City of Gilroy
Planning Division
Housing & Community Development
7351 Rosanna Street
Gilroy, CA 95020
(408) 846-0290-Phone
(408) 846-0429- Fax

RECEIVED
November 8, 2005 NOV 1 4 2005
State Clearinghouse and Planning Unit DIV. OF HOUSING
Office of Planning and Research POLICY DEVELOPMENT HCD

P.O. Box 3044
Sacramento, CA 95812-3044

Cathy Creswell, Acting Deputy Director
State of California - HCD

Division of Housing Policy Development
1800 Third Street, Suite #430
Sacramento, CA 94252-2053

RE: 2005 City of Gilroy General Plan Progress Report
Dear Interested Parties,

The City of Gilroy completed its General Plan update and Land Use Map in 2002.
Since adoption of the 2002 General Plan, the City has completed many of the action
items identified in the Implementation Priorities sections. The 2005 General Plan
Progress Report is comprised of a series of tables and summarizes the City’s
implementation efforts. Accomplishments made in completing General Plan high
and medium priority action items are noted in Table 1 of this report. Table 2 lists
the number of residential units developed with respect to its regional housing need.
Table 3 provides the implementation status for all of the General Plan policies.

As indicated by the information in the attached tables, Gilroy has taken steps
toward revitalizing its Downtown, creating affordable housing, and encouraging job
growth. The City in cooperation with local stakeholders, adopted the Downtown
Specific Plan, which allows for mixed use development
(residential/retail/commercial) opportunities along one of the City’'s main
commercial arterials. The Specific Plan also contains design standards for new
development, and recommendations for infrastructure improvements (See
Attachment 1).

To promote job creation, Gilroy designated appropriate areas located on the
periphery of the City as Campus Industrial and drafted accompanying development
standards in the zoning text (See Attachment 2). The Campus Industrial
designation recognizes the City’s potential to capture some of Silicon Valley’s high
tech and research and development opportunities to help balance job growth with
construction of new residential units.
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City of Gilroy
Planning Division
Housing & Community Development
7351 Rosanna Street
Gilroy, CA 95020
(408) 846-0290-Phone
(408) 846-0429-Fax

The Neighborhood District Ordinance sets forth development policies for large,
primarily vacant, and under-utilized tracts of land. The ordinance requires that
15% of the units constructed within Neighborhood District areas be affordable to
lower and moderate income households and provides built-in incentives to
developers to construct 15% or a higher percentage of affordable units (See
Attachment 3). Additionally, in April 2005, the City established a Housing Advisory
Committee. The Housing Advisory Committee oversees implementation of the
City’s housing policies (See Attachment 4).

If upon review of report contents, you have any questions, please do not hesitate to
contact me at (408) 846-0440 or e-mail me.

Regina Brisco
Housing Planner

rbrisco@ci.qgilroy.ca.us

cc:  Janet McBride, Planning Director
ABAG
P.O. Box 2050
Oakland, CA 94604-2050

ENCLOSURES
2005 General Plan Progress Report

- Table 1: Implementation Summary of General Plan Action Items

- Table 2: Approved Development With Respect To Gilroy’s Regional Housing
Need

- Table 3: General Plan Policies Implementation Status
Attachment 1 - Excerpts from the Downtown Specific Plan
Attachment 2 - Campus Industrial Zoning Text
Attachment 3 - Neighborhood Districts Policy
Attachment 4 - City of Gilroy Housing Advisory Committee Charge
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. |[NTRODUCTION |

WHAT IS A SPECIFIC PLAN? )

A specific plan is a regulatory tool that local governments use to implement their General Plan and to guide development in a localized area. While a general plan is the
primary guide for growth and development in a community, a specific plan is able to focus on the unique characteristics of a special area by customizing the planning
process and land use regulations to that area. A specific plan is enacted pursuant to Section 63450 et seq of the California Government Code.

PLAN PURPOSE AND [NTENT

The purpose of the Downtown Gilroy Specific Plan is to create a unique and identifiable Downtown for Gilroy that is economically vibrant, pedestrian-oriented, and a local
and visitor destination. This Specific Plan will be a regulatory tool used by the City of Gilroy to guide development in the Downtown for approximately the next twenty
years. While the City's General Plan is the primary guide for growth and development within Gilray, this Spedific Plan focuses on the Downtown area in more detail,

organizing land wse and zoning regulations by districts.

The Specific Plan seeks to establish a direct connection between the City of Gilroy's General Plan and revitalization and enhancement opportunities within Downtown
Gilroy. An overall goal is the orderly development of Downtown Gilroy in a 52__& consistent with the ﬁ_a; General Pian aa more %mgms__s with the community’s
vision as developed through the community outreach process. - o

The Downtown will continue to develop with a diversity of public, commercial, civic, financial, cuftural, and residential uses that will emphasize its role as the central focal
point of the City.

HEARING DRAFT
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The Downtown exudes a friendly, small-town atmosphere. The character of this area is derived from the historic buildings
of the area; two notable sites are the Old City Hall and the Gilroy Train Depot. The Downtown core has narrow lots with
buildings at the street edge, eclectic and varied land uses, and a consistent human scale orientation.

In contrast, the northern and southern peripheral portions of the Downtown area are characterized by farger, self-
contained parcels that are automobile-oriented in nature. Typical sites are designed on a parcel-by-parcelhasis, with litle
continuity between sites. Buildings in the center of a small landscaped area with unscreened parking closest to the street
are common sights. These periphery areas serve as entrances to the Downtown core but do not adequately convey the
charming nature of the area to which these gateways lead.

The western portion of the Downtown area is an area with historical homes that is beginning to transition into a
professional office district. These properties are retaining the historic residential character of the area and act as a buffer
to the existing residenial regions outside of the Downtown. A large collection of civic uses also exists on the western
side of the historic Downtown area while the eastern side of the Downtown, close to the railroad tracks, consists mainly of
vacant parcels and large vacant buildings.

Specific Plan Boundary

The Gilroy Specific Plan area covers over [60 acres in the central portion of the City of Gilroy. The Gilroy Specific Plan
area extends from Leavesley/Welburn -on the north end to Luchessa on the south. The alley on the east side of Railroad -
Street serves as the primary boundary on the east side of Downtown, and the alley between Figleberry and Church Streets
is the primary boundary on the west (extending westward to Dowdy Street in the area between Sixth Street and Seventh
Street, to include the Civic Center area),

The Downtown Gilroy Specific Plan divides the Downtown area into six districts. Each District has a particular vision for

future development. Land use and development standards, as well as design guidelines, will give direction for each area of
the Downtown to help each section achieve the future state envisioned by the community. The six districfS are as follows:

* Downtown Historic District * Transition District
* Downtown Expansion District + Cannery District
* Cvic/Cultural Arts District * Gateway District

HEARING DRAFT | _ IN
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RELATIONSHIP TO EXISTING PLANNING [JOCUMENTS

The Gilroy Downtown Specific Plan provides information needed to guide development within the planning area. Future development proposals within the Downtown
Specific Plan area must be consistent with this Specific Plan.

City of Gilroy General Plan

The Specific Plan is consistent with and furthers the objectives of the Gity of Gilroy General Plan by providing detailed criteria for development of specific sites and public
streetscape improvements, The Specific Plan’s vision, goals, and implementation measures are based on direction given in the City's General Plan. The Plan provides for
more precise implementation of the General Plan’s goals, objectives, and policies. The Specific Plan has been prepared to reinforce all elements of the General Plan.

Gilroy Zoning Ordinance

The City of Gilroy Zoning Ordinance provides site specific development and land use regulations that govern the size, shape, and type of use for development in the City.
This Specific Plan document customizes the standards and regulations found in the City Zoning Ordinance to help achieve the Downtown vision. In any instance where
the Specific Plan conflicts with the requirements of the City of Gitroy Zoning Ordinance, the Specific Plan provisions will take precedence. Where the Specific Plan is sifent

on a topic, the City of Gilroy Zoning Ordinance requirements remain in force.

- HEARING DRAFT

L LS

ATTACHMENT 1



Design workshops followed the stakeholder interviews. In the design phase, farge maps of the Downtown area were
provided and members of the general public and inerest group representatives were allowed to offer comments and

draw or illustrate what they would like to see in the area. Participants were permitted to be as creative or as they felt
necessary to depict their vision. Participants were also able to paste images of existing buildings to be emulated onto the

map in key locations.

Another interactive exercise at the Visioning Charrette was the completion of a community Visual Preference Survey. During
the Visual Preference Survey, participants had the opportunity to rate images of diverse downtown scenes on a scale of

F (like) to 5 (dishike). The survey revealed an overall affinity for outdoor seating and dining, clean spaces with lots of
trees, colorful and well-articulated buildings with fots of storefront windows, good lighting, sidewalks, diagonal parking, and
other pedestrian-scaled amenities. The survey also revealed a general dislike for uninviting and duttered streets, very

narrow sidewalks, a lack of trees and other vegetation, stark architecture, and paraflet parking.

Mso as part of the Charrette, local high school students made presentations to the consultant staff and general public
describing their vision and what they wanted to see in Gilroy's Downtown. The consultant staff also participated in
extensive walking tours of the Downtown area. Many photos were taken of the existing conditions to assist in further
crafting the Specific Plan. The second day was completed with 2 briefing by the City staff.

| | @
HiGH SCHOOL STUDEKTS PRESENT THEIR GOALS FOR
The third day of the Visioning Charrette consisted of a presentation by the consultants that summarized the activities and DOWNTOWN

outcomes that had taken place over the two previous days.

s

The Visioning Charrette was a cross-disciplinary, community-wide effort that used continual feedback to solicit and gain
public support for challenging planning issues, such as supporting increasing density, integrating a mix of uses and a
diversity of residences, and creating a healthy public realm. The Visioning Charrette helped to forge strong partnerships
between public and private entities and fostered civic spirit in the community. The consultant team used the information
collected during the Charrette as the citizens’ vision for the future of the Downtown and a significant guiding force for the

Downtown Specific Plan.

PARTICIPANTS WERE ABLE T0 ARTICULATE THEIR
YISION THROUGH DESIGN WORKSHOPS

HEARING [RAFT



City of Gilroy ZONING ORDINANCE

SECTION 22
CAMPUS INDUSTRIAL DISTRICT

Section 22.10 Statement of Intent

The intent of the CI Campus Industrial District is to designate areas in the City to encourage high-
tech industrial development, promote economic diversification and allow for local employment
centers that provide opportunities for people to live and work locally. Development in the Campus
Industrial District will require higher standards of architectural design and landscaping criteria that
meets the Commercial District standards at a minimum. The following regulations, except to the
extent that they may be modified by a combining district, shall apply to every lot and building in the
CI Campus Industrial District.

Section 22.20 Permitted Uses and Conditional Uses

Land in the CI Campus Industrial District may be used as provided in the Industrial Use Table,
Section 23.10 of this Ordinance. Conditional uses may be permitted with a conditional use permit,
which may be issued by the Planning Commission in accordance with the regulations in Section
50.30 of this Ordinance.

Section 22.30 Site and Building Requirements

The Lot, Yard, Height and Additional Requirements in the CI Campus Industrial District shall be as
established in the Industrial Site and Building Requirement Table, Section 23.20 of this Ordinance.

22-1
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=  Unconditionally permitted

Permitted only with Conditional Use Permit granted by Planning Commission
T=  Temporary Use - See Section 47

If a caretaker's residence is in a trailer, recreational vehicle, or a mobile home, a conditional use permit is
required and is valid for only one (1) year, with a maximum one (1) year extension. One (1) unit for
caretaker's quarters is an unconditionally permitted use when in conjunction with hotels, motels, ambulance
services, mini-storage, churches, or hazardous waste processing or storage facilities.

In addition to the uses listed as permitted or conditionally permitted in the M2 district, the following uses
may be conditionally permitied only where the Planning Commission finds that a) these uses will not
generate vehicular trips across U.S. 101 (South Valley Freeway) above that for general industrial uses, and
b) that the proposed commercial uses will provide service only to people employed within the adjacent
industrial areas: professional office, financial institutions, insurance companies, real estate brokers, social
service agencies, cocktail lounges, private educational and recreational institutions, entertainment facilities
and day care facilities.

Not permitted within one thousand (1,000) feet of the exterior limits of any school property or City of
Gilroy water well.

All hazardous waste transport, recycling, processing and storage facilities must comply with the County of
Santa Clara's Hazardous Waste Management Plan.
Ancillary retail sales uses include the sales, rental, display, storage, repair and servicing of bulky commodities
as part of an existing industrial business. Ancillary retail uses that do not exceed 10% of the gross enclosed
floor area for buildings that are 10,000 square feet or less, or ancillary retail uses that do not exceed 5% of the
gross enclosed floor area for buildings that are larger than 10,000 square feet may be approved by the
Planning Division Manager, subject to the definition of “ancillary uses.” Ancillary retail sales uses which are
not approvable by the Planning Division Manager will require approval of a Conditional Use Permit.
Conditional Use Permit findings on “ancillary retail” sales uses are subject to the following criteria:

(2) The floor area used for retail display and sales occupies no more than twenty-five (25) percent of the

gross floor area of the building.

(b) The area used for retail display and sales is separated from the remainder of the building area by a
partition.

(c) All retail display and sales uses are conducted within a completely enclosed building.

(d) The retail use complies with all parking requirements of Section 31 of this Ordinance. Suchuses do
not increase the amount of parking or traffic beyond that generally associated with the primary
industrial use.

(e) The retail use (including any signage, displays and advertising) is in keeping with the industrial
character of the district.

Corporate offices are allowed in the M2 district when in conjunction with an otherwise allowed industrial
use for the district.

23-3
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City of Gilroy ZONING ORDINANCE

_ SECTION 23
INDUSTRIAL TABLES

Section 23.10 INDUSTRIAL USE TABLE

Section 23.11 Statement of Intent

The intent of this Industrial Use Table is to clearly and precisely designate permitted uses and
conditional uses within each of the following districts:

Ci CAMPUS INDUSTRIAL
M1 LIMITED INDUSTRIAL
M2  GENERAL INDUSTRIAL

Section 23.12 Designation of Industrial Uses

The Industrial Use Table indicates whether a variety of uses are unconditionally permitted,
permitted only with a conditional use permit from the Planning Commission, or permitted
only under special conditions. The Planning Commission, or its designee, shall determine,
upon written request, whether or not any use not listed in the Industrial Use Table is similar

in character to a described use for the purpose of applying the district regulations and
conditions. '

23-1
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Section 23.23 Industrial Site and Building Requirement Table Revised (11/10/03)

LOT REQUIREMENTS

Building Coverage (Maximum) 50% 60% 60%

YARD REQUIREMENTS (Minimum setbacks in feet)

Front 30 30 15
Side \ 20 None None
Side (Adjacent to street) 20 20 15
Rear 200 None None

HEIGHT REQUIREMENTS (Maximum)

Building Height in Feet 35 35 75 .
Number of stories 2 2 6

ADDITIONAL REGULATIONS (See Chapter 2)

Off-Street Parking Section 31 Yes Yes Yes
Fences and Obstructions  Section 34 Yes Yes' Yes
Signing Section 37 Yes Yes Yes
Landscaping Section 38 Yes Yes Yes
Performance Standards Section 41 Yes Yes Yes

ESTABLISHED DEVELOPMENT POLICIES

Industrial Condominium Policy Yes Yes Yes
Consolidated Landscaping Policy Yes Yes Yes
Industrial Design Guidelines Yes Yes Yes
Ieavesley Road Policy Yes Yes "n/a
Tenth Street Policy ' Yes Yes Yes

23-5
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ATTACHMENT 3

City of Gilroy
Adopted by the City Council on June 13, 2005

SECTION 1.0: Purpose

This policy is intended to provide guidance in developing comprehensive
plans for properties designated as Neighborhood District on the City's
General Plan and to ensure that Neighborhood District developments meet
General Plan Housing Element objectives. The purpose of Neighborhood
Districts is to create neighborhoods that are attractive, safe, diverse, and
healthy, containing housing that is affordable to a variety of income
groups, thereby enhancing the quality of life for all Gilroy residents.
Through the Neighborhood District General Plan designation, the City
hopes to promote a more integrative, comprehensive, and creative
approach to neighborhood planning. Specifically, through the
Neighborhood District, the General Plan aims to:

[l Create neighborhoods that are predominantly single family in
character, but which integrate different types and prices of housing
to meet the full range of housing needs.

O Ensure that the City’s affordable housing goals and objectives are
met.

[0 Encourage innovative site and building designs that contribute to
the overall attractiveness and livability of Gilroy.

L1 Promote walking, biking, and public transit as alternative modes of
transportation.

O Integrate neighborhood-serving facilities and amenities such as
schools, parks, and community gathering places to meet residents’
needs, promote a sense of community, and provide for a high
quality of life.

O Encourage the creation of neighborhood-serving commercial centers
that are within walking distance of residential neighborhoods and
which are sited and designed to protect the neighborhood’s
character and residential quality.

O Encourage residential neighborhood designs that reduce traffic
speeds and volumes and control noise.

Page 1 of 12



ATTACHMENT 3

SECTION 2.0: Geographic Location and Description of Neighborhood
Districts

Intent: The intent of this section is to set forth a definitive description of the
parameters of each Neighborhood District.

The City Council approved five Neighborhood Districts, described as follows
(see attached maps):

® Glen Loma Ranch Specific Plan: located in the Southwest quadrant of
the City, 367 acres and 7 parcels

® [uchessa Avenue and Thomas Road West: 180 acres and 10 parcels
® [uchessa Avenue and Thomas Road East: 28 acres and 4 parcels

® North-central Gilroy, south of the Buena Vista Avenue extension: 366
acres and 136 parcels

® Rancho 101 (North-central Gilroy, north of Buena Vista Avenue
extension): 436 acres and 24 parcels

SECTION 3.0: Implementation of Neighborhood District Zoning
Designation

Intent: The intent of this section is to gquide impiementation of the
Neighborhood Districts.

Section 3.1: Implementation of Zoning Designation

The Task Force recommends creating a Neighborhood District overlay
zone through the zone change process and providing incentives for
implementation of Neighborhood District principles.

Section 3.2: Master Plans and Specific Plans

Each Neighborhood District proponent shall prepare a master plan or a
specific plan prior to processing any development applications. The
master plan or specific plan for each Neighborhood District shall
incorporate the guiding policies and implementation actions discussed
in this policy document. The City Council shall establish advisory
committees to provide input into the development of the master or
specific plan for each Neighborhood District. Committee members
should consist of one City Council representative and one Planning

Page 2 of 12



ATTACHMENT 3
Commission representative, two property owners within the
Neighborhood District plan area under consideration, two property
owners or neighbors adjacent to the Neighborhood District plan area
under consideration, one affordable housing advocate, one Gilroy
Unified School District representatives, one Parks and Recreation
Commission representatives, and one member of the public at large.
The advisory committee shall provide input into the development of
the master plan or specific plan by participating in the development of
the plan and ensuring that the proposed plan complies with the intent
of this policy.

The Task Force recommends that the City Council accept the efforts
put forth by the Glen Loma Ranch Liaison Committee as full
satisfaction of the advisory committee requirement for the Glen Loma
Ranch Neighborhood District. However, in the event that the Glen
Loma Ranch Specific Plan is not approved by the City Council by
December 31, 2007, the City Council shall determine whether a new
advisory committee will be established to review this Specific Plan.

Neighborhood District-designated properties within the City's Urban
Service Area may develop prior to preparation of a specific plan or
master plan under the following circumstances:

a. The proposed development is consistent with the requirements
of this Policy;

b. The property is in the Urban Service Area at the date the City
Council adopts the Neighborhood District Policy; and

c. The proposed development is designed so that it will become an
integral part of the Neighborhood District it is a part of.

d. The proposed development shall be required to process its own
Master or Specific Plan, per City policy.

tion 3.2.1: Development Agreements

Property owners within each Neighborhood District Master Plan or
Specific Plan shall enter into a development agreement with the
City.

SECTION 4.0: Relationship of the Neighborhood District to the
Residential Development (RDO) Process

Intent: The intent of this section is to set policies that clarify the
relationship between development of Neighborhood Districts and the RDO
process.

Page 3 of 12



ATTACHMENT 3

The Task force recommends that the City Council adopt a policy targeting
full Residential Development build-out to Neighborhood District master and
specific plans that fully implement Neighborhood District principles and that
compete favorably in the Residential Development Ordinance process (see
section 13.0, policy 1).

Section 4.1: Neighborhood District Phasing

Neighborhood District proponents shall develop phasing plans and
submit them concurrently with their RDO application. Neighborhood
District developments should be phased so that each phase creates a
neighborhood that is substantially consistent with the Neighborhood
District density requirements. Phasing plans should incorporate the
Neighborhood District density goals and design standards throughout
each phase. Specifically, phasing plans should include the integration
of higher density units throughout the plan area, and each phase
should reflect the densities planned for the overall Neighborhood
District area. Neighborhood District proponents shall have approved
development agreements that specify the timing of each phase’s
development. Alternatively, the Specific Plan or Master Plan may
specify phasing schedules.

Section 4.2: Residential Development Allocations outside of the
RDO Competition

Zoning Ordinance section 50.63 (c¢) (2), Special Exceptions, allows the
City Council to approve RDO allocations at any time to Specific Plans
and Master Plans that need additional dwelling units to accomplish the
goals and vision of the General Plan. Neighborhood District
developments that meet the following criteria might be eligible to
receive Residential Development allocations outside of the RDO
competition, subject to City Council approval:

A. The requested units shall be identified in the approved
Neighborhood District Specific Plan or Master Plan.

B. Neighborhood District proponents shall have received Residential
Development allocations prior to or concurrent with the request
for units outside of the Residential Development competition.

C. Neighborhood District proponents requesting units outside of the

Residential Development competition shall meet or exceed the
target densities set forth in section 8.1 of this document.

Page 4 of 12



ATTACHMENT 3

D. Neighborhood District proponents requesting units outside of the
Residential Development competition shall sell or rent at least
twenty percent (20%) of the units approved outside of the
Residential Development competition at affordable prices in
compliance with the standards set forth in the City's RDO
Affordable Housing Exemption Procedure document.

SECTION 5.0: Location of Commercial Uses within the Neighborhood
District

Intent: The intent of this section is to set guidelines for locating and
developing commercial uses within Neighborhood Districts.

Neighborhood District master and specific plans should reserve land at
prominent intersections for commercial uses, while acknowledging that
properties may need to revert to residential uses if commercial development
is infeasible. Neighborhood District master and specific plans should include
flexible zoning that allows either commercial or residential development at
these intersections.

Each Neighborhood District master or specific plan should establish criteria
for siting commercial uses that includes the following elements:

O Encouragement of Local-serving commercial uses such as small
offices and retail uses

[ Mixed commercial / residential developments

O Encouragement of parking lots located in the rear of buildings

O Criteria designed to minimize land use conflicts between
commercial and residential developments

[0 Triggers that indicate when Neighborhood Districts developments
should establish commercial development.

SECTION 6.0: Relationship of Neighborhood Districts to Existing,
Surrounding Neighborhoods

Intent: The intent of this section is to ensure that the design and density of
Neighborhood Districts respect the context of developed land adjacent to
them.

The density and design of each Neighborhood District should be sensitive to
the context of existing, surrounding neighborhoods. Specifically,
Neighborhood District master and specific plans should consider the
relationship of the following elements to existing neighborhoods:

[1 Density
[J Home design
[1 Lot sizes
O Street layouts
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ATTACHMENT 3

Each Neighborhood District master or specific plan shall also provide a
transition from the existing neighborhoods to the higher density and
commercial uses contained within the Neighborhood District.

SECTION 7.0: Neighborhood District Design

Intent: The intent of this section is to set forth guidelines for the design of
Neighborhood Districts.

Section 7.1: Architectural Design Guidelines

Each Specific or Master Plan shall establish architectural design
guidelines that include the following elements:

0 Building mass & scale (Floor Area Ratio)

[J Consistency of style and materials

O Architectural variety and interest

[0 Street orientation (residential units should be oriented to encourage
neighborhood interaction)

Section 7.2: Neighborhood Circulation

Each Neighborhood District master or specific plan shall establish
neighborhood circulation criteria that include the following elements:

Traffic Management

Bicycle & Pedestrian circulation

Inter- and intra-neighborhood access (streets should be
interconnected to allow easy access between neighborhoods)

Alieys (used to de-emphasize garages)

Transit (Neighborhood Districts should be designed to allow easy
access to transit)

Sidewalks throughout each Neighborhood District

Section 7.3: Site Planning and Design

Each Neighborhood District master or specific plan shall establish Site
Planning and Design criteria that address the following elements:

Community Gathering Places

Street Trees (Neighborhood Districts should encourage landscape
buffers adjacent to major streets)

Integration of outdoor recreational uses with natural habitats such
as creeks

Resource & Habitat Protection

Natural Features

Avoidance of Hazardous Areas (e.g. flood plains, faults)

Traditional non-residential uses such as parks, schools, daycare
centers, and places of worship

Sidewalks

O oo oo

O OOOO O OO0
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ATTACHMENT 3
Section 7.4: Neighborhood Open Spaces

Neighborhood District master and specific plans shall set minimum
standards for recreational areas and require a focal point recreational
area in each neighborhood. The Specific Plan or Master Plan should
address the following elements:

[J Passive versus active open space areas: This element is intended to
ensure that each Neighborhood District plan provides adequate
outdoor recreational opportunities for future residents.

[J Minimum requirements for open space in multi-family and high-
density areas: This element is intended to ensure that multi-family
projects contain adequate on-site recreational opportunities.

L1 Design criteria for development adjacent to Santa Clara Valley
Water District channels: Each Neighborhood District plan should set
forth design criteria to guide development adjacent to Water
District channels. At a minimum, these criteria should restrict
placement of residential units directly adjacent to a channel, in
favor of placing roadways, parking lots, and open space adjacent to
the channels.

[1 Treatment of open space set aside for habitat preservation: This
element is intended to require each Neighborhood District plan to
address maintenance and preservation of open space areas.

[ Provision of parks in accordance with the Parks & Recreation Master
Plan

Neighborhood District proponents should consider using landscaping
and lighting districts and homeowners’ associations to maintain
privately owned open space.

SECTION 8.0: Neighborhood District Densities

Intent: The intent of this section is to ensure that Neighborhood District
master and specific plans meet minimum density requirements, and to
encourage proponents to meet target density requirements. Further, this
section intends to ensure that Neighborhood District master and specific
plans mix housing of different densities, integrating them throughout the
Neighborhood District, and that development of each Neighborhood District
considers the densities of existing, surrounding neighborhoods as discussed
in Section 6 of this policy.
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ATTACHMENT 3
Section 8.1: Density Requirements

Minimum Densities

The minimum densities for residential land use in the Neighborhood
District (excluding land required for streets, schools, parks, resource
protection, neighborhood commercial, or other infrastructure and/or
amenities) shall be at least:

L 5 percent at a density of 7.25 to 9 units/acre
O 10 percent at a density of 9 to 16 units/acre
O 3 percent at a density of 16 to 30 units/acre

A maximum of eighty-two percent (82%) of each Neighborhood
District may be constructed at a density of 7.25 units per acre or less.

Target Densities

The target mix for residential land uses in the Neighborhood District
(excluding land required for streets, schools, parks, resource
protection, neighborhood commercial, or other infrastructure and/or
amenities) shall provide for at least:

O 10 percent at a density of 7.25 to 9 units/acre
L1 15 percent at a density of 9 to 16 units/acre
[1 5 percent at a density of 16 to 30 units/acre

Section 8.2: Incentives for Achieving Target Densities

The following incentives may apply to Neighborhood District projects
that meet the above-described Target Densities, at the discretion of
the City Council:

L1 Projects reaching Target Densities may receive full buildout

O Projects reaching Target Densities may receive additional points in
the RDO competition.

[0 Projects reaching Target Densities may receive earlier RDO build-
out assignments and shorter build-out periods than projects that do
not meet Target Densities.

L1 Specific and Master Plan projects reaching Target Densities may be
eligible to receive Residential Development allocations outside of
the RDO competition process, as specified by Zoning Ordinance
section 50.63 (c¢) 2.
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Section 8.3: Housing Diversity

Neighborhood District master and specific plans shall mix housing of
different densities together, integrating them throughout the
Neighborhood District. Neighborhood District master and specific
plans shall establish targets for housing diversity, as well as a
maximum percentage of total dwelling units of any type that may be
constructed in a single neighborhood. The percentages should attempt
to balance diversity of design with the need to preserve construction
economies of scale and expeditious build-out.

SECTION 9.0: Existing, Non-conforming Uses and Properties

Intent: The intent of this section is to allow single-family uses to remain
until the property is ready to be developed to Neighborhood District
standards.

Any use lawfully occupying a building or land at the time the Neighborhood
District zoning overlay is established that does not conform to Neighborhood
District regulations shall be deemed a non-conforming use. The use may
continue until the property develops, at which time it must develop in
compliance with Neighborhood District requirements. Nothing in this section
shall preclude the continued use of or expansion of single-family residences,
provided they remain in use as single-family residences. All existing, non-
conforming properties shall develop in accordance with the approved Specific
Plan or Master Plan, and shall lose their existing, non-conforming status
when they develop.

SECTION 10.0: Public Participation

Intent: The intent of this section is to ensure that the public has an
opportunity to participate in the Specific Plan or Master Plan planning
process.

Specific Plans or Master Plans shall set standards for public meetings and
public participation in each individual Neighborhood District’s planning
process. Informal public meetings should be held at the commencement of
project planning, and a minimum of once a year during the planning
process.
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ATTACHMENT 3
SECTION 11.0: Development of Affordable Housing

Intent: The intent of this section is to ensure that Neighborhood District
developments serve all economic segments of Gilroy’s population, and that
Neighborhood District designs incorporate the goals of the General Plan
Housing Element.

Section 11.1: Definition of Affordable Housing

Neighborhood District master and specific plans shall encourage the
production of affordable housing. Affordable housing is defined as set
forth in the City's RDO Affordable Housing Exemption Procedure
document.

Section 11.2: Affordable Housing Required

Each Neighborhood District development shall construct a minimum of
fifteen percent (15%) of its units at affordable prices, as defined in the
City’'s RDO Affordable Housing Exemption Procedure document.
Affordable housing units shall be integrated throughout the Master
Plan or Specific Plan area, rather than clustered in affordable housing
pockets.

Section 11.3: Incentives for Constructing Affordable Housing

Neighborhood District proponents shall receive the following benefits
for constructing 15% or more of their units at affordable housing
levels, as defined in the City's RDO Affordable Housing Exemption
Procedure:

[0 Neighborhood District proponents constructing affordable housing
shall receive additional points in the RDO competition. A higher
number of points will be awarded to projects with higher
percentages of affordable units.

O Density bonuses

0 Reduction in City development standards (e.g. zero-lot line
developments, clustered housing on smaller lots, and smaller unit
sizes)

[0 Reduction in road widths

Section 11.4: Affordable Housing Types

To achieve affordable housing levels, Neighborhood District plans
should encourage construction of the following housing types:

[ Condominiums, town houses, and duettes

[J Apartment houses and duplexes

[0 High quality pre-manufactured homes, subject to approval through
the Planned Unit Development Architectural & Site Review process.
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Section 11.5  Timely Construction of Affordable Housing

Affordable housing units shall be constructed in a timely manner. The
affordable housing component of each phase of construction shall be
completed prior to beginning development of future phases.

SECTION 12.0: Development of Accessory Dwelling Units

Intent: The intent of this section is to ensure that Neighborhood District
master and specific plans encourage the production of accessory dwelling

units,

Neighborhood District master and specific plans should include a plan to
encourage accessory dwelling units, and should include standards for
development of those units.

SECTION 13.0: Neighborhood District Policies

1.

The City Council should allocate full Residential Development build-
out to Neighborhood District proponents that fully implement
Neighborhood District principles. Neighborhood District proponents
may apply for Residential Development Ordinance (RDO) exempt
units, but must construct the units in compliance with
Neighborhood District requirements.

Encourage parking for commercial establishments located within
Neighborhood Districts to locate in the rear of commercial parcels,
so that it cannot be viewed from the street.

Neighborhood District proponents should reserve land at prominent
intersections for commercial uses. However, the properties may
revert to residential uses if the property remains undeveloped after
good faith efforts to develop them commercially over a specified
period of time. Neighborhood Districts should include flexible
zoning that allows either commercial or residential development at
these intersections.

Neighborhood District master and specific plans should encourage
the production of adaptable units for people with disabilities,
affordable units for large families, and units for families with special
needs, in compliance with General Plan Housing Element policies
11.01, 11.02, and 11.03 and State housing law.
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10.

11.

ATTACHMENT 3

Neighborhood Districts master and specific plans should encourage
the production of residential care facilities for seniors.

Neighborhood District master and specific plans shall set targets for
development of commercial areas and create policies encouraging
mixed-use development. Neighborhood Districts master and specific
plans shall also establish a maximum number of homogenous
dwelling units that may be constructed in a single neighborhood, as
well as a maximum number to total dwelling units of any type that
may be constructed in a single neighborhood. The numbers should
attempt to balance diversity of design with the need to preserve
construction economies of scale and expeditious build-out.

The Task Force recommends that the City Council create a new pool
of RDO-exempt units for disabled-accessible homes.

The Task Force recommends that the City Council revise the RDO
Rating Scale to allow additional points for Neighborhood District
developments that achieve Target Densities

The Task Force recommends that the City Council revise the RDO
Rating Scale to allow additional points for Neighborhood District
projects that construct at least 15% of their units at affordable
levels, as defined by the City’s RDO Affordable Housing Exemption
Procedure.

The Task Force recommends that the City Council hold pre-RDO
meetings to determine which Neighborhood District areas will
receive priority for build out. The Council should determine priority
based on: infrastructure availability, proximity to existing City
services and the Urban Service Area, readiness to develop,
availability of fire and police services, impacts on parks and
recreation facilities, the cost of serving the project, and the
project’s benefits to the residents of Gilroy.

The Task Force recommends that the City Council accept the efforts
put forth by the Glen Loma Ranch Liaison Committee as full
satisfaction of the advisory committee requirement for the Glen
Loma Ranch Neighborhood District. However, in the event that the
Glen Loma Ranch Specific Plan is not approved by the City Council
by December 31, 2007, the City Council shall determine whether a
new advisory committee will be established to review this Specific
Plan.
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ATTACHMENT 3

RDO AFFORDABLE HOUSING EXEMPTION PROCEDURE

City of Gilroy, September 2001

Section 1.00 Statement of Intent

It is the intent of this policy to set forth the specific criteria and guidelines
for the affordable housing exemption provided in the City of Gilroy Zoning
Ordinance, Section 50.62 (b) (3) and (4). The goal of this exemption is to
enhance public welfare by meeting the current and future housing needs of
all segments of the community. This exemption is intended to encourage
private developers to construct housing that is affordable to Very Low, Low
and Median income households, as specified in this document.

Section 1.01: Definitions

Affordable Housing:
A dwelling unit, either rented or owned, which is affordable to

households with Very Low, Low, or Median incomes, as specified by
this document.

Applicant:
Any person, partnership, corporation, firm, or any entity or

combination of entities, which seek permits or approval for residential
development in the City of Gilroy.

Dwelling Unit:

Housing which is designed and intended for occupancy as a residence
by one (1) household. This term includes condominiums, townhouses,
single-family homes, multi-family homes and apartments.

HUD:
United States Department of Housing and Urban Development.

Resale Controls:

Legal restrictions imposed upon property owners by the City to ensure
that the dwelling units will remain affordable to Very Low, Low, and
Median income households, as defined in this document, for a specified
time.

Residential Development (RDO):

All development that includes single family dwellings, multi-family
dwellings, condominiums, townhouses, cooperative developments,
and land subdivisions intended to be sold to the public for
residential use.
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ATTACHMENT 3

Residential Development Ordinance:
Section 50.60 of the City of Gilroy Zoning Ordinance that

encourages responsible growth in the community, and restricts the
amount of housing which may be constructed each year.

Very tow, Low and, Median Income Levels:
Income categories established by HUD for Santa Clara County. Very

Low and Low income levels are calculated based on Median
household size and income.

Section 1.02 General Reguirements

(A} One hundred percent (100%) of the housing units granted an
exemption from the Residential Development Ordinance under this
program must be sold and/or rented at prices that are affordable to
Very Low, Low, or Median income households, as specified by
sections 1.03 and 1.04. The procedure for this exemption shall be
as follows:

Procedure:

(1) The applicant must apply for an "RDO Affordable Housing
Exemption," and must submit all required fees at the time of
application. Consideration for approval of this application shall
be made in accordance with the criteria contained within
Zoning Ordinance section 50.62.

(2} At the time of application for the exemption, the applicant
must specify the number of units to be constructed. The
applicant must also identify the number of units that will be
affordable to households with Very Low, Low, and Median
incomes, as defined by this document.

(3) Rental and/or sale prices of all units shall be reviewed and
approved by the City, and shall be affordable to households
with Very Low, Low, and Median incomes, as specified by
sections 1.03 and 1.04.

(4) Approval of the application will be based upon compliance with
this policy and all other City requirements, as may be updated
from time to time. The applicant must receive approval of the
RDO exemption prior to Tentative Map approval. In situations
where a Tentative Map is not required, the applicant must
receive approval of the RDO exemption prior to Architectural
and Site Review approval.
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(5) After approval of this application, and prior to receiving
Tentative Map approval (or Architectural and Site Review
approval in situations where Tentative Maps are not required),
the applicant must enter into a contract with the City
(hereafter referred to as Agreement) agreeing to provide
affordable housing as delineated in this policy, and as
approved by the City Council. This Agreement will assure
affordability of the units. Failure to comply with the terms of
the Agreement will void all approvals, and the project will not
be allowed to proceed without complying with the Residential
Development competition procedures of Zoning Ordinance
section 50.60, regardless of the stage of construction of the
project.

(B) The applicant shall advertise the existence and terms of this policy
to the general public and accept applications from prospective
purchasers and tenants. The applicant shall keep a list of all
qualified purchasers and tenants, and shall make this list, along
with pertinent financial data, available to the City upon request.

(C) All tentative maps, architectural and site reviews, or other
development permits approving residential development shall
contain conditions sufficient to ensure compliance with the
requirements set forth in this policy. These conditions shall include
but not be limited to conditions that specify the number of
affordable units (whether for sale or rental), their prices and Resale
Controls.

(D) All dwelling units proposed under this program must be
constructed with the same quality of design, construction and
materials as required for market rate housing. This requirement
shall apply to projects that consist solely of affordable housing
units, as well as projects that combine affordable housing with
market rate housing.

(E) Low and Very Low income rental units constructed through this
program shall be affordable for a minimum of 55 years, and Low
and Very Low income for-sale units shall be affordable for a
minimum of 30 years, Grant deeds and/or Codes, Covenants and
Restrictions (CC&Rs) for units constructed under this program shall
state that these units are required to remain affordable for these
time periods, and shall be recorded against the property with the
County Recorder of Santa Clara County.
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(F) Resale controls shall be incorporated as part of the Agreement
signed by individual purchasers of these units. This Agreement
shall be recorded against the property with the county recorder of
Santa Clara County.

(G) The developer shall provide the City with a detailed outreach and
advertising plan, in order to insure the housing needs of existing
Gilroy Very Low, Low, and Median Income residents are met.

Section 1.03 Procedure for Renting Affordable Units

(A) The City reserves the right to review documents and verify the
eligibility of all prospective tenants.

(B) In the event an income increase disqualifies a tenant [from hereon
referred to as Over-Income Tenant] from meeting the income
requirements to rent a unit through this program, the following
rules shall apply:

(1) The property owner shall re-certify incomes annually. If a
tenant is found to make more than 120% of the maximum
income to qualify as a Low Income household, the tenant
will be given up to 90 days to relocate.

(2) During the time the Over-Income Tenant continues to rent
the unit, the rental rate of the unit may not increase above
the maximum rental rates per bedroom size which are
determined by the City (see Appendix).

(C) The developer shall specify, in the Agreement entered into with the
City, the number of units that are to be constructed and the
number of bedrooms in each unit.

(D) Cost of Housing:

Rental housing constructed through this program shall be
affordable to Very Low, Low, and Median income households,
consistent with the intent of this policy. Rental rates shall be
equivalent to the California Tax Credit Allocation Committee
(CTCAC) 50% income Ilevel rental rates for Santa Clara
County. The rental rates shall be revised with every published
revision of California Tax Credit Allocation Committee (CTCAC)
rental rates. (See Appendix)

Tenants in this program may be required to pay a cleaning
and/or security deposit of not more than the cost of the
monthly rent.
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Section 1.04 Procedure for Selling Affordable Dwelling Units

(A) All saleable dwelling units constructed through this program shall

(B)

(o)

(D)

(E)

(F)

be sold to households that qualify for affordable housing, as
defined in this document. For thirty years from the sales date,
resale of these homes shall be subject to a resale Agreement that
will ensure that these units remain affordable housing for a period
of years as specified in the Agreement. The standard time period
for affordability should be no less than 30 years. Transfer of these
homes shall be to Very Low, Low, and Median Income
households, and will be subject to the same resale restrictions
applied to the original sale. Transfers by gift, devise, or
inheritance to an existing spouse, surviving joint tenant, or a
spouse as part of a dissolution proceeding, or in connection with
marriage shall not be considered a transfer for the purpose of this

policy.

The City reserves the right to review and approve documents
verifying the eligibility of all homebuyers, prior to sale and
transfer of each property.

All dwelling units constructed under the terms of this program
shall be sold to owners who occupy the residences as their
principal place of residence,

Resale of these units shall be conducted as provided for in this
policy. Upon resale, the purchaser's income must correspond to
the initial income category established for this unit by the
developer.

All homebuyers shall enter into an Agreement, recorded on the
property, which provides that the home shall be subject to Resale
Controls.

Cost of Housing:
Houses constructed in this program should be affordable to Low
and Median Income households in the following ratios:

1. At least 40% of the units should be affordable to households
earning 50% to 60% of Median Income.

2. 30% of the units should be affordable to households earning
up to 100% of Median Income.

3. Not more than 30% of the units should be sold to households
earning between 100% and 120% of Median Income
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(G) If the developer is unable to find Low and Median Income buyers

(H)

who are qualified to purchase homes through this program, the
developer shall be required to continue to solicit potential Low
and Median Income buyers for six (6) months after the date of
issuance of the Certificate of Occupancy. After this time, the
developer shall be allowed to sell the homes to any person,
without regard to income levels. These homes shall, however, be
sold at Low and Median Income prices, as determined by the City,
and shall remain affordable, in accordance with this policy. The
applicant shall provide the City with a report on the marketing
efforts of these projects, prior to the end of the six month period.
overall, homes must be sold at a ratio of 50% to Low Income
households, and 50% to Median Income households.

For sale homes constructed through this program shall not be
leased or rented, unless exceptional circumstances are
established by the owner that the leasing or renting of the home
is necessary and approved by the City Planning Division and
Division of Housing and Community Development. Any such lease
or rental shall be consistent with the rental rates as established
by this policy for Low, Very Low and Median Income households
and limited in time to not more than one-year
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Housing Advisory Committee

Purpose

The City recognizes development and maintenance of housing
and access to housing opportunities for all Gilroy residents as
high priorities. To further its efforts in engaging the
community in developing and implementing policies toward
these goals, the City is establishing a nine-member Housing
Advisory Committee comprised of community stakeholders.

Charge

= Participate in the development and/or amendment of Housing
Element policies and objectives;

= Assist staff and the City Council in identifying housing needs
within the community;

= Advise City Council regarding existing and potential
affordable housing programs and guidelines;

= Make recommendations to City Council regarding
development opportunities for affordable housing;

= Assist staff and the City Council in promoting greater public
understanding of affordable housing and homeless issues;

= Participate in the selection of consultants and other resources
to assist the City in housing policy development and
implementation;

= Advocate for development and maintenance of a variety of
housing types and opportunities; and

= Serve as a medium for informational exchange with
community representatives and stakeholders on housing
related matters.
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