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RECOMMENDATION

Planning staff recommends approval of the proposed Planned Development Prezoning for the following
reasons:

I. The proposed project is consistent with the San Jose 2020 General Plan Land Use/Transportation
Diagram designation of Medium High Density Residential MHDR (12-25 DU/AC) through the
use of an Alternate Discretionary Use Policy (Affordable Housing).

2. The proposed project furthers the objectives of the goals and policies of the San Jose 2020
General Plan with respect to housing, growth management and sustainability.

3. The proposed project is compatible with the planned surrounding land uses.

4. The proposed project conforms to applicable policies of the City of San Jose Residential Design
Guidelines.

5. The proposed project conforms to the requirements of CEQA.

BACKGROUND

On February 11, 2008, First Community Housing filed a Planned Development Rezoning application from
LI Light Industrial to A(PD) Planned Development on a 0.55 gross acre site located at the west side ofN.
Si-xth Street, approximately 200 feet south ofE. Taylor Street (675 N. Sixth Street). The site is located
within the Japantown Neighborhood Business District, however, located outside of the Jackson Taylor
Specific Plan area. The environmental impacts of the original project for up to 85 affordable senior
residential units, with a minimum of40 parking spaces on the subject site, were addressed by a Final EIR
entitled, "Japantown Corporation Yard Redevelopment Project," adopted City Council on May 20,2008.
In addition to the subject site, the EIR analyzed up to 600 market-rate residential units, 30,000 square feet
ofretail space, 20,000 square feet of community amenity space, and 900 parking spaces on the former
City of San Jose Corporation Yard site across the street from the subject site. Following adoption of the
EIR, the General Plan Amendment for the Japantown Corporation Yard Redevelopment Project was
approved. This rezoning proposal has been modified since the initial submittal to decrease the number of
affordable senior residential units to 75 while slightly increasing the number ofparking spaces to 41 in
order to respond to community concerns about the rear yard perimeter setback and parking.

Site and Surrounding Uses

The project site consists of one parcel located on the west side ofN. Sixth Street, between Jackson and
Taylor Streets. The project site has approximately 160 feet of street frontage on N. Sixth Street and is
rectangular in shape. Currently, the site is a vacant former City employee parking lot.

The project site is bordered to the north by a six-story apartment building located along Taylor Street, to
the south by the vacant National Register eligible historic Nishioka Brothers Fish Market brick building,
to the west by an apartment complex and single-family residence, and to the east across N. Sixth Street by
the vacant former City of San Jose Corporation Yard. It is anticipated that future development of the
Corporation Yard site would conform to the recent General Plan Amendment.

Project Description

The proposed Planned Development Zoning would allow 75 attached affordable senior residential units



File No. PDC08-0JO
Page4of8

within a six-story building. The L-shaped building sits atop a single ground floor parking level, with
community space and lobby fronting onto N. Sixth Street. The long elevation fronting onto N. Sixth Street
and a smaller wing projecting to the west are arranged around the landscaped podium on the second floor
located at the southwest (rear) comer ofthe site. The entire structure is setback 22 feet from the rear
residential property line. The main building height is 65 feet, with the exception of the stair tower which
projects to an overall height of 72 feet. Private open space for the units is provided in the form of small
balconies overlooking the street or landscaped podium. In addition to the primary common open space
area on the second floor, there are common open space areas at grade at the south end of the site and
terraces on the fourth and fifth floors. The project also includes a rooftop garden.

A single driveway entrance to the garage is proposed off ofN. Sixth Street towards the northern and end
ofthe podium structure. Emergency access to balconies above is proposed from N. Sixth Street via the
project's side yards.

ANALYSIS

The analysis section of this report focuses on the following key topics: 1) conformance to the General
Plan, 2) confOlmance to the Residential Design Guidelines, 3) confolmance to the Green Building Policy
and 4) conformance to the California Environmental Quality Act (CEQA).

General Plan Conformance

The subject site is located within the Japantown Neighborhood Business District, with a General Plan
Land Use/Transportation Diagram designation ofMedium High Density Residential (12-25 DU/AC). The
subject proposal, with 75 affordable senior residential units and a density of 136 DUlAC can be found to
conform to the combined General Plan Land Use/Transportation Diagram through the use of an Alternate
Discretionary Use Policy (Affordable Housing).

In order to encourage the production ofhousing units affordable to low- and moderate-income
households, the Affordable Housing Alternate Discretionary Use Policy allows properties designated for
residential use on the Land Use/Transportation Diagram to be developed at any density under a Planned
Development Zoning. In order to utilize this policy such housing shall be: 1) Rental or ownership housing
affordable to very low-, low- or moderate-income households, 2) Proposed for a site and density
compatible with surrounding land use designations, and 3) Located on a site consistent with the housing
distribution policies of the San Jose 2020 General Plan. This affordable senior residential transit-oriented
project located north ofthe downtown core area is consistent with this policy in that it would 1) provide
rental housing affordable to the appropriate range of household incomes, 2) be proposed to be
compatible with the surrounding land use designations and neighborhood by mirroring the existing six
story residential height to the north and potential Japantown Corporation Yard development of up to 14
stories, and maintaining a 20 foot setback from the Medium Density Residential (8-16 DU/AC)
neighborhood to the rear, and 3) disperse affordable housing while increasing housing choices to persons
of all income levels within the City.

While the General Plan Urban Design Policies set a general height limitation of 50 feet for the City, they
also allow for several exceptions to that height limit. Because the project site is located within the
Downtown Frame Area it is subject to a height exception of up to 120 feet. With a maximum height of 72
feet for the stair tower and 65 feet for the top of sunscreen, the project conforms to the General Plan urban
design policies regarding height and is consistent with the adjacent residential structure on Taylor Street.
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Japantown Neighborhood Business District

The project site is located within the Japantown Neighborhood Business District Overlay. The
Japantown neighborhood is generally concentrated in the area bounded by Taylor Street on the north,
N. Sixth Street on the east, Empire Street on the south, and N. Third Street on the west. Japantown
is a diverse neighborhood with a distinct, walkable business district that is home to some 90 stores
and over 20 restaurants, including many Asian-American and family owned establishments. The
neighborhood continues to be the cultural center for the Japanese-American community and numerous
cultural, religious and arts organizations. The purpose of the overlay is to recognize the variety of
commercial and non-commercial uses contributing to neighborhood identity by serving as a focus for
neighborhood activity. The overlay facilitates the implementation of the Neighborhood Business District
(NBD) Program by identifying target areas. The NBD Program seeks to preserve, enhance, and revitalize
San Jose's older neighborhood serving commercial areas through the coordination of public and private
improvements, such as streetscape beautification, facade upgrading, business organization activities,
business development, and promotional events. In areas designated with the Neighborhood Business
District overlay, any new development or redevelopment must conform to both the underlying land use
designation and the overlay designation. This rezoning will allow development that will add residential
and community uses within walking distance of local businesses, community organizations and events
that will strengthen the existing Neighborhood Business District. The proposed ground floor uses of office
and meeting room support, while not commercial, still provide a creative alternative with the placement of
uses that provide more openness and vitality than ground floor residential uses.

Major Strategies, Goals and Policies

The purpose ofthe Growth Management Major Strategy is to find the delicate balance between the need
to house people and the need to balance the City's budget. This strategy encourages infill development on
sites designated for housing uses within urbanized areas to achieve the most efficient use ofurban
facilities and services. The proposed use furthers this strategy by maximizing development potential of a
designated residential site within an urban neighborhood and business district north of the downtown
area.

The Housing Major Strategy works with the Growth Management Major Strategy to focus on
encouraging a variety of affordable infill developments which the City can serve without overwhelming
the City's fiscal resources. The Housing Major Strategy seeks to provide a variety of housing
opportunities to meet the needs ofthe community in neighborhoods which are stable and have adequate
urban services. Together with conforming to the land use and housing policies ofthe General Plan, the
proposed use is well placed to take advantage of commercial services, transit opportunities and other
amenities, therefore furthering this strategy.

The San Jose 2020 General Plan Sustainable City Major Strategy is a statement of the City's desire to
become an environmentally and economically sustainable city. A "sustainable city" is designed,
constructed, and operated to minimize waste, efficiently use natural resources and to manage and conserve
them for the use ofpresent and future generations. The City Council adopted San Jose's Green Vision in
October 2007, which establishes ten goals for the City that serve as a roadmap for reducing the carbon
footprint by more than half. The proposed rezoning supports the implementation of the Sustainable City
Major Strategy by facilitating mid-rise intensified urban development in a location near downtown that will
help ensure that the City is able to maintain the infrastructure and services necessary to sustain San Jose's
economy and quality oflife. The site is served by seven local bus lines and located less than one-half mile
from both the Japantown/Ayer and Civic Center Light Rail Transit lines. As discussed in the Green Building
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section below, the residential development project proposed on this site will be required to specifically
address issues related to efficiency in resource consumption, such as Green Building and site design policies
to improve energy and water efficiency.

Conformance to the Green Building Ordinance

This project will be required to comply with the recently adopted Green Building Ordinance at the Planned
Development Permit stage which establishes standards intended to advance greenhouse gas reduction and
other sustainability strategies outlined in the City's Green Vision and Council Policy 6-32. The project will
be required to achieve a green building certification of either LEED or 50 Green Point Rated. The project as
proposed currently includes several notable green building elements such as the use of a green roof, solar
voltaic panels, and a building design with appropriate solar orientation.

Conformance to the Residential Design Guidelines

This project is subject to the Chapter 24 and 26 (Podium Cluster and Mid-Rise Residential Transit
Oriented Development) ofthe Residential Design Guidelines (Guidelines). The Guidelines note that
while San Jose is too large and heterogeneous for guidelines to have a specific stylistic intent, the
Guidelines specifically address the relationships ofprojects to their surroundings: existing and developing
neighborhoods, public streets, and public open spaces. The project was evaluated for conformance to the
Guidelines for its relationship to surroundings, sidewalks, entry drives, required parking and amount of
open space. Project design details will be effectuated through the Planned Development Permit process.

The project has been designed to be compatible with the context of the potential high density mixed-use
development of the Japantown Corporation Yard site across N. Sixth Street, the existing high-density
residential to the north and low-scale historic commercial development to the south along N. Sixth Street,
and the low-scale residential development to the west ofthe site.

The street interface has been carefully designed to be compatible with the rhythm of existing
development on the west side ofN. Sixth Street. The project employs an innovative use of classic
modem architectural vocabulary that also draws on elements of contemporary Japanese modem
architecture, including sophisticated minimalist detailing that breaks the building into a recessed base, six
bay fayade broken by horizontal wood panels and recessed balconies, and a projecting sunscreen roof
element in lieu of a more traditional cornice. The top of the podium defines a streetfront level that aligns
with the height of the storefront of the historic Nishioka Fish Market building, while a horizontal wood
panel aligns with the overall 30-foot height ofthat historic building. The proposed project building and
fayade step up in height to the north to align with the height ofthe existing multi-family Fuji Towers
development on that side. For Mid-Rise Transit Oriented Residential Development, the Guidelines
recommend downtown facades be located within two feet of the front property line in order to establish a
strong streetwall. While the pilotis and upper floors ofthe proposed project will be located at the front
property line, the structurally independent streetfront curtain wall setbacks vary between two and six feet,
in the tradition of classic modem architectural design.

In conformance with the Guidelines, the project includes a minimum 1O-foot side setback fi'om the high
density residential and historic commercial development, with the exception of the southern stair tower
which will maintain a minimum 5-foot setback. The proposed unit count has been reduced to allow for a
minimum 20-foot rear building setback from existing single-family residential development in the RM
Multiple Residence zoning district. The ground level surface parking will also maintain a 5-foot rear
landscaped infiltration planter setback from the existing residential neighbors.
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The project would provide public sidewalks consistent with City standards, to be implemented at the
Planned Development Permit stage. The project includes a ten-foot pedestrian friendly sidewalk behind a
five-foot park strip along N. Sixth Street, as specified by the Department ofPublic Works.

Vehicular access to the ground floor parking is located adjacent to the parking lot for the Fuji Towers
development to the north, setback a full 29 feet from the front fayade in order to reduce impact to the
pedestrian-oriented design of the street level fayade and plan.

The proposed development standards for the City parking lot site include an overall minimum of 0.5
parking spaces per senior unit. The parking analysis included in the Japantown Corporation Yard Project
EIR includes reduced parking standards recommendations for this affordable senior residential project to
accommodate developmentally disabled tenants who do not operate automobiles, chronically ill tenants
who have reduced parking needs, and Eco Pass programs included in the leasing agreements for the
project. With a total of 41 spaces, the project would exceed the peak parking demand rate for a senior
housing development by three spaces. The project also utilizes three independent parking lifts to help
ensure adequate parking.

Bicycle parking spaces should be provided for those senior residents or employees that would ride
bicycles. Based on the City of San Jose Zoning Ordinance requirements, a Group Living residential
development such as this would provide a minimum of one bicycle parking space per every 20 residents.

The project provides a minimum of60 square feet ofprivate open space in the form ofa shaded patio for
each unit and approximately 9,066 square feet of common open space providing a minimum of 120
square feet of common open space per unit, in excess of the minimum requirements.

Environmental Review

The environmental impacts ofthe development of up to 85 affordable senior housing units, with a
minimum of 40 parking spaces on the subject site, were addressed by a Final EIR entitled, "Japantown
Corporation Yard Redevelopment Project," and findings were adopted by City Council Resolution No.
74384 on May 20,2008. Specifically, the following impacts were reviewed and found to be adequately
considered by the EIR: Land use; Population, Employment and Housing; Transportation; Circulation and
Parking; Air Quality; Noise; Geology Soils and Seismicity; Hydrology and Water Quality; Hazards;
Cultural Resources; Biological Resources; Visual Resources; Shade/Shadow; Utilities; Public
ServiceslFacilities; Energy; and Global Climate Change.

Pursuant to Section 15162 ofthe CEQA Guidelines, the City of San Jose has determined that the project
described below does not involve new significant effects beyond those analyzed in the Final
Environmental Impact Report (EIR) for the Japantown Corporation Yard Redevelopment Project in San
Jose. Standard and special mitigation measures identified in the EIR have been included in the
development standards for the Planned Development Rezoning. The project will be required to pay the
Protected Intersection Traffic Level of Service (LOS) fee per City Policy.

PUBLIC OUTREACH

Prior to the adoption of the Japantown Corporation Yard Project EIR in 2008 which included analysis of
this project, numerous meetings were held including: Presentation sponsored by RDA at City Hall on the
project as part of the Corporation Yard planning process; Presentations at Japantown Corporation Yard;
Planning Meetings at Yu-Ai-Kai and Northside Community Center; Housing Action Coalition
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Presentation; EIR Community and Public Scoping Meeting; Historic Landmarks Commission
Architectural Review Committee; Japantown Community Congress Town Hall Meeting, and several
coordination meetings with Board Members of Fuji Towers;

Prior to the public hearing for this project propelty owners and occupants located within a I,OOO-foot
radius of the subject site were mailed a notice informing them about a community meeting held on May
29,2008 at the Northside Community Center. Several concerns were raised during the conmlUnity
meeting, which had an attendance of approximately 15 individuals from the public. The community was
concemed with the general level of congestion and overflow parking from recent new market rate
developments. There were major concerns about speed limits and pedestrian safety in crosswalks.
Planning staff responded that some of these concems could be addressed at the Planned Development
Permit stage tlu'Ough offsetting improvements to address impacts at a protected intersection.

In confOlmance with the Public Outreach Policy, the propelty owners and occupants within a 1000-foot
radius were sent public heming notices for the Planning Commission and City Council hearings. This
staffrepOlt has been posted on the City's web site. Sigtlage has been posted at the site to infonn the
public about the proposed development and staff has been available to discuss the proposal with
interested members of the public.

CONCLUSION

Planning staff recommends approval of the subject Planned Development Rezoning because it would
allow residential development that fillther strengthens the Neighborhood Business District and Affordable
Housing General Plan goals and policies. The project meets the provisions of the Residential Desigtl
Guidelines and will be compatible with the planned development pattem of the neighborhood.

t clunents:
velopment Standards

Final Public Works Memorandum
Plans

Pmject Managel': Sally Zamowitz Approved bL~.Jf)~rJ.::)a'!:f~~::::::-Date:1/19/10

OwnerlA licant
City of San Jose
200 E. Santa Clara Street
San Jose CA 95113

JeffOberdorfer First Community Housing
75 E. Santa Clara Street, No. 1250
San Jose CA 95113



PDC08-010
JAPANTOWN SENIOR APARTMENTS

The following notes are to be incorporated on the final General Development Plan
upon City Conncil Approval. These notes shall replace all other notes currently
identified on said plan(s) and shall take precedence over any element graphically
depicted on the plans.

ALLOWED USES:
Attached Affordable Senior Residential: Up to 75 units (1:36.4 DU/AC), and associated
office support and community meeting room

Conditional uses as enumerated in the RM M1Jltiple Residence Zolling District may be
considered and shall require the approval of a Development Penllit or Amendment.

DEVELOPMENT STANDARDS:

Setback requirements:

Front

Rear
Podium
Parking

Side
Podium
South stair and stair tower exception:

Height Requirements:

Maximum height:
Stair/elevator tower exception:

Parking Ratio: .5 per unit

Private Open Space: 60 square feet per unit

Common Open Space: 100 square feet per unit

0'

20'
5'

10'
5'

65'
72'



ENVIRONMENTAL MITIGATION AND STANDARD MEASURES:

TRANSPORTATION:
This project was included in the Japantown Corporation Yard Residential Mixed-Use
Project Traffic Impact AnalysislEIR, which has significant impacts at three protected
intersections. The Project will be required to pay the Protected Intersection LOS fee per
City policy.

AIR QUALITY:
AIR-I: Consistent with guidance from the BAAQMD, the following
actions shall be required.
Demolition. The following controls shall be implemented during
demolition:
• Water during demolition work, including the break-up of pavement
and infrastructure, to control dust generation;
• Cover all trucks hauling demolition debris fromthe site; and
• Use dust-proof chutes to load debris into trucks. whenever feasible.
COllstructioll. The following controls shall be implelllentedat all
construction sites:
• Water all active construction areas at least twice daily arid more often
during windy periods; active areas adjactlnt to existing landu~es shall
be kept damp at all times, or shall be treated with non-toxic stabilizers
to control dust;
• Cover all trucks hauling soil, sand, and other loose materials;
• Pave, apply water three times daily, or apply (non-toxic) soil
stabilizers on all unp~yed access roads, parking areas, and staging
areas at construction sites;
• Sweep daily (with waters",etlpers) <lllpavedaccess roads, parking
areas, and stagin~areas at construction sites; water sweepers shall
vacuum up excess water to avoid runoff-related impacts to water
quality;
• Sweep streets daily (with",ater sweepers) if visible soil material is
carried onto adjacent public~treets;
• Apply non-toxic. soil stabilizers to inactive construction areas;
• Enclose, cover, water twice daily, or apply non-toxic soil binders to
exposed stockpiles (dirt, sand, etc.);
• Limit traffic speeds on unpaved roads to 15 mph;
• Install sandbags or other erosion control measures to prevent silt
runoff to public roadways;
• Replant vegetation in disturbed areas as quickly as possible;
• IIlstall baserock at entryways for all exiting trucks, and wash off the
tires or tracks of all trucks and equipment in designated areas before
leaving the site; and
• Suspend excavation and grading activity when winds (instantaneous
gusts) exceed 25 mph.



AIR-2: The BAAQMD CEQA Guidelines document identifies potential
mitigation measures for various types ofprojects. The following are
considered to be feasible and effective in further reducing vehicle trip
generation and resulting emissions from the project:
• Provide transit facilities (e.g., bus bulbs/turnouts, benches, shelters).
• Provide bicycle lanes andlor paths, connected to community-wide
network.
• Provide sidewalks andlor paths, connected to adjacent land uses,
transit stops, andlor community-wide network.
• Provide secure and conveniently located bicycle and storage.
• Implement feasible transportation demand management (TDM)
measures including a ride-matching program, coordination with
regional ridesharing organizations and provision of transit
information and free ECO passes to all residential tenants.

NOI-Ia: All construction vehicles or equipment, fixed or mobile, shall be
equipped with properly operating and maintailledI1IUfflers
NOI-I b: The project contractor shall place all stati0n.~ry c()llstruction
equipment so that emitted noise is directed away from$ensitive receptors
nearest the project site as much as is reasonably feasible.
NOI-Ic: The construction contractor sh~llJ()cate equipmentstaging in
areas that would create the greatest distapcefellsible between
construction-related noise sources and noi~e-sensitivereceptors nearest
the project site during all project construction.
NOI-I d: Except as otherwiseipermitted, con~truction activities shall be
restricted to between7:00 a.m. al1d 7:00 p.m. Monday through Friday. No
construction shall be perillitted on Sundays or federal holidays.
NOI-3a: All noise sensitivede"elopl11ent located within 310 feet of Taylor Street
or within 50feetof7th Streetshall include an alternate form of
ventilation, such as alla~ conditigning system, in order to ensure that
windo\yscan remain closeq for a prolonged period of time.
NOI-3b: All on-site outdoor activity areas shall be located so that they are
completely sheltered by buildings from direct exposure to Taylor Street.

GEOLOGY:
GEO-I: Prior to theisspallce of individual site-specific grading or building permits for
the applicable site, a design-level geotechnical imrestigation shall be
prepared by a licensed professional, commissioned by the project
applicant, and submitted to the City of San Jose Department of Public
Works for review and confirmation that the proposed development fully
complies with the California Building Code (Seismic Zone 4). The
reports shall describe each project site's geotechnical conditions and
address potential seismic hazards, such as liquefaction. The reports shall
identify building techniques appropriate to minimize seismic damage. In
addition, analysis presented in the geotechnical reports shall conform to
the California Division ofMines and Geology recommendations



presented in the Guidelines for Evaluating Seismic Hazards in California.
All mitigation measures, design criteria, and specifications set forth in the
geotechnical and soils reports shall be followed.

GEO-2: The site is underlain by expansive soils and/or non-engineered fill and the
designers ofbuilding foundations and other improvements (including the sidewalks,
roads, and underground utilities) shall consider these conditions. The
design-level geotechnical investigations required under Mitigation
Measure GEO-I shall include measures to ensure potential damages
related to expansive soils and non-uniformly compacted fill are
minimized. Mitigation options may range fi'om removal of the
problematic soils and replacement, as needed, with properlyppll?itioned
and compacted fill to design and construction of improvements tp
withstand the forces exerted during the expected shrink-s\\iell cycle~And
settlements. All mitigation measures, design criteria,and specifications set forth in the
geotechnical and soils repOlis shall be followed.

GEO-3: As required under Mitigation Measure GE()cl, prior to the issuance of
individual grading permits for the applicable site, a sitycspecific grading
plan and geotechnical report shall be prepared by licenseqprofessionals
and submitted to the City of San Jose Dep~rlInent of Public ""orks for
review and approval. The plans shall includes]Jc<:ific recommelldations
for mitigating potential settlement associated wit~fiIL]Jlacement and
areas of different fill thickile~s. All mitigations measures set forth in the
geotechnical report and/orgrllqing plan shalLbe followed.

GEO-4: Project desigl1is~all be ill accordance with. the recommendations
contained in site-specific ge(Jt~ch.I1i<:al reports, as required under
Mitigation ly1easurc9EO-I,prepared bya licensed professional and
reviewed. and approvy4bY the SAl1 Jose Department of Public Works. The
City Q[San Jose Departmtpt ofPul>liCWorks shall approve all final
design anqengineering plalls. Project design and construction shall be in
conformancc""ith current b~st standards for earthquake resistant
construction in~<:cordance \yith the California Building Code (Seismic
Zone 4), applicabltlocal codes and in accordance with the generally
accepted standard ofgy(Jtechnical practice for seismic design in NOlihern
California. The City shall submit one copy of the approved geotechnical
reports, including mitigation measures, if any, that are to be taken, to the
State Geologist within 30 days of approval of the reports. The design level
geotechnical investigations shall include measures to reduce
potential damage related to liquefaction to a less-than-significant level.

HYDROLOGY/STORM WATER QUALITY
HYD-l: As a condition of approval of the Planned Development Permit
Plans, applicants shall demonstrate through the preparation of a
detailed hydraulic analysis, that implementation of proposed drainage



plans for the applicable development site would not increase total off-site
peak flow rates, or exceed the capacities oflocal system components. The
projects must use drainage components and methods that are designed in
compliance with City of San Jose standards. The grading and drainage
plans shall be reviewed for compliance with these requirements by the
City of San Jose Department ofPublic Works. Any improvements
deemed necessary by the City will be part of the conditions of approval.

HYD-2a: The applicant shall prepare a SWPPP designed to
reduce potential impacts to surface water quality through the cOllstruction
period of the project. The SWPPPs must be maintained on-site. and made
available to City inspectors and/or Water Board staffupollrequest.The
SWPPPs shall include specific and detailed BMPs desiglled to mitigate
construction-related pollutants. At minimum, BMPsshall include
practices to minimize the contact of construction materials, equipment,
and maintenance supplies (e.g., fuels, lubricant~'paints, solvents, adhesives)
with stormwater. The SWPPPs shall specify propedydesi~lled

centralized storage areas that keep these materials outpfthe rain.
An important component of the storm"Water quality protecti()n effort is the
knowledge of the site supervisors and "W0rke:rs. To educate oil-site
personnel and maintain awareness of theimP9rtill1Ce of storm"Wilter
quality protection, site supervisors shall conducttegul<.Uotailgate meetings
to discuss pollution prevention. The frequencypf the meetings and
required personnel attendallc¢li~t shall be specified in the SWPPPs. The
SWPPPs shall specify a monit()nng program to be implemented by the
construction site supervisor, whibh must include.poth dry and wet
weather inspections. In adqition,inaccordancewith State Water
Resources S9I1tr9IJ3?ard ResolutioIlNo.2001-046, monitoring would be
requiredduring the con~truction]Jeriod for pollutants that may be present
in the rulloff that are "notyisuallydetectable in runoff."
BMPs desi~ned to reduce~rosion ofexposed soil may include, but are
not limited t(l:soil stabilization controls, watering for dust control,
perimeter siltfellces, placement of hay bales, and sediment basins. The
potential for erosi()n is gellerally increased if grading is performed during
the rainy season as di~turbed soil can be exposed to rainfall and storm
runoff. If grading mu~t be conducted during the rainy season, the primary
BMPs selected shall focus on erosion control; that is, keeping sediment
on the site. End-of-pipe sediment control measures (e.g., basins and traps)
shall be used only as secondary measures. Ifhydroseeding is selected as
the primary soil stabilization method, then these areas shall be seeded by
September I and irrigated as necessary to ensure that adequate root
development has occurred prior to October I. Entry and egress from the
construction site shall be carefully controlled to minimize off-site
tracking of sediment. Vehicle and equipment wash-down facilities shall
be designed to be accessible and functional during both dry and wet



conditions.

The City of San Jose Department of Public Works shall review and
approve the SWPPPs and drainage plans prior to approval ofthe planning
development permit or grading plan. The Director of Public Works and
City inspectors from Building, Public Works or Environmental Services
Departments may require more stringent stOlmwater treatment measures
than required by the SWPPPS, at their discretion.

HYD-2b: Project shall comply with the City of San Jose's Post
Construction Urban Runoff Management Policy (Policy Numbyr6-29),
which requires:
All new and redevelopment projects to implement Post-C()f/strzlCti()n
Best Management Practices (BMPs) and Treatment Control
Measures (TCMs) to the maximum extent practicable.This Policy
also establishes specified design standards for Post-Construction
TCMs for Major Projects and minimum Post-C;()n~tructionBMPs for
all Land Uses ofConcern, including Expansion Projects. This Policy
fitrther establishes the criteria for determining the sitj{q(ions in which
it is impracticable to comply with the Jvfajor Project designstandards,
including the criteria for evaluating theeq~ivalencyofAltern(jtive
Compliance Measure(s). ..< .. <i .

A stormwater control plan is required to be. prep~re<1BY.~ qualified professional,
prior to approval of the pla~ing developmentpermit. In~9cordance and
compliance with City ofSanJose Policy 6-29, the stormwater control
plan for each site shlillinclude,ial1d show, calClllations in compliance
with the numerical sizil1~criterillJisted in Chapter4 of the C.3
Stormwater manual, as issJ.ledbythe§C;VURPPP. As part of the
determinatiolla.sJo~J.litabilitYQfthe site,109ation-specific soil testing is
required iflandscapetreatmentispart of the treatment strategy to be
employed at the site.
The stol1ll,\,ater control pl<Jl1s shall demonstrate through detailed
hydraulic analysis that imply)11entation of the proposed drainage plans
would result inJreatment ofthe appropriate percentage ofthe runoff from
the sites (in compliance with the County NPDES permit). The permit
provides for more tha.n0ne methodology for calculating numeric sizing
criteria; however, the. amount of runoff that is typically required to be
treated is about 85 percent of the total average annual runoff from the
site. The qualified professionals preparing the design-level stormwater
control plans shall consider additional measures designed to mitigate
potential water quality degradation of runofffrom all portions ofthe
completed developments. In general, passive, low-maintenance BMPs
(e.g., grassy swales, porous pavements) are preferred by the agency. The
City shall ensure that both the Corporation Yard and City parking lot site
project designs include features and operational BMPs to reduce potential
impacts to surface water quality associated with operation ofthe proj ects



to the maximum extent practicable. These features shall be included in
the stOlmwater control plans and final development drawings.
The design teams for each of the Corporation Yard and City parking lot
sites shall review and incorporate as many concepts as practicable from
Start at the Source, Design Guidance Manual for Stormwater Quality
Protection and the California Stormwater Quality Association's
Stormwater Best Management Practice Handbook, New Development
and Redevelopment. Any use of end-of-pipe treatment systems must be
accompanied by a viable maintenance program. Specifically, drainage
from the project sites should be treated prior to discharge to city storm
drains.
The enclosed parking areas shall not be drained to the storm"Y.#ter
conveyance system. The garages should be dry-swept or,jfwashqgWll
water is used the effluent should be discharged to the sanitary sewer
system under pelmit from the San Jose/Santa Clara Water Pollution
Control Plant.
The City of San Jose Department of Public W()fk:sshall review and
approve the stormwater control plans and drainage plans prior to approval
of the planning development pelmit. The Director ofPuplic Works and
City inspectors from Building, Public \Vorks or Envirol1l11~l1tal Services
Departments may require more stringentst()rmwater treatment measures
than required by the SWPPPS, at their discretion.

HYD-3: As required under Mitigation MeasureHYD-2a,tlJe project
Shall include a SWPPPprepi:\feqfor the site. The SWPPP shall include
provisions for the proper manag~lllentof construction-period dewatering
activities. At minimum,i1l11 dewatering shall be cqntained prior to discharge
to allow the sediment to S\ltt1eq!lWandfiltered,.if necessary, to
ensure that 0llly s\l.qilllent-free.water is discllarged to the storm or sanitary
sewer system, as apPfqpriate. Th\lGeneral Permit makes allowance for
circulllstances where limited amoU11tsof uncontaminated dewatering
effluent,fro.m foundation\l)(cavatiol1s for example, may be released after
sediment has settled out andthe effluent has been filtered, in compliance
with the terms ofthe SWPPP. This may be appropriate for the City
parking lot site,hq"Yever, the applicant is responsible for ensuring that
any necessary fieldol'l<ib()ratory test are performed if contamination is
suspected, and appropriate steps taken.
For the Corporation Yard site, in areas of suspected groundwater
contamination (i.e., near sites where chemical releases are known or
suspected to have occurred), the groundwater shall be analyzed by a
State-certified laboratory for the suspected pollutants prior to discharge.
Based on the results of the analytical testing, the project applicant(s) shall
acquire the appropriate permit(s) prior to discharge ofthe dewatering
effluent. Discharge ofthe dewatering effluent would require a permit
from the Water Board (for discharge to the storm sewer system) and/or
the San Jose/Santa Clara Water Pollution Control Plant (for discharge to



the sanitary sewer system).

HYD-4a: The portions of the structures of the proposed Corporation Yard
site that may come into contact with groundwater shall be waterproofed
using accepted building practices and approved by the City of San Jose
Building Official. The methods used in waterproofing may include (but
are not limited to) the placement ofmembranes or coatings (e.g. modified
asphalt, urethanes, or rubber polymers) on the exterior surfaces of the
below grade foundation components. In addition, each sublevel area shall
be equipped with a sump pump to remove infiltrating ground water. and
garage wash-down water to the sanitary sewer system, and the effluent
should be discharged to the sanitary sewer system under pennitfrom the
San Jose/Santa Clara Water Pollution Control Plant.
HYD-4b: All structures of the proposed Corporation Yardsite shall be
built so that the potential for surface water flow into the underground
parking, or other underground structures, is minimized. If the potential
surface water inflow is not controlled, the sumpPlUllPs, installed
primarily to remove ground water infiltration and Wash-doWn water from
garage maintenance, may be inadequate. Specifically,th\lentrances and
exits to all below-grade structures shall be protected froIIFal1 surface
water inflow (including floodwater assOciatedwith the 100-year flood
event) either by grade control and/or bennsatthe entrances and exits.
The surface elevation for the entrance to the undergnnmd garage shall
rise to at least one foot above the highest 'top-of-curb'poil1t adjacent the
parking entrance.

HAZARDOUS MATERIALS
HAZ-l b: Prior to approval{oral1y~radingor construction permits, the contractor(s)
for the applicable site shall pr.epare procedures to be undertaken in the
event thatpreviouslY.llllreportedcontamination or subsurface hazards are
discoyered during redevel?pment activities (e.g., identified by odor or
visual stailling), includingltcontin~ency plan for sampling of unknown
materials, and shall designate personnel responsible for implementation
of these procedures. The procedures shall be submitted by the
contractor(s) with the application for a grading permit(s) fi'om the City of
San Jose Depmtment(}fPublic Works.
HAZ-I c: Prior to development activities at the parking lot site, a
minimum of four surface soil samples shall be collected below the
existing site paving by a qualified environmental professional (e.g.,
Professional Geologist, Professional Engineer) and analyzed for lead and
other metals (EPA Method 6000/7000 series), Total Petroleum
Hydrocarbons as gasoline, diesel, and motor oil (EPA Method
3630/8015M), fuel-related volatile organics and oxygenates (EPA
Method 8260), and polynuclear aromatic hydrocarbons (EPA Method
8270) by a California-certified laboratory. The results of the samples
shall be compared to Water Board Environmental Screening Levels



(ESLs) for future residential and commercial receptors and construction
workers. Documentation of the sampling and comparisons of site data to
ESLs shall be provided to the City/RDA and SCCEHD prior to issuance
of a Planned Development Permit. If site soils contain contaminants
above the ESLs for residential, commercial, and/or construction workers,
any required additional site characterization, site remediation, or other
required activities shall be completed by the responsible party under the
direction of a regulatory oversight agency prior to site development.
This mitigation measure does not apply to the Corporation Yard site,
which has undergone separate subsurface investigations with regulatory
oversight.
HAZ-2a: The contractor(s) shall designate storage areas suit"blefor
material delivery, storage, and waste collection. These 10s~tionslIl\lst be
as far away from catch basins, gutters, drainage courses, and waterhodies
as possible. All hazardous materials and wastes useqor generated during
project site redevelopment activities shall be labeled and stored in
accordance with applicable local, state, and federal regulaticllls, and
General Plan policies for Hazardous Materials and Fil'SH!jZards. In
addition, an accurate up-to-date inventory, includingN111terial Safety Data
Sheets, shall be maintained on-site to assist emergency response
personnel in the event of a hazardous materials incident.
All maintenance and fueling of vehiclesal1dequipment shall b¢performed in a
designated, bermed area, or over a drip pan that will.JWt allowrun-off of spills. Vehicles
and equipment shall be re?uI~rlychecked alldgave leak~repairedpromptly at
an off-site location. Secondary containment sgall be used to catch leaks or
spills any time that vlJhicle or eqllipment fluids are dispensed, changed, or
poured.
HAZ-2b: The contractor(s)shall.pflJpare emerpency procedures including
notification procedlU'es in thelJyent of spillsor other on-site hazardous mate11als releases,
evacuation procedure~,spill cont"inment procedures, and required personal
protecti"e equipment, as appropriate, in responding to the emergency.
Use, stora?e, disposal, and transport of hazardous materials during
constmctiollactivities at both sites shall be performed in accordance with
existing local,st~te, and federal hazardous materials regulations. These
emergency proced\lres shallbe prepared by the contractor(s) and
submitted to the Cit)'prior to earthworking activities.

CULTURAL RESOURCES
CULT-I: If human remains are discovered during archaeological
investigations 01' constmction, any such remains shall be treated in accordance with
the requirements ofCCR Title 14(3) §15064.5(e), which has particular
procedures that apply to the discovery ofremains ofNative American
origin. These procedures are provided below.
(I) There shall be no further excavation or disturbance of the site 01' any
nearby area reasonably suspected to overlie adjacent human remains
until:



(A) The coroner ofthe County must be contacted to determine that
no investigation of the cause of death is required, and
(B) Ifthe coroner determines the remains to be Native American:
1. The coroner shall contact the Native American Heritage
Commission within 24 hours.
2. The Native American Heritage Commission shall identify the
person or persons it believes to be the most likely descended
from the deceased Native American.
3. The most likely descendent may make recommendations to the
landowner or the person responsible for the excavation work,
for means of treating or disposing of, with appropriate dignity,
the human remains and any associated grave goods as provi4ed
in PRC §5097.98, or
(2) Where the following conditions occur, the landowneror his
authorized representative shall rebury the Native American human
remains and associated grave goods with appropriate dignity on the
propelty in a location not subject to fmther supsili'face disturbance.
(A) The Native American Heritage Commission iSl.lll~ble to
identify a most likely descendent or the most likely descendent
failed to make a recommendation within 24 hours afterheillg
notified by the commission;
(B) The descendent identified fails to make awyommendatiol1; or
(C) The landowner or his authorized representative rejects the
recommendation of the descendent, and themediatiol1 bythe
Native American Heritage Collllllission fails to provide
measures acceptabletgthe land?\Vner.
Compliance with the requirements ofCCR Title 14(3) §15064.5(e) shall
be coordinated with the N~tiveAlTIeric~ncommunity contacts already
established forlhisproject. If,following the.fulfillment of the notification
requirements described <ibove,hllillan remains are discovered that are
determined to not be of~<itive Amprican origin, then the City shall
consult with the appropriate descendent community regarding means for
treating or disposing of thehllman remains, and any associated items,
with appropriate dignity.
CULT-2a: Researyll condllcted by the Anthropological Studies Center
has established that ifis likely that the project area, including construction
on both the Corporation Yard and City parking lot sites, may contain
significant archaeological resources associated with historic-era Japanese
and Chinese settlement. To identify these resources in the field, the Director of Planning
shall require that an Archaeological Research Design, Testing, and Evaluation Plan
(ARDTEP), be implemented prior to project construction. The ARDTEP
will guide fieldwork and help to determine if identified archaeological
remains constitute significant archaeological resources. The ARDTEP shall be
prepared by professionals who meet the Secretary of the Interior's
Professional Qualifications Standards in historical archaeology,
prehistoric archaeology, and history (36 CFR Part 61, Appendix A).



The ARDTEP shall be subject to review and approval by the Director of
Planning in consultation with the City of San Jose Historic Preservation Officer. On
approval, the Planning Director shall require that the tenns of
the ARDTEP be carried out by professionals who meet the Secretary of
the Interior's Professional Qualifications Standards in hist0l1cal
archaeology, prehistoric archaeology, and history (36 CFR Part 61,
Appendix A). The ARDTEP will be used to infonn the City's decision
regarding project design, and will be carried out prior to project
constmction.
Following implementation of the ARDTEP, the project archaeologist
shall submit a report (the content of which is specified in the ARJ)TEP)
of his/her findings to the Planning Department. If the project
archaeologist, in consultation with the Planning Department, determines
that significant archaeological resources are present, and that such
resources may be impacted by the project, then the Planning Depmiment
shall require the preparation and implementation of an Archaeological
Treatment Plan to mitigate project impacts. The(PI~n may illclude
archaeological data recovery, archaeological monit(lrillg, <lI}dlor public
interpretation of impOliant remains. The ArchaeologicalTreatment Plan
is described below in Mitigation Measure CULT-2b.
CULT-2b: Unavoidable project impact~cmsignificantarchl\e()logical
resources shall be treated according to the requi~eUlents of an
Archaeological Treatment Plan (ATP). The Direct(lf(lf Planning (or their
designated representative) shall review, authorize, al1.dre91,1ire the
implementation of the ATP,w!ljch shall be Prepared by professionals
who meet the Secret~ry ofthe Int~rior's Professional Qualifications
Standards in historicaLarchaeology, prehistoric~rchaeology, and history
(36 CFR Part 61, AppendixA),al1qwho will work in consultation with
the City and the appropriate 4e~cendentcOlllillunities.The ATP shall
specify the treatment.()fpreviously identified significant archaeological
resources, as well as therreatment?fproperty types that may be
uncovered during addition~larchaeologicalexcavation.
Dependingollthe nature ofthe resources and project impacts, the ATP
may include reql.lil·ements for any or all of the following: additional
archaeological idel}lification efforts, data recovery (scientific excavation),
laboratory analysis,preparation of technical and interpretive repOlis, ill
situ preservation of remains, archaeological monitoring during
construction, and the preparation of feasible public outreach products.
Treatment, including archaeological data recovery, shall be limited to
significant archaeological resources that may be adversely impacted by
the project.
After the City has approved the project design and the ATP has been
implemented, the City, in consultation with the project archaeologist,
may detennine that it is necessary to prepare an Archaeological Monitoring
Plan. This decision will be based on infonnation about field
conditions collected dm1ng the Archaeological Monitoring Plan's



implementation, and will specifically address the likelihood that
undiscovered, significant archaeological resources may be present in the
project area and may be impacted by project activities. The decision shall
be made by the Director of Planning (or their designated representative).
CULT-2c: The purpose of the Archaeological Monitoring Plan (AMP)
will be to ensure that significant archaeological resources discovered
during construction are identified, evaluated, and appropriately treated.
The City will review, authorize, and require the implementation of the
AMP. The AMP shall be reviewed, authorized, and its implementation
required by the Director of Planning (or their designated representative).
The AMP shall include the following requirements:
• Construction monitoring shall be undertaken by an individ'lla.lwho
meets the Secretary of the Interior's Professional QualificMions
Standards in historical archaeology and/or prehistoric archaeologY(36
CFR Part 61, Appendix A), as appropriate in relationto the
anticipated resources. A Native American culturalillonitor shall be
present ifprevious archaeological excavationsillclicate that Native
American archaeological deposits may be discovered. The cultural
monitor's function shall be to advise the project archa\:ologist and the
City regarding the respectful treatment of any prehistoriC
archaeological remains that are uncover\:d..
• The City, in consultation with tlie project arc;ha\:ologist, shall
determine whiCh project activities and/or Whichp()rti()ns of th\:
project area will be archae()lopically monitore<i.. This infel'J1lation will
be included in the AMP. Inmost. cases, all soil-disturbing activities in
sensitive portions ofthe project~rea-suchas demolition, foundation
removal, excavation, grading, utilities installation, and foundation
work-will require archae()logica.lJ1lollitoring.The project
archaeologi~t shall have the authority to T\:direct construction
personnel and equipm\:Ilt while discoveries are being assessed. The
monitOFing and projecta~chaeologistswouldmake every effort to
ensure that evaluation and treatment of remains is calTied out with as
little disruptioll as possible..If it is necessary to suspend construction
for more thal10ne working day, the project archaeologist shall consult
with the City toass\:ss the appropriate course of action.
During constructiollil11Clnitoring, ifthe project archaeologist and the City
determine that the finds in question represent significant archaeological
resources, and that these resources may be adversely impacted by the
project, then the City shall require the implementation of the appropriate
portions of the Archaeological Treatment Plan to mitigate project effects
on significant resources. These efforts may include archaeological data
recovery and public interpretation of important remains.
CULT-3a: The proposed project shall have regular groundfloor
entries along N. Sixth Street.
While of varying scales and designs, the nine contributing buildings
along the west side ofN, Sixth Street, although intelTUpted by vacant



parcels and surface parking lots, create a pedestrian-scaled rhythm of
ground floor entries and storefi"onts. The project shall maintain and extend
the scaled rhythm established by the contributing historic buildings along
N. Sixth Street. The project should not "wall off' this portion ofN. Sixth Street
with an undifferentiated, continuous fayade. Nor shall the buildings be set so far back
from the street that N. Sixth Street fails to feel like a commercial-lined street.
Building to the property line on N. Sixth Street fi'om Jackson Street to
is desirable.

CULT-3b: The proposed project shall employ setbacks and horizolltal
fayade elements to reflect the scale of the San Jose Japantown Historic
District along the following portions ofN, Sixth Street: thatportion of the project area
adjacent to Building 16 (i.e., the City parking lot site). This mitig~tion measure shall
not be construed to require specific building materials or design e1ell1ents.
Proposed buildings immediately adjacent to Building16,
shall incorporate horizontal fayade elements to distinguish the first story
or two from the stories above. Such elements Will prevent the taller
proposed buildings from overwhelming the contributing one-and two-story
buildings on the west side ofNorth 6th Street.
Maximum building heights fronting N. Sixth Street in pt'\>ximity to
Building 16 shall be mid-rise in order tob<:compatible with the mid-rise scale of the
greater Japantown area and the low-rise~cale9fthe identifiedJ~pantown Historic
District. The proposed structure immediat(:ly adjac<:lltto Building 16 on the City parking
lot site, shall incorporate horizontal fayade elements to distinguish the first story or two
from the stories above.
A two-part review prppess wOlll~be used to ensure that proposed designs
meet the objectives of¥itigatiollMeasures CU~T"3aand 3b. First,
conceptual elevations and.arphitt)(;tpral standargs for the proposed
development shall be .subjecttQCity Council approval, following
community input atthe)'lanningDepatlment zoning stage. Then, final
elevatiplls will be subjectt\> the lIpprpval of the Director of Planning,
following community inputat the Planned Development Permit stage.

CULT-4a: Sh0J.t14the implel11entation of Mitigation Measure NOI-2a and
-2b demonstratet~~tconstruction-related vibration levels may be in
excess of the damagejhreshold, a qualified geologist or other
professional with expertise in ground vibration and its effect on existing
structures shall determine the likelihood that such vibration would
damage any ofthe contributing buildings of the San Jose Japantown
Histotic District (Building 16, in particular). If such damage is likely, the
qualified professional shall develop specifications regarding the
restriction and monitoring of construction activities that shall be
incorporated into the contract. Project modifications recommended by the
qualified professional shall be made prior to project construction to
reduce vibrations to below damage threshold levels.



CULT-4b: The monitoring architect (described above) shall establish a
training program for construction personnel to emphasize the importance
of protecting the historical buildings in the vicinity of the project area.
This program shall include information on recognizing historic fabric and
materials, and directions on how to exercise care when working around
and operating equipment near histOlical buildings, including the proper
storage ofmaterials. The program shall also include information on ways
to minimize vibrations from demolition and construction, as well as ways
to monitor and report any potential damage to historical buildings from
such vibration. A provision for establishing this training program shall be
incOlporated into the contract, and the contract provisions would be
reviewed and approved by the City of San Jose's Historic Presflrvation
Officer.

CULT-5: Ifpaleontological resources are encountered during project
subsurface construction, the all work within 25 feflt of the discovery shall be redirected
and a qualified paleontologist contacted to evaluate the finds and make
recommendations. If the exposed geological formation is fgund to contain
significant paleontological resources, such resources s~~IFbe avoided by
project activities, if feasible. If project~ctivitiescannotav()id the
paleontological resources, the resources shallbe evaluated f()rtheir
significance. If the resources are found tg besigwficant, adversfleffects
shall be mitigated. Mitigation may include., but isngtJilllited to,
monitoring, data recovery and analysis, and accessioningofall fossil
material to a paleontologieaLrflpository. A final repOli documenting the
methods, findings, a119recommendations of the consulting paleontologist
shall be prepared and s).lbmittedto the paleontological repository.

VIS-I: ImplelllfllltMitigati()n¥easuresqJLT-3a and 3b, which require
project design modifi9~tions tor~duce the project's impacts to the San
Jose Japantown Historicpistrict'sil1tegrity of setting and feeling. This
would bea,chieved by designing new construction that is sympathetic to
the district's existing architectural context and historical qualities.

BIOLOGICALRESOURCES
BIO-I: Loss of ordinance size trees will be mitigated by implementation
of landscaping plans lIpproved by the City of San Jose, in conformance
with the City of San Jose Landscape and Irrigation Guidelines and City of
San Jose Plauning Department specifications. For private projects, the
City of San Jose requires tree replacement for those trees greater than 18
inches in diameter with 24-inch box trees at a ratio of 4: I (trees planted to
trees removed). The project applicant shall submit a landscape plan at the
development permit stage illustrating the details by which these trees will
be replaced and maintained.

BIO-2: All work on trees proposed for removal or pruning as part of



redevelopment of the Corporation Yard site and the City parking lot site
should occur during the non-breeding season (August I to February 28)
in the year prior to the start of grading if feasible. If tree pruning or
removal cannot occur in the non-breeding season, then a preconstruction
survey for active bird nests shall be conducted.
Surveys to determine the presence of active raptor and bird nests on or
adjacent to the construction area shall be conducted by a qualified
biologist no more than 30 days prior to the initiation of constructiomelated
activities, including removal of existing vegetation or facilities.
Results from the survey shall be submitted to the Enviromnental ~rincipal
Planner in the Department of Planning, Building and Code Enforcement.
If native birds are observed nesting on or within 100 feet fromtl1e site,
exclusion zones shall be established around all active nests.The size of
the exclusion zone shall be determined based on consultation with the
CDFG, which typically requires a zone of 50 to 300 feet around the nest,
depending on the bird species. Active Cooper's hawk nests within urban
areas would likely require a 100-foot exclusion zone. No activity shall be
allowed inside the exclusion zone until a qualified bi()logisthas
determined that the young have successfully fledgedfromthe nest or that
the nest is no longer active.

VIS-2: Implement Mitigation Measure BIO-l,,,,,hich requireswitigation
for the loss of ordinance sized trees by implementati()p-gflandscaping
plans approved by the City of San Jose. Tree replacementfor those trees
greater than 18 inches indiamtlter shall occur at a ratio of4: I (trees
planted to trees remoyed) with 24cinch box trees.
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SAN]OSE
CAPI1l\L OF SILICON VALLEY

TO: Ella Samonsky
Planning and Building

SUBJECT: FINAL RESpONSE TO
DEVELOPMENT APPLICATION

Memorandum
FROM: Ryan Do

Public Works

DATE: 07/30108

PLANNING NO.:
DESCRIPTION:

LOCATION:

P.W. NUMBER:

PDC08-010
Planned Development Rezoning from LI Light Industrial Zoning District
to A(PD) Planned Development Zoning District to allow up to 85
affordable senior housing units on a 0.55 acre site
west side ofNorth 6th Street, approximately 200 feet south ofEast Taylor
Street
3-18308

Public Works received the subject project on 06/18/08 and submits the following comments and
requirements.

Project Conditions:

Public Works Clearance for Building Permit(s) or Map Approval: Prior to the approval of
the Tract or Parcel Map (if applicable) by the Director ofPublic Works, or the issuance of
Building permits, whichever occurs first, the applicant will be required to have satisfied all of the
following Public Works conditions. The applicant is strongly advised to apply for any necessary
Public Works permits prior to applying for Building permits.

1. Minor Improvement Permit: The public improvements conditioned as part ofthis
permit require the execution ofa Minor Street Improvement Permit that guarantees the
completion ofthe public improvements to the satisfaction ofthe Director of Public
Works. This permit includes privately engineered plans, insurance, surety deposit, and
engineering and inspection fees.

2. Transportation: This project was included in the Japantown Corporation Yard
Residential Mixed-Use Project Traffic Impact Analysis/EIR, which has significant
impacts at three protected intersections. The Project will be required to pay the Protected
Intersection LOS fee per City policy.

3. Grading/Geology:
a) A grading permit is required prior to the issuance of a Public Works Clearance.

The construction operation shall control the discharge ofpollutants (sediments) to
the storm drain system from the site. An erosion control plan may be required
with the grading application. .



Planning and Building
07/30108
Subject: PDC08-010
Page 3 of3

(Currently, the base fee is $224 per linear foot of frontage. This base fee will increase to
$395 starting August 18th

.) .

10. Street Improvements:
a) This project must conform to the Jackson-Taylor Specific Plan. Replace existing

curb, gutter, and sidewalk with a 10' detached sidewalk with a 5' parkstrip.
b) Close unused driveway cuts.
c) Proposed driveway width to be 26'.
d) Dedicate approximately 2' for street purposes along project frontage.
e) Dedication and improvement of the public streets shall be to the satisfaction ofthe

Director of Public Works.
f) Repair, overlay, or reconstruction of asphalt pavement may be required. The

existing pavement will be evaluated with the street improvement plans and any
necessary pavement restoration will be included as part of the final street
improvement plans.

11. Complexity Surcharge: Based on established criteria, the public improvements
associated with this project have been rated medium complexity. An additional
surcharge of25% will be added to the Engineering & Inspection (E&I) fee collected at
the street improvement stage.

12. Electrical: Existing electroliers along the project frontage will be evaluated at the public
improvement stage and any street lighting requirements will be included on the public
improvement plans.

13. Street Trees: Install street trees within public right-of-way along entire project street
frontage per City standards; refer to the current "Guidelines for Planning, Design, and
Construction of City Streetscape Projects". Street trees shall be installed in tree wells.
Obtain a DOT street tree planting permit for any proposed street tree plantings. Contact
the City Arbonst at (408) 277-2756 for the designated street tree.

Please contact Keith Gaxiola at (408) 535-6896 ifyou have any questions.

(h.~
-·Ryan

Act' Senior Engineer
Transportation and Development Services Division

RD:kg.
6000 19395707012.DOC
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S.6 (OH(£PTUAI. flOOR PlANS (6IlIIMl.)
5.1 mNCEPIIJAL ROOf PlAN
'5.8 C01KEPJUAI. ROOF DETAll.S
5.9 cotKEPTUAl ROOf IIlllKiAnoN I'INII
5.10 COHCEPJUAlROOflVRtc..o.llONO£TAIlS
6.1 s(Hr.w.TK~PlAN(5IREEl)

6.l SCHElMTlC LNroSOlPE PlAN (I'OO1lN)
1.1 ZOAAlllllt!CAliONPLAN(5IItEEI)
7:1 ZOK.... lIlIUG,I,llON PlAN {l'QDIUM}

171 aSQ. IT PAAlUNG l£VEl COURTYARDS NIO PlNffiIlG
48S4 5Q. f1 PODIlN
4H75QFfIlOOfTOP PIAIffiJlG
TOTAl..; 10ll145Qf1

110S!'
11111 SF
~v

~v

JS6'\.F
14SSF .

11 PARklNGSl'AcrS
oPA!!IlJNGSPACES
1152 PAAnlG SPAClS
D,H PAlIKNC SPACES

I.eP~S9ACES2~I.tANAGl'RSLM!'~
lOSPlaAlPOPUlAI'ION;
20 CHRQMCALlYlll@o.s50-
10 O£V[lOPWNJALLY DISABlE(),.
411 BIDROOY.@O.64d
ISTUOIO@D.U+-

NOTE:: ffH I'.ILL PllOIllDE Tlt£f. IlNIIUAl ECO PA<;SESTO All NSI*HTW. T£NNITS

PARKING:

~SlfEAR£AO.SS ACRl:S(l3a44 SQ fl)

OFFSTREET PAI1Ill!iG IlHOI~G _ 0083 SQ. IT (41'lO OF SITE AAEII)

DESCRJI'TION Of PROPOSED USE:

PAAnNG SPACES REQ.Ull(Wb 40-14 (41 SPACES)
101M-PARlWlGPRQVIOEl)R 41 SPACES

100'lb N'fOIU)AllLf SEN'O~HOUSING OOUO""ENT CONSI'irt¥G Of ll\I£ STOREYS
OF 15 APARlJoIlHT UNITS OVER A CotKRffi PODlUU AI GAADE

COMMON OPEN SPACE AREAS

PJIIlK1NGI.EVEt.
_~.profor.courtPlo,.

_ Indoor I~ (omnjWjty RooIn
_Side Cornrrnri!y Room PIu.
_R.... O>urtyo:d

PODIUMUVll

:=r~mmunilyRoom
fOURTH I.EVEt.

_1i;urIh.....,.iffi....
ROOfUVEI

_p""'"'Are.. on 11."'"

DeNSITY

PROJECT DATA

7S ~rrs ON o.SSACRES_I*-4 OUlAd/!:

lANDSCAPING:

llRAlIAGIi CotiSTlllXTION INC
750 Im'IH n
~[A9o%11

TEL: (510) 6lll-G4S5 Fll (510) S&2~m
CONIAU' AlAN IIEJn!HEN
Lw.lt.<AHEJWNEN@8JtN'l.·,o{]tIl:.CO

COTJONG AND P..'IIGUOlIINWSCAf'E AlIa IrJECTS
lIS HIG/ltANOAI'VolJ'E
aU~L!NGA\'\E, CA94010
CONTACT, DVlNJS lMIlGUOlI
l£l: 650-:lU-9063 '12, 11\1.: &w-,\41-701l
EMAlI.DHINIS.;j;-t::TUVlD.COM

DESIGN ICDl.DGY
146 E IlUTHmAll 1M:
Mtll \IAU£Y, u... !>4!>41
Tl'C(41S)~ISFAX:(41S)~16

CDHTACT,JDSlAH CAIN
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ThE OfflCE OF JUIOM.E Io;ING
'P E SJ .1MIES 51 surrt 41
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RESf>ONS£ TO CITY
COUUEHTS~_09-OO

RE5I'ONSE TO CITY
COW/lIEHTSe,OO,08

RESPONSE TO CITY
COWoIENTs8.3I.09

11IP~Spaoos

#WSF 4740$1' 7600Sf 7650$1'
(TOTAL) (TOTAL) (fOTAL) (TOT.oJ..)

.~~UniI

JO Special "wtblion ~

20ChronIl@~ "11~Sl>a::es
toDD@zero "0

• 4) tBR@.6ol "27.52PatI:IrogSpaoes
I $lUI;liOSI @.42 "' 0-42 Plrting SpacEs

KEY MAP senE: 1""00]

-- =

COIIYOH OUTDOORSPACE PROYIDED 9Oe8 SF

LOTSlZE:
gtO$!I_._~ o,~ a<:reaf<!3,884sqlij
nellKteage '" 0.$5 acres (23,~ oq II)

DE~,

75 _D.U.@o.55ACRES" 13M D. U.JACRE

IlUlWlNQ HEKlIfT;
5 story _ "" grade parting garag&

TOWf/eig!'ll-7Z~_gtade

PROPQ8.EO 8rTE CQVt;RACE
16545 SF (69% OF SITE AREA)

COII_ OUTDOOR SPACE AREAS

-~_P_Alea.<rlRoor \566 SF

SITE PLAN INFORMATION

PAAKIHO I.£VEL
_~F<:.-eoouJ1.PII<a 710SF
-lrOoorIOutdocfComrrartiI)rRwn 10t7 Sf'
_SkIe ConwTu>ily Room PIau 593 Sf
- Rear courtyard 7&4 SF

~~,

_lNIdocaped Pcdium 3!163 SF
_1"<loorIOutdoclc~R""'" MSSF

FOUIOH LEYa.
-Focwthtel/O'lTenaca 38lISF

TOTALPARKING Sf'ECES REOUIRaI" 41
TOTAl. PARKING SPACES PROVIDED ", 4\

ARST COWoIUttrTY HOUSING PROV!OES FREENIMJAl.
"ECO - PASSES" TO AU. RESIDENTS.

I 2BEOROOY 771 60SF 60SI' lOOSF :I:102SF
UANAG£R:S UNIT PER UNIT PER UNIT

These conoepls and desIgf1S are and remaln the origirlaI wort< and
prnpoity of Thtl Oflice of J~oroo I<lng, AlA artd MY reproduction "1
whole (){ part, Of olher use rot aoy purpos& 'Nhatsoever wi1l10l.rl' e;qlfeSS
wriIteo <;C1f'Jsenl 01 The Offioe of Jerome KVtg,AJA will make \he user
liable 10 such design lees as are applicable.

13 IIlEDROOLl(TYP. f6S(I 60Sf .tMSF
5ENlOR UNITS PEA UNIT PER UNIT

'STU0I01ftIIT 400 60SI'

75 DWaI.JNO UNITS
(TOTAL)

lANDS OF NISHIOKA
APN249-39-012

DOC. NO. 11713997
665 N 6lhST.

HISTORIC
NISHIOKA BROS.

FISH MARKET

(E) 3 STORY WOOD
FRAME BRICK

BUILDING

~ PROPERTYUNE
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PROPERTY UIIE

DRAIN IHl£f

STORM ORAIN iJANHOlf

srORM DRA!N

BACK OF WAlK

BUILO/NG
CENTER UHf

CONCR£Tr MASONRY UNIT
[XISTJNG
EXIST/NG GROUHD

fIRE DEPARTMENT· CON"~[CHON
nRf. HYDRAIfl

RNISH£O PAm/Em
fINIS/{£O nOOR
nNIS/{£O GROUND

flOWUNr

GRADE BREAK
HIGH POINT

lHVf.RT
UNEAR ~[ET

lOW POINT

MAXIMUM
IIINI~I!M

HEW
OVERHANG
PROP[RTY UNf.

SANITARY SEWER
SIDf. OPENING
SlOPf
STOR.l.I DRAIN

TOP OF CURB
TOP or GRATf
TYPICAL
WATER

LOCATION

N. lilli ST. APPROX. 190 SOUTH Of E. TAYLOR ST,
JACKSON sr. APPROX. 16 MST or N, 6f sr.
.61r.ROD

FIRE HYDRANT DIAGRAM
HOT TO SCALE

BOW,,,,,,,
"W
(E)
EO
roc
fH

fP
ff
fa
fl

GR
HP
INY
If

IP

!WI

"'H
M
OH

t
SS
so
s
so
rc
TO
rtP
W

_§B_

ROO

LEGEND & ABBREVIATIONS

NYDfWlT NO.
R-

fH-1O
fH-A-,
rH-C
f/i-V

1/.1"

mm ILmltlAl. 1Jillf0000lY
COMPOSEO Of SAND JJfO ORGANIC
WATULI"L rME Of STOHfS, STWPS
ROOTS OR SI.llIWl MATERIAL AND
\1'[[05 Wffij Ii UOOWUlI iHfIlW.'ro~

(fAT( or 5 IH/HR.

4., ."

•
.

'-."

'.
CLASS 2 PERlltA8I.£ WAT[RlAl

~", "

I. DRAIN III COVERW GARAGE TO BE
CONNECTED TO SANITARY SEWER. DRAIN
IS DESIGNED TO RECEIVE NO STORMWAT[R
RUNOFf,

NOTES

OYrRflOW DRAIH

v....s

1/2'1

....[J,...rO STOIIII DlWH

SI.OP£ 1/4'

'" n \f..."c,'+-__2'·__-----1

IANOSCAPIHG
S· (IIIH)

•

0 PATIO FLOW-THRU PLANTER
NOT TO SCAlE

."

60

6" P£RfOItUEO SUBDRAlH
'1' MO OWH f>II'£.

0 PERIMETER FLOW·THRU PLANTER
NOT 10 SCALE

flun rA8RIC
ClASS 2 P[RUEJ,8L£ WATUW.

10 /lit. VISOt./[[H

S[[ BlIIlOIHG I'I.AHS fOIl
O/llENSJOHS AHD DETAIlS
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Job NQ: 832-002

FILTER It4Tfl?lAl umFORWlY
COMPOSED OF SAUD AHa ORGANIC
&lATfRIAL FREE or STON[S, STilWps

.. ~TS OR SIMIlAR !.tATERlAl AND
<:'I WEEDS WITH It lIlNlwUlI INnLTRATKlH

...., ... RATE OF 5 IN/HR.

<:'I ......

..

ClASS 2 PeRMfABLE MATERIAL

.; ' ..

..J:1..TO SJORW DRAlH

DRAINAGE MfA BOUNOARY

PERIWET[R
fLOW- TliRtl PLANTER

IN GROUND
FLOW- THRU PlANTER

.-.<1

..

6- PERFORAT£D SUBDRAIH
'T' INTO DRAIN PIPE.

---

0.6 PATIO FLOW·THRD PLANTER
HOT TO S(:ALE

OVERFLOW DRAIN

..

DRAINAGE AREA LEGEND

I. SEE STORUWATER CONTROL PLAN REPORT FOR FULL
SIZING CALCUl.AnONS AHD ADomONAL fNfORJ.lATJON.

2, THERE ARE NO KNOWN EXISTING HYDROLOGIC F£ATURES
WITHIN THE SUBJECT PROPERTY.

STORMWATER CONTROL NOTES

VARies

J. THE SOIL TYPE(S) AS IDENTIFIED IN THE PROJECT
GEOTECHNICAL REPORT, 8Y TRC, .(WED AUGUST IJ, 2009
ARE CLAYS WITH VARYING LEV£lS OF PLASTIWY WITH
SOUE SANDY CtAY AND SANDY SILT. GROUHD WATER
ENCOUNTERED Af A Q[PTH OF APPROXIIlATElY 16 fEET, .

4. THE SITE UES IN ZONE 0, AR£A IN WHICH flOOD
HAZARDS. ARE UNDETERJ.IINEO, BUT POSSl8LE PER FLOOD
INSURMJC~ RATE MAP NUMBER 06085C02J2I-I, EFFECTNE
MAY IB, 2009, 100 YEAR flOOD LEVEL NOT DET[RMINED,

5. COVERED DRAIN IN THE GARAGE SHALL BE CONNECTED TO
THE SANItARy SEWER. GRADING'S DESIGNED SUCH THE
NO STORUWATER RUNOFr SHALL OWN INTO THE GARAGE
DRAIN.

6. ALL ROOf DRAJNS/RAm WATER LEADERS comeT AND
DISCHARG~ TO VARIOUS flOW-THllO PLANTERS ALONG THE
SITE PERIIJETER,

PLANTING AS SHOWN
ON lANDSCAPE PLAN

SEE BUllome PlANS FOR
DlWENSIQNS AND DETAILS

'INCWD£S GRASSCRU£/PERVlDUS PARKING STAlLS ALONG weST fpG£ or PARKING AREA.

PERVIOUS AND IMPERVIOUS SURFACES COMPARISON
EXISTING

%
PROPOSED

%
DIFFERENCE

%CONDITION (SO FT) CONDITION (SO FT) (SQ FT)
sirr - 0,55 Ae 23,884 Sf !GG 2J,884 !GG 0 0

BUILDING fOOTPRlNT(S) 0 0 16,101 " 16,101 "PARKING 2J,684 !GO G 0 -2J,13$4 -100

STRWS ~PUBUC AND/OR PRNATE (AS G 0 0 0 0 0
APPUCA9L£)

DRIVEWAYS, SIDrwALKS, PATIOS. PATHS, G 0 2,096 9 2,0.96 9
ETC,

lANDSCAPING' 0 0 5,687 " 5.687 "TOTAL 23,884 !GG 2J,684 !GO 0 0

IMPERVIOUS SURfACES 23,864 !GO 18,1,9] 76 5,687 -"
PERVIOUS SURFAC£S G 0 5,68] " 5,687 "TOTAL 2J,884 100 2J,884 !GO G 0

,,

I

o 10 2,.0..

.r-:--< ,'I.",' :··.·.. ·• ..I·,··.··r.'L . ,. -'~"9'" r". -~_

i , \, . \ I.· "1>.':" -'.'k: -C" L"

E T

,

f/lTrR IlAl£RIAL UHlrOfMY COUPOSCO or
SAND AHD ORGAHlC WAJERlA.l fREE or
STONlS, STUIIPS ROOTS OR SrUflAR
UATERIAL AHD WEEDS WffiI A lllHllJUIl
INflLTRATlOH RA.Tr OF 5 IN/HR.

\
~ '.""''-- .. '

~,
.

:,-)!I"
.. ... "OM A'

l ca.....,. LA DSCAPING

s' Pi'RrORAT£O SUSDRAIN

rIH£.R rA8~IC

CLASS 2 PER.u[A8L~ MAT[RrAl

04 PERIMETER ELOW·THRD PLANTER
. NOT 10 SCAlf

S'U/H)

DRAINAGE AREA PLAN
seare: '·"20 I-{Orllonlol

I.AND~CAPING

10 lilt V1SQurrn

~",,~~~,R T(~ ::,,,,6,;\~~-I'~~~
r----

.:1 ....

CC'-=-==='==="",='--'-- --.--
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BEST MANAGEMENT PRACTICES SUMMARY

AREA IMPERVIOUS IMPERVIOUS TOTAL AREA
BMPTYPE

BMP FLOW BMP FLOW BMP AREA REQUIRED BMPAREA
SURFACE AREA (SF) (SF) REQUIRED (CFS) PROVIDED (4% SIZING FACTOR) PROVIDED

R-I t SR-I flOOrjWAlKWAY l,I}t4 J,260 flOW-THRU PLAt(f£R A 0.010 0.059 115 -416

R~2 + SR-2 ROOf/WAlKWAY 2,J24 J,995 fLOW- TIlRV PLANT£R a 0.007 0.000 92 '"R-J t SR-J ROOF/COURTYARO f2.774 IMJ4 flOW- THR!I PLAH1£R C 0.0403 O.IIJ '" 800

G-! WA.LKWAY 'SS m now-JHRU PLANTER 0 0.0017 0.004 " 2S

)
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Adequ1.le liitn '(""1'l.tc!n will be
p,,,,id,d <>\Itri<k the reo.!deatbl :and
retail an=. Grouodf keeping trN or
conlf"Klor will i~ .nd d .... up
dailr. Spllll will be cle1ll~d "p "&Iri$
dry ""'lbods.

I.e-us will prohibi, 5l""'ll" Of d"pIo.y
ofm".rl,b ou,okk..

SpnnkJc. 'J"!em dctign ,lull Inolode
the Pf()~ed method fol <lraimge on
tpfiDl:k' .fll!lD wKhllge.

Re9ldcrl!iil and ~ci", ~es will
prohibil: rnUnl<tw=, '<pil lI'l

ckonlng of vehkk> 0' orhe,
equip~nl nn <ile.

DJairuge SlImp! sholl J:", cleaned of
1ccwuubtod filet, dtbJ1. 3IId .cdimclli
ond lt131!ridprop''''diopotd-

Rduloe uu {or ru!<Knlll!
building> III be roofed a""
burned Anr Roor 01....;,...
must 00"'''';1 U> Ilttlwy.......,.

~fuse ,,"-I fOr Mmmef'ci)l
b'-"ldings 10 1>0 "",fro ond
bettnC\l Any drair.1 mull

""mrcl'onoiwy .....er.

An dwnpllm ",ill be Il\ark«l
...~rh "Do 001 dump
h,nrd<>us ""re.w. bt,,=" OL

';""101".

Rooftop P><:JtmI¢d equ!p<rnot
will b. "",rN 01 t<l'I'<lal In

pre"u't poUutanlo from
<f1lCdngn!fU>lL

Condo:nU" dn'" fineJ ",111
diJdto.rgc tu rh. ..niWy
sY'f.ern or 10 bndK'1ped-
K""rmg, g.....tm••!1<± mm
WU I>Ql be (~, 01 other
unpt<>lm<d metal m.., ",,<lid
ka<:hinlo tIIOoff.

AD p,ved.~ drlin to planlerl
f"her lhm dire<dj- '" SlolH'
dnIn.. Hal< bib, •.-iD have
.ufom.orie shuwffOl "ill.tqw'c
kcl'l'loop."I •.

A, • ..., drw, 10 l1""'-thn.> pIonlers
rI1euby «doclng !he porentiJi
for .pi115 di_dr Into .larm

'olo.

Sprlnl:kr lelt lIId fptem drain
"Ollet .MIl di!thargo If] ~

WUUlyl<:'O"tI'.

Virc Spriold... In.
revelo<! p.r1Ung
~

Outdoo! .to.-.g<' o(
fI<JUlprncrr: or
n..teriAl,

Vehicle .aad
eql!ipmenr c1eoaning

Ml&alhnrous d.w
otw,..b.w.lor

The "pplk_ Irill prep= In<l submit, for 'he Ory'f refle .... AA ~bk ~MITl\'l."'1rer CootrOl
Openrion.OO M.ir>reltUlct' Plan prior to oonSlrueUDll o.nd ,..i11 e:oew", ~ SI.OIm......"', Morugemrnt
P...iJitics 0p0 ....1ioo """ ~fa1nleJU1>teAgrccD.enl before: 10k,. uarufet. <>t pcnruner.t IXcuj:nllC)' of
lhe s1't_ So.eh In Igt<,mcn' IrilI UN.Jl,.-ith the bod" U>d. he enfortt.b'" Oft sub~.f11 prop'"1
~~~

B. BumrnaryofMalnlen.n..,Req1llremenll

VI.

lMpc<1 We" for sedimen~ ldenlifr ~'f'OSUl< ofsoiIl "" othee eridence of erosion. <J.;at ony
OMln/CDON 3Ild remove :lily 'ccumalltion of ocdimcnL P..xamine rock "" Qlhe, mllerloJ
uled as ••pt.5h pad and replew.h ir neee....y.

I'...perl OIltlclO for em,lo.. and pJugging_

Jr..<p<c' In groond DOW·rhN planlel side ,lopI" for evidence of inJubillry or efOlio.. and
corrt'Cl" neccuI'Y.

G:>nfurn rltal stly ct.oek doms. and fkJw spttaders tlC in place aJ'l<l I.yd ltld tlut
channe1iz:oDOl'J ",,!bin the plante" Ale cffe<rn,ely prevented.

r",amlne the wgccaD-on!o irtSUl< thai il ia l>eo.I<hy.n.d dens<: cr>o"llh to prorldefillering aOO
'0 prol<c1 soil< frOrne'osl<>n. Replenioh mukh~. nc«sSllI)', remOVe fillen le:aves.nd debri.,
pruoe laIg< sh~~bJ OIl.<cei, and mow Nlf AleU. ConfinTI WI lrriprlon if ade<pUle.nd 001
c~«ss.il-e. Repllltt d«d pbOiS aod remove innsivevl'g<lOtiOfl-

Abole onf pot....ciaJ vector.; bl' JilIinol hr>Jc, in rhe ground In and ltound rhe plonle" Ind by
insuring thai ,be·", arc no Ire" whcl< ...,ret J,andl longer 1~0 48 houn foUo"ing. uonn.
If mosquito Un.... "" pre\etl' ",d pc";,ten!. OOllla.. the San.. q, ... County Vector
C.ontroL

RetTIO\'"e rhe .ccu",ub.~on of oedi.mcn' and deb... "'ch 'hn mele Is 4~ of .le:atonce from
dnln inl.. to fln!,h surf.te.

Obie,,·e tht dnwdO\l'1\ of ""'fact .....,cr foIIm>1ng "onn .,-cn,<- T(lbe dnwdrno'I1 ofJlJlf...
".-.,.. in plln,e" i, obJe"'ed to begreat.. lhsn 80 m1nul'~ the filler morena! and flit.. t.blic
.haII be rcphceJ with new f~lf' ""reriol and fabrlt..

BMP OPERATION AND MAINTENANCE

PlOllletS !elllO'l'e poIIuWlI.< primarily by fillering NnOff 1IowI)' rhrough :on .c!ive Iaytt of fiIlt,
nu.luiaJ lOlL Rourioe ..wnlcNnoo I. n,eded 10 Iroc", IJuI fIm<- b unobKrtldcd, ernolon IJ
p'.....nted, r;oil. ~,ehdd togemer br phnr rooUonrllha' roih Ill. bJoklg;o.l!y Itdivc. T'nrk.t nnlline
!lUJnlel'Jancc conoi.lo of tho {oIl<>wing:

The propenylNOIg;men1 sbilluel/e on "I"'"rion Ind nubitenafItC t'Ol>Uet Dnde.lgrllling
mdhidoal =p"""ilile f"" .runn.....,.. lfntmenr BMP "P""do" and rnoidkn:ance. I, ",in be
Ihll IDdJ.-ldual~ '"JPOtl,ibiliry ro ",.sifttaill • che<kfLSl~ Inn for in.<pecrio..... a (op,' of
",-hkh lluD.be kepi <>!I·she at.o!I cifn<:i ond C1tl beMal!c 'nilibk", the «oqu<ltefd>e Ot)'of
S.nJo.\<.

A.. MelUllllo Firw>ce"nd Jrnpleme.ol BMP Malntenoncc

Proper optulion OIId m>lonmaote of Stom"....u:T M,'\"&cmcnl Facilitil;. in IhU plsn ,,'ill be 1M
1Clpolllibllily of rhc pNperq- <NTlCI io p<<p;rulry.1hc~ at«ptl r~.poltljblliry fe' ;"lrn.n
ope"';on and nWnfem,nce of rile f"",lili.. "ntil such rime " dili rapol\J;hI:lry r. fl>lllll~'"

,..."fened 1<> ••ub.e'l"em:mmer.

uw« (o,lrly"d n.u., ar= dnin 10' Jlow·rhm Drive .IAIc, £idew;>!k$. pming "'IS, and
""d 1(Ce" wa&'lt'af. ~l<fI ar.d not dif..,1!y [(> 1l0fdl _ .<cU .h:lll beI~ flgulmy

"'''''. 10 p<evellt ,(cun-,u).t\orI of fi!;lCr ;JlId
debri.. DEbris from pm.sure ,,'3!hing
ot>all 1M: coJkcr.d and nol olIowed to

en..r """ Jtonn <hlin. 5)""""_ WIlb
"".... conrairWlg:ltlrc~ :ag<nl 0'........ 'lull " collcetcd ~,

d"'=Jwx«I III !he ''''''''1)' >eft[ and
IlDldi!ot I<> ".,0Ifl\ dnln..

Inlet markings will be inspc<,ed
onnuollr ond "l'1o.<e<J Dr t<,,~
l-l nccdt,J.

CDm/J><ni1l 1t1UJI, kose-:I will
Indude a dow< "'adlll:' "I'C'fWl1
JluU nor IJlo-or In)'OIN' 1<> di",,!Io'g<
lJI¥1hi"G 10 /ltotm droim or to
.ro,e 01 df.po>it 1D,lerlili 10 al ro
=..,c I poltllri1J {""!Io,&,, 10

.torm dniins."

p"""'-eflOOo ;oform.Oon 10 be
provided by lh Cil)-.

CommtuW and re<idellti>ll........
will recrive inlry;n,rd pe!l
1lWl1gct'MIU 14f9U03tlo1l.

PIsn""":and rc!:lred ",,,,au,.s.nd
fe.rum will be Inspcclcd ""e!
DUltI~ ~. Ipcci.fie<l in lhe
SlOmN"l<Ct C""rtoI Openriranand
M:>in,coano:c I'!:In ('0 be dovdoped
"'" ",bmiueJ 101 a(:Jpwol).

An <i,e landscaping i, 10 be
DUltIr:amed br 1 ['tOfeuloJUI
IondlClping conlflOtlW. ConItaCl
10 'We dul bndsaping ii 10 be.
JrUItltalnod LIl!ne 10!e&',ttJ P."
~{o:nagernc"t (lPM) principle..
"i'h mlnimol ot no U1C "f
re'~cide..

Commen:iJl W ru!dcnlill kmes
...,11 leeeive dorrr,"':>Ie! IJul.i""

Commucial~ r<>ldenliallusus wiU
rucive !ll\(gr~te<l pel\" mlJl18"llCDt
infunnt,r,on-

OptlllllMIJ BMP.

DM' wiJI be pWorli<llIly inspe<;rcd 10
"IVI>id bJod-agcs >.Dd M.,fI.,....

~'buc poo"ible, pc.t·
resUtonl plmrs o;riII b"
sdcc!cd. espociaJl}" for
JOClIioo.! adjo«nt (0)

"'"""'"'

AD .<Jth dfoJo> ""'J «<en"
nui..1KC runoff mill be
eono~cted to !he J.nJ""T on<e/.

5lAAdaJd btJ.ild.illlJ duign
mWmi.«. polentbl tI«<I {Ol
fuMe pen (onnot

wdlt.plngw;D ~ de.lgneJ
to l'Pinimi>e 1<qUirrd
urigalion md ",lI')ff, 10
l""""""c Sllffoce infikr.lion,
:md to miniml.. !he W~ of
ftflill••n and pe.licidc. Un!
un 00/1",110.. to ~"'l"
pilloliolL

"The d..i~ ~n niinlmi:<c<
on·,.jle Inlet .. 'l'hl1 .uboWlliany
,C<!uceJ rhe pooentio.l for
dumping. InIetJ ,n.l wuId be
~Jled from 11dc:",'1!ks ~nd

drlvt.-.>-'j'!l will be mu'<cd wiIh
"No dumping-Dnin.l 10 Crtt~~

O!IDnI1IIItlC"1lg<'-

Planl' will be ••ic<ttd
llppmpri.lec '0 Ike .!OiI!. I
Jk>pe .. d"'",...ur~ ",1nd,
run, IMd -, air moi-.orn",,~ I
ceoIogkd«>nru,!ncy, 11ft or

recydes . ",.,tn" ,("....:1
.ppu",We), one! pion,
inNllC1ion..

Pbnrings mr BMI'. will be
oe\eoc,ed (0) be "I'propnale 10
:mllclpued .oiI om! "",..tun:

cOl'ldiliOll..

SOURCE CONTROL MEASURES

N~ed fwfuluR
iodOOl' and
'lnICtunJ pen
ront",!

POlenlbl Sour«-

1'be foJI"",ing likely xdrldcs £0, lhio mhnI "K <kn:\Qprn<:nI b.ve poIenlW to :all"", p<dIuWltl to

ent.... runnff

Rdultdispo:o.al fo' me oommen:ial offices and n:sid""tiiI UrD~

• 1.<I\dletpl'nWnftt'AlICe

• NoinrelW\oe)"" .....Ih!af;<>flOl.ldenl.· CUI (II-b wffi~ prohibired OIl.sile)

An ueM ...-here these aeti'illa oc:nll "m drain ro "orrn"'"e, (fellm..,r fociliriEs. To furth.. 'cdou
lhe pol.nl:ial. fo, poItu,1I\l..o 'I) eOle' runort; p"m1'om' ond opI'nt:ionol. BMP> will be impJern.nmil
lJ dCltcb:d in Tobie 3.
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3 Depth of malnlioo: 24" of cover
Depth of lateral ina: 18" of cover
DepUi of~ ul\der pa:ving: 24" orOO'r'efeocased In as!eeY8

4 8addIOw prevenler shaH be a type approved by and If\$lalled per local fX\de$.

5 Splfnklers sha8 hirYe matched preclpllallon rates wi!ht1 each QDr1lfoi wive aClJil

6 Prec:ipilaliorl rales rorsprlnkJers sha3 match 60iI absofplion lala.

1 Sprinlders 6haD hava pressure compensating realUre v.t.enever possiblEllo prevent fogging
and mlsllrlg and 10 prever.t iWld dflfl

6 Sprinkler drcui\6ha"!lave a checll \'alve inslalledwhero neres.saJ'y to mlOO'lize or prevenllow
/lead <1fainage.

9 Rairl.sensing override devices shall be installed with controller.

1 Irrigation~ shal be {oned for 1) turf and annuals and olher moderate to ~hef water
USE! plant materlals: 2) gloundcowrs, and 3) Ilawe and WOlter col\S&fyjng plant malerlals.

2 lirigalion desiijn snaU also be zoned for mlcfo climales.including cool, shaded and protected
areas. as well as hoi, S\IIlII)' and Ylindy areas.. Sepel'ale sprinlder wives for walering lop,
mWIe. and lOa of slopes.

CONCEPTUAL IRRIGATION STATEMENT

LEGEND

1 Malnines shaBbo 1120~uIe40 for plpesile 1112"aOO smaller, 1120pvc-dass 315
for pipe sIzes 2" and21fZ'. bell and ring pve-class 160 for pipe sizes 3" and larger.

2 Laillral ines shall be 1120 pvc--cIa6S 200

8 Drip irriga60n shall b& lIliized at non-!faffic or ~Ied planting lUelIS to deaease lOa
possNty C1f vandalism 10 Ihe mlcro-lUbIng.

9 The inigalion controller shaJl have ample capacily in 1em\S 01 programs alId C)'des thai wiI
malch !he compIe~ or the landscape plan for more effidenl walefing. For example, !he
~oDer shaD haw the ability 10 have multipJe cycles. 10 permilll number of short duralion
water~ lhal will aIk7N waler 10 soatlnlo the 80iI rather than nm oIJ

10 IndiVidual bubblers Of drip emitters shaD be utilized 10 tsoIale waler for plant maleria1s and
elimnale watemg of'bara grouod.·

~ LOW WATER USE

UIIIIIIl MEDRJM WATER USE

~ HIGH WATER USE

STANDARDS FOR IRRIGATION EQUIPMENT

.O...~5...~'~O__,,2;;;OFEET ~

3 Part shade ~eas include mooerale watef use areas having morning and/or aRernoon shade.

4 Cool and full shady areas indude IaN waler use areas for plants requiring fillIe or no Imgaticll'l
Willer atldJor 1oca00rls that Will provlde moist coBdlllons.

5 layout shall be des7gned for minimum runoff and OYerspfayonlo 1lOIl-lafldscaped areas

6 lom voIlme sprifIkIeB &hall be~ v.tlerever possbIe wiUl tlead to head 00'>'er.lgE!-

1 Drip emiller or bubbler irrigation s/IalI be utiflZed at !fees to Pfomole deep walering wherever
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~ LOW WArERUSE

ITIIIIIIJ MEDIUM WATER USE
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1. see IRRIGATION NOTES, SHEET 7.1
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