STAFF REPORT

PLANNING COMMISSION

FILE NO.: PDC13-002

PROJECT DESCRIPTION:

A Planned Development Zoning application to
rezone the subject 0.21 gross acre site from the
R-1-8 Residential Zoning District to the R-1-
8(PD) Planned Development Zoning District to
allow for the development of up to two (2)
single-family detached residences.

P.C. Agenda: 02-13-13
Item: 2.d.

Submitted: January 18, 2013

Zoning

R-1-8 Single-Family Residence

Proposed Zoning

R-1-8(PD) Planned
Development

General Plan

Residential Neighborhood

Council District

3

Annexation Date

March 27, 1950
(Original City)

LOCATION: Historic Resource NA
Northwest corner of Margaret Street and S 13" | Redevelopment Area | NA
Street (681 S 13" Street). Specific Plan NA
Aerial Map N
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RECOMMENDATION

Planning staff recommends that the Planning Commission find that the project is conformance
with the California Environmental Quality Act (CEQA) and recommend to the City Council
approval of the proposed Planned Development Rezoning on the subject site for the following
reasons:

1. The proposed Planned Development Rezoning is consistent with the goals and policies of the
Envision San Jose 2040 General Plan and the Residential Neighborhood land use designation. The
project matches the development pattern of the surrounding area and is at a density less than the
maximum of 8 DU/AC. Staff is recommending that the R-1-8 designation remain as the base
zoning district.

2. The project is found to be exempt from environmental review under Section 15303(a) of the State
Guidelines for Implementation of the California Environmental Quality Act (CEQA), which exempts
the construction of up to three single-family residences in urbanized areas.

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

4. The project is compatible with the surrounding land uses.

BACKGROUND & DESCRIPTION

On January 18, 2013, Firoz Pradhan, applied for a Planned Development Rezoning of the subject site to
allow for the development of two (2) single-family detached residences on a corner lot. The subject
property is currently zoned R-1-8, and the applicant proposes to rezone the property to R-1-8(PD). The
minimum lot size for the R-1-8 Zoning District is approximately 5,445 square feet in area; however, the
average lot size, based on a survey of properties in the neighborhood vicinity is approximately 4,680
square feet. The applicant proposes two (2) lots at 4,621 square feet. The conceptual site plan depicts two
(2), two-story, single-family detached residences on individual lots. Each unit will have a front and rear
yard. Both lots are proposed with 58.36 feet of frontage, with a depth of 82 feet.

A Planned Development Zoning is proposed since this allows greater flexibility with respect to minimum
lot size and setback requirements. The benefit of the Planned Development Zoning in this case, also
allows the City the ability to more closely regulate site and architectural design elements of the project to
ensure that houses are compatible with those in the neighborhood. See analysis sections for additional
discussion on this matter.

Staff is recommending that the property retain the existing R-1-8 zoning designation for the base zoning
district, so that in the event that the developer or property owner later decides not to pursue a Planned
Development Permit, they will retain the development opportunities provided under the current R-1-8
Zoning.

Site and Surrounding Uses

The subject site is currently vacant, and is surrounded on all sides with single-family detached residences.



File No. PDC13-002
Page 4 of 7

ANALYSIS

The proposed rezoning was analyzed with respect to: 1) conformance with the Envision San Jose 2040
General Plan, 2) conformance with the Residential Design Guidelines, 3) sustainability, and 4)
conformance with the California Environmental Quality Act (CEQA).

Envision San Jose 2040 General Plan Conformance

The site has a General Plan land use designation of Residential Neighborhood which has a typical
maximum density of 8 dwelling units per acre (8 DU/AC). This designation is applied broadly throughout
the City to encompass most of the established, single-family residential neighborhoods. The intent of this
designation is to preserve the existing character of these neighborhoods and to strictly limit new
development to infill projects which closely conform to the prevailing existing neighborhood character as
defined by density, lot size and shape, massing and neighborhood form and pattern. New infill
development should improve and/or enhance existing neighborhood conditions by completing the existing
neighborhood pattern, while bringing infill properties into general conformance with the quality and
character of the surrounding neighborhood. The average lot size, orientation, and form of new structures
for any new infill development must therefore generally match the typical lot size and building form of
any adjacent development, with particular emphasis given to maintaining consistency with other
development that fronts onto a public street to be shared by the proposed new project.

The proposed two (2) detached single family residences on 4,621 square foot individual lots are at a
density of 9.43 DU/AC. The lots are smaller than minimum lot size of 5,445 square feet for an R-1-8 lot;
however, the existing prevailing lot sizes in the neighborhood, along Margaret Street and 13™ Street are
approximately 4,680 square feet each (approximately 9 DU/AC). The development proposal is in keeping
with the surrounding development pattern of single-family residences on narrow lots. The average lot
width for the surrounding neighborhood is approximately 44 feet, with the average lot length around 117
feet. The applicant proposes two lots that are approximately 58.56 feet and 82 feet long. The proposed
single family residences, shown in the conceptual plans, provided by the applicant, are consistent with the
prevailing neighborhood character in density, lot size, and lot pattern, and lot configuration.

In addition, the proposed project is consistent with the following San Jose 2040 General Plan Goals and
Policies:

1. Goal LU-11 — Residential Neighborhoods: Regulate the urban form, architectural quality and
contextual compatibility of new construction and uses within the City’s varied residential
neighborhoods to promote a residential neighborhood environment conducive to a high quality of
life for neighborhood residents and visitors.

This zoning application proposes typical two-story, single-family residential detached units, in a
lot pattern consistent with the residential development pattern in the surrounding area. The
proposal is in keeping with neighboring density, massing and overall architectural design.

2. Policy LU-11.1: Design all new single-family detached residences so that each home has a
frontage on a public street or on a private street that appears and functions as a public street.

The zoning application proposes two single-family residences, each fronting onto Margaret Street.
The corner lot will also have garage access onto S 13" Street.
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3. Policy LU-11.2: Support subdivisions of residential lots if the new lots reflect the established
pattern of development in the immediate area, including lot sizes and street frontages. Discourage
residential developments, such as courthomes or flag lots, that increase residential densities for an
area or disrupt an established neighborhood pattern. Allow new development of a parcel, including
one to be subdivided, to match the existing number of units on that parcel; design such
subdivisions to be compatible with and, to the degree feasible, consistent with the form of the
surrounding neighborhood pattern. Consider allowing secondary units (granny or in-law units) in
lieu of creating flag lots, substandard lots, or parcels that disrupt an established neighborhood
pattern.

The zoning application proposes two single-family detached residences on individual lots. The
proposed lot size and density is consistent with the development pattern of the neighboring area,
based upon a survey of lots in the nearby vicinity. The applicant is not proposing a flag lot design,
as each lot will have individual frontage onto Margaret Street. The corner lot will have garage
access onto S 13" Street, which is in keeping with other corner lots in the neighborhood.

4. Policy LU-11.6: For new infill development, match the typical lot size and building form of any
adjacent development, with particular emphasis given to maintaining consistency with other
development that fronts onto a public street to be shared by the proposed new project. As an
exception, for parcels already developed with more than one dwelling unit, new development may
include up to the same number of dwelling units as the existing condition. The form of such new
development should be compatible with and, to the degree feasible, consistent with the form of the
surrounding neighborhood pattern.

The proposed project would continue the development pattern of the adjacent neighborhood
consistent with its character of small, narrow lots, with a density of approximately 9 dwelling
units per acre. The proposed architecture, building materials, and garage layouts are also
consistent with the surrounding neighborhood pattern.

Residential Design Guidelines

This zoning application proposes a maximum of two (2) single-family detached residences designed
consistent with the intent of the Guidelines. The single-family detached residences are all on individual
lots with private rear yards. The proposed dwelling on Lot 2 has a detached garage that takes frontage off
of Margaret Street, while the other dwelling on Lot 1 has an attached garage that takes frontage off of a
corner street side on S 13" Street. Each dwelling takes driveway access on separate streets.

Site Design

This zoning application proposes typical two-story, single-family residential detached units in a lot
pattern consistent with the residential development pattern in the surrounding area. The proposed Land
Use Plan proposes a minimum lot size of 4,621 square feet, a minimum 18-foot front yard setback, 5-foot
interior side setbacks, and 20-foot rear setbacks for the living portions of the residence, including all two-
story elements. For Lot 1 (corner lot) the applicant proposes a 12.5-foot corner side setback for the living
portions of the residence, a 10-foot corner side setback for the attached garage, and a 5-foot rear setback
for the attached garage. The detached garage for Lot 2 (interior lot) shown on the proposed Land Use Plan
proposes a 1-foot and 2-inch rear setback, and a 1-foot and 2-inch side setback. The proposed 18-foot
front yard setback is consistent with the average front setbacks of existing residential development in the
neighborhood. The minimum 5-foot side yard setback for the proposed residences is the minimum setback
permitted in the R-1-8 Zoning District. The proposed side and rear setback for the detached garage is
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consistent with the minimum setback permitted for detached accessory structures in the R-1-8 Zoning
District. The proposed 20-foot rear yard setback for the residences is also consistent with surrounding
development.

The site layout, height, and setbacks, comply with the development standards recommended in the
Residential Design Guidelines, which ensure compatible unit relationships and proper integration with the
surrounding neighborhood, which is comprised primarily of older single-family houses with detached
garages. The majority of dwelling units on interior lots in this area have detached garages placed well
behind the main living areas. As demonstrated in the submitted conceptual plans, the applicant is
proposing a similar design for Lot 2. While the garage is not detached from the dwelling unit on Lot 1, the
garage takes access off of a different street, and the driveway paving is broken up into strips (i.e.
Hollywood drives or ribbon drives), and is consistent with dwelling units on corner lots in this area. The
placement of the garage also allows for a private rear yard for Lot 1. The proposed site design maximizes
landscape opportunities along the streetscape with minimal interruptions by driveway aprons, while also
softening the appearance of the attached garage. An additional benefit to this design is that curbside parking
opportunities are maximized, since the project site has over 200 feet of street frontage.

Height

Consistent with the Guidelines, the project proposes an overall maximum height of approximately 26 feet,
8-inches and two-stories. The standard R-1-8 development regulations allow development with a height
of 35 feet and 2.5 stories. Staff recommends a maximum height of 30 feet and/or two stories for the
residences, and a maximum height of 16 feet for any attached/detached garages.

Parking

The Residential Design Guidelines indicate a parking standard for single-family detached residences of
two (2) covered parking spaces per residence. The project provides two (2) on-site covered parking spaces
in a private garage for each unit. Lot 2 takes access off of Margaret Street, while Lot 1 takes access off of
S 13" Street. In addition, both will have off-site street parking space within 150 feet of each of the
residences. Therefore, parking for the proposed project is in conformance with the Guidelines. An
additional site layout option, outlined within the Development Standards, would allow both garages
constructed towards the rear of the lots, taking access off of Margaret Street, as long as Lot 1 and Lot 2
share a common driveway, not to exceed one car width. An attached garage for Lot 2 would be
permissible, so long as the rear setback for the garage is a minimum of 15 feet, and is constructed towards
the rear of the lot. Both alternatives would promote residential design consistent with the development
pattern of the area.

Sustainability

This project is subject to the City of San Jose Green Building Ordinance for New Construction Private
Development. A future Planned Development Permit for this project will be conditioned to provide a
GreenPoint or LEED checkilist for the project prior to issuance of a building permit. The project’s specific
green building measures have not been established at this stage of the process, but will be more evaluated
at the Planned Development Permit stage.
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