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1.

Analysis of the proposed Citywide Senior Housing Overlay’s consistency with the Adopted General Plan
Cushman and Wakefield Third Quarter 2017 Industrial, R&D, and Office Silicon Valley

CoStar Real Estate Retail Citywide Data Search for City of San Jose

CoStar Real Estate Industrial and Multifamily Development Data Search for City of San Jose

List of Terminologies & Abbreviations

Adopted General Plan: the existing Envision San José 2040 General Plan, without the proposed changes from the
Initiative

Average Median Income (AMI): the annual median income for Santa Clara County, adjusted for household size, as
published periodically in the California Code of Regulations (as referenced in the San Jose Municipal Code 5.08.130)
California Environmental Quality Act (CEQA): Public Resources Code section 21000 et seq., which is a statute
adopted in 1970 that requires state and local agencies within California to identify the significant environmental
impacts of their actions and to avoid or mitigate those impacts, if feasible. CEQA Guidelines are administrative
guidelines to the interpretation and implementation of CEQA at 14 Cal. Code of Regs Section 15000 et seq.
Citywide Senior Housing Overlay (CSHO): the proposed Senior Housing Overlay land use designation that could
be applied to all underutilized employment lands within San José if the Initiative is approved

Employment Lands: This term is used but not defined by the Initiative. This report defines this term as lands with a
General Plan land use designation that supports job development.

Evergreen Campus Industrial (ECI) Employment Area: the 370-acre Growth Area in the Envision San José 2040
General Plan that encompasses the ESHO site including the industrial area adjacent to the south. This Growth Area
plans for 10,000 new jobs and 0 new dwelling units

Evergreen-East Hills Development Policy (EEHDP): A City policy adopted in 2008 to specifically allow a limited
increase in new residential, commercial, and office development in the Evergreen-East Hills area. The EEHDP sets a
capacity for 500 new residential units, 75,000 square feet of office, and 500,000 square feet of retail.

Evergreen Senior Homes Initiative or “Initiative”: the proposed Evergreen Senior Homes Initiative

Evergreen Senior Homes Specific Plan (ESHSP): proposed specific plan to authorize 910 dwelling units on the
ESHO site proposed by the Initiative

Evergreen Senior Homes Specific Plan Permit (ESP Permit): upon adoption of the Initiative, this permit which is
established and defined in the Initiative, would be the exclusive development and use permit required for
development within the ESHO site.

Evergreen Senior Housing Overlay (ESHO) site: the approximately 200-acre site affected by the Evergreen Senior
Housing Overlay and the Evergreen Senior Homes Specific Plan proposed by the Initiative

General Plan with Initiative: the Envision San José 2040 General Plan as would be amended by the Initiative.
Growth Area: defined by the Adopted General Plan as specific areas of San José which are planned to
accommodate the majority of the City’s job and housing growth.

Horizon or Plan Horizon: a tool in the General Plan for phasing residential development within Growth Areas. The
General Plan includes three Horizons over the lifetime of the plan; the City is currently in the first Horizon.

Jobs to Housing Ratio: the ratio of jobs to housing units. For example, a 1.5 jobs to housing ratio means there are
1.5 jobs per every housing unit.

Original Evergreen Development Policy (OEDP): A City policy adopted in 1976 to address issues of flood
protection and traffic capacity in the Evergreen area. Established the policy framework for dealing with the buildout of
the Evergreen area and identified specific programs for correcting service deficiencies.
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¢ Regional Housing Needs Allocation (RHNA): the number of housing units (by affordability level) that each
jurisdiction must accommodate in its Housing Element of the General Plan. San José’s RHNA number is 35,080
housing units up to the year 2023.

o Underutilized Employment Lands: This term is used but not defined by the Initiative. This report defines this term
as vacant lands with a General Plan land use designation that supports job development. This report evaluates 3,247
acres of vacant lands with General Plan land use designations that could potentially be subject to conversion to
senior housing through the application of the CSHO.

o Urban Village: areas designated by the General Plan which provide active, walkable, bicycle-friendly, transit-
oriented, mixed-use urban settings for new housing and job growth. Each Urban Village plans for a specific number
of new jobs and housing units over the lifetime of the General Plan.
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| Executive Summary

l.LA. Summary of the Initiative

The Evergreen Senior Homes Initiative (Initiative) is a voter-sponsored initiative that seeks to alter the City’s land use and
development policies and decision-making processes to allow residential development in areas currently designated for
employment uses. The Initiative is a 367-page document that would, if approved by the voters, make significant changes to
the City of San José’s General Plan, the Evergreen-East Hills Development Policy, and the San José Municipal Code. The
Initiative would also approve a Specific Plan, entitled the “Evergreen Senior Homes Specific Plan,” for a 910 senior residential
development on a 200-acre site in the Evergreen area. The Initiative also includes a new Citywide Senior Housing Overlay
land use designation that would allow senior residential development in areas it terms, but does not define, as “underutilized
employment lands” within San Jose’s urban growth boundary. The stated purpose of the Initiative is to address the growing
need for senior housing in the City of San José. The Initiative’s response to the city’s housing shortage is to find opportunities
outside areas designated by the City for residential development by allowing senior housing developments on underutilized
employment lands.

|.B. Approach to the Analysis

As outlined in section 1.D. below, the Initiative would amend a number of San Jose planning and housing policies and
ordinances. The report also addresses major fiscal, economic, and environmental topics as authorized by California Elections
Code section 9212 and the San Jose City Council. This analysis focuses on the following two main categories of changes that
would affect development in San José if the Initiative were approved by the voters:

1) Adoption of the Evergreen Senior Housing Overlay (ESHO) and Evergreen Senior Homes Specific Plan (ESHSP) on
a 200-acre site, referred to as the Evergreen Senior Housing Overlay (ESHO) site, within the Evergreen-East Hills
Development Policy Area, permitting development of up to 910 senior homes with an estimated population of 2,160 persons in
place of 2 million sq. ft. of Campus Industrial development that would support an estimated 5,000 jobs.

The Evergreen area is located in the southeastern part of San José and is within the City's Urban Growth Boundary and Urban
Service Area. The Evergreen area is bound by Story Road to the north, U.S. Highway 101 to the west, U.S. Highway 101 and
Hellyer Avenue to the south, and the Urban Growth Boundary to the east. A map of the Evergreen boundary and the ESHO
site is located in Section 11.B.1. on page 23 of this report; and

2) Creation of a Senior Housing Overlay land use designation, referred to as the Citywide Senior Housing Overlay
(CSHO) in this report that would allow development of senior housing on underutilized employment lands within the City's
urban growth boundary. For the purposes of analysis, this report defines underutilized employment lands as vacant lands with
General Plan designations that support employment uses. This equates to 3,247 acres of lands currently planned for
employment that could be converted to senior housing. It is possible that “’underutilized employment lands” could be
interpreted more broadly to include lands that are not fully realizing there theoretical employment potential, in which case the
Initiative’s impacts would be far greater. This is discussed in greater detail in Section IV.A.1. of this report.
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The Initiative states that any actual or potential jobs lost from land subject to the CSHO would be shifted to other employment
lands within the city. The Initiative does not state or evaluate where that could occur and rather defers to the City to locate
replacement employment land. However, the analysis in this report indicates that market and environmental constraints make
it unlikely that the loss of employment lands and the job development potential of those lands through conversion to residential
use through the proposed CSHO could be made up in other locations. Therefore, the environmental, infrastructure, and fiscal
analyses assume these jobs would be lost to San Jose.

The Initiative allows modifications by the City Council 10 years after the Initiative’s adoption; however modifications are not
certain as this is dependent on the actions the City Council at that time takes. For the purposes of the 9212 analysis it
assumes the Initiative has the same time horizon as the General Plan.

|.C. Summary of Effects

The analysis in the 9212 Report evaluates the differences between the Adopted General at buildout and the Initiative’s
development potential, first evaluating the effects of the ESHSP and then of the CSHO. In this way, the analysis, where
possible, calculates and evaluates the impacts of the Initiative. Table 1 below indicates the subject matters that would be
affected by the Initiative. The summary discussion focuses on the subject matters with the most significant effects.

1. Evergreen Senior Housing Specific Plan

As discussed in Chapter Il of the report, the Initiative’s proposed Evergreen Senior Housing Specific Plan has several effects,
the most substantial of which are listed below:

Changes to Land Use Policy

The Initiative proposes over 60 amendments to the City’'s Adopted General Plan in order to facilitate the proposed Evergreen
Senior Homes Specific Plan. The proposed Evergreen Senior Homes Specific Plan is fundamentally inconsistent with the
Adopted General Plan and associated elements including the Planned Growth Areas Diagram, the Land Use/Transportation
Diagram, and Major Strategies, goals, and policies. The proposed Evergreen Senior Homes Specific Plan is inconsistent with
strategies that seek to effectively engage the community, focus new job and housing growth within designated Growth Areas,
preserve and enhance the City’s limited employment lands, substantially increase the number of jobs in San José, place new
housing growth within Urban Villages, and make land use decisions that promote the City’s fiscal health. The Initiative
proposes amendments to address these inconsistencies, essentially by exempting the ESHO site from the strategies, goals,
and policies in the Adopted General Plan with which it conflicts. As detailed below, these numerous amendments do not
change the fact that the ESHO is fundamentally inconsistent with the Adopted General Plan. Moreover, as a legal matter, it
appears to be an open question, whether such fundamental inconsistencies can be resolved in this manner.

The proposed Evergreen Senior Homes Specific Plan also affects the Evergreen-East Hills Development Policy by allowing
housing to move forward in excess of the 500 unit residential capacity. Additionally, the Initiative would not be require the
senior homes to pay the Traffic Impact Fee.

The proposed Evergreen Senior Homes Specific Plan also does not meet the criteria set forth in the City’s Municipal Code that
establishes procedures for the creation and administration of specific plans, nor is it consistent with the existing Planned
Development Zoning on the site that entitled up to two million square feet of campus industrial development.
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Fiscal Impacts

Similar to most cities in California, San Jose relies on its non-residential land uses to generate the net tax revenues needed to
support City services for its residential population. By shifting land currently planned for employment development into
housing, the Initiative would significantly reduce the ongoing, future ability of the City to fund municipal services. The existing
Campus Industrial zoning entitiements on the ESHO site is projected to create annual City revenues of $4.62 million and
increase City costs for services by $3.50 million. If developed as currently planned, the City would expect to realize a net
revenue gain of $1.11 million per year. The proposed 910 senior housing units would generate City revenues of $1.92 million
and increase City costs by $1.96 million, for a net deficit of $31,100 per year. In other words, the City would have a shortfall of
$31,100 per year to deliver services to the senior housing development in the ESHSP based on the revenue it receives from
that development, which is $1.14 million less than from the Campus Industrial development.

Moreover, while the proposed ESHSP would generate only a small cost deficit for the City when it is newly constructed, much
of the added revenue from the project is from property taxes. Growth in property taxes is limited by Proposition 13 and is
further limited in age-restricted housing developments by additional legislation that allows person 55+ to buy a new home but
maintain their prior assessed value, which may be much less than the price of the new home. In addition, the right of parents
to bequeath real property to their children at the existing assessed value further dampens the growth potential of property
taxes in age-restricted housing development. Over time, the escalating cost of City services will exceed the growth of property
tax revenues alone, creating a larger deficit in service costs for the Evergreen Senior Homes Specific Plan over the long term.

Economic Development Impacts

The conversion of the 200 acre site from an employment land use to a senior housing development will generate substantially
fewer jobs than the build out of the campus industrial uses zoned for on the site. While the ESHSP generates more jobs
during the five year construction period than the campus industrial project, after construction, the campus industrial project will
generate billions more in labor income and business output than the ESHSP’s senior residential development.

Economic activity, including housing, creates not only direct jobs in businesses on the site, but also supports other jobs and
business revenues through buyer/supplier transactions and employee spending in retail and services outlets. These additional
business effects are referred to as economic multipliers. These multipliers can be applied to the construction phase projects
as well as the on-going operations of projects. As described in greater detail in the Fiscal Analysis Technical Report prepared
by ADE (Appendix 4), the construction of senior housing project will yield 273 more construction jobs onsite as well as more
indirect and induced jobs for a total of 776 more jobs citywide for the 5 year life of the construction phase, than the campus
industrial construction project. The senior housing project would result in $48.6 million more in payroll for the construction
phase than the campus industrial project.

After construction, during the operations phase of both projects, the campus industrial project will yield 5,000 jobs on site and
11,875 indirect and induced jobs elsewhere in the city, which is 4,778 more jobs onsite and 11,574 more total jobs citywide
through indirect and direct impacts than the ESHSP’s senior housing project. The campus industrial project will yield during the
life of the project after construction, $1.266 billion in labor income and $3,279 billion in business output, which is $1.245 billion
more in annual wages than the senior housing project and $3.45 billion more in business output than the senior housing
project.

The 200-acre ESHO site is a portion of the larger, contiguous 370-acre Evergreen Campus Industrial (ECI) Employment Area,
which is an Employment Growth Area in the Adopted General Plan. The ECI Employment Area includes the former Hitachi
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campus, which recently sold to an internationally-based technology business and is immediately south of the ESHO site. The
proposed conversion of the ESHO site to senior housing will increase the proximity and presence of sensitive receptors (senior
residents) to the former Hitachi campus and the remaining 170 acres of ECI Employment Area.

The ESHSP includes the placement of detached units along the southern boundary, so residential units would share property
lines with the former Hitachi campus. Industrial operations and activities, such as noise, hours of operation, delivery and
trucking operations, and industrial processes, can create nuisances and hazards to the proposed nearby residents. While
additional controls on industrial operations can attempt to reduce these impacts on nearby residential development, these
additional controls can impact the operations of industrial uses and reduce the desirability of the former Hitachi campus as well
as the larger ECI Employment Area.

The potential job loss on the remaining 170 acres in the ECI Employment Area is 5,000 jobs. Combined with the jobs lost on
the ESHO site, this could result in a total of 10,000 jobs lost in the ECI Employment Area. Based on the analysis by ADE, the
removal of 10,000 jobs on the ECI Employment Area could result in the total lost potential of 23,800 jobs. This would translate
into a total of $2.5 billion lost in annual labor income and $6.5 billion per year in lost economic output.

Housing Affordability, Veterans Preference, & Senior Restrictions

Although the Initiative states that the ESHSP will offer affordable housing, The ESHSP does not adhere to the City's current
Inclusionary Housing Ordinance, which would be required of such a project in the City that is not the subject of a voter
initiative. The ESHSP falls short from meeting the standards of the Inclusionary Housing Ordinance in that the ESHSP does
not include the sufficient number of affordable units and affordability levels applicable for rental projects and the affordable for-
sale homes that are currently proposed in the Specific Plan do not include resale controls as required through the Inclusionary
Housing Ordinance, to collect revenue from sale proceeds, and thus the affordable units would be lost over time, when resold.

The proposed ESHSP also proposes changes to key components of the Inclusionary Housing Ordinance, including but not
limited to: the timing of construction, requirements of location, amenities, and square footage and bedroom count
requirements. Unlike the current Inclusionary Housing Ordinance, which requires that affordable units be constructed at the
same time as market-rate units, the Initiative amends the Inclusionary Ordinance to remove that requirement. As a result, if
the Initiative is adopted by the voters, affordable units may be constructed last after all market rate units are completed. With
no concurrent construction requirement of when the affordable units must be completed there is no guarantee that the
affordable units will be built. Therefore, the affordable units may not be timely constructed because the land may remain
vacant indeterminately.

Initiative provides no information about how it will provide a preference for housing veterans, other than that the preference will
implemented to the extent allowed by law. There are several legal considerations for why offering preference for veterans may
not be lawful or viable as explained in Chapter Ill Section A.1.iv and the Initiative does not clarify how it will legally implement
this preference.

To ensure that housing is restricted for seniors (either affordable or market rate), the City would need to establish a condition
of approval for subsequent permits and require recordation of senior housing conditions on the site and each affected parcel
or unit.

Transportation Impacts

EVERGREEN SENIOR HOMES INITIATIVE 9212 REPORT Page | 4




For the past 37 years, the City of San Jose has historically adopted the most stringent transportation policy for development in
Evergreen, recognizing that daily traffic congestion, access into and out of the area, and residents' need to travel outside of
Evergreen to jobs all combined to create immitigable transportation impacts. The Evergreen Development Policy considers
these factors and has specific impact criteria to evaluate development generated traffic in the area.

Trip generation for the approved campus industrial entitlements was estimated using the City of San Jose’s R&D trip
generation rate, to be consistent with previous traffic studies for the Evergreen area. The approved two million sq. ft. of
Campus Industrial space would generate 16,000 daily trips, with 2,560 trips (2,048 inbound and 512 outbound) occurring
during the AM peak hour and 2,240 trips (224 inbound and 2,240 outbound) occurring during the PM peak hour, well above
the projected trips for the ESHSP ‘s 3,886 daily trips, with 218 trips (72 inbound and 146 outbound) occurring during the AM
peak hour and 273 trips (167 inbound and 106 outbound) occurring during the PM peak hour.

The ITE standards used to calculate trips generated from the ESHSP’s senior housing units are based on nationwide survey
data on senior developments. San Jose stands out from other communities across the country in that it has among the highest
costs for housing in the nation. Should more seniors work or have other behaviors that impact traffic in the ESHSP than
assumed, this analysis will be an underestimation of the ESHSP's traffic impacts.

As studied, replacing the two million sq. ft. of Campus Industrial with the ESHSP’s 910 senior units is projected to generate
less traffic in Evergreen and result in fewer impacts. However, the ESHSP will also create level of service impacts. The senior
residential development will primarily add vehicles to the direction of congestion during peak times, thus the ESHSP would
result in unacceptable level of service at four intersections.

The Initiative proposes to exempt itself from the Traffic Impact Fee applicable to all development in Evergreen. The Initiative
identifies improvement of several intersections within the Evergreen area, referred to as Environmental Design Features
(EDFs) in the initiative. The basis for the identification of the specific improvements is unknown, as there is not a traffic
analysis available for the proposed Initiative that identifies potential impacts that the identified EDFs would mitigate. The
identification of the operational benefit of each EDF would require a complete traffic analysis.

2. Citywide Senior Housing Overlay

As discussed in Chapter IV the report, the Initiative’s proposed Citywide Senior Housing Overlay has several effects, the most
substantial of which are listed below:

If converted to senior housing development, this land could support 86,010 new housing units and add 168,160 people to the
San José population. The Initiative specifies that units that utilize the CSHO would not contribute to the Adopted General
Plan’s residential capacity of 120,000 units through 2040. Thus the senior units utilizing the CSHO would be in addition to the
City’s planned residential capacity.

Land Use Policy

The proposed Citywide Senior Housing Overlay is fundamentally inconsistent with the City’s Adopted General Plan and
associated elements including the Planned Growth Areas Diagram, the Land Use/Transportation Diagram, and Major
Strategies, goals, and policies. The proposed Citywide Senior Housing Overlay is inconsistent with Major Strategies, goals,
and policies that seek to focus job and housing growth in identified Growth Areas, preserve and enhance the City’s limited
employment lands, location housing growth in Urban Villages, implement adopted Urban Village Plans, and make land use
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decisions that promote the City’s fiscal health. The Initiative proposes amendments to address these inconsistencies, largely
by exempting the CSHO sites from the strategies, goals, and policies in the Adopted General Plan with which it conflicts.

Fiscal Impact

On a Citywide basis, the amount of new housing allowed by the Initiative in urban zones impacted by the CSHO would create
an immediate and ongoing negative fiscal impact. If applied to the CSHO, the 3,247 acres of lost employment lands will result
in an annual net revenue loss of $17.1 million. This is due to the fact that on a citywide basis, senior housing would develop at
higher densities with lower assessed values than is proposed in the Evergreen Senior Homes Specific Plan. In contrast, the
Adopted General Plan’s future growth of business and 129,500 jobs is projected to create a net revenue surplus of $89.5
million per year at full build out. Combining the Initiative’s effects of removing of 3,247 acres of employment lands with the
revenue shortfall expected from the development of senior housing, the Initiative results in an opportunity cost to San Jose of
$106.6 million in lost revenues per year compared to the build out of the Adopted General Plan.

Economic Development

For the CSHO, this report's analysis assumes that, at a minimum, all currently vacant land designated in the Adopted General
Plan for employment uses could potentially be subject to conversion to senior housing. The 3,247 vacant acres would be
expected to support 129,500 new jobs. These jobs comprise 35% of planned job growth capacity in the Adopted General Plan.
Itis possible that the City’s analysis of 129,500 lost jobs is underestimated. The Initiative does not define “underutilized
employment lands.” Although a broad interpretation of the term “underutilized” could be defined as any employment land not
built to maximum floor area ratio (FAR) the City adopts a more reasonable and restrictive interpretation of this Initiative term
for the purpose of this Report.

San José’s jobs-to-employed-resident (J/ER) ratio measures the number of jobs per worker in a city. A ratio greater than 1.0
implies that there are more jobs than workers resulting in people commuting into that city for work, while a ratio less than 1.0
implies that a city lacks jobs for its residents forcing workers to commute to other cities for work. The City’s current J/ER ratio
is 0.80, meaning there are 0.80 jobs per every employed resident. Under full buildout of the Adopted General Plan, the City’s
JIER ratio will be 1.1. The proposed CSHO, however, will eliminate 129,500 jobs and add 86,010 senior housing units
(102,522 employed residents) within San José, substantially reducing the City’s Adopted General Plan J/ER ratio to 0.8.

The Initiative states that jobs lost from the implementation of the proposed CSHO would be moved to other areas of the city.
Relocating up to 129,500 jobs is not a practical assumption given the potential magnitude of traffic impacts, infrastructure
needs, and land-use compatibility conflicts. It is also doubtful that low-margin industrial businesses could compete for land with
senior housing developers or businesses that normally occupy higher-density (and more expensive) environments.

Residential land has a higher dollar value than employment land. Based on an analysis of CoStar data, residential multifamily
development has an average sales price of $6,536,884 per acre of land and industrial land has an average sales price of
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$1,515,924 per acre of land." Introducing the possibility of senior housing to industrial employment sites could likely escalate
land values on these locations and price out certain employers. Furthermore, property owners of employment land could
intentionally blight and/or underutilize their property in order to apply for the proposed CSHO and increase their property value.
One example of this behavior includes turning away prospective developers who are interested in redeveloping or utilizing a
site for employment uses.

Housing

The Initiative proposes its own Partial Exemption for For-Sale Residential Developments for senior projects utilizing the
Citywide Senior Housing Overlay on the ESHSP site and elsewhere in the city. If passed the Initiative creates its own
alternative Inclusionary Housing requirement and changes the San Jose Municipal Code under Chapter 5.08. As stated in the
section regarding the ESHSP analysis, if the residential development is rented out, the levels of affordability proposed by the
Initiative do not need to meet the levels of affordability required by the current San Jose Inclusionary Housing Ordinance. If the
development is for-sale, the Initiative then allows the residential development to specify all of its own Inclusionary guidelines
as it relates to: i) the timing of construction, and ii) requirements with respect to (a) geographic location, (b) parking, (c)
amenities, and (d) square footage and bedroom count. As such, the Initiative and will not create the same levels of affordability
for rental projects nor the controls for preservation of affordable units for sale projects as required by the current San Jose
Inclusionary Ordinance.

Transportation Impacts

ITE rates for senior housing attribute fewer trips during the peak hour per unit than employment uses. Sites that are located in
heavily congested areas, such as Evergreen, that are converted to senior housing may reduce the amount of commute trips
added to the roadway system in the proximate area, and therefore improve traffic during the commute peak hours. However,
by removing planned employment lands, employed residents in those areas, without the opportunity to work nearby, will be
forced to make longer trips. Removing planned employment lands may mean employed residents need to travel outside of the
city for employment. This may increase vehicle miles traveled (VMT) not only in the project areas but in the city overall.

The land use conversions would result in an adverse effect on the citywide transportation system when considered
cumulatively along with the balance of housing and employment citywide. The City historically has had an imbalance in jobs to
employed resident ratio that resulted in more employed residents than jobs within San Jose. The imbalance results in San
Jose residents commuting longer distances to employment located outside of the City limits. The Adopted General Plan
provides for employment opportunities to provide more jobs within the City limits for its residents. By providing more jobs within
San Jose, the Adopted General Plan seeks to ensure that not as many residents will need to travel outside the city to work.

Among the 3,247 acres vacant employment lands analyzed as potentially affected by the Senior Housing Overlay, 58 percent
are located both in the City’s Planned Growth Area and within %2 mile of an existing major transit stop or an existing stop along
a high-quality transit corridor (or “High-Quality Transit’). In other words, most of the underutilized, high-Employment-VMT
parcels are located in areas that would support the General Plan’s focused and balanced growth strategy by bringing jobs to
the areas and bringing people close to the places they need to go. Converting these employment lands to senior housing

1 CoStar Real Estate Industrial and Multifamily Development Data Search for City of San Jose (see Appendix 11)
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would result in an imbalance of jobs and housing in the Planned Growth Areas and diverge from the City’s focused and
balanced growth strategy.

Parks Impacts

According to the 2040 General Plan FEIR, build out of the Adopted General Plan would result in the need for an additional
1,327 acres of neighborhood/community-serving parkland and additional 72,000 square feet of community center space to
meet service level objectives. Generally, most recreational service demand comes from the resident population. For the
purposes of this report, it is assumed there is a 90 percent/10 percent split between residential and non-residential populations
using city recreational facilities. Based on the City parkland dedication standard of 3 acres per 1,000 population, the 168,160
new senior residents would generate the need for 504.5 new acres of park land. PRNS has analyzed the location of vacant
employment lands in relation to existing parks and identified a number of areas where the level of park need would be very
high as shown in the maps in Figures 11 and 12 in Chapter IV of the report. Council District 1 and several areas to the north
and east would have the greatest park impact if residential uses were allowed on employment lands. These areas currently do
not have sufficient parks to serve an increased residential population. The proposed Initiative would generate additional
residents and, therefore, would result in a greater impact and need for parks and open space facilities than build out of the
Adopted General Plan.

Table 1 below indicates the subject matters that would be affected by the Initiative. In the summary discussion below, the
subject matters with the most significant effects are presented first.
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Table 1: Summary of Potential Effects or Impacts of Initiative

Major Changes Proposed by Initiative

Potential Effects According to Analysis*

Land
Use and
Housing

Policy

Develop-
ment
Patterns

Economic
Develop-
ment

Environ-
mental

Infra-
structure
Funding

Fiscal

Evergreen Senior Housing Specific
Plan

Adopt a specific plan allowing 910 senior
housing units on a site currently entitled
for 2 million sq. ft. of Campus Industrial
development.

Envision San José 2040 General Plan
(General Plan)

Amend the General Plan to create a
Senior Housing Overlay that allows the
development of senior housing on
underutilized employment lands.

Amend the Major Strategies, goals, and
policies of the 2040 General Plan to:
e Allow senior housing outside of
identified Growth Areas; and
e  Allow residential units subject to
the Senior Housing Overlay to
move forward outside of Plan
Horizons and in excess of the
General Plan’s planned housing
yield of 120,000 units.

Evergreen-East Hills Development
Policy

Amend the Evergreen-East Hills
Development Policy to exempt senior
housing from the development allocation
or paying the Traffic Impact Fee.

Eliminate the requirement that residential
Large Projects are required to adhere to
specific design guidelines for mixed-use
development.

San José Municipal Code

Amend the San José Municipal Code to:
e  Exempt for-sale residential
development within a Senior
Housing Overlay from the City’s
Inclusionary Housing
requirements.(Chapter 5.08,
Section 5.08.320.A);
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e  Eliminating the building
requirement that affordable units
must be constructed concurrent
with market rate units (Chapter
5.08, Section 5.08.460);

e  Exempt specific plans adopted by
citizen’s initiative from the City’s
specific plan siting, initiation, and
adoption requirements (Chapter
18.20, Section 18.20.010,A);

e Create a new Specific Plan Zoning
District (Chapter 20.10, Section
20.10.075; Chapter 20.65,
Sections 20.65.010 to 20.65.040;
Chapter 20.120, Section
20.120.600); and

e Create a new Specific Plan Permit
(Chapter 20.100, Section
20.100.990).

Voter Approval for Changes

Require voter approval for changes to
the Senior Housing Overlay, Evergreen
Senior Homes Specific Plan, or other
legislation adopted by the Initiative, prior |
to 10 years after the effective date of the
Initiative.

* Chapters Il and IV of this report analyze the potential effects from the Initiative according to Elections Code section 9212.

W Indicates potential effect from the Initiative according to this analysis.

l.D. Initiative’s Land Use and Housing Policy and Ordinance Changes

The Initiative makes the following primary changes to land use and housing regulations in San Jose, which are more fully
described and evaluated in the following chapters of this report:

e Amends the Envision San José 2040 General Plan to create a Senior Housing Overlay land use designation that
allows the development of market rate and affordable senior housing on underutilized employment lands.
e Amends the Major Strategies, goals, and policies of the Envision San José 2040 General Plan to:
o Authorize conversion of underutilized employment lands to residential use to allow senior housing;
o Further emphasize support of senior and veteran housing;
o Authorize senior housing outside of identified Growth Areas; and
o Allow residential units subject to the Senior Housing Overlay to move forward outside of Adopted General
Plan Horizons and in excess of the General Plan’s planned housing yield of 120,000 units through 2040.
e  Amends the following sections of the San José Municipal Code to:
o  Exempt for-sale residential development within a Senior Housing Overlay from the City’s Inclusionary
Housing requirements providing such development includes either 14% of units for rent at an affordable
housing cost to Moderate Income Households and 6% of units for rent at an affordable housing cost to Very
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Low Income Households, or 20% of units at an affordable housing cost to households earning no more than
110% of the area median income (Chapter 5.08, Section 5.08.320.A);

o  Other amendments to the Inclusionary Housing Ordinance that this initiative would make include eliminating
the concurrent building requirement of when the affordable units must be constructed. Under the current
Inclusionary Housing Ordinance, all required Inclusionary Units shall be made available for occupancy
concurrently with the Market Rate Units. The initiative eliminates this requirement and thus results in no
guarantee that affordable units will be complete concurrently with market rate units (Chapter 5.08, Section
5.08.460);

o Exempt specific plans adopted by citizen’s initiative from the City’s specific plan siting, initiation, and
adoption requirements (Chapter 18.20, Section 18.20.010.A);

o Create a new Specific Plan Zoning District to apply to territory that is subject to a specific plan (Chapter
20.10, Section 20.10.075; Chapter 20.65, Sections 20.65.010 to 20.65.040; Chapter 20.120, Section
20.120.600); and

o Create a new Specific Plan Permit to implement development within Specific Plan zoning districts (Chapter
20.100, Section 20.100.990).

e Amends the Evergreen-East Hills Development Policy to:

o Authorize residential development in excess of the 500 residential unit capacity;

o Create an exception for senior housing projects within a Senior Housing Overlay that allows such projects
to move forward without requiring new residential development allocations from the Evergreen-East Hills
Development Policy residential capacity or paying the Traffic Impact Fee; and

o Eliminate the requirement that residential Large Projects are required to adhere to specific design
guidelines for mixed-use development.

e Adopts the proposed Senior Housing Overlay land use designation and the Evergreen Senior Homes Specific Plan
(ESHSP) to facilitate up to 910 residential units for senior housing, with a preference for military veterans to the
extent permitted by law, in the Evergreen area.

e Requires voter approval for changes to the Senior Housing Overlay, Evergreen Senior Homes Specific Plan, or other
legislation adopted by the Initiative, prior to 10 years after the effective date of the Initiative. The Initiative can be
modified by the City Council ten years after its adoption.
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Il. Introduction and Report Background

This California Elections Code 9212 report evaluates the potential impacts of the proposed Evergreen Senior Homes Initiative,
submitted to the City of San Jose in September 2017.2 The purpose of the report is to provide independent information to voter
and City officials regarding the potential land use, economic, and environmental effects of the proposed Initiative. The report
will be considered by the San Jose City Council on February 13, 2018. The Council is required by law to consider whether to
adopt the Initiative with no changes or place the Initiative on a future ballot for a vote.

Il.A Report Organization

The report has three main sections, following the in Chapter I. This chapter describes the Initiative and its effects on the
process to implement the proposed Senior Housing Overlay land use designation and the Evergreen Senior Homes Specific
Plan. This chapter also addresses the Initiative’s effect on the scope of potential future environmental review, and discusses
the Initiative’s requirement that the voters must approve any changes to the Specific Plan or other legislation adopted by the
Initiative.

Chapter lll and IV present the analysis of effects of the two major components of the Initiative. Chapter Il discusses the
potential development project described in the Evergreen Senior Homes Specific Plan (‘ESHSP”) that would be adopted as
part of the Initiative. The ESHSP covers a 200-acre site in the Evergreen area which are currently planned for Industrial Park
uses in the Envision San José 2040 General Plan. The ESHSP would instead authorize up to 910 senior homes on this
property. Chapter Il discusses the land use, economic and environmental impacts of this land use change on this 200 acre
site.

The Initiative would also amend the Adopted General Plan to allow any “underutilized employment land” to be subject to the
proposed Senior Housing Overlay (CSHO) land use designation. This land use designation would permit senior housing
developments to occur on land currently designated for employment uses. Chapter IV discusses the land use, economic and
environmental impacts of the proposed Senior Housing Overlay on a citywide basis.

The Appendices to this report include a number of background documents, including the text of the Initiative, the relevant state
Elections Code, and technical studies completed for the report on the topics of fiscal impacts, environmental impacts and
traffic impacts.

2 State law requires the City Attorney to prepare an official title that gives a “true and impartial statement of the purpose of the proposed measure.” As is often the
case, the official title for this Initiative differs from the short title proposed by the initiative proponents, which refers to the Initiative as the “Evergreen Senior Homes
Initiative.” The full text of the City Attorney’s official title and summary is reproduced in Appendix 1.

3 California Elections Code section 9212 authorizes city councils to request a report evaluating the potential effects or impacts from the Initiative, and Chapters Ill and
IV provide the specific analysis authorized by section 9212 and requested by the City Council.
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I.B. Description of Initiative

The Initiative is a 376-page document that would, if approved by the voters, make significant changes to the City of San
José’s General Plan, the Evergreen-East Hills Development Policy, and the San José Municipal Code, and would also
approve a Specific Plan, entitled the “Evergreen Senior Homes Specific Plan,” for a 200-acre site in the Evergreen area. The
stated purpose of the Initiative is to address the significant and growing need for senior housing in San José. The Initiative’s
response to the city’s housing shortage is to find opportunities on underutilized employment lands for the provision of senior
housing.

To accomplish this purpose, the Initiative makes the following primary changes, which are more fully described and evaluated
in the following chapters this report:

e Amends the Envision San José 2040 General Plan to create a Senior Housing Overlay land use designation that
allows the development of market rate and affordable senior housing on underutilized employment lands4 (see
Exhibits A, B, C, D, and E of the Initiative for the specific proposed amendments to General Plan maps and
diagrams).

e Amends the Major Strategies, goals, and policies of the Envision San José 2040 General Plan to:

o Authorize conversion of underutilized employment lands to residential use to allow senior housing;

o Further emphasize support of senior and veteran housing;

o Authorize senior housing outside of identified Growth Areas; and

o Allow residential units subject to the Senior Housing Overlay to move forward outside of Adopted General
Plan Horizons and in excess of the General Plan’s planned housing yield of 120,000 units through 2040.

o Amends the San José Municipal Code to:

o Exempt for-sale residential development within a Senior Housing Overlay from the City’s Inclusionary
Housing requirements providing such development includes either 14% of units for rent at an affordable
housing cost to Moderate Income Households and 6% of units for rent at an affordable housing cost to
Very Low Income Households, or 20% of units at an affordable housing cost to households earning no
more than 110% of the area median income;

o Exempt specific plans adopted by citizen's initiative from the City’s specific plan siting, initiation, and
adoption requirements;

o Create a new Specific Plan Zoning District to apply to territory that is subject to a specific plan; and

o Create a new Specific Plan Permit to implement development within Specific Plan zoning districts.

e Amends the Evergreen-East Hills Development Policy to:

o Authorize residential development in excess of the current 500 residential unit capacity with no review
under CEQA;

o Create an exception for senior housing projects within a Senior Housing Overlay that allows such projects
to move forward without requiring new residential development allocations from the Evergreen-East Hills
Development Policy residential capacity or paying the Traffic Impact Fee; and

o Eliminate the requirement that residential Large Projects are required to adhere to specific design
guidelines for mixed use development.

4 See Section IV.A.1 for definition of underutilized employment lands.
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e Adopts the Evergreen Senior Homes Specific Plan facilitating up to 910 residential units for senior housing, with a
preference for military veterans to the extent permitted by law.

e Requires voter approval for changes to the Senior Housing Overlay, Evergreen Senior Homes Specific Plan, or
other legislation adopted by the Initiative, prior to 10 years after the effective date of the Initiative.

1. Areas Subject to the Initiative

The Initiative’s proposed ESHSP would affect a 200-acre site (ESHO site) in San José, in the Evergreen area. The Evergreen
area is located in the southeastern part of San José and is within the City’s Urban Growth Boundary and Urban Service Area.
The Evergreen area is bound by Story Road to the north, U.S, Highway 101 to the west, U.S. Highway 101 and Hellyer
Avenue to the south, and the Urban Growth Boundary to the east (see Figure 1 below). The ESHO site is located in the
southeastern section of the Evergreen Area, and is generally bound by Aborn Road to the north, Yerba Buena Road to the
west, the Urban Growth Boundary to the east, and the old Hitachi building to the south.

The Initiative would also affect underutilized employment lands within San José, as they would be eligible to utilize the
proposed Senior Housing Overlay land use designation. Underutilized employment lands and employment lands are defined
in Section IV.A.1. of this report.

II.B. Land Use Approval Process and Voter Approval Requirement

This section of the report addresses the Initiative’s effect on the City Council and the Director of Planning, Building, and Code
Enforcement’s (Director) discretion to approve, disapprove or modify development proposals to designate properties with a
Senior Housing Overlay, approve specific plans under the Senior Housing Overlay, and approve development permits
implementing such specific plans. It also evaluates the Initiative’s effect on the scope of potential future environmental review,
and discusses the Initiative’s requirement that the voters must approve any changes to the Specific Plan or other legislation
adopted by the Initiative.

1. Senior Housing Overlay Land Use Designation

The Initiative proposes to create a Senior Housing Overlay (CSHO) land use designation in the Envision 2040 General Plan.
This overlay “allows senior residential development on appropriate underutilized employment lands in addition to or as an
alternative to uses consistent with the underlying Envision San Jose 2040 General Plan land use designations.”® However,
the Initiative allows private applicants to apply for a General Plan Amendment to utilize the CSHO on any and all underutilized
employment lands within San Jose.

General Plan Amendment applications are reviewed for consistency with the Adopted General Plan’s Major Strategies, goals,
and policies. If a proposed General Plan Amendment is found to be consistent with the Adopted General Plan and does not
have significant environmental impacts, City staff recommend approval to City Council. If found to be inconsistent with the
Adopted General Plan, City staff recommend denial to City Council. Some General Plan Amendments, however, may be both
consistent and inconsistent with the Adopted General Plan’s goals and policies. In these scenarios, City staff prioritize

5 Evergreen Senior Homes Initiative, page 15
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Figure 1: Evergreen Area and ESHO Site
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conformance to Major Strategies above conformance to individual goals and policies. Upon adoption of the Initiative, if a
private application were to apply for a General Plan Amendment to utilize the proposed CSHP, the City would evaluate the
proposal for consistency with the Initiative.

The Adopted General Plan currently includes Major Strategies, goals, and policies that seek to preserve, maintain, and
expand employment land in San José and would not support the approval of the proposed CSHO. The Initiative,

however, modifies all such policies to allow the proposed CSHO on employment lands as an exception to such policies. Thus,
the Initiative would potentially support the adoption of the proposed CSHO on any and all underutilized employment lands,
potentially leading staff to make a recommendation for approval for any General Plan Amendment proposing to apply the
CSHO. The City Council is the hearing body for General Plan Amendments, and would make the final decision to adopt any
newly proposed Senior Housing Overlays in San José. While the City Council has the discretion to approve or deny any such
application, the Initiative could support a General Plan Amendment seeking to adopt the CSHO that is clearly inconsistent
with the current Adopted General Plan.

2.  Specific Plan Adoption

San José Municipal Code (Municipal Code) Chapter 18.20 and City Council Policy 6-22 (Process and Criteria for Developing
Specific Plans) establish procedures for the creation and administration of specific plans as well as the process and criteria
for developing specific plans. Both the ordinance and policy identify who may initiate a specific plan, the types of properties or
areas that might be suitable for a specific plan, and criteria that warrant development of a specific plan.

Per Municipal Code Chapter 18.20 and City Council Policy 6-22, the City Councilmembers, the City Administration, or area
property owners may request that the City prepare a specific plan; however, only the City Council may authorize the initiation
of a specific plan process. Site criteria for the area or boundaries of a proposed specific plan includes the following:

1. The area represents a substantial development potential;
2. The City seeks to encourage such development;

3. There are existing obstacles to development which make it infeasible for individual properties to proceed with
uncoordinated development;

4, The area consists of at least fifty net acres of development; and
5. The area consists of multiple parcels under different ownership.

The proposed Evergreen Senior Homes Specific Plan does not meet all of the criteria listed above; thus, under the City's land
use approval processes for siting and initiating a specific plan, the proposed Evergreen Senior Homes Specific Plan would not
be able to move forward. The Initiative, however, proposes to substantially change the City’s land use approval process to
consider and approve specific plans. The Initiative amends Municipal Code Chapter 18.20 to state that the City’s specific plan
requirements do not apply to any specific plans adopted by citizens’ initiative that implements a Senior Housing Overlay:
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“Notwithstanding anything to the contrary in this chapter, the requirements of this chapter shall not apply to any specific plan
adopted by citizen’s initiative that implements a Senior Housing Overlay pursuant to the General Plan.”

The proposed amendment to the Municipal Code would eliminate the City’s criteria used to initiate the specific plan process
for the proposed Evergreen Senior Homes Specific Plan (ESHSP) and for any future specific plan applications that implement
the proposed Senior Housing Overlay on “underutilized employment lands.” However, absent a citizen’s initiative, specific
plans implementing the proposed Senior Housing Overlay would be subject to the criteria set forth in Municipal Code Chapter
18.20 and City Council Policy 6-22. City Council would have the discretion to approve or deny any future specific plans under
a proposed Senior Housing Overlay.

Amendments to specific plans are currently permitted in accordance with Section 18.20.100 of the Municipal Code. Per the
Municipal Code, the City Council or any person may apply for an amendment to a specific plan. The proposed Initiative
proposes a change in this criterion for the Evergreen Senior Homes Specific Plan. Under the proposed Initiative, within the
first 10 years after the effective date of the Initiative, the ESHSP may only be amended by a majority vote of the voters of San
José. After 10 years, the ESHSP could be amended subject to current State and City law.

3.  Development Permit Process

This section discusses the development permit process for the proposed Evergreen Senior Homes Specific Plan and for
future specific plans within the proposed Senior Housing Overlay should the Initiative be approved. Table 2 summarizes the
discussion.

Evergreen Senior Homes Specific Plan

In order to move forward with development under the proposed ESHSP, state law requires subdivision approval, through the
submittal of a tentative or vesting subdivision map. Additionally, the Initiative creates and requires an Evergreen Senior
Homes Specific Plan (ESP) Permit as an alternative to the City’s current permit process.” Additional approvals may be
needed, including tree removal permits, demolition permits, grading permits, on- and off-site utilities permits, easement and
right-of-way abandonment and/or vacation permits, geological hazard clearance, building permits, water connection permits,
haul route permits, sidewalk or street encroachment permits, sewer connection and/or sewer lateral permits, sign permits, and
certificates of occupancy.

The proposed ESHSP states that the Director is the primary administrator of the Specific Plan and shall review all approvals
within the Specific Plan area for conformance. However, the process set forth in the Initiative for reviewing subsequent
development approvals limits the City’s discretion and differs considerably from the City’s current development process.

The City, under current processes, retains broad discretion to modify and condition development permits to address a wide
variety of concerns and ensure consistency with the City’s General Plan and any applicable specific plan, such as requiring
the interrelationship between the orientation, location, and elevations of proposed buildings and structures are compatible and

6 Evergreen Senior Homes Initiative, page 23
7 Evergreen Senior Homes Specific Plan, page 8-2, Section 8.3
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aesthetically harmonious with each other, the surrounding development, and character of the neighborhood; requiring the
environmental impacts of the project will not have an unacceptable negative affect on adjacent properties; and ensuring traffic
access, pedestrian access, and parking are adequate. The Initiative, however, prohibits the Director’s discretion to deny any
subsequent development permit for the ESHSP unless it is does not substantially conform to the General Plan (as amended
by the Initiative) and proposed ESHSP:

“The City shall not use its authority in considering any applications of discretionary subsequent approvals (‘Approvals’) to
change the policy decisions reflected by this Specific Plan or otherwise to prevent or delay development of a project as set
forth in this Specific Plan. Instead, the Approvals are tools to implement those final legislative policy decisions reflected in this
Specific Plan. The scope of the review of applications for Approvals shall be limited to a review of consistency with the
General Plan and substantial conformity with the Specific Plan, as provided in Sections 8.3.2 and 8.3.3, and compliance with
applicable law. Where such consistency/substantial conformity/compliance exists, the City shall not deny an application for an
Approval for the Evergreen Senior Homes project. Further, conditions imposed on Approvals shall be limited to those
necessary to achieve consistency with the General Plan, substantial conformity to this Specific Plan, and compliance with
applicable law.”8

The proposed ESHSP defines “substantially conform” as “conforms with all of the requirements in Chapter 2: Zoning and
Development Standards [of the Initiative] and does not materially conflict with the guidance in Chapter 5: Architectural Design
Guidelines, Chapter 6: Landscape Guidelines, and Chapter 7: Infrastructure and Public Services [of the Initiative].” Thus, the
Initiative limits the discretion of the Director over subsequent development permits within the proposed ESHSP area. . The
Director’s findings for approval for a permit’'s current development process and the proposed ESP permit process are
summarized in the table below.

Additionally, while the proposed ESHSP contains general development regulations, the applications for a tentative or vesting
tentative map and an ESP Permit will be the first time the City and public are able to review the actual proposed number of
buildings and their location, unit type distribution, access and circulation design, placement and size of private recreation
areas, and configuration of public facilities. This is due to the conceptual nature of Chapters 3 and 4 of the proposed ESHSP.
While the proposed ESHSP contains several diagrams regarding land use and circulation, development within the ESHSP
area may ultimately be developed in any pattern or form as long as it is consistent with Chapters 2, 5, and 6 of the proposed
ESHSP.10

“Some features of the Conceptual Land Plan are fixed by the zoning. These features include the passive open space along
Fowler Creek, the location of Entry Road access points into the Specific Plan Area, and the dimensions of the roadway cross-
sections as shown in Appendix A: Roadway Cross-sections. Other aspects of the Conceptual Land Plan, including without
limitation the alignment of internal roadways, the number and configuration of lots, the residential subdistrict boundaries, the
location and orientation of the active open space areas and recreation centers, are conceptual and subject to variation within
the parameters of this Specific Plan.”??

8 Evergreen Senior Homes Specific Plan, page 8-2, Section 8.2.2

9 Evergreen Senior Homes Specific Plan, page 8-2, Section 8.3.3

10 Evergreen Senior Homes Specific Plan, Chapter 3 description

" Evergreen Senior Homes Specific Plan, Chapter 3, Section 3.1, page 3-1.
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Table 2: Findings for Permit Approval

City’s Current Findings for a Planned Development
(PD) Permitt2

Proposed Findings for an ESP Permit13

e The PD permit, as issued, is consistent with and
further the policies of the general plan.

e The PD permit, as issued, conforms in all
respects to the planned development zoning of
the property.

e The PD permit, as approved, is consistent with
the applicable city council policies, or
counterbalancing considerations justify the
inconsistency.

e The interrelationship between the orientation,
location, mass and scale of building volumes,
and elevations of proposed buildings, structures
and other uses on-site are appropriate,
compatible and aesthetically harmonious.

e 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
CEQA, will not have an unacceptable negative
effect on adjacent property or properties.

The ESP Permit, if issued, is consistent with the
general plan.

The ESP Permit, if issued, substantially
conforms to the applicable requirements of
Chapter 2, and does not conflict with the
guidance of Chapters 5, 6, or 7 of the proposed
ESHSP.

The ESP Permit, if issued, is consistent with
applicable law.

Evergreen East-Hills Development Policy

The proposed ESHSP is also subject to the Evergreen East-Hills Development Policy (EEHDP), as is all development within

the EEHDP boundary.' The EEHDP was adopted in 2008 and provides the policy framework for a limited amount of new

residential, commercial, and office development within the boundary area. The EEHDP sets capacity for 500 new residential

units, 75,000 square feet of office, and 500,000 square feet of commercial uses over the lifetime of the EEHDP.

The Initiative proposes modifications to the EEHDP (EEHDP with the Initiative) that would have a substantial impact to the

City’s land use process associated with implementation of the EEHDP. The proposed modifications include the following:

12 San José Municipal Code, Chapter 20.100, Section 20.100.940
13 Evergreen Senior Homes Specific Plan, Chapter 8, Section 8.5.5.

14 For the EEHDP boundary, please see the City’s website: http://www.sanJoséca.gov/DocumentCenter/Home/View/660
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o Allowing residential development in excess of the 500 residential unit capacity;'®

e Creating an exception for senior housing projects within a Senior Housing Overlay that allows such projects to move
forward without requiring new allocations from the EEHDP capacity or paying the Traffic Impact Fee.!6

e Eliminating the requirement that residential Large Projects are required to adhere to specific design guidelines for
mixed use development.'”

o The proposed ESHSP would not be able to move forward under the current EEHDP because the proposed 910
dwelling units would exceed the 35 unit capacity for large residential projects and the total 500 residential unit
capacity.'® However, the Initiative’s changes to the EEHDP would allow the proposed ESHSP to move forward in its
entirety, as well as any other senior housing project pursuant to a Senior Housing Overlay within the EEHDP
boundary.

Development Permit Process for Future Specific Plans pursuant to the Senior Housing Overlay

The Initiative does not provide clear guidance or instructions for the implementation of future specific plans within a proposed
Senior Housing Overlay. Because of this ambiguity, a private applicant would be able to choose from multiple processes to
move forward with a senior housing project within a specific plan pursuant to a Senior Housing Overlay. The City Council has
the discretion to approve or deny a proposed specific plan regardless of which process is chosen. After approval of a General
Plan Amendment to adopt a Senior Housing Overlay for an eligible site, the options to move forward with a specific plan are
outlined below:

1. The City or private applicant applies to rezone the specific plan area to the proposed Specific Plan (SP) Zoning
District. Upon approval of the SP Zoning District, the City or private applicant would apply for a proposed tentative
map, Specific Plan Permit, and all other necessary approvals. This process is identical to the process proposed
for the implementation of the proposed ESHSP.

2. The City or private applicant applies to rezone the specific plan area to one or multiple of the City’s conventional
zoning districts. Upon approval of the zoning districts, the City or private applicant would apply for a tentative map,
Site Development Permit, and all other necessary approvals.

3. The City or private applicant applies to rezone the specific plan area to the PD Planned Development Zoning
District. Upon approval of the PD Zoning District, the City or private applicant would apply for a tentative map,
Planned Development Permit, and all other necessary approvals.

4. Implication for Environmental Review under California Environmental Quality Act
(CEQA)

Pursuant to state law, the City would ordinarily be required to comply with CEQA and analyze the environmental effects of
amending the General Plan, Municipal Code, Evergreen-East Hills Development Policy, or adopting a specific plan. The

Guidelines to CEQA incorporate a decision by the California Supreme Court that voter-sponsored initiatives, which include
initiatives that amend the General Plan, Municipal Code, Evergreen-East Hills Development Policy, or adopt a specific plan

15 Evergreen Senior Homes Initiative, page 30 the maximum residential allocation possible on the proposed ESHO site is 43 units as long as the development meets
the EEHDP’s Large Project requirements. If the Large Project requirements are not met, a maximum of 35 units would be available.

16 Evergreen Senior Homes Initiative, page 27

17 Evergreen Senior Homes Initiative, page 26

18 At the time of this report's final draft, the EEHDP’s remaining capacity includes 206 residential units (43 Large Project units, 163 Small Project units).
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are exempt from compliance with CEQA."® Thus, no CEQA review is required or has been prepared for this Initiative.

California Elections Code 9212 section provides that the 9212 report may review environmental impacts of the proposed
Initiative, making this report the exclusive means for assessing the Initiative’s potential environmental impacts. Pursuant to
Elections Code section 9212 and the City Council's direction to understand the Initiative's potential effects, the City has
undertaken a high-level, qualitative review of the following:

§ Proposed Evergreen Senior Homes Specific Plan (ESHSP) as compared to the existing site-specific development permit
approvals and applicable CEQA reviews under the Draft EIR for the Evergreen-East Hills Vision Strategy Project
SCH#2005102007 and the Supplemental Environmental Impact Report for the Revision of the Evergreen Development Policy
(2008).

§ Proposed Citywide Senior Housing Overlay (CSHO) as compared to the Envision San José 2040 General Plan, the
Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan (Resolution No. 76041)
and Supplemental program EIR to the Envision San José General Plan EIR (Resolution No. 77617), and all subsequent
addenda.

Implication for Environmental Review for Future Implementation of the Initiative

ESHO: Chapter 8, Implementation, Administration, and Financing within the Evergreen Homes Specific Plan addresses
procedural and subsequent approval processes for the Specific Plan. If the Initiative is adopted, the City will need to comply
with CEQA prior to issuing subsequent discretionary development approvals required or anticipated in the Specific Plan.
Section 8.5.4 of the Specific Plan appears to recognize as much, and refers to mitigation measures that could be required
pursuant to an environmental impact report prepared for any ESP Permit.

Other provisions of the Specific Plan, however, appear to seek to limit the application of CEQA to subsequent discretionary
approvals. For instance, section 8.2 states that the City has no ability “to deny an application for an Approval for the Evergreen
Senior Homes Project,” and that the City’s ability to impose any conditions on such subsequent project approvals “shall be
limited to those necessary to achieve consistency with the General Plan, substantial with this Specific Plan, and compliance
with applicable law.”

To the extent that these provisions seek to compel the City to issue a statement of overriding considerations under CEQA
notwithstanding any significant and unmitigated impacts, or to reject feasible measures to mitigate such impacts, these
provisions could conflict with CEQA.

CSHO: The Citywide Senior Homes Overlay (CSHO) will require future General Plan Amendments and approval of future
specific plans for site-specific senior housing projects. The implementation of these future specific plans will also require
subsequent discretionary approvals. Therefore, these General Plan Amendments, specific plans, and all related discretionary
approvals will be subject to environmental review under CEQA. In other words, the City will require site-specific environmental
review for all actions, including legislative actions on all sites subject to the Citywide Senior Homes Overlay.

19 Tuolumne Jobs & Small Business Alliance v. Superior Court (2014) 59 Cal.4th 1029
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5. Requirements for Voter Approval

Under state law, an initiative adopted by the voters cannot be amended without voter approval, unless the initiative so
authorizes. The Evergreen Senior Homes Initiative prohibits any amendment to the proposed ESHSP for 10 years after the
effective date of the Initiative, unless amended by a majority of the voters of San José.20 After the 10 year mark, amendments
may be made to the ESHSP by the City Council in the manner generally authorized by state and local law, making it easier to
amend its provisions after the 10 year mark than would otherwise be allowed by state law.

Prior to the 10-year mark, any amendment of the Initiative — including the provisions added to the General Plan, the Municipal
Code, and the entire Specific Plan — would require voter approval. Under state law, there would be two primary ways
governed by the Elections Code to obtain voter approval to amend the proposed Evergreen Senior Homes Initiative:

e “Voter-sponsored” measures, which, like the Initiative itself, are placed on the ballot pursuant to the Initiative
power described in the California constitution.
e “Council-sponsored measures,” which are placed on the ballot by the City Council.

For a voter-sponsored measure to be placed on the ballot, the “proponents” of the measure must do the following:

1. Submit a notice of intent to circulate the proposed initiative petition.

2. Request and obtain the official title and summary from the City Attorney.

3. Gather and file with the City the requisite number of valid signatures within 180 days of receiving the official title
and summary, after complying with various other requirements.

The initiative petition was found to be sufficient with a total of 22,364 signatures which is 5.02% of the Registered Voters in
the City of San Jose in the last report filed by the Registrar of Voters with the Secretary of State in effect at the time the notice
of intent to circulate the petition was published.. Voter-sponsored measures are not subject to CEQA. However, the City
Council could direct preparation of an Elections Code section 9212 report to evaluate the impacts of the initiative including
evaluation of the environmental effects of a proposed initiative to the extent possible, if it so choses. In addition, the City
Council may submit a proposal to the voters if it chooses.21 Unlike voter-sponsored initiatives, Council-sponsored measures
are subject to CEQA and, accordingly, the Council would need to comply with CEQA prior to placing a measure on the ballot.

If an election were requested in order to amend the proposed Initiative, the City would be required to pay for the costs of any
such election. The estimated costs for holding an election depend on whether the City places the measure(s) on the ballot
under one of the two allowable types of elections:

e Stand-alone election, which is an election on a date that the County is not already conducting an election.
e Consolidated election, which is an election where some other matter is already on the ballot (e.g., a statewide
primary or general election).

Based on the most recent information available from the County Registrar of Voters, a consolidated primary election would
have a “base-charge” of $270,988 plus an additional $126,000 for an average length ballot measure, resulting in a total cost

2 Evergreen Senior Homes Specific Plan, page 8-6, Section 8.6
21 Elections Code section §9222
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of approximately $397,000. If there is no run-off during the election, the base charge would be $865,000, plus the additional
$126,000 for an average length ballot measure, resulting in a total cost of $991,000. The Country Registrar of Voters was not
able to provide an estimate for a stand-alone election in time for publishing of this report. These costs are estimates only and
are subject to change. The County Registrar of Voters is in the process of reviewing their fee schedule, so the final costs may
be higher than the current fees due to various changed in the election mandates. The final costs would depend on the actual
full costs for the County to conduct the election. These estimates do not include any staff time or other expenses that the City
might incur. For instance, the City Council could decide — as it has with the present Initiative — to prepare a report under
Elections Code section 9212. The precise cost of a 9212 report depends on the nature of the initiative; however, for context,
the budget for the subject 9212 report on the Evergreen Senior Homes Initiative is this and similar land use related initiatives
is generally in the hundreds of thousands of dollars.
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lll. Proposed Development Project

The Evergreen Senior Homes Initiative includes the proposed Evergreen Senior Home Specific Plan (ESHSP) for a 200-acre
site in the Evergreen area. This Chapter of the 9212 report evaluates the consistency of the proposed ESHSP with existing
City planning policies and compares the economic and environmental effects, including impacts to public facilities and
services, of the proposed senior housing development to the Campus Industrial use currently planned for the site.

lIl.LA. Summary of Scenarios Analyzed in Chapter lli

Chapter Il of this report evaluates the effects and impacts of the proposed ESHSP by comparing what would occur under the
Adopted General Plan and what would occur under the proposed Initiative at the 200-acre Evergreen Senior Housing
Overlay (ESHO) site. Table 3 summarizes the land use and development assumptions that are associated with each
scenario.

Adopted General Plan: Development in the City of San José occurs as envisioned by the City’s currently adopted General
Plan, entitled Envision San José 2040.

Proposed Initiative: Development in the City of San José occurs as envisioned by the Initiative and assumes the City's
General Plan is amended by the Initiative as proposed.

Table 3: Comparison of Development Site Build Out

ESHO Site (approximately 200 acres in size)
Adopted General Net Change with
Plan Proposed Initiative Initiative

Industrial (square 2.0 million 0 -2.0 million
footage)

Jobs 5,000 0 -5,000
Senior Housing (units) 0 910 +910
Population (residents) 0 2,160 +2,160
Source: ADE. Evergreen Senior Homes Initiative 9212 Fiscal Analysis. January 29, 2018.

Chapter 1l also discusses the development potential of the proposed ESHO site based on the site’s approved entitlements,
where relevant. As discussed in the Zoning section of Chapter Il the site is currently entitled for two million square feet of
Campus Industrial uses.
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lIlLA. Analysis

Chapter Il presents the analysis of the proposed ESHSP’s potential effects and impacts. The analysis is presented in six
sections that together cover all of the subjects that the City Council directed staff to analyze, as follows:

e Land Use and Housing: Effect on the internal consistency of the City’s General Plan, including the Housing
Element, consistency between planning and zoning, and any limitations on city actions??, as well as its effect on the
use of land, the impact on the availability and location of housing, and the ability of the city to meet its regional
housing needs, pursuant to section 9212 (a)(2 & 3)

e Agriculture and Revitalization: Impact on agricultural lands and developed areas designated for revitalization,
pursuant to section 9212 (a)(7).

e Economic Development: Impact on the community’s ability to attract and retain business and employment,
pursuant to section 9212 (a)(5), and the City’s jobs/housing balance.

¢ Infrastructure and Environmental: Impact on transportation (traffic congestion), schools, parks and open space,
other public services, and utility infrastructure, pursuant to section 9212 (a)(4 &7), as well as other environmental
effects.

o Infrastructure Funding: Impact on funding for infrastructure of all types, including, but not limited to,
transportation, schools, parks, open space, and affordable housing, pursuant to section 9212 (a)(4).

o Fiscal: Impact on the City’s fiscal conditions, pursuant to section 9212 (a)(1).

Each section begins with a brief overview of the key components of the analysis and describes the potential effect and/or
impacts of the proposed ESHSP.

1. Land Use and Housing

This section discusses the proposed ESHSP’s impacts on land use and housing, specifically its consistency with the City’s
General Plan including its Housing Element, the Evergreen-East Hills Development Policy, Zoning Code, and availability and
location of housing. This section also briefly discusses the history of land use planning in the Evergreen area as it applies to
the proposed ESHSP.

Contextual History of Land Use in Evergreen

The purpose of the proposed Evergreen Senior Housing Overlay (ESHO) and the proposed ESHSP is to facilitate
development of up to 910 detached and attached residential units for senior housing located within the Evergreen area. The
proposed ESHO site, however, has been designated for employment uses since the early 1980s. To understand the Land Use
Impacts section of this report and the City’s existing land use policies related to the proposed ESHO site, it is necessary to
understand the history of development and land use regulations within Evergreen.

22 Elections Code section 9212 specifically authorizes reports to address limitations on city actions under Section 65008 of the Government Code and Chapter 4.2
(commencing with Section 65913) and 4.3 (commencing with Section 65915) of Division 1 of Title 7 of the Government Code.
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i. Evergreen Development Policy (1976)

Development within the Evergreen area has historically been limited by a street network that has been unable to meet the
additional traffic demands made by incremental development in the area. To address this capacity problem, the City adopted
the Evergreen Development Policy in 1976. This policy limited additional residential growth in the area so that the area’s traffic
circulation system remained at an acceptable level of service. Development in Evergreen was allowed in an incremental,
controlled process so that existing transportation facilities maintained a level of service of at least “D” throughout the study
area.

ii. Berryessa Evergreen Swap (1980s)

In an effort to address traffic congestion regionally and in the Evergreen area, the City adopted a series of General Plan
Amendments in 1980 known as the “Berryessa Evergreen Swap.” The Amendments modified the General Plan in two ways:

1. Changed approximately 300 acres in the Berryessa area from industrial park uses to residential uses (as shown by
the Berryessa Planned Residential area in Figure 2), and

2. Changed approximately 375 acres of land in Evergreen from low-density residential to campus industrial uses (as
shown by the Evergreen Campus Industrial area in Figure 2).

The ESHO site and the adjacent area to the south were designated as Campus Industrial as a result. Because employment
uses are disproportionally located in the northern regions of Santa Clara County, the placement of housing in closer proximity
to employment uses — and vice versa — was intended to reduce the distance between residents and employers and balance
commute traffic patterns.

Since approval of the Berryessa Evergreen Swap, the Berryessa Planned Residential area has been built-out, while minimal
industrial development has been constructed in the Evergreen Campus Industrial area. The City has approved, however,
several million square feet of industrial entitlements in the Evergreen Campus Industrial area, as described in the Zoning
section in the following pages below.

iii. Evergreen Specific Plan (1991)24

In 1989, City Council adopted an amendment to the City’s General Plan which designated 865 acres in the Evergreen area as
the “Evergreen Planned Residential Community.” With this recommendation came the requirement that a specific plan be
prepared and adopted prior to the approval of any development in the area. The Evergreen Specific Plan was adopted in 1991
and planned for the development of 865 acres in Evergreen. This Plan included a Village Center consisting of 150,000 square
feet of retail and service space, an on-going vineyard operations center at Mirrassou Vineyards, 2,996 residential units, and

2 The City's transportation level of service addresses automobile traffic flow and provides mitigation, typically in the form of expanded roadways and intersections, as
necessary to accommodate increases in vehicular traffic associated with new development. Roadways with level of service “D” are defined by the City's Level of
Service Council Policy as roadways with “significant congestion on some approaches, but intersection is functional. Vehicles required to wait through more than one
cycle during short peaks.”

2 For information related to the Evergreen Specific Plan, see the City’s website: https://www.sanJoséca.gov/DocumentCenter/Home/View/457
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Figure 2: Berryessa Evergreen Swap
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various community amenities including two elementary schools, construction of Fowler Creek Park, a new fire station, the
preservation of Quimby and Fowler Creeks, improvement of trails systems, and infrastructure improvements. The Evergreen
Specific Plan does not include the proposed ESHO site, but is located directly adjacent to the west of the proposed boundary.

iv. Evergreen-East Hills Vision Strategy (2003-2008)

The Evergreen-East Hills Vision Strategy was initiated in 2003 as a comprehensive land use and transportation planning
project, including consideration of potential amendments to the Evergreen Development Policy and the General Plan Land
Use Diagram. The Evergreen Development Policy was created to address development constraints for the Evergreen area,
including unique traffic issues that have strictly limited the area’s capacity for residential development. The Evergreen-East
Hills Vision Strategy was intended to be a community based planning process to consider the potential for adding residential
development capacity within the Evergreen Development Policy area by linking new development to the construction of
transportation improvements and community amenities. A key issue for the Evergreen-East Hills Vision Strategy was the
consideration of possible conversion of industrial properties within the Evergreen Development Policy area to residential use,
which included the proposed ESHO site. The Evergreen-East Hills Vision Strategy process was concluded in 2008 when the
City Council updated the Evergreen Development Policy to include a small increment of new housing (500 units) and
commercial growth and referred further consideration of land uses within the Evergreen Development Policy area to the
Envision San José 2040 General Plan update. The update to the Evergreen Development Policy involved the creation of the
Evergreen-East Hills Development Policy, which is described in the Land Use Impacts section below.

v. General Plan Update Process (2008-2011)

During the General Plan update process in 2008, the City Council referred consideration of potential land use changes to the
proposed ESHO site, which is within the Evergreen Campus Industrial (ECI) Employment Area, to the General Plan Task
Force. The task force discussed the potential conversion of the site to residential uses, as it had been requested by the
property owners. The Task Force determined that the Adopted General Plan should maintain these properties for employment
use, maintaining the previous General Plan’s land use designation for the site. The Task Force emphasized the need for
employment lands to accommodate the General Plan’s planned job growth and to provide land to accommodate the projected
demand for industrial, low-rise office and R&D employment land uses. The Task Force also stressed that adding housing
growth to the ECI Employment Area would not further the General Plan’s goals because the site lacks access to transit
facilities, is an inappropriate setting for mixed-use or more walkable intensified development, and is not a feasible location for
new neighborhood-supporting commercial uses.

Land Use Impacts
i. General Plan

California law (Government Code 65300 et seq.) requires every county and city in the state to develop a general plan with
policies and objectives to guide land use and development. State law requires that the general plan be comprehensive and
long-term, and that all specific plans, zoning ordinances, and other city plans be consistent with the general plan, with some
exceptions for Charter Cities.

The City of San José’s current general plan, Envision San José 2040 (Adopted General Plan), was adopted on November 1,
2011. Creation of the Adopted General Plan involved four years of community input and engagement, including the
establishment of a thirty-member task force, eight community workshops, multilingual outreach and discussions, stakeholder
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meetings, two online surveys, video presentations, activities focused on under-represented youth, a guided task force bus
tour, and an overall engagement of thousands of San José residents. This outreach resulted in a document that widely
supports the vision of the City and its residents and employees. The Adopted General Plan includes a vision for San José,
Maijor Strategies that build on this vision, and goals and policies to implement the Major Strategies.

San José has progressively used its general plan and associated policies to establish guiding principles for the City’s land use
decisions and the provision of City services. It embodies the City’s identity and economic role, demonstrates environmental
leadership and fiscal sustainability, and uses best practices in land use planning to provide opportunities for the City’s growth
consistent with its other goals. The Adopted General Plan is also intended to be used by all City departments and staff,
commissions, and City Council in decision making. The plan serves as a valuable community resource because it provides a
guide to developers, property owners, the public, and decision makers about what is important to the people of San José, and
where and when development should occur.

One of the items to be analyzed pursuant to Elections Code section 9212 and directed by City Council is the Initiative’s effects
on the internal consistency of the General Plan. This section discusses whether the proposed ESHSP is consistent with the
City’s Adopted General Plan. For analysis related to the proposed Citywide Senior Housing Overlay’s consistency to the
Adopted General Plan, refer to Chapter IV of this report.

Exhibit H of the Initiative, entitled “General Plan Consistency Chart,” provides an analysis, from the proponents of the ballot
measure, of how Initiative conforms to the General Plan with Initiative. The 58-page exhibit contains numerous goals and
policies of the General Plan as amended by the Initiative and then provides a rationale for why, in the proponent’s view, the
proposed Initiative is consistent with those goals and policies as amended by the Initiative. There is no discussion and
evaluation of how the Initiative changes Major Strategies, goals, and policies of the Adopted General Plan in a manner that is
inconsistent with the current Plan. The rationale set forth in Exhibit H of the Initiative is not the opinion of the City or the
preparers of this report.

Exhibit H of the Initiative concludes that the proposed ESHSP “is consistent with the General Plan, as amended by the
Initiative.” The exhibit, however, does not consider how the proposed Initiative conforms to the Adopted General Plan, so it
fails to adequately describe major policy changes to and inconsistencies with the Adopted General Plan. When the proposed
ESHSP is analyzed for conformance with the General Plan with Initiative, the proposed ESHSP is found to be fundamentally
inconsistent with the Adopted General Plan and associated elements including the Planned Growth Areas Diagram, the Land
Use/Transportation Diagram, and the General Plan’s Major Strategies, goals, and policies.

Planned Growth Areas Diagram

A key strategy of the Adopted General Plan is to focus new growth capacity in specifically identified Growth Areas, while the
majority of the City is not planned for additional growth or intensification. This is shown by the General Plan’s Planned Growth
Areas in Figure 3. This approach reflects the built out nature of San José, the limited availability of “infill” development sites,
and the emphasis in the General Plan’s vision and goals to reduce environmental impacts while fostering transit use and
walkability. In order to accommodate San José’s projected population and job growth goals, and better balance its jobs to
housing ratio, the Adopted General Plan plans for 120,000 new dwelling units and 382,000 new jobs within Growth Areas.
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Figure 3: Adopted General Plan Planned Growth Areas
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The ESHO site is located within the Evergreen Campus Industrial (ECI) Employment Growth Area. Generally speaking,
Employment Areas are planned to accommodate a wide variety of industry types and forms, including high-rise/mid-rise office
or research and development uses, heavy and light industrial uses, and supporting commercial uses. The Adopted General
Plan does not support conversion of industrial designated lands to residential uses, and only includes a limited amount of
housing growth capacity in Employment Growth Areas. The ECI Employment Area is approximately 370 acres and
encompasses the entirety of the 200-acre ESHO site and the industrial lands to the south. The ECI Employment Area plans
for 10,000 new jobs and no new dwelling units to the year 2040. The types of jobs envisioned within this area include industrial
park uses such as office and research and development.

The proposed ESHSP is inconsistent with the Adopted General Plan’s Planned Growth Areas Diagram because it facilitates
residential development within a Growth Area that is not designated for residential uses. The ECI Employment Area is planned
to help facilitate the development of 3% of the City’s planned job capacity to the year 2040; the proposed ESHSP would
significantly limit the ECI Employment Area’s viability as an employment Growth Area because it would result in development
of over half the Growth Area with residential uses. The proposed 910 dwelling units in the ESHSP would be better suited in
Growth Areas that are planned for residential growth, such as in the Downtown, already existing Specific Plan areas, and
Urban Villages.

Furthermore, the proposed ESHSP would allow 910 residential units in excess of the Adopted General Plan’s planned housing
yield of 120,000 dwelling units. Residential development in excess of the Adopted General Plan’s planned housing yield could
affect the City’s goal, and associated local and regional benefits, of attaining a jobs-to-employed-resident (J/ER) ratio of 1.1/1
and would result in a reduction of the City’s planned J/ER ratio.

Land Use/Transportation Diagram

Another key element of the Adopted General Plan is the Land Use/Transportation Diagram. This diagram provides geographic
reference and spatial context to the General Plan’s Major Strategies, goals, and policies. The Land Use/Transportation
Diagram assigns land use designations to San José properties and illustrates the strong link between the City’s land use and
the transportation network.2

The Land Use/Transportation Diagram land use designation for the ESHO site is Industrial Park. The Industrial Park land use
designation is intended for a wide variety of industrial uses such as research and development, manufacturing, assembly,
testing, and offices. Areas identified exclusively for Industrial Park uses may contain a very limited number of supportive and
compatible commercial uses, when those uses are of scale and design providing support only to the needs of businesses and
their employees in the immediate industrial area. The Industrial Park designation supports a floor area ratio (FAR) of 10 and
residential uses are not permitted.

The proposed ESHSP is inconsistent with the site’s Industrial Park land use designation because the designation does not
support residential development. Under the City’s typical development review process, a General Plan Amendment would be
required on the ESHO site to a land use designation that supports residential uses. Because the Initiative, however, proposes
to create a Senior Housing Overlay on the proposed ESHO site, a General Plan Amendment would not be required and the

25 Refer to the City’s website for the Envision 2040 Land Use/Transportation Diagram: http:/www.sanJoséca.gov/DocumentCenter/View/7461
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proposed ESHSP would be able to move forward.
Major Strategies, Goals, and Policies

The Adopted General Plan includes 12 Major Strategies that directly inform the Land Use/Transportation Diagram, goals,
policies, and action items to guide the physical development of San José and the evolving delivery of City services. The 12
interrelated and mutually supportive strategies are considered fundamental to the achievement of the City’s vision and
together promote the continuing evolution of San José. The Adopted General Plan furthers the Major Strategies through the
realization of its goals and policies. The Adopted General Plan prioritizes conformance to Major Strategies above conformance
to individual goals and policies; as such, the Initiative is analyzed for conformance in this manner.

Appendix 7 of this report provides a comprehensive analysis of the proposed ESHSP’s consistency with the Adopted General
Plan’s Major Strategies, goals, and policies. As shown by Appendix 7, the proposed ESHSP is fundamentally inconsistent with
the Adopted General Plan’s Major Strategies and numerous goals and policies. While the proposed ESHSP is consistent with
a limited number of goals and policies, this conformance does not outweigh the substantial inconsistencies with the Major
Strategies, goals, and policies of the Adopted General Plan.

The proposed ESHSP is inconsistent with five Major Strategies, and both inconsistent and consistent with the Measureable
Sustainability/Environmental Stewardship Major Strategy; the remaining six strategies are not relevant to the proposal. The
proposed ESHSP is inconsistent with strategies that seek to effectively engage the community; focus new job and housing
growth within designated Growth Areas; preserve and enhance the City’s limited employment lands; substantially increase the
number of jobs in San José; place new housing growth within mixed-use, pedestrian-oriented, and transit integrated Urban
Villages; and make land use decisions that promote the City’s fiscal health.

The goals and policies that the proposed ESHSP is consistent with relate to project-level policies that focus on the design of
the development including green building, sustainable and attractive development, quality architectural design, provision of
adequate parking, and the facilitation of housing. The concept, however, of placing 910 residential units within a designated
Employment Growth Area is substantially inconsistent with the City’s broader long-range vision and policies, and heavily
outweighs the benefits of providing attractive and sustainable design.

The Initiative proposes amendments to address these inconsistencies, essentially by exempting the ESHO site from the
strategies, goals, and policies in the Adopted General Plan with which it conflicts. As detailed below, these numerous
amendments do not change the fact that the ESHO is fundamentally inconsistent with the Adopted General Plan. Moreover,
as a legal matter, it appears to be an open question, whether such fundamental inconsistencies can be resolved in this
manner. Sierra Club v. Kern County discusses that the carte blanche exemption approach to resolving inconsistencies as
unlawful “precedence clauses.”

i. Area Development Policies

Area development policies are used by the City to establish special traffic level of service standards for a specific geographic
area and identify transportation impacts and mitigation measures and/or off-setting improvements. Area development policies
are designed for areas that are envisioned and planned by the City for intensive development growth, and are designed to
mitigate or off-set associated development impacts.

The proposed Evergreen Senior Homes Specific Plan (ESHSP) is located within the Evergreen-East Hills Development Policy
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(EEHDP) area. Due to heavily congested roadways within the Evergreen area, the City Council adopted the EEHDP in 2008 to
specifically allow a limited increase in new residential, commercial, and office development in the Evergreen-East Hills area.
The EEHDP intends to promote the long-term vitality of the Evergreen-East Hills Area by linking together limited new
development with supporting transportation infrastructure. In exchange for enabling more development capacity, the EEHDP
provides a mechanism to require proportionate traffic impact fees in order to construct transportation system investments.

The EEHDP sets a capacity for 500 new residential units, 75,000 square feet of office, and 500,000 square feet of retail. The
residential capacity is held in a “pool” that may be allocated to any property within the EEHDP boundary, and is split into two
categories: Small Projects and Large Projects. Small Projects are residential developments that are 35 units or fewer in size,
and are allowed a minimum of 70 percent (350 units) of the total residential capacity; Large Projects are residential
developments more than 35 units in size, and are allowed a maximum of 30 percent (150 units) of the total residential
capacity. Residential development seeking to qualify as a Large Project must also meet the affordable housing or mixed-use
requirements set forth by the EEHDP.26 The EEHDP does not allow additional residential development beyond the 500 unit
capacity. At the time of this report’s final draft, the EEHDP’s remaining capacity included 206 residential units (43 Large
Project units, 163 Small Project units), 24,611 square feet of office, and 84,369 square feet of retail. The City, however, is
reviewing several development proposals that would utilize the remaining commercial and office capacities upon their
approval.

From a land use perspective, the proposed ESHSP does not conform to the current EEHDP (without the Initiative changes)
because the proposed 910 dwelling units exceed the maximum residential capacity set forth by the EEHDP. Under the existing
EEHDP, the maximum residential allocation possible on the proposed ESHO site is 43 units as long as the development
meets the Large Projects requirements. If the Large Project requirements are not met, a maximum of 35 units would be
available.

It should also be noted that the Initiative proposes to amend the EEHDP to exempt senior housing pursuant to the Senior
Housing Overlay from paying the City’s traffic impact fee for improvements in the Evergreen area.

ii. Zoning

Current Zoning

The proposed 200-acre ESHO site currently consists of two zoning districts that entitle a total of two million sq. ft. of campus
industrial uses. The portion of the proposed ESHO site north of Fowler Road is zoned A(PD) %7, and was rezoned in 1981 (File
No. PDC81-017) to allow the construction of two million sg. ft. of campus industrial park uses with a four to five acre public
park over 200 acres (see Figure 4). The proposed primary uses include corporate administrative and business offices,
research and development and assembly facilities for electronic products. Secondary uses would include conference,
recreational, dining, and training and lodging facilities for the use of employees and business invitees of the project. On March
2,1982, City Council approved a Planned Development Rezoning (File No. PDC82-006) for the same site that altered the park
size from four to five acres to three acres, with “all other respects identical with Rezoning File No. PDC81-017.” File No.
PDC82-006 established development standards that out of the total 200 acres, 38 acres are dedicated for building coverage

% For information related to Large Project requirements, see page 27 of the EEHDP: http://www.sanJoséca.gov/DocumentCenter/Home/View/661
27 A(PD) is one of the City’s Planned Development Zoning Districts
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with the remaining acreage dedicated for open space, parking and circulation, public streets, and the three acre park site.

The portion of the proposed ESHO site south of Fowler Road is zoned PD Planned Development, approved by File No.
PDC98-035 in 1999 (see Figure 4). This Planned Development Zoning rezoned File No. PDC82-006 for the portion south of
Fowler Road to allow for 1,532,606 sq. ft. of campus industrial uses on 107 acres. Primary uses permitted under this zoning
district include corporate, administrative, and business offices; research and development facilities; and product manufacturing
and assembly facilities, including indoor storage of raw materials and finished products. Secondary uses permitted include
recreational facilities for the exclusive use of employees or visitors, conference and training facilities including overnight
lodging, and restaurants, cafeterias and other eating facilities for the use of employees and visitors. Building heights are
limited to 45 feet with a floor area ratio (FAR) of 0.4 (net acreage).
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Figure 4: Evergreen Senior Housing Overlay Zoning Districts
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At the time of approval of the original rezoning (File No. PDC82-006), City staff stated that implementation of the Planned
Development zoning districts would benefit the City in the following ways:

1. Help to redress the jobs-housing imbalance both by adding jobs and removing 200 acres from the potential supply
of residential land
2. Help to alleviate both citywide and Evergreen transportation problems by:
a. Providing jobs close to housing
b.  Allowing reverse commutes
c.  Providing improvements to the Evergreen transportation network
Generate substantial tax revenue for the City
Reduce the load on city facilities by providing recreation facilities for its employees
Make a positive contribution to the City’s image
Provide a new public park

o 0w

Initiative Zoning

The Initiative proposes to rezone the proposed ESHO site to the Specific Plan Zoning District to allow development of up to
910 residential units for senior citizens. The Specific Plan Zoning District permits uses as defined in the applicable specific
plan; for the proposed ESHO site, permitted uses are defined by the proposed ESHSP. The proposed ESHSP would permit
the following uses:

o One-family, two-family, and multiple family dwellings;

e Residential care facilities, six or fewer persons;

o Residential accessory uses;

o Private clubs and lodges, swim and tennis clubs;

e  Public/quasi-public and assembly uses;

o  Farmers markets, neighborhood agriculture, and outdoor vending;
o Transportation and utility uses;

o Electrical power generating uses; and

o Passive open space uses.

The proposed ESHSP does not conform to the existing Planned Development zoning districts as the existing zoning districts
do not allow residential development, and many of the other proposed uses. While the proposed ESHSP and associated
rezoning propose to provide up to 910 residential units for seniors, most benefits identified by staff during rezoning of the site
in 1999 would not be achieved.

Impacts to Housing Capacity and Affordability

The City’s housing policies and ordinances address the supply of housing and the affordability of housing for specific income
groups. In addition, the City’s housing plans and policies are part of the regional planning framework concerning the balance
between housing and job opportunities as it relates to regional transportation, air quality and climate change planning.

i. Consistency with the Housing Element

Housing Capacity
The Housing Element is one of the seven State-required components of local General Plans. The State requires that all cities’
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Housing Elements must be updated on a regular basis and reviewed by the Department of Housing and Community
Development (HCD) for compliance with State law. San José’s Housing Element (Chapter 7 of the City's General Plan) was
last updated and approved by HCD on April 30, 2015.

The Housing Element requires jurisdictions to plan for their share of regional Housing needs across all income levels. This “fair
share” is calculated by the State and assigned to each City and County in California and is also known as the Regional
Housing Needs Allocation or RHNA. San Jose’s current RHNA goal calls for the construction of 35,080 affordable and market
rate residential units between 2014-2023. The Housing Element must demonstrate the City has zoned sufficient sites to
accommodate the RHNA goals. The Adopted General Plan supports the development of up to 120,000 new dwelling units
through 2040, which meets and exceeds the residential growth called for under the City’s current and projected RHNA goals
for the same period. A list of adequate housing sites to accommodate the 35,080 units in the current RHNA cycle can be found
in Appendix A of the Housing Element.

Housing Affordability

Many seniors are not housing cost burdened, meaning they do not pay more than 30% of their income on housing. In 2010,
approximately 72% of senior (65+) householders in San José owned their own home, and two thirds of those householders
spent less than 30% of their household income for housing.28 In contrast, seniors who rented were much more likely to spend
more than 30% of their income toward housing. The proposed ESHSP proposes to create mostly market rate rental senior
housing which may be challenging to afford for seniors who rent in San José.

Seniors who are able to afford market-rate housing are relatively well served through the City’s current progress in market-rate
housing development. Table 4 below shows the City of San José’s housing production over the past five years. The amount of
market rate housing production has consistently exceeded the annual RHNA-housing goals during this period. The production
of affordable deed-restricted housing has fallen significantly below the amount needed to reach the RHNA goal. There is a
great need to build deed restricted affordable housing for residents with annual household incomes below $84,900 (the
income needed to afford the average one-bedroom apartment in San José in Q3 of 2017).

Table 4: City Of San José Housing Production vs. Annual RHNA Goals

Income 2012 % of 2013 % of 2014 % of 2015 % of 2016 % of
Category | Actual | Goal | Actual | Goal | Actual | Goal | Actual | Goal | Actual | Goal

Affordable
Housing * 495 18% 494 18% 506 21% 70 3% 314 13%

Market Rate | 3,097 | 140% | 3,211 145% | 3,954 | 245% | 1,950 | 121% | 1,774 | 110%

All Housing 3,592 2% 3,705 75% 4,460 | 112% | 2,020 51% 2,088 52%

* Affordable to annual household incomes below $84,900, the income needed to afford the average one-bedroom apartment in San
José in Q3 of 2017.

2 City of San José Housing Element (I11-22)
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Special Needs Housing

The Housing Element recognizes seniors as one of several special needs housing groups including persons with disabilities,
large families, female-headed households, and unsheltered individuals. Seniors and young adults represent the first and
second largest projected growth segments in San José over the next 20 years.2® The Housing Element also found that seniors
are not a monolithic group and that their housing needs are likely diverse. Some seniors wish to “age in place” while others
need specialized care via assisted living.

While the Initiative emphasizes the importance of accommodating the housing needs of seniors, it is not clear how the
Initiative would ensure that the proposed ESHSP would actually house seniors or for how long. The Initiative mentions that
Homeowners Associations could establish Covenants, Conditions, and Restrictions (CC&Rs) to enforce senior restrictions, but
it is not clear that such CC&Rs would be mandated under the Initiative. The City would need to monitor housing built under
this initiative to make certain it is senior owned and occupied. City staffing to monitor and enforce the senior restriction would
require additional funding.

ii. State and Regional Land Use and Transportation Plans

The location of housing is important because it impacts commute patterns, traffic congestion, and the level of greenhouse
gases that are emitted. The 2014-22 Regional Housing Needs Assessment (RHNA) incorporates a comprehensive approach
towards the integration of land use and transportation to meet environmental sustainability goals set by The Global Warming
Solutions Act of 2006, or Assembly Bill 32 (AB 32)%, and the Sustainable Communities and Climate Protection Act, or Senate
Bill 375 (SB 375)3'. Under SB 375, housing allocations must be consistent with regional plans that direct growth into infill areas
near transit to reduce traffic and vehicle miles traveled. The adopted General Plan’s Growth Areas are largely consistent with
Metropolitan Transportation Commission (MTC) and the Association of Bay Area Governments (ABAG) “Priority Development
Areas,” thus the proposed ESHSP is inconsistent with Plan Bay Area because it would build housing outside of adopted
“Priority Development Areas.”

iii. Senior Housing

Nearly half of seniors in San Jose are not housing cost burdened, meaning they do not pay more than 30% of their gross
income on housing and do not have a financial hardship caused by housing cost. The City has produced enough housing to
meet the need of seniors who are able to afford market rate housing. Seniors with the greatest housing need are those who
rent and are much more likely to spend more than 30% of their income toward housing,3? yet the Initiative proposes to create
mostly market rate for sale senior housing on the ESHO site. There is a great need to build deed restricted affordable housing
for residents with annual household incomes below $84,900 for a family of four (the household income to afford the average
one-bedroom apartment in San José in Q3 of 2017). The Initiative also states that it will include affordable housing, but it
affordable units are proposed to charge higher rents than what is currently required by the City’s existing Inclusionary Housing
Ordinance. Moreover, it is not clear what, if any, deed restrictions will be used to ensure the housing stays affordable forever,
or at least long-term (fifty-five years is the standard term for most affordable housing in San José according to the Health and

2City of San José Housing Element (Chapter 11-6).

3 Assembly Bill 32: https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=200520060AB32

3 Senate Bill 375: https:/leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=200720080SB375

3% City of San Jose 2014-2023 Housing Element, Chp 11I-22, Table 111-17, Housing Affordability for the Elderly/Seniors, 2010
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Safety Code). The City will also need to adopt policies to enforce the senior housing overlay and require deed restrictions as
a condition of approval of the project to ensure projects house seniors and produce affordable housing. Without this
agreement, the Initiative by itself will not ensure that its proposed project or any future project developed under the senior
housing overlay will house seniors and veterans or produce affordable housing.

iv. Veterans Housing Preference

The Initiative purports that it will provide a preference for housing for veterans to the extent authorized by law, but includes no
plan or rules regarding the Initiative’s veterans’ housing preference.

The Unruh Civil Rights Act (California Civil Code sections 51 et seq.) prohibits discrimination in “all business establishments,”
including housing operated by both for-profit and non-profit housing providers. The Act prohibits discrimination on the basis of
sex, race, color, religion, ancestry, national origin, and disability. California Courts have interpreted this law broadly to prohibit
all arbitrary discrimination, regardless of whether the discrimination is one of the listed categories in the statute, to include
students, persons in particular occupations, and children. The Unruh Act provides an exception for senior housing meeting
very specific requirements. There is no such exception in the Unruh Act for a veteran housing preference

If an individual housing provider gives veterans preferential treatment in housing opportunities, that preference may result in
an unlawful disparate impact if it operates to exclude women or certain racial or ethnic groups. The housing provider will have
to demonstrate that (1) it has a business necessity for the preference, and (2) the preference effectively carries out the
purpose it is intended to serve. A housing preference for veterans may withstand a disparate impact claim if the veterans
preference program is based upon and advances strong public policy goals, such as reintegrating military families into the
community or providing homes for homeless veterans given the high rates of homelessness among veterans. According to a
2002 Housing and Urban Development publication, 23% of homeless men are veterans while veterans comprise only 9-10%
of the general population.

Housing providers who establish a veterans housing preference should link the preference to significant policy goals and to
their organization’s purpose, and should provide access to services and supports that further these goals in order to overcome
potential claims of disparate impact under the Unruh Act.

The Initiative provides no information — other than the veterans housing preference will be to the extent allowed by law -- about
how it will provide veteran housing in order to assess whether the veterans housing preference is lawful and viable. With
regard to the Evergreen site, there is no information in the Initiative about the veterans preference on that site. Instead, if the
Initiative were adopted by the voters, the Specific Plan for the Evergreen site approves primarily market-rate dwellings with a
fraction of affordable units that are unlikely to serve the homeless veteran population or unemployed or under-employed
veterans who are unable to afford even the income restricted units. Absent any information in the Initiative regarding veterans
housing preference requirements and goals, including how the veterans preference is to be implemented and by whom, it is
unclear how this broad provision in the Initiative would be translated into a requirement upon private developers of senior
housing under the Initiative.

v. Inclusionary Housing Ordinance

San José’s Inclusionary Housing Program

On January 12, 2010, the San José City Council adopted a Citywide inclusionary housing program via Ordinance No. 28689
(the Ordinance), to enhance the public welfare by establishing policies which require market-rate developments to provide
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housing affordable to households of very low, lower, and moderate incomes. In order to meet the City’s regional share of
housing needs and implement the housing element’s goals and objectives, developers of market rate residential developments
may satisfy the requirements of the ordinance through eight options. The Initiative states that 20% of the housing units
developed on the proposed site will be affordable. Although these affordable units are proposed, the level of affordability
required is not fulfilled through the affordable units the Initiative proposes. For example if the project is rental, it would need to
provide affordable units at a deeper level of affordability according to the current San Jose Inclusionary Housing Ordinance.
For the purposes of this analysis, it is assumed for the sake of comparison between the current Inclusionary Housing
requirements and the Initiative that the proposed Specific Plan would construct affordable housing off-site. The reason for
assuming the ESHSP is pursuing only an off-site option to providing affordable housing is because the number of units
proposed in the ESHSP resembles the number of units required under the San Jose Inclusionary Housing Ordinance. The
ESHSP does not specify where these affordable units will be located or if they will be integrated within the same buildings as
the market rate units, so this is another set of reasons why off-site is more likely the option the ESHSP is proposing. As the
following analysis shows (in more detail on page 49 of this report) although these units are being proposed as affordable, the
ESHSP does not satisfy the requirements under San Jose’s current Inclusionary Housing Ordinance:

For the purposes of background and the analysis to follow, it is assumed the proposed ESHSP is referring to the following
build off-site option:

20% Build Off-Site — Developers who select to build off-site to satisfy the requirements of the Ordinance must build and
transfer or lease a number of homes/apartments built at an alternate location within San José.

a. For Sale - At least 20% of the homes built within a project as affordable to those households earning no
more than 110% of the Area Median Income (AMI) determined by family size. Such homes may be sold to
households earning no more than 120% of the AMI.

b. Rental — Developers who elect to build off-site must build and rent at least 20% of the apartments built
within their Residential Development. 12% of the apartments in the Residential Development shall be
made available for rent at an Affordable Housing Cost to Low Income Households (60% of the Area Median
Income), and 8% of the apartments in the Residential Development shall be made available for rent at an
Affordable Housing Cost to Very Low Income Households (50% of the Area Median Income).

Application of Inclusionary Housing Ordinance to the Proposed ESHSP

The City’s goal is to ensure that the Inclusionary Housing Ordinance’s requirements are considered early in the planning
process. Prior to the approval of any final or parcel map, or the issuance of any building permit for a project subject to the
Ordinance, the City and Developer will execute an Inclusionary Housing Agreement (also referred to as an Affordable Housing
Agreement). The Inclusionary Housing Agreement will then be recorded against the entire Residential Development and any
other property used to meet the requirements of the Ordinance. The Inclusionary Housing Agreement is a covenant running
with the land, requiring the affordable units, and describing how the project’s inclusionary housing obligation will be satisfied. If
affordable units are proposed to satisfy the inclusionary housing obligations, this would also be recorded on the deed to the
property. While the Initiative aims to impose an inclusionary housing requirement, the proposed project does not specify how it
will satisfy the City of San José's Inclusionary Housing Ordinance or comply with Housing's development review process,
including executing an Inclusionary Housing Agreement.

Calculation of Affordable Housing Units

If approved, the proposed ESHSP will allow up to 910 detached and attached senior residential units in a variety of
configurations to be built. When trying to determine which type of affordable units need to be provided to satisfy its
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Inclusionary Housing obligations, it is important to look at the tenure and type of the market-rate development. The Tenure of
housing refers to whether the units are rental or for-sale and the type of affordable housing refers to level of affordability. The
proposed ESHSP suggests that residential units may include both rental units and for-sale units. At the time of submitting their
planning applications, the development applicant may elect which units will be rental or for-sale and their selected option to
comply with the Inclusionary Housing Ordinance.

The level of affordability required of the inclusionary units provided varies depending on the tenure. As a result, the following
analysis is also broken up by tenure, assuming the project in its entirety is one tenure, all Rental or all For-Sale. If the
developer proposes a split of Rental and For-Sale, then the calculations of inclusionary units will be done independently upon
its tenure since there is a variation of percentage and levels of affordability required under each. To calculate the level of
affordability, the Area Median Income or AMI, must be taken into account, meaning an evaluation of the annual median
income for Santa Clara County, adjusted for household size. Table 5 shows the relevant income levels by unit size.

Table 5: Santa Clara County Income Limits Based on State HCD Hold
Harmless Limits, 2017

HCD Income Limits
% of AMI
Income Level | Efficiency 1BR 2BR 3BR 4BR
120% $95,150 | $108,750 | $122,350 | $135,950 | $146,850
110% $87,230 | $99,715 | $112,145 | $124,630 | $134,585
100% $79,300 | $90,650 | $101,950 | $113,300 | $122,350
80% $59,400 | $67,900 | $76,400 | $84,900 | $91,650
60% $50,160 | $57,360 | $64,500 | $71,640 | $77,400
55% $45980 | $52,580 | $59,125 | 965,670 | $70,950
50% $41,800 | $47,800 | $53,750 | $59,700 | $64,500

Source: City of San Jose Housing Department

According to San José’s Inclusionary Ordinance, if the project is rental and is proposing to build the 182 affordable units, 91 of
those affordable units need to be made available for rent at an Affordable Housing Cost, consisting of twelve percent (12%)
available for rent at an Affordable Housing Cost to Low Income (60% AMI) Households and 61 of those affordable units or
eight percent (8%) need to be made available for rent at an Affordable Housing Cost to Very Low Income (50% AMI)
Households.

However, the proposed Initiative states instead that if the project tenure is Rental, then twenty percent (20%) of the total
Dwelling Units in the Residential Development shall be made available for rent at an Affordable Housing Cost, consisting of
fourteen percent (14%) available for rent at an Affordable Housing Cost to Moderate Income Households (80% AMI -
affordable to those households earning no more than 50 percent of AMI) and six percent (6%) available for rent at an
Affordable Housing Cost to Very Low Income Households. (See upper part of Table 6 for each rental scenario).

Although the Initiative is proposing more affordable units in the Moderate AMI category, the Initiative is not providing the Low
Income affordable units as required by the San José’s Inclusionary Housing Ordinance or providing sufficient units in the Very
Low Income category. The proposed amendments to the City of San José Municipal Code would undermine and lessen the
impact of the Inclusionary Housing Ordinance and would provide housing at shallower levels of affordability then the current
Inclusionary Housing Ordinance requires.
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If the project tenure is For-sale, the Evergreen Senior Homes Initiative proposes twenty percent (20%) of the total Dwelling
Units in the Residential Development shall be made available for purchase at an Affordable Housing Cost to households
earning no more than one hundred twenty percent (120%) of the area median income (see lower part of Table 6). Under the
procedures stipulated by the City Inclusionary Ordinance, the affordable units would be calculated as a percent of the market
rate units, not the entire development. This results in a lower affordable unit count of 152 units.

Table 6: City Inclusionary Housing Requirements for ESHSP Rental
Housing Scenarios

Affordable Units
not built if the
ESHSP Proposed San Jose Program Proposed Specific
Income Category Changes Requirements Plan is Approved
Rental Scenario (910 Total Units)
Moderate (80% AMI) 14% 127 - - -
Low (60% AMI) - - 12% N N
Very Low (50% AMI) 6% 55 8% 61 6
For Sale Scenario (910 Total Units)
Market Rate Units 80% 728 80% 758
Affordable Units (Moderate - 120%
AMI) 20% 182 20% 152 -

Source: City of San Jose

Process Requirements of the Inclusionary Housing Ordinance

The City’s goal is to ensure that the Inclusionary Housing Ordinance’s requirements are considered early in the planning
process. Prior to the approval of any final or parcel map, or the issuance of any building permit for a project subject to the
Ordinance, the City and Developer will execute an Inclusionary Housing Agreement (also referred to as an Affordable Housing
Agreement). The Inclusionary Housing Agreement will then be recorded against the entire Residential Development and any
other property used to meet the requirements of the Ordinance. The Inclusionary Housing Agreement shall be a covenant
running with the land, requiring the affordable units, and describing how the project’s inclusionary housing obligation will be
satisfied. If affordable units are proposed to satisfy the inclusionary housing obligations, this would also be recorded on the
deed of the property.

Proposed Initiative

The Initiative proposes to adopt its ESHSP, which would authorize up to 910 residential units on the 200-acre site. The ESHP
states that 20% of the housing units developed on the proposed site will be affordable. The Initiative seeks to achieve this by
creating an alternative Inclusionary Housing requirement for housing built under the proposed Citywide Senior Housing
Overlay. As discussed above, the ESHP and the Initiative’s amendments to the Municipal Code would allow for less affordable
units than what is currently required by the City’s existing Inclusionary Housing Ordinance.

Although the proposed ESH states that development on the ESHO site will include affordable housing, it is not clear that deed
restrictions will be used to ensure the housing is affordable for at least fifty-five years (the standard term for most affordable
housing in San José according to the Health and Safety Code). The absence of a long term affordability mechanism in the
proposal may result in housing primarily for seniors with incomes above $84,080 or with sufficient assets to purchase a
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market-rate home in cash.

An important related issue stems from the future resale of affordable homes. Under the Inclusionary Housing Ordinance, the
City receives a portion of the sales proceeds when an inclusionary home is resold. The City collects these funds and reinvests
them into new affordable housing developments in San José, thereby mitigating the loss of the resold affordable home through
new development. Since the proposed Initiative would not be subject to the Inclusionary Housing Ordinance, the For-Sale
affordable homes that are currently proposed would be lost over time, when resold. Without the Inclusionary Housing
Ordinance, no resale controls will be in place to collect revenue from the sale proceeds, therefore resulting in a net loss of
affordable housing units.

While the Initiative aims to impose an inclusionary housing requirement, the proposed project does not specify how it will
satisfy the City of San José’s Inclusionary Housing Ordinance or follow the regular development approval process, including
executing an Inclusionary Housing Agreement. The Initiative also proposes that the Specific Plan for the Residential
Development may specify its own standards for the development of the affordable units, including the timing of construction,
requirements of location, amenities, and square footage and bedroom count. As proposed in ESHSP (page 2-18), the
proposed Inclusionary Units in the Specific Plan do not need to be constructed concurrently with the Market Rate units. This
poses a great challenge to implementation of San Jose’s Inclusionary Housing Ordinance because this would eliminate the
requirement to concurrently build affordable units with market rate units. Under the current San Jose Inclusionary Housing
Ordinance, all required Inclusionary Units shall be made available for occupancy concurrently with the Market Rate Units. The
initiative eliminates this requirement and thus results in no guarantee that affordable units will be complete concurrently with
market rate units (Chapter 5.08, Section 5.08.460).

Additionally, San José’s Inclusionary Housing Ordinance requires that the multifamily Inclusionary Units shall be located
throughout a site so as not to create a geographic concentration of Inclusionary Units within the Residential Development. The
Inclusionary Units shall have the same amenities as the Market Rate Units, including the same access to and enjoyment of
common open space and facilities in the Residential Development. The Inclusionary Units shall also have a comparable
square footage and the same bedroom count ratio as the Market Rate Units. By allowing the proposed Specific Plan to specify
its own standards for the Inclusionary Units, this initiative would alter the existing requirements of the Inclusionary Housing
Ordinance and it would be difficult for the City to ensure that these standards would be followed because the development
project under this proposed Specific Plan would be operating outside of the current San José Inclusionary Housing Ordinance.

In conclusion, the impacts of the Initiative and ESHSP are summarized below:

1) As mentioned in an earlier section on Senior Housing and also reinforced through this Inclusionary Housing section,
to ensure that housing is restricted for seniors (either affordable or market rate), the City would need to establish a
condition of approval for subsequent permits. The condition would require an agreement with the City to implement
the proposed Senior Housing Overlay land use designation and Evergreen Senior Homes Specific Plan in the
manner contemplated by the Initiative

2) As mentioned in an earlier section on Veterans Housing and also reinforced through this Inclusionary Housing
section, the Initiative provides no information — other than the veterans housing preference will be to the extent
allowed by law -- about how it will provide veteran housing in order to assess whether the veterans housing
preference is lawful and viable.

3) As described in the Inclusionary analysis mentioned in this chapter, if the proposed project is Rental, the proposed
number of affordable units and affordability levels are not consistent with San José’s Inclusionary Housing
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Ordinance. Also in order to meet the affordability obligations of the current San José Inclusionary Housing
Ordinance, if the proposed project is rental, it would also need to provide units at a deeper level of affordability.

4) As described in the Process Requirements of the Inclusionary Housing Ordinance section of this chapter, this
proposed specific plan and project does not follow the development review process within the Department of
Housing. To fully satisfy the San Jose Inclusionary Housing Ordinance, housing deemed as affordable needs to be
deed restricted and codified through an Inclusionary Housing Agreement which is recorded on the property.

5) Since the proposed Initiative would not be subject to the Inclusionary Housing Ordinance, if the proposed
development project is For-Sale, the affordable homes that are currently proposed in the Specific Plan would be lost
over time, when resold. Without the Inclusionary Housing Ordinance and recorded agreements to codify the
Inclusionary obligations, no resale controls will be in place to collect revenue from the sale proceeds, therefore
resulting in a net loss of affordable housing units. Also if For-Sale, this would require annual monitoring, reports on
compliance from the developer/owner or Homeowners’ Association, and would run with the land for as long as the
project remains a senior housing project per the approved specific plan.

The proposed Evergreen Senior Homes Specific Plan changes key components of the Inclusionary Housing Ordinance,
including but not limited to: the timing of construction, requirements of location, amenities, and square footage and bedroom
count requirements. Unlike the current Inclusionary Housing Ordinance, which requires that affordable units be constructed at
the same time as market-rate units, the Initiative amends the Inclusionary Ordinance to remove that requirement. As a result,
if the Initiative is adopted by the voters, affordable units may be constructed last after all market rate units are completed, with
no concurrent construction requirement of when the affordable units must be completed there is no guarantee that the
affordable units will be built. Therefore, the affordable units may not be timely constructed because the land may remain
vacant indeterminately.

2. Agricultural Lands and Revitalization Areas

This section evaluates the proposed ESHSP’s potential impact on agricultural lands and developed areas designated for
revitalization.

Agricultural Lands

The ESHO site is not designated nor used for agricultural uses, nor are the properties adjacent to the site. Thus, the proposed
ESHSP would not have a direct impact on agricultural uses.

Developed Areas Designated for Revitalization

Prior to the state’s dissolution of redevelopment agencies in 2011, San José focused revitalization efforts in designated
Redevelopment Areas throughout the city. Post 2011, the City focuses redevelopment efforts within the Adopted General
Plan’s Growth Areas, including Employment Areas and Urban Villages. As stated previously, the proposed ESHSP is located
within the ECI Employment Area. The proposed ESHSP would develop up to 910 senior housing units in an area designated
for Campus Industrial uses, limiting the ECI Employment Area’s ability to attract and retain businesses and employment. The
proposed ESHSP would not revitalize the ECI Employment Area as envisioned by the Adopted General Plan.
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3. Economic Development

This section of the report discusses the potential impact of the proposed Initiative on job growth and prospects for economic
development in San Jose. The discussion begins with a review of market conditions of the types of business uses planned for
the Evergreen ECI site and the number of jobs that would be affected by the proposed Initiative. Finally, the section discusses
the implications of converting the Evergreen site from jobs to housing on the City’s jobs/housing goals and the ability of the
City to attract other economic development to the Evergreen area.

Market Analysis

Table 7 below includes current inventory and vacancy information for the South San Jose Industrial, R&D, and Office building
stock. The South San Jose market data is derived from a larger geographic area beyond Evergreen and includes data from
the Edenvale area as well. The South San Jose market benefits from a reverse commute, a rural landscape, and relatively
low rents, making it an attractive location for companies. The Industrial South San Jose market, similar to other areas of the
City, is experiencing very low vacancy rates. R&D and Office vacancies have decreased from the previous year. The Industrial
market has the same average asking rate compared the San Jose’s citywide asking triple net (NNN) rate which is the
advertised per square foot lease rate, both at $0.89 per square foot per month. The NNN lease rate is the lease structure
where the tenant is responsible for paying all operating expenses associated with a property The other market segments in
R&D and Office in South San Jose have lower average asking rates than most areas of San Jose. Additionally, R&D vacancy
decreased between the second and third quarter of 2017. This decrease in vacancy is attributed to the recent sale of the
former Hitachi campus, site that is developed with a 464,000 square foot building, which shares the proposed Evergreen
Senior Homes Specific Plan’s southern boundary. The Shanda Group, a Chinese investment company, purchased the site.

Table 7: South San Jose Market Conditions

Building Q3-17 Q2-17 Q3-16 Q3-17 Avg Asking
Typology Inventory Base Vacancy Vacancy Vacancy Rate (NNN)
Industrial 24,344,144 sq ft 3.60% 4.1% 3.1% $0.89
R&D 10,693,844 sq ft 14.40% 18.8% 16.2% $1.41
Office 10,826,940 sq ft 4.30% 3.7% 10.5% $2.16

Source: Cushman & Wakefield Third Quarter 2017 Market Report"
Employment

The 200-acre ESHO site is currently zoned for two million square feet of industrial park development, which would support
approximately 5,000 jobs on-site based on a jobs density of one job per 400 square feet assigned to Campus Industrial jobs in
the General Plan.

Jobs Multiplier

Economic activity, including housing, creates not only direct jobs in businesses on the site, but also supports other jobs and
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business revenues through buyer/supplier transactions and employee spending in retail and services outlets. These additional
business effects are referred to as economic multipliers. These multipliers can be applied to the construction phase projects
as well as the on-going operations of projects. As described in greater detail in the Fiscal Analysis Technical Report prepared
by ADE (Appendix 4) and shown in Table 8 below, the construction of senior housing project will yield 273 more construction
jobs onsite as well as more indirect and induced jobs for a total of 776 more jobs citywide for the 5 year life of the construction
phase, than the campus industrial construction project. The senior housing project would result in $48.6 million more in payroll
for the construction phase than the campus industrial project.

Table 8: Construction Phase Economic Impacts

Direct Effect | Indirect Effect | Induced Effect | Total Effect Multiplier

Campus Industrial Construction

Employment 2,086.1 275.3 787.3 3,148.7 1.51
Labor Income $189,068,866 $24,528,921 $54,189,730 $267,787,516 1.42
Output $307,800,000 $48,830,293 $125,770,934 | $482,401,234 1.57
Senior Homes Construction

Employment 2,359.5 600.7 964.3 3,924.5 1.66
Labor Income $209,102,053 $40,382,951 $66,931,560 $316,416,565 1.51
Output $438,414,298 $85,660,681 $153,046,713 | $677,121,692 1.54

Source: ADE, Inc.; data from IMPLAN Pro

After construction, during the operations phase of both projects, the campus industrial project will yield 5,000 jobs on site and
11,875 indirect and induced jobs elsewhere in the city, which is 4,778 more jobs onsite and 11,574 more total jobs citywide
through indirect and direct impacts (Table 9). The campus industrial project will yield during the life of of the project after
construction, $1.266 billion in labor income and $3,279 billion in business output, which is $1.245 billion more in annual wages
than the senior housing project and $3.45 billion more in business output than the senior housing project.

Table 9: Operations Phase Annual Economic Impacts

Direct Effect Indirect Effect | Induced Effect Total Effect Multiplier

Campus Industrial

Employment 5,000.0 3,087.6 3,787.6 11,875.2 2.38
Labor Income $686,152,749 $315,849,302 $264,048,061 $1,266,050,113 1.85
Output $1,928,291,067 | $746,496,699 $604,587,253 | $3,279,375,019 1.70
Senior Homes

Employment 221.7 224 57.3 3014 1.36
Labor Income $10,591,605 $1,778,661 $4,067,293 $16,437,558 1.55
Output $21,436,171 $4,084,752 $8,774,492 $34,295,415 1.60

Source: ADE, Inc.; data from IMPLAN Pro

The senior homes project would also employ some workers onsite for maintenance operations and other jobs would be
supported by the households’ expenditures in retail and service businesses in San Jose. ADE estimates the direct jobs from
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this household spending and maintenance would total about 222, with another 80 jobs supported through indirect and induced
multiplier effects. This total employment would produce $16.4 million in annual wages and $34.3 million in business revenue
(output).

Comparing the ESHSP to the adopted General Plan, during the construction phase of both projects, the Initiative’s proposed
ESHSP will yield 13.1% more jobs onsite and 24.6% more total jobs citywide through indirect and direct impacts than the
Adopted General Plan. The ESHSP will yield during the construction phase 18.1% more in annual wages than the Adopted
General Plan and 40.4% more in business output than the Adopted General Plan.

Comparing the ESHSP to the adopted General Plan, after construction, during the operations phase of both projects, the
adopted General Plan will yield 2,150% (or 21 times) the jobs onsite and 3,840% (or 38 times) more total jobs citywide through
indirect and direct impacts than the Initiative’s proposed ESHSP. The Adopted General Plan will yield during the life of the
projects after construction 7,600% (or 76 times) more in annual wages than the senior housing project and 9,460% (or 95
times) more in business output than the ESHSP.

Impacts to Adjacent Employment Lands

As described in the Business Aftraction and Retention section below, the location of Senior Housing as proposed in the
Initiative (adjacent to the remaining 170 acres of ECI Employment Area, which includes the 464,000 square foot former Hitachi
campus) could undermine the viability, marketability, and development of this entire area for Campus Industrial activities. The
combined effect of the Initiative on the entire ECI Employment Area results in a potential loss of up to 10,000 jobs. Industrial
operations and activities, such as noise, hours of operation, delivery and trucking operations, and industrial processes, can
create nuisances and hazards to the proposed nearby residents. While additional controls on industrial operations can attempt
to reduce these impacts on nearby residential development, these additional controls can impact the operations of industrial
uses and reduce the desirability of the former Hitachi campus as well as the larger ECI Employment Area. The potential job
loss on the remaining 170 acres in the ECI Employment Area is 5,000 jobs. Combined with the jobs lost on the ESHO site, this
could result in a total of 10,000 jobs lost in the ECI Employment Area.

The Initiative states that any jobs affected by the proposed Senior Housing Overlay land use designation would not be lost, but
instead shifted to other areas of the City that can accommodate more growth. The Initiative fails to designate any areas where
lost employment sites could be replaced, and such shifts in designation would require legislative action by the City Council as
well as environmental review under CEQA and property owner and public participation. Aside from process requirements,
however, the other employment lands in San Jose are planned at much higher densities than the ECl Employment Area, and
may not be suitable for the industrial jobs lost in ESHO. In other words, while the 10,000 jobs on the ESHO site can be shifted
“on paper” to other areas of the City, the specific types of jobs that utilize lower density and larger format buildings, such as
R&D, warehouse, and manufacturing, would likely not occur in differing building layouts with higher density levels in other
employment areas of the City nor could they be readily shifted to unspecified locations. This vague shift required by the
Initiative is likely not possible to accommodate the extent of the displacement of employment lands that may occur under the
Initiative. Land in San Jose is finite and most development in the City is infill development which cannot readily accommodate
dramatic changes in land uses from employment uses to residential and vice versa.

The Initiative includes the Citywide Senior Housing Overlay (CSHO) which can be applied to all underutilized employment
lands. As discussed further in Section IV.C.3 (Citywide Economic Development analysis) of this report, other employment
lands throughout the City would also be subject to potential conversion to senior housing, further constricting the supply of
sites to support future jobs. With 129,500 jobs potentially lost citywide, it becomes more unlikely that the 10,000 jobs
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associated with the ECI Employment Area will be absorbed elsewhere in the City.

The jobs gained in the ECI Employment Area will have a ripple effect of spurring employment growth in supporting business
and from employee spending on products and services. Based on a jobs multiplier analysis by Applied Development
Economics (see page 10 of fiscal report for analysis), the 10,000 jobs gained in the ECI Employment Area will result in 13,800
indirect and induced jobs elsewhere in the city. Thus, the removal of 10,000 jobs on the ECI Employment Area could result in
the total lost potential of 23,800 jobs. This would translate into a total of $2.5 billion lost in annual labor income and $6.5 billion
per year in lost economic output.

Industrial Supply Chain

The Adopted General Plan and zoning on the ESHO site supports lower density, large footprint research & development
(R&D), warehouse, and manufacturing operations. Recent trends in the high-tech sector have intensified existing industrial
parks throughout the Bay Area to more closely resemble office development. As a result, the ECI Employment Area, as well as
sites in Alviso, North San Jose, and North Coyote Valley, are the few remaining opportunities for lower density industrial
development in San Jose. Research and development and manufacturing operations serve a critical component of the Silicon
Valley supply chain and require larger footprints to allow for materials storage, clean rooms, and heavy equipment. Sites
greater than five acres in size are typically needed to support these larger foot print uses. There exists 2,761 acres of vacant
employment lands that are comprised of sites that are greater than 5 acres in size and represent 18% of the total employment
lands in the city. The potential conversion of the ESHO site to senior housing will mean the loss of 200 acres available for
larger footprint uses, reducing the remaining availability of the acreage for these opportunity sites by 8%.

Jobs/Housing Balance

The jobs-to-housing ratio of a city is a measure that is commonly used to evaluate how many jobs a city provides in
comparison to housing units. The City’s current jobs-to-housing ratio is 1.273, meaning there are 1.273 jobs per every
residential unit.33 Upon full build-out of the Adopted General Plan, the jobs-to-housing ratio in San José would be 1.750.34 If
the Initiative were approved, the City’s planned jobs-housing balance would decrease to 1.735, due to the additional 910
dwelling units added to the City’s planned residential growth and the 5,000 jobs lost from the planned job growth capacity by
the proposed Evergreen Senior Homes Specific Plan.

The City, however, uses a different, but similar, metric to evaluate San José’s jobs/housing balance: the jobs-to-employed-
resident (J/ER) ratio. This ratio is a measure that evaluates the number of jobs per worker in a city. A ratio greater than 1.0
implies that there are more jobs than workers, resulting in people commuting into that city for work, while a ratio less than 1.0
implies that a city lacks jobs for its residents forcing workers to commute to other cities for work. The J/ER ratio provides a

3 California Department of Finance, 2016 (329,824 housing units, 420,030 jobs).

3 This ratio is calculated using the General Plan’s baseline of existing jobs and housing units in 2008 during the General Plan update (369,450 jobs and 309,350
dwelling units) plus the General Plan’s planned job and housing growth (382,000 jobs and 120,000 dwelling units). This data is contained in Appendix 5 of the General
Plan.
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clearer understanding of a city’s jobs/housing balance than the jobs-to-housing ratio because it accounts for the fact that more
than one person typically lives in a household and for the diversity of housing types (i.e. studio, 1-bedroom, 2-bedroom, etc.).
For example, San José has an average household size of 3.20 people per owner-occupied unit and 3.05 people per renter-
occupied unit.3s Thus, one housing unit is not needed per every one job to have a balanced community. The City's current
JIER ratio is 0.80, meaning there are 0.80 jobs per every employed resident.38 Upon full buildout of the Adopted General Plan,
the City’s J/ER ratio will be 1.1. The proposed ESHSP will add 910 senior homes equating to 1,231 employed residents, and
will remove 5,000 planned jobs from the ECI Employment Area, resulting in a negligible difference to the City’s J/ER ratio.
Table 10 below shows the jobs and employed resident numbers used for the City’s existing condition, and full buildout of the
Adopted General Plan and the Initiative.

Table 10: ESHSP Jobs and Employed Residents Assumptions

Adopted
General Plan Initiative
Jobs/Employed Residents | Existing Buildout Buildout
Jobs 413,794 751,450 746,450
Employed Residents 518,200 689,100 690,331
JIER Ratio 0.8 1.1 1.1

Source: California Employment Development Department (CEDD) data for Existing data;
U.S. Census Bureau, ACE Estimates 1-Year Sample Table S2301 for Adopted General Plan
Buildout and General Plan w/Initiative Buildout data.

Business Attraction & Retention

If passed, the Initiative would result in incompatible land uses adjacent to each other. This could marginalize the existing and
planned Campus Industrial business operations, making it difficult to attract Campus Industrial development on the site as well
as tenant the neighboring 464,000-square-foot former Hitachi campus. Historically, residential intrusion in industrial areas has
threatened the retention of adjacent industrial uses. New residents adjacent to industrial uses often consider the industrial
operations undesirable. Typical activities are associated with noise and dust from operations, truck and delivery schedules,
and late and early operating hours. Additional controls can alleviate some nuisances for residences, but can adversely impact
business operations. The City’s industrial land base has been diminished over the years due to the addition of proximate
residential developments. Since 1980, 2,298 acres have been converted citywide, which resulted in a 16% reduction in
employment lands

The 200-acre ESHO site is a portion of the larger, contiguous 370-acre Evergreen Campus Industrial (ECI) Employment Area,
which is an Employment Growth Area in the Adopted General Plan. The ECI Employment Area includes the former Hitachi
campus, which recently sold to an internationally-based technology business and is immediately south of the ESHO site. The
proposed conversion of the ESHO site to senior housing will increase the proximity and presence of sensitive receptors (senior
residents) to the former Hitachi campus and the remaining 170 acres of ECI Employment Area. The Evergreen Senior Homes
Specific Plan includes the placement of detached units along the southern boundary, so residential units would share property

% U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
3% California Employment Development Division, 2016; U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
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lines with the former Hitachi campus. Industrial operations and activities, such as noise, hours of operation, delivery and
trucking operations, and industrial processes, can create nuisances and hazards to the proposed nearby residents. While
additional controls on industrial operations can attempt to reduce these impacts on nearby residential development, these
additional controls can impact the operations of industrial uses and reduce the desirability of the former Hitachi campus as well
as the larger ECI Employment Area. The potential job loss on the remaining 170 acres in the ECI Employment Area is 5,000
jobs. Combined with the jobs lost on the ESHO site, this could result in a total of 10,000 jobs lost in the ECI Employment Area.

The Initiative assumes that jobs lost because of the Initiative would shift to another area of the city. Moving the 10,000 job
capacity to other areas of the city would require substantial City process and analysis, including input from other property
owners on any proposed changes, input from the public, and analysis of compatibility of increased densities with existing
development. Shifting employment capacity to other areas of the city would also trigger environmental clearance processes.
Environmental review would likely require mitigations be implemented to reduce environmental impacts associated with these
changes to the City’s Adopted General Plan. The Initiative proposers do not contribute to the City entitlement processing costs
of shifting jobs elsewhere, nor any contribution toward infrastructure improvements or other mitigations needed to do so.
These unknown but potentially costly expenses would likely be borne by future employment development, thus increasing the
development costs for employment uses in San Jose.

4. Infrastructure and Environmental

State law states that a voter -sponsored (petition) initiative are not projects that must comply with the California Environmental
Quality Act (CEQA). 3" Nonetheless, this section provides a high-level analysis of the two groups of changes that would be
made if the voters approved the Initiative. First, there is a comparison of the current General Plan and Zoning on the
Evergreen site with the proposed ESHSP’s impact on transportation, schools, parks and open space, other public facilities,
and utilities and service systems. This section also examines other environmental issues including aesthetics/community
form, air quality, biological resources, cultural resources, geology and soils, greenhouse gas emissions, hazards and
hazardous materials, and noise.38

The environmental analysis in this report examines the differences between the Adopted General Plan (i.e., without the
Initiative) at buildout and the proposed Initiative at build out. In this way, the analysis, where possible, calculates and
evaluates what the actual environmental impacts would result from the changes proposed by the Initiative.

Evergreen Site
With regard to the impacts of the Initiative specific to approximately 200-acre Evergreen site, this Report compares the
following two scenarios: (a) the current General Plan and zoning for the site, and (b) the Evergreen Senior Housing Overlay

(ESHO) site with the Evergreen Senior Homes Specific Plan (ESHSP) as proposed by the Initiative:

a. Adopted General Plan Scenario: The ESHO site has a current General Plan land use designation of
Industrial Park, which allows for a maximum floor area ratio (FAR) of 10.0 (two to 15 stories in height). The

37 14 Cal. Code of Regs. § 15378(b)(3).
3 Timing and budgetary constraints also prelude a CEQA analysis.
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Industrial Park land use designation allows for a maximum development of approximately 87.1 million
square feet of campus industrial space on-site. The Adopted General Plan, however, has growth
assumptions which assume 5,000 jobs (on approximately 2.00 million square feet of industrial uses) onsite.

The site has existing Planned Development (PD) zonings (PDC82-006 and PDC98-035) for the development of two million
square feet of industrial uses with a maximum building height of 45 feet and an approximately three-acre park. The existing
entitlements are assumed to represent development of the ESHO site under the Adopted General Plan and are the basis for
the analysis for ESHO site.

General Plan with Proposed Initiative Scenario: The Initiative proposes creation of a Senior Housing Overlay land use
designation to convert employment lands to senior housing, applying the Senior Housing Overlay and adoption of the ESHSP
for the ESHO site. The ESHSP also includes various environmental design features (EDFs) aimed to reduce the Specific
Plan’s potential impacts or to ensure consistency with the City’s guidance regarding environmental leadership. This scenario is
referred to as proposed Initiative in the following discussions.

Approach for Analysis
The ESHO site-specific analysis for various environmental topics:

e |dentifies and compares the potential environmental impacts or constraints that could result from developing the
ESHO site under the Adopted General Plan and proposed Initiative scenarios;

e Discusses the adequacy of the ESHSP’s Environmental Design Features (EDFs) to avoid or mitigate environmental
impacts compared to mitigation and conditions of approval the City would typically require under the standard
development and CEQA review processes; and

e Concludes whether developing the ESHO site under the Initiative results in less, similar, or greater environmental
impacts than developing the ESHO site under the Adopted General Plan.

The below discussion of the Initiative’s impact on infrastructure and environment is based on the transportation analysis
completed by Hexagon Transportation Consultants in Appendix 6 and the environmental analysis completed by David J.
Powers & Associates in Appendix 5.

Transportation

Hexagon Transportation Consultants prepared a Transportation Impact Analysis to evaluate the transportation impacts of the
proposed Initiative. Evergreen is the area of San Jose’s Urban Service Area Boundary south of Story Road, east of U.S.
Highway 101, and generally north of the intersection of U.S. Highway 101 and Hellyer Avenue, where the northern boundary
of the Edenvale Development Policy Area ends (Figure 5).
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Figure 5: Evergreen East Hills Development Policy Area (green outline)

~ EEHDP Area
I Boundary

=Campus Industrial Space under EEHDP

m =Evergreen Senior Homes Initistive Area

History of Evergreen Transportation Development Policies

Historically, special transportation policies have been adopted in the Evergreen area where the proposed ESHSP is located.
The original Evergreen Development Policy (OEDP) was adopted in August 1976 to address the issues of flood protection and
traffic capacity in the Evergreen area. The OEDP was based on City analyses, which concluded that transportation and flood
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protection deficiencies constituted substantial constraints to development in the Evergreen Area.

The 1976 OEDP established the policy framework for dealing with the buildout of the Evergreen area as identified by the
General Plan at that time, and identified specific programs for correcting the service deficiencies. Since the adoption of the
OEDP, growth in the Evergreen area has been limited by the availability of urban services, particularly the capacity of the
transportation and flood control systems. In particular, the goal of the OEDP was to limit the construction of new residential
units so that a traffic Level of Service “D,” consistent with the City's General Plan policies, would be maintained at key
boundary (screen line) intersections. The screen line intersections also called the gateway intersections provide access into
and out of Evergreen. Since the adoption of the Level of Service Policy in 1978, the screen line intersections were already
operating at capacity. Because of the congestion and the fact that these intersections were the only way into and out of
Evergreen, the City has adopted special transportation policy to maintain capacity and traffic flow through these key
intersections. Since then, the Evergreen policy has been updated several times including:

e 1981, the City Council approved a Planned Development Rezoning (PDC81-03-017) for development of 2 million
square feet of campus industrial uses at the ESHO site. The entitlement included dedication of right-of-way and
construction of Aborn Road between White Road, Murillo and Fowler Roads; and dedication and improvement of the
south side of Story Road between Capitol Expressway and McGinness Avenue, extension of the Sanitary Main along
Aborn, extension of the water main, and implementation of a trip reduction program with staggered or multiple shifts,
car/van pools, transit and pedestrian/bicycle travel.

o 1991 Evergreen Specific Plan (ESP): Under the Original Evergreen Development Policy (OEDP), the screen line
intersections reached their maximum traffic capacity in 1989, effectively preventing additional residential
development. At that point, however, there was potential for the construction of almost 4,000 new residential units
based on existing General Plan land use designations. Of the almost 4,000 potential residential units, 3,000 were
within a sub-area of the OEDP, called the Evergreen Planned Residential Community (EPRC). The ESP was the
catalyst to revise the OEDP, and through that effort, the City was able to identify additional traffic mitigation
measures to support the construction of the new residential units. Traffic analysis performed in conjunction with the
preparation of the ESP, quantified the amount of traffic capacity required to allow full development of the remaining
vacant lands in Evergreen, and identified potential street improvements which could provide the required capacity. In
1991, the City Council approved the ESP and revised the OEDP to be consistent with the ESP.

e 1995 OEDP Amendment: The OEDP was again revised in 1995 to provide the policy framework for the build-out of
the EDP Area consistent with the General Plan at that time. With the goal of maintaining the basic traffic LOS “D” and
hundred-year flood protection standards of the 1976 OEDP and 1991 OEDP Amendment, those standards were
preserved as prerequisites to project approvals. The 1995 OEDP Amendment identified the remaining watersheds
and street system improvements required to allow 4,759 residential units to proceed. A Benefit Assessment District
(No. 91-209SJ Aborn/Murillo) was formed to provide a cost-sharing plan to finance and construct the extensive
infrastructure network enhancements necessary to facilitate the planned and potential dwelling units identified by the
San José 2020 General Plan and the ESP.

e In 1998, the Benefit Assessment District was augmented and updated through the formation of Community Facilities
District No. 4 because of changes to the laws governing special districts. Both the Benefit Assessment District and
the Community Facilities District remain in effect.

e In August 1998 to refine the traffic analysis methodology to facilitate small-scale, non-residential development, a
minor policy amendment was adopted. Following this amendment, traffic analysis methodology was no longer based
upon transportation level of service at only the screen line intersections, but based upon traffic measurements at all
affected intersections in Evergreen.
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e In 2008, the Evergreen-East Hills Development Policy (EEHDP) was adopted. The EEHDP provides traffic capacity
for a development pool of 500 residential units, 500,000 sq. ft. of retail and 75,000 sq. ft. of commercial office within
the Evergreen area. This policy established stringent transportation impact criteria described as the following:

o Asignificant adverse impact on traffic conditions at a signalized intersection in the Development Policy
Area if for during peak hours:

= The level of service at the intersection degrades to a worse letter grade level of service, or

=  For non-residential projects, the level of service at the intersection is an unacceptable Level of
Service E or F and the addition of project traffic creates an increase in critical delay value by 2
seconds or more and an increase in critical V/C ratio of 0.005 or more.

=  Forresidential projects, one or more added trips to an intersection operating at an unacceptable
Level of Service E or F

Conformance to the EEHDP

Refer to the Development Permit Process Section C of Chapter Il of this report for more information on current Evergreen East
Hills Development Policy. The Initiative proposes to exempt the proposed ESHSP from the requirements of the EEHDP. The
Initiative proposes to exempt itself from the traffic impact fee required of developments conforming to the EEHDP. Therefore,
impacts identified in the EEHDP would not be mitigated by the Initiative.

A traffic impact analysis initiated by the City was prepared to identify transportation impacts from development of the proposed
ESHSP, including:

e Intersection Level of Service Impacts

e Freeway Ramp Analysis

e  Gateway Intersection Peak Period Delay

e Gateway Corridor Average Daily Traffic (ADT) Analysis

e  Comparison of transportation impacts between the proposed Senior Housing and the approved 2.0M Campus
Industrial

e Qualitative transportation analysis of the proposed Senior Housing Overlay Citywide

Study Intersections

The study intersections include a total of 19 signalized intersections located within the EEHDP area and include the seven
Evergreen Gateway intersections (see Figure 6 below). The Gateway intersections, also referred to as “screen line”
intersections, are all the intersections on the edge of EEHDP area that provide access to the area. All traffic in and out of the
Evergreen area must pass through at least one Gateway intersection. Because of this, the Gateway intersections and the
corridors leading to them have the greatest potential for heavy traffic volumes and are of critical importance to the entire
Evergreen area. The Gateway intersections currently experience traffic flows that are primarily outbound during the AM peak
hour and inbound during the PM peak hour. See Appendix 6 for information about the Gateway and other study intersections,
and freeway ramps.
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Figure 6: Study Intersections Map
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This section of the report presents the results of a traffic study conducted for the City of San Jose regarding the proposed
ESHSP.

This study compares the traffic conditions for the following scenarios:

o Existing Conditions. Existing traffic volumes collected (counted) at signalized intersections and measured using
TRAFFIX, the software standard for Santa Clara County as established by the Valley Transportation Agency
Congestion Management Program, which measures the intersection Level of service based on the volume of traffic,
the intersection timing, and the number of lanes at the intersection.

e  Existing Plus Project Conditions (approved 2.0 million sq. ft. of campus industrial space): The estimated trips
generated by the approved 2.0 million sq. ft. of campus industrial space were added to existing traffic volumes.
Although the 2.0 million sq. ft of Campus Industrial has already been approved, this scenario was conducted to
compare the traffic impact of constructing the Campus Industrial to the traffic impact of constructing the ESHSP with
current traffic volumes.

e  Existing Plus Project Conditions (Proposed 910 Senior Housing Units): The estimated trips generated by the ESHSP
(910 senior housing units) were added to existing traffic volumes.

e Background Conditions: Build-out of the approved Campus Industrial site (4.25msf). Projected volumes from the City
of San Jose Approved Trips Inventory (ATI) database including the approved Campus Industrial were added to
existing volumes and a reassignment of existing traffic volumes to account for the internalization of trips within the
Evergreen area. The City's ATl is a database of the traffic volumes of approved but not yet constructed
developments and is maintained by the City staff

e Background Plus Project Conditions: The estimated trips generated by a portion of the Campus Industrial use (2
million sf) were subtracted from the background traffic volumes, and the estimated trips generated by the 910 senior
housing units were added to the background traffic volumes to measure the project conditions.

The study intersections include a total of 19 signalized intersections located within the EEHDP area and include the seven
Evergreen gateway intersections. The gateway intersections are all the intersections on the edge of EEHDP area that provide
access to the area. All traffic in and out of the Evergreen area must pass through at least one gateway intersection (see Figure
6).

Existing Conditions

Nineteen intersections were evaluated for Level of Service under existing conditions. Seven of the intersections were
identified as the Gateways. These intersections provide the primary access into and out of Evergreen. See Appendix 6 for
descriptions of the study’s intersections.

The Level of Service Summary below in Table 11 indicates that 4 of the intersections are currently operating at unacceptable
standard (below LOS D) and 10 of the intersections are operating at the lowest acceptable standard during one or more peak
hours (LOS D).

Trip Generation Estimates for Proposed Senior Housing and Approved Campus Industrial Uses

The number of trips generated by the proposed ESHSP was estimated using trip rates recommended by the Institute of
Transportation Engineers (ITE) Trip Generation Manual, 10th Edition (2017). This reference publishes the results of 30
surveys of detached senior adult housing around the country (land use category 251). The average rates from the surveys for
detached senior housing are 4.27 daily trips per unit with 0.24 and 0.30 trips per unit during the AM and PM peak hours.
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Based on the ITE rates, the proposed senior housing units would generate 3,886 daily trips, with 218 trips (72 inbound and
146 outbound) occurring during the AM peak hour and 273 trips (167 inbound and 106 outbound) occurring during the PM
peak hour (Table 12).

Trip generation for the approved Campus Industrial use was estimated using the City of San Jose’s Research and
Development (R&D) trip generation rate, to be consistent with previous traffic studies for the Evergreen area. The approved
2.0 million sq. ft. of Campus Industrial space would generate 16,000 daily trips, with 2,560 trips (2,048 inbound and 512
outbound) occurring during the AM peak hour and 2,240 trips (224 inbound and 2,240 outbound) occurring during the PM
peak hour.

As indicated in Table 13 below, although the approved Campus Industrial is projected to generate more traffic than the
proposed ESHSP, the ESHSP would still result in unacceptable level of service at four intersections.

Intersection Level of Service Analysis

The impact criteria set forth in the EEHDP, which are much more stringent than the impact criteria used in other parts of San
Jose, have been applied to the comparison of existing plus project, background, and background plus project conditions.

Existing Plus Project Scenario

Traffic conditions were evaluated for the Existing Plus Project Conditions for the proposed ESHSP and for the 2 million sq. ft.
of Campus Industrial. This analysis adds the project traffic to the existing intersection volumes to measure the level of service
of the intersection with the project. Table 13 measures the level of service for both the senior housing project and the two
million sq. ft. of Campus Industrial. This scenario represents the near term traffic conditions if the either project was
constructed in the next five years.

Although the 2 million sq. ft. is part of the approved 4.25 million sq. ft. Campus Industrial build out, this evaluation compares
the transportation impacts of either land use scenario if implement in today’s transportation environment.

Table 13 below shows that under existing plus project with the approved campus industrial, four intersections are projected to
operate LOS E or F conditions during at least one peak hour, however only two of the intersections would be impacted by the
campus industrial. Under existing plus project conditions with the ESHSP four intersections are projected to operate at LOS
E or F; however all four of the intersections will be impacted by the ESPSP.
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Table 11: Intersection Level of Service Summary: Existing Conditions

Existing
Study LOS Avg.
Number Intersection Standard | Peak Hour | Delay LOS
1 White Road and Story Road* D AM 50.1 D
PM 484 D
2 Capitol Expressway and Story Road * D AM 54.4 D
PM 59.3 E
3 Jackson Avenue and Story Road* D AM 32.2 C
PM 37.4 D
4 King Road and Story Road* D AM 44.9 D
PM 47.9 D
5 King Road and Tully Road * D AM 459 D
PM 47.2 D
6 Capitol Expressway and Silver Creek Road * D AM 61.4 E
PM 58.8 E
7 Silver Creek Road and Yerba Buena Road* D AM 26.9 C
PM 22.6 C
8 Capitol Expressway and Aborn Road D AM 65.0 E
PM 91.4 F
9 Capitol Expressway and Nieman Boulevard D AM 6.8 A
PM 9.5 A
10 Capitol Expressway and Quimby Road D AM 54.5 D
PM 53.8 D
11 Capitol Expressway and Tully Road D AM 55.4 E
PM 49.0 D
12 Nieman Boulevard and Aborn Road D AM SilES C
PM 39.2 D
13 San Felipe Road/White Road and Aborn Road D AM 479 D
PM 43.8 D
14 San Felipe Road and Yerba Buena Road (S) D AM 42.2 D
PM 34.4 C
15 Nieman Blvd/Silver Creek Valley Rd & Yerba Buena Rd D AM 39.3 D
PM 39.8 D
16 US 101 and Capitol Expressway (E) D AM 7.7 A
PM 13.2 B
17 US 101 and Capitol Expressway (W) D AM 14.1 B
PM 18.9 B
18 US 101 and Yerba Buena Road (E) D AM 30.8 C
PM 18.7 B
19 US 101 and Yerba Buena Road (W) D AM 220 C
PM 27.0 C
Notes: * Denotes Gateway Intersection. Bold indicates unacceptable Total
level of service. Bold and boxed indicate significant impact. Delay 1493.3
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Table 12a indicates the Campus Industrial is estimated to generate 16,000 daily trips and 2560 am peak hour and 2240 pm
peak hour trips. The ESHSP is estimated to generate 3,886 daily trips and 218 am peak hour 273 pm peak hour trips. The
Campus Industrial generates mainly inbound traffic during the morning commute and outbound traffic during the pm commute,
which is the opposite of the prevailing traffic pattern in Evergreen. However, because the Campus Industrial generates
significantly more traffic than the ESHSP, the Campus Industrial still adds more traffic to the peak commute direction than the
ESHSP.

There are existing zonings on the Campus Industrial site approved in 1981, 1982 and 1998 included conditions limiting the
amount of traffic the projects could generate. The following conditions relate specifically to the amount of traffic the project
generates:

PDC81-03-017/PDC82-006

The developer and/or project occupant(s) as appropriate shall implement and maintain programs to reduce peak
hour trip generation by not less than 30%. Trip reduction programs for each phase of development shall be submitted
to the Director of Public Works for review and approval prior to issuance of a PD Permit by the Director of Planning.

PDC98-05-035

Submit a trip generation comparison study which compares the anticipated trip generation of the proposed use with
the previously approved zoning. The developer may be required to implement a TDM program to reduce pm peak
hour trips. This may be accomplished by multiple shifts, car pool/van pool and pedestrian and bicycle facilities.

Table 12b estimated the trip generation for the Campus Industrial based on the City’s Research and Development rates. The
8 trip per 1000 square feet of campus research and development is estimated to generate 16,000 daily trips with 2560 am and
2240 pm peak hour trips without any trip reductions that would be required consistent with the project zonings conditions of
approval. The project conditions require a reduction of peak hour trips by not less than 30%. Applying the 30% reduction to
the trip generation rate could results in 11,200 daily trips with 1792 am and 1568 pm peak hour trips, approximately 4,800
daily trips, 768 am, 672 pm peak hour trips less than what was analyzed in the report. The resulting reduction in trips would
reduce the impacts and the volume of traffic attributed to the Campus Industrial that were identified in this report.

Table 13 compares the traffic conditions of the Campus Industrial to the ESHSP. As indicated in the table, the Campus

Industrial impacts only 2 intersections. This may be because the Campus Industrial mainly adds traffic to roadways with
available capacity. In other words, non-residential land uses like the Campus Industrial generate traffic in the non peak

direction.

Table 13 also indicates the ESHSP results in impacts at four intersections, two during both peak hours of the impacted
intersections. This is due to the more stringent transportation standards adopted in the current Evergreen transportation policy
(EEHDP, adopted 2008) which was intended to limit development to small infill and small residential development and not
exacerbate current traffic conditions.
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Table 12: Trip Generation Rate Estimates

Approved Campus Industrial

Table 12a

Campus
Indusptrial Research & Development 2,000,000 square feet | 8.00 | 16,000 16% 80% 20% | 2,048 512 2,560 14% 10% 90% | 224 2,016 2,240
Proposed Senior Housing
Residential Senior Housing Detached * 910 dwelling units 427 | 3,886 24% 33% 67% 72 146 218 30% 61% 39% | 167 106 273
Net Difference in Trips 12,114 1,976 366 2,342 57 1,910 1,967
Table 12b

Approved Campus Industrial with 30% trip reduction***

Campus

Industrial Research & Development 2,000,000 squarefeet | 5.60 | 11,200 | 16% 80% 20% | 1,435 358 1,792 | 14% 10% 90% | 157 1411 1,568

Proposed Senior Housing

Residential Senior Housing Detached * 910 dwelling units 4.27 | 3,886 24% 33% 67% 72 146 218 30% 61% 39% | 167 106 273
Net Difference in Trips 7,314 1,363 212 1,574 10 1,305 1,295

Notes: Based on ITE (Land Use 251) Trip Generation Manual, 10th Edition 2017.

*Based on ITE (Land Use 251) Trip Generation Manual, 10th Edition 2017.

**"Split" is a term used to describe the percentage of traffic entering and existing a site during peak peak travel.

***Approved Campus Industrial with 30% trip reduction
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Background plus Project Scenario
The Background scenario measures the level of service if 4.25 million sg. ft. of Campus Industrial was constructed.

The background includes the build out of the entire approved Campus Industrial (4.25 million sq ft), and other approved but
not constructed projects including 407 unbuilt units from ESP, and approximately 450,000 sf commercial and 206 residential
units from EEHDP. Under background conditions, the scenario that includes development of the Campus Industrial site as
approved, eight of the 19 study intersections would operate at LOS E or LOS F.

The background conditions are defined as the conditions (LOS) that would occur if the entire 4.25 million sq ft approved
Campus Industrial sit was constructed. The background plus project are the conditions (LOS) that would occur if 910 units
were constructed in place of 2 million sq ft. of the Campus industrial.

ESHSP Project Scenario

The Senior Housing Project Scenario measures the level of service if 2.0 million sq. ft. of Campus Industrial was replaced with
the 910 senior housing project.

Table 13: Intersection Level of Service Summary: Existing Plus Project

Existing Plus Project
2.0 mil. sq. ft. of Campus Industrial Senior Housing
LOS Peak | Avg. Incr. In Incr. In Avg. Added
Intersection Standard | Hour | Delay LOS Crit. Delay  Crit. VIC Delay LOS Trips

White Road and Story Road* D AM 50.1 D -0.1 -0.001 50.1 D

PM 48.2 D 0.1 -0.004 48.4 D
Capitol Expressway and Story Road * D AM 53.2 D -2.0 -0.027 54.4 D

PM 59.0 E 0.1 0.003 59.3 E 8
Jackson Avenue and Story Road* D AM 32.2 C 0.0 -0.001 322 C

PM 374 D 0.1 -0.001 374 D
King Road and Story Road* D AM 44.7 D 0.1 -0.017 449 D

PM 47.8 D -0.2 -0.005 47.9 D
King Road and Tully Road * D AM 46.2 D 0.7 -0.027 459 D

PM 47.9 D 1.7 -0.021 47.2 D
Capitol Expressway and Silver Creek Road * | D AM 59.9 E 0.4 0.035 61.9 E 68

PM 63.0 E 9.1 0.046 59.2 E 52
Silver Creek Road and Yerba Buena Road* | D AM 25.3 C 0.5 0.016 26.9 C

PM 24.2 C 8.1 0.031 22.5 C
Capitol Expressway and Aborn Road D AM 59.1 E -7.9 0.031 68.3 E 91

PM 81.3 F -24.6 -0.129 94.7 F 91
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Existing Plus Project

2.0 mil. sq. ft. of Campus Industrial

Senior Housing

LOS Peak | Avg. Incr. In Incr. In Avg. Added
Intersection Standard | Hour | Delay LOS Crit. Delay  Crit. VIC Delay LOS Trips
Capitol Expressway and Nieman Boulevard D AM 7.6 A 14 0.033 6.9 A
PM 9.2 A -0.5 -0.012 9.6 A
Capitol Expressway and Quimby Road D AM 52.8 D -3.0 -0.017 54.5 D
PM 53.9 D 0.6 0.016 54.0 D
Capitol Expressway and Tully Road D AM 51.9 D -17.9 -0.196 55.4 E 18
PM 49.1 D 0.1 0.001 49.0 D
Nieman Boulevard and Aborn Road D AM 38.3 D 9.5 0.090 315 C
PM 39.1 D 5.1 0.009 39.6 D
San Felipe Road/White Road and Aborn
Road D AM 47.0 D -34 -0.014 48.5 D
PM 46.0 D -4.5 0.021 43.9 D
San Felipe Road and Yerba Buena Road (S) | D AM 41.8 D 3.2 0.032 42.8 D
PM 41.8 D 9.1 0.129 34.8 C
Nieman Blvd/Silver Creek Valley Rd & Yerba D AM 95.9 E 32.9 0.269 395 D
Buena Rd PM 41.3 D 6.0 0.062 40.1 D
US 101 and Capitol Expressway (E) D AM 7.5 A -0.1 -0.002 7.7 A
PM 12.3 B 7.9 -0.029 13.1 B
US 101 and Capitol Expressway (W) D AM 15.1 B 4.3 0.069 14.2 B
PM 18.6 B -0.7 -0.039 19.0 B
US 101 and Yerba Buena Road (E) D AM 30.4 C 3.7 0.051 34.1 C
PM 19.3 B 8.4 0.102 18.9 B
US 101 and Yerba Buena Road (W) D AM 25.1 C 3.9 0.106 22.3 C
PM 38.0 D 18.7 0.103 27.8 C
Notes: * Denotes Gateway Intersection Total
Bold indicates unacceptable level of service. Delay | 1521.5 1508.4

Bold and boxed indicate significant impact.
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Table 14: Intersection Level of Service Summary: Background Plus

Project
Background Background Plus Project
Net
Study LOS Avg. Avg. Added
Number Intersection Standard | Peak Hour | Delay LOS | Delay LOS Trips
1 White Road and Story Road* D AM 511 D 51.0 D
PM 49.4 D 49.5 D
2 Capitol Expressway and Story Road * D AM 53.6 D 54.7 D
PM 61.1 E 61.4 E 134
3 Jackson Avenue and Story Road* D AM 32.2 C 32.2 C
PM 375 D 375 D
4 King Road and Story Road* D AM 451 D 454 D
PM 48.3 D 48.5 D
5 King Road and Tully Road * D AM 46.8 D 46.6 D
PM 49.9 D 49.7 D
Capitol Expressway and Silver Creek
6 Road * D AM 60.6 E 61.6 E -34
PM 92.5 F 72.4 E 14
Silver Creek Road and Yerba Buena
7 Road* D AM 254 C 25.7 C
PM 25.9 C 24.6 C
8 Capitol Expressway and Aborn Road D AM 64.6 E 64.6 E -282
PM 115.3 F 80.3 F -205
Capitol Expressway and Nieman
9 Boulevard D AM 9.0 A 8.2 A
PM 10.4 B 10.9 B
10 Capitol Expressway and Quimby Road D AM 61.5 E 63.6 E -72
PM 63.7 E 64.4 E 24
11 Capitol Expressway and Tully Road D AM 52.0 D 54.9 D
PM 51.7 D 514 D
12 Nieman Boulevard and Aborn Road D AM 56.4 E 41.2 D
PM 43.8 D 455 D
San Felipe Road/White Road and
13 Aborn Road D AM 53.1 D 48.1 D
PM 68.5 E 50.7 D
San Felipe Road and Yerba Buena
14 Road (S) D AM 43.8 D 41.3 D
PM 429 D 40.0 D
Nieman Blvd/Silver Creek Valley Rd &
15 Yerba Buena Rd D AM 106.7 F 54.9 D
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Background Background Plus Project
Net
Study LOS Avg. Avg. Added
Number Intersection Standard | Peak Hour | Delay LOS | Delay LOS Trips
PM 41.9 D 39.6 D
16 US 101 and Capitol Expressway (E) D AM 7.7 A 7.8 A
PM 11.6 B 12.6 B
17 US 101 and Capitol Expressway (W) D AM 171 B 17.0 B
PM 18.9 B 18.8 B
18 US 101 and Yerba Buena Road (E) D AM 334 C 26.8 C
PM 23.0 C 21.7 C
19 US 101 and Yerba Buena Road (W) D AM 35.7 D 27.6 C
PM 63.5 E 453 D
Notes: * Denotes Gateway Intersection
Bold indicates unacceptable level of service. Total
Bold and boxed indicate significant impact. Delay 1775.6 1598.0

Table 14 indicates the proposed Senior Housing project would result in an improved level of service at four of those
intersections. At three of the four intersections that would remain at an unacceptable level of service, the proposed project
would add trips. Adding trips is defined as a significant impact under the impact criteria that apply to the Evergreen area.

Recommended Mitigation Measures

Recommended improvements at the three impacted intersections would consist of the following:

Capitol Expressway and Story Road — The project would add more than one trip to this intersection, which is
projected to operate at LOS E during the PM peak hour. There are no feasible improvements that would allow this

intersection to operate at an acceptable level of service, defined as LOS D or better.

Capitol Expressway and Silver Creek Road — The project would add more than one trip to this intersection. However,
the LOS would improve from LOS F under background conditions to LOS E with the proposed conversion. It should
be noted that there are no feasible improvements that would allow this intersection to operate at an acceptable level

of service, LOS D or better.

Capitol Expressway and Quimby Road — The addition of a second eastbound left-turn lane at the intersection would
result in a decrease in delay (better than background conditions); however, the intersection would continue to

operate at LOS E.

The level of service results indicates that congestion within the Evergreen area would generally improve with the proposed
land use conversion due to the large reduction in peak hour trips when compared to the approved campus industrial uses.
However, the analysis also shows that the conversion of the campus industrial uses to senior housing would result in
significant impacts at three intersections based on the EEHDP impact criteria. The identified impacts are a result of the loss of
jobs and the associated internalization of trips and reduction in trips leaving the EDP area at its gateways. It is important to
note that intersection level of service analysis is only one tool by which to evaluate the effects of the proposed land use
conversion. The level of service analysis should be considered along with the directionality delay and gateway corridor
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analysis discussed below.

Gateway Intersection Peak Direction Delay

The average delay at intersections considers the delay for all turn movements at an intersection. Average delay may not
always reflect the experience of motorists at intersections where traffic flow is predominantly in one direction (peak directional
flow). In such cases, the addition of traffic to peak directions may have a greater effect on motorists than would be reflected by
average delay. Therefore, peak direction delay at each of the gateway intersections also was reviewed (see Table 15).

The review indicates that the approved Campus Industrial development would result in a reduction in peak direction delay at
two gateway intersections during the AM peak hour when compared to existing conditions,the current level of service at the
intersections, and a decrease of 2.1 seconds for all intersections combined. The proposed senior housing units would result in
an increase of 3.5 seconds in peak direction delay during the AM peak hour for all intersections combined.

During the PM peak hour, the approved Campus Industrial development would result in an increase of 2.6 seconds of delay
for all intersections combined. The proposed senior housing units would result in an increase of 7.9 seconds in peak direction
delay during the PM peak hour for all intersections combined. Thus, the proposed senior housing units would result in more
peak direction delay than the Campus Industrial development during the AM and PM peak hours.

Table 15: Gateway Intersection Peak Direction Delay

AM Peak Hour Delay PM Peak Hour Delay
Background Background
Study Existing  Background Plus Project Existing Background Plus Project
Number Intersection Conditions  Conditions  Conditions | Conditions  Conditions  Conditions
1 White Road and Story Road 40.3 40.6 40.8 41.7 434 43.3
Capitol Expressway and Story
2 Road * 50.1 46.5 49.9 51.9 50.1 51.8
3 Jackson Avenue and Story Road 445 44.6 446 48.2 48.3 48.2
4 King Road and Story Road 102.4 104.6 104.6 92.8 92.0 92.9
5 King Road and Tully Road * 40.6 445 42.3 36.2 44.0 41.8
Capitol Expressway and Silver
6 Creek Road * 62.8 57.4 61.4 46.7 40.5 44.3
Silver Creek Road and Yerba
7 Buena Road 20.6 21.0 21.2 134 15.2 16.5
Total Peak Direction Delay 361.3 359.2 364.8 330.9 333.5 338.8
Change Compared to Existing 241 35 2.6 7.9
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Improvements Proposed by the Senior Housing Initiative

The Initiative identifies improvement of several intersections within the Evergreen area, referred to as Environmental Design
Features (EDFs) in the initiative. The basis for the identification of the specific improvements is unknown, as there is not a
traffic analysis available for the proposed Initiative that identifies potential impacts that the identified EDFs would mitigate. The
identified improvements would result in the addition of capacity at each of the locations and each improvement appears
feasible. However, identification of the operational benefit of each EDF would require a complete traffic analysis. The
proposed EDFs do not overlap with any of the improvements that have been identified as mitigation measures for the EEHDP
or that were included in the conditions of approval for the Campus Industrial.

The following improvements are proposed as design features as part of the ESHSP:

EDF TRA-1 Capitol Expressway / Aborn Road: Prior to issuance of final occupancy permits for the first phase, and subject
to the approval of the agency with authority over the intersection, the project applicant shall implement one of the following
options. The LOS would improve from LOS F to E with implementation of the improvement:

(1) Implement dynamic lane utilization for the northbound right-turn movement (i.e., providing a second northbound
right-turn movement in the PM peak hour). During the AM peak hour, the dynamic lane will be a conventional
HOV lane in the direction of HOV travel demand. This option also includes improving pedestrian and bicycle
facilities on the northbound approach by providing a Class 1 trail facility that will accommodate both cyclists and
pedestrians, and a shorter crosswalk, or

(2) Install a pedestrian push button at the northbound right-turn slip lane, and code the northbound right-turn
movement as free. The northbound right-turn lane has its own receiving lane, sufficient in length to
accommodate free flow merge conditions on Aborn Road.

EDF TRA-2 San Felipe Road / Paseo De Arboles: Prior to issuance of final occupancy permits for the first phase, and
subject to the approval of the agency with jurisdiction over the intersection, the project applicant shall convert the westbound
left-turn lane on Paseo de Arboles to a shared left-right-turn lane.

EDF TRA-3 White Road / Quimby Road: Prior to issuance of final occupancy permits for the first phase, and subject to the
approval of the agency with jurisdiction over the intersection, the project applicant shall construct a second northbound left-
turn lane on Quimby Road.

EDF TRA-4 Neiman Boulevard / Yerba Buena Road: Prior to issuance of final occupancy permits for the first phase, and
subject to the approval of the agency with jurisdiction over the intersection, the project applicant shall construct a second
northbound left-turn lane on Yerba Buena Road west of Nieman Boulevard and a second southbound left-turn lane on Yerba
Buena Road east of Neiman Boulevard.

EDF TRA-5 Silver Creek Road / Capitol Expressway: Prior to issuance of final occupancy permits for the first phase, and
subject to the approval of the agency with jurisdiction over the intersection, the project applicant shall restripe the southbound
approach on Capitol Expressway to include a southbound right-turn lane for 450 feet.

EDF TRA-6 Capitol Expressway / Aborn Road: Prior to issuance of final occupancy permits for the first phase, and subject
to the approval of the agency with jurisdiction over the intersection, the project applicant shall construct a second northbound
left-turn lane on Aborn Road.

EVERGREEN SENIOR HOMES INITIATIVE 9212 REPORT Page | 66




EDF TRA-7 Silver Creek Road / Lexann Avenue: Prior to issuance of final occupancy permits for the first phase, and subject
to the approval of the agency with jurisdiction over the intersection, the project applicant shall restripe the eastbound approach
on Lexann Avenue to include a dedicated eastbound right-turn lane.

Other Transportation Analysis

Freeway Ramp Analysis

An analysis of metered freeway ramps providing access to US 101 from the Evergreen area was performed to identify the
effect of the proposed land use conversion on delay at the metered freeway on-ramps. Note that only the proposed ESHSP
was evaluated under existing plus project conditions. Thus, the freeway ramp analysis, under current traffic conditions,
indicates that the ESHSP would result in increases in delay at the metered U.S. 101 freeway ramps because it would result in
more traffic traveling in the peak direction at the ramps.

Gateway Corridor Average Daily Traffic (ADT) Analysis

To measure average daily traffic (ADT), cameras or data collection devices are placed on or near a major roadway for a 24-
hour period to measure the total number of vehicles on a particular roadway. This measurement identifies how congested a
road way (also called major transportation corridor) is. There are several major corridors affected by development in the
Evergreen area.

Using Average Daily Traffic (ADT) data collected in November 2017, the level of service for roadway segments that are part of
the seven gateway corridors was calculated. As shown in Table 16, under existing conditions, one of the seven roadway
segments currently operate at LOS F, and the other six operate at LOS D. Compared to existing conditions, the proposed
senior housing units would not result in any change to the level of service on any of the roadway segments evaluated. Note
that only the proposed senior housing was evaluated under existing plus project conditions for the corridor analysis.

Table 16 measures the major transportation corridors in Evergreen that support circulation and mobility (the ability for people
to travel in vehicles, buses, bicycles). Under both background conditions (with the Campus Industrial space) and background
plus project conditions (with the Senior Housing units), four of the seven roadway segments would operate at an unacceptable
level of service. The segment of Tully Road, between Alvin Avenue and Seacliff Way, would deteriorate from LOS E to LOS F
with the proposed senior housing initiative.
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Table 16: Gateway Corridor ADT Analysis

Existing Existing Plus ESHSP Difference Background Background Plus ESHSP Difference
Segment Direction | AM | PM_| ADT | LOS |AM | PM [ ADT | LOS |AM [PM [ADT |AM | PM | ADT [LOS|AM |[PM [ADT |LOS | AM | PM | ADT
Yerba Buena
Road, between | EB 883 | 1469 | 15099 906 | 1,508 | 15,500 +23 | +39 | +401 | 1,869 | 1,349 | 13,866 1,446 | 1472 | 15130 423 | 123 | +1264
m‘;g% ';':fjle WB 1540 | 1,098 | 16,878 1587 | 1,123 | 17,262 +47 | +25 | +384 | 1,595 | 2,099 | 32,265 1,645 | 1,669 | 25,655 50 | -430 | 6610
Place Way Total 2423 | 2567 | 31,977 | D | 2493 | 2631 [ 32,762 | D | +70 | +64 | +785 | 3464 | 3448 | 46131 | F | 3,001 | 3,141 | 40785 | F | -373 | -307 | -5346
Ejg:g’s'sway, NB 1151 | 1,872 | 23,371 1173 | 1,904 | 23,771 +22 | +32 | +400 | 1,959 | 1,422 | 17,753 1,659 | 1,736 | 21,673 -300 | 314 | +3920
between Silver | SB 1,694 | 1,582 | 23731 1,740 | 1,602 | 24,031 +46 | +20 | +300 | 1,401 | 2,480 | 37,202 1,648 | 2,147 | 32,206 247 | -333 | -4995
Creek Road and
US 101 Total 2845 | 3454 | 47102 | D | 2,913 | 3506 | 47,802 | D | +68 | +52 | +700 | 3,360 | 3902 | 54955 | D | 3,307 | 3,883 | 53879 | D 53 | -19 | 1075
Tully Road, EB 1,103 | 2,072 | 26,159 1,105 | 2,079 | 26,247 ¥2 | +7 | +88 [ 1,230 | 1,894 | 23912 1,268 | 2,129 | 26,879 38 | 235 | +2067
E\imznaﬁg’i” WB 2,006 | 1,569 | 26,816 2,010 | 1,573 | 26,884 +4 | +4 | +68 | 1,846 | 1,802 | 30,798 2,069 | 1,812 | 30,969 223 | 10| +71
Seacliff Way Total 3109 | 3641 | 52975 | D | 3115 | 3652 | 53132 | D | +6 | +11 | +157 | 3,076 | 3,696 | 54710 | E | 3337 | 3941 | 57,848 | F 261 | 245 | +3138
Story Road, EB 1,198 | 1,672 | 20,660 1,198 | 1,672 | 20,660 0 o Jo 1,341 | 1,930 | 23,848 1,341 | 1,930 | 23,848 0| o 0
E\imz”aﬁz"x WB 1,382 | 1,505 | 21,137 1,382 | 1,505 | 21,137 0 o o 1,559 | 1,857 | 24,609 1559 | 1,857 | 24,609 0| o 0
King Road Total 2580 | 3267 | 41,797 | D | 2,580 | 3267 | 41,797 |D |0 [0 |0 2,900 | 3,787 | 48457 | D | 2,900 | 3,787 | 48457 | D 0| o 0
King Road, NB 2,014 | 1,370 | 19,494 2,015 | 1,371 | 19,508 #1 |+ | +14 | 1,958 | 1,500 | 21,344 2,021 | 1,506 | 21,429 63| 6| +85
3\7;\9’2?1% %‘ggo SB 1,248 | 1,583 | 20,943 1,249 | 1,585 | 20,969 +1 | +2 | +26 | 1,325 | 1,642 | 21,724 1,342 | 1,688 | 22,332 17 | 46 | +609
EB Ramps Total 3262 | 2,953 | 40437 | F | 3264 | 2056 | 40478 | F | +2 | +3 | +41 | 3283 | 3142 | 43067 | F | 3363 | 3,194 | 43761 | F 80 | 52| +694
Efggsway‘ NB 3117 | 2,013 | 36,884 3123 | 2,016 | 36,939 +6 | +3 | +55 | 2,919 | 2214 | 40,567 3116 | 2,186 | 40,054 197 | -28 | 513
between Story | SB 1,368 | 2,746 | 32,017 1371 | 2,751 | 32,075 +3 | +5 | +58 | 1,502 | 2,619 | 30,536 1507 | 2,773 | 32,332 5| 154 | +1796
Rd and Capitol
Ave Total 4485 | 4759 | 68,901 | D | 4494 | 4767 | 69,014 | D | +9 | +8 | +113 | 4421 | 4833 | 71,103 | E | 4,623 | 4,959 | 72,386 | E 202 | 126 | +1283
White Road, NB 1371 | 840 | 12,200 1372 | 841 | 12215 #1 |+ [ +15 | 1407 | 956 | 13,885 1408 | 918 | 13,333 1] -38| -552
3\729’2‘;‘1’& Miford | sp 793 | 1220 | 12,175 794 | 1222 | 12,195 # | +2 | +20 |04 | 1239 | 12365 866 | 1254 | 12,514 38| 15| +150
Buckner Dr Total 2164 | 2,060 | 24375 | D | 2166 | 2,063 | 24400 | D | +2 | +3 | +34 | 2311 | 2195 | 26249 | D | 2274 | 2172 | 25.847 | D 37| 23| 402
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As indicated in Table 13, all the major gateway corridors are currently functioning at LOS D and implementation of the existing
Campus Industrial entitiements and the proposed ESHSP will degrade LOS below the LOS D standard for four of the seven
roadways in Evergreen. Because these corridors are built to capacity and roadway widening is impossible and undesirable,
the City's General Plan provides new direction for transportation that include goals related to focused growth, Urban Villages,
and sustainability.

Conclusion

For the past 37 years, the City has adopted the most stringent transportation policy for development in Evergreen recognizing
that daily traffic congestion, access into and out of the area, and residents’ need to travel outside of Evergreen to jobs all
combined to create immitigable transportation impacts.

The EEHDP and the Adopted General Plan identifies the development of Campus Industrial uses within the Evergreen area,
including the ESHO site. Providing a job center within the Evergreen area was projected to improve traffic conditions by
establishing a reverse commute pattern and internalizing trips within the Evergreen area. Since the greater Evergreen area
has been developed primarily as housing, the existing Campus Industrial entitlements would not exacerbate the existing
unbalanced transportation issues that currently exist.

The number of trips generated by the proposed ESHSP was estimated using trip rates recommended by the Institute of
Transportation Engineers (ITE) Trip Generation Manual, 10th Edition (2017). This reference publishes the results of 30
surveys of detached senior adult housing around the country (land use category 251). The average rates from the surveys for
detached senior housing are 4.27 daily trips per unit with 0.24 and 0.30 trips per unit during the AM and PM peak hours.

The ITE rates for Senior Adult Housing (Land use 251) include a wide variety of studies ranging from communities with very
active, working residents to communities with older, retired residents. Many factors affect the trip rates for detached senior
adult housing such as average age of residents, development location and size, affluence of residents, employment status and
vehicular access. Other factors included proximity to medical facilities, restaurants, shopping centers, banks, and recreational
activities. Because of the location of the proposed ESHSP in Evergreen and in San Jose, a senior housing site could result in
increased vehicular traffic than studied when considering specific factors such as employment status, affluence, access to
goods and services, and proximity to medical facilities. However, the study was done based on the adopted ITE rates.

Trip generation for the approved campus industrial entitlements was estimated using the City of San Jose’s R&D trip
generation rate, to be consistent with previous traffic studies for the Evergreen area. The approved two million sq. ft. of
Campus Industrial space would generate 16,000 daily trips, with 2,560 trips (2,048 inbound and 512 outbound) occurring
during the AM peak hour and 2,240 trips (224 inbound and 2,240 outbound) occurring during the PM peak hour, well above
the projected trips for the ESHSP.

As studied, replacing the two million sq. ft. Campus Industrial with 910 senior housing units is projected to generate less traffic
in Evergreen and result in less impacts with the build out of Evergreen. However, the impacts of more housing in Evergreen is
evident in the current directional congestion along the major transportation corridors within Evergreen and on US101 and 1280
where commuters must travel in the same direction to get to jobs. The Adopted General Plan envisions transportation that is
multimodal and environmental sustainable. Communities should be developed to minimize driving and encourage walking to
satisfy daily needs.
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Schools

The ESHO site is located within the Evergreen Elementary School District and East Side Union High School District. Typically,
non-residential land uses do not result in direct impacts to local schools compared to residential uses. Therefore, development
of the ESHO site under the Adopted General Plan would not directly impact local schools. Under the proposed Initiative, the
ESHO site would be developed with up to 910 senior dwelling units that could generate approximately two students.3

While the ESHSP does not include Environmental Design Features (EDFs) pertaining to school facilities, all new development
is required to comply with California Education Code 17620 and pay school impact fees based on a development’s square
footage. Per state law, payment of school impact fees is considered to be the full and complete school facilities mitigation for
new development. Refer to Appendix 5 for additional details.

Conclusion: The Initiative’s senior housing project on the ESHO site would generate a nominal number of school-aged
children and its impacts to school facilities would be negligible. Development of the ESHO site under the proposed Initiative
would have slightly greater impacts to schools than Campus Industrial development under the Adopted General Plan and
current zoning.

Parks and Open Space

The development of the ESHO site under the Adopted General Plan would include 2.0 million square feet of campus industrial
uses and an approximately three acre park. While employees of the campus industrial development could increase demand
of the existing park and open space facilities in the area, existing regulations and policies are focused on providing adequate
parkland for residents (rather than employees).

The development of the ESHO site under the proposed Initiative would be subject to the Quimby Act, (California Government
Code Section 66477-66478), and the City's Municipal Code Section 14.25 Park Impact Requirements Ordinance (PI1O) and
Section 19.38 Parkland Dedication Ordinance (PDO). These ordinances require residential projects that create new units to
dedicate land for park purposes, pay an equivalent parkland fee in lieu of land dedication, or both. Alternatively, a residential
development may satisfy the requirements of the P1O or PDO by entering a Parkland Agreement for the construction or
improvements to park facilities. Pursuant to these ordinances, a residential project's parkland obligation under the PDO and
PIO is equivalent to providing (in value or property) three acres of land for every 1,000 new residents added by the housing
development.

The development of up to 910 senior units with 719 single-family detached units and 191 multi-family units (as analyzed in the
9212 Environment Analysis) would have a parkland obligation to provide 8.48 acres of land for public park uses*, or an

3 Appendix 5; 9212 Environmental Analysis, DJPA, December, 2017

40 The parkland obligation is calculated by using the number of housing units multiplied by the projected persons per household (by using U.S. Census data) and
multiplying that number by the parkland requirement (three acres to a 1,000 population or 0.003). 719 single-family detached units x 3.31 persons per household
equals a population of 2,379.89. 191 multi-family units - five units or more x 2.34 persons per household equals a population of 446.94. 2,379.89 + 446.94 = total new
project population of 2,826.83 people. 2,826.83 x 0.003 = 8.48 acres of land or equivalent value. The actual parkland obligation may vary because the exact amount
of each housing type is unknown. The ESHO would consist of no more than 910 residential units in both single-family residence detached and attached multi-family
five units or more configurations.
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equivalent amount of improvements, or payment of in-lieu fees, or a combination of these.

It appears the proposed ESHSP would extend Evergreen’s privately maintained trails per Figure 3-5: Conceptual Trail Network
of the Initiative. Under the customary development process, the City would seek continuity of trails with full public access for
the Initiative’s senior housing on the ESHO site. The “City identified Open Trail” shown in the proposed ESHSP is identified
but not yet studied, planned or developed (Figure 3-5). Extension of Fowler Creek Trail will require a crossing at Altia Avenue.
The City would typically require a traffic safety study with crossing recommendations to ensure safe trail usage.

Conclusion: Development of the ESHO site under the proposed Initiative would generate residents that would use existing
park and open space facilities and, therefore, result in greater impacts to parks and open space than development of the
ESHO site under the Adopted General Plan and current zoning entitiements for Campus Industrial uses.

Other Public Facilities
Police Protection

The site is located within the existing service area for the San Jose Police Department (SJPD). The SJPD evaluates the need
for additional police services based on the Federal Bureau of Investigation’s average ratio of 2.6 officers per 1,000 residents.
The City has a current population of 1,046,079 residents and 1,109 police officers, which results in a service ratio of 1.060
police officers per 1,000 residents.’

Development at the ESHO site under either the Adopted General Plan and current zoning or proposed Initiative would require
police protection services. Development of the ESHO site under the proposed Initiative would increase the population of the
City by 2,160 residents and, therefore, decrease the City's police officers’ per capita ratio from 1.060 to 1.058 police officers
per 1,000 residents, a 0.2 percent decrease in the current service level. Development the ESHO site under the proposed
Initiative would result in the need for approximately two additional police officers to maintain the existing service ratio than the
development under current General Plan and zoning for campus industrial uses of 2.0 million sq.ft. The ESHSP does not
propose any Environmental Design Features (EDFs) pertaining to police protection services.

Conclusion: The development of the ESHO site under the proposed Initiative would result in a slightly greater impact and
need for police services compared to development under the Adopted General Plan and current zoning entitlements for
campus industrial uses. Refer to Appendix 6 for additional details.

Fire Services

The ESHO site is within the existing service area for the San Jose Fire Department (SJFD). Currently, the City’s fire
department has challenges meeting its response time goals in the ESHO site area. Development of the ESHO site under
either the proposed Initiative or the Adopted General Plan could adversely impact the response time of SJFD. The service
demand on the SJFD to serve residential uses verses employment uses is similar. While senior housing developments may
have more calls to the SJFD for medical emergencies, the volume of calls from senior housing development for other types of

4 Sources: City population = City of San José. “Population.” Accessed: December 5, 2017. Available at: http:/www.sanjoseca.gov/index.aspx?NID=2044. Number
of police officers = Perez, Lisa. San José Police Department Fiscal and Personnel Division Manager. Personal Communications. December 5, 2017.
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emergencies (fire, rescue, structure collapse) would typically be less. In contrast, employment uses may have more calls to
the SJFD for fire, rescue, and structure collapse than medical emergencies.

The ESHSP does not propose any EDFs pertaining to fire protection services. Under the standard development review
process, new development would be reviewed by SJFD for adequate emergency road access, water volume/pressure, and
requirements for fire protection engineered systems. Refer to Appendix 5 for additional details.

Conclusion: Development of the ESHO site under the proposed General Plan or ESHSP would result in a similar impact and
need for fire protection services as development under the Adopted General Plan and current zoning entitlements for campus
industrial uses.

Library Services

The City’s General Plan Policy ES-2.2 identifies providing at least 0.59 square feet of library facilities per capita (i.e., resident).
The San José Public Library system has a total of approximately 648,232 square feet of library facilities. City library facilities
and the entire Martin Luther King Jr. Main Library (MLK) (which is a jointly owned library by the City and San José State
University) total approximately 928,482 square feet.42 Build out of the adopted General Plan is projected to resultin a
population of 1,313,811 residents and is estimated to provide approximately 0.707 square feet of library facilities per capita.

Development of 910 senior homes at the ESHO site would generate approximately 2,160 new residents beyond what is
anticipated from build out of the adopted General Plan and result in 0.7055 square feet of library facilities per capita citywide (a
slight reduction in per capita facilities compared to the adopted General Plan); however, the City’s library service goal of at
least 0.59 square feet per capita would still be exceeded. The ESHSP does not propose any EDFs pertaining to library
facilities. Refer to Appendix 5 for additional details.

Conclusion: The proposed Initiative would result in slightly greater impacts to library services (though the City’s library service
goal of at least 0.59 square feet per capita would still be exceeded) compared to the Adopted General Plan and current zoning
entitlements for campus industrial uses because it would allow for additional residents.

Utilities and Service Systems

Water Supply

The Adopted General Plan EIR43 concluded that implementation of the Adopted General Plan would increase the demand for
water from the Santa Clara Valley Water District and the three water retailers serving the City, and the water demand could
exceed water supply during dry years.4

Under the adopted General Plan, the ESHO site would be developed with 2.0 million square feet of industrial uses, which

42 The City owns 41 percent of MLK and San José State University owns the remaining 59 percent.

43 City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan. SCH# 2009072096. September 2011.
Certified November 1, 2011.

4 City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan. SCH# 2009072096. September 2011.
Certified November 1, 2011. Page 670.
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would have a water demand of approximately 700 acre feet per year (AFY).45 Development of 910 senior homes at the ESHO
site would generate a water demand of approximately 277 AFY .46

Development under the Adopted General Plan and the proposed senior housing would install recycled water infrastructure for
landscape irrigation.4” The ESHSP does not propose any Environmental Design Features (EDFs) pertaining to water supply.
Refer to Appendix 5 for additional details.

Conclusion: Development of the ESHO site under the proposed ESHSP would have approximately 61 percent (or 434 AFY)
less water demand and, therefore, lesser impact on water supply than development under the Adopted General Plan and
current zoning entitlements for campus industrial uses. Therefore, it would have a lesser impact on water supply than
development under the Adopted General Plan.

Wastewater Treatment and Sanitary Sewer System Capacity

Wastewater generated within the City is treated at the San José-Santa Clara Regional Wastewater Facility (RWF) located
along the shores of the southern San Francisco Bay in San Jose. The Adopted General Plan EIR concluded that there is
sufficient capacity at the RWF to treat sewage generated from build out of the adopted General Plan (estimated to be 100.6
million gallons per day [mgd]).*¢ Under the Adopted General Plan, the ESHO site would be developed with two million square
feet of industrial uses and generate approximately 875,500 mgd of sewage per day.* It is estimated that 910 senior homes
per the proposed ESHSP would generate approximately 209,390 mgd of sewage.

The sanitary sewer system near the ESHO site is currently at capacity. Therefore, development of the site under either the
Adopted General Plan or proposed Initiative would require the construction of three diversion pipes, which are identified
improvements in the City's Sanitary Sewer Master Plan Capacity Assessment.

The proposed ESHSP does not propose any EDFs pertaining to the sewer system. However, the ESHSP states that each
phase of new development shall provide infrastructure needed to meet the utility and infrastructure demands of that phase.
Under the standard CEQA review process, development of the site would be required to construct the necessary
improvements to provide adequate sewer capacity prior to occupancy of the site. Refer to Appendix 5 for additional details.

Conclusion: Development of the ESHO site under the proposed Initiative would have approximately 76 percent (or 666,110
mgd) less sewage generation and, therefore, lesser impact on the sewer system than development under the Adopted

45 \Water generation was based on the following rates: 0.14 acre AFY per industrial job, 0.330 AFY per single-family unit, and 0.206 AFY per multi-family unit (Source:
City of San José. Water Supply Assessment for Envision San José 2040 General Plan Update. September 2010. Page 5.). It is assumed that the water generation
from recreational centers and other ancillary facilities associated with residential developments are reflected in the City’s residential water generation rates.

4 Attachment 5; 9212 Environmental Analysis, DJPA, December 2017.

47 City of San José EIR for the Evergreen-East Hills Vision Strategy Project. SCH#2005102007, February 2006. Certified December 12, 2006. Page 280; and
Initiative Measure to be Submitted Directly to the Voters. Page G-132.

48 City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan. SCH# 2009072096. September 2011.
Certified November 1, 2011.

49 Sewage generation was assumed to be 85 percent of water use onsite. The approximately three acre park that would be developed onsite under the adopted
General Plan scenario is not counted towards the sewage generation. Sewage generation was based on the following daily water demand rates: 206 gallons per day
(gpd) per industrial employee, 294 gpd per single-family unit, and 183 gpd per multi-family unit (Source: City of San José. Water Supply Assessment for Envision San
José 2040 General Plan Update. September 2010. Page 5.).
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General Plan and zoning entitlements for campus industrial uses.
Solid Waste Disposal

There are five landfills serving the City. The General Plan EIR concluded that, with the implementation and conformance with
existing regulation and General Plan policies, there would be sufficient landfill capacity to serve build out of the Adopted
General Plan.

Under the Adopted General Plan, the ESHO site would be developed with 2.0 million square feet of industrial uses and
generate approximately 5,000 tons of solid waste per year.50 The development of the ESHO site under the proposed Initiative
(910 senior homes) would generate approximately 745 tons of solid waste per year, which is less waste than assumed for the
site under the adopted General Plan. The ESHSP does not propose any EDFs pertaining to solid waste facilities. Refer to
Appendix 5 for additional details.

Conclusion: Development of the ESHO site under the proposed Initiative would generate approximately 85 percent (or 4,255
tons) less solid waste and, therefore, lesser impact on landfill capacity than development under the Adopted General Plan and
zoning entitlements for campus industrial uses.

Other Environmental Issues
Aesthetics

Development of the ESHO site under either the Adopted General Plan or proposed Initiative scenarios would change the
visual character of the site and area because: 1) the site is currently undeveloped and vacant except for two single-family
houses on one acre, 2) existing trees would be removed and replaced accordingly, and 3) new sources of lighting would be
created in the area.

Development under either scenario would have a maximum building height of 45 feet. Campus industrial development,
however, is generally larger in mass with less articulation than residential development. Parking is generally provided in
several parking lots that would be set back and screened from public streets with berms or mounds and substantial
landscaping.5*

Chapters 5 and 6 of the proposed ESHSP enumerate architectural and landscape design guidelines while Chapter 3 outlines,
Development Standards. These guidelines suggest a project are comparable to other master-planned residential communities
in the City. Parking for the ESHSP would be provided in surface parking lots and integrated with the residential units and
buildings in the form of parking garages. See Appendix 7 for a discussion of the consistency of the ESHSP with the Adopted
General Plan.

% Solid waste generation was estimated based on the following rates: 8.93 pounds/employee/day for industrial uses, 31.6 pounds/week/single-family dwelling unit,
and 31.1 pounds/week/multi-family unit (Source: City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General
Plan. SCH#2009072096. September 2011. Certified November 1,2011. Page 681.)

51 Sources: 1) PDC82-01-006 Performance Standards. March 1981. 2) PDC98-035 Development Standards. April 23, 1998.
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Development of the ESHO site under the Adopted General Plan would have a total of approximately 74 acres of open space
(including a three-acre park space)®2 compared to development under the proposed Initiative, which would include
approximately 46 acres of passive open space.

Development under either scenario would include setbacks from adjacent land uses and planting of new landscaping to
reduce aesthetic impacts. Development under the Adopted General Plan would be required to conform to the City's exterior
lighting policies (City Council Policy 4-3 and Interim Lighting Policy Broad Spectrum Lighting (LED) for Private Development)
to provide for adequate lighting and reduced light pollution. The proposed ESHSP includes exterior lighting design guidelines
that recommend exterior lighting be directed downward and not cause glare, spillover, or light pollution.>® Development under
either scenario would result in new light sources in the area. No EDFs pertaining to aesthetics were proposed.

While development of campus industrial and residential uses are different from each other in terms of visual character and
effect, both uses exist in the immediate site vicinity. Development of the ESHO site under the Adopted General Plan would be
consistent with the visual character of the existing industrial development directly south of the site. Development of the ESHO
site under the proposed Initiative for senior housing would be consistent with the visual character of the existing residential
development east of the site. Refer to Appendix 5 for additional details.

Conclusion: Based on the above discussion, the aesthetic impacts of development under either the adopted General Plan or
proposed Initiative would be consistent with nearby uses.

Air Quality

Development of the ESHO site under either the Adopted General Plan or proposed Initiative scenarios would result in
significant air quality impacts from construction and operation due to the magnitude of development that would occur. The
proposed Initiative’s ESHSP EDFs AIR-1 through -3 are meant to minimize construction-related dust and pollutant emissions.
These EDFs are consistent with what the City would typically require under the standard CEQA review process; however, the
City will need to review specific development applications in order to determine specific impacts. Under the standard CEQA
review process, the City would also likely require the following measures to further reduce construction-related air quality
impacts:

o All exposed surfaces shall be watered at a frequency adequate to maintain minimum soil moisture of 12 percent.
Moisture content can be verified by lab samples or moisture probe.

o All excavation, grading, and/or demolition activities shall be suspended when average wind speeds exceed 20 miles
per hour.

o  Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively disturbed areas of
construction. Wind breaks should have at maximum 50 percent air porosity.

o \egetative ground cover (e.g., fast-germinating native grass seed) shall be planted in disturbed areas as soon as
possible and watered appropriately until vegetation is established.

52 PDC82-01-006. General Development Plan. March 1981.
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e The simultaneous occurrence of excavation, grading, and ground-disturbing construction activities on the same area
at any one time shall be limited. Activities shall be phased to reduce the amount of disturbed surfaces at any one
time.

o  Alltrucks and equipment, including their tires, shall be washed off prior to leaving the site.

o Site accesses to a distance of 100 feet from the paved road shall be treated with a six to 12 inch compacted layer of
wood chips, mulch, or gravel.

o Sandbags or other erosion control measures shall be installed to prevent silt runoff to public roadways from sites with
a slope greater than one percent.

e Use Low VOC (i.e., reactive organic gases) coatings beyond the local requirements (i.e., Regulation 8, Rule 3:
Architectural Coatings).

o All construction equipment, diesel trucks, and generators shall be equipped with Best Available Control Technology
for emission reductions of NOx and PM.

o All contractors must use equipment that meets CARB’s most recent certification standard for off-road heavy duty
diesel engines.

These measures are recommended by the Bay Area Air Quality District (BAAQMD) to reduce significant construction-related
emissions.

The proposed ESHSP also specifies Transportation Demand Management (TDM) measures that would be implemented to
reduce single-occupancy vehicle trips. These TDMs include constructing transit amenities, providing pedestrian access to
transit stops and adjacent development, providing bicycle lanes/sidewalks/paths, providing bicycle parking, providing transit
information kiosks, offering transit incentive programs, and providing a website for residents to organize carpools.5* These
TDM measures are consistent with standard City practices.

In addition to TDM measures to reduce operational air pollutant emissions, under the standard CEQA review process, the City
would also likely require that all buildings include outdoor electrical outlets to encourage the use of electric landscape
maintenance equipment to reduce operation-related air pollutant emissions. Refer to Appendix 5 for additional details.

Conclusion: Development of the ESHO site under either the Adopted General Plan or proposed Initiative would result in
significant air quality impacts. Development of industrial uses onsite under the Adopted General Plan is estimated to generate
16,000 daily trips while the development of senior housing onsite under the proposed Initiative is estimated to generate 2,657
daily trips.%® Because development of senior housing would generate fewer vehicle trips than development of industrial uses
onsite, it is concluded that development of the ESHO site under the proposed Initiative would result in lesser air quality
impacts than development under the Adopted General Plan and zoning entitlements for campus industrial uses.

Biological Resources

The ESHO site is classified as urban, agriculture and valley floor lands, and ranchlands and natural lands in the adopted
Santa Clara Valley Habitat Plan (SCVHP). As such it is subject to land cover fees and the nitrogen deposition fee. Itis not
likely to be subject to other resource-specific fees (such as the wetland fee, serpentine fee, and burrowing owl fee), but that

5 |nitiative Measure to be Submitted Directly to the Voters. Page G-46.
% Hexagon Transportation Consultants, Inc. Evergreen Senior Homes Initiative Traffic Analysis. November 28, 2017.
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will not be determined until complete development applications are evaluated®®

Based on prior analysis under EEHVS EIR, it is likely that the ESHO site does not include sensitive habitat. Fowler Creek
crosses the northern portion of the site and was considered an ephemeral ditch that contains ruderal grassland vegetation.
The loggerhead shrike was known to be present onsite and the northern harrier and white-tailed kite had the potential to use
the site from time to time; however, the evaluation in the EEHVS EIR concluded that the ESHO site did not constitute a major
wildlife movement corridor. The site includes over 100 trees, including native species, which could provide nesting habitat for
birds (including the loggerhead shrike).5”

The ESHSP’s EDFs BIO-1 through -12 are consistent with the standard City requirements to reduce impacts to biological
resources. Under the standard CEQA review process, consultation with the California Department of Fish and Wildlife (CDFW)
would likely be required to likely clarify the buffer areas for nesting birds and badgers. Future requirements for monitoring for
burrowing owls and American badgers would depend on determination of presence of such species during implementation
stage (grading and ground disturbance) and provisions and requirements of the SCVHP would apply.

The City’s environmental policies in the General Plan, City Council Policy 6-34 Riparian Corridor Protection and Bird-safe
Design, San Jose Municipal Code, and the SCVHP as approved and adopted by City Ordinance are applicable to all
development projects in addition to the existing state and federal regulations for biological resources. Refer to Appendix 5 for
additional details.

Conclusion: Overall, impacts to biological resources from development of the ESHO site would be the same under the
Adopted General Plan and proposed Initiative because both scenarios would result in the development of the site and be
subject to conformance with applicable regulations and payment of applicable SCVHP fees for the mitigation of impacts to
covered species. Future environmental review will be required for discretionary permits and biological resources evaluation will
be included in such review.

Cultural Resources

Based on analysis of the ESHO site in the certified EEHVS EIR, the potential exists for the discovery of cultural materials near
the easterly margins of the site where there are two known prehistoric/historic sites.® In addition, two existing ranch-style
residences onsite, constructed in the late 1950s or early 1960s, are over 50 years old and could be considered historic
structures.

ESHSP EDFs CUL-1 through -3 are consistent with what the City would typically require to reduce impacts to unknown buried
archaeological resources, paleontological resources, and human remains (if present onsite) under the standard CEQA
process. Under the standard CEQA process, the City would typically require a historic analysis of structures 50 years or older
to determine significance under CEQA. Removal of structures that are considered a historic resource under CEQA would
result in a significant impact that requires mitigation to reduce the significant impact. Additionally, under the standard

% Santa Clara Valley Habitat Agency. “Habitat Agency Geobrowser.” Accessed on: November 17, 2017. Available at: http://www.hcpmaps.com/habitat/.

57 Santa Clara Valley Habitat Agency. “Habitat Agency Geobrowser.” Accessed on: November 17, 2017. Available at: http://www.hcpmaps.com/habitat/.

% City of San José. Draft EIR for the Evergreen-East Hills Vision Strategy Project. SCH#2005102007. February 2006. Certified December 12, 2006. Pages 192,
196, and 197.
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development review and CEQA process the City consults with local Native American tribes in accordance with 815.3 of the
Civil Code and Sections 65040.2, 65092, 65351, 65352, 65560, 65352.3, 65352.4, and 65562.5 of the Government Code
relating to traditional tribal cultural places and Sections 5097.94, 21073, 21074, 21080.3.1, 21080.3.2, 21082.3, 21083.09,
21084.2, and 21084.3 of the Public Resources Code relating to Native Americans, to confirm whether tribal cultural sites or
resources are present onsite and to begin a consultation process to identify measures to mitigate or avoid a significant effect
in the event that a significant effect exists to a tribal cultural resource. Refer to Appendix 5 for additional details.

Conclusion: The impacts to cultural resources from development of the ESHO site would be the same under the Adopted
General Plan and proposed Initiative’s ESHSP, assuming subsequent discretionary approvals for implementation of the
ESHSP would be subject to CEQA and complete an historic analysis of the structures onsite and notification process with local
tribes.

Geology and Soils

The project site is situated between the San Andreas and Hayward faults, two major active faults in the region. Based on
analysis of the ESHO site in the certified EEHVS EIR, there is a landslide mapped in a corner of the ESHO site along its
easterly boundary at the location where the south fork of Fowler Creek intersects the property.5® The Quimby Fault is located
along the easterly edge of the site and, therefore, this portion of the site is within the City's fault rupture hazard zone. The soils
onsite do not pose a significant geologic constraint (i.e., potential for soil erosion, liquefaction, seismic settlement, and
differential compaction) to development onsite.t

ESHSP EDF GEO-1 through -4 are consistent with what the City would typically require to reduce geology and soil hazards
onsite under the standard permit approval. Any future development will be subject to compliance with Title 17, Chapter 17.10-
Geologic Hazards Regulations and conformance with Unified Building Code as adopted by the City. Refer to Appendix 5 for
additional details.

Conclusion: The site presents exposure to potential geological hazards irrespective of the type of land use. Therefore, the
hazards from geology and soils to development on the ESHO site would be the same under the Adopted General Plan and
proposed Initiative and Zoning entitlements for campus industrial uses.

Greenhouse Gas Emissions

A primary source of a development’s greenhouse gas emissions is vehicle trips. Development of campus industrial uses on
the ESHO site under the Adopted General Plan is estimated to generate 16,000 daily trips and development of senior housing
onsite under the proposed Initiative is estimated to generate 2,657 daily trips. Development of senior housing on the ESHO
site under the proposed Initiative would generate fewer trips and, therefore, lesser greenhouse gas emissions than
development under the Adopted General Plan.

% City of San José. Draft EIR for the Evergreen-East Hills Vision Strategy Project. SCH#2005102007. February 2006. Certified December 12, 2006. Pages 231
and 233.
& City of San José. Draft EIR for the Evergreen-East Hills Vision Strategy Project. SCH#2005102007. February 2006. Certified December 12, 2006. Pages 231
and 233.
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No EDFs specifically pertaining to reduction of greenhouse gas emissions were proposed in the Initiative. The Initiative’s
ESHSP, however, specifies TDM measures that would be implemented to reduce single-occupancy vehicle trips such as
constructing transit amenities, providing pedestrian access to transit stops and adjacent development, providing bicycle
lanes/sidewalks/paths, providing bicycle parking, providing transit information kiosks, offering transit incentive programs, and
providing a website for residents to organize carpools.6' The examples of TDM measures provided in the ESHSP are
consistent with what the City would typically require to reduce greenhouse gas emissions under the standard CEQA review
process. In addition, the ESHSP identifies the following green building requirements:

=  Tankless water heaters are required for all single-family homes.

=  Rooftop solar panels or similar solar technology, such as solar films, solar glass, or solar roof tiles, are
required for all single-family homes.

= Cross-linked polyethylene (PEX) or chlorinated polyvinyl chloride (CPVC) plumbing systems are required.

= Appliances and fans shall meet Energy Star® or equivalent energy-efficiency requirements.

= Air conditioning systems shall use non-HCFC refrigerants and thermostatic expansive valves.

= High-efficiency HVAC filters shall be used on all appropriate HVAC equipment.

» |nsulation and simulated wood trim products shall be low emitting for formaldehyde and volatile organic
compounds.

= Alllight switches for interior lights in residences for rooms other than hallways, bedrooms, bathrooms, and
unfinished spaces, and in non-residential buildings shall operate with dimmer switches or motion sensors.

= Toilets shall be high efficiency with a maximum of 1.28 gallons per flush.

= All construction and buildings shall comply with applicable state and local green building standards,
including the standards related to the recycling of construction waste.2

Refer to Appendix 5 for additional details.

Conclusion: Development of the ESHO site under the proposed Initiative would result in fewer automobile trips and therefore
lesser greenhouse gas emissions than development under the Adopted General Plan and Zoning entitlements for campus
industrial uses.

Hazards and Hazardous Materials

According to the analysis in the EEHVS EIR, other than the likely presence of lead-based paint and asbestos containing
materials in the two existing residences, no other hazardous material conditions were found onsite that posed a risk to the
development of industrial or residential uses.l! ESHSP EDF HAZ-1 through -4 are consistent with what the City would typically
require to reduce hazards and hazardous materials impacts under the standard CEQA review process. Under the standard
CEQA review process, a current Phase | Environmental Site Analysis would be required and subsequent investigation, if
warranted.

The EEHVS EIR stated that future residential development on the ESHO site would be required to provide appropriate
setbacks from industrial uses.t® The existing buildings formerly occupied by Hitachi adjacent to the south of the site are set

& Initiative Measure to be Submitted Directly to the Voters. Page G-46.
82 |nitiative Measure to be Submitted Directly to the Voters. Page G-40.
8 |bid. Page 256.
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back several hundred feet from the shared property line, which would minimize potential hazards. Refer to Appendix 5 for
additional details.

Conclusion: The development of either industrial uses or residential uses on the ESHO site would result in less than
significant hazardous materials impacts. The development of residential uses (per the proposed Initiative) would place
sensitive receptors near a land use that could utilize hazardous materials user (e.g., the development formerly occupied by
Hitachi south of the ESHO site) and be required to provide appropriate setbacks to minimize land use incompatibility impacts.

Noise

The average ambient noise level at the ESHO site ranges from approximately 58-62 decibels (dBA).84 The noise environment
primarily results from local vehicular traffic. At build out of the Adopted General Plan, most of the site would have noise levels
of less than 55 dBA from traffic except for the northern portion of the site near Aborn Road, which is estimated to have noise
levels of up to 75 dBA.85

The development of the ESHO site under the Adopted General Plan would be compatible with the existing and projected
ambient noise levels and would be required to comply with General Plan Policy EC-1.3 to ensure the noise generated by the
industrial uses onsite at the property line with existing sensitive land uses (e.g., residential, and public/quasi-public uses) is 55
dBA DNL or less.

Based on the projected noise levels in General Plan EIR, the development of residential uses on the ESHO site under the
proposed Initiative may be compatible with the existing and estimated ambient noise levels, subject to the conduct of future
site-specific review, with the following exceptions:

= Near Aborn Road where ambient noise levels exceed the General Plan Policy EC-1.1 that identifies an exterior noise
goal of 60 dBA DNL for residential uses, and

= At the southern property line shared with the former Hitachi campus which could generate noise exceeding 55 dBA
DNL at the shared property line.

In addition, the ESHSP identifies recreational centers which could generate noise that would exceed 55 dBA DNL at
residential property lines.

Given the amount of development that would be constructed under either the Adopted General Plan or proposed Initiative, it is
likely development under either scenario would result in significant construction-related noise impacts.

ESHSP EDFs NOI-1 and -2 (as well as EDFs AIR-2 and -3 limiting equipment idling) are consistent with what the City would
typically require to reduce noise/land use compatibility issues within a site under the standard CEQA review process. Under
the standard CEQA review process, the City would also likely require the following, as well as other conditions it may deem
appropriate upon review of the development application:

& City of San José. Draft EIR for the Evergreen-East Hills Vision Strategy Project. SCH#2005102007. February 2006. Certified December 12, 2006. Page 159.
& City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan. SCH# 2009072096. September 2011.
Certified November 1, 2011. Figure 3.3-2. Page 328.
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= A project-specific noise analysis that evaluates noise levels at new residences in proximity to the existing Hitachi
industrial development south of the site and identifies measures to implement (if needed) to ensure noise/land use
compatibility; and

= Early and frequent notification and communication with the neighborhood of the construction activities and schedule.

Refer to Appendix 5 for additional details.
Conclusion: Development of the ESHO site under either the Adopted General Plan or proposed Initiative is likely to result in
significant construction-related noise impacts. Long-term operational noise impacts of development under either scenario

would need to be evaluated to determine design avoidance features or mitigation measures to meet applicable noise goals
and standards.

Environmental Resources Not Substantially Affected
Agricultural and Forestry Resources

The ESHO site is not designated nor used for agricultural or forestry uses.® Additionally, properties adjacent to the ESHO site
are also not designated or used for agricultural or forestry uses.

Conclusion: There will be no impacts to agricultural and forestry resources with development under either the Adopted
General Plan or proposed Initiative and Zoning entitlements for campus industrial uses.

Hydrology & Water Quality

Compliance with existing policies and regulations would reduce or avoid impacts to hydrology including the storm drain
system, and water quality from development of the ESHO site under the adopted General Plan and proposed Initiative. The
proposed storm drain improvements and stormwater management proposed in the ESHSP and the ESHSP EDFs HWQ-1
through -3 are consistent with the Public Works standards for these systems. Refer to Appendix 6 for additional details.

Conclusion: Impacts to hydrology (including the storm drain system) and water quality from development of the ESHO site
under either the Adopted General Plan or proposed Initiative would be mitigated and avoided through compliance with existing
policies and regulations.

Mineral Resources

The ESHO site does not contain known mineral resources, and it is not designated as a locally important mineral resource
recovery site.6”

Conclusion: There will be no impacts to mineral resources with development under either the Adopted General Plan or
proposed Initiative and Zoning entitlements for campus industrial uses.

& California Department of Conservation. Santa Clara County Important Farmlands 2014. Map. October 2016.
67 City of San José. Integrated Final Program Environmental Impact Report for the Envision San José 2040 General Plan. SCH# 2009072096. September 2011.
Certified November 1, 2011. Pages 516-517.
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Summary of Comparison of Environmental Impacts and EDF Consistency.

Table 17 in this shis section provides a summary comparison of the environmental effects discussed above.

Table 17: Summary of Comparison of Environmental Impacts and EDF
Consistency with the City’s Typical Mitigation or Conditions of Approval

Environmental Resource

Compared to the Impacts
under the Adopted General
Plan, Impacts of the
Proposed Initiative are:

Compared to the City’s Typical Mitigation
or Conditions of Approval, the ESHSP
EDFs are:

Less :ianI:ralr Greater | Consistent | Inconsistent | Insufficient
ESHO Site Analysis
Infrastructure
e School Services X
e Other Public Services
— Police Protection X
—  Fire Protection X
—  Library Services X
o Utilities and Service Systems
—  Water Supply X
—  Wastewater Treatment X
and Sanitary Sewer
System Capacity
—  Solid Waste Disposal X
Other Environmental Issues
o Aesthetics/Community Form X
e Agricultural and Forestry X

Resources
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Environmental Resource

Compared to the Impacts
under the Adopted General
Plan, Impacts of the
Proposed Initiative are:

Compared to the City’s Typical Mitigation
or Conditions of Approval, the ESHSP
EDFs are:

Less giar::ralr Greater | Consistent | Inconsistent | Insufficient

o  Air Quality X X X
e Biological Resources X X
o  C