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RECOMMENDATION

Planning staff recommends that the Planning Commission uphold the Director’s decision to approve a
Planned Development Permit to allow for the demolition of an existing surface parking lot and the
construction of a new 229,794 square foot office building, including a 1,500 square foot ground floor
commercial tenant space, and a below grade parking structure on the subject 1.89 gross acre site for the
following reasons:

1. The Planned Development Permit, as conditioned, furthers the policies of the General Plan in that, the
rezoning under File No. PDC12-009 was found consistent with the site’s San Jose 2040 General Plan
Land Use/Transportation Diagram land use designation of Regional Commercial in that the General
Plan supports intensification and urbanization of Regional Commercial areas in order to promote
increased commercial activity and more walkable, urban environments in Regional Commercial
districts. Further, the Planned Development Permit is also consistent with the intent of the Focused
Growth Major Strategy, which focuses new growth into areas of San José that will enable the
achievement of City goals for economic growth, fiscal sustainability and environmental stewardship
and support the development of new, attractive urban neighborhoods. The subject site is within an
existing urban mixed use area and the project will intensify commercial uses.

2. The Planned Development Permit, as issued, conforms in all respects to the Planned Development
Zoning (File No. PDC12-009) for the property in that the proposed project conforms to the approved
General Development Plan and Development Standards that were adopted by the City Council with
Ordinance No. 29118, on August 21, 2012.

3. The environmental impacts of the project for the purposes of the California Environmental Quality
Act (CEQA) will not have an unacceptable negative effect on adjacent property or properties. Any
potential negative effects on adjacent property or properties have been addressed in that the Mitigated
Negative Declaration adopted for File No. PDC12-009 on August 7, 2012 addressed the
environmental impacts of this project and determined that the project will not result in any reasonably
foreseeable environmental impacts. A Mitigation Monitoring and Reporting Program was adopted for
this project and mitigation measures were made a condition of the approval of the project.

BACKGROUND & DESCRIPTION

On October 20, 2012, Philip and Peggy Koen filed a permit appeal of Planned Development Permit, File
No. PD12-014, which allows for the construction of a new 229,794 square foot office/commercial
building with a below-grade parking structure on the subject 1.89 gross acre site, Lot 11, within the
Santana Row Development, located at the southeast corner of Winchester and Olsen Drive (3090 Olsen
Drive).

The subject Planned Development Permit was approved by the Director of Planning, Building, and Code
Enforcement on October 26, 2012. The Director found the Permit to be consistent with, and within the
scope of, the site’s approved Planned Development Zoning and environmental clearance.

Development History

The Santana Row project was originally approved by the City Council in 1998 (File No. PDCSH97-06-
036) and has been subsequently rezoned seven (7) times, most recently in August of 2012 (File No.
PDC12-009). Prior to the most recent rezoning, the site was previously rezoned in 2008 (File No. PDCO07-
095).
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The project as originally approved allowed for a mixed use development on a 38.8 acre site with 650,000
square feet of commercial uses (including offices and a movie theater), 1,200 residential units, and two
(2) hotels. This original zoning also included the extension of Hatton Street from within Santana Row out
to Tisch Way at the southern end of the development. This street connection is required in order to better
distribute traffic within the surrounding area to meet the Level of Service (LOS) requirements of the
City’s Transportation Policy. The subsequent rezonings allowed for an expansion of the site area to its
current 40.78 gross acre size and additional commercial uses, including hotel rooms, but the elimination
of the second hotel, additional residential units, a reduction in minimum building setbacks along the
perimeter of the site, and modifications to the operating hours for health club uses.

On April 4, 2012, FRIT San Jose Town and Country, LLC (Federal Realty), simultaneously applied for a
Planned Development Rezoning and Planned Development Permit for the subject site. The Planned
Development Rezoning applied to the overall 40.78 gross acre Santana Row development site and the
Planned Development Permit was specifically to effectuate the rezoning and to allow for the construction
of a 229,794 square foot office/commercial building on Lot 11, located at the southwest corner of
Winchester Boulevard and Olsen Drive, within Santana Row.

At a public hearing on July 25, 2012, the Planning Commission voted 6-0-1 (Commissioner Yob recused)
to recommend that the City Council approve the proposed Planned Development Rezoning (File No.
PDC12-009) of Santana Row. On August 21, 2012, the City Council approved the seventh rezoning (File
No. PDC12-009) of Santana Row by adopting Ordinance No. 29118 with a unanimous vote. This
rezoning allowed for the maximum gross floor area for all commercial uses to be increased from the
previous rezoning’s maximum of 832,500 square feet to 937,500 square feet. Of the total commercial
square footage, at least 100,000 square feet will be for office uses, and restaurant and drinking
establishment uses shall not exceed a total of 145,200 square feet. This rezoning also allowed for the retail
sales of automobiles as a permitted use, revised the maximum height requirement from 90 feet to 120 feet
to be consistent with the Envision San Jose 2040 General Plan, and revised the commercial parking ratio
to 1 space per 275 square feet of floor area.

Site and Surrounding Uses

The subject site is bounded on the north and west by six-lane thoroughfares, Stevens Creek Boulevard to
the north and Winchester Boulevard to the west. The Valley Fair Shopping Mall is located directly to the
north, across Stevens Creek Boulevard; commercial buildings, including the Century Movie Theater
complex and the Winchester Mystery House, are located to the west across Winchester Boulevard; single-
family residences and suburban-style offices (house conversions) exist to the east; and a high rise senior
housing development and two multi-story office buildings are located immediately to the south adjacent
to Highway 280.

ANALYSIS

The appellants, Philip and Peggy Koen, identified the following seven (7) reasons for the appeal. Each
reason is summarized below followed by staff’s response. The full letter is attached to this report.

1. The Rezoning and Related Actions Have Been Challenged. The prior rezoning approvals
included aspects of, and served as necessary predicates or preconditions to, the currently
proposed PD Permit. All of the Rezoning-related approvals and actions are now subject to court
challenge, and will likely be invalidated. Thus, it is legally improper for the City to seek to
undertake any efforts or actions in furtherance of, or which rely upon, the Rezoning or prior
MND, including the subject PD Permit.
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The City is aware of the pending litigation as it relates to the proposed project. The City is also aware that
a final resolution on this matter has not yet occurred. Additionally, to date, the court has not prohibited the
City from taking any actions that are based on the Mitigated Negative Declaration and Council approved
Zoning(s).

2. The Proposed Office Building Exceeds Maximum Development Allowances. As of February 11,
2008, FRIT reported to the Planning Department there was 109,147 sq. ft. of office space built
out. Further, in May 2012 at an Analyst Day held at Santana Row, FRIT published a slide
(depicting the “Evolution of Santana Row””) in which it reported that there was 114,688 sq. ft. of
office space developed. If one adds the currently proposed 229,700 sqg. ft. Office Building to the
above-referenced existing sqg. ft., the total is 344,388 sq. ft. This exceeds the maximum
development allowance of 288,200 sq. ft. that was noted in Table 1 of the Rezoning’s Initial Study
(i.e., which forms the basis of the MND’s conclusions of “‘no significant impacts’). Thus, the
proposed Office Building exceeds the allowable space by a wide margin.

The Zoning’s development standards for the overall Santana Row development site allows for a total of
937,500 square feet of commercial uses, with a minimum of 100,000 square feet of that total square
footage being devoted to office space. The zoning does not prohibit more than the 100,000 square feet of
the commercial space being devoted to office uses. The Initial Study and Mitigated Negative Declaration
(MND) covered both the rezoning of the entire site and the specific Planned Development Permit for the
new office building. Regardless of the size of the office building, the MND covered the addition of
108,200 square feet of commercial space, which includes office uses, to the development potential of the
site. The planned Development Permit as approved does not exceed the total allowable square footage of
commercial development within the Santana Row development.

3. Insufficient Parking. As noted, the PD Permit calls for building a 678-space underground
parking garage. Notably, the use of the garage is proposed to be relatively restricted, insofar as
during day time hours it will only be available to office tenants. In the “evening” (the definition of
which is not given), it will be open to the general public. Currently, the site (Lot 11) is a mixed use
parking lot with 175 spaces, open to the general public at all times. During the daytime, it is
heavily used, e.g., by people shopping, attending the cinema and day time use of the restaurants. If
the Office Building is constructed - and the garage is limited to office users during the day — it is
altogether unclear where the numerous cars that currently park at Lot 11’s surface parking area
during the day will park if the new underground garage is no longer an option. Furthermore,
while the PD Permit calls for the construction of an additional 229,700 sg. ft. of office space, it
only proposes to add 503 spaces (678 —175). This equates to a net increase of 2.5 slots per 1,000
sg. ft. of incremental floor space. This incremental ratio is 62% of the current City Zoning
Ordinance provisions, which call for 4 spaces/1,000 sg. ft. of floor space. Even if one includes all
of the proposed 678 spaces, the parking ratio is still only 3.4/1,000 sqg. ft., and thus still below the
City’s Zoning Ordinance. So, we have to ask: ““What analysis has been performed to assess
whether such a drastic under-investment in parking satisfies the City’s ordinances, or somehow
will be sufficient to handle the increase in vehicles?”

Santana Row is zoned as a Planned Development Zoning District, which is specific to its site. In this case,
for parking requirement purposes, the development is not subject to the Parking and Loading Chapter
20.90 of the Zoning Ordinance. The development standards of the site’s Planned Development Zoning
require a parking ratio for commercial uses of no less than 1 space per 275 square feet of floor area over
the entire development site. Floor area is defined as being 85% of the gross square footage. This ratio
acknowledges the alternating nature of parking demand for office use (primarily weekdays) and other
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commercial uses such as retail, café and restaurant (primarily evenings and weekends). Currently, the
entire Santana Row development provides 3,640 parking spaces available for all of its developed
commercial uses. The new 229,794 square foot office/commercial building on Lot 11 will provide an
additional 679 parking spaces, but will remove 182 surface parking spaces. With the construction of the
new office building, the total developed commercial square footage of Santana Row will be 860,697
square feet. Using the parking ratio of 1 space per 275 square feet of floor area a total of 2,661 parking
spaces should be provided and 4,137 will be provided, which is in excess of the parking requirement.

Additionally, the Valley Transportation Authority’s (VTA) Stevens Creek Bus Rapid Transit (BRT)
project is proposing a rapid transit service stop at Valley Fair/Santana Row. This BRT line would serve
the 8.6 miles between DeAnza College and the Transit Mall in downtown San Jose using San Carlos
Avenue and Stevens Creek Boulevard. BRT is a high-quality, high-speed form of transit that provides the
same service and amenities as light rail but uses specialized vehicles that operate on city streets and in
dedicated lanes.

4. The Traffic Analysis Failed to Clearly or Properly Analyze the PD Permit’s Impacts. In June
2012, FRIT commissioned Hexagon Transportation to prepare a traffic impact analysis (“Traffic
Study”), referenced as Appendix C in the City’s Initial Study for the Rezoning. The Traffic Study’s
Executive Summary states that it presents the results of the traffic impact analysis conducted for
the “proposed addition of 125,000 sqg. ft. of office space, and 30,000 sq. ft. of restaurant space, to
the mixed use development at Santana Row”, and that ““the proposed additional office and
restaurant space would be constructed in lieu of 50,000 sq. ft. of approved retail space. The
Traffic Report also states, ““A traffic study was completed for the approved 100,000 sq. ft. office
space in January 2008. However, this study analyzes only the proposed 125,000 sq.ft. increase in
office space along with the restaurant space and reduction in retail space”. This analysis is
completely confusing, and seems to obfuscate or hide the “baseline’ condition, which must be
used to evaluate the Rezoning’s true traffic impacts thereon. In sum and in general, such
inconsistent and confusing analysis undermines the Traffic Study’s reliability, as well as its ability
to truly satisfy CEQA’s overarching purposes.

The traffic report prepared for this project studies the addition of 128,000 square feet of office; includes
converting an existing 50,000 square feet of approved retail into 30,000 square feet of restaurant and
20,000 square feet office; and assumes the 100,000 square feet of office previously approved in 2008
included the background of the analysis. This methodology is consistent with the City’s standard practice
of traffic analysis and it is not usual for development projects to modify the project scope to respond to
the most current demand. In addition, the report does include an analysis of the full project (228,000
square feet of office and 30,000 square feet of restaurant) on the existing traffic conditions.

5. The Traffic Study is Factually Incorrect, and Contains Inconsistent Data and Misleading
Conclusions. To ascertain the true impacts the proposed 229,700 sq. ft. Office Building would
have on the existing traffic situation in and around Santana Row, one must go back to a traffic
study performed by Hexagon Transportation dated January 2008 (2008 Traffic Study””), intended
to assess the traffic impacts of adding 100,000 sq. ft. of office space on Lot 11 *“in lieuof 229
approved residential units and 20,000 sg. ft. of retail space. The 2008 Traffic Study, at Table 4,
provides a Project Trip Generation analysis, clearly showing that for a 100,000 sq. ft. office
building there would be 13.34 daily trips per 1,000 sq. ft. resulting in 1,334 incremental daily
trips. Yet, in Table 5 of the June 2012 traffic analysis (“Traffic Study’”), which purports to make a
calculation similar to that in Table 4 of the 2008 Traffic Study, the conclusion is that, for a
225,000 sqg. ft. office building, there will be 11.07 trips per 1,000 sg. ft. —or 2,491 incremental
daily trips.
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Purportedly, somehow between 2008 and 2012 the daily trip factor decreased from 13.34 daily
trips to 11.07 daily trips, or 17%. One does not have to look further than the City’s Initial Study,
which admits the complexities of the changes caused by the past three rezoning - namely PDC05-
030, PDC07-095 and PDC12-009. The cumulative changes thereby caused have not been
adequately analyzed when taken as a whole, and are not cumulatively reflected in the June 2012
Traffic Study, purporting to analyze the existing background, plus the effects of the project on
traffic and parking. In sum, given the numerous rezoning, and the use of the “in lieu of”
substitutions of various land uses (hotels, residential units, retail space, restaurant space) over the
past 5 years, a comprehensive and independent study, analyzing and comparing the impacts of
this PD Permit on existing entitlements and the existing physical conditions on the ground, does
not exist.

The 2012 daily trip factor included in study used the Institute of Transportation Engineers (ITE) Trip
Generation, which is an industry standard for estimating future traffic volumes generated by proposed
developments. The rates used from the ITE book were based on a calculation which estimates traffic with
size as a variable resulting in nonlinear trip projections. In other words, if the project doubles in size, the
estimated traffic does not double.

6. The Traffic Study Clearly Shows Significant Intersection Operational Deficiencies, Which the
PD Permit Will Necessarily Further Erode. Focusing just on one intersection, the City’s prior
analysis shows that the Stevens Creek/Santana Row intersection, which is the major entry point
into Santana Row and has been a focus of concern for some time, suffers from ongoing
deficiencies —which have never been resolved or mitigated, despite requirements to do so (in
conditions of prior approvals) —that the PD Permit would further exacerbate.

A May 2007 traffic analysis (prepared by Hexagon Transportation) noted that the left turn storage
capacity, providing access into Santana Row, was 150 feet per lane with 2 left turn lanes, whereas
the required storage was 313 feet per lane. The left turn queuing was found to be inadequate. The
April 2008 Addendum to the Final SEIR for PDCO07-095 stated that ““the westbound Stevens Creek
vehicle queue at the Santana Row entrance needs a 300 foot-long left turn pocket. The existing
storage is only 175 feet. The proposed project has been conditioned to extend the westbound left
turn pocket. The Traffic Study (from June 2012) shows that the same operational deficiency at the
Stevens Creek/Santana Row intersection still exists. In fact, the report states *““the westbound dual
left turn pockets have 150 feet of vehicle storage per lane””. One must wonder whatever happened
to the extension (to 300 feet that) was a condition of the prior approvals, e.g., PDC07-095?
Evidently, the ““required”” extension was never built.

In sum, the above-referenced unacceptable situation has existed since 2007 at the latest, and has
been required to be, but never, mitigated. If prior rezonings were approved based on the condition
that the left turn pocket be extended to 300 feet (which has not occurred), it is patently illegal to
now increase the traffic movement through this same intersection via the PD Permit.

The 2008 Planned Development permit identified operational deficiencies at the intersection of Stevens
Creek/Santana Row which were also identified in an updated Westfield Mall study simultaneously. The
City prepared an intersection master plan as part of the Stevens Creek corridor plan and conditioned
Westfield Mall to construct improvements along Stevens Creek including the intersection Santana Row.
The 2008 Planned Development permit conditioned Santana Row to contribute to the overall intersection
improvements which increases the left-turn storage capacity into Santana Row. The project has not been
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constructed at this time but is a condition of approval for Westfield Mall and Santana Row is conditioned
to contribute to the project. It is important to note, operational deficiencies are not CEQA impacts.

7. The Garage Entrance Will Operate at LOS E During the PM Peak Hour. Despite that the City’s
level of service (““LOS”’) policies and requirements define LOS E during PM peak hour as
unacceptable, the Traffic Study indicates that the garage entrance is projected to operate at LOS
E during the PM peak hour. The projected delay is due to inadequate gaps in the traffic stream on
Olsen Drive, which prevent turning traffic from the proposed garage entrance. It is projected that
the garage entrance queue could extend up to 150 feet in the northbound direction (garage exit to
Olsen Drive). This is an unacceptable level of service and presents a significant risk.

The garage entrance along the private Olsen Street is not subject to the City’s Level-of-Service Policy,
Council Policy 5-3. The policy is only applicable signalized intersections in the public right-of-way

ENVIRONMENTAL REVIEW

An Initial Study (IS) and Mitigated Negative Declaration (MND) were prepared by the Director of
Planning, Building, and Code Enforcement for the subject Planned Development Rezoning. The
documents were circulated for public review between June 8, 2012 and July 9, 2012 and adopted by the
City Council on August 7, 2012 (Resolution No. 76385).

The MND states that the proposed Planned Development Rezoning will not have a significant effect on
the environment. The primary environmental issues addressed in the Initial Study include the potential
impacts of the physical development of the site on: biologic resources, greenhouse gas emissions, hazards
and hazardous materials, hydrology and water quality, noise, transportation/traffic, and utilities and
service systems. The MND includes mitigation measures that would reduce any potentially significant
project impacts to a less-than-significant level. The noise related impacts are construction related and
temporary. Mitigation measures for this impact include neighborhood notification of the construction
schedule, construction hour limitations, and requirements for the staging of equipment and that
construction equipment be muffled and maintained. The transportation/traffic related impacts are based on
the City’s identified thresholds of significance. The intersection of Stevens Creek Boulevard and Monroe
Street would be significantly impacted by the project. Project traffic at all other intersections studied
would not exceed the thresholds and therefore would result in less than significant impacts. To mitigate
the impact at the Stevens Creek Boulevard and Monroe Street intersection, the project will make a fair
share contribution to the cost of the improvements at the 1-880/Stevens Creek Boulevard interchange. The
1-880/Stevens Creek Interchange roadway improvement project is designed and budgeted, and it is likely
that construction will start on this project in October 2012.

All of the mitigation measures were included in the project in the form of development standards for the
Planned Development Zoning, as well as, in a Mitigation Monitoring Program.

PUBLIC OUTREACH/INTEREST

The property owners and occupants within a 500-foot radius were sent public hearing notices for the
Planning Commission hearing and this staff report has been posted on the City’s web site. Additionally,
those within the noticing radius were previously sent notices of the Director’s Hearing for which signage
had been posted at the site to inform the public about the proposed project. Staff has also been available to
discuss the proposal with any interested members of the public.
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the CEQA analysis for this proposal is the same Mitigated Negative Declaration referenced above,
prepared in regard to the aforementioned Rezoning (which is now subject to formal court challenge).

3. COMMENTS & OBJECTIONS REGARDING THE PD PERMIT

Our clients’ comments and objections — in addition to all of those described in the above-referenced
petition for writ of mandate and complaint in our clients’ pending court action (Philip and Peggy
Koen v. City of San Jose, et al., Santa Clara County Superior Court, Case No. 112CV232821), which
are hereby incorporated by this reference as if fully set forth herein — include the following:

The Rezoning and Related Actions Have Been Challenged

The prior Rezoning approvals included aspects of, and served as necessary predicates or
preconditions to, the currently proposed PD Permit. Similarly, the purported CEQA analysis for the
PD Permit is the Rezoning’s Mitigated Negative Declaration (“MND”). However, all of the
Rezoning-related approvals and actions are now subject to court challenge, and will likely be
invalidated. Among other things, the PD Permit would necessarily be invalidated as well, or at
minimum, would become inconsistent with the prior zoning (to which the site would presumably
revert). Thus, it is legally improper and unwise for the City to seek to undertake any efforts or actions
in furtherance of, or which rely upon, the Rezoning or prior MND, including the subject PD Permit
which so explicitly relies upon, and is tied to, such challenged, legally deficient, and soon to be

invalidated, prior actions.

The Proposed Office Building Exceeds Maximum Development Allowances

As of February 11, 2008, FRIT reported to the Planning Department there was 109,147 sq. ft. of
office space built out. This included 60,000 sq. ft. in Building 2; 37,639 sq. ft. in Building 13; 7,835
sq. ft. in Building 5 and 3,673 in Building 7. Further, in May 2012 at an Analyst Day held at Santana
Row, FRIT published a slide (depicting the “Evolution of Santana Row”) in which it reported as of
May 2012 there was 114,688 sq. fi. of office space developed.

If one adds the currently proposed 229,700 sq. ft. Office Building to the above-referenced existing sq.
ft., the total is 344,388 sq. fi. This exceeds the maximum development allowance of 288,200 sq. ft.
that was noted in Table 1 of the Rezoning’s Initial Study (i.e., which forms the basis of the MND’s
conclusions of “no significant impacts™). Thus, the proposed Office Building exceeds the allowable

space by a wide margin.
Insufficient Parking

As noted, the PD Permit calls for building a 678-space underground parking garage. Notably, the use
of the garage is proposed to be relatively restricted, insofar as during day time hours it will only be
available to office tenants. In the “evening” (the definition of which is not given), it will be open to
the general public. Currently, the site (Lot 11) is a mixed use parking lot with 175 spaces, open to the
general public at all times. During the daytime, it is heavily used, e.g., by people shopping, attending
the cinema and day time use of the restaurants. If the Office Building is constructed - and the garage
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is limited to office users during the day - it is altogether unclear where the numerous cars that
currently park at Lot 11°s surface parking area during the day will park if the new underground
garage is no longer an option.

Furthermore, while the PD Permit calls for the construction of an additional 229,700 sq. ft. of office
space, it only proposes to add 503 spaces (678 — 175). This equates to a net increase of 2.5 slots per
1,000 sq. ft. of incremental floor space. This incremental ratio is 62% of the current City Zoning
Ordinance provisions, which call for 4 spaces/1,000 sq. ft. of floor space. Even if one includes all of
the proposed 678 spaces, the parking ratio is still only 3.4/1,000 sq. ft., and thus still below the City’s
Zoning Ordinance. So, we have to ask: “What analysis has been performed to assess whether such a
drastic under-investment in parking satisfies the City’s ordinances, or somehow will be sufficient to
handle the increase in vehicles?”

The only purported rationale that appears to be offered is that somehow the “alternating demand” for
parking — e.g., between office uses which occur primarily on weekdays, and other commercial uses
such as retail and restaurants which occur primarily evenings and weekends - will theoretically
perfectly offset each other, thereby (hopefully) “providing adequate on-site parking for the project”.
(See, e.g., the Staff Report for the Planning Commission Meeting, submitted or dated April 4, 2012).
However, such hopes defy common sense, since it is implausible that building a 229,700 sq. ft.
building and effectively adding only 503 “net” parking spaces within Santana Row can in any way be
sufficient (much less somehow comply with the City’s parking ordinances).

Unfortunately the City did not perform any detailed parking studies to even try to verify this lone,
unsupported theory. Thus, the conclusion there will be “adequate on-site parking” is not reliable, but
arbitrary and capricious. As noted, the lack of analysis also violates Zoning Ordinance section 20.90,

which states:

“As a condition precedent to approving such parking arrangements, the director, or planning
commission on appeal, shall require: 1. Satisfactory statements and evidence by the parties
involved in the parking arrangement describing the nature of the use or uses, the timing of
demand for such parking if applicable, and the provisions which are to be made to meet the
specific parking requirements under this title.”

Notably, when the cumulative effects of other prior parking-related reductions in Santana Row over
the past several years are considered, the above deficiencies grow even larger. For example, in 2006,
the approval of PDC05-030 seems to have reduced the parking ratio for dwelling units from 1.7
spaces/unit to 1.3 spaces/unit, or by 24%. Moreover, this effect was further magnified by the fact that
- in order to allow more residential development within Santana Row’s 40 acres — the 2006 rezoning
simultaneously increased the total dwelling units and/or density, i.e., from 1,200 to 1,600 units, and
30 dwelling units/acre to 40 dwelling units/acre, respectively. Thus, not only did the per-unit parking
precipitously fall, but the overall effect was multiplied by the addition of more of the resulting
“impacted” (or under-parked) units. The result was that FRIT could build 400 more dwelling units,
but only 40 more parking spaces. In sum, Santana Row’s significant and recently problematic
“parking spill-over” (including the phenomenon of residents and their guests increasingly being
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forced to use commercial or other spaces) has most likely been caused by these changes — by which
parking has been whittled down from and is in violation of such original, reasonable standards.

Logically, such problems will only become significantly worse if the PD Permit is approved. As of
February 2008, Santana Row computed the parking demand in accordance with the City’s Zoning
Ordinance, which required parking spaces in alternating use parking facilities to adequately meet the
parking requirements of the individual buildings and uses as specified in Chapter 20.90. In February
2008, FRIT submitted to the City an analysis showing that, based on the 627,927 sq. ft. of mixed use
development in place at that time, the commercial parking requirement was 3,075 stalls (1 space per
204 sq. ft. of floor area), after allowing for a shared parking reduction of 15%. In that same analysis
FRIT indicated that there were 3,052 stall, thus reflecting a deficit of 23 stalls. Somehow, however,
in the aforementioned Staff Report for the Rezoning (PDC12-009) dated April 4, 2012, the parking
requirement is no longer computed based on individual building and uses, but rather on Santana
Row’s zoning as a neighborhood shopping center over 100,000 sq. ft. - i.e., only requiring a parking
ratio of 1 space per 225 sq. ft. of floor space. Indeed, the Rezoning purports to go even further, by
also relaxing the parking ratio to a mere 1 space per 275 sq. ft. of floor space.

The magnitude of the change from 2008 to the present equates to a 35% reduction in the parking ratio
- with no satisfactory analysis or evidence that such is sufficient to meet the actual projected demand
for parking. In fact, it appears that the last time a comprehensive study was performed regarding the
adequacy of on-site parking at Santana Row was in 2006, by Watry Design Inc., in support of PDC5-
030. Yet, since then there have been two additional PDC’s passed, the cumulative effect of which
has been a dramatic shift or change in the mix of office, residential, and retail uses in Santana Row.
In sum, despite the fact that such changes are key drivers of parking demand, it despite how crucial it
is to analyze and understand the breakdown of commercial development by individual uses, nothing

of the sort has been undertaken.

The Traffic Analysis Failed to Clearly or Properly Analyze the PD Permit’s Impacts

In June 2012, FRIT commissioned Hexagon Transportation to prepare a traffic impact analysis
(“Traffic Study”), referenced as Appendix C in the City’s Initial Study for the Rezoning. The Traffic
Study’s Executive Summary states that it presents the results of the traffic impact analysis conducted
for the “proposed addition of 125,000 sq. ft. of office space, and 30,000 sq. ft. of restaurant space, to
the mixed use development at Santana Row”, and that “the proposed additional office and restaurant
space would be constructed in lieu of 50,000 sq. ft. of approved retail space”. The Traffic Report
also states, “A traffic study was completed for the approved 100,000 sq. ft. office space in January
2008. However, this study analyzes only the proposed 125,000 sq.ft. increase in office space along
with the restaurant space and reduction in retail space”. This analysis is completely confusing, and
seems to obfuscate or hide the “baseline” condition, which must be used to evaluate the Rezoning’s
true traffic impacts thereon. In part, the Traffic Report seems to ignore that the proposed project
involves building a 229,700 sq. ft. office building and a 678-space underground parking garage, in
place of an existing 175-space parking lot. Additionally, the notion of equating or characterizing the
project’s impacts as being theoretically “in lieu of” (and thereby partially offset by) the impacts of
un-built retail square footage (that does not exist) is illogical. It seems curious at best that 100,000
sq. ft. of development was excluded from the traffic analysis, effectively breaking the analysis into
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two separate pieces (as well as that one piece is comprised of a traffic study over 4 years old,
prepared during one of the worst economic recessions we have ever seen). One would expect that the
analysis should review the entire project, as currently proposed and defined by the PD Permit itself.
In sum and in general, such inconsistent and confusing analysis undermines the Traffic Study’s
reliability, as well as its ability to truly satisfy CEQA’s overarching purposes, foremost among which
is to only consider proposed projects with a full and complete knowledge and understanding
beforehand, which provides both the public and decision-makers clear information and analysis

regarding the project’s true impacts.

The Traffic Study is Factually Incorrect, and Contains Inconsistent Data and
Misleading Conclusions

To ascertain the true impacts the proposed 229,700 sq. ft. Office Building would have on the existing
traffic situation in and around Santana Row, one must go back to a traffic study performed by
Hexagon Transportation dated January 2008 (“2008 Traffic Study™), intended to assess the traffic
impacts of adding 100,000 sq. ft. of office space on Lot 11 “in lieu” of 229 approved residential units
and 20,000 sq. ft. of retail space. Like the above Traffic Study, the 2008 Traffic Study uses an “in
lieu” scheme, which is highly confusing in terms of understanding the true “baseline”.

The 2008 Traffic Study, at Table 4, provides a Project Trip Generation analysis, clearly showing that
for a 100,000 sq. ft. office building there would be 13.34 daily trips per 1,000 sq. ft. resulting in
1,334 incremental daily trips. This provides an indication of what a 229,700 sq. fi. office building
would generate in daily trips, i.e., 2.29 times 1,334, or 3,055 trips. Since a trip is counted twice, one
in and one out, this suggests the 3,055 trips equates to 1,527 vehicles entering the Santana Row just
because of the office building. Yet, in Table 5 of the June 2012 traffic analysis (“Traffic Study”),
which purports to make a calculation similar to that in Table 4 of the 2008 Traffic Study, the
conclusion is that, for a 225,000 sq. ft. office building, there will be 11.07 trips per 1,000 sq. ft. —or

2,491 incremental daily trips.

Squaring or reconciling such disparate conclusions defies logic and common sense. Purportedly,
somehow between 2008 and 2012 the daily trip factor decreased from 13.34 daily trips to 11.07 daily
trips, or 17%. Despite the claims that the MND’s analysis for the Rezoning “tiers off” of Santana
Row’s prior CEQA analysis (including presumably the 2008 Traffic Report), no explanation or
justification is provided for the disparate, purported 17% reduction in trips. Clearly, if one uses or
relies on the 2008 Traffic Study, the latest analysis (in the Traffic Study of June 2012) under-states
the impacts by 564 trips, or 282 vehicles.

Regardless of such efforts to reconcile what seems potentially unresolveable, taking the project in its
entirety, the impact of approximately 3,000 incremental trips on the existing environment has not
been clearly analyzed. One does not have to look further than the City’s Initial Study, which admits
the complexities of the changes caused by the past three rezoning - namely PDC05-030, PDC07-095
and PDC12-009. The cumulative changes thereby caused have not been adequately analyzed when
taken as a whole, and are not cumulatively reflected in the June 2012 Traffic Study, purporting to
analyze the existing background, plus the effects of the project on traffic and parking.
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For example, the 2008 Traffic Study was prepared as to PDC07-095, which among other things
approved the rezoning for a 1) newly constructed 60,000 sq. ft. office building on Lot 2, and 2)
another 100,000 sq. ft. of office space (on Lot 11). However that report did not consider the
incremental traffic impact from this 60,000 sq. ft. of office space, even though PDC07-095 covered

both of these items.

In sum, given the numerous rezoning, and the use of the ““in lieu of” substitutions of various land uses
(hotels, residential units, retail space, restaurant space) over the past 5 years, a comprehensive and
independent study, analyzing and comparing the impacts of this PD Permit on existing entitlements
and the existing physical conditions on the ground, does not exist.

The Traffic Study Clearly Shows Significant Intersection Operational Deficiencies,
Which the PD Permit Will Necessarily Further Erode

Focusing just on one intersection, and ignoring for the moment others that are similarly affected by
the PD Permit, the City’s prior analysis shows that the Stevens Creek/Santana Row intersection,
which is the major entry point into Santana Row and has been a focus of concern for some time,
suffers from ongoing deficiencies — which have never been resolved or mitigated, despite
requirements to do so (in conditions of prior approvals) — that the PD Permit would further

exacerbate.

A May 2007 traffic analysis (prepared by Hexagon Transportation) noted that the left turn storage
capacity, providing access into Santana Row, was 150 feet per lane with 2 left turn lanes, whereas the
required storage was 313 feet per lane. Under both existing and cumulative conditions, the left turn
queuing was found to be inadequate. This report, however, stated that “the turn pocket providing
access to Santana Row is planned to be substantially lengthened and this will result in less queue

spillover than is occurring today”.

The April 2008 Addendum to the Final SEIR for PDC07-095 stated that “the westbound Stevens
Creek vehicle queue at the Santana Row entrance needs a 300 foot-long left turn pocket. The existing
storage is only 175 feet. The proposed project has been conditioned to extend the westbound left-
turn pocket. As conditioned, the project rezoning would not have any new traffic impacts or result in
traffic impact greater than previously disclosed in the EIR prepared for the project”.

The 2008 Traffic Study (again, by Hexagon Transportation) describes the “conditioned extension” in
Table 7, entitled “Intersection Operational Analysis”. Under existing conditions, it shows the 175 feet
of storage mentioned in the above-referenced SEIR Addendum, and that under the “project
conditions” the storage has been increased to 300 feet.

Clearly, these conclusions — that there “will not be any new impacts on traffic”” were all based on the
premise the left turn storage queue would be extended to the required 300 feet and thus mitigate an
existing unacceptable condition.

However, the Traffic Study (from June 2012) shows something fairly disturbing — namely, that the
same operational deficiency at the Stevens Creek/Santana Row intersection still exists. In fact, the



Planning Director Joseph Horwedel, et al. Page 8
Re: PD12-014
October 16, 2012

report states “the westbound dual left turn pockets have 150 feet of vehicle storage per lane”. One
must wonder whatever happened to the extension (to 300 feet that) was a condition of the prior
approvals, e.g., PDC07-095? Evidently, the “required” extension was never built. The report goes on
to state that the maximum vehicle queues would exceed the existing vehicle storage capacity under
background plus project conditions during the AM peak hour and currently exceeds the existing
vehicle storage capacity. In sum, the above-referenced unacceptable situation has existed since 2007
at the latest, and has been required to be, but never, mitigated. If prior rezonings were approved based
on the condition that the left turn pocket be extended to 300 feet (which has not occurred), it is
patently illegal to now increase the traffic movement through this same intersection via the PD

Permit.

The Garage Entrance Will Operate at LOS E During the PM Peak Hour

Despite that the City’s level of service (“LOS”) policies and requirements define LOS E during PM
peak hour as unacceptable, the Traffic Study indicates that the garage entrance is projected to operate
at LOS E during the PM peak hour. The projected delay is due to inadequate gaps in the traffic
stream on Olsen Drive, which prevent turning traffic from the proposed garage entrance. It is
projected that the garage entrance queue could extend up to 150 feet in the northbound direction
(garage exit to Olsen Drive). This is an unacceptable level of service and presents a significant risk.

4. CONCLUSION

Based on the above, including the arguments in the above-referenced, pending court action, we
respectfully request that the PD Permit (PD12-014) be denied.

Thank you for your consideration of the above information.

Very truly yours,

BUCHMAN PROVINE
BROTHERS SMITH LLP

Z -

Daniel A. Muller
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The Planned Development Zoning and its development standards were found consistent
with the Commercial Design Guidelines. This permit is in conformance with the zonings

development standards.

4. Pursuant to Chapter 13.32 of the San José Municipal Code Director of Planning, Building,
and Code Enforcement concludes and finds, based on the analysis of the above facts,

a.

The removal of 29 trees, of which 4 are ordinance sized, is proposed as part of the subject
development. The trees affected are in such a location in such surroundings that their
removal would not significantly frustrate the purposes of Section 13.32.010 of the San
Jose Municipal Code in that the location of the trees with respect to the proposed
improvement unreasonably restricts the economic development of the subject property.

That the location of the trees with respect to a proposed improvement unreasonably
restricts the economic development of the parcel in question.

5. The environmental impacts of the project including, but not limited to noise, vibration, dust,
drainage, erosion, storm water runoff, and odor, which, even if insignificant for the purposes
of the California Environmental Quality Act (CEQA), will not have an unacceptable negative
effect on adjacent property or properties. Any potential negative effects on adjacent property
or properties have been addressed in that:

a.

b.
c.
d.

A Mitigated Negative Declaration adopted for File No. PDC12-009 on August 7, 2012
addressed the environmental impacts of this project.

The project will not result in any reasonably foreseeable environmental impacts.
A Mitigation Monitoring and Reporting Program was adopted for this project.

Mitigation measures were made a condition of the approval of the project.

Based upon the above-stated finding and subject to the Conditions of Approval set forth below,
the Director of Planning approves pursuant to the San José Municipal Code Part 8 of Chapter
20.100 (Planned Development Permits) and Chapter 13.32 (Tree Removal Controls), a Planned
Development Permit allow for the demolition of the existing surface parking lot, tree removals,
and the construction of a new 229,794 square foot office building, including a 1,500 square foot
ground floor commercial tenant space, and a below grade parking structure on the subject site.

APPROVED SUBJECT TO THE FOLLOWING CONDITIONS:

1. Acceptance of Permit. Per Section 20.100.290(B), should the applicant fail to file a timely
and valid appeal of this Permit within the applicable appeal period, such inaction by the
applicant shall be deemed to constitute all of the following on behalf of the applicant:

Acceptance of the Permit by the applicant; and

Agreement by the applicant to be bound by, to comply with, and to do all things required
of or by the applicant pursuant to all of the terms, provisions, and conditions of this
permit or other approval and the provisions of Title 20 applicable to such Permit.
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Tha praject devsloper has entzred irto a comtract witt the Department of Fish and Geme
n mufmnunce with the mitigaion measures described above, That docurnent js entitted
"MITIGATION AGREEMENT Betweea FRIT SAN JOSE TOWN AND COUNIRY
\’“IAFF LI(‘ 4 California {imited lighility compsny and tie CALIFORNIA
DEPAKTMENT OF FISH AND GAME Rel” No. 1302-2000-007.3,

9. Mitigation for the Remmoval of Exiatlng Treez on tho Praject Site

Al trewa thal are resmoved shell bo septaced by how s &t the fellowivg satics
trasenl am the o size of the existing frozs

Dijamcter of Exiating Tree  No, of Reph Tress. Sizz of Iroey
> 18 -inch Diameter Four 2ddnch Box

1217 inch Dinwster ™o 4inch Box

< 12 -inch Disrpetcy One 15 -galton

10.  Mitigation for Hosardans Marertad Frepuss

Prini to the isswancz af & Plrmed Devel "nmh.fux&w! ent of emy portion
o the site curemly occupied by the Cmmeny ﬂemﬂ:dﬁz
it shall ba cendnctsd o of that me ﬂm is pmrpn!&

nsscasmen 2 the
dovelopmems. Tho roposedprjec saall ey remeission
nsnmnrvmmdnne ‘poweatial health ris) mmﬂzmcny,mmdmdaul

Prior w issuance of @ PI) perroil for the deveinpment 3 posticn of o proct st ths
umbjwinalbm\'ﬂ Adtion mehn ®RAW), B AW i) b e
Contra] and the Cfry o7 San Jose:

The SoBlowlng measures shall be implemeied during ali phases uf
an the project site:

(#)  Demolifion and construotion ectivities e~ or off-site, within $00
foot of senaitive reazptos, such 29 residentin! developsnzot, shadl be rosaicted to tho
howwa of 7 AM 1 7 PM Monday thoigh Friday, non-bolidaps oofy.

() Al fnixeral combustion engiae for conTruxtion equipmentt liked on
fhe site chall be propedy uffled an maindined.

) Al stsiomary, notse-pemeTating construction equipmenn, uch as
wir compremsars and portable power generators, shull be locawed a5 far as practical from
existing Tesidences pnd businesses.

(4}  TheDirector of Plunning and residentia! asighborhaods
proximensly ocated to the project aite sball be notiffed n writing by e developer of the
construction schoduls st least seven dasys prior t the starr of construction.

{€} A doisc disturbsnioo coordinator sl be designared wha ik
xeq:mmblo for responding W campiagts about conatruction aoise. The telephone
tfre disnurbance coordinatay sl be pusted in 2 conspicuaus place ar the
mnnmdmmandn.hn!lulsobe inctuded in the botics sent o nejghbar and the
Director of Flanning rogarding the constniction schedule.

6. Mitgation for Post-Constructin Nojee hupacts

‘Prior o the apuoval of anty Plamad Develogment Permils for the grojoct. &
detniled acoustical amalyely shal} he prepared snd the resommendations for noise
attenation ahall be incomocated ko tie design of the residends] bulldings proposed for
he project gite o reduce tie interioe naies levels ta 45 ABA, in accardarcs with Clty
Ganerx] Plzn policies. Dlexign feanurcs thaf coukd provide noise stzmstion inchads
‘sound-rated windows, forced-air mechxnical ventistion, and sprisl bullding
construclion techriques such g iwulstion aud sound-proofing.

k3 Mitigsilon L Potential Banifary Sewer Service Irapeets

Sbould it be datermined prior th the issuance of a Planned Devetapmem Permii
st the exiating sanitary sewer sysem does nix contain afficiem capacity to serve the
mject, the project ehiall impicmstt oms or all of the follawing mitigation messures, as
necotsary:

(8] Up-size the existing eight-tnsh sanitary spwer line that nms from Stevens Credk
Bauleverd to tho axisting 10-ich sanitary sever Line at fhe adjacont Valley Feir Mali.

(65 Redesign of the project 1o conuect o both the cxiating 10-fnok soee fine ot
Valley Pair Malt anid th six-incb fine thar nms under Interstato 280 from Dudley Avetue
10 Moarpack Avemus.

(€)  Up-size the cristing 10-inch esnitary sewer Line that runs shrough Valkey Fair

- Mall fram Stevens Creck Boulavard 1o Forem Avers,

{d)  Construst o now sarilary sewer fine alcnig Winchesier Baulevard
Srom the groject sits bo Formst Avenie.

uqnmm.

Ths final RAW dated November 10, 1959

db the Califon Departiaent of
Toriz Substantes Comol by leter b kel s Depectinent o

MNu\cmbﬂ' 17,

11, MHiigstion for Transporurtien Impacts

Loy Stevems Crosk Boglovurd aud Monye Suver: Pror o the ivmtance

any Building Pamits, the developer shall enter o ad comyly with the terms of s
Combiion for the construction af the Following improvemonss at he
imersection of Stovens Crrek Boulevard sad Moaroe Speet:

n?"m Iddlmnof:ffmmﬂimmd {hvush-hmtm&;vm‘;ld);:k Beuleyurd, Sequiring the

ru:nnvﬂ recansiTeotien of the exislit pdter, :nd ddewalk. aving end 1o-stripin
L o e 3y moeaniay S oty e, un - e

& nqmmmm of 10 fest vfngl«:f wuy alomy sonth side af Stevers Cresk Boulevard over
imately 600 [itzar foor gtn:ﬁ southbound ca-amp Immn:

* distmee of
£80. The sadlions] Shrough-inae, eseribad lbove, s i s s e southhoning an-

remp %o Intersrate B!

I Winchester Butlevard and M Avenng: Prior t the ismancs of eny
Mm_-*r—?qvmmﬂu_*‘j‘_-ﬁmﬂmﬂa enter ni0 und bomply wilh the fams of &
Canstruction Agrosment for of the followig improvernsas at the
Inbersection of Winchester Bovlovand aad Mouepark Aveate!

provementof e e of et on Mooy v e the wldion of
saﬁ;mm{\mvem gt ane s o o o o e vy inefade the nddiiom uf

IlL  Stovens Creek and Winohester Baulevardy: Prior to the issuance of aty Building
s, The SoTer mia ang. Ly with ihe terms of a Construcrion Agreement for the
of the rollnmag 00 of Stevens Creek and Winchesser
Bunalevards:

Modificgtions to the ecuth-leg of the mnemmm, on Winchester N
Hoylevard, to inclnde the edditlon of » scond northbound Jeft-um lanc. The soutlricg .
of the inersection is located wholty within the City of Bar Jose.

~

. i) anmﬂmmmwuflhﬂmWothChmnmthcd:vdwer&hﬂllemm
& Comprs Agreament ¢ provide af intertection o7 Otin Aveniie 2w} Winchasiar Boulovard, duubio .
Jeft tuning lanes from soothbound Wincheser Roulevard, Trovided thase Frmoovemen:s can be consoncted
withis the existing right of way.
6y Priorw the ismuence of a Public Warks Clearanie, the devalaper shal ] enter into
& Congurtion SAgreapent (o provide at the interseccion of Olten Drive and Winchaster Boulevard, double
a2 from semthbommd Wincherier Boulevard, provided those improvemenls can be construsd
within tho existing right of way.
©)  Toepoject shall inchude a traffic vasion awasure in the vicinity of Baywood
end Hemlock Avames (o preveat proyect-rehied avaracbile traffic-from circulating (rrough existing
residestial neighbarhoods cast of the praject sie.

V. Prior to the ocoupancy of any building crvered by this Fisnned Devel zoring and pricr
the occupancy of any oew verad] building at the ajecent Valley Fair Mall, approved thiongh Site
Develapment Perit HSH 97-02-012,  plan implementing abuttls serviee benwoen the two
pnnmdnﬂheadnpmdbfhemdmhonnﬂheDmrufle Shuttle vebicles shall
employ a sou-poliuting power soures, sach as propans or eleeicity, in Jiw of convertional
gusoline ar diesel powered vehicles.

VL ‘Priori0 the lssusnve of any Planned Developmen Permit, the developer shalf contribuie ta the
Gity of Sz Jose $300,000 Loward 2 sfudy 1o snalyze frecway and interchange improvements in the
Droject vichity to the satisfrction of ibe Ditectar uf Pablic Works.
Ju coanection with Master DD Permit PDSH 98-11-074, the $300.000 ws paid o the City of San Jose.
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FIRE HYDRANT
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RELOCATED PASSENGER
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ELEGTRICAL VAULT, SCD
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PUBLIC SERVICE
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(E) TREE TO REMAIN

DIRECTIONAL SIGNAGE
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OFFICE

;

|
~—— 8" X 20' LOADING
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gy  E——
o ki 20 a0 80

APN # 277-40-25

LOT SIZE:

LOT COVERAGE:

NEW BUILDING 11
LANDSCAPE
LOADING / ACCESS / HARDSCAPE

82,469 SF 100%

42,317SF  51%
8.2258F 10%
31927 SF  39%

BUILDING AREA CALCULATIONS:

FLOOR: 1 2 3 4 5 6 BLDG. TOTAL
GROSS 37379 37,877 39375 39375 39375 34925 228,306
OFFICE (SF)

GROSS 1,488 0 0 0 [ 0 1,488
RETAIL (SF)

TOTAL 38,826 37,877 39375 39,375 39375 34925 229,794
GROSS (SF)

NET OFFICE (SF) 31,772 32,195 33468 33468 33468 29686 194,057
(85% OF GROSS)

NET RETAIL (SF) 1,264 0 0 0 0 0 1,264
(85% OF GROSS)

TOTAL NET (SF} 33036 32,646 33820 33829 33829 29820 195,321
INTERIOR GROSS 36,726 37,695 39221 39,221 39,221 34,649 226,733
AREA (SF)

BOMA 20848 37,709 39278 30,278 39,278 34045 219,437
RENTABLE (SF)

PARKING CALCULATIONS:

FLOOR: P1 P2 P3 [} BLDG. TOTAL
GROSS 72,368 72,368 72,368 46,594 263,608
PARKING (SF)

OFF-STREET PARKING PROVIDED
1 OFFICE NET SF:

OFF STREET LOADING:

ADA PARKING REQ'D.

@ 2% OF TOTAL:

ADA PARKING PROVIDED:

VAN ACCESSIBLE PARKING REQ'D.
@ 1/8 OF TOTAL:

VAN ACCESSIBLE PARKING
PROVII

BICYCLE PARKING REQD @
1/4,000SF PER TABLE 20-190

BICYCLE PARKING PROVIDED:

3.44 /1000 = 679 SPACES

2 SPACES PROVIDED

679 x .02 = 13.58 USE 14

14 SPACES

2 SPACES

2 SPACES

226.733/4,000 = 56

56 SPACES (SEE SHEETS 3A, 6A, 6F)

ACCESSIBLE PATH OF TRAVEL

ACGESSIBLE BLDG. ENTRANCE
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WRNSSTUDIO..
501 SECOND STREET
LEGEND ABBREVIATIONS polbrelirs
_— — SAN FRANGISCO
3 CALIFORNIA 94107
: VR T T T e o SYMBOL DESCRIPTION 415.469.2224 TEL
: ' tegt AD AREA DRAIN 415.358.9100 FAX
i H i ‘ ] éé PROPERTY LINE _— e 8B BUBBLER BOX WWW WRNSSTUDIO.COM
: N H 2 Bw BACK OF WALK
i § ' ' C : - ! i LMITS OF WORK B/W Bgncu OF WALL
3 Eé ' : : T 14 STREET GENTERUINE e e cATon Bh
H : : 2x
2 ; ; ; X : ]
- EZ " VALLEY GUTTER — CR CROWN
\! ! ‘ 1 BLDG. 7 i o e
veER 7 {EXIST.) CURB AND GUTTER = 24 EXISTING 0R
/ / FiL FLOW UINE
: g - UNDERGROUND PARKING GARAGE s GRADE BREAK
o ~ HP HIGH POINT
VERTICAL CURB JB JUNCTION BOX
L e rE— e e SRR i o S s e oo S T o mw T T e T T T T T AR e e e e LG LIP OF GUTTER
T = BIORETENTION BASIN P LOW POINT
MH MANHOLE
CONCRETE PAVEMENT o O4ER FLow
E SD STORM DRAIN
| ) C y : ) . FLOW LINE SDCO STORM DRAIN CLEAN OUT
! OLSEN AVE. . . S DRAINAGE RELEASE PATH b Y oo s"""» B
. T . ' o Ap AN = ™ TOP OF WALL ENGINEERS | SURVEYORS | PLANNERS
] o C T st DRAIN INLET " TRC TOP OF ROLLED CURB
- s T 136442 L - 1650 INOLOGY DRIV
o T () SoEWALK 10 N n—r——'gn’?fu:o’ @WW STORM DRAIN CLEAN OUT . ™ TrRICAL %SWE ;ES%FNO‘ OGY DRIVE
L L \t __ .. SAN JOSE, €A 95110
| . N 408-467-5100
e /i L s 408-467-9199 (FAX)
P
H - PVNUBSSx i
— - WINCHESTER BLVD . ISSUES DATE
B 135, /%%’%g . PLANNED DEVELOPMENT PERMIT PACKAGE  04/0412012
‘ o s i > : X BUS 13(4) BUS I\ BUILDING 11
. Sk Y i : q : G Tornour (W) SDEWALK/ SHELTER/ (OFFICE)
T R s ] - SR L s s T ovem RNTE 1) | . oy fesmd B (VARIES (VAFZ'EQNS'ZGI)PLANTER AREA FF 1378
; e TORORL T e war o e ey NG I IR 2 ﬂ g, i P : | #oi0) i {VARIES) k
T (SEE NOTE 1} “ . o o . 3 - R - u 1 . CONFORY |
!; : B B : - B 2 I *\—v FL w 6 136 B8E | |
_g ‘ - ' A REVISION LIST DATE
&
F2 o ——— S A PLANNED DEVELOPMENT 09/1412012
5 RESUBMITTAL
Ul 3 :
; | y EXISTING 6" CURB UNDERGROUND
[ 15 o) - AND GUT;E‘F:‘LS PARKING
& gl Eu GARAGE
B 3!
| il BLDG 9 ECTION D-D
W (EXIST. CNEMAS) SECTIOND-D
| - N.TS.
&) PR oo
T&T Lo 13722%
dl : v
: : |¥ / 24'|DR\\/E AISLE
E T ! BUILDING 11 5 I EX.
[PRETNE
L B 5 (OFFICE) w woaone| | » . EX.BUILDINGS
=] () SDEWK TO i o 13500 iR FF 1378 wALKWAY | ZONE_| TRaveL, | TRAVEL | WAY I (CINEMAS)
i FOR 10 EX { 8% 13506 B i T I
] e N " | Lane [T ( )ANE
: : ! N) CONC
o 41 ——-—1\“ WL fe 1%-2%
| E FL13695Y ’ — e 2% 2%~az .
i D Tl | . e R
] N i : 6" CURB
- - N) AB CL IH\
[&] sz = (SEE ARCHITECTURAL/ \' t u <
a = ; JR - LANDSCAPE PLANS) (N} VALLEY EXISTING 6" CURB 3
=- i . Ean GUTTER AND GUTTER TO REMAIN o
oz B < : N g UNDERGROUND &
PARKING -~
4 E
GARAGE a
— SECTION E-E Q
Py 13759
¢ N.T.S.
A (SEE 5 PLAKS) K
— : s
- . - 6B 13658 i 1613678
- T3 N ¢
TC_137.48 Py 13598 V13658 i
L 13698 SRR e B . 5| [}
: f‘m . vc\ms T k75 [
_‘1 - T 1.
P47 12 [ s ] L= P ANNL 2L W BUILDING 11
= - Wg 8 (OFFICE})
Rl i o e e & e T R e R I STALL sS\DEWALK\ VARIES
N = ' RN ‘ ~ OLSEN AVE. ! FF 137.8
X BN B < e RumeA | VALEY oUmR
. | A - L - | I (N) AC
; o : R S | {N) VALLEY
; ! ! c GUTTER
: A BELMONT VILLAGE ! L U S
b - ; (EXIST.) i '
i' N i EXISTING STREET H UNDERGROUND
TO REMAIN PARKING GARAGE
(N) 67 VERTICAL
CURB
PLANTER B PLANTER/  —p
SERVICE AR/EA I SERVICE AREA SECTION F-F
BELMONT VARIES VARIES BUILDING 11 e
— VILLAGE \ s BUILDING 11 PLANTER/  —r— 200 - (OFFICE) N.T.S. KEYPLAN
20 DRIVE ASLE £ (OFFICE) SERVICE AREA . | DRIVE AISLE  WALKWAY 2
soRE T Nﬁ‘gi sy FRELNO FF 1378 BELMONT T AR BUILDING 11 BIORETENTION, BAS S (RELANE) FF 1378
B - 5 . 4
ASIN - | VILLAGE _ 20° DRIVE AISLE {OFFICE)
&" CuRB* 1 JLAND: WALKWAY 2%
hzz Scapr,  (FIRE LANE) IMIN. FF137.8
EX. DW = |
- 1%-2% 3
CURB= () 2 wioE 6" CURB*
UNDERGROUND EX. GARAGE VALLEY GUTTER UNDERGROUND
: . PARKING GARAGE * SEE ARCHITECTURAL/
N G WAL PARKING GARAGE RAMP DOWN ¢ LANDSCAPE PLANS 4.5 WIDE PLANTER/
(DESIGNED BY OTHERS) 18" TREATMENT SOIL OVER N B UNDERGROUND ‘2 g‘;ifJMRFgCTKSO‘L OVER BIORETENTION BASIN ) I @
: 1§EEDZC[EAéTR?1gK DETAIL A) S PARKING GARAGE RETAINING WALL (SEE SHEET €700, DETAIL A) VARIES BUILDING 11
o) ( - (DESIGNED BY OTHERS) e} ~3 (RETAIL) PROJECT NO.: 19986017
* SEE ARCHITECTURAL/ * SEE ARCHITECTURAL/ OLSEN AVE. FF 137.05 DATE: 0811012012
LANDSCAPE PLANS LANDSCAPE PLANS & SO UNE SCALE: =20
8" SD LINE _
SECTION A-A SECTIONB-B SECTION C-C
£ NS N.T.S /‘ CONCEPTUAL GRADING
EXISTING UNDERGROUND AND DRAINAGE PLAN
STREET PARKING GARAGE
E£X. VERTICAL
CURB TO REMAIN 168”7 SOIL TREATMENT OVER
12" DRAIN ROCK
(SEE SHEET C700, DETAL B)
GRAPHIC SCALE O G
» . W o w . SECTION G-
( N FEET ) 4
1 ineh = 20 L
Al dmwmgs and writlan matarial appearing herain constitute ori g!ﬂal and unpublished work of the i€ this drawing s not 30°x42", \hen (he drawing has baen ravisad from ifs oniginal siza.
Architect/Enginaer and may not be duplicated, used or discioser without consent of ArchitectEngineer. Noted scalss must be aﬂ[usisd This fine shoUld be equattooneinch (.~ |
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. . N . B LEGEND 501 SECOND STREET
i . - : H . . . . i . : : i 4TH FLOOR, STE. 402
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416.488.2224 TEL
PROPERTY LINE —_—— — 416.356.9100 FAX
WL WANSSTUDIO. GOM
LIMITS OF WORK
STREET CENTERLINE e e
VALLEY GUTTER
CURB AND GUTTER
UNDERGROUND PARKING GARAGE
VERTICAL CURB
BIORETENTION BASIN | |
SANITARY LINE — s S s
STORM DRAIN LINE (TREATED) — ——— — P
&
HEAT PUMP SUPPLY/RETURN — P R————— . relste
= m;;f,"m
WATER LINE - i
GAS LINE ENGINEERS | SURVEYORS | PLANNERS
WATER SERVICE
BERFORATED PIPE SS\STOE %ES%HNOLOGY DRIVE
5 . SAN JOSE, CA 85110
JOINT TRENCH 40B—467-8100
AREA DRAN @A : 4DB—467-9199 (FAX)
OVER FLOW DRAIN/CATCH BASIN
SANITARY SEWER MANHOLE .
BSUES DATE
SANITARY SEWER CLEANOUT ®ssco B
PLANNED DEVELOPMENT PERMIT PACKAGE ~ 04/04/2012
STORM DRAIN MANHOLE (@ sown :
o sk poe | STORM DRAIN CLEAN OUT . soco -
i 70 REMWAN N
i : o .55 508 B A i SECOMARY LS FIRE HYDRANT A =
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. | CABINEY 7O REMAN 1 (SEC MEP PUNS. | < X PRIRY. BACKFLOW PREVENTER [/ & REVISION LIST DATE
) By ek s cow & R COMECTON | L e /N PLANNED DEVELGRMENT 0911472012
BOXES 70 RO B PRWRC WATER METER RESUBMITTAL
- R STUB (SEE MEP PHINS
. ROR CONNECTON, =i oo IRRIGATION WATER METER
L. ELECTRE WETER. i R R S - 0 T 1 R SO D~ PR i -
i T ] L DOUBLE CHECK DETECTOR
| PONT OF CORNECTION, X ABOVE GRADE TRANSFORMER / \!
FOR PUMP (SEE MEP PLANS) . e
B <r
0C04 10 BE PLACED ' O|
. IN PUMP ROOM . L
. ;m/(sa ARCH PLANS) N
e by
o
H - e . DISCHARGE. 1O i ;
H PROPOSED WHARF " TREATMENT BASIN i + L o
: . ; HYORMT (SEE MER PLINS (SEE MEP PLANS)
4" PERF. APE : FOR CONNEGTION) e
| oD 5 P
B SC0.
i ; fEtE]
B J TOE/GRE 70 BE PPE U B L e
: i ADAISTED TO FINSH GRADE i H WY 13200
‘ i !
. . B : i H
i - ! !
L F : . [ (EXIST) ’ KEYPLAN
- . Co /cx - I
SR B H !
: | )
o !
PROJECTNO.: 19588017
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SCALE: 1= 20
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SHEET NO;
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SEE PLAN A
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£X 5D LINE

PROPERTY LINE

(N} SD LINE

CATCH BASIN

OVER FLOW DRAIN/DROP INLET
STORM DRAIN CLEANOUT

DRAINAGE AREA BOUNDARY

POINT OF TREATMENT

LANDSCAPE AREA

AREA DUTSIDE THE PROJECT BOUNDARY TO BE
TREATED BY ONSITE TREATMENT FACILITIES.

TOTAL IN—LIEU CREDIT (2,078 SF)

SIDEWALK WITHIN THE PUBLIC EASEMENT (735 M

25-35) TO BE REMOVED AND REPLACED.

AREA 15

EXEMPT FROM STORMWATER REGULATION (577 SF).

(e.2 /¢ x 100}

1 PERGENT OF REPLAGEMENT OF IMPERVIOUS AREA IN AEDEVELOPMENT PROJECTS [

PERVIOUS AND IMPERVIOUS SURFACES COMPARISON TABLE
A PRQUECT PHASE NUMBER
1 B. TOTAL SITE {ACRE! 1.89
(A, 1,2.3, ETC): (ACRES)
C. TOTAL SITE EXISTING 74,244 0. TOTAL AREA OF SITE
IMPERVIDUS SURFAGES PISTURBED (hORES) 189
{SQUARE FEET):
EXISTING CONDITION OF | PROPOSED CONDITION OF SITE AREA DISTURBED
SITE AREA DISTUBBED (SQUARE FEET)
E. IMPERVIOUS SURFACES (SQUARE FEET) REPLACED NEW
ROOF AREA(S) - o 48,100
PARKING (INCLUDES TRAVEL LANE) 71,000 275D o
SIDEWALKS, PATIOS, DRIVEWAYS,
2644 1235 12,158
ETC.
STREETS (PUBLIC) o o o
STREETS (PRIVATE) [ o o
TOTAL MPERVIOUS SURFACES: | et 74244 2 13,985 3 50,259
F. PERVIOUS SURFACES
LANDSCAPE AREAS 8,225 2,185 o
PERVIDUS PAVING ] b D
OTHER PERVIOUS SURFACES
(GREEN ROCF, ETC.) ° e 5985
TOTAL PERVIOUS SURFAGES: fi: 8,225 2 2,185 £3 5,965
G. TOTAL PROPOSED REPLACED - NEW IMPERVIOUS SURFACES (€2 + £.3): 74310
W. TOTAL PROPOSED REPLAGED + NEW PERVIQUS SURFACES (1.2 + 1.3 ] 8,150
0%

TABLE B
SITE CONDITIONS
SOIL TYPE FAT CLAY {S.C.S. GLASS D}

DEPTH TO GROUNDWATER: ar1

100-YEAR FLOOD ELEVATION

ZONE D, AREAS OF UNDETERMINED, BUT
POSSIBLE FLOOD HAZARDS

RECEIVING WATER BODY:

SAN TOMAS ADUINO CREEK (VA CITY SD SYSTEM)

POLLUTANTS:

{INCLUDING, BUT NOT
LIMITED, TO THE FOLLOWING}

SEDIMENT & TRASH
GREASE & OIL
HEAVY METALS
HAZARDOUS WASTE

FOR TREATMENT SOiL SPECIFICATION, SEE APPENDIX C
IN SCYURPPP C3 STORMWATER HANDBOOK DATED APRIL
2012,

POLLUTANT SOURCE AREAS: DRIVEWAY
ROOF

SOURCE CONTROL MEASURES: |  BIORETENTION

2. BACKFILL BIORETENTION ONLY WITH PERMEABLE
PLANTING MATERIAL AND DRAIN ROCK AS SPECIFIED IN P —————— pE———
THIS DETAIL. ABSOLUTELY NO NATIVE MATERIAL SHALL
BE USED FOR BACKFILL. CONTRACTOR MUST DIREET ROOF FUNORT 70 BIGRETENTION PLANTER
; et H CIVIL ENGINEER PRIOR TO T
Ao - 5 COORDINATE wiT) BEST MANAGEMENT PRACTICES
Y NIRRT CONSTRUCTION. .
R 127 M~
FME /e b otk N 4" PERFORATED PIPE 10
SLOPE AT 0.5% MIN.
N, SEE UTUTY PUW FOR
LOCATION OF PIPE,
\~ coupscTio a0 scaren IN-LIEU CREDIT TABLE
NATIVE OR IMPORTED FiLL.
STORM DRAIN PIPE AREAS UNTREATED AREA (SF) IN~UEU CREOIT (SF)
AREA 12 190 o
was |
r B 1 AREA 13 1,885 o
AREA 4 810 o 2,078
BIORETENTION. SECTION
TOTAL 2,075 2,078
3 3
.5 6 ETRTCAL L
~ CuRp
38 I geLen oVER ALOW
ACCESS RO
P oo R | ORIVE RN,
aemne 71| e |
WALL (B~ VR flow UADERCROUD 1 Mo
OMERS) ! ORAN HING GARAGE ovER FLoW. i TTheww "BACKPILL GIORETENTION ONLY WTH PERNEABLE PLANTING MATERAL
DA™ 6" VERTICAL p R PN “AKD DRAN-ROK AS SPEGIED 1N THIS DETAL ABSGLUTELY
4] TREATMENT S0 ~"CURE TD RERAIN O NATIVE WATERIAL SWALL BE USED FOR BACKLL CONIRACTOR
] {SEE NOTE 1) SDEWALK I P TREATMENT SO HUST COORIINATE MH CivIL ENGNEER PRIOR TD CONSTRUCTION.
watek prooFws / | e - = 1, o B {SEE NOTE 1)
{5Y omgrs)——F 7 4 1 12" DRAIN. ROCK dain L i NOTES:
- Tt b 1. FOR TREATMENT SOIL SPECIICATION, SEE_APPENDIX G
4 PR TREATHENT SOL | i — 12° DRA RocK OF THE SCYRPPD C.3 STORMWATER HANDHOOK,
o T eee (SEE NOTE 1) ' " PEROATD e DATED APRIL, 2012.
50 e : 2
- L VSQUEEN
- NON~PERMEABLE
12° DRAIN ROCK s GRAPHIC SCALE
y BOIE: THS DETAL IS SHOMN FOR REFERENCE
it ONLY, SEE LANDSCAPE PLANS. ® o N bl =
DETAIL A DETAIL B DETAIL C — RAISED PLANTERS
NTS NTS NTS ( IN PEET )
1ineh = 20 £
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SHEET NOTES

1. ALL PLANTING AREAS SHOWN WILL BE
COMMONLY MAINTAINED BY THE
OWNER AND OPERATED BY AN
AUTOMATIC IRRIGATION SYSTEM.

2. IRRIGATION SYSTEMS WILL BE
PERMANENT BELOW GROUND
AUTOMATED SYSTEMS ADEQUATE FOR
THE ESTABLISHMENT AND
MAINTENANCE OF ALL PLANT
MATERIAL.

3. ALL TURF, TREE, SHRUB AND GROUND
COVER AREAS WILL BE IRRIGATED BY
A PERMANENT, AUTOMATIC,
UNDERGROUND IRRIGATION SYSTEM.
ALL TREES AND SHRUBS WILL BE
IRRIGATED BY DRIP IRRIGATION
{EITHER SUB-SURFACE DRIPLINE OR
SINGLE OUTLET DRIP EMITTERS.)
TREES AND SHRUB SHALL BE ON
SEPARATE VALVES ACCORDING TO
PLANT WATER REQUIREMENTS AND
EXPOSURE.

4. ALL IRRIGATION SYSTEMS SHALL BE
DESIGNED, MAINTAINED AND
MANAGED TO MEET OR EXCEED
MINIMUM EFFICIENCY.

5. ALL IRRIGATION EQUIPMENT SHALL BE
SCREENED APPROPRIATELY FROM
VIEW IN PUBLIC AREAS, OR PLACED AT
INTERIOR LOCATIONS,

6. THE FINAL IRRIGATION PLAN SHALL
ACCURATELY AND CLEARLY IDENTIFY:

A) LOCATIONS AND SIZES OF WATER
POINTS OF CONNECTION.

B} LOCATION, TYPE AND SIZE OF ALL
COMPONENTS OF THE
IRRIGATION SYSTEM, INCLUDING
AUTOMATIC CONTROLLERS, MAIN
AND LATERAL LINES, VALVES,
DRIP ZONES, RAIN SWITCHES,
AND QUICK COUPLERS.

C) STATIC WATER PRESSURE AT

THE POINTS OF CONNECTION.

D;

FLOW RATE (GALLONS PER
MINUTE) AND REMOTE CONTROL
VALVE SIZE FOR EACH STATION

IRRIGATION STANDARDS
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1. MAIN LINE IRIGATION PIPE TO BE
SCHEDULE 40 AT A MINIMUN DEPTH
OF 18" LATERAL LINES TO BE
CLASS 200 AT A MINIMUM DEPTH
OF 12",

2. BACKFLOW PREVENTER TO BE

REDUCED PRESSURE BACKFLOW
ASSEMBLY.

IRRIGATION LEGEND
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NOTES:

1. REFER TO THE PROJECT MANUAL FOR THE INTERIOR AND THE EXTERIOR LIGHT FIXTURE
SCHEDULES AND CORRESPONDING CUTSHEETS.

2. THIS DRAWING REPRESENTS LIGHTING DESIGN INTENT FOR THE DESIGN BUILD ELECTRICAL
CONTRACTOR TO COORDINATE AND ENGINEER.
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