DRAFT HOUSING SITES INVENTORY

State law requires that all housing elements identify a list of housing sites that
can accommodate the jurisdiction’s RHNA. This chapter identifies potential
sites and provides an analysis of their ability to accommodate the Town’s
RHNA numbers.

A. Sites Inventory

To determine the availability of land for housing development in Los Gatos,
Town staff identified both vacant sites and sites with residential development
potential in Los Gatos. This sites inventory was developed in July 2008 using
available GIS data, current Assessor’s data, a review of the Town’s General

Plan Land Use designations and the Town Code Zoning Regulations.

The suitability of the sites identified is based on an analysis of potential
development constraints, which includes the adequacy of infrastructure
capacity, particularly related to water and wastewater systems, and an analysis
of potential environmental constraints that could impact the realistic

development capacity of each site.

Figure 6-1 provides a map of the potential housing opportunity sites and
includes site names that correspond to Table 6-1. Table 6-1 presents the sites
inventory, by individual parcel, of the locations that are appropriate and suit-
able for development in Los Gatos. This table includes the Assessor Parcel
Numbers (APNs), General Plan Land Use designation, zoning designation,
acreage and existing use for each site. Also included in the table are the al-
lowable density and realistic development capacity of each site as well as an
indication of any potential development constraints that reduce realistic de-
velopment capacity. The last two columns of the table identify any potential

development constraints.
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TABLE 6-1 AVAILABLE LAND INVENTORY SUMMARY, TOWN OF LOS GATOS

Realistic
Allowable Proposed Development Infra-
Existing GP Land Use Density* Proposed Zoning Density Parcel  Developable Capacity structure
Zonin, Designation Units/Acre)  Designation® units/acre) Acreage Acreage® Existing Use Capacit Environmental Constraints

Single Site 406-28-032 Open Space  Public - Open Space/AHOZ 20 5.2 5.2 104 Los Gatos Courthouse Yes None

Vasona Station Shopping

Yes None
Center

Single Site 406-30-015 C-1 Neighborhood Commercial - C-1/AHOZ 20 4.4 4.4 88

Single Site 424-32-069° CM High Density Residential 12-20 CM/AHOZ 20 7.5 7.1 142 Offices Yes None

(mitigated) floodplain, cultural resources,

Site A 424 08 074 R-1:8 Low Density Residential 0-5 R-1:8/AHOZ 20 6.4 6.4 128 Orchard Yes Hoise

Site B 42408057  R-1:8 Low Density Residential 05 R-1:8/AHOZ 20 3.0 3.0 60 Orchard Yes ﬁ“;;:;gated) floodplain, cultural resources,

Site C 424 08 029 R-1:8 Low Density Residential 0-5 R-1:8/AHOZ 20 0.3 0.3 6 Orchard Yes (mitigated) cultural resources, noise

Site D 424 08 058 R-1:8 Low Density Residential 0-5 R-1:8/AHOZ 20 1.4 1.4 28 Single-family residence Yes (mitigated) cultural resources, noise

Site E 424 08 059 R-1:8 Low Density Residential 0-5 R-1:8/AHOZ 20 1.0 1.0 20 2::1}11;; d (frontage to single- Yes (mitigated) cultural resources, noise

. . S Orchard (frontage to single- .. .

Site F 424 08 060 R-1:8 Low Density Residential 0-5 R-1:8/AHOZ 20 1.3 1.3 26 family) Yes (mitigated) cultural resources, noise

Site G 42408021  RM-5:12 Medium Density Residential 5-12 RM-5:12/AHOZ 20 43 3.0 60 Orchard; small farming Yes (mitigated) floodplain, cultural resources,
structure noise

Site H 42408016  RM-5:12 Low Density Residential 05 RM-5:12/AHOZ 20 1.0 1.0 20 Orchard Yes (mitigated) cultural resources, noise

Site I 424 08 017 RM-5:12 Medium Density Residential 5-12 RM-5:12/AHOZ 20 2.5 1.3 26 Orchard; single-family Yes (mitigated) cultural resources, noise

residence

Sites A and B :;2 12 g?i / CH Mixed Use Commercial? - Mixed Use Commercial 20 45 45 96! Akeena Solar Yes None

Single Site 529 16 041 CH Mixed Use Commercial - Mixed Use Commercial/ AHOZ 20 2.6 2.6 52 Auto dealership Yes None
Site A 529 18 031 CH Mixed Use Commercial - Mixed Use Commercial/ AHOZ 20 1.0 1.0 20 Auto dealership Yes None
Site B 529 18 055 CH Mixed Use Commercial - Mixed Use Commercial/ AHOZ 20 0.9 0.9 18 Auto dealership Yes None

Duplex and 2 single family

Single Site 529 29 034 R-1:D Medium Density Residential 5-12 Medium Density Residential 12 1.6 1.6 19 homes

Yes (mitigated) noise, potential landslide area

Total 48.9 46.0 913

* Allowable density is based on the density allowed under the existing zoning for the site. Where residential is not permitted under existing zoning, no existing allowable density is identified.

b Zoning would be amended as needed to accommodate new Affordable Housing Overlay Zone (AHOZ).

¢ Lot consolidation is suggested for parcels that are less than 1 acre to increase feasibility of development. Sites are identified in groups (i.e., Oka Road/Lark Avenue sites A through F) where lot consolidation may be most appropriate.
4 The Mixed-Use Commercial zoning designation allows for residential uses.

¢ New subdivision, pending new APN number.

f Project currently proposed.
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B. Pending Development Applications

The Town of Los Gatos has received a development application proposing
housing on the former Swanson Ford site. The applicant for the Swanson
Ford site is proposing a mixed-use project which will contain both
commercial and residential development. Akeena Solar is currently a tenant
on this site and is planning to move when its lease expires. Plans for this site
are tentative, but it is expected that this site could include up to 96 residential

units in the final design.

C. Analysis of Sites with Residential Development Potential

A majority of the parcels in this analysis are non-vacant sites with residential
development potential.  The realistic development capacity has been
determined based on the status and/or existing condition of existing uses for
each of the sites, identified in Figure 6-1 and Table 6-1, and is discussed in

more detail below.

Sites that are less than one acre are typically more difficult to develop and lot
consolidation can often increase the feasibility of development. The Town
would facilitate and encourage landowners with sites less than one acre to
consider lot consolidation within each site area as appropriate for residential

development.

1. Los Gatos Courthouse

The Los Gatos Courthouse, which is currently vacant, is located on the
southeast end of this site. Another vacant structure, formerly a mental health
clinic, sits on the southwest end of the site. The remainder of the site is
vacant land. The property is currently owned by Santa Clara County, who
has plans to relocate the courthouse to Downtown San Jose. Given the
vacant structures and vacant land as well as relocation of the courthouse, the
entire site would be considered for redevelopment. Realistic development

capacity would not be reduced by existing structures on the property. As
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prone to having steep slopes and a higher risk for landslides. The General
Plan Safety Element regulates hillside development and therefore mitigates
any potential impacts associated with developing housing on slopes in Los
Gatos. The Town of Los Gatos also requires geotechnical reports by a
registered geologist for hillside development on slopes greater than a 30
percent gradient, as noted in the Town’s Hillside Development Standards and

Guidelines.

b. Biological Resources

This section analyzes the presence of potential jurisdictional wetlands, special-
status species and sensitive natural communities on the identified housing
sites. Most of the sites considered in this inventory are already developed

with other urban uses and thus have low habitat value.

i. Wetlands

According to the U.S. Department of Fish and Wildlife Service National
Wetlands Inventory, there are no potential jurisdictional wetlands in Los
Gatos. Therefore, wetlands would not impact the realistic development

capacity of the housing sites.

ii.  Special-Status Species

According to the California Natural Diversity Database (CNDDB), which
lists occurrences of special-status plants and animals, there are not known
records of federal or State-listed plants in Los Gatos. There are federally
listed wildlife species that are known to occur in the Town. Development on
all sites would be regulated by the Conservation Element of the General Plan
and related State and federal agencies such as the Department of Fish and
Game, which would mitigate any impacts associated with the presence of

special-status species.

it1. Sensitive Natural Communities
Development on all sites would adhere to policies in both the Conservation
and Open Space elements of the General Plan, which would mitigate any

impacts associated with sensitive natural communities.
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c. Hazards and Hazardous Materials
This section describes any potential development constraints associated with

wildfires, flooding, and hazardous facilities and materials.

i.  Fire Hazards

State regulations require that all municipalities address Very High Fire
Severity Zone hazards, as defined by the State of California, if they are
located within their Town’s jurisdiction. There are some Very High Fire
Severity Zones located in the hillside areas of Los Gatos. The Los Gatos
General Plan addresses areas that are susceptible to potential wildfire hazards.
The General Plan provides goals and policies in the Safety Element that
regulate housing development so that wildfire hazards would not impact the
realistic development capacity of the housing sites. =~ The Hillside
Development Standards and Guidelines specifically provide policies that

promote fire safety and minimize wildfire hazards.

ii. Flood Hazards

Of the Oka Road/Lark Avenue parcels, Site A, 60 percent of Site B (the
western portion of the parcel) and a small portion of Site G (the western tip
of the parcel) are located in the 100-year floodplain zone designated by the
Federal Emergency Management Agency (FEMA). Housing on these sites
would be regulated by the Safety Element of the General Plan and would
therefore be designed to mitigate these hazards.  Therefore, realistic

development capacity would not be reduced by flood hazards.

iti. Hazardous Facilities and Materials

According to the California Department of Toxic Substances Control, there
are currently no hazardous sites or facilities, including Federal Superfund
sites, State response sites, voluntary cleanup sites, or school cleanup sites in
Los Gatos. Therefore, the realistic development capacity of the identified
housing sites would not be reduced by the presence of any hazardous facilities
or materials in Los Gatos. If hazardous facilities or materials are found to be
present in Los Gatos, adhering to policies in the General Plan Safety Element

and federal and State regulations would reduce any impacts associated with
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such sites and facilities. Additionally, the Town has a hazardous waste and
substances statement supplement for all development applications, which
contains a list of sites obtained from the State of California and U.S.
Environmental Protection Agency (EPA) Hazardous Waste and Substances
Sites List.”

d. Noise

Noise from Highway 17 could potentially affect development on the Oka
Road/Lark Avenue and Dittos Lane sites. The Oka Road/Lark Avenue, Los
Gatos Courthouse, Vasona Junction Shopping Center, and Southbay
Development sites could also be potentially affected by noise from the active
railroad line parallel to and south of Highway 85. The Noise Element of the
General Plan regulates noise levels and design standards for development that
mitigate such noise impacts. Therefore, realistic development capacity would

not be affected.

e. Cultural Resources

According to the 1999 Los Gatos General Plan Update Initial Study, potential
Native American archeological sites are typically located near creeks in Los
Gatos. An archeological evaluation would be required for development on
the Oka Road/Lark Avenue site near Los Gatos Creek.

G. Comparison of Regional Growth Need and Residential Sites

To determine the Town’s ability to meet its RHNA, the Town’s adjusted
RHNA, which was determined in Chapter 3 Projected Housing Needs, is
compared to the realistic development capacity of the identified housing op-
portunity sites. Table 6-2 below presents the Town’s RHNA as provided by
the Association of Bay Area Governments (ABAG) and the Town’s adjusted

> Town of Los Gatos  website, http://www.town.los-gatos.ca.us/

documents/Community%20Development/Planning/DevRevAppPak PDF, accessed
April 20, 2009.
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RHNA after subtracting housing units that have been built, approved or un-
der construction between January 1, 2007 and June 30, 2009.

Table 6-3 provides the remaining housing need after subtracting the realistic
development capacity of housing sites identified in this sites inventory from
the adjusted RHNA. The realistic development capacity of housing sites is
based on the Town’s default density of 20 dwelling units per acre as described
under section D. of this document, Zoning Appropriate to Accommodate Hous-
ing for Lower-Income Housebolds. All sites in Table 6-1 assume development at
the default density except for the Dittos Lane site, which assumes develop-
ment at a density of 12 dwelling units per acre on a small 1.6-acre site. Be-
cause development on Dittos Lane is not expected to be at the default density,
the affordability level of development at this site is assumed to be moderate or
above. Therefore, the estimated realistic development capacity of 19 units for
Dittos Lane is counted toward the moderate and above RHNA income cate-

gories in Table 6-3.

The realistic development capacity in Table 6-3 also takes into account that at
least 35 percent of all housing units except those estimated at the Dittos Lane
site will be affordable to very low- and low-income households. This mini-
mum affordability requirement will be enforced by an Affordable Housing
Overlay Zone (AHOZ) to be adopted by the Town for this Housing Element
cycle. The AHOZ is described under Implementing Strategy H.I.1.1 of the
2007-2014 Housing Element. As shown in Table 6-3, the Town is able to
meet and exceed its RHNA based on its housing sites inventory, realistic de-

velopment capacity of sites, and implementation of the AHOZ.
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TABLE 6-2 ADJUSTED RHNA CALCULATION

A B (A minus B)
Units Built,
Under
New Construction
Construction and/or
Income Need Approved since Adjusted
Category (RHNA) Jan. 1, 2007 RHNA

Very Low 154 0 154
Low 100 0 100
Moderate 122 2 120
Above Moderate 186 39 147
Total Units 562 41 521

TABLE 6-3 ADIUSTED RHNA AND DEVELOPMENT CAPACITY OF HOUSING
OPPORTUNITY SITES

A B (A-B)

Development
Adjusted Capacity of Housing Remaining

Income Level RHNA: Opportunity Sites Need
Very Low 154 188 (34)
Low 100 125 (25)
Moderate 120 270 (150)
Above Moderate 147 330 (183)
Total 521 913 (392)

* The Adjusted RHNA is calculated as shown in Table 6-2.
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