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	PRIVATE 
CITY OF SAN JOSÉ, CALIFORNIAPRIVATE 

Department of Planning, Building and Code Enforcement

801 North First Street, Room 400

San José, California 95110-1795
	Hearing Date/Agenda Number

P.C.   09-28-05   Item No. 



	
	File Number

PDC05-028

	STAFF REPORT
	Application Type

Planned Development Rezoning

	
	Council District 


1





	
	Planning Area

West Valley

	
	Assessor's Parcel Number(s)

303-33-018, 020, 021, 022 & 067

	PROJECT DESCRIPTION
	Completed by:  Lori Moniz

	Location:  Southwest corner of Ardis Avenue and Stevens Creek Boulevard 3370 Stevens Creek Boulevard)

	Gross Acreage:   3.11
	Net Acreage:   3.11
	Net Density:  N/A

	Existing Zoning:  CN Commercial Neighborhood & R-1-8 Residence 
	Existing Use: Car dealership, single-family detached residences & commercial 

	Proposed Zoning: A(PD) Planned Development 
	Proposed Use:  Car Dealership

	GENERAL PLAN
	Completed by:  LM

	Land Use/Transportation Diagram Designation

General Commercial
	Project Conformance:

[ x ] Yes      [   ] No

[   ] See Analysis and Recommendations

	SURROUNDING LAND USES AND ZONING
	Completed by:  LM

	North:  
 Commercial
	City of Santa Clara

	East:  
 Car Dealership
	CN Commercial Neighborhood, CG(PD) Planned Development

	South:  
 Single Family dwellings
	County

	West: 
 Commercial Uses
	CN Commercial Neighborhood

	ENVIRONMENTAL STATUS
	Completed by:  LM 

	[  ] Environmental Impact Report Use of 2020 General Plan EIR

[  ] Negative Declaration circulated on _________
	[x] Exempt

[  ] Environmental Review Incomplete

	FILE HISTORY
	Completed by:  LM

	Annexation Title:   Winchester No. 6
	Date:   July 19, 1957

	PLANNING DEPARTMENT RECOMMENDATIONS AND ACTION

	[x] Approval

[  ] Approval with Conditions
	Date:  _________________________
	Approved by:  ____________________________

[  ] Action

[x] Recommendation

	 OWNER/APPLICANT

	Hooshang Homara

109 Teresita Way

Los Gatos, CA  95032




	PRIVATE 
PUBLIC AGENCY COMMENTS RECEIVED
	Completed by:  LM

	Department of Public Works

PRIVATE 

See attached.



	Other Departments and Agencies
N/A



	GENERAL CORRESPONDENCE
	

	None  received.



	ANALYSIS AND RECOMMENDATIONS
	


BACKGROUND

The applicant, Hooshang Homara, is requesting a Planned Development Rezoning of the subject site from CN Commercial Neighborhood and R-1-8 to A(PD) Planned Development to allow an expansion of the parking and vehicle storage area for an existing automobile dealership on a 1.46 gross acre site (3370 Stevens Creek Boulevard).  

Currently, a used car dealership occupies the northeast corner of the subject site that includes a small modular structure at the rear of the site.  The existing auto dealership is proposing to expand to the west and south onto existing commercial fronting onto Stevens Creek Boulevard and onto three single-family residential parcels fronting onto Arcadia Drive respectively.  The expansion plans propose to utilize a portion of an existing commercial building which fronts onto Steven’s Creek Boulevard and to demolish the existing modular building and the existing houses.  The entire project area will be comprised of five existing parcels. 

The project is proposing a Planned Development Rezoning, as opposed to a rezoning to a conventional zoning district to ensure that the five (5) subject parcels will develop together as opposed to separately.  Further, it will allow slightly greater flexibility with setback requirements. A rezoning to a conventional zoning district such as CN Commercial Neighborhood or GC Commercial General, or the use of the same as a base district to the Planned Development zoning, would conform to the site’s General Plan land use designation, however, if for some reason the auto dealership expansion does not occur, it might have an undesirable consequence of facilitating small, independent commercial development on parcels that front only onto Arcadia Drive rather than Stevens Creek Boulevard.  
The site is surrounded by single-family detached residential uses to the south, commercial uses to the west, a car dealership to the east (which is the subject of another Planned Development Rezoning – PDC03-053) and commercial uses across Stevens Creek Boulevard to the north in the City of Santa Clara. 

GENERAL PLAN CONFORMANCE

The site is currently designated General Commercial on the San Jose 2020 General Plan Land Use/Transportation Diagram.  The proposed automobile uses are consistent with this designation.  A General Plan Amendment to change the designation of the three parcels on the southern portion of the site from Medium Low Density Residential (8DU/AC) to General Commercial was recently approved in 2003.  The intent of the General Plan Amendment was to better facilitate greater commercial development opportunities and/or redevelopment of the relatively small and constrained commercial parcels that front out to Stevens Creek Boulevard.   The proposed rezoning will bring these parcels into conformance with the General Plan.

ENVIRONMENTAL REVIEW 

Under the provisions of Section 15301(l)(1) & 15311(b) of the State Guidelines for Implementation of the California Environmental Quality Act (CEQA), this project is found to be exempt from the environmental review requirements of Title 21 of the San José Municipal Code, implementing the California Environmental Quality Act of 1970, as amended.  Section 15301 (1)(1) notes that if the proposed project is in an urbanized area which consist of the demolition and removal of up to three single-family residences, it may be found exempt.  This might not be the case if other factors such as traffic or impacts to historic resources are likely to result from the proposal.  Since this project is for a use that tends not to generate many morning and evening commute peak hour trips, this project will have a negligible impact to the level of service (LOS) to signalized intersections.  Impacts to LOS intersections establish the threshold for which a determination is made whether or not a project has traffic impacts that constitute an environmental impact.  

The Assessor’s Office lists the construction date of the structures on the residential parcels between 1950 & 1952.  However, through staff’s research at the California Room at the main library, evidence indicates the buildings were constructed in 1957.  Although structures that are more than 50 years old may be more likely to have some level of historic significance, staff’s review of the evidence related to these ranch style houses has concluded that these structures are not considered historically significant.  Under Section 15311(b), the construction of a parking lot, to replace the demolished houses, is deemed to be exempt from the provisions of CEQA.  

ANALYSIS


Proposed Uses

The proposed use allowances and development standards have been structured to allow for an automobile dealership use without service and repair, as well as commercial uses per the CN Commercial Neighborhood zoning district under certain circumstances.  Should the car dealership use be discontinued, use of individual parcels per the CN district would be limited to access from Steven’s Creek Boulevard with no access from the residential streets.

Site Design

The purpose of the proposed rezoning request is to allow for the expansion of an existing automobile dealership, Stevens Creek European, to include four (4) additional parcels.  The existing dealership is rather constrained in that the facility is presently situated on a parcel with a depth of only 125 feet.  The three existing single-family houses located in the rear are proposed to be demolished to facilitate an expansion that would look similar to the existing Audi Dealership directly next door.  The existing adjacent commercial office building to the west along Stevens Creek Boulevard will be modified to accommodate a showroom, and offices for the existing auto dealership.  The existing modular structures and billboard-type sign on the existing dealership site will be demolished.

The vehicle inventory area is proposed to be expanded onto the area currently occupied by the houses.  The only structure that is proposed to be added to the site is a small building that will be used to detail and polish  the cars.  The project will have an interface with Arcadia Drive similar to the adjacent Audi Dealership in that there will be a masonry wall setback about 20 feet from the sidewalk.  This setback area will be well landscaped.  The project will not have a driveway or any vehicular or pedestrian access to the residential areas.

Uses

This project will not facilitate a service or repair facility.  Such uses are typically problematic from a noise standpoint when located near residential uses.  A small structure that will facilitate the cleaning or detailing of automobiles may be allowed at the Planned Development Permit stage.  Operational conditions to minimize noise impacts will be included in the subsequent Planned Development Permit which are typical for auto dealership use projects. 

Parking

One of the primary complaints by the existing neighbors of this site, and the adjacent dealerships is the continued problem associated with employees of the dealership(s) parking in the neighborhood.  In order to address the issue, the parking standards for the proposed rezoning will include the requirement for designated employee parking spaces.  One off-street parking space will be required for each employee at the dealership.  The details of the employee parking will be worked out at the Planned Development permit stage and will address the neighbors concerns. 

The landscape setbacks along Arcadia Drive and Ardis Avenue will match what is existing (and proposed) at the Audi Dealership on the east side of Ardis Avenue.  Landscape areas along Stevens Creek Boulevard will also be provided.

PUBLIC OUTREACH

A neighborhood meeting was held on August 23, 2004 for the project across Ardis Avenue to the east.  Approximately 40 people attended.  The concerns of most neighbors were applicable to this project as well.  The neighbors were concerned about parking in the neighborhood, loading and unloading of trucks on Stevens Creek Boulevard, and employee parking.  

A notice of the public hearing was distributed to the owners and tenants of all properties located within 1000 feet of the project site as well as published in the San José Post Record and the San José Mercury News.  The City Council Agenda is posted on the City of San José web site with copies of the staff report.  Staff has been available to discuss the proposal with members of the public.

RECOMMENDATION

Planning staff recommends approval of the proposed zoning for the following reasons:

1. The proposed rezoning is in conformance with the General Plan Land Use/Transportation Diagram designations of General Commercial.

2. The project furthers the goals and objectives of the City’s commercial land use policies.

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