
 
 
 
 

PLANNING COMMISSION 
City of Campbell, California 

 
7:30 P.M.  January 12, 2016
City Hall Council Chambers Tuesday

 

AGENDA 
 
 
ROLL CALL 
   
APPROVAL OF THE MINUTES     December 8, 2015 
 
COMMUNICATIONS 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
ORAL REQUESTS 
This is the point on the agenda where members of the public may address the Commission 
on items of concern to the Community that are not listed on the agenda this evening.  People 
may speak up to 5 minutes on any matter concerning the Commission. 
 

PUBLIC HEARINGS 

1. 
 
 
 
 

PLN2015-22 Public Hearing to consider the application of Edwards & Anderson, 
Inc., for a Modification (PLN2015-22) to a previously approved Use 
Permit (UP 83-06) to allow the existing Shell Gas Station and 
associated mini-mart to operate 24-hours a day (late night 
operation) on property located at 570 E. Hamilton Avenue.  Staff 
is recommending that this project be deemed Categorically Exempt 
under CEQA.  Planning Commission decision final unless appealed 
in writing to the City Clerk within 10 calendar days.   Project 
Planner:  Stephen Rose, Associate Planner 

 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
ADJOURNMENT 
Adjourn to the next regularly scheduled Planning Commission meeting of January 26, 2016, 
at 7:30 p.m., in the City Hall Council Chambers, 70 North First Street, Campbell, California. 
 
 
 



. 
 
 
 
 
 
 

CITY OF CAMPBELL PLANNING COMMISSION 

MINUTES 
 
 

7:30 P.M. TUESDAY 
DECEMBER 8, 2015 

CITY HALL COUNCIL CHAMBERS 
 
 
The Planning Commission meeting of December 8, 2015, was called to order at 7:30 
p.m., in the Council Chambers, 70 North First Street, Campbell, California by Chair 
Finch and the following proceedings were had, to wit: 

ROLL CALL 
 
Commissioners Present:  Chair:     Pamela Finch 
      Vice Chair:    Cynthia L. Dodd 
      Commissioner:   Ron Bonhagen 
      Commissioner:   Yvonne Kendall 
      Commissioner:     Philip C. Reynolds, Jr.  
      Commissioner:   Michael L. Rich  
      Commissioner:   Donald C. Young  
         
Commissioners Absent:  None 
           
Staff Present:    Community Development 
      Director:    Paul Kermoyan 
      Associate Planner:  Daniel Fama 
      Associate Planner:  Stephen Rose 
      City Attorney:   William Seligmann 
      Recording Secretary:  Corinne Shinn 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Reynolds, seconded by 

Commissioner Young, the Planning Commission minutes of the 
meeting of November 10, 2015, were approved as submitted.  The 
meeting of November 24, 2015 was cancelled.  (7-0) 
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COMMUNICATIONS 
 
None 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS 
 
None 
 
CONSENT 
 
There were no consent items. 
 
 

*** 
PUBLIC HEARINGS 
 
Chair Finch read Agenda Item No. 1 into the record as follows: 
 
1. 
 

PLN2015-255 Public Hearing to consider the application of Arash Moradi 
for a Site and Architectural Review Permit (PLN2015-255) 
with an associated Tree Removal Permit (PLN2015-316) to 
allow construction of a new two-story single-family residence 
and removal of a cedar tree on property located at 1443 
Harriet Avenue in the R-1-9 (Single-Family Residential) 
Zoning District. Staff is recommending that this project be 
deemed Categorically Exempt under CEQA.  Planning 
Commission decision final unless appealed in writing to the 
City Clerk within 10 calendar days.  Project Planner:  
Stephen Rose, Associate Planner 

 
Mr. Stephen Rose, Associate Planner, presented the staff report. 
 
Chair Finch asked if there were questions of staff.  She asked staff if there is a color 
board with the new color scheme. 
 
Planner Stephen Rose said there was and it was distributed. 

 
Commissioner Kendall provided the Site and Architectural Review Committee report as 
follows: 
 SARC reviewed this project at its meeting on November 24, 2015 and was 

supportive with the recommendations to reduce the driveway width so it is 
consistent with the garage width and utilize a more contrasting color palette 
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Director Paul Kermoyan clarified the color board shown on the screen is the revised 
one. 
 
Chair Finch opened the Public Hearing for Agenda Item No. 1. 
 
Paula McCarthy, Resident on Van Dusen Lane: 
 Explained that her home is located kitty-corner from this property. 
 Added that she is glad to see a new house proposed for this property and she is 

supportive of it. 
 Reported that this property has been a huge concern to the neighborhood for a 

number of years.  It was abandoned with food and other items remaining behind.  
There are rodents everywhere. 

 Requested that there be a condition requiring rodent extermination prior to 
demolition. 

 Reiterated that she welcomes this project and is glad to see this property improved. 
 
Jo-Ann Fairbanks, Resident on Hamilton Avenue: 
 Said that she has three concerns about this application. 
 Reported that she is sad to see a loss of trees particularly an oak that is in the 

back. 
 Added that she prefers to see native replacement trees. 
 Advised that she feels strongly about any imposition into privacy and/or sunlight 

planes of adjacent properties. 
 Pointed out that there are windows in this new home that look out onto the adjacent 

property on which there is a one-story home, offering views into that home’s yard. 
 
Paula McCarthy: 
 Asked whether the front door of this new home faces/fronts onto Harriet or Van 

Dusen.   
 Said that the assigned address should match the street on which the front door is 

situated. 
 Advised that as to the privacy issue just raised, most homes in this neighborhood 

are two-story and she doesn’t think this home will interfere with its neighboring 
home or yard. 

 
Chair Finch closed the Public Hearing for Agenda Item No. 1. 
 
Director Paul Kermoyan: 
 Explained that the issue of exposure to sunlight is an important consideration that 

staff considers. 
 Added that the home utilizes a gable roof and the home is 18 feet from the property 

line.  The windows on the second story, right side, serve a staircase to provide 
natural light.  The others are for a kids’ play area. 

 Stated that use of rooms is considered. 
 Assured that impacts are considered and minimized. 
 



Campbell Planning Commission Minutes for December 8, 2015 Page 4 
 

Chair Finch reported that SARC discussed at its meeting that the elevation of this 
home appears much larger than it actually is. 
 
Commissioner Rich asked if the requirement for rodent extermination services can be 
imposed as a condition of approval. 
 
Planner Stephen Rose referenced Condition 6-A that requires such service and 
advised the Commission that this is new standard requirement for pest control. 
 
Commissioner Reynolds: 
 Stated that he was impressed with the architectural design of this home.  It has a 

barn-like or cannery-like appearance that makes it seem native to Campbell.   
 Concluded that this design fits in well and he is impressed and will support this 

proposal. 
 
Commissioner Rich: 
 Said that he had similar reaction to the design and is impressed with it. 
 Reported that there is a home in his neighborhood that has a similar roofline. 
 Stated that he would be supportive. 
 
Motion: Upon motion of Commissioner Bonhagen, seconded by 

Commissioner Dodd, the Planning Commission took the following 
actions: 
 Adopted Resolution No. 4264 approving a Site and 

Architectural Review Permit (PLN2015-255) to allow 
construction of a new two-story single-family residence; and 

 Adopted Resolution No. 4365 approving a Tree Removal 
Permit (PLN2015-316) to allow the removal of a cedar tree on 
property located at 1443 Harriet Avenue, subject to the 
conditions of approval  

by the following roll call vote: 
AYES: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich 

and Young 
NOES: None 
ABSENT: None 
ABSTAIN:   None 

 
Chair Finch advised that this action is final unless appealed in writing to the City Clerk 
within 10 calendar days. 
 

*** 
 
ORAL REQUESTS 
 
Chair Finch recognized Dr. Eric Andrew, Superintendent of the Campbell Union School 
District and invited him to approach the Commission as she understood he had 
something to discuss with the Planning Commission. 
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Dr. Eric Andrew, Superintendent, Campbell Union School District: 
 Reported that he moved to Campbell about six years ago 
 Advised that he wanted to discuss the issue of housing and how that issue pertains 

to teachers. 
 Added that it is important to be able to recruit and retain the best teachers around.  

Unfortunately, many cannot afford to live here. 
 Lamented the past and future losses of administrators and teachers.   
 Reminded that there is a teacher shortage in California and the nation.  Fewer are 

training for teaching careers. 
 Added that his district pays “pretty good” but the cost of living in the community is 

still impacting them.  It is harder to get younger teachers to come here. 
 Stated that there is a need to develop a dialog to build and plan for housing 

teachers can afford. 
 
Commissioner Rich asked staff if it is possible to keep the Campbell Union School 
District aware of those developments that will include affordable units when they 
become available. 
 
Director Paul Kermoyan: 
 Said that he was just asking the City Attorney about that. 
 Explained that in the City’s Code hierarchy, the priority eligibility begins with City 

employees.  Next people currently working in the city.  The third priority is general 
population.  

 Added that staff is working on improving the website used to provide information. 
 Advised that staff is working on a RFP (Request for Proposals) to secure a contract 

with a firm to manage part of the City’s housing program. 
 Stated that the possibility of targeting specific professionals can be looked at. 
 
Commissioner Bonhagen said that issue affects the real estate profession as well. 
 
Commissioner Dodd: 
 Reported that she moved to Campbell when she moved to the school district. 
 Stated that it is important to live where ones students live.  That creates a stronger 

school. 
 
City Attorney William Seligmann cautioned against speaking too much more on this 
issue as it is not an agendized topic for broader discussion this evening.  
 

*** 
 
Chair Finch read Agenda Item No. 2 into the record as follows: 
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2. 
 
 
 
 
 

PLN2015-270 (S) 
PLN2015-322 
(TRP) 

Public Hearing to consider the application of ARC TEC Inc., 
for a Site and Architectural Review Permit (PLN2015-270) 
allow exterior improvements to existing commercial buildings 
within the Vasona Technology Park, restriping of the parking 
lot increasing the number of stalls, and creation of new 
courtyards, and a Tree Removal Permit (PLN2015-322) to 
allow for the removal of 21 on-site trees, for properties 
located at 1315 Dell Avenue, 1353 Dell Avenue, 210 E. 
Hacienda Avenue, and 200 E. Hacienda Avenue in the C-
M/80 (Controlled Manufacturing) Zoning District. Staff is 
recommending that this project be deemed Categorically 
Exempt under CEQA.  Planning Commission action final 
unless appealed in writing to the City Clerk within 10 
calendar days.  Project Planner:  Daniel Fama, Associate 
Planner 

 
Mr. Daniel Fama, Associate Planner, presented the staff report. 
 
Chair Finch asked if there were questions of staff. 
 
Commissioner Kendall: 
 Pointed out when established trees are removed and replaced, the replacement 

trees will need more water at first.  She asked if that fact is taken into consideration. 
 Asked if landscape plans are vetted to see if there is a real need to remove trees. 
 Asked if any thought/discussion is given to working around existing trees instead of 

removing them. 
 

Planner Daniel Fama: 
 Replied that it is a value judgement as to whether a tree is valuable enough to build 

around. 
 Reiterated that in this case the trees are small and their removal is needed in order 

to add those courtyards. 
 Advised that the project could be continued to allow the opportunity to consider 

other options to removal but admitted that he is not sure if these trees require that 
level of review. 

 Added that these new outdoor spaces (courtyards) will be available for use by all of 
the business park tenants. 

 
Commissioner Rich asked about the signage plan. 
 
Planner Daniel Fama explained that the signage plan that was approved was 
submitted by the previous property owner.  The current property owner plans to submit 
a new master sign plan that will be brought forward to the Planning Commission. 
 
Commissioner Kendall asked if there is any use of brass or copper accents on this 
building. 
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Planner Daniel Fama said that the material proposed is aluminum paneling. 
 
Commissioner Kendall provided the Site and Architectural Review Committee report as 
follows: 
 SARC reviewed this item on November 24th and was supportive as presented. 
 
Chair Finch opened the Public Hearing for Agenda Item No. 2. 
 
Jim Fulton, Applicant for ARC TEC: 
 Explained that their new planting is drought tolerant. 
 Added that the trees proposed for removal are outgrowing their planters and 

cracking the drives. 
 Said that the trees they proposed to replace them with have deeper and stronger 

root systems and will also be more appropriate for their proposed contemporary 
architecture. 

 
Commissioner Kendall asked Jim Fulton if everyone on site will be able to use the 
open space. 
 
Jim Fulton replied yes. 
 
Commissioner Kendall asked Jim Fulton if any of the metals used on the exterior are 
such that would turn green. 
 
Jim Fulton replied no. 
 
Jo-Ann Fairbanks, Resident on Hacienda: 
 Said that she wants to address the issue of trees. 
 Reported that this project includes the proposed removal of six coastal redwood 

trees. 
 Said that she is asking that those trees instead be retained.  They are designated 

on the plan as trees 128 through 133.  These trees represent a small stand.  This is 
a valued species that is California native known for resiliency.  Of those six trees, 
four have fair to good ratings. 

 Said that this is an environmental issue and retention helps to protect the 
environment.  These trees are known for holding and sequestering carbons.  Dell 
Avenue contains forests of these trees. 

 Reminded that Campbell is an “Orchard City”. 
 Asked why there is no attempt to accommodate these six trees. 
 Suggested that oversight be changed tonight. 
 
Commissioner Kendal asked Jo-Ann Fairbanks which trees she refers to. 
 
Commissioner Rich said that it is trees 128 through 133. 
 
Commissioner Bonhagen asked Ms. Fairbanks why she supports retention of these six 
trees over all that are proposed for removal with this application. 
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Jo-Ann Fairbanks said that these trees are redwoods located in the courtyard they are 
revamping.  On the plans it is indicated that they might be included/retained. 
 
Commissioner Bonhagen said that four seem to be in acceptable condition while two 
are rated in poor condition. 
 
Jo-Ann Fairbanks said that the City’s tree canopy is destroyed one tree at a time. 
 
Director Paul Kermoyan said that these trees are centered in the middle of the 
property. 
 
Chair Finch closed the Public Hearing for Agenda Item No. 2. 
 
Commissioner Kendall: 
 Said that she likes the proposed colors as well as the new signs, which are more 

modern in appearance. 
 Added that the open spaces look good. 
 Said that she strongly supports the preservation of the four redwoods rated to be in 

good condition. 
 Reminded that there are a lot of trees currently in poor condition as a result of the 

drought. 
 Said that she likes the stand (redwood) there. 
 
Commissioner Young: 
 Pointed out that we are always looking for open space opportunities. 
 Added that it would be good to see more employees utilizing this on site open 

space rather than driving elsewhere. 
 Said that the issue seems to be between provision of open space and retention of 

existing trees. 
 
Commissioner Reynolds: 
 Said he agrees that there is justification to remove the two poorly rated trees. 
 Asked the distance between the other four redwood trees slated for removal.  He 

said that redwoods need to be clustered rather closely. 
 Inquired just how far apart these trees are.  Is it 10 feet?  Is it 20 feet? 
 Reiterated that these are not solo trees but require to be within a cluster. 
 Said that if they are 20 feet apart or more, he has no problem with their removal.  If 

they are closer (less 10 feet) than he is more concerned with their removal. 
 
Planner Daniel Fama said that they are clustered near one courtyard area. 
 
Commissioner Reynolds: 
 Explained that with that distance between the trees, they are not forested so he is 

okay with their removal in this situation. 
 Added that the benefit is the gain in usable open space on site so that employees 

can stay on site rather than drive elsewhere. 
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Planner Daniel Fama said that they are between 10 and 20 feet apart. 
 
Director Paul Kermoyan referenced Attachment 8 (arborist report) that indicates trees 
128, 129, 131 and 132 as rated to be “fair” while trees 130 and 133 are rated as “poor”. 
 
Commissioner Rich said that with the intent to create usable open space, he could 
support the removal of the two trees ranked as being in “poor” condition while the four 
others rated higher should better be retained. 
 
Commissioner Dodd: 
 Referenced Sheet LO2 that indicates some trees in a grove being retained. 
 Added that she can support a balance between the provisions of new open space 

with the loss of some trees. 
 Stated that it is nice to get people outside. 
 
Chair Finch: 
 Stated the need for safety and gave credit to the design of a raised pedestrian 

walkway in the parking lot. 
 Said that it is good to get people outside with provision of open space.  Suggested 

the retention of three redwoods. 
 
Commissioner Bonhagen said he had a question for the applicant. 
 
Chair Finch re-opened the public hearing for Agenda Item No. 2. 
 
Commissioner Bonhagen asked Mr. Jim Fulton how retention of four of the six 
redwoods might impact their plans for the open space (courtyards). 
 
Jim Fulton: 
 Said that they would have to re-think the design.   
 Reminded that there is not a lot of opportunity for outdoor open space on site.   
 Reported that he doesn’t like to take down trees if they don’t have to.   
 Added that some are close to a building as was the practice when these trees were 

planted in the 1980’s.  Planting so close to a building is no longer done that way 
these days. 

 
Commissioner Reynolds referenced Sheet LL2 that shows remaining trees in the 
courtyard. 
 
Jim Fulton said that is correct. 
 
Chair Finch re-closed the public hearing for Agenda Item No. 2. 
 
Commissioner Kendall asked staff if a 12-inch diameter tree can be relocated. 
 
Planner Daniel Fama said he was not sure but felt it was unlikely. 
 
Commissioner Reynolds: 
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 Said that this is not a forested area as these redwood trees were not placed 
properly when planted. 

 Stated that as a result he is okay with the application for tree removal as proposed. 
 Said that this project will result in beautification of the area. 
 Agreed that making the decision to remove trees is never easy. 
 
Director Paul Kermoyan questioned where there are four redwoods as he doesn’t see 
multiples depicted on the proposed landscape plan.  He said that there is an 
inconsistency between the plan and the arborist report. 
 
Chair Finch said that was concerning. 
 
Planner Daniel Fama suggested that the Commission assume that the trees are 
proposed for removal. 
 
Chair Finch suggested a change in wording where instead of “may” be retained it 
should read “shall”. 
 
Commissioner Reynolds: 
 Suggested leaving it up to the arborist to determine if these trees should be kept or 

removed. 
 Added that it is not a decision the Planning Commission should make as to safety 

factor. 
 
Commissioner Young pointed out that the arborist has rated each tree.  In looking at 
the arborist report Trees 128/129/130, which are located within the decking area, could 
be encompassed in the courtyard plan. 
 
Chair Finch said it would be good to include a condition to require three of the 
redwoods to be incorporated into the decking. 
 
Commissioner Bonhagen said that three are rated to be in “good” condition. 
 
Commissioner Young pointed out that this is not including the one “fair” rated tree. 
 
Chair Finch re-opened the public hearing for Agenda Item No. 2. 
 
Jim Fulton: 
 Pointed out that two are located close to the building (Trees 129/131). 
 Added that they are also inappropriate for their contemporary architecture. 
 
Commissioner Kendall asked Mr. Jim Fulton what he means by inappropriate for 
contemporary architecture. 
 
Jim Fulton explained that it is not responsible as having such trees located too close to 
a building could result in future damage to a building. 
 
Jo-Ann Fairbanks: 
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 Stated that this is a “stand” of trees. 
 Added that there are currently tables and benches located beneath these trees. 
 Reminded that four of the six trees have a rating of either “fair” or “good”.  They are 

healthy and could be incorporated into the plan. 
 Said that the position of trees near a building can be seen elsewhere (throughout) 

this complex in similar positions/proximity. 
 Suggested the saving of the four healthy trees and assured that they would support 

each other. 
 
Chair Finch re-closed the public hearing for Agenda Item No. 2. 
 
Commissioner Young suggested the applicant to provide a drawing that shows what 
the courtyard will look like with the trees retained. 
 
Commissioner Bonhagen said he was open to bringing this item back to the Planning 
Commission at a future meeting.  He admitted that he had not yet had the opportunity 
to visit this site and has a hard time visualizing this area of the site. 
 
Commissioner Reynolds said that he supports a continuance to a date uncertain to 
allow the more detailed design of this area to be prepared. 
 
Chair Finch said that other aspects of this application are clearly supported and it 
seems the only issue remaining is the issue of these six redwood trees. 
 
Commissioner Kendall: 
 Said that she is not in favor of continuing this item and pointed out that any tree 

could interfere with a building approximately 50 to 100 years later.   
 Suggested keeping these trees and redesigning the portion of the site where they 

are location and approve the rest of the application under consideration. 
 
Director Paul Kermoyan suggested a motion to support the project but requiring 
another look at the trees.  Another alternative is to continue this whole project.   
 
Commissioner Kendall said she would defer to staff as she trusts they will look out for 
these trees. 
 
Motion: Upon motion of Commissioner Young, seconded by 

Commissioner Kendall, the Planning Commission took the 
following actions: 
 Adopted Resolution No. 4266 approving a Site and 

Architectural Review Permit (PLN2015-270) to allow exterior 
improvements to existing commercial buildings within the 
Vasona Technology Park, restriping of the parking lot 
increasing the number of stalls, and creation of new 
courtyards; and 

 Adopted Resolution No. 4267 approving a Tree Removal 
Permit (PLN2015-322) to allow for the removal of 21 on-site 
trees, for properties located at 1315 Dell Avenue, 1353 Dell 
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Avenue, 210 E. Hacienda Avenue, and 200 E. Hacienda 
Avenue except for trees 128, 129 and 131, which shall be 
preserved, subject to the conditions of approval,	 

by the following roll call vote: 
AYES: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich 

and Young 
NOES: None 
ABSENT: None 
ABSTAIN:   None 

 
Chair Finch advised that this action is final unless appealed in writing to the City Clerk 
within 10 calendar days. 
 

*** 
 
Chair Finch read Agenda Item No. 3 into the record as follows: 
 
3. 
 
 
 
 

PLN2014-181 Public Hearing to consider the application of Jeremy 
Blanchard, for a Conditional Use Permit (PLN2014-181) to 
allow a controlled (paid for) parking lot with late night 
activities (24-hour automated operation) on property located 
at 345 E. Campbell Avenue and 39 N. Central Avenue 
(portion) in the C-3 (Central Business District) Zoning 
District. Staff is recommending that this project be deemed 
Categorically Exempt under CEQA.  Planning Commission 
decision final unless appealed in writing to the City Clerk 
within 10 calendar days.  Project Planner:  Stephen Rose, 
Associate Planner 

 
Commissioner Rich advised the Commission that he had spoken personally with 
applicant Jeremy Blanchard and the property owner Xavier Sanchez about this project. 
 
Mr. Stephen Rose, Associate Planner, presented the staff report. 
 
Chair Finch asked if there were questions of staff.   
 
Commissioner Dodd asked if the use of the portion of the second parcel results in a 
change of use.  Do the lots need to be merged? 
 
Planner Stephen Rose said that the use is not changing.   There will be a reciprocal 
easement in place.  Both parcels are zoned C-3 and are owned by the same person.  
The use is appropriate on both properties with approval of a Use Permit. 
 
Commissioner Bonhagen asked if the residence (39 N. Central) is occupied. 
 
Planner Stephen Rose said that it is now being used as a single-family residence but 
was once used for office use. 
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Commissioner Bonhagen asked if the resident was okay with this proposal. 
 
Planner Stephen Rose said that the property’s owner, Mr. Sanchez, is the resident. 
 
Commissioner Dodd presented the Site and Architectural Review Committee report as 
follows: 
 SARC reviewed this item at its meeting on November 24th. 
 Said that the recommendations put forth by SARC included a barrier in the middle 

driveway aisle; signs that convey the parking rates; adequate lighting; transparent 
fencing to allow visibility onto the site from the street; and the installation of wheel 
stops to prevent cars from hitting the building walls of the adjacent buildings. 

 
Chair Finch requested notification signage that advises when the lot is full and/or if 
there are spaces available. 
 
Chair Finch opened the Public Hearing for Agenda Item No. 3. 
 
Jeremy Blanchard, Applicant: 
 Joked that they would not be removing any trees as they like their “tree”. 
 Added that he is available for any questions. 
 
Chair Finch asked about the lights on the building. 
 
Jeremy Blanchard said that they have no problem (neither does the adjacent building’s 
property owner) keeping the lights there.  They will switch them out to more efficient 
LED lights. 
 
Chair Finch asked about whether he is supportive of this being simply a short term 
use. 
 
Jeremy Blanchard: 
 Explained that it will take an investment to establish this parking lot so a short-term 

approval is not the best thing for them.   
 Added that this lot has provided service to the Downtown for its events.   
 Concluded that five years may not be long enough to recover their investment. 
 
Commissioner Rich asked Mr. Blanchard what their plan is for overnight parking and 
on Sundays when the Farmers Market is Downtown. 
 
Jeremy Blanchard explained that cameras will record when a vehicle is left.  They can 
be checked from off-site at which time duration of stay for any vehicle can be verified.  
If it exceeds the paid parking time, they can arrange for a car to be towed off the 
property as the site will be signed to allow that. 
 
Commissioner Reynolds asked Mr. Blanchard what term of approval he would prefer to 
the proposed five-year term. 
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Jeremy Blanchard said a 10-year minimum.  He added that they have a long-term 
lease. 
 
Commissioner Rich asked Mr. Blanchard if he is aware of any plans for this property 
five years from now. 
 
Jeremy Blanchard pointed out that Mr. Headly no longer owns the Orchard Valley 
building so the plans from a few years ago are no longer likely.  He said he is not 
aware of any plans for this site by its owner for five years out. 
 
Commissioner Bonhagen asked the length for the lease. 
 
Jeremy Blanchard said that it is a 7-year lease with options. 
 
Kirk Heinrichs, Resident on Lovell: 
 Informed that this property is prime commercial property and the relevant land use 

policies are clear.  Commercial development is the plan. 
 Advised that he has known Xavier Sanchez for 25 plus years. 
 Stated that this is just the wrong use for this site. 
 Cautioned that once parking is established here it will stay here.   
 Added that 25 spaces will not make a difference in the need for parking in 

Downtown Campbell. 
 Pointed out that plenty has been invested in development in the Downtown. 
 Stated that this is a property that needs to be developed with a commercial 

building. 
 Opined that even if people use this parking lot that doesn’t mean it’s the right thing 

to do. 
 
Commissioner Bonhagen said that he was not yet here the last time this parcel was 
used for parking in the Downtown.  What is different today than when it was allowed 
previously? 
 
Kirk Heinrichs: 
 Reported that the City and Redevelopment Agency leased the lot before the 

Second Street parking garage was built. 
 Admitted that in hindsight the City should have terminated the lease once the 

garage was completed but people were used to having it available by that point. 
 Stated that Campbell’s Downtown is too small to give up prime commercial space 

in this way.  It has already sat there vacant for 25 years. 
 Added that Mr. Sanchez had wanted to merge his vacant lot with the adjacent 

property (Orchard Valley building) and the museum parcel for development. 
 Asked that the Commission not think short term here.   
 Said that there are proper places for parking and this is not one. 
 
Jeremy Blanchard: 
 Said that he appreciates what Kirk Heinrichs is saying but times change. 
 Reminded that a parking lot is a form of development. 
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 Pointed out community uses of this parcel that have occurred.  The Carole of Lights 
was held there recently.  First Fridays are held there and Beer Gardens are placed 
there during the Downtown festivals. 

 
Brooke Ramirez, DT Business Owner, Bombshell Boutique: 
 Stated that she has been in Campbell now for nine years. 
 Said that she is in favor of having a parking lot on this property since parking is an 

issue in the downtown especially for a small business like hers. 
 Reminded that many community events are held in this lot. 
 Added that a lot of retailers don’t want to come in due to a lack of parking. 
 Said that more restaurants were not needed at this time. 
 
Todd Ulery, Business Owner, Jewel Box: 
 Said that he purchased his downtown location in 2010 in a building across the 

street from this vacant lot. 
 Added that he saw a decrease in business once the parking in this lot ceased and it 

was chained off. 
 Opined that developing this lot with a building is not the right thing for this time. 
 Stated that business suffers when this lot is not available and the closure has cost 

him money in lost business. 
 Said that this new parking will support a lot of downtown businesses and 

recommended that it be approved for at least 10 years. 
 
John Perriera, Business Owner, Cali Muscle: 
 Said that he is here in support of this parking lot. 
 Recounted that some of his clients won’t come to his business after 6 or 7 p.m. due 

to limited parking availability. 
 Stated that he loves being in Campbell and wants to stay here 
 
Chair Finch closed the Public Hearing for Agenda Item No. 3. 
 
Commissioner Bonhagen: 
 Stated his agreement with Mr. Heinrichs that this proposal is not the highest and 

best use of that property but also pointed out that this property has been vacant for 
years. 

 Added that it had previously been used as a parking lot. 
 Said that while he understands the City’s preference for a nice development 

(building) there, the pros of this parking lot proposal outweigh the cons. 
 Said that if searching for reasons not to support this parking lot, one might be that 

this lot could result in creating more demand for parking in the Downtown by 
creating more supply. 

 
Commissioner Reynolds: 
 Agreed that good points were made by Mr. Heinrichs and the fact that this is a 

prime commercial parcel in the Downtown for which there is a long-term vision in 
place.  However, this lot has remained vacant for years. 
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 Added that the current owner is willing to lease this land for this time frame, which 
means he is not ready to develop this land within this time frame.  Therefore, he 
can see this lot sitting empty for another 10 years. 

 Pointed out that parking (the lack of parking) has been raised as an issue of the 
Downtown.  This lack of parking is impacting the retail uses but not the restaurants. 

 Said that he’d like to see this site developed but doesn’t see it happening in the 
next five to ten years.   Therefore, he is willing to support a parking lot here as a 
seven-year use. 

 Reminded that this parcel is an open space for the Downtown that has been utilized 
during community events.  It is an asset in our Downtown.  

 Reiterated his support for a seven-year Conditional Use Permit to allow for a 
parking lot during that time frame. 

 
Commissioner Rich: 
 Agreed that this parking lot might not be the highest and best use. 
 Added that this parking lot proposal is a good middle ground use. 
 Questioned what would happen in 2020. 
 Concluded that he is supportive as proposed with some concerns. 
 
Commissioner Bonhagen said that they could keep coming back to renew thereafter. 
 
Director Paul Kermoyan: 
 Said that it is not uncommon for holders of limited duration Use Permits to come 

back seeking renewal. 
 Reminded that a Conditional Use Permit is a tool to help control or govern a use.  

Proposed changes would come back to the original decision makers. 
 

Commissioner Rich said that while this is not the highest and best use of this site the 
question remains how to reach that ultimate goal. 
 
Commissioner Bonhagen: 
 Said that it is up to the property owner to decide when and if he wants to develop 

his property or to let it remain vacant. 
 Pointed out that the City could not force Mr. Del Grande. 
 Stated that providing a limited term approval allows the City to look at this location 

again and extend it as appropriate. 
 Reminded that this property owner still has property rights. 
 Added that parking is going to help the Downtown. 
 
Chair Finch re-opened the Public Hearing for Agenda Item 3. 
 
Xavier Sanchez, Property Owner: 
 Reminded that he previously had a development plan with Mr. Headly that included 

the possible use of the Fire Station site as well but the Historic Preservation Board 
was against including the Fire Station site. 
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 Advised that he would like to utilize this site for the next seven years as a parking 
lot during which time he would continue to plan for a three-story commercial 
building with condos above on this property. 

 Said that this will be the nicest parking lot possible that is needed more than an 
additional restaurant at this time in the Downtown. 

 Pointed out that money is needed to do a development. 
 Stated that he has always tried to help the City. 
 Asked that these guys be given the chance to run this lot. 
 
Chair Finch thanked Mr. Sanchez for his willingness to allow use of his lot in the past 
during Chamber community events. 
 
Chair Finch re-closed the Public Hearing for Agenda Item 3. 
 
Commissioner Kendall: 
 Said that it is better if this lot is used in any way than not at all. 
 Stated that the proposal here is for a parking lot and will involve beautification of 

the lot that will make it a place to gather and allow it to become integrated into the 
City. 

 
Commissioner Young: 
 Reminded that the Use Permit for Carden Day School has been extended over 

time. 
 Added that there had been much discussion in the past about another nearby site 

(Lloyds Square) regarding the potential of allowing a Steak N’ Shake restaurant 
versus the long range goal of redeveloping of the site with a mixed-use. 

 Pointed out that this proposed parking lot could become an issue if cars that have 
turned into the lot have to back out into the street in the event the lot is full. 

 Said that having this is somewhat an open space. 
 Questioned what we’d get if this use is not allowed. 
 Advised that he doesn’t like the existing chain that is in place currently blocking 

access to the site. 
 
Commissioner Dodd: 
 Agreed with Commissioner Young. 
 Added that she is glad that there is a long-term vision in place. 
 Said that these applicants will be investing in the future with the establishment of 

this parking lot.  They will likely come back later saying that they have invested in 
their lot and need more time. 

 Said that this lot is a small area and there could be a possible flow of traffic problem 
there. 

 Reminded that this parcel doesn’t have any walls.  Those walls in place belong to 
the adjacent property owners. 

 Said that there is not a lot of beautification possible. 
 Concluded that with his property rights, if he wants a parking lot he can have one. 
 
Commissioner Bonhagen: 
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 Agreed with Commissioner Dodd that the existing building walls are not a part of 
this property. 

 Asked if the trees are existing or proposed. 
 
Planner Stephen Rose explained that there is one walnut tree on the lot in question 
and a palm tree on the adjacent parcel. 
 
Commissioner Bonhagen said he could support a five-year approval.  He asked if 
bicycle parking would be possible.   
 
Chair Finch: 
 Said that as an appraiser she deals with determining highest and best uses.  They 

are evaluated by what is economically, physically and legally feasible. 
 Pointed out that the City is losing retail uses in its Downtown. 
 Said that this proposal is currently the highest and best use for this lot. 
 Asked if a condition could be imposed asking the applicant to continue to work with 

the DCBA (Downtown Campbell Business Association) and the Chamber of 
Commerce during community events by allowing use of this lot. 

 
Commissioner Rich: 
 Said that he is supportive of this request.   This lot has been vacant for four years 

now.  It can become a valuable parking lot.  Having the site repaved and striped will 
be a good improvement. 

 Stated that there are no cons in this proposal moving forward.  It offers a good step 
in the right direction. 

 
Commissioner Reynolds summarized the positions expressed by Commissioners thus 
far.  It seems there is some support for a five-year term and others support a seven-
year term of approval.  He suggested the seven-year term, which runs the length of the 
lease. 
 
Commissioner Young agreed but expressed concern as to whether this might be 
constricting the long-term vision of this zoning. 
 
Commissioner Bonhagen: 
 Said that while this proposal may tie up the property for a specified period of time, it 

has been left vacant and available for the last four years. 
 Stated that he was completely in favor of this proposal. 
 Added that a five-year approval is good for him. 
 
Commissioner Kendall said she was okay with a seven-year approval with no 
extensions in support of the 2020 General Plan. 
 
Director Paul Kermoyan: 
 Reported that the purpose of a Conditional Use Permit is to determine if a use is 

consistent with the current vision and policies in place. 
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 Added that the Commission could not deny this applicant the opportunity to apply 
for a renewal. 

 
Commissioner Kendall: 
 Stated that she is okay with the possibility of this being an on-going use with many 

continuances. 
 Suggested the installation of planter boxes with trellises on this site and cautioned 

that if such enhancements are not required site beautification will not happen. 
 
Planner Stephen Rose said that the plan indicates planter boxes on either side of the 
proposed park bench. 
 
Director Paul Kermoyan said it would be nice to know if the whole frontage would be 
improved. 
 
Commissioner Kendall suggested green landscaping up to 20-feet in height. 
 
Chair Finch suggested that the ultimate landscaping be left to the discretion and 
approval of the Community Development Director. 
 
Director Paul Kermoyan suggested the language, “landscaping to beautify the frontage 
of the property” be added to the conditions. 
 
Commissioner Rich reminded that this property owner, Mr. Sanchez, has committed to 
allow the use of his property for a private parking lot for a period of seven years. 
 
City Attorney William Seligmann clarified that there would be a problem adding a 
condition asking the operator to cooperate with community events sponsored by third 
party entities as had been suggested during the discussion. 
 
Motion: Upon motion of Commissioner Kendall, seconded by 

Commissioner Reynolds, the Planning Commission adopted 
Resolution No. 4268 approving a Conditional Use Permit 
(PLN2014-181) to allow a controlled (paid for) parking lot with late 
night activities (24-hour automated operation) on property located 
at 345 E. Campbell Avenue and 39 N. Central Avenue (portion), 
subject to the conditions of approval as modified: 
 Landscaping to beautify the frontage as approved by the 

Community Development Director 
 Modify Condition 3 to change the approval from five years to 

seven years 
by the following roll call vote: 
AYES: Bonhagen, Finch, Kendall, Reynolds and Rich 
NOES: Dodd and Young 
ABSENT: None 
ABSTAIN:   None 

 



Campbell Planning Commission Minutes for December 8, 2015 Page 20 
 

Chair Finch advised that this action is final unless appealed in writing to the City Clerk 
within 10 calendar days. 
 

*** 
 
 
MISCELLANEOUS 
 
4. Selection of 2016 Chair and Vice Chair. 
 
Motion: Upon motion of Commissioner Kendall, seconded by Commissioner 

Rich, the Planning Commission elected Commissioner Dodd to 
serve as Planning Commission Chair for 2016.  (7-0) 

 
Motion: Upon motion of Commissioner Reynolds, seconded by 

Commissioner Rich, the Planning Commission elected 
Commissioner Kendall to serve as Planning Commission Vice Chair 
for 2016.  (7-0) 

 
Newly appointed Chair Dodd presented the outgoing Chair Finch with the 2015 
Planning Commission Chair Plaque. 
 
Chair Finch thanked the Commission and staff. 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan provided the following additions to the written report: 
 Scramblz was appealed on the last of the 10-day appeal period and will be going 

before the City Council for public hearing at its February 2, 2016 meeting. 
 
ADJOURNMENT 
 
The Planning Commission meeting adjourned at 10:45 p.m. to the next Regular 
Planning Commission Meeting of January 12, 2016.  
 
 
SUBMITTED BY: ______________________________________ 

 Corinne Shinn, Recording Secretary 
 
 
APPROVED BY: ______________________________________ 
    Pamela Finch Chair 
 
 
ATTEST:  ______________________________________ 

Paul Kermoyan, Secretary 



RESOLUTION NO. 4264 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A SITE AND ARCHITECTURAL 
REVIEW PERMIT (PLN2015-255) TO ALLOW CONSTRUCTION OF 
A NEW TWO-STORY RESIDENCE LOCATED AT 1443 HARRIET 
AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN2015-255: 

1.  The project site is zoned R-1-9 (Single Family Residential) on the City of Campbell 
Zoning Map. 

2.  The project site is designated Low-Density Residential (3.5 units/gr. acre) on the City 
of Campbell General Plan Land Use diagram. 

3.  The property is within the San Tomas Area Neighborhood Plan.  

4.  The project site is located on the west side of Harriet Avenue, north of Van Dusen 
Lane. 

5.  The proposed project consists of a two-story 4,443 square-foot single-family 
residence with a building lot coverage of 23.8% and Floor Area Ratio (FAR) of 
33.1%.  

6.  The proposed project will be compatible with the R-1-9 (Single Family Residential) 
Zoning District with approval of a Site and Architectural Review Permit. 

7.  The new residence will provide one covered and one uncovered parking space, 
satisfying the applicable parking requirement.  

8.  The project, as proposed and conditioned, is compatible with the existing residential 
neighborhood. 

9.  The proposal incorporates representative architectural features of homes in the San 
Tomas Neighborhood including simple rectangular shaped forms and gabled roofs. 

10. The standing seam metal roof is an appropriate material for the proposed design 
which incorporates a traditional architectural form with "modern farmhouse" design 
elements. 

11. No substantial evidence has been presented which shows that the project, as 
currently presented and subject to the required Conditions of Approval, will have a 
significant adverse impact on the environment.  
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Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

12. The project will be consistent with the General Plan; 

13. The project will aid in the harmonious development of the immediate area; 

14. The project is consistent with applicable adopted design guidelines of the San 
Tomas Area Neighborhood Plan; and 

15. This project is Categorically Exempt under Section 15303, Class 3 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family 
dwellings. 

 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2015-255), subject to the attached recommended 
Conditions of Approval (attached Exhibit A). 
 
PASSED AND ADOPTED this 8th day of December, 2015, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Finch, Kendall, Rich, Dodd, Reynolds and 

Young 
NOES: Commissioners: None 
ABSENT: Commissioners: None 
ABSTAIN: Commissioners: None 
 
 
 
     APPROVED: 
        Pamela Finch, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit (PLN2015-255) 

 
Where approval by the Director of Community Development, City Engineer, Public 
Works Director, City Attorney or Fire Department is required, that review shall be for 
compliance with all applicable conditions of approval, adopted policies and guidelines, 
ordinances, laws and regulations and accepted engineering practices for the item under 
review.  Additionally, the applicant is hereby notified that he/she is required to comply 
with all applicable Codes or Ordinances of the City of Campbell and the State of 
California that pertain to this development and are not herein specified. 

COMMUNITY DEVELOPMENT DEPARTMENT 

 
Planning Division 
 
1. Approved Project: Approval is granted for a Site and Architectural Review Permit 

(PLN2015-255) to allow the construction of a two-story single-family residence on 
property located at 1443 Harriet Avenue. The project shall substantially conform to 
the Project Plans and Color and Material Board stamped as received by the Planning 
Division on October 14, 2015, except as may be modified by the Conditions of 
Approval herein. 

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid 
for one year from the date of final approval (expiring December 8, 2016).  Within this 
one-year period, an application for a building permit must be submitted. Failure to 
meet this deadline will result in the Site and Architectural Review Permit being 
rendered void. 

3. Planning Final Required: Planning Division clearance is required prior to final Building 
Permit clearance. Construction not in substantial compliance with the approved 
project plans shall not be approved without prior authorization of the necessary 
approving body. 

 
4. Plan Revisions: Prior to building permit submittal, the applicant and architect shall 

revise the project plans with a maximum 10-foot wide driveway.  
 

5. Undergrounding of Utilities:  All existing and new on-site utilities (PG&E, Cable, 
Phone, etc.) shall be installed underground per Section 21.18.140 of the Campbell 
Municipal Code. The applicant shall show the proposed joint trench from the nearest 
utility pole to the residence on all site plan views. The applicant shall also include the 
following statement in bold one inch text on the cover sheet, the site plan sheet, and 
all electrical plans: “All new and existing utilities shall be placed underground with no 
exception.” All applicable revision sheets submitted to the Building Division shall also 
display the required statement. The applicant is advised to contact PG&E as soon as 
possible (prior to start of construction) as no occupancy or Building Permit final will 
be granted prior to successful completion of the undergrounding of utilities. 
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6. Pest Control: Prior to issuance of a demolition and/or building permit, the applicant 

shall be required to hire a pest control company to inspect the site for rodents and 
provide a report on the inspection to the City for review. If it has determined that 
rodents exist, a remediation plan shall be prepared by the pest control company and 
provided to the City for review and approval, and the remediation plan shall be 
implemented to rid the site of rodents prior to issuance of a demolition and/or building 
permit. 
 

7. On-Site Lighting: On-site lighting shall be shielded away from adjacent properties and 
directed on site. The design and type of lighting fixtures and lighting intensity of any 
proposed exterior lighting for the project shall be reviewed and approved by the 
Community Development Director prior to installation of the lighting for compliance 
with all applicable Conditions of Approval, ordinances, laws and regulations. Lighting 
fixtures shall be of a decorative design to be compatible with the residential 
development and shall incorporate energy saving features. 

 
8. Landscaping Plan: The construction drawings for a building permit shall include a 

final landscaping plan prepared by a licensed landscape architect, including irrigation 
details and associated calculations, in compliance with Campbell Municipal Code 
Section 21.26.030 and with Chapter 2.7, Division 2, of Title 23 of the California Code 
of Regulations. 

 
9. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Campbell 

Municipal Code Section 21.18.060 and shall be submitted for review and approval by 
the Community Development Department.   

10. Contractor Contact Information Posting: The project site shall be posted with the 
name and contact number of the lead contractor in a location visible from the public 
street prior to the issuance of building permits. 

 
11. Construction Activities: The applicant shall abide by the following requirements during 

construction: 
 

a. The project site shall be posted with the name and contact number of the lead 
contractor in a location visible from the public street prior to the issuance of 
building permits. 

b. Construction activities shall be limited to weekdays between 8:00 a.m. and 5:00 
p.m. and Saturdays between 9:00 a.m. and 4:00 p.m.  No construction shall take 
place on Sundays or holidays unless an exception is granted by the Building 
Official. 

c. All construction equipment with internal combustion engines used on the project 
site shall be properly muffled and maintained in good working condition. 

d. Unnecessary idling of internal combustion engines shall be strictly prohibited. 
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e. All stationary noise-generating construction equipment, such as air compressors 
and portable power generators, shall be located as far as possible from noise-
sensitive receptors such as existing residences and businesses. 

f. Use standard dust and erosion control measures that comply with the adopted 
Best Management Practices for the City of Campbell. 

 
Building Division 
 
12. Permits Required:  A demolition permit is required for the structure to be removed. A 

building permit application shall be required for the proposed new single family 
structure.  The building permit shall include Electrical/Plumbing/Mechanical fees 
when such work is part of the permit. 

13. Plan Preparation:  This project requires plans prepared under the direction and 
oversight of a California licensed Engineer or Architect.  Plans submitted for building 
permits shall be “wet stamped” and signed by the qualifying professional person. 

14. Construction Plans:  The Conditions of Approval shall be stated in full on the cover 
sheet of construction plans submitted for building permit. 

15. Size of Plans:  The minimum size of construction plans submitted for building permits 
shall be 24 in. X 36 in. 

16. Soils Report: Two copies of a current soils report, prepared to the satisfaction of the 
Building Official, containing foundation and retaining wall design recommendations 
shall be submitted with the building permit application.  This report shall be prepared 
by a licensed engineer specializing in soils mechanics. 

17. Site Plan:  Application for building permit shall include a competent site plan that 
identifies property and proposed structures with dimensions and elevations as 
appropriate.  Site plan shall also include site drainage details.  Elevation bench marks 
shall be called out at all locations that are identified as “natural grade” and intended 
for use to determine the height of the proposed structure. 

18. Foundation Inspections: A pad certificate prepared by a licensed civil engineer or 
land surveyor shall be submitted to the project building inspector upon foundation 
inspection.  This certificate shall certify compliance with the recommendations as 
specified in the soils report and the building pad elevation and on-site retaining wall 
locations and elevations are prepared according to approved plans.  Horizontal and 
vertical controls shall be set and certified by a licensed surveyor or registered civil 
engineer for the following items: 

a. pad elevation 
b. finish floor elevation (first floor) 
c. foundation corner locations 
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19. Special Inspections:  When a special inspection is required by C.B.C. Chapter 17, the 

architect or engineer of record shall prepare an inspection program that shall be 
submitted to the Building Official for approval prior to issuance of the building permits, 
in accordance with C.B.C Chapter 1, Section 106.  Please obtain City of Campbell, 
Special Inspection forms from the Building Inspection Division Counter. 

20. Non-Point Source Pollution: The City of Campbell, standard Santa Clara Valley Non-
point Source Pollution Control Program specification sheet shall be part of plan 
submittal.  The specification sheet (size 24” X 36”) is available at the Building Division 
service counter. 

21. Title 24 Energy Compliance:  California Title 24 Energy Compliance forms shall be 
blue-lined on the construction plans.  8½ X 11 calculations shall be submitted as well. 

22. Approvals Required:  The project requires the following agency approval prior to 
issuance of the building permit: 

 
o West Valley Sanitation District (378-2407) 
o Santa Clara County Fire Department  (378-4010) 
o Bay Area Air Quality Management District (Demolitions Only) 
o San Jose Water Company (279-7900) 
o School District: 

 Campbell Union School District  (378-3405) 
 Campbell Union High School District  (371-0960) 
 Moreland School District  (379-1370) 
 Cambrian School District  (377-2103) 

 
Note:  To determine your district, contact the offices identified above. Obtain the 
School District payment form from the City Building Division, after the Division has 
approved the building permit application. 

 Bay area Air Quality District (Demolitions Permits) 
 
23. P.G.& E.: Applicant is advised to contact Pacific Gas and Electric Company as early 

as possible in the approval process.  Service installations, changes and/or 
relocations may require substantial scheduling time and can cause significant delays 
in the approval process. Applicant should also consult with P.G. and E. concerning 
utility easements, distribution pole locations and required conductor clearances. 

24. Construction Fencing: This project shall be properly enclosed with construction 
fencing to prevent unauthorized access to the site during construction.  The 
construction site shall be secured to prevent vandalism and/or theft during hours 
when no work is being done.  All protected trees shall be fenced to prevent damage 
to root systems. 

25. Build It Green:  Applicant shall complete and submit a “Build it Green” inventory of 
the proposed new single family project prior to issuance of building permit. 
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26. California Green Building Code:  This project is subject to the mandatory 

requirements for Residential Structures (Chapter 4) under the California Green 
Building Code, 2013 edition. 

27. Automatic Fire Sprinkler Systems: This project shall comply with Section R313 of the 
California Residential building Code 2013 edition, and be equipped with a complying 
Fire Sprinkler system. 

28. Storm Water Requirements: Storm water run-off from impervious surface created by 
this permitted project shall be directed to vegetated areas on the project parcel.  
Storm water shall not drain onto neighboring parcels. 

Public Works Department 
 
29. Response Letter:  Upon submittal of the Street Improvement Plans, the applicant 

shall provide an itemized response letter verifying that all the Public Works 
Conditions of Approval have been met or addressed. 

30. Storm Drain Area Fee:  Prior to issuance of any grading or building permits for the 
site, the applicant shall pay the required Storm Drain Area fee, currently set at 
$2,120.00 per net acre, which is $657.00 (set for R-1 land use). 

31. Utilities:  All on-site utilities shall be installed underground per Section 21.18.140 of 
the Campbell Municipal Code for any new or remodeled buildings or additions. 
Applicant shall comply with all plan submittals, permitting, and fee requirements of 
the serving utility companies. 

Utility locations shall not cause damage to any existing street trees.  Where there are 
utility conflicts due to established tree roots or where a new tree will be installed, 
alternate locations for utilities shall be explored.  Include utility trench details where 
necessary.   

32. Water Meter(s) and Sewer Cleanout(s):  Existing and proposed water meter(s) and 
sewer cleanout(s) shall be relocated or installed on private property behind the public 
right-of-way line. 

33. Utility Coordination Plan:  Prior to issuance of building permits for the site, the 
applicant shall submit a utility coordination plan and schedule for approval by the City 
Engineer for installation and/or abandonment of all utilities. The plan shall clearly 
show the location and size of all existing utilities and the associated main lines; 
indicate which utilities and services are to remain; which utilities and services are to 
be abandoned, and where new utilities and services will be installed. Joint trenches 
for new utilities shall be used whenever possible. 

34. Pavement Restoration:  Based on the utility coordination plan, the applicant shall 
prepare a pavement restoration plan for approval by the City Engineer prior to any 
utility installation or abandonment. Streets that have been reconstructed or overlaid 
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within the previous five years will require boring and jacking for all new utility 
installations. Neither Harriet Avenue or Van Dusen Lane has been reconstructed or 
overlaid in the last 5 years. The pavement restoration plan shall indicate how the 
street pavement shall be restored following the installation or abandonment of all 
utilities necessary for the project. 

35. Street Improvement Agreements / Plans / Encroachment Permit / Fees / Deposits:  
Prior to issuance of any grading or building permits for the site, the applicant shall 
execute a street improvement agreement, cause plans for public street improvements 
to be prepared by a registered civil engineer, pay various fees and deposits, post 
security and provide insurance necessary to obtain an encroachment permit for 
construction of the standard public street improvements, as required by the City 
Engineer. The plans shall include the following, unless otherwise approved by the 
City Engineer:  

a. Show location of all existing utilities within the existing public right of way. 

b. Installation of accessible compliant wheelchair ramp at the northwest corner of 
Harriet Avenue and Van Dusen Lane. 

c. Installation of a detached sidewalk and an accessible compliant driveway per 
City Standard Detail D-14.2 along the Harriet Avenue frontage. 

d. Installation of City approved street tree in new park strip along the Harriet 
Avenue frontage. 

e. Removal of existing driveway approach and necessary sidewalk, curb and 
gutter on Van Dusen Lane and replacement with an accessible compliant 
driveway per City Standard Detail D-15. 

f. Installation of asphalt concrete overlay per street pavement restoration plan for 
utility installation and/or abandonment, as required by the City Engineer.  

g. Installation of traffic control, stripes and signs. 

h. Construction of conforms to existing public and private improvements, as 
necessary. 

i. Submit final plans in a digital format acceptable to the City. 

36. Street Improvements Completed for Occupancy and Building Permit Final:  Prior to 
allowing occupancy and/or final building permit signoff for any and/or all buildings, the 
applicant shall have the required street improvements and pavement restoration 
installed and accepted by the City, and the design engineer shall submit as-built 
drawings to the City. 

37. Maintenance of Landscaping:  Owner(s), current and future, are required to maintain 
the landscaped park strip and tree wells in the public right of way. This includes, but 
is not limited to: trees, lawn, plantings, irrigation, etc. Trees shall not be pruned in a 
manner that would not allow the tree to grow to a mature height. 
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38. Utility Encroachment Permit: Separate encroachment permits for the installation of 

utilities to serve the development will be required (including water, sewer, gas, 
electric, etc.).  Applicant shall apply for and pay all necessary fees for utility permits 
for sanitary sewer, gas, water, electric and all other utility work. 

39. Additional Street Improvements:  Should it be discovered after the approval process 
that new utility main lines, extra utility work or other work is required to service the 
development, and should those facilities or other work affect any public 
improvements, the City may add conditions to the development/project/permit, at the 
discretion of the City Engineer, to restore pavement or other public improvements to 
the satisfaction of the City. 

40. Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or 
building permits, the applicant shall comply with the National Pollution Discharge 
Elimination System (NPDES) permit requirements, Santa Clara Valley Water District 
requirements, and the Campbell Municipal Code regarding stormwater pollution 
prevention.  The primary objectives are to improve the quality and reduce the quantity 
of stormwater runoff to the bay. 

Resources to achieve these objectives include Stormwater Best Management 
Practices Handbook for New Development and Redevelopment (“CA BMP 
Handbook”) by the California Stormwater Quality Association (CASQA), 2003;  Start 
at the Source:  A Design Guidance Manual for Stormwater Quality Protection (“Start 
at the Source”) by the Bay Area Stormwater Management Agencies Association 
(BASMAA), 1999; and Using Site Design Techniques to Meet Development 
Standards for Stormwater Quality:  A Companion Document to Start at the Source 
(“Using Site Design Techniques”) by BASMAA, 2003. 

Fire Department 
 
41. Formal Plan Review:  Review of this development proposal is limited to accessibility 

of site access and water supply as they pertain to fire department operations, and 
shall not be construed as a substitute for formal plan review to determine compliance 
with adopted model codes. Prior to performing any work the applicant shall make 
application to, and receive from, the Building Division all applicable construction 
permits. 

 
 



RESOLUTION NO. 4265 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A TREE REMOVAL PERMIT 
(PLN2015-316) LOCATED AT 1443 HARRIET AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN2015-316: 

1.  The project site is zoned R-1-9 (Single Family Residential) on the City of Campbell 
Zoning Map. 

2.  The project site is designated Low-Density Residential (3.5 units/gr. acre) on the City 
of Campbell General Plan Land Use diagram. 

3.  The property is within the San Tomas Area Neighborhood Plan.  

4.  The project site is located on the west side of Harriet Avenue, north of Van Dusen 
Lane. 

5.  There are a total of eight (8) trees on the property, comprised of a mixture of 
exotic/imported trees and one native coast live oak. 

6.  The Incense Cedar tree (22.6 dbh) located in the front yard is considered a protected 
tree pursuant to Campbell Municipal Code (CMC) Section 21.32 (Tree Protection 
Regulations).  

7.  The new two-story home would result in a conflict with the existing Incense Cedar 
Tree.  

8.  The project arborist noted that the condition as having “fair vigor, poor form, topped, 
leans to the north toward the neighbor’s property, 5 feet from home, 2 feet from 
driveway”.  

9.  Removal of the tree is consistent with Campbell Municipal Code Section 
21.32.080(A)(2) which allows approval of a tree removal permit when the tree may 
imminently cause significant damage to the existing main structure(s) that cannot be 
controlled or remedied through reasonable modification of the tree's root or branch 
structure. 

10. The Site and Architectural Review Committee had reviewed the request for a tree 
removal at its meeting of November 24, 2015, and found that the tree meets the 
criteria for removal.  

Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 
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11. Based upon a review of the application documents the required findings for approval 

have been met and the application is approved.  

12. The approval is Categorically Exempt Categorically Exempt under Section 15304 
(Class 4) of the California Environmental Quality Act (CEQA) pertaining to minor 
alterations in landscaping. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Tree 
Removal Permit (PLN2015-316), subject to the attached recommended Conditions of 
Approval (attached Exhibit A). 
 
PASSED AND ADOPTED this 8th day of December, 2015, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Finch, Kendall, Rich, Dodd, Reynolds and 

Young 
NOES: Commissioners: None 
ABSENT: Commissioners: None 
ABSTAIN: Commissioners: None 
 
 
 
     APPROVED: 
        Pamela Finch, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Tree Removal Permit (PLN2015-316) 

 
Where approval by the Director of Community Development, City Engineer, Public 
Works Director, City Attorney or Fire Department is required, that review shall be for 
compliance with all applicable conditions of approval, adopted policies and guidelines, 
ordinances, laws and regulations and accepted engineering practices for the item under 
review.  Additionally, the applicant is hereby notified that he/she is required to comply 
with all applicable Codes or Ordinances of the City of Campbell and the State of 
California that pertain to this development and are not herein specified. 

COMMUNITY DEVELOPMENT DEPARTMENT 

 
Planning Division 
 
1. Approved Project: Approval is granted for a Tree Removal Permit (PLN2015-316) to remove 

a 22.6-inch (dbh) cedar tree located in the front yard of the subject property. 
 

2. Tree Replacement: The applicant shall plant one (1) 24-inch box tree somewhere on the 
above referenced property. Replacement species may be selected by the applicant but may not 
include fruit trees or Eucalyptus trees. The replacement tree shall be planted within 30 days of 
the effective date of this approval, unless accepted arboricultural practices dictate a 
preferential planting period for the species chosen as the replacement tree. 

 
3. Final decision/timing of tree removal: The tree shall not be removed until all conditions of the 

permit have been satisfied and the decision has become final.  
 
 
 



RESOLUTION NO. 4266 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A SITE AND ARCHITECTURAL 
REVIEW PERMIT (PLN2015-270) TO ALLOW EXTERIOR 
IMPROVEMENTS TO EXISTING COMMERCIAL BUILDINGS WITHIN 
THE VASONA TECHNOLOGY PARK, RESTRIPING OF THE 
PARKING LOT INCREASING THE NUMBER OF STALLS, AND 
CREATION OF NEW COURTYARDS ON PROPERTIES LOCATED 
AT 1315 DELL AVENUE, 1353 DELL AVENUE, 210 E. HACIENDA 
AVENUE, AND 200 E. HACIENDA AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN2015-270: 

1.  The project site consists of 4 parcels, totaling 18 ½ acres. 

2.  The project site is located at the southeast corner of Winchester Boulevard and East 
Hacienda Avenue. 

3.  The project site is zoned C-M/80 (Controlled Manufacturing / 80,000 sf. min. parcel 
size) as shown on the Campbell Zoning Map. 

4.  The project site is designated Research and Development as shown on the Campbell 
General Plan Map. 

5.  The project site is bordered by commercial and industrial uses to the north, south, 
and east, and Winchester Boulevard to the west. 

6.  The project site is developed with a seven-building business park, commonly known 
as the Vasona Technology Park. 

7.  The business park was originally created in 1980 when the Planning Commission 
approved the remodel of the former IBM processing building and construction of six 
new office/manufacturing/warehousing buildings.  

8.  The Planning Commission approved a remodel of the business park buildings in 
2000 to accommodate research and development uses and for approval of a parcel 
map to subdivide the property into four parcels.  

9.  The project site encompasses a variety of research and development, medical 
(Kaiser Permanente), and professional office uses.  

10. The proposed project would allow exterior alterations to the existing commercial 
buildings, including installation of new entry features, enlargement of window 
openings, restriping of the entire parking lot, creation of new courtyards, and allow for 
the removal of 21 on-site trees. 
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Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

1.  The project will be consistent with the general plan; 

2.  The project will aid in the harmonious development of the immediate area; and 

3.  The project is consistent with applicable adopted design guidelines. 

4.  The project Categorically Exempt under Section 15301 (Class 1) of the California 
Environmental Quality Act (CEQA) Guidelines, pertaining to alterations to existing 
private structures involving negligible or no expansion of use beyond that existing at 
the time of the lead agency’s determination. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2015-270), subject to the attached recommended 
Conditions of Approval (attached Exhibit A). 
 
PASSED AND ADOPTED this 8th day of December, 2015, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Finch, Kendall, Rich, Dodd, Reynolds and 

Young 
NOES: Commissioners: None 
ABSENT: Commissioners: None 
ABSTAIN: Commissioners: None 
 
 
 
     APPROVED: 
        Pamela Finch, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit (PLN2015-270) 

 
Where approval by the Director of Community Development, City Engineer, Public 
Works Director, City Attorney or Fire Department is required, that review shall be for 
compliance with all applicable conditions of approval, adopted policies and guidelines, 
ordinances, laws and regulations and accepted engineering practices for the item under 
review.  Additionally, the applicant is hereby notified that he/she is required to comply 
with all applicable Codes or Ordinances of the City of Campbell and the State of 
California that pertain to this development and are not herein specified. 

COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Division 
 
1. Approved Project:  Approval is granted for a Site and Architectural Review Permit 

(PLN2015-270) to allow exterior improvements to existing commercial buildings 
within the Vasona Technology Park, restriping of the parking lot increasing the 
number of stalls, and creation of new courtyards, on properties located at 1315 Dell 
Avenue, 1353 Dell Avenue, 210 E. Hacienda Avenue, and 200 E. Hacienda 
Avenue. The project shall substantially conform to the revised project plans and 
revised color/material board, stamped as received by the Community Development 
Department on October 7, 2015, except as may be modified by the Conditions of 
Approval contained herein.   

2. Previous Conditions of Approval: Upon the effective date of the resolution approving 
this Site and Architectural Review Permit, the previously approved Conditions of 
Approval (PLN2000-25) provided in Planning Commission Resolution No. 3266 and No. 
3280  shall be void and shall permanently be superseded in their entirety by the 
Conditions of Approval specified herein, except as noted below. 

3. Permit Expiration: The Site and Architectural Review Permit approval shall be valid 
for one (1) year from the date of final approval.  Within this one-year period an 
application for a building permit must be submitted. Failure to meet this deadline or 
expiration of an issued building permit will result in the Site and Architectural Review 
Permit being rendered void and the entitlement for the business park reverting back 
to the previous Site Approval (PLN2000-25) as approved by Planning Commission 
Resolution No. 3266 and 3280. 

4. Planning Final Required: Planning Division clearance is required prior to Building 
Permit final. Construction not in substantial compliance with the approved project 
plans shall not be approved without prior authorization of the necessary approving 
body. 

5. Subsequent Building Improvements: Exterior improvements to other on-site buildings 
that are determined to be consistent with the architectural design provided in the 
approved project plans may be administratively reviewed and approved by the 
Community Development Director.  
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6. Courtyard Design: As required by Planning Commission Resolution No. 4266, 

approving a Tree Removal Permit, the applicant shall modify the courtyard design as 
necessary to retain Redwood Trees No. 128, 129, and 131. 

 
7. Refuse Enclosure: New and/or modified refuse enclosures shall comply with all 

applicable standards of Section 21.18.110 of the Campbell Municipal Code, and shall 
include a roof covering, sanitary drain connection, and fire sprinkler protection. 
Refuse receptacles shall be kept within the enclosures except during collection in 
compliance with Chapter 6.04 of the Campbell Municipal Code. 
 

8. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. air 
conditioning units, ventilation ducts or vents), shall be added to the existing buildings 
without providing screening of the mechanical equipment from public view and 
surrounding properties. The screening material and method shall be architecturally 
compatible with the building and requires review and approval by the Community 
Development Director and Building Division prior to installation of such screening. 
 

9. Landscape Maintenance: All landscaped areas shall be continuously maintained. 
Landscaped areas shall be watered on a regular basis so as to maintain healthy 
plants. Landscaped areas shall be kept free of weeds, trash, and litter. Dead or 
unhealthy plants shall be replaced with healthy plants of the same or similar type.  

 
10. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Section 

21.18.060 of the Campbell Municipal Code and shall be submitted for review and 
approval by the Community Development Department.   

 
11. Property Maintenance: The property owner shall maintain the property free from 

graffiti, trash, and rubbish. 
 

12. Parking Areas: All parking and driveway areas shall be maintained in compliance with 
the approved plans and Chapter 21.30 (Parking and Loading) of the Campbell 
Municipal Code.  
 

13. Construction Activities: The applicant shall abide by the following requirements during 
construction: 

 
a. The project site shall be posted with the name and contact number of the 

lead contractor in a location visible from the public street prior to the 
issuance of building permits. 

b. Construction activities shall be limited to weekdays between 8:00 a.m. and 
5:00 p.m. and Saturdays between 9:00 a.m. and 4:00 p.m.  No construction 
shall take place on Sundays or holidays unless an exception is granted by 
the Building Official. 
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c. All construction equipment with internal combustion engines used on the 
project site shall be properly muffled and maintained in good working 
condition. 

d. Unnecessary idling of internal combustion engines shall be strictly 
prohibited. 

e. All stationary noise-generating construction equipment, such as air 
compressors and portable power generators, shall be located as far as 
possible from noise-sensitive receptors such as existing residences and 
businesses. 

f. Use standard dust and erosion control measures that comply with the 
adopted Best Management Practices for the City of Campbell. 

Building Division: 
 
14. Permits Required: A building permit application shall be required for the building and 

site improvements. The building permit shall include Electrical/Plumbing/Mechanical 
fees when such work is part of the permit..  

15. Construction Plans:  The Conditions of Approval shall be stated in full on the cover 
sheet of construction plans submitted for building permit. 

16. Size of Plans:  The minimum size of construction plans submitted for building permits 
shall be 24 in. X 36 in.  

17. Plan Preparation:  This project requires plans prepared under the direction and 
oversight of a California licensed Engineer or Architect.  Plans submitted for building 
permits shall be “wet stamped” and signed by the qualifying professional person. 

18. Site Plan:  Application for building permit shall include a competent site plan that 
identifies property and proposed structures with dimensions and elevations as 
appropriate.  Site plan shall also include site drainage details.  Site address and 
parcel numbers shall also be clearly called out.  Site parking and path of travel to 
public sidewalks shall be detailed. 

19. Title 24 Energy Compliance:  California Title 24 Energy Compliance forms CF-1R 
and MF-1R shall be blue-lined on the construction plans.  8½ X 11 calculations shall 
be submitted as well. 

20. Special Inspections:  When a special inspection is required by C.B.C. Chapter 17, the 
architect or engineer of record shall prepare an inspection program that shall be 
submitted to the Building Official for approval prior to issuance of the building permits, 
in accordance with C.B.C Section 106.  Please obtain City of Campbell, Special 
Inspection forms from the Building Inspection Division Counter. 

21. Non-Point Source: The City of Campbell, standard Santa Clara Valley Non-point 
Source Pollution Control Program specification sheet shall be part of plan submittal.  
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The specification sheet (size 24” X 36”) is available at the Building Division service 
counter. 

22. Title 24 Accessibility – Commercial:  On site general path of travel shall comply with 
the latest California Title 24 Accessibility Standards.  Work shall include but not be 
limited to accessibility to building entrances from parking facilities and sidewalks.  

23. Title 24 Accessibility – Commercial:  Projects seeking to use the Title 24 Hardship 
exemption clause shall blue-line completed, City of Campbell “20%” exemption form 
on submitted construction plans.  Form is available at Building Division service 
counter. 

24. Approvals Required:  The project requires the following agency approval prior to 
issuance of the building permit: 

a. Santa Clara County Fire Department  (378-4010) 
 
25. P.G.& E: Applicant is advised to contact Pacific Gas and Electric Company as early 

as possible in the approval process.  Service installations, changes and/or 
relocations may require substantial scheduling time and can cause significant delays 
in the approval process.  Applicant should also consult with P.G. and E. concerning 
utility easements, distribution pole locations and required conductor clearances. 

26. Stormwater Requirements: Storm water run-off from impervious surface created by 
this permitted project shall be directed to vegetated areas on the project parcel. 
Stormwater water shall not drain onto neighboring parcels. 

27. California Green Building Code: This project shall comply with the California Green 
Building Code, Chapter 5. 

PUBLIC WORKS DEPARTMENT  
 
The scope of this project triggers the requirement for Frontage Improvements as 
required by Campbell Municipal Code 11.24.040.  The applicant is required to make 
minor frontage improvements including upgrading a curb ramp to current accessibility 
standards; replace any missing street trees; and upgrade the streetlight fixtures to 
current LED standards. 
 
Visit the City’s website and follow the submittal requirements for Public Works once this 
application has received entitlement.  The checklist for the various plans required for 
submittal can be found on the City’s Website at City Services►Public 
Works►Engineering►Land Development►Documents, (or use this link: 
http://www.cityofcampbell.com/206/Documents).  See instructions on: 

1. Checklist for Street Improvement Plans.  
 
The building permit will not be issued until all Public Works Conditions of Approval have 
been satisfied.   
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These Conditions of Approval are a supplement to the plans dated October 1, 2015 by 
ARC TEC.  The plans are not approved for construction.  Further plan checking by 
Public Works will be required post entitlement.   
 
28. Response Letter:  Upon submittal of the Street Improvement Plans, the applicant 

shall provide an itemized response letter verifying that all the Public Works 
Conditions of Approval have been met or addressed. 

29. Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or 
building permits, the applicant shall comply with the National Pollution Discharge 
Elimination System (NPDES) permit requirements, Santa Clara Valley Water District 
requirements, and the Campbell Municipal Code regarding stormwater pollution 
prevention.  The primary objectives are to improve the quality and reduce the quantity 
of stormwater runoff to the bay. 

Resources to achieve these objectives include Stormwater Best Management 
Practices Handbook for New Development and Redevelopment (“CA BMP 
Handbook”) by the California Stormwater Quality Association (CASQA), 2003;  Start 
at the Source:  A Design Guidance Manual for Stormwater Quality Protection (“Start 
at the Source”) by the Bay Area Stormwater Management Agencies Association 
(BASMAA), 1999; and Using Site Design Techniques to Meet Development 
Standards for Stormwater Quality:  A Companion Document to Start at the Source 
(“Using Site Design Techniques”) by BASMAA, 2003. 

30. Water Meter(s) and Sewer Cleanout(s):  Any proposed water meter(s) and sewer 
cleanout(s) shall be installed on private property behind the public right-of-way line. 

31. Utility Coordination Plan:  Prior to issuance of building permits for the site, the 
applicant shall submit a utility coordination plan and schedule for approval by the City 
Engineer for installation and/or abandonment of all utilities. The plan shall clearly 
show the location and size of all existing utilities and the associated main lines; 
indicate which utilities and services are to remain; which utilities and services are to 
be abandoned, and where new utilities and services will be installed. Joint trenches 
for new utilities shall be used whenever possible. 

32. Pavement Restoration:  Based on the utility coordination plan, the applicant shall 
prepare a pavement restoration plan for approval by the City Engineer prior to any 
utility installation or abandonment. Streets that have been reconstructed or overlaid 
within the previous five years will require boring and jacking for all new utility 
installations.  Dell Avenue and Hacienda Avenue have not been reconstructed or 
overlaid in the last 5 years.  The pavement restoration plan shall indicate how the 
street pavement shall be restored following the installation or abandonment of all 
utilities necessary for the project. 

33. Plans / Encroachment Permit / Fees / Deposits:  Prior to issuance of any building 
permits for the site, the applicant shall cause plans for public street improvements to 
be prepared by a registered civil engineer, pay various fees and deposits, post 
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security and provide insurance necessary to obtain an encroachment permit for 
construction of the standard public street improvements, as required by the City 
Engineer. The plans shall include the following, unless otherwise approved by the 
City Engineer:  

a. Show location of all existing utilities within the existing public right of way. 

b. No new or replaced utility boxes, covers, etc. will be allowed in the sidewalk 
area. 

c. Removal of existing curb ramp at the southwest corner of Hacienda Avenue 
and Dell Avenue. 

d. Installation of new accessible compliant curb ramp at the southwest corner of 
Hacienda Avenue and Dell Avenue. 

e. Installation of City approved street tree(s) in missing tree well(s) along project 
frontage. 

f. Upgrade of existing streetlights along project frontage to LED, including 
upgrades of conduits, conductors and related facilities as needed to 
accommodate LED upgrade. 

g. Installation of asphalt concrete overlay per street pavement restoration plan for 
utility installation and/or abandonment, as required by the City Engineer.  

h. Submit final plans in a digital format acceptable to the City. 

34. Street Improvements Completed for Occupancy and Building Permit Final:  Prior to 
allowing occupancy and/or final building permit signoff for any and/or all buildings, the 
applicant shall have the required street improvements installed and accepted by the 
City, and the design engineer shall submit as-built drawings to the City. 

35. Maintenance of Landscaping:  Owner(s), current and future, are required to maintain 
the landscaped park strip and tree wells in the public right of way. This includes, but 
is not limited to: trees, lawn, plantings, irrigation, etc. Trees shall not be pruned in a 
manner that would not allow the tree to grow to a mature height. 

36. Utility Encroachment Permit: Separate encroachment permits for the installation of 
utilities to serve the development will be required (including water, sewer, gas, 
electric, etc.).  Applicant shall apply for and pay all necessary fees for utility permits 
for sanitary sewer, gas, water, electric and all other utility work. 

37. Additional Street Improvements:  Should it be discovered after the approval process 
that new utility main lines, extra utility work or other work is required to service the 
development, and should those facilities or other work affect any public 
improvements, the City may add conditions to the development/project/permit, at the 
discretion of the City Engineer, to restore pavement or other public improvements to 
the satisfaction of the City. 



 

 

RESOLUTION NO.  4267 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A TREE REMOVAL 
PERMIT (PLN2015-322) TO ALLOW THE CONDITIONAL 
REMOVAL OF AN TWENTY-ONE TREES AT THE VASONA 
TECHNOLOGY PARK ON PROPERTY LOCATED AT 1315 
DELL AVENUE, 1353 DELL AVENUE, 210 E. HACIENDA 
AVENUE, AND 200 E. HACIENDA AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN2015-322: 
 
1.  The project site consists of 4 parcels, totaling 18 ½ acres. 

2.  The project site is located at the southeast corner of Winchester Boulevard and East 
Hacienda Avenue. 

3.  The project site is zoned C-M/80 (Controlled Manufacturing / 80,000 sf. min. parcel 
size) as shown on the Campbell Zoning Map. 

4.  The project site is designated Research and Development as shown on the Campbell 
General Plan Map. 

5.  The project site is bordered by commercial and industrial uses to the north, south, and 
east, and Winchester Boulevard to the west. 

6.  The project site is developed with a seven-building business park, commonly known as 
the Vasona Technology Park. 

7.  The business park was originally created in 1980 when the Planning Commission 
approved the remodel of the former IBM processing building and construction of six 
new office/manufacturing/warehousing buildings.  

8.  The Planning Commission approved a remodel of the business park buildings in 2000 
to accommodate research and development uses and for approval of a parcel map to 
subdivide the property into four parcels.  

9.  The project site encompasses a variety of research and development, medical (Kaiser 
Permanente), and professional office uses.  

10. The proposed project would allow exterior alterations to the existing commercial 
buildings, including installation of new entry features, enlargement of window openings, 
restriping of the entire parking lot, and creation of new courtyards. 

11. The proposed project will also include the removal of 21 protected trees due to their 
location, which would preclude the construction of the proposed site improvements.  
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12. Alternate placement of the site improvements to preserve the trees would result in 
undesirable site configuration. 

13. As a condition of approval, the proposed project will include new trees consistent with 
the requirements of the Campbell Tree Preservation Ordinance.  

Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

14. The retention of the trees restricts the economic enjoyment of the property and creates 
an unusual hardship for the property owner by severely limiting the use of the property 
in a manner not typically experienced by owners of similarly zoned and situated 
properties, and the applicant has demonstrated to the satisfaction of the Planning 
Commission that there are no reasonable alternatives to preserve the trees due to the 
number of site constraints of the infill site. 

15. The project Categorically Exempt under Section 15301 (Class 1) of the California 
Environmental Quality Act (CEQA) Guidelines, pertaining to alterations to existing 
private structures involving negligible or no expansion of use beyond that existing at the 
time of the lead agency’s determination. 

 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Tree 
Removal Permit (PLN2015-322), subject to the attached recommended Conditions of 
Approval (attached Exhibit A). 
 
PASSED AND ADOPTED this 8th day of December, 2015, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Finch, Kendall, Rich, Dodd, Reynolds and 

Young 
NOES: Commissioners: None 
ABSENT: Commissioners: None 
ABSTAIN: Commissioners: None 
 
 
 
     APPROVED: 
        Pamela Finch, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

 

CONDITIONS OF APPROVAL  
Tree Removal Permit (PLN2015-322) 

 
Where approval by the Director of Community Development, City Engineer, Public Works 
Director, City Attorney or Fire Department is required, that review shall be for compliance 
with all applicable conditions of approval, adopted policies and guidelines, ordinances, 
laws and regulations and accepted engineering practices for the item under review.  
Additionally, the applicant is hereby notified that he/she is required to comply with all 
applicable Codes or Ordinances of the City of Campbell and the State of California that 
pertain to this development and are not herein specified. 
 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
1. Approved Permit:  Approval is granted for a Tree Removal Permit (PLN2015-322) to 

allow the removal of trees as specified in the Vasona Business Park Arborist Report 
and Tree Inventory, prepared by KLA, Inc., dated October 20, 2015, on properties 
located at 1315 Dell Avenue, 1353 Dell Avenue, 210 E. Hacienda Avenue, and 200 
E. Hacienda Avenue, except for (Redwood) Trees No. 128, 129, and 131, which shall 
be preserved. This permit shall be valid only in conjunction with the associated Site and 
Architectural Review Permit (PLN2015-270). 

2. Time of Removal: The protected trees shall only be removed only upon 
commencement of construction of the approved building and site improvements.   

3. Replacement Required: The landscaping plans included in the construction drawings 
for a building permit shall indicate planting of one (1) 15-gallon for each tree to be 
removed that is less than 12-inches (DBH) and one (1) 24-inch box tree for each tree to 
be removed that is greater than 12-inches in diameter. The Community Development 
Director shall determine the species of the replacement trees. 

 

 
 

 
 

 



RESOLUTION NO. 4268 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A LIMITED TERM (5-
YEAR) CONDITIONAL USE PERMIT TO ALLOW A 
CONTROLLED (PAID FOR) PARKING LOT WITH LATE NIGHT 
ACTIVITIES (24-HOUR AUTOMATED OPERATION) AT 345 E. 
CAMPBELL AVENUE AND 39 N. CENTRAL AVENUE 
(PORTION). 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN2014-181: 
 
1.  The project site is zoned C-3 (Central Business District) and is designated with a 

Central Commercial land use designation by the General Plan. 

2.  The project site is located on the north side of East Campbell Avenue, between N. 
Central Avenue and N. First Street. 

3.  The controlled (paid for) parking lot with 24-hour automated operations is considered a 
"motor vehicle parking facility" and "late night activity", subject to approval of a 
Conditional Use Permit, consistent with CMC 21.46.040. 

4.  The proposed parking lot would encompass all 7,130 square feet of 345 E. Campbell 
Avenue and 2,601 square feet of the rear of 39 N. Central Avenue for a total of 14,117 
square feet.  

5.  The proposed parking lot would provide 22 parking spaces, of which one would be 
accessible. No motorcycle parking spaces are proposed.  

6.  The facility would be automated twenty-four hours a day with no live attendant.  

7.  The Planning Commission's review of the proposed project encompassed zoning and 
General Plan land use conformance, noise impacts, parking, property maintenance, 
odors, security and enforcement.  

8.  Applicable General Plan and Downtown Development Plan Policies and Strategies 
considered by the Planning Commission include: 

Strategy LUT-13.2a: Downtown Parking: Provide sufficient parking in the Downtown area to address long-
term (employee) and short-term (customer) parking. 

Strategy LUT-13.2b: Downtown Parking Efficiency: Encourage parking strategies in the Downtown area that 
maximize the efficient use of parking. 

Strategy CPT-3.2a: Maintain existing mid-block parking. New development and major additions to existing 
development shall provide access to mid-block parking where possible.  

Strategy CPT-3.2b:  Parking facilities or vehicular access to parking facilities from East Campbell Avenue 
should be avoided when possible and discouraged with new development.  
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Policy LU-2.1:  Ground Level Commercial: Develop and maintain the ground floor space along East 
Campbell Avenue between Third Street and the light rail tracks as a distinctive retail and 
restaurant experience with ground floor uses that are diverse and interesting and 
contribute strongly to a distinctive and unique shopping experience. 

Strategy LU-2.1a:  Restrict the use of ground floor commercial space along East Campbell Avenue to 
retail/restaurant uses.  

Strategy LUT-19.1b: Pedestrian-Orientation: Reinforce East Campbell Avenue as a pedestrian-oriented retail 
street. 

Policy LU-1.1:  Development Potential: To maximize the development potential of property within the 
C-3 zone, particularly ground floor retail and restaurant space.  

Strategy LU-1.1a:  Encourage the development and redevelopment of property in the C-3 zone, by 
developing land use strategies and incentives that create attractive functional ground 
floor retail space along Campbell Avenue. 

Strategy LUT-5.3f: Redevelopment: Facilitate redevelopment opportunities that further revitalization efforts 
in the Downtown commercial area. 

9.  The proposed parking lot, if approved as a permanent use, would be inconsistent with 
the various land use, urban design, and transportation polices considered by the 
Planning Commission, and with the City's overall vision of the Downtown as a 
pedestrian-oriented district. However, a term-limited approval of no more than 5 years 
is appropriate with respect to potential land use and policy changes that may result 
from the Envision Campbell General Plan update and the potential creation of new 
public parking facilities that may be constructed as part of the Civic Center Master Plan. 

Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

10. The proposed use is allowed within the applicable zoning district with Conditional Use 
Permit approval, and complies, as conditioned, with all other applicable provisions of 
this Zoning Code and the Campbell Municipal Code. 

11. The proposed use, as conditioned and with a limited term of five (5) years, is 
consistent with the General Plan. 

12. As conditioned, the proposed site is adequate in terms of size and shape to 
accommodate the fences and walls, landscaping, parking and loading facilities, yards, 
and other development features required in order to integrate the use with uses in the 
surrounding area. 

13. As conditioned, the proposed site is adequately served by streets of sufficient capacity 
to carry the kind and quantity of traffic the use would be expected to generate. 

14. The design, location, size, and operating characteristics of the proposed use, as 
conditioned, are compatible with the existing and future land uses on-site and in the 
vicinity of the subject property. 

15. The establishment, maintenance, or operation of the proposed use, as conditioned, at 
the location proposed will not be detrimental to the comfort, health, morals, peace, 
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safety, or general welfare of persons residing or working in the neighborhood of the 
proposed use, or be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the city. 

16. The project is Categorically Exempt under Section 15304 (Class 4) of the CEQA 
Guidelines pertaining to minor alterations to land as the project would include only a  
"minor temporary use of land having negligible or no permanent effects on the 
environment." 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Conditional 
Use Permit (PLN2014-181), subject to the attached recommended Conditions of Approval 
(attached Exhibit A). 
 
PASSED AND ADOPTED this 8th day of December, 2015, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Finch, Kendall, Rich, and Reynolds 
NOES: Commissioners: Young and Dodd 
ABSENT: Commissioners: None 
ABSTAIN: Commissioners: None 
 
 
 
     APPROVED: 
        Pamela Finch, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

 

CONDITIONS OF APPROVAL  
Conditional Use Permit (PLN2014-181) 

 
Where approval by the Director of Community Development, City Engineer, Public Works 
Director, City Attorney or Fire Department is required, that review shall be for compliance 
with all applicable conditions of approval, adopted policies and guidelines, ordinances, 
laws and regulations and accepted engineering practices for the item under review.  
Additionally, the applicant is hereby notified that he/she is required to comply with all 
applicable Codes or Ordinances of the City of Campbell and the State of California that 
pertain to this development and are not herein specified. 
 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
1. Approved Project: Approval is granted for a limited term (5-year) Conditional Use 

Permit (PLN2014-181) to allow a controlled (paid for) parking lot with late night 
activities (24-hour automated operation) at 345 E. Campbell Avenue and utilizing a 
small portion of the rear of 39 N. Central Avenue. The project shall substantially 
conform to the Downtown Parking Lot Proposal, stamped as received by the Planning 
Division on June 19, 2014 and the Project Plans, Supplemental Response, and Intent 
to Record a Reciprocal Access Agreement as stamped as received by the Planning 
Division on October 8, 2015, except as may be modified by the conditions of approval 
contained herein.   
 

2. Permit Expiration: Within one year (December 8, 2016), the applicant shall have 
fulfilled all conditions of approval, obtained and secured final inspection of a building 
permit, and commenced operation of the parking lot. Failure to meet this deadline will 
result in the approval being rendered void. 

 
3. Limited Term Permit: The Conditional Use Permit approved herein shall valid for a 

period of seven (7) years from the effective date of Planning Commission approval 
(December 18, 2022), at which time the Conditional Use Permit shall be rendered void. 
At such time, the applicant and/or property owner shall cause removal of all parking lot 
improvements (i.e., lights, signs, fences, barriers, etc.), including removal of the parking 
space striping, within thirty (30) days (no later than January 17, 2023). If the parking lot 
use is not discontinued and/or the associated improvements are not removed by the 
specified time periods, the applicant and property owner shall be liable for all City staff 
and legal cost associated with any enforcement, abatement, and/or civil action or 
proceedings necessary to ensure cessation of the use.  

 
4. No Vested Right: No vested right to permanent operation of a parking lot shall be 

conferred by the City's action to grant a limited-term land use approval. 
 

5. Reciprocal Parking and Access Covenant: Prior to submittal of building permits, a 
covenant running with the land shall be recorded by the owner to both 345 E. Campbell 
Avenue & 39 N. Central Avenue to memorialize the reciprocal agreement between the 
two properties as parking and access for the life of the use and activity served.  The 
covenant shall include language to allow for reciprocal access between the two 
properties for general access, maintenance and vehicular circulation, as well as 
flexibility to allow the parking spaces to be reassigned or relocated within the 



Page 2 of 6  
 
 

 

development in the event the property is redeveloped. The convent shall include a 
termination date commensurate with the five (5) year approval period of the Conditional 
Use Permit. The covenant shall be required to be reviewed and approved by the City 
Attorney prior to issuance of building permits.  

 
6. Parking Lot Improvements: The application for a building permit shall include 

installation, placement, and construction details for all fencing, benches, planters 
("furniture"), and wheel stops (required) to be reviewed and approved by the 
Community Development Director. All furniture shall be of a durable construction 
compatible in material, design and color with other like improvements found in the 
Downtown.  

 
7. City Property Connection: Within 30 days of Planning Commission approval, the Public 

Works and Community Development Directors shall determine if a pedestrian 
connection to the Campbell Historical Museum shall be retained. If a connection is to 
be retained, the property owner shall enter into an agreement with the City of Campbell 
providing the City specified access rights and indemnifying the City from liability. The 
applicant/property owner shall also be required, at no cost to the City, to modify the 
interface of the connection as necessary to comply with applicable accessibility 
requirements.  
 

8. Operational Standards: A controlled (paid for) parking lot with late night activities 
operating pursuant to the Conditional Use Permit approved herein shall conform to the 
following operational standards. Significant deviations from these parameters (as 
determined by the Community Development Director) shall require approval of a 
Modification to the Conditional Use Permit, approved herein. 

 
a. Parking: A minimum of 22 vehicle parking spaces shall be provided on the 

project site at all times (no motorcycle parking spaces shall be permitted). This 
number may be lowered as required to provide required accessible parking as 
may be required to comply with building code requirements.  

b. Hours of Operation: Hours of operation shall be as follows. By the end of 
'Business Hours' all patrons shall have exited the restaurant. By the end of the 
'Operational Hours' all employees shall be off the premises. 

 Parking Hours:   24 hours/day, 7 days a week 
 Cleanup/Maintenance Hours: 6:00 AM – 10:00 AM, daily   

c. Non-Smoking Area:  A "No Smoking" sign shall be posted on the premises in 
compliance with CMC 6.11.060. 

d. Noise: Regardless of decibel level, and taking into consideration the noise 
levels generated by a 24-hour parking lot, no noise generated from the 
property shall obstruct the free use of neighboring properties so as to 
unreasonably interfere with the comfortable enjoyment of the neighboring 
residents. 

e. Loitering:  There shall be no loitering shall be allowed in the parking lot. The 
business owner is responsible for monitoring the premises to prevent loitering. 
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f. Trash Clean Up & Maintenance:  All trash clean up and maintenance 
activities shall be conducted between 6:00 AM and 11:00 PM daily.   

g. Parking Assignment: All parking spaces shall be made available on a first 
come, first serve basis. Parking spaces shall not be reserved or otherwise 
restricted for any individual or organization.  

h. Lighting: The parking lot shall be adequately lit during the nighttime hours in 
compliance with the City Lighting Design Standards (CMC Sec. 21.18.090). 
Should the existing pack lights on the adjacent building wall be removed, the 
applicant shall install photovoltaic-powered pole mounted lighting fixtures that 
do not require installation of new overhead or underground electrical conduit. 

i. Landscaping & Landscape Maintenance: The applicant shall provide 
landscaping to beautify the frontage of the property subject to review and 
approval by the Community Development Director. All landscaped areas shall 
be continuously maintained in accordance with City Landscaping 
Requirements (CMC 21.26). Landscaped areas shall be watered on a regular 
basis so as to maintain healthy plants. Landscaped areas shall be kept free of 
weeds, trash, and litter. Dead or unhealthy plants shall be replaced with 
healthy plants of the same or similar type.  

j. Outdoor Activity & Storage: No outdoor activity or outdoor storage is 
permitted. 

k. Signs: The applicant will be required to install signs indicating parking price(s), 
parking lot policies, towing warnings, and the dates of special events (First 
Fridays, Second Saturdays, Wine Walk, Summer Concert Series, Carol of 
Lights, Christmas in Campbell, and other events such as the Farmer’s Market, 
Bunnies and Bonnets Parade, Boogie on the Avenue, and Oktoberfest). The 
final wording, size, and location of the signs shall be subject to the review and 
approval by the Community Development Director.  

9. Revocation of Permit: Operation of a controlled (paid for parking lot) with late night 
operations pursuant to the Conditional Use Permit approved herein is subject to Sections 
21.68.020, 21.68.030 and 21.68.040 of the Campbell Municipal Code authorizing the 
appropriate decision making body to modify or revoke a Conditional Use Permit if it is 
determined that operation has become a nuisance to the City’s public health, safety or 
welfare or for violation of the Conditional Use Permit or any standards, codes, or 
ordinances of the City of Campbell.  

At the discretion of the Community Development Director, if the parking lot generates 
three (3) verifiable complaints related to noise, nuisance and/or violations of conditions of 
approval, within a six (6) month period, a public hearing before the Planning Commission 
may be scheduled to consider modifying conditions of approval or revoking its 
Conditional Use Permit. The Community Development Director may commence 
proceedings for the revocation or modification of use permits upon the occurrence of less 
than three (3) complaints if the Community Development Director determines that the 
alleged violation warrants such an action. In exercising this authority, the decision 
making body may consider the following factors, among others:  
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a. The number and types of Police Department calls for service at or near the 
establishment that are reasonably determined to be a direct result of customer 
actions; 

b. The number of complaints received from residents, business owners and other 
citizens concerning the operation of an establishment;  

c.The number of arrests for alcohol, drug, disturbing the peace, fighting and public 
nuisance violations associated with the parking lot; 

d. The severity and duration of noise complaints; and 

e. The extent that conditions of approval were knowingly violated  

Building Division: 

10. Permits Required: A building permit application shall be required for the proposed new 
commercial parking lot.  The building permit shall include Electrical/Plumbing/Mechanical 
fees when such work is part of the permit. 

11. Construction Plans:  The Conditions of Approval shall be stated in full on the cover sheet 
of construction plans submitted for building permit. 

12. Size of Plans:  The minimum size of construction plans submitted for building permits 
shall be 24 in. X 36 in.  

13. Plan Preparation:  This project requires plans prepared under the direction and oversight 
of a California licensed Engineer or Architect.  Plans submitted for building permits shall 
be “wet stamped” and signed by the qualifying professional person. 

14. Site Plan:  Application for building permit shall include a competent site plan that 
identifies property and proposed structures with dimensions and elevations as 
appropriate.  Site plan shall also include site drainage details.  Site address and parcel 
numbers shall also be clearly called out.  Site parking and path of travel to public 
sidewalks shall be detailed. 

15. Special Inspections:  When a special inspection is required by C.B.C. Chapter 17, the 
architect or engineer of record shall prepare an inspection program that shall be 
submitted to the Building Official for approval prior to issuance of the building permits, in 
accordance with C.B.C Appendix Chapter 1, Section 106.  Please obtain City of 
Campbell, Special Inspection forms from the Building Inspection Division Counter. 

16. Non-point Pollution Control Program:  The City of Campbell, standard Santa Clara Valley 
Non-point Source Pollution Control Program specification sheet shall be part of plan 
submittal.  The specification sheet (size 24” X 36”) is available at the Building Division 
service counter. 

17. Title 24 Accessibility – Commercial:  On site general path of travel shall comply with the 
latest California Title 24 Accessibility Standards.  Work shall include but not be limited to 
accessibility to building entrances from parking facilities and sidewalks.  



Page 5 of 6  
 
 

 

18. Title 24 Accessibility – New Commercial:  This project shall comply fully with Chapter 
11B of the California Building Code 2013 ed. 

19. Approvals Required:  The project requires the following agency approval prior to 
issuance of the building permit: 

a. Santa Clara County Fire Department  (378-4010) 

20. P.G. &E: Applicant is advised to contact Pacific Gas and Electric Company as early as 
possible in the approval process.  Service installations, changes and/or relocations may 
require substantial scheduling time and can cause significant delays in the approval 
process.  Applicant should also consult with P.G. and E. concerning utility easements, 
distribution pole locations and required conductor clearances. 

PUBLIC WORKS DEPARTMENT  
 

21. Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or building 
permits, the applicant shall comply with the National Pollution Discharge Elimination 
System (NPDES) permit requirements, Santa Clara Valley Water District requirements, 
and the Campbell Municipal Code regarding stormwater pollution prevention.  The 
primary objectives are to improve the quality and reduce the quantity of stormwater 
runoff to the bay. 

Resources to achieve these objectives include Stormwater Best Management Practices 
Handbook for New Development and Redevelopment (“CA BMP Handbook”) by the 
California Stormwater Quality Association (CASQA), 2003;  Start at the Source:  A 
Design Guidance Manual for Stormwater Quality Protection (“Start at the Source”) by the 
Bay Area Stormwater Management Agencies Association (BASMAA), 1999; and Using 
Site Design Techniques to Meet Development Standards for Stormwater Quality:  A 
Companion Document to Start at the Source (“Using Site Design Techniques”) by 
BASMAA, 2003. 

22. Utility Coordination Plan:  Prior to issuance of building permits for the site, the applicant 
shall submit a utility coordination plan and schedule for approval by the City Engineer for 
installation and/or abandonment of all utilities. The plan shall clearly show the location 
and size of all existing utilities and the associated main lines; indicate which utilities and 
services are to remain; which utilities and services are to be abandoned, and where new 
utilities and services will be installed. Joint trenches for new utilities shall be used 
whenever possible. 

23. Pavement Restoration:  Based on the utility coordination plan, the applicant shall prepare 
a pavement restoration plan for approval by the City Engineer prior to any utility 
installation or abandonment.  The pavement restoration plan shall indicate how the street 
pavement shall be restored following the installation or abandonment of all utilities 
necessary for the project. 

24. Utility Encroachment Permit: Separate encroachment permits for the installation of 
utilities to serve the development will be required (including water, sewer, gas, electric, 
etc.).  Applicant shall apply for and pay all necessary fees for utility permits for sanitary 
sewer, gas, water, electric and all other utility work. 
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25. Additional Street Improvements:  Should it be discovered after the approval process that 
new utility main lines, extra utility work or other work is required to service the 
development, and should those facilities or other work affect any public improvements, 
the City may add conditions to the development/project/permit, at the discretion of the 
City Engineer, to restore pavement or other public improvements to the satisfaction of 
the City. 

 





















































          City of Campbell -- Community Development Department 
  70 N. First Street, Campbell, CA 95008 

MEMORANDUM 
 
To: Members of the Planning Commission  Date:  January 12, 2016 
           
From: Paul Kermoyan, Community Development Director 
 
Subject: Report of the Community Development Director 
  
 
I. CITY COUNCIL ACTIONS:  The City Council met on Tuesday, January 5, 2016, and 

considered the following item(s) of interest to the Planning Commission: 
 
A. Abatement of Hazardous Vegetation:   Council adopted a resolution directing the 

Community Development Director to proceed with Abatement of Hazardous Vegetation. 
B. Payday Lending Ordinance:  Council held a public hearing and adopted a Resolution 

and introduced an Ordinance to approve a City-initiated Zoning Text Amendment 
(PLN2015-294) to amend the Campbell Zoning Ordinance to create regulations for 
payday lenders.   

 
II. MISCELLANEOUS 

 
A. Next Planning Commission Meeting on January 26, 2016:  This meeting will consider 

the following item(s): 
1. Application of Nallely M. Garcia for a Site and Architectural Review Permit 

(PLN2015-351) to allow a 493 square foot addition and major remodel of an 
existing single family residence on property located at 1377 York Avenue. 

2. Application of Dr. Jeremy Ueno for a Conditional Use Permit (PLN2015-303) to 
allow the establishment of a medical office use (center for periodontics & dental 
implants) within an existing commercial building and allow the construction of a 
new entry canopy and accessible path of travel on property located at 2160 S. 
Bascom Avenue. 

3. Application of Elizabeth Asadi for a Conditional Use Permit with Site and 
Architectural Review (PLN2015-248) to allow construction of an approximately 
4,000 square-foot classroom building and an increase in student capacity from 120 
to 150 children for an existing private Pre-K-8 school (Carden Day School) with 
ancillary daycare services, a Parking Modification Permit (PLN2015-361) to allowed 
a shared parking arrangement, and a Tree Removal Permit (PLN2015-332) to 
allow removal of a Black Walnut tree on property located at 1980 Hamilton 
Avenue. 

 
B. Planning Commissioners’ Academy - March 2-4, 2016:   The next League of 

California Cities’ Planning Commissioners' Academy will be held in San Ramon from 
Wednesday, March 2, to Friday, March 4, 2016.  We try to send our newest members if 
they have time and interest in attending.  Please let staff know by January 15th if you'd 
like to attend.  As there are budget limitations we cannot send all members in a given 
year but usually can send two.  If you have not yet attended and want to, this is a good 
opportunity to meet with fellow Planning Commissioners from throughout the State of 
California. 


