ATTACHMENT 37


sroussel
Typewritten Text
ATTACHMENT 37


























































































































































































































































































































































































































































































































To: Town Council
From: Melanie Hanssen
Subject: Getting the North 40 Phase 1 application to comply with the Specific Plan

The North 40 represents an unprecedented opportunity to address a number of
unmet needs in Los Gatos, as well as satisfy state requirements for affordable
housing.

Unfortunately, as discussed in the Planning Commission hearings and
recommendation, the current proposal does not satisfy the objective
requirements of the N40 specific plan that require the applicant to (a) address
unmet needs or (b) provide for less intense housing in the Lark District and (c)
finally provide for seamless transition to the rest of the community (item c not
part of the Planning Commission recommendation but discussed in hearing and in
required in the Specific Plan). There were other parts of the proposal that were
found by the Planning Commission not to be in compliance with the Specific Plan,
but | am writing about unmet needs and intensity.

Considering the requirements of the Specific Plan, clearly the 49 units of senior
affordable housing proposed in Phase 1 do satisfy the state/Housing Element
requirement for affordable housing. This will be a great step forward that the
Town has never had—this many units of truly affordable housing. | am sure that
Council is aware the the senior affordable housing will be rental, not ownership
model, which is the only way they can be affordable. Also, the economics of this
type of housing require government intervention to correct the high cost issue in
the form of tax credits, subsidies, and more. That is why Eden Housing will be
managing this part of the process within the overall proposal. In any case, this
senior affordable housing is really one of the best parts of this proposal.

As is well understood, the Housing Element requires that 13.5 acres within the
N40 be rezoned to 20 units per acre to achieve the state mandated requirements.

Here is where the proposal falls short. While the proposal does have 13.5 acres of
units that are 20 DU per acre, we have 320 units minus 49 affordable units—271
total that do not (a) address unmet needs or (b) provide for lower intensity
housing in the Lark District, both of which are required in the Specific Plan.



Senior move-down housing—The senior affordable housing proposed for the top
of the market hall is not the housing that our single family homeowner seniors
will be able to step down into. Clearly if they own a single family home today,
seniors will not be able to qualify for the low income levels to be able to rent
those apartments. According to our Housing Element, fully 1/3 of the population
of Los Gatos will be over 65 during the planning period. Council member Rennie
mentioned during the last hearing that he was very moved by a conversation he
had with a senior citizen that did not know where to go from her single family
home. Testimony was made during the Planning Commission hearings that the
Terraces in Los Gatos have a 2-year wait to be able to move in. Obviously, there is
a need for senior step-down housing and there is no reason that this cannot be
designed at 20 DU per acre. It seems that Summerhill Homes has added a few
single story units that might be applicable to seniors since the original proposal
but how many of these 271 units are designed to meet the needs seniors who are
clearly a huge part of the Town? Given the statistics, at least 1/3 or more of these
units should be designed for the move-down senior market. Instead, Summerhill
has decided that they want to build homes for young professionals working at
Netflix (they testified to this in the hearings). But this isn’t addressing our huge
unmet need for move-down housing for seniors. Did Summerhill Homes even talk
to any of our senior citizens about what they wanted? There does not appear to
be any evidence of this. Yet Summerhill did bus in Netflix employees that do not
live in Los Gatos today to identify in a focus group the housing products that
would appeal to them. Clearly this does not accomplish the requirements of the
specific plan which are to address the unmet needs in our Town. Another
proposal could refocus this effort to (a) meet our unmet needs and (b) achieve
the density requirements.

Millennials—Here again, the Phase 1 proposal does not truly meet the unmet
needs of millennials that live in today or grew up in Los Gatos. Did Summerhill
Homes poll the millennials that grew up here and can’t afford to live here now?
How can we say this proposal satisfies the requirements of addressing unmet
needs? Several residents have submitted alternate suggestions that would include
instead of 1500 square foot units, many more units that are 500-750 square feet.
Not only would this help with affordability, but it would also create less intense
buildings in terms of size. When asked about this in the hearing, Summerhill



stated they did not see a market for “for sale” units that are 500 square feet—
those would be rental units that Summerhill does not wish to build. But the Town
does not need to work with Summerhill make a profit. There is an opportunity to
build smaller units in several locations within the North 40 and offer these as
rental, not purchase, to satisfy more of the unmet needs in Town of our own
millennials. And this would also meet the density requirements of our Housing
Element.

Lower intensity housing in Lark District/transition to community—The applicant
has stated in their recent responses that the housing in the Lark District is less
intense than the housing in the Transition District. But it is lower intensity than
what was envisioned when the Specific Plan was created? And does it provide for
a seamless transition to the surrounding community? Across Lark Avenue, the
existing neighborhood has many single story units. Would it not be possible to
add some single story units at 20 DU per acre within the Lark district? Even if the
Specific Plan needed to be amended to eliminate the need for a CUP on the
cottage cluster units, wouldn’t this be vastly superior (and more in compliance
with the lower intensity requirements) versus the huge quantity of nearly 35 foot
buildings currently proposed within the Lark District? Another option would be to
reduce the size of the units while not increasing the number of units. This would
lower the intensity but not the density of these units.

While not discussed in the Planning Commission recommendation, it was also
discussed in the hearings that the Specific Plan is relatively silent regarding
placement of the housing in specific districts. Not considering the school district
issue (which is prohibited anyway), there are many reasons to spread the housing
more fully through the North 40 in terms of managing traffic and absorbing the
impact of this much new development over time vs. in Phase 1. In addition, the
current proposal is very heavily focused on residential but the Specific Plan
requires a self-contained community. To achieve this self-contained community
would rely on a full complement of neighborhood serving commercial which is not
planned in Phase 1. What will it be like with 320 housing units having to leave the
neighborhood and drive into the rest of Los Gatos for the majority of their
shopping needs/errands? Right now it would be difficult to build 20 DU per acre in



the Northern District with residential required to be above commercial and a 35
foot height restriction but this could be reviewed and also there is an additional
opportunity to build in the rest of the Transition District in Phase 2 or beyond. If
the Town Council does decide to deny this application, there is an opportunity to
provide more direction within the Specific Plan on this subject and make this
development opportunity something that meets our unmet needs and achieves
the density required in our Housing Element.

| do hope that the Town Council will seriously consider the recommendation of
the Planning Commission and deny the project. The North 40 isa oncein a
lifetime opportunity to provide housing and commercial property that addresses
unmet needs and also to provide for affordable housing. There are many ways to
generate a new proposal that meets the requirements of the North 40 specific
plan as well as our Housing Element.





