   [PER Parcel Table #]
   Live Oak-Soquel 374 City - 70 gpd/unit

   Soquel-Aptos 274 District - 0.2 afy/condo

HE Vacant C Parcels 
   [Exclude Aptos Village]]
   Live Oak 77
   Soquel-Aptos 61

Subtotal 451 11.5 335 67.0

Aptos Village Plan 63
Subtotal 63 11.0 District - .174 afy/apt

Transit Corridors Study
  1. St.Stephens Hsng 40
  6. Open Space Not Estimated

  7. Erlach Site Hsng 102 District - 0.2 afy/condo

  8. Corte Cabrillo 28
  9. Cabrillo Commons 43
 10. Canterbury Townhomes 19
 12. Aptos Affordable Hng 40
  Opportnity Sites

Subtotal 40 1.0 232 46.5

Subtotal Unincorporated Housing 1,870 67.5 3,860 770.5
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100 DU

COUNTY OF SANTA CRUZ
CITY WATER Water-MGY SqCWD Water-afy Rate

Non-Residential
   Aptos Village Plan 75,000 District - .053 afy/1000sf

   Seacliff Plan Not Estimated

Subtotal 75000 4.0 District - .053 afy/1000sf

HE Non-Vacant C Parcels 
  [Comm SF]
   Live Oak 315,145
   Soquel-Aptos 370,500 District - .053 afy/1000sf

HE Vacant C Parcels 
  [Comm SF]
   Live Oak 64,000
   Soquel-Aptos 51,750 District - .053 afy/1000sf

Subtotal 379,145 25.0 422,250 22.5

Others
Transit Corridors Study
  2. Soquel Ave 30,000 2.0
  3. 40-50 student school Not Estimated

  4..Renovate-Public Safety Not Estimated

  5. 4101 Soquel 14,500 1.0
 11. Safeway Remonvate
  Opportnity Sites
    1-Harbor Not Estimated

    2-Ecliff Not Estimated

    3-17th Industrial Not Estimated

    4-Lower 4lst Not Estimated

    5-Thompson Not Estimated

    6-Capitola Rd Not Estimated
    7-Nigh Lumber 80-100 MFD for R-

UH parcel
2.5

31000 sf 2.0
    8-Commercial Way Not Estimated

    9-10-Thurber, Flea Market Not Estimated

  11-Upper 4lst Not Estimated

  12-Bay-Porter
  13-Erlach-Included ABOVE Not Estimated

  14-Par 3 Golf Not Estimated

  15-Safeway Not Estimated

  16-Poor Clares Not Estimated

   17-Aptos Village Included ABOVE

Subtotal Unincorporated Non-Residential 
75,500 sf     80-

7.5 497,250 sf 26.5

TOTAL - Unincorporated County
1950-1970 DU 

454,645 sf 100.0
3860 DU     497,250

sf 
 

797.0

TOTAL - Capitola & County 109.5 831.5
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City of Santa Cruz Water Demand Rates

Industrial 12 gallon/sf/yr 0.000023 MGY/YR/SF

Swimming Pool - Area in sf times 4 (ft) x 7.48 = Gallons Per Year

Soquel Creek Water Demand Rates

Online at: http://www.soquelcreekwater.org/sites/default/files/WDO_New%20App%20Form%202012_0.pdf

Per Capita Water Use
CITY Santa Cruz

2020 Targe110 gpcd 2020 Target 115 gpcd

SFD 194 gpd/unit 0.071 MG/YR/UNIT
MFD 70 gpd/unit 0.0255 MG/YR/UNIT
SRO 70 gpcd 0.03 MG/YR/UNIT
Hotel 93/gpd/unit 0.0372 MG/YR/ROOM
Commercial 66 gallon/sf/yr 0.00008 MGY/YR/SF
Oflfice 18 gallon/sf/yr 0.000025 MGY/YR/Sf

Landscaping     0.02 times sf = billing units per year (100cf) times 100 x 7.48 = MGY
Park - increase above by 1/3     0.0327 x sf x 100 x 7.48 = MGY

Per "New Applicant Water Demand Offset Form" (revised 10/9/2012)

SqCWD
Baseline 113 gpcd Baseline 118 gpcd
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New Applicant Water Demand Offset Form
APPLICANT INFORMATION
Property owner name

Contact person

Mailing address

Telephone number

(If different from property owner) First and last name

Street address, apartment no., P.O. box

Home

First name (if applicable)Last name or company name

Work

Zip CodeCity

Title (if applicable) example: manager

Residential water use factors in acre-feet (AF)
 Apartment (In complex) - 0.174 /apartment
 Apartment (Added to site) - 0.116 /apartment
 Apartment (Senior complex) - 0.097 /apartment
 Condominium, Residential - 0.20 /dwelling
 Mobile Home - 0.135 AF/mobile home
 Single-family (Lot >0  to < 0.095 acre) - 0.20 /dwelling
 Single-family(Lot = 0.095 to < 0.255 acre) - 0.29 /dwelling
 Single-family (Lot = 0.255  to < 0.5 acre) - 0.58 /dwelling
 Single-family (Lot = 0.5 to < 1 acre) - 1.0 AF + any ADU offset
 Single-family (Lot >= 1.0 acre) - Prorated at 1.0 AF per acre of land +

any ADU offset.
 ADU (Accessory Dwelling Unit)

 ADU < 640 sq.ft. - 0.116
 ADU 640 sq.ft. up to 800 sq.ft. - 0.135
 ADU 800 sq.ft. - up to 1200 sq.ft. - 0.174

Commercial water use factors in acre-feet (AF)
 Auto Repair - 0.027 AF/1,000 sq.ft. (gross floor area)

 Auto Sales - site specific - to be calculated
 Bank or S&L (Downtown w/o landscaping) - 0.034 /1,000 sq. ft. (gross floor area)

 Bank or S&L (Suburban w/ landscaping) - 0.152 /1,000 sq.ft. (gross floor area)

 Bar - 0.262/1,000 sq.ft. (gross floor area)

 Church - 0.103/1,000/sq.ft. (gross floor area)

 Church (w/ school or day care) - 0.136/1,000 sq.ft. (gross floor area)

 Commercial (Service or manufacturing zone) - 0.053/1,000 sq.ft. (gross floor area)

 Commercial (Neighborhood office and retail) - 0.262/1,000 sq.ft. (gross floor area)

PROJECT INFORMATION
Project address

APN number
Street address, apartment no., P.O. box Zip CodeCity

 Group Housing (Fraternities, sororities, boarding, convalescent ) - 0.076/occupant
 Hair Salon, Barber - 0.182/1,000 sq.ft. (gross floor area)

 Health Club (w/ aquatics)  - 0.243/1,000 sq.ft. (gross floor area)

 Health Club (w/o aquatics) - 0.131/1,000 sq.ft. (gross floor area)

 Laboratory - 0.092/1,000 sq.ft. (gross floor area)

 Laundromat - site specific - to be calculated
 Manufacturing (Other than beverages, chemicals) - 0.063/1,000 sq.ft.
 Motel/Hotel (Guest rooms only) - 0.122/room
 Motel/Hotel (Guest rooms plus restaurant, shop, meeting rooms) - site specific
 Offices (Building trades contracting) - 0.029/1,000 sq.ft (gross floor area)

 Office (General, nonmedical, includes chiropractor) - 0.059/1,000 sq.ft. (gross floor area)

 Offices (Medical, Dental) - 0.182/1,000 sq.ft. (gross floor area)

 Offices (Converted from house - Nonmedical) - none
 Offices (Converted from house - Medical/dental) - 0.21/house converted
 Park (w/ restroom, irrigated turf) - 1.4/acre
 Park (w/ community building) - 1.7/acre
 Restaurant (Full service - 3 meals, dish washing) -1.154/1,000 sq.ft. (gross floor area)

 Restaurant (Fast-food/takeout w/ on-site prep) - 0.471/1,000 sq.ft. (gross floor area)

 Restaurant (Take-out w/ minimal on-site prep.) - 0.262/1,000 sq.ft. (gross floor area)

 Service Station (w/ Mini Mart) - 0.684/site
 Service Station (w/o Mini Mart) - 0.462/site
 Store (Downtown w/ existing landscape) - 0.024/1,000 sq.ft. (gross floor area)

 Store (Freestanding, w/ landscape) - 0.078/1,000 sq.ft. (gross floor area)

 Store (Department  w/ incidental salon/coffee) - 0.044/1,000 sq.ft. (gross floor area)

 Store (Grocery w/ produce) - 0.278/1,000 sq.ft. (gross floor area)

 Warehouse, wholesale - 0.049/1,000 sq.ft. (gross floor area)

 Other - Site specific - to be calculated

Single-family Number of units _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Condominium Number of units _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Apartment Number of units      _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Mobile home Number of units _______ x (water use factor) _______ x 1.20 = _______ offset (acre-feet)

ADU (Accessory Dwelling Unit) Number of units _______ x (water use factor) _______ x 1.20 = _______ offset (acre-feet)

Motel/Hotel Number of rooms    _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Commercial (square feet)       Total square feet _______ /1,000 = _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Commercial (acre) Total acreage _______ x (water use factor)_______  x 1.20 = _______ offset (acre-feet)

Commercial (other) ________________________________________________  (water use factor) x 1.20 = _______ offset (acre-feet)

Total Offset Required for this Development:   =              AFY

Staff signature Date

OFFSET CALCULATIONS

(One acre-foot equals
325, 851 gallons)

revised 10/9/2012

Notes
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Chapter 4-14 

Figure 4-1 below shows the distribution of opportunity sites around the City. 
 

Figure 4-1: 2007-2014 Housing Opportunity Sites 
 

 
  
 

I. Affordable Housing Overlay (AHO) Sites  
 
The City’s Density Bonus Ordinance, Inclusionary Housing Ordinance and zoning revisions 
that now allow for mixed-use residential development in the commercial zones will all work 
to encourage the development of additional higher density and transportation corridor-sited 
housing.  These ordinances, however, do not meet the State mandated lower-income 
RHNA housing density requirements.  In order to meet the RHNA requirement for low, very 
low and extremely low-income units the City has also adopted an Affordable Housing 
Overlay.  The Overlay was specifically designed for use with multi-residential zoned 
properties and requires that at least 50% of the units to be developed will serve lower-
income households.  Two sites have currently been identified for inclusion under the 
Affordable Housing Overlay.  The Overlay could be applied to additional multi-residentially 
zones sites in the future. 
 
The two prospective sites described below qualify for higher density development under 
the City’s Affordable Housing Overlay Ordinance.  Under the Overlay, new residential 
development is permitted at 20 units per acre under the condition that 50% of the units be 
affordable to lower income households.  One site has 80 existing lower-density housing 
units and can accommodate additional development while the second site is partially 
vacant.  The purpose of the Affordable Housing Overlay is to encourage the preservation 
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APPENDIX F 

Inventory of Opportunity Sites 2007-2014 

UNITS CONSTRUCTED/UNDER CONSTRUCTION AS OF JANUARY 1, 2007 

Site 

Total Built and 
Projected Units 

 
EL-Extremely Low 
VL-Very Low 
L-Low 
M-Moderate 
AB-Above 
Moderate 

Notes 
Parcel 
Size 

Zoning 
District 

General 
Plan 

Allowable 
Density 

with 
Current 
Zoning 

Total 
Units 

Net 
Units 

Net 
Units 

Expected 

1066 41
st
 Avenue 

Capitola Beach 
Villas 

034-091-06 

EL 0 

Currently 
under 

construction 

~1.85 
acres 

PD C-SR ~30 du/a 55 55 55 
VL 0 

L 0 

M  8 

AM 47 

750 Bay Avenue 
Bay Avenue 

Senior Housing 
036-051-33 

EL 13 

New units 
4.18 
acres 

RM-M R-M n/a 13 13 13 
VL 0 

L 0 

M  0 

AM 0 

1911 42
nd

 Avenue 
034-201-33 

EL 0 

Plans 
approved by 

CC 

.97 
acres 

RM-
M/PD 

R-M ~12 du/a 10 9 9 
VL 0 

L 0 

M  1 

AM 9 

2064 Edmund 
Land 

034-412-57 

EL 0 

Single-
Family 
home 

approved 

0.12 R-1 R-LM 5-10 du/a 1 1 1 
VL 0 

L 0 

M  0 

AM 1 

107 Fanmar Way 
035-163-37 

EL 0 

Single-
Family 
home 

finaled 2008 

0.12 RM-LM R-M 5-10 du/a 1 1 1 
VL 0 

L 0 

M  0 

AM 1 
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Total Expected Units Constructed/Under Construction as of January 1, 2007 = 79  
 

EL 13 

VL 0 

L 0 

M  9 

AM 57 
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AFFORDABLE HOUSING OVERLAY (Multi-Family Residential Zones) 

Site 

Total Built and 
Projected Units 

 
EL-Extremely Low 
VL-Very Low 
L-Low 
M-Moderate 
AB-Above 
Moderate 

Notes 
Parcel 
Size 

Zoning 
District 

General 
Plan 

Allowable 
Density 

with 
Current 
Zoning 

Total 
Units 

Net 
Units 

Net 
Units 

Expected 

600 Park Avenue 
Newman 

Apartments 
036-151-15 

EL 0 
Underutilized 
land.  
Developed in 
1960s with 20 
1-story 
building 
containing a 
total of 80 
units; 64 1-
bedroom , 16, 
2-bedroom 
units 

6.8 
acres 

RM-LM 

R-H 
(Pending 
Coastal 

Commission 
certification) 

Maximum of 
20 du/a 

133 
(based 

on 
study) 

33 33*** 

VL 0 

L 16 

M  17 

AM 0 

822 Bay Avenue 
Capitola Inn 
036-011-28 

EL 4 

Site constraint:  
currently 
commercial 
use 

3.09 
acres 

AR/RM-
LM 

R-H 
(Pending 
Coastal 

Commission 
certification) 

Maximum of 
20 du/a 

61 61 61 
VL 26 

L 16 

M  15 

AM 0 

 

Total Expected Units from the Affordable Housing Overlay = 94 

EL 4 

VL 26 

L 32 

M  32 

AM 0 
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COMMERCIAL ZONING DISTRICTS 

Site 

Number of Net 
Units @ Build 

Out 
 

VL-Very Low 
L-Low 
M-Moderate 
AB-Above 
Moderate 

Notes 
Parcel 
Size 

Zoning 
District 

General 
Plan 

Allowable 
Density 

with 
Current 
Zoning 

Total 
Units 

Net 
Units 

Net 
Units 

Expected 

1575 38
th

 Avenue 
Freight & Salvage 

034-181-17 

VL 0 

West of 
Chinese 
Village 

0.7 CN C-LC **25 du/a 17.5 17 8 L 0 

M  2 

AM 6 

3780 Capitola 
Road 

Chinese Village 
Restaurant 
034-181-09 

VL 0 
Same 

property 
owner for 

034-181-09 
& 15  

0.51 CN C-LC **25 du/a 12.75 12 6 L 0 

M  2 

AM 4 

3754 Capitola 
Road 

Storage 
034-181-15 

VL 0 
East of 
Chinese 
Village 

Restaurant 

0.42 CN C-LC **25 du/a 10.5 10 5 L 0 

M  1 

AM 4 

Dharma’s 
034-111-44 

VL 0 

Underutilized 0.01 CN C-LC **25 du/a 0.25 0 0 L 0 

M  0 

AM 0 

4250 Capitola 
Road  

Dharma’s 
034-111-43 

VL 0 

Underutilized 0.91 CN C-LC **25 du/a 22.75 22 11 
L 0 

M  2 

AM 9 

4300 Capitola 
Road  

Dharma’s 
034-111-34 

VL 0 

Underutilized 0.33 CN C-LC **25 du/a 8.25 8 4 
L 0 

M  1 

AM 3 
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4310 Capitola 
Road  

Dharma’s 
034-111-33 

VL 0 

Underutilized 0.31 CN C-LC **25 du/a 7.75 7 4 
L 0 

M  1 

AM 3 

 

Total Expected Units from mixed-use development in the CC, CN, CR and PO Zoning 
Districts = 38  
 

VL 0 

L 0 

M  9 

AM 29 
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SECONDARY DWELLING UNITS 

Site 

Total Built and 
Projected Units 

 
VL-Very Low 
L-Low 
M-Moderate 
AB-Above 
Moderate 

Notes 
Parcel 
Size 

Zoning 
District 

General 
Plan 

Allowable 
Density 

with 
Current 
Zoning 

Total 
Units 

Net 
Units 

Net 
Units 

Expected 

2040 Edmund 
Lane 

034-412-55 

VL 0 

Approved 
Planning 
Permit 

0.12 R-1 R-LM 5-10 du/a 1 1 1 L 0 

M  1 

AM 0 

Citywide 

VL 0 Expect 6 
secondary 
dwelling units 
to be built 
between 2007-
2014 

N/A R-1 R-LM 5-10 du/a 6 6 6 L 0 

M  6 

AM 0 

 

Total Expected Units from Secondary Dwelling Units = 7  
 

VL 0 

L 0 

M  7 

AM 0 
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VANCANT/UNDERUTILIZED RESIDENTAL LAND 

Site 

Number of Net 
Units @  

Build Out 
 

VL-Very Low 
L-Low 
M-Moderate 
AB-Above 
Moderate 

Notes 
Parcel 
Size 

Zoning 
District 

General 
Plan 

Allowable 
Density 

with 
Current 
Zoning 

Total 
Units 

Net 
Units 

Net 
Units 

Expected 

4191 Clares 
Street 

034-222-17 

VL 0 

Underutilized 
land; 1 SFR 

0.71 R-1 R-LM 5-10 du/a 7 6 1 L 0 

M  0 

AM 1 

1771 44
th

 Avenue 
034-122-01 

VL 0 

Underutilized 0.23 R-1 R-LM 5-10 du/a 2.27 1.27 1 L 0 

M  0 

AM 1 

44
th

 Avenue 
034-122-22 

VL 0 

Vacant 0.14 R-1 R-LM 5-10 du/a 1.43 1.43 1 L 0 

M  0 

AM 1 

3120 Capitola 
Road 

034-281-27 

VL 0 

Underutilized 0.46 R-1 R-LM 5-10 du/a 4.6 4.6 1 L 0 

M  0 

AM 4 

2052 Edmund 
Lane 

034-412-56 

VL 0 

Vacant 0.13 R-1 R-LM 5-10 du/a 1.3 1.3 1 
L 0 

M  0 

AM 1 

603 Burlingame 
Avenue 

035-302-14 

VL 0 

Underutilized 0.37 R-1 R-LM 5-10 du/a 3.7 2.7 1 
L 0 

M  0 

AM 2 
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4148 Clares 
Street 

034-201-21 

VL 0 

Underutilized 0.36 RM-M R-M 10-15 du/a 5.4 3.4 2 
L 0 

M  0 

AM 1 

4160 Clares 
Street 

034-201-22 

VL 0 

Underutilized 0.27 RM-M R-M 10-15 du/a 4.05 3.05 1 
L 0 

M  3 

AM 0 

4172 Clares 
Street 

034-201-23 

VL 0 

Underutilized 0.38 RM-M R-M 10-15 du/a 5.7 3.7 2 
L 0 

M  3 

AM 0 

1941 42
nd

 Avenue 
034-201-30 

VL 0 

Underutilized 0.18 RM-M R-M 10-15 du/a 2.7 1.7 0 
L 0 

M  0 

AM 1 

506 Pine Street 
036-022-10 

VL 0 

Underutilized 0.29 RM-M R-M 10-15 du/a 4.35 3.35 2 
L 0 

M  3 

AM 0 

 

Total Expected Units from Vacant/Underutilized Residential Land = 13 
 

VL 0 

L 0 

M  13 

AM 15 

* Expected Net units in the R-1 zoning district were determined by assuming that any parcel would have a 
maximum of two units.  The units in the RM-M zoning district were calculated at roughly 50% development 
rate. 
** Secondary Dwelling Units are naturally affordable to moderate income households due to the unit size. 
***600 Park Avenue could be built at 20 units/acre to provide for a net of 56 units.  However, 33 units are 
anticipated due to the rehabilitation/phased nature of the project. 
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SUMMARY OF OPPORTUNITY SITES 
 

 
Affordability 

Level 

 
RHNA 

Requirement 

 
# Units 

Developed 

 
# Units with 
Affordable 
Housing 
Overlay 

 

Commercial 
Zoning 

Districts 

Secondary 
Dwelling 

Units 

Vacant/ 
Underutilized 

Land 

Total 
Units 

Extremely Low 
 

16 13 4 0 0 0 17 

Very Low 
 

16 0 26 0 0 0 26 

Low 
 

24 0 32 0 0 0 32 

Moderate 
 

27 9 32 9 7 7 64 

Above 
Moderate 

60 57 0 29 0 7 93 

 
TOTAL 

 
143 

 
79 

 
94 

 
38 

 
7 

 
14 

 
232 
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TABLE 5 MAJOR DEVELOPMENT PROJECTS IN CAPITOLA (2005-2010) 

Project Name Address Status Description 

Capitola Beach Villas 1066 41st Avenue Completed 
55 residential condo units and 3,000 square feet 
of retail commercial condo space. 

Whole Foods Market 1710 41st Avenue Completed 
Extensive interior and exterior remodel of the 
former Ralph’s supermarket to establish a new 
Whole Foods Market. 

Goodwill 1550 41st  Avenue Completed 
Extensive remodel of an existing 17,000 square 
foot shopping center to expand a Goodwill 
store and establish a cosmetology school. 

Longs Drugs 1750 41st Avenue Completed 
Extensive remodel of the Longs Drugs store 
(now CVS). 

Bay Avenue Senior 
Apartments 

750 Bay Avenue Completed 
Major remodel of an affordable senior housing 
apartment complex, increasing the number of 
units from 96 to 109 units.   

Heritage Lane 
3606-3610 Capitola 
Road 

Completed 
12 single-family homes and 4 secondary 
dwelling units. 

Marriot Fairfield Inn 
and Suites 

1255 41st Avenue 
Under  
Construction 

84-unit hotel with 31,582 square feet of 
associated facilities.  Anticipated opening date is 
June 2011. 

Target Store 1825 41st Avenue 
Approved,  
Construction 
Pending 

Interior and exterior remodel of the former 
Gottschalk’s building to establish a new Target 
store.  Construction to start in spring of 2011 
with an estimated opening of March 2012. 

Pearson Court 1911 42nd Avenue 
Approved,  
Construction 
Pending 

10 single-family homes.  Construction to begin 
in 2011. 

Capitola Village Hotel 
120 Monterey 
Avenue 

Proposed 
Proposal for a new hotel and associated 
facilities in Capitola Village.   

Source:  City of Capitola, 2011. 

by the City.  These projects include new multiple-family housing, major commercial remodels, new 
hotel development, and new residential subdivisions.  As shown in Figure 7, the majority of these 
projects are located within the 41st Avenue commercial district.   
 
 
D. Population and Housing 

This section describes Capitola’s population and housing characteristics and the City’s recently 
adopted Housing Element of the General Plan. 
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TABLE 10 HOUSING OPPORTUNITY SITES 

 
Number of 

Parcels 
Total  
Area 

Total  
Units 

Affordable Housing Overlay Sites 2 10 acres 94 

Commercial Sites 7 3 acres 38 

Residential Sites 12 4 acres 14 

Secondary Dwelling Units citywide N/A 7 

Total 21 17 acres 153 

Note: This table excludes units “built or under construction,” which are included in Housing Element RHNA Op-
portunity Sites Chart. 
Source:  City of Capitola Housing Element, 2010. 

TABLE 11 CAPITOLA PARKS 

Name Size Type Amenities 

Cortez Park 1.1 acres Neighborhood Park Open field and playground equipment 

Esplanade Park 1.2 acres Neighborhood Park Oceanfront seating and grassy field 

Jade Street Park 9.9 acres 
Community Center 
and Park  

Community center, athletics fields, tennis 
courts, playground equipment 

Monterey Park 4.0 acres  Baseball diamond and athletic fields 

Nobel Park 1.3 acres Neighborhood Park Open field and picnic tables 

Perry Park 0.8 acres Neighborhood Park Soquel River woodlands 

River Park 1.0 acres Neighborhood Park Escalona Gulch woodlands 

Total 19.3 acres   

Sources: City of Capitola, 2011. 

2. State and County Parks and Open Space 

There are over 1,800 acres of State and County parks and open space within a 2.5-mile radius of 
Capitola.  The location of these parks and open space are shown in Figure 10.  Major regional parks 
and open space facilities in and around Capitola include New Brighton State Beach, Seacliff State 
Beach, Anna Jean Cummings Park, Twin Lakes Park, and the Day Valley Open Space Area. 
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Aptos Village Plan 

1 Chapter 1: The Village Overview 

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 severe 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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room between these two perspectives, which allows for newer 

buildings that meet current standards while reflecting some of the 

key elements of the current style buildings. The new Appenrodt 

building at the southeastern corner of the Soquel Drive/Trout Gulch 

intersection (APN 41-042-47) is a good example of balancing these 

two goals.  

This Plan recommends that balance be extended to new buildings 

constructed throughout the Village area. In addition, it is required 

that new buildings incorporate green building principles in layout, 

materials and finishes. More details for the Village Core Area (Area 

III) are discussed in the following section.   

NEW DEVELOPMENT AREAS 
DEFINING OPPORTUNITY SITES 
As was the case with the 1979 Design Framework for the Village, 

this Plan builds from a core framework of elements within which 

the various development sites become defined.   These key 

elements include the existing and new roadways serving the area 

and the private and public recreational areas (Village Common and 

Skatepark).   

Once those elements are defined, a series of possible development 

sites become defined.  These are illustrated and numbered in   

Figure 23, with development potential within each site described 

below in Figure 24.  Altogether, these sites, if developed to the 

maximum allowed by Figure 24, would add 75,000 gross square feet 

of new commercial space and 63 residential units to the Village 

Core area. While there may be some minor variations to what is 

laid out in that figure, for the purpose of this Plan, it defines the 

upper limit of possible development. 
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FIGURE 23: MAP OF VILLAGE WITH KEY FEATURES AND DEVELOPMENT OPPORTUNITY 
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FIGURE 24: DESCRIPTION OF DEVELOPMENT POTENTIAL OF SITES  
(KEY TO FIGURE 23) 

 

Site # 
Maximum 
Commercial 
Square Feet 

Maximum Number 
of Residential Units 

Maximum 
Number of 
Stories 

Uses/Other Requirements 

1 0 6 3 Multi-Family dwellings developed at RM-3 density. 3 stories 
allowed if 1st story is used for in-grade parking. 

2 0 11 2 Attached row-house style multi-family dwellings developed 
at RM-2 density. Some units must front on Cathedral Drive. 

3 10,500 17 2 with lofts Buildings must appear as 2 stories along the new east-west 
street frontage. 

4 31,500 8 3 

This area includes the Apple Barn and at least two other 
buildings.  3-story buildings facing the Village Common 
must minimize shading of the Village Common, include 
articulation to soften the bulk of 3-story buildings and 
allow for a harmonious transition to buildings of fewer 
stories such as the Apple Barn building.  

5 13,000 0 2 

If a sub-anchor building is proposed for this area, the 
design of the building, must give the appearance of a 
multiple tenant building. A portion of the building must 
front on Trout Gulch Road. Entry and access must be from 
the new east-west street. 

6 Additional 2,500 0 2 

Parking may occur off-site through indenture. If no building 
is proposed for this area, the 2500 maximum square 
footage may be reallocated to other site(s). The rear of 
the Bayview Hotel property must be improved to provide a 
welcoming presence along the new east-west street 
frontage. 
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Site # 
Maximum 
Commercial 
Square Feet 

Maximum Number 
of Residential Units 

Maximum 
Number of 
Stories 

Uses/Other Requirements 

7 5,500 7 2 with lofts 

Buildings must front on both streets and include an 
articulated corner feature. Buildings must appear as 2 
stories along the east-west and north-south street 
frontages. 

8 6,000 10 2 with lofts Buildings must appear as 2 stories along the new east-west 
street frontage. 

9 6,000 4 2 Buildings must present well to Soquel Drive and provide a 
“front” appearance on the new north-south street frontage 

Totals 75,000 63   

 

INITIAL DESIGN STANDARDS 
In addition to establishing size, height and uses for the various 

private development opportunity sites created through this Plan, it 

is important to establish some basic parameters for the design of 

the buildings located on these sites. While more detailed design 

standards will be established in the implementing Planned Unit 

Development (PUD) for this Plan, key principles can be established 

at this time, including: 

• To encourage more opportunities for quasi-public outdoor uses, 
establish that the County-controlled right-of-way along the new 
roadways in the Village Core will only cover the curb-to-curb 
area, allowing for more flexible uses along the sidewalk areas 
and private financing for the maintenance of planters and 
sidewalk areas. 

• To create a more pedestrian and business friendly 
environment, require that new buildings be built in a location 
close to the new street (through reduction or elimination of 

front yard setbacks) with off-street parking generally to the 
rear of buildings. 

• To ensure that larger commercial uses not dominate the new 
development area or existing commercial areas including the 
Bayview Hotel, the PUD will establish frontage and appearance 
standards for anchor, sub-anchor and other new buildings that 
reflect the historical nature of the Village. 

• The architectural style of the buildings fronting the new east-
west and new north-south streets shall give the impression of 
being constructed over a period of time, as is the case of 
organic main streets, rather than appearing to be matching or 
identical. 

• To provide for an interesting variety of exterior materials and 
to honor the character of the current Village, most buildings 
will be wood-sided, but a variety and mixture of exterior 
materials are encouraged. 

• To encourage more vital activities in commercial and mixed use 
areas, require dooryard areas that allow for quasi-public 
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Land Use
Land Use Category Acres

Percent  
of Total

Single-Family Residential 1,984 45.6%

Multi-Family Residential 619 14.2%

Mobile Home Park 261 6.0%

Retail and Services 104 2.4%

Office 85 1.9%

Other Commercial 124 2.8%

Medical 52 1.2%

Industrial 71 1.6%

Utilities and Public Infrastructure 63 1.5%

Public/Quasi Public 468 10.8%

Open Space/Park/Recreational/Agricultural 264 6.1%

Vacant 254 5.8%

Total 4,348 100%

Table LU-1:  Existing Land Use 

Land use is the foundation for the form and function of a 
place.  This chapter describes existing land uses in the Plan 
area, presents potential opportunity areas, and describes 
the connection between development patterns and 
transportation choices in Santa Cruz County.

Existing Land Use

Existing land use in the Plan area is shown in Figure LU-
1.  Table LU-1 shows the acreage and percentage of these 
land uses.

Key observations about existing land uses most relevant 
to the Transit Corridors Plan include the following:

•	 Residential Uses.  Single-family residential is the 
predominant land use in the Plan area.   Multi-fam-
ily residential uses are located mostly along Soquel 
Drive, near to Highway 1, and along major arteri-
als in Live Oak.  A notable amount of mobile home 
parks are found throughout the Plan area, with the 
largest number in Live Oak.

•	 Medical and Educational Uses.  A cluster of medi-
cal uses is located  at the western end of Soquel 
Drive, anchored by Dominican Hospital and the 
Sutter Surgery Center.  The Cabrillo College campus 
occupies a large area on Soquel Drive south of Park 
Avenue.

•	 Retail Uses.  Large-scale retail uses are focused 
on Soquel Avenue/Drive near the Highway 1 inter-
change, 41st Avenue at Soquel Drive, and Soquel 
Drive at State Park Drive.   Smaller-scale retail uses 
are found near major intersections along Soquel 
Drive and near the intersection of major arterials in 
Live Oak.

•	 Industrial Uses.  Industrial uses are concentrated in 
an area surrounded by 41st Avenue, Highway 1 and 
Soquel Drive.   There are also a few isolated sites of 
industrial uses in Live Oak.
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Potential Opportunity Areas

Figure LU-2 and Table LU-2 show potential opportunity 
areas that could be studied in greater detail as part of the 
Transit Corridor Plan.  These areas present opportunity for 
new development and other improvements to support 
the objectives of the Transit Corridors Plan.  Potential op-
portunity areas are identified using a variety of criteria, in-
cluding development status (i.e. vacant or underutilized), 
improvement-to-land value ratio (I/L ratio – the ratio of 
the value of all improvements on site such as buildings 
and structures to the ratio of the value of land; a property 
with a low ratio is considered to be “underutilized” and 
more conducive to redevelopment), infrastructure con-
straints, economic feasibility, prior development inter-
est, size, ownership, location, adjacent development, and 
catalyst potential (e.g. potential to stimulate additional 
development on other sites).  Discussion of whether the 
community agrees that Figure LU-2 correctly identifies 
potential opportunity areas will be an important part of 
the Transit Corridors Plan process.

Larger Development Projects

Figure LU-3 and Table LU-3 show larger development proj-
ects that are proposed, approved, and under construction 
in the Plan area.  Almost all of these projects are along 
Soquel Drive in Live Oak, Soquel, and Aptos.  Many of 
the residential projects are affordable housing develop-
ments, including affordable housing for seniors.  Notable 
commercial projects include the anticipated application 

for the renovation and reconstruction of the Rancho Del 
Mar shopping center, and the proposed mixed-use Aptos 
Village project.

Population and Employment 
Concentration

Figure LU-4 identifies areas of population concentration 
within the Mid-County area.  Population concentration is 
expressed as persons per acre, averaged for all residents 
within a one-half square-mile area.  

Based on Census data, Downtown Santa Cruz has the 
highest population concentration in the Mid-County area 
with approximately 30 to 40 persons per acre.  Assuming 
an average household size of 2.4 persons, this translates to 
an average density of around 12 to 16 dwelling units per 
acre.  Other areas of relatively high population concentra-
tion include UC Santa Cruz, areas near Capitola Road and 
Portola Drive in Live Oak, the Jewel Box neighborhood in 
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 Address Name Status Description

1 2500 Soquel Avenue St. Stephens Affordable 
Housing  Pre-Development Approx. 40 senior affordable housing units

2 2806 & 2776 Soquel 
Avenue -  Proposed Approx. 30,000 s.f. of new service commercial buildings 

3 1026 Capitola Rd Bay School  Proposed Relocation of special needs school serving 40-50 students 

4 2400 Chanticleer/5200 
Soquel Ave Center for Public Safety  Proposed/Public  

Funds Allocated 
Renovation of the Live Oak Business Park to accommodate a 
new 80,000sf mid-county Center for Public Safety. 

5 4101 Soquel Drive Tower Plaza  Approved Approx. 14,500 s.f. of commercial 

6
Northwest corner 
of Soquel Drive and 
Cunnison Lane

The Farm Neighborhood Park 
and Community Center  Approved Approx. 5 acres of programmed open space, including a 

community center 

7 Cunnison Lane Erlach Property Affordable/ 
Market Rate Housing Project Pre-Development Up to 102 housing units 

8 3100 Corte Cabrillo Corte Cabrillo Townhouses  Under Construction 28 townhouses 

9 100 Atherton Loop Cabrillo Commons  Under Construction 43 townhouses 

10 140 Canterbury Dr Canterbury Townhomes  Under Construction 19 Affordable townhomes, adjacent County park site 

11 76-140 Rancho Del Mar Rancho Del Mar Shopping 
Center  Proposed Renovation and reconstruction of existing Safeway shopping 

center. 

12 7839 Soquel Drive Aptos Blue Affordable  
Housing Project 

Construction  
Beginning

December 2012
40 Rental affordable housing units

13
Soquel Drive, between 
Aptos Creek and Trout 
Gulch Road 

Aptos Village Mixed-Use 
Project Proposed 63 units and 72,000 square feet of commercial

Table LU-3:  Larger Development Projects*

* Proposed, approved, or under construction as of August 2012

Location

1 Harbor Parcels

2 East Cliff Village Shopping Center

3 17th Avenue Industrial Area

4 Lower 41st/Portola Drive

5 Thompson Avenue Industrial Areas

6 Capitola Road Parcels

7 Nigh Lumber Indutrial Area

8 Commercial Way Area

9 Thurber Lane Seasonal Use

10 Fleamarket and Chanticleer Industrial Area

11 Upper 41st Avenue

12 Bay/Porter Area

13 Erlach Site

14 Par 3 Golf Course

15 Rancho Del Mar Shopping Center

16 Poor Clares

17 Aptos Village

Table LU-2: Potential Opportunity Areas
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From: Paia Levine [mailto:PLN456@co.santa-cruz.ca.us]  
Sent: Thursday, January 17, 2013 5:09 PM 
To: steph@strelowconsulting.com 
Cc: ann sansevero (ann_sansevero@urscorp.com) 
Subject: Follow up from meeting about desal EIR 
 
Hi Stephanie, 
I said I would check on the following for you: 

1. County Housing Element was approved January 12, 2010 
2. St. Stephens housing project is currently proposed to be 40 units. The Erlach housing site is 

for 102 units but there is no proposal so far. 
3. St Stephens church is on the south side of Soquel half way between Capitola Rd Extension 

and 7th Ave. 
I hope that is helpful, 
Paia 
 
Paia Levine 
Principal Planner  
County of Santa Cruz 
Phone (831) 454 5317 
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