PLANNING COMMISSION
City of Campbell, California

7:30 P.M. June 14, 2016
City Hall Council Chambers Tuesday
AGENDA

ROLL CALL

APPROVAL OF THE MINUTES May 24, 2016

COMMUNICATIONS

AGENDA MODIFICATIONS OR POSTPONEMENTS

ORAL REQUESTS

This is the point on the agenda where members of the public may address the Commission
on items of concern to the Community that are not listed on the agenda this evening. People
may speak up to 5 minutes on any matter concerning the Commission.

PUBLIC HEARINGS

1.

2.

3.

PLN2016-91

PLN2015-338

PLN2016-107

Public Hearing to consider the application of Paul Fick for a Site and
Architectural Review Permit (PLN2016-91) to allow an approximately
1,000 square-foot single-story rear addition to an existing single-family
residence on property located at 363 Curtner Avenue. Staff is
recommending that this item be deemed Categorically Exempt under
CEQA. Planning Commission action final unless appealed in writing to
the City Clerk within 10 calendar days. Project Planner: Daniel Fama,
Associate Planner

Public Hearing to consider the application of Zack Puckett for an
Administrative Planned Development Permit (PLN2015-338) with a
request for an exception to a parking setback contained within the
Winchester Boulevard Master Plan, to allow for the redevelopment of
an existing building and site (formerly Michi Sushi) on property located
at 2220 S Winchester Boulevard. Staff is recommending that this
item be deemed Categorically Exempt under CEQA. Tentative City
Council Meeting Date: July 19, 2016. Project Planner: Stephen Rose,
Associate Planner

Public Hearing to consider the application of Donald Bordenave for a
Conditional Use Permit (PLN2016-107) to allow for a new rooftop
wireless facility (Verizon) which would be concealed in four new rooftop
dormers affixed to the roof of an existing cupola on property located at
1600 W. Campbell Avenue. Staff is recommending that this item be
deemed Categorically Exempt under CEQA. Planning Commission
action final unless appealed in writing to the City Clerk within 10
calendar days. Project Planner: Stephen Rose, Associate Planner
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4 PLNZ2015-386

5. PLN2016-146

6. PLN2016-19

7. PLN2016-135

Public Hearing to consider the application of Mackenzie Edwards for a
Conditional Use Permit (PLN2015-386) to allow for the continued
operation and expansion of an existing wireless facility (T-Mobile)
installation on the roof of property located at 700 W. Hamilton Avenue.
Staff is recommending that this project be deemed Categorically
Exempt under CEQA. Planning Commission action final unless
appealed in writing to the City Clerk within 10 calendar days. Project
Planner: Stephen Rose, Associate Planner

Public Hearing to consider the application of Annie Freeman for a
Modification (PLN2016-146) to a previously approved Conditional Use
Permit to allow three new antenna panels and associated equipment to
be added to an existing monopole located at 16146 Mozart Avenue.
Staff is recommending that this project be deemed Categorically
Exempt under CEQA. Planning Commission action final unless
appealed in writing to the City Clerk within 10 calendar days. Project
Planner: Stephen Rose, Associate Planner

Public Hearing to consider the application of Majid Sanenejad for a
Tentative Parcel Map, Zoning Map Amendment and Planned
Development Permit for a three unit townhome development, and Tree
removal Permit (PLN2016-19) to allow the removal of one protected
tree on property located at 1223 Walnut Drive. Staff is recommending
that a Negative Declaration be adopted for this project. Tentative City
Council Meeting Date: July 19, 2016. Project Planner: Cindy
McCormick, Senior Planner

Public Hearing to consider the City-initiated Text Amendment
(PLN2016-135) to allow minor changes to the Density Bonus
Ordinance. Staff is recommending that this project be deemed
Categorically Exempt under CEQA. Tentative City Council Meeting
Date: July 19, 2016. Project Planner: Cindy McCormick, Senior
Planner

REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR

ADJOURNMENT

Adjourn to the next regularly scheduled Planning Commission meeting of June 28, 2016, at
7:30 p.m., in the City Hall Council Chambers, 70 North First Street, Campbell, California.



CITY OF CAMPBELL PLANNING COMMISSION

MINUTES

7:30 P.M. TUESDAY
MAY 24, 2016
CITY HALL COUNCIL CHAMBERS

The Planning Commission meeting of May 24, 2016, was called to order at 7:30 p.m.,
in the Council Chambers, 70 North First Street, Campbell, California by Chair
Dodd and the following proceedings were had, to wit:

ROLL CALL

Commissioners Present: Chair: Cynthia L. Dodd
Vice Chair: Yvonne Kendall
Commissioner: Ron Bonhagen
Commissioner: Pamela Finch
Commissioner: Philip C. Reynolds, Jr.
Commissioner: Michael L. Rich
Commissioner: Donald C. Young

Commissioners Absent: None

Staff Present: Community Development
Director: Paul Kermoyan
Senior Planner: Cindy McCormick
Associate Planner: Stephen Rose
Project Planner: Naz Pouya
City Attorney: William Seligmann

Recording Secretary: Corinne Shinn

APPROVAL OF MINUTES

Motion: Upon motion by Commissioner Young, seconded by Commissioner
Reynolds, the Planning Commission minutes of the meeting of May
10, 2016, were approved as submitted. (5-0-0-2: Commissioners
Kendall and Bonhagen abstained)
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COMMUNICATIONS

1. Email from Edward & Roxanne Melinat in opposition of Item 2 (proposed flag lot
for 44 EI Caminito Avenue).

AGENDA MODIFICATIONS OR POSTPONEMENTS

None

ORAL REQUESTS

Michael Boche, Resident on West Valley Drive:

o Stated that he is with the Santa Clara County Office of Education and a Teacher.

e Asked that the City take a stand for keeping family-friendly businesses in its
Downtown. He gave as examples a grocery or hardware store.

o Declared that there are enough bars and restaurants in Downtown Campbell.

e Added that it is difficult for children to find things of interest in the Downtown
given the losses of businesses such as the Toy Store and 23 Skidoo, which his
children enjoyed patronizing.

CONSENT
There were no consent items.

*k%k

DISCLOSURES

Chair Dodd and Commissioners Bonhagen and Young disclosed that in preparation for
this evening’s continued hearing on 44 ElI Caminito (Agenda Item 2), they each had
viewed the video of the original hearing, read the meeting staff report and minutes of
that meeting and conducted individual site visits.

PUBLIC HEARINGS

Chair Dodd read Agenda Item No. 1 into the record as follows:

1. PLN2016-88 Public Hearing to consider the application of Leopold
Vandeneynde for a Site and Architectural Review Permit
(PLN2016-88) to allow a 77 square foot addition to an
existing single-family residence on property located at 879
Sweetbriar Drive. Staff is recommending that the project
be deemed exempt under CEQA. Planning Commission
action final unless appealed in writing to the City Clerk within
10 calendar days. Project Planner: Naz Pouya, Staff
Planner

Ms. Naz Pouya, Project Planner, presented the staff report.
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Chair Dodd asked if there were questions of staff. There were none

Commissioner Rich gave the Site and Architectural Review Committee report as
follows:
o SARC reviewed this proposal and was supportive as presented.

Chair Dodd opened the Public Hearing for Agenda Item No. 1.
Chair Dodd closed the Public Hearing for Agenda Item No. 1.

Motion: Upon motion of Commissioner Finch, seconded by
Commissioner Reynolds, the Planning Commission adopted
Resolution No. 4295 approving a Site and Architectural Review
Permit (PLN2016-88) to allow a 77 square foot addition to an
existing single-family residence on property located at 879
Sweetbriar Drive, subject to the conditions of approval, by the
following roll call vote:

AYES: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich and Young
NOES: None
ABSENT: None
ABSTAIN: None

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

*kk

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

2. PLN2016-46 Continued Public Hearing to consider the application of
Velimir Sulic for a Tentative Parcel Map (PLN2016-46) to
allow a two-lot single-family residential subdivision on
property owned by Shahin Jahanbani located at 44 El
Caminito Avenue in the R-1-6 (Single-Family Residential)
Zoning District. Staff is recommending that this project be
deemed Categorically Exempt under CEQA. Planning
Commission decision final unless appealed in writing to the
City Clerk within 10 calendar days. Project Planner:
Stephen Rose, Associate Planner

Mr. Stephen Rose, Associate Planner, presented the staff report.
Chair Dodd asked if there were questions of staff.
Commissioner Kendall sought clarification on her understanding that if this lot is not

split, the owner can still build a large house at the back, which they could use
themselves and/or rent out. She asked if it could be rented as an AirBnB.
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Planner Stephen Rose cautioned that AirBnb’s are a whole different issue. He
clarified that one of the two homes on the property could be rented but not both units.
The property owner would be required to reside in one of the units.

Commissioner Finch asked for clarity on the fact that a second home constructed on
this property could be a fairly large home of several thousand square feet.

Planner Stephen Rose advised that since this parcel is 250 percent the size of the
standard minimum lot size for the zoning district it is possible for two full sized homes
to be located on this property but that neither home could be sold to a separate
property owner.

Director Paul Kermoyan added that another aspect that could limit the size of a
proposed second home at the back would be the physical dimensions of the lot itself
as it relates to meeting setbacks.

Planner Stephen Rose added that the maximum height would be 14-feet for a home
constructed at the back if this parcel is not subdivided.

Commissioner Finch referenced a similar request on Latimer Avenue and questioned
how large that lot was.

Planner Stephen Rose said he was not personally involved with that project and is not
familiar with that lot’s size.

Director Paul Kermoyan said he recalls the Latimer location to be smaller than this lot
and within a different zoning designation.

Chair Dodd opened the Public Hearing for Agenda Item No. 2.

Barton Hechtman, Esq., Attorney for Applicants, 848 The Alameda, San Jose:

o Distributed a document to the members of the Commission.

e Advised that he is here this evening with the applicant and property owners.

e Encouraged the Planning Commission to adopt staffs recommendation to
approve this lot split.

e Added that this request is consistent with the City’s zoning standards and
General Plan as well as the Parcel Map development standards. The site is
subject to the R-1-6 standards.

o Pointed out that flag lots are expressly allowed by Cody Codes. There are five
flag lots in this neighborhood currently and eight more properties are of a
sufficient size to consider subdividing into flag lots. At this time, current owners
have indicated that they have no plans in the foreseeable future to split their
larger lots.

o Stated that while it may be possible for the City to change its regulations that
currently allow flag lots that has not yet been done so they remain possible.

o Said that the original houses in this neighborhood were smaller (between 1,100
and 1,500 square feet). As these smaller homes are being remodeled, they are
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being expanded to include second stories. On some parcels second living units
are being added. As a result, this neighborhood is intensifying.

Suggested that there is the same impact to the neighborhood resulting from
homes adding bedrooms.

Reminded that all property owners have rights including this owner.

Stated that there is no justification to deny his clients and encouraged the
Planning Commission to adopt staff's recommendation.

Chair Dodd asked if there were questions of this speaker. There were none.

Lee-Ann Farley, Resident on EI Caminito Avenue:

Said that her home is right next door to this site.

Said that she has concerns and objections to this proposal to split 44 EI Caminito
into a flag lot.

Pointed out that a chief purpose of the City’'s General Plan is to enhance its
neighborhoods. This proposed lot split will not improve this neighborhood.

Stated her fears that this could actually decrease the value of her property, which
would then be next door to a flag lot parcel.

Reported that her home is set back from the street by 50 feet. The existing home
at 44 El Caminito is currently set back 40 feet. If the property is split and new
home constructed on both parcels, the home on the front parcel could
conceivably be set back much less than 40 feet.

Advised that her primary concern is that this proposal would detract from their
neighborhood. The flag lot configuration does not add to anyone’s privacy.
Recounted that she also has a second property on Sunnyside, which over time
has become a much more densely developed area. Her EI Caminito property is
within the character of its neighborhood while allow 44 EI Caminito to split into a
flag lot is in conflict with the General Plan.

Commissioner Kendall asked Ms. Farley how she knows where a new residence on 44
El Caminito might be placed.

Lee-Ann Farley replied that there was a sample layout drawing prepared.

Commissioner Kendall cautioned that the existing house on 44 ElI Caminito could
become a two-story structure without the requirement for a public hearing.

Director Paul Kermoyan:

Explained that when the Commission looks at a subdivision it is not just a land
division but also reflects the potential for development. This applicant had
provided a theoretical example.

Stated that it is possible that if a new home is constructed on the front lot it could
be situated closer to the street than the existing home.

Agreed that most homes on this street do have larger setbacks.

LeeAnn Kuntz, Resident on El Caminito:
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o Stressed the need to maintain and support the existing development pattern of
their neighborhood.

o Pointed out that most homes on the street have 30 or more foot front setbacks.

o Stated that people chose this neighborhood based on its larger lots.

o Gave the example of a neighbor that recently remodeled his home and did so in a
manner that was compatible to the neighborhood.

e Reminded that the Municipal Code calls for the preservation of existing
neighborhoods.

e  Asked for the denial of this request.

Joanne Danforth, Resident on ElI Caminito:

o Read from the Campbell Municipal Code of the intent to “preserve and
enhance...” existing residential neighborhoods.

o Suggested that Campbell has met its requirements for higher density housing.

e  Asked that the Commission ensure compatibility of this site with its neighborhood.

o Pointed out that the applicant’s conceptual plan included two 1,600 square foot
two-story homes. It is possible that the new homes on these lots could range in
size from 2,800 to 3,100 square feet and two-story as well.

o Said that this proposal is not in keeping with this neighborhood nor does it meet
the intent of the Campbell Municipal Code.

Commissioner Rich asked Ms. Danforth whether she thought that the sections she had
read aloud from the Code were subjective or objective standards.

Joanne Danforth replied that she was not certain.

John Meduri, Resident on ElI Caminito:

o Explained that he lives diagonally across the street from this property.

e Added that he sees four existing flag lots.

o Pointed out that a recent lot split on California Street was approved without a
public notice or opportunity to speak about it. He said he was not sure how that
happened.

o Stated that what is proposed for 44 EI Caminito is not in keeping with this
neighborhood.

o Predicted that he would be able to see any home constructed on this new flag lot
from his property across the street.

o Said that since the average lot size in their neighborhood is about 12,000 square
feet he wonders why the zoning is only R-1-6.

Director Paul Kermoyan reported that the lot on California Street simply processed a
lot-line adjustment, a process which does not require a noticed hearing. That is
consistent with State law.

Russell Pfirrman, Resident on California Street:
e Said that goals of preserving and enhancing the community are common themes
within the General Plan.
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e Added that splitting such lots as this one means that they are gone forever. It
destroys them forever.

e Reported that there is the potential to have a two-story home constructed on each
of these two lots if the lot is split.

e Said that this proposal changes this neighborhood and devalues its adjacent
properties.

¢ Urged the Commission to deny this request.

e Opined that even if the “minimum” guideline standards may be met here that
doesn’t mean that this is the best option.

Al Lowder, Resident on California Street:

e Referencing a detailed map that was provided this evening, he asked the
Commission whether this was what they would want to see happen if this proposal
was within their own neighborhood.

e Stated that this is a nice neighborhood.

Bart Hechtman, Attorney for Applicant:

e Spoke in rebuttal to some comments made this evening.

e Reported that he often hears claims of loss in property values as a concern.

e Opined that in reality, investment in a new home increases values in a
neighborhood.

e Said as to the question of compatibility, there are a variety of architectural styles
and front setback distances in this neighborhood.

e Questioned the claim made by one neighbor that the average lot size in this
neighborhood is 12,000 square feet. If that was the case than half of all lots on the
street could likely be split.

¢ Rebutted the concerns about the need to preserve this neighborhood, this proposal
is for low-density residential within a low-density residential neighborhood.

e Said that there is an evolution within a neighborhood and everyone’s interests are
guarded by the City’s General Plan and its Zoning Code, which frames the
intensification that is allowed.

e Reminded that this property is located adjacent to a higher density site. Creating
this flag lot configuration at this location actually helps to “feather” in the pending
mixed-use project with the low density residential along this street.

Chair Dodd closed the Public Hearing for Agenda Item No. 2.

Commissioner Bonhagen:

e Thanked all of the neighbors who spoke. It was helpful to have heard from them,
especially those who live near this location.

¢ Reported that this is an “easy” and unemotional decision for him.

e Advised that he has been a real estate broker for about 10 years and he doesn’t
believe that this proposal for a lot split devalues real estate values of nearby
properties in any way.

e Reminded that right now there is an older home at the front. It will likely be
demolished when the property is split to create two parcels and two new homes
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may be constructed, one per parcel. That will increase values in the surrounding
neighborhood.

Said he also hears concerns about setbacks.

Said that this this is the first house in the neighborhood that is off Winchester, this
site could serve as a buffer between the mixed-use development underway
adjacent to this project site.

Reminded that in this neighborhood only three parcels can be developed with flag
lots. One owner has already indicated that he would not split his parcel.

Stated that EI Caminito is a beautiful neighborhood with beautiful homes.

Said that on the other hand, Budd Avenue is a very different neighborhood than is
El Caminito. Budd is a thoroughfare. There is the potential for five flag lots on
Budd Avenue.

Concluded that he would support this request.

Commissioner Rich:

Reminded that he was here for the first hearing on April 26™.

Admitted that he struggled with the differences between subjective and objective
criteria. The opposition that has been articulated is subjective in nature while
objective criteria are pretty clean cut.

Agreed that this is a beautiful neighborhood.

Pointed out that only a few lots on the street could split into flag lots.

Said that based on those facts, he is going to reverse his vote from the last meet
and now is in favor of approving this request.

Said that he cannot refute this request if the lot sizes created meets the criteria.

Commissioner Kendall:

Said that she felt the emotional bond of these neighbors.

Stated that the General Plan clearly says that the owners should be able to split
this property.

Suggested perhaps relocating the driveway to the other side with the two
driveways side to side.

Commissioner Young said that the Commission could impose limits as to the
driveways.

Commissioner Kendall:

Suggested that the Deodar Cedars be preserved and retained via conditions of
approval.

Said that while they are proposing two driveways perhaps one common driveway
might be considered instead.

Admitted that she is reluctant to put height limitations or restrict to just a single-
story home.

Commissioner Finch:

Stated her agreement with the comments by Commissioner Bonhagen.
Advised that she has been a Certified Appraiser for more than 26 years.
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Said that she can agree that property values are enhanced and not decreased with
improvements on nearby parcels.

Added that the feathering effect of this lot split as a buffer between single-family
and the mixed-use development beginning construction at the corner with
Winchester may be a plus for the homes further down the residential street.
Suggested that this owner is actually “taking one for the neighborhood.”
Referenced a flag lot configuration on Union Avenue that includes a number of
houses at the back of the flag and the inclusion of a whole lot of concrete area.
Referenced an existing flag lot configuration on Union Avenue that includes a
number of houses at the back of the flag and the inclusion of a whole lot of
concrete area as a much less desirable example of a flag lot.

Reiterating her belief that adjacent properties will not see a decrease in their
property values if this flag lot is created.

Stated that her concern is the driveway(s) and her desire not to see too much
concrete in one area as seen from El Caminito.

Suggested separating the two with the existing cedars in the middle.

Commissioner Young:

Said that in evaluating this proposal he considered the questions asked by staff.
Said that one question is whether there is a Special Pan for the Central Campbell
Area. The answer is no.

Stated that another question is whether what is proposed is incompatible. The
answer is no.

Suggested that the proposed flagpole driveway might actually result in safer egress
for vehicles leaving this site that is so near this corner and the mixed-use
development site currently under construction. Vehicles will be coming out head
first rather than backing out onto EI Caminito, which will provide better visibility.
The same driveway exiting will occur from the adjacent mixed-use site.

Said that there are “no worries’ about existing infrastructure being able to absorb
this flag lot. The proposal is aligned with the General Plan land use designation. It
is not an increase in density. It is a consistent development pattern to the existing
neighborhood.

Stated that the three-story mixed-use development under construction will be
somewhat buffered down if there are two-story homes on the new flag lot and the
lot at the front of this site.

Concluded that the draft findings are supportable. The right thing to do is approve
this based on the law and the Codes.

Added that setbacks can help optimize yet minimize the impact of the second story.
Suggested the maximum retention of open space per the conditions of approval.
Concluded that this is the best of both worlds and it is important to be sure that
integrity of this neighborhood is maintained.

Commissioner Reynolds:

Said that the applicant’s attorney said that the laws are applicable and should be
followed.
Stated that is open to interpretation.
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Pointed out that the community has shown up tonight. They've interpreted the
General Plan in the interest of preserving their neighborhood.

Added that the General Plan is a living document that changes over time. Our
community is evolving and density is increasing like never before. These residents
are seeing their neighborhood change right before their eyes.

Assured that he too wants to see their neighborhood preserved.

Said that the neighbors see this as an encroachment into their neighborhood.
Agreed that the General Plan is intended to enhance and preserve our community.
Admitted that he probably would not have approved the other flag lots already in
this neighborhood. It's up to the Planning Commission to “stop the bleeding”.
Advised that he supports personal property rights and that those who spoke up this
evening have those same rights.

Declared that he would be opposing this request once again and stick to his
original decision to deny this lot split.

Chair Dodd:

Reported that she was not at the April 26™ original hearing on this request but has
since watched that meeting’s video and read everything related to the project.

Said that she evaluates how a project is going to become a part of a neighborhood.
Said that this may not decrease property values but impacts existing neighborhood
in a long-term effect.

Stated that she didn’t want to be a part of a decision that she later regrets.

Said that parcels on El Caminito don’'t have a lot of concrete currently. There is a
lot of open space, green space and trees.

Commissioner Kendall:

Agreed with Chair Dodd.

Said that is the reason that she suggested a shared driveway to reduce concrete.
Pointed out that some homes on this street have improved materials driveways
such as pavers.

Director Paul Kermoyan:

Advised that the lot split is the document that imposes conditions.

Added that conditions such as maintaining the appearance of staggered driveways.
Perhaps impose a condition requiring one shared driveway.

Said if an issue is privacy at the rear lot, a condition can be imposed that the
structure be no higher than a specified number of feet in height.

Stated that the Commission can identify its issues and justify each one with
appropriate conditions of approval.

Commissioner Kendall also suggested imposing a specified minimum front setback.
Perhaps if a two-story is proposed it can be an architectural style of home with a single
roofline such as a Cape Cod.

Commissioner Young:

Said that it would be helpful to find a number for the minimum setback that makes
sense.
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¢ Pointed out that setbacks will help accomplish the open space requirements.
e Asked that staff help the Commission by developing some of these ideas into draft
conditions.

Commissioner Bonhagen:

e Stated that the Commission needs to be careful not to place too many restrictions
at the Commission meeting level.

e Said that as a realtor shared driveways are a big concern and issue.

e Agreed that use of pervious pavers in lieu of concrete for the driveway(s) is a great
idea.

e Said that in his opinion this one flag lot does not change anything in this
neighborhood. If every property had the potential for a flag lot that would be
different. That's not the case here. Only three lots can possibly have a flag lot and
two owners are currently against it for their properties.

e Agreed that this is a great neighborhood. While he would not want flag lots
throughout this neighborhood, this one at the end of El Caminito next to a mixed-
used development he can support.

Director Paul Kermoyan said that staff could canvass the street and determine the
patterns of the existing front setbacks.

Commissioner Rich:

e Said that he was leaving the issue of setback recommendations to staff.

¢ Added that the spacing of driveways should be considered further.

e Listed a few outstanding issues including whether the second (flag) lot should be
allowed a two-story structure or require to be developed with just a single-story
home.

Commissioner Finch:

¢ Pointed out that a fence will separate the front and back lots here.

¢ Added that there will be plenty of landscaping.

e Said that the driveway as depicted is less than18 feet wide.

e Agreed that the existing cedar trees are spectacular and it is important to make
sure that they are preserved.

e Suggested that if a two-story home is allowed on the front lot one should also be
allowed on the flag lot. If the front lot is limited to a single-story home than so
should the flag lot be so limited.

e Pointed out that you cannot always see the back (flag lot) house from the street.

e Opined that this split with new homes on each lot will increase nearby property
values.

e Said that he dislikes the density discussion in this case.

e Stated that the lots on Cherry are well under an average of 9,000 square feet.

Commissioner Kendall proposed a motion that includes continuance to a date
uncertain, ask staff to research and make recommendations on the opportunities to
optimize front setbacks and to minimize second story impacts as well as the
maintenance of the two large cedar trees.
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City Attorney William Seligmann said that if the continuance is to a date uncertain this
item would need to be re-noticed. However, if continued to a specific meeting date, no
re-noticing would be necessary.

Director Paul Kermoyan pointed out that the next agenda on June 14th already has
seven items on it.

Commissioner Kendall asked about the June 28" meeting instead.
Director Paul Kermoyan said that June 28" should work.

Motion: Upon motion of Commissioner Kendall, seconded by
Commissioner Finch, the Planning Commission CONTINUED TO
ITS MEETING ON JUNE 28, 2016, the consideration of a Tentative
Parcel Map (PLN2016-46) to allow a two-lot single-family
residential subdivision on property located at 44 ElI Caminito
Avenue, to allow staff to do additional research and draft
conditions to help deal with concerns raised by the neighbors
and Commission, by the following roll call vote:

AYES: Bonhagen, Dodd, Finch, Kendall, Rich and Young
NOES: Reynolds

ABSENT: None

ABSTAIN: None

*kk

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

3. PLN2016-115 Public Hearing to consider the City-Initiated Revocation
(PLN2016-115) of a previously modified Site Approval (S 69-
07) on property located at 665 E. McGlincy Lane due to a
lack of compliance with conditions of approval. Staff is
recommending that the project be deemed exempt
under CEQA. Planning Commission action final unless
appealed in writing to the City Clerk within 10 calendar days.
Project Planner: Stephen Rose, Associate Planner

Mr. Stephen Rose, Associate Planner, presented the staff report.
Chair Dodd asked if there were questions of staff.

Commissioner Rich asked if the inspections of this site were scheduled or non-
scheduled.

Planner Stephen Rose replied that they were unscheduled and involved driving past
the site.
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Commissioner Rich asked if there was associated parking occurring on McGlincy.
Planner Stephen Rose replied that it was actually on Foreman.

Commissioner Bonhagen said that he thought that Option 3 was the least that should
be taken.

Planner Stephen Rose advised that the staff recommendation is the revocation. Of
the alternatives, staff would prefer Option 1 or 2 as Option 3 would place an on-going
burden on Code Enforcement staff.

Chair Dodd opened the Public Hearing for Agenda Item No. 3.

Steven Barber, Attorney for Pete Bovenberg (owner of MBO):

e Said that they ask that the Planning Commission to choose either the first or
second alternative rather than revocation. Revocation is a drastic measure to take.

e Pointed out that MBO cannot control the actions of third parties when it comes to
street parking.

Pete Bovenberg, Business Owner, MBO:

e Advised that he is 35-year resident of Campbell and has owned commercial
property in the city for 30 years.

e Said that while staff indicates the intent to protect the public, they are dealing with
complaints from just one reporting party.

e Added that per the City’s Code Officer there have been no complaints and per the
Campbell Police Department there have been none.

e Opined that it is not in the best interest of the City to revoke MBQO’s permit. This
has been a good and solid business in this location over the last 30 years.

e Reported that the reporting party goes directly to the City Manager to complain.
The City Manager had 2-hour parking signs installed without due process and
Campbell PD sends someone by every two hours to ticket.

Commissioner Reynolds:

e Said that that this Commission looks at the success of this business but asked Mr.
Bovenberg whether his business may have outgrown its location.

e Asked what Mr. Bovenberg has done to consider expanding or relocating.

Pete Bovenberg:

Reported that his business has actually been reduced in half.

Added that he has gone from a previous employee count of 13 down to 7.
Declared that his business has no parking situation.

Reminded that there is a gym nearby that makes demands on street parking.

Commissioner Rich:
e Asked Mr. Bovenberg what his understanding is of the parking regulations.

Pete Bovenberg:
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e Explained that until a customer authorizes them to do work, they have no control
where they park their vehicle, including on the street.

e Stated that for the past year they have been perfect and there have been no
complaints.

e Added that just recently new complaints have led to this second revocation
hearing.

Planner Stephen Rose:

e Reported that there have been two incidences of violations plus four others as
documented by staff.

e Advised that at the time of the original revocation hearing conducted in 2015, there
were four different reporting parties at that time.

Director Paul Kermoyan:

e Reported that numerous emails have been received.

e Added that three complaints brings this back to the Planning Commission. That's
why we are here.

e Added that lots of things have been accomplished by Mr. Bovenberg but there
remain some operational use issues. He needs to control his use to it doesn’t flow
over onto the street. There are some “hiccups”. That's why we’re here.

Commissioner Rich asked if there are more than three confirmed complaints.
Director Paul Kermoyan replied yes, there are at least four.

Commissioner Bonhagen reminded that Mr. Bovenberg is claiming that there is just
one reporting party.

Director Paul Kermoyan said that any complaint has to be verified by the City and staff
goes out to observe.

Nathan Lambert, Business Owner on McGlincy:

¢ Identified himself as one citizen who has been in this area for the last 45 ¥z years
and a neighbor to MBO for the last 24 years.

e Advised that he is in favor of the staff's recommendation.

e Stated that past history indicates that MBO will be a problem again. They tend to
clean up for a while and then fall back to their problematic behavior.

e Pointed out those items beyond the border of the MBO property are what concerns
him.

e Stated that the City’s Code Enforcement seems to struggle to enforce these MBO
issues unless the City Manager gets involved. The problems persist.

e Suggested that Code Enforcement may simply be under-staffed.

Chair Dodd closed the Public Hearing for Agenda Item No. 3.

Commissioner Reynolds:
e Stated that 27 years’ worth of violations is long enough.
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e Added that while he is pro-business and supports businesses in Campbell, he also
draws the line at a business that cannot be a good neighbor.

e Stressed that it is not too much to ask a business to be a good neighbor. That is a
reasonable request.

e Said that it appears that MBO doesn't feel that regulations apply to them.

e Advised that he would support the revocation of this Use Permit.

Commissioner Kendall stated her agreement with most of what Commissioner
Reynolds has said. There is a long-established pattern of violations so she will
support the revocation.

Commissioner Bonhagen:

e Agreed with Commissioners Reynolds and Kendall.

e Said that he hates having to take a drastic measure such as this. He is sorry to
see this use back before the Commission once again.

e Stated that this use is not being a good neighbor and the Commission must
become the “enforcer” here.

Commissioner Young said that in looking at the findings, MBO cannot comply with
them. The findings are detailed and accurate.

Commissioner Finch:

e Agreed with the other members of the Commission.

e Said that she hates to pull a Use Permit and thus force someone to shut down
operations and/or go out of business.

e Stated her agreement with Commissioner Young’'s assessment and review of the
findings.

Chair Dodd said that she appreciates the alternatives offered by staff for consideration
by the Commission and called for a motion.

Motion: Upon motion of Commissioner Young, seconded by
Commissioner Reynolds, the Planning Commission adopted
Resolution No. 4296 approving the City-Initiated Revocation of
a previously modified Site Approval (S 69-07) on property
located at 665 E. McGlincy Lane, subject to the conditions of
approval, by the following roll call vote:

AYES: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich
and Young

NOES: None

ABSENT: None

ABSTAIN: None

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

*k%k
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Chair Dodd read Agenda Item No. 4 into the record as follows:

4. CIP2017-2021 Public Hearing to consider the City of Campbell’'s 2017-2021
Capital Improvement Plan for citywide projects for
consistency with the City’'s General Plan. Staff is
recommending that the project be deemed exempt
under CEQA. Tentative City Council Meeting Date: June 7,
2016. Project Planner: Cindy McCormick, Senior Planner

Ms. Cindy McCormick, Senior Planner, presented the staff report.
Chair Dodd asked if there were questions of staff.

Commissioner Finch asked why salary is included as an expense for one of the CIP
projects. Staff is existing and already budgeted.

Director Paul Kermoyan said that he couldn’t say for sure but it is his understanding
that some of the City’s staff expenses can be recouped from applicable CIP project-
specific grant funds.

Commissioner Rich asked what scope the Commission’s review includes.

Director Paul Kermoyan said that the Planning Commission makes the determination
of conformance of the CIP projects with the City’s General Plan.

Chair Dodd opened the Public Hearing for Agenda Item No. 4.
Chair Dodd closed the Public Hearing for Agenda Item No. 4.

Motion: Upon motion of Commissioner Bonhagen, seconded by
Commissioner Finch, the Planning Commission took minute
action to find the City’s proposed Capital Improvement Plan
2017-2021 consistent with the City’s General Plan and to
forward a recommendation that the City Council adopt said
Capital Improvement Plan 2016-2020 and also found the CIP to
be Exempt from CEQA as it does not represent a specific
project, by the following roll call vote:

AYES: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich
and Young
NOES: None

ABSENT: None
ABSTAIN: None

Chair Dodd advised that this item would be considered by the City Council at its
meeting of June 7, 2016, for final action.

*k%
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REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR

Director Paul Kermoyan added the following information to his written report:

e Advised the Commissioner that the next Planning Commission agenda will
consist of seven public hearing items. Additionally, there will be two to three
items on the Site and Architectural Review Commission agenda. This will be a
“marathon” meeting. One item is proposed amendments to the Density Bonus
Ordinance to bring it current with State law.

ADJOURNMENT

The Planning Commission meeting adjourned at 10:15 p.m. to the next Regular
Planning Commission Meeting of June 14, 2016.

SUBMITTED BY:

Corinne Shinn, Recording Secretary

APPROVED BY:

Cynthia Dodd, Chair

ATTEST:

Paul Kermoyan, Secretary



RESOLUTION NO. 4295

BEING A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF CAMPBELL APPROVING A SITE AND
ARCHITECTURAL REVIEW PERMIT (PLN2016-88) TO ALLOW
A 77 SQUARE FOOT ADDITION TO AN EXISTING SINGLE
FAMILY RESIDENCE ON PROERTY LOCATED AT 879
SWEETBRIAR DRIVE.

After notification and public hearing, as specified by law and after presentation by the
Community Development Director, proponents and opponents, the hearing was closed.

The Planning Commission finds as follows with regard to file number PLN2016-88:

1.

The project site is zoned R-1-8 (Single Family Residential) on the City of Campbell
Zoning Map.

. The project site is designated Low Density Residential (4.5 units/gr. acre) on the City of

Campbell General Plan Land Use diagram.

The proposed project will be compatible with the R-1-8 (Single Family Residential)
Zone District with approval of a Site and Architectural Review Permit.

The project site is located along Sweetbriar Drive.

The application is subject to design review under the City of Campbell Design
Guidelines for Additions to Single Family Homes.

The project is compatible with the architecture of the existing home and the adjacent
neighborhood in that the project utilizes simple architectural design that matches
existing materials and colors of existing residence, with a design not out of
conformance with the surrounding community.

No substantial evidence has been presented which shows that the project, as currently
presented and subject to the required Conditions of Approval, will have a significant
adverse impact on the environment.

Based upon the foregoing findings of fact and pursuant to CMC Section 21.42.020, the
Planning Commission further finds and concludes that:

1.

2.

The project will be consistent with the General Plan;
The project will aid in the harmonious development of the immediate area; and
The project is consistent with applicable adopted design guidelines.

Staff recommends that the Planning Commission find that this project is Categorically
Exempt under Section 15303, Class 3 of the California Environmental Quality Act
(CEQA), pertaining to the construction of single-family dwellings.
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THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and
Architectural Review Permit (PLN2016-88) to allow a 77 square foot addition to an existing
single-family residence on property located at 879 Sweetbriar Drive, subject to the
attached Conditions of Approval (attached Exhibit A).

PASSED AND ADOPTED this 24" day of May, 2016, by the following roll call vote:

AYES: Commissioners: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich and
Young

NOES: Commissioners: None

ABSENT: Commissioners None

ABSTAIN: Commissioners: None
APPROVED:

Cynthia Dodd, Chair

ATTEST:

Paul Kermoyan, Secretary
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CONDITIONS OF APPROVAL
Site and Architectural Review Permit (PLN2016-88)

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

COMMUNITY DEVELOPMENT DEPARTMENT
Planning Division

1.

Approved Project: Approval is granted for a Site and Architectural Review Permit
(PLN2016-88) to allow a 77 square-foot addition to an existing single-family residence
located at 879 Sweetbriar Dr. The project shall substantially conform to the revised
project plans stamped as received by the Planning Division on April 8, 2016, except as
may be modified by the Conditions of Approval herein.

Permit Expiration: The Site and Architectural Review Permit approval shall be valid for
one year from the date of final approval (expiring May 24, 2017). Within this one-year
period, an application for a building permit must be submitted. Failure to meet this
deadline will result in the Site and Architectural Review Permit being rendered void.

. Planning Final Required: Planning Division clearance is required prior to Building

Permit final. Construction not in substantial compliance with the approved project plans
shall not be approved without prior authorization of the necessary approving body.

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

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

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

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

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

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

sensitive receptors such as existing residences and businesses.

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

Building Division

6.

Permits Required: A building permit application shall be required for the proposed
addition to and remodeling of the existing structure. The building permit shall include
Electrical/Plumbing/Mechanical fees when such work is part of the permit.

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

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

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

10.Site Plan: Application for building permit shall include a competent site plan that

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

11.Title 24 Energy Compliance: California Title 24 Energy Compliance forms shall be

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

12. Special Inspections: When a special inspection is required by C.B.C. Chapter 17, the

architect or engineer of record shall prepare an inspection program that shall be
submitted to the Building Official for approval prior to issuance of the building permits,
in accordance with C.B.C Appendix Chapter 1, Section 106. Please obtain City of
Campbell, Special Inspection forms from the Building Inspection Division Counter.
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13.Non-point_Pollution_Control Program: The City of Campbell, standard Santa Clara
Valley Non-point Source Pollution Control Program specification sheet shall be part of
plan submittal. The specification sheet (size 24” X 36”) is available at the Building
Division service counter.

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

West Valley Sanitation District (378-2407)

Santa Clara County Fire Department (378-4010)

San Jose Water Company (279-7900)

Bay Area Air Quality Management District (Demolitions Only)

apop

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

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

17.CA Green Building Code: This project is subject to the mandatory requirements for
new residential structures (Chapter 4) under the California Green Building Code, 2013
edition.

18.Build it Green: Applicant shall complete and submit a “Build it Green” inventory of the
proposed new single family project prior to the issuance of a building permit.

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

Public Works

20. Storm Drain Area Fee: Prior to issuance of any grading or building permits for the site,
the applicant shall pay the required Storm Drain Area fee, currently set at $2,120.00
per net acre, which is $487.00

21.Encroachment Permit/Fees/Deposits: The applicant shall obtain an encroachment
permit (including fees, surety and insurance) for construction of the following standard
public street improvements:

a. Modification of existing second driveway approach to convert it to a pathway.



RESOLUTION NO. 4296

BEING A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF CAMPBELL APPROVING THE CITY-
INITIATED REVOCATION (PLN2016-115) OF A
PREVIOUSLY MODIFIED SITE APPROVAL (S69-07) ON
PROPERTY LOCATED AT 661-665 E. McGLINCY LANE DUE
TO A LACK OF COMPLIANCE WITH THE CONDITIONS OF
APPROVAL.

After notification and public hearing, as specified by law and after presentation by the
Community Development Director, proponents and opponents, the hearing was closed.

The Planning Commission finds as follows with regard to Revocation (PLN2016-115):

1. A Revocation may be found Categorically Exempt under Section 15321(a) of the
California Environmental Quality Act (CEQA) pertaining to enforcement actions by
regulatory agencies to enforce or revoke an entitlement for a use issued, adopted or
prescribed by the regulatory agency.

2. The project site is zoned M-1 (Light Industrial).
3. The General Plan designation of the property is Light Industrial.

4. The project site is located at the northwest corner of E. McGlincy Lane and Foreman
Drive.

5. The property assessor parcel number is 412-30-029, and includes a range of
addresses which includes 661 through 665 E. McGlincy Lane.

6. On February 17, 1969, the City of Campbell Planning Commission approved Site
Application (S69-7) which authorized the construction of an industrial building and
associated site improvements (e.g. landscaping, trash enclosure, parking lot).

7. On May 25, 1985, a business license was issued for an auto body shop performing
vehicle and collision repair service (d.b.a. Modern Bench) at the subject property. At
the time the business was established, a Conditional Use Permit was not required.

8. On August 1, 2006, the City Council adopted Ordinance 2070 approving a City
Initiated Text Amendment which established a two-year amortization period for legal
non-conforming motor vehicle repair facilities to comply with the requirements
outlined under CMC 21.36.146 (Motor vehicle repair facilities).

9. On May 12, 2015, the Planning approved a Modification to the previously-approved
Site Approval (S69-7) establishing new Conditions of Approval on the subject

property.

10. The Modified Site Approval (S69-7) was established by Planning Commission (P.C.)
Resolution 4208.
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

Since May 12, 2015, the business has continued to park vehicles in the public right of
way in violation of Condition of Approval #5.q of P.C. Resolution 4208, as
documented by photographs provided by the Campbell Police Department, and
observations by Planning and Code Enforcement Department staff.

The Modified Site Approval (S69-7) was granted on the basis (finding) that the use
and improvements would be consistent with the requirements of CMC 21.36.146, and
would comply with all other applicable provisions of the Campbell Municipal Code.

As the business parked damaged vehicles in the public right of way, which is
prohibited under CMC 21.35.146 and the conditions of approval, a finding that the
business will comply with these requirements can no longer be made in in the
affirmative.

The Modified Site Approval (S69-7) was granted on the basis (finding) that the project
would enhance the city’s character and should not have an adverse aesthetic impact
upon existing adjoining properties, or the city in general.

The business has continued to store damaged vehicles in the public right of way
which has diminished the city’s character and has had an adverse aesthetic impact
on the city in general.

The Modified Site Approval (S69-7) was granted on the basis (finding) that the
arrangement of off-street parking facilities should prevent traffic congestion and
adequately meet the demands of the users.

Modern Bench has continued to rely on the use of the public right of way to park/store
damaged vehicles and have deliveries made by tow trucks, it can be reasonably
concluded that the off-street parking facilities inadequately meets the demands of the
users.

The Modified Site Approval (S69-7) was granted on the basis (finding) that the
arrangement of off-street parking facilities should prevent traffic congestion and
adequately meet the demands of the users.

The Modified Site Approval (S69-7) was granted on the basis (finding) that the
establishment will not significantly increase the demand on city services.

A significant increase in the demand for Police, Code Enforcement, and Planning
services have been required to monitor and abate violations of the use.

Based on the foregoing findings of fact, the Planning Commission further finds and
concludes that:
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1. The Planning Commission cannot affirmatively find that the operation of the facility is
consistent with the approved modification to the previously approved Site Approval
(S69-7), and/or the Campbell Municipal Code;

2. Circumstances under which the permit was granted have been changed by the
applicant to a degree that one or more of the findings contained in the original permit
can no longer be made in a positive manner, and the public convenience, health,
interest, safety, or welfare require the revocation;

3. The permit was issued, in whole or in part, on the basis of a misrepresentation or
omission of a material statement in the application, or in the applicant's testimony
presented during the public hearing, for the permit;

4. One or more of the conditions of the permit have not been substantially fulfilled or
have been violated; and

5. The Revocation is Categorically Exempt under Section 15321(a) of the California
Environmental Quality Act (CEQA) pertaining to enforcement actions by regulatory
agencies to enforce or revoke an entitlement for a use issued, adopted or prescribed
by the regulatory agency.

THEREFORE, BE IT RESOLVED that the Planning Commission approves the City-
Initiated Revocation (PLN2016-115) of a previously modified Site Approval (S69-07) on
property located at 661-665 E. McGlincy Lane due to a lack of compliance with the
conditions of approval.

PASSED AND ADOPTED this 24" day of May, 2016, by the following roll call vote:

AYES: Commissioners: Bonhagen, Dodd, Finch, Kendall, Reynolds, Rich and
Young

NOES: Commissioners: None

ABSENT: Commissioners None

ABSTAIN: Commissioners: None
APPROVED:

Cynthia Dodd, Chair

ATTEST:

Paul Kermoyan, Secretary



ITEMNO. 1

CITY OF CAMPBELL * PLANNING COMMISSION
Staff Report - June 14, 2016

PLN2016-91 Public Hearing to consider the application of Paul Fick for a Site and

Fick, Paul Architectural Review Permit (PLN2016-91) to allow an approximately 1,000
square-foot single-story rear addition single-story rear addition to an existing
single-family residence on property owned by Shane Pinder located at 363
Curtner Avenue in the R-1-8 (Single-Family) Residential Zoning District.

STAFF RECOMMENDATION
That the Planning Commission take the following action:

1. Adopt a Resolution, incorporating the attached findings, approving a Site and Architectural
Review Permit to allow an addition to an existing single family residence, subject to the
attached Conditions of Approval.

ENVIRONMENTAL DETERMINATION

Staff recommends that the Planning Commission find that this project is Categorically Exempt
under Section 15301, Class 1 of the California Environmental Quality Act (CEQA), pertaining
to additions to existing structures.

PROJECT DATA

Zoning Designation: R-1-8 (Single-Family Residential)
General Plan Designation: Low-Density Residential (less than 4.5 units/gr. acre)
Net Lot Area: 8,750 sq. ft.
Building Height: 18.5 feet 35 feet Maximum Allowed
Building Square Footage:

Existing Living Area: 1,016 square-feet

Existing Garage: 418 square feet

Proposed Living Area: 1,018 square-feet

2,452 square-feet

Floor Area Ratio (FAR): .28 45 Maximum Allowed
Building (Lot) Coverage: 28% 40% Maximum Allowed
Setbacks Proposed Required

Front (south): 30 feet 20 feet

Side (west): 9 feet 5 feet or half the wall height

Side (east): 8 feet 5 feet or half the wall height

Rear (north): 50 feet 5 feet or half the wall height

Garage (south): 40 feet 25 feet
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DISCUSSION

Project Location: The project site is located within the Cambrian 36 annexed area, commonly
known as "Campbell Village,” along Curtner Avenue, east of Dallas Drive (reference
Attachment 3 — Location Map).

Project Description: The applicant is seeking approval of a Site and Architectural Review Permit
to allow a one-story 1,018 square-foot addition to the rear of an existing one-story, 1,434 square-
foot single-family residence (reference Attachment 4 — Project Plans).

ANALYSIS

Zoning District: The project site was pre-zoned prior to annexation to the R-1-8 (Single-Family
Residential) Zoning District. This zoning district maintains the same development standards
(height, setbacks, FAR, etc.) of the more common R-1-6 Zoning District, with the exception of
the minimum lot size required (8,000 square-feet). However, due to larger lots sizes—and the
potential for larger homes with greater neighborhood impacts—new homes and additions to
existing homes require approval of Site and Architectural Review Permit by the Planning
Commission. As indicated under 'Project Data’, the proposed addition conforms to applicable
development standards.

General Plan: The General Plan land use designation for the project site is Low Density
Residential (less than 4.5 units per gross acre). The proposed residence would be consistent with
the following General Plan Land Use Strategy:

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

Design: Review of the Site and Architectural Review Permit application is governed by the
Design Guidelines for Additions to Single-Family Homes. This document provides design
guidance in terms of architectural compatibility, scale and mass, surface articulation, building
orientation, and privacy. The guidelines are not meant to prescribe any particular style, but rather
provide an overall framework for ensuring that additions to homes are compatible with both the
existing structure and surrounding neighborhood.

The proposed 1,018 square-foot addition would match the existing residence's materials and
colors, incorporating composition roofing and stucco walls. However, it would rise up to slightly
over 18 feet, which would be approximately six-feet taller than the existing residence. The
addition would be characterized by a pronounced front and rear gable that stands in contrast to
the existing hipped roof residence. Additionally, due to the increased height, the massing along
the sides is more pronounced than the existing residence. At its May 24th meeting, the Site and
Architectural Review Committee (SARC) made note of the side massing and urged the designer
to modify the design. In response, the applicant prepared a revision that includes dormers along
the side to "break-up" the massing (reference Attachment 5). Although the dormers may be seen
as interrupting the roof plane, they add to the massing of the addition, particularly as viewed
from the street (front elevation). As such, staff supports approval of the project as originally
presented. Otherwise, the Planning Commission may consider continuing the public hearing to
allow the applicant additional time to refine the design.
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Site Layout: The proposed addition would be placed at the rear of the residence, which would
largely maintain the property's existing layout. It would connect to the existing kitchen and
hallway, allowing for a new family room and two additional bedrooms.

Landscaping/Hardscaping: The property's front yard is minimally landscaped with only gravel
along the right-side edge adjacent to the driveway. Whenever a building is expanded, the City
may require conformance to the City's landscaping requirements (CMC 21.26.030). Therefore, as
a condition of approval, the front yard will be required to be re-landscaped in compliance with
the current water conservation standards. Additionally, the existing asphalt driveway will also be
required to be replaced with a standard concrete driveway.

Site and Architectural Review Committee: The Site and Architectural Review Committee
(SARC) reviewed this application at its meeting of May 24, 2016. As noted above, the
Committee urged the applicant to the "break-up"” the massing along the side of the house. This
design alternative is included as Attachment 5.

Attachments:
1. Findings for Approval of File No.: PLN2016-91
. Conditions of Approval of File No.: PLN2016-91

Location Map

2
3.
4. Project Plans
5. Alternate Plans

Daniel Fama, ,?ssociate Planner
(7 |
Approved by: &//0‘/6 (,/L-\//

Paul Kermoyan, Community Development Director

Prepared by:




Attachment 1

FINDINGS FOR APPROVAL OF FILE NO. PLN2016-91

SITE ADDRESS: 363 Curtner Ave.
APPLICANT: Paul Fick
OWNER: Shane Pinder
P.C. MEETING: June 14, 2016

Findings for Approval of a Site and Architectural Review Permit to allow an addition to an

existing single family residence:

The Planning Commission finds as follows with regard to file number PLN2016-91.:

1.

The project site is zoned R-1-8 (Single Family Residential) on the City of Campbell Zoning
Map.

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

The proposed project will be compatible with the R-1-8 (Single Family Residential) Zone
District with approval of a Site and Architectural Review Permit.

The project site is located along Curtner Avenue.

5. The application is subject to design review under the City of Campbell Design Guidelines for

Additions to Single Family Homes.

The project is compatible with the architecture of the existing home and the adjacent
neighborhood in that the project utilizes simple architectural design that matches existing
materials and colors of existing residence, with a design not out of conformance with the
surrounding community.

No substantial evidence has been presented which shows that the project, as currently
presented and subject to the required Conditions of Approval, will have a significant adverse
impact on the environment.

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

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

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

3.

4. Staff recommends that the Planning Commission find that this project is Categorically Exempt

The project is consistent with applicable adopted design guidelines.

under Section 15303, Class 3 of the California Environmental Quality Act (CEQA), pertaining
to the construction of single-family dwellings.



Attachment 2

CONDITIONS OF APPROVAL FOR FILE NO. PLN2016-91

SITE ADDRESS: 363 Curtner Ave.
APPLICANT: Paul Fick
OWNER: Shane Pinder
P.C. MEETING: June 14, 2016

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

COMMUNITY DEVELOPMENT DEPARTMENT
Planning Division

1. Approved Project: Approval is granted for a Site and Architectural Review Permit (PLN2016-
91) to allow an approximately 1,000 square-foot single-story rear addition to an existing
single-family residence located at 363 Curtner Avenue. The project shall substantially
conform to the revised project plans stamped as received by the Planning Division on May 2,
2016, except as may be modified by the Conditions of Approval herein.

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid for one
year from the date of final approval (expiring June 24, 2017). Within this one-year period, an
application for a building permit must be submitted. Failure to meet this deadline will result in
the Site and Architectural Review Permit being rendered void.

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

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

5. Driveway: The construction drawings submitted for a building permit shall indicate that the
existing concrete asphalt will be reconstructed with a new concrete driveway.
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6. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Section 21.18.060
of the Campbell Municipal Code and shall be submitted for review and approval by the
Community Development Department.

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

front yard landscaping plan, including irrigation details and associated calculations, prepared
in compliance with Campbell Municipal Code Chapter 21.26 (Landscaping Requirements) and
with Chapter 2.7, Division 2, of Title 23 of the California Code of Regulations (Model Water
Efficient Landscape Ordinance).

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

construction:

a.

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

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

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

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

such as existing residences and businesses.

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

Building Division

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

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

10. Plan Preparation: This project requires plans prepared under the direction and oversight of a

California licensed Engineer or Architect. Plans submitted for building permits shall be “wet
stamped” and signed by the qualifying professional person.

11. Construction Plans: The Conditions of Approval shall be stated in full on the cover sheet of

construction plans submitted for building permit.

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

14.

15.

16.

17.

18.

19.

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

Title 24 Energy Compliance: California Title 24 Energy Compliance forms shall be blue-lined
on the construction plans. 8% X 11 calculations shall be submitted as well.

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

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

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

a. West Valley Sanitation District (378-2407)

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

C. Bay Area Air Quality Management District (Demolitions Only)

d. School District:
) Campbell Union School District (378-3405)
i) Campbell Union High School District (371-0960)
iii) Moreland School District (379-1370)
iv) Cambrian School District (377-2103)
Note: To determine your school district, contact the offices identified above or visit:
http://www.sccoe.k12.ca.us/resourcesfamilies/districtlocator.  Obtain  the  School
District payment form from the City Building Division, after the Division has approved
the building permit application.

P.G.&E: Applicant is advised to contact Pacific Gas and Electric Company as early as possible

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

Intent to Occupy During Construction: Owners shall declare their intent to occupy the
dwelling during construction. The Building Inspection Division may require the premises to be
vacated during portions of construction because of substandard and unsafe living conditions
created by construction.
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20. Build it Green: Applicant shall complete and submit a “Build it Green” inventory of the
proposed new single family project prior to the issuance of a building permit.

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

22. CA Green Building Code: This project is subject to the mandatory requirements for new residential
structures (Chapter 4) under the California Green Building Code, 2013 edition.

PUBLIC WORKS DEPARTMENT

The scope of this project triggers the requirement for Frontage Improvements as required by
Campbell Municipal Code 11.24.040. This neighborhood is an older County pocket constructed
with rolled curb and without sidewalk that was recently annexed into the City of Campbell as part
of Cambrian No. 36. The City is actively working with the Campbell Village Neighborhood
Association at this time to develop a master plan for street improvements. As this effort is in the
early stages of the process, it is not appropriate at this time to require the property owner to
reconstruct their frontage. However, the applicant is required to enter into a Deferred Street
Improvement Agreement to participate in frontage improvements at a later date. Said agreement
will need to be executed by the applicant prior to issuance of the Building permit.

23. Grant Deed: Prior to issuance of any grading, drainage, or building permits for the site, the
applicant shall provide a copy of the Grant Deed for the property which will be used to prepare
the Deferred Street Improvement Agreement and the Private Improvements Agreement
detailed below.

24. Storm Drain Area Fee: Prior to issuance of any grading or building permits for the site, the
applicant shall pay the required Storm Drain Area fee, currently set at $2,120.00 per net acre,
which is $424.

25. Deferred Street Improvement Agreement: Prior to issuance of building permits for the site, the
owner shall execute a deferred street improvement agreement for construction of standard
street improvements. Unless otherwise approved by the City Engineer these improvements
shall include, but are not limited to, installation of curb, gutter, sidewalk, ADA compliant
driveways, street trees, streetlights, and necessary conforms to existing improvements.

26. Water Meter: The project has an existing water meter installed in the public right-of-way. If
the water service is required to be upsized as part of the project (i.e. due to fire sprinklers),
then the new water meter shall be installed on private property behind the public right-of-way
line. If the existing water service is not required to be upgraded, then the Property Owner can
avoid the cost of relocating the water meter by executing a Private Improvements Agreement
as listed in the following condition.

27. Private Improvements Agreement: Prior to issuance of any grading or building permits for the
project, the owner shall execute an “Agreement for Private Improvements in the Public Right
of Way”. This agreement would be required to allow the existing water meter located in the
public right of way along the frontage of this property to remain.
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28.

29.

30.

31.

32.

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

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

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

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

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

Resources to achieve these objectives include Stormwater Best Management Practices
Handbook for New Development and Redevelopment (“CA BMP Handbook™) by the
California Stormwater Quality Association (CASQA), 2003; Start at the Source: A Design
Guidance Manual for Stormwater Quality Protection (“Start at the Source”) by the Bay Area
Stormwater Management Agencies Association (BASMAA), 1999; and Using Site Design
Techniques to Meet Development Standards for Stormwater Quality: A Companion Document
to Start at the Source (“Using Site Design Techniques”) by BASMAA, 2003.
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ITEM NO. 2

CiTY OF CAMPBELL * PLANNING COMMISSION
Staff Report * June 14, 2016

PLN2015-338 Public Hearing to consider the application of Zack Puckett for an

Puckett, Z. Administrative Planned Development Permit (PLN2015-338) with a request
for an exception to a parking setback contained within the Winchester
Boulevard Master Plan, to allow for the redevelopment of an existing
building and site (formerly Michi Sushi) on property located at 2220 S.
Winchester Boulevard, within a Planned Development (PD) zoning district.

STAFF RECOMMENDATION
That the Planning Commission take the following action:

1. Adopt a Resolution, incorporating the attached findings, recommending that the City
Council approve an Administrative Planned Development Permit to allow for the
redevelopment of an existing building and site, with an exception to a parking setback
contained within the Winchester Boulevard Master Plan, on property located at 2220 S.
Winchester Boulevard, subject to the attached Conditions of Approval.

ENVIRONMENTAL DETERMINATION

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

PROJECT DATA

Existing Net Lot Area: 9,924 square feet (.23 acre)

Proposed Net Lot Area: 9,524 square feet (after 400 sq. ft. dedication; 5-feet on Sunnyside)

Gross Lot Area: 18,850 square feet (.43 acre)

Zoning: P-D (Planned Development)

General Plan: Central Commercial (Winchester Boulevard Master Plan)

Building Coverage: 24.1% (2,302 sq. ft. building + 65 sq. ft. trash enclosure)

Floor Area Ratio (FAR): 23.4% (2,237 sq. ft. building)

Setbacks Proposed Requirement

Height: 15 Feet, 7 Inches 45 Feet (Max.)

Slope Line on Rear: 2.8:1 Setback to Height 2:1 Setback to Height Ratio (Max.)

Street Side Setback: 8.5 Feet & 34 Feet’ 5 Feet Setback from Street (Min.)
12 Feet No Interior Side Setbacks

Parking Setback: 2 Feet from Rear 8 Feet from Rear (Min.)

! The existing building is 8.5 feet from S. Winchester Blvd. and 34 feet from Sunnyside Avenue.
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PLN2015-338 ~ 2220 S. Winchester Blvd.

Parking: Parking Required Parking Provided
Retail Standard: 117 (1 per 200 sq. ft.) 12
Office Standard: 103 (1 per 225 sq. ft.) 12

Project Site: The project site is a single parcel, comprising approximately 9,924 square-feet,
located at the northeast corner of South Winchester Boulevard and Sunnyside Avenue, abutting
small-lot single-family residences to the east and a commercial property to the north (reference
Attachment 3 —Location Map). The project site is located within the Planned Development (P-
D) Zoning District and has a General Plan land use designation of Central Commercial, and is
located within the boundaries of the Winchester Boulevard Master Plan.

DISCUSSION

In review of this application, the Planning Commission must consider the findings contained in
CMC 21.12.030.6 (Approval Criteria) which generally requires the development to clearly result
in a more desirable environment and use of land, and not be detrimental to the health, safety, or
welfare of the neighborhood or the city as a whole. As such, a summary of the applicant’s
proposal, applicable code requirements, and recommendations from the Site and Architectural
Review Committee have been included for review and consideration.

Applicant’s Proposal: The applicant is requesting an Administrative Planned Development
Permit (PLN2015-338) to reconfigure the existing parking lot, remove unpermitted additions and
inactive air ductwork including vents and electrical panels on the building walls, remove
windows on the south side of the building, and build a new trash enclosure®. While these
improvements are in anticipation of a future retail or office use, a subsequent Administrative
Planned Development Permit will be required once a tenant has been formally identified.

Administrative Procedure: In the Planned Development (P-D) Zoning District, an Administrative
Planned Development Permit is required for minor building and site improvements. Typically,
“Administrative” permits are reviewed and approved by the Community Development Director,
but may be forwarded to the Planning Commission and City Council when project specific
circumstances warrant such consideration. As the applicant’s proposal will substantially alter the
on-site parking and circulation® (resulting in vehicles exiting directly onto Winchester Blvd.),
and requires clarification on an 8-foot rear setback requirement for parking spaces outlined in the
Winchester Boulevard Master Plan (WBMP), the Community Development Director determined
that the proposed improvements were substantial and opted to forward the application to the
Planning Commission for a recommendation, and with the decision being referred to the City
Council. While modifications to an entitlement approved by the City Council would typically
require review and approval by decision making body (i.e. the City Council), staff has included a
condition of approval which would allow changes to the property to default back to the otherwise
appropriate decision making body (e.g. Community Development Director or Planning
Commission).

2After rounding down in accordance with CMC21.28.040.F.

3After rounding up in accordance with CMC21.28.040.F.

* For a more detailed summary of the proposed site and architectural changes, please refer to the May 24, 2016 — Site and
Architectural Review Committee Memo (reference Attachment 5).

® Reference Attachment 4 - Project Plans & Attachment 5 — Existing Conditions for a visual comparison.
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Background: On January 25, 2016 a stop work notice was issued for the property which had
started demolition work without permits, rendering the site unsafe to occupy. At that time, the
site was also observed as having installed a new £7-foot redwood fence along the east property
line without first obtaining approval of a fence exception permit or development permit
application. The site has remained unoccupied and in a state of partial demolition since that time.

On April 28, 2016 a Blackwood Acacia tree (21-inch diameter) was removed from the property
without a tree removal permit, triggering a requirement to plant four (4) 24-inch box replacement
trees on the property (or pay an in lieu fee if onsite locations are unable to be identified). A fine
of $1,831.27 was also assessed for the violation, which reflected the value of the tree and a
citation for work without permits. The applicant has since identified the location of four
replacement plantings along the rear (east) property line (reference Attachment 4 — Project
Plans).

Planned Development Zoning District: The P-D Zoning District is intended to provide a degree
of flexibility that is not available in other zoning districts so as to allow for a superior
development, particularly related to the development’s design and provision of open space. To
aid in achieving this goal, the Zoning Code provides a listing of considerations that should be
taken into account in review of this project which can be found in the in the Campbell Municipal
Code and online as follows: CMC 21.12.030.H.12.

Winchester Boulevard Master Plan: Review of physical characteristics of this project is largely
governed by the Winchester Boulevard Master Plan® ("WBMP"). As envisioned by the General
Plan, the goal of the WBMP is to transform Winchester Boulevard into a vibrant mixed-use,
pedestrian-oriented district that can function as an extension of the Downtown. To this end, the
WBMP encourages mixed-use development that fronts the street to provide a walkable
atmosphere.

Recognizing the differences in the land use pattern along the Winchester Boulevard corridor, the
WBMP defines three distinct planning areas. The project site is located within Area 2,
"Neighborhood Commercial Boulevard”, which is subject to development standards that
consider the proximity of single-family residences, including a maximum 45-foot (3-story)
building height, a rear setback/height ratio defined by a 2:1 slope, 5-foot setbacks along
Winchester Boulevard and side streets, no interior side setbacks, and an 8-foot setback from the
rear parking lot as depicted by the following illustration:

Three Story Building 35

Existing * 70 k Mixed-Use * * Winchester
Residential Minimum Setback Building Boulevard

® The Winchester Boulevard Master Plan may be viewed online at http://www.cityofcampbell.com/DocumentCenter/View/177



https://www2.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART2ZODI_CH21.12SPPUDI_21.12.030PLDEZODI
http://www.cityofcampbell.com/DocumentCenter/View/177
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As a developed site, the applicant’s proposal should adhere to the requirements of the WBMP to
the extent feasible. In evaluation of these requirements, the site would comply with all of the
standards of the WBMP except for a questionable requirement to provide an 8-foot setback for
the rear parking stalls. The plan includes an exhibit that states that a rear setback of 8-feet to
parking or building be applied. Staff has reason to believe that an 8-foot setback is applicable for
this project and intends to seek clarification of this standard from the City Council.

Site_and Architectural Review Committee: The Site and Architectural Review Committee
(SARC) reviewed this application at its meeting of May 24, 2016. The Committee was
supportive of the project with the following recommendations (responses to these
recommendations has been provided in italics below each item):

e Trash Enclosure: The trash enclosure should be painted to match the color of the
building. The joints between CMU blocks should be smooth to simulate the appearance
of stucco.

The project architect revised Sheet 2 of the project plans to reflect that the proposed
trash enclosure shall be painted and treated to simulate the stucco building (see note on
West Elevation).

e Landscape Triangles: Explore adding small landscape triangles between parking stalls
to provide more room for tree plantings along the rear (east) property line.

The project architect revised Sheet 1 of the project plans to include four small landscape
triangles between parking stalls.

e Fencing & Walls: Recommended that a wooden fence, matching the height and
appearance of the existing fence (which is roughly seven-feet tall, including a foot of
decorative lattice), be installed along the rear (east) property line.

The project architect revised Sheet 1 of the project plans to note the removal of the
existing fence, but incorrectly noted the installation of a new six-foot tall wooden fence as
a replacement. A condition of approval has been included requiring the installation of a
fence matching the height (seven-feet tall) and appearance of the existing fence,
including the decorative lattice.

e Lighting: Lighting should be added to the rear parking lot. This lighting should be
adequately down-shielded to ensure that glare does not result in impacts on adjoining
residential uses to the rear (east).

The project architect revised Sheet 2 of the project plans to note the inclusion of down-
shielded lights, mounted to the rear of the building wall, to illuminate the parking lot.

e Signs: The Michi Sushi sign should be painted over, and the installation of a private stop
sign should be explored at the northwest corner of the property where vehicles exit onto
Winchester Boulevard.

The project architect revised Sheet 2 of the project plans to note that the Michi Sushi sign
will be painted over. Furthermore, Sheet 1 of the plans indicates the proposed location of
a new freestanding stop sign. As the position of the stop sign is somewhat awkward
(located on the left side of the driveway and several feet away from the back of walk),
staff has included a condition of approval requiring the applicant to relocate the sign to
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the back of the sidewalk interface and paint a line across the drive aisle demarcating the
point vehicles stop. As an alternative, staff has provided the option for the applicant to
stencil the letters ““STOP”” on the ground instead of installing a freestanding sign.

Attachments:

Findings for Approval

Conditions of Approval

Location Map

Project Plans

Existing Conditions

May 24, 2016 — Site and Architectural Review Committee Memo
Reconstructed Fencing & Removed Tree

NogakowdnpE

Prepared by: k: : M;Z% =
K_Sféphen Rose, Sjsociat‘etpfanner

( 7 jl'!
Approved by: - Y M| f—

Paul Kermoyan, Community Development Director



Attachment 1

FINDINGS RECOMMENDING APPROVAL OF FILE NO. PLN2015-338

SITE ADDRESS.: 2220 S. Winchester Blvd.

APPLICANT: Marvin Bamberg

OWNER: Zack Puckett, on behalf of Revere Group, LLC
P.C. MEETING: June 14, 2016

Findings for recommending that the City Council approve an Administrative Planned
Development Permit to allow for the redevelopment of an existing building and site, with an
exception to a parking setback contained within the Winchester Boulevard Master Plan, on
property located at 2220 S. Winchester Boulevard (PLN2015-338).

The Planning Commission finds as follows with regard to file number PLN2015-338:

Environmental Finding

1. The project qualifies as Categorically Exempt under Section 15301 Class 1 of the California
Environmental Quality Act (CEQA) pertaining to minor alterations to an existing private
structure, involving negligible or no expansion of use.

Evidentiary Findings

1. The project site is located on the northeast corner of Winchester Boulevard and Sunnyside
Avenue and is approximately 9,924 square feet in size.

2. After a 400 square foot dedication, the lot shall be approximately 9,524 square feet in size.
3. The project site is zoned P-D (Planned Development) on the City of Campbell Zoning Map.

4. The project site is designated Central Commercial on the City of Campbell General Plan Land
Use Map.

5. No use (e.g. retail, office) is proposed with the subject application. The property owner will be
required to apply for a separate discretionary review process (i.e. Administrative Planned
Development Permit) once a use/tenant has been identified for the structure.

6. The project site is located within the Winchester Boulevard Master Plan.

7. The project site is bordered by residential uses to the east, and commercial uses to the north
and across the street to the south (across Sunnyside) and west (across Winchester Blvd.).

8. The proposal may require the City Council to reduce the required eight-foot rear setback to
allow parking spaces to encroach in the required setbacks.

9. The proposed project will be compatible with the underlying Central Commercial General
Plan land use designation and the Winchester Boulevard Master Plan, as conditioned.
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10.

11.

12.

13.

No substantial evidence has been presented which shows that the project, as currently
presented and subject to the required Conditions of Approval, will have a significant adverse
impact on the environment.

There is a reasonable relationship and a rough proportionality between the Conditions of
Approval and the impacts of the project.

There is a reasonable relationship between the use of the fees imposed upon the project and the
type of development project.

The Planning Commission’s recommended Conditions of Approval are attached.

Based upon the foregoing findings of fact and pursuant to Campbell Municipal Code Sec.
21.12.030(H6), the Planning Commission further finds and concludes that:

1.

The proposed development or uses clearly would result in a more desirable environment and
use of land than would be possible under any other zoning district classification;

The proposed development would be compatible with the general plan and will aid in the
harmonious development of the immediate area;

The proposed development will not result in allowing more residential units that would be
allowed by other residential zoning districts which are consistent with the general plan
designation of the property;

The proposed development would not be detrimental to the health, safety or welfare of the
neighborhood or of the city as a whole; and

The project is Categorically Exempt under Section 15301 Class 1 of the California
Environmental Quality Act (CEQA) pertaining to minor alterations to an existing private
structure, involving negligible or no expansion of use.
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RECOMMENDED CONDITIONS OF APPROVAL FOR FILE NO. PLN2015-338

SITE ADDRESS.: 2220 S. Winchester Blvd.

APPLICANT: Marvin Bamberg

OWNER: Zack Puckett, on behalf of Revere Group, LLC
P.C. MEETING: June 14, 2016

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

COMMUNITY DEVELOPMENT DEPARTMENT
Planning Division

1. Approved Project: Approval is granted for an Administrative Planned Development Permit to
allow the redevelopment of an existing building and site, with an exception to a parking
setback contained within the Winchester Boulevard Master Plan, on property located at 2220
S. Winchester Boulevard. The project shall substantially conform to the revised project plans
and color/materials board stamped as received by the Planning Division on May 31, 2016
except as may be modified by the conditions of approval herein.

2. Plan Revisions: The building permit submittal construction plans shall incorporate the
following revisions:

a. Fencing: Where fencing is replaced along the rear (east) property line, it shall be replaced
with fencing matching the appearance of the existing £7-foot wood fence with lattice.
Conformance to this requirement shall be to the satisfaction of the Community
Development Director.

b. Signs: The proposed stop sign pole shall be relocated closer to the sidewalk interface with
a white line painted across the drive aisle to demarcate the appropriate point for a vehicle
to stop. In addition, or as an alternative to installation the stop sign pole, the applicant may
stencil letters on the ground reading “STOP”.

3. Permit Expiration: The Administrative Planned Development Permit (PLN2015-338) shall be
valid for two years from the date of final approval. The City Council will be the final
approving authority. Within this two-year period an application for a building permit must be
submitted. Failure to meet this deadline will result in the Administrative Planned Development
Permit being rendered void.

4. Delegation of Authority: Modifications to the site or project shall default back to the decision
making body specified in the Campbell Municipal Code and not otherwise require City
Council approval except where expressly required.
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10.

11.

12.

13.

14.

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

Final Landscaping Plan: The applicant shall submit a final landscape and irrigation plan with
the building permit construction plans in compliance with the City’s Water Efficient
Landscape Guidelines.

Grading Plan: The building permit construction plans shall include a grading and drainage plan
prepared by a qualified engineer indicating actual (not assumed) existing and proposed grades
relative to existing grade and showing management of on-site drainage, for review and
approval by the Community Development Director. The existing grade shall be modified to
the minimum extent necessary to ensure proper drainage as determined by the Community
Development Director.

Height Measurements: The height measurements on the elevation sheets shall be revised on
the building permit construction plans to be consistent with the grading and drainage plan.
Height measurements should occur at three elevations; existing grade, finished floor, and top
of structure.

Parking: All parking and driveway areas shall be maintained in compliance with the standards
in Chapter 21.28 (Parking & Loading) of the Campbell Municipal Code and the Winchester
Boulevard Master Plan except where explicitly granted an exception by the City Council.

Fines: Prior to Building Permit submittal, if not required earlier, the applicant shall pay
$1,831.27 which reflects the value of the removed tree and a citation for work without permits.

Compliance with Other Regulations: The applicant shall comply with all state, county, and
city regulations and laws that pertain to the proposed project.

On-Site Lighting: On-site lighting shall be shielded away from adjacent properties and
directed on site. The design and type of lighting fixtures and lighting intensity of any
proposed exterior building lighting shall be reviewed by the Community Development
Director prior to installation of the lighting for compliance with all applicable Conditions of
Approval, ordinances, laws and regulations. The Director will have the authority to reject,
approve or request modifications to the lighting design to achieve these goals.

Signage: No building signs have been considered as part of this Planned Development Permit.
Future signage shall be considered pursuant to applicable City development standards and
processes.

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

c. The project site shall be posted with the name and contact number of the lead contractor in
a location visible from the public street prior during all periods of construction.
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d. Construction activities shall be limited to weekdays between 8:00 a.m. and 5:00 p.m. and
Saturdays between 9:00 a.m. and 4:00 p.m. No construction shall take place on Sundays or
holidays unless an exception is granted by the Building Official.

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

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

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

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

Building Division

15.

16.

17.

18.

19.

20.

21.

22,

Permits Required: A building permit application shall be required for the proposed
renovations to the (e) commercial building.  The building permit shall include
Electrical/Plumbing/Mechanical fees when such work is part of the permit. The building shall
be made to comply with all the requirements necessary to the new buildings proposed
occupancy.

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

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

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

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

Title 24 Energy Compliance: California Title 24 Energy Standards Compliance forms shall be
blue-lined on the construction plans. Compliance with the Standards shall be demonstrated for
conditioning of the building envelope and lighting of the building.

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

Non-Point Source Pollution: The City of Campbell, standard Santa Clara Valley Non-point
Source Pollution Control Program specification sheet shall be part of plan submittal. The
specification sheet (size 24” X 36”) is available at the Building Division service counter.
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23.

24,

25.

26.

217.

28.

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

Title 24 Accessibility — Commercial: this project shall comply fully with the provisions of
Chapter 11B of the California Building Code 2013 ed.

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

a. West Valley Sanitation District
b. School District:
i) Campbell Union School District (378-3405)
i) Campbell Union High School District (371-0960)
iii) Moreland School District (874-2900)
iv) Cambrian School District (377-2103)
C. Santa Clara County Fire Department
d. Santa Clara County Department of Environmental Health

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

LEED for New Construction: Applicant shall complete and return LEED Project Checklist
prior to issuance of permit.

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

Public Works Department

29.

30.

31.

Response Letter: Upon submittal of the Parcel Map, the Street Improvement Plans and the
Grading and Drainage Plans, the applicant shall provide an itemized response letter verifying
that all the Public Works Conditions of Approval have been met or addressed.

Preliminary Title Report: Prior to issuance of any grading or building permits for the site, the
applicant shall provide a current (within the past 6 months) Preliminary Title Report.

Right-of-Way for Public Street Purposes: Prior to issuance of any grading or building permits
for the site, the applicant shall fully complete the process to cause additional right-of-way to be
granted in fee for public street purposes along the Sunnyside Avenue frontage to accommodate
a 30-ft half street, unless otherwise approved by the City Engineer. The applicant shall submit
the necessary documents for approval by the City Engineer, process the submittal with City
staff’s comments and fully complete the right-of-way process. The applicant shall cause all
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32.

33.

34.

35.

36.

37.

38.

documents to be prepared by a registered civil engineer/land surveyor, as necessary, for the
City’s review and recordation.

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

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

Storm Drain Area Fee: Prior to issuance of any grading or building permits for the site the
applicant shall pay the required Storm Drain Area fee, currently set at $2,650.00 per net acre,
which is $610.00.

Storm Water Information: On the grading plans show the amount, in square footage, of:
a. Existing impervious area.
b. Proposed impervious area.
c. Proposed pervious area.

Stormwater Pollution Prevention Measures (<10,000 SF Impervious Area): Prior to issuance
of any grading or building permits, the applicant shall comply with the National Pollution
Discharge Elimination System (NPDES) permit requirements, Santa Clara Valley Water
District requirements, and the Campbell Municipal Code regarding stormwater pollution
prevention. The primary objectives are to improve the quality and reduce the quantity of
stormwater runoff to the bay.

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

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

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

Utility locations shall not cause damage to any existing street trees. Where there are utility
conflicts due to established tree roots or where a new tree will be installed, alternate locations
for utilities shall be explored. Include utility trench details where necessary.
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39.

40.

41.

42.

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

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

Pavement Restoration: Based on the utility coordination plan, the applicant shall prepare a
pavement restoration plan for approval by the City Engineer prior to any utility installation or
abandonment. Streets that have been reconstructed or overlaid within the previous five years
will require boring and jacking for all new utility installations. Winchester Boulevard was
reconstructed in 2012 and Sunnyside Avenue has not been reconstructed or overlaid in the last
5 years. The pavement restoration plan shall indicate how the street pavement shall be restored
following the installation or abandonment of all utilities necessary for the project.

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

Winchester Boulevard

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

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

c. Removal of existing two driveway approaches and necessary sidewalk, curb and gutter
and installation of City standard curb, gutter, sidewalk.

d. Installation of City standard curb, gutter, 10 foot sidewalk and ADA compliant
driveway approach along Winchester Boulevard (north limit). See City Standard
Commercial Driveway Detail 18.

e. Installation of standard curb, gutter and 10’ sidewalk to replace existing curb cut at the
southern end.

f. Installation of an ADA ramp at the northeast corner of Winchester Boulevard and
Sunnyside Avenue per Detail A88A of the Caltrans Specifications.

g. Installation of City approved street trees, 6°x6’ tree well(s) and grate with structural
soil and irrigation at 30 feet.

h. Installation of traffic control, stripes and signs. Restriping the entire frontage maybe
required depending on the utility plan and the pavement restoration plan.

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

j. Submit final plans in a digital format acceptable to the City.
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43.

44,

45.

46.

Sunnyside Avenue:

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

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

c. Removal of existing non-ADA driveway approach and necessary sidewalk, curb and
gutter and installation of City standard curb, gutter, sidewalk.

d. Installation of City standard curb, gutter, 10 foot sidewalk and ADA compliant
driveway approach along Sunnyside Avenue. Current driveway exceeds City’s
standards. Install City Standard Commercial Driveway Detail 18.

e. Installation of City approved street trees, tree well(s) and irrigation at 30 feet on center.

f. Installation of traffic control, stripes and signs. Restriping the entire frontage maybe
required depending on the utility plan and the pavement restoration plan.

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

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

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

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

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

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

Santa Clara County Fire Department

47.

48.

Comment #1: Review of this development proposal is limited to acceptability of site access
and water supply as they pertain to fire department operations, and shall not be construed as a
substitute for formal plan review to determine compliance with adopted model codes. Prior to
performing any work, the applicant shall make application to, and receive from, the Building
Department all applicable construction permits.

Comment #2: All construction sites must comply with applicable provisions of the CFC
Chapter 14 and our Standard Detail and Specifications SI-7.
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Attachment

MEMORANDUM
. Community Development Department
Crenar®’ Planning Division
To: Site and Architectural Review Committee Date: May 24, 2016
From: Stephen Rose, Associate Planngr%_
Via: Paul Kermoyan, Community De\Elopment Director* &

Application: Administrative Planned Development Permit (PLN2015-338)
Project Site: 2220 S. Winchester Blvd.

PROPOSAL

The applicant is requesting an Administrative Planned Development Permit (PLN2015-338) to
reconfigure the existing parking lot, remove unpermitted additions and inactive air ductwork including
vents and electrical panels on the building walls, remove windows on the south side of the building,
and build a new trash enclosure. While these improvements are in anticipation of a future retail or
office use, a subsequent Administrative Planned Development Permit will be required once a tenant
has been formally identified.

As the applicant’s proposal will substantially alter the on-site parking and circulation, resulting in
vehicles existing directly onto S. Winchester Boulevard, and includes a request for an exception to an
8-foot rear yard setback required for parking spaces in the Winchester Boulevard Master Plan
(WBMP), the applicant’s proposal will require review and approval by the City Council.

PROJECT SITE

The project site is a single parcel, comprising approximately 9,924 square-feet, located at the northeast
corner of South Winchester Boulevard and Sunnyside Avenue, abutting small-lot single-family
residences to the east and a commercial property to the north (reference Attachment 1 —Location
Map). The project site is located within the Planned Development (P-D) Zoning District and has a
General Plan land use designation of Central Commercial, and is located within the boundaries of the
Winchester Boulevard Master Plan.

PROJECT DATA

Existing Net Lot Area: 9,924 square feet (.23 acre)

Proposed Net Lot Area: 9,524 square feet (after 400 sq. ft. dedication; 5-feet on Sunnyside Ave.)
Gross Lot Area: 18,850 square feet (.43 acre)

Zoning: P-D (Planned Development)

General Plan: Central Commercial (Winchester Boulevard Master Plan)

Building Coverage: 24.1% (2,302 sq. ft. building + 65 sq. ft. trash enclosure)

Floor Area Ratio (FAR): 23.4% (2,237 sq. ft. building)

Building Height: 15 Feet, 7 Inches
Maximum Height Allowed: 45 Feet (Winchester Boulevard Master Plan)
Building Setbacks: 2:1 Height to Setback Ratio on Rear
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SARC Memo of May 24, 2016 Page 2 of 6

5 Feet Setback from Winchester Blvd. & Side Streets,
No Interior Side Setbacks
Parking Setback: 8 Feet from Rear Property Line

2:1 slope, 5-foot setbacks along Winchester Boulevard and side streets, no interior side setbacks, and
an 8-foot setback from the rear parking lot as depicted

Parking: Parking Required Parking Provided
Retail: 11" (1 per 200 sq. ft. for speculative retail) 12
BACKGROUND

On January 25, 2016 a stop work notice was issued for the property which had started demolition work
without permits, rendering the site unsafe to occupy. At this time, the site was also observed as having
installed a new 7-foot+ redwood fence along the east property line without first obtaining approval of a
fence exception permit. The site has remained unoccupied and in a state of partial demolition since that
time.

On April 28, 2016 a Blackwood Acacia tree (21-inch diameter) was removed from the property
without a tree removal permit, triggering a requirement to plant four (4) 24-inch box replacement trees
on the property (or pay an in lieu fee if onsite locations are unable to be identified). A fine of
$1,831.27 was also assessed for the violation, which reflected the value of the tree and a citation for
work without permits. A discussion of the tree replacement requirements has been outlined in the
discussion on landscaping.

SCOPE OF REVIEW

As a developed site, conformance with applicable development standards (setbacks, building height,
floor area ratio), and landscaping requirements (area, type, and size) should be provided to the greatest
extent feasible taking into account existing conditions. Where complete conformance cannot be
achieved due to conflicting requirements or existing buildings/site conditions, the SARC should seek
to identify a *best fit” plan based on the site constraints.

DISCUSSION

Planned Development Zoning District: The P-D Zoning District is intended to provide a degree of
flexibility that is not available in other zoning districts so as to allow for a superior development,
particularly related to the development’s design and provision of open space. To aid in achieving this
goal, the Zoning Code provides a listing of considerations that should be taken into account in review
of this project which can be found in the in the Campbell Municipal Code and online as follows: CMC
21.12.030.H.12.

Winchester Boulevard Master Plan: Review of physical characteristics of this project is largely
governed by the Winchester Boulevard Master Plan® ("WBMP"). As envisioned by the General Plan,
the goal of the WBMP is to transform Winchester Boulevard into a vibrant mixed-use, pedestrian-
oriented district that can function as an extension of the Downtown. To this end, the WBMP
encourages mixed-use development that fronts the street to provide a walkable atmosphere.

YAfter rounding down in accordance with CMC21.28.040.F.

2 The Winchester Boulevard Master Plan may be viewed online at http://www.cityofcampbell.com/DocumentCenter/View/177
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Recognizing the differences in the land use pattern along the Winchester Boulevard corridor, the
WBMP defines three distinct planning areas. The project site is located within Area 2, "Neighborhood
Commercial Boulevard”, which is subject to development standards that consider the proximity of
single-family residences, including a maximum 45-foot (3-story) building height, a rear setback/height
ratio defined by a 2:1 slope, 5-foot setbacks along Winchester Boulevard and side streets, no interior
side setbacks, and an 8-foot setback from the rear parking lot as depicted by the following illustration:

o Qg

Three Story Building

Existing f kil K Mixed-Lse *, . Winchester

Residential Minimum Setback Building I Boulevard

As a developed site, the applicant’s proposal should adhere to the requirements of the WBMP to the
extent feasible. In evaluation of these requirements, the site would comply with all of the standards of
the WBMP except for a questionable requirement to provide an 8-foot setback for the rear parking
stalls. The plan includes an exhibit that states that a rear setback of 8-feet to parking or building be
applied. Staff has reason to believe that an 8-foot setback is applicable for this project and intends to
seek clarification of this standard should the project be processed as proposed. Nevertheless, an
expanded discussion of this requirement, site constraints, and conflicting policy objectives has been
provided under Site Configuration.

Site Configuration: The WBMP provides guidance for buildings to be sited at the street, and parking
lots to be deemphasized by being placed at the rear. The applicant’s proposal furthers this objective by
retaining the building in its current position at the street and relocating onsite parking further behind
the building. While this design furthers the plan’s objective to deemphasize parking, the arrangement
may conflict with the WBMP requirement to provide an 8-foot separation between onsite parking and
the rear property line. As the lot is relatively shallow, and the proposal reflects the minimum stall
dimensions and aisle clearance requirements permitted (18-feet stall depth & 25 foot drive
aisle/backup), the SARC could consider this arrangement to represent the ‘best fit’ available, and
consider whether additional landscaping, trees or fencing (see subsequent discussion) may serve to
further the objective to buffer residential uses from commercial activity. Alternatively, the SARC
could recommend building changes to accommodate parking, or for the parking arrangement to be
reversed to place the driveway along the rear property line. A discussion point has been raised to
determine if the parking layout should remain as presented, or if any changes to the arrangement would
be warranted.

Architectural Design: The WBMP does not prescribe or preclude any particular architectural style
(e.g., Spanish, modern, etc.). Instead, it provides design guidelines (Pg. 29) with reference to the
‘ground level treatment' and ‘facade treatment and massing', that are intended to address a building's
"pedestrian’s range of experience™ as well as its "character and scale” as considered in context of the
urban fabric of the Winchester Boulevard corridor.

As a developed site, the applicant intends to retain the appearance of the existing building (white
stucco walls, clay tile roof; the stockroom at rear of the building has vertical wood siding painted
white) while removing unpermitted additions, inoperable ductwork and electrical equipment, and side
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and rear windows which had been damaged and boarded up by the previous tenant. The proposal
would retain all window glazing on the front fagcade of the building (fronting Winchester Boulevard),
and install a new trash enclosure which would have CMU walls, and a metal roof. As the materials of
the trash enclosure would not match the rest of the building, and would be visible from Winchester
Boulevard, a discussion point has been raised to confirm whether or not stucco siding or a clay tile roof
complementary to the primary building might be more appropriate, or if landscaping should be
installed in front of this feature for enhanced screening.

Landscaping, Trees & Fencing: The proposed landscaping for the project reflects compliance with
State-mandated water efficiency (drought tolerant vegetation) and stormwater management (infiltration
plantings) standards. In consideration of the WBMP requirements to create a 15-foot wide sidewalk
corridor, it should be noted that the landscaping along Winchester Boulevard will be required to be
replaced with pervious pavers (reference Attachment 4 — Enhanced Site Plan). Along the rear (east)
property line, the applicant has proposed to install a two-foot wide landscaping strip (where vehicle
parking spaces overhang the curb stop) and plant four new trees to replace the Blackwood Acacia tree
which had been removed without permits (see discussion on Background). These trees, in combination
with the 7-foot+ redwood fence (reference Attachment 5 —Reconstructed Fence & Removed Tree),
which had been installed without permits, could be considered to provide an adequate buffer for the
residential uses to the east. While this fence is already in place, a discussion point has been raised to
determine if the fence should be replaced with a masonry wall (which can be required to buffer
commercial activities from residential uses), or reinforced at the base to protect against damage from
vegetation or water. Further, as the trees would be planted in a two-foot wide landscaping strip which
occurs between the wheel stop and the face of the fence, a further discussion point has been raised to
determine if the five-foot wide planter at the northeast corner of the site should be carved into two 2%
feet wide parking lot finger islands and/or if the provision of landscape triangles between some of the
stalls might be appropriate to provide an improved planting area for the roots of the trees.

Lighting: New site lighting is subject to the City’s Lighting Design Standards (CMC 21.18.090). The
most pertinent standard is the requirement for lighting fixtures to be shielded and for lighting not to
emit across property lines. Whereas the applicant is not proposing new light fixtures, a discussion point
has been raised to evaluate if additional lighting for the parking lot should be required.

Circulation: As part of the preliminary application review, the City's Traffic Engineer reviewed onsite
and offsite circulation, including the driveway exit onto Winchester Boulevard. In that the site design
narrows the driveway apron on Sunnyside, and creates an opportunity for vehicles to exit the site in
two directions moving forward (rather than backing up over Sunnyside Avenue) the proposal is
considered to reflect a significant improvement over the existing condition for motorists, bicyclists,
and pedestrians. As the new driveway exiting onto Winchester Blvd. could conflict with an exit door of
the stockroom, the applicant has proposed to relocate this door to the west elevation of the building as
reflected in the following exhibit.

AFN: 41L-04 Do
EXITRG BUAL DG

-l

Off-Site Improvements: The proposed project will require public improvements (new sidewalk and
street trees) to achieve the streetscape treatment provided for by the WBMP (illustrated in the diagram
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below). The intent is to create a 15-foot wide sidewalk corridor—measured from building wall to the
curb-line—compromised of 10-feet of right-of-way and the building's 5-foot front setback. Although
the WBMP identifies Winchester and Sunnyside as potentially accommodating a "bulb-out™ at the
corner, the Traffic Engineering Division has indicated that bulb-outs are generally reserved for
signalized intersections, and therefore will not be required.

Existing Bulb-Out, Typ. New Street Tree w/ New Street Light, Typ.
Curb Line &6’ Tree Well
s P d and Grate, Typ.

In addition to applying the frontage improvements required by the WBMP, the applicant will be
replacing the existing curb ramp at the intersection of Winchester Blvd. and Sunnyside with an
accessible curb ramp, dedicating 5-feet of right-of-way along Sunnyside Avenue, and reconstructing
the curb, gutter and sidewalk along Sunnyside Avenue to install a 25-foot wide driveway consistent
with City Standards.

Historic Preservation: On August 19, 2015 the Historic Preservation Board (HPB) evaluated the
historic significance of the subject building. While the HPB noted that the building was constructed
around 1920, and located near the Alice Avenue Historic District, the Board determined the structure
had little to no architectural integrity and did not warrant further discussion or evaluation for
preservation.

Signage: While no new signs are proposed in conjunction with the subject application, a discussion
point has been raised to confirm that the ‘Michi Sushi” sign, which is painted on the south building
wall, should be painted over with white paint and to evaluate whether a new private stop sign should
be installed at the end of the driveway exiting onto Winchester Boulevard.

SUMMARY

If the SARC believes that the applicant has adequately addressed the considerations for review of a
Planned Development Permit, as specified by CMC 21.12.030.5, it could recommend approval to the
Planning Commission as proposed or subject to revisions. The following questions are meant to
facilitate the SARC's discussion of the application:

e Trash Enclosure: Should the trash enclosure be fabricated in stucco, or have a clay tile roof
similar to the existing building? Alternatively, should the CMU block face be painted white and
the metal roof painted a clay tile color to simulate the colors and materials of the building?
Should landscaping be installed in front of the trash enclosure to help screen the structure?

e Landscape Finger: Should the project relocate the 5-foot landscaping strip that occurs at the
northeast corner of the project site (rear parking lot) to a location between the fourth and fifth
parking space along the rear property line to break-up the long row of parking and provide
room for a new tree where the previous tree had been removed? Alternatively, should the 5-foot
wide landscaping strip be divided into two smaller 2%-foot wide landscape strips occurring
both at a location between the fourth and fifth parking stall, and at the northeast corner of the
property?
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Parking Lot Design: Should the parking lot layout remain as presented, or should the building
be reduced in size at the rear, and/or the parking arrangement reversed to place the driveway
along the rear property line?

Landscape Triangles: Would landscape triangles between some of the stalls be more
appropriate to provide an improved planting area for the trees?

Fencing: Should the fence between the commercial property and residential uses (which was
built without permits) be reconstructed as a masonry wall? Should the base be reinforced to
protect against damage from landscaping or water?

Parking Lot Lighting: Should parking lot lighting be included with the revised parking lot
design.

Mishi Sushi & Stop Sign: Should the Michi Sushi Sign be painted over with white paint as a
condition of approval? Should a new private stop sign be installed at the new Winchester Blvd.
exit driveway?

Attachments:

1.

2
3.
4.
5

Location Map

Project Plans

Existing Conditions

Enhanced Site Plan

Reconstructed Fencing & Removed Tree
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Reconstructed Fencing & Removed Tree
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PLN2016-107 Public Hearing to consider the application of Donald Bordenave, on behalf

Bordenave, D. of Verizon, for a Conditional Use Permit (PLN2016-107) to allow for a new

(Verizon) rooftop wireless facility (Verizon) concealed in four new rooftop dormers
affixed to the roof of an existing cupola on property located at 1600 W.
Campbell Avenue, in a C-1 (Neighborhood Commercial) Zoning District.

STAFF RECOMMENDATION
That the Planning Commission take the following action:

1. Adopt a Resolution, incorporating the attached findings, approving a Conditional Use
Permit (PLN2016-107) to allow for a new rooftop wireless facility (Verizon) concealed in
four new rooftop dormers affixed to the roof of an existing cupola, subject to the attached
conditions of approval.

ENVIRONMENTAL DETERMINATION

Staff recommends that the Planning Commission find this project Categorically Exempt under
Section 15303, Class 3 of the California Environmental Quality Act (CEQA) pertaining to the
construction of new small facilities and structures.

DISCUSSION

Background: On May 26, 2015 the Planning Commission approved a Conditional Use Permit
(PLN2013-132) which allowed for the establishment of a new roof mounted telecommunications
facility behind an extended building parapet wall. Since the approval, the applicant’s
construction team evaluated the proposal, determining that adding new dormers to the existing
cupola would present a less intrusive and more cost effective design approach.

Project Site: The project site is the roof and surrounding grounds of the Big Five Sporting
Goods building located in the Kirkwood Plaza Shopping Center which is located on the south
side of Campbell Avenue, west of San Tomas Aquino Road and east of Fulton Street (reference
Attachment 3, Location Map). The Kirkwood Plaza Shopping Center is developed with a
combination of one and two-story multi-tenant office and retail commercial buildings.

Applicant’s Proposal: The applicant is seeking approval of a Conditional Use Permit to allow for
the establishment of a new wireless communications facility, which would be concealed in four
new rooftop dormers affixed to the roof of an existing cupola. Associated equipment cabinets
would be housed in storage room located at the rear of an existing commercial tenant space (Big
5 Sporting Goods).

The proposed facility is intended to provide better coverage and faster data service to Verizon
Wireless customers.
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PROJECT DATA
Zoning District: C-1 (Neighborhood Commercial)
General Plan Designation: Neighborhood Commercial
Facility Height Existing Proposed Maximum Allowed
Top of Cupola Peak: 49-feet, 11-inches No Change N/A
Top of Proposed Dormers: N/A 44-feet, 1-inch N/A*

*: As a decorative rooftop element, not providing additional floor space may exceed the maximum height limit with Planning Commission
approval.

Surrounding Uses
North: Campbell Avenue
South: Residential
East:  S. San Tomas Aquino Road
West:  Fulton Street

ANALYSIS

General Plan Consistency: The General Plan land use designation for the project site is
Neighborhood Commercial. This land use designation is intended to facilitate small-scale, lower
intensity commercial and office uses that provide services to area residents. The General Plan
Land Use Element provides policies that may be taken into consideration by the Planning
Commission in review of this project:

Policy LUT-5.1:  Neighborhood Integrity: Recognize that the City is composed of residential, industrial
and commercial neighborhoods, each with its own individual character; and allow
change consistent with reinforcing positive neighborhood values, while protecting the
integrity of the city’s neighborhoods.

Policy LUT-9.31: W.ireless Telecommunication Facilities: Minimize the visual impact of wireless
telecommunication facilities by designing them as an integral architectural feature to a
structure.

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

The establishment of a new rooftop wireless telecommunications facility enclosed in new rooftop
dormers would be in keeping with the purpose of this land use designation by providing the
benefit of enhanced telecommunication coverage to commercial businesses, motorists, and
residents in the nearby area, while minimizing visual impacts.

Zoning District Consistency: The project site is located in the C-1 (Neighborhood Commercial)
Zoning District which is consistent with the neighborhood commercial land use designation of
the General Plan. This zoning district is intended to encourage the location of commercial uses at
major intersections near residential areas to serve the daily needs of nearby residents of the City
and promote commercial development which will be compatible with neighboring residential
uses. Pursuant to CMC 21.34.020 (Definitions; Wireless Telecommunications Facilities), and
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CMC 21.34.030 (Permits required.), the establishment of a non-stealth® wireless
telecommunications facility use in a C-1 zone requires approval of a Conditional Use Permit.

Facility Design: The proposed facility consists of twelve (12) antenna panels and supporting
equipment concealed within new FRP (fiber reinforced plastic) dormers to be installed on each
of the four sides of an existing cupola/tower located above and at the front of a two-story
commercial building. The proposal also includes the installation of two smaller GPS antennas
which will be mounted outside the dormers at the southeast corner of the cupola (carefully
placed out of view), sixteen (16) RRU’s completely integrated within the existing cupola, and the
installation of seven louvers for ventilation around the cupola, and the use 240 square foot
storage room at the rear and ground floor of an existing commercial tenant space (Big 5 Sporting
Goods) for antenna cabinets and air conditioning units.

The proposed dormers will be made of a FRP (Fiber Reinforced Plastic) material which will be
treated to match the material (metal), texture (smooth with seams), and color (blue) of the
existing cupola. As the antennas would be housed entirely within the dormers, the antennas will
not be visible from any angle (reference Attachment 4 — Project Plans; Sheet A-3).
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Exhibit 1 - Proposed Equipment
(Partial View; Eight additional antennas, one GPS antenna and ground floor equipment room not shown)

Location: The antennas will be located on the roof of a commercial property (zoned C-1), which
is a preferred location for wireless telecommunication facilities pursuant to Campbell Municipal
Code Section 21.34.070.A (Location of wireless telecommunications facilities.). Additionally, in
accordance with the requirements specified by Section 21.34.080.C (Preferred antenna siting and
mounting techniques), the proposed antennas will minimize the visual attention of the
telecommunications facility by being fully screened behind new rooftop dormers.

Health, Safety & Cumulative Effects: To evaluate the health and safety impacts of the proposed
facility, a Radio Frequency (RF) Compliance Assessment was prepared (reference Attachment
5). The RF report, which included several “worst-case” assumptions, concluded that the
equipment will comply with FCC’s guidelines through the implementation of signage consistent

! As the proposed facility is not completely integrated into an existing building structure, it does not qualify as a
stealth facility.
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with the Site Safety Plan. Under the Federal Telecommunications Act of 1996, local
governments cannot deny an application for a wireless telecommunications site because of
perceived health risks if the proposed site complies with Federal Radio Frequency emissions
standards.

As conditions of approval, staff has included requirements to post warning signage identifying
all wireless equipment and safety precautions, and require periodic safety monitoring at points to
occur 10 days after installation of the facilities, and every two years thereafter by a licensed
engineer.

Length of Permit Term: Although the wireless telecommunications provisions in the City’s
Zoning Ordinance (CMC 21.34.060) specify a maximum permit length of five years, the
California Government Code (8 65964(b)) requires a reasonable permit length, and it has since
been determined by the courts to be no less than 10 years. As such, the requested Conditional
Use Permit will expire in 10 years, on June 16, 2025. At that time, Verizon Wireless or its
successor will be required to obtain a new Conditional Use Permit to allow continued operation
of the facility, which could require changes to the facility design.

Site and Architectural Review Committee: The Site and Architectural Review Committee
reviewed this application at its meeting of May 24, 2015. The Committee was supportive of the
project, requesting that the applicant ensure that the sides of the dormers incorporate a similarly
spaced vertical seams (to better match the appearance of the existing metal roof), and use
heavier/wider gage louvers (reference Attachment 7 — Photo-simulations). Both of these
requirements have been reflected as Conditions of Approval.

Attachments:

1. Findings for Approval of File No. PLN2016-107
2. Conditions of Approval of File No. PLN2016-107
3. Location Map

4. Project Plans

5. Radio Frequency (RF) Compliance Assessment

6. Radio Frequency Coverage Maps

7. Photo-simulations

Prepared by: ) - 7?9@/3 ;ZZW
§téphen Rose, Associate Planner
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Approved by: 1Y
Paul Kermoyan, Community Development Director
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Attachment #1

FINDINGS FOR APPROVAL OF FILE NO(S). PLN2016-107

SITE ADDRESS: 1600 W. Campbell Avenue
APPLICANT: Donald Bordenave, on behalf of Verizon
OWNER: Rampy & Rampy, LLC

P.C. MEETING: June 14, 2016

Findings for approval of a Conditional Use Permit to allow for a new rooftop wireless facility

(Verizon) concealed in four new rooftop dormers affixed to the roof of an existing cupola at

1600 W. Campbell Avenue, in a C-1 (Neighborhood Commercial) Zoning District.

The Planning Commission finds as follows with regard to file number(s) PLN2016-107:

1.

The project site located in the Kirkwood Plaza Shopping Center located on the south side of
Campbell Avenue, west of San Tomas Aquino Road and east of Fulton Street

The project site is zoned C-1 (Neighborhood Commercial).

The General Plan land use designation for this property is Neighborhood Commercial and the
proposed wireless telecommunications facility, as conditioned, is in compliance with the
following policies of the General Plan:

Policy LUT-5.1:  Neighborhood Integrity: Recognize that the City is composed of residential, industrial
and commercial neighborhoods, each with its own individual character; and allow
change consistent with reinforcing positive neighborhood values, while protecting the
integrity of the city’s neighborhoods.

Policy LUT-9.31: Wireless Telecommunication Facilities: Minimize the visual impact of wireless
telecommunication facilities by designing them as an integral architectural feature to a
structure.

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

Non-stealth wireless telecommunication facilities are permitted in the C-1 (Neighborhood
Commercial) zoning district subject to the approval of a Conditional Use Permit.

The proposed wireless facility would be concealed in four new rooftop dormers affixed to the
roof of an existing cupola.

The purpose of discretionary review of wireless telecommunications facilities is to minimize
the adverse visual impacts and operational effects of these facilities using appropriate design,
siting and screening techniques while providing for the personal communications needs of
residents, local business and government of the city and the region.

The proposed wireless facility is consistent with the standards set forth within the City’s
Wireless Telecommunication Ordinance regarding the height, placement and design of
wireless facilities.
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Based upon the foregoing findings of fact, the Planning Commission further finds and concludes

that:

1.

10.

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

The proposed use is consistent with the General Plan.

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

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

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

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

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

The project will aid in the harmonious development of the immediate area.
The project is consistent with applicable adopted design guidelines.
The project is Categorically Exempt under Section 15303 Class 3 of the California

Environment Quality Act (CEQA), pertaining to the construction of new small facilities
and structures.
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CONDITIONS FOR APPROVAL OF FILE NO(S). PLN2016-107

SITE ADDRESS: 1600 W. Campbell Avenue
APPLICANT: Donald Bordenave, on behalf of Verizon
OWNER: Rampy & Rampy, LLC

P.C. MEETING: June 14, 2016

The applicant is hereby notified, as part of this application, that (s)he is required to meet the
following conditions in accordance with the ordinances of the City of Campbell and the State of
California. The lead department with which the applicant will work is identified on each
condition where necessary. Where approval by the Director of Community Development, City
Engineer, Public Works Director, City Attorney, or Fire Department is required, that review shall
be for compliance with all applicable conditions of approval, adopted policies and guidelines,
ordinances, laws and regulations, and accepted engineering practices, for the items under review.
Additionally, the applicant is hereby notified that (s)he is required to comply with all applicable
Codes or Ordinances of the City of Campbell and the State of California that pertain to this
development and are not herein specified:

COMMUNITY DEVELOPMENT DEPARTMENT

Planning Division:

1. Approved Project: Approval is granted for Conditional Use Permit to allow for a new rooftop
wireless facility (Verizon) concealed in four new rooftop dormers affixed to the roof of an
existing cupola on property located at 1600 W. Campbell Avenue. The project shall
substantially conform to the Project Plans and Photo-simulations dated as received on March
23, 2016, except as modified by the Conditions of Approval contained herein.

2. Length of Permit Term: The Conditional Use Permit approved herein shall be valid for a
period of ten (10) years from the effective date of the Planning Commission resolution,
expiring June 24, 2025.

3. Revision to Plans: The building permit submittal construction plans shall incorporate the
following revisions:

a. Conditions of Approval: The conditions of approval shall be stated in full in the
construction plans.

b. Safety Requirements: The building permit plans shall reflect the incorporation of all
safety recommendations and requirements outlined by the in the Radio Frequency
(RF) Compliance Assessment.

c. Dormers & Louver Design: The building permit plans shall include vertical seams on
the sides of the dormers (to better match the appearance of the existing metal roof),
and use heavier/wider gage louvers. Compliance with this requirement shall be to the
satisfaction of the Director of Community Development.
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10.

11.

12.

13.

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

Cessation of Operations: The service provider shall provide written notification to the
Director upon cessation of operations on the site exceeding a 90-day period. The service
provider shall remove all obsolete or unused facilities from the site within 180 days of
termination of its lease with the property owner or cessation of operations, whichever comes
earlier.

New Permit Required: If a consecutive period of 180 days has lapsed since cessation of
operations, a new Conditional Use Permit shall be required prior to use or reuse of the site.

Upgrading of Facility Required: If technological improvements or developments occur which
allow the use of materially smaller or less visually obtrusive equipment, the service provider
will be required to replace or upgrade the approved facility upon application of a new Use
Permit application to minimize adverse effects related to land use compatibility, visual
resources, public safety or other environmental factors.

Business License Required: Each service provider with a wireless telecommunications
facility in the City shall obtain and maintain a valid city business license.

No Advertising: No advertising signage or identifying logos shall be displayed on wireless
telecommunications facilities, except for small identification plates used for emergency
notification or hazardous or toxic materials warning.

Maintenance: All maintenance on the antennas is to be performed between the hours of 7 a.m.
and 9 p.m. with the exception of emergency repairs.

Maintenance of Finish: It is an ongoing obligation of the applicant, assignees and successors
in interest to maintain all components of the antennas and the exterior finish of the structures
and equipment approved by this permit in good order. Graffiti shall be removed by repainting
the surface of the structure or equipment with a matching color as soon as practical.

Impact on Parking: The installation of wireless telecommunication facilities shall not reduce
required parking on the site.

Safety:

a. Public Access Restricted: Antennas are to be sited in such a way so that barriers and
signage prevent a person from passing through areas that exceed the safety limits
established by the FCC, in compliance with the adopted standards for controlled access.

b. Warning Signs: Signage shall be maintained at the facility identifying all wireless
telecommunication facility equipment and safety precautions for people nearing the
equipment as may be required by any applicable FCC-adopted standards, including the
RF radiation hazard warning symbol identified in ANSI C95.2-1982, to notify persons
that the facility could cause exposure to RF emissions.
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14.

15.

16.

17.

18.

c. Emissions Conditions: It is a continuing condition of this authorization that the facilities
be operated in such a manner so as not to contribute to ambient RF/EMF emissions in
excess of the current FCC adopted RF/EMF emission standards; violation of this
condition shall be grounds for revocation.

d. Hazardous Materials: If the contents of the equipment cabinet/building or base
transceiver station contain toxic or hazardous materials, a sign shall be placed on or
around the exterior of the base transceiver station or equipment cabinets and building
warning the public.

e. Periodic Safety Monitoring: The wireless telecommunications service provider shall
submit to the Director, 10 days after installation of the facilities and every two years
thereafter, a certification attested to by a licensed engineer expert in the field of EMR/RF
emissions that the facilities are and have been operated within the then current applicable
FCC standards for RF/EMF emissions.

f.  Compatibility with City Emergency Services: The facility shall not be operated or caused
to transmit on or adjacent to any radio frequencies licensed to the City for emergency
telecommunication services such that the City’s emergency telecommunications system
experiences interference.

g. Emergency Contact: The service provider shall provide signage as required, including
phone numbers of the utility provider, for use in case of an emergency. The signs shall be
visibly posted at the communications equipment cabinet.

Lighting: The use of lighting shall not be allowed on telecommunication facilities unless
required as a public safety measure. Where lighting is used, it shall be shielded from public
view and operated only during times of necessity by a maintenance operator.

Noise: The wireless telecommunication facility, including power source, ventilation and
cooling facility, shall not generate noise discernible beyond the property lines.

Heat Generation: The wireless telecommunication facility, including power source and
cooling facility, shall not be operated so as to cause the generation of heat that adversely
affects other uses or structures.

Implementation and monitoring costs: The wireless telecommunications service provider or
its successor shall be responsible for the payment of all reasonable costs associated with the
monitoring of the conditions of approval contained in this authorization, including costs
incurred by this department, the office of the City Attorney or any other appropriate City
department or agency. The Community Development Department shall collect costs on
behalf of the City.

Transfer of Operation: Any carrier/service provider authorized by the community
development director or by the planning commission to operate a specific wireless
telecommunications facility may assign the operation of the facility to another carrier
licensed by the FCC for that radio frequency provided that the transfer is made known to the
community development director in advance of the operation and all conditions of approval
for the subject installation are carried out by the new carrier/service provider. However, the
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19.

20.

21.

carrier/service provider may, without advance notification, transfer operations of the facility
to its general partner or any party controlling, controlled by or under common control with
the carrier/service provider.

Complaints and Proceedings: Should any party complain to the wireless telecommunications
service provider about the installation or operation of the facilities, which complaints are not
resolved by the wireless telecommunications service provider, the wireless
telecommunications service provider (or its appointed agent) shall advise the Community
Development Director of the complaint and the failure to satisfactorily resolve such
complaint. If the director determines that a violation of a condition of approval has occurred,
the Community Development Director may refer the matter to the Planning Commission for
consideration of modification or revocation of the permit.

Landscaping: The area around the proposed generator shall be landscaped and continuously
maintained in accordance with City Landscaping Requirements (CMC 21.26). Landscaped
areas shall be watered on a regular basis so as to maintain healthy plants. Landscaped areas
shall be kept free of weeds, trash, and litter. Dead or unhealthy plants shall be replaced with
healthy plants of the same or similar type.

Severability: If any clause, sentence, section or any part of these Conditions of Approval is
for any reason held to be invalid, such invalidity shall not affect or impair other of the
remaining provisions, clauses, sentences, or sections of these conditions. It is hereby declared
to be the intent of the City that these Conditions of Approval would have been adopted had
such invalid sentence, clause or section or part thereof not been included herein.

Building Division:

22,

23.

24,

25.

26.

27.

Permits Required: A building permit application shall be required for the proposed antenna
structure, and associated standard voltage wiring. The building permit shall include
Electrical/Plumbing/Mechanical fees when such work is part of the permit.

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

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

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

Site Plan: Application for building permit shall include a competent site plan that identifies
property and proposed structures with dimensions and elevations as appropriate.

Construction Activities: The applicant shall abide by the following requirements during
construction:
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28.

29.

30.

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

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

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

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

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

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

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

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

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

a. Santa Clara County Fire Department (378-4010)
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Location Map
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VERIZON WIRELESS EQUIPMENT ENGINEER: VERIZGN WRELESS REAL ESTATE:
SGNATURE DATE | SIGNATURE DATE
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PROPERTY CWNER: COME DEVELOPMENT SERVCES. ~ LEASING
SGMATURE DA | SGNATURE DATE
CORE CEVELOPMENT SERWCES — CONSTHUCTION | CURE DEVELOPMENT STRWCES — ZOMNG
SIGNATURE DATE SIGNATURE DATE

CENTRAL CAMPBELL

1600 W CAMPBELL AVENUE, CAMPBELL, CA 95008

LOCATION NUMBER: 255605

verizon’

CENTRAL
CAMPBELL

255605
1600 W CAMPRELL AVENUE
CAMPBELL, CA 25008

PROJECT DESCRIPTION

VICINITY MAP

CODE COMPLIANCE
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PROJECT INFORMATION
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" DRIVING DIRECTIONS

ML WORK & MATERIALS SHALL BE PERFORMED & ISTALLED W ACCORDWNCE WITH THE CURRENT EDITOMS OF THE FOLLOWNG
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NOT CONFORMING TO THESE COOES:

2013 CALFDRMA ADVINISTRATIVE COJE, PART 1, TILE 24 L.OR
2013 CALIFDRMA BULDING CODE (CBC), PART 2, TINE 24 CCA.

(2072 WTERNATIONAL BULDING CODE VOLUMES 1-2 AND 2013 CAUFORKEA AMENDMWENTS)
2013 CALFORNIA ELECTRICAL CODE (CEC), PART 3, TILE M4 CCR

(201% HADONAL BLECTRECAL CODE AND 2013 CALFORMIA AMENDMENTS)
2013 CALUFDRMIA VECHANCAL CODE (CMC) PART 4, TILE 24 CCR.

(2012 UNIFORM NECHANICAL CODS AND 2013 CALIFORNIA AVENTAENTS)
2013 CALFORMIA PLUNBING CODE (CPC), PART 5, TILE 24 C.CR

(2012 UnaFoRM HJJM CODE AND 3013 CALFORMIA. AMEMOMENTS)
2013 CALFORMIA ENERGY CODE (CEC), PART 6, TIILE 24 CCR.
2013 CALFORMIA FIRE COCE, PART 3, TILE 24 CCA.

(2012 WTERNATONAL FIRE COE AND 2013 CALIFORNIA AUFNOVENTS)
13 CAUFORNA GREEN BULDING STANDRRLS COOF, PART 11, TILE 24 CCR.
2013 CAUFORMIA REFERENCED STAMDARDS, PART 12, TTLE 24 COR
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Attachment

verizon’
Radio Frequency Exposure

FCC Compliance Assessment
¥l Pre-Activation [J Post-Activation PLANNING DEPT,

SITE-SPECIFIC-INFORMATION

Site Name Central Campbell Multi-Licensee Facility No
Street Address 1600 W. Campbell Is Verizon a Significant

: : : y Contributor To Co-Locator No
City, State, Zip Campbell, California 95008 Areas Requiring Mitigation?
Verizon’s Max % MPE N/A Verizon’s Max % MPE 59.3200
(Measured - Occupational) (Predictive - Occupational) Occupational
Structure Type Rooftop Assessment Date March 17, 2016
Begadeust (AMIFMITY) No Assessment Purpose New Site Build
Co-Locators
Total Access Points Unknown Total Report Revisions 0
Original Report Date March 17, 2016 Report Revision Date N/A
Compliance Status Mitigation Required

VERIZON’S WORST-CASE RF EMISSIONS IN ACCESSIBLE AREAS AT THIS FACILITY

BELOW the General Population MPE limit

ABOVE the General Population MPE limit and BELOW the Occupational MPE limit

ABOVE the Occupational MPE limit and BELOW 10x the Occupational MPE limit

L1/ 00| =1 [

ABOVE 10x the Occupational MPE limit

Final FACAUTION :
Compliant A\ : 1
Configuration — ) ®
GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER
Access Point(s) | [K[Unknown] 0 O] O X[Unknown] | O
Alpha X [1] X [1] O O O O
Beta X [3] X [3] O O O X 10°x3
Gamma X [4] X [4] 0 O 0 10°x3
Delta X [2] X (2] O O O O

NOTE: The table above represents EVERY compliance item that MUST be implemented at this location; Also in Sec. 4 (B)

Additional Compliance Requirements:

Barriers may be recommended for installation to block access to the areas in front of the antennas that exceed the FCC
general public and/or occupational limits. Barriers are recommended for installation in front of the Verizon antennas.
Signage is recommended at the access points and/or the Verizon antennas as noted in the table above.

Consultant Legal Name | EBI Consulting | Phone/Fax | 781-273-2500

Address 21 B Street, Burlington, MA 01803
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1. Introduction

Verizon Wireless has contracted with EBI Consulting, an independent Radio Frequency consulting firm, to conduct a
Radio Frequency Exposure (RFE) FCC Compliance Assessment of the Central Campbell cell site. The following
report contains a detailed summary of the Radio Frequency environment as it relates to Federal Communications
Commission (FCC) and Occupational Safety & Health Administration (OSHA) Rules and Regulations for all individuals.

The Verizon Wireless antenna data was provided by:

Name Stefano lachella
Title
Date February 17, 2016
Sub-Market California
This compliance assessment and report has been prepared and reviewed by:

Preparer Reviewer
Name Andrew Simpson Jos Schorr
Title RF EME Technician 11 Senior Scientist
Date March 11, 2016 March 17, 2016

This report utilizes the following for predictive modeling of the ambient RF environment:
MPE Modeling Program: : Roofview® 4.15
Required Modeling Assumptions: 100% Duty Cycle and Maximum Total Power Output.

Additional Modeling Assumptions:

EBI has performed theoretical modeling using RoofView® software to estimate the worst-case power density at the site
rooftop and ground-level resulting from operation of the antennas. RoofView® is a widely-used predictive modeling
program that has been developed by Richard Tell Associates to predict both near field and far field RF power density values
for roof-top and tower telecommunications sites produced by vertical collinear antennas that are typically used in the
cellular, PCS, paging and other communications services. The models utilize several operational specifications for different
types of antennas to produce a plot of spatially-averaged power densities that can be expressed as a percentage of the
applicable exposure limit.

The modeling is based on worst-case assumptions for the number of antennas and transmitter power. The assumptions used
in the modeling are based upon information provided by Verizon and information gathered from other sources.

Modeling results were generated based on information from the following materials:

e RFDS - CENTRAL CAMPBELL RFDS 021716dated 2/17/2016
e CDs - VERIZON-CentralCampbell-02-12-16-ZD100 dated 2/16/2016

PA1 Confidential & proprietary material for authorized Verizon Wireless personnel only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written
agreement. | Verizon Wireless




2. Existing Site Characteristics

a. Structure

This project involves the installation of twelve (12) wireless telecommunication antennas

Physical Description on a rooftop in Campbell, California. The site is a two story commercial strip mall situated
in a densely populated suburban environment.

Single-Family Home OJYES X NO

Latitude (NAD 83) 37° 17" 7.20"N

Longitude (NAD 83) -121° 58" 41.50" W

Total Analyzed Elevations | 2 (See antenna table below)

(Roof Levels)

b. Accessibility

Did the property owner or agent of the property owner (e.g. a security guard)

| grant you access to the rooftop? Bl
If not - were you required to be escorted by Verizon personnel in order to gain N/A
access?
Were you required to provide any proof of identity to gain access? N/A
What specific documents were required in order to gain access? N/A
All access points locked at time of assessment? N/A
All access points alarmed at time of assessment? N/A
Were there any broken locks or inoperable alarms on any of the access points to the N/A
rooftop?
Were there any access issues caused by either the property owner or agent of the N/A
property owner?
Additional Notes:
This assessment is a pre-activation report. No site visit was conducted.
c¢. Existing Verizon Observations
T “ACAUTION | 1 i
Existing Il | | - ijien [ :
Observations | @
- ¥ &
GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER
Access Point(s) O O O O O ]
Alpha O O O Ol O Ll
Beta O O 4 | a ]
Gamma O O O O O O
Delta O O O | a ]

NOTE: The table above represents EXISTING compliance items implemented at this location.
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Are Verizon signs posted on the front, back and sides of antenna arrays where possible?

N/A

Are Verizon signs visible from all areas of approach? N/A
Are there any broken, damaged or illegible Verizon signs? N/A
Are there any broken or damaged Verizon physical barriers? N/A
Are there any Verizon indicative markers in need of repair or replacement? N/A

d. Antenna Inventory

Z-height represents the distance from the nearest
walking surface to the of the antenna,

%] Bottom [ Centerline [1 Top

NON-Verizon Co-locator Data

(%] Estimates [ Actual Data

_ﬁs!r_g_]- s | s! : sl s s | s| [ s s!‘sl_slslsg sl
i Trans Trans Coax  Coax  Other Taput alc
Numj 1D Name Freq Power Couni Len = Type Loss Power Power Iifg Model X Y  Z |Type Aper Gain PtDir
1/VIW A1 LTE 700.00000! ©0.0 2 1.0 953 Andrew SBNHH-1D45A 1 109.0 1150 89 40 1335 480
2\VIW A2 LTE 1900.00000! 60.0 2 10 953 Andrew SBNHH-1D45A 1120 1150 B89 40 1695 430
JVIWA3 LTE 2100.00000; 600 2 1.0 95.3 Andrew SBNHH-1D45A {1150 1150 89 40 1725 440
TTAIVEWBY UTE o0 bo0o0! s 2 B K 953 Andrew T SBNHH-1D45A [127071020 98 TE0 35 4800
5(VZW B2 LTE 1300.00000; &0.0 2 1.0 95.3 Andrew SBNHH-1D45A | 1270 990 B89 40 1695 4390
‘‘‘‘‘‘‘‘ 6 VZWBS LTE o 2100.00000; &0.0 2 1.0 95.3 Andrew SBNHH-1D454 127,0. 9!50 89: 40 17 25 44;90 ‘
TURIVAW Y LUTE “Too6oo0e w00 2 10 853 Andrew T USBNHHADESA 11150 840 89 A 13 s 40
8(VZWC2 LTE 1300.00000; 600 2 10 95.3 Andrew SBNHH-1D45A | 1120 840 B89 40 16895 43180
. 8|vZwC3 LTE 2100.00000] 600 2 1.0 95.3 Andrew SBNHH-1D45A 109.0 840 89 40 17
T A0[VZwDA LTe 7o0.000007 sboD 2 q0 053 Andrew  SBNHH-1D45A™ 9810 97089 T4 :
11/VvZw D2 LTE 1800.00000! 600 2 1.0 953 Andrew SBNHH-1D45A = 98.0 1000 89 40 1895 43270
12/VIW D3 LTE 2100.00000; 60.0 2 1.0 95.3 Andrew SBNHH-1D454 = 980 1030 89 40 1725 44270
Z-Height Z-Height
D NAME X Y e 8
Main Roof Lower Roof
1 VZIW 109 115 8.9 14.4
2 VZW 112 115 8.9 14.4
3 VZW 115 115 8.9 14.4
4 VZW 127 102 8.9 14.4
5 VZW 127 99 8.9 14.4
6 VZW 127 96 8.9 14.4
7 VZW 115 84 8.9 14.4
8 VZW 112 84 8.9 14.4
9 VZW 109 84 8.9 14.4
10 VZW 98 97 8.9 14.4
11 VZW 98 100 8.9 14.4
12 VZW 98 103 8.9 14.4
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3. Analysis
a. Predictive Model: All Transmitters

Is the area being modeled completely INACCESSIBLE to members of the 0] YES [ NO
general population (including untrained maintenance workers)?

Reference Plane: Main Roof Level

Verizon
Sector A

B 0% - 20% Occ. MPE

B 20% - 100% Occ. MPE

@ Verizon Antennas © T-Mobile Antennas >100% Occ. MPE
O Unknown Antennas © Sprint Antennas
@ AT&T Antennas Nextel Antennas . > 1000% Occ. MPE

Sl Confidential & proprietary material for authorized Verizon Wireless personnel only. Use, disclosure or
distribution of this material is not permitted to any unauthorized persons or third parties except by written
agreement. | Verizon Wireless



b. Predictive Model: All Transmitters
Reference Plane: Lower Roof

Verizon
Sector A

e

Yl el

B 0% - 20% Oce. MPE

B 20% - 100% Occ. MPE

@ Verizon Antennas © T—Moblle Antennas > 100% Gee. MPE
O Unknown Antennas © Sprint Antennas
@ AT&T Antennas Nextel Antennas

B >1000% Oce. MPE
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c. Predictive Model: Significant Contribution of Verizon
Reference Plane: Main, Lower Roof, and Ground Level

Verizon
Sector A

T T

,///,,,{W{/,%,
2

Zi

10 20 40

@ Verizon Antennas © T-Mobile Antennas
O Unknown Antennas @ Sprint Antennas
@ AT&T Antennas Nextel Antennas

B 0% - 1% Occ. MPE

B > 1% Occ. MPE
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4. Conclusion
a. Conclusion Narrative

Description of MPE-Limit Exceeding Areas:

Based on worst-case predictive modeling, the worst-case emitted power density may exceed the FCC’s general public
limit within approximately 3 feet of Verizon’s Sector A, B, C, and D antennas on the main roof level.

Modeling also indicates that the worst-case emitted power density may exceed the FCC’s general public limit within
approximately 2 feet of Verizon’s Sector D antennas on the lower roof level.

Additionally, all surrounding buildings and structures were analyzed and the maximum emitted power density modeled on
these surfaces is less than 5% of the FCC’s general public limit.

Potentially Non-Compliant Co-Locator Areas: Verizon Responsibility
The following table represents potentially non-compliant co-locators for which Verizon is a 5% General Population MPE
(1% Occupational MPE) contributor.

AT&T T-Mobile Sprint US Cellular Unknown Other

| | O O (|

Based on review of construction drawings, aerial photographs, no collocators were identified onsite.
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b. Signage/Barrier Diagram

Sector A Ground Level

Adjacent Lower Roof ‘ “Post at All

Access Points
ru-------ur:

.0 g | ”

- | |
LJ . i
O ] T ‘ Qt I‘
| a “l ‘177
nB Y| lg
]} }}
L e —
0 ' i) 4 60" 100'
© Verizon Antennas Existing Sign Existing Barrier
Proposed Sign Proposed Barrier
Final !’KCATJ'TE'ON : :
Compliant & = ‘ . !
i s k-
Configuration o
GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER
Access Point(s) | X[Unknown] ] O ] B[Unknown] [l
Alpha K[1] B 1] O O O O
Beta B [3] X [3] ] [ ] 10°x 3
Gamma X [4] X [4] O O O = 10’ x 3’
Delta X [2] X [2] O £l O [

NOTE: The table above represents EVERY compliance item that MUST be implemented at this location.
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c. Signage/Barrier Installation Detail

Mitigation | P |
Actions 1
Required/Taken s & ko
GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER
Access Point(s) | X [?7] | O O C] [ L] ] O | K[| O O
Alpha ®| O |[Knm| O ] ] L O Ol O O
Beta XB O |xBI| O | O 00000’/ _10x3
Gamma M4 O |[®K[M41| O O O O O O O X 10°x 3
Delta XR]l O |[K[1| O O O O O O O ]
ADD | REM | ADD | REM | ADD | REM | ADD | REM | ADD | REM ADD ONLY

NOTE: The table represents either the signage/barriers installed / removed OR items required by the market (if

mitigation is not installed by consultant/vendor).

SPECIAL MITIGATION INSTRUCTIONS

Items to be Installed

points.

¢ AnNOC Information sign should be posted on or next to the roof access

e Guidelines signs should be posted on or next to the roof access point, on the
barriers near the Sector B and C antennas, on the wall in front of the Sector D
antennas and on the back of each of the four sectors of antennas.

e Blue Notice signs should be posted on the barriers near the Sector B and C
antennas, on the wall in front of the Sector D antennas and on the back of each
of the four sectors of antennas.

e Barriers should be installed 10 feet by 3 feet in front of the Verizon Sector B
and C antennas.

Items to be Removed

N/A

Items to be Repaired/Replaced

N/A
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5. Appendix C: RF Consultant Certifications

a. Preparer Certification

I, Andrew Simpson, the preparer of this report, am fully aware of and familiar with the Rules and Regulations of both the
Federal Communications Commissions (FCC) and the Occupational Safety and Health Administration (OSHA) with
regard to Human Exposure to Radio Frequency Radiation. I am also fully aware of and familiar with the Verizon Wireless
Signage & Demarcation Policy. | have reviewed this Radio Frequency Exposure Assessment report and believe it to be

both true and accurate to the best of my knowledge.

b. Reviewer Certification

[, Jos Schorr, the reviewer and approved of this report, am fully aware of and familiar with the Rules and Regulations of
both the Federal Communications Commissions (FCC) and the Occupational Safety and Health Administration (OSHA)
with regard to Human Exposure to Radio Frequency Radiation. I am also fully aware of and familiar with the Verizon
Wireless Signage & Demarcation Policy. I have reviewed this Radio Frequency Exposure Assessment report and believe
it to be both true and accurate to the best of my knowledge.
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6. Appendix D: Reference Information

a. FCC Rules & Regulations
The Federal Communications Commission (FCC) has established safety guidelines relating to RF exposure from cell sites. The
FCC developed those standards, known as Maximum Permissible Exposure (MPE) limits, in consultation with numerous other
federal agencies, including the Environmental Protection Agency, the Food and Drug Administration, and the Occupational
Safety and Health Administration. The standards were developed by expert scientists and engineers after extensive reviews of the
scientific literature related to RF biological effects. The FCC explains that its standards “incorporate prudent margins of safety.”
The following represents explanations of the most applicable information:

Two Classifications for Exposure Limits

Occupational — Applies to situations in which persons
are “exposed as a consequence of their employment”
and are “filly aware of the potential for exposure and
can exercise control over their exposure”.

General Population — Applies to situations in which
persons are “exposed as a consequence of their
employment may not be made fully aware of the
potential for exposure or cannot exercise control over

their exposure”. Generally speaking, those without
significant and documented RF Safety & Awareness
training would be in the General Population
classification.

Environment Classification

Controlled — Applies to environments that are restricted
or “controlled” in order to prevent access from members
of the General Population classification.

Uncontrolled — Applies to environments that are
unrestricted or “uncontrolled” that allow access from
members of the General Population classification.

Limits for Occupational/Controlled Exposure

Frequency Power Density Averaging Time
Range (S) |EP, Hf, or S
(MHz) (mW/em?) (minutes)

300-1500 £/300 6
1500-100,000 5 6

Limits for General Population/Uncontrolled Exposure

Frequency Power Density Averaging Time
Range (S) |EF, [H[, or S
(MHz) (mW/cm®) (minutes)

300-1500 /1500 30
1500-100,000 1 30

f = frequency in MHz

Significant Contribution to the RF Environment

Any carrier contributing an aggregate MPE percentage of 5 or more (to the applicable RF Environment
Classification) is defined as a significant contributor. This means that if any area is determined to be out of
compliance with FCC rules, all significant contributors are jointly responsible for correcting any deficiencies.

Occupational Safety and Health Administration (OSHA) Requirements

A formal adopter of FCC Standards, OSHA stipulates that those in the Occupational classification must complete training in the
following: RF Safety, RF Awareness, and Utilization of Personal Protective Equipment. OSHA also provides options for Hazard
Prevention and Control:

Control
Employ Lockout/Tag out
Utilize personal alarms & protective clothing
Prevent access to hazardous locations
Develop or operate an administrative control
program

Hazard Prevention
e  Utilization of good equipment
e  Enact control of hazard areas
e  Limit exposures
e  Employ medical surveillance and accident
response
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¢. RF Signage

Areas or portions of any transmitter site may be susceptible to high power densities that could cause personnel exposures in
excess of the FCC guidelines. These areas must be demarcated by conspicuously posted signage that identifies the potential
exposure. Signage MUST be viewable regardless of the viewer’s position.

GUIDELINES

NOTICE

CAUTION

WARNING

This sign will inform
anyone of the basic
precautions to follow when
entering an area with
transmitting radiofrequency
equipment.

This sign indicates that RF
emissions may exceed the
FCC General Population
MPE limit.

This sign indicates that RF
emissions may exceed the
FCC Occupational MPE
limit.

This sign indicates that RF
emissions may exceed at least
10x the FCC Occupational
MPE limit.

» NOTICE A

General Radio Frequency {RF)
Safety Guidslines
Until ALL applicable antennas have been dexctivated, please
ohserve the following:

Obay all posted signs.

Assume all antennas are transmitting.

Da net touch any antenna.

Da not stand in frant of any anienna.

Da not walk in frant of any antenna.

Do not walk beyond any signs, barriers, or visual markers
towards any antenna,

Contact antenna owner of property owner il there are any
questions of concems.,

verizon’

P BRRPER

Tramemiting Anteonals)
Radio trequency fekds beyond ths polat MAY
EXCIED the FCC Genaral Population axpotars
timit.

by all pasted 1igns £nd ite guideing
Coll Vorizon st 1.800.264 $510PRIOR to
working bayond this paint

STATE ___ $wWiTcH

e

Radia Iraguancy feids beyord thia poist MAY
XELED the €€ Occupations! axparure fimit
Gy sl posted sgs and sita guideiines.
Call Verizon st 1-500-264-£810PRIOR ta
warking beyond s goint

SIATE. SWITOH

A CAUTION )

Transmiting Ancennals]
SECTOR/NODL:
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