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This chapter provides a comprehensive review of local land use patterns 
in Los Gatos and the plans, policies, and ordinances used to regulate land 
uses in the Town and its immediate surroundings.  It identifies potential 
challenges and opportunities related to the long-term growth and 
development of the Town and analyzes development capacity. The 
chapter also summarizes regional plans and those of adjacent 
communities and analyzes how these plans and policies influence land 
uses within Los Gatos.  Finally, this chapter addresses State general plan 
requirements related to military installations and disadvantaged 
unincorporated communities. 
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Key Terms 

The following key terms used in this chapter are defined as follows:  

Assessor’s Use Code.  Land use codes used by the County Assessor to 
determine the value of property for property tax purposes. 

Design Guidelines.  Design criteria and standards that must be 
considered to meet a minimum standard of design for development 
projects.  Design guidelines address a variety of topics, including site 
design, building mass, neighborhood compatibility, facade design, building 
materials, signage, and landscaping. 

Density.  The number of permanent residential dwelling units per acre of 
land.  Densities specified in the General Plan may be expressed in units 
(not including Accessory Dwelling Units) per gross acre or per net 
developable acre.   

Duplex/Triplex/Fourplex.  Two, three, or four attached dwelling units. 

Dwelling, Multiple-Family.  A building or portion thereof used or designed 
as a residence for three (3) or more families living independently of each 
other, including apartment houses, apartment hotels and flats, but not 
including auto courts. 

Dwelling Unit.  A room or group of rooms (including sleeping, eating, 
cooking, and sanitation facilities, but not more than one kitchen) that 
constitutes an independent housekeeping unit, occupied or intended for 
occupancy by one household on a long-term basis.   

Commercial.  Retail, service, and entertainment uses (e.g., shopping 
centers, smaller stores, quick service/fast food and sit-down restaurants).   

Land Use Designation.  A specific geographic designation with 
associated land use or management policies and regulations.   

Local Agency Formation Commission (LAFCO).  A commission within 
each county that reviews and evaluates all proposals for formation of 
special districts, incorporation of towns or cities, annexation to special 
districts, towns, or cities, consolidation of districts, and merger of districts 

with towns or cities.  Each county LAFCO is empowered to approve, 
disapprove, or conditionally approve such proposals.   

Military Installation.  A military base, camp, post, station, yard, center, or 
other activity under the jurisdiction of the U.S. Secretary of Defense.   

Mixed Use.  Parcels of land on which a variety of uses such as office, 
commercial, institutional, and residential are combined in a single building 
or on a single site in an integrated development project with a coherent 
physical design. 

Multifamily Residential.  Land with attached dwelling units (e.g., triplexes, 
fourplexes, apartments, condominiums). 

Municipal Services Review.  A study conducted for a town, city, county, or 
special district that examines all public service needs for the area and 
recommends action to promote the efficient provision of public services. 

Office.  Professional buildings for business uses. 

Planning Area.  An area that generally encompasses all incorporated and 
unincorporated territory that bears a relationship to the long-term planning 
of a jurisdiction.   

Single-Family.  Detached dwelling units for residential uses, such as 
single-family homes. 

Special District.  A special district is an agency of the state, formed 
pursuant to general law or special act, for the local performance of 
governmental or proprietary functions within limited boundaries.  
Examples include fire protection districts, sanitary districts, water districts, 
county service areas, open space districts, etc. 

Specific Plan.  A planning tool authorized by Government Code Section 
65450, et seq., for the systematic implementation of the General Plan for a 
defined portion of a community’s planning area.  A specific plan must 
specify in detail the land uses, public and private facilities needed to 
support the land uses, phasing of development, standards for the 
conservation, development, and use of natural resources, and a program 
of implementation measures, including financing measures.   
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Sphere of Influence (SOI).  An area that includes the probable physical 
boundaries and service area of a local agency, as determined by the 
LAFCO of the county. 

Town Limits.  A political boundary that defines land that has been 
incorporated into the Town. 

Vacant Land.  Land that is not actively used for any purpose, including 
land that is not improved with buildings or site facilities and is sizeable in 
area to accommodate development.   

Zoning.  The division of the Town into districts, and the application of 
different regulations in each district. 

Zoning District.  A part of the community designated by the local zoning 
ordinance for specific of land uses, such as single-family residential or 
neighborhood commercial uses.  Only the primary permitted land uses, 
their accessory uses, and any conditional uses permitted in the zoning 
district may be placed on the land in that part of the community. 

Zoning Ordinance.  The adopted zoning and planning regulations of a 
town, city, or county that establish development standards for each zone, 
such as minimum lot size, maximum height of structures, building 
setbacks, and yard size. 

3.1 Planning Boundaries 

This section describes the major political and geographic boundaries that 
influence the long-term growth and development of Los Gatos.   

Major Findings  

▪ The Town’s incorporated area spans 11.46 square miles and 
covers 7,335.43 acres. 

▪ The Los Gatos Urban Service Area (USA), defined by Santa Clara 
County Urban Development Policies, is 11.44 square miles and 
includes incorporated and unincorporated areas. 

▪ The Town’s Sphere of Influence (SOI), which covers 18.26 square 
miles, serves as a long-range planning tool for Santa Clara 
County. 

▪ The Planning Area for the 2040 Los Gatos General Plan is 
identical to the SOI and is used to evaluate the effects of future 
growth on the entire Urban Service Area. 

Existing Conditions  

Los Gatos Town Limits 

The Town of Los Gatos was incorporated in August 1887.  The Town’s 
incorporated area spans 11.46 square miles and covers 7,335.43 acres.  
The Town is located at the base of the Sierra Azul Mountain Range 
between the Santa Clara Valley and the Santa Cruz Mountains.  The cities 
of San Jose and Campbell border the Town to the north and east; 
Saratoga and Monte Sereno to the west; and unincorporated land to the 
south.  There are several unincorporated islands dispersed throughout 
Town within the Town limits. 

Town limits, Urban Service Areas, and SOI are regulated by Santa Clara 
County LAFCO.  LAFCO is an independent agency with countywide 
jurisdiction, created by the State Legislature to encourage orderly 
boundaries, discourage urban sprawl, preserve agricultural lands and open 
space, and ensure efficient delivery of services.  Santa Clara County 
LAFCO updates jurisdictional boundaries every five years alongside a 
comprehensive county wide Municipal Service Review (MSR).  The MSR 
serves as a resource to help the region, the public, and other agencies 
better understand the public service structure of cities and towns in the 
County.  The MSR assesses current practices and explores future 
opportunities for collaboration among towns, cities, and other local 
agencies or organizations to achieve common goals and efficient delivery 
of services.  The Santa Clara County MSR was last updated in 2015. 
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Figure 3.1-1: Planning Boundaries 
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Urban Service Area 

The Los Gatos Urban Service Area (USA) is established by Santa Clara 
County LAFCO.  The USA is a planning boundary for each town and city in 
Santa Clara County, defined by Urban Development Policies adopted by 
the County.  A USA delineates areas outside Town limits that are currently 
provided with urban services, facilities, and utilities; or areas proposed to 
be annexed into a town or city within the next five years.  USA boundaries 
are a critical factor considered by Santa Clara County LAFCO in 
determining whether a town or city has the ability to serve those living in 
areas proposed for annexation.  The Los Gatos USA is 11.44 square miles 
(7322.9 acres) and includes incorporated and unincorporated areas. 

Los Gatos Sphere of Influence 

For special districts, a SOI is an area that includes the probable physical 
boundaries and service area of a local agency, as determined LAFCO.  For 
towns and cities within the county, SOIs simply serve as long-range 
planning tools to help LAFCO evaluate USA amendments and annexation 
requests.  The area within a town or city’s SOI does not imply that the 
town or city will annex, allow development, or provide services within the 
SOI.  The SOI is sometimes an area where a town or city and the County 
may have shared interests in preserving non-urban levels of land use.  The 
Town SOI covers 18.26 square miles (11,687.78 acres). 

Joint Urban Development Policies 

Joint Urban Development Policies make Santa Clara County towns and 
cities unique in the state in terms of town/city and county planning.  
These policies were developed by a locally controlled process in the 1970s 
and adopted by the 15 towns and cities, including the Town of Los Gatos, 
Santa Clara County, and LAFCO.  These policies are: 

1. Urban development should occur only on lands annexed to cities 
– and not within unincorporated areas, urban or rural.  

2. Urban expansion should occur in an orderly, planned manner – 
with the cities responsible for planning and providing services to 
urban development, within explicitly adopted “urban service areas” 
whose expansion is subject to LAFCO approval.  

3. Urban unincorporated islands should eventually be annexed into 
their surrounding cities – so that the cities have urban service 

responsibilities and land use authority over all lands within their 
urban service area boundaries. 

Urban Growth Boundary 

The Town of Los Gatos does not have an Urban Growth Boundary. 

General Plan Planning Area 

State law requires towns and cities to adopt a general plan that addresses 
physical development within its town or city limits, as well as land outside 
its boundaries, “which in the planning agency’s judgment, bears relation to 
its planning.”  The Planning Area for the 2040 Los Gatos General Plan is 
identical to the SOI.  The Planning Area encompasses 18.26 square miles 
(11,687.78 acres), including the entire Town, hillside residential areas, and 
open space areas south of the Town boundary extending into 
unincorporated Santa Clara County land. 

The purpose of the Planning Area is to provide the opportunity to evaluate 
the effects of future growth on the entire USA and to develop further 
analysis of the values of the surrounding open space and agricultural 
areas beyond the USA.   

Regulatory Setting 

State 

California Government Code Section 65301.  Section 65301 of the 
California Government Code requires a general plan to address the 
geographic territory of the local jurisdiction and any other territory outside 
its boundaries that bears relation to the planning of the jurisdiction.  The 
jurisdiction may exercise judgment in determining what areas outside of 
its boundaries to include in the planning area.  The Governor’s Office of 
Planning and Research (OPR) General Plan Guidelines state that the 
planning area for a city should include (at minimum) all land within the city 
limits and all land within the city’s sphere of influence. 

Cortese Knox Hertzberg Local Government Reorganization Act of 2000 
(CKH Act).  The Cortese Knox Hertzberg Local Government 
Reorganization Act (CKH Act) is the most significant reform to local 
government reorganization law since the 1963 statute that created a 
LAFCO in each county.  The law established procedures for local 
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government changes of organization, including town or city incorporation, 
annexation to a town, city, or special district, and consolidation of towns, 
cities, or special districts (Section 56000, et seq.).  LAFCOs have 
numerous powers under the CKH Act, but those of prime concern are the 
power to act on local agency boundary changes and to adopt SOIs for 
local agencies.  The law also states that to update an SOI, LAFCOs are 
required to first conduct a review of the municipal services provided in the 
county. 

While LAFCO does not have any direct land use authority, the CKH Act 
assigns LAFCOs a significant role in planning issues by requiring them to 
consider a wide range of land use and growth factors when they consider 
proposals.  California Government Code Section 56001 specifically states 
that “the logical formation and determination of local agency boundaries 
is an important factor in promoting orderly development and in balancing 
that development with sometimes competing State interests of 
discouraging urban sprawl, preserving open space and prime agricultural 
lands, [and] efficiently extending government services.” 

3.2 Existing Land Use 

This section summarizes existing land use within the Town of Los Gatos.  
Critical to the formation of a new Land Use Diagram and standards for 
Los Gatos, is an understanding of the type and distribution of existing 
development in the Town.  This information can assist in evaluating the 
effectiveness of past General Plan policies in directing where new growth 
is appropriate.   

Compared to the next sections which discuss planned land uses, this 
section describes the uses that currently exist (2018).  The existing land 
use of a property does not carry any regulatory significance and may or 
may not be consistent with the current General Plan land use designation 
or zoning for the property.  This analysis is based upon the most recent 
(2018) land use code data available from the Santa Clara County, Office of 
the Assessor. 

Major Findings 

▪ The overall pattern of development in the Town is large single-
family residential neighborhoods.   

▪ Medium- and high-density residential neighborhoods and 
commercial uses are generally located near major arterials and 
shopping centers to provide easy access to services.  

▪ Office parks and light industrial uses are located along Winchester 
Boulevard on the northern edge of the Town and on University 
Avenue adjacent to Oak Meadow Park. 

▪ Parks/Open Space and Private Recreation account for over 36 
percent of the Town’s Planning Area. 

Existing Conditions 

Table 3.2-1 shows the breakdown of existing land uses in the Town of Los 
Gatos Planning Area.  Residential land uses are the largest category, 
making up more than 40 percent of the Planning Area.  Parks/Open Space 
and Private Recreation is the next largest category, covering a combined 
36.11 percent of Town land.  Commercial and Industrial uses account for 
2.8 percent of the Town and roughly 6 percent of the Town’s land is 
vacant.  Public/quasi-public uses and roadways make up the remainder of 
the Town. 

Existing land uses within the Planning Area are mapped in Figure 3.2-1.   

 

 



3.  Land Use 

Public Draft Background Report  |  March 2019  Page 3-7 

Table 3.2-1 Existing Land Use within the Planning Area 

Land Use Designation Acres Percent of Total  

Residential 4738.36 40.54% 

LD Low-Density Residential 4460.93 38.17% 

MDR1 Medium-Density Residential 200.32 1.71% 

HDR High-Density Residential 77.10 0.66% 

Commercial and Industrial 326.90 2.80% 

O Office Professional  136.38 1.17% 

NC Neighborhood Commercial 133.40 1.14% 

SC Service Commercial  10.55 0.09% 

CBD Central Business District  4.18 0.04% 

LI Light Industrial  42.39 0.36% 

Public/Quasi Public and ROW 1710.56 14.64% 

P Public/Quasi Public 415.74 3.56% 

ROW Streets/Right-of-Way/Utilities 1294.85 11.08% 

Parks/Open Space and Recreation 4220.77 36.11% 

PR Private Recreation 144.87 1.24% 

OS Parks/Open Space 4075.90 34.87% 

Vacant 

V Vacant 691.43 5.92% 

Total 11688.02 100.00% 

Source: Town of Los Gatos, 2018; Mintier Harnish, 2018 

1 The Town of Los Gatos has two mobile home parks that are designated Medium-Density Housing by the Santa Clara County Assessor’s Office.  
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Figure 3.2-1: Existing Land Use 
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Low-density residential is the most common land use in the Town of Los 
Gatos.  Approximately 38 percent (4,450.92 acres) of the total land use of 
the Town is low-density residential.  Low-density residential is found in 
nearly all areas of the Town, with exception of the Hillside open space 
areas and the commercial corridors along Los Gatos Boulevard and North 
Santa Cruz Avenue.   

Open space occupies 34.87 percent (4,075.90 acres) of the Town, 
characterized mainly by large tracts on the southern half of the Planning 
Area.  Parks scattered throughout the Town, make up the remaining open 
space land.  Significantly, Oak Meadow Park and Vasona County Park are 
two large adjacent parks bound by University Avenue to the west, SR 17 to 
the east, and Blossom Hill Road to the south.  Vasona County Park 
stretches north along University Avenue and is connected to both the 
northern and southern Town boundaries by the Los Gatos Creek Trail.   

Medium-density residential makes up 1.71 percent (200.32 acres) of the 
Town, and is generally located adjacent to SR 17, SR 85, and commercial 
uses along Santa Cruz Avenue.   

High-density residential land uses account for 0.66 percent (77.10 acres) 
of the land uses in the Town and is generally located near major arterials 
and office and commercial uses.  Large high-density residential areas can 
be found near the office professional uses on the northern edge of the 
Planning Area near Winchester Boulevard and Knowles Road, and at the 
intersection of SR 17 and Blossom Hill Road.  Additional high-density 
residential uses are located east of the neighborhood commercial uses 
along University Avenue.   

Low-, medium-, and high-density residential uses provide all of the land for 
housing in Los Gatos.  Residential uses are located throughout the Town, 
with the exception of the open space areas on the southern portion of the 
Planning Area.  The areas surrounding Santa Cruz and University Avenues 
contain a mix of residential, commercial, and industrial uses. Generally, 
medium- and high-density residential are clustered near major arterials 
and shopping centers to provide easy access to services, as well as, 
provide a buffer to single-family land uses.  For example, medium- and 
high-density uses surround the Town’s central business district and the 
neighborhood commercial area along Santa Cruz Avenue.   

Regulatory Setting 
None. 
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3.3 Existing General Plan Land Use Designations 

The Los Gatos General Plan guides how land in the Town may be 
developed and used by designating each parcel of land for a particular use 
or combination of uses, as well as, by establishing broad development 
policies.  Land use designations identify both the types of development 
(e.g., residential, commercial, industrial) that are permitted and the density 
or intensity of allowed development, such as the minimum or maximum 
number of housing units permitted on an acre of land, or the amount of 
building square footage allowed.  This section identifies existing general 
plan land use designations, as outlined in the Town of Los Gatos 2020 
General Plan. 

Major Findings 

▪ Hillside residential is the most common land use, accounting for 
approximately 40.0 percent (4257.1 acres) of the total land 
designated in the existing 2020 General Plan. 

▪ Open space represents 28.9 percent (3091.2 acres) of the current 
2020 General Plan land use area.  Four large tracts in the southern 
half of the SOI account for a majority of open space land. 

▪ Low-density residential is the third largest land use in the Town, 
accounting for 17.7 percent (1890.3 acres) of the total 2020 
General Plan land use area. 

▪ Commercial uses (Office, Neighborhood Commercial, Mixed-Use 
Commercial, Service Commercial, Central Business District, and 
Light Industrial) make up 3.4 percent (362.2 acres) of the land use 
area designated in the 2020 General Plan.   

Existing Conditions 

The 2020 General Plan includes 15 land use designations, which are 
relatively broad and intended to indicate the general type of activity that 
may occur on a site.  Figure 3.3-1 shows the land use designations 
throughout the Town.  Table 3.3-1 shows the total acreage per land use 
designation. 

The 2020 General Plan designations, as described in the Land Use 
Element, are summarized below. 

Hillside Residential District 

The purpose of this designation is to allow for very-low density, rural, large 
lot, or cluster, single-family residential development that is compatible 
with the mountainous parts of the Town.   

Density/Intensity  

▪ Up to one dwelling unit per net acre  
▪ Up to 3.5 persons per acre 

Low-Density Residential 

The purpose of this designation is to allow for low-density single-family 
residential development formed through standard zoning or through 
planned development.   

Density/Intensity  

▪ Up to five dwelling units per net acre 
▪ Up to 17.5 persons per acre 

Medium-Density Residential 

The purpose of this designation is to allow for multi-family residential, 
duplex, and/or small single-family homes.  

Density/Intensity  

▪ Up to five to 12 dwelling units per net acre 
▪ Up to 24 persons per acre 
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High-Density Residential 

The purpose of this designation is to allow for intensive multi-family 
residential and to provide quality business and transit-oriented 
development. 

Density/Intensity  

▪ Up to 12 to 20 units per net acre 
▪ Up to 40 persons per acre 

Mobile Home Park 

The purpose of this designation is to allow for affordable housing within 
mobile home parks.  This designation is not represented on the 2020 
General Plan Land Use Map. 

Density/Intensity  

▪ Five to 12 dwelling units per acre  
▪ Up to 24 persons per acre 

Office Professional 

The purpose of this designation is to allow for professional and general 
business office uses.  This designation applies to various locations 
throughout the Town.  Locations are often near neighborhood or 
commercial-orientated facilities or serve as a buffer between commercial 
and residential uses.  The intent of the designation is to meet community 
needs for general business and commercial services and provide local 
employment.   

Density/Intensity  

▪ Up to 50 percent land coverage  
▪ 35-foot height limit 

 

 

 

Neighborhood Commercial 

The purpose of this designation is to allow for necessary day-to-day 
goods and services within close proximity of neighborhoods.  This 
designation encourages concentrated and coordinated commercial 
development at easily accessible locations. 

Density/Intensity  

▪ 50 percent land coverage  
▪ 35-foot height limit 

Mixed-Use Commercial 

The purpose of the Mixed-Use designation is to provide for a combination 
of residential, office, retail, commercial, non-manufacturing industrial, and 
recreation uses.  This designation is for sites that are centrally located in 
Town and will not conflict with existing land uses.   

Density/Intensity  

▪ 50 percent land coverage  
▪ 35-foot height limit 

Service Commercial 

The purpose of this designation is to allow for service-oriented 
businesses.  Types of businesses allowed include auto repair, building 
materials sales, paint suppliers, janitorial services, towing businesses, 
contractors offices and yards, launderers and dry cleaners, as well as 
wholesaling and warehousing activities.   

Density/Intensity  

▪ 50 percent land coverage  
▪ 35-foot height limit 

  



 

Page 3-12  Public Draft Background Report  |  March 2019 

Central Business District 

The purpose of this designation is to encourage a mixture of community-
orientated commercial goods and services within the downtown.  This 
designation applies exclusively to the downtown, with the goal to 
accommodate and retain small-town merchants and preserve the Town’s 
character.  The District shall maintain and expand open spaces and 
mature tree growth without increasing setbacks, as well as, integrate new 
construction with existing structures of archeological and historical 
significance.   

Density/Intensity  

▪ 0.6 FAR  
▪ 45-foot height limit 

Light Industrial 

The purpose of this designation is to allow for large-scale office 
developments, well-controlled research and development facilities, 
industrial parks and service-oriented uses subject to rigid development 
standards.  These uses shall respond to the community and regional-wide 
needs. 

Density/Intensity  

▪ Up to 50 percent land coverage 
▪ 35-foot height limit. 

Public 

The purpose of this designation is to allow for public facilities within the 
Town such as the Civic Center, courthouse, schools, parks, libraries, 
hospitals, churches, and fire stations. 

Agriculture 

The purpose of this designation is to allow for commercial agricultural 
crop production.   

Open Space 

The purpose of this designation is to allow for public parks, open space 
preserves, private preserves, and stream corridors.   

Albright Specific Plan 

The purpose of this designation is to provide land for the Albright Specific 
Plan as described in Section 3.5.  

North 40 Specific Plan 

The purpose of this designation is to provide land for the North 40 Specific 
Plan as described in Section 3.5. 
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Figure 3.2-1: Existing Land Use 
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Table 3.3-1 General Plan Land Use Designation Summary 

Land Use Designation Density/Intensity Acres Percent of Total  

HR Hillside Residential 0-1 du/ac 4257.07 39.91% 

LDR Low-Density Residential 0-5 du/ac 1890.35 17.72% 

MDR Medium-Density Residential 5-12 du/ac 514.45 4.82% 

HDR High-Density Residential 12-20 du/ac 60.29 0.57% 

MHP1 Mobile Home Park  5-12 du/ac 0.00 0.00% 

O Office Professional  Up to 50 percent land coverage 

35-foot height limit 

65.05 0.61% 

NC Neighborhood Commercial Up to 50 percent land coverage 

35-foot height limit 

68.32 0.64% 

MUC Mixed-Use Commercial  Up to 50 percent land coverage 

35-foot height limit 

100.11 0.94% 

SC Service Commercial  Up to 50 percent land coverage 

35-foot height limit 

17.93 0.17% 

CBD Central Business District  0.6 FAR 

45-foot height limit 

48.50 0.45% 

LI Light Industrial  Up to 50 percent land coverage 

35-foot height limit 

39.91 0.37% 

P Public N/A 135.40 1.27% 

A Agriculture  N/A 311.88 2.92% 

OS Open Space N/A 3088.56 28.96% 

A SP Albright Specific Plan  24.99 0.23% 

NF SP North 40 Specific Plan 0-20 43.70 0.41% 

Total  10666.51 100.00% 

Source: Town of Los Gatos, 2018; Mintier Harnish, 2018. 

1 The Town of Los Gatos has two mobile home parks that are designated Medium-Density Residential in the 2020 General Plan. The mobile home parks are currently not designed Mobile Home Park in 
the current General Plan as noted above in Table 3.1-1. The underlying zoning for both mobile home parks is Mobile Home Park Residential Zone (RMH) shown in Table 3.3.-2.  
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Regulatory Setting 

State 

General Plan Law.  California Government Code Section 65300, et al., 
regulates the substantive and topical requirements of general plans.  State 
law requires each town, city, and county to adopt a general plan “for the 
physical development of the county, town, or city, and any land outside its 
boundaries which bears relation to its planning.”  The California Supreme 
Court has called the general plan the “constitution for future 
development.”  The general plan expresses the community’s development 
goals and embodies public policy relative to the distribution of future land 
uses, both public and private. 

General Plan Guidelines.  The OPR is statutorily required by Government 
Code Section 65040.2 to adopt and periodically revise the State General 
Plan Guidelines (GPG) for the preparation and content of general plans for 
all towns, cities, and counties in California.  The GPG serves as the “how 
to” resource for drafting a general plan (California Government Code 
Section 65030).  OPR published the most recent set of Guidelines in 2017, 
which contains substantial updates from the 2003 version, including 
guidance on legislative changes and recommendations on policy. 

Local 

Town of Los Gatos General Plan.  Decisions involving the future growth 
of a state are made and will continue to be made at the local level, and 
should be guided by effective planning processes, including the General 
Plan.  Decisions should precede within the framework of officially 
approved statewide goals and policies directed toward land use, 
population growth and distribution, development, open space, resource 
preservation and utilization, air and water quality, and other related 
physical, social, and economic factors (California Government Code 
65030.1). 
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3.4 Existing Zoning 

This section describes the Town’s zoning regulations in Chapter 29 
(Zoning) of the Los Gatos Code of Ordinances.  The Zoning Ordinance is 
one of the principal tools for implementing the 2020 General Plan. 

Major Findings 

▪ Single-Family Residential Zones account for more than 25 percent 
of the Town’s incorporated area. 

▪ Hillside residential is the second largest zone in Los Gatos, 
comprising more than 20 percent of the Town’s incorporated 
area. 

▪ The Public School Overlay Zones allow school buildings to be 
used, without extensive exterior modifications, in ways which will 
make it unnecessary to sell school facilities. Public School 
Overlays Zones cover more than 10 percent of the Town’s 
incorporated area. 

Existing Conditions 

While the General Plan provides general guidance on the location, type, 
and density of new growth and development over the long term, the 
Zoning Ordinance provides detailed development regulations and use 
standards for each parcel of land.  The Zoning Ordinance includes a set of 
zoning districts that specify uses that are permitted, conditionally 
permitted, and prohibited within each district.  The Zoning Ordinance 
applies to all areas within Los Gatos.  Figure 3.4-1 shows the Town’s 
zoning designations.  Table 3.4-1 shows the total acreage for each zoning 
designation. 

The Zoning Ordinance provides a purpose statement for each zoning 
district, a list of allowable uses, and a set of development standards (i.e., 
minimum lot size, density, height, lot coverage, setbacks, and parking).  
The Zoning Ordinance also describes procedures for processing 
discretionary approvals. 

Residential Zoning Designations 

Hillside Residential Zone (HR Zone) 

The Hillside Residential Zone is intended to provide for orderly, 
harmonious development of the foothills and mountains.  The HR zone 
provides a means to minimize the amount of disturbance of the natural 
terrain and encourages excellence in design principles and engineering 
techniques.  The HR zone also provides for a variety of dwelling types 
where land assembly and a unified development scheme are more 
appropriate.  Permitted uses include: single-family dwellings, agriculture 
(except for dairying), small family day care home, residential care 
facilities-small family home. 

The HR zones are categorized into the following four density ranges:  

▪ HR-1 (1 to 5 acres for each dwelling unit) 
▪ HR-2½ (2½ to 10 acres for each dwelling unit) 
▪ HR-5 (5 to 40 acres for each dwelling unit) 
▪ HR-20 (20 to 160 acres for each dwelling unit) 

Single-Family Residential Zone (R-1 Zone) 

The Single-Family Residential Zone is a low-density residential zone that 
provides a means to create the best possible location and development 
standards for single-family dwellings.  Permitted uses include single-
family dwellings, non-commercial raising of trees, vegetables and 
horticulture specialties (commercial uses not permitted), residential care 
facilities- small family homes, and small family day care homes. 

R-1 Zones are categorized into the following six minimum lot areas:  

▪ R-1:8 ...........  8,000 SF 
▪ R-1:10  ..... 10,000 SF 
▪ R-1:12  ....  12,000 SF 
▪ R-1:15  ..... 15,000 SF 
▪ R-1:20  ....  20,000 SF 
▪ R-1:30  ....  30,000 SF 
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Single-Family Residential Downtown Zone (R-1D Zone) 

The Single Family Residential Downtown Zone is a single-family 
residential zone that applies to areas adjacent to the central business 
district generally developed in the late 1800's and early 1900's.  The R-1D 
Zone provides a means to preserve and rehabilitate architecturally and 
historically valuable structures and neighborhoods.  Permitted uses 
include: single-family dwellings (maximum one principle residential 
building on a lot), two-family dwellings (maximum one principle residential 
building on a lot), small family day care homes, and residential care 
facilities. 

Duplex Residential Zone (R-D Zone) 

The Duplex Residential Zone provides low density multiple dwelling areas 
compatible with single-family dwelling areas and with development 
standards assuring those amenities provided for in the single-family 
residential zone.  Permitted uses include single-family dwellings, two-
family dwellings, small family day care homes, and residential care 
facilities-small family homes. 

Multi-family Residential Zone (R-M 5-12 Zone) 

The Multi-family Residential Zone applies to areas served by streets, 
public improvements and services designed to sustain multiple residential 
developments.  The RM zone is designed to allow various density ranges 
depending on the particular characteristics of specific parcels, 
surrounding uses, and project designs.  Permitted uses include single-
family dwellings, two-family dwellings, small family day care homes, 
residential care facilities, small family homes, and multi-family dwellings. 

Multi-family Residential Zone (R-M 12-20 Zone) 

The Multi-family Residential Zone applies to areas served by streets, 
public improvements and services designed to sustain multiple residential 
developments.  The RM zone is designed to allow various density ranges 
depending on the particular characteristics of specific parcels, 
surrounding uses, and project designs.  Permitted uses include single-
family dwellings, two-family dwellings, small family day care homes, 
residential care facilities, small family homes, and multi-family dwellings. 

Mobile Home Residential Zone (RMH Zone) 

The Residential Mobile Home Park Zone applies to areas served by 
streets, public improvements and services designed to sustain multiple 
residential developments.  The RMH zone is designed to allow various 
density ranges depending on the particular characteristics of specific 
parcels, surrounding uses, and project designs.  Permitted uses include 
multi-family mobile home facilities.  There are currently two RMH zoned 
parcels. 

Residential Planned Development (R:PD) 

The Planned Development Zone is applied to areas where residential 
development is planned in the future.   

Resource Conservation Zone (RC Zone) 

The Resource Conservation Zone is intended to enhance the quality of life 
in the Town of Los Gatos through the protection of open space, special 
land forms, scenic areas, watersheds, and habitat areas with diverse 
wildlife and vegetation.  The RC zone also restricts access to these 
protected areas, the intensity of development, residential density, reduces 
fire hazards in the hillside areas, and provides for opens space in the form 
of parks, playgrounds, and other community facilities.  Permitted uses 
include: single-family dwelling (no more than one principle residential 
structure per lot), agriculture (except dairying), botanical conservatory, 
small family day care home, and residential care facility, small family 
home. 
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Figure 3.3-1: Existing Zoning 
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Table 3.4-1: Zoning Designations 

 Acres Total 

Residential Designation 

HR Hillside Residential Zone  1769.91 21.8% 

R-1 Single-Family Residential Zone  2082.07 25.7% 

R-1D Single-Family Downtown Residential Zone  174.99 2.2% 

R-D Duplex Residential Zone  39.00 0.5% 

R-M 5-12 Multi-family Residential Zone  181.83 2.2% 

R-M 12-20 Multi-family Residential Zone  26.51 0.3% 

RMH Mobile Home Residential Zone 21.81 0.3% 

R: PD Residential Planned Development 469.34 5.8% 

Non-Residential Designations 

C-1 Neighborhood Commercial Zone  106.60 1.3% 

C-2 Central Business District Zone  58.86 0.7% 

CH Restricted Highway Commercial Zone  67.69 0.8% 

O Office Zone  86.61 1.1% 

LM Commercial-Industrial 29.36 0.4% 

CM Controlled-Manufacturing Zone  68.17 0.8% 

Other 

PZ Prezoned Parcels 1046.57 12.9% 

PD Planned Development 366.42 4.5% 

RC Resource Conservation Zone 1433.38 17.7% 

A SP Albright Specific Plan 24.99 0.3% 

NF SP North 40 Specific Plan 46.49 0.6% 

Total 8100.59 100.0% 

Source: Town of Los Gatos; Mintier Harnish, 2018. 

Table 3.4-2: Zoning Designations - Overlay Zones 

 Acres Total 

Overlay Zones 

LHP Landmark and Historic Preservation Overlay Zone 7.43 0.09% 

PD  Planned Development Overlay Zone 100.97 1.25% 

PS  Public School Overlay Zone 835.75 10.32% 

CM: AHOZ  Affordable Housing Overlay Zone 7.3 0.09% 

Total 951.45 12.81% 

Source: Town of Los Gatos; Mintier Harnish, 2018. 
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Table 3.4-3: Development Standards for Zoning Designations 

Zoning District 

Lot Minimum1 Lot Maximum 

Density Limit 

Minimum Setbacks 

Width Depth 
Frontage 

Area 
Lot 

Coverage 
Height Front 

Side/Street 
Side 

Rear 
Interior Lot Corner Lot 

Residential Zones 

Hillside 
Residential 
Zone 

(HR Zone)3 

100' N/A N/A N/A  40,000 SF N/A 30'2 

 

 

HR-1: 1 to 5 acres 
for each dwelling 
unit 

HR-2½: 2½ to 10 
acres for each 
dwelling unit 

HR-5: 5 to 40 acres 
for each dwelling 
unit 

HR-20: 20 to 160 
acres for each 
dwelling unit 

30' 20’/20’ 25' 

 

 

Single-Family 
Residential 
Zone 

(R-1 Zone) 

N/A R-1:8: 90’ 

R-1:10: 100’ 

R-1:12: 100’ 

R-1:15: 100’ 

R-1:20: 140’ 

R-1:30: 145’ 

R-1:8: 60’ 

R-1:10: 80’ 

R-1:12: 90’ 

R-1:15: 100’ 

R-1:20: 100’ 

R-1:30: 100’ 

R-1:8: 80’ 

R-1:10: 90’ 

R-1:12: 95’ 

R-1:15: 100’ 

R-1:20: 115’ 

R-1:30: 120’ 

R-1:8: 8,000 SF 

R-1:10: 10,000 SF 

R-1:12: 12,000 SF 

R-1:15: 15,000 SF 

R-1:20: 20,000 SF 

R-1:30: 30,000 SF 

40%. 

 

 

30' 

 

 

N/A R-1:8: 25'  

R-1:10: 25'  

R-1:12: 25'  

R-1:15: 25'  

R-1:20: 30’  

R-1:30: 30’  

R-1:8: 8’/15’ 

R-1:10: 10’ /15’ 

R-1:12: 10’ /15’ 

R-1:15: 12’/15’ 

R-1:20: 15’/20’  

R-1:30: 16’/20’  

R-1:8: 20'  

R-1:10: 20’  

R-1:12: 20'  

R-1:15: 25'  

R-1:20: 25’  

R-1:30: 25’  

Downtown 
Residential 
Zone 

(R-1D Zone) 

N/A N/A N/A N/A Single Family 
Dwelling:  
5,000 SF 

Two-Family 
Dwelling:  
8,000 SF. 

N/A 30' 

 

N/A 15' 5'/10’ 20' 

Duplex 
Residential 
Zone  
(R-D Zone) 

N/A 100’ 60’ N/A 8,000 SF 40%. 30' 

 

 

N/A 25' 8’/15’ 20’ 

                                                             

 
1 Additional exceptions for measuring minimum lot frontage, width, and depth for lots in a cul-de-sac, lots on the outside of a street curve, and lots abutting a freeway, railroad, or other right-of-way are 
located in the Town Code Chapter 29. 
2The Hillside Development Standards & Guidelines restricts maximum height to 25’ 
3The Hillside Residential Zone density limit depends on the slope of the lot. 
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Zoning District 

Lot Minimum1 Lot Maximum 

Density Limit 

Minimum Setbacks 

Width Depth 
Frontage 

Area 
Lot 

Coverage 
Height Front 

Side/Street 
Side 

Rear 
Interior Lot Corner Lot 

Multi-family 
Residential 
Zone: 5-12 

(R-M Zone) 

60’ N/A N/A N/A 8,000 SF 40%. 30 feet 

(If a 
building 
has cellar 
parking 
the 
maximum 
height is 
35 feet) 

5 to 12 dwelling 
units per net acre 

25’ Single-family 
and two-family 
dwellings: 8’ 

multifamily 
dwellings: 10’ 

20’ 

Multi-family 
Residential 
Zone: 12-20 

(R-M Zone) 

60’ N/A N/A N/A 8,000 SF 40%. 30 feet 

(If a 
building 
has cellar 
parking 
the 
maximum 
height is 
35 feet) 

12-20 dwelling 
units per net acre 

 

25’ Single-family 
and two-family 
dwellings: 8’ 

multifamily 
dwellings: 10’ 

20’ 

Residential 
Mobile Home 
Park  
(RMH Zone)  

N/A N/A N/A N/A 5 acres 40% 30’ Up to 12 units per 
acre 

25’ 8’ 20’ 

Resource 
Conservation 
Zone  

(RC Zone) 

N/A N/A N/A N/A 20 acres N/A 30'  

 

N/A  30' 20'/20’ 25' 

Office and Commercial Zones 

Neighborhood 
Commercial 
Zone 

(C-1 Zone) 

N/A N/A N/A N/A N/A 50%. 35' N/A 15' N/A / 15’ None (*If 
adjacent to a 
residential zone 
then a 20’ 
minimum rear 
yard is required 
plus 1' for each 
foot the building 
exceeds 20’ in 
height) 

Central 
Business 
District 
Commercial 
Zone 

(C-2 Zone) 

N/A N/A N/A N/A N/A N/A  
(FAR 0.6) 

45’ N/A 10’ N/A / 10’ None (*If 
adjacent to a 
residential zone 
then a 20’ 
minimum rear 
yard is required 
plus 1' for each 
foot the building 
exceeds 20’ in 
height) 
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Zoning District 

Lot Minimum1 Lot Maximum 

Density Limit 

Minimum Setbacks 

Width Depth 
Frontage 

Area 
Lot 

Coverage 
Height Front 

Side/Street 
Side 

Rear 
Interior Lot Corner Lot 

Restricted 
Highway 
Commercial 
Zone 

(CH Zone) 

N/A N/A N/A N/A N/A 50%. 35’ N/A 15  N/A / 15’ None (*If 
adjacent to a 
residential zone 
then a 20’ 
minimum rear 
yard is required 
plus 1' for each 
foot the building 
exceeds 20’ in 
height) 

Office Zone  

(O Zone) 

N/A N/A N/A N/A 8,000 SF 40%. 35' 

 

N/A  25' 10'/15’ 20' 

Manufacturing and Industrial Zones 

Commercial-
Industrial Zone 

(LM Zone) 

50’ N/A N/A N/A 8,000 SF 50%. 35'  

 

N/A 15' 15’ None (*If 
adjacent to a 
residential zone 
then a 20’ 
minimum rear 
yard is required 
plus 1' for each 
foot the building 
exceeds 20’ in 
height) 

Controlled- 
Manufacturing 
Zone  

(CM Zone) 

N/A N/A N/A N/A 40,000 SF 50%. 35’ 

 

N/A 25’ (plus 1’ 
for each 
foot the 
building 
exceeds 
20’ in 
height) 

25’ / 15’ None (*If 
adjacent to a 
residential zone 
then a 20’ 
minimum rear 
yard is required 
plus 1' for each 
foot the building 
exceeds 20’ in 
height) 

Source: Los Gatos Zoning Ordinance, September 2018. 
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Non-Residential Zoning Designations  

Neighborhood Commercial Zone (C-1 Zone) 

The Neighborhood Commercial Zone applies to areas easily accessible 
and for retail, service, and administrative uses that facilitate the day-to-day 
needs of Los Gatos residents.  Permitted uses include retail, personal 
service businesses, office uses, limited manufacturing uses, and approved 
uses permitted in the Commercial-Industrial (LM) zone before February 1, 
1993.  However, any change of use must comply the C-1 Zone 
requirements. 

Central Business District Commercial Zone (C-2 Zone) 

The Central Business District Commercial Zone is intended to encourage 
a viable and predominantly pedestrian-oriented Central Business District.  
The C-2 zone is designed to facilitate a wide variety of retail, service, 
entertainment, and administrative uses which are vital to a large trading 
area.  Permitted uses include retail, personal service businesses, office 
uses, limited manufacturing uses, wholesaling without on-site 
warehousing, and single-family and two-family dwellings in mixed use 
developments. 

Restricted Highway Commercial Zone (CH Zone) 

The Restricted Highway Commercial Zone is intended for vehicular 
oriented uses and sales along highway frontages, intermingled with 
compatible retail, service, and administrative uses.  Permitted uses include 
retail, personal service businesses, office uses, and limited manufacturing 
uses. 

Office Zone (O Zone) 

The Office Zone allows all types of office activities and encourages 
buildings that are compatible with residential development.  The O zone 
serves as a buffer between commercial and residential development with 
minimal traffic generation.  Uses that will unreasonably interfere with 
residential uses or other activities within the O zone are not allowed.  
Permitted uses include offices, administrative, professional, medical, 
dental and optical laboratories associated with a professional use, real 
estate, insurance, stocks and bonds; and other similar offices including 
retail sales by a pharmacy within a medical building. 

Commercial-Industrial Zone (LM Zone) 

The Commercial-Industrial Zone is intended for small scale light industrial, 
repair and service-oriented uses that provide services to the residents.  
Permitted uses include retail, personal service businesses, offices uses 
approved on or before July 1, 1982; limited manufacturing and 
wholesaling and warehousing. 

Controlled-Manufacturing Zone (CM Zone) 

The Controlled-Manufacturing Zone provides for light industry compatible 
with neighboring uses.  Permitted uses include professional and 
administrative offices, controlled manufacturing, research and 
development, wholesaling, warehousing, and other light industrial uses.   

Planned Development  

The Planned Development Zone is applied to areas where non-residential 
development is planned in the future.   

Other Designations 

Special Planning Areas 

Albright Specific Plan 

The Albright Specific Plan is a 21.6-acre site in the northern part of the 
Town of Los Gatos, encompassing the properties located at 90-160 
Albright Way and 14600 Winchester Boulevard.  The site is bordered on 
the north by SR 85; on the east by residential, Los Gatos Creek, an 
adjacent trail, and associated open space (under the jurisdiction of the 
Santa Clara Valley Water District); on the south by office and residential 
uses; and on the west by Union Pacific Railroad tracks and Winchester 
Boulevard. Please see Section 3.5: Other Plans and Policies for more 
information on the Albright Specific Plan. 

North 40 Specific Plan 

The North 40 Specific Plan is applied to the approximately 42-acre 
property bounded by Los Gatos Boulevard to the east, SR 17 to the west, 
Lark Avenue to the south, and SR 85 to the north.  This Overlay required 
the preparation and adoption of a specific plan, which determined the mix 
of uses, dimensional standards, architectural standards, phasing, and 
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infrastructure to support the development of the property.  Drawing on the 
North 40 Specific Plan, adopted June 17, 2015, this General Plan overlay 
designation is intended to help guide the future development of this 
property.  More information on the North 40 Specific Plan can be found in 
Section 3.5: Other Plans and Policies. 

Overlay Zones 

The Town has four overlay zones.  Table 3.4-2 provides quantities of land 
covered by each overlay zone. 

Affordable Housing Overlay Zone (AHOZ) 

The Affordable Housing Overlay Zone is intended to increase the supply 
and the mix of housing types, tenure and affordability within the Town of 
Los Gatos.  Through appropriate densities, concessions, and fee deferrals 
or waivers, the affordable housing overlay zone encourages the 
development of housing affordable to all income levels on property within 
the Town that was deemed to be most appropriate for such uses.  The 
2015-2023 Housing Element lists the one property within the Town of Los 
Gatos as a key housing opportunity site for mixed income affordable 
housing project.  The designation of this site will assist the Town in 
meeting its fair share of the regions housing needs required by the State. 

Landmark Historic Preservation Overlay Zone (LHP Overlay) 

The LHP Overlay Zone is designated by Town Council and is applied to 
individual sites and structures or small areas deemed of architectural 
and/or historical significance.  The structure(s) in LHP overlays are 
subject to special standards and review process regarding their 
appearance, use, and maintenance. 

Historic Districts 

The Town has five historic districts with LHP Overlays.  The purpose of the 
districts is to preserve neighborhoods that are historically significant to 
Los Gatos. 

Almond Grove Historic District. The Almond Grove Historic District was 
the first established district.  The 40-acre area of land was originally an 
almond orchard.  Many important contributors to the development of the 
Town lived in the Almond Grove area.  Fenilen Massol, Los Gatos mayor 
from 1894-97; George McMurty, the first treasurer of incorporated Los 

Gatos; and W.H.B.  Trantham, who in 1885 became the first owner of the 
Los Gatos News are a few of the district’s notable historic figures.  The 
district was established by ordinance in 1980. 

Broadway Historic District. The Broadway Historic District is the site of 
the first residential subdivision and first residential street in Los Gatos.  
The District is approximately 100 acres and was established by ordinance 
in 1985. 

Los Gatos Historic Commercial District. The Los Gatos Historic 
Commercial District, listed on the National Register of Historic Places and 
established by ordinance in 1991, is the home of the Town’s earliest 
commercial intersection and surviving intact historic commercial 
buildings.  The District is bounded by Elm Street to the north, Main Street 
to the south, Los Gatos Creek to the east, and North Santa Cruz Avenue to 
the west. 

Fairview Plaza Historic District. The Fairview Plaza Historic District, 
established by ordinance in 1992, retains some of the same 
configurations mapped in 1885, as part of the “Fairview Addition.”  It is 
also home to a rare collection of Victorian and Craftsman homes, unique 
in their compact scale and proximity to one another. 

University/Edelen Historic District. The University/Edelen Historic 
District, established by ordinance in 1991, is composed of five 
subdivisions that predate 1900, and contain a number of residential and 
commercial structures of mixed architectural styles.  The District is 
bounded by Los Gatos-Saratoga Road to the north, the Historic 
Commercial District boundary near Main Street to the south, Los Gatos 
Creek to the east, and the former Southern Pacific Railroad right-of-way to 
the west. 

Planned Development Overlay Zone (PD) 

The Planned Development Overlay Zone allows zoning regulations and 
development standards to be specially-tailored to the accompanying 
project, sets specific development standards, and ensures that zoning and 
the General Plan are consistent.  The purpose and intent of the planned 
development overlay zone (PD) is to preserve, enhance, and/or promote: 

▪ The Town's natural and historic resources;  
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▪ The production of affordable housing; 

▪ The maximization of open space; and/or 

▪ A project that provides a public benefit to the citizens of the Town. 

Public School Overlay Zone (PS) 

The PS Overlay Zone is intended to allow school buildings to be used, 
without extensive exterior modifications, in ways which will make it 
unnecessary to sell school facilities.  The overlay permits a variety of 
community-related and education related uses, including, but not limited 
to, museums, community centers, playgrounds, and nursery schools.  Any 
land owned by a public-school district (regardless of underlying zone) may 
be zoned PS. 

Regulatory Setting 

State 

Government Code Section 65860(a).  State law requires that general law 
city zoning ordinances be consistent with the general plan.  A zoning 
ordinance is consistent with an adopted general plan only if the various 
land uses authorized by the zoning ordinance "are compatible with the 
objectives, policies, general land uses, and programs specified in such a 
plan" (Government Code Section 65860(a)).  State law also provides that 
in the event a zoning ordinance becomes inconsistent with a general plan 
by reason of amendment to such a plan, the zoning ordinance must be 
amended within a reasonable time so that it is consistent with the general 
plan as amended [Government Code Section 65860(a)].  The Town of Los 
Gatos is a general law town and is, therefore, required to have zoning 
consistency. 

3.5 Other Plans and Policies 

This section discusses the Town’s additional plans, policies, and 
regulations that affect growth and development within Los Gatos. 

Major Findings 

▪ The Hillside Specific Plan and Hillside Development Standards & 
Guidelines are intended to work together to ensure development 
in the hillside areas fulfill the Hillside Specific Plan’s vision.   

▪ The North 40 Specific Plan area contains the capacity to develop 
a maximum of 270 residential units and 501,000 SF of non-
residential uses. 

▪ The Los Gatos Bicycle and Pedestrian Master Plan (adopted in 
2017) establishes projects and programs intended to increase 
walking and bicycle use, as well as to increase access to 
transportation routes for the mobility-impaired.   

▪ The Los Gatos Sustainability Plan (adopted in 2012) is a long-
range strategy to achieve sustainability in transportation, land use, 
energy, water, solid waste, and open space.  The Town also has a 
several town-wide initiatives to inform and pro-actively engage 
citizens on greenhouse gas emissions (GHG) and sustainability 
issues. 

Existing Conditions 

Hillside Specific Plan 

The Hillside Specific Plan was created to address existing and future 
hillside development within the Town and Santa Clara County, and to 
make recommendations for the future development of the Planning Area.  
The Town Council and County Board of Supervisors authorized the first 
Hillside Committee in the spring of 1975.  The planning vision sought to 
preserve the natural environment in Los Gatos by ensuring that any 
development in the hillside areas would: maintain the existing open, 
wooded, rural character; be in harmony with the natural setting; conserve 
landforms and other features of the natural landscape; preserve wildlife 
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habitat and movement corridors; and protect and preserve viewsheds and 
the ridgelines of the mountains.   

Hillside Development Standards and Guidelines 

Developed by the Town of Los Gatos and adopted in 2012, the Hillside 
Development Standards and Guidelines (HDS&G) is a tool that provides 
guidance to homeowners, builders, and design professionals in preparing 
proposals for hillside areas.  It also serves as a guide for the Town 
Council, Planning Commission, Development Review Committee, and 
Town staff during the review and approval process. 

The HDS&G acknowledges that:  

▪ The rural, natural open space character of the hillsides is an 
important component of the Town’s character and charm. 

▪ The hillsides are geologically and environmentally sensitive areas. 

▪ Development in the hillsides has the potential to affect, and be 
affected by, the environment. Awareness of a site’s natural 
constraints will result in development that is sensitive to the 
environment, incorporates safeguards to maximize public safety, 
and minimize changes to the visual quality of the hillsides. 

▪ Property owners should have the opportunity to build, expand, or 
remodel.  However, such changes must recognize and respect the 
constraints associated with hillside development. 

The HDS&G identifies a hillside planning area that includes HR (Hillside 
Residential) and RC (Resource Conservation) zoning, and some lots with 
R-1 (Residential, Single-Family) zoning. The R-1 lots are included because 
of the presence of a hillside environment and/or steep slopes. 

The overall goal of the HDS&G is to work hand in hand with the Town’s 
discretionary development review process to achieve design excellence 
that fosters sustainable development and preserves the natural 
environment.  

Los Gatos Boulevard Plan 

The Los Gatos Boulevard Plan was adopted in the Fall of 1997.  The Plan 
principles establish a partnership among residents, businesses, property 
owners, and the Town government and develop the boulevard as a distinct 
area that enhances the quality of life for the people of Los Gatos.  The 
Plan vision and goals are to: preserve Los Gatos history and highlight its 
individuality, character, and natural environment; promote commercial 
activity that is complimentary to the Town character; provide local 
employment and access to goods and services; increase accessibility to 
the boulevard through various forms of transportation; and provide links 
between neighborhoods and commercial areas.   

Albright Specific Plan 

Approved by voter initiative on June 3, 2014 (Measure A), the Albright 
Specific Plan established a 21.6-acre special planning area located at 90-
160 Albright Way and 14600 Winchester Boulevard.  The Specific Plan 
proposes to develop up to 485,000 square feet of new office/research and 
development space (including office serving amenities), one parking 
garage, surface parking areas, new access driveways, and new 
landscaping and open space.  The project involves the removal of ten 
existing buildings totaling approximately 250,000 square feet of 
office/research and development space, and the construction of four new 
office/research and development buildings at full build out.  The Specific 
Plans established the following vision for the project: 

The Albright Specific Plan Area will include high quality office buildings, 
suitable for corporate headquarters, in a campus setting.  The Specific Plan 
will ensure that the Area will be designed to create an attractive, welcoming 
environment for employees and to promote alternative modes of 
commuting by taking advantage of superior transit access and connections 
with the Los Gatos Creek Trail.  The development of the Area with Class A 
facilities, spacious outdoor areas, and the Area’s proximity to a variety of 
transportation modes will make this a highly attractive location for major 
businesses and will continue to promote the Town of Los Gatos as a place 
for innovation, creativity, and an exceptional quality of life.  

The successful voter initiative approved the adoption of the Albright 
Specific Plan, as well as amendments to the Town’s General Plan, Land 
Use Map, and Zoning Code to rezone the project area from Controlled-
Manufacturing (CM) into a Planned Development Overlay Zone, allowing 
for site-specific zoning regulations as determined by the Town through 
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the Architecture & Site approval process.  Rezoning the project area was 
necessary to approve the construction of the project’s four proposed 
buildings, as each exceeds the 35-foot maximum height restriction in CM 
zones.  

North 40 Specific Plan  

The North 40 Specific Plan was adopted by the Los Gatos Town Council 
on June 17, 2015.  The Specific Plan area is approximately 42 acres and is 
bounded by SR 17, SR 85, Los Gatos Boulevard, and Lark Avenue.  On 
March 5, 2012, the Town Council adopted the following Vision Statement 
and Guiding Principles for the North 40 Specific Plan area: 

Vision Statement:  

The North 40 reflects the special nature of our hometown. It celebrates our 
history, agricultural heritage, hillside views, and small-town character.  The 
North 40 is seamlessly woven into the fabric of our community, 
complementing other Los Gatos residential and business neighborhoods. It 
is respectful of precious community resources and offers unique attributes 
that enrich the quality of life of all of our residents. 

Guiding Principles: 

• The North 40 will look and feel like Los Gatos.  

• The North 40 will embrace hillside views, trees, and open space.  

• The North 40 will address the Town’s residential and/or 
commercial unmet needs. 

• The North 40 will minimize or mitigate impacts on town 
infrastructure, schools, and other community services. 

The Specific Plan provides a maximum allowable development capacity 
for the entire Specific Plan area of 270 residential units and 501,000 SF for 
non-residential uses.   

Approved by Town Council in August 2017, Phase I of the North 40 
Specific Plan includes the majority of the residential units allowed within 
the Specific Plan area (237 of the 270 units) plus a request for a State 
Density Bonus of an additional 83 housing units for a total of 320 housing 

units.  Phase I also includes approximately 66,800 SF of commercial 
space.  

Los Gatos Bicycle and Pedestrian Master Plan 

The Los Gatos Bicycle and Pedestrian Master Plan (BPMP) was adopted 
in March 2017.  The vision for BPMP is to: increase bicycling and walking 
by residents, visitors, and employees; enhance the Town’s reputation as a 
bicycle and pedestrian friendly community; create a bicycle and 
pedestrian network that expands access to community destinations; 
create a balance to access in the roadway network for all modes of 
transportation; balance the needs of recreational bicyclists, commuters, 
transit users and students; provide safe access throughout the 
community for the mobility impaired; and support and expand sustainable 
transportation options for the Town, while improving public health and 
benefiting the local economy.  BPMP establishes metrics to monitor 
projects and programs.   

Los Gatos Sustainability Plan 

The Los Gatos Sustainability Plan was adopted on October 15, 2012.  The 
Plan played a key role in the implementation of the 2020 Los Gatos 
General Plan, which focused on sustainability.  Sustainability is defined as 
using resources in the present in a manner that does not compromise the 
choices and quality of life of future generations.  The Plan is a long-range 
strategy to achieve sustainability in transportation, land use, energy, water, 
solid waste, and open space.  The plan addresses major sources of GHG 
emissions in Los Gatos and presents a long-term strategy at reaching 
GHG emission reduction targets. 

Environmental and Sustainability Initiatives 

The Town of Los Gatos has several town-wide initiatives to inform, and 
pro-actively engage their citizens around the reduction of GHG emissions.  
The initiatives are: 

▪ Adopt-A-Planter Program 
▪ Adopt-A-Highway Program 
▪ Bicycle Rewards Program 
▪ Renewable Diesel  
▪ CaliforniaFIRST 
▪ Commercial Organics Recycling (AB939) 
▪ Commuter Benefits Program 
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▪ Community Choice Aggregation (SVCE) 
▪ Demolished Buildings (Salvage Program) 
▪ Drug Drop Off Bins 
▪ Downtown Recycling Containers 
▪ Electric Vehicle Charging Stations 
▪ E-Waste Collection Events 
▪ Environmental Events (i.e., Creek Cleanups, Native Plant IPM, 

Green Gardener Training) 
▪ Environmental Outreach 
▪ Environmental Signage 
▪ E-waste Recycling (Internally) 
▪ Extended Producer Responsibility 
▪ Green Business Certification 
▪ Greenhouse Gas Inventory 
▪ Growing Greener Campaign 
▪ Hazardous Waste Program 
▪ Holiday Tree Recycling 
▪ Home Energy Saving Toolkit 
▪ Integrated Pest Management Training 
▪ Keep Los Gatos Beautiful Month 
▪ LED Traffic Lights 
▪ LED Street Lights 
▪ LED Town Facility Lights 
▪ Mayor’s Climate Protection Agreement 
▪ PG&E’s ClimateSmart Program 
▪ Second Saturdays 
▪ Solar Power Purchasing Agreement 
▪ Spare the Air 
▪ Tree City USA 
▪ Waste Diversion (AB 939) 
▪ Water Efficiency Landscape Ordinance 
▪ Water Savings Distribution Center 
▪ Wood Burning Ordinance 

Regulatory Setting 
None.   

3.6 Other Agency and Regional Plans 

This section discusses the plans, policies, and regulations of other 
agencies that affect growth and development within Los Gatos.  Regional, 
State, and Federal agencies are generally not subject to the policies and 
plans adopted by local governments.  Therefore, understanding the roles 
and responsibilities of these agencies is vital to ensure effective inter-
jurisdictional cooperation and coordination.   

Major Findings 

▪ The Santa Clara County General Plan 1995-2010 was adopted in 
December 1994.  The General Plan contains countywide goals 
and policies, rural and unincorporated area goals and policies, 
urban unincorporated area goals and policies, and a South County 
Joint Area Plan. 

▪ Plan Bay Area is an integrated long-range transportation, land use, 
and housing plan for the San Francisco Bay Area.  Updated in 
2017, Plan Bay Area 2040 builds on earlier work to develop an 
efficient transportation network, provide more housing choices, 
and grow in a financially and environmentally responsible way. 

Existing Conditions 

Santa Clara County General Plan, 1995-2010 

The Santa Clara County General Plan 1995-2010 was adopted in 
December 1994.  The General Plan contains countywide goals and 
policies, rural and unincorporated area goals and policies, urban 
unincorporated area goals and policies, and a South County Joint Area 
Plan.  The County has initiated an incremental update of its General Plan, 
and the Health Element was the first new element in that initiative, which 
was adopted in June 2015.  The Land Use Plan and Housing Element have 
received periodic updates since their 1994 adoption.   

The Santa Clara County General Plan has several land use designations 
found in the Los Gatos Planning Area.  They include: 

▪ Major Educational & Institutional Uses.  The Major Educational 
and Institutional Uses designation is applied to lands belonging to 
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a university, religious order, or private institution, used as a place 
of learning, an academic reserve for future university use, 
seminary, or research facility. 

▪ Hillsides.  This designation is used for mountainous lands and 
foothills unsuitable and/or unplanned for annexation and urban 
development.  These areas are to be preserved largely for natural 
resource related and open space uses. 

▪ Other Public Open Lands.  The Other Public Open Lands 
designation is applied to lands in Open Space which are owned by 
various public agencies for purposes other than public parks and 
general recreational use. 

▪ Regional Parks, Existing.  This designation is applied to park 
lands of the County, cities, State of California, and United States 
government agencies which serve a region-wide population. 

▪ Urban Service Area.  Land in these areas lies within a Town or 
City’s Urban Service Area.  Urban Service Areas are areas outside 
city or Town limits that are currently provided with urban services, 
facilities and utilities; or areas proposed to be annexed into a town 
or city within the next five years. 

Plan Bay Area 

Plan Bay Area 2040 was jointly-adopted by the Association of Bay Area 
Governments (ABAG) and the Metropolitan Transportation Commission 
(MTC) on July 26, 2017 as a strategic update to Plan Bay Area (2013).  
The Plan builds on earlier work to develop an efficient transportation 
network, provide more housing choices, and grow in a financially and 
environmentally responsible way.  Plan Bay Area 2040 works to serve as a 
roadmap to help Bay Area towns, cities, and counties preserve community 
character while adapting to the challenges of future population growth. 

Plan Bay Area is a result of the California Sustainable Communities and 
Climate Protection Act of 2008 (California Senate Bill 375), which requires 
each of the state’s 18 metropolitan areas to reduce greenhouse gas 
emissions through coordinated transportation and land use planning with 
the goal of more sustainable communities.  The law requires that the SCS 
promotes compact, mixed-use commercial and residential development.  
To meet the goals of SB 375, Plan Bay Area accommodates 80 percent of 

the region’s future housing needs in Priority Development Areas (PDAs).  
These are neighborhoods within walking distance of frequent transit 
service, offering a wide variety of housing options, and featuring amenities 
such as grocery stores, community centers, and restaurants.  There are no 
identified PDAs within the Town of Los Gatos. 

Regulatory Setting 

None.   

3.7 Military Institutions and Installations 

This section discusses military institutions or installations that affect 
growth and development within Los Gatos.   

Major Findings 

▪ The Town of Los Gatos is not located near any military air space 
or flight path necessary for military operations.   

▪ Military air space or flight path necessary for military operations 
are located within Santa Clara County. 

Existing Conditions 

The Department of Defense (DoD) has a significant presence throughout 
California.  Government Code section 65352 requires towns, cities, and 
counties which are adopting or substantially amending a general plan to 
refer the proposed actions to the branches of the United States Armed 
Forces when the proposed action is within one thousand feet of a military 
installation, lies within special airspace, or is beneath a low-level flight path 
within the County.   

The California Military Land Use Compatibility Analyst (CMLUCA) helps 
planners and local governments like Los Gatos determine if their project 
has the potential to affect areas important to military readiness.  The 
CMLUCA was developed by the California Natural Resources Agency in 
conjunction with OPR.  The CMLUCA can help easily determine if a project, 
in this case the General Plan, triggers the military notification requirement.  
Specifically, the Los Gatos General Plan Planning Area would need to 
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include land operated by a military branch or within a Military Training 
Route or a Special Use Airspace.   

Based on the information from CMLUCA, there are no military branches, 
Military Training Routes, or Special Use Airspaces in or near Los Gatos.   

Regulatory Setting 

State 

SB 1468.  Codified in the California Government Code Sections 65302 and 
65560, SB 1468 was authored by Senator Pete Knight and signed into law 
by Governor Gray Davis on September 26, 2002.  SB 1468 outlines how 
towns, cities, and counties must consider the impact of development on 
military readiness activities when preparing or updating their general plan.  
The intention of the law is to encourage cooperation between military 
installations and local communities to reduce land use conflicts between 
civilian development and military readiness activities.  SB 1468 identifies 
specific requirements about when and where local governments must 
incorporate military readiness activities into the general plan. 

3.8 Development Capacity 

The purpose of this section is to identify the potential amount of 
residential, commercial, industrial, and institutional development that 
could occur within the Los Gatos Town Limits under existing zoning 
districts. 

The Town shall consider development capacity when evaluating the future 
development that could occur under current plans.  Development capacity 
is the theoretical amount of potential development based on “build-out” of 
vacant land. 

Major Findings 

▪ Out of the total development capacity of non-residential square 
footage of 951,886 SF, approximately 70 percent (679,797 SF) is 
from pending and approved projects.   

Existing Conditions 

Potential Development Capacity 

Pending and Approved Projects 

Pending and approved projects include large developments with approved 
land use entitlements, pending building permit approval, in plan check, or 
under construction.  There are 17 pending and approved developments, 
including five residential projects, three mixed-use project, and nine non-
residential projects.  Table 3.8-1 summarizes potential housing unit, 
population, non-residential square footage, and employment capacity 
from these projects.  Together, these projects would result in an 
estimated 422 new housing units and 679,797 square feet of non-
residential development. 

Vacant Land 

Vacant land includes the development capacity on the remaining vacant 
land in Los Gatos.  Capacity calculation is based on known physical and 
regulatory constraints and historical development practices.  Table 3.8-2 
summarizes potential housing unit, population, non-residential square 
footage, and employment capacity of remaining vacant land, excluding 
planned and approved projects.  Based on allowed density and typical 
Floor Area Ratios (FAR), planned infrastructure, and development history, 
vacant land in Los Gatos can support an additional 504 housing units and 
272,089 SF of non-residential development. 
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Table 3.8-1: Development Capacity from Pending and Approved Projects3 

Zoning Districts 
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Residential 

Hillside Residential Zones 8 19 - - - - - - 

Single-Family Residential Zones 3 7 - - - 156,400 156,400 156 

Multifamily Residential Zones 6 14 - - - - - - 

Office and Commercial 

Neighborhood Commercial Zone 9 22 - 2,502 - - 2,502 8 

Central Business District Commercial Zone - - 4,200 15,500 - - 19,700 64 

Restricted Highway Commercial Zone - - 12,848 72,813 - - 85,661 286 

Office Zone 80 192  37,512 - 10,440 47,952 229 

Manufacturing and Industrial 

Commercial-Industrial Zone - - - 1,302 1,040 - 2,342 5 

Controlled-Manufacturing Zone - - - - - - - - 

Other Zones 

Resource Conservation Zone - - - - - - - - 

Planned Development  - - - - - - - - 
Special Planning Areas 

North 40 Specific Plan 320 768 326,250 108,750 - - 435,000 1,294 

Net Loss (4) (10)  (69,760) - - (69,760) (232) 

Total 422 1,012 343,298 168,619 1,040 166,840 679,797 1,810 

1 Population based on California Department of Finance, 2018 E-5 Report estimate of 2.4 persons per household. 
2 Employment estimates based on 350 square feet per employee for retail uses, 300 SF per employee for office uses, 700 SF per employee for industrial uses, and 1,000 SF per employee for 
institutional/public and quasi-public uses. 
3 Projects used for the development capacity include Union Avenue mixed-use, 401 Alberto Way Office Development, Bentley Silicon Valley Auto Dealer, 400 Carlton Way, 146 Gemini Court, Los 
Gatos High School Expansion, North 40 Specific Plan, 550 Hubbell Way, 105 Newell Avenue, 15215 Shannon Road, 15975 Union Avenue, 15860 Winchester Boulevard, 400-420 Blossom Hill Road, 
CB Concrete Yard at 17500 Farley Road West, 201-225 Los Gatos-Saratoga Road, 16212 Los Gatos Boulevard, La Rinconda District Water Plant, 16100 Greenridge Terrace, 258 Union Avenue. 

Source: Town of Los Gatos, 2018.   
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Table 3.8-2: Development Capacity on Vacant land 

Zoning Districts 

A
c

re
s

6
 

N
u

m
b

e
r 

o
f 

P
a

rc
e

ls
 

M
a

x
im

u
m

 D
e

n
s

it
y 

M
a

x
im

u
m

 F
A

R
 

A
s

s
u

m
e

d
 D

e
n

s
it

y
1
 

A
s

s
u

m
e

d
 F

A
R

1
 

Expected Units2 

P
o

p
u

la
ti

o
n

3
 

Expected Non-Residential Square Footage4 

E
m

p
lo

ym
e

n
t5

 

S
in

g
le

-F
a

m
il

y 

M
u

lt
if

a
m

il
y 

T
o

ta
l 

R
e

ta
il

 

O
ff

ic
e

 

In
d

u
st

ri
a

l 

In
s

ti
tu

ti
o

n
a

l/
P

u
b

li
c

-
Q

u
a

s
i 

P
u

b
li

c
 

T
o

ta
l 

Hillside Residential Zones 

Hillside Residential (HR-1)  
1 du/1-5ac 

68.1 38 1.0 - 1.0 - 38 - 38 91 - - - - - - 

Hillside Residential (HR-2.5)  
1 du/2.5-10ac 

100.5 50 0.4 - 1.0 - 50 - 50 120 - - - - - - 

Hillside Residential (HR-5)  
1 du/5-40ac 

65.6 25 0.2 - 1.0 - 25 - 25 60 - - - - - - 

Hillside Residential (HR-20)  
1 du/20-160ac 

1.3 3 0.1 - 1.0 - 3 - 3 7 - - - - - - 

Single-Family Residential Zones 

Single-Family Residential (R-1:8) 
1 du/8,000 SF Lot 

21.9 - 5.4 - 5.4 - 119 - 119 285 - - - - - - 

Single-Family Residential (R-1:10) 
1 du/10,000 SF Lot 

0.9 - 4.4 - 4.4 - 4 - 4 9 - - - - - - 

Single-Family Residential (R-1:12) 
1 du/12,000 SF Lot 

2.6 - 3.6 - 3.6 - 9 - 9 21 - - - - - - 

Single-Family Residential (R-1:15) 
1 du/15,000 SF Lot 

0.0 - 2.9 - 2.9 - - - - - - - - - - - 

Single-Family Residential (R-1:20) 
1 du/20,000 SF Lot 

6.5 - 2.2 - 2.2 - 14 - 14 33 - - - - - - 

Single-Family Residential (R-1:30) 
1 du/30,000 SF Lot 

0.9 - 1.5 - 1.5 - 1 - 1 2 - - - - - - 

Downtown Residential Zone 

Downtown Residential  
Two-Family 1 du/8,000 SF Lot 

0.5 - 5.4 - 5.4 - 2 - 2 4 - - - - - - 

Downtown Residential  
Single-Family 1 du/5,000 SF Lot 

0.0 - 8.7 - 8.7 - - - - - - - - - - - 

Duplex Residential Zone 0.1 - 5.4 - 5.4 - - - - - - - - - - - 

Residential Mobile Home Park 6.4 - 12.0 - 12.0 - - 77 77 184 - - - - - - 

Multi-family Residential  

Multi-family Residential (R-M) 
 5-12 du/ac 

2.9 - 12.0 - 10.0 - - 28 28 67 - - - - - - 
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Zoning Districts 
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Multi-family Residential (R-M)  
12-20 du/ac 

3.5 - 20.0 - 16.0 - - 55 55 132 - - - - - - 

Office and Commercial 

Neighborhood Commercial Zone 0.8 - - 1.0  0.5 - - - - 12,264 4,088 - - 16,352 49 

Central Business District 
Commercial Zone 

1.2 - - 1.5  1.0 - - - - 31,755 21,214 - - 52,969 161 

Restricted Highway Commercial 
Zone 

3.1 - - 1.0  0.5 - - - - 37,111 23,616 6,747 - 67,474 194 

Office Zone 2.7 - - 0.8  0.3 - - - - - 28,935 - - 28,935 96 

Manufacturing and Industrial 

Commercial-Industrial Zone 0.4 - - 1.0 - 0.5 - - - - 843 843 7,780 - 9,466 16 

Controlled-Manufacturing Zone 4.4 - - 1.0 - 0.5 - - - - - 9,689 87,203 - 96,893 157 

Other Zones 

Resource Conservation Zone 79.6 - 0.1  1.0   79 79 189 - - - - - - 

Planned Development 0.0 - - - - - - - - - - - - - - - 

Total         504 1,204 81,973 88,385 101,731 - 272,089 673 

  1 Assumed density and FAR was based on a net acre assumption accounting for necessary infrastructure and facilities.  To get the assumed density, the maximum density was 
recalculated based on an assumption on what is average for new development. 
2 Unit capacity for vacant land was calculated by multiplying acres and the assumed density. 

3 Population based on California Department of Finance, 2018 E-5 Report estimate of 2.4 persons per household. 
4Total non-residential square footage was calculated by multiplying the acres by the assumed FAR and then converting the acres to square feet.  The total non-residential square footage 
was then divided into non-residential categories based on anticipated uses.   
5 Employment estimates based on 350 SF per employee for retail uses, 300 SF per employee for office uses, 700 SF per employee for industrial uses, and 1,000 SF per employee for 
institutional/public and quasi-public uses. 
6 Total acreage accounts for all vacant land within Town limits with a designated Zoning District.  Land that was marked as vacant by the County Assessor’s office but has been cleared 
for development were removed from the total vacant land within Town limits.   

Source: Town of Los Gatos, 2018.  Santa Clara County Assessor, 2018.  Mintier Harnish, 2018. 
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Development Capacity Summary 

Table 3.8-3 summarizes potential housing unit, population, non-residential 
square footage, and employment capacity in Los Gatos per the existing 
Zoning Code of Ordinances.  The table documents potential capacity 
accommodated by pending and approved projects as well as vacant land.  
Under the existing Zoning Code of Ordinances, Los Gatos has a capacity 
for 926 new residential units and 951,886 SF of non-residential floor area. 

Table 3.8-3: Development Capacity Summary 

Zoning 
Districts 
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Total 

Pending and 
Approved 
Projects 

13 409 422 1,012 679,797 1,810 

Vacant Land 265 239 504 1,204 272,089 673 

Total   926 2,216 951,886 2,483 

Source: Town of Los Gatos, 2018.  Santa Clara County Assessor, 2018.  Mintier Harnish, 
2018. 

Regulatory Setting 
None. 

3.9 Environmental Justice and Disadvantaged 
Unincorporated Communities 

State law requires Los Gatos to determine if there are any disadvantaged 
unincorporated communities inside the Town’s SOI and outside the Town 
boundary.  Once identified, the Town must provide analysis of water, 
wastewater, stormwater drainage, and structural fire protection needs or 
deficiencies for each of the identified communities.  This section 
addresses the requirements of SB 244 and SB 1000. 

Major Findings 

▪ Although, the Town’s SOI extends beyond Town limits and 
includes unincorporated island and fringe communities, these are 
extremely low-density areas designated for open space, hillside 
residential (0-1 du/ac), and low-density residential (0-5 du/acre). 

▪ The median income for Santa Clara County ($101,173) is 
considerably higher than the low-income threshold set by SB244. 

▪ Los Gatos does not have any disadvantaged unincorporated 
communities. 

▪ CalEnviroScreen 3.0 indicates that there are no disadvantaged 
communities in the Town of Los Gatos.   

Existing Conditions 
A disadvantaged unincorporated community is a fringe, island, or legacy 
community with a specified minimum parcel density and a median 
household income of 80 percent or less than the statewide median 
household income.  A fringe community is an inhabited, unincorporated 
territory within the SOI.  An island community is any inhabited and 
unincorporated territory that is surrounded or substantially surrounded by 
one or more towns or cities, or by one or more towns or cities and a 
county boundary.  A legacy community is a geographically-isolated 
community that is inhabited and has existed for at least 50 years.   

Although, the Town’s SOI extends beyond Town limits and includes 
unincorporated island and fringe communities, these are extremely low-
density areas designated for open space, hillside residential (0-1 du/ac), 
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and low-density residential (0-5 du/acre).  Additionally, according to the 
latest American Communities Survey income data (2016), the median 
household income in California was $63,783.  The median income for 
Santa Clara County, however, was $101,173, considerably higher than the 
low-income threshold set by SB244 (80 percent of the statewide median 
income).  Therefore, Los Gatos does not have any disadvantaged 
unincorporated communities and does not need to provide any analysis of 
the needs or deficiencies for disadvantaged unincorporated communities.   

CalEnviroScreen 3.0 

The primary tool used by to identify disadvantaged communities as 
defined by SB 1000 is the CalEPA.  CalEnviroScreen 3.0 mapping tool was 
developed and continues to be maintained by California’s Office of 
Environmental Health Hazard Assessment.  CalEnviroScreen is a 
screening methodology that helps identify communities that are 
disproportionately burdened by multiple sources of pollution and with 
population characteristics that make them more sensitive to pollution.  A 
higher score indicates a greater environmental burden.  Census tracts that 
rank within the highest (worst) 25 percent of all scores are defined as a 
disadvantaged community.  CalEnviroScreen indicates that there are no 
disadvantaged communities in the Town of Los Gatos.   

Regulatory Setting 

Senate Bill 244 Disadvantaged Communities (Government Code Section 
65302.10).  In 2011 the State passed SB 244 which requires, on or before 
the next due date for the next adoption of its housing element, a town, city 
or county to review and update the land use element of its general plan to 
identify each unincorporated island or fringe community within the town 
or the city’s SOI, and in the case of a county, each legacy community 
within the boundaries of the county, but excluding any area within a 
designated town or city SOI.  The general plan must include for identified 
communities a description of the community; a map designating its 
location; an analysis of water, wastewater, stormwater drainage, and 
structural fire protection needs or deficiencies; and an analysis of benefit 
assessment districts or other financing alternatives that could make the 
extension of services financially feasible.  It also requires that on or before 
the due date for each subsequent revision of its housing element, each 
town or city and county review, and, if necessary, amend its general plan 
to update this analysis. 

Senate Bill 1000 (Government Code Section 65302) 

The State passed SB 1000 in 2016, which requires jurisdictions to identify 
environmentally disadvantaged communities and develop measures to 
mitigate the adverse effects.  SB 1000 uses the California Environmental 
Protection Agency definition of disadvantaged communities as areas 
identified by the California Environmental Protection Agency pursuant to 
Section 39711 of the Health and Safety Code, or an area that is a low-
income area that is disproportionately affected by environmental pollution 
and other hazards that can lead to negative health effects, exposure, or 
environmental degradation.  Environmentally disadvantaged communities 
are identified primarily by scores derived from CalEnviroScreen 3.0, a tool 
built and updated by the California Office of Environmental Health Hazard 
Assessment on behalf of the California Environmental Protection Agency.   
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3.10 Community Design 

Los Gatos has maintained a small-town charm that dates to its origins as 
an old railroad town in California.  Tree-lined streets and sidewalks give 
downtown a strong pedestrian character.  Picturesque views of the Santa 
Cruz Mountains offer potent but subtle reminders of the Town’s unique 
setting.   

The Community Design section describes the features that, together, 
create Los Gatos’ distinct community character.  The section describes 
the way Los Gatos has developed over time; the way its regional context 
and natural setting are experienced; and characteristics of the 
neighborhoods, commercial corridors, and the Town’s open spaces, with 
attention to urban design elements like built form, architectural styles, 
landscape, views, and walkability.  This section serves as a reference point 
for the history and distinctive charm of Los Gatos, so these characteristics 
can be preserved and respected over time even as development proceeds. 

 
The Town of Los Gatos is well known for its picturesque views of the Santa Cruz Mountains. 

Major Findings 

▪ Buildings in Los Gatos represent a wide range of historic 
architectural eras dating back to the 1850s.  The Town has several 
historic districts, in addition to individual historic building 
designations. 

▪ Postwar growth across the country shaped many residential 
neighborhoods in Los Gatos in the 1950s and 1960s. 

▪ Los Gatos’ natural features are highly valued and protected, 
including the views of the Santa Cruz Mountains and surrounding 
hills, Los Gatos Creek and the adjacent trail, and the mature trees 
throughout the community. 

▪ North Santa Cruz Avenue is a pedestrian-friendly commercial 
corridor with a mature tree canopy and buildings oriented toward 
the street with lively storefronts. 

▪ Los Gatos Boulevard is an auto-oriented commercial corridor with 
several major shopping centers. 

▪ Many neighborhoods are oriented around schools and parks and 
are often separated by arterial streets. 

▪ The planned VTA Vasona Junction light rail station could add an 
important new gateway to the Town. 

Historical Development of Los Gatos 

Los Gatos is one of Santa Clara County’s oldest communities.  In 1840, 
the Mexican government granted a land patent for a 6,600-acre rancho to 
Sebastian Peralta and Jose Hernandez.  Early settlers named the 
community “La Rinconada de Los Gatos” (Cat’s Corner) because of the 
mountain lions that prowled the area by night. 

The Forbes Mill, a now defunct flour mill was built in 1854.  By 1868, 100 
acres of the rancho had been selected as a town site.  The Town was 
incorporated in 1887, and by 1890 the Town’s population had grown to 
1,650.  The railroad played a major role in the growth and development of 
the Town, since the Town served as either the terminus of the railroad or 
as the point of transition from standard to narrow gauge rail.  Easy access 
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by rail and the pleasant climate made Los Gatos a popular tourist 
destination from San Francisco. 

In the 1950s, Los Gatos grew primarily as a suburb of the City of San 
Jose.  When the Town adopted its first General Plan in 1963, it had an 
area of approximately six square miles, with a population of about 11,750.  
By 1971, the Town had grown to nine square miles, with population more 
than doubling to 24,350.  Growth slowed in the decades that followed; in 
2010, when the current General Plan was adopted, Los Gatos had a 
population of 29,413 in a 14-square-mile area.  The population has grown 
only slightly since then, to an estimated 30,724 residents as of 2017.   

Los Gatos originally developed at a distance from other population 
centers, an independent community with its own discrete residential, 
commercial, and industrial areas.  In the 19th and early 20th centuries, 
wheat farming, milling, logging, orchard, and cannery businesses drove 
the economic life of the community.  Today, the Town is part of the 
metropolitan San Francisco Bay Area and is closely tied to the fast-paced 
economy of Silicon Valley.  Nevertheless, Los Gatos retains its small-town 
character, providing a rich community fabric composed of a varied mix of 
residential, commercial, and light industrial uses that serve the residents 
and attract visitors.  See Figure 3.9-1 for a comparative history of Los 
Gatos and the Santa Clara Valley. 

 
In the 19th and early 20th centuries, wheat farming, milling, logging, orchard, and cannery 
businesses drove the economic life of the community.  The Forbes Mill building, above, was 
home to the Los Gatos History Museum. 
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Figure 3.10-1: History and growth of the Town of Los Gatos and the Santa Clara Valley 
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Arriving and Traversing Town 
The way people travel to and through Los Gatos contributes in important 
ways to how Los Gatos is experienced. 

Paths and Connections 

The historic and cultural center of Los Gatos lies around the intersection 
of Santa Cruz Avenue and Main Street, near the foot of the Santa Cruz 
Mountains.  Santa Cruz Avenue, which continues north as Winchester 
Boulevard, and Main Street which continues north as Los Gatos 
Boulevard, run parallel to one another, linking downtown Los Gatos with 
its northern neighborhoods.   

SR 17 runs along the center spine of the Town, parallel to Los Gatos 
Creek.  It connects Los Gatos to the central business district of San Jose 
in the north and to Santa Cruz in the south, while creating a barrier limiting 
east-west connections within Los Gatos.  SR 85 runs across the north end 
of Town and provides a major connection to Mountain View and the rest 
of Silicon Valley to the north and to US 101 to the south.   

Gateways  

As an urban design term, a gateway is a place where a transition from one 
area to another can be clearly felt: a point of arrival in a community.  
Gateways are sometimes marked by signage and/or landmarks.   

Los Gatos does not have formally defined gateways at the outer edges of 
Town.  Instead, these transition areas are experienced subtly often 
marked by a change in landscape character and street tree species.  
However, there is a distinct sense of arrival at the edges of the historic 
areas in downtown Los Gatos, announced with the transition to narrow, 
tree-lined streets with continuous sidewalks and active storefronts.  Figure 
3.10-2: Paths and Gateways, identifies the major streets and gateways in 
Los Gatos. 

Introduction of Light Rail  

The Santa Clara Valley Transportation Authority (VTA) is planning a light 
rail station called Vasona Junction just north of SR 85 along Winchester 
Boulevard.  As part of its Vasona Light Rail Extension project, the 
proposed light rail station would connect Los Gatos to San Jose’s Diridon 
Station.  The design of the public realm and future developments adjacent 
to the transit station could define an important new gateway to the 
community.   

Design of Complete Streets 

Recent projects, like the North Forty Specific Plan, have outlined the 
community’s vision for new development that maintains “small-town 
character and attention to human scale.”  These plans place a high priority 
on pedestrian-oriented designs for streets and buildings, including a 
“complete street” approach that balances pedestrians, bicyclists, 
motorists, and public transportation users.  The design of the public realm 
with a complete street approach, including street trees and pedestrian-
oriented buildings, will reinforce Los Gatos’ unique character and sense of 
place. 
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Figure 3.10-2: Paths and Gateways  
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Memorable Places and Scenes 

Public Gathering Places  

Public gathering places support social interaction.  In Los Gatos, the 
Library, the New Museum, the Town’s schools and their recreation fields, 
major parks, and commercial areas all function as public gathering places. 

 
Los Gatos Cinemas is an important landmark in the Town of Los Gatos. 

Landmarks 

Landmarks serve as signposts in the urban landscape.  They may be 
notable for their architecture, their unique position in Town, their height, or 
even their local cultural resonance.  In Los Gatos, some notable landmarks 
include the witch-hat roof of the La Cañada Building, the Los Gatos 
Cinemas, the fountains in Los Gatos Town Plaza Park, and the Civic 
Center and Library.  

Scenic Corridors and Views 

Because so much of Los Gatos has mature trees, views are often 
intimate.  Still, many of Los Gatos’ major street corridors at key points 
offer scenic views of the Santa Cruz Mountains.  Some of these have been 
specifically called out in the Hillside Development Standards and 
Guidelines (discussed in more detail at the end of this section). 

Figure 3.10-3: Public Gathering Places, Landmarks and Views, highlights 
key areas that facilitate community interaction, as well as memorable 
landmarks and views. 

 
Views of the mountains in the distance from Winchester Boulevard in Los Gatos. 
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Figure 3.9-3: Public Gathering Places, Landmarks, and Views 
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Experiencing the Natural Setting 
Los Gatos’ natural setting, its location at the foot of the Santa Cruz 
Mountains, and along the Los Gatos Creek corridor, provides a 
fundamental basis for community character. 

Santa Cruz Mountains and Hillsides 

The Santa Cruz Mountains to the south provide a lush and rugged 
backdrop to the Town.  Views and access to the mountains are a 
treasured part of life in Los Gatos for many residents.  The closeness of 
the hills and mountains offers Los Gatos residents a more tangible 
experience of the natural environment, with hiking trails, bicycle paths, 
vineyards, and scenic rural roads at the Town’s doorstep. 

Los Gatos Creek and Trail 

Los Gatos Creek flows from the mountains in the south, gathering in 
Lexington Reservoir just south of Town, and continuing north through Los 
Gatos’ Vasona Reservoir, and on to its confluence with the Guadalupe 
River in downtown San Jose.  The Los Gatos Creek Trail follows along its 
banks, giving people an intimate experience of the creek and natural 
environment.  Where Los Gatos Creek is dammed to form Vasona 
Reservoir, the water is surrounded by popular recreational open spaces 
including Vasona Lake County Park and Oak Meadow Park.   

Figure 3.10-4: Natural Setting, highlights the variety of natural features and 
open spaces provided by parks and schools in Los Gatos.  Los Gatos 
Creek, its associated trail, and the hillside areas at the foot of the Santa 
Cruz Mountains highlight the major landscape features of the Town. 

 

 
The Los Gatos Creek Trail passes along the edge of the Vasona Reservoir and provides many 
opportunities for visitors to leisurely stroll and observe wildlife or pass by on bicycles on route 
to other parts of Town. 

Neighborhood Parks and Open Space 

Other open spaces are distributed throughout the residential 
neighborhoods, often near schools and in hillside areas that offer hiking 
trails and wide panoramic views across the Town.  Examples include 
Blossom Hill Park and Belgatos Park.   

Tree City 

Los Gatos’ mature tree canopy, including street trees, trees along the 
creek corridor, on the hillsides, and in residents’ yards, is an important part 
of the community’s character.  In 2019 the Town will have been a Tree 
City USA recognized town for 39 consecutive years.   
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Figure 3.9-4: Natural Setting  
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Town Character 
Los Gatos is characterized by its preservation of historic structures dating 
back to the 1850s, the boom of postwar residential growth, and innovation 
in Silicon Valley, and the Town’s natural features and landscape views. 

Tree-lined streets frame views of the Santa Cruz Mountains and provide 
walkable, pedestrian-friendly streets and sidewalks that give Downtown 
Los Gatos its overall character.  Many of the buildings along the historic 
commercial corridor are oriented towards the street, presenting a 
welcoming environment to pedestrians.  The Town’s climate and compact 
development patterns evoke a sense of nostalgia for its rich rail-town 
history. 

 
The North Santa Cruz Avenue commercial corridor provides the Town of Los Gatos with great 
walkability with its continuous sidewalks, full-canopy street trees, and active commercial 
frontages. 

Many distinct residential neighborhoods surround Downtown Los Gatos.  
These residential areas are composed mainly of single-family homes in a 
range of architectural styles, and streets in a range of gridded and 
informal patterns. 

The hillsides that surround the southern edge of the Town include 
residential zones and several resource conservation areas.  Many of the 
hillside residential areas have larger lot sizes and private driveways that 
hide the homes from the street.   

Districts 

Districts are the structural units which together form the community’s 
overall physical character.  The districts described below include the Core 
Area, residential neighborhoods, Los Gatos Boulevard commercial 
corridor, neighborhood shopping centers, and the employment centers of 
Los Gatos.   

Figure 3.10-5: Districts and Neighborhoods, generally outlines the districts, 
neighborhoods, and other major building blocks which compose the 
Town. 

Figure 3.10-6: Core Area Detail, shows the detailed composition of the 
Core Area, as defined in the Background Report produced for the current 
General Plan, which includes Downtown Los Gatos and adjacent historic 
districts and neighborhoods. 
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Figure 3.9-5: Districts and Neighborhoods 
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Figure 3.9-6: Core Area Detail  
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Core Area 

The Core Area is anchored by the Los Gatos Town Plaza Park, the main 
square at the intersection of Santa Cruz Avenue and Main Street and 
includes several distinct sub-areas: historic residential neighborhoods; 
North Santa Cruz Avenue; Towne Terrace; and Main Street.  Each of these 
sub-areas were recognized as part of the previous General Plan 
Background Report (2008) and are described below. 

Main Street 

Main Street runs east-west in the southern end of the Core Area and 
includes a pedestrian and auto bridge over SR 17 which divides the 
western and eastern portions of the street.  The Main Street area features 
the Los Gatos Town Plaza Park and is imbued with a great sense of 
history.  There are several historic structures along West Main Street in a 
variety of architectural styles including Queen Anne, Richardson 
Romanesque, and Art Deco.  Many of these structures are designated 
within the Los Gatos Historic Commercial District.  Buildings are typically 
one or two-story structures with large display windows that front onto the 
street. 

 
The corner of Main Street and North Santa Cruz Ave. 

 

North Santa Cruz Avenue  

North Santa Cruz Avenue is a pedestrian retail district in the Core Area of 
Los Gatos.  There are two distinct segments that are divided by the major 
arterial Los Gatos-Saratoga Road (SR 9). 

The commercial corridor along North Santa Cruz Avenue between Los 
Gatos-Saratoga Road and Main Street is a vibrant pedestrian-friendly 
environment that includes buildings which front the street on walkable 
sidewalks.  Pedestrians stroll along the street encouraged by large 
window displays, clearly marked crosswalks, landscape bulb-outs, 
textured sidewalks, street furniture, and shade trees.  Many of the retail 
buildings are one- or two-story with subdivided storefronts providing the 
opportunity for multiple active entrances at the street.  Cross streets and 
mid-block passageways provide many pedestrian connections and 
connect visitors to parking areas behind the buildings.   

 
Mid-block passageways connect commercial corridors to parking areas behind the retail 
spaces and are lined by active edges with patio seating. 
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North Santa Cruz Avenue between Blossom Hill Road and Los Gatos-
Saratoga Road includes several set-back commercial spaces with small 
parking lots fronting the street.  Overall this section of North Santa Cruz 
Avenue maintains a continuous sidewalk and mature street tree pattern. 

 
North Santa Cruz Avenue between Blossom Hill Road and Los Gatos-Saratoga Road hosts 
several set-back commercial spaces with small parking lots fronting the street. 

Towne Terrace 

The Town Terrace area consists of multifamily buildings primarily of brick 
and wood construction.  Mature trees line the streets and continuous 
sidewalks are consistent throughout the residential area. 

Historic Residential  

The Historic Residential portion of the Core Area overlaps with Los Gatos’ 
four residential historic districts.  This area is characterized by a housing 
stock that dates back to the late 1800s and early 1900s, featuring 
Victorian, Craftsman/Bungalow, and Colonial Revival styles.   

Some contemporary additions to the historic structures in this area have 
increased the size of the homes, by adding height or bulk to the rear 
portion of the structure.  The Town adopted Residential Design Guidelines, 
described at the end of this section, to ensure that alterations and new 
houses are cohesive with the fabric of existing neighborhoods and respect 
historic resources.   

 
Residential structures along University Avenue in the Core Area of Los Gatos.  This area is part 
of the University/Edelen Historic District.   
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Neighborhoods Outside the Core Area 

The neighborhoods described here are primarily residential, with schools 
or parks.  Several subdivisions share neighborhood designations.  Eight 
neighborhoods are described below.  Each of these neighborhoods were 
recognized as part of the previous General Plan Background Report (2008) 
and are described below. 

Neighborhood #1 

This neighborhood is centered around several focal points including La 
Rinconada Country Club, Courtside Tennis Club, and Rinconada Shopping 
Center.  Several subdivisions, including the gated community Rinconada 
Hills, make up this neighborhood located in the northwest corner of Los 
Gatos, west of Winchester Boulevard.  Many of the homes are single-story 
ranch style homes from the 1950s. 

 
Winchester Boulevard has a parkway-like quality that is auto-oriented.  Some multifamily 
residential structures on this street are setback and fronted by parking. 

 

Neighborhood #2 

Neighborhood #2, located at the north end of Los Gatos, is a mix of 
commercial, office, and multi-family residential developments on both 
sides of Los Gatos Creek.  The multi-family residential developments in 

this area vary by setting and product type from multiplexes arranged 
beneath large campus-scale mature trees, to mobile home areas with 
motel-like land arrangements.  The proposed Vasona Junction VTA 
station, and the arrival of Netflix, Roku, and other technology companies 
have brought change to this area.  Proposed development, like the North 
Forty Specific Plan, will add a mix of new commercial and residential 
buildings and is expected to include high-architectural quality that is 
compatible with the overall character of the Town.   

 
The view along Shannon Road in the Blossom Hill neighborhood is dominated by mature street 
trees and the view of the hills to the east. 

Neighborhood #3 

This neighborhood is adjacent to the City of Monte Sereno and is focused 
around Daves Avenue Elementary School just outside of the Town limits.  
Homes here are larger, newer, and set in a more rural, wooded setting.   

Neighborhood #4 

Neighborhood #4 is located to the west of the Core Area.  This 
neighborhood includes the Fairview Plaza Historic District, and a portion 
of the Broadway Historic District.  Most of the homes are historic and 
many exhibit Victorian and Craftsman/Bungalow architecture. 
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Some homes in the Pennsylvania Avenue neighborhood, like this one on Hernandez Avenue, 
have setback, elevated sidewalks with a wide stormwater swale at the edge of the street. 

Neighborhood #5 

Neighborhood #5typifies the suburban residential character that 
comprises most of the residential neighborhoods in Los Gatos.  The 
neighborhood is located east of SR 17 and is partially within Town limits 
but is still within the designated Planning Area.  Many of the homes were 
built in the 1950s fashion as single-story ranch structures with wood 
siding.  Sidewalks do not exist in parts of the neighborhood, but many 
mature street trees and private trees throughout the area provide a sense 
of privacy for the homes.  Many of the schools in Los Gatos are located 
here, including Los Gatos High School, Blossom Hill Elementary, Louis Van 
Meter Elementary School, Raymond J.  Fisher, Jr.  Middle School, and the 
Hillbrook School. 

 
Typical of many homes throughout the Blossom Hill Road neighborhood, and more broadly 
throughout the Town, short walls and other barriers along the sidewalk are limited to a very 
low height to allow for clear visibility across the front yard. 

Neighborhood #6 

Neighborhood #6 is a residential pocket located in the northeast corner of 
Los Gatos, north of Blossom Hill Road, and adjacent to the City of San 
Jose.  The neighborhood focal points are the Howes Play Lot, Stratford 
School, and the Downing Center.  Homes here are typically one and two-
story ranch structures, and in areas closer to Blossom Hill Road, larger 
two-story homes have been developed.  Sidewalks exist in most parts of 
the neighborhood and large, mature trees line the streets. 



 

Page 3-52  Public Draft Background Report  |  March 2019 

Neighborhood #7 

Farther east towards San Jose, Neighborhood #7 is centered around the 
Mulberry School, the Hargreen Center, and Belgatos Park.  Homes are 
typically larger, streets are wide, and many sidewalks become intermittent 
as development blends into the hillsides.  In some areas at the base of the 
hills the street trees are younger and provide less of a shade canopy. 

 
Parts of the Belgatos Road neighborhood offer fewer shady street trees than is typically found 
in other areas of town. 

Neighborhood #8 

Neighborhood #8 is rural in character and located primarily in the 
southern part of Town.  Many of the lots are larger, the homes are set 
farther back away from the street, hidden by large wooded yards.  Many of 
the driveways are private access roads, and few sidewalks exist.  Several 
areas designated by the Midpeninsula Regional Open Space District 
(MROSD) abut the hillside neighborhoods.   

 
This view of the hillside areas in the Town of Los Gatos shows how residential zones blend 
with the landscape. 
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Los Gatos Boulevard Commercial Corridor 

Commercial Corridors are areas of commercial development along major 
arterial roads.  These corridors create edges and transitions between 
areas through land use and the design of the public realm.  In the Town of 
Los Gatos, there are two main commercial corridors, North Santa Cruz 
Avenue and Los Gatos Boulevard.  North Santa Cruz Avenue has already 
been described as part of the districts section above. 

The commercial corridor along Los Gatos Boulevard extends from Lark 
Avenue to Blossom Hill Road.  It is an auto-oriented corridor with large 
parking lots fronting the street.  Sparse, inconsistent street planting, and 
lack of storefronts or building entrances on the street, results in an 
environment that is not as inviting to pedestrian activity compared to 
North Santa Cruz.  The lot sizes along the commercial corridor are large 
and typically have one large structure with multiple offices, or retail 
tenants, surrounded by parking.  Several shopping centers are located 
along Los Gatos Boulevard and are described briefly below, including 
Blossom Hill Pavilion, King’s Court, Cornerstone, El Gato Village, and Los 
Gatos Village Square.  These typically have long, single-story structures 
around the perimeter of the parking lot that have continuous sidewalks 
and awnings. 

Blossom Hill Pavilion 

Blossom Hill Pavilion is located on the southwest corner at the 
intersection of Blossom Hill Road and Los Gatos Boulevard.  The retail 
center is inward facing the primary building entrance facing the interior 
parking lot.   

King’s Court 

King’s Court is across the street on the southeast corner at the 
intersection of the Blossom Hill Road and Los Gatos Boulevard.  The 
primary corner parcel in King’s Court has a gas station which opens to the 
street.  The remainder of the retail center is set back from the street.  The 
structures have modern 1950s details, with striped awnings, and 
landscaping. 

 

 
The King’s Court shopping center along the Los Gatos Boulevard commercial corridor has 
elegant modern 1950s details and a selection of shops. 

Cornerstone 

Cornerstone is located on the northeast corner of the intersection of 
Blossom Hill Road and Los Gatos Boulevard.  This shopping center is 
anchored by grocery store and other retail shops.  The structures have 
traditional details with wood siding, white colonnades with river stone 
bases, and shingled roofs. 

El Gato Village  

El Gato Village is located on the southeast corner of Los Gatos Almaden 
Road and Los Gatos Boulevard.  It is anchored by grocery store and has 
other retail and medical services.  The structures are set back from the 
street with wood siding and green-tiled roofs. 

Los Gatos Village Square 

Los Gatos Village Square is located south of Gateway Drive and Live Oak 
Manor Park on Los Gatos Boulevard.  It is anchored by grocery store and 
contains many other retails spaces, restaurants, and personal services.  
The two-story structure has external breezeways on both levels with wood 
siding and shingled roofs. 
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Other Neighborhood Shopping Centers 

Neighborhood Shopping Centers are small retail areas located typically 
along main arterial roads.  In Los Gatos, these are typically commercial 
strip malls with parking lots fronting the street.  The shopping centers 
described below include Downing Center, Harwood Center, Rinconada 
Shopping Center, and Vasona Station Shopping Center. 

Downing Center 

Built in 1962, the Downing Center is located in the Union Avenue 
neighborhood off of Union Avenue.  The shopping center is anchored by a 
Safeway grocery store, coffeehouse, and other retail.  The structures 
feature wood-siding and gray roofs. 

Blossom Hill Square Shopping Center 

The Blossom Hill Square Shopping Center is located on the corner of 
Blossom Hill Road and Harwood Road, and is in the northeast corner of 
the Town of Los Gatos.  The shopping center is anchored by a drugstore 
and other retail, personal services, and local eateries.  The structures are 
one-story with stucco cladding and Spanish-tiled roofs. 

Rinconada Shopping Center 

The Rinconada Shopping Center is located off Pollard Road in the 
northwest corner of the Town of Los Gatos.  The shopping center is 
anchored by a grocery store.  It is a one-story structure featuring stucco 
materials and a Spanish-tiled roof. 

Vasona Station Shopping Center 

The Vasona Station Shopping Center is located on Winchester Boulevard 
north of SR 85 on the north side of the Town of Los Gatos.  The shopping 
center has several small office, retail, and restaurant tenants, but does not 
have a major anchor tenant.  The structure is one-story with a large roof 
which shades the storefronts.  The buildings have wood paneling with 
Spanish-tiled roofs. 

Employment Areas 

In addition to the retail and mixed-use activities along North Santa Cruz 
Avenue and Los Gatos Boulevard, Los Gatos has two other notable 
employment districts, along Winchester Boulevard and University Avenue.  
These are described below. 

Winchester Boulevard  

Winchester Boulevard near the intersection with SR 85, and adjacent to 
the future light rail station called Vasona Junction, is a regional job center.  
Netflix has expanded its headquarters across two campuses in this area, 
and there is high potential for other technology companies to locate here, 
especially once the transit connection is complete.  There are various 
retail and service centers here as well. 

University Avenue 

University Avenue has a mix of light industrial and commercial uses.  The 
buildings are a mix of one and two-story structures, compatible with 
adjacent residential neighborhoods, but do not exhibit a distinctive 
architectural character. 

Regulatory Setting  

Design Standards and Guidelines  

Los Gatos has created a series of design standards and guidelines 
intended to guide planners, designers, developers, and staff to produce 
new development that maintains and enhances the Town’s unique 
character.  These standards and guidelines respond to Los Gatos’ 
principal urban design concerns: maintaining and enhancing a unique and 
attractive downtown core; ensuring that new residential development 
harmonizes with its neighborhood context and protects historic resources; 
and making sure that the natural setting of the hillside neighborhoods is 
maintained.  Key elements of this regulatory setting are described here. 

Commercial Design Guidelines.  The Commercial Design Guidelines, 
adopted in 2005, include “Common Design Guidelines” and signage 
guidelines that apply to all commercial development, as well as specific 
guidelines for four distinct commercial areas in Town.  The Commercial 
Design Guidelines respond to community expectations for development in 
Los Gatos to have high-quality architecture, landscape and site design, 
and high-quality materials and craftsmanship. Commercial development 
is also expected to support a small-scale, pedestrian-oriented 
environment along main streets and a sense of place with views to the 
hills.  Common Design Guidelines, applying to all commercial areas, 
include: 

• Design to maintain and reinforce the unique scale and character 
of Los Gatos; 
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• Provide a richness of architectural façade depth and detail; 

• Provide a unified design around all sides of buildings; 

• Avoid blank walls and service areas which are visible from 
adjacent streets and projects; 

• Integrate the screening for all trash and service areas into the 
design of buildings; 

• Screen all rooftop equipment; 

• Provide visual buffering of on-site utility elements; 

• Subordinate parking to the buildings; 

• Utilize high quality building materials and details; 

• All projects should be well landscaped; 

• Maintain a high degree of transparency at all window areas; and  

• Utilize colors that are appropriate to the use and the surrounding 
area. 

Design guidelines tailored to specific commercial contexts in Los Gatos 
are provided for the C-1 zoning district along North Santa Cruz Avenue; the 
C-2 district encompassing downtown Los Gatos; the LM district along 
University Avenue south of Blossom Hill Road; and along the main 
commercial segment of Los Gatos Boulevard.  Guidelines are meant to 
cultivate specific characteristics in each of these areas: 

• Guidelines for the C-1 district are intended to provide a high-
quality entry to downtown, maintain a building scale sympathetic 
to the adjacent residential neighborhood, minimize the impact of 
parking on the character and image of the area; reinforce the 
street’s lush landscaped character; encourage pedestrian use; and 
keep signage subdued. 

• Guidelines for the C-2 district intend to maintain and enhance the 
pedestrian orientation of the existing Central Business District 
(CBD); maintain retail and visual continuity; maintain a building 
scale and character sympathetic to the existing fabric of the CBD; 
recognize the special scale and character of unique subareas; 
respect the historic community roots in the Town core; maintain 

and encourage diversity; provide for visual interest and richness; 
and keep signs subdued. 

• Guidelines for the LM district aim to provide flexibility for the 
retention of light industrial uses; minimize negative visible 
impacts on surrounding residential neighborhoods; improve the 
visual appearance of University Avenue and Industrial Way; 
maintain the small scale, low-key character of the district; and 
improve the visual appearance of individual structures.   

• Guidelines for Los Gatos Boulevard intend to provide a degree of 
visual unity to the Boulevard; accommodate auto-oriented uses 
while maintaining a high degree of human scale and appeal; 
maintain a sense of place unique to Los Gatos within a broad 
range of architectural diversity; create a mix of buildings and 
landscaping that seems a part of the Town’s environmental fabric; 
and encourage commercial development that is sensitive to 
adjacent residential neighborhoods. 

Single- and Two-Family Residential Design Guidelines.  The Residential 
Design Guidelines (adopted in 2008) are meant to guide design and 
evaluation of alterations and new construction of one- and two-family 
housing units in Los Gatos, except in the hillside neighborhoods. 

These Guidelines are meant to ensure that residential development 
respects the scale and character of the neighborhood; provides a friendly 
street presence; has architectural integrity, high-quality materials and 
craftsmanship; respects natural features and mature landscaping; 
respects views and solar access; and is energy- and water-efficient.  The 
Guidelines recognize the diversity of neighborhoods in Los Gatos and 
emphasize attention to—and harmonization with—existing patterns 
including setbacks, roof pitches, and entry and garage placement, among 
many other variables.  The Guidelines do not seek to enforce any specific 
architectural style, but to support integrity in building design. 

The document also provides more prescriptive guidelines to maintain the 
integrity of historic resources and districts.  These guidelines apply to any 
proposed change to an historic resource, to a contributing structure in one 
of the Town’s four residential historic districts, or to a residential structure 
built before 1941.   

Hillside Development Standards and Guidelines.  Adopted by the Town 
Council in 2004, the Hillside Development Standards and Guidelines are 
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meant to ensure that the character of hillside neighborhoods is preserved, 
and that sensitive resources and natural constraints are taken into 
account.  The Guidelines apply to new development in the Hillside Area 
and some elements also apply to steeply sloping lots in the R-1 (Single 
Family Residential) district.   

The document addresses site planning, development intensity, building 
design, landscape, and the design of subdivisions.  In each of these 
categories, a combination of required standards and recommended 
approaches (guidelines) are provided to ensure that development 
minimizes potential exposure to natural hazards, maintains the natural 
appearance of the hillsides, and creates harmony between the built and 
natural environment. 

Affordable Housing Overlay Zone Design Guidelines.  The Affordable 
Housing Design Guidelines (adopted in 2013) are meant to ensure that 
higher-density housing can be built that enables people at a variety of 
income levels to live in Los Gatos, while ensuring that the development 
contributes to the Town’s visual environment.  The Guidelines apply 
specifically to proposed development with a significant component of 
affordable units, and to one specific site.   

In general, these Guidelines seek to ensure that new higher-density 
affordable residential buildings relate positively to the street; are 
compatible with adjacent development; provide individual unit entries at 
ground level as much as possible; link individual units and common 
spaces with paseos and walkways; minimize the street presence of 
parking areas; and provide high-quality landscaping, among other things. 

The Guidelines go into greater detail to address a specific set of higher-
density housing types: small-lot single-family detached homes, cottage 
cluster housing, multiplexes, townhouses, rowhouses, and multi-family 
flats. 

North 40 Specific Plan 

The design standards and guidelines described above are generally meant 
to guide the look and feel of infill development in existing neighborhoods 
and downtown, or on relatively small sites where affordable housing is 
planned.  Los Gatos also has a small number of larger sites where future 
development may occur.  One of these areas is subject to the North 40 
Specific Plan, adopted in 2015. 

The North 40 Specific Plan governs future development in the area 
between Los Gatos Boulevard and SR 17 and between Lark Avenue and 
SR 85.  The Plan establishes the future land use mix, development 
standards, urban design and architectural guidelines, circulation and 
infrastructure elements, and streetscape design to create a unified 
neighborhood.   
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