
____________________________________________________________ 
 

REGULAR MEETING OF THE CAMPBELL CITY COUNCIL 
  

Tuesday, October 18, 2016 – 7:30 p.m. 
Council Chamber – 70 N. First Street  

 
CALL TO ORDER, ROLL CALL, PLEDGE OF ALLEGIANCE 
 
SPECIAL PRESENTATIONS AND PROCLAMATIONS 
 
COMMUNICATIONS AND PETITIONS 
 
ORAL REQUESTS 
NOTE:  This portion of the meeting is reserved for persons wishing to address the City Council on 
any matter not on the agenda.  Persons wishing to address the Council are requested, but not 
required to complete a Speaker’s Card.  Speakers are limited to two (2) minutes.  The law 
generally prohibits the Council from discussion or taking action on such items.  However, the 
Council may instruct staff accordingly regarding Oral Requests.  
 
COUNCIL ANNOUNCEMENTS 
 
CONSENT CALENDAR 
NOTE:  All matters listed under consent calendar are considered by the City Council to be routine 
and will be enacted by one motion.  There will be no separate discussion of these items unless a 
request is made by a member of City Council, City staff, or a member of the public.  Any person 
wishing to speak on any item on the consent calendar should ask to have the item removed from 
the consent calendar prior to the time the Council votes to approve.  If removed, the item will be 
discussed in the order in which it appears. 
   
1. Minutes of Study Session of October 4, 2016 

Recommended Action: Approve the regular meeting minutes. 
 
2.  Minutes of Regular Meeting of October 4, 2016  

Recommended Action: Approve the regular meeting minutes. 
 
3. Approving Bills and Claims 

Recommended Action: Approve the bills and claims in the amount of 
$1,170,359.75. 
 

4. Approval to Carryover Unspent Capital Budget Appropriations and 
Operating Budget Encumbrances (Resolution/Roll Call Vote) 
Recommended Action: Adopt a resolution amending the City’s capital budget 
in the amount of $8,107,003 plus related transfers, re-allocations, and 
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consolidations; and adopt a resolution amending the City’s operating budget in 
the amount of $1,323,846 for re-appropriation of operating encumbrances. 
 

5. Authorize the City Manager to Sign a Memorandum of Understanding 
Between the City of Milpitas and City of Campbell for Shared Use of Public 
Safety Computer Aided Dispatch System and to Make FY17 Budget 
Adjustments Necessary for the Project (Resolution/Roll Call Vote) 
Recommended Action: Adopt a resolution authorizing the City Manager to 
sign a Memorandum of Understanding between the City of Milpitas and City of 
Campbell for Shared Use of Public Safety Computer Aided Dispatch System; and  
authorize a budget adjustment to reimburse Milpitas for the time their System 
Administrator will work on the shared system for Campbell related 
implementation/support. 

 
6. Second Reading of Ordinance 2209 Approving a City-Initiated Text 

Amendment (PLN2015-365) to Reinsert Language Regarding Payday 
Lending Establishments that was Inadvertently Omitted when the Municipal 
Code was Updated on April 5, 2016 Concerning Massage Establishments 
(Ordinance/Roll Call Vote) 

  Recommended Action: Take the second reading and adopt Ordinance 2209 
approving a Text Amendment Amending Section 21.10.50 of the Campbell 
Municipal Zoning Code (C-2 General Commercial Zoning District).  

 
PUBLIC HEARINGS AND INTRODUCTION OF ORDINANCES 
NOTE:  Members of the public may be allotted up to two (2) minutes to comment on any public 
hearing item.  Applicants/Appellants and their representatives may be allotted up to a total of five 
(5) minutes for opening statements and up to a total of three (3) minutes maximum for closing 
statements. Items requested/recommended for continuance are subject to Council’s consent at 
the meeting. 
 
7. Public Hearing to Introduce an Ordinance Approving a Zoning Map 

Amendment for a Previously Approved Project which was Erroneously 
Approved by Resolution Rather than by Ordinance (Ordinance/Roll Call 
Vote) 
Recommended Action: Take first reading and introduce an Ordinance 
approving a Zoning Map Amendment (PLN2015-037) to change the zoning 
district designation from R-2 (Multi-Family Residential) to P-D (Planned 
Development) for the property located at 1685 Bucknall Road. 

 
8. Public Hearing to Consider the Application of Majid Saneinead for a Zoning 

Map Amendment (PLN2016-275) to Change the Zoning District Designation 
from R-M (Multi-Family Residential) to P-D (Planned Development), Planned 
Development Permit (PLN2016-276) to Allow the Construction of Two (2) 
Two-Story Detached Single-Family Homes, Tentative Parcel Map (PLN2016-
019) to Create Two Residential Lots and One Common Lot, Tree Removal 
Permit (PLN2016-277) to Allow for the Removal of One Protected Tree, and 
Negative Declaration (PLN2016-278) at 1223 Walnut Drive. (Resolution/ 
Ordinance/Roll Call Vote) 

 Recommended Action: Introduce an Ordinance, approving a Zoning Map 
Amendment (PLN2016-275) to change the zoning district designation from R-M 



(Multi-Family Residential) to P-D (Planned Development); and adopt a 
Resolution, approving a Planned Development Permit (PLN2016-276) to allow 
the construction of two (2), two-story detached single-family homes subject to 
Conditions of Approval; and adopt a Resolution, approving a Tentative Parcel 
Map (PLN2016-019) to create two single family lots and one commonly owned 
lot, subject to Conditions of Approval; and adopt a Resolution, approving a Tree 
Removal Permit (PLN2016-277) to allow for the removal of one protected tree, 
subject to Conditions of Approval; and adopt a Resolution, adopting a Negative 
Declaration (PLN2016-278). 

 
9. Public Hearing to Consider the Application of CFEP Pruneyard, LLC for a 

Zoning Map Amendment (PLN2015-357) to Amend the Campbell Zoning 
Map to Rezone a Portion of The Pruneyard from the C-2 (General 
Commercial) Zoning District to the C-2-O (General Commercial / Overlay) 
Combining Zoning District; a Master Use Permit (PLN2015-358) to Allow the 
Construction of a 100,000 square-foot (5-story) Office Building, Four Retail 
Buildings Constituting 18,600 Square-feet, a 30,000 Square-foot Fitness 
Facility or a 12,000 Square-foot Retail/Office Building, Expansion of the 
Existing Parking Structure (3 or 5 stories), Various Site Improvements, 
Alterations to Existing Buildings, Establishment of a New Land Use 
Program Including Specifying Permitted and Conditional Uses, Continued 
Allowance of a Shared Parking Program, and Implementation of a 
Transportation Demand Management Program (TDM); a Tentative Vesting 
Parcel Map (PLN2015-77) to Allow Division of the Property into Three 
Parcels; a Tree Removal Permit (PLN2015-335) to Allow removal of On-Site 
"Protected" Trees; a Master Sign Plan with a Freeway Oriented Sign 
(PLN2015-78) to Allow a New Comprehensive Signage Scheme Including an 
Increase in Sign Area, Height, and Number; and a Zoning Code Amendment 
(PLN2015-76) to Revise Various Sections of the Campbell Zoning Code 
(Title 21 of the Campbell Municipal Code) to Reference the Land Use 
Program Created by the Master Use Permit and to Allow the Signage 
Proposed by the Master Sign Plan, for Property Located at 1875, 1887, 
1901, 1919, 1995, & 1999 S. Bascom Avenue. (Resolutions/Ordinance/Roll 
Call Vote) 
Recommended Action: Adopt a Resolution, adopting a Mitigated Negative 
Declaration and Mitigation Monitoring and Reporting Program (PLN2015-79); and 
introduce an Ordinance, approving a Zoning Map Amendment (PLN2015-357); 
and introduce an Ordinance, approving a Zoning Code Amendment (PLN2015-
76); adopt a Resolution, approving a Master Use Permit; and adopt a Resolution, 
approving a Tentative Vesting Parcel Map; adopt a Resolution, approving a 
Master Sign Plan (PLN2015-78) with a freeway-oriented sign and an increase to 
the allowable sign area, height, and number; and adopt a Resolution, approving 
a Tree Removal Permit (PLN2015-335). 

NEW BUSINESS 
 
COUNCIL COMMITTEE REPORTS 
 
10. Extend Application Deadline for the Historic Preservation Board Opening 



 Recommended Action: Extend the application deadline for the Historic 
Preservation Board until a sufficient number of applications are received.  

 
11.  City Councilmember Reports/Updates on Committee Assignments  

Recommended Action: Report on committee assignments and general 
comments. 

   
ADJOURN   
 
 
In compliance with the Americans with Disabilities Act, listening assistive devices are available for all meetings held in the 
City Council Chambers. If you require accommodation, please contact the City Clerk’s Office, (408) 866-2117, at least one 
week in advance of the meeting. 



CITY COUNCIL MINUTES 
City of Campbell, 70 North First Street, Campbell, California 

CAMPBELL CITY COUNCIL STUDY SESSION 
Tuesday, October 4, 2016 - 6:00 p.m. 
Council Chamber – 70 N. First Street  

This Study Session was duly noticed pursuant to open meeting requirements of 
the Ralph M. Brown Act (G.C. Section 54956).   

This meeting was recorded and can be viewed in its entirety 
at www.cityofcampbell.com/agendacenter. 

NOTE: No action may be taken on a matter under Study Session other than direction to staff to 
further review or prepare a report.  Any proposed action regarding items on a Study Session must 
be agendized for a future Regular or Special City Council meeting. 

CALL TO ORDER, ROLL CALL 

The City Council of the City of Campbell convened this day in the Council Chambers of 
City Hall, 70 N. First Street, Campbell, California, to discuss medical marijuana. 

Present:  Councilmembers:  Kotowski, Resnikoff, Gibbons, Baker 

Absent:  Councilmembers:   Cristina 

Staff Present: Mark Linder, City Manager; Bill Seligmann, City Attorney; Wendy Wood, 
City Clerk; Andrea Sanders, Deputy City Clerk; David Carmichael, Police Chief; Gary 
Berg, Police Captain.  

NEW BUSINESS 

1. Medical Marijuana
Recommended Action: Conduct study session and provide direction to staff.

City Manager Mark Linder gave a brief explanation of the purpose of this study
session and provided some background information.

City Attorney Bill Seligmann presented information regarding the initiative
process.

City Clerk Wendy Wood presented information regarding the special election
process.

Supervising District Attorney Patrick Vanier presented on overview of medical
marijuana and issues surrounding dispensaries.

Item 1
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ORAL COMMENT 
 

Matt Lucero, Campbell resident, stated that he is an owner of a dispensary in 
San Jose and is against the initiative that is being currently being circulated in 
Campbell. 

 
Susan Landry, Campbell resident, stated that she had submitted a letter to 
Council and suggested a joint partnership with the City of San Jose. 
 
Cynthia Holiday, Campbell resident, stated that she would like Council to be   
budget friendly in their decision and look at working with the City of San Jose. 
 
Vikki Fox, Campbell resident, commented on dispensaries and stated support of 
the initiative. 
 
Kale Schulte, Campbell resident, spoke about the initiative, potential 
compromises, and stated support for the initiative. 

 
At 7:26 p.m., Mayor Baker stated that the Study Session would be continued 
after the regular City Council meeting. Council reconvened at 11:08 p.m.  
 
After discussion, M/S: Resnikoff/Kotowski – that the City Council continue 
this item to a date uncertain. Motion was adopted unanimously 
(Councilmember Cristina was absent).  

 
  
ADJOURN 
 
Mayor Baker adjourned the meeting at 11:15 p.m. 
 
 
         
 
 

APPROVED: 
 
 
ATTEST: 
         
 

__________________________ 
        Jason T. Baker, Mayor 
________________________ 
Wendy Wood, City Clerk 
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CITY COUNCIL MINUTES 
City of Campbell, 70 North First Street, Campbell, California 

CITY COUNCIL EXECUTIVE SESSION  
 Tuesday, October 4, 2016 – 5:45 p.m. 

Ralph Doetsch Conference Room - 70 N. First Street 

A. Personnel 

B. Litigation 

C. Real Property  

D. Labor Negotiations – Pursuant to G.S. Section 54957.6: Conference with 
Labor Negotiator – Agency Negotiator: Jill Lopez, Human Resources 
Manager. Employee Organization: Campbell Peace Officers Association 
(CPOA) 

Council met in Executive session to discuss item D (Councilmember Cristina was 
absent). Executive session adjourned at 6:00 p.m. 

******************** 

REGULAR MEETING OF THE CAMPBELL CITY COUNCIL 

Tuesday, October 4, 2016 – 7:30 p.m. 
Council Chamber – 70 N. First Street 

This City Council meeting was duly noticed pursuant to open meeting 
requirements of the Ralph M. Brown Act (G.C. Section 54956). 

This meeting was recorded and can be viewed in its entirety 
at www.cityofcampbell.com/agendacenter. 

CALL TO ORDER, ROLL CALL, PLEDGE OF ALLEGIANCE 
The City Council of the City of Campbell convened this day in the regular meeting place, 
the Council Chamber of City Hall, 70 N. First Street, Campbell, California.  

Roll Call:  

Present: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

Absent: Councilmembers: Cristina 

Pledge: Campbell Police Foundation 

Item 2.

http://www.cityofcampbell.com/agendacenter


The pledge of allegiance was led by the Campbell Police Foundation. Mayor Baker 
thanked them and presented them with a certificate of appreciation for leading the 
pledge. 
 
SPECIAL PRESENTATIONS AND PROCLAMATIONS 
 
There were no special presentations and proclamations. 
 
COMMUNICATIONS AND PETITIONS 
 
There were no communications or petitions. 
 
ORAL REQUESTS 
NOTE:  This portion of the meeting is reserved for persons wishing to address the City Council on 
any matter not on the agenda.  Persons wishing to address the Council are requested, but not 
required to complete a Speaker’s Card.  Speakers are limited to two (2) minutes.  The law 
generally prohibits the Council from discussion or taking action on such items.  However, the 
Council may instruct staff accordingly regarding Oral Requests.  
 
Cam Roberson, Campbell resident, spoke about a flag lot approval at 285 California 
Street and stated issues with the process and the proposed project.  
 
Russell Pfirrman, Campbell resident, spoke about the proposed project at 285 California 
Street and the impact on the neighborhood and would like the concessions met by the 
developer. 

 
Campbell resident spoke about issues with an empty lot at Hacienda and Capri being 
used for the staging of construction material and stated that this is not an appropriate 
use in a residential neighborhood. 
 
COUNCIL ANNOUNCEMENTS 
 
The City of Campbell is accepting applications for the Parks and Recreation 
Commission for terms expiring December 2016. To be eligible for appointment on this 
voluntary advisory commission, applicants must reside within Campbell city limits and 
be at least eighteen years of age. For more information, please contact the City Clerk's 
Office at 408-866-2117. 
 
Have you ever heard of the Beer or the Whiskey League?   Do you ever wonder what 
there was before the World Series as we know it today? Then come to the Historical 
Museum on Thursday, October 6 from 5-7 p.m. for “THE WORLD SERIES YOU 
NEVER HEARD OF” talk by historian, Barney Terrell.  Enjoy an evening at the Historical 
Museum and learn more about the history of America’s favorite pastime.  The cost for 
admission is $5 per person, or free for museum members. 
 
The final History Happy Hour will be on Friday, October 21 from 5:30 p.m. to 7:30 p.m. 
and will feature our very own Councilmember Mike Kotowski.  A ferroequinologist, 
historian and artist, Councilmember Kotowski will discuss the Campbell Rails, the 
history of the railroad and how it lead to the development of Campbell and growth in the 
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Valley.  Included in his presentation will be his original art work, art prints, maps, books 
and publications.  All Aboard!  For more information about either of these events, please 
visit our website at www.cityofcampbell.com. 
 
The Campbell Veterans Memorial Foundation is hosting their annual “2016 Saluting Our 
Veterans Gala Dinner & Fund Raiser” on Saturday, November 5 at 5:30 p.m.   The 
Campbell Veterans Foundation supports an endowment fund for returning veterans who 
wish to re-enter civilian life by attending various schools and colleges.  For more 
information about this event, please visit www.campbellveteransmemorial.org.   

CONSENT CALENDAR 
NOTE:  All matters listed under consent calendar are considered by the City Council to be routine 
and will be enacted by one motion.  There will be no separate discussion of these items unless a 
request is made by a member of City Council, City staff, or a member of the public.  Any person 
wishing to speak on any item on the consent calendar should ask to have the item removed from 
the consent calendar prior to the time the Council votes to approve.  If removed, the item will be 
discussed in the order in which it appears. 
 
Mayor Baker asked if any Councilmember or anyone in the audience wished to remove 
any item from the Consent Calendar. 
 
Councilmember Resnikoff asked to pull item four. 
 
The Consent Calendar was considered as follows: 
     
1. Minutes of Regular Meeting of September 20, 2016  

Recommended Action: Approve the regular meeting minutes. 
 
 This action approves the minutes of the regular meeting of September 20, 2016. 
 
2. Approving Bills and Claims 

Recommended Action: Approve the bills and claims in the amount of 
$783,377.84. 
 
This action approves the bills and claims in the amount of $783,377.84 as 
follows: payroll checks dated September 8, 2016 in the amount of $309,745.34; 
bills and claims checks dated September 12, 2016 in the amount of $230,902.27; 
and bills and claims check dated September 19, 2016 in the amount of 
$242,730.23. 
 

3. Monthly Investment Report – August, 2016 
Recommended Action: Note and file the monthly investment report for August 
2016. 
 
This action is to note and file the Monthly Investment Report dated August, 2016. 
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5. Authorize the Issuance of a Request for Qualifications (RFQ) for an Energy 
Efficiency Investment Grade Audit for City Building/Utilities Equipment 
(Resolution/Roll Call Vote) 

  Recommended Action: Adopt a resolution authorizing the Public Works 
Department to issue a Request for Qualifications (RFQ) for an Energy Efficiency 
Investment Grade Audit for City facilities and utilities. 

 
 Resolution 12053 authorizes the Public Works Department to issue a Request for 

Qualifications (RFQ) for an Energy Efficiency Investment Grade Audit for City 
facilities and utilities. 

 
6. Approval of Third Amendment to Agreement Providing for Implementation 

of the Santa Clara Valley Urban Runoff Pollution Prevention Program 
(Resolution/Roll Call Vote) 

 Recommended Action: Adopt a resolution authorizing the Public Works 
Director to execute the Third Amendment to the Agreement Providing for 
Implementation of the Santa Clara Valley Urban Runoff Pollution Prevention 
Program. 

   
 Resolution 12054 authorizes the Public Works Director to execute the Third 

Amendment to the Agreement Providing for Implementation of the Santa Clara 
Valley Urban Runoff Pollution Prevention Program. 

 
7. Approve Temporary Closure of East Campbell Avenue and Fee Waiver 

Request for the Downtown Campbell Business Association’s Creepy 
Crawly Halloween Event (Resolution/Roll Call Vote) 
Recommended Action: Adopt a resolution approving the temporary closure of 
East Campbell Avenue and fee waiver request for the Downtown Campbell 
Business Association’s Creepy Crawly Halloween event.  

 
Resolution 12055 approves the temporary closure of East Campbell Avenue and 
fee waiver request for the Downtown Campbell Business Association’s Creepy 
Crawly Halloween event.  
 
M/S: Gibbons/Kotowski - that the City Council approve the Consent 
Calendar with the exception of item four.  Motion was adopted by the 
following roll call vote: 

 
AYES: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

 
NOES: Councilmembers: None 
 
ABSENT: Councilmembers: Cristina 

 
ITEMS CONSIDERED SEPARATE FROM THE CONSENT CALENDAR 
 
4. Acceptance of Donation from the Campbell Police Foundation 
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 Recommended Action: Accept donations in the aggregate amount of 
$7,040.42 from the Campbell Police Foundation for equipment, supplies, and 
support for the Campbell Police Department. 

 
 Councilmember Resnikoff spoke about the Foundation. 
 

M/S: Resnikoff/Gibbons – that the City Council accepts the donations in the 
aggregate amount of $7,040.42 from the Campbell Police foundation for 
equipment, supplies, and support for the Campbell Police Department. 
Motion was adopted by the following roll call vote: 

 
AYES: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

 
NOES: Councilmembers: None 
 
ABSENT: Councilmembers: Cristina 

 
NEW BUSINESS   ** Item taken out of order 
 
**10. Update on Harriet Avenue/McCoy Avenue/San Tomas Aquino Road 

Signalization Project and Harriet Avenue Traffic Calming Alternatives 
(Resolution/Roll Call Vote) 

 Recommended Action: Direct Staff to suspend the Harriet Ave/McCoy 
Avenue/San Tomas Aquino Road Signalization Project; and develop a concept 
design for a Harriet Avenue traffic calming project for consideration in the 
development of the Fiscal Year 2018/22 Capital Improvement Plan. 

 
 Traffic Engineer Jue presented staff report dated October 4, 2016. 
 
 John Sparry, Campbell resident, stated opposition to the traffic signal. 
 
 Rebecca Unger, Campbell resident, stated interest in the HAWK hybrid beacon. 
 

Susan Landry, Campbell resident, thanked Council and Staff for working with the 
community and asked if the grant could apply to the HAWK hybrid beacon. 

 
Jaime Batiz, Campbell resident, spoke against the traffic light and would like a 
plan for traffic calming alternatives to encourage drivers to slow down. 
 
Cynthia Dodd, Campbell resident, spoke in favor of a traffic signal and agrees 
with the results of the traffic study. 

 
Doug Gillison, Campbell resident, encouraged Council to adopt staff’s 
recommendation. 
 
Yuan-Pin Yu, Campbell resident, spoke against the traffic signal and would like a 
crossing guard along with alternative traffic calming measures. 
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Harry Greenwood, Campbell resident, thanked the Public Works Department for 
the recommendation and stated that a majority of the neighbors are against the 
traffic signal. 

 
Saliya Vidanage, Campbell resident, stated concerns with turning at the 
intersection and supports the traffic signal. 
 
Mayye Lavrenko, Campbell resident, stated opposition to the traffic signal, 
concerns with visibility, and is in favor of the HAWK hybrid beacon. 
 
Helen Chuang, San Jose resident, spoke in favor of the traffic signal and 
commented on traffic concerns. 
 
Audrey Kiehtriber, President of the San Tomas Area Community Coalition, spoke 
about the involvement of the community regarding this issue and would like staff 
to continue working with the community to find a solution. 
 
Denise Khalid, principal at Forest Hill Elementary, spoke about safety concerns 
and would like a solution found quickly.  

 
Campbell resident asked about the success rate for the HAWK hybrid beacon 
spoke about additional traffic calming solutions. 
 
Charles Schultz, Campbell resident, stated that he had submitted a letter to 
Council and supports the traffic signal. 
 
Campbell resident spoke about traffic concerns and is in favor of alternative 
traffic calming measures. 
 
Campbell resident would like to see a solution found quickly and stated support 
for the traffic signal. 

 
After discussion, M/S: Gibbons/Resnikoff – that the City Council adopt 
Resolution 12056 directing staff to suspend the Harriet Ave/McCoy 
Avenue/San Tomas Aquino Road Signalization Project; and develop a 
concept design for a Harriet Avenue traffic calming project for 
consideration in the development of the Fiscal Year 2018/22 Capital 
Improvement Plan with an amendment to add direction to staff to 
implement a crossing guard solution and temporary painted striping as 
needed in the interim; authorize staff to proceed with applying for U.C. 
Berkley’s Institute of Transportation Studies free Complete Streets Safety 
Assessment; and if possible try to reuse the current signal funds for any 
aspect of this project. Motion was adopted by the following roll call vote: 

 
AYES: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

 
NOES: Councilmembers: None 
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ABSENT: Councilmembers: Cristina 
 
PUBLIC HEARINGS AND INTRODUCTION OF ORDINANCES 
NOTE:  Members of the public may be allotted up to two (2) minutes to comment on any public 
hearing item.  Applicants/Appellants and their representatives may be allotted up to a total of five 
(5) minutes for opening statements and up to a total of three (3) minutes maximum for closing 
statements. Items requested/recommended for continuance are subject to Council’s consent at 
the meeting. 
 
8. Public Hearing to Consider the Application of Jimmy Chang for Planned 

Development Permit (PLN2016-263) to Allow for the Conversion of Private 
Patio Areas to Common Open Space, Alterations to Existing Staircase, and 
Installation of New Lighting Fixtures Within Two Courtyards of an Existing 
Apartment Community and Tree Removal Permit (PLN2016-266) to Allow 
Removal of Protected Trees on Property Located at 225 Union Avenue. The 
Planning Commission is Recommending that this item be deemed 
Categorically Exempt Under CEQA. (Resolutions/Roll Call Vote) 

 Recommended Action: Adopt resolutions approving a Planned Development 
Permit (PLN2016-263) to allow for the conversion of private patio areas to 
common open space, alterations to existing staircases, and installation of new 
lighting fixtures within two courtyards of an existing apartment community; and 
approving a Tree Removal Permit (PLN2016-266) to allow for the removal of 
protected trees. 

 
 This is the time and place to consider the application of Jimmy Chang for 

Planned Development Permit (PLN2016-263) to allow for the conversion of 
private patio areas to common open space, alterations to existing staircase, and 
installation of new lighting fixtures within two courtyards of an existing apartment 
community and Tree Removal Permit (PLN2016-266) to allow removal of 
protected trees on property located at 225 Union Avenue. 

 
 Associate Planner Rose presented staff report dated October 4, 2016. 
 

Mayor Baker declared the public hearing open and asked if there was anyone in 
the audience wishing to be heard. 

 
 Jimmy Chang, applicant, clarified the proposed changes and spoke in favor of 

the project. 
 
 Jo-Anne Fairbanks, Campbell resident, commented on the removal of trees in 

this project.  
 

There being no one else wishing to speak, Mayor Baker closed the public 
hearing. 

 
After discussion, M/S: Gibbons/Kotowski – that the City Council adopt 
Resolution 12057 approving a Planned Development Permit (PLN2016-263) 
to allow for the conversion of private patio areas to common open space, 
alterations to existing staircases, and installation of new lighting fixtures 
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within two courtyards of an existing apartment community; and Resolution 
12058 approving a Tree Removal Permit (PLN2016-266) to allow for the 
removal of protected trees. Motion was adopted by the following roll call 
vote: 

 
AYES: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

 
NOES: Councilmembers: None 
 
ABSENT: Councilmembers: Cristina 

 
9. Public Hearing to Consider a City-initiated Text Amendment (PLN2015-365) 

to Reinsert Language Regarding Payday Lending Establishments that was 
Inadvertently Omitted When the Municipal Code was Updated on April 5, 
2016 Concerning Massage Establishments (Resolutions/Ordinance/Roll 
Call Vote) 

 Recommended Action: Adopt a resolution finding that the proposed Zoning 
Text Amendment (PLN2015-365) is exempt from CEQA; and take the first 
reading of an Ordinance approving a Text Amendment Amending Section 
21.10.50 of the Campbell Municipal Zoning Code (C-2 General Commercial 
Zoning District). 

 
 This is the time and place for a public hearing to Consider a City-initiated Text 

Amendment (PLN2015-365) to Reinsert Language Regarding Payday Lending 
Establishments that was Inadvertently Omitted When the Municipal Code was 
Updated on April 5, 2016 Concerning Massage Establishments. 

 
 Senior Planner McCormick presented staff report dated October 4, 2016. 
 

Mayor Baker declared the public hearing open and asked if there was anyone in 
the audience wishing to be heard. 

 
There being no one wishing to speak, Mayor Baker closed the public hearing. 

 
M/S: Resnikoff/Kotowski – that the City Council adopt Resolution 12059 
finding that the proposed Zoning Text Amendment (PLN2015-365) is 
exempt from CEQA; and took first reading of Ordinance 2209 approving a 
Text Amendment Amending Section 21.10.50 of the Campbell Municipal 
Zoning Code (C-2 General Commercial Zoning District). Motion was 
adopted by the following roll call vote: 

 
AYES: Councilmembers: Kotowski, Resnikoff, Gibbons, Baker 

 
NOES: Councilmembers: None 
 
ABSENT: Councilmembers: Cristina 
 
City Clerk Wood read the title of Ordinance 2209.  
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 M/S: Gibbons/Resnikoff – that the City Council waive further reading of 

Ordinance 2209. Motion was adopted unanimously (Councilmember 
Cristina was absent). 

  
NEW BUSINESS 
 
11. Housing Impact Fees Nexus Study (Resolution/Roll Call Vote) 
 Recommended Action: Adopt a resolution accepting the methodology and 

findings of the Nexus Study; continue the meeting to November first; direct staff 
to prepare a resolution adopting the recommended residential and non-
residential housing mitigation fees; and direct staff to prepare a Zoning text 
amendment, amending Chapter 21.24 to implement the necessary changes to 
the provisions related to residential projects (rental and ownership), non-
residential projects, in-lieu fees, and impact fees. 

 
 Senior Planner McCormick presented staff report dated October 4, 2016. 
 

Joshua Abrams, representative from Baird & Driskell Community Planning, 
presented an overview on the nexus study. 

 
 Melissa Morris, Campbell resident and attorney with the Law Foundation of 

Silicon Valley, stated support of affordable housing impact fees for both 
residential and commercial developments. 

 
Pilar Lorenzana-Campo, representative from Silicon Valley at Home, stated 
support of affordable housing impact fees for both residential and commercial 
developments. 

 
Dennis Martin, representative from BIA Bay Area, spoke against increasing 
housing fees especially with residential properties and encouraged Council to not 
approve fees higher that neighboring jurisdictions. 
 
Jo-Anne Fairbanks, Campbell resident, requested additional analysis for non and 
not for profit developers and would like staff to collaborate with community 
stakeholders regarding affordable housing.  
 
After discussion, M/S: Gibbons/Resnikoff – that the City Council continue 
this item to a date uncertain and direct staff to provide Council with 
additional regional information; have the Keyser Marston Associates 
consultant present at the meeting; and provide tangible evidence of the 
nexus. Motion was adopted unanimously (Councilmember Cristina was 
absent). 

 
COUNCIL COMMITTEE REPORTS 
 
12. City Councilmember Reports/Updates on Committee Assignments  
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Recommended Action: Report on committee assignments and general 
comments. 

  
 -- Councilmember Resnikoff attended Silicon Valley Animal Control Authority 

meeting; Mayor’s State of the City; State Route 85 Corridor Policy Advisory 
Board meeting; spoke about attending the upcoming Downtown Campbell 
Business Association meeting; and spoke about the upcoming Creepy Crawly 
Halloween event on October 30th with a book giveaway. 

 
 -- Vice Mayor Gibbons attended the Silicon Valley Clean Energy Authority Board 

of Directors meeting and attended a roundtable discussion put on by Silicon 
Valley at Home and Cities Association. 

 
 -- Councilmember Kotowski spoke about the need for an appointment to the 

CDBG Program Committee; attended the Education Subcommittee meeting; and 
spoke about the ticket sales for the Heritage Theatre. 

 
 -- Mayor Baker spoke about the State of the City Event and thanked staff for 

helping to make it a successful event; attended the Metropolitan Transportation 
Commission meeting; and the Bay Area Toll Authority meeting. 

 
ADJOURN   
 
Mayor Baker adjourned the meeting at 11:07 p.m.  
 

APPROVED: 
 
 
 
        __________________________ 
        Jason T. Baker, Mayor 
ATTEST:  
 
 
 
_________________________ 
Wendy Wood, City Clerk 
 
 
 

Minutes of October 4, 2016 City Council Meeting Page 10 
 



3.

































4.





Attachment 1









Attachment 5









5.





Attachment 1



Attachment 2



Attachment 3























Attachment 4



6.









7.





Attachment 1







Attachment 2











Attachment 3





8.







Attachment 1



























Attachment 3























RESOLUTION NO.  ______ 

BEING A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
CAMPBELL ADOPTING A NEGATIVE DECLARATION (PLN2016-
278) FOR A ZONING MAP AMENDMENT (PLN2016-275); 
TENTATIVE PARCEL MAP (PLN2016-019); PLANNED 
DEVELOPMENT PERMIT (PLN2016-276), AND TREE REMOVAL 
PERMIT (PLN2016-277); TO ALLOW THE DEVELOPMENT OF 
TWO SINGLE-FAMILY HOMES ON PROPERTY LOCATED AT 
1223 WALNUT DRIVE.  

After notification and public hearing, as specified by law, and after presentation by the 
Community Development Director, proponents and opponents, the City Council did 
determine that the adoption of a Negative Declaration provides full and adequate 
environmental review for approval of a Zoning Map Amendment (PLN2016-275) to change 
the zoning designation from R-M (Multi-Family Residential) to P-D (Planned 
Development), a Planned Development Permit (PLN2016-276) to allow the construction of 
two (2) two-story detached single-family homes, Tentative Parcel Map (PLN2016-019) to 
create two residential lots and one common lot, and Tree Removal Permit (PLN2016-277) 
to allow for the removal of one protected tree on property located at 1223 Walnut Drive. 

The City Council finds as follows with regard to recommended adoption of a Mitigated 
Negative Declaration (PLN2016-278): 

Environmental Finding 

1. An Initial Study has been prepared for the project which provides documentation for the
factual basis for concluding that a Negative Declaration (PLN2016-278) may be
adopted since no substantial evidence exists, in light of the whole record, that the
project may have a significant effect on the environment as conditioned.

Evidentiary Findings 

2. The proposed project ("project") includes a Tentative Parcel Map (PLN2016-019) to
create two residential lots and one common lot, Zoning Map Amendment (PLN2016-
275) to change the zoning designation from R-M (Multi-Family Residential) to P-D
(Planned Development), a Planned Development Permit (PLN2016-276) to allow the
construction of two (2) two-story detached single-family homes, a Tree Removal Permit
(PLN2016-277) to allow for the removal of one protected tree, and a Negative
Declaration (PLN2016-278).

3. The project site consists of a 10,011 square foot (net area) lot located on Walnut Drive
between Wendell Drive and Hacienda Avenue.

4. The lot is currently developed with one single-family residence that will be demolished
as part of the proposed project.

5. Abutting land uses include a single-family residence to the south, single-family
townhomes to the north and east, and a senior living facility to the west.
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6. The project site is designated Low-Medium Density Residential (6-13 Units / Gr. Acre)
as shown on the Campbell General Plan Map.

7. The proposed residential land use, at a density of approximately seven (7) units/gr.
acre, is consistent with the allowable land use and maximum density permitted by the
Low-Medium Density Residential General Plan land use designation.

8. The project site is zoned R-M (Multi-Family Residential) as shown on the Campbell
Zoning Map and will be rezoned to P-D (Planned Development).

9. The land use entitlements for the proposed Project may be approved concurrently
where approval of the Tentative Parcel Map is subject to approval of the Zoning Map
Amendment and Planned Development Permit.

10. There are no responsible agencies or trustee agencies responsible for resources
affected by the project.

11. On the basis of the Initial Study, and as supported by substantial evidence, the project
will not have a significant effect on the environment due to the application of uniformly
applicable development policies and incorporation of project-specific conditions of
approval.

12. The City of Campbell provided a Notice of Intent to adopt a Negative Declaration to the
public via the Campbell Express, the County Clerk, and on the City website.

13. The City of Campbell provided a 20-day public review period of the Negative
Declaration pursuant to the California Environmental Quality Act Guidelines.  The 20-
day public review period began on May 25, 2016 and the public was invited to
comment on the Draft Negative Declaration in writing and/or in person at the Planning
Commission Public Hearing on June 14th and September 13th and the City Council
public hearing on October 18, 2016. No comments have been received on the draft
Negative Declaration.

Based upon the foregoing findings of fact, the City Council further finds and concludes 
that: 

14. No substantial evidence has been presented from which a reasonable argument could
be made that shows that the project, as currently presented and subject to the required
conditions of approval, will have a significant adverse impact on the environment.

15. The Negative Declaration reflects the independent judgment and analysis of the City
Council upon recommendation of the Planning Commission.

16. The Custodian of the Record for the Negative Declaration and Initial Study is the
Community Development Department of the City of Campbell, located at 70 North First
Street, Campbell, California.
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NOW, THEREFORE, BE IT RESOLVED that the City Council adopts a Negative 
Declaration (PLN2016-278) (attached Exhibit “A”) for a Tentative Parcel Map (PLN2016-
019), Zoning Map Amendment (PLN2016-275), a Planned Development Permit (PLN2016-
276), and a Tree Removal Permit (PLN2016-277); to allow the development of two single-
family dwellings on property located at 1223 Walnut Drive. 

PASSED AND ADOPTED this _____ day of ___________, 2016, by the following roll call 
vote: 

AYES: COUNCILMEMBERS: 
NOES: COUNCILMEMBERS: 
ABSENT: COUNCILMEMBERS: 
ABSTAIN: COUNCILMEMBERS: 

APPROVED: 
Jason T. Baker, Mayor 

ATTEST: 
  Wendy Wood, City Clerk 
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ITEM NO. 3 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 
Staff Report ∙ September 13, 2016 

PLN2015-357 (ZMA) 
PLN2015-358 (MUP) 
PLN2015-77  (TPM) 
PLN2015-335 (TR) 
PLN2015-78 (MSP) 
PLN2015-76 (ZCA) 

CFEP Pruneyard, 
LLC 

Public Hearing to consider the application of CFEP Pruneyard, LLC for a 
Zoning Map Amendment (PLN2015-357) to amend the Campbell Zoning 
Map to rezone a portion of The Pruneyard from the C-2 (General 
Commercial) Zoning District to the C-2-O (General Commercial / Overlay) 
Combining Zoning District; a Master Use Permit (PLN2015-358) to allow the 
construction of a 100,000 square-foot (5-story) office building, four retail 
buildings constituting 18,600 square-feet, a 30,000 square-foot fitness facility 
or a 12,000 square-foot retail/office building, expansion of the existing 
parking structure (3 or 5 stories), various site improvements, alterations to 
existing buildings, establishment of a new land use program including 
specifying permitted and conditional uses, continued allowance of a shared 
parking program, and implementation of a transportation demand 
management program (TDM); a Tentative Vesting Parcel Map (PLN2015-77) 
to allow division of the property into three parcels; a Tree Removal Permit 
(PLN2015-335) to allow removal of on-site "protected" trees; a Master Sign 
Plan with a Freeway Oriented Sign (PLN2015-78) to allow a new 
comprehensive signage scheme including an increase in sign area, height, and 
number; and a Zoning Code Amendment (PLN2015-76) to revise various 
sections of the Campbell Zoning Code (Title 21 of the Campbell Municipal 
Code) to reference the land use program created by the Master Use Permit and 
to allow the signage proposed by the Master Sign Plan, for property located at 
1875, 1887, 1901, 1919, 1995, & 1999 S. Bascom Avenue. 

STAFF RECOMMENDATION 
That the Planning Commission take the following actions: 

1. Adopt the attached  Resolution (Attachment 1), recommending that the City Council adopt a
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program (PLN2015-
79);

2. Adopt the attached  Resolution (Attachment 2), recommending that the City Council adopt an
ordinance approving a Zoning Map Amendment (PLN2015-357);

3. Adopt the attached  Resolution (Attachment 3), recommending that the City Council adopt an
ordinance approving a Zoning Code Amendment (PLN2015-76);

4. Adopt the attached Resolution (Attachment 4), recommending that the City Council approve a
Master Use Permit, with a revision to reduce the office building to three-stories;

5. Adopt the attached Resolution (Attachment 5), recommending that the City Council approve a
Tentative Vesting Parcel Map;
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6.  Adopt the attached Resolution (Attachment 6), recommending that the City Council approve a 
Master Sign Plan (PLN2015-78) with a freeway-oriented sign and an increase to the allowable 
sign area, height, and number; and 

7.  Adopt the attached Resolution (Attachment 7), recommending that the City Council approve a 
Tree Removal Permit (PLN2015-335). 

PROJECT DATA 
Existing Parcel (1) Area: 27 ± acres  
Proposed Parcel (3) Areas: 15.85 acres (retail), 2.5 acres (hotel), 8.6 acres (office) 
 
Zoning District:   C-2 (General Commercial) | C-2-0 (General Commercial / Overlay) 
General Plan Designation:  General Commercial 
 
Existing Building Areas:  
 Hotel (w/banquet)       94,500 ± square feet (171 rooms) 
 Shopping Center (main)  231,000 ± square feet  
 Retail (pad) Building (3)      12,300 ± square feet 
 Office Buildings (3)   360,000 ± square feet   
      698,000 ± square feet (excluding garage areas) 
New Building Areas: 

R1 (Retail)          6,000 square feet (1-story) 
 R2 (Retail)          5,800 square feet (1-story) 
 R3 | (Fitness Option)      30,000 square feet (2-story) OR 
    (Retail Option)     12,000 square feet (2-story) 

R4 (Retail)     1,800 square feet (1-story) 
 R5 (Retail)          5,000 square feet (1-story) 
 O5 (Office) 100,000 square feet (5-story) 
  148,600 (maximum) 

   
 G1 (Garage Expansion):  534 spaces, 5-levels (Fitness Option) OR 
 408 spaces, 3-levels (Retail Option) 
 

G2 (Underground Garage): 140 spaces, 2-levels (underground) 
 
Total Building Area: 846,600 square feet (excluding garage areas) 
 

 Floor Area Ratio (FAR)1 
Maximum Allowed: 2.0 (General Plan Land Use Policy LUT14.4a) 

 Current:    0.60 
 Proposed (total/parcel):  0.73 (total) | 0.39 (retail) | 1.31 (office) | 0.87 (hotel) 

 
 Parking  

 Current:    2,126 spaces 
 Proposed (total/parcel): 2,600 spaces (at completion of Phase 4) 

                                                 
1As defined by the Zoning Code (Chapter 21.71), FAR does not include basements (e.g., underground parking) or 
unenclosed structures (e.g., parking garage).  
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ENVIRONMENTAL (CEQA) DETERMINATION  
Development proposals are subject to review under the California Environmental Quality Act (CEQA), 
as codified in Title 14 of the California Code of Regulations. The level of review required under CEQA 
is generally commensurate with the scale and complexity of the proposed development. Minor projects 
are generally exempt from formal review, other than documenting the applicable exemption (e.g., 
minor land divisions, single-family residence, change of use, etc.). Development proposals that are 
found not to be exempt require preparation of a multi-disciplinary report called an Initial Study. An 
Initial Study analyzes a project for various potential environmental impacts, including traffic, air and 
water pollution, greenhouse gas emissions, noise, and various community impacts. Where the potential 
impacts of a project are found to be less than significant or can be made less than significant with 
incorporation of mitigation measures, a Negative Declaration (ND) or Mitigated Negative Declaration 
(MND), respectively, may be prepared. Only when potential impacts cannot be mitigated to a less than 
significant level is an Environmental Impact Report (EIR) required.2 
 
Staff prepared the Initial Study for this project, which is included with all attachments and 
appendices, as Attachment 8. The Initial Study identified several potentially significant impacts that 
require incorporation of appropriate mitigation measures, as discussed below. These mitigation 
measures have been included in the Draft Mitigated Negative Declaration for the project.  

• Light and Glare. The proposed parking garage expansion would locate an elevated parking 
structure closer to the Pruneridge Plaza apartment community along Campisi Way. Although 
the project plans include a photometric analysis which indicates that lighting from lighting 
fixtures would not spill-over past the property, vehicle headlights could result in nighttime 
lighting impacts to the neighboring residents. As Mitigation Measure AES-1, the developer 
is, therefore, required to prepare a photometric analysis to analyze how vehicle headlights 
may affect Pruneridge Plaza, and to develop design recommendations for the garage as 
necessary to ensure that both stationary and mobile (vehicular) lighting complies with the 
City's Lighting Design Standards. 

• Garage Noise. The proposed parking garage expansion could introduce vehicular noise that 
may adversely affect the Pruneridge Plaza residents. To address this potential impact, 
Mitigation Measure NOISE-1 will require preparation of an acoustic analysis that will 
include design recommendations, if necessary, for the garage to minimize residential noise 
exposure to current levels or the Campbell Residential (Stationary) Noise Standard, 
whichever is greater. 

• Construction Noise. Construction activity associated with either the parking garage or the 
office building could result in temporary levels of noise that may cause a disturbance to 
neighboring residents. Mitigation Measures NOISE-2 and NOISE-3 will, therefore, require 
compliance with City's Hours of Construction and various best management practices, which 
will limit construction noise to reasonable levels. 

• Air Quality. Normal operation of the expanded commercial center would not violate any 
long-term air quality standards. However, construction activity could result in short-term 
emission of dust, exhaust, and other air pollutants. Mitigation Measures AQ-1, AQ-2, and 
AQ-3, require conformance to the Bay Area Air Quality Management District's (BAAQMD) 
'Basic Dust Control Measures,' 'Basic Exhaust Emissions Reduction Measures,' and 

                                                 
2 (Public Resource Code Sec. 21064.5; Guidelines Sec. 15070). 

https://govt.westlaw.com/calregs/Browse/Home/California/CaliforniaCodeofRegulations?guid=I95DAAA70D48811DEBC02831C6D6C108E&originationContext=documenttoc&transitionType=Default&contextData=(sc.Default)
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART3DEOPST_CH21.18SIDEST_21.18.090LIDEST
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART3DEOPST_CH21.16GEPEST_21.16.070NO
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT18BUCORE_CH18.04BUCO_18.04.052HOCOIMNOLI
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'Enhanced Exhaust Emission Reduction Measures,' respectively, to ensure the project will not 
result in any significant air quality impacts.  

• Nesting Birds. Since The Pruneyard is a fully developed site without any potential wildlife 
habitat, a biological resource assessment was not required. However, due to the number of 
trees that are proposed to be removed, there is a possibility that removal of the trees could 
damage the nests of protected or special-status birds. As such, Mitigation Measure BIO-1 
requires preparation of a pre-construction nesting survey to identify possible sensitive nesting 
activity, if tree removal or construction is scheduled to commence during the breeding season 
(February 1st through August 31st). If nest(s) are found, then appropriate measures to protect 
the nest and the fledging chicks will be required. 

• Tree Removal. Due to a nuance in the City's Tree Protection Ordinance, many of the trees 
proposed to be removed are not technically considered "protected" (as discussed further in 
the report), and are not otherwise required to be replaced. As such, Mitigation Measure BIO-
2 will require that all trees to be removed are replaced at a one-to-one ratio. 

• Seismic Risk. All construction in California is subject to some level of seismic risk from 
earthquakes. To ensure seismically sound construction, Mitigation Measure GEO-1 requires 
preparation of a geotechnical report detailing foundation and retaining wall design 
recommendations to the satisfaction of the Building Official.  

• Cultural Resources. Construction activity can unearth prehistoric human remains and 
archaeological, paleontological, or other cultural resources, which if not properly handled 
could result in a significant impact. Mitigation Measures CUL-1 and CUL-2 require proper 
handling of human remains, and archaeological, paleontological, or other cultural resources, 
respectively, in compliance with applicable law. 

• Water Quality: Potential contamination to stormwater runoff is managed by adherence to 
the Santa Clara Valley Nonpoint Source Pollution Control Program, "Blueprint for a Clean 
Bay" as required by Mitigation Measure HWQ-1. 

As required by law, the City prepared a Notice of Intent to Adopt a Mitigated Declaration (NOI) for 
the project, which along with the Draft Mitigated Negative Declaration and Initial Study, was filed 
with the Santa Clara County Office of the Clerk Recorder and with the California State 
Clearinghouse (necessary since the project may affect State or Federal agencies or facilities). The 
NOI was also posted to the City' environmental notices webpage, published in the August 10, 2016 
Campbell Express, and distributed to all applicable public agencies and utilities, as well as 
individuals and organization who have previously requested notice. 
 
Distribution of the NOI began the 30-day public review period for the project's environmental 
review, which extended from August 10th to September 12th. During the comment period, interested 
agencies, parties, and individuals are invited to provide written comment that will be included the 
City's official record of the project. The Planning Commission and City Council may also receive 
written and/or verbal comment during the public hearings. 
 
The City received email correspondence (reference Attachment 9) from Santa Clara County 
Department of Environmental Health (Site Mitigation Program) indicating a concern regarding 
pesticides/herbicide soil contamination stemming from the property's previous agricultural use. This 
concern was conveyed despite the project's Phase I Environmental Site Assessment (reference 
Attachment 8) not identifying soil contamination as a recognized environmental concern. 

http://ca-campbell.civicplus.com/ArchiveCenter/ViewFile/Item/693
http://www.campbellexpress.com/download/view%20all%20campbell%20express%20archives%20/2016-campbell-express-archives/08-august_2016/20160810.pdf
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Staff and the applicant discussed the matter with the County, who conveyed the comment had to do 
with ensuring compliance with all applicable laws should pesticides/herbicide contaminates be 
discovered during construction. Staff explained the project, pursuant to both the Campbell Municipal 
Code and the Master Use Permit is required to comply with all relevant State and Federal statues and 
industry best management practices relative to identification and disposal of contaminated soil. 
Additionally, the City's soil sampling for the "portals" project, conducted near the southwest corner 
of The Pruneyard, did not identify contamination in excess of EPA screening levels. With this 
information, the County indicated that no additional action would be requested from the City. 
 
Additional correspondence from the County's Department of Environmental Health (Solid Waste 
Program) was also received (reference Attachment 9). This letter asserts that the County has 
jurisdiction as a "responsible agency" on the proposed project in its role as the Local Enforcement 
Agency (LEA) for management of a closed landfill pursuant to California Code of Regulations 
(CCR) § 21190. The County also specifically comments on a potential for migrating methane from 
decomposing buried refuse to affect the project site and recommends further environmental 
investigation.  
 
However, as confirmed by the City Attorney, the County's authority only extends to former landfill 
sites, not properties within proximity of a former landfill, such as The Pruneyard. The County, 
therefore, is not a responsible agency on the proposed project. This notwithstanding, the project's 
Phase I Environmental Site Assessment did not identify proximity to the former landfill as a 
recognized environmental concern. As such, absent substantial evidence to support the County's 
assertion, no additional environmental review under CEQA is required by the City. 
 
Lastly, letters from the Santa Clara Valley Transportation Authority (VTA) and the California 
Department of Transportation (Caltrans), pertaining to the Traffic Impact Analysis (TIA) component of 
the environmental review, were also received (reference Attachment 9). These agencies, as well as the 
City of San José Department of Transportation, reviewed an administrative draft of the TIA earlier in 
the year. The VTA and Caltrans letters reiterate comments that had previously been provided as part of 
that review, and do not identify any new potential significantly impacts. 

In summary, staff recommends that the Planning Commission adopt the attached resolution (reference 
Attachment 1) recommending that the City Council adopt the draft Mitigated Negative Declaration 
and Mitigation Monitoring and Reporting Program, finding on the basis of the whole record (including 
the Initial Study and any comments received), that there is no substantial evidence from which a 
reasonable argument could be made that the project will have a significant effect on the environment 
and that the Mitigated Negative Declaration reflects the City's independent judgment and analysis. 

PROJECT SITE 
The Pruneyard is a 27 acre multi-use property encompassing 360,000 square-feet of professional 
office area, a 171-room hotel, 243,000 square-feet of retail space, and a multi-level parking garage. 
The property is bounded by Bascom and Campbell Avenues to the east and south, Highway 17 to the 
west, and the Pruneridge Plaza Apartments to the north. Campisi Way, which provides access to 
Hamilton Avenue and Highway 17 via Creekside Way, terminates at the northerly property line 
(reference Attachment 10 – Location Map). The site is within the C-2 (General Commercial) and the 
C-2/O (General Commercial/Overlay) Zoning Districts, and has a corresponding General Plan 
General Commercial land use designation. 

http://www.cityofcampbell.com/AgendaCenter/ViewFile/Agenda/03172015-1099
http://www.cityofcampbell.com/AgendaCenter/ViewFile/Agenda/06232015-1155
http://www.cityofcampbell.com/AgendaCenter/ViewFile/Agenda/11182015-1234
http://www.cityofcampbell.com/AgendaCenter/ViewFile/Agenda/03222016-1299
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The Pruneyard was originally developed pursuant to a Site Approval granted in 1968 consisting of a 
Master Plan to develop the Pruneyard Commercial Complex to be constructed in six phases. In 1969 
a Site Approval was granted for phase one of the center. The remaining five phases were approved 
through Site Approvals in the 1970's. Construction of the office towers commenced in 1971 through 
the approval of a development agreement and zoning overlay allowing for increased building height. 
The hotel component was constructed in 1989. In 1995, the City approved exterior remodel of the 
commercial shopping center, reconfiguration of parking, and hotel expansion. 

BACKGROUND 
Ellis Partners began discussions with City staff regarding expansion, renovation, and subdivision of 
the center shortly after purchase of the property in late 2014. The City Council was asked to review 
preliminary plans at a March 17, 2015 study session. This was followed by the project's mandatory 
study session with the Planning Commission on June 23, 2015. The application was reviewed by the 
Bicycle and Pedestrian Advisory Committee (BPAC) on November 18, 2015 and the Site and 
Architectural Review Committee (SARC) on March 22, 2016. 

PROJECT PROPOSAL 
The proposed project would allow construction of several retail buildings, a five-story office 
building, and expansion of the existing parking garage, as noted in the 'Project Data' table. The 
project includes two development options for Building R3 and the associated garage expansion. The 
first would allow for a 30,000 square-foot two-story building accommodating a fitness facility, which 
would be constructed with a 5-level garage expansion. The second option would allow for a smaller 
12,000 square-foot two-story retail and office building with an associated 3-level garage expansion. 
The project also includes two design options for the proposed office building as described further in 
the report. The Project Narrative, Project Plans, Master Sign Plans, and Master Use Permit are 
included as Attachments 11, 12, 13, and 14 respectively.  

Additionally, the project would also include renovation of existing retail buildings, creation/expansion 
of public plaza areas, improved pedestrian/bicycle connections, modified vehicular circulation, a new 
Master Use Permit document, a new signage program (Master Sign Plan), new landscaping and 
removal of existing trees, and subdivision of the center into three parcels (office, retail, and hotel). 

GENERAL PLAN LAND USE 
The Campbell General Plan represents the City’s long term vision for the 
community and is intended to guide decision-making regarding the City’s 
physical and economic growth. In this regard, the General Plan provides 
policies applicable to land use and development, and organizes the City 
into a framework of distinct land use designations (i.e., commercial, 
residential, industrial, etc.), as codified by the General Plan Land Use Map. 
The Pruneyard is designated by the General Plan as General Commercial. 
This land use designation encourages uses that require high vehicular and 
pedestrian exposure, such as a commercial shopping center. The proposed 
project would be consistent with the purpose of the General Commercial 
designation by capitalizing on The Pruneyard's prime location at the 
intersection of Campbell and Bascom Avenues and its proximity to Historic 
Downtown Campbell.  
 

Source: Berkshire Communities 

http://www.ci.campbell.ca.us/DocumentCenter/View/2664
http://www.ci.campbell.ca.us/documentcenter/view/1429
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Pruneyard/Creek Commercial District: Additionally, the General Plan recognizes the Pruneyard as 
part of the broader "Pruneyard/Creekside Commercial District"—the area bound by Highway 17, 
Hamilton, Bascom, and Campbell Avenues—which is envisioned as an "active, connected 'urban 
village' with a mixture of commercial, office, residential, entertainment and recreational uses 
functioning as a community and regional focal point" (Goal LUT-14).  The Pruneyard is the southern 
node of this area, providing shopping, dining, and entertainment opportunities, and a linkage to 
Downtown Campbell.  
 
The proposed project would comply with the Pruneyard/Creekside Commercial District policies and 
strategies (reference Attachment 14) by substantially improving the aesthetic character and 
pedestrian-orientation of The Pruneyard, strengthening the center's linkage to Downtown Campbell, 
enhancing the connection to the Los Gatos Creek Trail, activating the southwest corner adjacent to 
the new "portals" opening with the new office and retail buildings, taking advantage of development 
capacities within an appropriately designated part of the City, sharing parking facilities amongst 
different uses, and maintaining consistency with the adopted land use maximums. 
 
However, as discussed as part of the architectural design section, General Plan Strategy LUT-14.6, 
specifically notes that building heights should be reduced towards the adjacent streets, with taller 
buildings located within the interior of the Pruneyard/Creekside area. The height of the proposed 
office building could be seen in conflict with this strategy.  

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

General Plan Policies/Strategies: The proposed project is also consistent with a wide array of  
applicable General Plan policies and strategies (reference Attachment 15) with regards to the 
appropriate type, intensity, and location of development, provision of transportation features and 
programs, suitable pedestrian and bicycle access and amenities, safe and efficient site layout, creative 
and high quality architectural design,  pedestrian-oriented urban form, maintaining a balanced mix of 
uses, implementation of public improvements, and provision of a variety of uses within the 
community. 

ZONING DISTRICT / ZONING MAP AMENDMENT 
The Pruneyard is designated by the Campbell Zoning Map as C-2 (General Commercial), which 
corresponds with the property's General Commercial land use designation. The westerly portion of 
The Pruneyard is combined with the 'O' Overlay District. The overlay is a planning tool that allows 
for flexibility to development standards for "special conditions and situations" (CMC Sec. 
21.14.030). However, the overlay does not allow a land use that would be inconsistent with the 
underlying General Plan designation. The Pruneyard is the only commercial development in the City 
that makes use of the overlay (the others are residential); it had been originally applied on two 
separate occasions when the Pruneyard Towers were approved in the 1970's.  
 
The project includes a request for a Zoning Map Amendment to extend the Overlay District across 
the remainder of The Pruneyard. The project had originally been presented as a planned development 
proposal primarily to account for a substandard setback that would result from the subdivision and to 
allow for a cohesive permit structure. However, staff determined that extending the overlay district 
would be a superior approach as it would maintain the applicability of various Zoning Code 
provisions and also prevent the creation of a potential inconsistency with the existing land use 

http://ca-campbell.civicplus.com/DocumentCenter/View/1430
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART2ZODI_CH21.14OVCODI_21.14.030OOVOVCOZODI
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART2ZODI_CH21.14OVCODI_21.14.030OOVOVCOZODI
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entitlements on the property, particularly those for the existing office towers, which were adopted 
under the auspices of the Overlay District. 

ZONING CODE AMENDMENT 

The draft ordinance for adoption of the Zoning Code Amendment (reference Attachment 2) includes 
28 sections. Sections 1, 2, and 28, are procedural in nature; the remaining sections may be organized 
into two categories; those related to the Sign Ordinance and the proposed signage (Sections 3 through 
8) and those related to the Overlay District and the Master Use Permit (Sections 9 through 27).  

Sign Ordinance: As discussed further in the report, the proposed Master Sign Plan includes requests 
for new roof-mounted signs and a freeway-oriented sign identifying The Pruneyard. Current sign 
standards restrict freeway-oriented signs to only certain types of uses (i.e., major office tenants, 
hotels, gas stations, etc.) and prohibit roof-mounted signs generally (The Pruneyard's rooftop signs 
are preexisting). To allow for consideration of the proposed signage, the text revisions provide 
allowance for a "regional commercial center" (i.e., The Pruneyard) to have a two freeway-oriented 
signs (allowing for the existing DoubleTree sign to remain) and roof-mounted signs as part of a 
Master Sign Plan. To more cohesively implement these changes within the Sign Ordinance, the 
existing freeway-oriented sign provisions were also reorganized. 
 
Overlay District: The Overlay District (CMC Sec. 21.14.030) requires that all development be 
processed through a Conditional Use Permit. Section 9 (Overlay/Combining Zoning District) of the 
draft ordinance specifies that the Conditional Use Permit for a "regional commercial center" shall be 
referenced as a "Master Use Permit". The ordinance goes on to provide special provisions applicable 
only to a Master Use Permit, relating to adoption, boundaries, amendments, administrative authority, 
allowable land uses, administrative revisions, conflicts with the Zoning Code, extensions, and 
inclusion of a Master Sign Plan. These text revisions allow the proposed physical development (i.e., 
new buildings, site improvements, reduced setbacks, etc.), a land use program, general operational 
criteria, and administrative processes to be contained within a single document, a Master Use Permit, 
which otherwise would exceed the scope of the standard Conditional Use Permit. Sections 10 through 
27 make internal references anywhere in the Zoning Code where an existing provision may conflict 
with the new provisions of the Master Use Permit. 

SUBDIVISION/TENTATIVE PARCEL MAP 
The Tentative Parcel Map would allow subdivision of The Pruneyard into three parcels separately 
accommodating the hotel, the office buildings, and shopping center buildings. Historically, the City 
has been resistant to efforts to subdivide The Pruneyard property. Singular ownership has been seen 
as providing the greatest long-term development flexibility for the center since new parcel lines 
constrain the location and type of new development. Moreover, preservation of the single parcel 
configuration of The Pruneyard has provided assurance that a single ownership entity maintains a 
vested interest in the entire property. This position was best articulated by former Planning Director 
Steve Piasecki in an August 12, 1992 letter (reference Attachment 16). 
 
However, as compared to past attempts to subdivide, which were made without regard to future 
development or the long-term integrity of The Pruneyard, the current proposal is intertwined with a 
comprehensive development project. This approach is consistent with the guidance provided by Mr. 
Piasecki 24 years ago who, in the above referenced letter, encouraged preparation of a "master plan 
of development": 

https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART2ZODI_CH21.14OVCODI_21.14.030OOVOVCOZODI
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HomeFed Bank and Bank of America should evaluate submitting an application to rezone to the Planned 
Development District and prepare a master development plan which delineates the long term development for 
the property. This plan would put prospective purchasers on notice of the property owner's and the City's plans 
for the center and outline public improvement and development responsibilities for subsequent property owners. 
Such a plan would attempt to anticipate the cumulative impacts of the application. 

In this regard, the current proposal to subdivide The Pruneyard is coordinated with both the physical 
development of the property and a long-term plan for its operation and maintenance (i.e., the Master 
Use Permit). As discussed in the following section, the Master Use Permit establishes a 
comprehensive framework for The Pruneyard that has not previously existed. In addition to providing 
the parameters for the new development, it will also provide a cohesive structure intended to bind all 
the property owners together for the mutual benefit of The Pruneyard by imposing joint responsibility 
and an obligation to cooperate with each other and the City. If coordination disputes arise which 
result in the issues that the City has historically expressed a concern, tangible and measurable 
ramifications may result, as explained in the Master Use Permit section. 
 
Additionally, as part of the subdivision, a private "Declaration of Covenants, Restrictions, and 
Easements," also referred to as the "Center Declaration," will be recorded, as discussed in detail in 
the attached memorandum (reference Attachment 11). As with residential CC&R's, the Center 
Declaration will establish an owner's association (known as the "Center Association") for The 
Pruneyard. The Center Association will manage common areas, which will be defined all areas 
outside of the envelope of the retail, hotel, and office structures, including parking lots, the parking 
garage, landscaping, plaza areas, and walkways, as depicted on Sheet A1.16 of the Project Plans 
(reference Attachment 12). In this manner, each ownership interest can focus on its specialization 
while overall management of The Pruneyard, in terms of security, maintenance, and parking, can be 
coordinated by the Center Association. Establishment of the Center Association also creates a single 
entity with which the City can coordinate implementation of the Master Use Permit.  
 
The Master Use Permit requires the Center Declaration to be reviewed by the City Attorney and 
Community Development Director for consistency with the Master Use Permit prior to recordation. 
The City will also be a third party beneficiary of the Center Declaration providing additional authority 
to enforce the provisions of the Master Use Permit. Upon recordation, the Center Declaration will then 
be considered a component of the Master Use Permit, incorporated as Appendix C. Any material 
revision, amendment, or addendum to the Declaration will require approval of the City. 

MASTER USE PERMIT  
Background: The Pruneyard currently operates under a general Conditional Use Permit (UP94-19) 
approved in conjunction with the 1995 remodel, which allows for provision of eighteen restaurants 
with alcohol service and outdoor seating. This restriction was implemented to facilitate a balance 
between hotel, restaurant, office, and retail activities. However, this approval provided no specificity 
in terms of the size (square-footage) or capacity (seating) of the approved number of restaurants, nor 
did it provide any common operational standards, or address previously issued Conditional Use 
Permits. Moreover, although the minutes from the Planning Commission meeting reflect that the 
intent of this approval was to be a "blanket Use Permit" the City subsequently processed multiple 
Conditional Use Permits for new restaurants in the following years. As a result, The Pruneyard has 
operated under layers of approvals each with varying standards and requirements, which has been 
increasingly burdensome to interpret consistently.  
 

http://ca-campbell.civicplus.com/DocumentCenter/View/5331
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Purpose: For these reasons, and to ensure a coordinated development of the property upon its 
subdivision, staff authored The Pruneyard Master Use Permit (MUP) (reference Attachment 14). 
The MUP is intended to be a comprehensive vision and decision-making document for The 
Pruneyard, with clearly defined limitations and boundaries for land use, physical development, design 
changes, and general operation of the center, all within a single document (as compared to the 
previous practice of layering multiple Conditional Use Permits), that will supersede or otherwise 
supplant all previous approvals. 
 
The Master Use Permit is intended to act as the "glue" that binds the individual property owners and 
business operators together so that The Pruneyard operates in a functional and efficient manner. In 
certain respects, the MUP will achieve a more harmoniously planned center than the current practice 
of issuing individual CUP's. The following discussion explains the parameters of the MUP and how 
they work together to achieve this goal. However, provisions for project phasing/approval duration, 
parking management, transportation demand management (TDM), subdivision, and signage, although 
contained within the MUP, are discussed separately further in the report, due to the discrete nature of 
these components. 
 
Organization: The Master Use Permit is multi-part document that is structured similar to an area plan 
that includes seven sections with various subsections: 
 
• Part I: Introduction provides an overview of the Pruneyard, applicable land use policies, and the 

vision and goals of the Master Use Permit. 
• Part II: Administration discusses the implementation framework for the Master Use Permit and 

the authority of the City.  
• Part III: Development Controls provides the physical development standards for the approved 

expansion and improvement of The Pruneyard, and associated development maximums. 
• Part IV: Land Use Controls includes the land use provisions for The Pruneyard which have 

been specifically tailored to further the Vision and Goals of the Master Use Permit. 

• Part V: Design Guidelines contains the agreed upon design guidance that will embody the 
architectural character of The Pruneyard. 

• Part VI: Operational Standards specifies the responsibilities of operating The Pruneyard in a 
manner consistent with the Master Use Permit 

• Part VII: Definitions specifies the meaning of certain terms as used in the Master Use Permit. 

Administrative Decision-Making Process: The Master Use Permit, as implemented by the Zoning 
Code Amendment, would transfer decision-making authority from the Planning Commission to the 
Community Development Director to consider new conditional uses and certain architectural changes 
(as discussed below). To create a distinction between City-wide processes and those created within 
the MUP for The Pruneyard, new terminology is used: Conditional Use Permit approval is referenced 
as a "Conditional Use Authorization" and Site and Architectural Review Permit approval is 
referenced as an "Architectural Modification." 

The transfer of authority will allow the Community Development Director to administratively 
approve changes in tenancy and certain architectural modifications, when found consistent with the 
MUP, eliminating the current practice of requiring individual tenants to return to the Planning 
Commission to obtain separate land use entitlements, while still maintaining the ability to apply 

https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART5ZOCOAD_CH21.71ADDEPR
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appropriate conditions of approval. The goal of this regulatory framework is to expedite project 
reviews in order to provide greater certainty to prospective tenants, so long as the proposals are 
consistent with the City Council's vision of The Pruneyard as provided for in the MUP. 
 
Decisions of the Community Development Director under this authority would follow the current 
procedures for other administrative decisions as codified in CMC Chapter 21.71. All requests would 
be duly noticed to neighboring property owners and also posted to the City's website. Any interested 
party would maintain the ability to file an appeal that would be heard by the Planning Commission, 
and which could also be further appealed to the City Council. 
 
Living Document. In order to maintain the MUP as a self-contained document and to ensure its 
continuity, it is structured as a "living document" that will be kept up-to-date by the Community 
Development Director as approvals are granted and tenants turnover. This is achieved by updating 
running lists (tables) found within the MUP that identify approved conditional uses, tenant names, 
suite numbers, square-footage occupancies and maximums, and remaining alcohol licenses. To keep 
track of these changes over time they will be listed in the Document History (Page iv), with the 
exception of typographical or formatting corrections. To facilitate the "living" nature of the MUP, it 
will exist as an electronic document posted to the City website. Anytime a change is listed to the 
Document History, the new version will be posted to the website and the previous version will be 
archived to the City's internal electronic document repository (Laserfiche). This process will ensure 
the document's integrity such that at any given time there is only one true and correct version of the 
MUP.  

Land Use: As noted, the Master Use Permit establishes a unified land use program for The Pruneyard 
that includes several components, including establishment of land use maximums, specific land use 
definitions, a tailored list of allowable (permitted and conditional) land uses, uniform operational and 
performance standards for tenants, and internal administrative review procedures: 

• Land Use Maximums. The project's traffic impact analysis (TIA) included certain 
assumptions on future land use that establish a "ceiling" (land use maximum) of 30,000 
square-feet for the fitness facility, 20,000 square-feet for the movie theater, and 94,500 
square-feet for restaurants (existing and new). The Community Development Director's 
authority to allow changes to the land use is limited to these maximums. Any request to 
exceed the maximum would require City Council approval of an Amendment. 

• Alcohol License Maximums. Similar to the land use maximums noted above, the MUP also 
establishes the maximum number of liquor licenses that may be issued by the Community 
Development Director. Specifically, a maximum of 25 "on-sale" (on-site consumption) and 
five "off-sale" (off-site consumption) could be issued. By establishing these maximums, the 
MUP maintains a balance of uses between alcohol-related and non-alcohol related activity. 
Currently, the Pruneyard has 12 issued "on-sale" and one "off-sale" licenses representing 
approximately 25% of the total tenant spaces. Upon build-out of the project and 
reconfiguration of tenant spaces, the proposed maximums are expected to maintain the same 
approximate balance between alcohol and non-alcohol activity. 

• Allowable Land Uses. To further the vision for The Pruneyard, the MUP includes a tailored 
list of allowable uses that are subset of those uses specified for the C-2 (General Commercial) 
Zoning District. These uses are divided between "permitted" and "conditional," and whether 
allowed by parcel (retail, office, hotel) and by floor (i.e., ground, upper, or all floors). 
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• Land Use Definitions. For the most part, the land use terms are the same as those used by the 
Zoning Code. However, to facilitate implementation of The Pruneyard's land use program, the 
MUP includes several land use definitions applicable to The Pruneyard. The most significant 
would more clearly distinguish between "restaurants" (including full-service sit-down, fast-
food, fast-casual, and buffet-style) from "food retail" establishments such as ice cream shops, 
juice bars, and other comparable businesses that sell food that is primarily meant to be 
consumed off-site. The distinction between these two uses is used for purposes of the land use 
maximums applicable to restaurants (but not food retail) as well as to different standards for 
seating. Other land use definitions include dry clean (drop-off/pickup), retail medical (e.g., 
optometrist with retail eyewear), and consignment boutique (a subset of a thrift/second-hand 
store). 

• Permitted Use Approval. Land uses identified as "permitted" would be approved in the exact 
same manner as the rest of the City. Individual business owners would only need to obtain a 
business license that includes City issuance of a Zoning Clearance affirming compliance with 
the MUP and a building permit, if necessary for any "tenant improvement" (TI) construction. 

• Conditional Use Authorization. As noted, the Conditional Use Authorization takes the place 
of a Conditional Use Permit for those uses listed as "conditional". Through the administrative 
decision process, the Community Development Director may authorize a conditional use 
when the necessary findings are made. Following approval, the Conditional Use 
Authorization will be recorded within the MUP, as noted below. 

• Approved Conditional Uses. Upon authorization, a new conditional use will be listed in the 
Authorized Conditional Uses table. This list currently reflects all previously approved (and 
active) Conditional Use Permits approved for existing businesses including alcohol service, 
late night hours, and/or live entertainment for existing restaurants, a massage establishment 
(Massage Envy), and alcohol sales for Trader Joe's. Additionally, it also incorporates new 
approvals for the (1) proposed fitness center that would include 24-hour operation and spa 
services, (2) the ability for the Camera Cinemas theater to have live entertainment 
performances and to serve alcohol to patrons, subject to the appropriate restrictions as noted 
below, and (3) a new restaurant, PY Kitchen and Bar, within the DoubleTree hotel that for the 
time being has only been allowed to serve hotel guests. 

• Conditional Use Standards. A key component of the MUP is to establish consistent use 
standards (i.e., conditions of approval) that apply equally to like uses. The Authorized 
Conditional Uses table includes a column that identifies applicable "Conditional Use 
Standards," which are provided in a following section. These standards represent the City's 
"best practices" for operational criteria that the Planning Commission routinely applies as part 
of its Conditional Use Permit approvals. For instance, the standards for Ancillary live 
entertainment indicate that a cover charge may not be required and that doors and windows 
must remain closed while live entertainment is occurring.  

Since the appropriate Conditional Use Standards apply to each respective use, they would 
automatically be imposed any time a new Conditional Use Authorization is granted. However, 
in circumstances where a new conditional use is proposed for which standards have not been 
established (e.g., a commercial school, arcade, nightclub, etc.), the Conditional Use 
Authorization would be forwarded to the Planning Commission for consideration of the 
request and establishment of new Conditional Use Standards that then would be incorporated 
into the MUP. 
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• General Performance Standards. In addition to the Conditional Use Standards, the MUP 
also incorporates General Performance Standards that are operational requirements that apply 
to every business as applicable. These include standards on operating hours, maximum 
occupancy, smoking, noise, trash and cleanup, and seating.  
 

Amendments: Although the MUP incorporates greater administrative authority and versatility as a 
living document, it does represent a complete and comprehensive vision for The Pruneyard, as 
approved by the City Council. Therefore, any proposed change that is beyond the authority granted to 
the Community Development Director, including but not limited to, construction of new buildings 
not currently proposed, expansions of existing building beyond that allowed by an Architectural 
Modification, establishment of a land use not allowed by the MUP, an increase to the established land 
use maximums, or an extension of the project approval duration, shall require City Council approval 
of an "Amendment" to the MUP.  
 
Amendment requests should be few and far between, as the City's expectation is that The Pruneyard's 
owner(s) will be able to operate within the parameters of the MUP for many years to come. To this 
extent, an Amendment may only be initiated by or with the consent of the Center Association, subject 
to a filing fee equivalent to a General Plan Amendment (approximately $13,000 at current time). 
Amendment requests will be considered by the City Council upon recommendation of the Planning 
Commission subject to the normal public hearing process and environmental review under CEQA. 
 
Enforcement: To maintain the cooperation of The Pruneyard owners and all of its tenants, the MUP 
establishes specific enforcement mechanisms. As detailed in Part I, Section P (Enforcement), the 
enforcement provisions are divided by violations instigated by individual businesses and those within 
the commonly managed areas controlled by the Center Association (i.e., owners). Initially, violations 
will result in a notice being sent to the tenant and/or Center Association specifying the nature of the 
violation and the action(s) necessary to resolve the violation. If the required action(s) are not taken in 
the time period specified by the City, the Community Development Director may initiate revocation 
proceedings pursuant to CMC Chapter 21.68. 
 
For a tenant-specific violation (e.g., operation past the approved business hours), revocation 
proceedings allow the City Council to retract or modify land use approval for that particular land use 
and would not otherwise affect the Master Use Permit. However, violation(s) that stem from action or 
inaction of the Center Association would be addressed through specific changes in the MUP as 
necessary to resolve the issue. For example, if the shared refuse enclosure areas are not properly 
maintained and result in stormwater violations, a revocation proceeding could result in the City 
Council approving more specific requirements for maintenance and operation of the refuse 
enclosures.  
 
To compel timely cooperation of the Center Association in this circumstance, the commencement of 
revocation proceedings would result in an immediate stay of City approvals for The Pruneyard 
meaning that no building permit, business license, Zoning Clearance, or other land use entitlement 
would be granted until either the violation(s) has been resolved or the revocation proceedings have 
concluded. If the City's action to modify the MUP does not resolve the violation(s), the City may also 
take further action to revoke the Master Use Permit which would put an indefinite stay on City 
approvals until such time the violation(s) have been resolved and the City Council reestablishes the 
MUP. 
 

https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART5ZOCOAD_CH21.68REMO
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Architectural Modification. By and large, the development of the overall project, including 
construction of new buildings and site improvements, and alterations of existing buildings is 
anticipated to substantially comply with the project plans, which are incorporated into the MUP as 
Appendix A. However, to allow for unanticipated changes, the Community Development Director 
may grant an Architectural Modification, which, as specified by the MUP would be limited to 
exterior alterations and additions not to exceed 500 square-feet, if the required findings are made. 
 
Design Guidelines. The MUP's design guidelines (Part V) are intended to be general guidance for the 
City and The Pruneyard's ownership. In addition to broad-stroke language on architectural character, 
the guidelines provide guidance as to the type and form of outdoor furniture (tables, seats, umbrellas, 
heaters and barriers), storefront window design, outdoor merchandise display, site furniture (planters, 
benches, bicycle racks, bollards etc.), ground treatment (pavers, concrete, decking, etc.), and light 
fixtures.  
 
Special Events. The revamped plaza will allow The Pruneyard to accommodate special events such as 
farmers markets, bridal fairs, wine walks, and dancing festivals. The MUP requires The Pruneyard 
staff to prepare special event closure plans that outline the purpose, extent, duration, frequency, 
security measures, and anticipated occupancy of special events for review and approval by the 
Community Development Director, Police Chief, and Fire District Chief. Once approved, the special 
event closure plan will be included within Appendix F of the MUP, allowing the event to reoccur as 
approved without further review by the City. Additionally, similar to other outdoor shopping centers, 
like Santana Row, the plaza will often be closed to vehicles on the weekends to allow for a more 
pedestrian-friendly environment. Weekend closures will be limited to twelve weekends a year, 
exclusive of approved special events. 
 
ARCHITECTURE/DESIGN 
The project's architectural approach is discussed in greater detail in the March 22, 2016 Site and 
Architectural Review (SARC) Memorandum (reference Attachment 17). Additionally, the project 
was also reviewed by the City's Architectural Advisor, whose written report is included as 
Attachment 18. Based on the feedback of the Architectural Advisor, the applicant made design 
improvements to the buildings, which were presented to the SARC (reference Attachment 19 – 
Before and After Drawings). 

Retail Buildings (R1, R2, & R5): These three mid-size retail buildings are shown in a "modern 
hacienda" style characterized by flat tile roofs, arched openings, tall fasciae, wood cladding, and 
white plaster walls. This creative design approach provides a distinct and modern flare to the center. 
The buildings appear to maintain a relationship with the existing buildings through use of comparable 
roof forms and materials without mimicking their design.   
 
Based on the SARC and Architectural Advisor feedback, these building were modified slightly to 
incorporate two rows of clearstory windows instead of three, and to include a more varied color 
scheme than originally proposed. Additionally, in response to a comment to reorient Building R5, the 
south elevation (facing Campbell Avenue) has been modified to include a corner architectural 
element and outdoor seating to give the streetscape a more active treatment.  
 
Retail Buildings (R4): The smallest building, R4, takes on a modern character as an open "showcase" 
of glass and wood, located within the main plaza area. Although it departs from the overall "town and 
country" design aesthetic of the Pruneyard, within context of the main plaza area, it aptly stands as an 
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isolated architectural element. The Architectural Advisor contended that the design was a "lost 
opportunity". However, the SARC was supportive of the approach and no changes were requested. 

Retail Building (R3) / Parking Garage Expansion: As with the office buildings, two options are 
presented for the R3 building and parking garage expansion. The smaller option is for a 12,000 
square-foot two-story retail/office building and a three-level parking garage expansion. Should Ellis 
Partners successfully lease to a major fitness center, a larger version of the proposal would be 
constructed. The larger version would more than double the size of the R3 building to 30,000 square-
feet. To accommodate the additional parking demand that would be generated by the fitness facility 
the parking garage expansion would be increased to five-levels. The building would be integrated and 
placed in front of the parking garage to both screen the garage from view and "bridge" the garage to 
the shopping center. The building would have a subtle art-deco appearance most exhibited by a 
geometric entry feature, but share a comparable wall and trim treatment as the retail buildings.  
 
The Architectural Advisor recommended further refinement of the R3 building (the parking garage 
was seen as satisfactory).  Based on this feedback, and the SARC comments, the design was modified 
in several ways. The height was lowered with the loss of the rooftop screen that had been necessary 
for a rooftop swimming pool and the massing has been broken up by increasing the articulation of the 
wall planes and adding additional wood cladding. These improvements, while not as expensive as 
recommended by the Architectural Advisor, still result in a suitably designed building.  
 
Existing Building Improvements: The existing "town and country" 
design of the retail buildings would be refreshed to integrate with the 
"modern hacienda" style of the new retail buildings. This would 
include new building wall colors in shades of white, plastering brick 
façade elements, adding new wood features, and modernizing the 
appearance of the tower elements. At some corners, such as Orchard 
City Kitchen, Togo's, and Trader Joe's, the arcades formed by the tile 
roof projections would be removed and replaced with trellises in order 
to provide the tenant spaces greater visibility, as has been done at Palo 
Alto's Town and Country Village (see photo, right). Additionally, the 
Sugar, Butter, Flour space would be entirely redone to more closely match the modern glass and 
wood design of the proposed building R4. As with the R4 building, Sugar, Butter, Flour, is set apart 
from the primary retail buildings in such a way that affords greater leeway with design divergence. 
 
It is necessary for shopping centers to be continuously maintained and revitalized over their life to 
reflect changing market conditions and design shifts. The proposed renovation plans would largely 
keep the "bones" of the Pruneyard's retail buildings intact. The most significant alteration would be 
the severing of arcade overhangs at select corners, since the "town and country" design is largely 
defined by the low-slung roof forms. The Architectural Advisor was doubtful about this particular 
change as well as the redesign of the Sugar, Butter, Flour, and commented that additional changes 
would be warranted. However, the SARC was supportive of the various building improvements with 
the warmer color tones. 

Office Building: The most evident aspect of the proposed project is the five-story, 100,000 square-
foot office building that would be located at the southwest corner of The Pruneyard, adjacent to the 
northeast Campbell Avenue "portal" opening. The project plans present two design concepts of this 
building: the first resembles The Pruneyard Offices' mid-twentieth century "international style" 
architecture with a rectangular building form and glass walls, while the second  design presents a 

https://goo.gl/maps/zHUJnix79Tp
https://goo.gl/maps/zHUJnix79Tp
https://goo.gl/maps/zHUJnix79Tp
https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART3DEOPST_CH21.18SIDEST_21.18.050EXHEPR
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more contemporary approach with angular forms and GFRC (glass fiber reinforced concrete) 
cladding in a warm red tone.  
 
As discussed, the General Plan provides polices and strategies that encourage maximizing the 
development potential of properties near transit and in particular within the Pruneyard/Creekside 
District in order to expand the City's job base and maintain a sustainable jobs/housing balance. In this 
regard, an office building of the proposed size—in terms of square-footage—is consistent with the 
General Plan. At issue is the proposed height of the building in relationship to its location. 
 
Both designs would have roof heights of 75-feet (the City's maximum allowable height) with 
additional height for parapet walls and a mechanical penthouse, which are not included with the 
height limit (CMC Sec. 21.18.050). This height placed at the Campbell Avenue street frontage may 
be disruptive to the established building pattern of East Campbell Avenue, which is characterized by 
one- and two-story buildings. Similarly, its placement near the new "portals" opening under the 
Highway 17 overpass may harm the desired pedestrian experience and obstruct the intended view 
corridor as perceived by motorist and pedestrians. Additionally, its proximity to the Highway 17 
travel lanes may dominate the corridor aesthetics comparable to the current construction of the 
Creekside office building. 
 
Moreover, General Plan Strategy LUT-14.6a specifically states that building heights should be 
reduced towards the adjacent streets, with taller buildings located within the interior of the 
Pruneyard/Creekside area. This had been achieved with Pruneyard Place, which is centrally located 
between Tower I and II, away from Campbell Avenue. As such, at 75 feet the proposed office 
building appears inconsistent with General Plan guidance.  
      

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

Although the East Campbell Avenue Master Plan does not include The Pruneyard, it does extend to 
Union Avenue on the south side of East Campbell Avenue right across the street from the location of 
the proposed building. The Master Plan's maximum height is 45 feet, which has been determined to 
be consistent with the East Campbell Avenue corridor.  This height would provide a greater degree of 
compatibility with the existing development in the vicinity and future development down East 
Campbell Avenue. As such, the staff recommendation is for the office building to be redesigned to 
reduce the height to 45 feet (3-stories). Should the Planning Commission and City Council concur, 
the approval of the Master Use Permit would be modified to reflect the revised height and site layout, 
and associated parking needs.  
  
Another consideration for the Planning Commission is whether to recommend the project with both 
designs, allowing the developer to proceed with either option, or to recommend to the City Council 
approval with a specific design. The Architectural Advisor's review of the building supports the 
second (contemporary) design as the more cosmopolitan and creative approach. Should the Planning 
Commission recommend a specific design option, it will need to be added as an additional condition 
of approval to the Master Use Permit. 
 
 
 
 

http://www.ci.campbell.ca.us/DocumentCenter/View/146
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LANDSCAPING/TREE REMOVAL 
Existing landscaping would be modified to accommodate the site improvements and new buildings, 
including relocation of palm trees and removal of 145 trees of a variety of species, as indicated in the 
tree inventory included in Sheet L2.1 of the project plans (reference Attachment 12). Thirty-one of 
these trees will require approval of a Tree Removal Permit pursuant to the City's Tree Protection 
Ordinance which classifies as "protected" any tree measuring 12-inches in diameter or greater and any 
tree (irrespective of size) required by a previously-approved landscape plan. As required by the 
ordinance, all protected trees must be replaced at a one-to-one ratio. However, most of the trees to be 
removed are not protected due to their species (e.g., Olive trees) or because the City's records cannot 
definitively identify them as being required by a past landscaping plan. As such, the project's Mitigated 
Negative Declaration will require all trees to be replaced, as also proposed by the applicant. 
 
Other landscaping changes include planting of new groundcover, shrubs, and trees throughout the 
site, particularly within the new plaza and modified drive aisle areas, as well as around new 
buildings. The landscaping treatment will comply with the State's Water Efficient Landscape 
Ordinance (WELO) requirements. Additionally, new landscaping areas will also function as passive 
infiltration for compliance with stormwater water management requirements.  

TRAFFIC/PARKING/CIRCULATION 
The project's complete Traffic Impact Analysis (TIA) is included in the Initial Study (reference 
Attachment 8), which also includes a more detailed synopsis of the TIA's findings within Section 16 
– Transportation and Traffic (Pg. 40). The TIA analyzed potential effects to area intersections, 
residential streets, Highway 17, the Campbell Avenue corridor, as well analyzing site circulation and 
parking. As noted, the TIA was reviewed by the VTA, CalTrans, and the City of San Jose, during the 
drafting process.  
 
Traffic: The TIA analyzed 16 intersections that could be potentially impacted by the project using the 
level-of-service (LOS) methodology which assigns letter grades to evaluate the operational 
performance of intersections. The analysis specifically analyzed the project under several scenarios 
including existing conditions ("Existing Plus Project"), the project with existing conditions 
accounting for approved and/or anticipated projects ("Background Plus Project"), and a long-term 
scenario that assumed a traffic growth rate of 2% per year ("Cumulative Plus Project"). A "trip 
generation" model that accounts for the mixed-use nature of The Pruneyard and the proposed 
transportation demand management (TDM) program determined that the project would result in 143 
net new AM "peak hour" trips and 276 PM "peak hour" trips. 
 
The analysis resulted in a determination that the project would not exceed established thresholds for 
the studied intersections (Campbell, VTA, and San Jose, each have established thresholds that 
determine when a project is said to have a "significant impact") in any of the scenarios. This is not to 
say that the project will have no traffic impact, rather that the impact would not substantially diminish 
the operation of the studied intersections. The analysis did indicate that in the cumulative scenario 
several intersections would be affected by cumulative traffic growth (2%/year), however, this is not a 
direct or indirect impact of the project, but rather the potential result of anticipated growth citywide. 
 
The freeway analysis analyzed several segments of Highway 17 (I-280 to Hamilton, Hamilton to San 
Tomas Expressway, and San Tomas Expressway to Highway 85) and of Highway 85 (Bascom to 
Highway 17 and Highway to Winchester). The analysis determined that the project traffic would not 
result in violation of VTA's significance criteria for the freeways. 
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Review of potential impacts to residential streets was performed using a TIRE analysis (traffic 
infusion on residential environment) that is designed to determine if an increase in traffic would be 
perceivable to a neighborhood. The TIRE analysis reviewed the residential streets east of Bascom 
Avenue that could be affected by the project, specifically Arroyo Seco Drive, Campbell Avenue, 
Fewtrell Drive, McBain Avenue, and Ridgeley Drive. According to the TIRE analysis, none of these 
streets would be affected by traffic generated by the project. 
 
Lastly, the TIA also includes a special analysis of the East Campbell Avenue corridor, between 
Bascom Avenue and Railway Avenue. Using a traffic model (SimTraffic) that analyzed the 
progressive movement of vehicles along the corridor—rather than looking at only intersection 
operations—the analysis reviewed the functionality of East Campbell Avenue with the project under 
current conditions and future conditions (assuming implementation of the East Campbell Avenue 
Master Plan roadway improvements, including removal of left turns lanes and a new traffic signal at 
Page Avenue). Under this analysis, the project would not significantly affect the operation of East 
Campbell Avenue. 
 
TDM Program 

As part of the project—implemented by the Master Use Permit—the office buildings within The 
Pruneyard will incorporate certain transportation demand management (TDM) measures to encourage 
and facilitate the use of alternative transportation solutions as to reduce the vehicular trip generation 
of the project. The TDM program would be implemented with an initial phase upon project approval 
with full implementation occurring with construction of the new office building. The TDM measures 
include building and site design features such as showers and locker rooms (to encourage bicycle 
usage), bicycle parking, and designated carpool spaces; assigning of a transportation coordinator who 
will coordinate TDM programs among the various employers and conduct TDM promotional 
activities (e.g., bike to work day); and implementing of the pre-tax commuter benefits program that 
allows employees to purchase transportation passes with pre-tax dollars. 
 
Site Circulation: The center's existing roadway configuration would be substantially altered with the 
project, including removal of the main one-way roadways and interior traffic circle, to be replaced 
with new "primary" two-way drive aisles and "secondary" one-way drive aisles.  The existing 
configuration provides an inefficient circulation of vehicles that is most reflected by the 
underutilization of the parking garage. The new vehicular circulation patterns appear to show a more 
direct and expedient movement through the site, particularly with direct vehicular access into the 
expanded garage from the Campisi Way entrance. To improve pedestrian movement within the 
center, additional interior sidewalks and marked paths-of-travel through the parking lot areas would 
also be created. The most significant improvement to pedestrian circulation is expansion of the plaza 
areas with the raised roadways. By bringing the vehicle lane up to the pedestrian level (separated with 
truncated domes and bollards) drivers will more closely watch their speeds.  
 
Since the proposed site layout is a notable departure from the current configuration, the TIA included 
a separate analysis that reviewed the efficacy and safety of the proposed site circulation (included as 
Appendix M of the TIA). The analysis identified various aspects of the site layout that may need 
modification. Most of the identified areas were relatively minor, such as straitening of drive aisles, 
reversing the direction of another drive aisle, improving the placement of pedestrian walkways, and 
ensuring adequate directional and parking signage.  These changes have been since incorporated into 
the plans. 
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The most significant change was the placement of the underground parking garage entrance beneath 
the office building. Initially, this was to be located on the northeast corner of the building right-off 
the Union Avenue entrance. However, the traffic consultant indicated that this would create a 
vehicular conflict. As a result, the building design was modified to relocate the driveway entrance to 
the northwest corner out of the way traffic coming in and out from Union Avenue. Additionally, a 
green bicycle line that was initially depicted within the westerly drive aisle was removed as it would 
present a safety issue by placing bicyclist behind vehicles maneuvering in reverse out of parking 
stalls. With these changes, and several others as recommended by the Fire District staff, the TIA 
determined the project would have adequate on-site circulation. 
 
Parking: The Pruneyard has long operated under a shared parking scheme that allowed a reduction in 
the aggregate amount of parking that would otherwise be required due to the differing usage patterns 
between the on-site land uses. This arrangement is specifically allowed by General Plan Strategy 
LUT-14.4d (Parking Facilities) that indicates "Joint use of parking facilities may be utilized with 
mixed-use development formats on larger parcels," as well as by the Overlay District which exempts 
The Pruneyard from standard parking requirements. 
As part of the project submittal, Ellis Partners provided a parking analysis prepared by Fehr & Peers 
that was conducted to develop an understanding of the additional parking capacity necessary to 
accommodate the new retail and office square-footage as well as an increase in restaurant square-
footage within existing buildings, which is included as Attachment F of the Initial Study (reference 
Attachment 8). The parking analysis modeled the parking relationships in The Pruneyard using the 
ULI (Urban Land Institute) Sharking Parking data as calibrated to take into account various local 
factors as well as actual parking counts that were conducted in May of 2013. To verify the parking 
analysis, the City's traffic consultant was asked to prepare a peer-review, which is included on Page 
26 of the TIA. Additionally, new parking counts were taken in November 2015 to verify that the 
2013 parking counts were still accurate. 
 
To account for the "real-world" experience of finding parking, the parking analysis incorporates an 
"efficiency factor" of approximately 8%. In effect, the calculated demand was ratcheted-up to provide 
a "buffer" of additional parking beyond what is actually needed. This is to account for the perception 
by drivers that a parking lot is "full" when it nears 85%-90% capacity. Additionally, the analysis was 
also calibrated to represent "peak" parking demand conditions seen during Fridays in the month of 
December when, in the additional to the normal employee parking, a higher number of shoppers are 
on the property. Since December parking demand is 15% higher than the rest of the year, this 
calibration provides a very conservative assumption, that, as with the "efficiency factor," over 
estimates typical parking demand throughout the year. 
 
The parking analysis reviewed the project at complete build-out, as well as each proposed phase, to 
ensure adequate parking. At project completion (Phase 4) and at Phase 2, the project would have a 
nominal "deficiency" of 29 and 39 spaces, respectively, during the peak days in December. However, 
from a purely numeric basis, the project would still be sufficiently parked in that more spaces will be 
available than needed, however, the parking "buffer" would be less than ideal. For example, at project 
completion (Phase 4), The Pruneyard will have a parking supply of 2,600 spaces, which exceeds the 
actual demand of 2,419 spaces (December peak). However, since the "buffered" demand is 2,629 
spaces, there is a paper deficiency of 29 spaces. It should also be noted that the parking demand 
model does not take into account the TDM program, which will also reduce parking demand.  
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The Master Use Permit (Pg. 36) includes a parking management plan that will include valet parking 
during the periods for which a "deficiency" was identified, address the localized parking supply 
deficiencies within The Pruneyard that occur primarily on the east side of the center near the Trader 
Joe’s and Marshalls stores, and better manage employee parking. This will be accomplished by 
improved wayfinding signage (included in the Master Sign Plan), implementation of an active 
parking management system in the parking garage (use of overhead occupancy stall lights and 
dynamic signs as seen at the Santana Row parking garage), designation of time-limited parking, 
designation of employee parking areas, and preparation of an annual parking management report to 
the City. 

MASTER SIGN PLAN  
The project also includes a new Master Sign Plan (MSP) package (reference Attachment 13), which 
would allow for a freeway-oriented sign, tenant wall and rooftop signage, as well as new freestanding 
signs. The signage package would be integrated into the new Master Use Permit for more expedient 
review and permitting.  As previously discussed, the proposed signage would require adoption of the 
Zoning Code Amendment  

• Freeway-Oriented Sign: To identify the Pruneyard from the freeway, a 350 square-foot wall 
sign attached along the upper story of the Pruneyard Place building, reading "The Pruneyard / 
City of Campbell" is proposed. This sign would identify The Pruneyard as a whole, and not 
any particular tenant. As presented in the signage package, the sign is depicted atop the 
building, standing on the roof edge. However, the applicant has presented a redesign that 
places the sign on the wall of the building’s upper story, below the roofline (reference 
Attachment 20). This change will be incorporated into the "final" Master Sign Plan that will 
be included within the Master Use Permit. Additionally, since the Zoning Code Amendment 
will provide a maximum total sign area for freeway-oriented signs of 500 square feet, the sign 
will need to be reduced in size to 340 square-feet to accommodate retention of the existing 
160 square-foot Doubletree sign. 

• Free-Standing Signs: The Master Sign Plan identifies several free-standing signs that would 
be located at key corners and entries of The Pruneyard. The signs are shown in two principal 
designs; "site identification" which advertise The Pruneyard and "multi-tenant" which 
advertise tenants. Although the vertical component of these signs, at 17-feet, is taller than the 
14-foot standard height, they are substantially lower in height than the existing signs. 

Additionally the signs are more contemporary than the existing sign structures with metal 
framing and wood paneling to create a distinct branding image for The Pruneyard. This 
approach is somewhat unique as most free-standing signs are designed to match the 
appearance of the main buildings in terms of materials and colors. However, the distinct 
design would result in a higher quality signage presence along Campbell and Bascom 
Avenues.  

• Directional Signs: Various freestanding directional signs are also proposed. For consistency, 
these signs would maintain the same design style as the primary free-standing signs 

• Retail Signs: Retail signage would largely continue the existing signage theme with use of 
decorative metal-framed wood-panel signs that may be placed on the sloped-tile roofs or 
wood beam members above the storefront entries, for both existing and new retail buildings. 
Depending on the format, the signs can range in size to up approximately 20 square-feet. 
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Similarity, "blade" signs of two square-feet will also be permitted, which may project from 
the wall or hang from the overhead arcade.  

The Master Sign Plan also identifies allowance for fascia mounted "specialty" signs, which 
are the existing signs utilized by The Pruneyard's "major" tenants such as Sports Basement 
and Rock Bottom. There is limited guidance for these "specialty" signs, which may be seen as 
providing flexibility to encourage creative sign design. However, any signage scheme should 
specify basic limitations as to size, number, and type of signs. As such, the "final" Master 
Sign Plan will be required to incorporate the following revisions: 

o One "specialty" sign per tenant shall be allowed, unless the tenant's leased space is at a 
building corner with two storefronts, which shall allow the tenant two (2) "specialty" 
signs.  

o "Specialty" signs shall be placed above the leased storefront and/or on an adjacent 
"tower" feature, unless architectural limitations require alternative placement, which 
may be approved by the Community Development Director as an Architectural 
Modification. 

o The maximum size of the "specialty" signs shall be one square-foot per lineal foot of 
leased storefront area (inclusive of exterior solid/fenestrated perimeter walls) or one 
square-foot per 50 square feet of leased floor area, up to 100 square feet of sign area, 
whichever is greater. Larger signs may be granted by Planning Commission approval 
of a Sign Permit for an increase to sign area in compliance with CMC Sec. 
21.30.030.4 (Increased sign area or increased sign height). 

o "Specialty" signs may consist of individual channel letters, which may incorporate 
internal, external, or reverse illumination, and be constructed of any material. Cabinet 
boxes are prohibited, except for logos (one per sign), which shall not make up more 
than 25% of the total sign area nor exceed the height of the sign by more than 50%. 

• Office Signs: The office buildings would continue to utilize the ground-floor cabinet signs 
that are suspended above the building entries. In addition, the Master Sign Plan proposed new 
building-mounted wall signs. The signs would be allowed up to 140 square-feet, consisting of 
metal letters mounted directly to the building face. The plan identifies allowable sign 
placement for the existing office buildings at the north and east elevations. The proposed 
placement for the new office building is on the north elevation (northwest) corner. This 
placement suggests an orientation towards the freeway. Moreover, this being the rear of the 
building, the proposed location is not appropriate. As such, the "final" Master Sign Plan will 
require the following revision: 

O The wall sign on Office Building O1 shall be located on the south elevation (facing 
Campbell Avenue), oriented away from Highway 17 as determined by the Community 
Development Director. 

 

 

 

https://www.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART5ZOCOAD_CH21.56PEIMTILIEX_21.56.030PETILIEX
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PHASING/ENTITLEMENT DURATION 
Ellis Partners is proposing to construction the project in several phases as summarized below and 
noted within the project plans (Sheet A1.14) and the Master Use Permit (Pg. 5). 

• Phase lA (Primary Renovation): New paint on existing buildings in central plaza and seating 
areas, removal of arcade comers at select locations to improve visibility of retailers, entry 
improvements at Bascom Avenue, and a variety of other localized modifications. 

• Phase lB (Enhanced Renovation) Major renovation of central plaza, relocation of palm trees, 
enhanced pedestrian and bicycle pathways, construction of a new retail building (R4), 
renovation of Palisade Builders "greenhouse" windows, and renovation of towers. 

• Phase 2: Construction of new retail building (R5). 
• Phase 3: Construction of new retail buildings (R1, R2, R3) and parking structure (G1) 

expansion, and creation of west plaza. 
• Phase 4: Construction of new office building (O1). 

Consistent with Campbell Municipal Code Section 21.56.030 provisions for permit duration and 
phasing, the Master Use Permit (Pg. 5) provides the applicant two (2) years (2018) to obtain building 
permits for Phase 1A and 1B (these phases have been combined). Each subsequent phase would be 
granted one additional year of time, with the last phase (Phase 4), construction of the office building, 
required to be permitted by 2021. As structured by the MUP, upon issuance of building permits for 
Phase 1 A/B, the MUP would be "established" and in effect, allowing the Parcel Map to also be 
recorded (finalized). 

Due to the complexity of the proposal, Ellis Partners had initially indicated a desire for a 15 year 
project approval, which would accommodate financing, leasing, and risk management needs. 
However, staff felt that 15 years is an unusually long term for a City approval, and is inconsistent 
with the objective standard of the Municipal Code that staff is able to apply. Over the course of the 
last year, Ellis Partners has revised the initial proposal, as more specifically described in the written 
correspondence included as Attachment 21. The current request would allow an approval duration of 
10 years as described below: 

• Phase 1 A/B would be initiated (i.e. permit submittal) within one (1) year from project 
approval, including the Parcel Map; 

• Phase 2 and 3 would be initiated within six (6) years of project approval. However, 
commencement and completion of Phase 2 (Building R5) would not be a pre-requisite to the 
commencement of Phase 3 or Phase 4; 

•  Phase 4 would be initiated within ten (10) years of project approval. 
Limited approval durations reflect that zoning standards and land use policies, as well as City 
Councils and Planning Commissions, change over time. Development that is approved today may no 
longer be supported in the future. Requiring applicants to seek extensions on a case-by-case basis 
allows subsequent decision-makers to determine if the approval still reflects the values of the 
community at that time. In this regard, staff's recommendation is to adhere to the code standard of 
one (1) year per phase.  If the Planning Commission, however, believes that additional time is 
warranted, the Campbell Municipal Code does provide that authority to the Commission and City 
Council to consider. Any additional permit duration recommended by the Planning Commission will 
be included in the revised Master Use Permit for the City Council's consideration. 
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PUBLIC IMPROVEMENTS 

As a significant project, the project will require various public improvements and payment of 
monetary contributions, consistent with the General Plan, Chapter 11.24 of the Campbell Municipal 
Code, and the Subdivision Map Act. The timing of improvements and payment of monetary 
contributions is specified within the Conditions of Approval for the Tenant Parcel Map (reference 
Attachment 5). 

 Physical Improvements: 

• Dedication of land along Campbell Avenue west of Union Avenue to provide for a widened 
pedestrian corridor to line up with the "portals" opening. 

• Removal and reconstruction of all existing driveway approaches, and necessary sidewalk, 
curb, and gutter. 

• Installation of new "no mow" turf in existing park strips. 
• Retrofit of existing streetlights with LED lamp for all streetlights along the property.  
• Improvements to the creek trail entrance including landscaping, signage and lighting along the 

westerly wall of the parkinsg garage leading to and from the trail and The Pruneyard. 
• Installation of traffic control, stripes and signs. 

Financial contributions:  

• Traffic Signal Improvements to Existing Signals:   
o $20,000 for the purchase and installation of video detection equipment at the 

intersection of East Campbell Avenue / South Bascom Avenue. 

o $20,000 for the purchase and installation of traffic signal pre-emption upgrades at the 
intersections of East Campbell Avenue / South Bascom Avenue and Pruneyard / South 
Bascom Avenue. 

• Green Bike Lanes:  $50,000 for the purchase and installation of Green Bike Lanes and 
Conversion of Bike Route Shoulders to Bike Lanes along the Pruneyard frontage along 
Bascom Avenue and Campbell Avenue.                                                    

• New Traffic Signal Contribution: $84,000 towards the construction of a future traffic signal 
at the intersection of East Campbell Avenue and Page Street. 

• Corridor Signal Timing Study:  $90,000 towards a Corridor Signal Timing Study leading 
into and out of the Pruneyard. 

• Campisi Way Feasibility Study: $45,000 towards the preparation of a site investigation and 
feasibility study on the repair of the Campisi Way roadway settlement.  

SITE AND ARCHITECTURAL REVIEW COMMITTEE (SARC)  

The proposed project was reviewed by the Site and Architectural Review Committee (SARC) at a 
March 22, 2016 meeting (reference Attachment 17). Although the application remained 
"incomplete" at the time, pending acceptance of revised plans to address outstanding site circulation 
comments, the architectural design of the new and renovated buildings was sufficiently developed for 
review by the SARC. As noted, the SARC was provided the Architectural Advisor's report (reference 
Attachment 18) as well as design changes provided by the applicant (reference Attachment 19), 
which were subsequently incorporated into the final April 29, 2016 plan submittal. 
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Both Commissioners Kendall and Rich expressed support for the project. The following comments 
were made: 
 

• Office Building. Supportive of Option 2 (the contemporary design). Not too concerned about 
the height—the setting back of the upper floors helps minimize the appearance—which is 
likely necessary for a viable building. The building would create sense of place that could 
generate renewed interest in The Pruneyard and be attractive to a major corporate or tech 
tenant. Would also support/encourage a top floor restaurant or entertainment destination.  

• Retail Buildings. Agreeable to the architectural approach to the new and existing buildings, 
including the severing of the arcade corners and the design of R4. Also supportive of the 
proposed architectural changes and revised color scheme made in response to the 
Architectural Advisor's report.  

• Subdivision. Evolving support for the parcelization of The Pruneyard. Need to have strong 
CC&Rs to ensure the owners are sufficiently bound together to maintain The Pruneyard for 
the long-term. 

• Circulation/Parking. Layout and circulation look sufficient. Project should include parking 
strategies such as valet parking, convenient accessible parking, and bicycle parking. 

• Signage. Supportive of the proposed freeway sign, maybe make 'City of Campbell' more 
evident. Rooftop retail signs are attractive within The Pruneyard. 

• Other Comments. Encouraged further improvement of other buildings, particularly Bank of 
America and Outback Steakhouse (applicant responded that lease obligation limit how much 
can be changed). Encouraged Ellis Partners to retain long-term tenants and maintain good 
community relations. 

PUBLIC OUTREACH 
The City has no mandatory requirement for developers to conduct community meetings or otherwise 
engage residents or community groups. However, the Council, Planning Commission, and staff have 
encouraged Ellis Partners to engage the public. Ellis Partners has provided a statement (reference 
Attachment 22) that describes the outreach to community groups, including the Pruneyard/Dry 
Creek Neighborhood Association, the San Tomas Area Community Coalition, and the Campbell 
Village Neighborhood Association.  

PUBLIC NOTICE AND COMMENT 
In addition to the CEQA noticing, this project was noticed to all property owners within 300-feet of 
The Pruneyard, as well as in the Campbell Express newspaper and on the City's Public Notices 
webpage. The project materials have also been continuously posted to the Development Activity 
webpage since the project was submitted last August.   
 
Public correspondence received on the project is include in Attachment 9 and includes the CEQA 
comments submitted by Santa Clara County Department of Environmental Health, VTA, and 
Caltrans as well as an email from Vikki Essert. Susan Landry had previously provided illustrations 
depicting an alternative approach to the site layout, which are also included. 
 
 
 

http://ca-campbell.civicplus.com/Archive.aspx?AMID=44
http://ca-campbell.civicplus.com/Archive.aspx?AMID=44
http://ca-campbell.civicplus.com/498/Development-Activity
http://ca-campbell.civicplus.com/498/Development-Activity
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ALTERNATIVES 
Although the applicant is motivated to pursue construction of the project, the Planning Commission is 
under no obligation to make a decision after a single public hearing. In addition to the staff 
recommendation, the following actions may be taken: 

1.  Continue the Item, allowing the applicant and/or staff the opportunity to provide any expanded 
analysis or information as requested, or to simply allow for additional Commission discussion. 

2.  Recommend the Minor Revisions, a recommendation that includes minor revisions that do not 
require significant changes to the project plans and/or the Master Use Permit, may be carried to 
the City Council without further review by the Planning Commission. This would include a 
recommendation for the office building as proposed (5-stories). 

3.  Recommend with Major Revisions. If the Planning Commission wishes to make a 
recommendation to the City Council that does not include approval of the subdivision (Tentative 
Parcel Map) or the proposed office building, or otherwise significant changes to the Master Use 
Permit, the application will need to be continued so that the project materials can be modified 
accordingly.  

 
 
 
 
Prepared by:  
 Daniel Fama, Senior Planner 
 
 
 
 
Approved by:  
 Paul Kermoyan, Community Development Director  
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Attachments/(sub-exhibits and attachments): 
1. Draft Planning Commission Resolution (Draft Mitigated Negative Declaration) 

a. Draft Mitigated Negative Declaration  and Mitigation Monitoring and Reporting Program 
2. Draft Planning Commission Resolution (Zoning Map Amendment) 

a. Draft City Council Ordinance  
3. Draft Planning Commission Resolution (Zoning Code Amendment) 

a. Draft City Council Ordinance  
4. Draft Planning Commission Resolution (Master Use Permit) 
5. Draft Planning Commission Resolution (Tentative Vesting Parcel Map) 
6. Draft Planning Commission Resolution (Master Sign Plan) 
7. Draft Planning Commission Resolution (Tree Removal Permit) 
8. Pruneyard Initial Study (with attachments) 
9. Correspondence  

• County DEH (Site Mitigation Program Email 
• County DEH (Solid Waste Program) 
• Vikki Essert  
• VTA  
• Caltrans  
• Susan Landry (illustrations) 

10. Location Map  
11. Project Narrative (with attachments) 
12. Pruneyard Project Plans 
13. Pruneyard Master Sign Plan  
14. Master Use Permit 
15. General Plan Policies  
16. Steve Piasecki Letter 
17. SARC Memo, dated March 22, 2016 
18. Architectural Advisor Report 
19. SARC Before and After Drawings Exhibit  
20. Alternate Freeway Sign Design 
21. Applicant's Phasing/Approval Duration Request Letter 
22. Public Outreach Statement  
 
 



CITY OF CAMPBELL PLANNING COMMISSION 

MINUTES 

7:30 P.M. TUESDAY 
SEPTEMBER 13, 2016 

CITY HALL COUNCIL CHAMBERS 

The Planning Commission meeting of September 13, 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: JoElle Hernandez 
Commissioner: Philip C. Reynolds, Jr. 
Commissioner: Donald C. Young 

Commissioners Absent: Commissioner:  Michael L. Rich 

Staff Present: Community Development 
Director: Paul Kermoyan 
Senior Planner:  Daniel Fama 
Senior Planner:  Cindy McCormick 
Associate Planner:  Stephen Rose 
City Attorney: William Seligmann 
Recording Secretary: Corinne Shinn 

APPROVAL OF MINUTES 

Motion: Upon motion by Commissioner Reynolds, seconded by 
Commissioner Kendall, the Planning Commission minutes of the 
meeting of August 23, 2016, were approved as submitted.  (5-0-1-1; 
Commissioner Rich was absent and Commissioner Hernandez 
abstained)  

Attachment 14
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COMMUNICATIONS 
 
Director Kermoyan listed the desk item(s): 
1. Letter from Susan Landry regarding Pruneyard (Item 3) 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS 
 
None 
 
CONSENT 
 
None 
 
DISCLOSURES 
 
Chair Dodd asked the members if they have any disclosures regarding items on this 
evening’s agenda. 
 
Commissioner Young advised that he met with Dean Rubenstein with Ellis Partners 
regarding the Pruneyard project on June 8th. 
 
Commissioner Hernandez advised that she attended a community meeting during the 
summer regarding the Pruneyard proposal and also met with Dean Rubenstein. 
 
Commissioner Bonhagen said he too met with Ellis Partners regarding the Pruneyard 
project. 
 
Commissioner Kendall said she met with Dead Rubenstein regarding the Pruneyard 
project. 
 
Commissioner Reynolds said he met with representatives of Ellis Partners regarding 
the Pruneyard project. 
 
Chair Dodd advised she also met in June with representatives of Ellis Partners 
regarding the Pruneyard. 
 
PUBLIC HEARINGS 
 
Chair Dodd read Agenda Item No. 1 into the record as follows: 
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1. PLN2016-19 Public Hearing to consider the application of Majid 

Saneinejad for a Planned Development Permit, Tentative 
Parcel Map to create two residential lots and a common lot, 
Tree Removal Permit to allow for the removal of one 
protected tree, and a Zone Change from R-M (Multi-family) 
to P-D (Planned Development) to allow the construction of 
two single family residences on property located at 1223 
Walnut Drive. Staff is recommending that a Negative 
Declaration be adopted for this project. Tentative City 
Council Meeting Date: October 18, 2016. Project Planner:  
Cindy McCormick, Senior Planner 

 
Ms. Cindy McCormick, Senior Planner, presented the staff report. 
 
Commissioner Kendall provided the Site and Architectural Review Committee report 
as follows: 
 SARC reviewed this item on August 23rd and were fully supportive of this project as 

redesigned. 
 
Chair Dodd asked if there were questions of staff.    There were none 
 
Chair Dodd opened the Public Hearing for Agenda Item No. 1. 
 
Lou Dorcich, Project Architect: 
 Said he is available for any questions. 
 Advised that after the previous project review that led to excellent feedback from 

the community and the Commission, they now have a redesigned project that 
fulfills all requirements that they are pleased to present. 

 
Commissioner Hernandez asked how the common area will be maintained.   Will there 
be an HOA? 
 
Planner Cindy McCormick replied that Public Works will require a maintenance 
agreement.  It was seen as a sufficient solution given the simplicity of the project with 
just two homes. 
 
Commissioner Bonhagen advised that he met with this applicant prior to the first 
review.  He asked what is now different from that initial submittal. 
 
Lou Dorcich reminded that the previous project had three units that have been 
reduced down to two units.  The FAR has been reduced below 50 percent.  It seems to 
be the opinion of the community that these reductions from the original proposal help 
this project to create a transition into this neighborhood. 
 
Commissioner Reynolds asked the architect to comment on the use of composition 
shingle roofing versus a tile roof. 
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Lou Dorcich said that was changed at the request of his client who feels it would be 
more compatible with the neighborhood since most homes on the street have 
composition roofing. 
 
Audrey Kiehtreiber, Resident on Walnut & President of STACC: 
 Reported that she had submitted a letter of support for this revised proposal on 

behalf of STACC. 
 Stated that it has been a pleasure to work with Mr. Majid Saneinejad.  He came to 

STACC Board meetings several times and understood the concerns of the 
neighborhood.  STACC appreciates his concessions.  The project is now two 
single-family residences with back yards.  The FAR is reduced to less than 50 
percent.  The design now fits in well with the neighborhood. 

 Said that she wished that every developer would be as willing to work with 
surrounding neighbors as he has been.  As a result, she hopes that he might 
decide to build more in this neighborhood in the future. 

 Added that they are aware that this is a financial project for him. 
 Extended thanks to Mr. Saneinejad and the Planning Commission.   
 Said that Senior Planner Cindy McCormick was very effective coordinating all the 

participants. 
 
Chair Dodd closed the Public Hearing for Agenda Item No. 1. 
 
Commissioner Reynolds: 
 Said that this was a very easy project to support. 
 Added that he is impressed with the harmony between this developer and his 

neighbors. 
 Stated that he too is relieved to see a reduction in the FAR. 
 
Commissioner Bonhagen: 
 Said that he appreciates the fact that all parties worked together. 
 Stated he is supportive. 
 
Motion: Upon motion of Commissioner Reynolds, seconded by 

Commissioner Kendall, the Planning Commission took the 
following actions for a property at 1223 Walnut Drive: 
 Adopted Resolution No. 4325 recommending that the City 

Council approve a Tentative Parcel Map (PLN2016-19) to 
create two residential lots and one common lot;  

 Adopted Resolution No. 4326 recommending that the City 
Council approve a Zoning Map Amendment (PLN2016-275) to 
change the zoning district designation from R-M (Multi-Family 
Residential) to P-D (Planned Development);  

 Adopted Resolution No. 4327 recommending that the City 
Council approve a Planned Development Permit (PLN2016-276) 
to allow the construction of two (2) two-story detached single-
family homes; 
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 Adopted Resolution No. 4328 recommending that the City 
Council approve a Tree Removal Permit (PLN2016-277) to 
allow for the removal of one protected tree; and 

 Adopted Resolution No. 4329 recommending that the City 
Council adopt a Negative Declaration (PLN2016-278), subject 
to the conditions of approval,  

By the following roll call vote: 
AYES: Bonhagen, Dodd, Hernandez, Kendall, Reynolds, 

and Young 
NOES: None 
ABSENT: Rich 
ABSTAIN: None 

 
Chair Dodd advised that this item would be considered by the City Council for final 
action at its meeting on October 18, 2016. 
 

*** 
 

Chair Dodd read Agenda Item No. 2 into the record as follows: 
 
2. PLN2016-263/266 Public Hearing to consider the application of Jimmy Chang 

for a Planned Development Permit (PLN2016-263) to allow 
the removal of private patio areas, alterations to existing 
staircases and installation of new lighting fixtures within two 
courtyards of an existing apartment community (dba “The 
Parc at Pruneyard”) and a Tree Removal Permit (PLN2016-
266) to allow the removal of protected trees on property 
located at 225 Union Avenue.  Staff is recommending that 
this item be deemed Categorically Exempt under CEQA.  
Tentative City Council Meeting Date:  October 4, 2016.  
Project Planner:  Stephen Rose, Associate Planner 

 
Mr. Stephen Rose, Associate Planner, presented the staff report. 
 
Chair Dodd asked if there were questions of staff.    There were none. 
 
Commissioner Kendall provided the Site and Architectural Review Committee report 
as follows: 
 SARC reviewed this item on August 23rd and was supportive of this project with 

recommendations: 
o Consider the inclusion of patio tables.  The applicant agreed to evaluate 

options. 
o Find ways to include bicycle parking. 
o Consider the placement of a barbecue area on the site. 
o Consider planting Eastern Rosebud trees.  The applicant agreed to explore 

that recommendation with their Landscape Architect. 
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o Consider enlarging the existing trash enclosures.  The current enclosure is 
too small to serve the current demand.  Another option to enlarging the 
enclosures may be to increase the frequency of pickups each week. 

 
Chair Dodd opened the Public Hearing for Agenda Item No. 2. 
 
Jimmy Chang, Applicant: 
 Said that he would like to address four conditions. 
 Stated that they were willing to explore adding more of an open space seating 

area.  A wooden bench is what they proposed.  It would be centrally located.  That 
has been submitted to staff. 

 Advised that there is open space behind the clubhouse, which is near the pool, as 
the space where they proposed to place tables and seating. 

 Said his second issue to discuss is the condition for bike racks. While there are 
none currently, there exists 400 square feet per building of storage space.  They 
are proposing to use that area for bicycle storage.  They should be able to 
accommodate the storage of approximately 68 bicycles throughout the property. 

 Stated that in regards to the tree species, he has been communicating with the 
project Landscape Architect and will work further with staff. 

 Explained that he had surveyed the site trash enclosures.  When originally 
constructed recycling wasn’t as big as it is today.  If they enlarge their trash 
enclosures to accommodate both trash and recycling containers, they would lose 
three parking spaces.  Instead they have talked with Waste Management regarding 
more frequent pickups and/or smaller containers so all could fit within the existing 
enclosures. 

 
Commissioner Hernandez asked Mr. Chang how they would deal with recycling in 
addition to trash. 
 
Jimmy Chang explained that the recycling bins are currently outside the enclosure 
against the fence.  They are not blocking any parking spaces. 
 
Commissioner Hernandez asked Mr. Chang if he had spoken with tenants about the 
pending loss of private outdoor spaces. 
 
Jimmy Chang: 
 Reported that the property owner has a Resident Relations person to work with 

residents. 
 Advised that technically there are not supposed to be any barbecue within 10 feet 

of a structure due to fire safety regulations. 
 Added that tenants would have a better experience with a courtyard setup although 

perhaps not as private.  The private patios ranged between 50 and 60 square feet. 
 Stated that the interior courtyard will be semi-private as shared by building. 
 
Chair Dodd closed the Public Hearing for Agenda Item No. 2. 
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Commissioner Kendall said that this will be a big improvement to the center courtyard 
where currently there are so many stairs and dividers breaking it up.  It wasn’t very 
attractive.  The site will be more beautiful when there are more plantings installed. 
 
Commissioner Reynolds agreed with Commissioner Kendall that this proposal will 
beautify and improve the tenant experience.  Removing the stairs is a good thing.  He 
added that apartment complexes need to be updated periodically.  He said he would 
support this application. 
 
Chair Dodd said she was glad there will be bike storage provided. 
 
Motion: Upon motion of Commissioner Reynolds, seconded by 

Commissioner Bonhagen, the Planning Commission took the 
following actions for a property at 225 Union Avenue: 
1. Adopted Resolution No. 4330 recommending that the City 

Council approve a Planned Development Permit (PLN2016-
263) to allow the removal of private patio areas, alterations to 
existing staircases and installation of new lighting fixtures 
within two courtyards of an existing apartment community 
(dba “The Parc at Pruneyard”); and 

2. Adopted Resolution No. 4331 recommending that the City 
Council approve a Tree Removal Permit (PLN2016-266) to 
allow the removal of protected trees, subject to the conditions 
of approval; 

By the following roll call vote: 
AYES: Bonhagen, Dodd, Hernandez, Kendall, Reynolds 

and Young 
NOES: None 
ABSENT: Rich 
ABSTAIN: None 

 
Chair Dodd advised that this item would be considered by the City Council for final 
action at its meeting on October 4, 2016. 
 

*** 
 
Chair Dodd read Agenda Item No. 3 into the record as follows: 
 
3. PLN2016-76,77,78, 

335, 357, 358 
 

Public Hearing to consider the application of CFEP 
Pruneyard, LLC for a Zoning Map Amendment (PLN2015-
357) to amend the Campbell Zoning Map to rezone a portion 
of The Pruneyard from the C-2 (General Commercial) 
Zoning District to the C-2-O (General Commercial / Overlay) 
Combining Zoning District; a Master Use Permit (PLN2015-
358) to allow the construction of a 100,000 square-foot (5-
story) office building, four retail buildings constituting 18,600 
square-feet, a 30,000 square-foot fitness facility or a 12,000 
square-foot retail/office building, expansion of the existing 
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parking structure (3 or 5 stories), various site improvements, 
alterations to existing buildings, establishment of a new land 
use program including specifying permitted and conditional 
uses, continued allowance of a shared parking program, and 
implementation of a transportation demand management 
program (TDM); a Tentative Vesting Parcel Map (PLN2015-
77) to allow division of the property into three parcels; a Tree 
Removal Permit (PLN2015-335) to allow removal of on-site 
"protected" trees; a Master Sign Plan with a Freeway 
Oriented Sign (PLN2015-78) to allow a new comprehensive 
signage scheme including an increase in sign area, height, 
and number; and a Zoning Code Amendment (PLN2015-76) 
to revise various sections of the Campbell Zoning Code 
(Title 21 of the Campbell Municipal Code) to reference the 
land use program created by the Master Use Permit and to 
allow the signage proposed by the Master Sign Plan, for 
property located at 1875, 1887, 1901, 1919, 1995, & 1999 
S. Bascom Avenue. A Mitigated Negative Declaration has 
been prepared for this project.  Tentative City Council 
Meeting Date:   October 18, 2016.  Project Planner:  Daniel 
Fama, Senior Planner 

 
Mr. Daniel Fama, Senior Planner, presented the staff report. 
 
Chair Dodd asked if there were questions of staff.    There were none 
 
Commissioner Kendall asked about the proposed height of the building near the portal. 
 
Planner Daniel Fama said that staff’s recommendation is a maximum of 45 feet in 
height. 
 
Commissioner Kendall asked how many floors are proposed for that particular 
building. 
 
Planner Daniel Fama replied, three. 
 
Director Paul Kermoyan: 
 Explained that 45 foot height number was borrowed from the East Campbell 

Avenue Master Plan (ECAMP) although it doesn’t specifically apply to E. Campbell 
Avenue beyond Highway 17 through to Bascom Avenue. 

 
Commissioner Kendall said that there is a difference between two-lane-wide roads 
versus four-lane-wide roads as to the maximum building height that can be supported. 
 
Director Paul Kermoyan said that was the ECAMP methodology. 
 
Planner Daniel Fama said that the rational was that if a 45-foot maximum height is 
acceptable at the end of the ECAMP area up to Union Avenue, than it should be 
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equally supportable further along the road toward Bascom Avenue sine the street 
width continues to be four lanes there. 
 
Commissioner Hernandez clarified with staff that ECAMP extends up to Union but not 
beyond. 
 
Planner Daniel Fama said that is correct on the south side of the street.  It does not 
apply to the Pruneyard side of that street. 
 
Chair Dodd opened the Public Hearing for Agenda Item No. 3. 
 
Jim Ellis, Ellis Partners, Applicant: 
 Said that he is very pleased to have the Planning Commission hearing their 

application this evening. 
 Reported that he is here with a big part of their team.  He introduced the members 

of the team to the Commission. 
 Stated that Daniel Fama did an incredible job with his presentation. 
 Added that he appreciates staffs’ hard work over the last 18 or 19 months. 
 Said that they are excited to bring their plans for the Pruneyard. 
 Advised that they have already done renovations at the hotel, which will 

demonstrate the level of quality work they do at their projects. 
 Stated that the goal of their application is to revitalize a treasured community asset 

in Campbell.  To enhance it.  To increase the sales volume and correspondingly 
the City’s share of tax revenues.  To create a vibrant neighborhood gathering 
space and to accommodate pedestrians and bicyclists. 

 Cautioned that Pruneyard cannot remain stagnant. 
 
Dan Rubenstein, Director of Development, Ellis Partners: 
 Thanked the Commission for their time this evening. 
 Said that they are thrilled to be here before the Planning Commission after two 

years’ of effort. 
 Extended specific thanks to Paul Kermoyan and Daniel Fama for their creativity 

and diligence throughout the process. 
 Stated that there have been many meetings with staff, the Planning Commission, 

the City Council and community leaders.  He listed a few: 
o Study Session with City Council in March 2015. 
o Planning Commission/City Council/Community leaders met in May 2015 and 

included neighborhood groups. 
o Reminded that the Planning Commission conducted a Study Session that 

started at 12:30 a.m. after a long regular meeting agenda had concluded 
late. 

o A second community meeting has held to receive resident feedback. 
o Meetings were held with STACC and with the Campbell Village Association. 

 Said that the CEQA process took six to seven months to complete and included 
traffic, parking, geo-tech and architectural peer review. 

 Reported that in April the final submittal was made that is before the Commission 
now. 
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 Advised that they will be working with the CERT program to make the Pruneyard a 
part of their emergency plan. 

 Said that the primary elements of the project include pedestrian improvements both 
on and off-site; increasing ability to optimize the parking they have on site and 
supplement ADA parking; to create plazas and gathering areas. 

 Pointed out that the City encourages office development. 
 Explained that their proposed subdivision has its benefits for the City and offers 

Ellis Partners the ability to invest money in full development mode.  It offers 
efficient financing of construction and investment. 

 Estimated that this project will increase sales tax to the City by approximately 
$500,000 a year. 

 Stated that having CC&R’s for the Pruneyard gives the City unique enforcement. 
 Listed some of the associated costs of their plans for Pruneyard including about 

$250,000 for streetscape improvements to help integrate the portals to the 
Pruneyard and $350,000 in traffic improvements. 

 Reminded that staff is recommending approval. 
 Said that we are four years into an intensive redevelopment cycle and said that 

their proposal will offer them the flexibility to have entitlements in place and not to 
have to come back. 

 Reminded that their original request had been for 15 year time frame.  They then 
came back with a compromise request for 10 years.  The first phase will initiate 
after a year; the second phase after 6 years and the last phase would be complete 
after 10 years. 

 Stated his hope that the Planning Commission will support this request. 
 Described the proposed office building as consisting of 100,000 square feet of 

office space, on two stories, with two parking garages.   
 Cautioned that less than five-stories would not be economically feasible due to 

costs including the need to relocate lots of utilities. 
 Said that providing a large office building is necessary to draw a large use to the 

site. 
 Pointed out that the 75-foot height for a five-story building is consistent and 

appropriate in a mixed-use transitory development.  It could reduce traffic impacts 
and create 600 jobs for Campbell. 

 Assured that he hears staff’s concerns about massing and its impacts on 
pedestrians.  To help alleviate those concerns their design has the top floor set 
back and the first floor set back 35 feet.  This new office building would be located 
next to existing 10 and 16-story buildings and the freeway.  

 Pointed out that this is the only place in Campbell that allows a 75-foot high office 
building. 

 Reminded that the jurisdiction of the ECAMP is west of Highway 17 while the 
General Plan references the Pruneyard/Dry Creek Area. 

 Said that the proposed office building represents an important entry point from the 
portals and would be placed on what is currently a parking lot. 

 Said that they were fine with either office building design option they have provided 
for consideration. 
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Melinda Ellis-Evers, Ellis Partners, Applicant: 
 Said that they are proud to be the stewards of this community asset. 
 Stated that they have come up with a carefully conceived plan for the Pruneyard 

that maintains the small-town charm of the community. 
 Said that their overall goal is to retain legacy Pruneyard tenants as well as to draw 

exciting new tenants to the site. 
 Stated that they look forward to a long relationship moving forward and for years to 

come. 
 Advised that they would like to move as quickly as possible to realize this important 

project. 
 Added that Ellis Partners looks forward to future ribbon cuttings and new store 

openings in the future. 
 
Dan Orloff, Resident on Second Street: 
 Stated that it was a privilege to be here. 
 Advised that he was here 39 years ago regarding The Factory and has seen many 

aspects of the Pruneyard’s evolution. 
 Added that he is a limited partner in Camera7. 
 Reported that Ellis Partners has “delivered” in other markets including Palo Alto 

and Jack London Square in Oakland. 
 Stated that their plans for a 100,000 square foot office building are important 

component of their project.  The site needs such a building to draw jobs to 
Campbell. 

 Concluded that he hopes the Planning Commission supports this plan. 
 
Steven Blachman, Owner, Trudy’s Brides and Special Occasions, Pruneyard: 
 Said that his family has owned and operated their business, Trudy’s, at the 

Pruneyard for 43 years this month. 
 Stated that Ellis Partners is proposing a dynamic updated and fresh new look for 

the center.   
 Advised that Trudy’s looks recently completed a major renovation on two levels.  

They draw customers from the entire Bay Area. 
 Opined that this project will benefit the entire Campbell Community. 
 
Mark Gunke, Resident on McBain Avenue: 
 Said that he is in favor of the proposed plan. 
 Reported that Ellis Partners has reached out to his neighborhood for feedback and 

wishes and has incorporated their suggestions into their plans. 
 Stated that these improvements will have positive impacts on property values of 

the surrounding area and he likes that. 
 Suggested the need for a larger grocery store within the center and perhaps a 

restaurant could once again be located on the top floor of the tallest tower that 
once housed Sebastian’s. 

 
Nicky Essert, Resident on E. Campbell Avenue: 
 Stated that she is a member of the Pruneyard/Dry Creek Neighborhood 

Association. 
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 Thanked Ellis Partners for their outreach efforts. 
 Reported that this project has broad support in their nearby neighborhood. 
 Stated concurrence with the traffic and parking issues but no one has expressed 

concerns about the proposed height for the office building. 
 Advised that some suggest that the drive thru plaza only be available for 

emergency service use. 
 Suggested a bike/pedestrian trail access to the Los Gatos Creek Trail. 
 Reported that she has noticed improved security and grounds keeping at the 

Pruneyard under Ellis Partners ownership. 
 Stated her support. 
 
Cole Cameron, Resident on Herring Avenue, San Jose: 
 Said he is a part of the CERT Team. 
 Stated that they appreciate the outreach done by Ellis Partners. 
 Explained that he has a finance background and agrees that the proposed five-

story office building can benefit this community. 
 Said he hopes this goes forward and thanked the Commission for their 

consideration. 
 
Susan Landry, Resident on Curtner Avenue: 
 Said that she is a landscape architect. 
 Thanked Dean Rubenstein and Ellis Partners for their coordination with neighbors. 
 Said that this project will improve the quality of the Pruneyard. 
 Added that she is supportive with modifications. 
 Suggested that the proposed road divides the courtyard and she would like to see 

the following: 
o Reduce the number of vehicular/pedestrian crossings. 
o Eliminate the vehicle road through the Plaza but retain emergency vehicle 

accessibility. 
o Eliminate left turns from Union and Campbell onto the site to help the flow of 

traffic along Campbell Avenue. 
 Stated her support for a five-story office building and cautioned that allowing left 

turns would create traffic stacking problems. 
 Thanked everyone involved and opined that this project will help Campbell and 

economic stability. 
 
Carl San Miguel, Chamber of Commerce: 
 Recommended approval for a 10 year build-out plan for this project. 
 Said that the project would result in additional tenants bringing sales taxes into 

Campbell as well as increased property taxes.  It is a source of funds. 
 Said that he too supports the proposed five-story office building that could create 

500 jobs and enhance the retail. 
 Added that the five-story office building would not cast shadows or cause an 

increase of traffic due to access from Highway 17 and Campisi. 
 Opined that this is a sound project for Campbell. 
 Thanked the Commission for their consideration and support. 
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Jack Nybloom, Owner, Camera7 & Resident on Dillon Avenue: 
 Said that there have been several owners of the Pruneyard over the last 14 years.  

Over the last 1.5 years, he has worked with Ellis Partners. 
 Stated that they ask great questions and listen to our answers. 
 Advised that there have been lots of get-togethers and Ellis Partners has a smart 

and thorough vision for the center.  He is excited for the whole renovation plan. 
 Said that as a result of his confidence in Ellis Partners’ plans, he has raised capital 

and will reinvest in the theatre. 
 Concluded by saying, “We love what they are doing!” 
 
Dawn Anderson, Resident on Union Avenue: 
 Reported that she lives a few blocks away. 
 Added that she is an architect and has a few concerns. 
 Said that allowing left turns into the Pruneyard so close to the portals would create 

problems. 
 Stated that recentralizing the community space and allowing traffic through there is 

not conducive to pedestrian safety. 
 Recommended that the developers get an accessibility review of the property. 
 Advised that she goes over to Pruneyard every day. 
 Thanked the Commission for its time. 
 
Jo-Ann Fairbanks, Resident on Hacienda Avenue: 
 Said that she appreciates hearing from the community about their experiences 

working with this developer. 
 Stated that she has three areas of concern. 

o The inclusion of an overlay district. 
o The Master Use Permit concept makes her nervous.  It delegates issues 

typically handled by the Planning Commission over to the Community 
Development Director.  She’s okay with current-Director Paul Kermoyan. 

o Admitted that the concept of a “living” document is a little scary for her. 
 Said that the project completion dates also make her nervous/uncomfortable, 

particularly the 10 year time frame. 
 Suggested that length of time could lead to a project that evolves and must be 

reviewed further by the Director. 
 Admitted that she agrees with the staff’s more conservative dates/schedule. 
 
Chair Dodd closed the Public Hearing for Agenda Item No. 3. 
 
Commissioner Hernandez: 
 Cautioned that she has lots of questions. 
 Said that they include building usage and square footage and splitting the lot into 

three parcels.  That raises concerns for her. 
 Added that she understands that there will be general CC&R’s in place governing 

the three parcels.  However, over time, individual owners/parcels will have different 
goals and visions.  She asked staff to confirm that future owners would have to 
abide. 
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Planner Daniel Fama replied that is correct.  It is intended that the CC&R’s would be 
all encompassing to ensure a vital single shopping commercial center. 
 
Commissioner Hernandez asked if this Master Use Permit would supersede the Use 
Permits approved in the past for this center. 
 
Planner Daniel Fama said that rather it incorporates them into the Master Use Permit. 
 
Commissioner Hernandez asked how the alcohol license maximums are calculated. 
 
Planner Daniel Fama: 
 Said there is no “carte blanch”.  It includes existing. 
 Added that the Community Development Director can allow new but there is a 

ceiling on the maximum number. 
 Stated that it would be 25 percent when the project is built out. 
 Referenced page 13 that lists 25 with on-sale alcohol service and five with off-sale. 
 
Commissioner Hernandez asked how that works if tenant spaces are split up.  If some 
tenant spaces are split, would that allow an increase in the number of uses with 
alcohol service? 
 
Planner Daniel Fama replied no.  Increasing from 25 would require an amendment to 
this Master Use Permit that would go to the Planning Commission and then on to the 
City Council for review and approval. 
 
Commissioner Hernandez: 
 Said that issue comes up a lot and especially in the downtown. 
 Questioned how often the closing of the special event area might occur.  Would it 

be one weekend a month? 
 
Planner Daniel Fama said that the closing would only be for a portion of the roadway.  
The parking lot and other drive aisles would remain available. 
 
Commissioner Hernandez asked if it has been considered whether that drive could be 
closed permanently. 
 
Planner Daniel Fama advised that to do so would require bringing it back to the 
Planning Commission and City Council. 
 
Commissioner Hernandez: 
 Stated that 10 years for completion seems a long time to her.  She doesn’t support 

that amount of time. 
 Referred to the Robson project constructed on Hamilton Avenue at San Tomas 

Expressway (Penny Lane).  That project was delayed for a number of years and 
everyone was shocked with what was ultimately constructed. 

 Asked if the changes that can be made up to 500 square feet.  Does that include 
adding outdoor seating? 
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Planner Daniel Fama said that the 500 square foot standard at Director level review is 
for building addition not outside uses.  It involves minor changes to interior spaces to 
meet specific tenant needs. 
 
Director Paul Kermoyan: 
 Said that staff was conscientious about the type of authority given to staff. 
 Assured that any big changes go back to the original decision makers. 
 Added that the overall vision of the document contains limitations of what staff can 

approve. 
 
Commissioner Kendall said she had a question for City Traffic Engineer Matthew Jue.  
Could he comment about the pedestrian interchange at the portals.  Would a five-story 
building set back as proposed be of concern? 
 
Mr. Matthew Jue, Traffic Engineer: 
 Said that any pedestrians would be on the public sidewalk.   
 Added that the crosswalk is signalized so there are no problems anticipated if the 

signals are obeyed. 
 
Chair Dodd asked Matthew Jue about a future traffic signal at Campbell and Page.  
Could there be problems with turns onto Pruneyard? 
 
Traffic Engineer Matthew Jue said that it is the right-of-way to get in. 
 
Planner Daniel Fama said that traffic coming into Pruneyard from Union would include 
a relocated entrance to the underground parking. 
 
Commissioner Bonhagen: 
 Admitted that he has never noticed a problem with left turns onto the Pruneyard. 
 Reported that he drives by at least three days a day. 
 Said he’d like to address the proposed parcelization. 
 Reminded that Ellis Partners has done this successfully before and that fact has 

alleviated any concerns for him. 
 Said that the access to the Los Gatos Creek Train was suggested but he doesn’t 

believe the Pruneyard property touches a point of access. 
 
Planner Daniel Fama said that the northwest corner of the site by the parking garage 
does touch.  However, that area was deemed an unsafe access point.  Additionally, a 
bike lane could not be added there unless parking was lost. 
 
Commissioner Bonhagen said that closing the traffic circle on the plaza every 
weekend would be “awesome”.  Perhaps it can start at once a month and go to weekly 
later. 
 
Commissioner Kendall asked Commissioner Hernandez why she is not in favor of a 
10-year approval.  Their original request was for 15 years and she is quite pleased that 
they had condensed that time as much as they had to 10 years. 



Campbell Planning Commission Minutes for September 13, 2016 Page 16 
 

 
Commissioner Hernandez: 
 Stated that 10 years is a very long period of time. 
 Said that other things can happen based on a new Planning Commission, a new 

City Council, a new Community Development Director as well as a new General 
Plan. 

 Reminded that the City has seen buildings/properties come and get approved but 
actual construction took a long time to occur. 

 Added that oftentimes, when that building goes up its not was expected. 
 Advised that she has never heard anything positive about that large white 

development constructed at San Tomas Expressway and Hamilton Avenue.  She 
said that she has heard it referred to as a “prison” or a “mental hospital”. 

 Reiterated that 10 years is a long time. 
 
Commissioner Kendall: 
 Advised that she is in favor of the five-story office building, Version B. 
 Cautioned that Campbell needs more of a balance of jobs to residents. 
 Admitted that she feels fortunate to both live and work in Campbell. 
 Added that this office building can be a real architectural statement for the City.  It 

can serve to segue between the existing tall black towers and Campbell Avenue 
and could draw a substantial business such as Barracuda. 

 Said that she can support a 10-year phased approval timeline since it takes a long 
time to build big projects.  

 Stated that she is also okay with parcelization. 
 Added that traffic needs to go through.  There are many people with mobility issues 

and splitting it with a road would create two shopping centers if you can’t get 
through. 

 Stated that if there should be no play structures next to the road then the play 
structures could be relocated elsewhere on site. 

 
Commissioner Young: 
 Said that in general this project is excellent. 
 Stated that he does have a few comments.  For example, the length of time was 

initially concerning.  However, the fact that there are extensive public 
improvements and the project is specifically phased, he is no longer concerned. 

 Said that he was torn about the 10 year time line but also understands the 
applicant has reduced from their original request for 15 years.    

 Cautioned that there would be issues if they tried to do all the work proposed at 
once. 

 Said that a great job was done on describing the plans and need for parcelization 
and he is comfortable with that aspect. 

 Said that there is inequity between a three-story and five-story office building. 
 Said that regarding the drive through from Bascom to the back, the Traffic 

Management Plan should tell us if it is okay to close. 
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Commissioner Reynolds: 
 Thanked the City Council for the provision of iPads to the members of the Planning 

Commission.  With this large 2,700+ page packet, we saved a forest. 
 Thanked staff.  The scope of this project required their dedication and he extends 

kudos for their efforts. 
 Thanked Ellis Partners whose project will certainly benefit our community.  The 

Pruneyard is an important asset to the community.  The community is protective of 
the Pruneyard. 

 Reported that he made two trips to Oakland’s Jack London Square.  Fifteen years 
ago, it was bad.  There are currently seven owners of the property that comprises 
Jack London Square yet it is a well-blended project that appears seamless. 

 Said that the track record of Ellis Partners gives him the confidence over the length 
of project timing as they are proposing.  

 Stated that a project of this caliber needs flexibility.  This is huge – big time.  He will 
support it. 

 Admitted that he understood the “why” for the requested land split as requested by 
Ellis Partners from day one. 

 Said that he is impressed with the thought that went into the Parking Management 
Plan.  Valet parking doesn’t get any easier and their underground parking is an 
expensive commitment. 

 Stated that he is impressed with the proposed five-story office building.  It will be 
beautiful and bring a tremendous addition of jobs in our City.  Reducing that 
building to three-story would be a detriment to the project. 

 Added that he is comfortable with the concept of an owners’ association (CC&R’s). 
 Said that when he heard about the idea of Pruneyard partnering with CERT he 

thought that it was an awesome idea.  A second location for emergency response 
would be tremendous. 

 Thanked the members of the community who attended community meetings with 
Ellis Partners and also came to this evening’s public hearing. 

 Said that he is always protective of businesses in our City.  There are great 
businesses at the Pruneyard. 

 Said that he is asking Ellis Partners to take a long hard look at the businesses 
there today and to protect them.   

 Advised that the Pruneyard is his and his wife’s go-to place when there’s no 
parking in Downtown. 

 Said that he likes the idea of an expedited process with this Master Sign Plan that 
gives more authority to our Community Development Director.  Anytime we can 
streamline a process, it’s a benefit to all in the long run. 

 Stated that he is happy with what is being proposed.  He’s glad they are keeping 
the theaters. 

 Reminded that the Director can always bring issues to the Planning Commission if 
he thinks it is necessary to do so. 

 Concluded that he is supporting this project. 
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Chair Dodd: 
 Agreed with Commissioners Kendall and Young about the five-story office building. 
 Said that she likes a combination of the two designs.  She likes the glass building 

but would incorporate the step-down feature of the other design. 
 Added that she likes the maximum limit of 25 businesses with alcohol service. 
 Said that she appreciates Pruneyard Kitchen & Bar being added to the hotel. 
 Admitted that she was on the fence regarding traffic going through the Pruneyard 

but she likes the idea of closing down the road once a month for events. 
 Stated that she is fine with the parceling proposal as she has seen it work in Palo 

Alto and Oakland. 
 Stated that she doesn’t like the 10 year time frame as she is concerned about 

something the Commission has already approved becoming outdated after a 
decade. 

 Pointed out that most of the members of the community who spoke out this 
evening were in favor of this project. 

 
Commissioner Hernandez: 
 Reiterated her concern that a 10-year approval is a long time and should be 

shortened to between five and size years. 
 Added that she is in favor of parceliziation but on the issue of a drive through she 

could go either way. 
 Said that she agrees with Chair Dodd about a combination building design that 

incorporates aspects of both designs. 
 
Commissioner Bonhagen asked if the 10 year time frame is for the office building. 
 
Chair Dodd reminded that the project is proposed in four phases. 
 
Planner Daniel Fama said that the garage would be Phase 2-3 and the office building 
with underground parking would be Phase 4. 
 
Commissioner Bonhagen said that it seems that everything else (outside of office 
building) would be completed at six years maximum. 
 
Director Paul Kermoyan clarified 10 years.  They’d have to start it within that time 
frame but that doesn’t mean it has to be completed.  It could take 12 years to 
complete. 
 
Commissioner Bonhagen said he’s okay with the 10 years requested. 
 
Commissioner Reynolds: 
 Said that he believes that Ellis Partners know what they are doing.   
 Pointed out that this Commission is not expert on project timing and he fears the 

Commission could be Monday-morning quarterbacking.  
 Added that Ellis Partners have put a lot of thought into what they think they can do 

within specific periods of time.  The time allows them to deal with financing and 
construction/economic up or down-turns. 
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Commissioner Young: 
 Said that he does this sort of thing for a living as well and is comfortable with what 

he is saying. 
 
Commissioner Kendall asked how long it takes for a building’s design to become 
outdated. 
 
Chair Dodd re-opened the Public Hearing for Agenda Item No. 3. 
 
Chair Dodd asked Dean Rubenstein if Ellis Partners would consider a different 
timeline. 
 
Dean Rubenstein, Ellis Partners, Applicant: 
 Said they would consider it. 
 Provided the example of another project where extra time was allowed and that 

extra time allowed the project to be completed.  That one was similar to this project 
in terms of size and complexity. 

 Pointed out that the office building within five years is only five years more than 
allowed by right. 

 Said that logistically each project/phase takes two or three years. 
 Assured that the project is phased as tightly as they really can accomplish. 
 
Susan Landry, Resident on Cambrian Drive: 
 Asked the Planning Commission to reconsider the center courtyard road going 

through if there will be a kid’s play area there. 
 
Dawn Anderson, Resident on Union Avenue: 
 Said that Ellis Partners should take the time necessary. 
 Added that existing businesses at Pruneyard must trust the developers. 
 Encouraged careful and well thought out planning. 
 Said that the massing of the building at the corner will break up the noise. 
 Supported a step back at the ground floor for a more pedestrian engagement. 
 
Angela Amico: 
 Said that she is here representing her parents who own the 10-unit apartment 

building across E. Campbell Avenue from the Pruneyard adjacent to the portals. 
 Questioned why Ellis Partners never reached out to them  who are directly across 

the street to discuss their plans. 
 
Steve Blachman, Owner of Trudy’s, said that businesses survive by people seeing that 
they are there. 
 
Chair Dodd re-closed the Public Hearing for Agenda Item No. 3. 
 
Planner Daniel Fama said that in regards to the design of the office building, if the 
Commission likes the idea of the five-story office building but with a revised design, 
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they should add to the conditions that this is subject to the building’s design being 
refined in the future. 
 
Chair Dodd asked each Commissioner to comment on the 10 year time line.  She said 
she is feeling better about it after the discussion that has occurred. 
 
Commissioner Bonhagen said that he likes 15 years since he’s a real estate broker.   
However, he can agree to the compromise of 10 years.  He said that while he likes the 
idea of greater setbacks for the ground floor he doesn’t like the proposed “orange” 
color depicted on the drawing for Option 2. 
 
Commissioner Hernandez: 
 Said that there has been a good discussion on the issue of the 10 year approval 

period. 
 Admitted that she can now see the benefit of allowing a 10-year time frame since 

construction can take time.  There will be the need to move the staging area 
around. 

 Stated she can now support up to 10 years. 
 
Motion: Upon motion of Commissioner Kendall, seconded by 

Commissioner Reynolds, the Planning Commission took the 
following actions for properties located at 1875, 1887, 1901, 1919, 
1995 & 1999 S. Bascom Avenue: 
 Adopted Resolution No. 4332 recommending that the City 

Council adopt a Mitigated Negative Declaration and 
Mitigation Monitoring and Reporting Program (PLN2015-79);  

 Adopted Resolution No. 4333 recommending that the City 
Council approve a Zoning Map Amendment (PLN2015-357);  

 Adopted Resolution No. 4334 recommending that the City 
Council adopt an ordinance approving a Zoning Code 
Amendment (PLN2015-76); 

 Adopted Resolution No. 4335 recommending that the City 
Council approve a Master Use Permit with an approval duration 
of ten (10) years and to allow the office building to be five (5) 
stories, maintaining the 75 maximum height and a future 
revision to the building’s design with an articulated surface, 
plaza below, setback on top (Option 1 concept) incorporating 
step-backs illustrated in Option 2, as recommended by SARC 
and decided by the Planning Commission; 

 Adopted Resolution No. 4336 recommending that the City 
Council approve a Vesting Tentative Parcel Map (PLN2015-
77); 

 Adopted Resolution No. 4337 recommending that the City 
Council approve a Master Sign Plan (PLN2015-78) with a free-
way oriented sign and an increase to the allowable sign area, 
height and number; and 
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 Adopted Resolution No. 4338 recommending that the City 
Council approve a Tree Removal Permit (PLN2015-335), 
subject to the conditions of approval,  

By the following roll call vote: 
AYES: Bonhagen, Dodd, Hernandez, Kendall, Reynolds, 

and Young 
NOES: None 
ABSENT: Rich 
ABSTAIN: None 

 
Chair Dodd advised that this item would be considered by the City Council for final 
action at its meeting on October 18, 2016. 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan had no additions to his written report. 
 
ADJOURNMENT 
 
The Planning Commission meeting adjourned at 10:40 p.m. to the next Regular 
Planning Commission Meeting of September 27, 2016.  
 
 
 
SUBMITTED BY: ______________________________________ 
   Corinne Shinn, Recording Secretary 
 
 
 
APPROVED BY: ______________________________________ 
     Cynthia Dodd, Chair 
 
 
 
ATTEST:  ______________________________________ 

Paul Kermoyan, Secretary 



Document Available Online at: http://ca-campbell.civicplus.com/DocumentCenter/View/5562 

I N I T I A L  S T U D Y
PRUNEYARD SHOPPING CENTER AND OFFICES - EXPANSION PROJECT 
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prepared in compliance with the 
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Prepared by 
Daniel Fama 

Acting Senior Planner 

City of Campbell 
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Public Review Period 
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PRUNEYARD/CREEKSIDE AREA POLICIES 

Goal LUT-14: The Pruneyard/ Creekside Area as an active, connected “urban village” with a 
mixture of commercial, office, residential, entertainment and recreational uses 
functioning as a community and regional focal point. 

Policy LUT-14.1: Area Plan: Develop an Area Plan for the Pruneyard / Creekside Commercial District. 

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

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

Strategy LUT-14.2b: Floor Area Ratio (FAR): Allow a maximum FAR of 2.0 for new development or 
redevelopment within the Pruneyard/Creekside Area. 

Policy LUT-14.3: Physically Connected: Encourage new development in the Pruneyard/Creekside Area 
that is physically connected to existing development and oriented towards the creek 
trail with appropriate setbacks, and that provides logical connections and access to 
the creek trail. 

Strategy LUT-14.3d: Links to Los Gatos Creek: Ensure that new development provides visual and 
pedestrian linkages with Los Gatos Creek. 

Strategy LUT-14.4a: Floor Area Ratio: Allow sites of greater than 3 acres to maximize densities of up to 
2.0 FAR for non-residential uses and up to a maximum residential density of 27 units 
per gross acre.  Project densities on parcels of smaller size will be reduced on a 
sliding scale as indicated below: 

Minimum Acres Maximum 
FAR 

Allowable Density 
Range 

Up to .99 

1.0 to 1.99 

2.0  to 2.99 

3.0  and above 

.30 

.50 

1.0 

2.0 

Up to 8 du/acre 

8 to 16 

8 to 21 

8 to 27 

Strategy LUT-14.4d: Parking Facilities: Joint use of parking facilities may be utilized with mixed-use 
development formats on larger parcels. 

Policy LUT-14.5: Building Orientation: Orient buildings toward public streets.  New buildings on 
corner lots should frame the intersection through the use of reduced setbacks where 
necessary for access, facades that incorporate prominent entries, windows, design 
details and landscaping. 

Strategy LUT-14.5b: Non-residential Entries: Orient entries of non-residential developments toward the 
public street and provide street-level windows and glass front display bays for all 
street-level office and retail. 

Strategy LUT-14.5c: Parking Lots: Encourage parking lots at the side of or rear of, or below buildings.  
Parking lots are strongly discouraged between buildings and the sidewalk. 

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

Strategy LUT-14.6c: Decorative Features: Development projects should incorporate decorative features 
including plazas that incorporate amenities such as public art, special paving, tile, 
and fountains. 
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GENERAL PLAN POLICIES  
 

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

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

Strategy LUT-1.5f: Transportation Impact Mitigation: development that impacts the transportation 
system. Evaluate the establishment of a Complete Streets Impact fee policy to be 
imposed on new development and applied toward improving the City’s multimodal 
transportation system. 

Strategy LUT-2.1c: Bicycle Facilities: Require adequate and secure bicycle facilities at employment 
centers, activity centers, and residential projects. 

Strategy LUT-2.1k: Private Development:  Developers will be required to make public improvements 
related to their project to improve and enhance bicycle, pedestrian and transit 
opportunities consistent with City policy. 

Strategy LUT-2.1q: Transportation Demand Management (TDM): For new employment centers require 
TDM site design measures including carpool and van pool parking, bicycle storage, 
and discounted public transit programs. 

Strategy LUT-2.3a: Intersection Level of Service:  To the extent possible, maintain level of service 
(LOS) on designated intersections consistent with the Santa Clara County 
Congestion Management Plan. 

Policy LUT-2.4: Jobs and Housing Balance: Maintain Campbell’s balance of jobs and housing units 
to encourage residents to work in Campbell, and to limit the impact on the regional 
transportation system. 

Strategy LUT-2.4a: Full Range of Land Uses: Provide for a full range of land uses within the City, and 
for mixed-uses within specific development projects 

Policy LUT-5.3: Variety of Commercial and Office Uses: Maintain a variety of attractive and 
convenient commercial and office uses that provide needed goods, services and 
entertainment 

Strategy LUT-5.3b: Minimal Setbacks: Design commercial and office buildings city-wide to have 
minimal setbacks from the sidewalk except to allow for pedestrian oriented features 
such as plazas, recessed entryways, and wider sidewalks for outdoor cafes. 
Discourage parking areas between the public right-of way and the front façade of the 
building. 

Strategy LUT-5.3c: Revitalization of Shopping Centers: Encourage the maintenance and revitalization of 
commercial shopping centers. 

Strategy LUT-5.3d: Commercial Centers: Review the design, use and upgrading of commercial centers 
via the discretionary permit process, and ensure that conditions of approval are 
adopted that require businesses to be well kept and operated in a way that limit 
impacts to adjacent uses. 

Strategy LUT-7.2n: Consistency with Plans: Ensure that new development and substantial remodeling 
projects are consistent with Specific Plans, Area Plans, City Standard Details and 
adopted Streetscape Standards to create cohesive design. 

Strategy LUT-9.1c: Land Use Objectives and Redevelopment Plans: Permit only those uses that are 
compatible with land use objectives and redevelopment plans. 



Policy LUT-9.3: Design and Planning Compatibility: Promote high quality, creative design and site 
planning that is compatible with surrounding development, public spaces and natural 
resources. 

Strategy LUT-9.3d: Building Design: Design buildings to revitalize streets and public spaces by orienting 
the building to the street, including human scale details and massing that engages the 
pedestrian. 

Strategy LUT-9.3e: Building Materials: Encourage the use of long-lasting, high quality building 
materials on all buildings to ensure the long-term quality of the built environment. 

Strategy LUT-9.3f: Development Orientation: Orient new development toward public and private 
amenities or open space, in particular: 
• Orient high activity areas such as outdoor dining areas and plazas, and major 

pedestrian routes toward the amenity or open space. 

Strategy LUT-9.3g: Pedestrian Amenities: Incorporate pedestrian amenities such as plazas, landscaped 
areas with seating, pedestrian walkways into new developments. 

Strategy LUT-9.3i: Master Plan of Phased Sites: Ensure developers of phased multi-building complexes 
provide a master plan demonstrating how the entire site will be developed. 

Strategy LUT-10.2a: Streetscape Standards: Implement Streetscape Standards with landscaped boulevard 
treatment on arterial streets, and implement the installation of street trees per the 
Standard Street Improvements. 

Strategy LUT-11.1d: Bicycle and Pedestrian Connections in Development: Encourage new or 
redeveloping projects to provide logical bicycle and pedestrian connections on site, 
between parking areas, buildings, and street sidewalks and to existing or planned 
public right-of-way facilities and encourage pedestrian passages between street-front 
sidewalks and rear-lot parking areas. Ensure that the bicycle and pedestrian 
connections interface safely. 

Policy LUT-11.2: Services Within Walking Distance: Encourage neighborhood services within 
walking distance of residential uses. 

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

Strategy 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. 

Strategy LUT-13.1c: Fiscal Effects of Land Use: Evaluate the fiscal effects of different land uses on City 
revenues and services. 

 



CITY OF CAMPBEll
70 NORTH FIRST STREET

CAMPBELL CALIFORNIA 95008

408 8662100

FAX 408 3792572

Department Planning August 12 1992

Mr Thomas E Rotticci

Sectras Corporation
50 California Street
San Francisco CA 94111

Mr Mark West

Perpetual Asset Management Company Inc

707 Broadway Suite 1200
San Diego CA 92101

Re PM920318751999 S Bascom Avenue The Pruneyard Parcel Map Issues

Dear Mr Rotticci and Mr West

The 27 acre pruneyard Center is the largest retail office complex within

the City of Campbell The long term viability of The pruneyard is essential to

the economic and fiscal health of the City The application to subdivide the

Pruneyard center into four parcels may compromise the long term viability of

the center and limit the development options of subsequent property owners

As a single parcel the property owners have the greatest possible flexibility
when planning new buildings uses or building expansions Subdivision into

four parcels carves up the buildable area and severely limits the flexibility for

future uses These development issues are not directly addressed in the

technical application materials These issues are important to the City and

need to addressed as the application is processed

HomeFed Bank and Bank of America should evaluate submitting an

application to rezone to the Planned Development District and prepare a

master development plan which delineates the long term development for

the property This plan would put prospective purchasers on notice of the

property ownersand the Citys plans for the center and outline public
improvement and development responsibilities for subsequent property
owners Such a plan would attempt to anticipate the cumulative impacts of

the application A master plan could be structured to address many of the

technical issues raised in the enclosed Notice of Incompleteness letter dated

August 12 1992
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Pruneyard Tentativ Jap page 2 81292

I am glad we had an opportunity to meet on Monday August 10 1992 I hope
the issue of subdivision and long term viability of the center can be resolved

in a manner which is satisfactory to the City and the property owners

Sincerely

IICi
Director of Planning

cc

Kevin Hanson HomeFed Bank
Chuck Toeniskoetter

Mayor Don Burr

Joan Bollier City Engineer
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August 29, 2016 

City Council and 
Planning Commission 
City of Campbell 
70 N. First Street 
Campbell, CA 95008 

RE: The Pruneyard 

Ladies and Gentlemen: 

ELLIS PARTNERS 
VIA U.S. MAIL AND EMAIL 

We are writing this letter to highlight an important element of our proposed project. Specifically, we are 
referring to the duration of approvals for the four proposed project phases at The Pruneyard. Staff has 
included in the draft Master Use Permit the approval timeframes that are the minimums provided for in 
the Campbell Municipal Code. However, under the Municipal Code, the Planning Commission and the 
City Council have the discretion to tailor the phasing and approve extended durations. 

In this letter we hope to provide you with the rationale behind our request for the extended durations and 
highlight the areas within the Municipal Code that provide the Planning Commission and the City 
Council with the discretion to approve the proposal. 

I. Rationale for Extended Duration Proposal 

While our team is eager and intent on pursuing all of the proposed improvements, there is a complex 
process of pre-leasing and project financing that must occur prior to the development of any new 
buildings. Given the potential for delays in reaching these pre-development milestones, especially in light 
of the cyclicality of Silicon Valley real estate markets, it is critical to allow for a flexible, phased process 
with ample time to complete all elements of the proposed project. As noted above, the proposed project 
has been divided into the following phases: 

• Phase lA: Primary Renovation: New paint on existing buildings in central plaza and seating 
areas, removal of arcade comers at select locations to improve visibility of retailers, entry 
improvements at Bascom Avenue, and a variety of other localized modifications; 

• Phase lB: Enhanced Renovation: Major renovation of central plaza, relocation of palm trees, 
enhanced pedestrian and bicycle pathways, construction of a new retail building (R4), 
renovation of Palisade Builders "greenhouse" windows, and renovation of elevator/stair 
towers; 

• Phase 2: Construction of new retail (R5); 

• Phase 3: Construction of new retail buildings (R1, R2, R3), and a 3level parking structure 
(G 1 ); creation of west plaza. R3 will either be a 12,000sf, two-story office/retail building 
(3A) or a 30,000sf, two-story fitness center (3B); and 

• Phase 4: Construction of new office (01), a lOO,OOOsf, five-story office building with two 
levels of buried parking and the addition of two decks on the G 1 garage expansion. 

ellispartners.com 

111 Sutter Street, Suite 8oo San Francisco, CA 94104 415 .391.9800 
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City Council 
Planning Commission 
August 29, 2016 
Page 2 

Initially during our discussions with City staff and at the study sessions with the Planning Commission 
and City Council in 2015, we requested a permit term of fifteen years for completion of these proposed 
improvements. Subsequently, staff indicated that there was some level of concern with the length of the 
extended term and that the proposal did not provide for interim milestones requiring incremental 
performance by The Pruneyard. Staff felt that incremental milestones would be valuable tools for the 
City to retain to incentivize The Pruneyard to proceed diligently with each phase of the development. 

As a result of meetings and discussions with staff and consistent with the City's Municipal Code, as noted 
in Section II below, The Pruneyard team has prepared a revised proposal to address these concerns and 
also provide the necessary extended phasing durations. In summary, the proposal is as follows: 

A. Phase 1A/1B would be initiated (i.e. permit submittal) within one year from project approval, 
including the Parcel Map; 

B. Phase 2 and 3 would be initiated within six years of project approval. However, commencement 
and completion of Phase 2 (Building R5) would not be a pre-requisite to the commencement of 
Phase 3 or Phase 4; 

C. Phase 4 would be initiated within ten years of project approval. 

We believe these durations represent a considerable concession from our preferred durations (this 
represents a five year reduction in the length of phasing from our initial proposal) and provide the City 
with ample controls to ensure our team is highly incentivized to diligently pursue all phases of the project. 

II. CampbeiJ Municipal Code Analysis 

The Municipal Code provides discretion to the Planning Commission and the City Council to approve a 
phasing plan. Although the minimum duration for a use permit is twelve months from the effective date, 
Municipal Code Section 21.56.060(A)(3)(a) provides flexibility: "Where the permit or approval provides 
for development in two or more phases or units in sequence, the permit or approval shall not be approved 
until the decision-making body has approved the final phasing plan for the entire project site. " The 
renovation and expansion of The Pruneyard is proposed as a four phase development. Therefore, the 
Planning Commission and City Council have the authority under the Municipal Code to approve a final 
phasing plan. If the phasing plan for a development in two or more phases were limited to the minimum 
durations identified in the Municipal Code, there would be no need for the Municipal Code to provide 
authority for the Planning Commission and City Council to approve a final phasing plan. We believe the 
Municipal Code provides authority to approve a final phasing plan specifically for a project like The 
Pruneyard. The draft Master Use Permit is not a simple permit, but a detailed effort that establishes a 
vision and a long term program for The Pruneyard. Therefore, approval of a tailored phasing plan with 
extended durations as requested above is appropriate. 

Furthermore, the Municipal Code anticipates pre-approved phases that modify the minimum twelve 
months between each phase. Municipal Section 21.56.060(A)(3)(b) states: "If a project is to be built in 
pre-approved phases, each subsequent phase shall have twelve months from the previous phase's date of 
establishment to the next phase's date of establishment to have occurred, unless otherwise specified in 
the permit or approval, or the permit or approval shall expire and be deemed void, without any further 
action by the city. " The language in the Municipal Code anticipates that as part of the phasing plan, the 
Planning Commission and City Council may approve extended durations between the establishment of 
one phase and the commencement of the next. The draft Master Use Permit incorporates the minimum 
twelve months between the establishment of one phase and the commencement of the next. We 
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encourage you to specify in the permit extended durations that will allow the long term vision for The 
Pruneyard to be completed by providing flexibility to address market conditions. 

The Pruneyard is one ofthe most prominent destinations in the City of Campbell, yet it has languished for 
over 20 years without investment. We stand prepared to execute the carefully conceived master plan and 
invest tens of millions of dollars in The Pruneyard during the next decade. We believe the full 
completion of this project will create significant public benefits, including the creation of unique, 
attractive plazas and new gathering spaces, increases to sales tax revenue, and improvements to the city's 
jobs-housing balance as well as the furthering of The Pruneyard and the City of Campbell as a more 
prominent regional destination. 

We believe it is critical to include the extended term in the approvals to give us the best chances for 
executing the master plan. We know the current market will change, we just don't know when. For these 
reasons, we respectfully request consideration of this extended, phased approval duration which we 
believe provides us with the ability to withstand market fluctuations while providing the City with 
assurance that all phases of the development will be pursued diligently and will result in a unified and 
upgraded Pruneyard. 

Dean Rubinson 
Director of Development 



Summary of Community Outreach Activities 

The Pruneyard 

The Pruneyard development team, began outreach efforts with the local community in May 2015, four 
months prior to the initial submission of the project proposal to City of Campbell in order to be able to 
incorporate community input into the proposed project.   

This effort began with meetings with Vikki Essert, the land use liaison of the Pruneyard/Dry Creek 
Neighborhood Association (PYDCNA), who scheduled a meeting at her home May 27, 2015, attended by 
over 20 members of the PYDCNA and key representatives from other neighborhood associations in 
Campbell.  At the meeting, the Pruneyard development team, including Jim Ellis and Dean Rubinson, as 
well as representatives of our Property Management team, presented the conceptual plans for 
renovation and expansion proposal.  Following the presentation, an extensive Q&A session was held, 
during which the team carefully noted all input received.  Following the meeting, the development team 
and the design team worked to incorporate many of the requests and recommendations raised during 
the meeting, including the addition of green space and a raised deck in the main plaza to replace the 
gazebo-like feature that was removed from this area in the 90’s that allowed bands and other groups to 
perform in the plaza.  Stronger pedestrian connections to the community on the east side of Bascom 
Avenue were added as well as supplemental ADA parking in the central areas of the project. A number 
of operational suggestions were received as well. In general, the proposed project was very well-
received and attendees were appreciative of being included in the process and excited for the new 
investment in The Pruneyard. 

The development team remained in contact with Vikki Essert and other neighborhood associations in 
the period during which the entitlements were processed and in advance of any public hearings, 
conducted a second community meeting, on May 11, 2016, at Ms. Essert’s home.  This meeting was 
similarly attended and the team presented the updates to the project, highlighting the features that 
were added as a result of community input.  Again, there was consistent expression of appreciation of 
the proposed project and the community engagement process and there was a clear indication of 
eagerness for the project to commence. 

Most recently, the development team has been in contact with representatives of other neighborhood 
associations in an effort to present the proposed project to additional groups ahead of the Planning 
Commission hearing, scheduled for September 13. 2016.  A meeting is set up on September 1, 2016 with 
representatives of the San Tomas Area Community Coalition (STACC) and efforts are underway for 
meetings with representatives of the Campbell Village Neighborhood Association as well. 

Attachment 24
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__________________________________________________________________ 
DISCUSSION 
This is the section of the City Council Agenda that allows the City Councilmembers to report on items of 
interest and the work of City Council Committees.  

MAYOR BAKER 
Cities Association of Santa Clara County: 
     Board of Directors 
     Selection Committee 
City Atty. Performance/Comp. Subcommittee 
City Clerk Performance/Comp. Subcommittee 
City Mgr. Performance/Comp. Subcommittee 
County Expressway Policy Advisory Board 
County Library District JPA Board of Dir. 
Metropolitan Transportation Commission** 
     Bay Area Toll Authority 
Santa Clara County Operational Area 
     Council (Chair)** 
VTA Board of Directors** 
West Valley Mayors and Managers 

VICE MAYOR GIBBONS: 
Advisory Commissioner Appointment Interview 
Subcommittee 
Campbell Historical Museum & Ainsley House 
   Foundation Liaison  
City Atty. Performance/Comp. Subcommittee 
City Clerk Performance/Comp. Subcommittee 
City Mgr. Performance/Comp. Subcommittee 
CDBG Program Committee (County) (Alt.) 
Cities Association of Santa Clara County: 
    Board of Directors (Alt.) 
    Selection Committee (Alt.) 
County Expressway Policy Adv. Board (Alt.) 
County Library District JPA Board of Dir. (Alt.) 
Downtown Subcommittee  
Education Liaison Subcommittee 
Finance Subcommittee 
Friends of the Heritage Theatre Liaison (Alt.) 
Housing Rehabilitation Loan Committee 
Legislative Subcommittee 
State Route (SR) 85 Corridor Policy Advisory  
    Board (Alt.) 
Silicon Valley Clean Energy Authority 
  Board of Directors 
Santa Clara Valley Water District: 
   County Water Commission (Alt.) 
20% Housing Committee (Successor Agency) 
West Valley Mayors and Managers (Alt.) 

COUNCILMEMBER CRISTINA: 
Assn. of Bay Area Governments   
Cities Association of Santa Clara County: 
ABAG Representative (Alternate) 
Economic Development Subcommittee 
Santa Clara Valley Water District: 
County Water Commission 
Silicon Valley Clean Energy Authority 
  Board of Directors (Alt.) 

 
 
COUNCILMEMBER KOTOWSKI: 
Assn. of Bay Area Governments (Alt.) 
CDBG Program Committee (County)  
Education Liaison Subcommittee 
Friends of the Heritage Theatre Liaison 
Housing Rehab Loan Committee (Alt.) 
Recycling Waste Reduction Commission** 
Legislative Subcommittee 
Silicon Valley Animal Control Authority Board 
   (SVACA) (Alt.) 
Valley Transportation Authority Policy Advisory 
   Committee (Alt.) 
West Valley Sanitation District 
West Valley Solid Waste Authority JPA (Alt.) 

COUNCILMEMBER RESNIKOFF: 
Advisory Commissioner Appointment Interview Subcommittee 
Campbell Historical Museum & Ainsley House  
   Foundation Liaison (Alt.) 
Downtown Subcommittee 
Economic Development Subcommittee 
Education Subcommittee (Alt.) 
Finance Subcommittee 
State Route (SR) 85 Corridor Policy Advisory Board 
Silicon Valley Animal Control Authority Board  
   (SVACA) 
20% Housing Committee (Successor Agency) 
Valley Transportation Authority Policy Advisory 
   Committee 
West Valley Sanitation District (Alt.) 
West Valley Solid Waste Authority JPA 

**appointed by other agencies 

City 
Council 
Report 

Item:         11.     
Category:  Council Committee Reports 
Meeting Date: October 18, 2016     
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