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RECOMMENDATION

The Planning Commission voted 6-0-1 (Kamkar absent) to recommend that the City Council
approve the proposed Planned Development Rezoning from the A Agriculture Zoning District to
the A(PD) Planned Development Zoning District to allow for the development of up to 102
affordable multi-family apartment units on 3.46 gross acre site located on the east side of Senter
Road, approximately 610 feet southerly of Tully Road.

OUTCOME

Should the City Council approve the Planned Development Rezoning as recommend by the
Planning Commission and staff, the applicant would be able to move forward with a Planned
Development Permit and subsequent building permits to allow for the construction of up to 102
affordable multi-family apartment units on 3.46 gross acre site.

BACKGROUND

On August 25, 2010, the Planning Commission held a public hearing to consider the proposed
Planned Development Rezoning. The project was on public hearing calendar. The applicant,
Jonathan Noble of Charities Housing, spoke briefly on the item and supports staff’s
recommendation. There was no public testimony. The Commission briefly discussed the item.
Vice Chair Commissioner Cahan asked about commercial services that would support
households with low incomes and Commissioner Bit-Bidal appreciated the larger setback
provided from single-family homes. The Commission then voted 6-0-1 (Kamkar absent) to
recommend approval of the Planned Development Rezoning as recommended by staff.
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ANALYSIS

For complete analysis, please see the original Staff Report (see attached).

EVALUATION AND FOLLOW-UP

The applicant would be required to file subsequent development permits with the Planning
Division in order to implement the project on the subject site.

POLICY ALTERNATIVES

Not applicable.

PUBLIC OUTREACH/INTEREST

Criterion 1: Requires Council action on the use of public funds equal to $1 million or
greater. (Required: Website Posting)

Criterion 2: Adoption of a new or revised policy that may have implications for public
health, safety, quality of life, Or financial/economic vitality of the City. (Required: E-
mail and Website Posting)

Criterion 3: Consideration of proposed changes to service delivery, programs, staffing
that may have impacts to community services and have been identified by staff, Council or
a Community group that requires special outreach. (Required: E-mail, Website Posting,
Community Meetings, Notice in appropriate newspapers)

Although this item does not meet any of the above criteria, staff followed Council Policy 6-30;
Public Outreach Policy. A notice of the public hearing was distributed to the owners and tenants
of all properties located within 1,000 feet of the project site and posted on the City website. The
rezoning was published in a local newspaper, the Post Record. This staff report is also posted on
the City’s website. Staff has been available to respond to questions from the public.

In addition, on February 3, 2010, a community meeting was held at the Hampton Inn & Suites
located at 55 Old Tully Road, at which 10 area neighbors were present. Those in attendance
expressed concerns with the existing traffic congestion on Senter Road and that additional
housing would make the problem worse and that adequate parking is essential as there is a
parking problem already in the area, which worsens when the Santa Clara County Fairground
holds an event.

COORDINATION

This project was coordinated with the Department of Public Works, Fire Department,
Environmental Services Department and the City Attorney.
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FISCAL/POLICY ALIGNMENT

This amendment has been evaluated for its consistency with the San Jose 2020 General Plan as
further discussed in attached staff report.

CEQA: MND (Mitigated Negative Declaration)

/s/
JOSEPH HORWEDEL, SECRETARY
Planning Commission

For questions, please contact Lesley Xavier, Project Manager, at 408-535-7852
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FILE NO.: PDC09-033

STAFF REPORT

PLANNING COMMISSION

Submitted: November 23, 2009

PROJECT DESCRIPTION:
A Planned Development Zoning to allow up to
102 affordable multi-family apartment units on
3.46 gross acre site.

LOCATION:
East side of Senter Road, approximately 610
feet southerly of Tully Road (2500 Senter
Road)

Existing Zoning A - Agriculture
Proposed Zoning A(PD) Planned Development
General Plan Medium Low Density

Residential (8 DU/AC)
Council District 7
Annexation Date August 8, 1977

(McKinley No. 72)
SNI NA
Historic Resource NA
Redevelopment AreaNA
Specific Plan NA

Aerial Map N
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RECOMMENDATION

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

1. The proposed project for a 102 unit affordable multi-family housing project is consistent with the San
Jose 2020 General Plan and furthers the goals and policies of the San Jose 2020 General Plan in that:

a. The project will facilitate infill development within an urbanized area consistent with the Growth
Management Major Strategy;

b. The project will maximize the infill housing opportunity on the subject site consistent with the
Housing Major Strategy;

c. The project will add to the production of affordable housing consistent with Housing Policy No.4.

2. The project as designed conforms to the Residential Design Guidelines.

BACKGROUND & DESCRIPTION

The applicant, Charities Housing Development Corp,, is requesting to rezone the subject 3.46 gross acre
site from the A Agriculture Zoning District to the A(PD) Planned Development Zoning District to allow
for the development of up to 102, 100% affordable, multi-family attached residences at a density of 30
DU/AC.

Implementation of the proposed project on the subject site would result in the demolition of the existing
church structures and the development of two, three-story buildings containing 102 affordable multi-family
residential units, and two, one-story community buildings, all arranged around the common open space, and
surrounded on three sides by a surface parking lot.

Site and Surrounding Uses

The subject site is located on the east side of Senter Road, approximately 610 feet southerly of Tully Road
and is surrounded by a commercial development to the north, single-family detached residences to the
east and west across Senter Road. Attached single-family residences are located to the south.

The subject site is generally flat and currently developed with a church that includes three structures, all
of which are single-story and clustered in the western half of the site nearest Senter Road. Landscaping
and lawn areas are located in between the three structures and Senter Road and vehicle access to the site is
via two driveways that extend from Senter Road, which provide access to the parking lot that is located at
the rear of the site. There are over 150 mature trees within the project site, a majority of which are
located along the perimeter.

,ANALYS~S.

The proposed rezoning was analyzed with respect to conformance with 1) the San Jose 2020 General
Plan, 2) the Residential Design Guidelines, 3) Sustainability, and 4) compliance with California
Environmental Quality Act (CEQA).
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The subject 3.46 gross acre site has a San Jose 2020 General Plan Land Use/Transportfition Diagram land
use designation of Medium Low Density Residential (8 DU/AC). This land use designation is typified by
the 6,000 square-foot lot subdivisions that are prevalent in San Jose.

The project as proposed does not conform to its Medium Low Density Residential (8 DU/AC) as the
project proposes a density of 30 DU/AC. However, the project is in conformance with the General Plan’s
Discretionary Alternate Use Policy for the Location of Projects Proposing 100% Affordable Housing,
which states:

In order to encourage the production of housing units affordable to extremely low-, low- and
moderate-income households, flexibility as to the use and density permitted may be provided. For
properties designated for Residential; Commercial, Industrial with the Mixed Industrial Overlay,
Mixed Use, or Public/Quasi-Public use on the Land Use/Transportation Diagram, development of
housing at any density may be allowed under Planned Development zoning or with a use permit,
in conformance with the requirements of the City of San Joss Zoning Ordinance, if such housing
in its entirety is:
¯ Rental or ownership housing affordable to very low-, low- or moderate-income households-;

and              :
¯ Proposed for a site and density compatible with surrounding land use designations-; and
¯ Located on a site consistent with the housing distribution policies of this Plan.

Consistent with the above stated requirements, the project is a 100% affordable multi-family residential
development for very-low and extremely-low income households, the density of the development is
compatible with the commercial development to the north, the single-family detached residences to the
east, and the single-family attached development to the south, and the site location is consistent with the
housing distribution policies of the General Plan in that over the past five years the City has approved
affordable housing projects in six of the 10 Council Districts.

The proposed project on the subject site is consistent with the following General Plan Major Strategies
and Policies as discussed below:

Housing Major Strategy: This strategy seeks to maximize housing opportunities on infill parcels
already served by the City and to consider the addition of new residential lands only when the City is
confident that urban services can be provided.

The subject site is located on a fully improvedpublie street and is adjacent to existing single-family
attached and detached residential developments and a commercial development. The proposed
project will allow for infill development within an urbanized area and will maximize the infill housing
opportunity on the site and at the same time be compatible with the surrounding neighborhood by
providing a building plaeement and scale that is setback from the adjacent single-family residences
yet takes access from an major arterial street rather than from small existing neighborhood streets.

o Growth Management Strategy_: This strategy encourages infill development within urbanized areas
where facilities and services are already available in order to balance the need for housing and the
need to balance the City’s budget while providing acceptable levels of service.

The subject site is surrounded by existing development and will allow for infill development within an
urbanized.area consistent with this strategy. The site is well served by public streets, highways and
bus transit routes, including bus line 73 that operates along Senter Road and bus line 26 that operates
along Tully Road Bus stops for these lines are located approximately 800feet from the subject site.
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Housing Policy No.4: In furtherance of the balanced community and economic development goals of
this Plan, the City encourages the production of housing affordable to households across income
categories in all the community’s planning areas.

Consistent with this policy, the proposed project is a 100% affordable with 102 multi-family attached
residential units. This project is located in one of the six Council Districts in which the City has
approved affordable housingprojects within the last five years.

Residential Design Guideline Conformance

The proposed Planned Development Rezoning includes primarily three-story buildings with surface
parking. This type of development is defined as a "cluster" housing type per the Residential Design
Guidelines. The project design details and final site design will be refined and effectuated through the
subsequent Planned Development Permit process.

Site Design
The Guidelines recommend perimeter setbacks from adjacent uses and public streets which are intended to
ensure that new development is compatible with adjacent uses and relates appropriately to the surrounding
streets. Consistent with the Residential Design Guidelines, the project provides a building to street setback
of a minimum of 22 feet, which is consistent with the setbacks of the surrounding established
development.

The project proposes to provide a minimum 20 foot side building setback, but the conceptual site plan
shows a greater setback of between 59 and 63 feet. The use located adjacent to the northern property line
is a commercial development and the use adjacent the southern property line is the rear yards of a single-
family attached residential development. The proposed side setbacks are consistent with this
recommendation.

The project proposes to provide a rear building setback of 102 feet from the property line to the building.
The rear of the site is adjacent to the rear yards of singe-family detached residences and the Guidelines
recommend a setback of 2 feet for every 1 foot of building height between single-family rear yards and a
three story residential building. The proposed rear setback exceeds this recommendation in that the
conceptual proposal for a 36 foot tall building would only require a 72-foot setback per the guidelines.

At the Planned Development Permits stage, staff may evaluate opportunities to further reduce the
hardscape of the parking lot, and thereby increasing landscaping around the south perimeter of the project.
In addition, the location and design of any security gates will need to be well placed and integrated in the
landscape so that adequate visitor parking is easily available.

Height and Massing
Consistent with the General Plan’s Urban Design Policy No. 10 that allows a maximum building height of
50 feet, the project proposes one and three-story buildings with a maximum height of 50 feet although the
conceptual proposal is for a 36 foot tall building. This standard will ensure a positive relationship
between the residential properties to the east and south. In addition, the conceptual elevations show
individual buildings that vary in height and have multiple breaks in the elevation and varying roof heights,
which break up the massing of the buildings.



File No. PDC09-033
Page 6 of 8

Open Space
The project’s common open space is located on the interior of the site between the two residential
buildings. The common open space is proposed to contain a children’s play area, open lawn space,
walkways and landscaping. In addition, there is a community room and fitness room located in the one
story common buildings at the front of the development. The private open space is accommodated
through the use of private balconies or patios with the exception of the studio units that do no have any
private open space.

The Residential Design Guidelines indicate that there should be a minimum of 60 square feet of private
open space per unit and 200 square feet of common open space per unit for a cluster housing
development. Consistent with Guidelines, the project provides for a minimum of 60 square feet of private
open space per unit except for the studio units, which will not have any private open space. This
exception will help make the project more viable as an affordable development. Staff feels that this
would generally be acceptable since studio units represent less than 25% of the total units within the
project. Also, there is an exceptionally well configured common open space area which represents a good
compensating design measure. Staff felt that it was important to adhere to the standard private open space
requirements for the larger units since these typically have higher occupancies. In the event that the
developer later decides to modify the unit mix to increase the number of studio units, the additional studio
units would need to provide 60 square feet of private open space per unit.

The project provides 20,400 square feet of common open space which meets the recommended 200
square feet of common open space per unit (102 units x 200 = 20,400). The.configuration is especially
useful in that it is consolidated, centralized, and very wide wide. Often with other projects, such common
open space is broken into smaller and discontinuous areas.

Parking
The project provides 163 parking spaces that are located in the surface parking lot that surrounds the
development on three sides. There are no on-street parking spaces along the frontage of the site.

The Residential Design Guidelines indicate that there should be 1.4 parking spaces for every studio unit,
1.5 for every 1 bedroom unit, 1.8 parking spaces for every 2 bedroom unit, and 2 parking spaces for every
3 bedroom unit. The project proposes parking ratios of 1 parking space for every studio unit, 1.5 for
every 1 bedroom unit, 1.8 parking spaces for every 2 bedroom unit, and 2 parking spaces for every 3
bedroom unit. The one, two and three bedroom unit parking ratios are consistent with the Guidelines.
While the studio unit parking is less than the recommended 1.4 spaces per unit, the size of these units are
small, and function more like a Single Room Occupancy (SRO), which in most cases house only one
person, and therefore not create a greater demand for parking. Therefore, a ratio of one space per unit for
the studio units is consistent with the intent of the Guidelines and the regulations of the Zoning Ordinance
for an SRO unit. In the event that the developer decides at the Planned Development Permit stage to
modify the mix of units to increase the amount of studio units, 1.4 parking spaces per unit will be required
for each additional studio unit.

The proposed parking ratios will provide adequate on-site parking for the project. In addition, the
development standards include motorcycle parking consistent with the Guidelines.

Conclusion
In conclusion, the site design, setbacks, height and massing, open space, and parking as proposed meet the
intent of the Residential Design Guidelines.
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Sustainability

This project is subject to the City of San Jose Green Building Ordinance for New Construction Private
Development. A future Planned Development Permit for this project will be conditioned to achieve the
green building certification standard of Green Point Rated (50 points) or LEED Certified.

At this time, it is known that the proposed project intends to include the following green building
measures:

Landscaping." No plantings will be included that are listed on the Invasive Plant Inventory; drought-
tolerant California natives, Mediterranean or other appropriate species will be specified; high-
efficiency irrigation systems will be designed and installed; development proposes to save (and or
transplant on site) over 25 trees.

[] Construction & Demolition Waste: A portion of all construction & demolition waste will be diverted
consistent with City standards and in excess of the Build It Green standards.

Structure: Minimum of 25% recycled-aggregate for fill, backfill, and other uses; door & window
headers sized for load; use of ceiling/wall/floor insulation that is 01350 certified (or otherwise
conforms to the requirements in Build It Green); Energy star bathroom fans in all bathrooms,
exhausted to exterior; at least 80% of all kitchen ranges will be vented to exterior.

[] Energy Star Appliances: Refrigerators, dishwashers and clothes washers will be Energy Star qualified.

[] Water-Efficient Fixtures: Low flow fixtures will be specified for shower heads, toilets and faucets.

Paving, Finishes and Furnishings: Pervious concrete is proposed for significant portions of the
parking area to reduce impervious area and storm water runoff, and increase natural percolation into
the aquifer; low VOC paints will be specified; environmentally friendly materials will be specified for
cabinets, interior trim, doors, etc.; environmentally friendly materials will be specified for at least 15%
of the flooring in residences and common areas.

The final list of features incorporated into the development will be determined at the Building Permit
phase.

Environmental Review

In conformance with the California Environmental Quality Act (CEQA), a Mitigated Negative
Declaration (MND), which was adopted on June 21, 2010, states that the proposed Planned Development
Rezoning will not have a significant effect on the environment.

The primary issues addressed in the Initial Study include the potential impacts of the physical
development of the site, air quality, cultural resources, geology and soils, tree removal, and noise. The
MND includes mitigation measures that would reduce any potentially significant project impacts to a less-
than-significant level. The mitigation measures will be included in the development standards of the
Planned Development Zoning. The entire MND and Initial Study are available for review on the Planning
web site at: www.sanjoseca.gov/planning/eir/MND.asp

PUBLIC OUTREACH/INTEREST

The property owners and occupants within a 1,000,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 change. Staff has been
available to discuss the proposal with interested members of the public.
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On February 3, 2010, a community meeting was held at the Hampton Ilm & Suites located at 55 Old Tully
Road, at which 10 area neighbors were present. Those in attendance expressed concerns with the existing
traffic congestion on Senter Road and that additional housing wotdd make the problem worse and that
adequate parking is essential as there is a parking problem already in ~ area, which worsens when the
Santa Clara County Fairground holds an event.

Proiect Manager: Lesley Xavier Ap~

Owner/Applicant:
Owner:
County of Santa Clara
70 W. Hedding Street
San Jose, CA 95110

Applicant:
Charities Housing
1400 Parklnoor Avenue, Suite 190
San Jose, CA 95126

Attachments:
Development Standards
Plan Set
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*In any cases where the graphic plans and text may differ, the text takes precedence. *

USE/MA~(IMUM NUMBER OF UNITS:

Up to 102 multi-family attached units. Development of a residential project on the subject
site is required to be 100% affordable to very low-, low- or moderate-income households
in order to be in conformance with the San Jose 2020 General Plan, specifically the
Discretionary Altemate Use Policy for the Location of Projects Proposing 100%
Affordable Housing.

Those uses permitted by right in the R-M Multiple Residence Zoning District in the
Zoning Ordinance, as amended.

SETBACKS:
¯ Front to building-~ 22 feet
. Side to building (north property line) - 20 feet
¯ Side to building (south property line) - 50 feet
[] Rear to building - 2 feet for every one foot of building height.
[] Rear to parking- 10 feet

BUILDING HEIGHT:

[] 50 feet (maximum)

PARKING REQUIREMENTS:
Off street parking will be provided at the following ratios:

[] Studio Unit: 1 space for first 23 units, 1.4 spaces thereafter for additional studio units.
[] 1 Bedroom Unit: 1.5 spaces
[] 2 Bedroom Unit: 1.8 space
[] 3 Bedroom Unit: 2 spaces

OPEN SPACE:
[] Private Open Space: 60 square feet per unit (up to 23 Studio units do not require private

open space, however any additional studio units shall provide 60 square feet of private
open space)

[] Common Open Space: 200 square feet per unit

MINOR ARCHITECTURAL PROJECTIONS:

[] Minor architectural projections such as, fireplaces and bay windows, may project into any
setback or building separation by up to 2 feet for a length not to exceed 10 feet or 20% of
the building elevation length.

ARCHITECTURAL DESIGN:
The architectural design of the houses shall conform to the standards of the Residential
Design Guidelines.
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PARKLAND DEDICATION ORDINANCE AND PARK IMPACT ORDINANCE:

Development of the site shall conform to the Parkland Dedication Ordinance (PDO) and Park
Impact Ordinance (PIO).

PUBLIC IMPROVEMENTS:

All public off-site improvements shall be implemented to the satisfaction of the Director of
Public Works. Prior to the issuance of Building Permit(s), the applicant shall be required to
obtain a Public Works Clearance. Said clearance shall require execution of a construction
agreement that guarantees the completion of the public improvements.

WATER POLLUTION CONTROL PLAN:

Pursuant to Chapter 12.12 of the San Jose Municipal Code, no vested right to a building permit
shall accrue as a result of the granting any land development approvals and applications when
and if the .City Manager makes a determination that the cumulative sewage treatment demand on
the San Jose - Santa Clara Water Pollution Control Plant represented by approved land use in the
area served by the plant will Cause the total sewage treatment demand to meet or exceed the
capacity of the San Jose - Santa Clara Water Pollution Control Plant to treat such sewage
adequately and within the discharge standards imposed on the City by the State of California
Regional Water Quality Control Board for the San Francisco Bay Region. Substantive
conditions designed to decrease sanitary sewage associated with any land use approval may be
imposed by the approving authority.

SOIL CONTAMINATION:

Applicant shall monitor the site for the presence of contaminants in the soil during construction
and shall provide mitigation in compliance with state regulations if any contamination is found.

POST CONSTRUCTION STORM WATER TREATMENT CONTROLS:

The City’s National Pollutant Discharge Elimination System (NPDES) permit compliance
guidance requires this project to incorporate post construction mitigation measures to control the
discharge of pollutants into the storm drainage system to the maximum extent practicable.
Planned Development Permit Plans for the project shall include design details of all post
construction storm water treatment controls proposed for the project to the satisfaction of the
Director of Planning.
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