@ Rockwood Pacific

June 13, 2025

Emily Thomas, Chair

Los Gatos Planning Commission
Town of Los Gatos

110 E. Main Street

Los Gatos, CA 95030

RE: Letter of Justification
Rebuild of Los Gatos Meadows

Dear Ms. Thomas,

Includedin thisletteris the justification forthe efforts of Covia Communitiesto rebuild
Los Gatos Meadows, the 10.84-acre site located at 110 Wood Road (APN 510-47-038) at
the intersection of Wood Road and S. Santa Cruz Avenue in Los Gatos. Our Justification
Letterincludesresponsesto prior comments we received at the Conceptual
Development Advisory Committee (“CDAC”) review, as well as the Town Staff comments
received duringthe Town Review meetings heldin 2008. In addition, we have spentthe
last 18 months participating in community outreach efforts with our former residents,
neighbors, stakeholders, local business community members, and community residents
to understand the concerns and needs specificto senior housingon this site. Covia
Communities has carefully considered and integrated this input as we have developed
our site planto rebuild Los Gatos Meadows. Furthermore, we have focused on how our
project complies withthe Town’s 2020 General Plan, the Sustainability Plan (2012), and
the direction of the current General Plan Update process (2040).

The proposedrebuild project (the “project”) involvesthe redevelopment of the 10.84-
acre site with a seniorlivingcommunity that would replace the existing Los Gatos
Meadows senior livingcommunity. The project wouldinclude a total of 174
independentresidential apartments plus 17 care support units. The project, a
Continuing Care Retirement Community (CCRC), will be licensed as a Residential Care
Facility for the Elderly (RCFE) underthe California Department of Social Services. The
project would be restricted to persons age 62 and olderand would provide 24/7
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assisted living services to the residents. The project would provide coordinated health
care services, including 17 care support units. These proposed services would be similar
to the use offeredinthe previous community. An estimated 120 full time equivalent
(FTE) employeeswould be anticipated with the project; thisis commensurate with the
number of employeesonsite priorto the closure of the facility in late 2019.

Site improvements would include on-site amenity areas, parking, new landscaping, and
a variety of energy efficientand sustainable interior and exterior building elements.

Parking for residents, staff, and visitors would be provided within a new structure which
wouldinclude between 240-278 parking spaces of which approximately 30 would be
near the garage entrance and the balance on the main parking level.

Under the project, approximately 81 percent of the site would remain as open space,
which is greater than the 79 percent under the existing permit condition. The project
site layout, building orientation and articulation, use of open space and building
materials have been designedto focus on beingvisually compatible with the
surrounding area and to inspire a natural biophilicenvironment.

Site improvements would require demolition of all existing site improvements. The
project is anticipated to be builtover a period of approximately 26 to 30 months.
Demolition of the existingimprovementsis expected to require approximately four (4)
months.

As describedinthe paragraphs that follow, the project would fully comply with all
applicable Town General Plan Goals and Policies, as well as applicable standards and
guidelines established by the Municipal Code.

In March 1968, the Town of Los Gatos adopted Ordinance NO. 938, whichrezonedthe
10.84 projectsite to Residential Planned Development (R:PD). The Town Code 29.80.120
providesthatif a R:PD ordinance was in effect prior to the adoption of the Town’s PD
regulationsin 1976, that prior ordinance will continue to apply. However, as part of our
requestto rebuild of the existing Los Gatos Meadows facility, CoviaCommunities seeks
a new Planned Development permit. While our current PD Permitremains valid, per
Section 29.80.075 of the Town Municipal Codel, we recognize the need to update the
permitto reflect our desire to rebuild on the current site. The site’s proposed density of
16 dwellingunits peracre is below the General Plan’s maximum density limit of 24

1 Section 29.80.075 of the Town Municipal Code states thatany changeinthe activities conducted on, or
any new construction in such PD or RPDzoneis subject to the regulations of this division.
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dwelling units peracre allowed forthe site2. The term “dwelling units” relates to
independentresidential apartments, not to the care support units, consistentwith the
interpretation of dwelling units underthe original PD Permit. A comparison of the
proposed rebuild project to the existing PD permit conditionsis providedin Table 1

below.

Table 1: Comparison of Planned Development (PD) Permit Conditions

Permit Condition

Original 1968 PD Conditions

Proposed Rebuild Project

Site Coverage 21% 19%
Maximum Dwelling Unit Density 18 units peracre 16 units peracre
Total Number of Livable Units? 184 174
Total Number of Support Care 38 17

Units
Total Units Permitted 2222 191
Open Space 79% 81%
Building Setbacks from property Front: 20’-0” Front:34’-10”
line4 Side: 15’-0”,27’-0" Side: 40’-10”, 60°-0”
Rear:15’-0” Rear:32’-11”
Parking 111 parking spaces3 240-278
Height4 Predominantly two-story with 3-5 stories with below grade space for

some basement or below grade
space forinfirmary, parking,

parking, storage and mechanical. Heights
vary between 59’-0” and 85’-6” feet.

storage and mechanical. Heights
vary between 30°-9” and 55’-2” .
Residential

Architecture Residential

1184 units is the number of livable units allowed; total unit count including skilled nursing beds permitted is 222
total units.

2Total applicable unit countprior to consolidation/ combination of units is 205.

3 The current number of spaces onsiteis 130.

4 Neitherminimumbuildingheightnormaximumsetbacks are specifiedunderthe 1968 entitlement. Table 1includes

setbackand heights underthe current and proposed conditions.
Source: Covia, January 2020

Background

Los Gatos Meadows, a CCRC owned and operated by Covia Communities, was originally
developedasa CCRC and openedin 1971. The objective then, and now, is to provide
seniorsa placeto age inplace, livingindependentlyinthe Los Gatos Community.

2The General Planland use designation of Medium Density Residentialallows for a maximum density of
12 dwelling units per acre. However, consistent with density bonus laws in the State of California, General
Plan ActionHOU-1.3 provides upto a 100 percent density bonus for devel opments thatinclude housing
for elderlyhouseholds. Further, according to the existing entitlement (adopted by Ordinance No.938 on
March 4,1968), the project site has an allowed maximum density of 24 dwelling units per acre. As such,
the 10.84-acresite wouldallow for up to 240 dwel ling units.
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The siteis currently developed with 10 residential buildings, which include atotal of 205
independentresidential apartmentsand support care units3. The facilityincludesa
diningand commons building, aninfirmary, garage and services building, amulti-
purpose building, and two cottages. There are 130 existing parking spaces onsite (85
within the existing structure and 45 surface parking spaces) and staff and visitors also
use nearby neighborhood street parking, leased commercial space parking, and a public
parking lot due to lack of parking availability on-site.

Recent Site Closure

In February 2019, afterundertaking a rigorous facilities assessmentby a third-party firm
on the condition and physical status of its buildings, Covia concluded that continuing
operations of the 48-year+ old facility inits presentform presented too great a risk to its
residents. Of the numerous conditions reviewed during the assessment, compromised
accessibility forfire response services and other fire safety issues, inadequate building
systems, aging infrastructure, and the accumulated risk of all otheroperational and
structural factors led to thisdecision. Thus, Coviainitiated a months-longclosure and
transition process to ensure that these risks would not cause harm to the residents of
Los Gatos Meadows. As of September 30, 2019, all residents of Los Gatos Meadows had
found new homes, with a vast majority of life care residents either movingto another
community owned and operated by CoviaCommunities or moving to a non-Covia
community but retaining theirlife care contract with Covia. Covia initiated wind down
procedures and provided relocation and transition assistance in compliance with all
applicable laws and regulations, and in a manner consistent with its philosophy of care
and sensitivity toall residents.

Though Covia has completed the closure process, Los Gatos Meadows continuesto be
staffed to provide on-going maintenance and security of the property. The Planned
Development Permitforthe site remains in effect, and the existingfacilities legally could
be re-occupied after completion of seismicand fire safety retrofit work. Covia prefers,
however, to rebuild on the site to provide modern facilities that will include the types of
amenitiesthat benefitseniorsand better serve the Los Gatos community.

To further mitigate the existingfire safetyissues, Coviasubmitted a Tree Management
Plan and requestfor Tree Removal Permit to the Town of Los Gatos on September 26,
2019. The tree management recommendations are based on fire safety, sudden oak
death (SOD), speciesinvasiveness and tree risk. Phase 1 of the Tree Management Plan

3 Total applicable unit count prior to consolidation/combination of units; the 205 count excludes two
original independent residential units that were converted to a fitness centerand marketing office,

respectively.
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identifies recommendations forremoval of 44 trees based on the followingcriteria: (1)
they disproportionately contribute tofire risk or are invasive and (2) based on their
health, structure and condition, they do not contribute to site screeningbetween
properties. Fire risk and invasive trees are the most imminentrisk for the site. Los Gatos
Meadows has beenclosed, in part, due to fire risk. Limiting the spread of invasive
speciesto other portions of the site and neighboringsitesistime sensitive as well. The
permit, which is independentfromthe proposed rebuild project, was approved on
December05, 2019.

Responses to Feedback on Prior Site Proposals

In 2008, whenrebuild efforts were initiated, Coviamet with the Town Planning Staff and
CDAC Committee Members. This allowed forintroduction, exploration and feedback of
the proposed rebuild project, creating an open discussion for comments and concerns.
During the CDAC meeting, the committee members provided valuable feedback
regarding project compatibility with the General Plan, building heightand massing,
architectural design, impacts on trees, and construction impacts. The feedback on these
items was taken with great seriousness and the project has since beenredesignedin
accordance with the committee’s concerns.

Specifically, the CDACrecognized the needto modernize the Los Gatos Meadows
complex and supported the senior residential use of the facility. The CDAC hoped to
improve the walkability of the Farwell Lane connection, since the current connection is
overly steepfor seniors. As part of the project, Covia has included an autonomous
vehicle, alternative transportation solution as the means by which to address the steep
slope at Farwell Lane, while enhancing connectivity and mobility between Los Gatos
Meadows and Broadway, thus enabling both safe and convenientaccess for residents to
connect to downtown Los Gatos. The project would also incorporate a below grade
parking level, areflection of the CDAC comments regarding potential parking garages.
The CDAC also expressed concerns with traffic. Covia has studied the site circulation and
access accordingly, and as a result has made some substantial modificationstosite
circulation and parking and has included alternative modes of transportation, thereby
minimizingimpacts on neighboring properties. The proposed site plan provides for an
efficienton-site circulation pattern and increases the availability of parking to minimize
the likelihood of spillover parking onto neighboring streets.

While the property is not located in the area subjectto the hillside ordinance, the CDAC
suggested that the spirit and intent of the hillside guidelines should be applied within
the design of the project. To that end, the project would result inthe reduction of the
development pad and the increase in overall open space, which would generally be
consistent with the hillside design guidelines. In addition to this, the proposed buildings
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would not be visible from any viewing platforms and would be stepped with the hillside
slope, limiting overall visual impacts throughout the Town of Los Gatos. The project
would align building roof lines with the contour of the hill and incorporate smallerroof
components, minimizing the contrast between buildings and the existingenvironment.
The project would also conserve the natural features of the topography. To that end,
the project would have generous replacement of mature trees and vegetation and
would use natural materialsfor drainage and retaining walls.

Additional Outreach

Since re-initiating ourrebuilding effortsin 2018, there have beenseveral meetings with
various Planningand Public Works staff, in order to clarify and confirm the proposed
architectural concepts and treatment of off- and on-site conditions, and to address
specifictechnical challenges.

In March of 2018, the project team hosted the first of six neighborhood open house
meetings at Los Gatos Meadows to inform neighbors about the rebuilding processand
to solicittheirinputand feedback. During 2018 and early 2019, the project team met
with each council member. Furthermore, in the spirit of community engagementand to
commence the developmentof a “Town Integration” project, over the last year and half,
the project team has conducted twenty in-person meetings with local businesses,
associations, and interest groups. Feedback from neighbors, council members, and
other community leadersincluded concerns and comments on building/site design,
parking and circulation, visual impacts, and safety, which were accounted for during the
formation of the site plan and project. The project designreflectsthe concerns of not
onlythe Town, but also the broader Los Gatos community, to ensure seamless
integrationinto this closely-knit community.

Benefits to Community
We believe the benefits of the project to the Los Gatos community to be substantial,
and critical in meetingthe needs of the broader senior community.

The project would further the Town’s Human Services Element by revitalizing Los Gatos
Meadows and continuingitsrole as a healthy, contemporary independentseniorliving
community that connects seniors with existing resourcesinthe community, encourages
social interaction, improves mobility, and ensures a safe environmentfor Los Gatos
seniors. The project would provide a mix of differentunitsizes and varyinglevels of care
that respondto the needs of an active, aging community. The project wouldincorporate
outstanding health care services, recycled and sustainable building materials, and
energy efficientoperational systems.
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The proximity to nearby stores and services, such as the US Postal Service, Old Town Los
Gatos Shopping Center, and Los Gatos Theatre, providesresidents with opportunitiesto
participate in social, recreational, educational, and shoppingactivities all within a close
distance. The diningarea wouldinclude a demonstration kitchen for local restaurants to
showcase theirofferings on a rotating basis, allowing for Town integrationinto the
CCRC.

The project would resultin no increase inthe number of total units currently entitled or
occupied up through September2019. As a result, the project would not generate
substantial new vehicle trips. There would be a modest redistribution of trips from
Farwell Lane to Wood Road and Santa Cruz Avenue, though even with this
redistribution, level of service would remain at an acceptable level of service (LOS B).
Furthermore, the project would improve on-site circulation and alleviate spillover
parking experienced underthe prior site plan by creating additional parking spaces and
decreasingthe need for on-street parking in nearby neighborhoods.

The project would also improve the integration of the site with the broader Los Gatos
community by closing Farwell Lane to through trafficand transitioningthis pathway
connecting Los Gatos Meadows and Broadway into a naturally landscaped, pedestrian-
friendly connection to downtown Los Gatos. The conversion of Farewell Lane intoa
pedestrianand bicycle lane would improve safety for vehicle and pedestrianinteraction
at the intersection of Farwell Lane and Broadway. The project would continue to use the
existing driveway on Wood Road for access to the parking entrance, main entrance, and
loading entrance, providing safe and efficientaccess to the site. The project would result
in the construction of a parking structure that wouldinclude 240-278 parking spaces,
which would help address spillover parking by increasing the parking ratio to at least
1.38 spaces perindependentresidential apartment. Furthermore, the project would
incorporate a dedicated area for fire access, which would be located on the western
side of the property.

One of the extraordinary elements of the project is the integration of one or more
autonomous vehiclesand control systems deployed along Farwell Lane to enable a safe,
convenientand alternative means of transporting residents between the Meadows and
Town retail, entertainment, and civil services. This element of the project will enable
both safe and convenientaccess for residents to connect to Downtown Los Gatos. The
project would consider Aurrigo, a vendor of autonomous vehicles, to provide this
alternative transportation solution.

While difficult to gauge precisely, the combined effect of facilitating pedestrian, bicycle
and self-drivingvehicles on Farwell Lane is expected to materially reduce the number of
total vehicle tripsto and from the community.
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From an environmental perspective, the building design would provide a more energy
efficientand healthy environmentforprospective residents. Upgraded and energy
efficientbuildings would assistin further reducing the current carbon footprint by
minimizing energyload, enhancingthe number of large shade trees, modernizingenergy
operations/systems, increasing the amount of landscaped space, and improving
irrigation efficiency.

Project Compatibility with the Los Gatos 2020 General Plan

The proposed project has a General Planland use designation of Medium Density
Residential. The Medium Density Residential designation allows for multi-family
residential, duplex, and/or small single-family homes and a maximum density of 12
dwelling units peracre. The proposed project would resultin 16 dwelling units peracre,
which isabove the 12 dwelling units permitted forthe Medium Density Residential land
use designation. However, consistent with density bonus laws in the State of California,
General Plan Action HOU-1.3 providesup to a 100 percent density bonus for
developments thatinclude housingfor elderly households. Since the proposed project’s
residential uses would be restricted to seniors 62 years and older, it qualifies forthe
density bonus up to 100 percent. Therefore, the proposed 16 dwellingunits peracre
would be well within the 24 dwelling units peracre allowed for by the land use
designation.

In accordance with the Town’s General Plan 2020 Land Use recommendations, the
project would also promote the appropriate use of local, native plants in its landscaping.
The rebuild would promote the efficient use of water and would minimize the amount
of storm water runoff. Energy systemswould be new, and thus offer the benefit of far
more efficientsystemsthanthose currentlyin place. The projectwould resultin a slight
reductionin the overall development pad and wouldinclude tree replacementand
retention/preservation of mature onsite trees, a Village Green area, and passive gardens
to ensure aestheticconsistency with the surrounding hillside area.

Among other benefits noted above, the project would furtherthe Town’s General Plan
by revitalizingthe existingsite into a healthy, contemporary independentseniorliving
community that connects seniors with existing resourcesinthe community, encourages
social interaction, improves mobility, and ensures a safe environment for Los Gatos
seniors. In addition, the project would provide seniors with an alternative mode of
transportation by incorporating autonomous vehicle technology into the project to
assist inenhanced connectivity between Los Gatos Meadows and proximate Town
services such as the Library, CivicCenter, and entertainmentand retail establishments.
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Specificapplicable goals/policiesinthe 2020 General Plan are includedin “Letter of
Justification Appendix A”. Amore detailed description of how these goals/policiesare
incorporated into the projectis includedinthe Requestfor Planned Development (PD)
Entitlement section of this letter.

Project Consistency with Zoning Code

The proposed project site is zoned as Residential Planned Development (R:PD) whichiis
typically appliedto areas where residential developmentis plannedinthe future.
Howeveras noted earlier, this project site securedits Planned Development permit
entitlementsin 1968 and has operated under this permit until late September2019. The
project has been designedin conformance with the Town of Los Gatos zoning
requirements for Planned Development (PD) overlay zones as described further below.
As per the Municipal Code, Developmentina PD zone must be inaccordance with the
approved “developmentplan”. The Town of Los Gatos Municipal Code provides that the
development plan must contain:

e aland use plan locating all proposed uses, a tentative site plan,

e schematic architectural elevations of all buildings and structures in relationship to each
other,

e aschedule for any phasing of development,

e atabulationof land area including the entire planned development,

e the floor area of each occupancy,

e the proposed number of off-street parking, and grading, soils and geologic information?.

Our project applicationincludes each of these “development plan” requirements.

As per the intentof the PD Ordinance, the PD zoning allows uses not ordinarily possible,
onlyif the use and developmentare in compliance with the complete development
plan. Further, all usesin the PD zone are permitted to the extentspecifiedinthe
developmentplan>. All usesidentifiedinthe rebuild project, are in compliance with the
current PD zoning permit approved by Ordinance NO. 938 in 1968.

As per the Municipal Code, any ordinance that would rezone landto a PD zone must
incorporate the development plan®. Inaddition, changesin the approved development
plan must be made by ordinance’. Planned Development overlay zonesalsoinclude
projects that provide a publicbenefittothe citizens of the Town, projectsthat are

4 Section 29.80.080 of the Town Municipal Code
5> Section 29.80.110 of the Town Municipal Code
6 Section 29.80.125 of the Town Municipal Code
7 Section 29.80.145 of the Town Municipal Code
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designedto preserve and enhance conservation and enrichment of hillsides and
ridgelines, the production of affordable housingand projects that maximize open space.
The proposed project would alsoincrease the amount of onsite open space from 79% to
81%, consistentwith the prevailingPlanned Development zoning overlay requirement,
of maximizingopen space?®. The open space would be controlled by topography, use of
underground parking, and specificbuildinglocation, in order to preserve and enhance
the hillsidesandridgeline. The proposed project will alsoinclude a developmentplan
that includes all the requirements provided.

The project would provide seniors with care housing that is subject to comprehensive
statewide regulatory controls and oversite. The California Community Care Facilities Act
and associated regulations establish a robust regulatory system relating to matters such
as rates and refunds, personnel and administration, financing, admission agreements,
and eviction proceedings. The project would not be subjectto the Town’s inclusionary
housing requirements because state law prohibits local agencies from imposingrent
controls on licensed residential care facilities forthe elderly. (Health & Safety Code

§ 1569.147(b).) As a practical matter, itis not possible to operate a facility such as this
under two differentregulatory systems affecting rentand pricing. (See Ocean House
Corp. v. Permanent Rent ControlBoard of the City of Santa Monica, 147 Cal. App. 3d 395
(1983).) However, the project would provide intrinsichousing benefits and it would not
resultin any housing impacts. Onsite employmentand indirect demand for professional
and other servicesis expected to be consistent with that of the existing care facilities.
Thus, the project would not contribute to any increased need for affordable housing in
the community.

Justification

In 2018, athird-party firm conducted a rigorous facilities assessment of the current Los
Gatos Meadows buildings at 110 Wood Road. Of the numerous conditions reviewed
during the assessment, the firm discovered compromised accessibility for fire response
services and other fire safety issues, inadequate building systems, aginginfrastructure,
and other operational and structural issues. As a result, it was deemed that it was too
great a risk to its current residents to continue operations of the 48-year+ old facility in
its presentform and Los Gatos Meadows residents began the process of closurein
February 2019. The final resident was outplaced ina new home as of September 30,
2019. As described herein, Coviais now proceeding with processinga development
review applicationto rebuild the Los Gatos Meadows site.

8 Section 29.80.075 of the Town Municipal Code
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The rebuild project would furtherthe Town’s General Plan by revitalizing the existing
site and continuing provision of a healthy, contemporary independentseniorliving
community that connects seniors with existingresourcesin the community, encourages
social interaction, improves mobility and ensures a safe environmentfor Los Gatos
seniors. The proposed uses of the project would be essential and desirable to the
community. The project would resultin the construction and/or provision of many
service facilitiesincluding, but not limited to, a health center, diningvenues, fitness
services, and supplemental transportation services that would be located throughout
the property. These services and amenitieswould help provide social interaction for the
residents. The project would provide a wide variety of seniorservices and programs,
including daily opportunity for health care, physical activity and recreation, and mental
stimulation. Inaddition, the project would provide coordinated health care services,
including 17 care support units with sections specializingin assisted living care, memory
care and respite care, meetingthe wide range of needs for seniors as they age.

In addition, there has been positive feedback onthe proposed uses of the project from
not only local prospects and neighbors, butalso local leadership. The 174 independent
residential apartments would assist inthe implementation of the Town’s 2015-2035
Goals for providing housing opportunities, lifestyle living, and assisted living facilities for
seniors. The project would provide a mix of differentsize apartments and varying levels
of care and amenities thatrespond to the needs of the active, aging community foundin
the Town of Los Gatos. The functional site layout, floor plans, and site architecture have
been specifically designed to align with the local market, providinglargerapartments
and on-site amenities desired by seniors.

The project furthers many of the Housing and Health Services elements. The project
would be consistent with Goal HS-8, by providinga wide variety of seniorservicesand
programs, including daily opportunities for seniors to have physical activity, social
interaction, and mental stimulation. The project would further Policy HOU-5.3, to work
with existing seniorlifestyle livingand assisted living facilities in Los Gatos and support
the building of Los Gatos Meadows ina manner that includesa continuum of care
facilities withinthe Town. The project would bring a new state-of-the-art CCRC,
incorporating outstanding health care services, recycled and sustainable building
materials, and energy efficient operational systems. The project would further Health
Services Goal HS — 9, providing seniors with an alternative mode of transportation by
incorporating autonomous vehicle technology into the project to assist in enhanced
connectivity between Los Gatos Meadows and proximate Town services such as the
Library, Civic Center, and retail and entertainment establishments.
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The current architecture, with its substantial concrete fagades, is not harmonious with
its surroundings, nor does it provide an inviting or healthy environment sought by the
seniorcommunity. The site plan of the project incorporates environmentally
appropriate design attributes, utilizing the site’s topography and natural settingto
create a synergy betweenthe designand the hillside that does not existtoday. The
project will resultina slightreductionin the overall development pad, increasingthe
amount of common open space available for all to enjoy. The proposed residential
buildingswould be arranged around shared courtyards. They would be oriented to
blendinto the hillside and natural landscape to minimize the impact of views to the site
while also maximizing views from the site to surrounding hillsides and across the valley.
In addition, the project will include generous tree replacementand use of mature trees
and a Village Green area, to ensure consistency with the surroundinghillside area.

The project would improve bicycle and pedestrian access for seniorsto downtown Los
Gatos and wouldimprove vehicular trafficcirculation at the project site. As a part of the
project, Farwell Lane at Broadway, the exit-only driveway, would be closed to through
traffic. Farwell Lane would be constructed into an improved pedestrian and bicycle
connection, as well as serve as the fixed route for an autonomousvehicle connection
from the main entrance to the Broadway frontage. This reconfiguration of Farwell Lane
will further Transportation Policy TRA-5 by ensuring that project streets are safe for all
uses, includingdrivers, cyclists, and pedestrians. The project is consistent with General
Plan Policy TRA-13 and would provide adequate parking for the proposed uses, thereby
minimizingimpacts on surrounding residential neighborhoods. Previously, many staff
members were forced to park on nearby residential streets due to the lack of on-site
parking, whichis a lessthan ideal situation for the neighborhood residents. Further, the
project would provide seniors with an alternative mode of transportation by
incorporating autonomous vehicle technology that will facilitate safe and reliable
connectionsto Downtown Los Gatos. As such, the project would further the
Transportation goal to provide transit servicesinthe Town for seniors by incorporating
autonomous vehicle technology forresidents.

The project will resultina slightreductionin the overall development pad, increasing
the amount of common open space available forall to enjoy, consistent with the
Community Design Goal - 7. The project would further the Community Design Goal CD-
1, CD-4 and CD - 15, by preservingand enhancing Los Gatos’ character through
exceptional community design featuresincluding, but not limited to: buildings that shall
follow the natural contour of the surrounding hillside; promoting visual continuity
through tree planting; and designing new structures to harmonize and blend with the
natural features of the area. In addition, the proposed residential buildings would be
arranged around shared courtyards. They would be oriented to blend into the hillside



Page |13

and natural landscape to minimize the impact of views to the site, while also maximizing
views from the site to surrounding hillsides and across the valley, furtheringthe Town’s
Land Use Element. In addition, the project would be consistentwith Policy LU — 1.3, and
would incorporate high quality, well-designed, environmentally sensitive, and diverse
landscaping.

Request for Planned Development (PD) Entitlement

This project requestis for approval of a new Planned Development Overlay permit. The
project complies withthe Town’s existing PD zoning for the property, as shown in Table
1. The project does not require any variance or exceptionto any rule, code, or
regulation and meets the basic requirements underthe existingzoning permitrelatedto
site coverage, density, open space, and parking.

The project would not impair the integrity or character of the zoningdistrict. The project
would not result inany additional independentresidential apartments, additional
supporting health care units or additional staff. It would have hours and staffing
consistent with the most recent prior use and would resultin an estimated 120 full time
equivalent (FTE) employees. As noted above, proposed site coverage, unit count, open
space and parking are all consistent with the current PD permit in place today (referto
Table 1). Project building heights have been articulated to protect views from adjacent
properties ensuring compatibility with the neighborhood (referto Visual Simulations,
Section “C” of the project developmentapplication submittal).

The project would not be detrimental to the publichealth, safety, or general welfare.
The project would provide state-of-the-art health care servicesfor residents who would
have access to health care facilities, open 24/7, to ensure consistent and reliable care.
The project would have a dedicated fire access road, located on the westernside of the
property, improving fire access to the entire site, which would improve safety on-site.
Because the projectis a rebuild of the prior use, it will alsoinclude an updated
Emergency Preparedness Plan (EPP) and evacuation plan to address the new facilities
and ensure a safe environmentforall residents and staff. commensurate with Covia’s
Risk Assessment Policy. In compliance with Covia’s Risk Assessment Policy, these two
plans already existfor the prior facility, but would be updated in accordance with the
applicable federal, state and local requirementsin effect at the time of building
occupancy.

The project would resultin the reconfiguration of the existing “exitonly” driveway,
located on Broadway, and would convert the driveway into a pedestrian and bicycle
lane, thereby creating safer conditions for pedestrians and bicyclists, as well as serve as
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the fixed route for an autonomous vehicle connection from the main entrance to the
Broadway frontage. This would provide for safer modes of transportation betweenthe
project site and downtown Los Gatos. The project would ensure that seniors have
convenientaccess to social and medical services, commercial areas, and transportation
by coordinating with seniorshuttle service providers, which inturn encourages Town
integration and benefitsthe community.

The proposed uses of the project would be in harmony with the various elementsand
objectives of the General Plan and the purposes of the zoning ordinance. As discussed
above, the projectis consistent with several of the aspects of the Los Gatos 2020
General Plan (referto “Letter of Justification Appendix A”). The project is consistent
withthe Town’s Sustainability elementand would implement best practices both in
design and operations through the adoption of biophilicdesign principles and
sustainable design measures to best fitinto the unique site while minimizinginitial and
ongoing environmental impacts. Inaddition to this, the site plan of the project
incorporates environmentally appropriate design attributes, utilizing the site’s
topography and natural settingto create a synergy between the design and the hillside
that does not existtoday.

Finally, the project would allow seniorsin the Town of Los Gatos to age in place with
state-of-the-art health and living facilities. In addition, the proposed CCRC would
continue to make a significant contributionto the Town, both as a major employer, as
well as a vital resource for residents who want to remain a part of the community. We
believe thatthe projectwill be a tremendous asset to the Town of Los Gatos, extending
a historical legacy of quality residence and care to the broader seniorcommunity. In
consideration of all the points outlined above, we welcome your review and appreciate
your timely consideration of our request.

Respectfully,

—

Francesco J. Rockwood
Rockwood Pacific Inc.
Applicant
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Los Gatos 2020 General Plan

Housing Element:

HOU-5.3

Work with existing senior lifestyle living and assisted living facilities in Los Gatos, and
support the development of new senior housing that includes continuum of care facilities
within the Town.

Land Use Element:

LU-1.3

LU-1.4

LU-6.7

To preserve existing trees, natural vegetation, natural topography, riparian
corridors and wildlife habitats, and promote high quality, well-designed,
environmentally sensitive, and diverse landscaping in new and existing
developments

Infill projects shall be designed in context with the neighborhood and
surrounding zoning with respect to the existing scale and character of
surrounding structures, and should blend rather than compete with the
established character ofthe area.

Continue to encourage a variety of housing types and sizes that is balanced throughout
the Town and within neighborhoods, and thatisalso compatible withthe character of the
surrounding neighborhood.

Community Design Element:

CD-1

Ch-1.1

CD-1.3

CD-1.4

CD-3.2

Preserve and enhance Los Gatos’ character through exceptional community design.

Building elements shall be in conformance withthose traditionally in the neighborhood.

New structures, remodels, landscapes and hardscapes shall be designed to harmonize and
blend with the scale and rhythm of the neighborhood and natural featuresin the area.

Buildings, landscapes, and hardscapes shall follow the natural contours of the property.

Development on all elevations shall be of high equality design and construction, a
positive addition to and compatible with the Town’s ambiance. Development shall
enhance the character and unique identity of existing commercial and/or residential
neighborhoods.

To limit the intensity of new development to a level that is consistent with
surrounding development and with the Town at large.

Street and structural lighting shall be required to minimize its visual impacts by
preventing glare, limiting the amount of light that falls on neighboring
properties, and avoiding light pollution of the night sky.



CD-3.5

CD-4.5

CD-4.7

CD-15

CD-15.4

CD-16

All landscaping shall be carefully reviewed to ensure that it is aesthetically
pleasing, compatible withits neighborhood and natural environment, and water
conserving.

To preserve existing trees, natural vegetation, natural topography, riparian
corridors and wildlife habitats, and promote high quality, well designed,
environmentally sensitive, and diverse landscaping in new and existing
developments.

New development shall promote visual continuity through tree planting, consistent use
of low shrubs and ground cover.

Landscaping plans should maximize the use of treesfor energy efficiency, climate control,
screening, shading (especially of parking lots), and aesthetics.

To preserve the quality of the private open space throughout Los Gatos.
Maximize quality usable open space in all new developments.

All residential developments shall include private open space in proportion to the
building size.

To preserve the natural topography and ecosystems within the hillside area by regulating
grading, landscaping, and lighting.

Hillside landscaping shall be designed with the following goals in mind: a. Minimizing
formal landscaping and hardscape. b. Siting formal landscaping and hardscape close to
the house. c. Following the natural topography. d. Preserving native trees, native plant
and wildlife habitats, and migration corridors.

Promote and protect view sheds and scenic resources.

Human Services Element:

HS-8.6

HS-8.5

To ensure programs and facilities for social interaction for senior citizens.
Encourage the Los Gatos-Saratoga Recreation District and other service providers to
provide a wide variety of senior services and programs, including daily opportunities for

seniors to have physical activity, social interaction, and mental stimulation.

Encourage new development to include intergenerational spaces, such as cafés or family-
oriented outdoor spaces.

Encourage the establishment and operation of a dedicated space for seniors.

Connect seniors with existing resources in the community.
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HS-10

HS-10.1

To improve mobility and access to care and services for seniors.

Ensure that seniors have convenient access to social and medical services, commercial
areas, and transportation by coordinating with senior shuttle service providers.

Encourage all new senior housing developments to provide transportation services.

To encourage a wide variety of types of senior housing, including independent living,
residential care facilities, and affordable housing within the Town.

Encourage new development or substantial remodels to incorporate barrier-free design
principles to ensure access for people of all agesand abilities.

Identify incentives for the development of a variety of types of senior housing, including
independent living and residential care facilities.

To ensure safe environments for Los Gatos seniors.

Transportation Element:

TRA-2.6

TRA-5

TRA-8.4

TRA-9.6

TRA-13

Street improvements such ascurb cuts, sidewalks, bus stop turnouts, bus shelters,
light poles, traffic signals, benches, and trash container shall be planned as an
integral part of development projects to ensure safe movement of people and
vehicles and minimize disruption to the streetscape.

To prevent and mitigate traffic impacts from new development (all policies
under Goal TRA-3).

To ensure that Los Gatos streetsare safe for all users, including drivers, cyclists and
pedestrians.

Coordinate with appropriate agencies to provide transit service in the Town for seniors,
school children, low income people, the physically disabled, and other groups with special
needs.

Require development proposals to include amenities that encourage alternate forms of
transportation that reduce pollution or traffic congestion as a benefit to the community
(e.g. bicycle lockers/racks, showers, dedicated vanpool or car-pool parking areas,
dedicated shuttle services, innovative bus shelter designs.)

To provide adequate parking for existing and proposed uses, and to minimize impacts on
surrounding residential neighborhoods.

Environmental and Sustainability Element:

ENV-1

To preserve and protect native plants and plant communities in the Town, and
promote the appropriate use of local, native plants in habitat restoration and



landscaping.

ENV-9 To minimize the amount of storm water runoff, as well as to protect and
improve the water quality of runoff.

ENV-10 To promote recycling and reuse as well as reduction indemand.

ENV-12 To conserve the air resources of the Town and maintain and improve acceptable air
quality in Los Gatos.

ENV-13 To promote a sustainable community that protects environmental resources
and the climate to prevent negative impacts to future generations.

ENV-14 To reduce overall greenhouse gas (GHG) emissions to 1990 levels by 2020.
ENV-17 To promote green buildings that minimize consumption of energy and natural
resources

Los Gatos Sustainability Plan (2012):

TR-1 Support for Pedestrians, Bicyclists and Transit. Promote walking, bicycling, and transit
through the following:

a. Require all new buildings, excluding single-family homes, to include a principal
functional entry that faces a public space such as astreet, square, park, paseo or
plaza, inadditionto any entrance from a parking lot, to encourage pedestrian foot
traffic.

b. Require new projects, excluding single-family homes, to include pedestrian or
bicycle through-connections to existing sidewalks and existing or future bicycle
facilities, unless prohibited by topographical conditions.

c. Seek grant funding to establish a Safe Routes to School (SR2S) Program to
increase more student walking and biking trips.

d. Design andimplement affordable traffic-calming measures on specific streetsto
dissuade Highway 17 cut-through traffic and attract pedestrian and bicycle
traffic.

e. Implement transit access improvements through sidewalk/crosswalk safety
enhancement and bus shelter improvements.

GB-4 Solar Orientation. Require measures that reduce energy use through solar orientation
by taking advantage of shade, prevailing winds, landscaping and sunscreens.

RE-5 Solar Ready Features. Where feasible, require that all new buildings be constructedto
allow for the easy, cost-effective installation of future solar energy systems. “Solar
ready” features should include: proper solar orientation (i.e. South facing roof area
sloped at 20 to 55 degreesfrom the horizontal); clear access on the south sloped roof
(i.e. No chimneys, heating vents, or plumbing vents); electrical conduit installed for



EC-10

solar electric system wiring; plumbing installed for solar hot water system; and space
provided for a solar hot water storage tank.

Energy-Efficient Appliances and Lighting. Require new development to use energy-
efficient appliances that meet Energy-Star standards and energy-efficient lighting
technologies that exceed Title 24 standards by 30 percent.

Energy-Efficient Outdoor Lighting. Require outdoor lighting fixtures to be energy-
efficient. Require parking lot light fixtures and light fixtures on buildings to be on full cut-
off- fixtures, except emergency exit or safety lighting, and all permanently installed
exterior lighting shall be controlled by either a photocell or an astronomical time switch.
Prohibit continuous all night outdoor lighting in construction sites unless required for
security reasons. Revise the Town Code to include these requirements.

Heat Gain Reduction. Require all new development and major rehabilitation (i.e.
additions or remodels of 20,000 square feet of office/retail commercial or 100,000
square feet of industrial floor area) projects to incorporate any combination of the
following strategies to reduce heat gain for 50 percent of the non-roof impervious site
landscape, which includes roads, sidewalks, courtyards, parking lots, and driveways:
shade within five years of occupancy; paving materials with a Solar Reflectance Index
(SRI) of atleast 29, open grid pavement system; and parking spaces underground, under
deck, under roof , or under a building. Any roof used to shade or cover parking must
have an SRl of at least 29.

Water Use and Efficiency Requirements. For new development, require all water use
and efficiency measures identified as voluntary in the California Green Building
Standards Code, and consider more stringent targets. California Green Building
Standards Code requirement s include: 1) reduce indoor potable water use by 20 percent
after meeting the Energy Policy Act of 1992 fixture performance requirements, and 2)
reduce outdoor potable water use by 50 percent from a calibrated mid-summer baseline
case, for example, through irrigation efficiency, plant species, recycled wastewater, and
capturedrainwater.

Bay Friendly Landscaping. Require new development to use native plants or other
appropriate noon-invasive plants thatare drought-tolerant, asdescribed in the Bay
Friendly = Landscaping Guidelines, available at StopWaste.Org and
BayFriendlyCoalition.Org.

Salvage, Recycled-Content and Local Construction Materials. Encourage the use of
salvaged and recycled-content materials and other materials that have low
production energy costs for building materials, hard surfaces, and non-plant
landscaping. Require sourcing of construction materialslocally, as feasible.



