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FROM: Joseph Horwedel
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COUNCIL DISTRICT: 10
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TRANSMITTAL MEMO

File No. PDC07-064. A Planned Development Rezoning from R-1-1 Single-Family Residence
Zoning District to A(PD) Planned Development Zoning District to allow for the development of
up to nine (9) single-family detached units on a 0.93 gross acre site.

The Planning Commission will hear this project on October 27, 2010. The memorandum with
Planning Commission recommendations will be submitted under different cover. We hope the
submittal of this staff report is of assistance in your review of this project.

/s/
JOSEPH HORWEDEL, DIRECTOR
Planning, Building and Code Enforcement

For questions please contact Lesley Xavier at (408) 535-7852.



STAFF REPORT

PLANNING COMMISSION

P.C.Agenda: 10-27-10
Item No. 3.c.

FILE NO..: PDC07-064 Submitted: August 21, 2007

PROJECT DESCRIPTION:

A Planned Development Rezoning from R-1-1
Single-Family Residence Zoning District to
A(PD) Planned Development Zoning District
to allow for the development of up to nine (9)
single-family detached units on a 0.93 gross
acre site.

LOCATION:
The east side of Almaden Expressway,
approximately 250 feet north of Redmond
Avenue.

Zoning R-l-1 Single-Family Residence
General Plan Medium Low Density

Residential (8 DU/AC)
Council District 10
Annexation Date February 8, 1971

(Almaden No. 6)
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 to allow for the
development of up to nine (9) single-family detached dwelling units on the subject site for the following
reasons:

The proposed Planned Development Rezoning at a density of 10 DU/AC conforms to the San Jose
2020 General Plan’s Discretionary Alternate Use Policy-Two Acre Rule in that it is an infill site
constrained by its shape, the site design includes the extension of Almaden Road across the site to the
north and onto the subject site in order to provide a shared private access to both sites, and the site
design provides a larger setback from the existing single-family residences.

The proposed Planned Development Rezoning to increase the number of permitted single-family
detached residential units on the subject site is consistent with the goals and policies of the San Jose
2020 General Plan, specifically:                                                 ~

a. The Growth Management Major Strategy, as the change will facilitate infill development within
an urbanized area.

bo The Housing Major Strategy, as the project will maximize the infill housing opportunity in a form
that is compatible with the surrounding development pattern.

Residential Land Use Policy No. 14 as the single-family residential development is designed with
limited access to arterial streets.

d. Urban Design Policy No. 3 as the single-family residential development provides internal
circulation within neighborhoods.

3. The project is consistent with the Residential Design Guidelines.

BACKGROUND & DESCRIPTION

The applicant, Michael Hudson of Hudson Industrial Equities, Inc., is requesting to rezone the subject
0.93 gross acre site located on the east side of Almaden Expressway, approximately 250 feet north of
Redmond Avenue from R-l-1 Single-Family Residence District to A(PD) Planned Development Zoning
District to allow for the development of up to nine (9) single-family detached homes, which is at a net
density of 10 DU/AC.

All of the existing buildings on the subject site are proposed for demolition as a part of this project. The
single-family ranch style residential structure proposed for demolition was constructed in 1950. This
zoning application proposes small lot, three-story, single-family detached units in a courthome
configuration that are accessed from the extension of Almaden Road, a public street, and off of a new
private drive that will be shared with the adjacent Woodrum Property located to the north. Each unit has
four bedrooms and an attached two-car garage. Access to the site will occur from the extension of
Almaden Road via Fleetwood Drive.

The Woodrum property, located adjacent to the subject site to the north, is currently occupied with a
vacant .single-family residential structure and various accessory structures. The Woodrum property was
recently the subject of a Planned Development Rezoning (File no. PDC08-051) that allowed for the
development of up to seven (7) single-family detached residential units. The Woodrum property and the
subject site are now under the same ownership. The demolition of structures on both the subject site and
the Woodrum property will be required to accommodate the new shared private driveway.
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Site and Surrounding Uses

The subject site is rectangular in shape and is bounded by single-family detached residential to the north,
east, and south and Almaden Expressway to the west. The site is developed with a single-family
residential structure, maintenance garage, office and accessory structures that were used to house a
landscaping business, which are all now vacant.

Previous Planning Approvals Affecting the Project Site

On June 5, 2007, the City Council approved a Planned Development Rezoning (File No. PDC06-070),
commonly known as Jayden Lane, on the site at 16310 Almaden Road, which is situated northerly of the
subject site. The approved Planned Development Zoning allows for the development of up to six (6)
single-family detached residential units on the 1.07 gross-acre site, at a density of 6.9 DU/AC. The
density of the Jayden Lane project is consistent with the General Plan land use designation for the site of
Medium Low Density Residential (8 DU/AC). As a part the Jayden Lane Planned Development Zoning,
the City Council included the recommendation that at the time that the three (3) underutilized properties
to the north and south of the subject site are proposed for development, staff shall explore the feasibility
of alternative access to those sites utilizing Almaden Expressway in order to reduce or avoid reliance on
access through Fleetwood Drive.

The three other undeveloped properties mentioned in
the Council recommendation include the subject site
and two others (Mazzone and Woodrum), all of
which are located along Almaden Expressway
between Redmond Avenue and Mazzone Drive. The
Mazzone property was the subject of a General Plan
Amendment that was approved by the City Council
on April 27, 2010 and changed the land use
designation on the site from Very Low Density
Residential (2 DU/AC) to Medium Low Density
Residential (8 DU/AC). There are no pending
development applications on file at this time. On
January 26, 2010, the City Council approved a
Planned Development Zoning that allows for the
development of up to seven (7) single-family
detached residences on the 0.85 gross acre Woodrum
property. Netting out the proposed private road, this
project with its seven (7) units is at a net density of
10.7 DU/AC.

Since receiving this direction from City Council, City
staff has worked with the Santa Clara County (SCC)
Roads and Airports Department to discuss the
potential for the implementation of the acceleration
and deceleration lane. In a letter dated April 23, 2009,
the SCC Roads and Airports Department states that
they prefer no access directly to or from Almaden
Expressway and that the existing Almaden Road
frontage road should be extended to each site from its
stubbed locations to form a continuous frontage road.

Av

Development of the sites noted in the above
illustration would be accessed from frontage
roads that do not connect neither to Almaden
Expressway nor across the SCVWD property.
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On September 1, 2009, a community meeting was held with area residents to discuss access and traffic
movement as it relates to the four key undeveloped properties noted on the illustration above. Based on
the discussion of that meeting, City staff sent a letter to the County with specific access design questions.
The County responded that based on their adopted Future Width Line Study (FWL), the minimum
spacing between openings is 600 feet, and the design for a frontage road that connects to the expressway
would not comply with the FWL standards. Given the 600 foot requirement, it is not possible to design an
access route with direct access from Almaden Expressway to all four of the sites. Specifically, the center
of the subject site is approximately 340 feet from Redmond Avenue, which is less than the 600 feet
required.

Therefore, access to the subject site may only occur through Fleetwood Drive. However, the Mazzone
property could be accessed independently from the noah via Mazzone Drive. The County also had
concerns about limited sightlines around the required soundwall, traffic that would be required to merge
through a bicycle lane, and the opportunity for the illegal mid crossing of Almaden Expressway to access
Jeffrey Fontana Park that is located across the expressway to the west. ~

It should be noted that there are access points on Almaden Expressway that do not meet the current
adopted Future Width Line Study (FWL). However, in a majority of the cases the access was constructed
prior to the current adopted requirements and specifically in the case of the site at the northeast corner of
Almaden Expressway and Coleman Road, the site did not have any alternative access as the sites in
question.

In order to provide connectivity between the existing and new neighborhoods, staff has also studied the
extension for Almaden Road between Fleetwood Drive and Mazzone Drive. The community has
expressed opposition to this connection. The portion of the Santa Clara Valley Water District (SCVWD)
site located between the Jayden Lane project and the Mazzone property, would need to be acquired or an
easement secured to provide this connection. This would also require the relocation of an above-grade
vault. Given the difficulty and cost of relocating an above-grade vault, and the community opposition,
staff is proposing that Fleetwood Drive and Mazzone Drive not be connected via Almaden Road.
However, at the time of development of the Mazzone property and the Jayden Lane property, a
pedestrian, bicycle, and Emergency Vehicle Access (EVA) connection should be provided across the
SCVWD property.

In conclusion, an acceleration and deceleration lane from Almaden Expressway cannot be designed to
provide safe access to all four development sites. The existing Almaden Road frontage road is partially
constructed and intended to provide access to these sites. In addition, direct access to and from the
expressway is inconsistent with the following San Jose 2020 General Plan Policies:

Residential Land Use Policy No. 14, which : Single-family and duplex residential development
should be designed with limited access to arterial streets as follows:
(1) No direct frontage or access on six lane_arterials or within 350 feet of the intersection of two

arterials.
(2) No direct frontage or access on four lane arterials; direct frontage or access is strongly

discouraged.
(3) The use of frontage roads, comer lots, open-end cul-de-sacs or other street design solutions for

access is encouraged.
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Urban Design Policy No. 3: Residential subdivisions should be designed to provide for internal
circulation within neighborhoods, prevent through vehicular traffic from traversing
neighborhoods, and encourage pedestrian and bicycle connections between neighborhoods and to
adjacent commercial uses and transit facilities.

In addition, the number of trips or traffic on Fleetwood Drive that would be added by the proposed
development on the subject site, the Woodrum property, and the approved development of the Jayden
Lane project, would be 210 daily trips, which combined with the 500 daily existing trips from existing
residences on Fleetwood Drive (710 total daily trips). This is well within the daily capacity of 1,500 trips
for Fleetwood Drive.

ANALYSIS

The proposed rezoning was analyzed with respect to: 1) conformance with the San Jose 2020 General
Plan, 2) neighborhood connectivity and circulation, 3) conformance with the Residential Design
Guidelines, 4) sustainability, and 5) conformance with the California Environmental Quality Act (CEQA).

San Jose 2020 General Plan Conformance

The subject site has a San Jose 2020 General’Plan Land Use Transportation Diagram land use designation
of Medium Low Density Residential (8 DU/AC). This designation is typified by 5,445 to 6,000 square-
foot subdivisions that are prevalent in San Jose, and is the density at which the surrounding single-family
detached residential neighborhood is built. A majority of the adjacent Fleetwood Drive neighborhood
have lot sizes between 6,000 and 7,000 square feet (7 to 8 DU/AC), with the smallest lot at 5,917 square
feet and the largest lot at 9,315 square feet. The project proposes a net density of 10 DU/AC, which is
slightly more than the allowable 8 DU/AC of the Medium Low Density Residential land use designation.
Under the 8 DU/AC land use designation, a total of seven (7) dwelling units would be allowed. The
project proposes nine (9) dwelling units, which exceeds the number of allowed units by two (2).

The proposed project is an infill development that proposes the use of the General Plan Discretionary
Alternate Use Policy Two Acre Rule which can allow for an increase in density and still be deemed in
compliance with the General Plan Land Use/Transportation Diagram land use designation for the subject
site. One of the goals of the General Plan is to encourage infill development. The Two Acre Rule states
that for some infill sites, physical or environmental constraints may require innovative design solutions.
To further this objective, existing parcels of two acres or less may have an allowed use other than that
designated on the Land Use/Transportation Diagram as follows; parcels with a residential land use
designation may be developed at a higher or lower density range. The appropriate density for a given site
should be determined based on compatibility with surrounding land uses. Projects developed under this
policy should be of exceptional design. The design expectations are not as high for projects that do not
seek to utilize the Two Acre Rule.

With the use of the Two Acre Rule, the applicant is able to increase the number of units by 2 for a total of
nine (9) units, a modest increase. The proposed project meets the requirements of the Two Acre Rule in
that; (1) it is located on an infill site that is constrained by its parallelogram shape at the eastern property
line, (2) the site design includes the extension of Almaden Road to the south across the Woodrum site to
the north and onto the subject site, which will provide access to both sites, (3) the site design provides
larger setbacks from the existing single-family residences to the east in excess of those required under the
standard R-l-8 Single-Family Residence Zoning District and the Residential Design Guidelines, (4) and
the unique site design provides shared driveways that allow for increased landscaping along the new street
and drive. Further discussion of these elements and how they exceed typical standards is included in the
Site Design section of this report below.
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In addition, the proposed project on the subject site is consistent with the following General Plan Goals
and Policies as discussed in the following:

1. Growth Management Major Strategy: The purpose of a growth management strategy is to find the
delicate balance between the need to house new population and the need to balance the City’s
budget, while providing acceptable levels of service.

The proposed.project will facilitate infill development within an urbanized area. Inf!ll
development can be more easily supported by existing infrastructure and facilities such as
libraries, schools, parks, community centers and commercial amenities.

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 proposed project will maximize the infill~housing opportunity and at the same time be
compatible with the surrounding development pattern and is very similar to the approved project
on the Woodrum property located to the north across the shared driveway.

Urban Conservation Policy No. 2: The City should encourage new development which enhances
the desirable qualities of the community and existing neighborhoods.

The proposed project would allow for the development of under utilized land that would complete
the adjacent neighborhood.

Neighborhood Identity Policy No. 3: Public and private development should be designed to
improve the character of existing neighborhoods. Factors that cause instability or create urban
barriers should be discouraged or removed.

The character of the existing neighborhood is 6,000 to 7,000 square foot lots with one to two story
single-family detached homes. The proposed project provides a consistent development pattern
and vehicular, pedestrian and bicycle access between the existing development and the proposed
This project will facilitate the completion of the existing Fleetwood Drive neighborhood

o Residential Land Use Policy No. 24: New residential development should create a pedestrian
friendly environment by connecting the features of the development with safe, convenient,
accessible, and pleasant pedestrian facilities. Such connections should also be made between the
new development, the adjoining neighborhood, transit access points, and nearby commercial areas.

The conceptual site design includes the extension of a private street with a sidewalk from
Fleetwood Drive through the Woodrum property to the north thereby connecting the new
development with an existing pedestrian network and the adjacent neighborhood

Neighborhood Connectivity and Circulation

The subject site is accessed via an extension of Almaden Road, including sidewalk, curb, and gutter, from
the north along the western edge of the property and terminating at the southern property line. At the
southern terminus of the new extension, the street will turn into a private shared driveway that will be
used by four of the units on the adjacent Woodrum site and by the proposed development on the subject
site. The Almaden Road extension will provide access to the subject site, the Woodrum property to the
north, and connect these two new developments with the existing Fleetwood Drive neighborhood. The
property owner of the subject site and that of the Woodrum property have negotiated an easement and
maintenance agreement that will allow for the construction of the shared private driveway, which
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straddles the shared property line, the construction of the extension of Almaden Road, and any necessary
structure demolition required to construct the access.

Conformance with the Residential Design Guidelines

Site Plan

This zoning application proposes three-story, single-family detached residences in a predominantly
courthome-type configuration. A courthome development is generally defined by the Residential Design
Guidelines as a cluster of typically four units oriented toward a common courtyard or driveway with all of
the garage doors accessed from the courtyard. This reduces the dominance of the garage doors facing the
street. While the rear units have their front doors oriented to the courtyard driveway, but the front units
have unit entrances and porches oriented to the main private street. There are two units at the narrow, or
back end of the site, are small lot single-family houses and not arranged in a courthome configuration due
to the unique site constraints.                                                         ~

The project conforms to the key elements of the courthome design policies as described above. The
benefit of this design is that it minimizes the amount of driveways on the private street, which in turn
maximizes the landscaping along front setbacks next to the street. The new private street that extends
along the north property line was coordinated with the approval of the adjacent Woodrum site, approved
as part ofPDC08-051.

Setbacks

The proposed setbacks are consistent with the setbacks of the approved project on the Woodrum Property
to the north. The Guidelines recommend that the front setback to the first floor living area be at least 12
feet, 10 feet to a porch, and 12 feet to a non entry side attached garage. The project provides a front
setback between eight (8) and 13 feet with a majority of the building setbacks being at 13 feet and a front
porch setback of eight (8) feet. Due to the triangular shape of the site and the need to provide a reasonable
setback between the project and the existing single-family detached residences that border the property to
the east, a reduced front setback is appropriate as the new lots do not abut a street with existing single-
family residences, but a private drive.

The project provides the appropriate internal setbacks and building separations for units within the same
courtyard per the guidelines. Since the courtyard area is shared by both pedestrians and vehicles, the
project is required to provide an average of 200 square feet (average) of landscaping for each unit within
the courtyard area to maintain an attractive appearance. This project exceeds the recommendations of the
Residential Design Guidelines since the average amount of internal landscaping per unit within each court
is almost 220 square feet per unit. To further improve the project’s appearance, other site design and
architectural details will be introduced at the Planned Development Permit stage consistent with the
Residential Design Guidelines, such as, special paving within the courtyard areas.

Adjacent to the south property line, the Guidelines recommend a perimeter setback of five (5) feet in
between new houses units and property lines when adjacent to existing private driveways and/or the sides
of other existing single-family residences. Consistent with this guideline, the project provides a five (5)
foot setback between the southern property line and the new residential b, uildings.

Heig_~ht

The Guidelines recommend a maximum building height of 30 feet and two stories. The project proposes a
maximum of 35 feet and three (3) stories. However, the proposed third story is sensitively designed to
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appear as if the house is only two-stories. The 35 foot height limit is consistent with many two story
homes in the City as the R-1-8 Single-Family Residence Zoning District allows a maximum building
height of 35 feet.

Parking
The Guidelines recommend that courthome units provide two covered parking spaces per unit plus one
off-lot parking space for units with a driveway apron and 1.3 off-lot parking spaces for units without a
driveway apron. The off-lot parking spaces should be located within 150 feet of each unit, which includes
on street parking. Consistent with the guidelines, the project proposes for each unit to have a two car
g~trage. Four of the units have a driveway apron and five do not. The Guidelines require for the project to
provide 11 off-lot parking spaces and consistent with this, the project proposes 12 spaces.

Open Space

The Guidelines recommend a minimum of 400 square feet of private open space per unit. The project
proposes a minimum of 432 square feet of open space per unit, which exceeds the recommended amount
and most lots are provided with close to 600 square feet of private open space. The Guidelines
recommend common open space for projects that exceed 20 units. As this project is for nine (9) units, no
common open space is required.

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 submit a
GreenPoint or LEED checklist prior to issuance of a building permit. At this time, it is known that the
developer intends to utilize the following green building measures:

, Minimum 20% fly ash mix in concrete
¯ Turf installations will be minimized and no turf installed on any slopes
, Door and window headers’ sized for load
" Minimum 16" overhangs and gutters
[] Fire resistant roofing and siding materials
¯ Building envelope efficiency will exceed Title 24 by >/=15%
¯ Zero VOC wall and ceiling paint
[] Thermal mass floors (ground floor)
[] Ultra high efficiency HVAC
[] OSB and engineered floor joists used

Environmental Review

A Mitigated Negative Declaration (MND) was circulated for public review on October 7, 2010. The
circulation period ends on October 27, 2010. The MND 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 on; air quality, biological
resources, cultural/historic resources, hazards and hazardous materials, 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.sanioseca.gov/planning/eir/MND.asp
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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.

On April 22, 2010, a community meeting was held at the Almaden Community Center on Camden
Avenue, at which six area neighbors were present. The neighbors expressed concerns with regards to
parldng in the neighborhood and that overflow from this project would park on Fleetwood Drive and that
the lights on the new residences would shine onto the existing adjacent homes. The neighbors liked the
fact that the new residences were not backed directly up to the existing homes, that there was a good
separation between existing and new. As previously noted, there was a community meeting on September
1, 2009 which discussed site access issues for this project, as well as two other nearby properties along
Almaden Expressway with pending development applications.

General Correspondence

In addition, one e-mail was received from an area neighbor. The letters stated their concern that this
project would bring too much through traffic in the neighborhood and add too many homes.

proiect Manager: Lesley Xavier

Owner/Applicant:
Hudson Industrial Equities, Inc..
Attn: Michael Hudson
483 Horning. Street
San Jose, CA 95112

Approved b Date: D

Attachments:
Plan Set
Development Standards
Neighbor Correspondence
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DEVELOPMENT STANDARDS

USE: Single-family detached residential

MAXIMUM NUMBER OF UNITS: 9 units

SETBACKS:

Perimeter;
¯ Building to eastern perimeter property line - 9 feet
¯ Building to southern perimeter property line - 5 feet
[] Building to western perimeter property line - 8 feet

From Private Street/Drive:
[] Front to building- 13 feet*
[] Front to porch - 8 feet*
[] Front to attached garage non-entry side - 12 feet

* Setback is measured from the back of walk. In the case t~at there is no sidewalk, the
setback shall be measured from the edge of the private drive.

Internal:
[] Side to property line - 4 feet minimum
[] Rear to property line - 15 feet minimum

MAXIMUM BUILD1NG HEIGHT: 35 feet/3 stories

PARKING REQUIREMENTS:
¯ Two covered parking spaces per unit plus one off-lot parking space for units with a

minimum 17 foot long driveway apron and 1.3 off-lot parking spaces for units without
such a driveway apron.

PRIVATE OPEN SPACE:
¯ A minimum of 400 square feet of open space per unit.

COURTYARD LANDSCAPING:
¯ A minimum of 200 square feet average per unit.

ACCESSORY STRUCTURES/BUILDINGS:
¯ Permitted as of right, per Chapter 20.30, Part 5 Accessory Buildings and Structures, of

the Zoning Ordinance, as amended.

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 DE SIGN:
[] The architectural design of the houses shall conform to the standards of the Residential

Design Guidelines.
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Xavier, Lesley

From: dksams@aol.com
Sent: Sunday, August 30, 2009 9:14 PM
To: Office of Councilmember Nancy Pyle
Cc: dow5m@yahoo.com; Xavier, Lesley; strangis@aol.com
Subject: Almaden Valley Development between Redmond Ave and Mazzone Dr

Dear Council Member Pyle,

We are residents who recently moved into the Almaden Hills Estates development less than 1 year ago.
Part of the reason that we chose to relocate to this San Jose neighborhood was the fact that it is quiet and
exclusive with only one entrance/one exit. By having a limited number of households within Almaden
Hills Estates, we have the unique opportunity to really get to know our neighbors and to keep a closer
watch out for unwanted intruders and crime. The new proposed development between Redmond and
Mazzone, as we understand it, may bring through traffic to our neighborhood connecting us to
Fleetwood Drive. This in our opinion would not only change the day to day living environment that we
currently enjoy but would also stand to negatively impact our future property values. Therefore, we
strongly suggest that the city reconsider options for building a deceleration lane off of Almaden
Expressway to access the new developments. By doing so, the homeowners in our area and the
Fleetwood Drive homeowners could maintain the current limited access which has afforded the high
standard of living that we are each accustomed to. We would furthermore suggest that the cost
of the access lane be included in the overall cost to the developer since they are the ones who stand to
benefit the most financially from the new project.

We appreciate this opportunity to have our thoughts heard and look forward to attending the upcoming
community meeting on Sept. 1 st.

Thank you and best regards,

Dana and Stacey Sams
1026 Crossbow Court, San Jose

CC;
Almaden Hills Estates Homeowners Association
Lesley Xavier, City of San Jose Planning Division
Jerry Strangis, Project Consultant

8/31/2009
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