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East Cliff Village Shopping Center Community Workshop – April 29, 2013 
Workshop Summary 

 
On April 29, 2013, about 150 people participated in a meeting at the Simpkins Community Room to discuss 
possible new development and envision an economically vibrant and sustainable future for the East Cliff 
Village shopping center site. The meeting was hosted by the Santa Cruz County Planning Department, 
Supervisor Leopold, and representatives of the property owner, Barry Swenson Builder. The meeting began 
with a review of existing conditions at the site, including recent economic analysis of market demand for 
various types of development that could be feasible at the East Cliff Village location. The main purpose of 
this workshop was to hear from community members about their ideas and preferences for the site. The 
feedback gathered at this meeting would be used by the property owner to prepare concept design 
scenarios for the site, to be discussed at the second community workshop held on June 3, 2013.  
 
April 29th Workshop Overview 
The workshop consisted of two main parts. Property owner representatives and County staff opened with a 
presentation introducing the site and existing uses, as well as some background on the Transit Corridors 
Plan for Sustainable Communities in Santa Cruz County. The presentation included a review of the 
preliminary economic findings for the mid-county area that were generated by consultants through the 
current Economic Vitality planning effort of Santa Cruz County. The Presentation provided the background 
necessary for an informed community discussion.  
 
During the second part of the April 29th workshop, participants formed small groups to talk about how the 
East Cliff Village Shopping Center could change and be improved. The groups took notes as the following 
questions were discussed. Copies of the original notes from each group, as well as a listing of all comments, 
are included as an appendix to this memo, and will be available by June 6th at this link: 
http://transitcorridorsplan.org/workshops-and-meetings/community-workshops/ 
 

1. How would you describe the existing character or feel of the center? 
a. How can the character of the center be improved 
b. Are there other shopping centers, locally or elsewhere, that have characteristics you would 

like to see incorporated into this center? 
 

2. What are your thoughts about the placement of buildings on the site and the height and scale 
(massing) of existing and potential future buildings on the property? 
a. How could the placement and massing of the buildings support sustainability of the center 

and the larger community? 
 

http://transitcorridorsplan.org/workshops-and-meetings/community-workshops/
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3. What are your thoughts about establishing residential, office, and/or medical office uses at 
the center? 

 
4. Are there specific commercial or service uses that you desire at the center and that you 

would patronize on a regular basis? 
 

5. Are there events or activities that you would like to see at the center? 
 
Many of the discussions were free-flowing and not strictly limited to the order or format of the questions, 
but clear themes appeared as the discussions progressed. Following the small group discussions, each small 
group reported back to the whole group about their ideas and concerns about the Shopping Center. The 
reports from the tables showed that there was substantial agreement on many of the types of businesses 
that people would like to see at the Center, on the importance of the Farmer’s Market, and about some of 
the current unmet needs in this area of Live Oak. These common themes are reviewed below. 
 
Common Themes in Response to Questions 1 and 2 about the character of the existing site; and about 
the siting, scale and massing of future buildings on the site. 
 
Many people described the existing shopping center as old, out-dated, run-down, and unsafe. However, 
community members like the frontage landscaping, the Farmer’s Market, and existing uses such as the 
video store, bakery, dog groomer and dry cleaners. There does not seem to be a consensus about the 
character of the center, with some saying that it has no character while others like the current Spanish / 
Town and County style and covered arcades. There was broad agreement that the site has more parking 
spaces than needed, the stores seemed disconnected from East Cliff Drive, and that the parking lot should 
not be such a dominant feature of the development. The need to “activate” the site was a strong theme. 
Many people stated that vehicular access into and out of the site was difficult, and that it also was not 
comfortable for people who are walking or riding bicycles. People indicated that the site should have better 
lighting, additional landscaping and be more vibrant. 
 
In terms of building siting, scale/height and massing, most participants were accepting of two or three 
stories at appropriate locations on the site, which would be consistent with existing zoning standards for 
the site. Several comments were made about transitioning heights from East Cliff Drive, starting with 
inviting landscaping and lower buildings set back behind the landscaping along the street frontage, and 
then increasing toward the center or rear of the property. Other participants mentioned a lively street 
presence, with street-café style seating along the East Cliff Frontage as a way to maintain a larger setback 
to buildings. Incorporating “community gathering places” such as outdoor seating areas and an area that 
can continue to accommodate the Farmer’s Market and other community events was strongly supported. 
 
Examples of other local centers that participants appreciate for the services and the public gathering spaces 
include Swift Street Courtyard in Santa Cruz (Kelly’s Bakery, Bonny Doon Winery, etc.), Seabright Brewery, 
and the Aptos Shopping Center on Soquel Drive in Aptos (Coffee Roasters, Outside-In, etc.). 
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Common Themes in Response to Questions 3 and 4 about possible future medical, office and residential 
uses, as well as ideas about specific commercial businesses desired at the site. 
 
In discussing specific uses for the shopping center, opinions were split over the question of residential uses 
on the site, with some groups strongly opposed, one strongly in favor, and several preferring senior housing 
or a limited number of units in a mixed-use configuration rather than a section of the site being dedicated 
exclusively to apartments or townhomes. However, there was also a recognition that the rear of the site 
currently is a “dead zone” which presents safety concerns, and placing residential uses to have “eyes on the 
site” during off-hours could be beneficial. Concerns about the loss of neighborhood commercial property, 
the lack of nearby commercial goods and services, and worries about traffic and safety issues came up in 
the context of the residential discussion. 
 
Most groups were supportive of the idea of medical or office uses on the site, though a few pointed out 
that there is vacant office space throughout the County. However, the economic consultant has determined 
that the Mid-County area office vacancy rate is about 6%, which means that the market could support 
additional office space. The existing health-related businesses on the site were generally considered 
positively, and the prospect of a family-oriented expansion site for the Women’s Health Center was 
supported. 
 
In terms of specific uses the community would patronize, many ideas were generated. The most common 
among them were food-related uses and personal services including: 
 

• Small Grocery Store – perhaps a New Leaf Market, or something like A.J.’s at Soquel/Park Avenue 
• Coffee shop/café – like Live Oak Coffee or People’s 
• Restaurant, brewery and/or pub 
• Deli/sandwich shop/café/bakery – like Kelly’s or Gayle’s or the Buttery 
• Ice Cream Shop – like Penny Ice Cream who appears at the Sunday Farmer’s Market 
• Dry Cleaners 
• Post Office – realize won’t be USPS,  but perhaps like a private UPS Store 
• Pharmacy/Drug Store – like the small CVS in Deer Park Center in Aptos 
• Small-scale retail, artist’s shops/galleries, surf shop 
• Uses that recognize the beach-going and surfer-oriented visitors and residents in the area 

 
Community gathering space, either formally for events or informally via a public space with seating that is 
attractive for pedestrians, safe for families, and dog-friendly, was an extremely popular idea. It was clear 
that the function of the existing center as the location for the Sunday Farmer’s Market is very important to 
the community, and that neighbors would like additional opportunities to interact casually with one 
another. Comments included the need to pay attention to providing safe access to any gathering site for 
walkers and people with children in tow. 
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Common Themes in Response to Question 5 about events and activities desired at the site. 
 
When considering events or activities that people would like to see at the center, retaining the Farmer’s 
Market at the site was mentioned by every group. Other event ideas tended to be in a similar vein of 
regularly-scheduled, community-wide events such as: 
 

• Monthly Antiques market  
• Summer-time weekly outdoor movie night  
• Concert series  
• Seasonal craft fairs  
• Art and Wine festivals 
• Similar special, periodic or annual events. 

 
Next Steps 
 
The next meeting will be held on June 3, 2013, at the Simpkins Swim Center. The property owner will be 
presenting concepts for the community to review at that time. 
 
Appendix:   
List of Comments and Pictures of Group Discussion Posters 






















































































