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Planning, Building and Code Enforcement 

PLANNING DIVISION 

 
Notice of Preparation 

 
 
To: State Clearing House From: City of San José 
 P.O. Box 3044   Planning Division-Environmental Team 
 Sacramento, CA 95812-3044   Attn: Reema Mahamood 
    200 East Santa Clara Street  
    San José, CA 95113 
 
 

Subject: Notice of Preparation of a Draft Environmental Impact Report 
 
The City of San José will be the Lead Agency and will prepare an Environmental Impact Report for 
the project identified below. We need to know the views of your agency as to the scope and content of 
the environmental information which is germane to your agency’s statutory responsibilities in 
connection with the proposed project. Your agency will need to use the EIR prepared by our agency 
when considering your permit or other approval for the project. 
 
The project description, location, and the potential environmental effects are contained in the attached 
materials. A copy of the Initial Study is not attached. 
 
Due to the time limits mandated by State law, your response must be sent at the earliest possible date 
but no later than 30 days after receipt of this notice. 
 
Please send your response to Reema Mahamood, Planner III via email to 
reema.mahamood@sanjoseca.gov, or mail your response to the address above.  We will need the 
name for a contact person in your agency. 
 
 
Project Title:  Pleasant Hills Golf Course Redevelopment Project 
 
Project Applicant:  Lakeside Communities, LLC 
 
 
 
 
Date:  October 14, 2025 Signature: _________________________________ 

 Title:  Planner III 

 Telephone: (408) 535-6872 

CITYOF ~ 
SANJOSE 
CAPITAL OF SILICON VALLEY 
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Planning, Building and Code Enforcement 
PLANNING DIVISION 

NOTICE OF PREPARATION  
ENVIRONMENTAL IMPACT REPORT FOR THE 

PLEASANT HILLS GOLF COURSE REDEVELOPMENT PROJECT  
 

FILE NOS: GP22-010, EVERGREEN 204, PDC25-015, PD25-007, T25-004, ER23-050 
PROJECT APPLICANT: LAKESIDE COMMUNITIES, LLC 

APNS: 649-23-001, 649-24-013, and 649-21-014 
 
Project Description: The project includes an annexation into the City of San José the 113.5-gross-acre project site, 
which is in an unincorporated portion of Santa Clara County and is currently subject to County of Santa Clara 
jurisdiction. Additional entitlements requested include a General Plan Amendment (GPA) and Prezoning to a Planned 
Development (PD) Zoning District, a Vesting Tentative Map approval to subdivide lots, and a Planned Development 
Permit for the project.  

Implementation of the project would allow for the demolition of all five existing structures on the project site (total 
approximately 7,258 square feet) and construction of up to 2,000 new residential units, up to 50,000 square feet of 
commercial retail uses, approximately 13.8 acres of open space, a new circulation system of public and private 
streets, on-street bicycle and pedestrian improvements, landscaped pedestrian paseos, and new landscaping, trees, and 
utilities improvements. An adjacent 0.6-acre parcel is included as part of the analysis for this Environmental Impact 
Report (EIR).    

Project Location: 2050-2079 South White Road, on the northeast side of South White Road, between Tully 
Road and Pleasant Lake Lane.  

As the Lead Agency, the City of San José will prepare an EIR for the project identified above. The City 
welcomes your input regarding the scope and content of the environmental information that is relevant to your 
area of interest, or to your agency’s statutory responsibilities in connection with the proposed project. If you are 
affiliated with a public agency, the EIR may be used by your agency when considering subsequent approvals 
related to the project.  

An EIR Public Scoping Meeting will be held for this project:  

When:   October 29, 2025 from 6:00 p.m. to 8:00 p.m.  
Where:  August Boeger Middle School Cafeteria, 1944 Flint Avenue, San José, CA 95148 
 

The project description, location and probable environmental impacts that will be analyzed in the EIR for the 
project can be found on the City’s Active EIRs website at www.sanjoseca.gov/activeeirs attached to the NOP. 

According to State law, the deadline for your response is 30 days after receipt of this notice. The City will accept 
comments on the Scope of the EIR until 5:00 p.m. on November 14, 2025. If you have comments on this Notice 
of Preparation, please identify a contact person, and send your written response to:  

City of San José, Department of Planning, Building and Code Enforcement 
Attn: Reema Mahamood, Planner III, Environmental Review 

200 East Santa Clara Street, 3rd Floor Tower, San José CA 95113-1905 
Phone: (408) 535-6872, email: Reema.Mahamood@sanjoseca.gov  

 
Christopher Burton, Director, Planning, Building and Code Enforcement 
 
 
_________________________________________ ________________________________ 
Deputy  Date 

CITYOF ~ 
SAN~~ --------
CAPITAL OF SILICON VALLEY 

David Keyon
10/7/25
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NOTICE OF PREPARATION 

ENVIRONMENTAL IMPACT REPORT FOR THE 
PLEASANT HILLS GOLF COURSE REDEVELOPMENT PROJECT  

 
OCTOBER 2025 

 
A. INTRODUCTION 
 
The purpose of an Environmental Impact Report (EIR) is to inform decision-makers and the general public 
of the environmental effects of a proposed project that an agency may implement or approve. The EIR 
process is intended to provide information sufficient to evaluate a project and its potential to have 
significant impacts on the environment; to examine methods of reducing significant impacts; and to 
consider alternatives to the project. 
 
The EIR for the proposed project will be prepared and processed in accordance with the California 
Environmental Quality Act (CEQA) of 1970, as amended. In accordance with the requirements of CEQA, 
the EIR will include the following: 
 

 Summary of the EIR; 
 Project Description; 
 Description of the existing environmental setting, discussion of environmental impacts of the 

proposed project, and mitigation measures to reduce environmental impacts of the project; 
 Alternatives to the project as proposed; and 
 Environmental consequences, including (a) any significant environmental effects which cannot be 

avoided if the project is implemented; (b) any significant irreversible environmental changes caused 
by the project, and irretrievable commitments of resources if the project is implemented; (c) the 
growth inducing impacts of the proposed project; and (d) cumulative impacts. 

 
B. PROJECT LOCATION 
 
The approximately 113.5-acre project site encompasses two parcels (Assessor’s Parcel Numbers 649-23-
001 and 649-24-013,), located at 2050-2079 South White Road in east San José. The site is bounded by an 
existing single-family neighborhood to the north, Tully Road to the south, Vista Verde Drive, Flint Avenue, 
and an existing single-family neighborhood to the east, and South White Road to the west. Lake 
Cunningham Regional Park, including the Calibunga Water Park, is located approximately 100 feet west of 
the project site, across South White Road. The project site was developed and formerly operated as the 
Pleasant Hills Golf Course (PHGC) and the Cypress Greens Golf Course until 2004, when the golf courses 
closed.  
 
The 0.6-acre parcel at 2079 Flint Avenue (APN 649-21-014) is not part of the project but will be analyzed 
in the EIR as part of the annexation. This parcel is developed with a single-family residential building and 
accessory structures that were constructed circa 1951. Refer to Figure 1, 2, and 3 for the regional, vicinity, 
and aerial maps of the project location.  
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C. DESCRIPTION OF THE PROJECT 
 
The components of the project are described in detail below. Refer to Figure 4 for a conceptual site plan of 
the proposed development.   
 
Annexation, General Plan Amendment, Prezoning, and Subdivision  
 
The parcels located at 2050-2079 South White Road (APNs 649-23-001 and 649-24-013) are currently 
located in unincorporated Santa Clara County, and the project includes annexation, a General Plan 
Amendment (GPA), and Planned Development (PD) Prezoning1 to facilitate the future development of a 
mixed-use community. These parcels would be prezoned to a Planned Development Zoning (MUN(PD)) to 
allow for annexation into the City of San José for redevelopment.  
 
The EIR would also cover the parcel at 2079 Flint Avenue (APN 649-21-014), which is not part of the 
development application covering the former golf courses. However, it would be annexed into the City of 
San José to avoid creating an unincorporated “island”, meaning that if it were not included in the 
annexation, it would be a small, isolated area of unincorporated County of Santa Clara that would be 
completely surrounded by the City of San José. If left as is, the City would not be able to make the findings 
outlined in Government Code Title 5, Article 3, Annexation and Other Changes of Organization Section 
56757. There is an existing single-family house on the property, and no new development is currently 
proposed on this parcel.  
 
Residential Development  
 
The redevelopment of the former golf courses includes development of around 2,000 residential units 
which would include a mix of market-rate single-family houses (approximately 362 units), market-rate 
townhouses (approximately 1,017 units), market rate multi-family dwelling units (approximately 300 
units), and affordable multi-family dwelling units (approximately 321 units). The single-family houses 
would be located in Neighborhoods 1, 5, 7, 11 through 13, 15, and 17, as shown on Figure 4. Townhomes 
would be located in Neighborhoods 2, 3, 6, 8 through 10, 14, 16, and 18. The affordable multi-family 
dwelling units would be located in Neighborhood 4. The single-family houses would be a maximum of two 
stories with a height of up to 30 feet. The townhomes would be a maximum of four stories with a height of 
up to 55 feet. The affordable multi-family dwelling units would be located in two seven-story, mixed-use 
buildings with a height of up to 120 feet. The mixed-use buildings would include one level of retail and at-
grade parking on the ground floor, one level of above-grade parking, and five levels of residential uses 
above.  
 
Commercial Development  
 
The proposed mixed-use buildings would include up to 50,000 square feet of ground floor commercial 
uses. The exact tenants for the commercial uses are not currently known but would likely include 
neighborhood-serving retail uses.  
 

 
1 Prezoning refers to a City ordinance which zones or rezones unincorporated territory adjoining the City into one or more 
City zoning districts. Prezoning does not become effective until the prezoned territory becomes annexed to the City. 
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Parks and Open Space  
 
The project includes development of public and/or private open space totaling up to 13.8 acres as 
described below:  

 Park 1 would be up to 5 acres, located adjacent to Neighborhoods 11, 4C, 4B, and 5.  
 Park 2 would be up to 3.4 acres, located adjacent to Neighborhoods MU1, MU2, 6B, 3, 5, and 

2.  
 An additional roughly 5.4 acres along South White Road may be set aside for an open space.  

 
Site Access, Circulation, and Parking  
 
Site access is still in development. Conceptually vehicle access to the project site would be provided 
via four new intersections on South White Road, Tully Road, Flint Avenue, and Vista Verde Drive, 
respectively. New private and/or public streets would be constructed to provide circulation throughout 
the project site and include offset parking bays and loading areas. 
 
Pedestrian access to and throughout the project site would be provided via a network of public 
sidewalks and privately owned, publicly accessible pedestrian paseos. The pedestrian paseos would be 
provided at South White Road between Neighborhoods 16 and 10; between Neighborhoods 4 and 10; 
and a retail paseo within Neighborhood 4 adjacent to ground floor retail.  
 
Bicycle access to the project site would be provided via seven-foot-wide bike lanes on the connector 
streets within the project site. Bicycle parking would be provided on-site for residential and 
commercial uses in the mixed-use buildings of Neighborhood 4 as well as in publicly accessible plazas 
and open space areas throughout the project site.   
 
Vehicle parking for the project would be provided by a combination of parking structures, at grade 
surface parking, and private garages. A total of 720 parking spaces would be provided in the parking 
structure of the mixed-use buildings.  
 
Landscaping and Wetlands  
 
There are a total of 1,041 trees on- and adjacent to the project site on the former golf courses, including 
749 ordinance trees as defined in the Municipal Code. Development of the project would result in the 
removal of up to 1,006 trees, including up to 659 ordinance trees. The project would plant a minimum 
of 1,710 15-gallon replacement trees throughout the site and along the project frontages and about 868 
24-inch box trees during individual parcel and park development, consistent with City Tree 
Replacement Requirements. In addition to new trees, plants and shrubs would be planted adjacent to 
the new buildings.  
 
Within the parcel at 2079 Flint Avenue, there are 16 trees. As previously noted, no development or tree 
removal is proposed on this parcel.  
 
Utilities  
 
To serve the proposed development, the project would be annexed into the service area of the 
following utility service providers: San José Water Company and San José Clean Energy. The project 
would require and includes upsizing of the existing water, wastewater, and stormwater lines in adjacent 
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streets, and the installation of new water, wastewater, and stormwater lines within new streets 
throughout the site.  
 
D. ENVIRONMENTAL EFFECTS OF THE PROJECT 
 
The EIR will address the following environmental issues: aesthetics, agricultural and forestry resources, air 
quality, biological resources, cultural resources, energy, geology and soils, greenhouse gas emissions, 
hazards and hazardous materials, hydrology and water quality, land use, mineral resources, noise and 
vibration, population and housing, public services, recreation, transportation, tribal cultural resources, 
utilities and service systems, wildfire, cumulative impacts, and alternatives to the project. A brief 
discussion of the potential environmental impacts is presented below.  
 

1) Aesthetics 
 
The EIR will describe the existing aesthetic resources in the vicinity of the project site and will 
evaluate the project’s impacts to scenic resources and public views. The project’s light and glare 
impacts will also be assessed. Mitigation and/or avoidance measures will be identified for any 
significant aesthetics impacts. 
 
2) Air Quality  
 
The EIR will describe the existing air quality conditions in the San Francisco Bay Area Air Basin 
and will evaluate the air quality impacts of the project, based on a detailed air quality analysis 
prepared for the proposed project. Construction and operational air quality impacts will be 
evaluated. Mitigation and/or avoidance measures will be identified for any significant air quality 
impacts that are identified. 
 
3) Biological Resources 
 
A biological resources report and arborist report will be prepared for the project to document the 
existing biological resources on and around the site. Based on these reports, the EIR will describe 
the existing biological resources and impacts of the project including compliance with the Santa 
Clara Valley Habitat Plan. Mitigation and/or avoidance measures will be included in the EIR, as 
needed.  
 
4) Cultural Resources 
 
The EIR will address any known existing cultural resources on and adjacent to the site, based upon 
a records search and consultation with local Native American tribes. Mitigation and/or avoidance 
measures will be identified for significant cultural resource impacts. Structures currently on the site 
that are proposed for demolition would be evaluated for historic significance under State and City 
of San José criteria. 

 
5) Hazards and Hazardous Materials  
 
The site has a history of agricultural and golf course uses. The EIR will address existing hazards or 
hazardous material conditions on and in the vicinity of the site, based upon a Phase I Environmental 
Site Assessment prepared for the project site. Mitigation and/or avoidance measures will be 
identified to reduce significant hazardous materials impacts. 
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6) Land Use 
 
The EIR will evaluate the project’s compatibility with nearby land uses, including the existing 
residential uses to the north, south, east, and Lake Cunningham Park to the west. Mitigation and/or 
avoidance measures will be identified for significant land use impacts. 
 
7) Noise 
 
A noise analysis will be prepared to determine the existing ambient noise levels on and around the 
project site, and the noise generated during construction of the proposed project. The EIR will 
address the construction and operation impacts of the project and identify any mitigation or 
avoidance measures as needed. 
 
8) Transportation and Traffic 
 
The EIR will evaluate the proposed project impacts on the transportation system using the City’s 
Transportation Analysis Policy (Council Policy 5-1), including an assessment of Vehicle Miles 
Traveled for the various proposed land uses. Mitigation measures will be identified to avoid or 
reduce significant transportation impacts.  
 
The transportation policy also requires a Local Transportation Analysis (LTA) to be completed 
which will evaluate the operational effects of implementing the proposed project. Peak hour 
intersection operation analysis will be completed as part of the LTA. 
 
9) Utilities and Service Systems 
 
The EIR will address the ability of existing and planned public facilities and service systems to 
meet the demands generated by the project. Physical impacts to the environment will be identified, 
such as the need to construct new utility facilities. The project is a ‘water demand project’ pursuant 
to CEQA Guidelines Section 15155 and the EIR will describe the existing water supply that serves 
the project site and will evaluate the impacts of the project, based upon a water supply assessment 
to be adopted by the water retailer, San José Water Company, that would serve the site. Mitigation 
measures will be identified to reduce significant impacts to utilities and service systems. 

 
10) Cumulative Impacts 
 
In conformance with CEQA, this section will address the impacts of implementing the project in 
combination with other past, present, and reasonably foreseeable future projects. Mitigation and 
avoidance measures will be identified to reduce significant cumulative impacts.  
 
11) Alternatives to the Project 
 
Alternatives to the proposed project will be developed to avoid or lessen one or more significant 
impacts of the project while still meeting most of the basic objectives of the proposed project, and a 
“No Project” alternative. The EIR will also include an alternative requested by the City to include 
an increased housing unit count of 2,850 units. 
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12) Other CEQA Sections 
 
The EIR will include other sections required by CEQA, including Growth Inducing Impacts, 
Significant Irreversible Changes due to the proposed project, Significant Unavoidable Impacts, 
Authors and Consultants, References, and Technical Appendices. 
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