
          

         COUNCIL AGENDA: 6/23/20 

                       FILE: 20-710 

                      ITEM: 10.1 (a) 

 

 

CITY COUNCIL STAFF REPORT 

 
File Nos.  C20-009 & CP20-011 

Applicant HLT San Jose, LLC 

Location Northwest corner of Gateway Place and Airport 

Parkway (2050 Gateway Place) 

Existing Zoning  A(PD) Zoning District (File No. PDC96-063) 

Council District 3 

Historic Resource No 

Annexation Date: October 8, 1959 (Airport No. 6) 

CEQA: Exempt pursuant to CEQA Guidelines Section 

15301(a) for Existing Facilities 

 

APPLICATION SUMMARY: 

Conforming Rezoning (File No. C20-009) from an A(PD) Planned Development Zoning District to the 

IP Industrial Park Zoning District and a Conditional Use Permit (File No. CP20-011) to allow an 

existing hotel to increase the number of guest rooms from 505 guest rooms to 515 guest rooms through 

the conversion of meeting rooms and presidential suites on an approximately 12.41-gross acre site.  

 

 

RECOMMENDATION: 

Staff recommends that the City Council: 

1. Adopt an ordinance rezoning certain real property from the A(PD) Planned Development 

Zoning District to the IP Industrial Park Zoning District on an approximately 12.41-gross acre 

site; and 

2. Adopt a resolution approving, subject to conditions, a Conditional Use Permit to allow an 

existing hotel to increase the number of guest rooms from 505 to 515 through the conversion of 

meeting rooms and presidential suites located on the northwest corner of Gateway Place and 

Airport Parkway (2050 Gateway Place).  
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PROJECT DATA 

 

GENERAL PLAN CONSISTENCY 

General Plan Designation Industrial Park 

 Consistent  Inconsistent 

Consistent Policies Land Use Polices LU-4.1 and LU-6.1 and 

Implementation Policy IP-1.8 

SURROUNDING USES 

 General Plan Land Use Zoning Existing Use 

North  Transit Employment 

Center 

TEC Transit 

Employment Center, 

IP Industrial Park 

Hotel and office buildings 

South  Industrial Park CO(PD) Planned 

Development (File 

No. PDC70-011) 

Office buildings 

East Industrial Park IP(PD) Planned 

Development (File 

No. PDC12-019) 

Card room (Casino M8trix) 

West  Industrial Park A(PD) Planned 

Development (File 

No. PDC96-063) 

Office buildings 

 

RELATED APPROVALS 

Date Action 

7/17/79 Planned Development Zoning (PDC79-036) to rezone from M-1 to CL(PD). 

9/26/79 Planned Development Permit (PD79-063) to allow the construction of a 505-

room hotel and six office buildings on a 35.25-gross acre site. 

1/21/97 Planned Development Zoning (PDC96-063) to rezone to A(PD). 

 

 

PROJECT DESCRIPTION 

 

On March 20, 2020, the applicant, HLT San Jose, LLC, applied for a Conforming Rezoning from an 

A(PD) Planned Development Zoning District to the IP Industrial Park Zoning District (File No. C20-

009) and a Conditional Use Permit (File No. CP20-011) to allow an existing hotel to increase the 

number of guest rooms from 505 to 515 through the conversion of meeting rooms and presidential 

suites on an approximately 12.41-gross acre site at 2050 Gateway Place. The existing PD Planned 

Development zoning limits the number of hotel rooms to 505. Therefore, a rezoning is required to 

allow this number to be exceeded. Government Code Section 65860 requires properties to be zoned in 

conformance with the General Plan land use designation. The IP Industrial Park District is the 

conforming zone to the IP Industrial Park General Plan land use designation.  A Conditional Use 

Permit is required to allow hotel use within the IP Industrial Park Zoning District. 
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The site is developed with a 505-guest room hotel and associated parking under previous Planned 

Development Permit No. PD79-063 approved on September 26,1979, and Planned Development 

Permit No. PD96-076 approved on January 21, 1997. The hotel has a UPS Store, a formal restaurant, 

and a casual restaurant within the building, as well as a pool on the roof deck. Access to the site is 

from four driveways along Gateway Place and one driveway from Airport Parkway. The hotel is 

oriented toward Gateway Place. The meeting rooms and presidential suites to be converted into 

additional guest rooms are on the second, ninth, and tenth floors of the building. There are no changes 

to the exterior of the building. 

 

Site Location: The subject site is located on the northwest corner of Gateway Place and Airport 

Parkway. 

 
Figure 1: Aerial image of the subject site 

 

 

ANALYSIS 

 

The project was analyzed for conformance with the following: 1) the Envision San José 2040 General 

Plan, 2) the Rincon South Specific Plan, 3) the North San Jose Area Development Policy, 4) the 

Zoning Ordinance, and 5) the California Environmental Quality Act (CEQA).  
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Envision San José 2040 General Plan Conformance 

The subject site has an Envision San José 2040 General Plan Land Use/Transportation Diagram land 

use designation of Industrial Park (see Figure 2 below). The site is located within the North San José 

Development Policy Area in which a hotel use is allowed.  

 

The Industrial Park designation is an industrial designation 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 a scale and design providing support only to the needs of 

businesses and their employees in the immediate industrial area. These commercial uses should typically 

be located within a larger industrial building to protect the character of the area and maintain land use 

compatibility. Additional flexibility may be provided for retail and service commercial uses, including 

hotels within the North San José Development Policy area, through the City’s discretionary review and 

permitting process. 

  

The project is consistent with the General Plan Industrial Park designation, as the hotel is within the 

North San Jose Development Policy Area, and a Conditional Use Permit is being requested, which is a 

discretionary permitting process. 

 

 

 
 

Figure 2: General Plan Land Use/Transportation Diagram 

https://www.sanjoseca.gov/home/showdocument?id=22359
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The Conforming Rezoning and Conditional Use Permit requests are consistent with the Land Use and 

the following General Plan policies:  

1. Commercial Lands LU-4.1: Retain existing commercial lands to provide jobs, goods, services, 

entertainment, and other amenities for San José’s workers, residents, and visitors. 

Analysis: The existing hotel use will remain unchanged. The hotel employs up to 100 people 

and provides amenities for visitors to San José. The hotel is a commercial support use to the 

surrounding industrial and office businesses such as the card room (Casino M8trix) and the 

San Jose International Airport (0.5-mile away). 

2. Industrial Lands LU-6.1: Prohibit conversion of lands designated for light and heavy industrial 

uses to non-industrial uses. Prohibit lands designated for industrial uses and mixed industrial-

commercial uses to be converted to non-employment uses. 

Analysis: The rezoning of the parcel to IP Industrial Park ensures the land will be retained for 

current and future employment uses. 

3. Implementation Policy IP-1.8: Use standard Zoning Districts to promote consistent 

development patterns when implementing new land use entitlements. Limit use of the Planned 

Development Zoning process to unique types of development or land uses which cannot be 

implemented through standard Zoning Districts, or to sites with unusual physical characteristics 

that require special consideration due to those constraints. 

Analysis: The project includes rezoning from the PD Planned Development district to the IP 

Industrial Park district. The IP district is the conforming district to the Industrial Park General 

Plan designation. This meets the General Plan policy and brings the zoning into conformance 

with the General Plan for this parcel.  

   

Rincon South Specific Plan 

The Rincon South Specific Plan outlines a vision for the redevelopment of an area of San José that is 

almost fully developed with a large variety of land uses. The Rincon South area also acts as a conduit 

for large volumes of traffic related to Silicon Valley jobs, the Airport, and the presence of three 

freeways. In addition, the VTA Light Rail runs through the area, along North First Street. The project 

is consistent with the following key objectives of the Rincon South Specific Plan: 

1. Promote Economic Development 

Objective: Protect and promote employment centers within Rincon South. 

Analysis: The project would preserve the existing hotel use within the plan area. The hotel 

employs up to 100 people, and the project would not result in any loss of employment. 

2. Minimize Traffic Impacts and Encourage Transit Use 

Objective: Provide a mix of land uses that reduce impacts upon the existing transportation 

infrastructure and maximizes utilization of light rail facilities and other alternate modes of 

transportation.  
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Analysis: The subject site is less than half a mile to VTA light rail service along North First 

Street to both the Karina Court station and the Metro/Airport station. Additionally, the project 

includes 40 additional bicycle parking spaces. 

 

North San José Area Development Policy 

The North San José (NSJ) Area Development Policy establishes a policy framework to guide the 

ongoing development of the North San José area as an important employment center for San José. The 

North San José land area is a critical resource for San José in its continued efforts to grow industrial 

activity and to add well-paying jobs within the City. The policy supports economic activity in the 

North San José area by encouraging the creation of up to 80,000 new jobs along the First Street 

corridor. 

  

The Policy provides for the development of regional or “large scale” commercial and hotel uses and 

provides capacity for the construction of new hotel rooms within the Policy area. The development and 

trip capacity available for regional retail and hotel uses are drawn from the pool of industrial 

development capacity included in the Policy. This capacity may not exceed 1,000 hotel rooms with no 

more than 250 rooms being developed in any given hotel except those sites designated as preferred 

hotel sites by the General Plan. 

Analysis: The project site is identified as a Transit-Oriented Site in Figure 2 of the Policy. The site is 

within 2,000 feet of the Karina Court Light Rail Station. An area-wide traffic impact analysis was 

prepared as part of the NSJ Policy and the NSJ Environmental Impact Report (EIR). Traffic impacts 

were identified and resulted in area-wide traffic impact fees. Consistent with NSJ EIR and subsequent 

Addendum, this project is required to pay a traffic impact fee. This fee must be paid prior to issuance 

of Public Works Clearance. 

This site is within the Preferred Hotel Sites Overlay of the General Plan and will have 515 guest 

rooms. Within the Development Policy Area, there are currently 614 hotel rooms entitled, leaving 386 

hotel rooms remaining to reach the 1,000-room limit. Therefore, the project is consistent with the NSJ 

Development Policy. 

   

Zoning Ordinance Conformance 

The proposed rezoning conforms with Table 20-270, Section 20.120.110 of the San José Municipal 

Code, which identifies the IP Industrial Park Zoning District as a conforming district to the Industrial 

Park General Plan land use designation. The existing PD Planned Development zoning limits the 

number of hotel rooms to 505. Therefore, a conforming rezoning is required to allow this number to be 

exceeded. Government Code Section 65860 requires properties to be zoned in conformance with the 

General Plan land use designation. The IP Industrial Park District is the conforming zone to the IP 

Industrial Park General Plan land use designation. 

   

The project is consistent with the development standards as set forth in the Industrial Park Zoning 

District. The Industrial Park zoning designation is intended for a wide variety of industrial uses such 

as research and development, manufacturing, assembly, testing, and offices. The Industrial Park 

Zoning District would allow the property to be used and developed in accordance with the allowable 

uses in Table 20-120, including hotel use as a conditionally permitted use.  

https://library.municode.com/ca/san_jose/coes/code_of_ordinances?nodeId=TIT20ZO_CH20.120ZOCHAM_PT2ORCOGEPL_20.120.110COGEPL
https://library.municode.com/ca/san_jose/coes/code_of_ordinances?nodeId=TIT20ZO_CH20.120ZOCHAM_PT2ORCOGEPL_20.120.110COGEPL
https://library.municode.com/ca/san_jose/codes/code_of_ordinances?nodeId=TIT20ZO_CH20.120ZOCHAM_PT2ORCOGEPL_20.120.110COGEPL
https://library.municode.com/ca/san_jose/codes/code_of_ordinances?nodeId=TIT20ZO_CH20.120ZOCHAM_PT2ORCOGEPL_20.120.110COGEPL
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Figure 3: Zoning Map 

This Conforming Rezoning and Conditional Use Permit will allow an existing hotel to increase the 

number of guest rooms from 505 to 515 through the conversion of meeting rooms and presidential 

suites on a 12.41-gross acre site. The following summary outlines the development standards for the 

IP Industrial Park Zoning District pursuant to Table 20-120 of Section 20.50.200 of the Zoning 

Ordinance: 

Setbacks and Heights 

The project includes interior improvements to an existing hotel and does not propose any new 

construction that would encroach into the existing setback areas. Similarly, the project does not 

propose to construct any additional stories or add height to the existing structure. 

 

The development standards for the IP Industrial Park Zoning District require a minimum 15-foot 

front setback to building and a minimum 25-foot front setback to parking and circulation for 

passenger vehicles with zero-foot side and rear setbacks. The existing front setback to building is 

89.5 feet, which exceeds the setback requirement. The existing front setback to parking and 

circulation is 10 feet, as built under the previous PDC79-036 and PD79-063 permits. The proposed 

rezoning from the A(PD) zoning district to the IP zoning district is a conforming rezoning to the IP 

General Plan land use designation.  Therefore, this will be considered an existing legal non-

conforming condition pursuant to Section 20.150 of the Zoning Code.   
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The maximum allowed height in the IP Zoning District is 50 feet. However, the site is under a 

Special Height Restriction area of 150 feet pursuant to 20.85.020.D Transit Areas of the Zoning 

Code. The previous PD zoning limited the height to 120 feet. The height of the existing hotel is 119 

feet. This is consistent with the height limit for this site. 

 

There would be no change in setbacks or height to the existing building. Any future redevelopment 

at the site would require conformance with the development standards for the IP Industrial Park 

Zoning District. The project is consistent with the setback and height requirements. 

 

Vehicle Parking Requirements 

Pursuant to Section 20.90.060, Table 20-190 of the Zoning Code, the required number of parking 

spaces is one space per guest room or suite, plus one space per employee. With a total of 515 guest 

rooms and up to 100 employees, 615 parking spaces are required. The project has 731 existing 

vehicular at-grade parking spaces, 11 of which are being converted to 31 motorcycle parking spaces 

and four of which are being converted to 40 bicycle parking spaces pursuant to requirements. This 

results in 716 vehicular parking spaces provided. The parking is consistent with the requirement. 

 

Bicycle Parking Requirements 

Pursuant to Section 20.90.060, Table 20-190 of the Zoning Code, the required number of bicycle 

parking spaces is one space plus one space per ten guest rooms. With a total of 515 guest rooms, 53 

spaces are required; thirteen spaces are existing. The project includes an addition of 40 bicycle parking 

spaces (for a total of 53 spaces), which is consistent with the requirement. 

  

Motorcycle Parking Requirements 

Pursuant to Section 20.90.350, Table 20-250 of the Zoning Code, one motorcycle space per 20 Code-

required auto parking spaces are required. There are 615 vehicle parking spaces required. Therefore, a 

total of 31 motorcycle spaces are required. The project includes an addition of 31 motorcycle parking 

spaces and therefore meets the motorcycle parking requirement.    

 

Required Findings for Conditional Use Permit  

Section 20.100.720 of the Zoning Ordinance establishes required findings for approval of a 

Conditional Use Permit. Based upon an analysis of the facts, the City Council must be able to find that: 

a. The Conditional Use Permit, as approved, is consistent with and will further the policies of the 

General Plan, applicable specific plans, and area development policies; and  

Analysis: The project is consistent with the policies of the General Plan, Rincon South Specific 

Plan, and North San Jose Development Area Plan in that a hotel use is consistent with the land use 

designation, the hotel is within the Preferred Hotel Sites Overlay, and the additional ten hotel 

rooms are within the 1,000-room total Policy area capacity. The hotel use provides employment to 

residents and amenities to visitors, and the associated rezoning will bring the parcel’s zone into 

conformance with the General Plan land use designation. The project will also be subject to the 

North San Jose Development Policy Area Traffic Impact Fees. 
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b. The Conditional Use Permit, as approved, conforms with the zoning code and all other provisions 

of the San José Municipal Code applicable to the project; and 

Analysis: The project consists of increasing the number of guest rooms at an existing hotel from 

505 guest rooms to 515 guest rooms and associated parking. Hotel use is a conditionally permitted 

use in the IP Industrial Park Zoning District pursuant to Table 20-110 of Section 20.50.100. The 

project is consistent with the setbacks, height, and parking development standards of the IP 

Industrial Park Zoning District, with the exception of the front setback to parking and circulation 

due to the rezoning of the site to the conforming zoning district (IP). The IP zoning district requires 

a 25-foot setback to parking and circulation from the front lot line. The existing condition is a 10-

foot setback at this location. Therefore, this is an existing legal non-conforming condition pursuant 

to Section 20.150 of the Zoning Code. The project also includes the addition of 40 bicycle parking 

spaces and 31 motorcycle spaces to the site, which is consistent with the requirements.  

c. The Conditional Use Permit, as approved, is consistent with applicable City Council policies, or 

counterbalancing considerations justify the inconsistency; and 

Analysis:  The project is consistent with the City Council policies on outreach as the on-site sign 

has been posted on the property since March 31, 2020. Public hearing notices have been sent to 

property owners and occupants within 500 feet of the project site. Staff has also been available to 

answer questions from the public regarding the project and has received no public inquiries from 

the submittal of the project to the time of writing this memorandum. 

d. The proposed use at the location requested will not: 

1. Adversely affect the peace, health, safety, morals or welfare of persons residing or working in 

the surrounding area; or  

2. Impair the utility or value of property of other persons located in the vicinity of the site; or  

3. Be detrimental to public health, safety or general welfare; and  

Analysis: The project includes interior improvements to an existing hotel with no changes to the 

square footage of the building. The project will have no impact on the utility or value of property 

near the site. Therefore, the project would not adversely affect, impair, or be detrimental to public 

health or welfare. 

e. The proposed site is adequate in size and shape to accommodate the yards, walls, fences, parking 

and loading facilities, landscaping and other development features prescribed in this title, or as is 

otherwise required in order to integrate said use with the uses in the surrounding area; and  

Analysis: The project includes interior improvements to an existing hotel and does not include 

changes to the existing square footage of the building. There are no changes to the existing yards, 

walls, fences, loading facilities, landscaping, or other development features. Bicycle parking and 

motorcycle parking meet the requirements of the IP Industrial Zoning District. Therefore, the 

project is consistent with this requirement. 
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f. The proposed site is adequately served: 

1. By highways or streets of sufficient width and improved as necessary to carry the kind and 

quantity of traffic such use would generate; or by other forms of transit adequate to carry the 

kind and quantity of individuals such use would generate; and  

2. By other public or private service facilities as are required. 

Analysis: Access to the site would be from Gateway Place and Airport Parkway. The site is less 

than half a mile from both U.S. Highway 101 and State Route 87 on- and off-ramps. VTA light rail 

service along North First Street is approximately a half mile from the project site to both the 

Karina Court Light Rail station and the Metro/Airport Light Rail station. The site is currently 

served by all necessary private and public facilities. Therefore, the project is adequately served by 

streets, highways, and transit facilities. 

g. 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 purposes of the 

California Environmental Quality Act (CEQA), will not have an unacceptable negative affect on 

adjacent property or properties.  

Analysis: The project is consistent with the General Plan and the zoning designations and 

regulations.  The project is an existing hotel and includes an increase in the number of guest rooms 

from 505 to 515 through the conversion of meeting rooms and presidential suites. There will be no 

increase in square footage. Existing building setbacks and height will remain unchanged. The IP 

Industrial Park Zoning District allows hotel use through a Conditional Use Permit.  The hotel use 

does not involve the use of significant amounts of hazardous substances. Since the construction of 

the project will take place within the interior of the hotel, there will be no impacts relating to 

stormwater, noise, air quality, or water quality. 

 

 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 

Under the provisions of Section 15301(a) Existing Facilities of the State Guidelines for 

Implementation of the California Environmental Quality Act (CEQA), the project is exempt from the 

environmental review requirements of Title 21 of the San José Municipal Code, implementing the 

California Environmental Quality Act of 1970, as amended.  CEQA Guidelines Section 15301(a) 

applies to projects consisting of the operation, repair, maintenance, permitting, leasing, licensing, or 

minor alteration of existing public or private structures, facilities, mechanical equipment, or 

topographical features, involving negligible or no expansion of existing or former use. The key 

consideration is whether the project involves negligible or no expansion of use. 

 

The Director of Planning, Building and Code Enforcement approved a Statement of Exemption for 

the project on May 18, 2020. The project is an existing hotel and includes an increase in the number 

of guest rooms from 505 to 515 through the conversion of meeting rooms and presidential suites . 

There will be no increase in square footage. Existing building setbacks and height will remain 

unchanged. The approval of the Conforming Rezone and Conditional Use Permit would not trigger 

any additional or expanded use of the project site. Further, none of the exceptions under CEQA 

Section 15300.2 apply to the project. 
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CLIMATE SMART SAN JOSE 

The recommendation in this memorandum has no effect on Climate Smart San José energy, water, or 

mobility goals. The project consists of internal improvements to an existing hotel. 

 

 

PUBLIC HEARING NOTIFICATION 
 

Staff followed Council Policy 6-30: Public Outreach Policy. The on-site sign has been posted at the 

subject site since March 31, 2020. A notice of the public hearing was distributed to the owners and 

tenants of all properties located within 500 feet of the project site and posted on the City website. The 

staff report is also posted on the City’s website.  Staff has been available to respond to questions from 

the public.  

 

 

COORDINATION 

Preparation of this memorandum was coordinated with the City Attorney’s Office. 

 

 

       /s/ 

       Rosalynn Hughey, Director 

       Planning, Building and Code Enforcement 

 

For questions, please contact Robert Manford, Deputy Director, at (408) 535-7900. 

 

Attachments:  Legal Description 

             Parcel Map 

  Project Plans 

 

  
    



Our File No:  SLC06009288 

EXHIBIT "A" 
 
(City of San Jose) 
 
Parcel One: 
 
All of Parcel 1 as shown upon that certain Map entitled, “Being all of Parcels “A”, “B” and a 
portion of “D” and a portion of Pueblo Tract No. 1,” which Map was filed for record in the 
Office of the Recorder of the County of Santa Clara, State of California, on October 12, 1979 
in Map Book 451 at Pages 17 and 18, Santa Clara County Records. 
 
 
Parcel Two: 
 
An easement for ingress and egress over the following Parcel of land, being a portion of that 
certain 15.242 acre + Parcel of land shown as Parcel 3 on that certain Parcel Map recorded 
in Book 451 of Maps at pages 17 and 18, Santa Clara County Records, being a strip of land 
of a uniform width of 5.00 feet, the Southeasterly line of which is described as follows: 
 
Beginning at a point on the curved Northwesterly terminus of Gateway Place at the common 
dividing line between Parcels 1 and 3 as shown on said Map; thence leaving said Point of 
Beginning and running North 39° 47’ 25” East 210.00 feet to the terminus of the line herein 
being described, said strip being bounded on the Southwest by said curved Northwesterly 
terminus of Gateway Place and on the Northeast by a line drawn at right angles to said 
common dividing line between Parcels 1 and 3. 
 
 
Assessor’s Parcel Number 230-01-048 and 230-01-049   
Joint Plant Numbers 230-01-026, 230-01-038 and 230-01-039  
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