








 
 

Hearing Date/Agenda Number: 
P.C. 03/28/2007  Item: 7. b 
File Number: 
GP05-04-09  
Council District and SNI Area: 
 District 4 
Major Thoroughfares Map Number: 
51 
Assessor's Parcel Number(s): 
241-17-009 

 

 

Project Manager:  
Ben Corrales 

PROJECT DESCRIPTION: 

General Plan amendment request to change the Land Use/Transportation Diagram designation from Combined 
Industrial/Commercial on a 4.0-acre site to Neighborhood/Community Commercial on 0.8 acres and High 
Density Residential (25-50 dwelling units per acre) on 3.2 acres.  

LOCATION:  South side of Murphy Avenue, approximately 550 feet 
easterly of the intersection of Murphy Avenue and Oakland Road 
(1172 – 1180 Murphy Avenue). 

ACREAGE:  4.0 acres 

APPLICANT/OWNER: 

Anthony Ho / Bob Dhillon 

GENERAL PLAN LAND USE / TRANSPORTATION DIAGRAM DESIGNATION: 

Existing Designation:  Combined Industrial/Commercial on 4.0 acres. 
Proposed Designation:  Neighborhood/Community Commercial on 0.8 acres and High Density Residential (25-50 
DU/AC) on 3.2 acres. 

ZONING DISTRICT(S):  

Existing Designation: A(PD)  Planned Development Zoning District on 4.0 acres. 
Proposed Designation: N/A 

SURROUNDING LAND USES AND GENERAL PLAN DESIGNATION(S): 

North:  Single-family residences and commercial (Berryessa Planned Community)– General Commercial, Medium 
High Density Residential (12-25 DU/AC) and Medium Density Residential (8-12 DU/AC) 
South:  Public golf course – Public Park and Open Space 

East:  Single-family residences and public golf course –Medium Density Residential (8-12 DU/AC) and Public 
Park and Open Space 

West: Commercial and Industrial  – Industrial Park with a Mixed Industrial Overlay 

ENVIRONMENTAL REVIEW STATUS: 

Mitigated Negative Declaration circulated on March 7, 2007  

PLANNING STAFF RECOMMENDATION: 

No change to the General Plan 
Approved by:       
          Date:       

PLANNING COMMISSION RECOMMENDATION:       

 

Department of Planning, Building and Code Enforcement 
200 E Santa Clara Street, 3rd Floor 
San Jose, CA 95113

GENERAL PLAN AMENDMENT 
STAFF REPORT 

SPRING 2007 HEARING 
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CITY COUNCIL ACTION:       
 

 
CITY DEPARTMENT AND PUBLIC AGENCY COMMENTS RECEIVED: 

• San Jose Fire Department, Bureau of Fire Prevention stated on December 12, 2005 that comments 
will be provided with subsequent permit applications. 

• The Department of Public Works (DPW) stated on January 20, 2006 that the site is in a State 
Liquefaction Zone, that this project is located within the boundaries of Maintenance District 11, 
and that changes to High Density Residential may change the assessment amounts. 

• The Department of Transportation (DOT) stated on March 21, 2007 that this General Plan 
amendment is exempt from a computer model traffic impact analysis. 

 
GENERAL CORRESPONDENCE: 

• Phone call from neighbor Loanne Luu requesting general information about the project.  
• Electronic mail from neighbor Mark Alden received on February 19, 2007 stating his concerns about 

environmental impacts such as traffic and noise due to construction. He also inquired about the type of 
future development for this project. 

• Electronic mail from LinYi Lee asking if the site plan for this project was available online. 
 

ANALYSIS AND RECOMMENDATIONS: 

 
RECOMMENDATION 

 
Planning staff recommends that the Planning Commission forward a recommendation to the City 
Council for no change to the existing San Jose 2020 General Plan Land Use/Transportation 
Diagram designation of Combined Industrial/Commercial on a 4.0-acre site (denial of the 
proposed General Plan amendment). 
 
PROJECT DESCRIPTION 
 
This staff report addresses a privately initiated General Plan amendment request (File No. GP05-
04-09) to change the Land Use/Transportation Diagram designation from Combined 
Industrial/Commercial on 4 acres to Neighborhood/Community Commercial on 0.8 acres and 
High Density Residential (25 – 50 DU/AC) on 3.2 acres of a site located at 1172, 1180 and 1188 
Murphy Avenue. 
 
The existing Combined Industrial/Commercial land use designation is intended for commercial, 
office, or industrial development or a compatible mixture of these uses. The uses of the Industrial 
Park, Light Industrial, General Commercial, and Neighborhood/Community Commercial land 
use designations are consistent with this designation.  
 
The proposed Neighborhood/Community Commercial land use designation applies primarily to 
shopping centers of a neighborhood or community scale. The proposed High Density Residential 
(25-50 DU/AC) designation is typified by three-to four-story apartments or condominiums over 
parking. This density is planned primarily near the Downtown Core Area, near commercial 
centers with ready access to freeways and expressways and in the vicinity of the rail stations 
within the Transit-Oriented Development Corridors Special Strategy Area. Sites within 
reasonable walking distance of a passenger rail station (2,000 feet) may be appropriate for 
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vertical commercial/residential mixed-use development under a Planned Development zoning. 
The commercial component should be well integrated and well designed in the context of the 
overall development, with the commercial uses serving the surrounding neighborhood and rail 
passengers. 
  
BACKGROUND 
 
Site and Surrounding Uses 
 
The subject site is located along Murphy Road, approximately 550 feet easterly of the 
intersection with Oakland Road (1172 – 1188 Murphy Avenue), and is surrounded by a mix of 
uses including residential/commercial uses to the north, recreational uses to the south (Municipal 
Golf Course), professional office and industrial uses to the west, and residential uses to the east.  
 
The site is currently developed with a 53,010 square-foot warehouse/office building and 150-
stall parking lot. A Planned Development Permit (PD03-021) was approved in 2003 allowing a 
6,000 square-foot banquet facility within the existing building. The remaining square feet is 
maintained as a warehouse and office. The site is located within the Rincon de Los Esteros 
Redevelopment Area and the North San Jose Development Policy Area. The Rincon de Los 
Esteros Redevelopment Area was first established in 1974 to maximize economic development 
potential and to promote industrial growth in the northerly area of San Jose. The updated North 
San José Area Development Policy (Policy) will guide the ongoing growth and development of 
the North San José area as an important employment center for San José. The updated Policy 
provides additional industrial development capacity for 20 million square feet of transferable 
floor area credits that can be allocated to specific properties within the Policy area. The Policy 
supports the conversion of specific sites from industrial use to high-density residential use, based 
upon specific criteria compatible with industrial activity. 
 
General Plan Amendment History 
 
This site was the subject of two previous General Plan amendments approved by City Council. 
In 1995, General Plan amendment, GP95-04-08d, added a Mixed Industrial Overlay to a larger 
17.4-acre area that included this site. The Mixed Industrial Overlay was approved to designate 
appropriate areas for compatible non-industrial uses and to maintain certain priority areas as 
exclusively industrial. This overlay provides clear direction regarding where non-industrial uses 
may or may not locate and supports the City’s economic development goals of preserving the 
supply of prime industrial land.  
 
In 2005, General Plan amendment, GP04-04-08, deleted the Mixed Industrial Overlay from the 
site and changed the base land use designation from Industrial Park to Combined 
Industrial/Commercial to allow greater flexibility in allowable commercial land uses on the site, 
provided that they are compatible with the existing and planned land uses in the surrounding 
area.  
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Site and surrounding land uses 

(Aerial photo source: Department of Public Works, 2001, City of San Jose) 
 

 
 
 
 

  
 

Looking north (main access) to subject site. 
 

Mixed uses north of subject site. 
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View of the site, looking southwest. 
 

Residential uses to the east. 

  

 
 

Adjacent office uses to the south. View of offices west of the subject site. 
 
 
ANALYSIS 
 
The key issues in analyzing the proposed General Plan amendment are: 1) consistency with the 
San Jose 2020 General Plan Major Strategies, goals and policies; 2) land use compatibility; 3) 
consistency with the North San Jose Area Development Policy; and, 4) consistency with the 
“Framework, as a Guideline, to Evaluate Proposed Conversions of Employment Land to Other 
Uses” (Framework). 
 
Consistency with the San Jose 2020 General Plan Economic Development Major Strategy 
 
The General Plan’s Economic Development Major Strategy encourages the attraction of a large 
share of area wide economic development; otherwise, the City will face increasing pressures for 
housing and population growth without a solid financial base. Conversion of the site to  
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residential uses would eliminate the potential for future commercial and industrial uses to 
balance the existing residential development in the City and would reduce the potential for tax 
revenues. Therefore, the proposed land use change of 3.2 acres from Combined 
Industrial/Commercial to High Density Residential (25-50 DU/AC) is inconsistent with the 
Economic Development Major Strategy. 
 
Maintaining the existing Combined Industrial/Commercial land use designation would preserve 
the potential to attract tax revenues, and preserve the land for employment. 
 
Consistency with the San Jose 2020 General Plan Goals and Policies. 
 
The proposed project is inconsistent with the following San Jose 2020 General Plan goals and 
policies: 
 
Residential Land Use Policy No. 2 
• Residential neighborhoods should be protected from the encroachment of incompatible 

activities or land uses, which may have a negative impact on the residential living 
environment. In particular, non-residential uses, which generate significant amounts of 
traffic, should be located only where they can take primary access from an arterial street. 

 
Given the existing site configuration, future residential development and existing office 
development would share ingress and egress to the subject site, and generate additional traffic 
which may negatively impact future residential quality of life. Therefore this proposed 
amendment is inconsistent with this policy. 
 
Residential Land Use Policy No. 3 
• Higher residential densities should be distributed throughout the community. Locations near 

commercial and financial centers, employment centers, and the rail transit stations and 
along bus transit routes are preferable for higher density housing. There are a variety of 
strategies and policies in the General Plan that encourages the construction of high density 
housing and supportive mixed uses. For example, the Housing Initiative and Transit-
Oriented Development Corridor Special Strategy Areas encourage high density housing and 
mixed use development in close proximity to existing and planned transit routes. In addition, 
residential development located within 2,000 feet of a planned or existing rail station should 
occur at the upper end of the allowed density ranges and should typically be at least 25 
DU/AC unless the maximum density allowed by the existing land use designation is less than 
25 DU/AC). 

 
As described previously in this staff report, High Density Residential (25-50 DU/AC) is intended 
to be located primarily near the Downtown Core Area, near commercial centers with ready 
access to freeways, and in the vicinity of rail stations within the Transit-Oriented Development 
Corridors Special Strategy Areas.  
 
Although the subject site is near a commercial center with ready access to freeways, this site is 
not near the Downtown Core Area nor in the vicinity of rail stations within the Transit-Oriented 
Development Corridors Special Strategy Areas. Therefore, this proposed amendment is not 
consistent with this policy. 
 
Industrial Land Use Policy No. 9 
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• The City should encourage industrial supplier/service business retention and expansion in 
appropriate areas in the City. 

 
Industrial Land Use Policy No. 11 
• Because of the importance in retaining viable industrial supplier/service lands and the 

inherent incompatibility between residential or non-industrial uses and industrial uses, new 
land uses that may restrict development of land reserved exclusively for industrial uses 
should not be allowed to locate adjacent to these areas of the City, and in particular, 
sensitive receptors, should not be located near primary industrial areas.  

 
The proposed amendment is inconsistent with the two policies mentioned above because the 
proposal involves an industrial to residential land conversion that would discourage the 
preservation of Driving and Business Support Industries adjacent to the site and in the immediate 
area. If approved an eighty percent of the site would restrict development of land reserved for 
industrial uses. 
 
Land Use Compatibility 
 
The project site is surrounded by a mix of uses already existing in the area. The proposed 
Neighborhood Community/Commercial designation is compatible with the existing uses and 
very similar to the ones allowed under the existing Combined Industrial/Commercial 
designation. However, the proposed High Density Residential (25-50 DU/AC) land use 
designation could be incompatible with the industrial uses adjacent to the site. 
 
The adjacent site to the west is designated Industrial Park with Mixed Industrial Overlay, which 
is appropriate for a mixture of primarily industrial with compatible commercial or public/quasi-
public uses, or alternatively entirely industrial uses in accordance with the base designation. The 
relatively small size of the subject site allows minimal opportunities for a buffer between future 
high density Residential development and Industrial Park uses. This lack of a buffer area could 
create challenges for future Industrial Park operations.  
 
North San Jose Development Policy Area 
 
The North San Jose Area Development Policy establishes a policy framework to guide the 
ongoing development of the North San Jose area as an important employment center for San 
Jose. It identifies specific areas where future residential development could occur adjacent to 
existing residential development, close to jobs, and to the west of Interstate 880, to provide a 
traffic benefit where a number of access points to regional highways exist. 
 
The conversion of additional industrial land to residential use in areas not already considered by 
the Policy generally is in conflict with the City’s goal of promoting the North San Jose 
Development Policy Area as an important employment center for the City. Conversion of 
industrial land to residential use diminishes the opportunity for new industrial development and 
can lead to incompatibility issues with land use. Although, The Policy recognizes that some 
industrial conversion to residential may occur, generally any property south or east of Interstate 
880 or north of State Route 237 does not provide a significant benefit to regional or North San 
Jose area traffic conditions and is not intentionally supported by the Policy because it focuses on 
placing development near existing housing sites where residential support services are available. 
 



  File No.: GP05-04-09 
  Page 8 
 

 

The Policy supports industrial to residential conversions only within the Transit/Employment 
Residential District Overlay area as depicted in the map below. The proposed project is not 
located within that larger area. 
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Prior to redevelopment of the site with residential uses an amendment to the North San Jose Area 
Development Policy would be required to analyze the near term traffic impacts an address the 
inconsistency with the Policy. 
 
Evaluation of Industrial Land Conversion 
 
The General Plan amendment site is located in the North San Jose 5 sub-area identified in the 
City’s 2004 Fiscal Study. As a conversion from an industrial use to a non-industrial use, the 
proposal must be evaluated using the Framework, as a Guideline, to Evaluate Proposed 
Conversions of Employment Lands to Other Uses (Framework) which classifies employment 
lands into three different categories: 1) subareas to promote or facilitate conversion to housing, 
retail, mixed use, or other Household-Serving industries; 2) subareas to consider for conversion 
to housing, retail, mixed use, or other Household-serving industries in certain circumstances; and 
3) subareas to preserve for Driving and Business Support Industries. The subject site is listed in 
the second category. Industrial land conversions to residential are discouraged in this category 
unless the site is not likely to induce additional conversions to residential and provided that the 
site can be integrated into a neighborhood framework. 
 
The Framework identifies key criteria that need to be evaluated when considering conversion of  
Employment lands to other uses. The following is an analysis of the proposed amendment based 
on the established criteria: 
 

1. Economic contribution of the subarea: the existing land uses of the project site are uses 
that support industrial and commercial activity in the area. Currently the site is fully 
developed. Removing the industrial-commercial uses allowed on the site would 
contribute to the elimination of the retail tax base for the City and reduce additional 
employment opportunities. 

 
2. Consistency with the City’s Policies, Goals, and Strategies: the proposed General Plan 

amendment does not support General Plan goals and policies as analyzed previously in 
this staff report.  
 

3. Fulfilling the City’s retail needs: approval of this amendment would discourage 
commercial and industrial development that is compatible with the surrounding existing 
uses, would reduce the potential to provide commercial uses to meet the City’s need for 
community-serving retail, and would not provide an equivalent benefit to the City. 

 
4. Adequacy of major street access: the site is located near the intersection of two major 

arterials, Murphy Avenue and Oakland Road, which are designated as Major Arterials 
(115 to 130-foot right of way) on the General Plan Land Use/Transportation Diagram. 
Arterial streets are designed mainly for the movement of through traffic, but also 
normally perform a secondary function of providing access to abutting properties. Having 
one point of access creates a major access constraint to the site; additional analysis of 
traffic operations would be required to address the site access issue when a development 
application is submitted. 
 

5. Potential environmental impacts and mitigation measures: The proposed General Plan 
amendment was analyzed in an Initial Study that resulted in a Mitigated Negative 
Declaration that was circulated on March 7, 2007, and is scheduled to be adopted on 
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March 28, 2007. The Initial Study determined that the change in land use would not have 
significant impacts with the inclusion of General Plan policy mitigation. 

 
6. Net fiscal impact on the City of using this parcel for retail instead of the current use: The 

site is currently developed. Removal of the development on the site has the potential to 
decrease sales tax dollars as well as eliminate employment opportunities. 

 
 
ENVIRONMENTAL REVIEW  
 
A Draft Mitigated Negative Declaration was circulated on March 7, 2007 for public review and 
comments. The Mitigated Negative Declaration included mitigation to reduce any potential 
impacts to a less than significant level per the California Environmental Quality Act (CEQA). 
The Mitigated Negative Declaration concluded that the project would have a less than significant 
impact with mitigation measures in the following categories: Aesthetics, Agriculture Resources, 
Air Quality, Biological Resources, Cultural Resources, Geology and Soils, Hazards and 
Hazardous Materials, Hydrology and Water Quality, Land Use Planning, Mineral Resources, 
Noise, Population and Housing, Public Services, Recreation, Transportation and Traffic, and 
Utilities and Service Systems. 
 
 
PUBLIC OUTREACH 
 
A community meeting was held at the Rosewater Hall located at 1180 Murphy Avenue on March 
5, 2007. Approximately ten neighbors attended the meeting. The major concerns addressed were: 

• The idea that this area is being piecemealed. Residents wanted to know if there was a 
master plan for this area. Staff explained that the North San Jose Area Development 
Policy includes this area, and the site is intended by the Policy to remain Combined 
Industrial/Commercial. 

• If this project were to be approved, it would generate residential development adjacent to 
the existing commercial and office uses to the west of the site. Staff responded that future 
proposals could involve redevelopment of the site. However, at this time there was no 
development proposal on file; the applicant also expressed not having definitive plans for 
a rezoning proposal. 

  
Property owners and tenants within a 500-foot radius of the subject site received a notice of the 
public hearings to be held on the General Plan amendment request before the Planning 
Commission on March 28, 2007 and City Council on April 24, 2007. The Department web site 
contains information regarding the General Plan amendment process, zoning process, staff 
reports, and hearing schedules. This web site is available to any member of the public and 
contains the most current information regarding the status of the applications.  
 
Consistent with the updated City Council Policy on Public Outreach, staff requested the 
installation of an on-site sign describing the proposed project, large enough so it is legible from 
the street. Proof of installation was submitted to Planning staff on April 18, 2006. 
 
Tribal Consultation 
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This General Plan amendment is subject to the State of California Tribal Consultation 
Guidelines. No comments from tribal representatives were received by Planning staff on the 
subject General Plan amendment.  
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No Scale 
Quad: 51 

 

























































General Plan Amendment
1180 Murphy Avenue



Surrounding Properties
Residential and public golf course to east

Neighborhood office park and high density 
residential to west

Golf course to the south

Neighborhood Commercial including a major 
grocery store and residential to north





Character of Neighborhood
PS Business park consists of neighborhood serving 
offices

No driving or supporting industrial uses exist in the 
area

Apartment rental units  

Mixed Industrial Overlay was added in 1995 
because of the changing character of the 
neighborhood



Typical Neighboring 
Businesses

Restaurants
Places of Worship
Dry Cleaner
Real Estate and Loan Offices
Fitness Center
Language Learning Center
Title Company
Printing Shops
Small Accounting Firms
Travel Agencies
Limousine Rental Service
Wheelchair Retail Sales
Photography Studio
Insurance Brokerages
Jewelry Store
Car Audio Installations
Community Newspaper Office



Traffic Impacts and 
Accessibility

2 points of entry from Oakland Road

1 point of entry from Murphy Avenue

Readily accessible from 101, 880, and 680

I.S. shows no significant impact on traffic



North San Jose Policy
Residential conversions are supported on sites next 
to existing residential and where support services 
are available

Adjacent to residential

Across the street from Grocery Store

Meets conversion criteria better than other sites 
identified for residential (Sony, Cisco, etc.)



Framework Guidelines
Meets most of the criteria used when 
evaluating conversions to residential

North San Jose Sub Area 5 East of I-880 is 
specifically identified as an area where 
residential conversions should occur

No additional residential support services will 
be required



Summary
Site is not considered prime industrial land 

Neighborhood has changed dramatically over the 
last 20 years – No industrial uses exist

Retail component and Live/Work units will create a 
good interface with the PS Business Park to create 
a community that integrates living spaces and work 
spaces. 

We ask you to support this proposal!
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