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Item No. 3.b.
STAFF REPORT
PLANNING COMMISSION

FILE NO.: PDC08-010 Submitted: 2/11/08
PROJECT DESCRIPTION: Planned Zoning LI Light Industrial
Development Rezoning from LI Light Industrial General Plan Medium High Density
Zoning District to A(PD) Planned Development Residential (MHDR)
Zoning District to allow up to 75 attached Council District 3
affordable senior residential units on a 0.55 gross | Annexation Date Original City 1850
acre site. Neighborhood Japantown

Business District
LOCATION: West side of N. Sixth Street Historic Resources | Adjacent
between Jackson and Taylor Streets Redevelopment Area | Japantown

Specific Plan N/A

Aerial Photo
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RECOMMENDATION

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

1. The proposed project is consistent with the San José 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 Jos¢ 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 (.55 gross acre site located at the west side of N.
Sixth Street, approximately 200 feet south of E. 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 of 40 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
of retail 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 of parking 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 of N, 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
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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) corner of the 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 of N, Sixth Street towards the northern and end
of the 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) conformance to the Residential Design Guidelines, 3) conformance 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 of Medium High Density Residential (12-25 DU/AC). The
subject proposal, with 75 affordable senior residential units and a density of 136 DU/AC 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 of housing 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 of the 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 mitroring 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 imit, 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 of the 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 of urban
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 of the community in neighborhoods which are stable and have adequate
urban services. Together with conforming to the land use and housing policies of the 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 José 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 of present and future generations. The City Council adopted San José’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 José’s
economy and quality of life. 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) of the 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 of projects 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 of the site.

The street interface has been carefully designed to be compatible with the rhythm of existing
development on the west side of N. Sixth Street. The project employs an innovative use of classic
modern architectural vocabulary that also draws on elements of contemporary Japanese modern
architecture, including sophisticated minimalist detailing that breaks the building info a recessed base, six
bay facade 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 of that historic building. The proposed project building and
facade step up in height to the north to align with the height of the 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 of the 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 modern architectural design.

In conformance with the Guidelines, the project includes a minimum 10-foot side setback from 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 of Public 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 fagade in order to reduce impact to the
pedestrian-oriented design of the street level fagade 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 of 60 square feet of private open space in the form of a 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 of the 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 Reselution 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
Services/Facilities; Energy; and Global Climate Change.

Pursuant to Section 15162 of the 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 property owners and occupants located within a 1,000-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 community
meeting, which had an attendance of approximately 15 individuals from the public. The community was
concerned 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 concerns could be addressed at the Planned Development
Permit stage through offsetting improvements to address impacts at a protected intersection.

In conformance with the Public Outreach Policy, the property owners and occupants within a 1000-foot
radius were sent public hearing notices for the Planning Commission and City Council hearings. This
staff report has been posted on the City’s web site. Signage has been posted at the site to inform 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 further strengthens the Neighborhood Business District and Affordable

Housing General Plan goals and policies. The project meets the provisions of the Residential Design
Guidelines and will be compatible with the planned development pattern of the neighborhood.

Project Manager: Sally Zamowitz Approved b@}!W Date: 1/19/10

Owner/Applicant Mtdchments: '

City of San Jose Dévelopment Standards

200 E. Santa Clara Street Final Public Works Memorandum
San Jose CA 95113 Plans

Jeff Oberdorfer 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 Council 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 (1364 DU/AC) and associated
office support and community meeting room .

Conditional uses as enumerated in the RM Multiple Re"sidence.'Zﬁhi_ng District may be
considered and shall require the approval of a Planned Development Permit or Amendment.

DEVELOPMENT STANDARDS:

Setback requirements:

Front g 0’
Rear o L
Podium . e & 20°
| Paﬂ(ing 5
o '_.__:_._Podxum R 10°
'South stair. and stair tower exceptlon: s’
Height 'Requirements: E
Ma};imum heigﬁ_t;’ 65’
Stair/elgvator tower exception: 72’

Parking Ratio: .5 per unit
Private Open Space: 60 square feet per unit

Common Open Space: 100 square feet per unit



ENVIRONMENTAL MITIGATION AND STANDARD MEASURES:

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.

AIR QUALITY:
AIR-1: Consistent with guidance from the BAAQMD, the foliowmg
actions shall be required.

Demolition. The following controls shall be implemented duung
demolition:

« Water during demolition work, including the break—up of pavement
and infrastructure, to control dust generation; '

» Cover all trucks hauling demolition debris from the s1te, and

» Use dust-proof chutes to load debris into trucks whenever feasible.
Construction. The following controls shall be 1mplemented atall
construction sites: :

» Water all active construction areas at least twice dally and more often
during windy periods; active areas adjacent to existing land uses shall
be kept damp at all times, or shall be treated w1th non—toxs.c stablhzels
to control dust; : :

+ Cover all trucks hauling soil, sand, and other 1oose materiais

* Pave, apply water three times daily, or apply (non~t0x1c) soil
stabilizers on all unpaved access roads parkmg areas, and staging
areas at construction SItes,

* Sweep daily (with water’ sweepe1s) all paved access roads, parking
areas, and slaging areas at construction sites; water sweepers shall
vacuum up excess watei t0 avoid runoff-related impacts to water
quality; - -

+ Sweep streets daily (w1th Watez sweepers) if visible soil material is
carried onto____a_d_J acent public streets;

* 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;

+ Install 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 (instantancous
gusts) exceed 25 mph.



AIR-2: The BAAOMD CEQA Guidelines document identifies potential
mitigation measures for various types of projects. 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 and/or paths, connected to community-wide
network.

* Provide sidewalks and/or paths, connected to adjacent land uses,
transit stops, and/or 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-1a: All construction vehicles or equipment, fixed or mobile, shall B’e:'.-f._
equipped with properly operating and maintained mufflers EE
NOI-1b: The project contractor shall place all stationary construction
equipment so that emitted noise is directed away from sensitive receptors
nearest the project site as much as is reasonably feasible.::

NOI-1c: The construction contractor shall-locate equlpment staglng in

areas that would create the greatest distance feasible between™
construction-related noise sources and noise- sensmve 1ecepto1s nearest

the project site during all project construction. '

NOI-1d: Except as otherwise permitted, constluchon actwmes shall be
restricted to between 7:00 am; and 7:00 p.m. Monday through Friday. No
construction shall be permitted on Sundays or federal holidays.

NOI-3a: All noise sensitive development located within 310 feet of Taylor Street
or within 50 feet of 7th Street shall include an alternate form of

ventilation, such as an air conditioning system, in order to ensure that
windows can remain closed for a prolonged period of time.

NOI-3b: All on-site outdoor. activity areas shall be located so that they are
completely sheitered by buﬂdlngs from direct exposure to Taylor Street.

GEOLOGY &

GEO-1: Prior to the Issuance of individual site-specific grading or building permits for
the applicable site, a design-level geotechnical investigation 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 of Mines 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.

GEOQ-2: The site is underlain by expansive soils and/or non-engineered fill and the
designers of building 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-1 shall include measures to ensure potential damages

related to expansive soils and non-uniformly compacted fill are

minimized. Mitigation options may range from removal of the =~

problematic soils and replacement, as needed, with properly conditioned

and compacted fill to design and construction of improvementsto .

withstand the forces exerted during the expected shrink-swell cycles and
settlements. All mitigation measures, design crlterla and spemﬁcatlons Set forth in the
geotechnical and soils reports shall be foilowed :

GEO-3: As required under Mitigation Measure GEO-I , prior to the issuance of
individual grading permits for the applicable site, a sﬁe-spemﬂc grading

plan and geotechnical report shall be prepared by licensed professionals

and submitted to the City of San Jose Department of Public Works for

review and approval. The plans shall include specific recommendations

for mitigating potential settlement associated with fill placement and

areas of different fill thickness. All mitigations measures; set forth in the
geotechnical report and/or gradmg plan shall. be followed.

GEO-4: onject desagn shall be in 1 accordance Wlth the recommendations
contained in site- speczﬁc geotechmcal reports, as required under
Mitigation Measure GEO-1, prepared by a licensed professional and
reviewed and appxoved by the San Jose Department of Public Works. The
City of San Jose Department of Public Works shail approve all final
design and engineering plans. Project design and construction shall be in
conformance with current best standards for earthquake resistant
construction in accordance with the California Building Code (Seismic
Zone 4), applicable local codes and in accordance with the generally
accepted standard of geotechnical practice for seismic design in Northern
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-1: 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 of local 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 comphiance with these requirements by the
City of San Jose Department of Public 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 constructlon
period of the project. The SWPPPs must be maintained on-site and made
available to City inspectors and/or Water Board staff upon request, The
SWPPPs shall include specific and detailed BMPs designed to mmgate
construction-related pollutants, At minimum, BMPs shall include -
practices to minimize the contact of construction materlals, equipment,

and maintenance supplies (e.g., fuels, lubricants, paints, solvents, adheswes) o

with stormwater. The SWPPPs shall specify propetly demgned_
centralized storage areas that keep these materials out'of'the rain.

An important component of the stormwater quality protection effort is the
knowledge of the site supervisors and workers. To educate on-site
personnel and maintain awareness of the importance of stormwater
quality protection, site supervisors shall conduct regular tailgate meetings
to discuss pollution prevention. The frequency of the meetings and
required personnel attendance list shall be specified in the SWPPPs. The
SWPPPs shall spe(:1fy a momtoung program to be implemented by the
construction site supervisor, which must include both dry and wet
weather inspections. In addition, in accordance with State Water
Resources Control Board Resolutlon No.2001-046, monitoring would be
1equned durlng the construction period for pollutants that may be present
in the runoff that are “not: v1suai]y detectable in runoff.”

BMPs demgned to reduce erosion of exposed soil may include, but are
not limited to: soil stabilization controls, watering for dust control,
perimeter silt-fences, placement of hay bales, and sediment basins. The
potentiai for erosion is generally increased if grading is performed during
the rainy season as dlsturbed soil can be exposed to rainfall and storm
runoff, If grading must be conducted during the rainy season, the primary
BMPs selected shall focus on erosion conirol; 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. If hydroseeding is selected as
the primary soil stabilization method, then these areas shall be seeded by
September 1 and irrigated as necessary to ensure that adequate root
development has occurred prior to October 1. 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 of the 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 stormwater {reatment 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 Number 6- 29)
which requires:

All new and redevelopment projects to inplement Post—Constr ucnon
Best Management Practices (BMPs) and Treatment Conrrol

Measures (TCMs) to the maximum extent practicable. This Policy

also establishes specified design standards for Post-Construction

TCMs for Major Projects and minimum Post-Construction BMPs for

all Land Uses of Concern, including Expansion Pro;ecfs This Policy
further establishes the criteria for determining the situations in which

it is impracticable to comply with the Major Project design standards,
including the criteria for evaluating the equzvalency of Alternanve
Compliance Measure(s).

A stormwater control plan is required to be prepared bya quahﬁed professional,
prior to approval of the planning development permit. Tn'accordance and
compliance with City of San Jose Policy 6-29, the stormwater control
plan for each site shall: include, and show, calculations in compliance
with the numerical sizing criteria. listed in Chapter 4 of the C.3
Stormwater manual, as issued by the SCVURPPP, As part of the
determination as to suitability of the site, location-specific soil testing is
required if 1andscape treatment is. part of the treatment strategy to be
employed at the site.

hydr aulic analySIS that 1mplementat10n of the proposed drainage plans
would result in treatment of the appropriate percentage of the runoff from
the sites (in comphance thh the County NPDES permit). The permlt
provides for more than one 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 runoff from all portions of the
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 of the projects



to the maximum extent practicable. These features shall be included in
the stormwater 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 elty storm
drains, :
The enclosed parking areas shall not be drained to the stormwater
conveyance system, The garages should be dry-swept or, if wash down
water is used the effluent should be discharged to the sanitary sewer-
system under permit from the San Jose/Santa Ciata Water Pollution -
Control Plant.

The City of San Jose Department of Public Works shall review and
approve the stormwater control plans and drainage plans prior to approval
of the planning development permit. The Director of Public Works and
City inspectors from Bmldmg, Public Works or Environmental Services
Departments may require more str mgent stormwater treatment measures
than required by the SWPPPS, at their dlseretlon o

HYD-3: As required under Mitigation Measme HYD-Za, the’ prOJect
Shall include a SWPPP prepared for the site. ‘The SWPPP shall include
provisions for the proper management of construction-period dewatering
activities. At minimum; all dewatering shall be contained prior to discharge
to allow the sediment to settle out, and filtered, if necessary, to

ensure that only: sediment- free water is dtseharged to the storm or sanitary
sewer system, as appropriate. The General Permit makes allowance for
circumstances where limited amounts of uncontaminated dewatering
effluent, from foundation excavations for example, may be released after
sediment has settled out and the effluent has been filtered, in compliance
with the terms of the SWPPP. This may be appropriate for the City
parking lot site, however, the applicant is responsible for ensuring that
any necessary field or laboratory 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 of the dewatering
effluent, Discharge of the 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 of membranes 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 permit from the
San Jose/Santa Clara Water Pollution Control Plant. g '
HYD-4b: All structures of the proposed Corporation Yard site shall be
built so that the potential for surface water flow into the underground -
parking, or other underground structures, is minimized. If the potentiaI
surface water inflow is not controlled, the sump pumps, installed
primarily to remove ground water infiltration and Wash—dqwn-water from
garage maintenance, may be inadequate. Specifically, the entrances and
exits to all below-grade structures shall be protected from. all surface
water inflow (including floodwater associated with the 100-year flood
event) either by grade control and/or berms at the entrances and exits.
The surface elevation for the entrance to the underground garage shall
rise to at least one foot above the highest ‘top of-curb’ pomt adjacent the
parking entrance. o .

HAZARDOUS MATERIALS '

HAZ-1b: Prior to approval for any gLadlng or constructlon permits, the contractor(s)
for the applicable site shall prepare procedures to be undertaken in the
event that ‘previously unreported contamination or subsurface hazards are
discovered during redevelopment activities (e.g., identified by odor or
visual staining), including a contingency 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) from the City of
San Jose Department of Public Works.

HAZ-1c: 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 regulatmy
oversight. -
HAZ-2a: The contractor(s) shall designate storage areas sultable for

material delivery, storage, and waste collection. These locations must be

as far away from catch basins, gutters, drainage courses, and water bodies

as possible. All hazardous materials and wastes used or generated durmg
project site redevelopment activities shall be labeled and stored in

accordance with applicable local, state, and federal regulations, and

General Plan policies for Hazardous Materials and Fire Hazards. In

addition, an accurate up-to-date inventory, including Materlal 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 vehicles and equipment shall be performed ina
designated, bermed area, or over a drip pan that will not allow: run-off of spills. Vehicles
and equipment shall be regularly checked and have leaks tepaired promptly at
an off-site location. Secondary containment ‘shall be used to catch leaks or
spills any time that vehacie or eqmpment ﬂU.ldS are dlspensed changed, or
poured. -

HAZ-2b: The contractor(s) shall prepare emergency procedures including
notification procedures in the event of spills or other on-site hazardous materials releases,
evacuation procedures, spzli containment procedures, and required personal
protectlve equipment, as. appiopz date, in responding to the emergency.

Use, storage, disposal, and transport of hazardous materials during
construction activities at both sites shall be performed in accordance with
existing local; state, and federal hazardous materials regulations. These
emergency plocedures shall be prepared by the contractor(s) and

submitted to the City. pr101 to earthworking activities.

CULTURAL RESOURCES

CULT-1: If human remains are discovered during archaeological

investigations or construction, any such remains shall be treated in accordance with
the requirements of CCR Title 14(3) §15064.5(¢), which has particular

procedures that apply to the discovery of remains of Native American

origin. These procedures are provided below.

(1) There shall be no further excavation or disturbance of the site or any

nearby area reasonably suspected to overlie adjacent human remains

until:



(A) The coroner of the County must be contacted to determine that

no investigation of the cause of death is required, and

(B) If the 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 prov1ded

i PRC §5097.98, or gy

(2) Where the following conditions occur, the landowner or r his s
authorized representative shall rebury the Native American human
remains and associated grave goods with appropriate dignity on the
property in a location not subject to further subsurface disturbance.

(A) The Native American Heritage Commission is‘unable to-

identify a most likely descendent or the most likely descendent

failed to make a recommendation w1th1n 24 hours after bemg

notified by the commission; - o

(B) The descendent identified fails to make a recommendanon or’

(C) The landowner or his authorized representative. rejects the -
recommendation of the descendent, and the mediation by the

Native American Heritage Commission fails to provide .-

measures acceptable to the landowner

Compliance with the requirements of CCR thle 14(3) §15064.5(e) shall
be coordinated with the Native American communlty contacts already
established for this project. If, fellowmg the fulfillment of the notification
requirements descrlbed above, human remains are discovered that are
determined to not be of Native American origin, then the City shall
consult wﬁh the approprlatt_:____descendent community regarding means for
treating or 'disposing of the human remains, and any associated items,
with appropriate.dignity, -

CULT-2a: Research conducted by the Anthropological Studies Center
has established that it is 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 archacological
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 archacology,
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 terms of

the ARDTEP be carried out 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 will be used to inform the City’s decision
regarding project design, and will be carried out prior to project
construction.

Following implementation of the ARDTEP, the project archaeclogist
shall submit a report (the content of which is specified in the ARDTEP)
of his/her findings to the Planning Department. If the project .
archaeologist, in consultation with the Planning Department, dété’r__mines
that significant archaeological resources are present, and that such
resources may be impacted by the project, then the Planning Department
shall require the preparation and implementation of an Archaeological
Treatment Plan to mitigate project impacts. The: Plan may include
archaeological data recovery, archaeoioglcal momtormg, and/or public
interpretation of important remains. The Archaeological Treatment Plan
is described below in Mitigation Measure CULT-2b, %

CULT-2b: Unavoidable project impacts on significant archaeologlcal
resources shall be treated according to the requirements of an -
Archaeological Treatment Plan (ATP) The Director of Plannmg (or their
designated representative) shall review, authorize, and require the
implementation of the ATP, which shall be prepared by professionals
who meet the Secwtary of the Interior’s Professional Qualifications
Standards in historical alchaeology, prehistoric archaeology, and history
(36 CFR Part 61, Appendix A), and who will work in consultation with
the Clty and the appropnate descendent commmnnes The ATP shall
resources, as well as the treatment of property types that may be
uncovered during addltlonai -archaeological excavation.

Depending on the nature of_f{_he resources and project impacts, the ATP
may include requirements for any or all of the following: additional
archaeological identification efforts, data recovery (scientific excavation),
laboratory anaiysis’,-}i’r_gpar'ation of technical and interpretive reports, in
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 determine that it is necessary to prepare an Archaeological Monitoring
Plan. This decision will be based on information about field

conditions collected during 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 representatwe)
The AMP shall include the following requirements:

+ Construction monitoring shall be undertaken by an individual who
meets the Secretary of the Interior’s Professional Quahﬁcaﬂons
Standards in historical archaeology and/or prehistoric archaeology (36
CFR Part 61, Appendix A), as appropriate in relation o the -
anticipated resources. A Native American cultural‘monitor shall be
present if previous archaeological excavations indicate that Native
American archaeological deposits may be discovered. The cultural
monitor’s function shall be to advise the project archacologist and the
City regarding the respectful treatment of any prehistoric:
archaeological remains that are uncovered

« The City, in consultation with the project archaeologlst shall
determine which project activities and/or which portions of the '

project area will be archaeologically monitored: This information will
be included in the AMP, In most cases, all sOil disturbing activities in
sensitive portions of the project area—such as demolition, foundation
removal, excavation; gladmg, utilities installation, and foundation
work—will require archaeologlcal monitoring. The project
archaeologist shall have the athority to redirect construction

personnel and equipment while discoveries are being assessed. The
monitoring and project archaeologists would make every effort to
ensure that evaluation and treatment of remains is carried out with as
little dxsruption as possible. If it is necessary to suspend construction
for more than one working day, the project archaeologist shall consult
with the City to assess the appropriate course of action.

During construction monitoring, if the project archaeologist and the City
determine that the finds in question represent significant archacological
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 of N, Sixth Street, although interrupted by vacant



parcels and surface parking lots, create a pedestrian-scaled rhythm of

ground floor entries and storefronts. 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 of N. Sixth Street

with an undifferentiated, continuous fagade. 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 from Jackson Street to

is desirable.

CULT-3b: The proposed project shall employ setbacks and horizontal

facade elements to reflect the scale of the San Jose Japantown Historic

District along the following portions of N, Sixth Street: that portion of the project area
adjacent to Building 16 (i.e., the City parking lot site). This mitigation measure shall
not be construed to require specific building materials or deSIgn elements

Proposed buildings immediately adjacent to Building'16, g

shall incorporate horizontal fagade elements to dlstmgmsh the first st01y

or two from the stories above. Such elements will prevent the tailer :
proposed buildings from overwhelming the contrzbuting one-and two-story

buildings on the west side of North 6th Street. i

Maximum building heaghts frontmg N. Sixth Street in p10x1m1ty to

Building 16 shall be mid-rise in order to be compatible with the mid-rise scale of the
greater Japantown arca and the low-rise scale of the identified Japantown Historic
District. The proposed structure 1mmed1ately adjacent to Building 16 on the City parking
lot site, shall mcmporate horlzontal fagade elemems to dlStlngUISh the first story or two
from the stories above. . i -

A two-part review pxocess would be used to ensure that pmposed designs

meet the objectives of* Mltlgatlon Measures CULT-3a and 3b. First,

conceptual elevations and architectural standards for the proposed

development shall be subject to City Coun011 approvai following

community input at the Planning Department zoning stage. Then, final

elevations will be subject to the approval of the Director of Planning,

fol]owmg commumty mput at the Planned Development Permit stage.

CULT-4a: Sho_uld the 1mple_mentat10n of Mitigation Measure NOI-2a and
-2b demonstrate that construction-related vibration levels may be in
excess of the damage threshold, 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 of the contributing buildings of the San Jose Japantown
Historic District (Building 16, in particular). If such damage is likely, the
qualtified 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
fraining 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 historical buildings, including the proper
storage of materials. The program shall also include information on ways
to mintmize 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
incorporated into the contract, and the contract provisions would be -
reviewed and approved by the City of San Jose’s Historic Pteservatlon
Officer. : :

CULT-5: If paleontological resources are encountered during project -
subsurface construction, the all work within 25 feet of the discovery shall be redirected
and a qualified paleontologist contacted to evaluate the finds and make
recommendations. If the exposed geological formation is found to contain
significant paleontological resources, such resources shall be avoided by
project activities, if feasible. If project activities cannot avoid the
paleontological resources, the resources shall be evaluated for their
significance. If the resources are found to be significant, adverse effects
shall be mitigated. Mitigation may include, but is not limited to,
monitoring, data recovery and analysis, and accessioning of'all fossil
material to a paleontological reposﬁmy A final report documenting the
methods, findings, and recommendations of the consulting paleontologist
shall be prepared and subxmtted to the paleontologlcai repository.

VIS-1: Implement Mzt;gatlon Measures CULT—Sa and 3b, which require
project design modifications to reduce the project’s impacts to the San
Jose Japantown Historic District’s: m’{egrlty of setting and feeling. This
would be achieved by desxgmng new construction that is sympathetic to
the district’s ex15t1ng archﬁectmal context and historical qualities.

BIOLOGICAL 3RE__SOURCES

BIO-1: Loss of ordinance size trees will be mitigated by implementation
of landscaping plans approved by the City of San Jose, in conformance
with the City of San Jose Landscape and Irrigation Guidelines and City of
San Jose Planning 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 4:1 (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 1 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 gualified
biologist no more than 30 days prior to the initiation of constructionrelated
activities, including removal of existing vegetation or facilitics.

Results from the survey shall be submitted to the Environmental Principal
Planner in the Department of Planning, Building and Code Enforcemient.
If native birds are observed nesting on or within 100 feet from the site,
exclusion zones shall be established around all active nests. The s size of
the exclusion zone shall be determined based on consultation with' the
CDFG, which typically requues a zone of 50 1o 300 feet around the nest,
depending on the bird spe01es Active Cooper’s hawk nests within urban*
areas would likely require a 100-foot exclusion _zo__n_e. No activity shall be
allowed inside the exclusion zone until a qualified biologist has
determined that the young have successfully fledged from the nest or that
the nest is no longer active. :

VIS-2: Implement Mitigation Measme BIO 1, which requ;res m1t1gat1on
for the loss of ordinance sized trees by 1mplementat10n of landscaping
plans approved by the City of San Jose. Tree replacement for those trees
greater than 18 inches in'diameter shall occur at a ratio of 4:1 (trees
planted to trees removed) with 24-inch box trees.
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SANJOSE — Memorandum

CAPITAL OF SILICON VALLEY

TO: Ella Samonsky | FROM: Ryan Do
Planning and Building Public Works
SUBJECT: FINAL RESPONSETO DATE: 07/30/08

DEVELOPMENT APPLICATION

‘PLANNING NO.:  PDCO08-010
DESCRIPTION: 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
LOCATION: west side of North 6th Street, approximately 200 feet south of East Taylor
‘ ' Street ,
P.W.NUMBER:  3-18308

Public Works recelved the subject project on 06/ 1 8/08 and submlts the followmg comments and
requirements. .

Pr'oject 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 of Public 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 of this
permit require the execution of a Minor Street Improvement Permit that guarantees the
completion of the public improvements to the satisfaction of the 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 of pollutants (sediments) to
the storm drain system from the site. An erosion control plan may be required

with the grading application.



Planning and Building

. 07/30/08

Subject: PDC08-010
Page 3 of3

10.

11.

12.

13.

(Currently, the base fee is $224 per hnear foot of frontage. This base fee will increase to
$395 starting August 18* J)

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 cufs.
c) Proposed driveway width to be 26".
d) Dedicate approximately 2’ for street purposes along project frontage.

€) Dedication and improvement of the public streets shall be to the satisfaction of the
Director of Public Works.
D 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.

Complexity Surcharge: Based on established criteria, the public improvements
associated with this project have been rated medium complexity. An additional
surcharge of 25% will be added to the Engineering & Inspection (E&I) fee collected at

thé street improvement stage.

Electrical: Existing electroliers along the projebt frontage will be evaluated at the public

improvement stage and any street lighting requirements will be included on the public
improvement plans.

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 Strectscape 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 Arborist at (408) 277-2756 for the designated street tree.

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

~Ryan

Acthg Senior Engineer
Transportation and Development Services Division

RDkg .
6000 _19395707012.D0OC



i e nes ik

- A DEVELOPMENT FOR FIRST COMMUNITY HOUSING

JAPANTOWN SENIOR APARTMENTS

SAN JOSE, CA

PROJECT DIRECTORY

OWNER FIRST COMMUNTY [IOUSING
75 EAST SANTA CLARA STREET, SUTIE 1300
SAMJOSE, CA 85113
TEL- (404] 291-3650 FAX: (404) 533-9035
CONTACT: JEFF OBIROORFER, FAL\ _
EMAIL: IEFTOGFIRSTHOUSING.ORG
CONTACT: SHELLEY RATAY
EMAIL: SHELLEYRBFRSTHOUSINGORG

GENERAL CONTRACTOR. BRANACH CONSTRUCNON INC
750 KEVIH LT,

CUAXEAND, LA 34521
TEL: (510) 636-6455 FAX: [510) 362-831
COMTALT: Al AN HETKXTHEN

EMAIL AHERRNENGBRANACHING CO

THE GFFICE DF JERQUE XING
ARCHITECT 97 E ST JAMES ST SUTTE 42

5AN JOSE, (A 95112

TEL: (40817952210 FAX: (400)255-7239

CONTACT: ANDREW RUITING

EMAIL: ANDTEO/KARCH (O3

b s PARKMAY, §
. 5000 EXECUTV] LATE 850
ENGINEER: iy
TEL: (925) 2959770 FAX:(925) 275 9777
CONTACT KRISTIH PARSONS
EMAIL: NPAREONSGIWILSER LAM COM

LANDSCAPE COTTONG AND ANIGUCHI LANTFSCAFE ARCITECTS
ARCH " 275 HICHLART AVEKIE
TECT: BURLINGAME, £A 54010
CONTACT: DENNIS TANICUCH
TFEL- £50-342-5081 a12, FAX: 650-542-7021
EMANL: DENNISSLTLAND COM

GREEN " DESIGN ECOLGGY
ROOF: V46 E PUTHEDALE AVE

54341
TEL: (415) BBS-BS15 FAX: {115) BBA-8516
CONTACT. JOSUAH CAY
EMAL: KISIHEDESIGNECCLOGY.COM

PROJECT DATA

DESCRIPTION OF PROPOSED USE: ¢

| (% AFFORDABLE SEN'OR HOUSING DEVELOPMENT CONSISTING OF MVE STOREYS
OF 75 APARTMENT UNITS OVER A CONCRETE PODIUM AT CRADE

PARKING:

NOTE: FCH YALL PROVIDE TREE, ANKUAL ECO PASSESTO ALl RESDENTIAL TERANTS
2BR MANAGERS UNIT = 1.2 PARKING SPACES

30 SPECIAL POPULATION: -

20 CHRONICALLY ILL @ D.55= 11 PARKING SPACES

10 DEVELOPMENTALLY DISARLED= () PARKING SPACES

A3 1 BEDROOM & D.64= 2752 PARKING SPACES

1 STUTHG @ 041+ 0.42 PARKING SPACES

PARKSN G SPACES REQUIRED = 4074 (41 SPACES)
1OTAL PARKENG PROVIDED = A1 SPACES

OFFSTREET PARKING AND LOADING = D583 50 FT (4 1% OF SITE AREA}

LANDSCAPING: -
TOTAL AREA DEVOTED TO 1ANDSCAPEO AREA = 718 5Q Fif PARKING {EVEL COURTYARDS AND PLANTING
msq“%“‘:‘w FLANTING
AU SQFT
DENSITY TOTAL: 16824 SO FT
75 UKITS ON 0L55 ACRES = ) 36,4 DU/ACRE
[‘Rl-JSSS(rEAREkO,SSMS(ZIMCSQﬂ)
COMMON OPEN SPACE AREAS
PARKING LEVEL
- Lanxdstaped Forecourt Plara 7105F
— Indoot f Cutdoor Comn ity Rooi 3 5F
- Sie Comrmesty Room Fara 633 5F
- Rear Courtyard 784 SF
PODIUM LEVEL
-1 d 561 SF
- tndgor / Crtdoor Comminity Roam J455F
FOURTH LEVEL
- Fourth Level Tenace 338 5F
ROOF LEVEL .
- Raved Areirs o Rool V565 SF

COMMON OUTDOOR SPACE PROYIDED D0GE 5F
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FILTER FABRIC | |, STONES, STUNPS ROOTS OR SIMILAR
. y £ Y UATERIAL AND WEEDS WITH A MINIMUW 1
CLASS 2 PERMEABLE MATERIAL INFILTRATION RATE OF 5 IN/HR. Pﬂ;l' 10 FLOW-THRU PLAN
T TO SCALE
& PERFORATED SUBDRAW g [ : _
PERVIOUS AND IMPERVIOUS SURFACES COMPARISON
- EXISTING % PROPQOSED % DIFFERENCE %
@PEH!METEH FLOW-THRU PLQHTEH CONDITION (SQ FT) CONDITION (SQ FT) (SQFT
T TO SCAL SITE = 0.55 AC 23,884 5F 100 25,684 100 0 0
BUILDING FODTPRINT(S) o ' 0 16,101 &7 16,101 67
PARKING 23,654 100 0 0 -23,384 <100
T STREETS ~PUBLIC AND/OR PRIVATE (AS 0 0 0 0 0 0
_ BEST MANAGEMENT PRACTICES SUMMARY APPLICABLE)
AREA IMPERVIOUS | IMPERVIOUS [ TOTAL AREA BMP TYPE BMP FLOW BMP FLOW | BMP AREAREQUIRED | BMP AREA DRIVEWAYS, SIDEWALKS, PATIOS, PATHS, 0 0 2,096 9 2,09 9
SURFACE AREA (SF} (SF) REQUIRED (CFS) PROVIDED | (4% SIZING FACTOR) PROVIDED ETC, .
R-T + SR~1] ROGF/WALKWAY 7,814 3,260 FLOW~-THRU PLANTER A 7010 009 115 3 LANDSCAPING 9 0 5,887 “ 5,887 u
R-2 + SR=2| ROOF/WALKWAY 324 . 399 FLOW-THRU PLANTER B 0.007 0.080 82 555 ToTa 25,884 100 23,884 100 o L
R-3 + SR-3| ROOF/COURTYARD 12774 16,014 FLOW-THRU FLANTER C 0.6403 o113 524 800 ”;Z;t:’o'%gssizf;:»zgs 23-:“ 1g° -18.;:; : -5.;‘*377 . -zil
G-1 WALKWAY 455 455 FLOW-THRY FLANTER D 0.0017 0.004 18 25 - > 5 :
‘ TOTAL 23,884 100 23,864 100 0 0

INCLUDES GRASSCRETE/PERVIDUS PARKING STALLS ALONG WEST EPGE OF PARKING AREA
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Slzing Flow-Based Treatment Controls
Japantown

Treatmen! Conlro! Sizing Critera & Workshest

Por SCVURPPP €.3 Stormwaler Handbook
ABachmeni 14 Swctin B, Pags 10
Soptambar 21, 2008
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Sizing Flow-Based Treatment Controls

Japantown

Treatmenl Conlrol Sizing Criferia & Worksheel
Per SCYURPPP G.3 Slormwalsr Handbook
Adischiment IV-l Sattion 8, Page 10
September 21, 2008

Swction B - Caflfornka Blermwater BMP Handrock Flow Approach
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A= 08 Aoed
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Per SCVURPFP C.3 Storrmaler Handbaok
Altachermnl 1Y} Soction B, Poge 10
Seplamber 21, 2009
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Stip f:  Diausge Aes
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Skzing Flow-Based Treatment Controls
Japantown

Treaiment Conlrof Sizing Griteria & Workshasl

Per SCVURPPP C.3 Stormwalor Handbook
Alachmand (v Section £, Page 10
Sepisimbar 21, 2009

Baction B - a8 BMP H: i Flow

Step1:  Dralsgs Ares
A= ol Acres
Siap2  Run-Of Coefelani bor Small Sterme
[ 080 Wabowwy
Hap ¥ MAP . Mears Aniund Prechhaton
MAPa, = 1100 whes
Stap 4 Closes! Gage & 3an Jase Alrporl
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FLOW-THRU PLANTER CALCULATIONS

Sizing Flow-Based Treatment Contrals

Japanfown

Palla Flow-Thiu Planler Criteria & Worksheet
Saptember 21, 2009
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TREATMENT CALCULATIONS

SOURCE CONTROL MEASURES

V. Scurce CONTROL MEASIRES
1he following Likely activites fot this mbivd mac development bave potentla! eo allow pullstants to

enter runofl

s Refus disponal for the comrendal affices and residential anits
o landscape mainemance
= Milnterunce and washlng of topldens” cae (this will b probibired on-site)
All aress where these activitles occur will drain en totmwacer westment Faciities. To furthet reduce
the potential for pallutants to entee aunoff, permanent and operstional BMPs will be unpkrncnm?.
a3 dercrbed in Tabke 3. .

TABE 3 - SCURCES AND SOURCE Canmon, BMIPY

Potenilzl Sowrce

Permanent BMPy

Openndonal BMEs

On-sie drain inlets

The drsinage design minimizes
on-site Inlis, ‘Thiv substantially
reduces  the potential  fur
dumping. Inlets that could be
sccesed  from  gidenalks and
deivewaps will be mared with
“No dumping-Dnins 1o Creek”
or dmilar message.

Tnkct matkings will be inspeered
annvally end rrphiced of tenswod
13 peeded.

Commercul - tenan: beases  will
nclude 2 clawse sadng: “Tenant
shall por allow wnyone to dischatge
anything ta storm dreins or ©
1tore o1 deporit moaterlals 20 33 b
create & pormdsl discharge o
storm draing”

Commerdial and resldential lessces
will_receive stormwer pollution

revention  informatan (o be
provided by the City.

Plunrers and related stractures and
featutes will be Inspected end
rukelned s apecified In the

Surrmamter Conreol Operation and
Mainreoance Flan (to be developed
1nd subimiticd for approval).
Cmered pasking | AD such drsins may  receive | Diing will be periadically inspecred to
garage dizira muirsce  rweolf  shall b | avoid blockages and overflow
cofihcer o whitiry | connected o the sanitary sewer.
sewer
Meed for future Standard broilding design Commerchal and resklentia] fessees will
iadoor and enlaimizes porentlal necd for receive lotegrated pest mansgement
structural pesy Futuee pest conmol. infommation.
contral
Landscape/mudoot |9 Landscaping will be deslgnied | = Commerclal and residential lessees
pesticice use ta minimze  vequired will receive integmied  pest

irigation and easdf, t©

promote surface infilrration,

and o minimize the use of

fc:l:'\'lmn and pesticides dnt
nhate o

mansgefnent laformaton.

All ire lmdsupmg is to be
d

e

pnl.luuun.

= Plntings for BMPy will be
setecied 10 be appropriate o
anticipated soil and molsterx
conditinng

* Whete  ponible,  peste
resbons  phin will  he
sclected,  tipocally  for
locations  adjacent ©

s Plants wili be selecnd
appropriate to yie  solly,
Aopes, climate, sun, wind,
rain, kand use, air movemeny,
cealapiedl eansliteacy, use of
ecycles . waker (Wi
applcabk), and  plne

: fons,

by
kndlupmg umrmcmr Contract
1 stale chat hndscaping is 1o be
rulntslned wging Integrated Pest
Managkment  (IPM)  principles,
with minima] ot oo we of
pesticides.

Refuse areas = Refuse arras for eo sl

Liter fes will be
buitdings 1o be roofed and Flm'ldr.d woutride thc resldenthl and
bermed, Any drainy mukt | rerall areas. Grounds keeping erw ot
oosnecd [ sanflary sewer. conircior will inspret and dean wp
dafly, Spills will boe cleaned v uidng
r Refuse sres for resideadal | dry methods
builldings to be roofed zed
Betrmed.  Any floor drins
must coaneql to  padury
sewel

= All dompuees will be parked
with “De  nat
hazardous marerdals here” or

simnilar.

Outdoot storage of | Aeas drain (o flerw-thru planiess | Leates will prohibic storage ot diplay
oqulpmens or | thereby reduding the potential | of mareraly curside.

muarerials for spls direcdy into stocm
dralas.
Vehicle and | A% paved 1re2a drain o phanters | Reghdential and commertial lrases wil

equipmen: cleaning | rather than ditecdy w sionn | prohibit  maintenance,  repir o

dralns, Mose bibs will have | cleantng  of vebicks or  othe
automatic shitolF of will pequire | cquipment on siee,
keys ta opetale,

Fitc Spookicos tn | Sprakler test and syytem drain | Sprinkler system design shall Inchede
covered  parking jwifer shall dischagge o the ] the proposed method for drifnage on

ared sanilary scwer, sprinklee syitem discharge.
Miscell drain [ = Cond: drain fnes Wil | Drainage sumps shall be cleansd of
ot wash water discharge v the manitaty | acounmibated Evar, debrls and sediment

spiem oz 10 Landwapd | 20d matt sl propery dispated

areas.

*  Roellop mautetd equépment
wil be roofed oz covered w
prevent  polutan  from
entering oL

* HRoufing, gaters, and aim
+hal) bot be <oppec ot other
unptoiected metal rhar eould
Jeach into ranoff.

Upper  tourtyard | These areas dnin 1o flow-thru | Drive aite, sidewatks, parking lots, and
and accent walksray. | planters and oot direcily o uonn | commath aces hall be swept regutuly
dralnk

1o preveot accumuladon of Htter and
debris. Debris from pressure washing
shall be collected and not allowed
enter the storm dnin fHsrem Wash
warer containing any gleaning agent at
degreatets hall be collecred and
dischwped to the sanltary sewer and
not disthanged io x notm drain.

BMP OPERATION AND MAINTENANCE

V. BMP OperaioN AND MAMIENANCE

A Means o Fimnce sad Tmplement BMP Malntensoce

Proper operation and mal of S Managemnent Facllices in this plm wdll be the
responibifity of the property awner in prapensty, ‘The apph aceepty for intcrim

operation and maintenance af the faciliies undl such time 33 thls re:pum'h{mf ls formly
transferved to a subsequent aAner.

The 2pplcant Wil peepire and submile, for the Ciry's sevlew, 10 secepiable Srormwater Cootrot
Operaton and Ml!memnw Phn pnm‘ to constrction and will execure a Stopmwarer Mansgement
PicTitics Operation and Mall before sale, tranufer, or potmanent occupancy of
the sitc. Soch an agreement Wil “run wxrh \ke Tind" 1rd be enforceable on subkequent propeny
oOwhCle

B,

Burmnmary of Minienance Requirements

Planters scmove pollutnts primarily by fillering nmofl slowly through an active layer of Giltee
matedal soll Reudne mudnicrance Is needed oo lnsore that fowr s unoburucted, emslon Ly
preveated, soils are held togeher by pland rootd and thar soils are blobo gcally metive, Typicd roufine
malntenance contisty of the following:

The propery manygament shall creas an opeation and rrulmmn« contict Bise deslgradng
individual resporsible for sturmuter BMP and wee. Ie will be
that Individuel's cesponsibllily to maintam a checkfise and Ing for inspectons, @ copy of
which thall bz kept on-slie at 21 dmtes and can be made avafable at the eequest of the Gty of
Sanjose.

Inspect infers for sediment; ideadfy exposoce afsuill or udm evideace of crosion. Clear any
obstructions and remave any of ine rock or other materal
used as a splash pad and replenish il necessazy.

Irspect outlets for ecosion and plugging

Irspect In gronnd fow-thru planter side slopes for evidence of instability or erosion and
COHECE 20 I CENsary,

Canfinu that any theck dums and Bow spreadess are in place and Incl and shat
channelizbion within the plancers are elfectvely preveated.

Ezamlne the vegetarion to insare thal it is heady 40d dense enough to provide flleriag and
ta protect soils from ecosion Replenish mulch as necessary, remave fallen keaves and debris,
prune Jarge shrubs of Liees, and mow rurl weas. Confirm that irrigarion is adequite and not
excessive. Replace dead phims and remove invasive vegelaton-

Abate any potentd) vectors by filling bnles in the ground In and arownd the planters and by
insuring that thére are no sreas where water stands lorger then 48 houn following a starm.
If mosquita lanva¢ are present and persistent, contaee the Saata Clhin County Vee
Conuol

Remeve the accumuliion of sediment and debris such that theee is 4" of clearnce from
draln inlet to finlsh surface.

Obicrye the dnwdown of surfece water Fellowing storm eveats. TF the drawdown of surface
water in plantens is observed to be greater than B0 mlnutes, the Blier marenal and filier fabae
shall be replaced with new fitec material and fabrde.
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A SIXTH STREET
LEGEND

[i] R E LOW WATER USE
[ﬂ]]]]]] MEDIUM WATER USE
7 HiGH WATER USE
I DN s ' : S
e
; CONCEPTUAL IRRIGATION STATEMENT

1 Inigation design shall ba zoned for 1) turl and annuals and olher moderale to higher water
usa plant malerials; 2) groundcowers, and 3) naliva and water consénving plant malerials.

2 lirigalion design shall also be zoned for micio cimales inchuding cool, shaded and prolecied
areas, as well as hol, sunny and windy areas, Sepasale sprinider valves for walesing fop,
middie. and 0o of slopes.

3 Pan shade areas include moderale waler use aress having morning andéor aflenvoon shade,

@7 Baat SL Ipmes Stroot, Suils 42

SanJose CA O8112

g
g
5
5

!
i

The Offien of Jeroms King

4 Cool and hufl shady areas intfude ko water use areas for plants requiring ittie or no irngation
walber and/or localions that will provide moist conditions.

5 Layout shail be designed for minimum runoff and overspray enlo ron-fandscaped areas
6 Low volume sprinklers shall be used wherever possibie with head to head coverage.

7 Drip emitler or bubbler Imigafion shafl be uiized ef ress to promols deep walering wherever
possible

8 Drp irrigation shall be UtEized al non-baffic or isofalad planting areas lo decreass ihe
possibility of vandalism to the micro-fublng.

l— % The irigation controer shall have amphs capacity in tems of programs and Gycies thal wil
1 malch Lhe complexity of tha landscape plan for more effictent watering. For example, the
— conlroBier shall have the abiily 1o have muliipls cycles. lo permil a rumber of short duration

waterings that will allow waler lo soak Inlo the so0il rather than nun ofl.

10 Individual bubblers or drip emitiers shall bo utiized to sotale water for plant malerials and
efminale walering of "bare ground.”

STANDARDS FOR IRRIGATION EQUIPMENT

1 Malniines shal ba 1120 pvo-schedule 40 for pipe 3ize 1 172" and smabier, 1120 pro-class 316
for pipe sizes 2" and 2 1/, bedl and ring pve-cfass 160 for pipe sizes 3% and larger.

2 Laleral Enes shall be 1120 pvc-class 200
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3 Depth of mahnfne: 24" of cover
Deplh of latesal Ene: 18" of covar
Depih of pipa undey paving: 24" of cover encased in a sleeve
4  Backilow preverter shiafl be a hype approved by and Installed par local codes.
6 Sprinkiers shaB have malched precipilation rates within each gonlol vaive croul.
A Fay REVISIONS
B  Preciphation rales for sprinklars shad malch s0i absorption rale.
RESPOMSE TOCITY
; 7 Sprinklers shall have pressure compensaling fealure whenaver possibla 1o prevent fogglng COMMENTS 4.00.08
H ' and misting and lo prevent wind ¢riil. RESPONSE TO-GITY
. 1 __#___ﬂ__ [ o 74} ks COMMENTSB0608
o e - 8 Spi i i whero i
S -I_ S ,! S il S S S S S Sepgl:'rler‘urw_ishauhma check vahva inslaBed feceasary to mikmize of prevent low
| s
———— ] | i 9 Rain sensing ovaride devices shall be inslabed with controller,
— |
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Phone 406.205,2210  Fac 408,265.2280

Bab Jose CA BE112
W0, com

Tha Offics of Jeroms King
97 Enal 9t James Sreal Sube 42
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GENERAL DEVELOPMENT PLAN EXHIBIT C
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