
 
 
 
 
 
 

PLANNING COMMISSION 
City of Campbell, California 

 
7:30 P.M.  January 26, 2016
City Hall Council Chambers Tuesday

 

AGENDA 
 
 
ROLL CALL 
   
APPROVAL OF THE MINUTES     January 12, 2016 
 
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. PLN2015-351 Public Hearing to consider the 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 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 
 

2. 
 
 
 
 

PLN2015-303 Public Hearing to consider the 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 in the C-2 (General 
Commercial) 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 
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3. 
 
 
 
 

PLN2015-248 Public Hearing to consider the 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 allow 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 in the P-F (Public Facilities) 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:  Daniel Fama, Associate Planner 

 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
ADJOURNMENT 
Adjourn to the next regularly scheduled Planning Commission meeting of February 9, 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 
JANUARY 12, 2016 

CITY HALL COUNCIL CHAMBERS 
 
 
The Planning Commission meeting of January 12, 2016, was called to order at 7:30 
p.m., in the Council Chambers, 70 North First Street, Campbell, California by Chair 
Dodd and the following proceedings were had, to wit: 

ROLL CALL 
 
Commissioners Present:  Chair:     Cynthia L. Dodd  
      Vice Chair:    Yvonne Kendall 
      Commissioner:   Pamela Finch 
      Commissioner:     Philip C. Reynolds, Jr.  
      Commissioner:   Michael L. Rich  
      Commissioner:   Donald C. Young 
         
Commissioners Absent:  Commissioner:   Ron Bonhagen 
           
Staff Present:    Community Development 
      Director:    Paul Kermoyan 
      Associate Planner:  Stephen Rose 
      City Attorney:   William Seligmann 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Reynolds, seconded by 

Commissioner Kendall, the Planning Commission minutes of the 
meeting of December 8, 2015, were approved as submitted.  (6-0-
1; Commissioner Bonhagen was absent) 
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COMMUNICATIONS 
 
None 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS 
 
None 
 
CONSENT 
 
There were no consent items. 
 
 

*** 
PUBLIC HEARINGS 
 
Commissioner Finch advised that she must recuse from this first item on the agenda 
due to a monetary gain from a competing business location nearby.  She left the dais 
and chamber. 
 
Chair Dodd read Agenda Item No. 1 into the record as follows: 
 
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 

 
Mr. Stephen Rose, Associate Planner, presented the staff report. 
 
Chair Dodd asked if there were questions of staff.   
 
Commissioner Reynolds asked the City Attorney if there is any way that the Planning 
Commission can add conditions of employment within a set of conditions of approval. 
 
City Attorney William Seligmann said if there is a nexus, the answer is yes.  If there are 
some work-related criteria this may be possible to condition.  However, since drug 
testing has privacy implications, it would not be something for this Planning 
Commission itself to impose. 
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Commissioner Kendall asked about the planned retention standards for the footage 
from the three cameras.  She asked if Campbell PD would establish such standards. 
 
David Livingston, Sergeant, Campbell Police Department: 
 Replied no. 
 Added that Campbell PD just provided suggestions to this business owner as to 

what they might do to make this location less attractive place to do criminal 
activities that had occurred in the past. 

 Pointed out that these security cameras serve as a deterrent.  Campbell PD would 
welcome any footage that might be available in the event that something should 
occur but have not established a specific retention standard. 

 
Commissioner Kendall asked Sergeant Livingston if these security cameras would be 
in operation 24-hours a day. 
 
Sergeant Livingston replied yes.  The cameras are in operation when the business is in 
operation, which they are requesting to be 24 hours a day. 
 
Planner Stephen Rose said that these cameras are wide-angled and the recordings 
will be made available to assist the Police in the event of criminal activity at the 
location. 
 
Commissioner Rich: 
 Asked if Campbell PD is comfortable with this proposed 24-hour operation and that 

it would not be a contributor to unlawful activity in the future.  Is there any specific 
correlation between businesses with 24-hour operations and unlawful activities? 

 
Sergeant Livingston advised that the staff at this location (Shell) at that time was the 
correlation due to the people that they drew to the location. 
 
Commissioner Rich asked if there are any remaining concerns on the part of Campbell 
PD. 
 
Sergeant Livingston said that this 24-hour use should be fine as long as they continue 
in the manner that they have been operating in the last year (having ceased 24-hour 
operations during that time). 
 
Chair Dodd opened the Public Hearing for Agenda Item No. 1. 
 
Chair Dodd closed the Public Hearing for Agenda Item No. 1. 
 
Commissioner Reynolds: 
 Said that he likes the idea of allowing this Shell Station to return to 24-hour 

operations.  This is good for the motoring public and for our City. 
 Added that this is a good location for a 24-hour service station. 
 Admitted that his biggest concern is the employee drug testing policy, specifically 

paragraph 4. 
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 Pointed out that this policy is a condition of employment.  New employees must 
agree to submit to random drug testing.  It seems per the policy that in the event 
that an employee refuses drug testing, that employee would be restricted to 
working between the hours of 8 a.m. and 5 p.m. rather than being terminated.  This 
seems to give employees the option to opt out of drug testing. 

 Recounted that he once worked as a gas station attendant when he was a 
teenager.  There are hazards that are inherent in fueling stations.  People who work 
there have to be coherent and not intoxicated or otherwise impaired. 

 Said that this draft policy for random drug testing appears to be contradictory with 
an opt-out option.   

 Suggested removing that option from the policy. 
 
Director Paul Kermoyan clarified that the Planning Commission is not conditioning that 
requirement for random drug testing.  Rather that requirement is a part of the business 
owner’s efforts to make sure their employees meet their requirement to be drug free. 
 
Commissioner Reynolds asked for clarification that the owner created that policy 
document for random drug testing. 
 
Director Paul Kermoyan replied that the City had no say on that condition of 
employment. 
 
Commissioner Reynolds said that if that language remains a part of their policy on 
random drug testing, he would be unable to support this proposed use.  That policy 
could provide this business a method of ensuring a safe operation but the added opt-
out language weakens it. 
 
Commissioner Kendall said that this document requiring submittal to random drug 
testing is similar to the one she uses with her business. 
 
Director Paul Kermoyan added that they can chose to change the document from time 
to time as well. 
 
Commissioner Reynolds said that he would not support this request with this form 
remaining as it is currently written with an opt-out provision.  That is just moving a 
potential problem and not removing it from this business. 
 
Chair Dodd pointed out that this doesn’t mean the business cannot call the Police if 
they find an employee to be under the influence while at work. 
 
Commissioner Young: 
 Referenced a letter provided by the applicant that indicates that a lot of the crime 

that had been occurring had been influenced by a nearby homeless encampment 
that is now gone. 

 Added that following Campbell PD’s recommendations is a good idea including the 
provision of security camera footage to PD upon request. 

 Pointed out that storage of such footage can become expensive.  It may not be 
reasonable to keep all footage. 
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 Said that having this service station that is located so close to a freeway in 
operation 24-hours per day makes sense. 

 Said that he has no issue with the policy with an employee random drug testing 
requirement.   

 Stated that the form actually looks like other such standard forms that he has seen. 
 Concluded that he would be supporting this application. 
 
Commissioner Rich: 
 Asked if a condition might be considered that if there are three drug related arrests 

involving employees, then the hours at this location would be reduced back to their 
existing hours. 

 Added that he too has no problem with the requirement for drug testing. 
 Stated that he is in favor of this application. 
 
Commissioner Young: 
 Referenced Condition 3 that provides the Director with the authority to bring a use 

back to the Commission as appropriate.  That is a standard condition. 
 
Commissioner Kendall said that a broad statement is good enough.  If Campbell PD 
feels the use needs to be brought back for further review, it will be.   
 
Director Paul Kermoyan agreed.  As the condition is written, the reasons for bringing it 
back before the Commission are written extremely broadly.  Arrests could be reviewed 
as a public nuisance that might curtail hours immediately and bring the use back to the 
Commission. 
 
Commissioner Kendall said that the Director and Campbell PD should determine when 
and why this use should return for further consideration.  She added that she is 
supportive. 
 
Commissioner Reynolds asked Chair Dodd to re-open the public hearing so he can 
ask a question of the applicant. 
 
Chair Dodd re-opened the public hearing for Agenda Item No. 1. 
 
Commissioner Reynolds asked if Attachment 6 of the staff report represents a 
condition of employment. 
 
Mr. David Bicknell, Attorney/Applicant’s Representative: 
 Said yes it is.  The purpose is to allow drug testing.  
 Added that a potential employee would not be hired if they are not willing to sign 

this form agreeing to such testing if requested.   
 Stated that in the event that an employee is suspected of being at work under the 

influence they would contact the Police and the employee subsequently 
discharged. 

 
Chair Dodd re-closed the public hearing for Agenda Item No. 1. 
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Motion: Upon motion of Commissioner Reynolds, seconded by 

Commissioner Rich, the Planning Commission adopted 
Resolution No. 4269 approving 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, subject to the conditions of approval, with an added 
condition that the Director and Campbell PD determine the 
retention schedule for the security camera surveillance footage, 
by the following roll call vote: 
AYES: Dodd, Kendall, Reynolds, Rich and Young 
NOES: None 
ABSENT: Bonhagen 
ABSTAIN:   Finch 

 
Chair Dodd advised that this action is final unless appealed in writing to the City Clerk 
within 10 calendar days. 
 
Commissioner Finch returned to the chambers and dais. 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan provided the following additions to the written report: 
  Advised that the League of California Cities Planning Commission Academy will 

occur in March.   
 Added that he has added to his budget so that more than just two Commissioners 

can sign up if they are interested. 
 Asked the Commissioners to contact him should they learn of other training 

opportunities that might be helpful to them in their work on the Commission. 
 
Commissioner Reynolds asked if Director Kermoyan is aware of any training programs 
that focus on parking. 
 
Director Paul Kermoyan replied that he knows there are often focused discussions on 
parking at most conferences but he’s not found a conference focusing solely on 
parking. 
 
Commissioner Reynolds recalled a full day event sponsored by VTA. 
 
Director Paul Kermoyan said that such an event is more a workshop than conference.  
If anyone learns of something that could be useful, please contact him to discuss the 
specifics. 
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Commissioner Kendall advised that Los Gatos’ Planning Commission will be 
discussing their parking standards this week.  That could be interesting to watch and 
follow. 
 
ADJOURNMENT 
 
The Planning Commission meeting adjourned at 8:07 p.m. to the next Regular 
Planning Commission Meeting of January 26, 2016.  
 
 
SUBMITTED BY: ______________________________________ 

 Corinne Shinn, Recording Secretary 
 
 
APPROVED BY: ______________________________________ 
    Cynthia Dodd, Chair 
 
 
ATTEST:  ______________________________________ 

Paul Kermoyan, Secretary 



RESOLUTION NO.  4269 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A MODIFICATION 
(PLN2015-22) TO A PREVIOUSLY-APPROVED CONDITIONAL 
USE PERMIT (UP 83-06) TO ALLOW LATE NIGHT OPERATIONAL 
HOURS FOR AN EXISTING GAS SERVICE STATION AND MINI-
MART ON PROPERTY LOCATED AT 570 E. HAMILTON AVENUE.   
FILE NO.: PLN2015-22 
 

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 number PLN2015-22: 

1. The project site is zoned C-2 (General Commercial) and designated General 
Commercial in the Campbell General Plan. 

2. The project site consists of a 25,634 square-foot site, with an 800 square-foot retail 
building (mini-mart) and six fueling islands. 

3. The project site is located at the southwest corner of the intersection of E. Hamilton 
and Salmar Avenue, and near the on- and off-ramp of Highway 17. 

4. The project site is surrounded by commercial properties on all sides.  

5. No expansion or changes to the exterior of the commercial building are proposed. 

6. At its regular meeting of August 23, 1983, the Planning Commission adopted 
Resolution No. 2227 approving a Use Permit (UP 83-06), allowing the construction of a 
mini-mart and service station and approval of off-sale of beer & wine. The approved 
Conditional Use Permit did not specify allowable hours of operation. 

7. On April 3, 2001 the City Council adopted Ordinance No. 2002, requiring that all late-
night uses, defined as those uses operating between the hours of 11:00 PM to 6:00 
AM, obtain a Conditional Use Permit or modify a previously-approved Conditional Use 
Permit to allow late-night operation. 

8. To the best of the City’s knowledge, the gas service station and mini-mart has operated 
24-hours a day since its establishment in 1983.  

9. The subject gas service station and mini-mart was approved prior to City Council 
Ordinance No. 2002, and therefore is considered a non-conforming use. 

10. The approval of late night operations and extension of salable hours of alcoholic 
products (beer & wine) are permitted in the C-2 (General Commercial) Zoning District 
with approval of a Modification of the previous Use Permit (UP 83-06). 

11. The sale of alcoholic products shall be limited to the hours permitted by the State of 
California.  
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12. The project site abuts commercial uses to the south and west, and is across from 

commercial uses to the north and east.  

13. The site has six parking spaces, not including queuing spaces located within the fueling 
area. 

14. The Police Department has reviewed the project and is supportive of the request as 
conditioned.  

15. The business and operational hours for the gas station and mini-mart shall 24-Hours a 
Day, Monday – Sunday. 

Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 
 
16. The proposed use is allowed within the applicable zoning district with the approval of a 

Modification of the previously approved Conditional Use Permit, and complies, as 
conditioned, with all other applicable provisions of this Zoning Code and the Campbell 
Municipal Code. 

17. The proposed development would be consistent and compatible with the General Plan 
and will aid in the harmonious development of the immediate area. 

18. The subject site is adequate in size and shape to accommodate the yards, walls, 
fences, parking and loading facilities, landscaping and other development features 
required in order to integrate said use with uses in the surrounding area. 

19. The subject site is adequately served by streets of sufficient capacity to carry the kind 
and quantity of traffic such uses would generate.  

20. 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. 

21. The establishment, maintenance, and/or operation of the proposed use, as 
conditioned, at the location proposed will not be detrimental to the comfort, health, 
morals, peace, 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. 

22. The extended business hours and operational hours, as permitted and conditioned, will 
not detrimentally impact adjacent or abutting commercial businesses.   

23. The proposed use is compatible with the uses in the area.  

24. The continued establishment of a general off-sale beer & wine license and extension of 
operational hours will not result in an over concentration of such uses in the area, or 
create a nuisance due to litter, noise, traffic, vandalism, or other factors, significantly 
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disturb the peace and enjoyment of the nearby residential neighborhood, or 
significantly increase the demand on City services. 

25. There is a reasonable relationship and a rough proportionality between the conditions 
of approval and the impacts of the project. 

26. 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. 

27. This project is Categorically Exempt under Section 15301, Class 1 of the California 
Environmental Quality Act (CEQA), pertaining to the operation and leasing of an 
existing private structure. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Modification 
(PLN2015-22) to a previously-approved Conditional Use Permit (UP 83-06) to allow late 
night operational hours for an existing gas service station and mini-mart on property 
located at 570 E. Hamilton Avenue, subject to the attached Conditions of Approval 
(attached Exhibit “A”). 
 
PASSED AND ADOPTED this 12th day of January, 2016, by the following roll call vote: 
 
AYES: Commissioners: Bonhagen, Kendall, Reynolds, Young, Dodd and Rich 
NOES: Commissioners: None 
ABSENT: Commissioners None 
ABSTAIN: Commissioners: Finch 
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Conditional Use Permit Modification (PLN2015-22) 

 
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 Modification (PLN2015-22)  to a 

previously approved Conditional Use Permit (UP 83-06) to allow late night operational 
hours for an existing gas service station and mini-mart on property located at 570 E. 
Hamilton Avenue.  The project shall substantially conform to project plans and written 
description dated as received by the Planning Division on April 10, 2015, except as 
may be modified by the conditions of approval specified herein.  

2. Supersession of Previous Conditions of Approval:  Upon the effective date of the 
Resolution approving this Modification (PLN2015-22), the previously approved 
Conditions of Approval (UP 83-06) shall be void and shall permanently be superseded 
in their entirety by the Conditions of Approval specified herein. 

3. Operational Standards: Any business operating pursuant to the Modification 
(PLN2015-22) approved herein shall be required to conform to the following 
operational standards of this entitlement and thereafter in perpetuity. Significant 
deviations from these parameters shall first require approval of a Modification to 
establish new Conditions of Approval. 

a. Approved Use: The approved use is a “gasoline station” and “liquor store” with 
“late night operations” as defined by the Campbell Municipal Code. 
 

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

 
o Operational Hours:  24-Hours a Day, Monday - Sunday 
o Business Hours: 24-Hours a Day, Monday - Sunday 

 
In the event complaints are received by the City regarding activity during the 
approved late-night operational hours, the Community Development Director may 
immediately modify the hours of operation and/or limit the extended hours of 
operation, subject to the project being brought back to the Planning Commission 
for review. 
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c. Lighting: Artificial light shall be designed to reflect away (adequately down 
shielded) from adjoining properties.  

 
d. Circulation: During business hours the gas station shall provide adequate 

vehicular circulation to ensure free ingress and egress, and safe and unimpeded 
on-site circulation through the site.  

 
e. Property Maintenance: All exterior areas of the business are to be maintained 

free from graffiti, trash, rubbish, posters and stickers. Trash receptacles shall be 
maintained within their approved enclosures at all times. Parking lot striping and 
paving shall be maintained in good condition.  

 
Note: In conformance with this requirement, existing graffiti as depicted on the 
telephone box in the project photos shall be remedied within thirty calendar days 
of this approval. Furthermore, all telephone boxes which are not functional shall 
be removed within three-months of this approval to alleviate the potential for the 
equipment to act as an attractive target for graffiti.  

 
f. Landscape Maintenance: 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.  

 
g. Loitering: There shall be no loitering allowed in the area, in the parking lot, or 

along the property’s frontages. The business owner and property owner are 
responsible for monitoring the premises to prevent loitering. Increased security 
patrols, and other measures as appropriate, shall be used to reduce the incidence 
of loitering on the property. 

h. Security Cameras: The property shall be required to maintain a minimum of 
three wide-angle security cameras in working condition. The recordings of these 
cameras shall be stored for no less than thirty (30) days and made available to 
assist Police Enforcement upon request.  

i. Smoking: "No Smoking" signs shall be posted and maintained on the premises in 
perpetuity in compliance with CMC 6.11.060.   

j. Storage: No outdoor, or rooftop storage shall be permitted.  

k. Signs: New signage shall not be installed prior to approval of a sign permit as 
required by Chapter 21.53 of the Campbell Municipal Code.   

Note: In conformance with this requirement, smaller temporary advertising signs 
(i.e. Coca-Cola, Marlboro, Rockstar Energy) as depicted in the project photos 
shall be removed from the property within 30 calendar days of this approval.  
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l. Parking: No vehicle parking on public streets shall be permitted at any time.  

m. Noise: Unreasonable levels of noise, sounds and/or voices, including but not 
limited to amplified sounds, loudspeakers, sounds from audio sound systems, 
and/or music, generated by the subject use shall not be audible to a person of 
normal hearing capacity from any property. All exterior doors including entry 
doors shall be kept closed.  
 

4. Selling of Alcohol: Notwithstanding the approved business hours and hours of 
operation, the sale of alcoholic products shall be subject to the following restrictions: 

a. The sale of alcoholic products shall be limited to the off-sale of beer and wine and 
the hours permitted by the State of California. No onsite consumption of alcoholic 
beverages shall be permitted. 

b. The applicant shall maintain in good standing the appropriate off-sale beer & wine 
license from the State Department of Alcoholic Beverage Control for the off-sale 
of beer & wine products.  

5. Permit Expiration:  The Modified Conditional Use Permit approval shall be valid in 
perpetuity with continued operation of the use approved herein. Abandonment, 
discontinuation, or ceasing of operations for a continuous period of twelve months shall 
void the Modified Conditional Use Permit approved herein. Upon vacation of the 
Modified Conditional Use Permit, the use shall not be reestablished prior to approval of 
a new application. 

6. Revocation of Permit:  Operation of the use in violation of the Modified Conditional Use 
Permit or any standards, codes, or ordinances of the City of Campbell shall be grounds 
for consideration of revocation of the Conditional Use Permit by the Planning 
Commission.  



ITEM NO. 1  
 

 
CITY OF CAMPBELL · PLANNING COMMISSION 

Staff Report · January 26, 2016 
 

 
PLN2015-351 
Garcia, N. 
 

Public Hearing to consider the application of Nallely Garcia for a Site and 
Architectural Review Permit (PLN2015-351) to allow for a 493 square foot 
addition and substantial remodel of an existing single-family residence on 
property owned by Gonzalo & Candida Quiroga, located at 1377 York 
Avenue, in the R-1-9 (Single Family Residential) Zoning District. 

 
STAFF RECOMMENDATION 
That the Planning Commission take the following action: 
 
1. Adopt a Resolution, incorporating the attached findings, approving a Site and Architectural 

Review Permit to allow construction of a 493 square foot addition and substantial remodel of 
an existing single-family residence, subject to the attached Conditions of Approval. 

 
ENVIRONMENTAL DETERMINATION  

Staff recommends that the Planning Commission find that this project is Categorically Exempt 
under Section 15301 Class 1 of the California Environmental Quality Act (CEQA) pertaining to 
minor alterations to an existing private structure, involving negligible or no expansion of use 
beyond that existing at the time of the lead agency’s determination. 
 
PROJECT DATA 

Zoning Designation:                     R-1-9 (Single-Family Residential) 
General Plan Designation:            Low-Density Residential (less than 4.5 units/gr. acre) 

Net Lot Area: 6,399 square-feet  

Building Height: 17 feet, 3 inches 28 feet Maximum Allowed 

Building Square Footage:  

Existing Living Area: 1,561 square-feet 
Existing Garage:    400 square-feet 
Proposed Addition: + 493 square feet 

   2,454 square-feet 

Floor Area Ratio (FAR):          38.4% 45% Maximum Allowed 

Building (Lot) Coverage: 39.5% 40% Maximum Allowed* 
 
*: The maximum allowable lot coverage is in accordance with the R-1-6 Zoning District Standard. The San Tomas Area Neighborhood Plan 
(Section D.2. – Exceptions for Legal Non-Conforming Lots) allows for reduced side and rear setbacks, and lot coverage requirements for legal 
non-conforming lots based on the standards of the zoning district in which the lot would be conforming (e.g. the setback and lot coverage 
requirement for a 6,399 square foot lot in an R-1-9 zoning district are to be based on the development standards of the R-1-6 zoning district).  

 
Surrounding Uses 
North: Single Family Residence (R-1-9 Zoning) 
South: Single Family Residence (R-1-9 Zoning)  
East: Single Family Residence (R-1-9 Zoning) across York 
West: Single Family Residence (P-D Zoning) 
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DISCUSSION 

Project Location: The project site is an approximately 6,399 square-foot property located on the 
west side of York Avenue, south of Walters Avenue and north of Van Dusen Lane within the 
City's San Tomas Area Neighborhood in the R-1-9 (Single-Family Residential) Zoning District 
(reference Attachment 3 – Location Map). The site is currently developed with a 1,561 sq. ft. 
single-family residence with a 400 sq. ft. detached garage (reference Attachment 4 – Project 
Plans). Single-family residential properties border the site on all sides.  
 
Project Description: The applicant is seeking approval of a Site and Architectural Review Permit to 
allow a 493 square foot addition to an existing 1,561 square foot single-family residence. The scope 
of work also includes a complete remodel of the front façade (porch and entryway), reconstruction 
of major portions of the roof, and removal and replacement of existing wood siding with stucco, 
resulting in an entirely new architectural design for the residence.  

ANALYSIS 

Zoning District: The project site is considered legal non-conforming in the R-1-9 (Single-Family 
Residential) Zoning District designation (see Project Data), and is within the boundaries of the 
San Tomas Area and subject to the San Tomas Area Neighborhood Plan (STANP).  Pursuant to 
the STANP, construction of a new single-family home within this zoning district which renders a 
lot undeveloped requires approval of a Site and Architectural Permit review by the Planning 
Commission. The Community Development Director has determined that substantial remodels, 
which result in an entirely new architectural design for a residence, are also subject to Site and 
Architectural Review by the Planning Commission consistent with the intent to provide public 
review for redevelopment of properties with an R-1-9 zoning within the STANP.  
 
General Plan: The General Plan land use designation for the project site is Low Density 
Residential (less than 4.5 units per gross acre). As conditioned, the proposed residence would be 
consistent with the following General Plan Land Use Strategy: 
 

Strategy LUT-5.2a:  Neighborhood Compatibility: Promote new residential development and substantial 
additions that are designed to maintain and support the existing character and 
development pattern of the surrounding neighborhood, especially in historic 
neighborhoods and neighborhoods with consistent design characteristics 

 
Design: The remodeled residence is presented in a contemporary Spanish style architecture 
incorporating hipped and gabled rooflines, red/brown composite tile roofing, off-white (beige) 
stucco walls, brown trim (eaves and windows), and a well-defined front entryway (reference 
Attachment 5 – Color/Material Board). Whereas the design of the home is successful at large, 
the front entryway could be considered out of proportion with the home and/or surrounding 
properties (reference Attachment 7 – Front Entry Treatments of Surrounding Properties).  
 
In consideration of the front entry, the San Tomas Area Neighborhood Plan (STANP) provides 
design criteria which encourage accounting for the design of adjoining properties, as well as 
emphasizing horizontal design elements which serve to accentuate the width of the house, as 
opposed to vertical design elements (such as taller entryways). Two exhibits which illustrate this 
distinction from the STANP have been provided on the following page for ease of reference: 
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Figure 1: Vertical vs. Horizontal Design Emphasis 

 
Site and Architectural Review Committee: The Site and Architectural Review Committee 
(SARC) reviewed this application at its meeting of January 12, 2016 (the applicant was not in 
attendance). The Committee was generally supportive of the project, but recommended the 
applicant to lower the height of the front entryway to be more in line with the peaks of other 
gable features proposed on the front elevation. While the design recommendation was forwarded 
to the applicant, no response to SARC feedback had been received as of the date of staff report 
preparation. As such, a Condition of Approval (#3) has been included by staff, requiring the 
applicant to lower the height of the front entryway. 

 
Attachments: 
1. Findings for Approval of File No.: PLN2015-351 
2. Conditions of Approval of File No.: PLN2015-351 
3. Location Map 
4. Project Plans 
5. Color/Material Board 
6. SARC Memo 
7. Front Entry Treatments of Surrounding Properties 
 

 

 

Prepared by: 

 Stephen Rose, Associate Planner  

 
 
 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 



Attachment 1 
 
   
FINDINGS FOR APPROVAL OF FILE NO. PLN2015-351 

 
SITE ADDRESS: 1377 York Avenue 
APPLICANT:  Nallely Garcia 
OWNER:  Gonzalo & Candida Quiroga 
P.C. MEETING: January 26, 2016 
 
Findings for Approval of a Site and Architectural Review Permit to allow for a 493 square foot 
addition and substantial remodel of an existing single-family residence. 
 
The Planning Commission finds as follows with regard to file number PLN2015-351: 
 

1.  The project site is designated Low Density Residential (4.5 units/gr. acre) on the City of 
Campbell General Plan Land Use diagram. 

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

3.  The project site is approximately 6,399 square-feet in area and is therefore considered legal 
non-conforming in the R-1-9 Zoning District.  

4.  The project site is located on the west side of York Avenue, south of Walters Avenue and 
north of Van Dusen Lane within the San Tomas Area, and subject to the San Tomas Area 
Neighborhood Plan.  

5.  The proposed project consists of a 2,454 square-foot (1,561 sq. ft. existing residence, 400 sq. 
ft. garage, 493 sq. ft. new addition) single-family residence with a building coverage of 39.5% 
and Floor Area Ratio (FAR) of 38.3%.   

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 existing residence will retain two parking spaces, satisfying the applicable parking 
requirement.  

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

Based upon the foregoing findings of fact and pursuant to CMC Section 21.42.020, 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.  This project is Categorically Exempt under Section 15301 Class 1 of the California 
Environmental Quality Act (CEQA) pertaining to minor alterations to an existing private 
structure, involving negligible or no expansion of use beyond that existing at the time of the 
lead agency’s determination. 



Attachment 2 
 

CONDITIONS OF APPROVAL FOR FILE NO. PLN2015-351 
 
SITE ADDRESS: 1377 York Avenue 
APPLICANT:  Nallely Garcia 
OWNER:  Gonzalo & Candida Quiroga 
P.C. MEETING: January 26, 2016 
 
The applicant is hereby notified, as part of this application, that he/she is required to meet the 
following conditions in accordance with the ordinances of the City of Campbell and the State of 
California.  Where approval by the Community Development Director, 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-

351) to allow for a 493 square foot addition and substantial remodel of an existing single-
family residence located at 1377 York Avenue. The project shall substantially conform to the 
project plans and color/material board as received by the Planning Division on November 13, 
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 January 26, 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. Plan Revisions: Prior to building permit submittal the applicant shall revise the front elevation 
and associated cross sections and side elevations to depict a lower height for the front entry to 
be more in line with the peaks of the other gable features proposed on the front elevation. The 
final design of the entry feature shall be subject to the review and approval of the Community 
Development Director.  
 

4. 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. 
 

5. 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 
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decorative design to be compatible with the residential development and shall incorporate 
energy saving features. 

 
6. 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.   

7. 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. 

 
8. 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. 

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 
 
9. Permits Required:  A building permit application shall be required for the proposed complete 

remodeling and addition to the existing structure. The building permit shall include 
Electrical/Plumbing/Mechanical fees when such work is part of the permit.  

10. Project Description: This project is proposed as a “remodel and addition to an existing 
dwelling”. The scope of work proposed under this project in many ways reflects the 
construction of a new single-family dwelling. Upon review of the building permit plans, the 
Building Inspection Division may consider this project as new construction, and fees will be 
calculated based on the comparative similarities to new construction. This project will be 
reviewed under the provisions of Chapter 18.32 of the City of Campbell Municipal Code to 
determine how this project will be defined. If the project is redefined pursuant to these 
provisions, undergrounding of overhead utilities and frontage improvements may be required.  
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11. Plan Preparation:  Portions of 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. 

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

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

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.  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. 

15. Seismic requirements:  Additions and Alterations to existing residential structures shall 
comply with Section 3404 of the 2013 California Building Code (CBC). 

16. 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. 

17. 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. 

18. Non-Point Source Pollution Control: 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. 

19. 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) 
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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. 

 
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. & E. concerning utility easements, distribution pole locations 
and required conductor clearances. 

21. Intent to Occupy During Construction: Owners shall declare their intent to occupy the 
dwelling during construction. The Building Inspection Division may require the premises to be 
vacated during portions of construction because of substandard and unsafe living conditions 
created by construction.  

22. 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. 

23. 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. 

24. 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. 

25. California Green Building Code:  This project is subject to the mandatory requirements for 
new residential structures under the California Green Building Code, 2010 edition. 

26. Fire Protection System: This structure, if classified as a new Single Family Dwelling under 
Chapter 18.32 of the Campbell Municipal Code, shall be equipped with residential fire 
sprinklers compliant with Sections R313 of the California Residential Code 2013 edition. 

FIRE DEPARTMENT  

27. 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. 

28. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 
the CFC Chapter 14 and our Standard Detail and Specification SI-7. 
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ITEM NO. 2  
 

 

CITY OF CAMPBELL · PLANNING COMMISSION 
Staff Report · January 26, 2016 

 
 
 
PLN2015-303 
Ueno, J.   
 

Public Hearing to consider the application of Dr. Jeremy Ueno for a 
Conditional Use Permit (PLN2015-303) to allow for the establishment of a 
medical office use (center for periodontics & dental implants) out of an 
existing commercial tenant space at 2160 S. Bascom Avenue, Suites A & B, 
in the C-2 (General Commercial) Zoning District. 
 

STAFF RECOMMENDATION 

That the Planning Commission take the following action: 
 
1. Adopt a Resolution, incorporating the attached findings, approving a Conditional Use 

Permit to allow the establishment of a medical office use (center for periodontics & 
dental implants), subject to the attached Conditions of Approval.  

 
ENVIRONMENTAL DETERMINATION  

Staff recommends that the Planning Commission find that this project is Categorically 
Exempt under Section 15301, Class 1 of the California Environmental Quality Act (CEQA), 
pertaining to the operation and leasing of an existing private structure. 
 
DISCUSSION 

Project Location: The project site is an approximately 28,641 square-foot rectangular corner 
lot located on the east side of S. Bascom Avenue, north of Shady Dale and south of El Solyo 
Avenue in the C-2 (General Commercial) Zoning District (reference Attachment 3 – 
Location Map). The site is currently developed with a 9,594 square foot “L-shaped” 
building, situated at the southwest corner of the property.  
 
PROJECT DATA 

Zoning District:    C-2 (General Commercial) 
General Plan Designation:  General Commercial 
 

Proposed Hours:   
Operational/Staff: 7:30 AM – 8:30 PM, Daily 
 
Business/Public:   8:00 AM – 5:00 PM, Mon. – Fri. 
Instruction/Training:  5:30 PM – 8:00 PM, Thurs. (no overlap w/ public) 

 
 

Project Site Summary 
Net Lot Area 28,641 sq. ft. (.66 acres) 

Total Building Area: 9,594 sq. ft. 
Subject Tenant Space (Suites A & B) 5,597 sq. ft. 

(Suite A & Suite B; 4371 sq. ft.  + 1226 sq. ft.)  
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Surrounding Uses 
North: Office (C-2 Zoning) 
South: Restaurant (C-2 Zoning) across Shady Dale Avenue 
East: Single Family Residence (R-1-6 Zoning)  
West: Medical Office (C-2 Zoning) across S. Bascom Avenue 
 
Applicant’s Proposal: The applicant is requesting approval of a Conditional Use Permit to 
allow the establishment of a medical office use (center for periodontics & dental implants) out 
of two existing commercial tenant spaces (Suite A & B). There would be no expansion of the 
building and only limited exterior changes for site accessibility and maintenance access 
purposes (reference Attachment 4 - Revised Project Plans). 
 
Operational Description: The proposed center for periodontics and dental implants would 
provide services treating periodontal disease with surgical and non-surgical methods, 
including traditional and laser therapies. The business would also perform gum and bone 
grafts to replace or restore lost tissue around teeth, and offer dental implants when teeth have 
been lost. The business would operate between the hours of 8:00 a.m. until 5:00 p.m., 
Monday through Friday for the general public (hours of operation are 8:00 a.m. until 8:00 
p.m. daily), and offer instruction and technical training to roughly 15 practitioners outside of 
the practice on Thursdays (5:30 p.m. – 8:00 p.m.) after patient hours.  At peak operations, the 
business would be run by two doctors and 11 staff (reference Attachment 7 – Written 
Statements).  
 
ANALYSIS 
 
Zoning District: The property is located within the General Commercial (C-2) Zoning District. 
Within the C-2 Zoning District, the subject use is technically defined as a "medical office" 
with which is allowed within the C-2 Zoning District with the approval of a Conditional Use 
Permit.  
 
General Plan: The General Plan land use designation for the project site is General 
Commercial. This land use designation encourages uses that require high vehicular and 
pedestrian exposure in order to support the success and viability of the City’s retail and 
business centers.  Medical office uses should be considered on a case by case basis when 
evaluating the purpose of this land use designation. The General Plan Land Use Element 
provides several policies and strategies pertaining to land use compatibility and site design, 
which may be taken into consideration by the Planning Commission in review of this request: 

 
Policy LUT-5.1: Neighborhood Integrity: Recognize that the City is composed of residential, 

industrial and commercial neighborhoods, each with its own individual character; 
and allow change consistent with reinforcing positive neighborhood values, while 
protecting the integrity of the city’s neighborhoods. 

Policy LUT-11.2a: Services Within Walking Distance: Encourage neighborhood serving commercial 
and quasi-public uses, such as churches, schools, and meeting halls to locate 
within walking distance of residential uses.  

Policy LUT-13.1: Variety of Uses: Attract and maintain a variety of uses that create an economic 
balance within the City while maintaining a balance with other community land 
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use needs, such as housing and open space, and while providing high quality 
services to the community. 

Strat. LUT-14.6b: Ground Floor Retail Uses: Ensure ground floor retail uses on Bascom and 
Hamilton Avenues, with vibrant street level elevations.  

Use Analysis: With the approval of the subject “medical office use” the property would be 
comprised of roughly 59% medical office and 41% general service uses (reference 
Attachment 5 - Property Use Analysis). While in general, allowing such a large percentage 
of a small commercial center to be developed with a medical office use could negatively 
impact adjoining businesses, which often rely on synergistic operations for success and 
vibrancy, in this instance the center is occupied by general service uses (House Cleaning 
Service & Hair Salon) which also operate on an appointment basis. Furthermore, in that the 
former tenants of Suites A & B (Realty World & AccuQuest Hearing Centers respectively) 
were similar in many respects to a medical office use, the proposed use would arguably serve 
to maintain the status quo in terms of past operations and intensity. 
 
Parking: The parking requirements and land use restrictions for the commercial center were 
approved by the Planning Commission on April 7, 1981 under ‘S’ 81-11.  This “S” (Site 
Approval) allowed for the development of the 9,594 square foot commercial/retail building 
with 44 parking spaces (currently 43 resulting from accessibility improvements), and 
resultantly established a “retail” baseline (1 parking space per 200 sq. ft.) for future tenants 
(reference Attachment 8 - ‘S’ 81-11 Approval).  
 
For this application, the parking requirement for a “medical office” is one parking space per 
200 square feet of gross floor area. As this parking standard is the same as the “retail” 
baseline established for future tenants under the ‘S’81-11 approval, no parking impact per 
code would result from the proposed use (reference Attachment 5 – Parking Summary). It 
should be further noted that while the business would also offer training/instruction on 
Thursdays, these sessions will occur after public/appointment hours and would be staggered 
by 30-minutes to allow parking spaces in the center to adequately turnover. A condition of 
approval has been included as part of the business’s operational standards to reflect this 
requirement.  
 
Circulation: During the review process, staff examined pedestrian, bicycle, and vehicle 
circulation related to the center. Staff did not identify any significant issues with the parking 
arrangement or onsite circulation (noting that the proposal enhances onsite accessibility for 
the subject tenant space). However, as the site has limited opportunities for bicycle parking, a 
condition of approval has been included which requires a bike rack to be installed on the 
property.  
 
Signage:  Signage is not part of this application review. Any future signage proposal shall 
comply with the City of Campbell Sign Ordinance standards for office uses. 
 
Neighborhood Impacts: The proposed medical office use is not anticipated to result in 
adverse neighborhood impacts.  The business shall be conducted entirely inside an enclosed 
tenant space, served by streets of sufficient size and capacity to handle the use (S. Bascom & 
Shady Dale), and with adequate parking provided onsite.  
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Site and Architectural Review Committee: The Site and Architectural Review Committee 
(SARC) reviewed this application at its meeting of January 12, 2016 (reference Attachment 
9 – SARC Memo). The Committee was supportive of the project, with the following 
recommended changes: 
 

 Eliminate the proposed canopy/awning detail along the S. Bascom frontage, and 
retain existing landscaping where possible along the northerly driveway entry. 
The project plans include a supplemental exhibit entitled “Detail Plan @ Street 
entry” which incorporates this feedback.  
 

 Evaluate painting or applying a stucco spackle to the mechanical access door 
proposed on Shady Dale Avenue to better integrate the door with the building 
façade.  
The project plans include a supplemental exhibit entitled “South Elevation 
(Partial)” which indicates the mechanical access door is to be painted to match 
the adjoining building walls, responsive to SARC feedback.  
 

Attachments: 
1. Findings for Approval of File No. PLN2015-303 
2. Conditions of Approval for File No. PLN2015-303 
3. Location Map 
4. Revised Project Plans 
5. Property Use Analysis 
6. Parking Summary 
7. Written Statements 
8. ‘S’81-11 Approval 
9. SARC Memo 
 
 
 
 
Prepared by: 

 Stephen Rose, Associate Planner 

 
 
 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 

 



   Attachment #1 
   

FINDINGS FOR APPROVAL OF FILE NO. PLN2015-303 
 
SITE ADDRESS: 2160 S. Bascom Avenue, Suites A & B 
APPLICANT: Dr. Jeremy Ueno 
OWNER:  Joseph & Tanya Gemma  
P.C. MEETING: January 26, 2016 

 
Findings for approval of a Conditional Use Permit (PLN2015-303) allowing the 
establishment of a medical office use (center for periodontics & dental implants): 
 
The Planning Commission finds as follows with regard to file number PLN2015-303: 
 
1.  The project site is zoned C-2 (General Commercial) and designated General Commercial 

by the General Plan. 

2.  The project site is an approximately 28,641 square-foot rectangular corner lot located on 
the east side of S. Bascom Avenue, north of Shady Dale and south of El Solyo Avenue. 

3.  The proposed project is an application to allow the establishment of a medical office use 
which is allowed in the C-2 Zoning District with the approval of a Conditional use 
Permit. 

4.  The proposal does not result in any additional floor area and only minor exterior changes 
to the existing property for site accessibility and maintenance access.  

5.  The proposal does not result in the removal of any onsite trees and only a minor area of 
landscaping.  

6.  As conditioned, the hours of operation would be limited to 7:30 AM to 8:30 PM, Daily in 
perpetuity.  

7.  As conditioned, the business/public (class) hours would be limited to 8:00 AM – 8:00 
PM, Mon. – Fri. in perpetuity.  

8.  As conditioned, instruction/training would be limited to 5:30 PM – 8:00 PM, Thur. with 
no overlap with public/appointment hours in perpetuity.  

9.  Policies found within the Campbell General Plan articulate a desire to promote and allow 
change consistent with reinforcing positive neighborhood values and protecting the 
integrity of the city’s neighborhood, encouraging neighborhood serving commercial uses 
within walking distance of residential uses, and attracting and maintaining a variety of 
uses that create an economic balance within the city while providing high quality services 
to the community.  

 
Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 
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1. The proposed use is allowed within the applicable zoning district with Conditional Use 
Permit approval, and complies with all other applicable provisions of this Zoning Code 
and the Campbell Municipal Code; 

2. The proposed use is consistent with the General Plan;   
 

3. 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; 

4. The proposed site is adequately served by streets (S. Bascom Avenue & Shady Dale 
Avenue) of sufficient capacity to carry the kind and quantity of traffic the use would be 
expected to generate;   

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

6. The establishment, maintenance, or operation of the proposed use at the location 
proposed will not be detrimental to the comfort, health, morals, peace, 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  

7. The project is Categorically Exempt under Section 15301, Class 1 of the California 
Environmental Quality Act (CEQA), pertaining to the operation and leasing of an 
existing private structure. 
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CONDITIONS OF APPROVAL FOR FILE NO. PLN2015-303 
 
SITE ADDRESS: 2160 S. Bascom Avenue, Suites A & B 
APPLICANT: Dr. Jeremy Ueno 
OWNER:  Joseph & Tanya Gemma  
P.C. MEETING: January 26, 2016 
 
The applicant is hereby notified, as part of this application, that he/she is required to meet the 
following conditions in accordance with the ordinances of the City of Campbell and the State 
of California.  Where approval by the Community Development Director, 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 Conditional Use Permit (PLN2015-303) to 

allow a medical office use within an existing commercial tenant space located at 2160 S. 
Bascom Avenue, Suites A & B. The project shall substantially conform to the Project 
Plans and Written Statements stamped as received by the Planning Division on January 
15, 2016, except as may be modified by the Conditions of Approval contained herein.  

 
2. Permit Approval Expiration: The Conditional Use Permit approval shall be valid for one 

year from the date of final approval.  Within this one year period all conditions of 
approval shall be fulfilled and the use established. Failure to meet this deadline will result 
in the Conditional Use Permit being void. Abandonment, discontinuation, or ceasing of 
operations for a continuous period of twelve months shall void the Conditional Use 
Permit approved herein.  

 
3. Revocation of Permit: Operation of a medical office use pursuant to the Conditional Use 

Permit approved herein is subject to Chapter 21.68 of the Campbell Municipal Code 
authorizing the appropriate decision making body to modify or revoke a Conditional Use 
Permit if it is determined that its 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 establishment generates three (3) verifiable complaints 
related to violations of conditions of approval and/or related to its operation within a six 
(6) month period, a public hearing may be scheduled to consider modifying conditions of 
approval or revoking the Conditional Use Permit. The Community Development Director 
may commence proceedings for the revocation or modification of 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 noise complaints at or near the establishment that are 
reasonably determined to be a direct result of patrons actions or facility equipment; 

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

c. Violation of conditions of approval. 
 
4. Operational Standards: Consistent with the submitted Written Descriptions and City 

standards, any medical office use operating pursuant to the Conditional Use Permit 
approved herein shall conform to the following operational standards. Significant 
deviations from these standards (as determined by the Community Development 
Director) shall require approval of a Modification to the Conditional Use Permit. 

a. Maximum Occupancy: A maximum of thirteen staff shall be permitted on the 
premises at any time, which is further subject to the maximum occupancy capacities 
of certain rooms as determined by the California Building Code (CBC). It is the 
responsibility of the business owner to provide adequate entrance controls to ensure 
that participant occupancy is not exceeded. Maximum Occupancy signs shall be 
posted conspicuously within the premises. 

b. Retail Sales: Retail sales are permitted in association with the proposed use.  

c. Instruction/Training: No more than one class shall be permitted at any one time.  

d. Hours of Operation: Hours of operation shall be as follows. By the end of 'Business 
Hours' and Instructor/Training Hours, respectively, all patrons shall have exited the 
premises. By the end of the 'Operational Hours' all employees shall be off the 
premises.   

Business/Public Hours: 8:00 AM – 5:00 PM, Mon. – Fri. 
Instructor/Training:  5:30 PM –8:00 PM, Thurs. (no overlap w/ public) 
 
Operational/Staff:  7:30 AM – 8:30 PM, Daily 

These hours are restricted in perpetuity.  

e. Parking Management: In the event that a verifiable complaint is received by the 
City regarding parking, the Community Development Director may reduce the 
permitted occupancy, limit the hours of operation, require greater staggering of 
classes, require additional parking management strategies and/or forward the project 
to the Planning Commission for review.  

f. Smoking: "No Smoking" signs shall be posted on the premises in compliance with 
CMC 6.11.060. 

g. Noise: Outdoor speakers are prohibited. Unreasonable levels of noise, sounds and/or 
voices, including but not limited to indoor amplified sounds, indoor loud speakers, 
sounds from indoor audio sound systems or music, and/or indoor public address 
system or fitness equipment, generated or used by the establishment or its participants 
shall not be audible to a person of normal hearing capacity from outside the enclosed 
tenant space.  



     Attachment #2 
Page 3 of 7 

 

 

i. In the event that a verifiable complaint is received by the City 
regarding noise, the Community Development Director may reduce 
the permitted occupancy, limit the hours of operation, limit the 
permissible decibels, limit the type of fitness equipment permitted, 
and/or forward the project to the Planning Commission for review. 

h. Loitering:  There shall be no loitering allowed outside the business.  The business 
owner is responsible for monitoring the premises to prevent loitering. 

i. Trash Disposal and Clean-Up:  All trash disposal, normal clean-up, carpet cleaning, 
window cleaning, sidewalk sweeping, etc. shall occur during the "operational hours."  

j. Business License: The business shall be required to obtain and maintain a City 
business license at all times.  

 
5. Bicycle Rack: Prior to occupancy, the applicant shall install one additional bicycle rack 

on the property.  The exact location and design of the bicycle rack shall be subject to 
review and approval by the Community Development Director.  

6. Storefront Windows & Doors: At no time shall an obscure wall or barrier (i.e. drapery, 
window tinting, blinds, furniture, inventory, shelving units, storage of any kind or 
similar) be installed along, behind or attached to windows or doorways that blocks visual 
access to the tenant space or blocks natural light without first obtaining written approval 
by the Community Development Director.   

7. Landscape Maintenance: 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.  

8. Signage:  No signage is approved as part of the development application approved herein.  
New signage shall not be installed prior to approval of a sign permit.  
 

9. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. air 
conditioning units, ventilation ducts or vents), shall be added to the existing building 
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.  

 
10. Outdoor Storage:  No outdoor storage is permitted on the subject property.  No 

equipment, materials or business vehicles shall be parked and/or stored outside the 
building or within the parking lot.  

 
11. Parking and Driveways:  All parking and driveway areas shall be maintained in 

compliance with the standards in Chapter 21.28 (Parking & Loading) of the Campbell 
Municipal Code.  Parking spaces shall be free of debris or other obstructions. 
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BUILDING DIVISION 

12. Permits Required: A building permit application shall be required for the proposed 
Tenant Improvements to the (e) vacant commercial space. The building permit shall 
include Electrical/Plumbing/Mechanical fees when such work is part of the permit.  
 

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

 
14. Size of Plans: The minimum size of construction plans submitted for building permits 

shall be 24 in. X 36 in. 
 
15. 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. 

 
16. 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. 

 
17. Title 24 Energy Compliance:  California Title 24 Energy Standards Compliance forms 

shall be blue-lined on the construction plans. Compliance with the Standards shall be 
demonstrated for conditioning of the building envelope and lighting of the building. 

 
18. 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. 

 
19. 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. The 
specification sheet (size 24” X 36”) is available at the Building Division service counter. 

 
20. 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. 

 
21. Title 24 Accessibility – Commercial:  This project shall comply fully with the provisions 

of Chapter 11B of the California Building Code 2013 ed. 
 
22. Approvals Required:  The project requires the following agency approval prior to 

issuance of the building permit: 
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a. West Valley Sanitation District 
b. Santa Clara County Fire Department 
c. Santa Clara County Department of Environmental Health 

 
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. 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 

25. Proof of Ownership:  Prior to issuance of any grading, drainage, or building permits for 
the site, the applicant shall provide a current Preliminary Title Report, grant deed, or 
other satisfactory proof of ownership. 
 

26. 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. 

27. Plan Lines:  Prior to issuance of any grading or building permits for the site, the applicant 
shall provide a plan layout showing the correct distance from the street centerline to the 
property line, dimensions of sidewalk and other relevant information in the public right of 
way. 

28. 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 
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where new utilities and services will be installed. Joint trenches for new utilities shall be 
used whenever possible. 

29. 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.  South 
Bascom Avenue has not been overlaid in the last five 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. 

30. Street Improvement Agreements / Plans / Encroachment Permit / Fees / Deposits:  Prior 
to issuance of 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 new and existing public right of way. 

b. Removal of existing driveway approaches and necessary sidewalk, curb and gutter. 

c. Installation of City standard ADA compliant driveway approaches (may require right-
of-way dedication). 

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

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

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

31. 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. 
 

32. 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. 
 

33. 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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34. 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. 

 
FIRE DEPARTMENT 

35. 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. 
 

36. Medical Gas System: If a medical gas system is to be installed, review and approval by 
the HAZMAT Division is required prior to building permit submittal and design. 
 



Attachment #3

Location Map 

Site Location



Attachment 4



Retain landscaping









Attachment #5 

Property Use Analysis 
(Proposed Conditions)

Multi‐Tenant 
Building 

Land Use 
sq. ft. 

% of 
property: 

Suite A  Dr. Ueno 
Medical
Office 

4,371 sq. ft.   45.5% 

Suite B 
 Dr. Ueno 
(5/31/16) 

Medical 
Office 

1,226 sq. ft.   12.7% 

Suite C 

Merry 
Maids 
(House 
Cleaning 
Service) 

Services, 
General 

1,905 sq. ft.  
(1,496 ground  
+ 409 above)

19.8% 

Suite D 
Bella 
Capelli 
(Hair Salon) 

Services, 
General 

1852 sq. ft.  
(1,448 ground  
+ 404 above)

19.4% 

Telecommunication 
 & Storage 

Common  General  240 sq. ft.  2% 

Total  9,594 sq. ft.  100% 

Land Use  sq. ft.  % of property

Medical  5,597 58.3%

Services  3,757 39.1%

Common  240 2.5%

Total  9,594 100.0%
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Parking Summary 
(Proposed Conditions)

Space  Tenant  Classification Area 
Parking 

Required per 
Table 3‐1 

Req. 
Parking 

Suite A  Dr. Ueno 
Medical 
Office 

4,371 sq. ft.   1/200 SF  21.8 

Suite B 
 Dr. Ueno  

(as of 5/31/16) 
Medical 
Office 

1,226 sq. ft.   1/200 SF  6.1 

Suite C  Merry Maids 
(House Cleaning Service) 

Services, 
General 

1,905 sq. ft.  
(1,496 ground  
+ 409 above)

1/250 SF  7.6 

Suite D  Bella Capelli 
(Hair Salon) 

Services, 
General 

1,852 sq. ft.  
(1,448 ground  
+ 404 above)

1/250 SF  7.4 

Telecommunication 
 & Storage 

Common  General   240 sq. ft.  1/200 SF  1.2 

9,594 sq. ft.  
Total Parking 
Required 

44* 

Total Parking 
Provided 
(shared) 

43 
(44**) 

Deficit/Surplus 0** 

  *: After rounding down in accordance with CMC 21.28.040.F. (Rounding of Quantities). 
**: Whereas  the  center  is  technically  deficient  by  1  parking  space,  the  original  “S”  Site  Approval  (S81‐11)  allowed  for  a  parking 
deficiency of up to 4 parking spaces (the center was originally parked at 44 parking spaces where 48 parking spaces were required). It 
should be further noted that while the center now provides one less parking space (43 vs. 44) parking spaces than had originally been 
developed, Section 21. 28.040.D.4 of the Campbell Municipal Code notes that additional parking spaces shall not be required as a result 
of  site accessibility upgrades.  In  that  the number of existing parking  spaces 43,  is  the  result of providing accessible parking on  the 
property, the property is not considered deficient by code.  
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ITEM NO. 3  
  

 
CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ January 26, 2016 
 

PLN2015-248, 
332,361 
 
Carden Day 
School 

Public Hearing to consider the 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 allow 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 in the P-F 
(Public Facilities) Zoning District.   

STAFF RECOMMENDATION 

That the Planning Commission take the following action: 
 

1. Adopt a Resolution, incorporating the attached findings, approving a Conditional Use 
Permit with Site and Architectural Review (PLN2015-248) and a Parking Modification 
Permit (PLN2015-361), subject to the attached conditions of approval. 
 

2. Adopt a Resolution, incorporating the attached findings, approving a Tree Removal Permit 
(PLN2015-332), subject to the attached conditions of approval. 

 
ENVIRONMENTAL DETERMINATION  

Staff recommends that the Planning Commission find this project Categorically Exempt under 
Section 15314 of the California Environmental Quality Act (CEQA) which exempts from 
environmental review expansions of existing private schools, constructed within existing school 
grounds, where the expansion does not increase student capacity by more than 25% or ten 
classrooms, whichever is less. 
 
 DISCUSSION 

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 5 – Location Map). The property is developed with the 
Church's sanctuary, an assembly hall, administrative offices, and school rooms. 
 
Background: The Carden Day School, a private pre-K-8 school with ancillary daycare, has 
operated on the Church's property since 2007. The original 5-year limited-term approval, which 
allowed for an 80-child capacity, lapsed in 2012 but was reinstated and extended by the Planning 
Commission in 2013 on a temporary basis. The extended approval allowed an increase in 
capacity to 120 children and placement of modular classroom buildings. However, the approval 
was tied to specific performance measures intended to encourage the School to construct 
permanent classroom facilities to replace the modular buildings. 
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Late last year the Planning Commission held a revocation hearing following the School's failure 
to meet the deadlines to begin the planning process for permanent facilities. The Planning 
Commission granted a temporary extension, tied to a cash deposit agreement, providing the 
School additional time to prepare plans and submit a development application to the City. 
Pursuant to this agreement, the School is obligated to diligently pursue completion of the project 
to meet the following deadlines, which thus far have been satisfactorily met: 
 

 December 14, 2015 - Development Application (PLN2015-248) deemed complete 

January 12, 2016 - Site and Architectural Review Committee (SARC) Meeting 

January 26, 2016 - Planning Commission Public Hearing 

 February 29, 2016 - Submit construction drawings for a building permit 

 June 30, 2016 - Obtain a building permit and commence construction within 30 days 

Application 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 6 & 7 – Project Plans and Project Description). The new building would provide 
four classrooms with restrooms, and replace the modular buildings that would be removed. The 
School's capacity would also increase from 120 to 150 children, as described in the submitted 
operational description (reference Attachment 8). A black walnut tree, measuring 22-inches in 
diameter would be removed to accommodate the construction. 

ANALYSIS 

Zoning District: The project site is located within the P-F (Public Facilities) Zoning District. This 
zoning district allows for educational, governmental, religious, and related land uses that are 
generally compatible with residential adjacencies. Accordingly, nearly all properties with this 
zoning designation abut residential neighborhoods. The proposed school expansion, on a site 
adjacent to residential uses, could, therefore, be found consistent with this zoning designation.  
 
General Plan: The General Plan land use designation for the project site is Institutional. This land 
use designation is designed to facilitate public or private civic, social, educational, cultural or 
charitable land uses. Expansion of the existing school would be in keeping with the intent of this 
land use designation. The General Plan Land Use Element provides several policies and 
strategies pertaining to traffic, land use compatibility, landscaping, and building design, which 
may be taken into consideration by the Planning Commission in review of this project: 
 

Policy LUT-12.1c: Parking Lot Design: Design parking lots to minimize impacts on the street system by 
providing adequate sized driveways, sufficient queuing and efficient circulation. 

Policy LUT-11.2a: Services Within Walking Distance: Encourage neighborhood serving commercial and 
quasi-public uses, such as churches, schools, and meeting halls to locate within 
walking distance of residential uses.  

Policy LUT-13.1: Variety of Uses: Attract and maintain a variety of uses that create an economic balance 
within the City while maintaining a balance with other community land use needs, such 
as housing and open space, and while providing high quality services to the 
community. 
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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 9 & 10 – 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). A concrete walkway leading from the parking lot 
would connect a new entry feature to the building. This siting would largely preserve the 
property's existing configuration, and create two distinct play areas (for older and younger 
children). However, the placement of the building relatively close to the yards of adjacent homes 
would alter the built environment in manner noticeable to the 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 new entry areas, 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, in keeping with the Planning Commission's original 2007 approval, left 
hand turns into and out of the Leigh Avenue side parking lot will continue to be prohibited to 
address neighborhood safety concerns.  
 
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 TIA (reference Attachment 11) found that the project 
would not have an impact on area intersections or residential streets.  
 
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, which would be offset by 
the removal of the four classrooms found in the modular classroom buildings. The School would 
maintain its shared parking arrangement with the Church, which is based on alternating 
schedules between the two uses (weekdays vs weekends).  
 
Tree Removal: As noted, the project would require removal of one 22-inch (DBH) Black Walnut 
tree that is located within the footprint of the proposed building (reference Attachment 12 – 
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 overall 
development application.  
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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. Moreover, 
alternative placement of the building could result in the loss of a greater quantity of trees. 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 be removed to 
accommodate the widened public sidewalk required by the City. These trees, however, are too 
small to be considered "protected" (all less than 12-inches in diameter). 
 
Noise: The City’s noise standards (CMC 21.16.070) do not regulate noise exposure to existing 
development resulting from new land uses and specifically exempt noise emitted from the 
“normal operation of public and private schools typically consisting of classes, daytime 
recreation, and other school-sponsored activities”. However, placement of the proposed 
classroom building would not present any new noise concerns as the project area is already a 
playground. 
 
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. 
 
Correspondence: The City received one letter, from the First Congregational Church of San Jose, 
in support of the project (reference Attachment 13). 
 
Site and Architectural Review Committee: This application was reviewed by the Site and 
Architectural Review Committee (SARC) at its meeting of January 13, 2016. The Committee 
was supportive of the project as presented, however, urging the applicant to contact to the two 
neighbors whose properties are adjacent to the proposed classroom building. 
 
Attachments: 
1. Findings for Approval of File No. PLN2015-248,361 
2. Conditions of Approval for File No. PLN2015-248,361 
3. Findings for Approval of File No. PLN2015-332 
4. Conditions of Approval for File No. PLN2015-332 
5. Location Map 
6. Project Plans 
7. Project Description 
8. Operational Description  
9. Color/Material Sheet 
10. Existing Building Photographs 
11. Traffic Impact Analysis (draft) 
12. Tree Removal Exhibit  
13. Church Letter of Support 
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  Attachment #1  

FINDINGS FOR APPROVAL OF FILE NO. PLN2015-248,361 
 
SITE ADDRESS: 1980 Hamilton Avenue 
APPLICANT:  Carden Day School 
P.C. MEETING: January 26, 2016 
 
Findings for Approval of 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, and a Parking Modification Permit 
(PLN2015-361) to allow a shared parking arrangement 
 
The Planning Commission finds as follows with regard to file number PLN2015-248,361: 

1.  The project site is located along Hamilton Avenue, between Leigh and Phantom Avenues. 

2.  The project site is zoned P-F (Public Facilities) as shown on the Campbell Zoning Map. 

3.  The project site is designated Institutional as shown on the Campbell General Plan Map. 

4.  The project site is surrounded by single-family residential and office uses. 

5.  The project site owned and improved by the First Congregational Church of San Jose, 
including the Church's sanctuary, assembly hall, administrative offices, and school rooms. 

6.  The Planning Commission approved a Conditional Use Permit (PLN2007-128) for private 
school, known as Carden Day School, by Resolution No. 3839 on September 27, 2007. The 
Conditional Use Permit (PLN2007-128) allowed establishment of a Jr. K-3rd grade private 
school, with a capacity of 80 children, for a period of five years, expiring June 2012. 

7.  The Planning Commission granted a Modification (PLN2013-197) request to reinstate the 
Conditional Use Permit approval for the school for a period of four years, increase the 
school's capacity to a maximum of 120 children in grades Jr. K through fifth grade, and allow 
the placement of modular buildings, by Resolution No. 4113, on September 10, 2013.  

8.  Conditions of Approval No. 3 and 4 of the Modification (PLN2013-197) approval indicated 
that the Conditional Use Permit approval was valid until 2017 (four years) only if the school 
adhered to certain performance benchmarks starting with submittal of a formal application by 
June 30, 2014. Otherwise, the School was to provide a letter by that same date, indicating 
that the School would cease operations and remove the modular buildings by June 30, 2015.  
 

9.  The Planning Commission specifically incorporated strict performance measure to ensure 
that the modular buildings would be permitted for the requested four year period only if the 
School took timely action to proceed with permanent facilities. 
 

10. The Planning Commission's approval was predicated on an understanding that use of 
modular classroom buildings is appropriate only on a limited term basis. In this regard, the 
City did not perform a traffic analysis or require off-site public improvements that otherwise 
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would be warranted for permanent construction, since such actions would be taken at a later 
time as part of an application for permanent facilities. 

 
11. On September 8, 2015, the Planning Commission adopted Resolution No. 4239 approving a 

City-initiated Modification to the aforementioned Conditional Use Permit that allowed a 
limited-term extension of approval subject to the School pursuing construction of permanent 
classroom facilities. 

 
12. The proposed project, comprised of development applications for a Conditional Use Permit 

with Site and Architectural Review (PLN2015-248), Parking Modification Permit (PLN2015-
361), and Tree Removal Permit (PLN2015-332), would allow construction of an approximately 
4,000 square-foot classroom building and an increase in student capacity from 120 to 150 
children in compliance with the Planning Commission Resolution No. 4239. 

 
13. The Planning Commission's review of the proposed project encompassed zoning and General 

Plan land use conformance, noise, and parking.  

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

Policy LUT-12.1c: Parking Lot Design: Design parking lots to minimize impacts on the street system by 
providing adequate sized driveways, sufficient queuing and efficient circulation. 

Policy LUT-11.2a: Services Within Walking Distance: Encourage neighborhood serving commercial and 
quasi-public uses, such as churches, schools, and meeting halls to locate within 
walking distance of residential uses.  

Policy LUT-13.1: Variety of Uses: Attract and maintain a variety of uses that create an economic balance 
within the City while maintaining a balance with other community land use needs, such 
as housing and open space, and while providing high quality services to the 
community. 

15. Based a Traffic Impact Analysis prepared for the project, the project will not exceed, either 
individually or cumulatively, a LOS standard established by the Congestion Management 
Program for designated roads or highways. 

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

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

2.  The proposed use is consistent with the General Plan; 

3.  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; 
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4.  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;  

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

6.  The establishment, maintenance, or operation of the proposed use at the location proposed 
will not be detrimental to the comfort, health, morals, peace, 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.   

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

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

9.  Due to the unique nature and circumstances of the project, or special development features, 
the anticipated number of parking spaces necessary to serve the use or structure is less than 
that required by the applicable off-street parking standard, and would be satisfied by the 
existing or proposed number of parking spaces, as supported by review of the applicant's 
documentation and/or a parking demand study prepared by a qualified transportation 
engineer accepted by the decision-making body;  

10. Conditions of approval have been incorporated into the project to ensure the long-term 
adequacy of the provided off-street parking; and  

11. Approval of the parking modification permit will further the purpose of this chapter. 

12. The project is Categorically Exempt under Section 15314 of the California Environmental 
Quality Act (CEQA) which exempts from environmental review expansions of existing 
private schools, constructed within existing school grounds, where the expansion does not 
increase student capacity by more than 25% or ten classrooms, whichever is less. 



Attachment #2 
 
   
CONDITIONS OF APPROVAL FOR FILE NO. PLN2015-248/361 
 
SITE ADDRESS: 1980 Hamilton Avenue 
APPLICANT:  Carden Day School 
P.C. MEETING: January 26, 2016 
 
The applicant is hereby notified, as part of this application, that he/she is required to meet the 
following conditions in accordance with the ordinances of the City of Campbell and the State of 
California.  Where approval by the Community Development Director, 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 Conditional Use Permit with Site and 

Architectural Review (PLN2015-248) and a Parking Modification Permit (PLN2015-361) to 
permanently establish a private elementary/intermediate school with ancillary daycare 
services, located at 1980 Hamilton Avenue, including construction of an approximately 4,000 
square-foot classroom building and an increase in student capacity from 120 to 150 children. 
The project shall substantially conform to the Revised Project Plans stamped as received by 
the Community Development Department on November 11, 2015, and the Color/Material 
sheet, Project Description, and Operational Description, stamped as received by the 
Community Development Department on August 18, 2015, except as may be modified by the 
Conditions of Approval contained herein.   

2. Permit Expiration: The Conditional Use Permit with Site and Architectural Review (PLN2015-
248) and Parking Modification Permit (PLN2015-361) shall be valid for six (6) months from 
the effective date of the approving Planning Commission Resolution, expiring July 5, 2016. 
Within this six (6) month period, a building permit for the construction of the approved 
classroom building must be issued. Failure to meet this deadline or expiration of an issued 
building permit will result in the approval being rendered void.  
 

3. Previous Conditional Use Permit: Upon issuance of a building permit and commencement of 
construction of the approved classroom building the previously-approved Modified 
Conditional Use Permit (PLN2015-196) approved by Planning Commission Resolution No. 
4239 shall be permanently superseded by the entitlement granted herein. 

4. Revocation of Permit: Non-compliance with these standards, or any other conditions of 
approval specified herein or any standards, codes, or ordinances of the City of Campbell or 
State of California shall be grounds for consideration of revocation of the Conditional Use 
Permit by the Planning Commission. 
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5. Removal of Modular Building: The existing modular buildings, currently permitted on a 
temporary basis pursuant to Planning Commission Resolution No. 4239, and as secured by an 
Agreement dated November 6, 2015, shall be removed prior to issuance of Certificate of 
Occupancy and Building Permit "Final" of the approved classroom building. 

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

7. Church Activities: Church assemblages shall be scheduled so as to not interfere with the 
operation of the School. This shall require that large assemblages be held after the close of the 
School's normal operating hours. If overlapping activities result in complaints to the City, the 
Community Development Director shall review the schedule of on-site activities and impose 
restrictions as appropriate. 

8. Operational Standards: The operation of the private school and related commercial daycare 
center shall be subject to the following operational standards: 
 
a. Number of Children: The maximum number of children on site shall not exceed one 

hundred and twenty (150). 

b. Age of Children: All children shall be of pre-school, elementary, or intermediate school 
age (up to eighth grade). 

c. Extended Care: Extended care (daycare) provided before- and after-school shall only be 
provided to the School's enrolled students. 

d. Operational Hours: Hours of operation for the school shall be restricted to 7:30 AM to 
6:30 PM, Monday through Friday, exclusive of the customary and reasonable use of the 
facility for administrative activity.  

e. Outdoor Activities:  All outdoor activities shall be restricted to 8:00 AM to 6:30 PM.  

f. Special Events: Special event activities shall be scheduled as not to interfere with the 
operation of the Church. 

g. Property Maintenance:  The school shall maintain all exterior areas of the business free 
from graffiti, trash, rubbish, posters and stickers placed on the property. 

h. Outdoor Storage:  No equipment, materials or business vehicles shall be parked and/or 
stored outside or within the parking lot.  

i. Trash & Clean Up:  All trash, normal clean up, carpet cleaning, etc. shall be done 
between 7:00 AM and 7:00 PM Monday through Friday. 

j. Commercial Daycare Center: Operation of the before- and after-school extended care 
(daycare) program shall be in full compliance with Campbell Municipal Code Sec. 
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21.36.080 and the California Code of Regulations. The school shall maintain in good 
standing the appropriate license(s) from the California Department of Social Services. 

k. Parental Notices: Bi-annual written notices shall be provided to parents, instructing them 
of the arrival and departure procedures, specifically indicating that left turns from and onto 
Leigh Avenue are prohibited.  

l. Parking: The parking lot shall be maintained in compliance with the standards in the 
Campbell Municipal Code. All parking and driveway areas shall be developed and 
maintained in compliance with the approved plans and Chapter 21.28 (Parking and 
Loading) of the Campbell Municipal Code. All parking areas shall be regularly swept and 
cleaned to remove litter and debris from the parking areas and driveways.  Parking shall be 
restricted for on-site uses only.  

9. 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. 

10. Lighting Details: Lighting fixtures shall comply with the Campbell Lighting Design Standards. 
 

11. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. air 
conditioning units, ventilation ducts or vents), shall be added to the existing building 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. 
 

12. 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. 

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. Construction equipment, vehicles, and workers associated with the development of the 
project shall not be permitted to park on any residential streets. 
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g. Use dust-proof chutes for loading construction debris onto trucks. 

h. Water or cover stockpiles of debris, soil, and other materials that can be blown by the 
wind. 

i. Cover all trucks hauling soil, sand, and other loose materials or require all trucks to 
maintain at least two feet of freeboard. 

j. Sweep daily (with water sweepers) all paved access roads, parking areas, and staging areas 
at the construction site. 

k. Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent 
public streets, as directed by the City Engineer. 

l. Enclose, cover, water twice daily or, or apply (non-toxic) soil stabilizers to exposed 
stockpiles (dirt, sand, etc.). 
 

Building Division: 

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

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. 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. 

 
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.  Site address and parcel numbers shall also be clearly 
called out.  Site parking and path of travel to public sidewalks shall be detailed. 

 
18. 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. 

 
19. 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: 
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a. pad elevation 
b. finish floor elevation (first floor) 
c. foundation corner locations 

 
20. 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. 

 
21. 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. 

 
22. 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.  The 
specification sheet (size 24” X 36”) is available at the Building Division service counter. 

 
23. Approvals Required:  The project requires the following agency approval prior to issuance of 

the building permit: 
a. West Valley Sanitation District 
b. Santa Clara County Fire Department 
c. School District: 

i) Campbell Union School District  (378-3405) 
ii) Campbell Union High School District  (371-0960) 
iii) Moreland School District  (874-2900) 
iv) Cambrian School District  (377-2103) 

d. Bay Area Air Quality Management District (Demolitions Only) 
e. San Jose Water Company (279-7900) 

 
24. 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. 
 

25. California Green Building Code: This project shall comply with Chapter 5 of the California 
Green Building Code 2013 ed. 

 
PUBLIC WORKS DEPARTMENT  
 
The scope of this project triggers the requirement for Frontage Improvements as required by 
Campbell Municipal Code 11.24.040.  This scope of work does not trigger the Image Street 
improvements along the Hamilton Avenue frontage, but it does trigger ADA and sidewalk 
upgrade improvements along the Leigh Avenue frontage as detailed below. 
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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 Grading and Drainage and  
2. Checklist for Street Improvement Plans.  

 
The building permit and grading permit will not be issued until all Public Works Conditions of 
Approval have been satisfied.   
 
These Conditions of Approval are a supplement to the plans dated 8/6/15 with a revision date of 
11/10/15 by Brad Cox Architect Inc.  The plans are not approved for construction.  Further plan 
checking by Public Works will be required post entitlement.   
 
26. Response Letter:  Upon submittal of the Street Improvement Plans and the Grading and 

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

27. Proof of Ownership:  Prior to issuance of any grading, drainage, or building permits for the 
site, the applicant shall provide a current Preliminary Title Report, grant deed, or other 
satisfactory proof of ownership. 

28. Right-of-Way for Public Street Purposes:  Prior to issuance of any grading or building permits 
for the site, the applicant shall fully complete the process to cause additional right-of-way to 
be granted in fee for public street purposes along the Leigh Avenue frontage to accommodate 
the sidewalk widening, unless otherwise approved by the City Engineer. The applicant shall 
submit the necessary documents for approval by the City Engineer, process the submittal with 
City staff’s comments and fully complete the right-of-way process. The applicant shall cause 
all documents to be prepared by a registered civil engineer/land surveyor, as necessary, for the 
City’s review and recordation. 

29. Soils Report:  Upon submittal of the Grading and Drainage plan, applicant shall provide a soils 
report prepared by a registered geotechnical or civil engineer. 

30. Grading and Drainage Plan:  Prior to issuance of any grading or building permits for the site, 
the applicant shall conduct hydrology studies based on a ten-year storm frequency, prepare an 
engineered grading and drainage plan, and pay fees required to obtain necessary grading 
permits. Prior to occupancy, the design engineer shall provide written certification that the 
development has been built per the engineered grading and drainage plans. 

31. Drainage System:  Prior to occupancy clearance, the applicant shall refurbish, remodel, and 
reconstruct the on-site drainage system, as necessary, to demonstrate that the facilities are 
functioning normally in accordance with the requirements of the City. 

32. Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or building 
permits, the applicant shall comply with the National Pollution Discharge Elimination System 

http://www.cityofcampbell.com/206/Documents
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(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. 

33. 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. 

34. 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. 

35. 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.  Leigh Avenue has 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. 

36. 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 
improvements to Leigh Avenue, unless otherwise approved by the City Engineer:  

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

b. Relocation of all existing utilities including utility boxes, covers, poles, etc. outside of 
sidewalk area. No utility boxes, covers, etc. will be allowed in the sidewalk area. 

c. Removal of existing driveway approaches and necessary sidewalk, curb and gutter. 

d. Removal of the existing curb ramp at the southeast corner of Leigh Avenue and 
Hamilton Avenue. 
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e. Installation of City standard curb, gutter, detached sidewalk and ADA compliant 
driveway approaches. Installation of asphalt concrete overlay per street pavement 
restoration plan for utility installation and/or abandonment, as required by the City 
Engineer. 

f. Installation of an ADA compliant curb ramp at the southeast corner of Leigh Avenue 
and Hamilton Avenue. 

g. Installation of City approved street trees and irrigation at 30 feet on center. 

h. Installation of traffic control, stripes and signs. 

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

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

37. 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. 

38. 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. 

39. 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. 

40. 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. 

41. Traffic Mitigations:  The applicant will be responsible to contribute towards or construct any 
traffic mitigation improvements identified in the Traffic Impact Analysis for the project. 

COUNTY FIRE DISTRICT  
 
42. Development Review:  Review of this development proposal is limited to acceptability 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 Department all applicable construction permits. 
 

43. Fire sprinklers Required.  Approved automatic sprinklers shall be installed. The owners(s), 
occupant(s), and any contractor(s), or subcontractor(s) are responsible for consulting with the 
water purveyor of record in order to determine if any modification or upgrade to the existing 
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water service is required. Note: Covered porches, patios, balconies, and attic spaces may 
require fire sprinkler coverage. A State of California licensed (C-16) Fire Protection 
Contractor shall submit plans, calculations, a completed permit application and appropriate 
fees to this department for review and approval prior to beginning their work. CFC Sec. 903.2, 
as adopted and amended by CBLTC. 

 
44. Water Supply Requirements:  Potable water supplies shall be protected from contamination 

caused by fire protection water supplies. It is the responsibility of the applicant and any 
contractors and subcontractors to contact the water purveyor. Such requirements shall be 
incorporated into the design of any water-based fire protection systems, and/or fire suppression 
water supply systems or storage containers that may be physically connected in any manner to 
an appliance capable of causing contamination of the potable water supply of the purveyor of 
record. Final approval of the system(s) under consideration will not be granted by this office 
until compliance with the requirements of the water purveyor of record are documented by that 
purveyor as having been met by the applicant(s). 2007 CFC Sec. 903.3.5 and Health and 
Safety Code 13114.7. 

 
45. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

the CFC Chapter 33 and our Standard Detail and Specification SI-7. Provide appropriate 
notations on subsequent plan submittals, as appropriate to the project. CFC Chp. 33. 

 
46. Address identification. New and existing buildings shall have approved address numbers, 

building numbers or approved building identification placed in a position that is plainly legible 
and visible from the street or road fronting the property. These numbers shall contrast with 
their background. Where required by the fire code official, address numbers shall be provided 
in additional approved locations to facilitate emergency response. Address numbers shall be 
Arabic numbers or alphabetical letters. Numbers shall be a minimum of 4 inches (101.6 mm) 
high with a minimum stroke width of 0.5 inch (12.7 mm). Where access is by means of a 
private road and the building cannot be viewed from the public way, a monument, pole or 
other sign or means shall be used to identify the structure. Address numbers shall be 
maintained. CFC Sec. 505.1 
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FINDINGS FOR APPROVAL OF FILE NO. PLN2015-361: 
 
SITE ADDRESS: 1980 Hamilton Avenue 
APPLICANT:  Carden Day School 
P.C. MEETING: January 26, 2016 
 
Findings for approval of a Tree Removal Permit to allow the removal of a Black Walnut tree: 
 
The Planning Commission finds as follows with regard to File No. PLN2015-361: 
 
1.  The project site is located along Hamilton Avenue, between Leigh and Phantom Avenues. 

2.  The project site is zoned P-F (Public Facilities) as shown on the Campbell Zoning Map. 

3.  The project site is designated Institutional as shown on the Campbell General Plan Map. 

4.  The project site is surrounded by single-family residential and office uses. 

5.  The project site owned and improved by the First Congregational Church of San Jose, 
including the Church's sanctuary, assembly hall, administrative offices, and school rooms. 

6.  The proposed project, comprised of development applications for a Conditional Use Permit 
with Site and Architectural Review (PLN2015-248), Parking Modification Permit (PLN2015-
361), and Tree Removal Permit (PLN2015-332), would allow construction of an 
approximately 4,000 square-foot classroom building and an increase in student capacity from 
120 to 150 children. 

 
7.  A 22-inch (DBH) walnut tree is located in the location of the proposed classroom building.  

 
8.  Retention of the tree would result in an undesirable site placement of the proposed classroom 

building and limit future development opportunities of the property.  
 

Based upon the foregoing findings of fact, the Planning Commission further finds and concludes 
that: 
 
1.  The retention of the tree 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 tree due to the number of site constraints of the infill 
site. 

2.  The project is Categorically Exempt under Section 15314 of the California Environmental 
Quality Act (CEQA) which exempts from environmental review expansions of existing private 
schools, constructed within existing school grounds, where the expansion does not increase 
student capacity by more than 25% or ten classrooms, whichever is less, as well under Section 
15303 (c) pertaining to the construction of new buildings not exceeding 10,000 square feet in 
urbanized areas. 



Attachment #4 
 
   
CONDITIONS OF APPROVAL FOR FILE NO. PLN2015-361 
 
SITE ADDRESS: 1980 Hamilton Avenue 
APPLICANT:  Carden Day School 
P.C. MEETING: January 26, 2016 
 
The applicant is hereby notified, as part of this application, that he/she is required to meet the 
following conditions in accordance with the ordinances of the City of Campbell and the State of 
California.  Where approval by the Community Development Director, 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: 
 
1. Approved Permit:  Approval is granted for a Tree Removal Permit (PLN2015-361) to allow 

the removal of one Black Walnut tree as shown in the Tree Removal Exhibit, dated as received 
by the Planning Division on October 28, 2015, on property located at 1980 Hamilton Avenue. 
This permit shall be valid only in conjunction with the associated Conditional Use Permit 
(PLN2015-248). 
 

2. Time of Removal: The tree 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 one (1) 24-inch box tree. The Community Development 
Director shall determine the species of the replacement trees. 
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PROJECT	DESCRIPTION	
THIS	DEVELOPMENT	SET	DESCRIBES	IMPROVEMENTS	TO	OCCUR	AT	THE	CARDEN	DAY	
SCHOOL	CAMPUS.	CARDEN	DAY	SCHOOL	HAS	A	LONG	TERM	LAND	LEASE	FOR	A	PORTION	
OF	THE	FIRST	CONGREGATIONAL	CHURCH	OF	SAN	JOSE,	WHO	OWNS	THE	PROPERTY.	
THE	TOTAL	NET	SQUARE	FOOTAGE	INCREASE	OF	NEW	CONSTRUCTION	WILL	BE	1,800	
SF.	THIS	NET	INCREASED	AREA	IS	COMPRISED	OF	THE	REMOVAL	OF	THE	TWO	MODULAR	
BUILDINGS	(DECREASE	OF	2,880	SF),	THE	ADDITION	OF	THE	840	SF	ENTRY	GATEWAY,	
AND	THE	ADDITION	OF	THE	NEW	3,840	SQUARE	FEET	WHICH	CONTAINS	FOUR	(4)	
CLASSROOMS	AND	TWO	(2)	RESTROOMS,	ONE	(1)	FOR	EACH	SEX.	THE	PROJECT	IS	
PLANNED	FOR	OCCUPANCY	LATE	AUGUST	2016.	
	
BUILDING	CHARACTERISTICS	
THE	OVERALL	AESTHETIC	“LOOK	AND	FEEL”	OF	THE	NEW	CLASSROOM	BUILDING	IS	
INTENDED	TO	CLOSELY	MATCH	THAT	OF	THE	EXISTING	SCHOOL	AND	CHURCH	
CLASSROOMS.	THIS	IS	PREFERRED	BY	THE	CHURCH,	SCHOOL,	AND	NEIGHBORS.	
THEREFORE,	THE	BUILDINGS	AND	LANDSCAPE	WILL	BE	HARMONIOUS	WITH	EACH	
OTHER,	TO	THE	DEGREE	THAT	A	VISITOR	MAY	BE	CHALLENGED	TO	EASILY	IDENTIFY	
ONE	FROM	THE	OTHER.	THE	CHURCH,	SCHOOL,	AND	NEIGHBORHOOD	BELIEVE	THIS	
PROPOSAL	TO	BE	A	SIGNIFICANT	IMPROVEMENT	AND	VALUE	TO	THE	COMMUNITY,	AS	
THE	CURRENT	LAND	AREA	IS	IN	GREAT	DISREPAIR,	DUSTY,	AND	IS	OVERGROWN.	
	
THERE	IS	STRONG,	VOCAL,	POSITIVE	SUPPORT	FOR	THIS	DEVELOPMENT	FROM	THE	
IMMEDIATELY	ABUTTING	PROPERTIES,	AS	EVIDENCED	IN	LETTERS,	A	PETITION,	AND	
COMMUNITY	MEETING	ATTENDANCE	SUBMITTED	IN	2013.	
	
THE	NEW	BUILDING	IS	INTENDED	TO	BE	A	PERMANENT	ADDITION	TO	THE	SCHOOL	
SITE.		THE	NEW	BUILDING	IS	NOT	A	PORTABLE/TEMPORARY	CLASSROOM	UNIT.		
INSTEAD,	PERMANENT,	PRE-MANUFACTURED	CONSTRUCTION	TECHNIQUES	ARE	BEING	
UTILIZED	TO	EXPEDITE	CONSTRUCTION,	INCREASE	QUALITY,	AND	REDUCE	PROJECT	
COSTS.		THE	REDUCED	CONSTRUCTION	TIME	WILL	MINIMIZE	EXPOSURE	TO	
CONSTRUCTION	NOISE	AND	MACHINERY.		REDUCED	CONSTRUCTION	TIME	IS	IN	THE	
BEST	INTERESTS	OF	THE	NEIGHBORS,	THE	CHURCH,	AND	THE	STUDENTS.	
PREFABRICATED	CONSTRUCTION	WILL	ALLOW	THE	SCHOOL	TO	HAVE	AN	UP-TO-DATE	
FACILITY	WITH	INCREASED	AMENITIES.	
	
THE	BUILDING	WILL	BE	INSTALLED	WITH	AT-GRADE	FOUNDATIONS,	AND	WITH	
UPGRADED	MATERIALS	AND	FINISHES.		LARGE	STOREFRONT	WINDOWS	ARE	PROPOSED	
TO	PROVIDE	DAYLIGHT	TO	THE	CLASSES	AND	WILL	MORE	CLOSELY	MATCH	THE	
WINDOWS	OF	THE	EXISTING	CHURCH	CAMPUS.		PAINTED	CEMENT	BOARD	LAP	SIDING	IS	
PROPOSED	FOR	ITS	DURABILITY	AND	CONGRUENCE	WITH	THE	EXISTING	BUILDINGS'	
WOOD	SIDING.		THE	ROOF	MATERIAL	WILL	MATCH	THE	EXISTING	BUILDINGS'	NEW	
ASPHALT	COMPOSITION	ROOF	AND	WILL	BE	A	SIMILAR	GABLE	ROOF	SHAPE	WITH	
SIMILAR	PITCH.		ENERGY	EFFICIENT	LIGHT	FIXTURES	ARE	PROPOSED.		THE	LIGHT	
FIXTURES	ARE	VANDAL	RESISTANT	AND	WILL	NOT	DIRECT	LIGHT	ONTO	SURROUNDING	
PROPERTIES.	
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BUILDING	SITING	
THE	BUILDING	IS	SITED	IN	ORDER	TO	PROVIDE	2	SEPARATE	PLAYGROUND	AREAS	FOR	
THE	STUDENTS.	THE	BUILDING	LOCATION	SEPARATES	THE	SITE	INTO	AN	UPPER	AND	A	
LOWER	SCHOOL,	ALLOWING	FOR	TWO	PLAY	YARDS,	ONE	FOR	THE	OLDER	CHILDREN	
AND	ONE	FOR	THE	YOUNGER	CHILDREN.	THE	SITING	IS	BENEFICIAL	TO	THE	
NEIGHBORS,	SINCE	A	VERY	LIMITED	LENGTH	OF	THE	BUILDING	APPROACHES	THE	
NEIGHBOR’S	FENCES.	IN	ALL	CASES,	MORE	THAN	THE	MINIMUM	REQUIRED	SETBACKS	
ARE	PROVIDED.	
	
C-3	REQUIREMENTS	
SEE	CIVIL	ENGINEERING	DRAWINGS.	THE	RESULTING	CHANGE	TO	THE	IMPERVIOUS	
AREA	FOR	THIS	PROJECT	IS	LESS	THAN	10,000	SQUARE	FEET.	THEREFORE,	THIS	
PROJECT	IS	NOT	SUBJECT	TO	C-3	REQUIREMENTS.	



OPERATIONAL	DESCRIPTION	
CARDEN	DAY	SCHOOL	IS	COMMITTED	TO	MAINTAINING	A	MAXIMUM	CLASS	SIZE	OF	22	
STUDENTS	PER	CLASS	OR	LESS.		THE	EXISTING	SCHOOL	CURRENTLY	ACCOMMODATES	A	
MAXIMUM	OF	120	STUDENTS,	12	FULL-TIME	FACULTY	&	STAFF	AND	8	PART-TIME	
FACULTY	&	STAFF.			
	
THE	NEW	FACILITY	WILL	ACCOMMODATE	AT	MAXIMUM	150	STUDENTS,	15	FULL-TIME	
FACULTY	&	STAFF	AND	8	PART-TIME	FACULTY	&	STAFF.		
	
CURRENTLY,	THE	CAMPUS	OPERATES	WITH	SIX	(6)	CLASSROOMS	AND	ONE	(1)	OFFICE	
THAT	IS	LOCATED	WITHIN	THE	EXISTING	MAIN	CHURCH	BUILDING.	CARDEN	
SUPPLMENTS	THESE	SIX	(6)	CLASSROOMS	WITH	THE	FOUR	(4)	TEMPORARY	MODULAR	
CLASSROOMS	THAT	ARE	TO	BE	REMOVED.	THEREFORE,	CURRENTLY,	CARDEN	
OPERATES	WITH	TEN	(10)	TOTAL	CLASSROOMS	AND	ONE	(1)	OFFICE.	SEVEN	(7)	OF	THE	
TEN	(10)	CLASSROOMS	ARE	CONSIDERED	“HOMEROOMS,”	WHILE	THREE	(3)	ARE	
CONSIDERED	SWING	ROOMS,	WHERE	STUDENTS	ARE	NOT	PERMANENTLY	ASSIGNED	TO	
THAT	ROOM	(ART,	SCIENCE,	LIBRARY,	ETC.).	THIS	PROPOSED	PROJECT	PROVIDES	FOR	
NO	CHANGE	TO	THE	CURRENT	ARRANGMENT,	EXCEPT	THAT	THE	FOUR	(4)	
CLASSROOMS	BEING	REMOVED	WOULD	BE	REPLACED	WITH	FOUR	(4)	PERMANENT	
CLASSROOMS.	
	
OTHER	SPACES	THAT	THE	SCHOOL	USES	UPON	OCCASION	INCLUDES	THE	CHURCH’S	
CHOIR	ROOM	AND	THE	FELLOWSHIP	HALL.	THIS	PROPOSED	PROJECT	PROVIDES	FOR	NO	
CHANGE	TO	THE	CURRENT	ARRANGENT	FOR	THESE,	OR	OTHER	SPACES.	
	
STANDARD	HOURS	OF	OPERATION	
THE	SCHOOL'S	STANDARD	HOURS	OF	OPERATION	ARE	MONDAY	THROUGH	FRIDAY,	8:30	
AM	TO	3:30	PM,	FROM	SEPTEMBER	THROUGH	JUNE.			
	
THE	SCHOOL	ALSO	OFFERS	DAYCARE	SERVICES.		THE	HOURS	OF	OPERATION	FOR	
DAYCARE	SERVICES	ARE	CURRENTLY	MONDAY	THROUGH	FRIDAY	7:30	AM	TO	8:15	A.M.	
AND	3:30	P.M.	TO	6:30	P.M.		THE	MORNING	DAYCARE	TYPICALLY	OPERATES	WITH	
BETWEEN	12-16	STUDENTS,	WITH	A	MAXIMUM	OF	20.		THE	EVENING	DAYCARE	
TYPICALLY	OPERATES	AS	FOLLOWS:	

3:30-4:45	PM:	60-80	STUDENTS	
4:45-5:30	PM:	30-40	STUDENTS	
5:30-6:00	PM:	20-25	STUDENTS	
6:00-6:30	PM:	THROUGHOUT	THIS	HALF-HOUR,	NUMBERS	REDUCE	TO	ZERO	

THIS	STAGGERING	OF	STUDENT	RELEASES	PROVIDES	A	POSITIVE	BENEFIT	TO	SPACING	
OUT	OF	TRAFFIC	THROUGHOUT	THE	EARLY	EVENING,	RATHER	THAN	ALL	AT	ONCE.	
	
THE	SCHOOL	ALSO	OFFERS	A	SMALL	SUMMER	CAMP	PROGRAM	DURING	THE	SUMMER	
MONTHS,	ACCOMMODATING	25-30	CAMPERS.			
	
SCHEDULED	SPECIAL	EVENTS	
FALL	FAMILY	FESTIVAL:	4-9	PM,	ONE	SATURDAY	IN	OCTOBER	
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HOLIDAY	PROGRAM:	10	AM–12	PM,	ON	A	WEEKDAY,	MID-DECEMBER	
EASTER	ART	SHOW:	6-9	PM,	ON	A	WEEKDAY,	IN	APRIL	
SPRING	CONCERT:	10	AM–12	PM,	ON	TUES.,	WED.,	OR	THURS.,	DURING	SPRING	SEASON	
GRADUATION:	10	AM–12	PM,	ON	TUES.,	WED.,	OR	THURS.,	IN	JUNE	
OPEN	HOUSE:	11	AM–2	PM,	2	OR	3	SATURDAYS	IN	THE	YEAR	
NO	SCHOOL	EVENTS	CONFLICT	WITH	CHURCH	EVENTS	
	
TRAFFIC	PATTERNS	
IN	ORDER	TO	MITIGATE	PUBLIC	CONCERN	ABOUT	SOUTHBOUND	LEFT	TURNS	INTO	THE	
SOUTH	DRIVEWAY	ON	LEIGH	AVENUE,	THE	MAIN	ENTRANCE	TO	CARDEN	DAY	SCHOOL	
WILL	BE	FROM	THE	EAST	PARKING	LOT.		A	NEW	ENTRY	STRUCTURE	AND	DROP-OFF	
ZONE	WILL	CLEARLY	DELINEATE	THE	ENTRANCE	TO	THE	SCHOOL	AT	THE	BACK	OF	THE	
SITE.		ALSO,	ALL	PARENTS	AREA	ANNUALLY	NOTIFIED	IN	WRITING	THAT	LEFT	TURNS	
INTO	THE	SOUTH	DRIVEWAY	ON	LEIGH	AVENUE	ARE	PROHIBITED.	SEE	SHEET	A-1.4	FOR	
A	DIAGRAM	DELINEATING	THE	CIRCULATION	PATTERN	REQUIRED	IN	THE	SCHOOL’S	
FORMAL	ARRIVAL	AND	DEPARTURE	POLICIES.	
	
THERE	HAVE	BEEN	NO	COMPLAINTS	IN	OVER	8	YEARS	REGARDING	TRAFFIC,	
PEDESTRIAN	SAFETY,	PARKING,	AND/OR	NEIGHBORHOOD	TRAFFIC.	
	
FIRST	CONGREGATIONAL	CHURCH	
FIRST	CONGREGATIONAL	CHURCH	IS	THE	OWNER	OF	THE	SITE	AND	IS	RESPONSIBLE	
FOR	SCHEDULING	AND	APPROVING	ALL	SPECIAL	EVENTS.		FIRST	CONGREGATIONAL	
CHURCH'S	STANDARD	SCHEDULE	IS	SUNDAY	WORSHIP	FROM	10	A.M.	TO	11:00	AM,	AND	
OFTEN	SCHEDULES	OTHER	ACTIVITIES	ON	SUNDAY	FROM	11:00	A.M.	TO	12:00	P.M.		THE	
CHURCH	OFFICE	HOURS	ARE	MONDAY	THROUGH	FRIDAY	9:00	A.M.	TO	NOON	AND	1:00	
P.M.	TO	4:00	PM.		IN	THE	SUMMER,	THE	CHURCH	OFFICE	CLOSES	AT	2:00	P.M.	
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Executive Summary 

The proposed project includes the increase in student enrollment to 150 students at the Carden Day School, 
located at the southeast corner of Hamilton Avenue/Leigh Avenue.  The permitted student enrollment at the 
Carden Day School is currently 80 students, but the school is currently operating with 120 students as part of a 
temporary agreement with the City.  The proposed project would result in 74 added daily trips as compared to 
Existing conditions, including 27 trips during the a.m. peak hour and 10 trips during the p.m. peak hour.  As 
compared to the permitted 80-student enrollment, the proposed project would result in 174 added daily trips, 
including 63 during the a.m. peak hour and 24 trips during the p.m. peak hour. 

The study area includes the intersections of Hamilton Avenue at Leigh Avenue, Phantom Avenue, and Meridian 
Avenue, as well as the neighborhood street segment of Phantom Avenue at the project site access.  The analysis 
indicates that all of the study intersections are currently operating acceptably, with average delays indicating LOS 
D operation or better; acceptable operation would be expected to continue with project-generated traffic added.  
Under Background conditions with traffic added from nearby approved projects, the study intersections are 
expected to continue operating acceptably at LOS D or better  

Pedestrian, bicycle, and transit facilities serving the project site would be expected to adequately serve the 
proposed increase in student enrollment. Site access would remain unchanged with the proposed project.  Sight 
distance at the project driveways is adequate. 

The available parking supply at the Carden Day School would satisfy the City’s off-street parking requirements and 
would be expected to adequately serve parking demand. 
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Introduction 

This report presents an analysis of the potential traffic impacts that would be associated with the expansion of the 
existing Carden Day School, a private K-3 elementary school, with day care centers for students, located at the 
southeast corner of Hamilton Avenue/Leigh Avenue in the City of Campbell.  The traffic study was completed in 
accordance with the criteria established by the City of Campbell, and is consistent with standard traffic 
engineering techniques. 

Prelude 

The purpose of a traffic impact study is to provide City staff and policy makers with data that they can use to make 
an informed decision regarding the potential traffic impacts of a proposed project, and any associated 
improvements that would be required in order to mitigate these impacts to a level of insignificance as defined by 
the City’s General Plan or other policies.  Vehicular traffic impacts are typically evaluated by determining the 
number of new trips that the proposed use would be expected to generate, distributing these trips to the 
surrounding street system based on existing travel patterns or anticipated travel patterns specific to the proposed 
project, then analyzing the impact the new traffic would be expected to have on critical intersections or roadway 
segments.  Impacts relative to access for pedestrians, bicyclists, and to transit are also addressed. 

Project Profile 

The proposed project would expand the permitted enrollment at the Carden Day School from 80 students to 150 
students.  As part of a temporary agreement with the City, the Carden Day School was temporarily permitted an 
increase in enrollment to 120 students.  The Carden Day School is permitted up to 80 students, but 120 students 
are currently enrolled based on a temporary approval.  This traffic study compares both the proposed 150-student 
enrollment with the temporarily-permitted 120-student enrollment and with the approved 80 student 
enrollment. 

Carden Day School also operates a day care center for the students.  With the current 120-student enrollment, 
there is approximately 50 students at the after school day care center.  The day care center also operates before 
school before the a.m. peak period of traffic. 

The project site is located at the southeast corner of Hamilton Avenue/Leigh Avenue in the City of Campbell, as 
shown in Figure 1. 
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Transportation Setting 

Operational Analysis 

Study Area and Periods 

The study area included the following intersections: 

1. Hamilton Avenue/Leigh Avenue 
2. Hamilton Avenue/Phantom Avenue 
3. Hamilton Avenue/Meridian Avenue 

Operating conditions during the a.m. and p.m. peak periods were evaluated to capture the highest potential 
impacts for the proposed project as well as the highest volumes on the local transportation network.  The morning 
peak hour occurs between 7:00 and 9:00 a.m. and reflects conditions during the home to work or school commute, 
while the p.m. peak hour occurs between 4:00 and 6:00 p.m. and typically reflects the highest level of congestion 
during the homeward bound commute. 

The expected trip generation of the project and hourly traffic counts of Hamilton Avenue was reviewed.  It was 
determined that the project’s potential impacts on traffic operation during the school p.m. peak period (2:00 to 
4:00 p.m.) would be less than that of the traditional p.m. peak period occurring between 4:00 and 6:00 p.m.  
Therefore, the traditional p.m. peak period was analyzed. 

In addition, residential areas are potentially sensitive to traffic because relatively small increases in traffic can be 
noticeable in a neighborhood.  In the project vicinity, two segments of Phantom Avenue, one north of and one 
south of the project driveway, were therefore included in the study. 

Study Intersections 

Hamilton Avenue/Leigh Avenue is a signalized intersection with protected left-turn phasing on Hamilton Avenue 
and split-phasing on Leigh Avenue.  Crosswalks are provided on all four sides.  This intersection is located within 
the City of San Jose. 

Hamilton Avenue/Phantom Avenue is a side-street stop-controlled intersection with stop controls on the 
northbound Phantom Avenue approach.  The northbound and southbound Phantom Avenue approaches to 
Hamilton Avenue are offset 150 feet from one another.  For the purposes of this analysis, only the intersection on 
the west side with the Phantom Avenue south leg was analyzed. 

Hamilton Avenue/Meridian Avenue a signalized intersection with protected left-turn phasing on all four 
approaches.  Crosswalks are provided on all four sides.  This intersection is located within the City of San Jose. 

The locations of the study intersections and the existing lane configurations and controls are shown in Figure 1. 
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Alternative Modes 

Pedestrian Facilities 

Pedestrian facilities include sidewalks, crosswalks, pedestrian signal phases, curb ramps, curb extensions, and 
various streetscape amenities such as lighting, benches, etc.  In general, a network of sidewalks, crosswalks, 
pedestrian signals, and curb ramps provide access for pedestrians in the vicinity of the proposed project site.   

 Hamilton Avenue – Continuous sidewalks with overhead street lights are provided on both sides of 
Hamilton Avenue. 

 Leigh Avenue – Continuous sidewalks with overhead street lights are provided on both sides of Leigh 
Avenue. 

Bicycle Facilities 

The Highway Design Manual, California Department of Transportation (Caltrans), 2015, classifies bikeways into 
three categories: 

 Class I Multi-Use Path – a completely separated right-of-way for the exclusive use of bicycles and pedestrians 
with cross flows of motorized traffic minimized. 

 Class II Bike Lane – a striped and signed lane for one-way bike travel on a street or highway. 

 Class III Bike Route – signing only for shared use with motor vehicles within the same travel lane on a street 
or highway. 

In the project area, the Los Gatos Creek Trail, a Class I Multi-Use Path, is located approximately one-half mile north 
of the site, and Leigh Avenue south of Picadilly Place is a signed bike route. No other bicycle facilities, existing or 
planned, are nearby, as shown in the San Jose Bike Plan 2020.  

Transit Facilities 

The Santa Clara Valley Transportation Authority (VTA) provides fixed-route bus service in Santa Clara County, 
including the City of Campbell.  In the vicinity of the proposed project, VTA Route 65 provides north-south services 
along Leigh Avenue, and operates with approximately 45 minute headways between 6:30 a.m. and 6:30 p.m., on 
weekdays only.  VTA Route 82 provides east-west services along Hamilton Avenue, and operates on weekdays 
between 6:30 a.m. and 9:00 p.m., on Saturdays between 8:00 a.m. and 8:00 p.m., and on Sundays between 8:30 
p.m. and 6:30 p.m.  Bus stops for both routes closest to the project site are located at the intersection of Hamilton 
Avenue/Leigh Avenue.   

Two bicycles can be carried on VTA light rail trains and most VTA buses.  Bike rack space is on a first come, first 
served basis.  Additional bicycles are allowed on VTA buses at the discretion of the driver. 

Dial-a-ride, also known as paratransit, or door-to-door service, is available for those who are unable to 
independently use the transit system due to a physical or mental disability.  VTA Paratransit is designed to serve 
the needs of individuals with disabilities within City of Campbell and the greater City of Campbell area. 
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Capacity Analysis 

Intersection Level of Service Methodologies 

Level of Service (LOS) is used to rank traffic operation on various types of facilities based on traffic volumes and 
roadway capacity using a series of letter designations ranging from A to F.  Generally, Level of Service A represents 
free flow conditions and Level of Service F represents forced flow or breakdown conditions.  A unit of measure 
that indicates a level of delay generally accompanies the LOS designation. 

The study intersections were analyzed using methodologies published in the Highway Capacity Manual (HCM), 
Transportation Research Board, 2000.  This source contains methodologies for various types of intersection 
control, all of which are related to a measurement of delay in average number of seconds per vehicle. 

The Levels of Service for Hamilton Avenue/Phantom Avenue was analyzed using the “Two-Way Stop-Controlled” 
intersection capacity method from the HCM.  This methodology determines a level of service for each minor 
turning movement by estimating the level of average delay in seconds per vehicle.  Results are presented for 
individual movements together with the weighted overall average delay for the intersection.  The ranges of delay 
associated with the various levels of service are indicated in Table 1. 

Table 1 – Two-Way Stop-Controlled Intersection Level of Service Criteria

LOS A Delay of 0 to 10 seconds.  Gaps in traffic are readily available for drivers exiting the minor street. 

LOS B Delay of 10 to 15 seconds.  Gaps in traffic are somewhat less readily available than with LOS A, but no 
queuing occurs on the minor street. 

LOS C Delay of 15 to 25 seconds.  Acceptable gaps in traffic are less frequent, and drivers may approach while 
another vehicle is already waiting to exit the side street. 

LOS D Delay of 25 to 35 seconds.  There are fewer acceptable gaps in traffic, and drivers may enter a queue of 
one or two vehicles on the side street. 

LOS E Delay of 35 to 50 seconds.  Few acceptable gaps in traffic are available, and longer queues may form on 
the side street. 

LOS F Delay of more than 50 seconds.  Drivers may wait for long periods before there is an acceptable gap in 
traffic for exiting the side streets, creating long queues. 

Reference: Highway Capacity Manual, Transportation Research Board, 2000 

 

All the remaining study intersections are controlled by traffic signals, or are planned to be signalized, and were 
analyzed using the signalized methodology published in the HCM as well as the Traffic Level of Service Analysis 
Guidelines, Santa Clara County Transportation Authority, Congestion Management Program, 2003.  The signalized 
methodology is based on factors including traffic volumes, green time for each movement, phasing, whether or 
not the signals are coordinated, truck traffic, and pedestrian activity.  Average stopped delay per vehicle in seconds 
is used as the basis for evaluation in this LOS methodology.  It should be noted that the average stopped delay for 
the signalized intersections was calculated using the TRAFFIX analysis software and correlated to a level of service 
designation as shown Table 2. 
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Table 2 – Signalized Intersection Level of Service Criteria

Level of 
Service 

Average Control Delay
(in seconds per vehicle)

Description

A Delay ≤ 10.0 Free Flow; minimal to no delay

B+ 10.0 < Delay ≤ 12.0 Stable flow, but speeds are beginning to be 
restricted by traffic conditions; slight delays. B 12.0 < Delay ≤ 18.0

B- 18.0 < Delay ≤ 20.0

C+ 20.0 < Delay ≤ 23.0 Stable flow, but most drivers cannot select their 
own speeds and feel somewhat restricted; 
acceptable delays. 

C 23.0 < Delay ≤ 32.0

C- 32.0 < Delay ≤ 35.0

D+ 35.0 < Delay ≤ 39.0 Approaching unstable flow, and drivers have 
difficulty maneuvering; tolerable delays D 39.0 < Delay ≤ 51.0

D- 51.0 < Delay ≤ 55.0

E+ 55.0 < Delay ≤ 60.0 Unstable flow with stop and go; delays 

E 60.0 < Delay ≤ 75.0

E- 75.0 < Delay ≤ 80.0

F Delay > 80.0 Total breakdown; congested conditions with 
excessive delays. 

Reference: Traffic Level of Service Guidelines, Santa Clara County Transportation Authority, 2003. 

 

Traffic Operation Standards 

For intersections located within the City of Campbell, the City of Campbell has established a minimum acceptable 
operating level of LOS D for local intersections not included in the Santa Clara County Congestion Management 
Program (CMP) network. 

The City of Campbell has established criteria to determine the level of significance of traffic impacts based on 
standards set by the Santa Clara County CMP in the Transportation Impact Analysis Guidelines, adopted in October 
2014.  For local intersections not on the CMP network, a traffic impact is considered significant if: 

 The addition of project-generated traffic causes operation of an intersection to deteriorate from an acceptable 
level of service (LOS D or better) to LOS E or LOS F, or 

 For intersections where LOS E operation has been established as acceptable, the project condition causes 
operation to deteriorate from LOS E to LOS F. 

For intersections located within the City of San Jose, the City of San Jose has established a minimum acceptable 
operating level of LOS D for all intersections.  A traffic impact is considered significant if: 

 The addition of project-generated traffic causes operation of an intersection to deteriorate from an acceptable 
level of service (LOS D or better) to LOS E or LOS F, or 

 For intersections already operating at unacceptably LOS (E or F) under the baseline conditions, the project 
condition causes either: 
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o an increase in average critical delay by 4.0 seconds or more and an increase in the critical v/c ratio of 
0.010 or more, or 

o a decrease in average critical delay and an increase in the critical v/c ratio of 0.010 or more. 

Traffic Infusion on Residential Environment (TIRE) Index Methodology 

The effect of adding project-related traffic on the residential streets included in the study area was evaluated 
based on the Traffic Infusion on Residential Environment (TIRE) index.  The TIRE index is a tool that measures the 
residents’ perception of the effect of increased Average Daily Traffic (ADT) on residential streets.  TIRE index values 
range from 0.0 to 5.0 depending on daily traffic volume.  An index of 0.0 represents the least infusion of traffic and 
5.0 the greatest, and, thereby the poorest residential environment.  A TIRE index of 3.0 represents the threshold at 
which the character of a residential street changes.  Residential streets with a TIRE index above this mid-range 
point of 3.0 typically exhibit higher traffic volumes, while streets with a TIRE index below 3.0 are usually more 
suitable for residential activities.  According to this methodology, a noticeable change in traffic occurs on the 
residential street when the difference in index between no project and project conditions is 0.10 or more.  An 
abbreviated list of the TIRE indices is presented in Table 3, while the entire TIRE index table is provided in Appendix 
A. 

Table 3 – TIRE Index Table

Existing Volume Range
(Daily Vehicles) 

TIRE Index Minimum Daily Volume 
Increase to produce 0.10 
change in the TIRE Index 

221-280 2.4 65

281-350 2.5 79

351-450 2.6 94

Notes: Goodrich Traffic Group

 

Existing Conditions 

The Existing Conditions scenario provides an evaluation of current operation based on existing traffic volumes 
during the a.m. and p.m. peak periods.  This condition does not include project-generated traffic volumes.  Volume 
data was collected in November 2015, while local schools were in session. 

Intersection Levels of Service 

Under existing conditions, all intersections are operating acceptably.  The existing traffic volumes are shown in 
Figure 1.  A summary of the intersection level of service calculations is contained in Table 4, and copies of the Level 
of Service calculations are provided in Appendix B. 
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Table 4 – Existing Peak Hour Intersection Levels of Service

Study Intersection 
Approach 

AM Peak PM Peak 

Delay LOS Delay LOS 

1. Hamilton Ave/Leigh Ave 53.5 D- 40.7 D 

2. Hamilton Ave/Phantom Ave 0.4 A 0.4 A 

Northbound Phantom Ave Approach 15.7 C 30.9 D 

3. Hamilton Ave/Meridian Ave 53.5 D- 52.6 D- 

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; 
Results for minor approaches to two-way stop-controlled intersections are 
indicated in italics. 

 

Project Description 

The project consists of the expansion of Carden Day School, an existing private K-3 elementary school, from the 
permitted 80-student enrollment to the current 150-student enrollment.  Currently, 120 students are enrolled as 
part of a temporary agreement with the City, with approximately 50 students, or 42 percent of students, in the 
afterschool day care center.  Enrollment at the day care center would be expected to increase proportional to the 
enrollment at the elementary school.  The proposed project site plan is shown in Figure 2. 

Trip Generation 

The anticipated trip generation for the proposed project was estimated using standard rates published by the 
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 9th Edition, 2012 for “Private School K-8” (ITE 
LU #534) for the morning peak and “Day Care Center” (ITE LU #565) for the evening peak.  Although the school 
also operates a before-school day care center, students dropped off to the before-school day care would be 
dropped off outside of the a.m. peak hour, which was determined by traffic counts to be 8:00 a.m. to 9:00 a.m.  
Therefore, a.m. peak hour day care center-related traffic was not factored into the analysis. 

Because there is no daily trip generation rate available for the Private School K-8 land use, the daily trip generation 
rate for “Private School K-12” (ITE LU #536) was used to estimate daily traffic. 

The expected trip generation potential for the proposed project is indicated in Table 5.  The proposed project is 
expected to generate an average of 372 trips per day, including 135 trips during the a.m. peak hour and 51 during 
the p.m. peak hour.  As compared to existing enrollment numbers, the project would be expected to generate 74 
new trips on a daily basis, including 27 during the morning peak hour and 10 during the evening peak hour; these 
new trips represent the increase in traffic associated with the project compared to existing volumes.  As compared 
to permitted enrollment numbers, the project would be expected to generate 174 more trips on a daily basis, 
including 63 during the morning peak hour and 24 during the evening peak hour. 
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Traffic Impact Analysis for the Carden Day School 
January 14, 2016 

Table 5 – Trip Generation Summary 

Land Use Students Daily AM Peak Hour PM Peak Hour

  Rate Trips Rate Trips In Out Rate Trips In Out

Existing     

Private School 120 2.48* 298 0.90 108 59 49 - - - -

Day Care Center 50 - - - - - - 0.81 41 19 22

Permitted     

Private School 80 2.48* 198 0.90 72 40 32 - - - -

Day Care Center 33 - - - - - - 0.81 27 13 14

Proposed     

Private School 150 2.48* 372 0.90 135 74 61 - - - -

Day Care Center 63 - - - - - - 0.81 51 24 27

Net Increase (Proposed 
minus Existing) 

  74 27 15 12  10 5 5

Net Increase (Proposed 
minus Permitted) 

  174 63 34 29  24 11 13

Note: * Daily trip rate based on K-12 trip generation rate since K-8 trip generation rate is unavailable.
 

Trip Distribution 

The pattern used to allocate new project trips to the street network was determined by field observations, land 
uses in the area, traffic count data, as well as based on assumptions applied in previous traffic impact analyses.  
The applied distribution assumptions and resulting trips are shown in Table 6. 

Table 6 – Trip Distribution Assumptions

Route Percent Daily
Trips 

AM
Trips 

PM 
Trips 

Hamilton Ave – West 10% 7 3 1 

Hamilton Ave – East 25% 19 7 2 

Leigh Ave – North 10% 7 3 1 

Leigh Ave – South 25% 19 7 3 

Meridian Ave – North 10% 7 2 1 

Meridian Ave – South 20% 15 5 2 

TOTAL 100% 74 27 10 

Note: Trip totals represent net new trips as compared to existing 120-student 
enrollment 
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Intersection Operation 

Existing plus Project Conditions 

Upon the addition of project-related traffic to the Existing volumes, the study intersections would be expected to 
continue operating acceptably.  These results are summarized in Table 7.  Project traffic volumes are shown in 
Figure 3. 

Table 7 – Existing and Existing plus Project Peak Hour Intersection Levels of Service 

Study Intersection 
Approach 

Existing Conditions Existing plus Project

AM Peak PM Peak AM Peak PM Peak

Delay LOS Delay LOS Delay LOS Delay LOS

1. Hamilton Ave/Leigh Ave 53.5 D- 40.7 D 53.2 D- 40.7 D

2. Hamilton Ave/Phantom Ave 0.4 A 0.4 A 0.4 A 0.4 A

Northbound Phantom Ave Approach 15.7 C 30.9 D 16.0 C 31.3 D

3. Hamilton Ave/Meridian Ave 53.5 D- 52.6 D- 53.3 D- 52.7 D-

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; 
Results for minor approaches to two-way stop-controlled intersections are indicated in italics 

 

It should be noted that with the addition of project-related traffic volumes, average delay at the intersections 
Hamilton Avenue at Leigh Avenue and Meridian Avenue  decreases during the a.m. peak hour.  While this is 
counter-intuitive, this condition occurs when a project adds trips to movements that are currently underutilized 
or have delays that are below the intersection average, resulting in a better balance between approaches and 
lower overall average delay.  The project adds traffic more traffic to the right-turn or through movements, which 
has an average delay that is lower than the average for the intersection as a whole, as compared to added traffic 
in the left-turn movements, resulting in a slight reduction in the overall average delay.  The conclusion could 
incorrectly be drawn that the project actually improves operation based on this data alone; however, it is more 
appropriate to conclude that the project trips are expected to make use of excess capacity, so drivers will 
experience little, if any, change in conditions as a result of the project. 

Finding – The study intersections are expected to continue operating acceptably at the same levels of service 
upon the addition of project-generated traffic. 

Background Conditions 

Background operating conditions were determined with traffic from nearby approved projects in the Cities of 
Campbell and San Jose, and added to the existing volumes.  These projects include: 

 North San Jose – 6,000 residential units and 12.5 million square feet of research and development office 
space, located approximately 6 miles north of the project site 

 Communication Hill Phase 2 – 2,300 residential units, 64,800 square feet of retail, and 1.4 million square feet 
of office space, located approximately three miles east of the project site 

In addition, it was assumed that the Carden Day School, under Background Conditions without the proposed 
project, would return to an 80-student enrollment.  This was assumed in order to determine the cumulative 
impacts of the increase from the permitted 80-student enrollment and the proposed 150-student enrollment. 
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Under these conditions, all intersections are expected to continue operating acceptably.  These results are 
summarized in Table 8, and Background volumes are shown in Figure 4. 

Table 8 – Background Peak Hour Intersection Levels of Service

Study Intersection 
Approach 

AM Peak PM Peak 

Delay LOS Delay LOS 

1. Hamilton Ave/Leigh Ave 53.2 D- 40.8 D- 

2. Hamilton Ave/Phantom Ave 0.4 A 0.3 A 

Northbound Phantom Ave Approach 15.2 C 28.7 D 

3. Hamilton Ave/Meridian Ave 53.2 D- 52.9 D- 

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; 
Results for minor approaches to two-way stop-controlled intersections are 
indicated in italics. 

 

Background plus Project Conditions 

With project-related traffic added to Background volumes, the study intersections would be expected to continue 
operating acceptably.  These results are summarized in Table 9. 

Table 9 – Background and Background plus Project Peak Hour Intersection Levels of Service 

Study Intersection 
Approach 

Background Conditions Background plus Project

AM Peak PM Peak AM Peak PM Peak

Delay LOS Delay LOS Delay LOS Delay LOS

1. Hamilton Ave/Leigh Ave 53.2 D- 40.8 D- 53.3 D- 40.9 D

2. Hamilton Ave/Phantom Ave 0.4 A 0.3 A 0.4 A 0.4 A

Northbound Phantom Ave Approach 15.2 C 28.7 D 16.1 C 32.0 D

3. Hamilton Ave/Meridian Ave 53.2 D- 52.9 D- 53.5 D- 53.0 D-

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way 
stop-controlled intersections are indicated in italics. 

 

Finding – The study intersections would be expected to continue operating acceptably at the same levels of 
service upon the addition of project-generated traffic to Background volumes. 

Neighborhood Traffic Analysis 

The average daily traffic (ADT) on Phantom Avenue was determined based on two 24-hour machine counts 
conducted on December 9, 2015, one north of and one south of the driveway.  Table 10 summarizes the ADT of 
the neighborhood streets, the TIRE index for street segments under Existing Conditions, and the project-added 
trips.  Added trips from the proposed project would not be expected to result in an increase in the TIRE index. 
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January 14, 2016 

 

Finding – The proposed project would not result in a noticeable change in traffic on Phantom Avenue either north 
or south of the project driveway. 

  

Table 10 – TIRE Index Summary 

Study Segment Existing Conditions Volume Needed to 
Cause +0.1 Increase 

in TIRE Index 

Project  
Daily 
Trips* 

Noticeable 
Change in 

Traffic ADT TIRE Index 

Phantom Ave North of Driveway 314 2.5 79 22 No

Phantom Ave South of Driveway 339 2.5 79 4 No

Notes: ADT = Average Daily Traffic; * = Net new daily trips as compared to existing 120-student enrollment 
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Alternative Modes 

Pedestrian Facilities 

Given the proximity of residential uses surrounding the site, it is reasonable to assume that students living nearby 
could want to walk, bicycle, and/or use transit to reach the school. 

Project Site – Sidewalks generally exist on both sides of all streets in the vicinity of the project.  There are existing 
pedestrian paths connecting the sidewalks to the school campus. 

Finding – Pedestrian facilities serving the project site are expected to be adequate. 

Bicycle Facilities 

Existing bicycle facilities together with shared use of minor streets provide adequate access for bicyclists.  Given 
the age of the students at the private K-3 elementary school, the project would not be expected to result in a 
significant increase in bicycle trips to and from the project site. 

Finding – On-street bicycle facilities serving the project site are expected to be adequate. 

Transit 

Based on the land use of the proposed project, the project would not be expected to result in a significant increase 
in transit trips to and from the project site. 

Finding – Transit facilities serving the project site are expected to be adequate. 
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Access and Circulation 

Site Access 

Vehicular access to the project site is via driveways located on Leigh Avenue, Hamilton Avenue, and Phantom 
Avenue.  The driveways on Leigh Avenue access the west parking lot, and the driveways on Hamilton Avenue and 
Phantom Avenue access the east parking lot. 

Sight Distance 

At unsignalized intersections a substantially clear line of sight should be maintained between the driver of a 
vehicle waiting at the crossroad and the driver of an approaching vehicle.  Adequate time must be provided for 
the waiting vehicle to either cross, turn left, or turn right, without requiring the through traffic to radically alter 
their speed.  Sight distance should be measured from a 3.5-foot height at the location of the driver on the minor 
road to a 4.25-foot object height in the center of the approaching lane of the major road.  Set back for the driver 
on the crossroad shall be a minimum of 15 feet, measured from the edge of the traveled way. 

Sight distance at the project driveways along Hamilton Avenue, Phantom Avenue, and Leigh Avenue were 
evaluated based on sight distance criteria contained in the Highway Design Manual published by Caltrans.  The 
recommended sight distance at driveways is based on stopping sight distance, which is based on the approach 
travel speeds.   

Sight distance at the project driveways were assessed on the field.  Although sight distance requirements are not 
technically applicable to urban driveways, the stopping sight distance criterion for private street intersections was 
applied for evaluation purposes.  For driveways on Hamilton Avenue and on Leigh Avenue, the minimum stopping 
sight distance needed is 250 feet based on a design speed of 35mph.  The minimum stopping sight distance 
needed at the driveway on Phantom Avenue is 150 feet based on a design speed of 25 mph.  The available sight 
distance at the driveways along Leigh Avenue and on Hamilton Avenue are in excess of 300 feet in both directions 
of the road, and the available sight distance at the driveway on Phantom Avenue is 150 feet.  Therefore, the sight 
distance at the project driveways is adequate. 
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Parking 

The project was analyzed to determine whether the proposed parking supply would be sufficient for the 
anticipated parking demand.  The proposed project would provide a total of 156 parking spaces.   

Parking demand was estimated using standard rates published by ITE in Parking Generation, 4th Edition, 2010.  The 
parking demand of the project was estimated using the published standard rates for Private School K-12 (ITE 
LU#536).  

Jurisdiction parking supply requirements are based on the Campbell Municipal Code, Chapter 21.28; Parking and 
Loading, which require 1.5 spaces for each classroom plus one space for every 75 square feet of assembly area.  
Based on the site plan, the proposed project would have 10 classrooms and 4,623 square feet of assembly area. 

The proposed parking supply is anticipated to adequately accommodate the estimated parking demand for the 
proposed project.  The proposed parking supply, expected demand, and City requirements are shown in Table 11. 

Table 11 – Parking Analysis Summary 

Land Use Units Supply
(spaces)

ITE Parking Generation City Requirements

  Rate Est. Parking
Demand 

Rate Spaces
Required

Private School 
K-12 

150 students; 
10 classrooms; 

4,623 sf assembly area 

156 0.39 59 spaces 1.5 for each classroom; 
1 for each 75 sf 
assembly area 

77

Notes: stdnts = students; sf = square feet 

 

Finding – The proposed parking supply would accommodate the anticipated parking demand and would meet 
City Requirements. 
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Conclusions 

Conclusions 

 The proposed project would be expected to generate on average 74 new trips on a daily basis, including 27 
new trips during the a.m. peak hour and 10 new trips during the p.m. peak hour, as compared to the existing 
student enrollment of 120 students. 

 Under all scenarios with and without the project, all study intersections are expected to continue operating 
acceptably. 

 The project would not result in a noticeable increase in traffic volumes on Phantom Avenue. 

 Pedestrian, bicycle and transit facilities would be expected to adequately serve the project site. 

 Site access to the project site is adequate.  The available sight distance at all the project driveways is adequate. 

 The proposed parking supply would adequately serve parking demand and would meet the City’s off-street 
parking supply. 
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To: 

From: 

Date: 

R£: 

~ 
fiRST CoxGREGATI ... ~~uR~H or SAN JOSE, UCC 
IN PARTNERSHIP WI U ~IPLES FELWWSHIP 

TOGETHER WE ARE AN Or ~I AND ~~~li~G CO.\IMUNITY OF fAITif 

~ (.... 11 ..... 
~~ ..{~ 

Ctty of Campbell, Plruming DivJSJon #t- ,.~,..-.; 
70 North Fir>1 Street 
Campbell, California 95008 

Mark Domnauer. Treasurer 
First Congregational Church of San Jose. UCC 
1980 Hamilton Avenue 
San Jose, California 95125 

June 29,2015 

Carden Day School of San Jose 

I would like to rake this opportunity to provide a letter of support for Carden Day School of San Jose's (Carden) 
continued use of our facility. both existing classrooms and land development. Carden has been sharing space at our 
facility since 2007. They have been an excellent partner in the use and care of our facility. ln addition to raking good 
care of the space they usc, they have made many improvements 10 the facility that benefit the congregation and 
communny as well to include interior imProvements. landscape and playground improvements. infrastructure 
upgrades, etc. They have also actively worked with all of our neighbon; to alwa}'l< have their full support in any 
workfcxpaosion they have undertaken. 

Carden's continued gro\\'th pl:ms arc in line with the church ·s future vhion for its campus. As the City knows. we 
have a large property with facilities over 50 years old. The property and facility arc in need of major capital 
improvements. Thanks to the income the church receives from Carden we have been able to invest in tbe church's 
future. Projects such as solar power. new water lines. structural and ADA improvements, etc. have all been possible 
because of our partnership with Carden on our campus. Without the income: received from their space use, not only 
would these improvements not be pos!lo;bLc, but we would be forced to make staff reductWns and reduce our 
community suppon programs. The shared space income from Carden is vital to the continued operation of the 
church. 

l11e church would like to offer whatever assistance we can to aJiow Carden to continue their use of our space and 
land and to conunue to develop their campus as designed. The church has looked at many OpLl<ms LO best utilize; our 
space and property. suppon our operations and remain a good neighbor to include selling pan of our Land and 
rebuilding our fitcility on the other part, leasing some. of our land long term to developers/community organizations 
and portnering long term with schools. It is the Iotter that our neighbon; fully supponed (several community 
meetings were held) and provided the best options for our church's future. lt a1so was the only option that allowed 
us to rem in our historic: facility and beautiful trees throughout our campus. We hope 1hc City and Carden can find a 
way to allow their con,inued use of our faci1iry. 

Thank you, 

c.'C; Rev. Tom Gough. Sr. Minister 
Oeaone E\utoo, Modentwr 
Mad: Knudsen, Cltaumco, Uo&rd ofiru!I(CC$ 
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          City of Campbell -- Community Development Department 
  70 N. First Street, Campbell, CA 95008 

MEMORANDUM 
 
To: Members of the Planning Commission  Date:  January 26, 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 19, 2016, and 

considered the following item(s) of interest to the Planning Commission: 
 
A. Resolution/Ordinance expressly bans Marijuana distribution in Campbell: Council 

adopted a Resolution (11938) prohibiting the Department of Food and Agriculture from 
issuing a State license to cultivate medical marijuana within the City of Campbell.  They 
also introduced an Ordinance (2197) imposing an express ban on marijuana processing, 
marijuana delivery and marijuana dispensaries in the City of Campbell.   This issue was 
brought forth by Campbell PD. 
 

B. RFP for an Administrator for the City’s BMR Program:  Council adopted a Resolution 
(11941) to authorize the issuance of a Request for Proposal to find an administrator for the 
City’s BMR program with an expanded scope of service option including a breakdown of the 
price for the standard and expanded scope and an adjustment to the schedule to 
accommodate a subcommittee review of the proposals and a Council review prior to the 
consultant interviews. 
 

II. MISCELLANEOUS 
 

A. Next Planning Commission Meeting on February 9, 2016:  This meeting will consider the 
following item(s): 
1. Application of Eric Greenblott for a Site and Architectural Review Permit (PLN2015-285) 

to allow an approximately 550 square-foot addition to an existing single family residence 
on property located at 940 Stonehurst Way. 

 
B. PC iPads are ready to roll:   The City’s IT Manager reached out by email this week to 

coordinate time with each member of the Commission to come in for training on the iPads 
that will be provided to each member of the Planning Commission as the new means of 
distributing packets for each meeting (both SARC and PC).  His message was as follows: 

  
As part of this year’s budget, the City Council authorized the purchase of Apple iPad 
tablets for Planning Commissioners for electronic distribution and review of Commission 
Packets.  Information Technology has set up an iPad for you with the necessary software 
and permissions to access the City’s network to download and review packets. 
  
If you would like to use a City assigned iPad to review Commission Packets, you will 
need to come to City Hall for a brief training session (approximately 30 minutes) on how 
to access the City network to download packet materials and how to use the iPad to 
review and annotate documents. 
  
Please let me know when would be a convenient time for you to come by and if you have 
any questions.  Jeff Gershaneck: jeffg@cityofcampbell.com  or 408-866-2753. 


	Planning Commission Agenda for January 26, 2016
	Draft Minutes of 01-12-2016.pdf
	PC Resolution 4269 for 570 E. Hamilton Avenue

	Item 1 -  1377 York Avenue.pdf
	Attachment 1 - Findings for Approval
	Attachment 2 - Conditions of Approval
	Attachment 3 - Location Map
	Attachment 4 - Project Plans
	Attachment 5 - Color/Material Board
	Attachment 6 - SARC Memo of 1/12/16
	Attachment 7 - Front Entry Treatments of Surrounding Properties

	Item 2 -  2160 S  Bascom Avenue (Dental Office).pdf
	Attachment 1 - Findings for Approval
	Attachment 2 -  Draft Conditions of Approval
	Attachment 3 - Location Map
	Attachment 4 - Plans
	Attachment 5 - Property Use Analysis
	Attachment 6 - Parking Summary
	Attachment 7 - Written Statements
	Attachment 8 - S81-11 Approval
	Attachment 9 - SARC Memo of 1/12/16

	Item 3 - 1980 Hamilton.pdf
	Attachment 1 - Findings for Use Permit with Site Review and Parking Modification Permit
	Attachment 2 - Conditions of Approval for Use Permit with Site Review and Parking Modification Permit
	Attachment 3 - Findings for Tree Removal Permit
	Attachment 4 - Conditions of Approval for Tree Removal Permit
	Attachment 5 - Location Map
	Attachment 6 - Project Plans
	Attachment 7 - Project Description
	Attachment 8 - Operational Description
	Attachment 9 - Color/Material Sheet
	Attachment 10 - Existing Building Photographs
	Attachment 11 - Traffic Impact Analysis (draft)
	Attachment 12 - Tree Removal Exhibit
	Attachment 13 - Church Letter of Support
	Director's Report




