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SITE AND ARCHITECTURAL REVIEW COMMITTEE 
TUESDAY, JULY 26, 2016 

6:45 p.m.                               
 

Doetsch Conference Room/City Hall 
70 N. First Street, Campbell, CA  95008 

 

AGENDA 
 
 

ITEM/FILE NO.      ADDRESS START TIME / DURATION APPLICANT 

1.  

 
PLN2016-34 

to 37 
 

 
1323 Parsons Ave 

 
6:45 p.m.  Omid Shakeri 

 
Planned Development Permit to allow the construction of four small-lot single-family residences; 
Tentative Subdivision Map to allow four residential lots and a common lot; Zone Change from R-1-6 
to P-D (Planned Development) and a Parking Modification Permit to allow for the provision of 
uncovered parking spaces in lieu of required covered parking.  Project Planner:  Stephen Rose, 
Associate Planner 
 
 



   
 
To:  Site and Architectural Review Committee                               Date: July 26, 2016 
 
From:  Stephen Rose, Associate Planner   
Via:  Paul Kermoyan, Community Development Director 
 
Subject:  Parsons Avenue Subdivision 
File No(s).: Planned Development Permit (PLN2016-34) | Zone Change (PLN2016-35) | Vesting Tentative 

Subdivision Map (PLN2016-36) | Parking Exception (PLN2016-222) | Initial Study (PLN2016-37)  
 
Address:  1323 Parsons Avenue 

 
BACKGROUND 
On February 3, 2015 the applicant sought City Council authorization to proceed with a General Plan 
Amendment and associated Zoning Map Amendment to consider a change in General Plan Land Use 
designation from Low-Density Residential to Low-Medium Density Residential, and zoning from R-1-6 
(Single Family Residential) to P-D (Planned Development). Upon due consideration, the City Council found 
that the change in density (which would have allowed nine-units) would be inconsistent with the Housing 
Element and disrupt the established boundary between Professional Office land uses to the north and east, and 
Single Family land uses to the south and west. Instead of granting authorization to proceed, the Council voted 
unanimously to reject the proposal, providing direction for the applicant to evaluate options which would 
comply with the existing Land Use Designation and better fit the area. Since that time the applicant has worked 
with staff to scale back the project, consistent with Council feedback.  

PROPOSAL 
The applicant is seeking approval of a Planned Development Permit to allow the construction of four new two-
story single-family residences, a Zone Change to allow a zone district change from R-1-6 (Single Family 
Residential) to P-D (Planned Development), Vesting Tentative Subdivision Map to allow the creation of five 
lots (four developable) from a single parcel and Parking Exception Permit to allow uncovered parking spaces to 
be provided in lieu of required covered parking. As the project includes a Zone Change, it does not qualify as 
categorically exempt, necessitating the preparation of an Initial Study (PLN2016-37) which will be provided in 
advance of the Planning Commission meeting (tentatively scheduled for August 23, 2016).   

PROJECT SITE 
The project site is a 33,263 square-foot property located on the west side of Parsons Avenue, south of Camden 
Avenue, and north of Sharp Avenue in the R-1-6 (Single-Family Residential) Zoning District (reference 
Attachment 1 – Location Map). The site is currently developed with a 1,615 sq. ft. single-story single-family 
residence and 480 sq. ft. garage (reference Attachment 2 – Project Plan; Sheet A1.2). Single-family residential 
properties border the site to the south and west and commercial uses border the property to the north and east.  
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PROJECT DATA 
Zoning Designation:  R-1-6 (Single-Family Residential) 
Proposed Zoning: P-D (Planned Development) 
General Plan Designation: Low-Density Residential (less than 3.5 units/gr. acre) 
 
Net Lot Area: 33,263 square-feet  
Building Height: 25 feet, 4-inches1  35 feet Maximum Allowed 
Building Wall Height: 20 feet2  (F.G. to Top of Plate) 
Floor Area Ratio (FAR):          37.2%3  45% Maximum Allowed 
Building (Lot) Coverage: 23%  40% Maximum Allowed 
 
Parking Space Requirements: 13 (8 covered; 5 uncovered4) 12 Minimum (10 covered; 2 uncovered) 
 
  Use General Plan Zoning 
North Jiffy Lube & Convalescent Care5 Professional Office P-O (Professional Office) 
East Head to Toe Salon* & H&R Block 

(across Parsons Avenue) 
Professional Office P-O (Professional Office)) 

South Single-Family Residence Low Density Residential  
(Less than 6 Units/Gr. Acre) 

R-1-6 (Single-Family Residential) 

West Single Family Residence Low Density Residential 
 (Less than 6 Units/Gr. Acre) 

R-1-6 (Single-Family Residential) 

 
DISCUSSION 
The purpose of the Site and Architectural Review Committee’s (SARC) review is to provide feedback on the 
site design, circulation, architectural materials, colors, and landscaping. In consideration of the applicant’s 
proposal, the SARC should also consider that 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 list of considerations that should be taken into account in review of this project (CMC 21.12.030.H). 
For ease of reference, pertinent sections of code have been provided in the applicable areas of discussion. 
 
Site Layout: The applicant’s proposal would subdivide the subject property into five lots, comprising four 
‘developable’ single-family lots located along the west and northwest property lines, and a single ‘common lot’ 
which takes access from Parsons Avenue and would satisfy the majority of site access, guest parking6, C-3 
(storm water management) and fire department turnaround requirements (reference Attachment 4 - Tentative 
Subdivision Map).  As a small segment of Lot 2 (northeast corner; shown in red) is proposed with an 
ingress/egress easement (rather than simply being part of the common lot) a discussion point has been raised to 
determine if this area, where it overlaps the driveway, should be incorporated into the common lot instead.  
 

                                                 
1 The unit heights vary; Lot 1: 24 feet, 6-inches; Lot 2: 24 feet, 8-inches; Lot 3: 25 feet, 4-inches; Lot 4: 25 feet, 4-inches. 
2 The side and rear building walls of all units measure 20-feet in height; the front of units, where gables occur, measure greater.  
3 Based on total floor area of all units and net lot size of all lots; lot by lot analysis provided on Sheet A1.0 of the Project Plans.  
4 While the applicant’s proposal exceeds the minimum number of required parking spaces, as the applicant’s proposal seeks to provide 
uncovered parking in lieu of covered parking, a parking exception is required.  
5 Jiffy Lube & the Convalescent Care are non-conforming land uses in the Professional Office zoning district.  
6 As small lot single-family homes, the units are required to provide 2½ covered, plus ½ space uncovered parking for guests. 
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Figure 1 – Site Configuration & Ingress/Egress Area over Lot 2 

 
As the property abuts commercial uses to the northeast (Jiffy Lube) and north (Convalescent Care), the SARC 
should also consider the interface between disparate commercial and single-family residential land uses in these 
areas. For discussion purposes, the three primary interfaces have been described and labeled in the following 
Figure as: 1) Entry Drive (blue), 2) Driveway & Side of Lot 4 (green), and 3) Rear of Lot 3 & 4 (red).  
 

 
Figure 2 – Commercial & Residential Primary Interfaces 

 
Figure 3 – Residential Elevations Abutting Commercial Properties 

 
Figure 3 – Existing Fencing Separating Uses  

5-foot tall masonry wall with two foot wooden lattice behind Jiffy Lube (on left) 
6-foot tall wood fence behind Convalescent Care (on right) 

 
As project plans do not include a proposal for enhanced landscaping or fencing/walls between the two uses in 
these areas, a discussion point has been raised to determine if additional trees, fencing or even revisions to the 
building elevations revisions at these key interface areas would be warranted.  

Ingress/Egress Area 
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Architectural Design: The Planned Development zoning district, provides the following considerations relating 
to structure design and site layout (Sec. 21.12.030.H.5.c): 
 

1. The general silhouette and mass, including location on the site, elevations, and relation to natural plant coverage, all in 
relationship to the surrounding neighborhood,  

2. The exterior design in relation to adjoining structures in terms of area, bulk, height, openings, and breaks in the facade facing 
the street, and  

3. The appropriateness and compatibility of the proposed uses in relation to the adjacent uses and the area as a whole. 
 
The applicant is proposing ‘Craftsman’ style units with prominent front entries, composition shingle hipped and 
gable roofs, board and batten and shingle siding, and articulated building walls throughout (but with an 
emphasis on the front facades). The proposed colors and materials are noted on each page of the building 
elevations and illustrated on the color and material board but can generally be described as an earth tone pallet 
with gray (Lot 1), beige (Lot 2 & Lot 4), and blue (Lot 3) primary building wall colors (reference Attachment 3 
– Color Elevations). While the neighborhood is predominantly comprised of older and smaller one-story single 
family residences, the proposed unit design and architecture could be considered complementary and consistent 
with the established neighborhood.  
 
As the units are roughly 130-feet back from Parsons Avenue, a streetscape schematic was not required. Instead, 
staff requested the preparation of site ‘sections’ showing the silhouettes of Lot 1 and Lot 2 building walls, 
demonstrating the relationship of the project to the property line and offsite development. The silhouettes, 
which may be found on Page A1.3 of the Project Plans (reference Attachment 2), demonstrate that the site 
configuration (including the placement of second-story mass and bulk) would be complementary with adjacent 
development and the area as a whole.  
 
Parking Modification Permit: Pursuant to Section 21.28.040 (Table 3) of the Campbell Municipal Code (CMC), 
small lot single-family dwellings are required to provide 2½ covered parking spaces per unit plus ½ space 
designated for guest parking per unit.  The proposed four units will create a parking requirement of 10 covered 
parking spaces with two additional uncovered parking spaces for a total of 12 required parking spaces. As 
proposed, the project provides 12 parking spaces (8 covered and 4 uncovered spaces) as summarized in the table 
as follows: 

 Covered Parking Uncovered Parking Total 
Required 10 2 12 
Proposed 8 5 13 

Difference -2 +3 +1 

As such, the applicant is requesting a Parking Modification Permit to allow for the required covered parking 
spaces, to be provided as uncovered parking. Staff is supportive of the request in that the minimum number of 
parking spaces is still achieved (exceeded by one) and provided that the provision of uncovered parking, in-lieu 
of covered parking, results in a more functional shared use of space for the four units and a more consistent 
single-family residential look and feel than would be achieved by providing additional covered parking. 
 
Landscaping: The project will require compliance with the State mandated landscape water efficient guidelines, 
which will require incorporation of various water conservation measures, including planting of drought-resistant 
vegetation. Each lot would have over 1,000 square feet of useable open space (R-1-6 zoning district requires 
750 square feet).  
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Trees: The project site has 17 trees (none of which are considered protected), predominantly comprised of fruit 
trees and all but four are proposed for removal due to conflicts with proposed driveways or structures (reference 
Attachment 2 – Project Plans; Sheet A1.1 & Attachment 5 – Arborist Report). The trees to be retained include 
a European olive tree (#7), an apple tree (#8), an apricot tree (#11), and a plum tree (#12). Whereas the 
applicant has proposed to retain these four trees, staff would also recommend the removal of the apple tree (#8), 
as the Arborist Report indicates that the tree is in poor condition and ‘ready to fall apart’. Furthermore, as the 
applicant has not proposed any new trees with the proposed subdivision (deferring the decision to future 
property owners) a discussion point has been raised to determine if the provision of some new trees (such as 
two per lot) would be appropriate as a project requirement. 
  
OPTIONS 
 
The following options are intended to facilitate discussion of the project’s site and architectural review: 
 

• Should the area of Lot 2, which overlaps the driveway, simply be part of the common lot, rather than 
having access provided over an ingress/egress easement? 
 

• Should enhanced landscaping (e.g. Italian cypress, new trees) or replacement fencing (six-foot tall 
masonry or wood fence7) be required to be installed between the commercial and residential interface? 
Should any changes to the rear or side elevations of the homes which abut the commercial uses be 
required? 
 

• Should the apple tree (#8) which is noted as ‘ready to fall apart’ by the Arborist Report be removed? 
Should any trees marked for removal instead be retained? 
 

• Should additional trees be required as part of the project (such as two per lot?). If so, does the SARC 
have a preferred location for the provision of new trees? 
 

After discussion the SARC may recommend approval to the Planning Commission as proposed, or subject to 
specific revisions. 
 
Attachments:    
1. Location Map 
2. Project Plans 
3. Color Elevations 
4. Tentative Subdivision Map 
5. Arborist Report 

                                                 
7 CMC 21.18.120 – Screening and Buffering requires an opaque screen consisting of plant material and a solid masonry wall or 
wooden fence not less than six feet in height whenever a commercial or industrial development adjoins a residential zoning district.  
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