
 
 

STAFF REPORT 

PLANNING COMMISSION 
 
FILE NO.:  PDC11-021         Submitted: February 1, 2013 
 
PROJECT DESCRIPTION:   Existing Zoning A (PD) Planned Development 

Proposed Zoning A (PD) Planned Development 
General Plan Very Low Density Residential 

(2 DU/AC)  
Council District 8 
Annexation Date July 8, 1992 
Historic Resource N/A 
Redevelopment Area N/A 
Specific Plan N/A 

Planned Development Rezoning from A(PD) 
Planned Development Zoning District to  
A(PD) Planned Development Zoning 
District allow up to seven (7) new single-
family detached dwellings and the 
preservation of an existing historic house/ 
complex and ranch buildings on a 7.48 gross 
acre site. 
 
LOCATION:  East side of San Felipe Road and west side of Livery Lane, approximately 650 feet 
southerly of Running Springs Road. 
 
 

                                                                       Aerial Map                                                                      N


 

P.C. Agenda: 02/13/13 
Item:  3.c. 



File No. PDC 11-021  
Page 2 of 8 

 

GENERAL PLAN 

 

ZONING 

 



File No. PDC 11-021  
Page 3 of 8 

 
RECOMMENDATION 

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

1. The proposed Planned Development Rezoning of 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. 

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

c. Residential Land Use Policy No. 9, as the project will continue the existing development pattern 
of the surrounding neighborhood over the subject site. 

2. The project conforms to the Evergreen-East Hills Development Policy. 

3. The project conforms to the Riparian Corridor Policy. 
 
 
BACKGROUND & DESCRIPTION 
 
The applicant, E.N. Richmond Trust, is requesting to rezone the subject site from A (PD) to A (PD) to 
allow for up to seven (7) new single-family detached dwellings and the preservation of an existing historic 
house/complex and ranch buildings on approximately 7.5 gross acres, located on the east side of San 
Felipe Road and west side of Livery Lane, approximately 650' southerly of Running Springs Road. 
 
Site and Surrounding Land Uses 
 
The site slopes upward from San Felipe Road toward the east, with an elevation gain of approximately 80 
feet. The northwest portion of the site, which is proposed for development, is currently vacant. The 
subject property includes a complex of existing structures, known as the Richmond Ranch, consisting of a 
ranch house, an auxiliary residence or bunkhouse, and several barns and outbuildings. No development or 
alteration of the Richmond Ranch complex is proposed with the project. 
 
Land uses surrounding the site include single family residential to the north and east, single-family 
detached residential uses and ranchland (open space) to the south, and agricultural uses to the west, across 
San Felipe Road.  There is an undeveloped parcel adjacent to the northwest side of the property on San 
Felipe Road. The site contains several large mature Eucalyptus trees that were planted along the San 
Felipe Road frontage, and several trees and shrubs associated with a wetland drainage that runs through 
the site. The drainage runs through a culvert to Thompson Creek, which flows along the west side of San 
Felipe Road, across from the site. 
 
Previous Planning Approvals 

The subject property was a portion of a larger, Planned Development Rezoning (File No. PDC 91-10-
081), which the City Council approved on December 15, 1992 (Ordinance No. 24267).  That Planned 
Development Zoning was to allow up to 260 single-family detached residential uses (at a density of 1.5 
du/ac), and included the preservation of an old ranch complex.  Open space within that project was 
achieved by clustering the 8,000 to 10,000 square foot lots to the flatter portions of the site. 
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ANALYSIS 
 
The primary issues for this proposed zoning include General Plan conformance, site design/ relationship 
to adjoining uses, grading, conformance with Riparian Corridor Policy, and conformance with the 
Evergreen-East Hills Development Policy. 

General Plan Conformance 
 
The project, as proposed, conforms to the City's Envision San Jose 2040 General Plan in that, under 
Implementation Policy IP-1.9, shown below, the project may find General Plan conformance to the land 
use designation shown on the final adopted version of the Focus on the Future San José 2020 Land 
Use/Transportation Diagram. 
   

IP-1.9 For a period of up to 18 months following the adoption date of the Envision San José 
General Plan, planned development zonings and discretionary development permits (including use 
permits and subdivision maps) may be considered for General Plan conformance to the land use 
designations as shown on the final adopted version of the Focus on the Future San José 2020 
Land Use/Transportation Diagram 

 
The project, as proposed, conforms to the San José 2020 General Plan in that the subject site has a Land 
Use/Transportation Diagram land use designation of Very Low Density Residential (2 DU/AC) as the 
project proposes large lot single-family detached residences at a density of 1.2 DU/AC.  
 

In addition, the proposed project is consistent with the following San Jose 2020 General Plan Policies: 

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

The subject site is surrounded by existing single-family detached residences on two sides.  The 
proposed residential project will allow for infill development within an urbanized area and will 
maximize the infill housing opportunity on the site and at the same time be compatible with the 
surrounding development pattern. 

2. 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 will allow for development on the site that continues the lotting pattern 
consistent with the adjacent neighborhood and eliminates the agricultural use of the site as grazing 
land, which separates two existing single-family developments. 

3. 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 existing neighborhood is comprised of lots ranging from approximately 8,000 square feet to 
10,000 square feet, with one- to two-story single-family detached residential homes.  The proposed 
single-family development on the subject site will continue the development pattern and complete the 
neighborhood. 
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4. Residential Land Use Policy No. 9:  When changes in residential densities are proposed, the City 

should consider such factors as neighborhood character and identity, compatibility of land uses and 
impacts on livability, impacts on services and facilities, including schools, to the extent permitted by 
law, accessibility to transit facilities, and impacts on traffic levels on both neighborhood streets and 
major thoroughfares. 

The proposed project would continue the development pattern of the adjacent neighborhood 
consistent with its character of a range of large lot sizes.   

 
Site Design/ Relationship to Adjoining Uses 

This zoning application proposes large lot, one- or two-story, single-family detached units, in a lotting 
pattern consistent with the development pattern in the area.  The applicant has proposed development 
standards that include a front setback of 20-feet, an 8-foot side setback (within the project) and a 60- to 
70-foot side setback consistent with other recent approvals along San Felipe Road, and a rear setback of 
30 feet.   

The minimum lot size currently shown on the Conceptual Site Plan is approximately 11,800 square feet.  
The site layout generally complies with the principles contained in the Residential Design Guidelines 
(RDG) that ensure compatible unit relationships and proper integration into the surrounding neighborhood.  
Staff has concluded that the proposed setbacks will be compatible with the existing neighborhood. As noted 
elsewhere in this report, the minimum lot sizes within the adjoining Richmond Ranch project to the east are 
generally between 8,000 to 10,000 square feet in size, slightly less than the proposed project. 

It should be noted that the RDG are technically not applicable to single-family development with lot sizes 
larger than 6,000 square feet.  In particular, the project utilizes lot sizes and setbacks that are comparable to 
the residential development just northeast and southeast of the project site, known as the Richmond Ranch. 
 
Specific plans for the proposed houses will be developed at the Planned Development (PD) Permit stage 
and are anticipated to be either two-story or single-story ranch style designs. However, five (5) of the 
proposed units will take access from a new private drive, and the remaining two (2) proposed units will take 
access from the existing public right-of-way (i.e., Livery Lane). 
 
The applicant has proposed a Conceptual Storm Water Control Plan that includes the construction of bio-
treatment cells or “rain gardens” to treat storm water runoff from roof and pavement areas, and a larger 
bio-treatment area near the base of the private drive for treatment of runoff from the private drive. 
Additional storm water pollution measures will be identified and included in the conditions of approval 
for the project at the Planned Development (PD) Permit stage, to the satisfaction of the Directors of 
Planning and Public Works. 
 
As noted elsewhere in this Staff Report, no significant changes are proposed to Lot No. 8 on the Conceptual 
Site Plan.  Development Standards have also been included to guide any future changes such as additions or 
other modifications to the existing structures located on Lot No. 8. 

The project is proposing to connect the existing park trail along the San Felipe Road frontage, as shown on 
the Conceptual Site Plan. 
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Grading 

The project involves significant grading in some areas, which would ordinarily be discouraged.  Specific 
plans for the proposed houses have not been developed, but are anticipated to be either two-story or 
single-story ranch style designs. The grading necessary to create the pads for the houses and flat private 
yards will necessitate the construction of retaining walls that would range in height from 1- to 10-feet.  As 
shown on the Conceptual Grading and Drainage Plan, this grading is located away from the public streets 
and either behind or between proposed residences, minimizing potential visual impacts from either San 
Felipe Road or Livery Lane, or adjoining properties.  Staff will also work with the applicant at the PD 
Permit stage to explore the use of lower retaining walls and terracing, to further reduce the height of 
individual retaining walls.  Due to unique site features and constraints, staff has reviewed two conceptual 
solutions to grading adjacent to the riparian corridor.  The first of these results in no grading within the 
riparian setback area, but would also include some perimeter retaining walls, and the second would 
involve “feathering” of the interface along the corridor, including minimal grading within the corridor and 
no retaining walls.  Staff will continue to work with the applicant through the PD Permit process, to 
ensure that a natural looking topography rather than an engineered appearance is ultimately achieved.  For 
these reasons, staff has concluded that the proposed grading will not have significant visual impacts. 
 
Riparian Corridor Policy 

The Riparian Corridor Policy intends to preserve riparian corridors and protect them for environmental as 
well as recreational purposes.  Setbacks from the riparian corridor are the principal means of minimizing 
impacts.  The Riparian Corridor Policy Study recommends a setback of 100 feet from the edge of the 
corridor for any new development.  Exceptions to the 100-foot setback can be considered as long as no 
reasonable alternative exits which avoids or reduces the encroachment into the setback area and the 
habitat protection objectives are achieved, with no less than 30 feet considered the minimum. Consistent 
with this policy the development standards included in the project’s General Development Plan require a 
minimum 100-foot setback from the edge of the Riparian Corridor. 

All new lots are designed to be custom home lots.  No house plans are proposed at this time.  As noted 
under Site Design (see above), the details of how a proposed new residence conforms to the zoning and 
fits on a lot will be reviewed in greater detail at the Planned Development Permit stage. Custom lots 
appear to have ample room to accommodate the new residences. Staff has concluded that exceptions to 
the Riparian Corridor Policy will not be justifiable and will work with the applicant(s) at the Planned 
Development Permit stage to ensure that full conformance with the Riparian Corridor Policy is achieved 
by the project, and no improvements (including grading) occur in the 100-foot setback area. 
 
Evergreen-East Hills Development Policy 

The subject site is located within the Evergreen-East Hills Development Policy (EEHDP) area. A revised 
Policy was adopted on December 8, 2008 to change the traffic analysis methodology for managing the 
traffic congestion associated with near term development in the EEHDP area and promote development 
consistent with the General Plan goals.  The updated EEHDP establishes a capacity for the development of 
up to 500 new residential units within the area.  The pool of new residential units is divided up between 
small projects (35 units or less) and large projects (between 35 and 150 units).  Units are withdrawn from 
the pool with the approval of a rezoning or development permit.  The approval of the proposed Planned 
Development Rezoning will remove (7) seven residential units from the pool of 500 units. 
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The EEHDP requires that new projects making use of the development pool capacity must: 

 Further the Major Strategies, Goals and Policies of the City of San Jose General Plan. Although 
development must adhere to all applicable aspects of the General Plan, development policies which 
are particularly relevant to the topography and environment of the Evergreen-East Hills area include 
hillside development and riparian corridor protection policies. 

 Conform to the City’s Design Guidelines for residential uses. 

 Not require modification of the Urban Service Area or Urban Growth Boundary boundaries. 

 Not create significant adverse effects upon the environment, including but not limited to; projects 
that must not require significant grading or other alteration of the natural environment. 

As discussed in the General Plan Conformance section of this report, the proposed project furthers the 
Housing Major Strategy and the Urban Conservation, Neighborhood Identity, and Residential Land Use 
Policies of the San Jose 2020 General Plan.  The project does not require modification to the Urban Service 
Area or Urban Growth Boundary, and does not create a significant adverse effect upon the environment.  
Therefore, the proposed project is in conformance with the Evergreen-East Hills Development Policy. 

In addition, under the EEHDP, the applicant will pay a Traffic Impact Fee (TIF) based on a fair-share 
contribution towards the cost of providing transportation improvements that directly mitigate the traffic 
impacts associated with the development. 
 
Environmental Review 
 
A Mitigated Negative Declaration (MND) was circulated on January 9, 2013, and 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; biological resources, cultural/historic resources, geology and soils, hazardous 
materials, transportation and traffic, utilities and services.  The MND includes mitigation measures that 
would reduce any potentially significant project impacts to a less-than-significant level.  The mitigation 
measures will be included in the development standards of the Planned Development Zoning.  The entire 
MND and Initial Study are available for review on the Planning web site at: 
www.sanjoseca.gov/planning/eir/MND.asp. 
 
 
PUBLIC OUTREACH/ INTEREST 
 
The property owners and occupants within a 1,000-foot radius were sent public hearing notices for the 
Planning Commission and City Council Hearings.  This staff report has been posted on the City’s web 
site. Signage has been posted at the site to inform the public about the proposed change.  Staff has been 
available to discuss the proposal with interested members of the public. 

On November 1, 2012, the project was discussed at the District 8 Community Roundtable.  The developer 
committed at the meeting to work with staff to see if the cul-de-sac improvements could be re-engineered 
to minimize potential impacts to the two Eucalyptus trees. There were no other significant issues raised at 
that meeting. 

General Correspondence 

To date, no general correspondence has been received on the project. 
 
 

http://www.sanjoseca.gov/planning/eir/MND.asp
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AREA A  
 
ALLOWED USES: Single-family detached residential uses. 
 
MAXIMUM NUMBER OF UNITS: Up to (7) seven detached residential units  
 
ACCESSORY STRUCTURES:  Accessory structures may be allowed per the R-1-5 Zoning 
District Standards and must be located on existing flat areas of the site (ie, approved through a 
Planned Development Permit) only. 
 
PARKING REQUIREMENTS: Per the Zoning Ordinance.   
 
RIPARIAN CORRIDOR SETBACK:  100-foot minimum (to the satisfaction of the Director of 
Planning).  Mitigation Measure BIO-3 shall apply to only those areas which are disturbed within 
the riparian corridor setback area, to the satisfaction of the Director of Planning. 
 
MAXIMUM BUILDING HEIGHT: 30 feet/ 2 1/2 stories 
 
MINOR ARCHITECTURAL PROJECTIONS:  PER THE CITY OF SAN JOSE, 
MUNICPAL CODE, ZONING ORDINANCE. 
 
SETBACKS:  
 
FRONT – 20 feet  
 
SIDE INTERIOR – 8 feet 
 
SIDE PERIMETER (exterior, except as noted below) – 15 feet 
 
SIDE PERIMETER (adjacent to San Felipe Road) – 60 to 70 feet (measured from the edge of 
pavement on San Felipe Road), to the satisfaction of the Director of Planning. 
 
REAR – 17 feet 
 
NOTE:  All setbacks are measured from the outside edge of the public right-of-way, property 
line, or from the edge of the private drive. 
 
FENCING -- Project fencing shall conform to the standards shown on the Conceptual Site Plan. 
The sloped area adjacent to San Felipe Road shall remain unfenced.   
 
MINOR EXTERIOR ALTERATIONS, ADDITIONS, OR NEW STRUCTURES AND 
GRADING  
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Minor exterior alterations (except as described below) do not require approval of the Director of 
Planning.  Other approvals may still be required. 
 
Additions or new structures, grading, shall require separate review and approval to the 
satisfaction of the Director of Planning, in conformance with the approved Development 
Standards.   
 
Other than landscaping, no structures or additional grading is allowed on the sloped areas of 
Area A as shown on the Conceptual Site Plan. 
 
The project developer shall work with Staff at the Planned Development (PD) Permit stage, to 
reduce proposed grading and the height of retaining walls, including the use of terracing, series 
of lower retaining walls, etc.), to the satisfaction of the Director of Planning. 
 
PRIVATE DRIVE: The private drive (as shown on the Conceptual Site Plan) shall be a 
minimum of 28-feet wide, to facilitate parking on one side. 
   
AREA B 
 
ALLOWED USES: Single-family detached residential and agricultural uses as shown on 
approved Land Use Plan 
 
MAXIMUM NUMBER OF UNITS: (2) two existing detached residential units.  No new 
residential units or further subdivision is allowed in Area B (as shown on the Land Use Plan) as 
part of this Planned Development Rezoning. 
 
PARKING REQUIREMENTS:  Per the Zoning Ordinance   
 
RIPARIAN CORRIDOR SETBACK:  100-foot minimum (to the satisfaction of the Director 
of Planning).  Mitigation Measure BIO-3 shall apply to only those areas which are disturbed 
within the riparian corridor setback area, to the satisfaction of the Director of Planning. 
 
MAXIMUM BUILDING HEIGHT:  35 feet. 
 
MINOR ARCHITECTURAL PROJECTIONS:  Per the Zoning Ordinance. 
 
SETBACKS  Except as noted above (under Riparian Corridor Setback), the following setbacks 
shall be required for Area B: 
 
FRONT -- 50 feet 
 
SIDE -- 20 feet 
 
REAR -- 30 feet 
 
NOTE:  All setbacks are measured from the property line.   
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EXTERIOR ALTERATIONS AND ADDITIONS, OR NEW STRUCTURES:  Exterior 
alterations and additions, or new structures, grading, shall require separate review and approval 
to the satisfaction of the Director of Planning, in conformance with the approved Development 
Standards.   
 
Any modification or alterations, including grading, other than maintenance of non-structural uses 
(such as corrals, paddocks, etc.) shall require separate review and approval, to the satisfaction of 
the Director of Planning. 
 
ENVIRONMENTAL MITIGATION MEASURES 
 
BIOLOGICAL RESOURCES. 
 
Mitigation Measure BIO-1 (Burrowing Owls). The developer shall have a qualified 
biologist conduct a survey and prepare a report not more than one month prior to construction 
activities to determine the presence of burrowing owls on the site. If owls are present on the 
site, a mitigation program shall be developed in conformance with the requirements of the 
California Department of Fish and Game and the U.S. Wildlife Service. If mitigation includes 
relocation, owls shall not be relocated during the nesting season (March though August). Prior 
to the issuance of any Grading or Building Permits, the developer shall submit a biologist’s 
report to the City’s Environmental Principal Planner, to the satisfaction of the Director of 
Planning indicating that no owls were found on the site or that owls were present and that 
mitigation has been implemented in conformance with the requirements of the above regulatory 
agencies. 
 
In order to avoid impacts to active burrowing owl nests, a qualified biologist shall conduct 
preconstruction surveys for burrowing owls within the construction footprint and within 250 feet 
of the footprint no more than 30 days prior to the onset of ground disturbance. The surveys 
shall be conducted in a manner consistent with accepted burrowing owl survey protocols. If 
pre-construction surveys determine that burrowing owls occupy the site during the nonbreeding 
season (September 1 through January 31), then a passive relocation effort (e.g. 
blocking burrows with one-way doors and leaving them in place for a minimum of three days) 
may be necessary to ensure that the owls are not harmed or injured during construction. 
Once it has been determined that owls have vacated the site, the burrows can be collapsed, and 
ground disturbance can proceed. If burrowing owls are detected within the construction 
footprint or immediately adjacent lands, (i.e. within 250 feet of the footprint) during the 
breeding season (February 1 through August 31), a construction-free buffer of 250 feet shall be 
established around all active owl nests. The buffer area shall be enclosed with temporary 
fencing, and construction equipment and workers shall not enter the enclosed setback areas. 
Buffers shall remain in place for the duration of the breeding season or until it has been 
confirmed by a qualified biologist that all chicks have fledged and are independent of their 
parents. After the breeding season, passive relocation of any remaining owls by a qualified 
biologist may take place. 
 
Mitigation Measure BIO-2 (Raptors). If possible, construction should be scheduled between 
October and December (inclusive) to avoid the raptor nesting season. If this is not possible, 
pre-construction surveys for nesting raptors shall be conducted by a qualified ornithologist to 
identify active raptor nests that may be disturbed during project implementation. Between 
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January and April (inclusive) pre-construction surveys shall be conducted no more than 14 days 
prior to the initiation of construction activities or tree relocation or removal. Between May and 
August (inclusive), pre-construction surveys no more than thirty (30) days prior to the initiation 
of these activities. The surveying ornithologist shall inspect all trees in and immediately 
adjacent to the construction area for raptor nests. If an active raptor nest is found in or close 
enough to the construction area to be disturbed by these activities, the ornithologist, shall, in 
consultation with the State of California, Department of Fish & Game (CDFG), designate a 
construction-free buffer zone (typically 250 feet) around the nest. The applicant shall submit a 
report to the City’s Environmental Principal Planner indicating the results of the survey and any 
designated buffer zones, to the satisfaction of the Director of Planning, prior to the issuance of 
a Grading or Building Permit. 
 
Mitigation Measure BIO-3 (Riparian Habitat). The project applicant shall submit to the 
City for their review and approval, a habitat mitigation and monitoring plan that, at a minimum, 
details the plant mix, planting location, success criteria and monitoring schedule of the 
enhancement area. The planting palette shall consist of locally collected native stock such as 
Valley Oak (Quercus lobata) and Coast Live Oak (Quercus agrifolia) from within the corridor of 
Thompson Creek. The enhancement plantings shall  be installed in the fall or winter of the 
year of the project’s inception. To assist in plant establishment, supplemental water shall be 
provided for a minimum of three years or at the discretion of the monitoring biologist. The 
mitigation effort should be monitored for a minimum of five years. 
 
CULTURAL RESOURCES 
 
Mitigation Measure ARCH-1 (Archaeological Resources). There shall be monitoring of site 
excavation activities to the extent determined by a qualified professional archaeologist to be 
necessary to insure accurate evaluation of potential impacts to prehistoric resources. 
If no resources are discovered, the archaeologist shall submit a report to the City’s 
Environmental Division Manager verifying that the required monitoring occurred and that no 
further mitigation is necessary. 
 
If evidence of any archaeological, cultural, and/or historical deposits are found, hand 
excavation and/or mechanical excavation will proceed to evaluate the deposits for 
determination of significance as defined by CEQA guidelines. The archaeologist shall submit 
reports, to the satisfaction of the City’s Environmental Division Manager, describing the testing 
program and subsequent results. These reports shall identify any program mitigation that the 
Developer shall complete in order to mitigate archaeological impacts (including resource 
recovery and/or avoidance testing and analysis, removal, reburial, and curation of 
archaeological resources.) 
 
In the event that human remains and/or cultural materials are found, all project-related 
construction shall cease within a 50-foot radius in order to proceed with the testing and 
mitigation measures required. 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 
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determination as to whether the remains are Native American. If the 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. 
 
A final report shall be submitted to the City’s Environmental Division Manager prior to release 
of a Certificate of Occupancy. This report shall contain a description of the mitigation 
programs and its results including a description of the monitoring and testing program, a list of 
the resources found, a summary of the resources analysis methodology and conclusions, and a 
description of the disposition/curation of the resources. The report shall verify completion of 
the mitigation program to the satisfaction of the City’s Environmental Division Manager. 
 
PUBLIC WORKS DEPARTMENT 
 
Public Works Clearance for Building Permit(s) or Map Approval:  Prior to the approval of 
the Tract or Parcel Map (if applicable) by the Director of Public Works, or the issuance of 
Building Permits, whichever occurs first, the applicant will be required to have satisfied all of the 
following Public Works conditions.   
 
1. Construction Agreement:  The public improvements conditioned as part of this permit 

require the execution of a Construction Agreement that guarantees the completion of the 
public improvements to the satisfaction of the Director of Public Works.  This agreement 
includes privately engineered plans, bonds, insurance, a completion deposit, and 
engineering and inspection fees. 

 
2. Transportation:  This project is located in the Evergreen East Hills Development Policy 

area and is required to pay a Traffic Impact Fee (TIF) in the amount of $ 96,628.  The 
TIF per residential unit is $13,804.  

 
3. Grading/Geology: 

a) A Grading Permit is required prior to the issuance of a Public Works Clearance. 
b) The project shall conform to the Geologic Hazard Clearance, dated, February 6, 

2013, entitled, Certificate of Geologic Hazard Clearance Proposed 7 SFD 
Residential Subdivision 7500 San Felipe Road, to the satisfaction of the Director 
of Public Works. 

c) Per the Conditions from the Geologic Hazard Clearance issued by the City 
Geologist, provide the following at the Grading Permit Stage. The 50-fott high 
slope north of the “cul-de-sac” and Lot Nos. 3 and 6 must comply with the CSJ   
Grading Code.  The slope must have a 6-foot wide drainage terrace at mid-slope. 
Provide a minimum 15-foot building setback at Lot No. 1 per the CSJ Grading 
Code Section 17.04.410.   

d) If the project proposes to haul more than 10,000 cubic yards of cut/fill to or from 
the project site, a haul route permit is required.  Prior to issuance of a grading 
permit, contact the Department of Transportation at (408) 535-3850 for more 
information concerning the requirements for obtaining this permit. 
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e) Because this project involves a land disturbance of more than one acre, the 
applicant is required to submit a Notice of Intent to the State Water Resources 
Control Board and to prepare a Storm Water Pollution Prevention Plan (SWPPP) 
for controlling storm water discharges associated with construction activity. 
Copies of these documents must be submitted to the City Project Engineer prior to 
issuance of a Grading Permit. 

f) A Soils Report must be submitted to and accepted by the City prior to the 
issuance of a Grading Permit. 

 
4. Stormwater Runoff Pollution Control Measures:  This project must comply with the 

City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which requires 
implementation of site design measures, source controls, and numerically-sized Low 
Impact Development (LID) stormwater treatment measures to minimize stormwater 
pollutant discharges. 
a) The project’s preliminary Stormwater Control Plan and numeric sizing 

calculations need revisions.  The plan provided is conceptual only.  At the 
Planned Development Permit stage, the applicant/ project developer shall submit 
the final Stormwater Control Plan and numeric sizing calculations. 

b) Final inspection and maintenance information on the post-construction treatment 
control measures must be included on the final Stormwater Control Plan 

 
5. Stormwater Peak Flow Control Measures:  The project is located in a 

Hydromodification Management (HM) area but will not create and/or replace one acre or 
more of impervious surface.  Therefore, the project is not required to comply with the 
City’s Post-Construction Hydromodification Management Policy (Council Policy 8-14) 
which requires HM projects to demonstrate that post-project runoff does not exceed 
estimated pre-project runoff rates and durations. 

 
6. Flood: Zone D:  The project site is not within a designated Federal Emergency 

Management Agency (FEMA) 100-year floodplain.  Flood Zone D is an unstudied area 
where flood hazards are undetermined, but flooding is possible.  There are no City 
floodplain requirements for Zone D. 

 
7. Streamside Resource Protection:  The site is located within 50’ of Thompson Creek 

and its tributary, Richmond Creek, and is therefore subject to the adopted Guidelines and 
Standards for Land Uses Near Streams that include design requirements and 
recommendations for land-use activities in order to protect stream resources.   
a) Prior to issuance of a Grading Permit, the project will be required to obtain all 

applicable  regulatory permit(s) for the proposed grading along the southerly 
property lines of Lots 3, 4, 5 and 7 adjacent to Richmond Creek, to the 
satisfaction of the Director of Public Works. 

b) Any proposed work within a Santa Clara Valley Water District (SCVWD) 
easement will require a SCVWD Permit. 

 
8. Sewage Fees:  In accordance with City Ordinance all storm sewer area fees, sanitary 

sewer connection fees, and sewage treatment plant connection fees, less previous credits, 
are due and payable. 
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9. Municipal Water:  In accordance with City Ordinance #23975, Major Water Facilities 

Fee is due and payable.   
 
10. Parks:  This residential project is subject to the payment of park fees in-lieu of land 

dedication under either the requirements of the City’s Park Impact Ordinance (Chapter 
14.25 of Title 14 of the San Jose Municipal Code) or the Parkland Dedication Ordinance 
(Chapter 19.38 of Title 19 of the San Jose Municipal Code). 

 
11. Undergrounding:  The In Lieu Undergrounding Fee shall be paid to the City for all 

frontage adjacent to San Felipe Road prior to issuance of a Public Works Clearance.  One 
hundred percent (100%) of the base fee in place at the time of payment will be due. The 
project will be required to pay the current rate in effect at the time the Public Works 
Clearance is issued. 

 
12. Assessments:  This project is located within Zone C of Maintenance District 15 which 

maintains special amenities within the district such as enhanced landscaping in the 
entryway and median islands.  Residential units within the district pays for the 
maintenance through annual assessments placed on the property tax bills.   

 
13. Street Improvements: 

a) Construct half street improvements along San Felipe Road frontage, to the 
satisfaction of the Director of Public Works. 

b) Proposed driveway width for the single family units is 16'. 
c) Dedication (if needed) and improvement of the public streets to the satisfaction of 

the Director of Public Works. 
d) Repair, overlay, or reconstruction of asphalt pavement may be required. The 

existing pavement will be evaluated with the street improvement plans and any 
necessary pavement restoration will be included as part of the Final Street 
Improvement Plans.   

14. Easements:  Dedication of a new trail easement along San Felipe Road will be required. 
The location and width of the new easement will be determined at the Tract Map and 
Improvement Permit stage. The plans show an existing PG&E pole line easement that 
crosses the project site and noted to be quitclaimed.  The project developer shall provide 
more information about how the project will reroute the overhead connection at the 
Planned Development (PD) Permit stage. 

 
15. Sanitary:  Submit a conceptive sanitary sewer plan at the Planned Development (PD) 

Permit stage.  The project is required to submit a plan and the profile of the private sewer 
mains with lateral locations for final review and comment prior to construction. 

 
16. Electrical:  Existing electroliers along the project frontage will be evaluated at the Public 

Improvement Stage and any street lighting requirements will be included on the Public 
Improvement Plans. 
 

17. Street Trees:  Install street trees within public right-of-way along entire project street 
frontage per City standards; refer to the current “Guidelines for Planning, Design, and 
Construction of City Streetscape Projects”.  Street trees shall be installed in the park strip. 
Obtain a DOT street tree planting permit for any proposed street tree plantings. The 
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locations of the street trees will be determined at the street improvement stage.  Street 
trees shown on this permit are conceptual only. Contact the City Arborist at (408) 794-
1901 for the designated street tree.  

 
18. Private Street:  Per Common Interest Development (CID) Ordinance, all common 

infrastructure improvements shall be designed and constructed in accordance with the 
current CID standards.  Provide City standard 28-foot driveway cut for the new private 
street. 

 
19. Storm:  Extend storm main along San Felipe Road with a minimum pipe size of 15-

inches to serve the project site.  Submit preliminary drainage calculations for the portion 
of the project draining to San Felipe Road at the Planned Development Permit stage. 

 
PARKS TRAIL 
 
Prior to issuance of a Planned Development (PD) Permit, the project developer/ applicant shall 
work with City staff as part of the PD Permit to work out the alignment, location, easements, etc 
related to the trail, to the satisfaction of the Director of Parks, Recreation & Neighborhood 
Services and Planning.  This trail and associated improvements shall be installed by the project 
developer and shall not include any off-site trail improvements. 
 
The trail improvements along the developed frontage of the project shall result in a continuous 
trail from the northerly boundary of the site to the southerly boundary of the developed site (ie.,  
Area A).  This shall occur by implementing the following goals: 

 
 The minimum width paved trail will be eight feet (8’) wide and paved with asphalt 

concrete.  
 The trail shall link to the existing trail to the north and extend to the riparian corridor to 

the south. At the riparian edge, the trail will align close to the street to avoid any impacts 
to the riparian corridor.  No new trail improvements shall be located within the 100-foot 
riparian corridor setback. 

 The trail alignment is intended to run behind the existing trees.  The trail shall only run in 
front of tree number six (#6) and number seven (#7) in order to align with the future 
intersection of the private street and support maximum visibility for public safety.  

 Appropriate spacing from trees shall be determined through consultation with a certified 
arborist to ensure that this will not infringe upon the tree’s root system.  The significant 
trees (as shown on the Land Use Plan) shall not be removed as part of the new trail.  

 Trail shall be graded in such a way as to ensure a slope of no more than five percent (5%) 
and sufficient measures shall be instituted to minimize runoff, debris and other material 
from accumulating on trail surface.  

 Landscaping along the trail should be typical of the properties overall planting scheme.  
Plant material adjacent to the trail should be slow-growing and should produce minimum 
debris in order to avoid tripping or other injuries.  

 The future homeowner’s association (or other entity) shall not be responsible for 
maintenance of the paved trail along the property frontage. This trail shall be maintained 
by the City of San Jose. 
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 Additional trail improvements shall include installation of two signs (City of San Jose 
sign specification CSJ-TW3) to notify trail users of cross traffic at the driveway crossing 
(please refer to City of San Jose Trail Signage Guidelines).  

 A recreational easement shall be provided to contain the planned trail improvements and 
support future widening if that becomes a City objective in the future, to the satisfaction 
of the Director of Parks, Recreation and Neighborhood Services and the Director of 
Planning. 
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±7.4B ACRES

LANDS OF RICHMOND
660-55-014

VACANT

TIM LEWIS COMMUNITIES
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Stermwater Compliance

1~70 Oakland Read (408} 487-220O
San Jose CA 95131 HMHca.cam

Irl.ll.! fhll-illlr illlllllI &,-i
]IM LEWIS COMmUNItIES

3300 DOUGLAS BLVD. 400, SUITE 4S0
ROS EVILLE, CA

t

CONCEPTUAL SITE
PLAN

3.0



[ ~ ~ GS 699 ~ ~ GS699

~
’

~ ~ " ~. ~o-s~-~ .......

. 1-.    vl ’,      J.. k

< I    R I I I1"~ , 11 GS679]

VACANT

~ .... I ~Z" ~ I= ~     ~ . I
- ~ e I l~@u ..... ¯

STORM DRAIN TO BE EXT~NDE~ TO I -- EXISTING PUBLIC SERVICE ~SEMENT & ~ ~ ~ THE STORMWATER CONTROL P~N IS FOR

/ EXlSTIN8 SYS~M~T ~RLY Mq~NING WAY I OPEN SPACE TRAIL EASEMENT CONCEPTUAL PURPOSES ONLY AND IS SUBJECT
~ ~

~,~
"~ ~ (TO ~AIN) ..... ~ ~ _, TO CHANGE AT THE PD PERMIT FOR FINAL

DESIGN AS APPROVED BY PUBLIC WORKS.
~ ROAD

Land Sa~eylng
Slo~waler Compliance

~~0

~o~

&’

:;;:

CONCEPTUAL
GRADING AND

DRAINAGE PLAN

LANDS OF R~"CHMOND
4.1)

660-55-014 " 1 INCH = 30 FEET



Land Use Ent~tfemen[~
Land Planning

Landscape Architecture
Civil Engineering

2-2: CROSS SECTION RIGHTO~WAY[EI

EXISTING SAN FELIPE ROAD SECTION

TIM LEWIS COMMUNITIES
3300 DOUGLAS BLVD. �0g, SUITE 450

ROSEVILLE, CA

Z

I-I: CROSS SECTION EXiSTeNt- PRO~CT

LU

~ NG UV[RY kAN~ SgCTION

CONCEPTUAL
CROSS SECTIONS

4.1



7
o

<,

LIVERY LANE

FF 700

/690

68O

660
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PERVIOUS AN[:) iMPIERVIOUS SuRFAcE~ COMPARISON TABLE
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\
\
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SURFACE TO BE MITIGATED USING \
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LANDS OF RICHMOND
660-55-014

THE STORMWATER CONTROL PLAN IS FOR
CONCEPTUAL PURPOSES ONLY AND IS SUBJECT
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PROJECT BOUNDARY
PROPERTY LINE
EASEMENT
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CURB INLET
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CATCH BASIN
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HIGH POINT SPOT ELEVATION

LOW POINT SPOT ELEVATION
FINISH FLOOR ELEVATION
PAD ELEVATION
FINISH GRADE ELEVATION
FLOW LINE
TOP OF CURB ELEVATION

PERCENT AND DIRECTION OF
SURFACE FLOW DRAINAGE
OVERLAND RELEASE PATH

ROOP BIOTREATMENT DELL
DRAINAGE AREA"

STREET BIOTREATMENT CELL
DRAINAGE AREA

PERVIOUS PAVER
ISEE DETAIL SHEET 4.31

AREA SUBJECT TO TREE
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TREE CREDIT TREES

©

xHP

FF

FL
TC

BIOTREATMENT CELL
(SEE SIZING CALCULATIONS
DETAIL SHEET 4 3)

PERVIOUS ASPHALT

NOTE FINAL ROOFAREAS ~LL BE DETERMINED WITH SUBSEQUENT
PLANNED DEVELOPMENT PERMITS, AND BIOTREATMENT CELL SIZES
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1 INCH = 3O FEET
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Land Planning
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OBIOTREATMENT CELL - ROOF DRAINAGE

VARIES

NOTES
SEE CALCULATIONS ON STORMVVATER PLANS FOR DIMENSIONS

CONCRETE BAND
INTERLOCKING PAVER STONE
SAND LEVELING BEE} (I-I~2’ DEEP)

FILTER FABRIC
ADJACENT AC PAVING
COMPACTED NON EXPANSIVE FILL
PER GEOTECHINCAL REPORT (6" DEEPJ
NATIVE GRADE OR CERTIFIED COMPACTED SUBGRADE

QPERV]OUS PAVER

Pe~ous Pavement Maintenance

The f3/Io,~n q maJn’,enance ac’bv~bes ~ c~uld be tort, Domed on an onqoinq basis

QBIOTREATMENT CELL - OPEN LANDSCAPE

THE STORMWATER CONTROL PLAN IS FOR
CONCEPTUAL PURPOSES ONLY AND IS SUBJECT

TO CHANGE AT THE PD PERMIT FOR FINAL
DESIGN AS APPROVED BY PUBLIC WORKS.
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