
CITY COUNCII,: 12/12/06 
ITEM: 10.9(a) 

(:1TY O F  

SAN JOSE - Memo~andum - 
CAI'ITAL OF SILICON VAL LEY 

TO: HONORABL,E MAYOR AND FROM: Joseph Honvedel 
CITY COUNCIL, 

SUBJECT: EVERGREEN-EAST HILLS DATE: Decenlber 8, 2006 
VISION STRATEGY 

COUNCIL DISTRICT: 5 , 7  and 8 
SNI AREA: West Evergreel~ 

K.0.N.A 
East Valley1680 

SUPPLEMENTAL MEMOFUNDUM 

REASON FOR SUPPLEMENT 

At its nleetillg on Decenlber 6, 2006, the Rules Colnmittee requested that the Administration 
provide the City Council a sclledule for the completion of the Evergreen-East Hills Vision 
Strategy effort. Tliis memorandum proposes a schedule and also transmits correspondel~ce froll~ 
the property owners' attorney. 

BACKGROUND 

011 Deceniber 6"', the Rules Colnn~ittee voted to defer most of the Evergreen- East Hills Visioii 
Strategy (EEHVS) itellis from the Deceinber 12, 2006 Couilcil Agenda wit11 exception of items 
1 0.9(a) discussiol~ of EEHVS and 1 0.9(b) certification of tlie Envirolul~elltal Impact Report. As 
pait of its niotion, the Col-nmittee requested a scl~edule for the completion of the Evergreen effort. 
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ANALYSIS 

Plaiiliiiig staff proposes the followiilg schedule: 

Time Frame 
in 2007 

I Mid-December 

Mid - January 

Item - 

Coinplete scope of possible fiscal al~alysis: Based on Council's 
Deceinber 12'" discussion, identify an appropriate scope of work for 
ilidependelit consultant analysis of EEHVS. 

Recoiiveiie discussiolis between staff and tlle property regarding the 
voluiitary funding of trarispoi-tatiol~ iiiiproveiiieiits and amenities: 
Based on Couiicil's ~ecel i iber  12"' discussioii, restart discussioils of 
t l ~ e  draft agreeinent. 

Council coiisideratioii of a iiiiiior ameridment to the Funding and 
Reiiilburseineiit Agreelnent by and between tlie City of S a ~ i  Jose and 
certain Evergreen property owiiers regarding tlie Ever,qeen-East Hills 
Vision Strategy aiid related eiiviroi~meiital docuinents: This 
agreement is set to expire at tlie end of December 2006 and sliould be 
extended to colltiiiue to support tlie Evergreeii plaiuiilig effort. Staff 
is reviewing the budget, property owner payliients to date, and 
expenditures to date to determine if additioiial fuiidilig is needed in 
addition to a tiine extensiori and other iniiior a~neiidments. 

L,ate January 

Mid to L,ate J a ~ i ~ ~ a r y  

Early February r 
Coinmuiiitv Meeting: As 
and expectatioiis of an upcoining Study Session. 

Early to Mid February 

City Cotuicil Study Sessioii: hivite property owners/developers, 
cornrriunity inembers and staff, as appropriate, to discuss tlie 
coinpoiieilts of tlie EEHVS aiid tlie status of discussions with the 
property owners. 

Completioii of Draft Funding Agreement for the Transportation 
Improvements and Amenities: Complete tlie draft agreement, 
ass~llnilig tliat both parties are respoiidiilg in a timely maimer. 

Receipt of consultant's work on tlie Fiscal Alialysis and preparatioil 
for Couiicil heariii~ oil EEHVS: Discuss tlie report aiid its 
iinplicatioiis with the property owners. Coiivelie a Cornrnuriity 
Meeting to discuss the results and implications. 

Marcli & Couizcil Coiisideratioii of EEHVS I 
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In addition, t l ~ e  property owners' attonzey has submitted a "Request for Statement of Policy 
Direction" (see attached), whicl~ contains a descriptioll of t l ~ e  current proposal for the four 
Opportunity Sites (commonly lunowlz as the Pleasa~zt Hill Golf Course, a portion of Evergreen 
Valley College, Arcadia, and Calr~pus Industrial). This document also identifies issues for which 
they are seeltilzg Coullcil direction. Tliese issues are similar to tliose outlilled in a mernora~~dum 
dated December 5, 2006 to tlle Rules Committee. After co~lsultatioll wit11 tlze owners' attonley, 
staff is trailslliittillg the owners' Request to tlie Coullcil as background for the issues discussion. 

Staff would lilte to note that the owlless present a different perspective 011 the total voluiltary 
colltributioll for transpol-tatioi~ improvements and amenities. From tlle owners' perspective, they 
proposed a total pacltage wol-tl.i$235 milliou, of which they would voluntarily pay $206 million 
over time and the balance of $29 lnilliori would be paid by the future developers of the "pool" 
units (i.e., owriers of land witl~in the Evergreen Policy area other than the Oppo~-tunity Sites). 
Fro111 this perspective, tlzey view their contributio~l as 11avi11g increased to the c r i~~en t  proposal of 
$225 million. 

In contrast, it is staffs recollectioli that tlie owllers origillally proposed to fund the total $235 
inillioli when t l~e  Evergreen effort began in 2003. Wl~ile $225 lnillioll for trailsportation 
improvernel~ts and a~nenities is a u~iique, volul~taly offer, staff considers the current proposal as a 
reductioll fro111 the original proposal. 

HORWEDEL, DIRECTOR 
Planning, Building and Code Enforcelllent 
4081535-7800 

Attacliinent 

I'bce005/EE1-IVS/Ccnie1iios/S~~pp 12-08-06 



REQUEST FOR STATEMENT OF POLICY DIRECTION 

Tlie purpose of tliis Statemelit is to briefly describe the status of discussions between tlie 
City of Sail Jose ("City") and tlie Evergreen-East Hills Visioli Strategy Property Owners 
("Owners") regarding tlie developlnellt of tlie "Opportunity Sites" as set forth in the draft 
Evergreei~ Development Policy ("EDP"). This Statement will also request furtlier direction to 
tlie City Planning Department wit11 regard to specific items as set fort11 below. The City Coulicil 
is being aslted to certify tlie draft Eiivirolunelital Iinpact Report for tlie Evergreeli Project, 
approve tlie direction of tlie discussion as described below and to direct City staff to continue 
discussioiis with the Owiiers arid to take reasonable steps to docuinent the proposed agreei~ieiits 
between tlie City and Owiiers. Tlie approval of this Stateillelit by tlie City Council is iiot 
intended to create any binding obligations ~tpoli tlie City aiid is solely ilitellded to provide 
direction to City staff so tliat tlie City Coullcil nlay fully review the EDP and various applicatioils 
of tlie Owners at a sulbsequent City Council nieeting. 

STATUS OF DISCUSSIONS 

Tlie cuul-ent status of discussioiis is predicated upon all of tlie Owriers lrlovirlg foiward 
witli tlie development of each of tlieir Oppol-tuiiity Sites. Should any developillelit proposal on 
an Opportunity Site be abandoned, tlie proposal described below by tlie Owriers would no longer 
be available. 

Based on deliberations witli City staff, tlie Owiiers recently revised the proposed 
developinellt of tlie four (4) Opportunity Sites. Tliey liave decreased tlieir prior proposal by 
nearly 500 units arid liave increased their collective sliare of funding for tlie proposed 
iinproveniellts aiid a~nenities fiorii $206,000,000 to $225,000,000 ("Amenity Funds"). 
Additionally, tliey liave increased tlieir proposed total lalid dedication fro111 52 acres to 78 acres. 
Tlie City has been advised by the Owiiers tliat tliey have proposed to tlie East Side Uiiion High 
School District a fulidilig coiiimitnient of $2.63 per square foot, well above the $1.07 per square 
foot state mandate. 

Tlie Owriers are proposirig developllieilt of a total of 4,730 housing units on the 
Oppol-tunity Sites. In addition, tlie City is proposilig up to 500 additional liousirig units to be 
allocated to various illfill sites in the Evergreen Policy Area as detei~nined by tlie City from time 
to time. 

Tlie allocatioil of tlie 4,730 l~ousing units aniong tlie Opportunity Sites would be as 
follows: 

Arcadia Site 1,875 units 
Evergreen College Site 500 units 
Pleasant Hills Site 665 units 
Campus Industrial Site 1,690 units 



Additionally, up to 300,000 square feet of coininercial retail is proposed for the Arcadia 
Site and up to 195,000 square feet of colnmercial retail is proposed for the College Site. 

The Owiiers proposal is fustller outlined in the November 28 illelno fro111 Bo Radanovich 
which is attached hereto. 

After years of corisideratioii by two task force groups aiid City staff, the City is 
coilsideririg a list of trai~spol-tatioiz improvements and community ainenities wliicll would be 
funded by a cash coiltribution from the Owners. The Owners have proposed to fund up to 
$225,000,000 to the City. The City would be respoiisible for causing identified trailspostatioil 
improvements to be constructed and identifying and prioritizing various coininui1ity ailleriities to 
be built. The Amenity Funds would be paid in phases by tlie Owners. The cui~eilt proposed 
Development Pllasiiig Schedule is included in the EDP and is attached hereto for reference. This 
Sched~~le  coivnects the approval of building pennits with funding of the Amenity Funds and 
identifies the type of trai~spoi-tation and community aineriities to be coiistructed at each phase. 

The Owilers proposal to fund A~llenity Furids co~ltenzplates that the City would approve 
the draft Enviroiirnental Impact Repost for tlie Evergreen Project and would approve general plan 
ailieadments zoiliilg arid maps for the Owner's projects wllicl~ would allow constructioi1 of the 
I~ousiiig and coininercial development described above. 

E O U E S T  FOR DIIWCTION 

If tlie general terms of the discussions as described above are acceptable to the City 
Council, then the City Council is requested to give direction to City staff and the Owners to 
contiilue such discussiolls for the pui-pose of docuii~enting such proposals so the City Council 
nlay consider the peiiding applicatio~ls of the Owners for General Plan a~~leiidments arid zoning 
entitlements. Such applicatioi~s will be coilsidered at a later date to be detel-nliiled by the City. 
I11 this regard, the City Council is also requested to give fui-ther direction to City Staff and the 
Owiiers with regard to the followiiig ltey issues regarding tlie developnlent of the Oppoi-tunity 
Sites. 

1. Ca~npus Industrial Site Conversioil/Retention. The Campus Industrial Sites 
coiisist of 320 total acres owned by tliree separate entities (Berg - 170 acres; IDS - 20 acres; 
L,egacy - 120 acres). Tliis area was origiilally designated as residential in Sail Jose's General 
Plan and was arrieiided ill tlie early 1980's to become Cail~pus Industrial as past of the "Berryessa 
Swap". No developinelit activity has occurred on the site since tlie early 1980's. 

The proposal calls for 1690 inostly detached for-sale units (Berg - 900 units; IDS - 200 
units; Legacy - 590 units). Tlle prior proposal was for 2,000 miits. 

Tlie Cainpus Industrial Sites will also include: 
21% acres for New K-8 scl~ool site and joint use park 
10-1 5% acres for additional New Neigliborllood Parks (Berg - 5 acres; IDS - 2 acres; 
Legacy - 6 acres) 



2. Tlle Impact on Area Schools. The Evergreen Developrrierit Policy Area is served 
by three separate school districts: East Side Uriioll High School District, Evergreen Elementary 
School District, and Mt. Pleasant School District. The Owners have conducted meetings with 
scl~ool districts and have stated that they liave negotiated an acceptable lnitigatiori plan with each 
of the affected school districts. As stated, the Owilers have agreed to a funding cominitl~~ent 
equal to $2.63 per square foot to East Side Uliion High School District, significantly above the 
$1.07 per square foot cui-rently in place. Tlie Owilers will provide 21 acres of the Cainpus 
Industrial site for a new K-8 scliool site and joint use sports park. The Owners will provide 5 
acres of land on tlie Arcadia site that is being proposed to be added to the existing 5 acres City 
owned Meadow Fair Park and 20 acres Evergreen School District's existing LeyVa Middle 
Scllool can~pus. The collibilled Owner proposed Master Plan will deliver: 

New K-6 elelllelitary school 
30,000 square joint-use Community Center 
Joint-use play fields 
Little League Complex 

Tlle Owners have also proposed providing 11 acres for a new K-618 school site and joint-use 
park tliat will be privately fulzded by this site. 

Tlie joint-use agreelneiits with the districts arid tlie City will need to be negotiated to tlie 
satisfactioll of tlie City. 

3. Affordable Housing Policy. Currently, twenty percent (20%) of the Arcadia Site 
hous i~~g  units are required to be set-aside as deed restricted affordable liousirig units tliat rrieet tlie 
City's affordable housing requirements for Redevelopmel~t Areas. Tlie College Site has 
proposed that forty percent (40%) of the units collstructed 01.1 the site be reserved for affordable, 
deed restricted, units that meet the City's definition for affordable housing. An affordable 
llousing policy is currently being discussed by City Staff and the Owriers with regard to the 
Evergreen Developlneilt Policy Area. 

Approval of tlie general teriris of the Owner's proposal as described above is not intended 
to create ally obligations 011 tlie part of the City to approve pelldirig applicatioils frorn ally of the 
Owners but is intended to give direction to City Staff to proceed wit11 further discussioils 
corisisteilt wit11 tlie proposal stated herein in order to refine the proposal for future consideratioil 
by the City Council. 
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To: Mr. Joseph Horwedel, Director 
Departlnent of Planning, Building and Code Enforcenient 
City of San Jose 

From : Bo Radanovich 

Date: Deceniber 4, 2006 

Re : Evergreen Opportunity Sites 

Following is a brief outline of the revised proposed developments of the four opportunity 
sites in Evergreen. In sulnmary, we have decreased our original proposal by nearly 500 
units to 4730. In addition, we have increased our share of a~nenity funding from $206 
million to $225 ~ l~ i l l io~i  (total package of $250 million once "pool unit" contributions are 
included) and have increased our land dedication from 52 total acres to 78 acres. 

With regards to the East Side Union High School District, the state mandate for our 
project is $1.07 per square foot, we have increased our commitment to $2.63 per square 
feet, or nearly two and a half times what the State mandate is. 

Arcadia Site 

This site is an 81 acre parcel on Capital Expressway across from the Eastridge Mall. Tlie 
goal of this site is to create a high density Transit Oriented Mixed-IJse Developlnent 
consisting of 1,875 multi-family units and up to 300,000 square feet of coinlnercial retail. 

The site is in one of tlie City's SNI/Redevelopment areas, and as sucli, 20% of the 
l~ousing iulits will be set-aside as deed restricted affordable housing units that meet the 
City's affordable housing requirements for Redeveloplnent areas. 

The Arcadia site will also consist of: 

1 1.25 acres for an active adult sports park 
5 acres of land dedication from Arcadia that will be added to existing 5 acres 
City owned Meadow Fair Parlc and 20 acre Evergreen School District's existing 
LeyVa Middle School calnpus. This ~naster plan will deliver: 

New I<-6 scllool 
30,0000 square foot joint-use Colnlni~llity Center with Evergreen School 
District 



Joint Use playing fields 
Little L,eague Complex 

Evergreen Valley Community College Site 

This 26k acre site is currently owned by EVCC District and sits adjacent to District's 
existing shopping center. The District ititends to retain ownership of the site and ground 
lease the site to developer(s). 

Tlie proposal includes 500 multi-family units, 40% of which are intended to be reserved 
for affordable, deed restricted, units that meet tlie City's defit~itioli for affordable 
housing. In addition, tlie site proposes to include LIP to 195,000 square feet of 
co~iitiiercial retail and cotntnercial office. Included in this request is tlie desire for a full 
service supermarltet. 

Pleasant Hill Golf Course 

The PHGC site (KB Ho11ielSutiimerHil1) is a 114k acre site on the corner of White and 
Tulley that is the former Pleasant Hills Golf Coi~rse owned by the Dt~i l~o  family. Tlie 
course lias been closed for over two years. 

The proposal calls for 665 detached (590) and attached (75) for-sale utlits with over 40% 
of the "tlet" site remaining as prlblic benefit uses. Our original proposal was for 825 
units. 

Tlie PHGC site will also include: 
New I l k  acres K-618 school site and joil~t use park 
New 9 ~ t  acres sports park 
New 5k acre Neighborhood Park atid additional open spacelbuffer areas 
1 Acre latid dedication for new city fire station 

Note that tlie K-618 elementary scllool will be entirely privately funded by this project. 
Tlie school district will not have to pass a district-wide botid Iiieasure to construct the 
school. 

Catnpils Industrial Sites 

The Calnpus Industrial Sites colisist of 320 total acres owned by tliree separate entities 
(Berg - 170 acres; IDS - 20 acres; Legacy - 120 acres). This area was originally 
designated as residential in Sari Jose's General Plan and was amended in the early 1980's 
to become Catnp~~s Industrial as part of tlie "Berryessa Swap". No development activity 
has occurred on tlie site since the early 1980's. 

The proposal calls for 1690 tnostly detached for-sale units (Berg - 900 units; IDS - 200 
units; Legacy - 590 units). Our original proposal was for 2,000 i~nits. 



The Canlpus Industrial Sites will also include: 
21A acres for New I(-8 school site and joint use park 
IO-151t acres for additional New Neighborhood Parks (Berg - 5 acres; IDS - 2 
acres; L,egacy - 6 acres) 

500 Residential pool units 
Per the EDP these units will contribute a traffic impact fee of 6,000 - 12,000. We 
propose that pool allocation request that are less than 4 units be allowed to receive 
allocatiolis in any phase of the EDP, but requests for Inore than 4 units allocations will 
not be granted until phase 111. A request for allocations in excess of 4 ul~its may be 
considered in Phase I or I1 if a voluntary col~tribution is 111ade to the Transportation and 
Alne11tity package commensurate with what the Opportiiliity Sites are co~itributil~g 
($55,000-$60,000) 

Cash Contributions 
The opportu~lity sites will provide filndillg per the Evergreen Developme11t Policy for 
total a total of $225 lnillion to be spe~lt 011 tral~sportatioli ilnprovements, and Col~lmi~~lity 
Amenities. $130 million dollars will be provided prior to the issuance of the first 
building pennit. The Task Force reco~nlnendatio~l included a co~~tribiition fioln the 
opportunity sites of approxilnately $213  nill lion. We have increased our colltribiitio~l to 
exceed their reco~nmel~dation by $12   million. The residential pool units under oitr 
proposal would contribute their share of the transportation and amenity fees, bringing the 
total package up to $250 million. 

Summary Original 

Arcadia 1875 
EVCC 500 
PHGC 825 
Campus Industrial 2000 

Revised 

1875 Units 
500 Units 
665 Units 
1690 Units 
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DEVELOPMENT PHASING SCHEDULE 

--.- 

Entitlements1 
Building 
Permits 
Issued 

1 PD Zoning 
Approval 

- - 
Prior to the 

First Building 
Permit for the 

First 
Opportunity 

Site Unit 

100% of Pool 
Capacity 

Prior to 
obtaining 
Building 

Permits for 
more than 
49OA of the 
Opportunity 

-. 
Opportunity Site 

Transportation1 Community Amenities Obligation to 
For Opportunity Sites FundtConstruct 

(Estimated Cost in 2006 $) 

Fund design work for Phase II Transportation & 
Community amenities components, including but 
not limited to, planning, property acquisition and 
design work. 

Fund construction for the following: 

Transportation (All Base Im~rovements): 

Communitv Amenities: - 
TBD - based upon costlfunding available. 

Fund various Phase Ill Transportation & 
Community Amenities components, including but 
not limited to, planning, property acquisition and 
design and construction work. 

$22M 
($1 9M is for Base 

Improvements & $3M is for 
Amenities) 

And 

Completion of: 

- The US 10 1 Fi~rldirlcj 8 
Construction Ayrecl-ncrlt 

- SchoolIPark Joint-Use 
Agreements 

- Affordable Housing 
Agreement 

- Parkland Dedication 
Agreement (if applicable) --- 

Secure funding for' all 
design & construction of all 

Base Improvements 
(Estimated Value $ s M )  

And 

Contribt~tion for Amenities 
of $10M 

Fund construction for the following: /Contribution 

Fund various Phase IV Transportation & 
Community Amenities components, including but 

Communitv Amenities: 
TBD - based upon cost/funding available 
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$25M + any additional 
amount needed for the 

Base Improvements 
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to, planning, property 
design and construction work. 

Prior to 
obtaining 
Building 

Permits for 
more than 
69% of the 
Opportunity 
Site units 

--- 

Transportation1 Community Amenities 
Building For Opportunity Sites 
Permits 
Issued - 

Fund construction for the following: 

Opportunity Site 
Obligation to 

FundIConstruct 
(Estimated Cost in 2006 $) 

I - Communitv Amenities: 
TBD - based upon costlfunding available 

Fund various Phase V Transportation & 
Community Amenities components, including but 
not limited to, planning, property acquisition and 
design and construction work. 

Contribution for Amenities 
of $25M 

Prior to 
obtaining 
Building 

Permits for 
more than 
79% of the 
Opportunity 
Site units 

Prior to 
obtaining 
Building 

Permits for 
more than 
89% of the 
Opportunity 
Site units 

Fund construction for the following: 

Communitv Amenities: 
TBU -- based upon costlfunding available 

Fund various Phase VI Transportation & 
Community Amenities components, including but 
not limited to, planning, property acquisition and 
design and construction work. 

Fund construction for the following: 

Communitv AmenJit: 
TBD - based upon costlfunding available 

Fund various Phase VII Transportation & 
Community Amenities components, including but 
not limited to, planning, property acquisition and 
design and construction work. 

Contribution for Amenities 
of $25M 

Contribution for Amenities 
of $25M 

Opportunity 
Contribution for Amenities 

of $25M 
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