











L. Southwest San Martin
Area Development
Guidelines

The following development guidelines
focus and supplement adopted General
Plan policies as they are to be applied
to the southwest San Martin area
bounded by Highland Avenue to the
north, Fitzgerald Avenue to the south,
Santa Teresa Expressway to the west
and Monterey Highway to the east.
These guidelines, along with General
Plan policies, are to be used in
reviewing and conditioning
development proposals.

s In conjunction with the County
Transportation Agency road
standards and regulations, road
alignmments should enhance the
rural appearance of the area.

4+ New streets should be planned to
minimize additional street
intersections, particularly with
Monterey Highway and Santa
Teresa Boulevard, so as to
minimize traffic conflicts on these
major roads and maintain their
maximum traffic capacity.
Consideration should be given to a
street providing access to Monterey
Highway in the vicinity of Church
Avenue.

s New streets and driveways should
be planned to minimize the total
amount of impermeable surface and
yet retain a rural atmosphere as
opposed to the straight, gridline
type of alignments.

+ The road circulation network
should be designed to support the
continuity of the rural land use
pattern, and limit the amount and
speed of through traffic.

2+ Design of roads and roadsides
should provide for drainage of the
road, only.

Major Streets: Monterey Highway,
Santa Teresa Boulevard, Fitzgerald
Avenue

+  Development along these major
streets should provide appropriate
setbacks to provide for visual and
noise buffering.

4 Landscaping and tree planting
along the roadways should screen
suburban and rural development
while providing for long-range
open space Views across
agricultural lands to the hillsides.

Secondary Streets: Highland Avenue,
Turlock Avenue, two preposed new
north-south streets

s Where feasible, new development,
road construction and
reconstruction activity should
maintain the scenic, rural character
of these roads with tree-lined
streets and appropriate drainage for
the road, only.

Minor Streets: Carls Court, Neva
Lane (not yet constructed) and other
future streets

+ Maintain and enhance the strong
sense of the rural landscape
throughout the area through
landscape requirements consistent
with traditional and/or naturalized
vegetation.

Pathways

a Where feasible, all roads should
incorporate safe pedestrian,
roadside bicycle and/or equestrian
pathways such that scenic and
riparian values are maintained.
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RURAL RESIDENTIAL
SUBDIVISION/CLUSTERING
GUIDELINES

A. Intfroduction

This section of the Plan will
develop and illustrate
alternative design concepts for
the clustering and design of
rural residential uses. In San
Martin, like s0 many other
rural communities, the
generally accepted and
appropriate approach to rural
zoning is to create high density
centers. These are then
surrounded by assorted large
lot residential districts,
typically ranging from one to
five acres in size. In San
Martin, the size of the parcel is
dictated by limitations on the
soil to handle septic systems.
A five acre minimum has been
established.

In San Martin, there appears to
be a consensus that low
density zoning alone does not
ensure the protection of the
environment and the
preservation of rural character.

Development of individual
homes on five acre lots will not
result in the Jarge open spaces
more typical of rural areas.

The expansive open spaces and
fields of the valley environ-
ment in San Martin are key
elements in the rural
viewscape. While future
residential development will
claim many of these high
valued areas, the impact of
their loss may likely be
lessened by residential
clustering that preserves some
large areas of open space.

Many communities like San
Martin have attempted to
mitigate these farm field
subdivisions by adopting
cluster option ordinances that
allow individual lots to be
smaller than the minimum
allowed under conventional
subdivision requirements.

Many applicants, however,
wind up engineering a
conventional plan because of
the increased time it takes to
get a cluster approval or
because having one’s own
large yard is a desirable asset
in a rural community. While
there is agreement that
clustering is a good thing, the
complexities involved may
discourage its use.

While it is relatively easy to
agree on the number of
permissible units, the physical
arrangement of these units
dictated by a rigid ordinance,
often runs counter to the basic
objective of preserving San
Martin’s rural character.

As long as the maximum
number of lots or units has
been agreed upon, the
challenge is to arrange them in
the best possible manner while
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respecting a site’s unique
character. A major clustering
objective should be to
minimize the total amount of
site disturbance. Even very
low density development can
result in considerable site
disruption - long, wide roads,
large water detention facilities
and excessive building
envelopes all encourage
unnecessary disturbance.

The following recommended
alternative guidelines depict
potential solutions for
clustering, orientation of
buildings, arrangement of
driveways, landscape, fences
and other design elements
found in the rural residential
environment. They are in no
way meant to dictate specific
design solutions. Each
subdivision is unique and must
deal with a complicated
mixture of design issues.
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B.

Alternative Implementation Techniques
To Improve Rural Atmosphere

TABLE 2

Development Type: Single-Family
Development Landform: Farm Fields

Goals

Alternative Implementation Techniques To Improve Rural Atmosphere

Minimize Visual Impact

Retain Rural Features

Minimize Site Disturbance

Minimize Off-Site Flooding

1)

2}

3)

1
2}
3)

1)

2)

3)

1)

2)
3)

Structures should avoid being placed in the middle of open fields. Locate residences
adjacent to any existing tree lines or wooded field edges whenever possible.

All residences and other structures should be kept at least 150" from the edge of any
stream.

Residences should not directly front on public streets whenever possible.

Existing farm roads should be incorporated into subdivision design whenever possible.
Existing trees, ponds and wells should be preserved where feasible.

Existing agricultural structures such as barns, tank houses and windmills should be
preserved where feasible.

Private subdivision roads should follow existing contours or existing routes whenever

possible,

Disturbance for the construction of roads, basins and other improvements should be kept
at a minimum.

Disturbance on individual lots should be limited.

Where feasible, it is encouraged that sites be graded to create shallow "holding points” for
on-site water retention/detention.

Minimize the amount of impervious surfaces on the site.

Sheet flow water directed toward other properties is strongly discouraged.
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C.

30 Acre Conventional

Clustering Scenarios

- !

EXISTING CONDITION:
30 oore agricutlural farm fields. Five
Aacre zowing,

Public Road

Cru;rfaun&

N

~
+Elev. 1217,

R

2
I

|

+Elew. 112°

-Elev. 116°

- Elep, 123

1
£
‘ Property Lint wmy N

CONVENTIONAL CLUSTER:

Six (6), Twoacre percels. 30 fool wide
cul-de-sac. 17 adres of common ppen
space.

Public Road

ACCEFTABLE
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CONVENTIONAL SUBDIVISION:
Six (6), five acre parcels, 30 foot wide
eul-de-sic.

CREATIVE CLUSTER:
Six {6), one acve parcels. 24 foot wide
oowimon diiveway {prioaie).

ACCEFTABLE

... Public Road

Note: The clustering scenarios illustrated
above should be considered as alternatives
to existing County Standards designed to
promote the rural lifestyle and image of
San Martin. :
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D. 5 Acre Parcelization /
Driveway Alternatives

CONVENTIONAL SUBDIVISION:
Four {4), five acre parcel. Individus!

drivewnys with access to public road.

Repetitive front selbacks.

EXISTING CONDITION: 1
20 cere agricuitural ferm  fields. |
Relabively flat. No vegetation.

g s

Bublic Road - - - Pasblic Road .

CONVENTIONAL SUBDIVISION: — . 'CONVENTIONAL SUBDIVISION:
Four (4), five acre parccls. Use of Faur ), five qeve parcels. Use of ¢
common driveweys. Variable front single common driveusy.

setbacks. - 7

_Bublig. Koad

ACCEPTABLE

N

NOT RECOMMENDED

——r—

Fublic Ro]ﬁ

FREFERRED

Note: The driveway concepis illustrated
above should be considered as alternatives
to existing County Standards designed to
promote the rural lifestyle and image of

San Martin. These solutions may not be
advisable on some unusual parcel shapes.
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E. 1 Acre Building Envelope

s Minimum Parcel Size:
40,000 square feet.

»  Maximum Building Coverage:
20 percent.

& Air conditioning units should
be ground mounted, located
in the rear or side yard,
sound attenuated and
screened from public view.

s Location of wells
and septic systems on
this and adjacent parcels
could affect ultimate location
of dwelling.

» Duwellings may be located
anywhere within the building
envelope (created by the area
inside the minimum setbacks).

s Serpentine driveway and
earth berms can effectively
screen front yard parking
compound.
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5 Acre Building Envelope s Duwelling may be located anywhere
within the building envelope (created
by the area inside the minimum

Minimum parcel size: 5 acres
setbacks).

s Maximum building coverage:
20 percent
s Two car garage required for 4

/7 .
each dwelling. s =
s Air condition units should //
Vs ~ Holding Pond )
’ / \
. . N

be ground mounted,
located in the rear
or side yard, sound
attenuated and
screened from
public view.

N

Axigl driveway on five acre parcel
reflects the rural agrarian heritage of
San Martin by creating a "grand
procession” typically running through
orchard plantings.

In a subdivision creating more than 3
lots, the front minimum setback should
vary by 20° on adjacent properties.
Staggered building front setbacks are
encouraged to avoid a static "planned”
repetitive look versus a more organic
rural appearance.

Location of wells and
septic systems on this and
adjacent parcels could affect
ultimate location of dwelling.
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G.  Rural Residential
Character Designs

The following architectural ideas
are intended to promote the rural
lifestyle of San Martin. While
these architectural depictions are
not guidelines, they attempt to
establish an architectural palette
consistent with San Martin’s
"country" image.

There is no specific "style” being
promoted for the rural residential
structures in San Martin, The
focus is on constructing a high
quality "rural” residence. The
"rural” qualities are achieved
through the use of natural building
materials, colors and textures, such
as rough wood siding and/or
stonework.

There is no desire to dictate
building types in San Martin's
rural residential areas, there are
clearly good choices and not so
good choices when it comes to
selecting a style which "fits” with
the rural atmosphere. However,
part of the rural lifestyle is being
able to construct your dwelling
anyway you wish to without a
required architectural style. Design
of our personal residence is one of
our most personal and treasured
values.

San Martin Community Design Plan

Please note that the following
illustrations are provided only to
illustrate prototypical architectural
styles which may be appropriate for
San Martin. While not entirely
inclusive, the illustrations are designed
to promote the rural agrarian image of
San Martin by providing an initial
architectural vocabulary which
complements its country setting. The
architectural prototypes illustrated are
provided to illustrate "idealized"”
dwelling massing, proportion, scale,
building materials and ornamentation.
While the examples illustrated are
primarily two stories in height, due to
their ability to convey a variety of
architectural information at-a-glance,
more modest single story versions of
these architectural styles are also quite

appropriate.
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Contemporary Rural

A

| S

Modern forms with natural
materials

Primarily wood siding and glass
View oriented siting

Metal and masonry highlights
Typically one or two story

Victorian Bonanza

T

Wood frame

Wrap around open porch
Period ornate details
Atchitectural profections
Turrets

Stained glass treatments
Contrasting trim with dark
stained horizontal wood siding
Typically fwo stories

I

O 1
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New England Frame
1 Horizontal clapboard siding or ‘ t:
wood shingles -
s Shutters L)
s Porch
Edge trim o
xSl onves i T — 1 et
s Multi planed roofs — =
s Typically two stories | : —]
s "Sﬂlt Box" buﬂd.‘iﬂg mass .==——---— l:l i — SEA
! Mt ===
‘ 7 e

Spanish Ranch

»  Combination one and two story
mass

Tile roofs (straight barrel mission)
Hip and shed roof combinations
Arcades or colonnades

Massive wall appearance
Pedimented entry with shallow
second floor balcony

Cornice return along.roof rake
Casement windows

Smooth stucco with round corners
Tile roof vents and decorative
window grates

LN N B

[ N N

San Martin Community Design Plan

Rural Residential V-10




French Country

Farmhouse origins

Varied hip roof forms which are
steeply pitched

Shingle roofs with barrel tile ridge
Brick chimney

Half timbering

Walls of stucco or brick

Earth tones

Casement windows

Hip gable dormers

Entry porch with arched truss

| .

[ N I O T I N 4

English Country

Smooth stucco walls

Wood shake or slate roofs
Ornate brick chimney

Steeply pitched gable or hip roofs
Upper floor may be slightly
cantilevered over the first story
Copper gutter down spouts
Curved plaster soffit at eave
Recessed entry

Casement windows sometimes
with transoms above

| N I N A

> > >

L Y
(A 2 P g ol
O 1 P S s Bty B2 0
. L o N K . q [ 1) — 0
- T ___.a
e T W 1 55
- T
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Early California Ranch

»

"Rambling" low horizontal profile
- single story

Masonry or wood materials
Heavy timber accents

Trellises

Patios and courtyards

Qutdoor living areas

Low pitched shingle roofs
Moderate to wide roof overhangs

| N N N S N

Monterey

<y
Simple two story volume
4-in-12 pitched roofs o ___w-—-——-;
Second floor balconies R L orcncssooey

Combines wood with smooth

troweled stucco walls that have

little or no texture

s Multi-paned windows
Full length windows opening onto
balcony

s Cantilevered second story balcony
covered by principal roof

s Wood shingle or ceramic tile roofs

LI N

=7

]
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|
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===
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H. Soufthwest San Martin Area
Development Guidelines

The following development guidelines
focus and supplement adopted General
Plan policies as they are to be applied
to the southwest San Martin area
bounded by Highland Avenue to the
north, Fitzgerald Avenue to the south,
Santa Teresa Expressway to the west
and Monterey Highway to the east.
These guidelines, along with General
Plan policies are to be used in
reviewing and conditioning
development proposals.

s Preserve and enhance the rural
character of the San Martin
community where new
development occurs. This may be
achieved through subdivisions or
land development approvals.

4+ In new subdivisions, promote
flexibility of design, incorporate
open space where possible and
minimize the length and number
of new roads/streets and
driveways. Some examples
include larger building setbacks or
subdivision development with
shared open space land and
shared access roads/ driveways.
Cluster design should be
considered where appropriate and
feasible.

Tree planting and landscaping
should be promoted to blend new
development into the rural setting
throughout the area.
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IMPLEMENTATION

A. Introduction

Many of the ideas presented in the
Design Plan and Guidelines cannot
be immediately implemented. In
order to move forward with these
ideas, the Board of Supervisors must
approve new policies and set aside
funding for work iterns such as
traffic improvements and new
construction along roadways.
Follow-up will be required in the
areas of Circulation, Flood Control
and Drainage and Rural Residential
Subdivisions. Since guidelines for
Non-Residential development were
adopted several years ago and are
currently in use, no additional
implementation measures are
required.

The following sections discuss the
primary steps necessary to
implement the ideas presented in
the Design Plan.

B. Circulation

1. Request that the Board of
Supervisors consider adoption of
a "country road" standard for
specified roads in San Martin.

The Board will refer consider-
ation of this issue to the
Department of Roads and
Airports for the studies and
evaluation needed to determine
the feasibility and timing of the
following actions:

+  Improving specified roads to
create travel lanes wide
encugh (16"} to be shared by
cars and bicycles, and to
provide a shoulder (3') on at
least one side.

~  Evaluation of costs and
timing associated with
roadway improvements,
including adding new
pavement or construction of
shoulders.

4 Evaluate possibility of
connecting existing drainage
ditches by constructing new
ones in those areas where
they don’t currently exist.

& Widening existing road
drainage ditches to contain
more runcff during rainy
seasons and to serve as a
pathway /horse trail during
dry periods.

»  Evaluation of construction
costs for ditch widening as
well as on-going responsi-
bility for maintenance (weed
control and debris removal).

»  Evaluation of costs and
location of any new land-
scaping along roadways.

4+ Determination of need for
widening selected bridges to
accommodate a pedestrian/
equestrian pathway.

a  Evaluation of need to widen
or relocate any existing
culverts.

Refer to Parks Department’s
Trails and Pathways Committee
in coordination with the
Department of Roads and
Airports regarding:

San Martin Community Design Plan
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»+ Location of a pedestrian/
bike path through San
Martin that would run both
parallel to Highway 101 and
across the valley connecting
through the village core,
with the primary emphasis
being locating the path
within the existing right-of-
way.

Construction and maintenance
costs of such a pathway system.

Drainage And Flooding

Ask the Board of Supervisors to
initiate a planning process in
conjunction with the Santa Clara
Valley Water District which
implements existing General Plan
policies and the recommendations
of this study in the following areas:

A

Prevent significant alteration of
the channels of Llagas Creek
and its tributaries.

Support current policy of
setbacks from riparian areas and
require that existing riparian
vegetation be preserved.

Establish setbacks from known
floodways.

Seek dedication of creek or
tributary easements as a

San Martin Contmunity Design Plan

condition of new development,
if not required by the SCYWD.

Require new parking lots to be
designed so that they retain
storm water for eventual
percolation.

Use of SCVWD maintenance
roads along Llagas Creek as
public pathways.

Responsibility for and funding
sources for additional trees and
riparian vegetation along the
banks of Llagas Creek.

Potential for widening the
channel of Llagas Creek to carry
100 year flood waters through
San Martin. (Note: May
involve study of how such
widening would impact areas
downstream from San Martin.)

Funding sources and timing for
potential channel improvements.

Potential for widening any of
the existing small channels
draining into Llagas Creek in
order to improve drainage in the
San Martin area.

Coordination with the
Department of Roads and
Airports in determining size and
shape of roadside ditches and

the impacts of any increased
carrying capacity on the outfall
points along Llagas Creek.

Further investigation of on-site
drainage techniques, in
conjunction with the County
Surveyor’s Office, to insure that
future development does not
further impact the existing
drainage problem.

Establishing appropriate
setbacks for new construction
from known floodways.

Establishing policies to insure
that Llagas Creek is not
culverted, but remains natural.

Periodic clean-up of creek beds,
drainage swales and culverts to
allow for free flow of water and
channels which carry the
maximum volume possible.

Promotion of drainage
retention/detention basins as a
means to keep drainage
resulting from new development
on site rather than contributing
to channels which may have
already reached capacity.
Guidelines for such facilities are
found on Page HI-9 of the San
Martin Plan.
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Rural Residential
Subdivision And Clustering

Ask the Board of Supervisors to
adopt the implementation
techniques outlined in Table 1 (page
V-3) as part of the Rural Residential
Guidelines. The technique calling
for on-site retention/detention
basins, however, should not be
approved without consultation from
the SCVWD and the County
Surveyor’s Office, as noted above.
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