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To:  Site and Architectural Review Committee         Date: March 22, 2016 

From:  Daniel Fama, Associate Planner   

Via:  Paul Kermoyan, Community Development Director 

Subject:  Pruneyard Project 

File No.:  PLN2015-76:79/335/357:359 

Applications: Zoning Map Amendment, Planned Development Permit, Conditional Use Permit, 
Tentative Parcel Map, Parking Modification Permit, Tree Removal Permit, Master 
Sign Plan and Freeway-Oriented Sign 

Project Site: 1875, 1901, 1919, 1995, and 1999 S. Bascom Avenue 

BACKGROUND 
Ellis Partners, owners of The Pruneyard Shopping Center and Offices, began discussions with 
City staff regarding expansion, renovation, and subdivision of the center shortly after purchase of 
the property in late 2014. Due to the community significance of the center and the policy 
implications of subdividing the property, the City Council was asked to review preliminary plans 
at a March 17, 2015 study session. This was followed by the project's mandatory study session 
with the Planning Commission on June 23, 2015. A formal application was received on August 
13, 2015. Although the application remains "incomplete" pending acceptance of revised plans to 
address outstanding Fire District circulation comments, the architectural design of the new and 
renovated buildings is sufficiently developed for review by the Site and Architectural Review 
Committee (SARC) at this time.  
 
A written architectural report prepared by Marvin Bamburg, MBA Architects, the City's newly 
appointed architectural advisor, is included as Attachment 1. As directed by the City Council, 
Mr. Bamburg's services will be utilized for significant development projects or those with unique 
architectural concerns. In the future, a written report will be prepared for a project in the earlier 
stages of review and be referenced within the SARC memorandum. However, due to the Mr. 
Bamburg's recent appointment, his work for the Pruneyard Project is being received after 
completion of this SARC memorandum. Staff will be prepared to discuss his findings at the 
SARC meeting, however, as a general rule, Mr. Bamburg will not be in attendance. 
 
Lastly, the project's Traffic Impact Analysis (TIA) is still in draft form. By the time of the SARC 
meeting, the public review draft will have been circulated to VTA, CalTrans, and San Jose 
Department of Transportation for review and comment before being finalized. In addition to the 
analysis of potential off-site traffic impacts (i.e., intersection level-of-service, freeway ramp 
queuing, neighborhood cut-through, etc.), the TIA also analyzed the project's on-site circulation. 
The draft report recommended various revisions, which have been incorporated into revised site 
plans that are currently under review by staff, the traffic consultant, and the Fire District. As 
such, the site plans provided in the project plans (reference Attachment 2) may be considered 
superseded by those provided in Attachment 3. 

MEMORANDUM 
         Community Development Department 

Planning Division 
  

 

 
 

http://www.mba-architects.net/
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PROJECT SITE 
Site Characteristics: The Pruneyard is a 27 acre multi-use property encompassing 364,000 
square-feet of professional office, a 171-room hotel, 253,000 square-feet of retail space, and a 
multi-level parking garage. The property is bounded by Bascom and Campbell Avenues to the 
east and south, Highway 17 to the west, and the Pruneridge Plaza Apartments to the north. 
Campisi Way, which provides access to Hamilton Avenue and Highway 17 via Creekside Way, 
terminates at the northerly property line. The site is within the C-2 (General Commercial) and the 
C-2/O (General Commercial/Overlay) Zoning Districts, and has a corresponding General 
Commercial land use designation as shown on the General Plan Land Use Diagram.  

 

Site History: The Pruneyard was originally developed pursuant to a Site Approval (S68-65) 
granted in 1968 consisting of a Master Plan to develop the Pruneyard Commercial Complex to 
be constructed in six phases. In 1969 a Site Approval (S69-43) was granted for phase one of the 
center. The remaining five phases were approved through Site Approvals in 1970. Construction 
of the office towers commenced in 1971 through the approval of a development agreement and 
zoning overlay allowing for increased building height. The hotel component was constructed in 
1989. In 1994, in conjunction with an exterior remodel of the commercial shopping center, 
reconfiguration of parking, and hotel expansion, the City approved a center-wide Conditional 
Use Permit (UP94-19) that allowed alcohol sales and outdoor seating but limited the number of 
restaurants to 18. 
 
Pruneyard/Creekside Commercial District: The General Plan recognizes the Pruneyard as part of 
the broader "Pruneyard/Creekside Commercial District"—the area bound by Highway 17, 
Hamilton, Bascom, and Campbell Avenues (see map on next page)—which is envisioned as an 
"active, connected 'urban village' with a mixture of commercial, office, residential, entertainment 
and recreational uses functioning as a community and regional focal point."  The Pruneyard is 
the southern node of this area, providing shopping, dining, and entertainment opportunities, and 
a linkage to Downtown Campbell. 

Source: Silicon Valley Business Journal 
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Applicable General Plan policies and strategies, 
including those specific to the "Pruneyard/Creekside 
Commercial District" are included in Attachment 4. 
These policies are intended to carry out the vision for 
this area over time. In this regard, these policies form 
a framework in which to analyze the proposed 
development concept. 

PROJECT PROPOSAL  
The development proposal for the Pruneyard is 
multifaceted. It includes construction of several new 
retail buildings, a five-story office building, and 
expansion of the existing parking garage. Specifically, 
the following new buildings are proposed (each is 
numbered for reference as shown on the Site Plan): 

• New Retail Buildings:  

o R1 – 6,000 sq. ft. single-story free-standing retail  
o R2 – 5,500 sq. ft. single-story free-standing  retail 
o R5 – 5,500 sq. ft. single-story free-standing restaurant  
o R3 – (a) 12,000 sq. ft. two-story retail/office building OR 

 (b) 28,000 sq. ft. two-story fitness facility 

o R4 – 1,600 sq. ft. single-story free-standing retail  

• Office Building (O1) – 100,000 sq. ft., five-stories, & two levels of underground parking  

• Garage Expansion: (a) three-levels  OR 
   (b) five-levels  

Additionally, the project would also include renovation of existing retail buildings, 
creation/expansion of public plaza areas, improved pedestrian/bicycle connections, modified 
vehicular circulation, a new Master Use Permit document, a new signage program, and subdivision 
of the center into three parcels (office, retail, and hotel). The proposed development is presented as 
a planned development proposal, requiring approval of a Zoning Map Amendment (rezone to P-
D), a Planned Development Permit, a Parking Modification Permit, a Tentative Parcel Map, a Tree 
Removal Permit, and a Master Sign plan with a Freeway-Oriented Sign. 

DISCUSSION 
Subdivision/Site Configuration: The proposed subdivision would create three parcels separately 
accommodating the hotel, the office buildings, and shopping center buildings. In order to assuage 
the City's historic concerns regarding subdivision of the Pruneyard, "common" and "building" 
areas would be separately delineated such that all areas outside of the building envelopes would 
be managed by an Owner's Association pursuant to an "Operating, Maintenance and Parking 
Easement Agreement". In this manner, each ownership interest can focus on its specialization 
while overall management of the center, in terms of security, maintenance, and parking, can be 
coordinated by the Owner's Association. This arrangement would be further strengthen by the 
Master Use Permit document which will apply land use and operational restrictions across all 
three properties. 

Source: Berkshire Communities 
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In addition to operational and land use issues, the subdivision of the property would also affect 
the physical configuration of the shopping center. The proposed project aims to create a more 
cohesive sense of place within the Pruneyard by creating interior plazas framed by existing and 
new buildings. In this regard, four of the five proposed retail buildings are placed within the 
interior of the site situated around the plazas. Only building R5 (opposite Outback restaurant) 
and the office building would be located along the Campbell Avenue street frontage. In addition 
to the design intent of the project, the placement of new buildings is also influenced by the 
drawing of new property lines (e.g., a new retail building cannot be located within the office 
parcel and vice versa). This limitation precludes certain placements; for instance, perhaps the 
new office building would be better placed at the Campbell/Bascom corner, within the retail 
parcel. In considering how proposed buildings are to be situated, the SARC should consider 
whether the proposed subdivision is hindering a better site layout. 
 
Circulation: The center's existing roadway configuration would be substantially altered with the 
project, including removal of the main one-way roadways and interior traffic circle, to be 
replaced with new "primary" two-way drive aisles and "secondary" one-way drive aisles.  The 
existing configuration provides an inefficient circulation of vehicles that is most reflected by the 
underutilization of the parking garage. The new vehicular circulation patterns appear to show a 
more direct and expedient movement through the site, particularly with direct vehicular access 
into the expanded garage from the Campisi Way entrance. 
 
To improve pedestrian movement within the center, additional interior sidewalks and marked 
paths-of-travel through the parking lot areas would also be created. The most significant 
improvement to pedestrian circulation is expansion of the plaza areas, as noted below, with the 
raised roadways. By bringing the vehicle lane up to the pedestrian level (separated with truncated 
domes and bollards) drivers will more closely watch their speeds.  

Expanded Pedestrian Plazas: The existing plaza within the core of the center would be expanded 
by removal of existing parking spaces. This would accommodate placement of the small retail 
building (R4), new outdoor dining, open public seating areas, a children's play area, and 
decorative landscaping features. The portion of the existing interior roadway that extends east to 
west through the expanded pedestrian plaza as well as a new one-way roadway adjacent to the 
proposed new interior retail buildings (R2 and R1) would be raised to the plaza/sidewalk level 
and differentiated with upgraded pavement to provide a more pedestrian-oriented environment. 
The "big picture" idea is to position the Pruneyard as a destination unto itself, by creating a space 
that can act as a community focal point. 
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Office Building: The projects plans present two office building concepts. Each is 100,000 
square-feet five-stories, with two levels of subterranean parking. The primary design would 
resemble the Pruneyard Office's mid-twentieth century "international style" architecture with a 
rectangular building form and glass walls. The secondary design presents a more contemporary 
approach with angular forms and GFRC (glass fiber reinforced concrete cladding) in a warm red 
tone. Both designs would form a plaza at the building’s corner and incorporate ground floor 
retail space. 

 
Height/Massing 
Introduction of a 100,000 square-foot office building within the Pruneyard is consistent with the 
General Plan policies noted below, which encourage maximizing the development potential of 
properties near transit and in particular within the Pruneyard/Creekside District in order to 
expand the City's job base and maintain a sustainable jobs/house balance. In terms of 
development intensity, new and redeveloped projects within the Pruneyard/Creekside District are 
limited to a Floor Area Ratio (FAR) of 2.0 (square-footage equal to two times the lot size). The 
proposed project would result in an overall FAR of 1.04, with the office parcel itself at a 2.25 
FAR (reflecting the concentration of existing and proposed development on this portion of the 
Pruneyard). 
 

Strategy LUT-1.5a: Transit-Oriented Developments: Encourage transit-oriented developments including 
employment centers such as office and research and development facilities and the city’s 
highest density residential projects by coordinating the location, intensity, and mix of 
land uses with transportation resources, such as Light Rail. 

Strategy LUT-1.5d: Higher Floor Area Ratios (FARs): Develop provisions for allowing higher FARs in new 
projects that provide a mix of uses, maintain a jobs/housing balance or are located within 
proximity to Light Rail 

Policy LUT-14.2: Development Intensities: Allow higher development intensities within the Pruneyard / 
Creekside area. 

Strategy LUT-14.2a: Maximum Height: Allow new buildings and redevelopment buildings to develop at the 
maximum height in the Pruneyard/Ceekside Area, subject to traffic and environmental 
constraints. 

Strategy LUT-14.2b: Floor Area Ratio (FAR): Allow a maximum FAR of 2.0 for new development or 
redevelopment within the Pruneyard/Creekside Area. 
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Although the above policies support development of this type (professional office) and intensity 
(less than 2.0 FAR), conformance with the General Plan also requires consistency with the 
Zoning Code, particularly with findings for approval. Specifically, the Planned Development 
Permit findings (CMC Sec. 21.12.030.H.6) require a project to clearly "result in a more desirable 
environment" and "aid in the harmonious development of the immediate area."  
 
The proposed office building's size and placement along the Campbell Avenue street frontage, 
relative to its height and massing may be disruptive to the established building pattern of East 
Campbell Avenue, which is characterized by one and two-story buildings, as shown in the 
streetscape image below: 
 

 
 
Similarly, its placement near the new "portals" openings under the Highway 17 overpass may 
harm the desired pedestrian experience and obstruct the intended view corridor as perceived by 
motorist and pedestrians traveling westbound towards Downtown Campbell, as shown in the 
conceptual design illustration, below: 
 

 
 
Moreover, General Plan Strategy LUT-14.6a specifically notes that building heights should be 
reduced towards the adjacent streets, with taller buildings located within the interior of the 
Pruneyard/Creekside area. This had been achieved with Pruneyard Place, which is centrally 
located between Tower I and II, away from Campbell Avenue. As such, at 75 feet (the City's 
maximum allowable height), the proposed office building appears not comply with General Plan 
guidance. 
 

Strategy LUT-14.6a: Building Heights: Locate taller buildings toward Highway 17 and the center of the 
Pruneyard/Creekside area. Building heights should be reduced as building forms 
approach Hamilton Avenue, Bascom Avenue, Campbell Avenue and the Creek Trail. 

https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART2ZODI_CH21.12SPPUDI_21.12.030PLDEZODI
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The simplest and most effective means of reducing the building's massing is to reduce its overall 
height more in keeping with the development fronting Campbell Avenue. Given the predominate 
one- and two-story development in the vicinity, reducing the building to three stories would 
provide for greater compatibility, and reducing it to two stories would achieve consistency with 
the two-story buildings in the immediate area. Although the alternative design attempts to 
minimize massing to some degree by setting back the upper story, the overall height will 
inevitably result in a building that is simply too large for the location. 
 
Streetscape Interface 
The proposed office building's interface with the 
public street also must be considered. Although the 
design incorporates ground-floor retail, it is set back 
within a covered colonnade area. Providing retail and 
restaurant opportunities along Campbell Avenue is 
consistent with the applicable policies. However, the 
colonnade may conceal the storefronts from the street, 
limiting their visibility and economic viability, and be 
inconsistent with "open air" experience the rest of the 
project is attempting to achieve.  
 

Retail Buildings (R1, R2, & R5): These three mid-size retail buildings are shown in a "modern 
hacienda" style characterized by flat tile roofs, arched openings, tall fasciae, wood cladding, and 
white plaster walls, as shown below. An expanded retail presence within the center would 
increase the variety and mix of uses for the community. In terms of design, the "modern 
hacienda" motif of the new retail buildings is a creative approach that provides a distinct and 
modern flare to the center. The buildings appear to maintain a relationship with the existing 
buildings through use of comparable roof forms and materials without mimicking their design.   

 
 

R2 Building – East Elevation 

R1 Building – South Elevation  

R2 Building – East Elevation  
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R5 – South Elevation 

 
Retail Buildings (R4): The smallest building, R4, takes on a modern character as an open 
"showcase" of glass and wood, located within the main plaza area. Although it departs from the 
overall "town and country" design aesthetic of the Pruneyard, within context of the main plaza 
area, it aptly stands as an isolated architectural element 

 

Retail Building (R3) / Parking Garage Expansion: As with the office buildings, two options are 
presented for the R3 building and parking garage expansion. The smaller option is for a 12,000 
square-foot two-story retail/office building and a three-level parking garage expansion. Should 
Ellis Partners successfully lease to a major fitness center, a larger version of the proposal would 
be constructed. The larger version would more than double the size of the R3 building to 28,000 
square-feet and allow for the potential for a rooftop swimming pool. To accommodate the 
additional parking demand that would be generated by the fitness facility the parking garage 
expansion would be increased to five-levels. The building would be integrated and placed in 
front of the parking garage to both screen the garage from view and "bridge" the garage to the 
shopping center. The building would have a subtle art-deco appearance most exhibited by a 
geometric entry feature, but share a comparable wall and trim treatment as the retail buildings.  

 
R3 Building (Fitness) – Corner Review  
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R3 Building (Non-Fitness Options) – Corner Review  

 

R3 (Fitness) Building – East Elevation             

 

R3 (Non-Fitness) Building – East Elevation             

Retail Building Improvements: The existing "town and country" design of the retail buildings 
would be refreshed to integrate with the "modern hacienda" style of the new retail buildings. 
This would include painting the walls white, plastering brick façade elements, adding new wood 
features, and modernizing the appearance of the tower elements. An example is shown below, 
from within the interior of the site looking west, which highlights various aspects of the proposed 
alterations: 
 

 

 
Additionally, at some corners, the arcades formed by the tile roof projections would be removed 
in order to provide the tenant spaces greater visibility. This would occur at Coffee Society, La 
Boulanger, Lisa's Tea Treasures, Coffee Society, Orchard City Kitchen, Togo's, and Trader Joe's 
(as shown below).  
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Additionally, the Sugar, Butter, Flour space would be entirely redone to more closely match the 
modern glass and wood design of the proposed building R4. As with the R4 building, Sugar, 
Butter, Flour, is set apart from the primary retail buildings in such a way that affords greater 
leeway with design divergence. 

 
It is necessary for shopping centers to be continuously maintained and revitalized over their life 
to reflect changing market conditions and design shifts. The desire to refresh the design of the 
existing center is supported by applicable General Plan policies, as well. As noted, it has been 
over twenty years since the last major remodel of the Pruneyard. The proposed renovation plans 
would largely keep the "bones" of the Pruneyard's retail buildings intact. The most significant 
alteration would be the severing of arcade overhangs at select corners, since the "town and 
country" design is largely defined by the low-slung roof forms. Additionally the painting of the 
buildings white will sharply strongly contrast with the terra-cotta color of the tile roofing. 
However, this approach will reestablish and maintain a continuous design theme within the 
center.  

Signage: The project also includes a new Master Sign Plan package (reference Attachment 5), 
which would allow for a freeway-oriented sign, tenant wall and rooftop signage, as well as new 
freestanding signs. The signage package would be integrated into the new Master Use Permit for 
more expedient review and permitting.  To allow for the freeway-oriented sign and rooftop 
signage, which are currently not permitted by the Sign Ordinance, staff is preparing a Zoning 
Text Amendment (ZTA) that would allow their consideration. The ZTA will be considered by 
the Planning Commission and City Council at the same public hearing as the overall project.  

• Freeway-Oriented Sign: To identify the Pruneyard from the freeway, a 350 square foot 
walls sign place along the upper story of the Pruneyard Place is proposed. This sign 
would identify the Pruneyard shopping center only, and not any particular tenant. As 
presented in the signage package, the sign is depicted atop the building, standing on the 
roof edge. Although consideration for rooftop signs for individual tenants may be found 
to be appropriate (see below), it is not necessary for this sign. At staff’s request, Ellis 
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Partners provided a revised sign proposal, below, which places the sign on the wall of the 
building’s upper story. 

 
• Retail Signs: Many of the current Pruneyard tenant signs stand at the roof edge—a 

placement that would be carried forward in a new Master Sign Plan for both the existing 
and new retail buildings. Although the City does prohibit roof signs, the prohibition 
serves to prevent unsightly clutter that typically results from this type of sign placement. 
However, rooftop signs are appropriate in context of the Pruneyard’s sloped tile roofs, 
which limit alternative placement.  

 
• Free-Standing Signs: The new free-standing signs are more contemporary than the 

existing sign structures. In addition to being smaller, the new signs are metal framed with 
a customized pattern to create a distinct branding image for the Pruneyard. This approach 
is somewhat unique as most free-standing signs are designed to match the appearance of 
the main buildings in terms of materials and colors. However, the distinct design would 
result in a higher quality signage presence along Campbell and Bascom Avenues. 
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Parking: The Pruneyard has long operated under a shared parking scheme that allowed a 
reduction in the aggregate amount of parking that would otherwise be required due to the 
differing usage patterns between the retail and offices uses. Fehr & Peers conducted an analysis 
to develop an understanding of the additional parking capacity necessary to accommodate the 
new retail and office square-footage.  This analysis has been peer reviewed by the City’s traffic 
consultant and found to be adequate. In summary, the center will be sufficiently parked 
throughout the year, except during the holidays when a valet system will be necessary to more 
efficiently make use of parking facilities. A parking management plan will also regulate 
employee parking practices and incorporate improved wayfinding signage.  

Landscaping/Tree Removal: Existing landscaping would be modified to accommodate the site 
improvements and new buildings. This would include removal of various parking lot trees as 
well as several existing Mexican Fan Palms. Some of the landscaping areas would serve as bio-
retention basins to comply with the "C-3" stormwater treatment requirements. The new 
landscaping design would take a more contemporary approach, with heavy use of drought 
tolerant and native vegetation. 

SUMMARY 
The Pruneyard is an established presence in the community, arguably second only to Historic 
Downtown Campbell in significance. The proposed project, by introduction of new buildings, 
renovation to existing buildings, and with a redesigned site layout, will very much alter the 
Pruneyard as it is today. However, the overall approach will maintain much of the center’s 
existing scale and feel, while providing a contemporary makeover in a manner that can be found 
contextually appropriate. 
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The exception, however, is the proposed office building. More than any other aspect of this 
project, the SARC’s discussion should focus on the office building, with specific emphasis on  
its height, massing, form, design, and street interface. If the SARC determines that additional 
time is necessary to review the office building, or any other aspect of the project, a subsequent 
SARC meeting may be scheduled. 

 

Attachments:    
1. Architectural Consultant Report 
2. Project Plans 
3. Revised Site Plans 
4. "Pruneyard/Creekside Commercial District" Policies 
5. Master Sign Plan 
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ARCHITECTURAL PLAN REVIEW of the PRUNEYARD 
a proposal by Ellis Partners, March 2016 

This design review is provided by Marvin Bamburg, AIA, CSI, LEED‐AP, of MBA ARCHITECTS under con‐
tract with the City of Campbell.  It is intended for the use of the Planning Department and the Planning 
Commission for guidance in the approval process of the proposed development.  These comments 
should not imply that there are design deficiencies or that any aspect of this project is poorly designed.  
Rather, the recommendations are intended to add to and enhance the fine development that is pro‐
posed. 

Relevant documents: 

 The developer’s submission of plans prepared by LOWNEY ARCHITECTURE of Oakland, CA Pro‐
ject 13‐051, consisting of 113 sheets dated 15 DEC 2015. 

 Campbell Community Development Department Memorandum, subj: Pre‐application Study Ses‐
sion – the PRUNEYARD, of 23 JUN 2015. 

 Email from Daniel Fama to marvin@mba‐architects.net dated 29 FEB 2016 

This review is limited to the following elements pursuant to the above referenced email: 
1. Office Building 01 (both options) 

2. Retail Buildings R1, R2 and R5 

3. Retail Building R3 (both options) 

4. Retail Building R4 

5. Remodel of existing buildings 
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General commentary: 

This architect considers the documentation provided by the developers, specifically the 113 

sheets of drawings, renderings and description, to be outstanding for their quality and thor‐

oughness.  It takes a developer‐client willing to provide the funding for such a detailed presenta‐

tion and an architect who wants his audience to completely understand the project, in order to 

present such a detailed plan set.  In addition, the developer requested a face‐to‐face meeting 

with this reviewer to provide additional description regarding the strategy and goals that are 

driving this project.  All this is greatly appreciated by me.   

I must add that I remember my children in their very early years running thru the mustard grow‐

ing among the prune trees on the PRUNEYARD site prior to its construction (1965).  My early 

practice began in my front bedroom, but soon moved to the 6th floor of the newly constructed 

Pruneyard Towers building (1970).  I am personally very familiar with the original development 

and helped with new retail tenant’s improvements in the commercial buildings.  We were the 

architects for the OUTLOOK RESTAURANT, PAOLO’S in the PRUNEYARD and SEBASTIAN’S RES‐

TAURANT on top of Towers 1.  I have very fond memories associated with this development and 

am motivated to keep it a high quality commercial center. 

In that regard, I believe that one must appreciate existing situations before recommending 

changes to them.  In strolling thru the PRUNEYARD commercial center on a very sunny day, I 

found the arcades very pleasant as they shielded the sun from me and the colorful displays in 

the show windows.  This atmosphere encourages walking which certainly will be necessary with 

the parking so far from the retail businesses.  The Lowney Architecture group is recommending 

that arcades be cut back at many of the corners to provide better shop exposure from the park‐

ing lot.  I must take exception to that concept in this case.  The rustic, early California architec‐

ture of the PRUNEYARD, was developed with sun‐control in mind.  It works, is charming, and 

should not be changed. 

At some time in the past, the PRUNEYARD was severely modified with revised circulation pat‐

terns and additional structures.  None of that work respected the existing rustic “town‐and‐

country” theme.  We have lived with that resulting mess for years.  It is a welcome event to have 

a new owner who wishes to preserve and enhance the facilities.  Unfortunately none of this will 

reverse the damage done previously. 

While not within the defined scope of this consultant’s review, I must comment on the proposed 

changes to the center plaza.  The current situation there with a major roadway bisecting the 

space and an abundance of parking is ugly and defeats the openness of a public space that once 

was there.  The removal of the parking and the landscape treatment including the decorative 

pavements is a wonderful change.  If only the roadway could be removed. . . 
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BUILDING 01 

The existing three office buildings have little relationship to the existing shopping center, none at all to 

its architecture.  They do relate to each other somewhat with the use of a rigid curtainwall grid and som‐

ber colors.   

Two designs have been presented by the developers for the new office building (01) located in the SW 

corner of the site along Campbell Avenue and adjacent to the existing office buildings.  Both of these de‐

signs address the need for a pedestrian interface, and orient that interface primarily toward the emer‐

gence from the portal below the freeway overpass.  I agree with this approach and how they have ad‐

dressed it.   

At the City Council Study Session of 23 JUN 2015, discussion was held regarding the interface of this 

building with others in the neighborhood and whether there should be a stepping of the stories as they 

approach the street.  Existing buildings on the south side of Campbell Avenue opposite to this building’s 

location are all single story.  The highest building on the Avenue between Hwy 17 and Bascom Av is two 

stories.  Indeed this new 5 story building will stand out dominantly.   

Option 1 uses a rigid curtainwall grid for 

most of the façade, reflecting that of the 

adjacent office buildings.  The street 

frontage deviates from a full height (5 

story) curtain wall, by using a two story 

arcade with storefront and office walls 

recessed along the street side, and a 

one‐story recess on the freeway side.  

These arcades are defined by a gold‐col‐

ored post‐and‐beam structure which is 

carried around the building at the 

ground floor level, the only color on this otherwise bland building.  All elements are straight and rectilin‐

ear giving this design some compatibility with the existing office buildings, particularly with the propor‐

tions of the modular fenestration.  Like the other existing buildings, the actual structure of the building 

is hidden inside behind the curtain walls except for the street‐front arcade.  While this design defers 

more strongly to the existing buildings, I find it uninteresting and uninspired.   The full effect of the 

five‐story height will be experienced on the street. 

Option 2 also uses a strong grid‐like design but has significant variances that create a structure totally 

different from the existing office buildings.  It uses a strong structural grid that is expressed on all sides, 

with curtainwall/fenestration recessed and playing a much reduced role in the architectural expression.  

Several clever elements of this design make it fun and exciting to behold.  First is the gracious two‐story 

setback for the pedestrian plaza on the west side of the building.  While there is no arcade along the 
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Campbell Avenue street frontage, the 

building is setback a good distance from 

the curb to enhance the pedestrian ex‐

perience.  The second strong element of 

this design is its color‐a rust colored fin‐

ish that is strongly expressed by the 

deep recesses of the fenestration.  

Thirdly, the deviation giving this build‐

ing its unique design is the angular walls 

of the west side arcade and the south 

side top story.  These whimsical devia‐

tions from the strong rectilinear structural grid bring delight and excitement to this important corner 

building.  The fact that there is no architectural relationship of Building 01 (Option 2) to the rest of the 

Pruneyard center is of little consequence in my opinion.  The existing shopping center is low‐rise and 

tightly knit – of a totally different architecture than any of the offices.  The other offices have always 

been architecturally disappointing; this building turns its back on them and welcomes pedestrian arrivals 

with flare and anticipation.    

Of the two schemes, Option 2 steps 

the façade down slightly so the street 

frontage is only 4 stories high.  This is 

still out of scale with those single story 

buildings on the south side.  My gut 

feeling is that it is not a deal‐killer.  

Perhaps in time the new develop‐

ments all along Campbell Avenue will 

be multistoried; this is the first east of 

Hwy 17.  Downtown has several 3‐story buildings, tightly clustered, which seem quite appropriate.  As 

our Valley densifies, higher buildings will become more common.  The picture above is one method of 

diminishing the height of a building directly on the street frontage –stepping back each floor.  While 

both approaches are well designed from an architectural standpoint, I prefer the cosmopolitan feel of 

the taller building, Option 2. 

Recommendation:  I highly support this building in the Option 2 design.  The renderings show potential 

commercial uses at the ground level, particularly affronting the pedestrian plazas.  Signage for such com‐

mercial uses must be small and very discrete to avoid compromising this handsome design.
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BUILDINGS R1 and R2 

Siting:  These new buildings are paired and located in a former parking lot and driveway round‐about.  
The positioning of the buildings is an attempt at tying the site together better and extending the com‐
mercial aspect further into the office portion of the site.  The area surrounding the new buildings is be‐
ing further enhanced with planting, landscape furniture and decorative pavements to create a plaza‐like 
appearance ‐not a bad concept if executed correctly.  However, in doing so, the existing vehicular traffic 
is disrupted to some degree, but the flow of traffic is still allowed thru the plaza.  I find mixing vehicles 
and pedestrians in a plaza to be unfortunate and possibly dangerous.  The idea of a plaza is a good one, 
but vehicles should be relegated to other courses.  Past reconfigurations of the Pruneyard placed a road‐
way directly thru what used to be an interior pedestrian‐only plaza that catered to many successful out‐
door events; all that was lost with the introduction of a roadway. 

Architecture:  These two new buildings introduce a new architectural style to the Pruneyard, which in 
many ways is quite compatible with the existing commercial buildings.  Tile roofs are used in part but 
the proposed roof tile is flat as opposed to the barrel tile used everywhere else.  I think the use of barrel 
tile of the same size and color as existing would provide a better connection of the old with the new.   

The design of the new buildings uses a much higher wall plate line, raising the storefronts much higher 
that exists elsewhere in the center.  The actual storefront glazing is capped at approximately 8’ with 
large transom windows consisting of multiple divided lites above.  In my opinion this variation is not in‐
compatible with the existing architecture.  The use of the Pruneyard logo, wood trellises and some exte‐
rior wood paneling provides some measure of rustic compatibility with the original “Town and Country 
Village” theme.  In all I find the new buildings and the plaza setting to be a welcome addition and rea‐
sonably compatible with the existing architecture.  The large storefront windows certainly will provide 
those tenants with a more suitable exposure with which to promote their merchandise.  

The siding of the new buildings is largely stucco with a 
smooth finish.  Stucco is used on the existing center, so 
this material is acceptable for the new buildings also.  Due 
to the lack of a covered arcade in front of the stores (as is 
the condition of most of the rest of the commercial cen‐
ter) and the high wall plate, the walls become more 
prominent in this design that they are elsewhere.  In 
some cases the transom windows are 4 lites high, while in 
others, they are 2 lites high with wood siding above.  The 
proportions of the fenestration with transoms at 2 lites 

high and wood siding above are much preferred to the 4 lite high windows.   

New portal, tower‐like elements are used on these buildings unlike anything 
else in the Pruneyard.  On some the logo has been displayed and large 
arches have been incorporated.  This architectural theme has its roots in 
American southwest architecture, and while not emulating the existing rustic 
design of the center, seems to be compatible with it.   

Signage:  The tenant signage is proposed at two levels‐above the tile roof 
line for distant viewing, and projected signs bracket‐hung at the pedestrian 
level.  This is a very good scheme for shopper way‐finding and is quite appro‐
priate for the design of the Pruneyard.  Materials and lighting of the signage 
was not specified. 
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The color of the buildings as represented in the review documents is an off‐white monochrome scheme.  
It is also proposed for the remodeling of the existing commercial center.  This uniform color does help to 
tie the new to the existing, although the resulting blandness is unfortunate.  I will comment more on this 
later in this report. 

Recommendation:  Approve the design of these two buildings and the location with the proviso that the 
4 lite transom windows be replaced everywhere with the 2‐lite version with wood siding above.  Find an‐
other route for the roadway rather than thru the plaza.  See the discussion of color later in this report as 
it pertains to the entire center remodeling. 

 

BUILDING R5 

Since the design of this building is very similar to Buildings R1 and R2, the previous review comments for 
those buildings apply to this building as well.   

This building is located at some distance from Buildings R1 and R2, and fronts on Campbell Avenue.  Un‐
like the office Building 01, Building R5 turns its back to the street allowing no pedestrian interface on 
that side.  The renderings show an outdoor dining space on the east side of the building, which should, 
in my opinion, be extended to the south street‐facing side as well.  A 180 degree rotation of the building 
would give it a preferred exposure to the street with little lost to the existing shopping center.   

This facing the street          Not this 

If the building is to house a restaurant, consider‐
ation should be given to deliveries and trash dis‐
posal.  As depicted, there are no such provisions. 

The existing restaurant to the west of Building 
R5, currently the OUTBACK STEAKHOUSE, is not 
proposed for remodeling in this application.  For 
consistency of the design proposed for the entire 
Pruneyard center and the street scene, a remod‐
eling along the lines of Buildings R1, R2 and R5 is 
recommended.   

Recommendation:   Rotate the building 180 degrees in its current location and enhance the street fa‐
cade with better landscaping.  Consider yards or enclosures for trash and deliveries if the tenant is to be 
a restaurant.  Approve this design with the proviso that the 4 lite transom windows be replaced every‐
where with the 2‐lite version with wood siding above.  See later comments regarding color. 
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BUILDING R3 

This building has been proposed in two versions – without a fitness center (called Option A here) and 
with a fitness center (called Option B here).  Both versions are located in the same place, backing up 
with the expanded parking garage.  The garage also comes in two versions – 3 stories with Option A and 
five stories with Option B. 

Parking garage:  Little attempt has been made to make the design of the parking garage compatible 
with the Pruneyard center.  The new garage abuts the existing garage and is partially concealed by both 
versions of Building R3.  In my opinion the design of the garage in not influential on the shopping center 
and is satisfactory as proposed. 

Architecture:  This building in either version makes little attempt to be compatible with the original 
Pruneyard Shopping Center.  It caters in some measure to the design of the new “R” buildings (R1, R2 
and R5) thru the use of similar fenestration, trellising and color.  Its side elevations are quite modular 
and of two stories, using cantilevered trellising over the first floor level storefront windows.  Those win‐
dows repeat the 4‐lite transom windows used on Buildings R1 and R2, which in my opinion are ill‐pro‐
portioned.  The siding is stucco similar to the R buildings and there is significant use of wood paneling 
integrated with the fenestration.  The most controversial element of the design of this building is the 
corner entrance.  It is expressed in an offset corner mass on both sides with a peculiar pointed arch, half 
of which is on each facade.  It is this corner entrance that faces the north elevation of Building R2 and 
the quasi‐plaza west of the existing shopping center.  As explained to me by the developer, this is an at‐
tempt to connect the parking garage with the rest of the commercial center, shortening the distance 
perceived in accessing the parking garage.  That is a worthy goal in my opinion, however, I believe the 
architecture should be more compatible with the existing center as well as the new R buildings.  This will 
be tricky since the existing center’s arcade and the new R buildings are of one story and Building R3 
must be at least 2 stories or higher to 
shield the garage from view.  I recom‐
mend that this building be restudied for 
a more compatible architecture.  

Option A:  This building is much smaller 
than Option B in all dimensions.  It still 
is 12’ higher than the parapet or ridge 
line of Buildings R1 and R2 but is proba‐
bly to the scale of the adjacent two‐
story proportion of the existing center.  
Its location and function are appropri‐
ate and is a preferred option. 

Option B:  This building is much larger that Option A.  Its parapet height is 41’ with some elements rising 
to 55’.  While I do not find height to be a big problem in itself, the relationship to other nearby struc‐
tures is diminished with significant height differences.  However, the building does conceal the much 
higher 5 story garage proposed with this option – a good thing.  The added rooftop use of the building 
also contributes to the overall height.  The extended length of this building is also problematic in that 
the repetitive fenestration becomes monotonous.  Some deviation on the long, boring east side of the 
building must be developed.  
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Signage:  Very limited signage is depicted on these plans.  Perhaps only a single tenant is expected for 
the entire building.  If multiple tenants are expected, more attention to the signage should be given.  A 
signage program with definitive requirements and specific limitations within the guidance of the City’s 
sign ordinance is a good idea for the entire center. 

Recommendation:  Since the avowed purpose of this building is to tie in with the existing and new build‐
ings at the western plaza, it should make more of an attempt architecturally.  The architectural expres‐
sion of the corner entrance must be redesigned to have some relevance to the surrounding buildings.  
Perhaps a recessed entrance might be advisable and consideration should be given to a covered arcade, 
a prevalent element of the original Pruneyard design.  The overall architectural theme should be more 
deeply developed, particularly for Option B, the much larger building.  Perhaps a stepping of the facade 
would scale down a transition from the one and two story buildings adjacent, to the 5 story building 
height of Option B.  Certainly the very long east facade of Option B could be given some less repetitive 
design.  See my discussion of colors later in this report. 
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BUILDING R4 

This is a stand‐alone small structure in a very open plaza intended in part to be a focal point of special 
interest.  In my opinion, it fails to do that completely.  Since this is a new building it is an opportunity to 
be creative and fluid.  The building should have a sculptural quality and could be colored in an exciting 
fashion.  It appears that the designer’s intent was to relate this new building to a remodeling of the ex‐
isting Sugar Butter Flour (SBF) building in the west plaza.  That building, to a lesser degree, could also be 
a sculptural icon sitting in a plaza 
surrounded by the more mundane 
shopping center structures.  For a 
successful design, I believe both 
buildings should be redesigned and 
the SBF building reconstructed to 
better serve the function of sculp‐
tural icon.  The designs of the two 
buildings need not be related at all, 
since they are located at some dis‐
tance from each other in different 
plazas.  The current design of Build‐
ing R4 is a lost opportunity.   

A reference to a similar situation might be helpful.  In downtown San Jose adjacent to the Hammer The‐
ater in a large plaza are located two iconic buildings.  While both are used for commercial purposes, 

they intentionally are of striking design having nothing to do with surrounding buildings.  They are sculp‐
tural if not colorful.  Public art in that plaza also adds to the visual enjoyment of those passing by. 

Recommendation:  More fun should be created with this iconic building.  If a redesign using a more fluid 
shape is not desired, at least square off the floor plan and rotate the building 90°.  The horizontal linear 
grillage is too fine to give much directional emphasis, instead appears as a sheer fabric – not a very 
strong architectural statement.  The color of this building or its elements could also be exciting and 
should contrast with that of the surrounding center.  Please redesign.   
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UPGRADING THE EXISTING PRUNEYARD BUILDINGS 

The ELLIS proposal attempts to modify the existing architecture of the commercial center by incorporat‐
ing the following revisions: 

 Enhance the four existing tower elements by adding latticework to the upper story (that is exposed fram‐
ing now) and using arched openings in place of the squared openings that exist. 

 Remove some of the existing arcade at building corners to expose the walls and storefront, and add wood 
trellises. 

 Use a uniform monotone color throughout the center for new and existing buildings. 

 Create a uniform storefront glazing system. 

 Use decorative pavements and planting to enhance the public spaces (plazas) and extend the plazas fur‐
ther into the office portion of the site (not within the scope of this review). 

 Re‐landscape the entire center including the extensive use of palm trees (not within the scope of this re‐
view). 

 In some cases where existing inappropriate fenestration exists, replace it with more compatible walls and 
windows. 

Palisade Builders:  The proposed new walls 
and entrance treatment are quite consistent 
with the architecture of the proposed new 
“R” buildings.  This provides a strong tie of 
the existing center to the new buildings.  
The proposed design is simple and effective 
and complements the existing design. The 
existing slumpstone finish of the tower plaster should be retained. 

Boulanger:  The corner entrance is pro‐
posed to be exposed by the removal of 
the rustic arcade (only at the corner) 
and the addition of wooden trellises to 
each side of the newly exposed en‐
trance.  This approach does make the 
store entrance more visable from the 
parking lot, but at the expense of loosing the charm of the covered arcade.  I recommend disapproval of 
this modification.   

Sugar, Butter, Flour:  The proposal is to 
add a wood trellis and roof screening (sim‐
ilar to that of Building R4) to the existing 
building.  My comments regarding Build‐
ing R4 indicate some disappointment with 
a lost opportunity, and suggest that this 
building and R4 be icon structurers of 
some artistic contrasting architecture.  
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TOGO’s:  The modifications here go along the 
same line as at the BOULANGER – remove 
the corner arcade and tower to expose the 
storefront entrance.  I believe that there is 
no need for such demolition here.  I like the 
existing tower, as it reflects those of a larger 
scale elsewhere in the center.  Perhaps this 
one could be heightened rather than demol‐
ished. 

Cinema Plaza:  Improvements proposed for this area are mostly landscape and circulation.  No building 
modifications are mentioned. 

Sports Basement:  The proposal 
indicates facade improvements, 
but I cannot see much difference 
(except in the color) of the new 
from the old.  The blandness and 
austere appearance of this boxy 
facade is unfortunate.  Truly that 
was achieved years ago with the 
first substantial renovation of the PRUNEYARD which was unfortunate on many levels.  

Bank of America:  Other than 
minor fenestration changes and 
new colors, there doesn’t seem 
to be much modification here.  
As explained previously in this 
report, the bank’s architecture 
was ruined many years ago.  
This proposal does nothing to 
rectify that situation; it merely dresses up in new colors the old boxy design.  This building should be re‐
designed to reflect the new architecture of the “R” buildings. 

Peninsula Beauty:  The new 
windows appear much the same 
size as the existing, but the style 
is better. It is not clear why the 
stairway is proposed to be relo‐
cated.  The rendering also shows 
about half of the existing arcade 
removed, exposing a stark glass‐
only storefront below.  I find 
these modifications inappropriate and need a much better explanation before considering them further.  
As depicted, the cut‐off canopy, storefront and relocated stair are incompatible with the Pruneyard ar‐
chitecture and should not be approved.  
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Aperture Academy:  The ren‐
dering depicts a modified ar‐
cade, eliminating the exposed 
rafter tails, so prevalent in all of 
the Pruneyard’s existing ar‐
cades.  I find this modification 
without any merit and no expla‐
nation was provided in the 
plans.  

Plaza Tower Renovations:  The 
proposal is to enlarge the por‐
tals in these towers with large 
arches.  Some of the existing 
towers have arches now, but 
not all.  This will make them 
more consistent and is a nice 
feature.  The upper exposed 
framing is now concealed behind a latticework giving these elements a finished appearance finally. 

Sports Basement Patxis:  I believe 
the problem being solved here is 
the unfortunate intersection of 
walls, not the arcade screening the 
patio.  The proposal is to remove 
the wall that separates the patio 
from the perimeter walk and park‐
ing lot.  The walls come together in 
a collision rather than a blended supportive appearance.  The proposed removal of the walls is a satis‐
factory solution to this unfortunate condition caused by the previous inappropriate remodeling. 

Rock Bottom Brewery:  The addition of a screen privacy fence is inconsequential.  It should be designed 
to be compatible with other such fences in the commercial area. 

Trellis arcade removal:  The purpose of this modification is to open the building corner to daylight and 
expose the building’s walls to view.  The existing arcade conceals the building walls and makes for a dark 
entrance.  As stated earlier, the covered arcade is a strong characteristic of this type of center.  It has 
function and charm and should not be changed.  The following specific situations refer to those shown 
on sheets A5.12 and A5.13. 

1. This is the corner en‐
trance of the Boulan‐
ger.  Removal of this 
arcade will lessen the 
“town‐and‐country” 
theme and the 
weather protection 
that it affords.  The trellises at either side of the entrance seem to have little to offer architec‐
turally.  I believe that the weather protection offered by the arcade is preferable to the wood 
open trellises.  
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2. This is the corner of the Marshall’s store and is not an entrance, 
nor does it have any storefront windows.  I believe that there is 
no point to removing the arcade at this corner.  A large blank 
wall is not a preferred view from the parking lot.  

 

3. This is the corner of Trader Joe’s.  It is not an entrance, nor does 
it have any windows.  The removal of the arcade will place the 
ADA ramp in the weather.  There is nothing to be gained by this 
alteration.  

 

 

4. While this is a corner with an entrance to Sports Fever, 
the removal of the arcade and roof‐supporting structure 
leaves a very awkward appearing building.  This is not a 
good corner for arcade removal.  

 

5. Lisa’s Tea Treasures occupies the store at this corner.  The 
removal of the arcade exposes a corner show window, 
but no entrance.  As stated before, arcade removal dimin‐
ishes the country rustic theme of the center, resulting is a 
loss of charm and weather protection.  

 

 

 

6. The Orchard City Kitchen occupies the store at this cor‐
ner.  The removal of the arcade exposes some poorly pro‐
portioned windows in that wall, but no entrance or show 
windows.  I see nothing to be gained by removing the ar‐
cade here.  The resulting ugliness is a good reason for not 
doing it.  

 

7. This corner is the Little Wine Counter.  It 
appears that the entrance to the shop 
will be exposed with the removal of the 
arcade, along with extensive storefront 
windows.  This corner currently is the 
only one that is angular.  It should not 
be changed. 

 

8. Togo’s – previous comments are above.  
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Trellis design and trash enclosures:  The designs shown on sheets A5.14 and A5.15 are generally ac‐
ceptable, although those designed to supplant the arcade need not be used.  The wood trellises should 
be finished with brown‐colored stains.  In my opinion the City requirement for covered (roofed) trash 
enclosures, makes them much more visually prominent than they would be without such roofs.  They 
are not significant structures and should fade into the background as much as possible. 

Existing Infill Storefront:  The three options shown on sheets A7.2 and A7.3 are all acceptable.  Rather 
than try to make all of the storefronts the same, it may be more interesting to use all three schemes, 
giving each tenant their choice.  Particularly with most of the storefronts being in the shadow of the ar‐
cade, variation in their design will have minimal impact on the view from outside. 

Colors:  While over the years the existing Pruneyard center has not faired well architecturally, it now ex‐
hibits multiple colors on its walls which provide interest and warmth.  The proposed monotone color 
scheme for all buildings in this complex seems quite austere, somewhat reflective of a military base.  
Color truly enriches our lives; it adds visual pleasure to our shopping experiences.  As a means to unify 
this diverse Pruneyard complex, a multi‐color scheme can be quite effective without becoming monoto‐
nous or garish.  I encourage the architects to re‐think the use of color proposed for this remodeling.  
Please come up with a palate that buoys the spirit yet, by its use, unifies the many buildings.   

 

 

 END OF REPORT 
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KEY NOTES
NEW SEATING AREA

2 NEW OUTDOOR DINING AREA

3 NEW STAMPED ASPHALT PAVING

4 CHILDREN'S PLAY AREA

5 VALET DROP OFF AREA / OFF PEAK LOADING

6 EXISTING 4 LEVEL PARKING GARAGE, 750 SPACES

7 NEW PARKING GARAGE

8 (E) TRASH ENCLOSURE

9 BUS STOP

10 DROP OFF AREA

11 NEW SIGNAGE, SEE SIGNAGE PACKAGE

13 NEW PEDESTRIAN CIRCULATION

12 PARKING GARAGE ENTRY/EXIT

14 SPEED TABLE, RAMP UP

15 LANDSCAPE WATER TREATMENT AREA

16 PUBLIC ELEVATORS

17 OFFICE ENTRY LOBBY

18 NEW BIKE LANE

19 NEW PORTALS PROJECT

20 NEW STRIPING TO ACOMMODATE LEFT TURN

21 STAMPED CONCRETE

22 ARCADE REMOVAL / TRELLIS CREATION

23 PUBLIC ART IN NEW PLAZA

24 ENCLOSURE SCREENING

25 BIKE CORRAL

8A NEW TRASH ENCLOSURE

26 IMPROVED BIKE TRAIL ACCESS & MARKERS

27 OFFICE LOADING ZONE
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LUT-65 

Strategy LUT-13.1d: Cost Saving Measures and City Services:

Continue to put cost-saving measures into 

effect, while maintaining and improving the 

quality of City services. 

Policy LUT-13.2: Business and Activity Centers: Enhance the accessibility of 

Campbell’s business and activity centers. 

Strategy LUT-13.2a: Downtown Parking: Provide sufficient 

parking in the Downtown area to address 

long-term (employee) and short-term

(customer) parking.

Strategy LUT-13.2b: Downtown Parking Efficiency: Encourage 

parking strategies in the Downtown area that 

maximize the efficient use of parking.

Strategy LUT-13.2c: Identifiable Access: Ensure safe, easily-

identifiable access to commercial and retail 

centers.

Strategy LUT-13.2d:  Large Retailers on Hamilton Avenue:

Encourage large retailers to locate along 

Hamilton Avenue and Bascom Avenue by 

maintaining large parcels, encouraging lot 

consolidation, and discouraging parcel

adjustments that reduce lot sizes.

Area Plans and Special Project Areas 

Pruneyard / Creekside Commercial District

Goal LUT-14: The Pruneyard/ Creekside Area as an active, connected “urban village” 

with a mixture of commercial, office, residential, entertainment and 

recreational uses functioning as a community and regional focal point. 

Policy LUT-14.1: Area Plan: Develop an Area Plan for the Pruneyard / 

Creekside Commercial District.

Policy LUT-14.2: Development Intensities: Allow higher development 

intensities within the Pruneyard / Creekside area.

Strategy LUT-14.2a: Maximum Height: Allow new buildings and 

redeveloped buildings to develop at the 

maximum height in the Pruneyard/Creekside 

Area, subject to traffic and environmental 

constraints. 

Strategy LUT-14.2b: Floor Area Ratio (FAR): Allow a maximum 

FAR of 2.0 for new development or 

redevelopment within the 

Pruneyard/Creekside Area. 

Pruneyard / Creekside Commercial District

Attachment 4
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LUT-66 

Policy LUT-14.3: Physically Connected: Encourage new development in the 

Pruneyard/Creekside Area that is physically connected to 

existing development and oriented towards the creek trail 

with appropriate setbacks, and that provides logical 

connections and access to the creek trail.

Strategy LUT-14.3a: Campisi Way Extension: Encourage logical 

connections and accessibility by requiring 

developers to participate in the extension of 

Campisi Way to the Pruneyard site.

Strategy LUT-14.3b: Property Coordination: Encourage property 

owners to coordinate with each other in 

resolving parking, circulation and traffic 

system improvements.

Strategy LUT-14.3c: Development along Los Gatos Creek:

Ensure that new projects or remodeling 

projects adjacent to the Los Gatos Creek 

participate in developing the creek as a 

landscaped parkway and extend the 

landscape theme into creekside 

developments to enhance exposure to the 

creek, provide passive recreation (seating 

areas) and integrate the creek and new 

development. 

Strategy LUT-14.3d: Links to Los Gatos Creek: Ensure that new 

development provides visual and pedestrian 

and bicycle linkages with Los Gatos Creek.

Strategy LUT-14.3e: Landscape and Signage: Work with property 

owners to develop a consolidated landscape 

and signage theme to be developed to 

improve the area’s image as a special and 

unique place. 

Policy LUT-14.4: Parcel Consolidation: Encourage the consolidation of 

properties to obtain more logical building sites and 

coordinated development opportunities in the 

Pruneyard/Creekside Area.  

Strategy LUT-14.4a: Floor Area Ratio: Allow sites of greater than 

3 acres to maximize densities of up to 2.0

FAR for non-residential uses and up to a 

maximum residential density of 27 units per 

gross acre.  Project densities on parcels of 

smaller size will be reduced on a sliding 

scale as indicated below:



__________

LUT-67 

Minimum Acres Maximum 

FAR

Allowable 

Density Range

Up to .99 

1.0 to 1.99 

2.0  to 2.99 

3.0 and above

.30

.50

1.0

2.0

Up to 8 du/acre 

8 to 16 

8 to 21 

8 to 27

Strategy LUT-14.4b: Parcel Consolidation: Consolidated or larger 

parcels will also be permitted to mix 

residential and non-residential uses up to the 

maximum densities allowed.

Strategy LUT-14.4c: Density Bonus: A density bonus of up to 

25% may be permitted for projects which 

provide below market rate housing or 

housing which meets a special community-

wide need such as housing for the disabled 

or housing for the elderly. 

Strategy LUT-14.4d: Parking Facilities: Joint use of parking 

facilities may be utilized with mixed-use 

development formats on larger parcels. 

Policy LUT-14.5: Building Orientation: Orient buildings toward public 

streets.  New buildings on corner lots should frame the 

intersection through the use of reduced setbacks where 

necessary for access, facades that incorporate prominent 

entries, windows, design details and landscaping. 

Strategy LUT-14.5a: Residential Entries: Orient entries to 

residential units along a public street.

Strategy LUT-14.5b: Non-residential Entries: Orient entries of 

non-residential developments toward the 

public street and provide street-level 

windows and glass front display bays for all 

street-level office and retail.

Strategy LUT-14.5c: Parking Lots: Encourage parking lots at the 

side of or rear of, or below buildings.  

Parking lots are strongly discouraged 

between buildings and the sidewalk. 

Policy LUT-14.6: Mixed Residential and Non-residential Uses: Allow 

residential uses that are mixed whether horizontally or 

vertically with non-residential uses.

Strategy LUT-14.6a: Building Heights: Locate taller buildings 

toward Highway 17 and the center of the 



__________

LUT-68 

Pruneyard/Creekside area.  Building heights 

should be reduced as building forms 

approach Hamilton Avenue, Bascom 

Avenue, Campbell Avenue and the Creek 

Trail.

Strategy LUT-14.6b: Ground Floor Retail Uses: Ensure ground 

floor retail uses on Bascom and Hamilton 

Avenues, with vibrant street level 

elevations.

Strategy LUT-14.6c: Decorative Features: Development projects 

should incorporate decorative features 

including plazas that incorporate amenities 

such as public art, special paving, tile, and 

fountains. 

NOCA

Goal LUT-15: Mixed residential, office and retail commercial area functioning as an 

attractive gateway and complementing Downtown commercial activity 

(see NOCA plan in Appendix A). 

Policy LUT-15.1: Parcel Consolidation: Encourage property owners to 

combine parcels into larger building sites to accommodate 

quality mixed-use developments. 

Strategy LUT-15.1a: Allowable FAR: Allowable density for non-

residential uses is up to 1.0 floor area ratio 

(FAR).

Strategy LUT-15.1b: Allowable Density: Allow residential 

development up to a maximum density of 20 

units per gross acre, which will not be 

counted against the allowable floor area 

ratio.

Strategy LUT-15.1c: Allowable Density: Allow sites of greater 

than 3 acres to maximize densities of up to 

2.0 FAR for non-residential uses and up to a 

maximum residential density of 27 units per 

gross acre.  Project densities on parcels of 

smaller size will be reduced on a sliding 

scale as indicated below:

Minimum Acres Maximum 

FAR

Allowable 

Density Range

Up to .99 

1.0 to 1.99 

2.0 to 2.99

.30

.60

1.0

Up to 8 du/acre 

8 to 13 

8 to 20
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Color and Materials Palette

Typography

Brand

Arrows and Symbols

C5

CORTEN

BOK Modern Painted Rust

18y AC 5052

C6

NORTH SEA BLUE

Matthews Paint

MP08201

Satin Finish

M2

ACRYLIC

Translucent White

Optix 7328

M1

CUSTOM SCREEN

BOK Modern Aluminum Screen

Custom Pattern

C1

BRONZE

Drylac Powder Coating

044/60034

Breccia Design Texture Matte

Satin Finish

C2

BLENDED BRONZE METALLIC

Matthews Paint

MP47127

Satin Finish 

C3

OFF-WHITE

Matthews Paint

Color TBD

Satin Finish

C4

BLUE

Matthews Paint

MP05149

Satin Finish

C7

BRONZEGLOW METALLIC

Matthews Paint

MP20084

Satin Finish

V1

VINYL

Surface applied graphic vinyl

Color TBD

ABCDEFGHIJKLMNOPQRSTUVWXYZ
abcdefghijklmnopqrstuvwxyz
0123456789

HELVETICA MEDIUM CONDENSED
ARROWS

SYMBOLS

PARKING

TYPOGRAPHY/MARKTYPOGRAPHYMARK

A1 A2 A3 A4 A5 A6 A7 A8

M3

WOOD

Species and finish TBD
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EXISTING

TOWER 1

EXISTING
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RETAIL NORTH

EXISTING HOTEL

EXISTING

ANTRESTAURANT
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6
'-

6
 1

/2
"

1
'-

1
0

 7
/8

"

37'-8"

15'-5 7/8"

2
TOP VIEW -  PYLON

Scale: 1/4” = 1’-0”

Dimensional Letters

Face illuminated

Structure

TBD

Dimensional Letters

Face illuminated

1
FRONT VIEW

Scale: 1/4” = 1’-0”
3

SIDE VIEW

Scale: 1/4” = 1’-0”

3" 1'-2"

SIGN AREA = 350 SF
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1
ELEVATION

Scale: 1/16” = 1’-0”
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ENTRY WALL (MSP.2.03) MULTI TENANT SITE ID 
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MULTI TENANT SITE ID
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SIGN AREA = 45.1 SF EACH

(Does not include wall)

2
FRONT VIEW

Scale: 1/4” = 1’-0”

3
TOP VIEW

Scale: 1/4” = 1’-0”

1
SIDE VIEW

Scale: 1/4” = 1’-0”

Refer to Architectural drawings 

for wall details (location 2-008 only) 

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in medium bronze.

Internal illumination lights

top of sign

Sign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece

3'-2"

2'-7"

1
3

'-
1

0
"

3
'-

3
"

9
'-

1
0

"
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4
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4
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3
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4
"

8"
2"
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SIGN AREA = 45.1 SF EACH

(Does not include wall)

2
FRONT VIEW

Scale: 1/4” = 1’-0”

3
TOP VIEW

Scale: 1/4” = 1’-0”

1
SIDE VIEW

Scale: 1/4” = 1’-0”

Sign Frame

Painted aluminum tube 

frame in medium bronze

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish in medium bronze.

32’-7 1/2”

7’-10 3/4”

3'-2"

2'-7"

1
3

'-
1

0
"

3
'-

3
"

9
'-

1
0

"
2

'-
4

"

1
'-

4
"

3
'-

4
"

1
1

'-
0

"

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in in medium bronze.

Internal illumination lights

top of sign

Sign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece

8"
2"
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SIGN AREA = 223 SF EACH

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish Medium Bronze

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in in medium bronze.

Internal illumination lights

top of sign

3
SIDE VIEW

Scale: 1/4” = 1’-0”
1

SIDE VIEW

Scale: 1/4” = 1’-0”
2

FRONT VIEW

Scale: 1/4” = 1’-0”

4
TOP VIEW

Scale: 1/4” = 1’-0”

Cap

Aluminum cap in

Bronze finish

Tenant Panel

Non-illuminated surface 

painted aluminum sign 

panel in Dark Bronze finish

Graphics

Surface mounted dimensional

logos are externally illuminated

with spot lights

Posts

Wood posts with stain

and varnish finish

Sign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece

8"
2"

3'-2"

2'-7"

16'-8"

1
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0
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'-
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'-
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'-
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"

91/4” 91/4” 1’-6”

7’-103/4”
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SIGN AREA = 223 SF EACH

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish Medium Bronze

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in in medium bronze.

Internal illumination lights

top of sign

3
SIDE VIEW

Scale: 1/4” = 1’-0”
1

SIDE VIEW

Scale: 1/4” = 1’-0”
2

FRONT VIEW

Scale: 1/4” = 1’-0”

4
TOP VIEW

Scale: 1/4” = 1’-0”

Cap

Aluminum cap in

Bronze finish

Tenant Panel

Non-illuminated surface 

painted aluminum sign 

panel in Dark Bronze finish

Graphics

Surface mounted dimensional

logos are externally illuminated

with spot lights

Posts

Wood posts with stain

and varnish finish

Sign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece
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2'-7"

16'-8"
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SIGN AREA = 223 SF EACH

Tenant Panel

Non-illuminated surface 

painted aluminum sign 

panel in Dark Bronze finish

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in medium bronze.

Internal illumination lights

top of sign

3
SIDE VIEW

Scale: 1/4” = 1’-0”
1

SIDE VIEW

Scale: 1/4” = 1’-0”
2

FRONT VIEW

Scale: 1/4” = 1’-0”

4
TOP VIEW

Scale: 1/4” = 1’-0”

Cap

Aluminum cap in

Bronze finish

Marquee

LED video display

(will not include moving images,

cycling reader board with information

on theatre show-times and Pruneyard)

Graphics

Surface mounted dimensional

logos are externally illuminated

with spot lights

Posts

Wood posts with stain

and varnish finish

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish Medium Bronze

Sign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece
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SIGN AREA = 223 SF EACH

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish Medium Bronze

Project Identification

Fabricated aluminum sign

panel in Corten paint finish.

Text is cut through sign panel

and is illuminated from concealed

LED lights

Screen

Bok Modern aluminum screen

with custom pattern. Paint 

finish in medium bronze.

Internal illumination lights

top of sign

3
SIDE VIEW

Scale: 1/4” = 1’-0”
1

SIDE VIEW

Scale: 1/4” = 1’-0”
2

FRONT VIEW

Scale: 1/4” = 1’-0”

4
TOP VIEW

Scale: 1/4” = 1’-0”

Cap

Aluminum cap in

Bronze finish

Tenant Panel

Non-illuminated surface 

painted aluminum sign 

panel in Dark Bronze finish

Graphics

Surface mounted dimensional

logos are externally illuminated

with spot lights

Posts

Wood posts with stain

and varnish finishSign Core

Aluminum sign core skinned 

with wood panels to create 

look of a solid wood piece
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EXISTING
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EXISTING
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EXISTING
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EXISTING
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SIGN AREA = 31 SF EACH

1
FRONT VIEW

Scale: 1/2” = 1’-0”

2
TOP VIEW

Scale: 1/2” = 1’-0”

3
SIDE VIEW

Scale: 1/2” = 1’-0”
4

ALTERNATE LAYOUT

Scale: 1/2” = 1’-0”

4'-1"

31/2”31/2”
3’-6”

7
'-

9
"

8
1 /

2
"

3
"

8
1 /

2
"

3
1

/4
"

11
/2

"
2

'-
3

"

Cap

Aluminum cap in

Bronze finish

Posts

Wood posts with stain

and varnish finish

Tenant Strips

Changeable, fabricated aluminum 

strips with paint finish

Graphics

Surface applied vinyl graphics

71/4”

Sports Basement

Trader Joes

Parking GarageP

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish

Sports Basement

GarageP

Office Buildings

Patxis

Ross
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SIGN AREA = 33.67 SF EACH

Stone Wall

Refer to architectural drawings

Cap

Aluminum cap in

Bronze finish

4'-1"

3’-6”
31/2”31/2”

8
'-

1
1 /

2
"

8
1 /

2
"

8
1 /

2
"

3
"

3
1

/4
"

Posts

Wood posts with stain

and varnish finish

Tenant Strips

Changeable, fabricated aluminum

strips with paint finish

Graphics

Surface applied vinyl graphics

Office Buildings

Plaza

Parking GarageP

Office Bu

Plaza

ParkinP

1
FRONT & TOP VIEW

Scale: 3/8” = 1’-0”

2
'-

9
"
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S
. 
B
A

S
C

O
M

 A
V

E
.

E. CAMCAMPBELL AVE.

H
W

Y
H

W
Y
 1

7

EXISTING

TOWER 1

EXISTING

TOWER 2

EXISTING

PRUNEYARD

PLACE

EXISTING

RETAIL SOUTH

EXISTING

BANKBANK

EXISTING

RETAIL NORTH

EXISTING HOTEL

EXISTING

ANTRESTAURANT

1
1
2
' 
- 

7
"

2
0
' 
- 

0
"

S
. 

B
A

S
C

O
M

 A
V

E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

KEY

wayfinding

FREESTANDING

PEDESTRIAN DIRECTORY (MSP.4.02) 

WALL MOUNTED

PEDESTRIAN DIRECTIONAL (MSP.4.03)

Note: Not Shown On Location Plan.

Sign To Be Added As Needed

BIKE PATH MARKER (MSP.4.05)

FLAG MOUNTED AREA ID (MSP.4.04)



17

FR
EE

S
TA

N
D

IN
G

 P
ED

ES
TR

IA
N

 D
IR

EC
TO

RY
P
R
U

N
EY

A
R
D

 D
ES

IG
N

 G
U

ID
EL

IN
ES

10/20/2015360 17TH STREET, SUITE 100  OAKLAND, CA 94612 510.836.5400

SIGN AREA = 36.67 SF EACH

4'-1"

31/2”31/2”
3’-6”

skjseserise seiruseior esiur

seroi fr soeruseoiru  seuiors

xklodifu seoruesioru

dlseorir serou rseiuor seroiu

ppse ser rsoe ruuoi

nnser o seroiuesr oiseur

serw ies seroier  sewroi

sweoriu seseroier  seoi ugos

skserposemereoidfge

mgfdesroimeoeu werouewm

erpewr  werouewr or

1

2

3

4

5

6

7

8

9

10

11

skjseserise seiruseior esiur

seroi fr soeruseoiru  seuiors

xklodifu seoruesioru

dlseorir serou rseiuor seroiu

ppse ser rsoe ruuoi

nnser o seroiuesr oiseur

serw ies seroier  sewroi

sweoriu seseroier  seoi ugos

skserposemereoidfge

mgfdesroimeoeu werouewm

erpewr  werouewr or

12

13

14

15

16

17

18

19

20

21

22

1
FRONT VIEW

Scale: 1/2” = 1’-0”

2
TOP VIEW

Scale: 1/2” = 1’-0”

3
SIDE VIEW

Scale: 1/2” = 1’-0”

Posts

Wood posts with stain

and varnish finish

Screen is inset into

wood post

Graphics

Surface applied digital print,

running edge to edge on 

sign panel

Cap

Aluminum cap in

Bronze finish

Screen

Bok Modern aluminum screen

with custom pattern. Paint

finish

7
'-

9
"

3
"

2
'-

3
"

11
/2

"
4

'-
1

0
 3

/4
"
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Metal strap wraps around 

edge of wood core

SIGN AREA = 3.4 SF EACH

NOTE:

Sign location not shown

on location plan.  Signs to

be added to project as

needed.

1
FRONT VIEW

Scale: 1 1/2” = 1’-0”

2
TOP VIEW

Scale: 1 1/2” = 1’-0”

3
SIDE VIEW

Scale: 1 1/2” = 1’-0”
4

ELEVATION

Scale: 1/2” = 1’-0”

Bank of America

Patxi’s

Security

Sports Basement

Bank of America

Patxi’s

Security

Sports Basement

Graphics

Surface applied vinyl graphics

Tenant Strips

Changeable, fabricated aluminum 

strips with paint finish

Sign Background

Wood panel with stain and varnish

finish

1
 1

/2
"

1
/4

"

1'-6"

1'-9"

1 1/2" 1 1/2"

2
'-

0
"

1
'-

9
"

1
 1

/2
"

3
 1

/2
"

2
 1

/2
"

1
 3

/8
" E
Q

E
Q

1/8"
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NOTE:

Sign location not shown on location plan.  

Signs to be added to project as needed.

NOTE:

Sign location not shown on location plan.  

Signs to be added to project as needed.

1
FRONT VIEW

Scale: 1 1/2” = 1’-0”

2
TOP VIEW

Scale: 1 1/2” = 1’-0”

4
RENDERING

Scale: 1/2” = 1’-0”

Sign Panel

Fabricated aluminum sign

panel with paint finish

Sign Background

Wood panel with stain and

varnish finish

Sign mechanically fastens

to wall surface through mounting

plate.  All fasteners are to be 

painted to match sign background

Graphics

Surface applied vinyl image

Inset metal strap wraps

around edge of wood core

3
ALTERNATE LAYOUT

Scale: 1 1/2” = 1’-0”

SIGN AREA = 1.6 SF EACH

8
’-

0
”

9
 5

/8
"

1
1

 5
/8

"
E

Q
E

Q

1
'-

2
"

1'-2" 3"

2
 1

/2
"
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SIGN AREA = 4.38 SF EACH

Creekside
Trail

3
'-

6
"

1'-3"

1’-0"
11/2" 11/2"

1
'-

4
 1

/2
"

31/2”

1
FRONT VIEW

Scale: 1” = 1’-0”
4

SIDE VIEW

Scale: 1” = 1’-0”

2
TOP VIEW

Scale: 1” = 1’-0”

3
SECTION

Scale: 1” = 1’-0”

Posts

Wood posts with stain

and varnish finish

Panel

Surface painted aluminum

panel

Graphics

Surface applied vinyl graphics

Cap

Aluminum cap in

Bronze finish
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E
. C

A
M

P
B

E
L

L
 A

V
E

HIGHWAY 17HIGHHIGHWAY WAY WAY 1717

E
. C

A
M

P
B

A
M

P
B

E
L

L
 A

V
E

HWY 17HHWY 17

E
X

IS
T

IN
G

T
O

W
E

R
 1

E
X

IS
T

IN
G

T
O

W
E

R
 2

E
X

IS
T

IN
G

P
R

U
N

E
Y

A
R

D

P
L

A
C

E

112' - 7"

20' - 0"

KEY

identification

OFFICE ADDRESS NUMBER (MSP.5.02, MSP.5.03) GROUND FLOOR SPECIALTY TENANT (MSP.5.04)

(REF TENANT DESIGN GUIDELINES)
OFFICE PARAPET (MSP.5.04)

(REF TENANT DESIGN GUIDELINES)
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1
3

'-
6

"

2
'-

1
0
"

1’-4”

9” EQEQ

1
FRONT VIEW

Scale: 1/2” = 1’-0”
2

SIDE VIEW

Scale: 1/2” = 1’-0”
3

RENDERING

Scale: None

Address Numbers

Fabricated aluminum with

paint finish

Base

Fabricated aluminum with

paint finish. Base has uplights

to illuminated address numbers.

SIGN AREA = 18 SF EACH

2
'-

9
 3

/8
"

2'-3 1/8"
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1
3

'-
6

"

2
'-

1
0
"

1
3

'-
6

"

2
'-

1
0

"

1
FRONT VIEW (1901)

Scale: 3/8” = 1’-0”
2

SIDE VIEW

Scale: 3/8” = 1’-0”
3

FRONT VIEW (1999)

Scale: 3/8” = 1’-0”
4

SIDE VIEW

Scale: 3/8” = 1’-0”

SIGN AREA = 18 SF EACH

2
'-

9
 3

/8
"

2'-3 1/8"

2
'-

9
 3

/8
"

2'-3 1/8"
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SIGN AREA = 18 SF EACH

2

2

2

1
TYPICAL ELEVATION -  OFFICE PARAPET

Scale: NTS

2
TYPICAL ELEVATION -  GROUND FLOOR OFFICE TENANT

Scale: NTS

Office Tenant Parapet Sign

Refer to Tenant Guidelines Package

for specifications and drawings

Ground Floor Office Tenant

Refer to Tenant Guidelines Package

for specifications and drawings

3
'-

3
"
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S

. 
B

A
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C
O

M
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V
E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

H
IG

H
H

IG
H

W
A

Y
 

W
A

Y
 1

7
1

7

E. CE. CE. CE. CAMPBAMPBAMPBAMPBAMPBAMPBAMPBAMPBAMPBAMPBAMPBELL ELL ELL ELL ELL ELL ELL ELL ELL ELL ELL AVE

S
. 

B
S

. 
B

S
. 

B
S

. 
B

A
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O
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O
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S
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O
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S
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O
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A
S
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S
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S
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S
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S
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 A
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 A
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M
 A

V
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 A
V

M
 A

V
M

 A
V

M
 A

V
M

 A
V

M
 A

V
M

 A
V

M
 A

V
M

 A
V

EEEE

S
. 
B
A

S
C

O
M

 A
V

E
.

E. CAM
AMPBAMPBAMPBAMPBELL ELL ELL AMPBELL 

CAMPBELL AVE.
ELL ELL ELL ELL AVEAVEAVEAVEELL AVE

H
W

Y
 1

7
H

W
Y

H
W

Y
 1

7

EXISTING

TOWER 1

EXISTING

TOWER 2

EXISTING

PRUNEYARD

PLACE

EXISTING

RETAIL SOUTH

EXISTING

BANKBANK

EXISTING

RETAIL NORTH

EXISTING HOTEL

EXISTING

ANTRESTAURANT

1
1
2
' 
- 

7
"

2
0
' 
- 

0
"

KEY

identification

PARKING ENTRY GRAPHICS (MSP.6.03)

CLEARANCE BARS 

(Paired with Entry Graphics) (MSP.6.05)

PARKING GARAGE FLAG ID (MSP.6.04)PARKING GARAGE IDENTIFICATION (MSP.6.02)
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PARKING
1

FRONT VIEW

Scale: 1/2” = 1’-0”

3
RENDERING

Scale: None

2
SIDE VIEW

Scale: 1/2” = 1’-0”

Dimensional Letters

Fabricated aluminum reversed

pan channel letters with internal

illumination to create halo glow

SIGN AREA = 21.74 SF EACH

4"

2
'-

3
"
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1
FRONT VIEW

Scale: 1” = 1’-0”
2

SIDE VIEW

Scale: 1” = 1’-0”

3
INSTALLATION ELEVATION, TYP.

Scale: 1/4” = 1’-0”

Dimensional Letters

Fabricated aluminum reversed

pan channel letters with internal

illumination to create halo glow

Align graphics above centerlines of

respective entry and exit lanes

SIGN AREA = 3.6 SF “ENTER”

SIGN AREA = 2.5 SF “EXIT”

ENTER

ENTER

EXIT

CL CL

6’-6” MAXIMUM CLEARANCE6’-6”6’-6”6’-6”6’-6”6’-6” MAXI MAXI MAXI MAXI MAXIMUM CMUM CMUM CMUM CMUM CLEARALEARALEARALEARALEARANCENCENCENCENCE6’-6” MAXIMUM CLEARANCE6’-6”6’-6”6’-6”6’-6”6’-6” MAXI MAXI MAXI MAXI MAXIMUM CMUM CMUM CMUM CMUM CLEARALEARALEARALEARALEARANCENCENCENCENCE

2"

1
'-

0
"
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P
1

FRONT VIEW

Scale: 1” = 1’-0”

2
TOP VIEW

Scale: 1” = 1’-0”

3
SECTION

Scale: 1” = 1’-0”

4
RENDERING

Scale: None

Sign Frame

Painted aluminum tube frame

with concealed LED lights.  

Inside edge of frame illuminates

at night

Graphics

Translucent white acrylic pushed

through sign cabinet flush to

sign face.  Text illuminates at

night

Sign Panel

Fabricated aluminum sign

cabinet with internal illumination

SIGN AREA = 4 SF EACH

2
’-

9
”

5
”

5
”

1
’-

6
”

1
1

/2
”

1
”

E
Q

E
Q
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9'-0"

SIGN AREA = 4.5 SF EACH

3
DETAIL VIEW

Scale: NTS

1
FRONT VIEW

Scale: 1” = 1’-0”
2

SIDE VIEW

Scale: 1” = 1’-0”

4
INSTALLATION ELEVATION, TYP.

Scale: 1/2” = 1’-0”

Mounting

Aircraft grade st.st. cable

with eyelet mechanically

attached to sign frame

6
"

6"

6’-6” MAXIMUM CLEARANCE66666’’-66666”” MMMMMAAAAAXXXXXIIIIIMMMMMUUUUUMMMMM CCCCCLLLLLEEEEEAAAAARRRRRAAAAANNNNNCCCCCEEEEE

Tube

Painted PVC tube with enclosed ends

Message

Vinyl Graphics

3
 1

/2
"
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KEY

identification

TENANT SIGNAGE FASCIA/ROOFTOP (MSP.7.02, 7.03, 7.04. 7.07)

(REFER TO TENANT GUIDELINES)
TENANT PEDESTRIAN ORIENTED FLAG (MSP.7.05)

(REFER TO TENANT GUIDELINES)

SPECIAL TENANT SIGNAGE  (MSP.7.06)

(REFER TO TENANT GUIDELINES)

EXISTING

RETAIL NORTH

EXISTING HOTEL
Level 2

S
. 
B

A
S

C
O

M
 A

V
E

H
IG

H
W

A
Y

 1
7

*Yellow and Red dots are for illustrative purposes only. Refer to Tenant Guidelines for location standards
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H
W

Y
 1

7

EXISTING

TOWER 1

EXISTING

TOWER 2

EXISTING

PRUNEYARD

PLACE

EXISTING

TRESTAURANT

1
1
2
' 
- 

7
"

2
0
' 
- 

0
"

Overall Map

S
. 
B

A
S

C
O

M
 A

V
E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

KEY

identification

TENANT SIGNAGE FASCIA/ROOFTOP (MSP.7.02, 7.03, 7.04. 7.07)

(REFER TO TENANT GUIDELINES)
TENANT PEDESTRIAN ORIENTED FLAG (MSP.7.05)

(REFER TO TENANT GUIDELINES)

SPECIAL TENANT SIGNAGE  (MSP.7.06)

(REFER TO TENANT GUIDELINES)
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E CAME. CAMMPBELL AVEMPBELL AVE.

EXISTING

RETAIL SOUTH

EXISTING

KBANK

Level 2

S
. 
B

A
S

C
O

M
 A

V
E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

KEY

identification

TENANT SIGNAGE FASCIA/ROOF (MSP.7.02, 7.03, 7.04, 7.07, 7.08)

(REFER TO TENANT GUIDELINES)
TENANT BLADE (MSP.7.05)

(REFER TO TENANT GUIDELINES)

TENANT SPECIALTY SIGNS  (MSP.7.06, 7.07)

(REFER TO TENANT GUIDELINES)
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SIGN AREA = 19 SF EACH

NOTE:

See tenant sign guidelines

for design standards

1"

TENANT NAME

TENANT NAME

9'-6"

8'-0"

7'-4"

2
'-

0
"

1
'-

6
"

1
2

"

1
FRONT VIEW

Scale: 1/2” = 1’-0”

3
ELEVATION

Scale: 1/4” = 1’-0”

2
SIDE VIEW

Scale: 1/2” = 1’-0”

Sign Frame

Existing sign frame refinished

and painted

Retail Tenant Logo

Cut out letters. Refer to 

Tenant Guidelines 

for more information
Sign Panel

Replace existing sign panel

with wood panel

Lighting

Sign is externally illuminated

by gooseneck or spot lighting

Allowable Tenant Area

3"
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SIGN AREA = 44.58 SF EACH

NOTE:

See tenant sign guidelines

for design standards

TENANT NAME

1"

TENANT NAME

9'-6"

8'-0"

7'-4"

2
'-

0
"

1
'-

6
"

1
2

"

1
FRONT VIEW

Scale: 1/2” = 1’-0”

3
ELEVATION

Scale: 1/4” = 1’-0”

2
SIDE VIEW

Scale: 1/2” = 1’-0”

Sign Frame

Existing sign frame refinished

and painted

Allowable Tenant Area

Retail Tenant Logo

Cut out letters. Refer to 

Tenant Guidelines 

for more information
Sign Panel

Replace existing sign panel

with wood panel

Lighting

Sign is externally illuminated

by gooseneck or spot lighting

3"
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SIGN AREA = 19 SF EACH

NOTE:

See tenant sign guidelines

for design standards

TENANT NAME

NOTE:

See tenant sign guidelines

for design standards

17'-10"

16'-0"

15'-0"

2
'-

6
"

1
'-

1
0

"

1
’-

3
"

1
FRONT VIEW

Scale: 1/2” = 1’-0”

3
ELEVATION

Scale: 1/4” = 1’-0”

2
SIDE VIEW

Scale: 1/2” = 1’-0”

Retail Tenant Logo

Cut out letters. Refer to 

Tenant Guidelines 

for more information

Allowable Tenant Area

Sign Panel

Replace existing sign panel

with wood panel

Sign Frame

Existing sign frame refinished

and painted

Lighting

Sign is externally illuminated

by gooseneck or spot lighting

TENANT NAME

1"

3"
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SIGN AREA = 19 SF EACH

1
RENDERING -  NEW RETAIL

Scale: NTS

New Building Blade Sign

Refer to Tenant Guidelines

Package for specifications

and drawings

2
EXISTING BUILDING

Scale: NTS

Existing Building Blade Sign

Refer to Tenant Guidelines

Package for specifications

and drawings
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1
EXISTING BUILDINGS

Scale: NTS

Specialty Signs

Refer to Tenant Guidelines

Package for specifications

and drawings
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1
FRONT VIEW

Scale: NTS

Specialty Sign

Refer to Tenant Guidelines

Package for specifications

and drawings

TENANT NAME

Zone 2 Roof Sign

Refer to Tenant Guidelines

Package for specifications

and drawings
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SIGN AREA = 44.58 SF EACH

NOTE:

See tenant sign guidelines

for design standards

TENANT NAME

1
FRONT VIEW

Scale: 1/2” = 1’-0”

3
ELEVATION

Scale: 1/4” = 1’-0”

2
SIDE VIEW

Scale: 1/2” = 1’-0”

Retail Tenant Logo

Cut out letters. Refer to 

Tenant Guidelines 

for more information

Allowable Tenant Area

Sign Panel

Replace existing sign panel

with wood panel

Sign Frame

New sign frame to match existing

and painted in project colors

Lighting

Sign is externally illuminated

by gooseneck or spot lighting

TENANT NAME

16'-7"

16'-0"

15'-0"

2
'-

6
"

1
'-

1
0

"

1
’-

3
"

1"

3"

NOTE:

See tenant sign guidelines

for design standards
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S
. 
B
A

S
C

O
M

 A
V

E
.

E. CAMCAMPBELL AVE.

H
W

Y
 1

7
H

W
Y

H
W

Y
 1

7

EXISTING

TOWER 1

EXISTING

TOWER 2

EXISTING

PRUNEYARD

PLACE

EXISTING

RETAIL SOUTH

EXISTING

BANKBANK

EXISTING

RETAIL NORTH

EXISTING HOTEL

EXISTING

ANTRESTAURANT

1
1
2
' 
- 

7
"

2
0
' 
- 

0
"

S
. 

B
A

S
C

O
M

 A
V

E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

KEY

regulatory

TOW AWAY / CVC

WALL MOUNTED TOW AWAY(MSP.8.03) RESTROOM WALL ID  (MSP.8.11) 

RESTROOM DOOR ID  (MSP.8.10)

OVERALL SITE RULES (MSP.8.02)
NO SMOKING

PARKING HOURS

SKATEBOARDING, ETC.

ACCESSIBLE PARKING (MSP.8.07)

STOP SIGN (MSP.8.08)

PEDESTRIAN CROSSING (MSP.8.08)

DO NOT ENTER (MSP.8.09)

OFFICE VISITOR PARKING (MSP.8.04)

CUSTOMER PARKING ONLY (MSP.8.04)

2HR / 30 MINUTE PARKING (MSP.8.05)

TENANT PARKING RULES (MSP.8.05)

SAFE REFUGE (MSP.8.06)

ONE WAY (MSP.8.09)
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SIGN AREA = 14.67 SF EACH

1
FRONT VIEW

Scale: 1” = 1’-0”
2

SIDE VIEW

Scale: 1” = 1’-0”

21/2” 21/2”

51/2”

2’-4”

2’-9”

4
’-

0
”

6
’-

9
”

1
”

2
1 /

4
”

Posts

Wood posts with stain

and varnish finish

Graphics Panel

Aluminum panel with paint finish

Graphics

Surface applied vinyl graphics

UNAUTHORIZED VEHICLES PARKED IN 
DESIGNATED ACCESSIBLE SPACES NOT 
DISPLAYING DISTINGUISHING PLACARDS 
OR SPECIAL LICENSE PLATES ISSUED FOR 
PERSONS WITH DISABILITIES WILL BE 
TOWED AWAY AT THE OWNER’S EXPENSE.

FOR TOWED VEHICLES CALL 
CAMPBELL POLICE DEPARTMENT
408-866-2101

PARKING RESTRICTED
24 HOURS A DAY

PRUNEYARD CUSTOMER
PARKING ONLY

NO OVERNIGHT PARKING
UNAUTHORIZED VEHICLES WILL BE
TOWED AT OWNER’S EXPENSE

CVC SEC. 22658-A 
CAMPBELL POLICE DEPARTMENT
408-866-2101

3
TOP VIEW

Scale: 1” = 1’-0”

Cap

Aluminum cap in

Bronze finish
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SIGN AREA = 14.67 SF EACH

3
TOP VIEW

Scale: 1” = 1’-0”

4
’-

0
” UNAUTHORIZED VEHICLES PARKED IN 

DESIGNATED ACCESSIBLE SPACES NOT 
DISPLAYING DISTINGUISHING PLACARDS 
OR SPECIAL LICENSE PLATES ISSUED FOR 
PERSONS WITH DISABILITIES WILL BE 
TOWED AWAY AT THE OWNER’S EXPENSE.

FOR TOWED VEHICLES CALL 
CAMPBELL POLICE DEPARTMENT
408-866-2101

PARKING RESTRICTED
24 HOURS A DAY

PRUNEYARD CUSTOMER
PARKING ONLY

NO OVERNIGHT PARKING
UNAUTHORIZED VEHICLES WILL BE
TOWED AT OWNER’S EXPENSE

CVC SEC. 22658-A 
CAMPBELL POLICE DEPARTMENT
408-866-2101

1
FRONT VIEW

Scale: 1” = 1’-0”
2

SIDE VIEW

Scale: 1” = 1’-0”

Graphics

Surface applied vinyl graphics

Sign Panel

Fabricated aluminum sign panel 

with paint finish, Mounted to

structure with concealed

fasteners

1/8"
2’-4”
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NO RETAIL PARKING

CVC SEC 22658A CAMPBELL PD 866-2101

BOB’S TOWING 866-7777

OFFICE
VISITOR
PARKING
ONLY 

VIOLATORS WILL
BE TOWED

CVC SEC 22658A CAMPBELL PD 866-2101

BOB’S TOWING 866-7777

VIOLATORS WILL
BE TOWED

CUSTOMER
PARKING
ONLY

Existing Light 
Pole

Strap Bracket
2

’-
6

”
7

’-
0

”

2
3
/8

”

4
1
/4

”

1
’-

4
3

/8
”

2
5

/8
”

2
3

/8
” 1

3
/8

”
5

/8
”

1
FRONT VIEW

Scale: 1/2” = 1’-0”

3
TOP VIEW

Scale: 1/2” = 1’-0”

2
BACK VIEW

Scale: 1/2” = 1’-0”

Paint back of sign 

panel to match sign 

face. Concealed

attachment to post

Graphics

Surface applied vinyl 

graphics

Panel

1/8” thick aluminum 

panel with paint finish

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Paint back of sign 

panel to match sign 

face. Attached to

post with strap

bracket, painted to

match existing post

4
FRONT VIEW

Scale: 1/2” = 1’-0”
5

BACK VIEW

Scale: 1/2” = 1’-0”

6
TOP VIEW

Scale: 1/2” = 1’-0”
7

STRAP BRACKET DETAIL

Scale: NTS

Graphics

Surface applied vinyl 

graphics

Panel

1/8” thick aluminum 

panel with paint finish

Post

Existing Post

1’-9”

3”EQ

1’-9”

ExistingEQ

2
’-

6
”

1
’-

1
1

/2
”

2
3
/8

”

4
1
/4

”
2

5
/8

”

1
3

/8
”

5
/8

”

1
/2

”
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VIOLATORS WILL
BE TOWED

CVC SEC 22658A CAMPBELL PD 866-2101

BOB’S TOWING 866-7777

2
HOUR
PARKING
ONLY 

TAKE OUT PICK-UP

CVC SEC 22658A CAMPBELL PD 866-2101

BOB’S TOWING 866-7777

10 MINUTE
PARKING
ONLY 

TENANT LOGO

Paint back of sign 

panel to match sign 

face. Concealed

attachment to post
Graphics

Surface applied vinyl 

graphics

Panel

1/8” thick aluminum 

panel with paint finish

1
FRONT VIEW

Scale: 1/2” = 1’-0”
2

BACK VIEW

Scale: 1/2” = 1’-0”

3
TOP VIEW

Scale: 1/2” = 1’-0”

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Paint back of sign 

panel to match sign 

face. Concealed

attachment to post
Graphics

Surface applied vinyl 

graphics

Panel

1/8” thick aluminum 

panel with paint finish

4
FRONT VIEW

Scale: 1/2” = 1’-0”
5

BACK VIEW

Scale: 1/2” = 1’-0”

6
TOP VIEW

Scale: 1/2” = 1’-0”

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

1’-3”

3”EQ EQ

1
’-

9
”

1
5 /

8
”

1
5 /

8
”

1
”

2
3
/8

”

7
’-

0
”

1’-3”

3”EQ EQ

1
’-

9
”

7
’-

0
”

4
1
/4

”

1
1

5
/8

”

1
7

/8
”

3
3

/4
”

1
”

3
/8

”
1

/2
”

4
1

/4
”

1
’-

1
1

/4
”

1
7

/8
”

3
3

/4
”

1
”

3
/8

”
1

/2
”
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THE PRUNEYARD
1919 SOUTH BASCOM
CAMPBELL, CA

SAFE 
REFUGE
EVACUATION
AREA 

Paint back of sign 

panel to match sign 

face. Concealed

attachment to post

Graphics

Surface applied vinyl 

graphics

Panel

1/8” thick aluminum 

panel with paint finish

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

1’-9”

3”EQ

2
’-

6
”

2
3
/8

”

4
1

/4
”

1
’-

4
3
/8

”

2
5

/8
”

1
3

/8
”

5
/8

”

7
’-

0
”

3
TOP VIEW

Scale: 1/2” = 1’-0”

1
FRONT VIEW

Scale: 1/2” = 1’-0”
2

BACK VIEW

Scale: 1/2” = 1’-0”
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1
FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
2

BACK VIEW

Scale: 3/4” = 1’-0”
3

FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
4

BACK VIEW

Scale: 3/4” = 1’-0”

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Back painted to match C1

7
'-

0
"

2
’-

0
”

12”



47

TR
A

FF
IC

 C
O

N
TR

O
L

P
R
U

N
EY

A
R
D

 D
ES

IG
N

 G
U

ID
EL

IN
ES

10/20/2015360 17TH STREET, SUITE 100  OAKLAND, CA 94612 510.836.5400

1
FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
3

FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
2

BACK VIEW

Scale: 3/4” = 1’-0”
4

BACK VIEW

Scale: 3/4” = 1’-0”

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Back painted to 

match C1

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Back painted to 

match C1

7
'-

0
"

2
’-

0
”

7
'-

0
"

2’
-0

”
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Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Back painte

 to match C1

1
FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
2

BACK VIEW

Scale: 3/4” = 1’-0”

Post

3”x 3”x1/8” aluminum

square tube, aluminum

top capped.

Panel

1/8” thick aluminum panel

concealed attachment to

post

Back painte

 to match C1

1
FRONT & TOP VIEW

Scale: 3/4” = 1’-0”
2

BACK VIEW

Scale: 3/4” = 1’-0”

7
'-

0
"

2
’-

0
”

7
'-

0
"

2
’-

0
”

1’-6”
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Panel

1/8” thick acrylic panel,

painted to match C1

2
INSTALLATION ELEVATION

Scale: 3/4” = 1’-0”

1
FRONT VIEWS

Scale: 3” = 1’-0”

Triangle Panel

1/8” thick acrylic panel,

painted to match C7

Graphics

Surface applied vinyl

graphics, color to 

match V1

Sign background to contrast with

door.  Use Dark Bronze background

for light colored doors and Light

Bronze for dark colored doors.

5
'-

0
" 

ab
ov

e 
fin

is
h 

flo
or

CL

1
'-

0
"

5
 3

/4
"

1'
-0

"

10
 3

/8
"

4
"

4
 7

/8
"

8
 3

/8
"
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3
INSTALLATION ELEVATION

Scale: 3/4” = 1’-0”

1
FRONT VIEWS

Scale: 3” = 1’-0”
2

SIDE VIEW

Scale: 3” = 1’-0”

MEN WOMEN RESTROOM

Panel

1/8” thick acrylic panel

painted to match C1

Raised Copy

1/32” raised copy and

California Grade II

braille, color to match C3

Graphics

Surface applied vinyl

graphics, color to 

match V1

WOMEN

5
'-

0
" 

ab
ov

e 
fin

is
h 

flo
or

CL

8
"

5
 1

/2
"

1
/8

"

4
"

1
/2

"
5
/8

"
1
/2

"

7
/8

"

6" 1/8"
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Appendix



52

S
Q

U
A

R
E 

FO
O

TA
G

E 
C

O
M

PA
R
IS

O
N

EX
IS

TI
N

G
 S

IG
N

 P
R
O

G
R
A

M
P
R
U

N
EY

A
R
D

 D
ES

IG
N

 G
U

ID
EL

IN
ES

10/20/2015360 17TH STREET, SUITE 100  OAKLAND, CA 94612 510.836.5400

S
. 

B
A

S
C

O
M

 A
V

E

E. CAMPBELL AVE

H
IG

H
W

A
Y

 1
7

Per Side:

Two Tenant Names (55 sq ft each)

One Cinema Marquee (55 sq ft)

Currently: DoubleTree, Camera 7

• 220 sq ft total retail 

  (2 sides/4 panels)

• 110 sq ft total Marquee (2 sides)

Total sign area:

+/- 292 sq ft

Per Side:

Two Tenant Names (55 sq ft each)

One Cinema Marquee (55 sq ft)

Currently: Sports Basement, Camera 7

• 220 sq ft total retail 

  (2 sides/4 panels)

• 110 sq ft total Marquee (2 sides)

Total sign area:

+/- 292 sq ft

Per Side:

Two Tenant Names (150 sq ft each)

Currently: Sports Basement, Camera 7

• 600 sq ft total retail 

  (2 sides/4 panels)

• 300 sq ft total Marquee (2 sides)

Total sign area:

+/- 794 sq ft

Per Side:

One Tenant Name (18 sq ft each)

Currently: Blank

• 36 sq ft total retail

  (2 sides/2 panels)

Total sign area:

+/- 37.5 sq ft

Per Side:

One Tenant Name (18 sq ft each)

Currently: Marshalls

• 36 sq ft total retail

  (2 sides/2 panels)

Total sign area:

+/- 37.5 sq ft

Per Side:

One Tenant Name (18 sq ft each)

Currently: Rock Bottom Brewery

• 36 sq ft total retail

  (2 sides/2 panels)

Total sign area:

+/- 37.5 sq ft

Prposed Signage calculations

Total Panels for retail: 18

Total panels for Office: 0

Total area of retail panels: 1148 Sq Ft

Total area of marquee panels: 520 Sq Ft

Total area of signage along S. Bascom Ave: 688.5 Sq Ft

Total area of signage along E. Campbell Ave: +/- 1198.5 Sq Ft

Total area of signage: 1,887 Sq Ft
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Per Side:

Two Tenant Names (23.6 sq ft each)

One Cinema Marquee (56 sq ft)

• 94.5 sq ft total retail 

  (2 sides/4 panels)

• 112 sq ft total Marquee (2 sides)

Total Combined Retail and Marquee:

206.5 sq ft

Total sign area: 223 sq ft

Per Side:

Four Tenant Names (23.6 sq ft each)

• 188.8 sq ft total retail

  (2 sides/8 panels)

Total sign area: 223 sq ft

Total sign area: 45.1 sq ft

(does not include wall)

Total sign area: 45.1 sq ft

(does not include wall)

Total sign area: 45.1 sq ft

Per Side:

Four Tenant Names (23.6 sq ft each)

• 188.8 sq ft total retail

  (2 sides/8 panels)

Total sign area: 223 sq ft

Per Side:

Four Tenant Names (23.6 sq ft each)

• 188.8 sq ft total retail

  (2 sides/8 panels)

Total sign area: 223 sq ft

Per Side:

Four Tenant Names (23.6 sq ft each)

• 188.8 sq ft total retail

  (2 sides/8 panels)

Total sign area: 223 sq ft

Per Side:

Eight Tenant Names (10.2 sq ft each)

• 163.2 sq ft total retail

  (2 sides/16 panels)

Total sign area: 223 sq ft

Freestanding Letters

Per Set: 350 sq ft

Proposed Signage calculations

Total Panels for retail: 36

Total panels for Office: 16

Total area of retail panels: 850 Sq Ft

Total area of office panels: 163.2 Sq Ft

Total area of marquee panels: 224 Sq Ft

Total area of signage along S. Bascom Ave: 759.2 Sq Ft

Total area of signage along E. Campbell Ave: 714 Sq Ft

Total area of signage: 1,473 Sq Ft
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Project Site Map
N.T.S.

*Ground level of Office Zone 3 may contain retail/restaurant tenants
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ZONE 1
Existing Retail Space

ZONE 2
New Retail Spaces

ZONE 3
Office

Parking Garage / Hotel

TENANT ZONES

The signage design guidelines set by this document apply to office 

and retail areas of The Pruneyard Shopping Center. Hotel & Parking 

Garage signage are not covered by these guidelines.
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GENERAL GUIDELINES

The Signage Design Guideline for The Pruneyard is a controlled signage and graphics program. These guidelines describe the 

types of signs allowed and their design criteria within the office and retail areas of The Pruneyard (refer to map on p. 3).

• The purpose of these criteria is to establish the sign standards necessary to insure coordinated, proportional exposure for all 

tenants. 

• Existing signs of any type may remain until tenant space is vacated and retenanted. 

 

• The existing tenant signs shall be required to come into conformance with the approved tenant design guidelines upon 

change in tenant occupancy or a change to the sign, unless otherwise approved by the Planning Department.

DESIGN

• All work shall be of excellent quality. Landlord reserves the right to reject any work determined to be of insufficient quality by 

Landlord or the project architect.

• Sign contractor shall provide necessary fastenings and bracings to securely install the sign.

• All conductors, transformers or other equipment will be concealed where possible.

• No exposed neon tubing lamps will be permitted with the exception of specialty signs subject to landlord approval on a 

case by case basis.

• No animated, flashing, floating, balloon or audible signs will be permitted.

• No advertising placards, banners pennants, names, insignias, trademarks, or other descriptive material shall be affixed upon 

the glass panes and supports of the show windows and doors or upon the exterior walls of the building or storefront, without 

prior written approval from Landlord.

• Window signs will be permitted with the total signage allowance for each tenant determined by the overall size of their 

storefront. A maximum of 25% of the area of glass in a storefront opening may be blocked by window graphics. Window 

graphics do not count toward overall allowed signage area. Area can be calculated by assuming a square field around 

graphics that may have irregular shape. Signs taped on storefront are prohibited.

• Both the location of the proposed sign(s) and the design of their visual elements (lettering, words, figures, color, decorative 

motifs, spacing and proportions) are to be legible under normal viewing conditions.

• Location and design of proposed signs (e.g. size, shape, illumination and color) shall compliment the visual characteristics of 

the surrounding area so as not to detract from nor cause to decrease the value or quality of adjacent properties.

• Location and design of proposed sign shall not obscure from view or unduly detract from existing or adjacent signs.

APPROVALS

• Each tenant shall submit to the landlord, via email PDFs, a detailed shop drawing of his proposed sign indicating 

conformance to this criteria, such submittals shall include but not be limited to pertinent dimensions, details and color call-outs.

• Any proposed sign that is not in compliance with the requirements of the Tenant Design Guidelines shall require approval by 

the Planning Department and Landlord.

• All signs and their installation must comply with local building and electrical codes. City of Campbell ordinances should be 

consulted for requirements not covered in this criteria. 

 

Sign Approval Process:  If Landlord determines that the submitted signs are in conformance with these Tenant Signage 

Design Guidelines, Tenant may install the approved sign without the need for specific Planning Department approval or a 

building or sign permit.  Electrical permits will be required for all signage lighting. Parapet signs and Specialty Tenant Signs 

require submittal to the Planning Department for determination of conformance to these guidelines and require a building 

permit.

• If required, the tenant shall submit Landlord approved drawings to the City of Campbell per their requirements and shall pay 

for the required approvals and permits.

• Master Sign Program drawings note Specialty Tenant Signage in specific areas. Such signs do not require conformance with 

the guidelines of this document and are subject to review by Landlord and City of Campbell. 

• All signs permitted under the Tenant Design Guidelines shall be constructed and installed in accordance with the applicable 

sections of the approved The Pruneyard Tenant Design Guidelines.

TENANT RESPONSIBILITY

• The tenant shall pay for all signs including their installations, graphic design/fees, lighting and maintenance.

• Electrical service to all signs shall be on Tenant’s meter unless otherwise approved by Landlord.

• Tenant shall be responsible for penetrations, leaks, and/or defacement caused by his sign contractor.

• Signs shall be maintained in good condition at all times and shall be repaired or replaced at tenant cost, pursuant to lease.



5

P
R
U

N
EY

A
R
D

 T
EN

A
N

T 
D

ES
IG

N
 G

U
ID

EL
IN

ES

10/20/2015360 17TH STREET, SUITE 100  OAKLAND, CA 94612 510.836.5400

TH
E 

P
R
U

N
EY

A
R
D

 S
H

O
P
P
IN

G
 C

EN
TE

R
O

C
TO

B
ER

 2
0

1
5

SIGN TYPE GUIDELINES ZONE 1

Fascia Sign

• The Fascia Sign is a panel sign, set in a decorative frame, which is attached 

to the wood beam at the Arcade.

• The overall size of the sign panel is 8’-0” long x 18” high. - See Elevation.

• The maximum letter height is 12” and shall not exceed 7’-4” in length with 

a maximum allowable sign area of 7.33 SF. Letters and logos cannot extend 

beyond the frame of the panel unless special permission is granted in the form 

of prior written approval from the Landlord.  

• The sign panel must be fabricated from 1” solid wood or thick exterior 

grade plywood with a clear or stain finish. The panel must be set in a 

decorative metal frame to match existing Pruneyard standards. It is attached 

to the wood beam fascia in the two story retail section of The Pruneyard or 

similar fascia element in single story areas. Signs are mounted with 

concealed brackets.

• Individual letters, logos or iconography attached to the sign panel are 

permitted. Letters and logos must be fabricated from metal or wood. The 

letter finish should be a reflective metallic paint such as silver, cooper, bronze, 

pewter or gold leaf. The letters and logos can also be carved in the sign 

panel in relief, pin mounted on the panel, or applied directly on the sign 

panel. Accent colors can be added to the metallic logos and letters, but 

cannot exceed more than 20% of the total letter or logo area. 

• The sign should be externally illuminated by gooseneck or spot lights — 

see elevation. Internally illuminated sign panels and letters are not permitted 

unless sign is existing.

• Only one Fascia Sign is permitted per tenant unless the tenant has a corner 

space with two facades, and then two Fascia Signs would be allowed.

• Existing signs of any type may remain until tenant space is vacated 

and retenanted.

Fascia Sign

Fascia Sign

TENANT NAME

PRUNEYARD TENANT SIGNAGE
FASCIA SIGN - TENANT STANDARD

SCALE: 1/4” = 1’-0”

2
'-

0
"

1
'-

6
"

1
2

"

Allowable
Tenant Area

Metal FrameWood Sign 
Panel

Gooseneck or Spot Lighting

Dimensional
Letters

9'-6" (overall sign)

8'-0" (tenant panel)

7'-4" (allowable tenant area)
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SIGN TYPE GUIDELINES ZONE 1

Roof Sign

• The Roof Sign is a panel sign, set in a decorative frame, which is mounted 

on the tile roof adjacent to tenant public entrance. 

• Two sign panel sizes are permitted, 8’-0” long x 18” high and 16’-0” long 

x 22” high. The panel size shall be determined by the storefront length — i.e. 

if the storefront extends across 1 bay, the signage shall be limited to the 8’-0” 

panel; if the storefront extends across 2 or more bays, the signage shall be 

limited to the 16’-0” panel.

• The maximum letter cap height is 12” and shall not exceed 7’-4” in length 

(7.33 SF max allowable sign area) for 8’-0” signs and a 15” maximum letter 

cap height not to exceed 15’-0” in length (18.75 SF max allowable sign area) 

for 16’-0” sign panels.  Letters and logos cannot extend beyond the frame 

of the panel unless special permission is granted in the form of prior written 

approval from the Landlord. 

• The sign panel must be fabricated from 1” solid wood or thick exterior 

grade plywood with a clear or stain finish. The panel must be set in a 

decorative metal frame to match existing Pruneyard standards.

• Roof mounted signs shall be mounted to the roof by bracket stands attached 

to the roof rafters through the roof tiles.

• Individual letters, logos or iconography attached to the sign panel are 

permitted. Letters and logos must be fabricated from metal or wood. The 

letter finish should be a reflective metallic paint such as silver, cooper, bronze, 

pewter or gold leaf. The letters and logos can also be carved in the sign 

panel in relief, pin mounted on the panel, or applied directly on the sign 

panel. Accent colors can be added to the metallic logos and letters, but 

cannot exceed more than 20% of the total letter or logo area.

• The sign should be externally illuminated by gooseneck or spot lights, see 

elevation. Internally illuminated sign panels and letters are not permitted.

• Each roof sign should be separated by a minimum of 10’-0”. Individual 

tenant signs are not required to be centered over the tenant space if 

impossible to achieve a 10’-0” separation.

• Only one Roof Sign is permitted per tenant unless the tenant has a corner 

space with two facades, and then two Roof Signs would be allowed.

• Existing signs of any type may remain until tenant space is vacated 

and retenanted.

Roof Sign

Roof Sign

TENANT NAME

Gooseneck or Spot Lighting

PRUNEYARD TENANT SIGNAGE
ROOFTOP SIGN - TENANT STANDARD

SCALE: 1/4” = 1’-0”

9'-6" (overall sign)

8'-0" (tenant panel)

7'-4" (allowable tenant area)
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1
'-
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"

PRUNEYARD TENANT SIGNAGE
ROOFTOP SIGN - ANCHOR TENANT

SCALE: 1/4” = 1’-0”

17'-10" (overall sign)

16'-0" (tenant panel)

15'-0" (allowable tenant area)

2
'-

6
"

1
'-

1
0

"

1
’-

3
"

Gooseneck or Spot Lighting

TENANT NAME

Allowable
Tenant Area

Metal FrameWood Sign 
Panel

Dimensional
Letters

TENANT NAME

Allowable
Tenant Area

Metal FrameWood Sign 
Panel

Dimensional
Letters
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SIGN TYPE GUIDELINES ZONE 1

Blade Sign

• The Blade Sign is a projecting sign that is perpendicular to the tenant 

storefront entrance and is visible to shoppers walking along the building 

edge.

• The maximum allowable sign area is 2 SF. The sign can be hung from a 

wall-mounted bracket or suspended from the bottom of a canopy. Brackets 

or suspension rods must be fabricated from wood or metal and decorative 

detailing is encouraged. 

• The Blade Sign must be fabricated from wood or metal with a minimum 

thickness of ½ inch. The finish must be a durable material that can withstand 

the elements. The blade sign panel can vary in shape and have a three 

dimensional quality. The maximum overall thickness is 8 inches.

• The graphic design of these signs should be particularly imaginative, 

colorful, iconic, and incorporating logos or other graphic images that best 

describe the shop.

• The Blade Sign will be externally illuminated by the general lighting in the 

area, in addition a tenant may add a small spot light to accent the 

blade sign.

• One Blade Sign is permitted per tenant unless the tenant has two entrances, 

and then two Blade Sign would be allowed. If a tenant space is located at a 

corner an additional sign is permitted at the second façade. In this case, no 

more than three blade signs are permitted.

• Existing signs of any type may remain until tenant space is vacated 

and retenanted.   

Blade Sign Example 1

Blade Sign Example 2

PRUNEYARD TENANT SIGNAGE
BLADE SIGN - TENANT STANDARD PROJECTING

SCALE: 1/4” = 1’-0”

PRUNEYARD TENANT SIGNAGE
BLADE SIGN - TENANT STANDARD SUSPENDED

SCALE: 1/4” = 1’-0”
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SIGN TYPE GUIDELINES ZONE 2

Roof Sign

• The Roof Sign is a panel sign, set in a decorative frame, which is mounted on the roof 

adjacent to tenant public entrance. 

• The overall size of the sign panel is 16’-0” long x 22” high - See Elevation.

• The maximum letter height is 15” and shall not exceed 15’-0” in length with a maximum 

allowable sign area of 18.75 SF.. Letters and logos cannot extend beyond the frame of 

the panel unless special permission is granted in the form of prior written approval from 

the Landlord. 

• The sign panel must be fabricated from 1” solid wood or thick exterior grade plywood 

with a clear or stain finish. The panel must be set in a decorative metal frame to match 

new Pruneyard standards.

• Roof mounted signs shall be mounted to the roof by bracket stands attached to the roof 

rafters through the roof tiles.

• Individual letters, logos or iconography attached to the sign panel are permitted. Letters 

and logos must be fabricated from metal or wood. The letter finish should be a reflective 

metallic paint such as silver, cooper, bronze, pewter or gold leaf. The letters and logos 

can also be carved in the sign panel in relief, pin mounted on the panel, or applied 

directly on the sign panel. Accent colors can be added to the metallic logos and letters, 

but cannot exceed more than 20% of the total letter or logo area.

• The sign should be externally illuminated by gooseneck or spot lights see elevation. 

Internally illuminated sign panels and letters are not permitted.

• Only one Roof Sign is permitted per tenant unless the tenant has a corner space with 

two facades, and then two Roof Signs would be allowed.

Gooseneck or
Spot Lighting

16'-7" (overall sign)

16'-0" (tenant panel)

15'-0" (allowable tenant area)

2
'-

6
"

1
'-

1
0

"

1
’-

3
"

TENANT NAMETENANT NAME

PRUNEYARD TENANT SIGNAGE

Allowable
Tenant Area

Metal Frame

Wood Sign 
Panel

Dimensional
Letters
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SIGN TYPE GUIDELINES ZONE 2

Blade Sign

• The Blade Sign is a projecting sign that is perpendicular to the tenant 

storefront entrance and is visible to shoppers walking along the Arcade.

• The maximum allowable sign area is 2 square feet. The sign can be hung 

from a wall-mounted bracket or suspended from the bottom of the Arcade 

roof deck. Brackets or suspension rods must be fabricated from wood or metal 

and decorative detailing is encouraged. 

• The Blade Sign must be fabricated from wood or metal with a minimum 

thickness of ½ inch. The finish must be a durable material that can withstand 

the elements. The blade sign panel can vary in shape and have a three 

dimensional quality. The maximum overall thickness is 8 inches.

• The graphic design of these signs should be particularly imaginative, 

colorful, iconic, and incorporating logos or other graphic images that best 

describe the shop.

• The Blade Sign will be externally illuminated by the general lighting in the 

Arcade, in addition a tenant may add a small spot light to accent the 

blade sign.

• One Blade Sign is permitted per tenant unless the tenant has two entrances, 

and then two Blade Sign would be allowed. If a tenant space is located at a 

corner an additional sign is permitted at the second façade. In this case, no 

more than three blade signs are permitted.

Blade Sign Example

PRUNEYARD TENANT SIGNAGE
BLADE SIGN - TENANT STANDARD PROJECTING

SCALE: 3/16” = 1’-0”
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Office Parapet

• Internally illuminated dimensional letters.  Letters are mounted on building parapet.

• All parapet signs have a maximum sign area of 140 SF. Buildings A, B, and C have a 

maximum sign height of 60”, building D has a maximum sign height of 30” (refer to sheet 11 

for buidling designations)

• Letters are to be aluminum construction with paint finish. Logo and logotype in tenant 

corporate font and colors.

• Text and logo are face illuminated.

• All power to dimensional letters must be concealed.  

• Parapet signs are reserved for major tenants. Final location will be determined by 

Landlord. Locations are shown on Specialty / Parapet Sign Location Plan, sheet 11.

• No parapet signs should face the freeway unless otherwise approved by landlord or 

City of Campbell.

SIGN TYPE GUIDELINES ZONE 3

Ground Floor Office Tenant

• Internally illuminated sign cabinet suspends from the building arcade at a 

point adjacent to building entrance.

• Sign cabinets are fabricated aluminum with text routed out of sign face and 

push through acrylic graphics. Graphics illuminates at night.

• The overall size of the sign cabinet is 14’-0” long with a height of 3’-0”.

• Only one sign is permitted per tenant unless the tenant has a corner space 

with two facades, and then two office tenant signs would be allowed.

Specialty Tenant Sign Example 1

Specialty Tenant Sign Example 2
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SIGN TYPE GUIDELINES SPECIALTY SIGNS

Landlord may grant the right to major tenants to have fascia mounted identification signs 

that deviate from the project standard for the purpose of increased visibility. All designs must 

be approved by Landlord and the City of Campbell prior to implementation. Locations of 

currently approved specialty signs are noted on Master Sign Program drawings. 

Once landlord has approved the design, the tenant is responsible for submitting to 

the City of Campbell for approval.

General Design Guidelines

• Sign may be internally or externally illuminated. All power connections  and transformers 

should be concealed.

• No animated, flashing, floating, balloon or audible signs will be permitted.

• Tenant logo and logotype may be in tenant corporate colors.

• Signs must be permanent in nature and constructed of high quality 

materials in keeping with the project look and feel.    



To: Site and Architectural Review Committee   Date: March 22, 2016 

From: Stephen Rose, Associate Planner   

Via: Paul Kermoyan, Community Development Director  

Subject: Planned Development Permit, Tentative Subdivision Map, Zoning Map 
Amendment, CEQA Review, Tree Removal Permit, Parking Modification Permit 

File No.:  PLN2015-305 to 308, 310 & PLN2016-68 ~ 180 Redding Road 

PROPOSAL 
The applicant is seeking approval of a five-unit subdivision, consisting of four 1,760 sq. ft. duets 
and one 2,136 sq. ft. single-family residence. Each unit would also have a 360 sq. ft. attached 2-car 
garage, and at least 300-feet of open space (reference Attachment 2 – Project Plans). The proposal 
requires a Planned Development Permit, Tentative Subdivision Map, Zoning Map Amendment 
(to rezone to Planned Development), Tree Removal Permit (for the removal of three protected 
trees), and Parking Modification Permit (to allow uncovered parking in lieu of covered). 
Pursuant to CMC Sec. 21.54.050, the Site and Architectural Review Committee's purview is to 
review the site and architectural design proposal and make a recommendation as appropriate to 
the Planning Commission. This project requires approval by the City Council.  

PROJECT SITE 
The project site is an approximately 15,470 square-foot (net) lot located on the south side of 
Redding Road between White Oaks Road to the west and S. Bascom Avenue to the east 
(reference Attachment 1 – Location Map). The property currently has an R-M (Multiple-Family 
Residential) zoning designation and a Low-Medium Density Residential General Plan Land Use 
Designation (6-13 units/gross acre). The site is currently developed with a single-family 
residence built in 1977 that will be demolished as part of the project. Attached and detached 
two-story townhomes border the site to the east, north, and south, whereas a single-story, single-
family home borders the site to the west. 

PROJECT DATA 

Zoning Designation:  R-M (Multiple-Family Residential) 
Proposed Zoning: P-D (Planned Development) 
General Plan Designation: Medium Density Residential (6-13 units/gr. acre) 
Proposed Density:  12.6 units/gr. acre 
Gross Lot Area:  17,270 square-feet 
Net Lot Area: 15,470 square-feet 

MEMORANDUM 
        Community Development Department 

Planning Division 
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*: The comparisons provided are intended to highlight significant differences between the 
proposed project, the abutting subdivision to the east, and the R-M Zoning District. Please refer 
to the project plans for a more detailed overview of specific setbacks and development standards.  

DISCUSSION 
In addition to the tentative subdivision map, the applicant has submitted a site plan, elevations, 
and floor plans for two sets of attached two-story townhomes and one detached two-story single-
family residence to be built within the subdivision (reference Attachment 2 – Project Plans). 
The P-D zoning district allows for flexibility of development standards (lot coverage, floor area, 
setbacks, etc.) when consistent with site characteristics and the neighborhood. Generally, the 
City looks to the standards that would be permitted for properties which correspond with the 
underlying General Plan land use designation, such as the R-M zoning district, for guidance. In 
this case, the proposed floor area ratio (FAR) of 59% is above what would be allowed under the 
R-M (Multiple-Family Residential) zoning district, which has a maximum FAR of 50%, but 
could be found generally consistent with the FAR of the abutting subdivision (56%). In 
comparing floor area, however, it should be noted that the average unit sizes of the proposed 
project would be greater (1,760 sq. ft. to 2,160 sq. ft. per unit vs. 1,669 sq. ft. to 1,730 sq. ft. per 
unit) than those of the abutting subdivision, despite being developed on a smaller lot (15,470 sq. 
ft. vs. 19,324 sq. ft.).  

Project Development Data 

Lot 
Lot 
Size 

(Sq. ft.) 

Bldg. Height 
(28-ft max) 

Living Area 
(Sq. ft.) 

Garage 
(Sq. ft.) FAR Lot Coverage 

1 1,197 23-feet, 6-inches 1,760 360 68% 75% 
2 1,216 23-feet, 6-inches 1,760 360 69% 73% 
3 1,233 23-feet, 6-inches 1,760 360 70% 72% 
4 1,367 23-feet, 6-inches 1,760 360 77% 65% 
5 2,136 23-feet, 6-inches 1,806 360 118% 50% 

6 (A) 8,651 Common lot driveway 
Total 15,470 Including common driveway: 59% 30% 

Development Standard Comparisons 

Reference Front Setback Rear 
Setback FAR Lot Coverage Height 

Proposed Project 12-feet 
(to porch post) 5-feet 59% 30% 23.5-feet 

Abutting Subdivision 
(190-198 Redding Rd.) 15-feet 9-feet 56% 34% 28.5-feet 

R-M Zoning District 25-feet 5-feet or 
 ½ bld. wall 50% 40% 35-feet 
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Furthermore, the front and rear setbacks are notably less than would be allowed in the R-M 
Zoning District, particularly in regard to the rear building walls where a 10-foot or greater 
setback (5-feet provided) would be required to comply with the ½ building wall height 
requirement despite having a lower building height. A summary of significant differences 
between the proposed project, a similar abutting subdivision to the east, and the standards of the 
R-M zoning district may be found in the preceding table.  

Discussion points have been raised to discuss whether or not the units should be redesigned to 
reduce floor area and lot coverage, increase landscaping on the site in an effort to be more 
compatible with the neighborhood, minimize bulk, and/or provide a more optimal quantity of 
open space.   

Site Layout: The site has been designed such that a single driveway serves all five homes, 
allowing for the provision of more open space on a narrow lot. The home abutting Redding Road 
has been oriented towards the street and situated with a similar, but tighter setback (12-feet to 
front post vs. 15-feet) as the subdivision to the east of the property.  

Design Scale and Massing: The project’s design is sensitive to the neighborhood in terms of 
height, massing, and colors. In terms of materials, the project is raising the bar by proposing a 
combination of board and batten (vertical and horizontal), shingle, and stone (stacked ledge stone 
and river rock) siding. The design includes covered porches, rafter tails, banding, and cross-
gable/hip roof designs. The entry way of ‘Unit 1’ is oriented toward the public street, so as not to 
‘wall off’ the subdivision from the neighborhood.  Each home has been designed so that the 
garage does not dominate the facade. 

Landscaping: The project requires the removal of 3 protected trees, and an additional 11 non-
protected trees (reference Attachment 4 – Arborist Report). Whereas the applicant is proposing 
to plant four new trees, the project would be required two additional trees (six required in total) 
to be consistent with the tree protection ordinance. In that the location of these two additional 
trees has not yet been identified, it presents an opportunity for the SARC to suggest where these 
trees (or even more trees) should be planted to maximize their aesthetic benefit and enhance 
privacy between adjoining properties.  The project also includes at least 300 sq. ft. of rear yard 
open space per unit, and small amounts of landscaping in front of each home.  

Privacy: Privacy impacts are minimized by locating larger windows towards the front of each 
home and generally placing smaller windows on the rear elevations where there is a minimal 
setback between the adjacent residences. However, in that two larger (bedroom) windows, which 
occur on at the rear of Units 1 through 4, could be easily accommodated on the east and west 
bedroom walls respectively a discussion point has been raised as to evaluate if these windows 
should be raised, relocated or reduced in size (Note: project elevations do not match the second-
story floor plan window details; to be corrected prior to Planning Commission resubmittal). 

Parking: Pursuant to Section 21.28.040 (Table 3) of the Campbell Municipal Code (CMC), 
multi-family dwellings with two or more bedroom units (3 bedrooms per unit are proposed) are 
required to provide 2½ covered parking spaces per unit plus ½ space designated for guest 
parking per unit.  For the five units proposed, this equates to a parking requirement of 12½ 
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covered parking spaces with 2½ additional uncovered parking spaces for a total of 15 required 
parking spaces. As proposed, the project provides 15 parking spaces (10 covered and 5 
uncovered spaces) as summarized in the table below: 

Covered Parking Uncovered Parking Total 
Required 12.5 2.5 15 
Proposed 10 5 15 

Difference -2.5 +2.5 0 

As such, the applicant is requesting a Parking Modification Permit to allow for two of the 
required covered parking spaces, to be provided as uncovered parking. The applicant believes the 
provision of uncovered parking, in-lieu of covered parking, results in a more functional shared 
use of space for the four units and a more consistent single-family residential look and feel than 
would otherwise be achieved by a detached covered garage.  The driveway and guest parking 
spaces shall be constructed of permeable pavers as a condition of approval.   

Public Improvements: The project requires frontage improvements per Campbell Municipal 
Code Section 11.24.040. The applicant will be required to match the existing frontage 
improvements of the adjacent property. 

SARC REVIEW 
The SARC should discuss the project's proposed site layout and architecture, including site 
circulation, building form and orientation, colors and materials, landscaping, and potential 
privacy impacts to neighbors. Consideration should be given to the following: 

• Is the proposed floor area, and lot coverage appropriate for the site?
• Is the site layout and architecture compatible with the surrounding neighborhood?

o Setbacks, site access/circulation, guest parking space placement, pedestrian walkways
o Mass and bulk, height, wall and roof plane articulation, colors and materials

• Do the number, placement and size of second floor windows (with an emphasis on the
large bedroom windows at the rear of Units 1 through 4) adequately minimize privacy
impacts on neighboring properties?

• Does the proposal create an optimum quantity and use of open space and good design?

If the SARC believes that the project satisfies approval criteria related to site and architecture, it 
may recommend approval to the Planning Commission as proposed. If the SARC believes that 
there are elements of the project that can be improved or refined, it can recommend specific 
revisions as a condition of recommending approval or request revisions to the plans to return to 
the SARC for further review and comment.  

Attachments: 
1. Location Map
2. Project Plans
3. Color/Material Sheet
4. Arborist Report
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Location Map 
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180 Redding Road Tree Inventory and Assessment January 18, 2016

January 18, 2016 

Mike Paydar 
12385 Parker Ranch Road 
Saratoga, CA 95070 

Regarding the trees located on 180 Redding Road in Campbell, CA 95008. 

Assignment and Limits

I was asked to provide an inventory of the trees located on the site.  The inventory includes the 
tree species and common name along with the trunk diameters measured at four feet above 
grade.  Also included in the inventory are the approximate heights, crown radius, locations on the 
property, condition (health and structure combined), and their suitability for preservation 
(Appendix A and B).  No construction or development impact ratings, or tree protection 
measures are included.  No plans were provided for this assignment.  The inventory is limited to 
the conditions during my visit on January 15, 2016. 

Purpose and Use

The report is intended to identify all the trees within the lot boundaries and those on neighboring 
sites that overhang the property.  The report is to be used by the property owner, their agents, and 
the City of Campbell as a reference for existing tree sizes, species, and locations.   

Observations

The lot contains fifteen trees with four coast live oaks (Quercus agrifolia) “Protected” by the 
City of Campbell municipal ordinance 21.32.050.  The City of Campbell protects all trees with 
trunk diameters greater than twelve inches at four feet above grade.  Most trees on the property 
are remnant fruit or nut trees and volunteers, including a stand of very small (less than four inch 
diameter) privets (Ligustrum lucidum) growing near the back fence.  One of the four protected 
trees is a coast live oak (#1) in front of the site along Redding Road that is growing on the 
neighboring property (Appendix C).  This coast live oak has some oozing on the trunk, signs of 
sycamore borer, and codominant stems.  Another coast live oak (#14) is centrally located on the 
lot.  The remaining two protected coast live oaks (#10 and #11) are near the back fence. 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Discussion

Condition Rating

A tree’s condition is a determination of its overall health and structure based on five aspects: 
Roots, trunk, scaffold branches, twigs, and foliage.  The assessment considered both the health 
and structure of the trees for a combined condition rating.  

• Exceptional = Good health and structure with significant size, location or quality.
• Good = No apparent problems, good structure and health, good longevity for the site.
• Fair = Minor problems, at least one structural defect or health concern, problems can be

mitigated through cultural practices such as pruning or a plant health care program.
• Poor = Major problems with multiple structural defects or declining health, not a good

candidate for retention.
• Dead/Unstable = Extreme problems, irreversible decline, failing structure, or dead.

Seven trees are in fair condition and eight are in poor shape.  Three of the protected coast live 
oaks are in fair condition including number 1 in front of the site.  Most of the almonds and 
walnuts are in poor condition.  Protected coast live oak number 14, centrally located on the 
property, is the only protected tree on poor condition with sycamore borers on the lower trunk 
and the trees is growing codominantly with an almond originating in the same location.  

Suitability for Preservation

A tree’s suitability for preservation is determined based on its health, structure, age, species 
characteristics, and longevity using a scale of good, fair, or poor.  The following list defines the 
rating scale (Tree Care Industry Association, 2012): 

• Good = Trees with good health, structural stability and longevity.
• Fair = Trees with fair health and/or structural defects that may be mitigated through treatment.

These trees require more intense management and monitoring, and may have shorter life spans
than those in the good category.

• Poor = Trees in poor health with significant structural defects that cannot be mitigated and will
continue to decline regardless of treatment. The species or individual may possess
characteristics that are incompatible or undesirable in landscape settings or unsuited for the
intended use of the site.

Five trees have fair suitability for preservation including protected coast live oaks 1, 10, and 11.  
Protected coast live oak 14 has poor suitability for preservation.  All the volunteer invasive 
privets are poorly suited along with all the nut trees with the exception of almond number 2. 
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Conclusion 

The lot contains fifteen trees with four coast live oaks “Protected” by the City of Campbell 
municipal ordinance 21.32.050.  Seven trees are in fair condition and eight are in poor shape.  
Three of the protected coast live oaks are in fair condition including number 1 in front of the site.  
Coast live oak number 14 is the only protected tree on poor condition.  Five trees have fair 
suitability for preservation including protected coast live oaks 1, 10, and 11.  Protected coast live 
oak 14 has poor suitability for preservation. 

Appendix A: Tree Inventory Map 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Appendix B: Tree Inventory, Assessment, Disposition

Table 1: Tree Inventory, Assessment, and Disposition

Tree Species Number Trunk 
Diameter

~ Height ~ Crown 
Diameter

Condition Suitability Protected 
or Not

Coast live oak 
(Quercus agrifolia)

1 17.5 and 
22 inches

35 60 Fair Fair Protected

Almond (Prunus 
dulcis)

2 8 20 25 Fair Fair No

Walnut (Juglans 
regia)

3 7, 7, 7 20 20 Poor Poor No

Walnut (Juglans 
regia)

4 7, 7 20 20 Poor Poor No

Almond (Prunus 
dulcis)

5 7, 4 20 10 Poor Poor No

Walnut (Juglans 
regia)

6 8, 7 20 20 Poor Poor No

Almond (Prunus 
dulcis)

7 7 20 15 Poor Poor No

Almond (Prunus 
dulcis)

8 7, 6, 7 25 15 Poor Poor No

Coast live oak 
(Quercus agrifolia)

9 10 25 20 Fair Poor No

Coast live oak 
(Quercus agrifolia)

10 18 35 20 Fair Fair Protected

Coast live oak 
(Quercus agrifolia)

11 15 30 20 Fair Fair Protected

Coast live oak 
(Quercus agrifolia)

12 8 30 15 Fair Fair No

Privet (Ligustrum 
lucidum)

13 ~4-6 30 8 Fair Poor No

Coast live oak 
(Quercus agrifolia)

14 14 25 20 Poor Poor Protected

Almond (Prunus 
dulcis)

15 8 25 20 Poor Poor No
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Appendix C: Photos
Coast live oak number 1  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Coast live oak number 14
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Coast live oak numbers 10 and 11
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Qualifications, Assumptions, and Limiting Conditions

Any legal description provided to the consultant is assumed to be correct.  Any titles or 
ownership of properties are assumed to be good and marketable.  All property is appraised or 
evaluated as though free and clear, under responsible ownership and competent management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or 
other regulations. 

Care has been taken to obtain information from reliable sources.  However, the consultant cannot 
be responsible for the accuracy of information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, 
mediations, arbitration, or trials by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and 
the consultant’s fee is not contingent upon the reporting of a specified appraisal value, a 
stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not 
necessarily to scale, and should not be construed as engineering or architectural reports or 
surveys.  The reproduction of information generated by architects, engineers, or other consultants 
on any sketches, drawings, or photographs is only for coordination and ease of reference.  
Inclusion of said information with any drawings or other documents does not constitute a 
representation as to the sufficiency or accuracy of said information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the 
time of inspection; and b) the inspection is limited to visual examination of accessible items 
without dissection, excavation, probing, or coring.  There is no warranty or guarantee, expressed 
or implied, that structural problems or deficiencies of plants or property may not arise in the 
future. 
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Certification of Performance

I Richard Gessner, Certify: 

That I have personally inspected the tree(s) and/or the property referred to in this report, and 
have stated my findings accurately.  The extent of the evaluation and/or appraisal is stated in the 
attached report and Terms of Assignment; 

That I have no current or prospective interest in the vegetation or the property that is the subject 
of this report, and I have no personal interest or bias with respect to the parties involved; 

That the analysis, opinions and conclusions stated herein are my own; 

That my analysis, opinions, and conclusions were developed and this report has been prepared 
according to commonly accepted Arboricultural practices; 

That no one provided significant professional assistance to the consultant, except as indicated 
within the report. 

That my compensation is not contingent upon the reporting of a predetermined conclusion that 
favors the cause of the client or any other party, nor upon the results of the assessment, the 
attainment of stipulated results, or the occurrence of any other subsequent events; 

I further certify that I am a Registered Consulting Arborist® with the American Society of 
Consulting Arborists, and that I acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice.  I am an International Society of Arboriculture Board Certified Master 
Arborist®.  I have been involved with the practice of Arboriculture and the care and study of 
trees since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496 
ISA Board Certified Master Arborist® WE-4341B 
ISA Tree Risk Assessor Qualified 

Copyright 

© Copyright 2015, Monarch Consulting Arborists LLC.  Other than specific exception granted for copies made by 
the client for the express uses stated in this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, mechanical, recording, or otherwise without 
the express, written permission of the author.
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