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Item No. 3.b.
STAFE REPORT
PLANNING COMMISSION
FILE NO.: PDC10-020 Submitted: 8/03/10
PROJECT DESCRI_PTION: Planned Existing Zoning CP Commercial Pedestrian
DeveIOpm_ent Rezom_ng from_ the (_:P . Proposed Zoning A(PD) Planned Development
Commercial Pedestrian Zoning District General Plan General Commercial
to the CP(PD) Planned Development Council District 7
Zoning District to allow the demolition Annexation Date April 6, 1961
and reconsruction of an existing gas SNI West Evergreen
station including the relocation of the fuel | Historic Resource No
pumps, canopy and the construction of a | Redevelopment Area | SNI
new convenience store and automatic Specific Plan N/A

carwash on a 0.5 gross acre site.

LOCATION: Southwest corner of Tully Road and S. King Road (1698 Tully Road).

Aerial Map
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RECOMMENDATION

Planning staff recommends the Planning Commission forward a recommendation to the City Council
to approve the proposed Planned Development Rezoning for the following reasons:

1. The proposed project of a convenience store, automatic carwash and gas station is consistent with
the San José 2020 General Plan Land Use/Transportation diagram designation of General
Commercial in that this designation is intended for a wide variety of commercial uses.

2. This project is also consistent with the General Plan Commercial Land Use Policy No. 4 which
encourages the upgrade, beautification, and revitalization of existing commercial areas.

The proposed project is in substantial conformance to the Commercial Design Guidelines.
4. The proposed zoning conforms to the City Council Policy 6-10: Drive-Through Uses.

The proposed zoning is compatible with existing uses on the adjacent and neighboring properties.

BACKGROUND

On August 3, 2010, the applicant, Muthana Ibrahim, filed Planned Development Rezoning from the CP
Commercial Pedestrian Zoning District to the CP(PD) Planned Development Zoning District to allow
the demolition and reconsruction of an existing gas station including the relocation of the fuel pumps,
canopy and the construction of a new convenience store and automatic carwash on a 0.5 gross acre
site, located on the southwest corner of Tully Road and S. King Road (1698 TULLY ROAD). In
February 2006, a Zoning Ordinance change eliminated the restriction on combining service stations
and retail sales of food and beverages, enabling better opportunities for service station remodels such
as proposed with this application.

A Planned Development Rezoning is required because the developer is proposing to develop the
property in a configuration that is not supported in any of the City’s conventional zoning districts.
Specifically, the project proposes a new gas station, convenience store and carwash building with
minimal setbacks from property lines.

The existing site includes a gas station with service bays that is oriented on a diagonal axis to the
street. As a result of future Evergreen area road widening activities proposed along Tully Road, the
existing canopy and a row of fuel dispensers would be displaced. The project proposal, as described
below, will take into consideration the future road widening. The site is surrounded by commercial
uses on all sides.

PROJECT DESCRIPTION

The existing 1,608 square foot auto service building will be demolished and would be replaced by a
2,827 square foot convenience store that also includes an automated carwash facility. The existing
fueling canopy and dispensers will be modified and relocated. The underground fuel storage tanks
will remain. The proposed development standards take into consideration a requirement for a ten
(10) foot dedication on Tully Road for future widening of the public right-of-way while providing an
approximatley 6 foot wide landscape buffer along the street. Parking will be provided in front of the
convenience store. The stacking lane for the carwash will extend along the interior side and rear area
of the site. The site will take access from both Tully Road and S. King Road. One of the existing
curb cuts on King Road will be removed.
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The project site is located in an alcohol sales restricted area. The project does not currently include
off-sale of alcohol at this time. If at a later date the applicant wishes to sell alcohol, a Planned
Development Permit and a Determination of Public Convenience or Necessity would be required.

ANALYSIS

The proposed Planned Development Rezoning would facilitate redevelopment of an existing gasoline
station. This project has been evaluated with respect to the following key areas: 1) Site Design, 2)
consistency with City Council Policy 6-10: Drive-Through Uses, 3) General Plan Conformance, 4)
Strong Neighborhood Initiative, and 5) Environmental Review.

Site Design

The key objective of the site design is to establish a configuration that would facilitate the efficient use
of the gas fueling operations, convenience store parking and carwash while providing an appropriate
amount of perimeter landscaping along the street edges and a building orientation/design with good
street presence.

As proposed, the new convenience store and car wash building will be built closer to S. King Road
than the existing auto service building. Planning staff would normally encourage new buildings to be
placed as close to the main intersection (S. King/Tully) as possible. However, the existing location of
underground storage tanks limits where buildings, canopies and gasoline pumps can be located.
Therefore, placement of the building towards the rear of the property was the best solution for this site.
The new building will be placed about 35 feet from S. King Road as compared with the existing
building which is twice that distance.

The proposed design of the new convenience store/car wash building will be integrated with the
addition of a single roof structure. The carwash is proposed to be located behind the convenience store
hiding it from view from Tully Road. This concept provides a more substantial and desirable building
mass and will be more attractive than a stand alone carwash building. The final design of the fuel
canopy has not been addressed and will be further refined at the PD Permit stage to make sure it is
architecturally compatible with the new building.

Perimeter Setbacks

The Commercial Design Guidelines recommend a 25-foot street setback for service station and car
wash uses. However, the Guidelines also encourage a five (5) foot minimum and ten (10) foot average
street setback for areas having the characteristics of a sidewalk strip street. As the project is within an
area of the West Evergreen SNI plan that encourages walking and biking, staff is recommending a ten
(10) foot setback on the street frontages (with an exception of five (5) feet for a canopy) and a zero (0)
setback for the interior/side setback to create a more interesting and walkable environment for
residents. In addition, the plan calls for more landscaping in commercial areas. This project will
provide more landscaping along the street frontages than is provided with the existing facility. This
proposal will also eliminate a curb cut along King Road, which will reduce vehicle/pedestrian conflicts
and will provide more continuous perimeter landscaping.

Parking

For a project with the identified combination of uses identified, the Zoning Ordinance calls for one (1)
parking space per employee, one (1) parking space for the air and water service, one (1) parking spaces
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for an informational stop and one (1) parking space for every 200 square feet of retail. As proposed,
the convenience store would have a parking requirement of 7.25 spaces. As the convenience store
parking requirement includes space for employees, and there are no separate employees for the gas
station or carwash uses, the proposed project with 10 parking spaces complies with the City’s parking
requirements.

City Council Policy 6-10: Drive-Through Uses

The carwash facility is deemed to be a drive-through use and therefore subject to the City Council
policy. The proposed location of the carwash behind the convenience store allows for adequate
stacking for five (5) vehicles, as recommended in the policy, without interfering with the circulation
pattern for other activities on the site. The project is designed so that in the event that stacking for five
cars is not always sufficient, any overflow can be accommodated on the site without impacting the
public right-of-way. In this case 2 or 3 additional cars can be queued on the site before reaching the
travel lane on Tully Road.

The project complies with other key aspects of the policy such as the screening of the drive-through
use (lane) from adjacent uses by landscaping and/or building placement. Since such proposals often
generate additional noise, the policy recommends that drive-through uses be placed at least 200 feet
from a residential uses. In this case, the closest residential use is located over 400 feet from the site to
the north beyond the intersection of Tully Road and King Road.

General Plan Conformance

This site has a designation of General Commercial on the adopted San José 2020 General Plan Land
Use/Transportation Diagram. The proposed project of a convenience and carwash is consistent with
the San José 2020 General Plan Land Use/Transportation diagram designation of General Commercial
in that this designation is intended for commercial uses. The General Commercial land use designation
is a broad, non-specialized commercial designation intended to permit a wide variety of commercial
uses. It includes both strip commercial areas along major thoroughfares as well as freestanding
commercial establishments.

General Plan policies, most notably Commercial Land Use Policy # 4, encourages the upgrading,

beautifying, and revitalization of existing strip commercial areas and shopping centers. As this project
is proposing to revamp and upgrade an existing gas station, it meets the intent of this policy.

Strong Neighborhood Initiative (SNI)

The subject site is located within the West Evergreen Strong Neighborhood Initiative Area. To
improve the neighborhood and enhance overall quality of life in the area, the residents would like a
pedestrian and bicycle friendly environment, with safe and attractive connections between
neighborhood facilities and residential areas. As a part of the proposed development, the applicant will
be required to increase the amount of landscaping, close underutilized driveways and replace any curb,
gutter, sidewalk damaged during construction.

Environmental Review

Under the provisions of Section 15302 of the State Guidelines for Implementation of the California
Environmental Quality Act (CEQA), this project is found to be exempt from the environmental review
requirements of Title 21 of the San José Municipal Code, implementing the California Environmental
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Quality Act of 1970, as amended. The proposed building is a replacement and will have substantially the
same purpose as the existing structure. In addition, the applicant’s conformance to City Council Policy
6-29 and the C.3 requirements for stormwater runoff make impacts to water quality less than significant
as well. These items will be addressed in more detail through the Planned Development Permit process.

Conclusion

The applicant has worked diligently with City staff to create a project that will result in a site design
configuration that would facilitate the efficient use of the gas fueling operations, convenience store
parking and carwash. The proposal takes into consideration the overall future widening proposal of
Tully Road. A new, attractive building will be proposed and the overall amount of landscaping with
be increased to upgrade the overall appearance of the site. The proposed use will be compatible with
the surrounding commercial uses.

PUBLIC OUTREACH

A community meeting was not held since this project represents only a modest change to the original
use and conforms to the Commercial Design Guidelines. A sign was posted on-site to notify neighbors
of the proposed development. The rezoning was also published in a local newspaper, the Post Record.
This staff report is also posted on the City’s Website. A notice of this Planning Commission public
hearing and subsequent City Council hearing was mailed to the owners and tenants of all properties
located within 500 feet of the project site and posted on the City website. Staff has been available to
respond to questions from the public.

Project Manager: Lori Moniz Approved by: WPM " Date: 2{ R=b.20! /

Owner/Applicant: Attachments:
AU Energy, Inc. Development Standards
Sunny Goyal Reduced Plan Set

41805 Albrae Street, 2™ floor
Fremont, CA 94538

MI Architects, Inc.

Muthana Ibrahim

2960 Camino Diablo, Suite 100
Walnut Creek, CA 94597
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The following notes are to be incorporated on the Final General Development Plan upon City Council
approval. The notes forwarded to the City Council will reflect any modifications recommended by the
Planning Commission and shall replace all other notes currently identified on said plans.

In any cases where the graphic plans and text may differ, the text below takes precedence.

Development Standards

Allowed Uses:

Parking Requirements:
Building/Parking

Circulation Setbacks:

Maximum Building
Height/Stories:

Design Guidelines:

Signs:

Late Night Use and
Activity:

Cross Access:

Car wash, detailing
Gas or charge station without incidental service and repair

All permitted uses as allowed in the CP — Commercial Pedestrian Zoning District per
Title 20 of the San Jose Municipal Code, as amended.

Conditional Use and Special Uses of the CP — Commercial Pedestrian Zoning
District may be considered through the Planned Development Permit process, as
stated in Chapter 20.100 of the Zoning Code, as amended.

All land uses shall provide on-site parking in conformance with Chapter 20.90
(Parking and Loading) of the City of San Jose, Municipal Code, as amended.

Tully Road: Minimum ten (10’) feet
Except for gas station canopy — Minimum five (5°) feet

S. King Road: Minimum ten (10”) feet
Side / Rear: Zero feet (0’)

The maximum building height shall not exceed thirty-five feet (35’) or two (2)
stories.

The proposed development shall conform to the Commercial Design Guidelines,
unless otherwise indicated.

All signs shall conform to current City of San Jose sign regulations (Title 23) and
shall be approved under a separate Planned Development Adjustment permit to the
satisfaction of the Director of Planning.

No establishment on the site shall be open between the hours of 12:00 Midnight and
6:00 a.m. except pursuant to and in compliance with a Planned Development
Permit/ Amendment.

If the site is ever redeveloped with a use other than a gas or charge station, the
developer shall make an irrevocable offer for cross access easement to the adjacent
commercial properties to the satisfaction of the Director of Planning.



GENERAL DEVELOPMENT PLAN NOTES

Water Quality:

Archaeology:

PDC10-020

This project must comply with the City’s Post-Construction Urban Runoff
Management Policy (Policy 6-29) which requires implementation of Best
Management Practices (BMPs) that include site design measures, source
controls, and stormwater treatment controls to minimize stormwater pollutant
discharges. Post-construction treatment control measures, shown on the
project’s Stormwater Control Plan, shall meet the numeric sizing design criteria
specified in City Policy 6-29.

Pursuant to Section 7050.5 of the Health and Safety Code, and Section 5097.94 of the
Public Resources Code of the State of California in the event of the discovery of human
remains during construction, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains. The Santa
Clara County Coroner shall be notified and shall make a determination as to whether the
remains are Native American. Ifthe Coroner determines that the remains are not
subject to his authority, he shall notify the Native American Heritage Commission who
shall attempt to identify descendants of the deceased Native American. If no
satisfactory agreement can be reached as to the disposition of the remains pursuant to
this State law, then the land owner shall re-inter the human remains and items
associated with Native American burials on the property in a location not subject to
further subsurface disturbance.
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JRISDICTION: CITY OF SAN JOSE, CA
CURRENT ZONING: C-F (COMMERCIAL PEDESTRIAN DISTRICT)
REZONING: A (FD} (FLANNED DEVELOPMENT DISTRICT)

MINIMM LOT AREA: 6000 SF.
SETBACKS (BUILDING AND/OR PARKING ¢ CIRCULATION.

FRONT (S0UTH KING ROAD): o FEET
CORNER SIDE (TWLLY ROAD): 5 FEET
REAR: © FEET
SIDE, O FEET

BULDING HEIGHT (MAX),  THE MAXIMM BUILDING HEIGHT SHALL NOT EXCEED
FOURTY-FIVE FEET (459, AND NO MORE THAN THO (2} STORIES WILL BE PERMITTED.

BARKING REQUIREVENTS:
FOOD MART- | SPACE FER 200 SF. x 085
1106 SF. x 085 = |450 / 200 = T SPACES
GAS STATION
| SPACE PER EMPLOYEE (| EMPLOYEE) = 1 SPALE
| BPACE PER AIRNATER = 1 SPACE
| SPACE PER VACUM = | SPACE
| SPACE FOR INFORMATION STOP = | SPACE

VEHICLE STACKING FOR (5) CARS
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PARKING PROVIDED: 14 SPACES
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2960 CAMINO DIABLO
SUITE 100
WALNUT CREEK, CA
44591
425-2871-1114 Tel
4259431581 Fax
425-816-9875 Cell
muthanaemiarchitect.com

PROJECT DIRECTORY

ARCHITECT LANDSCAPE ARCHITECT
M | ARCHITECTS, INC. CIARDELLA ASSOCIATES
2360 CAMING DIABLO, SUITE 100 957 ROSE AVE
WALNUT CREEK, CA 44597 MENLO PARK, CA 94025
TEL:  (425) £16-ABT5 TEL: (65013266100
FAX:  (425) 943158l FAX: ©  (650)323-6706
CEL (425} 818-9575 cElL: -
MR, MITHANA IBRAHIM, ARCHITECT MR. RICHARD CIARDELLA
ClvIL ENGINEER DEVELOFER
RFE ENGINEERING, INC. AU BNERSY, LLG
8680 GREENBACK LAYE, SUITE 107 41605 ALBRAE ST, 2ND FLR.
ORANGEVALE, CA 95662 FREMONT, CA 94536
TEL.  (d16) 9B4-3265 TEL: (650) B68-1454
EAX:  (di6) 484-3547 FAX: -

MR MICK GOTAL

CELL: -
MR, ROBERT F. EYNCK, ENGINEER

PROFESSIONAL SERVICE AND REMAIN THE PROPERTY OF THE ARCHITECT.

LOCATION MAP  somz i =500

NORTH
AN

PROJECT SITE
APN # £10-02-001 ‘ .

DRAWINGS AND SPECIFICATIONS AND THE CONCEPTS EMBEDDED RITHIN THEM CONSTITUTE THE ORIGINAL UNPUBLISHED WORK. M | ARCHITECTS, INC.
THE USE, DUPLICATION OR DISCLOSURE OF THE DOCUMENTS WITHOUT EXPRESSED WRITTEN CONGENT FROM M | ARCHITECTS, INC. 15 PROHIBITED.

CONVENIENCE STORE 4 CAR NASH

SHELL GAS STATION,
1648 TULLY ROAD

SAN JOSE, CA 98122

SCALE: AS NOTED DATE: 05-28-10
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Symbol BOTANICAL NAME COMMON NAME  SIZE

Tree -
Symbol Botanical Name Common Name Size A rcﬁtte‘t‘
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Shrubs
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PHOFRA  Photinia frazeri Phofinia sgal | Mt Architects, Inc.
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FIC PUM  Ficus pumila Creeping fig 1 gal SUITE 100
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a45q°7
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PLANTING NOTES

1. Al frees are to be staked as shown in the staking diagram per city requirement.

- 2. Piant locations are to be adjusted as necessary fo screen utilifies but not block windows or impede occess.
|camasH £ 3, All ground cover and shrub areas shall be top-dressed with a 3'layer of bark muich.

b 4. All ground cover planiing wil be placed no farther than 6" from edge of pavement, edge of header or back of
curb. Spacing shal ensure full coverage in one year,

5. There shall be no storing of mateviat or equipment, pemitting of any buming or operating or parking of equipment
under branches of any existing plants fo remain. If existing planis to remain are damaged during construction, the
plants shall be replaced with the same species an size as ihose damaged.

6. All plarit material shall be nursery grown stock. All plant materials shall be tagged of the nursery at least | month
prior to planfing for the Landscape Architects review,

7. Review layout of ol landscape elements with the Landscape Architect prior to installation. Field modifications may
be necessary. Finatlayout to be reviewed by the Landscape Architect .

8. Written dimensions supersede scaled dimension Measurements are from the woll face, back of curb. edge of walk,

FROM M | ARCHITECTS, INC. IS PROHIBITED,

TUNNEL
21 6F)

DRANWINGS AND SPECIFICATIONS AND THE CONCEFPTS EMBEDDED WITHIN THEM CONSTITUTE THE ORIGINAL UNFUBLISHED WORK. M | ARCHITECTS, INC,
DRAWINGS AND SPECIFICATIONS ARE INSTRUMENTS OF DISCLOSURE OF PROFESSIONAL SERVICE AND REMAIN THE PROPERTY OF THE ARCHITECT.

)
buiiding wall, property ine or center fine as graphically indicated. \)
9. Altlayout comers are at 90 degrees right angles unless otherwise indicated. Al curves shown are segments of circles
1 L-ANDscAPE PL-AN with nofed radii or diometerif noted. Circles can be scaled and be connecied by freeform curves. ~ N k4
SCALE: I = 20-0" 10. HERBICIDE APPLICATION: Herbicide shaf not be used until all plant material has been planted a minimum of Z
: = 20-days. A¥ planting areas shall be kept weedHree by non-herbicide methods during this time period. Herbicide shall 0 l-u N
not be applied to any areas which are or have been seeded. Coniractor must be licensed by the State and County 4 M L
for ferfilizer application, and must have curent registration on file with the County. '__ 0 m
11. Within the planting areas instoll drainage swale from open curb fo catech basin. Swole fo be kned with 4° cobble { ‘__ “— E
stone. 0
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DIRECTION —.l ﬂ ]
GROUND COVER / SHRUB . ,[4!-1' CLR. Iu % o Z S
NOTE: FOR GROUND COVER AND SHRUB m \) - m E
SPACING (X oc), SEE PLANTING LEGEND
TRiM TOP OF STAKES
K TO ELIMINATE DAMAGE
! TO BRANCHES
8
; EDGE OF PLANTING AREA, BACK p——— STAKES: 3'@ X 12' TREATED
= ﬁ OF CURB, EDGE OF PAVING OR WALL POLES, TWO PER TREE
DOUBLE FIGURE "8 RUBBER
2" MIN. MULCH TREE TIE, NAIL TO BACK OF
o STAKE. 3 SETS OF TIES/TREE
19 -
! {2 4" BERM - 1S5IED FOR CONSTRUCTION
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	PROJECT DESCRIPTION:  Planned Development Rezoning from the CP Commercial Pedestrian Zoning District to the CP(PD) Planned Development Zoning District to allow the demolition and reconsruction of an existing gas station including the relocation of the fuel pumps, canopy and the construction of a new convenience store and automatic carwash on a 0.5 gross acre site.
	LOCATION:  Southwest corner of Tully Road and S. King Road (1698 Tully Road).
	                                                                    Aerial Map                                                                       N

	GENERAL PLAN
	ZONING
	RECOMMENDATION
	BACKGROUND 
	ANALYSIS
	PUBLIC OUTREACH


	PDC10-020 Dev Standards.pdf
	Development Standards
	Water Quality:



