
Questions about this agenda can be directed to the Community Development Department,  
Planning Division, at (408) 866-2140 or by email at planning@cityofcampbell.com. 

 

 
SITE AND ARCHITECTURAL REVIEW COMMITTEE 

TUESDAY, JANUARY 12, 2016 
6:15 p.m.                               

 
Doetsch Conference Room/City Hall 

70 N. First Street, Campbell, CA  95008 
 

AGENDA 
 

ITEM/FILE NO.      ADDRESS START TIME / DURATION APPLICANT 

1.  
 

PLN2015-248 
 

1980 Hamilton Ave. 6:15 PM / 20 Minutes Carden Day School

Conditional Use Permit 
Project Planner:  Daniel Fama, Associate Planner 
 

2.  PLN2015-303 2160 S. Bascom Ave 6:35 PM / 20 Minutes 
 

Dr. Jeremy Ueno 
 

Conditional Use Permit to establish a new dental office 
Project Planner:  Stephen Rose, Associate Planner 
 

3.  PLN2015-351 1377 York Ave. 6:55 PM / 20 Minutes 
 

Nallely Garcia 
 

Site and Architectural Review Permit for a residential addition 
Project Planner:  Stephen Rose, Associate Planner 
 

 



   
 
To:  Site and Architectural Review Committee        Date: January 12, 2016 

From:  Daniel Fama, Associate Planner   

Via:  Paul Kermoyan, Community Development Director  

Subject:  1980 Hamilton Ave. / Carden Day School 

File No.:  Conditional Use Permit w/Site Architectural Review (PLN2015-248) | Tree Removal 
Permit (PLN2015-332), Parking Modification Permit (PLN2015-361) 

PROJECT SITE  
The project site, the First Congregational Church of San Jose, is located at the southeast corner 
of Hamilton and Leigh Avenues, abutted by single-family residences to the east and south, and 
adjacent to office uses to the north across Hamilton Avenue and to the west across Leigh Avenue 
(reference Attachment 1 – Location Map). The property is developed with the Church's 
sanctuary, an assembly hall, administrative offices, and school rooms. 
  
The Carden Day School has operated on the Church's property since 2007. The original approval 
lapsed in 2012, but was reinstated and extended by the Planning Commission subject to the 
School pursuing construction of permanent classroom facilities to replace temporary modular 
buildings. Last year the Planning Commission held a revocation hearing following the School's 
failure to meet the deadline to begin the planning process for permanent facilities. However, the 
Planning Commission granted a temporary extension, tied to a cash deposit agreement, to allow 
the School additional time to prepare plans and submit a development application to the City. 

PROPOSAL 
Consistent with the terms of its agreement with the City, the School has submitted applications 
to allow construction of a 3,840 single-story classroom building with associated site 
improvements, including a covered entry feature and trash enclosure (reference Attachment 2 – 
Project Plans). The new building would provide four classrooms with restrooms, and replace the 
modular buildings that would be removed. A black walnut tree, measuring 22-inches in diameter 
would be removed to accommodate the construction.  

DISCUSSION 
The Planning Commission’s review of the Conditional Use Permit application will include 
consideration of operational characteristics such as pickup/drop-off scheduling, number of 
employees, hours of operation, and number of children. Additionally, the Commission reviews 
the proposed architectural design and site configuration. Pursuant to the CMC Sec. 21.54.050, 
the Site and Architectural Review Committee's (SARC) purview is limited to review of the 
project's architectural design and site configuration, and to make recommendations as 
appropriate to the Planning Commission.  
 
 

MEMORANDUM 
         Community Development Department 

Planning Division 
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Building Design: The proposed classroom building is a simple formed rectangular structure with 
a hipped roof terminating with gables at the north and south elevations (Sheet A-6.1). The slab 
on-grade structure is intended to complement the existing Church buildings in terms of design, 
detailing, materials, and colors, incorporating painted cement board horizontal lap siding and 
composition roofing material (reference Attachments 3 & 4 – Color/Material Sheet & Existing 
Building Photographs). The covered entry feature is a simple steel/wood framed structure with a 
composition roof consistent with the proposed classroom building (Sheet A-6.2). 
 
Site Layout and Circulation: The proposed project plans depict the new classroom building 
situated towards the rear of the site, behind a Church building and adjacent to single-family 
residences to the south (at a 5 ½ foot setback). This siting would largely preserve the property's 
existing configuration with the outdoor play area, parking lots, and site access remaining 
unchanged. In addition to the entry feature and trash enclosure, other site improvements include 
concrete walkway from the parking lot to and around the classroom building. 
 
However, the placement of the building relatively close to the rear yard of adjacent single-family 
residential properties will introduce a new environment not presently existing. The SARC should 
discuss if an alternative building location is more appropriate over what is proposed in order to 
preserve the built environment and minimize potential impacts to adjacent residents.  
 
The circulation pattern for the School would remain largely unchanged. As depicted in the School's 
circulation plan (Sheet A-1.4) parents may drop-off/pick-up children in the rear parking lot adjacent 
to the proposed modular buildings as well as the front parking lot abutting Leigh Avenue. Vehicles 
may enter and exit the site from the property's Hamilton, Phantom, and Leigh driveways. However, 
the Planning Commission previously prohibited left hand turns into and out of the Leigh Avenue 
side parking lot to address neighborhood safety concerns.  
 
Parking: The parking requirement for a private school is 1 ½ spaces per classroom, plus an 
additional space per 75 square-feet of "assembly area". The proposed classroom building would 
provide four classrooms, yielding a parking requirement of six spaces. This nominal increase in 
parking can be absorbed by the site's 146 parking spaces since the Church and School operate on 
alternating schedules. The School operates Monday through Friday, and the Church (and its 
Sunday School) operates on Sunday. 
 
Traffic: The City's original 2007 approval of the School (80 children) did not warrant a traffic 
impact analysis (TIA) because the Church property had historically maintained a private school 
of comparable capacity since 1965. Due to the temporary nature of the 2013 reinstatement 
approval, a traffic analysis was also not required (although the approved capacity was increased 
to 120 children). However, the current proposal, which would allow permanent establishment of 
the school with a capacity of 150 children is subject to a formal traffic review. To account for the 
2013 capacity increase (80 to 120), the TIA's "background" conditions were adjusted to reflect 
the traffic generation of the original capacity such that the analysis reviewed the effect of 
increasing from 80 to 150 children. The administrative draft of the TIA found that the project 
would not have an impact on area intersections or residential streets (due to the accelerated 
timing of the application, the TIA is still in draft form). 
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Tree Removal: As noted, the project would require removal of one Black Walnut tree, measuring 
22-inches in trunk diameter that is located within the footprint of the proposed building 
(reference Attachment 5 – Tree Removal Exhibit). As this tree is greater than 12-inches in 
trunk diameter, its removal requires approval of a Tree Removal Permit that is considered 
concurrently with the development application. Being a healthy tree, that is neither causing 
damage nor posing a threat to life or property, the Planning Commission may allow removal if 
retention would unduly restrict the applicant's ability to develop the property.  
The School contends that the proposed building placement is ideal and that retention of the tree 
would result in an undesirable site layout. A 24-inch box Chinese Pistache in front of the 
classroom building is proposed as a replacement tree. Additionally, a row of ornamental pear 
trees along Leigh Avenue will also be removed to accommodate the widened sidewalk (see 
below). These trees, however, are too small to be considered "protected" (all less than 12-inches 
in diameter). 
 
Off-Site Improvements: The Public Works Department is requiring standard street improvements 
associated with the project, including ADA compliant driveway approaches and a corner curb 
ramp (Hamilton/Leigh), as well as a widened sidewalk and new street trees along Leigh Avenue. 
 
OPTIONS 
The SARC should discuss the project's proposed architecture, materials, and site configuration. If 
the SARC believes that the applicant has adequately addressed any concerns the Committee may 
have, it may recommend approval to the Planning Commission as proposed, or subject to 
specific revisions. 

Attachments:    
1. Location Map 
2. Project Plans 
3. Color/Material Sheet 
4. Existing Building Photographs 
5. Tree Removal Exhibit 
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