
 
 
 
 

PLANNING COMMISSION 
City of Campbell, California 

 
7:30 P.M.  October 25, 2016
City Hall Council Chambers Tuesday

 

AGENDA 
 
 
ROLL CALL 
   
APPROVAL OF THE MINUTES     October 11, 2016 
 
COMMUNICATIONS 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
ORAL REQUESTS 
This is the point on the agenda where members of the public may address the Commission 
on items of concern to the Community that are not listed on the agenda this evening.  People 
may speak up to 5 minutes on any matter concerning the Commission. 
 

PUBLIC HEARINGS 

1. PLN2016-237 Public Hearing to consider the application of HOMETEC 
Architecture for a Site and Architectural Review Permit (PLN2016-
237) to allow a single-story addition to an existing single-family 
residence on property located at 786 Cambrian Drive.  Staff is 
recommending that this item be deemed Categorically Exempt 
under CEQA.  Planning Commission action final unless appealed 
in writing to the City Clerk within 10 calendar days.  Project 
Planner:  Daniel Fama, Senior Planner 
 

2. PLN2015-
264/265/266 
PLN2016-260 

Public Hearing to consider the application of Terry Prias for a Site 
and Architectural Review Permit (PLN2015-264, 265, 266) to allow 
the construction of three new single-family residences and a Tree 
Removal Permit (PLN2016-260) to allow the removal of a protected 
tree on property located at 738 Briarwood Way.  Staff is 
recommending that this item be deemed Categorically Exempt 
under CEQA.  Planning Commission action final unless appealed 
in writing to the City Clerk within 10 calendar days.  Project 
Planner:  Stephen Rose, Associate Planner 
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3. PLN2016-140 Public Hearing to consider the application of Kaiser Foundation 

Health Plan, Inc., for a Conditional Use Permit (PLN2016-140) to 
allow the establishment of a medical services clinic and pharmacy 
within the Vasona Technology Park (Building 'G') on property 
located at 250 E. Hacienda Avenue. Staff is recommending that 
this item be deemed Categorically Exempt under CEQA.  Planning 
Commission action final unless appealed in writing to the City Clerk 
within 10 calendar days.  Project Planner:  Project Planner:  Daniel 
Fama, Senior Planner 
 

4. PLN2015-274/275 Public Hearing to consider the application of Saul Flores for a Site 
and Architectural Review Permit (PLN2015-274) to allow the 
construction of a new office building and a Tree Removal Permit 
(PLN2015-275) to remove four protected Redwood trees on 
property located at 95 E. Hamilton Avenue. Staff is recommending 
that this item be deemed Categorically Exempt under CEQA.  
Planning Commission action final unless appealed in writing to the 
City Clerk within 10 calendar days.  Project Planner:  Cindy 
McCormick, Senior Planner 
 

5. PLN2016-255 NOTE THIS ITEM WILL BE CONTINUED TO THE REGULAR PC 
MEETING OF NOVEMBER 22, 2016, AT THE REQUEST OF THE 
APPLICANT 
Public Hearing to consider the application of SINA Investments, 
LLC for a Conditional Use Permit (PLN2015-255) to allow a 
massage establishment in an existing tenant space on property 
located at 225 W. Hamilton Avenue. Staff is recommending that 
this item be deemed Categorically Exempt under CEQA.  Planning 
Commission action final unless appealed in writing to the City Clerk 
within 10 calendar days.  Project Planner:  Cindy McCormick, 
Senior Planner 

 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
ADJOURNMENT 
Adjourn to the next regularly scheduled Planning Commission meeting on November 22, 
2016, at 7:30 p.m., in the City Hall Council Chambers, 70 North First Street, Campbell, 
California.  The Regular PC meeting on November 8, 2016 has been cancelled. 
 
 
 



 
 
 
 
 
 
 

CITY OF CAMPBELL PLANNING COMMISSION 

MINUTES 
 
 

7:30 P.M. TUESDAY 
OCTOBER 11, 2016 

CITY HALL COUNCIL CHAMBERS 
 
 
The Planning Commission meeting of October 11, 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:   JoElle Hernandez 
      Commissioner:   Philip C. Reynolds, Jr. 
      Commissioner:   Michael L. Rich 
      Commissioner:   Donald C. Young    
 
Commissioners Absent: Commissioner:   Ron Bonhagen    

               
Staff Present:   Community Development 
      Director:    Paul Kermoyan 
      Senior Planner:  Daniel Fama 
      City Attorney:   William Seligmann 
      Recording Secretary: Corinne Shinn 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Reynolds, seconded by 

Commissioner Young, the Planning Commission minutes of the 
meeting of September 27, 2016, were approved as submitted.  (5-0-
1-1; Commissioner Bonhagen was absent and Commissioner Rich 
abstained)  
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COMMUNICATIONS 
 
None 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS 
 
None 
 
CONSENT 
 
None 
 
DISCLOSURES 
 
None 
 
PUBLIC HEARINGS 
 
Chair Dodd read Agenda Item No. 1 into the record as follows: 
 
1. PLN2016-253 Public Hearing to consider the application of LVL, LLC for a 

Modification (PLN2016-253) to a previously-approved 
Conditional Use Permit to allow an arcade within an 
approved restaurant on property located at 400 E. Campbell 
Avenue.  Staff is recommending that this item be deemed 
Categorically Exempt under CEQA. Planning Commission 
action final unless appealed in writing to the City Clerk within 
10 calendar days.  Project Planner:  Daniel Fama, Senior 
Planner 

 
Mr. Daniel Fama, Senior Planner, presented the staff report. 
 
Chair Dodd asked if there were questions of staff.     
 
Commissioner Hernandez said that she assumes that office space would still be 
located upstairs. 
 
Planner Daniel Fama said that is correct. 
 
Commissioner Hernandez asked where the entrance to the office space upstairs 
would be located. 
 



Campbell Planning Commission Minutes for October 11, 2016 Page 3 
 

Planner Daniel Fama explained that there would be an interior lobby serving as 
common access point for both the downstairs restaurant space and the upstairs office 
space.  
 
Commissioner Hernandez asked if there are any concerns about noise impacts for the 
office use upstairs resulting from the noise of the arcade games. 
 
Planner Daniel Fama said that staff tends to concentrate on any potential impacts on 
nearby residential uses. 
 
Commissioner Kendall asked staff to explain the “gamer lounge” term. 
 
Planner Daniel Fama said that there is an emphasis on restaurants for Downtown 
Campbell.   This use is expected to be predominately a restaurant with ancillary 
inclusion of a small arcade. 
 
Commissioner Young asked if the “gamer lounge” would include more interactive 
games while arcade games are played by a single player. 
 
Planner Daniel Fama advised that staff’s underlying concern is alcohol service with the 
games.  The intent is to keep this predominately a restaurant not an entertainment 
establishment. 
 
Commissioner Young clarified that this use would be conditioned so as not to allow 
alcohol service and consumption for any patrons playing the arcade games. 
 
Planner Daniel Fama replied correct. 
 
Commissioner Hernandez questioned how the business would enforce the prohibition 
of alcohol service within the arcade especially given that there will be minors there. 
 
Planner Daniel Fama said that this would become an adult-only establishment after 10 
p.m.  He clarified that the arcade is not intended to be an extension of the bar. 
 
Director Paul Kermoyan: 
 Explained the reasoning for staff’s recommended conditions. 
 Said that staff determines what the applicant is proposing for their business.  

Following that, staff must anticipate how that proposed use can change into 
something else.  With that, staff develops conditions to control operations. 

 Added that the Commission can look at the draft conditions of approval to 
determine if they are either too extreme or not strict enough. 

 Concluded that the intent is to determine how to ensure that this use is kept as 
predominately a restaurant. 

 
Commissioner Hernandez said that a use that is a “bar” with arcade would require a 
different Conditional Use Permit.  The plan is to keep this use as it has been approved, 
as a restaurant, with ancillary bar and arcade. 
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Commissioner Rich asked what would be necessary to grant an exception to allow for 
tournament play in some form of annual event. 
 
Planner Daniel Fama said that could not occur as currently structured. 
 
Chair Dodd opened the Public Hearing for Agenda Item No. 1. 
 
Jeffrey Clugh, Applicant, 400 E. Campbell Avenue: 
 Stated that they are proposing a restaurant with 1980’s/90’s-era arcade games.  It 

is a part of their theme.  The games will not be big money makers for their business 
since the cost to play will be just a quarter.  Hopefully that will cover the cost of 
maintenance/operation of the games. 

 Said that everything looks good in regards to the proposed conditions of use.  
However, they would like the ability to arrange the games so they are not just up 
against the wall. 

 
David Ramsay, Applicant, 400 E. Campbell Avenue: 
 Explained that they would like to position the arcade games to that the noise from 

play does not interrupt the diners in the restaurant. 
 Reported that this represents a throwback to their childhood.  The restaurant will 

have a retro feel that encourages families to go back in time.  It is a fantastic 
theme. 

 Reminded that The Gaslighter had entertainment at this location for a long time 
and he thinks the inclusion of a small arcade is a good focus for them to have 
some form of entertainment on site with their restaurant. 

 
Commissioner Rich asked Mr. Ramsay how he would configure the games. 
 
David Ramsay said that they proposed their number of games at 18 with three up-
rights.  They will have some of the more popular games from that era.  They 
determined that number as the maximum number of games that could be supported 
on site while allowing them to maximize their dining seating. 
 
Commissioner Rich asked how they might change their configuration. 
 
David Ramsay said that they would rearrange their placement while retaining them in 
the periphery.  They also want to be able to switch out the games occasionally while 
maintaining the same maximum number allowed under their Use Permit approval. 
 
Commissioner Hernandez: 
 Asked Mr. Ramsay for input about the service of alcohol and/or food to people who 

are playing the arcade games. 
 Pointed out that per their business description they don’t want guests to feel tied 

down to a table. 
 Questioned just how they would prevent alcohol around the games.  How would 

they enforce that? 
 



Campbell Planning Commission Minutes for October 11, 2016 Page 5 
 

David Ramsay: 
 Said that families will come in together.  They will create a “home base” at a table. 
 Pointed out that there will be no place/space provided for those at the arcade to 

place their beverage.   
 Added that most of the games will require use of both hands to play. 
 
Commissioner Hernandez reminded that per the Conditional Use Permit this 
restaurant will have to have food with alcohol.  She recounted that she has a teenager 
who just recently played her first pinball machine.  She and her husband had to teach 
her how. 
 
Jeff Clugh added that minors would have to be out by 10 p.m.  Perhaps even by 9 p.m.  
They will have doormen after 10 p.m. to make sure that no minors remain or enter the 
restaurant after that time. 
 
Commissioner Rich: 
 Stated that he is always looking for things to do as a family. 
 Suggested the use of signage to indicate no alcohol allowed while playing at the 

arcade games. 
 Questioned whether that prohibition makes sense in the case of a “dad” who holds 

a beer in hand while watching his child play.  Would that be allowed? 
 
Chair Dodd suggested that be discussed by the Commission after the public hearing is 
closed.  She asked if there were any other members of the public who would like to 
speak to this item. 
 
Larry Schaadt, Property Owner, 400 E. Campbell Avenue: 
 Stated that he is excited to see this site being built out.  This project started years 

ago. 
 Reminded that the first idea was for two floors of restaurant with a total of 240 

seats and a bar on each level. 
 Advised that he has worked with the Historic Preservation Board to bring this 

historic building back up to historical standards. 
 Said that many people are looking for a viable restaurant site in Downtown 

Campbell. 
 Advised that this current operator is asking for 72 seats.  They are restaurant 

operators in the local area and know what they are doing. 
 Admitted that he likes the idea of there being some entertainment.   
 Pointed out that this restaurant is in a smaller scale than the original approval and 

will not include late-night operation.  This use will bring a lot of fun and have less of 
an impact on the Downtown than the original approval.   

 Said he hopes the Commission will approve this request and reported that this 
business should be ready to open by the end of the year. 

 
Chair Dodd closed the Public Hearing for Agenda Item No. 1. 
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Director Paul Kermoyan: 
 Said that based on the discussion about the possible re-arrangement of the games, 

Planner Daniel Fama was working on different iterations of floor plans.  
 Stated that moving the games while still including the required aisle clearance 

could create accessibility impacts. 
 
Chair Dodd asked if that means it would not meet ADA compliance. 
 
Director Paul Kermoyan replied yes. 
 
Commissioner Rich: 
 Said that he is very much in favor of this use and allowing the business to 

rearrange its games and recommended a provision that gives the Community 
Development Director the flexibility to approve any change the set-up of the 
games. 

 Asked how signage prohibiting alcohol in the arcade would be addressed. 
 
Chair Dodd said the signs would simply need to read, “No alcohol past this point”. 
 
Commissioner Rich questioned whether it would be so bad if a dad could hold a 
cocktail in hand while watching his child play arcade games? 
 
Commissioner Reynolds: 
 Said Commissioner Rich makes valid points. 
 Added that this could create something that could not be enforced. 
 Suggested some reasonableness. 
 Reminded that there is no place to set down a drink to allow arcade game play. 
 Opined that allowing parent to oversee their child while holding a drink could be 

okay. 
 Said that this is intended to reflect a family atmosphere. 
 Agreed that if children are playing in the arcade, a parent should be able to be 

there in some manner. 
 Stated that if this was an over-21 business that would be a different atmosphere 

and/or problem.  
 Concluded that there is not a problem having a parent watch their kid play and/or to 

show them how to play the retro games to be provided. 
 
Commissioner Rich said that he could anticipate another scenario – adults playing with 
other adults watching with drink in hand. 
 
Commissioner Kendall: 
 Said that she concurs with Commissioner Reynolds. 
 Stated that it is no different having someone oversee a child with a drink in hand 

that having that adult sitting at the table with their alcohol. 
 Opined that “no alcohol allowed” signage would be a turn off and too heavy-

handed. 
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 Added that she likes the idea of this business being about to change out their 
games upon Community Development Director’s discretion as well as the proposed 
placement and configuration of the arcade games. 

 Said that she loves the idea of having some form of tournament for kids.  That is 
something that could be kind of fun so she would encourage that. 

 Suggested that the kid-friendly menus should include more simplified fare to help 
parents feed their kids. 

 Reiterated that this could be a good and fun idea if it is advertised right and 
includes family events. 

 Predicted that people will flock to this establishment with their kids. 
 
Commissioner Young: 
 Reminded that alcohol is not the primary reason to be in a family environment. 
 Stated that this use is primarily a restaurant and the bar and arcade will be ancillary 

uses. 
 Said that the draft findings are right on.  However, Finding 8 may not be accurate.  

Perhaps an acoustical study might be warranted to be sure there are no impacts 
from the arcade on the offices above. 

 
Chair Dodd: 
 Said that she likes the proposed menu and feels that children have a more 

sophisticated palate these days. 
 Agreed that the intent of this business is apparent. 
 Supported allowing the Director to approve the change out of the arcade games. 
 Pointed out that as to the office use upstairs, this building is owned by one person.  

He will tend to his tenants.  She suggested letting him manage that. 
 Agreed that there is little freedom in the configuration of the arcade and suggested 

letting staff keep an eye on that. 
 Said that she took her kids to The Gaslighter often when it was in business. 
 Stated that she appreciates the tenacity of the current property owner.  This 

building is a landmark in our City. 
 Reminded that this proposal offers a family-oriented use that she’d like to see 

happen. 
 
Motion: Upon motion of Commissioner Young, seconded by Commissioner 

Reynolds, the Planning Commission adopted Resolution No. 4334 
approving Modification (PLN2016-253) to a previously-approved 
Conditional Use Permit to allow an arcade within an approved 
restaurant on property located at 400 E. Campbell Avenue, subject 
to the conditions of approval as amended to give the Community 
Development Director the discretion to allow changes to the games 
within the arcade, by the following roll call vote: 

 AYES: Dodd, Hernandez, Kendall, Reynolds, Rich and Young 
 NOES: None 
 ABSENT: Bonhagen 
 ABSTAIN: None 
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Chair Dodd advised that this action is final unless appealed in writing to the City Clerk 
within 10 calendar days. 
 

*** 
 

REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan had no additions to his written report. 

 
ADJOURNMENT 
 
The Planning Commission meeting adjourned at 8:18 p.m. to the next Regular 
Planning Commission Meeting of October 25, 2016.  
 
 
 
SUBMITTED BY: ______________________________________ 
   Corinne Shinn, Recording Secretary 
 
 
 
APPROVED BY: ______________________________________ 
     Cynthia Dodd, Chair 
 
 
 
ATTEST:  ______________________________________ 

Paul Kermoyan, Secretary 



RESOLUTION NO.  4334 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A MODIFICATION 
(PLN2016-253) TO A PREVIOUSLY-APPROVED CONDITIONAL 
USE PERMIT (PLN2015-202) TO ALLOW AN ARCADE WITH AN 
APPROVED GROUND-FLOOR RESTAURANT ON PROPERTY 
LOCATED AT 400 E. CAMPBELL AVENUE.  
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to file number PLN2016-253: 

1. The project site is zoned C-3 (Central Business District) and designated Central 
Commercial by the General Plan Land Use Element. 

2. The project site is located along East Campbell Avenue between North Central 
Avenue and the railroad tracks. 

3. The project site consists of a 3,965 square-foot parcel, developed with the Grower's 
National Bank Building. 

4. At its meeting of February 26, 2013, the Planning Commission adopted Resolution 
No. 4094 approving a Conditional Use Permit (PLN2012-255) to allow establishment 
of a 'wine bar' within the Grower's National Bank Building. The Conditional Use 
Permit was subsequently modified (PLN2014-207) by the Planning Commission on 
September 9, 2014, by adoption of Resolution No. 4165, to allow the approved 'wine 
bar' use to be converted to a restaurant and bar. 

5. At its meeting of September 22, 2015, the Planning Commission adopted Resolutions 
No. 4244 and 4245 approving a Modification to the previously approved Conditional 
Use Permit and a Historic Exception to allow a reduction in size and capacity of an 
approved restaurant, expansion of an existing mezzanine into a full second floor 
(exceeding the allowable FAR), and establishment of professional office space on the 
second floor (a change of use in an historic resource inventory property) 

6. The proposed project is a Modification to a Conditional Use Permit that would allow 
placement of upright arcade games and pinball machines within the approved 
restaurant.  

7. An arcade is a conditionally permitted use within the C-3 (Central Business District), 
and may be allowed within the approved restaurant with a Modification to the 
Conditional Use Permit. 

8. The use of the upper floor for professional office would not be affected by the 
proposed project. 

 
9. The addition of arcade games and pinball machines does not increase the parking 

demand of the restaurant.  
 



Planning Commission Resolution No. 4334           Page 2 of 4 
PLN2016-253 – 400 E. Campbell Avenue 
Modification to a Conditional Use Permit 

10. The proposed project would be consistent with the following General Plan policies: 
 

Policy LU-2.1:  Ground Level Commercial: Develop and maintain the ground floor space 
along East Campbell Avenue between Third Street and the light rail tracks as 
a distinctive retail and restaurant experience with ground floor uses that are 
diverse and interesting and contribute strongly to a distinctive and unique 
shopping experience. 

Strategy LU-2.1a:  Restrict the use of ground floor commercial space along East Campbell 
Avenue to retail/restaurant uses. 

Strategy LUT-5.3g:  Day and Evening Activities: Encourage restaurant and specialty retail uses in 
the Downtown commercial area that will foster a balance of day and evening 
activity. 

Strategy LUT-19.1a: Mix of Uses: Encourage a compatible mix of uses (i.e. professional offices, 
services and retail uses) with ground floor retail uses. 

Strategy LUT-8.1c: Adaptive Re-Use: Encourage adaptive reuse of and incorporation of the city’s 
historic buildings and structures for new development projects, when feasible. 

 
11. The Modification of the previously approved Conditional Use Permit continues to 

incorporate applicable operational standards of the Downtown Alcohol Beverage 
Policy. 

 
12. Alcohol beverage service in the restaurant shall be ancillary and subordinate to the 

primary purpose of serving food. 

13. As conditioned, the arcade games and pinball machines will be ancillary to the 
restaurant, and may be considered consistent with the Downtown Alcohol Beverage 
Policy. 
 

14. Policies found within the Campbell General Plan and Downtown Campbell 
Development Plan articulate a desire to promote and enhance a downtown 
environment that provides a desirable balance of land uses including shopping, 
services, and entertainment. This vision is evidenced in policies that encourage a mix 
of day and evening activities, a distinctive retail presence, a diversity of eating 
establishments, support for neighborhood-serving businesses, and protection of 
surrounding residential neighborhoods. 

15. The City Council adopted the 'Downtown Alcohol Beverage Policy', as an 
implementation tool of the Campbell General Plan and Downtown Development Plan. 
The Policy is intended to balance the health and safety of the community while still 
maintaining the commercial viability of the downtown in which restaurants have an 
essential role.   

16. Conformance to the provisions of the Downtown Alcohol Beverage Policy is the basis 
to which the City shall review new applications for alcohol beverage service. 
Restrictions to the hours of operation, amount of bar area seating, and alcohol 
beverage service, are necessary to protect the public health, safety and welfare. 
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17. The Downtown Alcohol Beverage Policy strongly recommends that Conditional Use 
Permits for establishments for on-site consumption of alcohol beverages be limited to 
a closing time of no later than 12:00 AM.  However, the Planning Commission retains 
the discretion to allow lesser hours as necessary to satisfy the required findings 
provided for in CMC Secs. 21.46.070 and 21.46.040. 

18. The over-concentration of late night alcohol serving establishments within a compact 
downtown district can create a cumulative impact that overwhelms the area creating 
an undesirable result such as drunkeness in public, vandalism, and disorderly 
conduct. 

19. The approval of a Modification to a previously approved Conditional Use Permit 
incorporates applicable operational standards of the Downtown Alcohol Beverage 
Policy 

20. Alcohol beverage service in the restaurant shall be ancillary and subordinate to the 
primary purpose of serving food. 

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

Permit approval, and complies, as conditioned, with all other applicable provisions of 
this Zoning Code and the Campbell Municipal Code. 

2. The proposed use, as conditioned, is consistent with the General Plan. 

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

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

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

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

7. As conditioned, the establishment will not result in an over-concentration of these 
uses in the surrounding area. 
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8. As conditioned, the establishment will not create a nuisance due to litter, noise, traffic, 
vandalism, or other factors. 

9. As conditioned, the establishment will not significantly disturb the peace and 
enjoyment of the nearby residential neighborhood. 

10. As conditioned, the establishment will not significantly increase the demand on city 
services.  

11. As conditioned, the establishment will be consistent with the Campbell Downtown 
Alcohol Policy. 

12. The project is Categorically Exempt under Section 15301 Class 1 of the California 
Environment Quality Act (CEQA), pertaining to minor alterations to an existing private 
structure, involving negligible or no expansion of use beyond that existing at the time 
of the lead agency’s determination. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Modification 
(PLN2016-253) to a previously-approved Conditional Use Permit (PLN2015-202) to allow 
an arcade with an approve restaurant located at 400 E. Campbell Avenue, subject to the 
attached Conditions of Approval (attached Exhibit “A”). 
 
PASSED AND ADOPTED this 11th day of October, 2016, by the following roll call vote: 
 
AYES: Commissioners: Dodd, Hernandez, Kendall, Reynolds, Rich and Young 
NOES: Commissioners: None  
ABSENT: Commissioners Bonhagen 
ABSTAIN: Commissioners: None 
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 
 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Modification to a Conditional Use Permit (PLN2016-253) 

 
Where approval by the Director of Community Development, City Engineer, Public Works 
Director, City Attorney or Fire Department is required, that review shall be for compliance 
with all applicable conditions of approval, adopted policies and guidelines, ordinances, laws 
and regulations and accepted engineering practices for the item under review.  Additionally, 
the applicant is hereby notified that he/she is required to comply with all applicable Codes or 
Ordinances of the City of Campbell and the State of California that pertain to this 
development and are not herein specified. 
 
COMMUNITY DEVELOPMENT 
 
1. Approved Project: Approval is granted for a Modification (PLN2016-253) to a 

previously-approved Conditional Use Permit (PLN2015-202) to allow an arcade within 
an approved ground-floor restaurant with late-night operational hours, live 
entertainment, and "general" alcohol sales (liquor establishment) in an historic 
resource inventory property located at 400 E. Campbell Avenue. The project shall 
substantially conform to the previously Approved Project Plans stamped as received 
by the Planning Division on September 3, 2015, as modified by the Revised Project 
Plans dated as received on September 9, 2016, except as may be modified by the 
conditions of approval contained herein.   

2. Approval Expiration: The approval shall be valid for one year from the date of final 
approval (expiring October 21, 2017). Within this one-year period, an application for a 
building permit(s) for interior tenant improvements for the office space and restaurant 
must be submitted. Failure to meet this deadline or expiration of an issued building 
permit will result in the approval being rendered void. Once established, approval for 
professional office use on the second floor and a restaurant and arcade on the ground 
floor with late night operational hours, full alcohol sales, and live entertainment, shall 
be valid in perpetuity subject to continued operation of the use(s). Abandonment, 
discontinuation, or ceasing of operations for a continuous period of twelve months shall 
void the Conditional Use Permit approved herein.  

3. Previous Conditions of Approval: Upon the effective date of the Modified Conditional 
Use Permit, the previously approved Conditions of Approval provided in Planning 
Commission Resolution No. 4244 (PLN2015-202) shall be void and shall permanently 
be superseded in their entirety by the Conditions of Approval specified herein. 

4. Signage: No signage has been approved as part of this development application.  New 
signage shall not be installed prior to approval of a sign permit as required by CMC  
21.10.060.K. The allowable sign materials for the project site shall include enameled 
metal, painted wood, cast metal, painted fabric, and similar materials. Plastic signage 
of any type, whether individual letters or as part of a box (or cabinet), shall not be 
approved.  

5. Exterior Modifications: The subject building is included in the City’s Historic Resource 
Inventory and is known as the Grower’s National Bank Building. No exterior 
modifications shall be allowed other than those previously approved as part of the 
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exterior restoration and seismic upgrade Building Permit approved in 2008. The 
temporary fire sprinkler connection located on the storefront shall be recessed into the 
wall as originally approved prior to building occupancy.  

6. Refuse Enclosure: A new refuse enclosure shall be constructed below the rear exterior 
stairway in compliance with all applicable standards set forth by the Campbell 
Municipal Code, California Building Code, and California Fire Code, and shall include a 
roof covering, sanitary drain connection, and fire sprinkler protection. Refuse 
receptacles shall be kept within the enclosures except during collection in compliance 
with Chapter 6.04 of the Campbell Municipal Code. 

7. Professional Office Use: The use of the second floor shall be restricted to "professional 
office", as defined by the Campbell Municipal Code. 
 

8. Arcade Standards: The approved arcade within the restaurant shall comply with the 
following standards: 

 
a. Number of Machines: The arcade shall be limited to twenty one (21) arcade 

and pinball machines, the composition of which shall be subject to review and 
approval by the Community Development Director to ensure adequate disabled 
access and sufficient dining area. 

b. Types of Arcade Machines: All arcade machines shall be cabinet (upright) 
arcade games. Personal computers or game consoles (e.g., Xbox, PlayStation, 
Wii, etc.) are prohibited.  

c. Placement of Machines: All arcade and pinball machines shall be placed along 
the perimeter walls of the restaurant as determined by the Community 
Development Director. 

d. Alcohol Service: Customers shall be prohibited from consuming or ordering 
alcoholic beverages while playing arcade games. 

e. Arcade Capacity: In addition to the restaurant's seating capacity (as noted by 
Condition of Approval No. 9.a), the arcade shall be limited to forty-two (42) 
individuals (an average of two persons per game), subject to the maximum 
occupancy capacity as determined by the California Building Code (CBC). It is 
the responsibility of the business owner to provide adequate entrance controls 
to ensure that patron occupancy is not exceeded. 

f. Admittance Fee: An admittance fee to enter the restaurant to access the 
arcade machines shall be prohibited. However, this restriction does not preclude 
the charging for individual play of the arcade machines.   

g. Age Restriction: Consistent with Campbell Municipal Code Chapter 5.30, 
minors (under 18) shall not be allowed to enter the restaurant without an adult 
guardian after 10:00 PM nor play arcade games after 10:00 PM. 

h. License Required: Prior to commencing operation of the arcade, the business 
operator shall secure an Arcade Permit from the City Council. 
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9. Restaurant Operational Standards: Consistent with Downtown Alcohol Beverage 

Policy and other City standards, any restaurant operating pursuant to the Conditional 
Use Permit approved herein shall conform to the following operational standards.  

 
a. Restaurant Seating/Patron Occupancy: Restaurant patron capacity shall be 

limited to 72 seated persons, consisting of 62 "dining" seats and 10 "bar" seats, 
excluding those waiting for service or those playing arcade games, subject to 
the maximum occupancy capacity as determined by the California Building 
Code (CBC). It is the responsibility of the business owner to provide adequate 
entrance controls to ensure that patron occupancy is not exceeded. Maximum 
Occupancy signs shall be posted conspicuously within the premises.  

b. Bar Area Seating: The bar area shall be composed of ten (10) bar seats as 
shown on the approved project plans, including the accessible (ADA) space. No 
part of the dining area shall be considered part of the bar area. There shall be 
no "waiting area" adjacent to the bar. 

c. Floor Plan: As depicted on the approved project plans, chairs and tables within 
the dining area shall consist of non-communal standard-height furniture (i.e., no 
"high-top" seating and tables), with the exception of the four two-person tables 
along the easterly wall. All tables and chairs shall be placed in such a manner to 
allow sufficient area for dining and shall not be stacked or removed from the 
dining area or placed outside. At no time shall the seating be reconfigured to 
created large open spaces for patrons to congregate, dance, drink, or socialize. 

d. Hours of Operation: Hours of operation shall be as follows. By the end of 
'Business Hours' all patrons shall have exited the restaurant. By the end of the 
'Operational Hours' all employees shall be off the premises. 

 Business Hours  11:00 AM – 10:00 PM, Sunday – Wednesday 
  11:00 AM – 11:00 PM, Thursday – Saturday 

  

 Operational Hours 10:00 AM – 11:00 PM, Sunday – Wednesday 
  10:00 AM – 12:00 AM, Thursday – Saturday 

e. Food Service: Full menu food service—defined as a combination of food items 
intended to serve as meals for breakfast, lunch or dinner—shall be provided at 
all times during the Business Hours in the dining and bar areas (i.e., the kitchen 
shall not be closed). 

f. Alcohol Beverage Service: Alcohol beverage service in the dining area shall 
only be allowed in conjunction with food service. The dining area shall not be 
converted to a bar area or dance area. 

g. Bar Area Meal Service: Meal service shall be available in the bar area at all 
times. 

h. Outdoor Seating: Outdoor seating is prohibited.  

i. Loitering:  There shall be no loitering allowed outside the business and within 
the outside dining area.  The business owner is responsible for monitoring the 
premises to prevent loitering. 
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j. Live Entertainment: Live entertainment, limited to three musicians for the 
purpose of providing ambient music, staged as shown on the Approved Floor 
Plan, shall be permitted 6:00 PM to 10:00 PM, daily, subject to approval of a 
Live Entertainment Permit in compliance with CMC 5.24. Amplification shall be 
limited to the establishment's built-in speaker system. On-site security shall be 
provided as required by the Police Department. The door shall remain closed at 
all times when live entertainment is occurring, except for the entering and 
existing of patrons and staff.  

k. Cover Charge. At no time shall a cover charge be required or donation 
necessary in order to patronize the establishment.  

l. Loud Speakers: Exterior loud speakers, exterior audio sound systems, and/or 
public address systems are prohibited.  

m. Noise: Regardless of decibel level, and taking into consideration the noise 
environment of Downtown Campbell, no noise generated by the restaurant shall 
obstruct the free use of neighboring properties so as to unreasonably interfere 
with the comfortable enjoyment of the neighboring residents. In the event the 
city receives three (3) verifiable and repeated number of complaints pertaining 
to noise, the Planning Commission may review the Conditional Use Permit.  
Upon review, if the Planning Commission finds that there is substantial evidence 
that the use is creating unreasonable disturbance to the adjacent residents, the 
Planning Commission may take reasonable measures to mitigate such noise 
such as limiting the hours of operational and/or restricting or terminating live 
entertainment.  

n. Smoking: "No Smoking" signs shall be posted on the premises in compliance 
with CMC 6.11.060. It is the business owner's responsibility to enforce the "no 
smoking" requirements within the outdoor dining areas and along the immediate 
exterior of the restaurant. 

o. Doors and Windows: Doors and windows shall remain closed after 10:00 PM 
and during times that live entertainment performances.  

p. Trash & Clean Up:  All trash, normal clean up, carpet cleaning, etc. shall occur 
during the approved Operational Hours. Refuse receptacles shall be kept within 
the refuse enclosure approved by the Community Development Director, except 
during collection in compliance with Chapter 6.04 of the Campbell Municipal 
Code. 

q. Liquor License: The applicant shall obtain and maintain in good standing a 
Type 47 license from the State Department of Alcoholic Beverage Control for 
the sale of alcoholic beverages. The license shall include Business Hour and 
other applicable restrictions consistent with the Conditional Use Permit 
approved herein. A copy of the issued license shall be provided to the 
Community Development Department prior to issuance of a Business License. 

r. Alcohol Sales: The monthly gross sales of alcoholic beverages shall not 
exceed the gross sales of food during the same period, consistent with ABC 
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licensing regulations. The business owner shall provide sales records on 
demand to the City to verify compliance with this standard. 

s. Employee Training: The establishment shall use an employee training manual 
that addresses alcoholic beverage service consistent with the standards of the 
California Restaurant Association and the Department of Alcoholic Beverage 
Control.  

t. Designated Driver Program: The establishment shall maintain and actively 
promote a designated driver program (e.g., complimentary non-alcoholic 
beverages for designated drivers), including posting in a conspicuous place 
contact information for local designated driver services. 

u. Taxicab Service: The establishment shall post in a conspicuous place the 
telephone numbers of local taxicab services. 

v. Outdoor Activity: No outdoor activity (e.g., cooking) is permitted in association 
with the establishment. 

w. City Meetings: At the discretion of the Chief of Police, periodic meetings will be 
conducted with representatives from the Police Department/Alcohol Beverage 
Control for on-going employee training on alcoholic beverage service to the 
general public. 

x. Security: If the use generates disturbances that, in the opinion of the Police 
Department, warrant security, the applicant shall provide private security to the 
satisfaction of the Police Chief.  
 

10. Revocation of Permit: Operation of the restaurant and arcade pursuant to the 
Conditional Use Permit approved herein is subject to Sections 21.68.020, 21.68.030 
and 21.68.040 of the Campbell Municipal Code authorizing the appropriate decision 
making body to modify or revoke a Conditional Use Permit if it is determined that the 
sale of alcohol has become a nuisance to the City’s public health, safety or welfare or 
for violation of the Conditional Use Permit or any standards, codes, or ordinances of 
the City of Campbell.  

 At the discretion of the Community Development Director, if the establishment 
generates three (3) verifiable complaints related to violations of conditions of approval 
and/or related to the service of alcohol within a six (6) month period, a public hearing 
before the Planning Commission may be scheduled to consider modifying conditions of 
approval or revoking its Conditional Use Permit. The Community Development Director 
may commence proceedings for the revocation or modification of use permits upon the 
occurrence of less than three (3) complaints if the Community Development Director 
determines that the alleged violation warrants such an action. In exercising this 
authority, the decision making body may consider the following factors, among others:  

a. The number and types of Police Department calls for service at or near the 
establishment that are reasonably determined to be a direct result of patrons 
actions; 
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b. The number of complaints received from residents, business owners and other 
citizens concerning the operation of an establishment, 

c. The number of arrests for alcohol, drug, disturbing the peace, fighting and public 
nuisance violations associated with an establishment; 

d. The number and kinds of complaints received from the State Alcoholic 
Beverage Control office and the County Health Department; and 

e. Violation of conditions of approval. 

Building Division: 

11. Permits Required: A building permit application shall be required for the proposed 
tenant improvements to the existing vacant commercial structure. The building permit 
shall include Electrical/Plumbing/Mechanical fees when such work is part of the permit. 

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

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

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

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

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

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

18. Non-point Pollution Control Program:  The City of Campbell, standard Santa Clara 
Valley Non-point Source Pollution Control Program specification sheet shall be part of 
plan submittal.  The specification sheet (size 24” X 36”) is available at the Building 
Division service counter. 
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19. Title 24 Accessibility – Commercial:  On site general path of travel shall comply with 

the latest California Title 24 Accessibility Standards.  Work shall include but not be 
limited to accessibility to building entrances from parking facilities and sidewalks.  

20. Title 24 Accessibility – Commercial:  Projects seeking to use the Title 24 Hardship 
exemption clause shall blue-line completed, City of Campbell “20%” exemption form on 
submitted construction plans.  Form is available at Building Division service counter. 

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

a. West Valley Sanitation District (378-2407) (Backflow prevention is required) 
b. Santa Clara County Fire Department  (378-4010) 
c. Santa Clara County Dept. of Environmental Health (918-3400) 
d. City of San Jose Dept. of Environmental Services  (535-8550) 

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

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

24. Waste Line Seperation: All second floor plumbing waste lines shall be 
independent from first floor waste lines and brought in to building main sewer line, 
downstream of “Back Water”. 

PUBLIC WORKS DEPARTMENT  

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

26. Water Meter(s) and Sewer Cleanout(s):  Proposed water meter(s) and sewer cleanout(s) 
shall be installed at a location approved by the City Engineer. 

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

prepare a pavement restoration plan for approval by the City Engineer prior to any utility 
installation or abandonment. Streets that have been reconstructed or overlaid within the 
previous five years will require boring and jacking for all new utility installations. 
Campbell Avenue has not been reconstructed or overlaid in the last 5 years. The 
pavement restoration plan shall indicate how the street pavement shall be restored 
following the installation or abandonment of all utilities necessary for the project. 

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

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

31. Private Improvements Agreement:  Prior to issuance of any grading or building permits 
for the site, the owner shall execute an “Agreement for Private Improvements in the 
Public Right of Way”. This agreement would be required to allow the existing utility 
facilities located in the public right of way along the frontage of this property, and any 
other non-City standard improvements, to remain. 

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

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

 

 



   
 
 

ITEM NO. 1  
  

 
CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ October 25, 2016 
 

PLN2016-237 
HOMETECH 
 

Public Hearing to consider the application of HOMETEC Architecture for a 
Site and Architectural Review Permit (PLN2016-237) to allow a single-story 
addition to an existing single-family residence on property owned by Greg 
Staples located at 786 Cambrian Drive in the R-1-8 (Single-Family) 
Residential Zoning District.  

 
STAFF RECOMMENDATION 
That the Planning Commission take the following action: 
 
1. Adopt a Resolution, approving a Site and Architectural Review Permit to allow an addition 

to an existing single family residence. 
 
ENVIRONMENTAL DETERMINATION  
Staff recommends that the Planning Commission find that this project is Categorically Exempt 
under Section 15301, Class 1 of the California Environmental Quality Act (CEQA), pertaining 
to additions to existing structures. 
 
PROJECT DATA 
Zoning Designation:  R-1-8 (Single-Family Residential) 

General Plan Designation: Low-Density Residential (less than 4.5 units/gr. acre) 

Net Lot Area: 15,510 sq. ft. 

Building Height: 16 ½ feet 35 feet Maximum Allowed 

Building Square Footage:  

 Existing Living Area: 1,607 square-feet 
 Proposed Living Area: 1,264 square-feet 
 Partial Garage Conversion:    131 square-feet 
  3,002 square-feet (Total Living Area) 
 Remaining Garage Area:    381 square-feet 
 Proposed Garage Addition:    307 square-feet 
  3,690 square-feet (Total Floor Area) 
 
Floor Area Ratio (FAR):          .24    .45 Maximum Allowed 

Building (Lot) Coverage: 25% 40% Maximum Allowed 

Parking: 2 Covered Spaces 2 Spaces (1 covered) Required 
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Setbacks Proposed Required 

Front (west): 26 feet 20 feet 
Street Side (north): 18 feet 12 feet 
Side (south):   5 feet    5 feet or half the wall height 
Side (east):   5 feet   5 feet or half the wall height 
Rear: 75 feet      5 feet or half the wall height 
Garage: 26 feet 25 feet 

 
DISCUSSION 
Project Location: The project site is located within the Cambrian 36 annexed area, commonly 
known as "Campbell Village," at the southeast corner of Cambrian Drive and Briarwood Way 
(reference Attachment 2 – Location Map). 
  
Project Description: The applicant is seeking approval of a Site and Architectural Review Permit 
to allow a 1,571 square-foot addition to an existing single-family residence (reference 
Attachment 3 – Project Plans). 

ANALYSIS 
Zoning District: The project site was pre-zoned prior to annexation to the R-1-8 (Single-Family 
Residential) Zoning District. This zoning district maintains the same development standards 
(height, setbacks, FAR, etc.) of the more common R-1-6 Zoning District, with the exception of 
the minimum lot size required (8,000 square-feet). However, due to larger lots sizes—and the 
potential for larger homes with greater neighborhood impacts—new homes and additions to 
existing homes require approval of Site and Architectural Review Permit by the Planning 
Commission. As indicated under 'Project Data', the proposed addition conforms to applicable 
development standards. 
 
General Plan: The General Plan land use designation for the project site is Low Density 
Residential (less than 4.5 units per gross acre). The proposed residence would be consistent with 
the following General Plan Land Use Strategy: 
 

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

 
Design: Review of the Site and Architectural Review Permit application is governed by the 
City's Design Guidelines for Additions to Single-Family Homes. This document provides design 
guidance in terms of architectural compatibility, scale and mass, surface articulation, building 
orientation, and privacy. The guidelines are not meant to prescribe any particular style, but rather 
provide an overall framework for ensuring that additions to homes are compatible with both the 
existing structure and surrounding neighborhood. 
 
The proposed 1,571 square-foot addition would match the existing residence's materials and 
colors, incorporating composition roofing and hardie-board siding (reference Attachment 4 – 
Color/Material Board). Existing gabled and hipped roof forms would maintain the home's ranch-
style design. As such, the project would be consistent with the Design Guidelines. 

http://www.cityofcampbell.com/DocumentCenter/View/142
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Site Layout: The proposed expansion would add to the house at the side, rear, and front. The 
existing portion of the home would be substantially retained, largely maintain the property's 
existing layout. The addition would allow for an expanded garage, living room, and a master 
bedroom suite. 
 
Landscaping/Hardscaping: The property's existing front-yard landscape is sufficient and will be 
retained with the project. 
 
Off-Site Public Improvements: Since preparation of the Campbell Village Neighborhood Plan is 
still underway, the Public Works Department will require completion of a deferred street 
improvement agreement with the property owner that will require installation of off-site 
improvements (i.e., curb, gutter, and sidewalk) in the future, should the Campbell Village 
Neighborhood Plan call for such improvements. 
 
Site and Architectural Review Committee: The Site and Architectural Review Committee 
(SARC) reviewed this application at its meeting of October 11, 2016. The Committee was 
supportive of the project as presented. 

Attachments: 
1. Draft Resolution  
2. Location Map 
3. Project Plans 
4. Color/Material Board  
 
 
 

Prepared by: 

 Daniel Fama, Senior Planner  

 
 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 



RESOLUTION NO.  43__ 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A SITE AND 
ARCHITECTURAL REVIEW PERMIT (PLN2016-237) TO ALLOW 
A SINGLE-STORY ADDITION TO AN EXISTING SINGLE-
FAMILY RESIDENCE ON PROPERTY OWNED BY GREG 
STAPLES LOCATED AT 786 CAMBRIAN DRIVE. 

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

The Planning Commission finds as follows with regard to file number PLN2016-237: 

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

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

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

4. The project site is located at the southeast corner of Cambrian Drive and Briarwood
Way.

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

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

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

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

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

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

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

4. Staff recommends that the Planning Commission find that this project is Categorically
Exempt under Section 15303, Class 3 of the California Environmental Quality Act
(CEQA), pertaining to the construction of single-family dwellings.

Attachment 1
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THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2016-237) to allow a single-story addition to an existing 
single-family residence on property located at 786 Cambrian Drive, subject to the 
attached Conditions of Approval (attached Exhibit A). 

PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 

AYES: Commissioners: 
NOES: Commissioners: 
ABSENT: Commissioners 
ABSTAIN: Commissioners: 

APPROVED: 
 Cynthia Dodd, Chair 

ATTEST: 
 Paul Kermoyan, Secretary 



Exhibit A 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit (PLN2016-237) 

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

COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Division 

1. Approved Project: Approval is granted for a Site and Architectural Review Permit
(PLN2016-91) to allow an approximately 1,571 square-foot single-story addition to an
existing single-family residence located at 786 Cambrian Avenue. The project shall
substantially conform to the Revised Project Plans and Color/Material Board stamped
as received by the Planning Division on October 6, 2016 and July 20, 2016,
respectively, except as may be modified by the Conditions of Approval herein.

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid for
one year from the date of final approval (expiring November 4, 2017).  Within this one-
year period, an application for a building permit must be submitted. Failure to meet this
deadline will result in the Site and Architectural Review Permit being rendered void.

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

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

5. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Section
21.18.060 of the Campbell Municipal Code and shall be submitted for review and
approval by the Community Development Department.

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

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



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

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

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

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

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

Building Division 

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

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

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

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

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

12. Title 24 Energy Compliance:  California Title 24 Energy Compliance forms shall be
blue-lined on the construction plans.  8½ X 11 calculations shall be submitted as well.

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

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



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

a. West Valley Sanitation District (378-2407)
b. Santa Clara County Fire Department  (378-4010)
c. Bay Area Air Quality Management District (Demolitions Only)
d. School District:

i) Campbell Union School District  (378-3405)
ii) Campbell Union High School District  (371-0960)
iii) Moreland School District  (379-1370)
iv) Cambrian School District  (377-2103)

Note:  To determine your school district, contact the offices identified above or 
visit: http://www.sccoe.k12.ca.us/resourcesfamilies/districtlocator. Obtain the 
School District payment form from the City Building Division, after the Division 
has approved the building permit application. 

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

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

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

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

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

PUBLIC WORKS DEPARTMENT 

The scope of this project triggers the requirement for Frontage Improvements as required 
by Campbell Municipal Code 11.24.040.  However Frontage Improvements will be deferred 
at this location per 11.24.050 - Deferred street improvement agreements. 

The building permit and grading permit will not be issued until all Public Works Conditions 
of Approval have been satisfied.   

Quitclaim SJWC: It is recommended that the homeowner work directly with San Jose 
Water Company (SJWC) to quitclaim the water easement as identified on the title report 



crossing a center portion as shown on the Tract Map 471 (CL Pipe Line Location: 17 of 
Maps, Page 4).   

These Conditions of Approval are a supplement to the “Greg Staples & Maggie Ostrowski 
Plans” dated August 15, 2016 by Hometec Archictecture Inc.  The plans are not approved 
for construction.  Further plan checking by Public Works will be required post entitlement.   

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

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

23. Storm Drain Area Fee:  Prior to issuance of any grading or building permits for the site,
the applicant shall pay the required Storm Drain Area fee, currently set at $2,120.00
per net acre, which is $755.00.

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

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

25. Deferred Street Improvement Agreement:  Prior to issuance of any grading or building
permits for the site, the owner shall execute a deferred street improvement agreement
for construction of standard street improvements. Unless otherwise approved by the
City Engineer these improvements shall include, but are not limited to, removal and
replacement of street pavement structural section to centerline, relocation of utility
poles and facilities as required, installation of curb, gutter, sidewalk, curb ramp, ADA
compliant driveways, street trees, street lights, necessary drainage facilities and
necessary conforms to existing improvements.

26. Encroachment Permit / Fees / Deposits:  Prior to issuance of any grading or building
permits for the site, the applicant shall pay various fees and deposits, post security and
provide insurance necessary to obtain an encroachment permit for the construction of
the Asphalt Concrete (AC) for driveways as identified on the plans as “New Driveway
Apron Per City Standard”.



Asphalt Concrete (AC) for driveways: The City does not allow any concrete 
improvements to be installed in the public right of way; residents are allowed to pave 
from existing edge of pavement to property line (i.e. driveways). In this case the section 
can be either:  6” AC deep lift or 4” AC over 4” Aggregate Base (AB). AC to be Type A, 
¾” max. med. AB to be Class II.  Grades need to conform to existing adjacent 
properties. 

The following conditions only apply if the applicant has a n eed to install / upgrade utility 
services (water, sewer, gas, etc.) in the street: 

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

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

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

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

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

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

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



33. Additional Street Improvements:  Should it be discovered after the approval process
that new utility main lines, extra utility work or other work is required to service the
development, and should those facilities or other work affect any public improvements,
the City may add conditions to the development/project/permit, at the discretion of the
City Engineer, to restore pavement or other public improvements to the satisfaction of
the City.
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ITEM NO. 2 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 
Staff Report ∙October 25, 2016 

PLN2015-264 
PLN2015-265 
PLN2015-266 
PLN2016-260 
Pries, T. 

Public Hearing to consider the application of Terry Pries for a Site and 
Architectural Review Permit (PLN2015-264, 265, 266) to allow the 
construction of three new single-family residences and a Tree Removal 
Permit (PLN2016-260) to allow the removal of a protected tree on property 
located at 738 Briarwood Way in the R-1-8 (Single-Family Residential) 
Zoning District.   

STAFF RECOMMENDATION 
That the Planning Commission take the following actions: 

1. Adopt a Resolution, incorporating the attached findings, approving a Site and Architectural
Review Permit (PLN2015-264) to allow the construction of a new 3,733 sq. ft. single-family
residence (Lot 1);

2. Adopt a Resolution, incorporating the attached findings, approving a Site and Architectural
Review Permit (PLN2016-265) to allow the construction of a new 3,784 sq. ft. single-family
residence (Lot 2); and

3. Adopt a Resolution, incorporating the attached findings, approving a Site and Architectural
Review Permit (PLN2015-266) to allow the construction of a new 3,953 sq. ft. single-family
residence (Lot 3; Rear/Flag Lot) with an associated Tree Removal Permit (PLN2016-260) to
allow for the removal of a protected tree.

ENVIRONMENTAL DETERMINATION 
Staff recommends that the Planning Commission find each of the Site and Architectural Review 
Permits (PLN2015-264, 265, 266) Categorically Exempt under Section 15303 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family dwellings. 
Further, Staff recommends that the Planning Commission find the Tree Removal Permit 
(PLN2016-260) Categorically Exempt under Section 15304 of the California Environmental 
Quality Act (CEQA) pertaining to minor alterations to private land and vegetation.  

PROJECT DATA 
Zoning Designation:  R-1-8 (Single-Family Residential) 
General Plan Designation: Low-Density Residential (<4.5 units/gr. acre) 
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 Net Lot Size 

(8,000 sq. ft. min) 
Floor Area 
(Max Varies ) 

F.A.R. 
(45% max) 

Lot Coverage 
(40% max) 

Landscape  
(750 sq. ft. min) 

Height 
(28-feet max) 

Lot 1 8,496 sq. ft. 3,733 sq. ft. 44% 27.4% 5,121 sq. ft. 27.5-ft. tall 

Lot 2 8,581 sq. ft. 3,784 sq. ft. 44% 27.86% 3,136 sq. ft. 27-ft. tall 

Lot 3 
(flag lot) 

8,825 sq. ft. 
(9,501 sq. ft. gross) 3,953 sq. ft.1 44.8% 27.81% 3,557 sq. ft. 27.6-ft tall 

 
DISCUSSION 
Project Location: The project site includes three separate, contiguous, lots located at the northeast 
end of Briarwood Way, north of Cambrian Drive, west of Union Avenue, and south of Central 
Park Drive in the Campbell Village Neighborhood in the R-1-8 (Single-Family Residential) 
Zoning District (reference Attachment 4 – Location Map). Single-family residential properties 
border the site on all sides.  
 
Project Description: The applicant is seeking approval of three separate Site and Architectural 
Review Permits (PLN2015-264, 255 & 266) to allow the construction of three new two-story 
single-family homes on three separate lots, and to remove a smaller oak tree (PLN2016-260) on 
Lot 3 (reference Attachment 5 – Project Plans). The residences will measure 3,733 sq. ft. (Lot 1), 
3,784 sq. ft. (Lot 2) and 3,953 sq. ft. (Lot 3; Rear/Flag Lot) in size respectively. 
 
SCOPE OF REVIEW 

In that all three lots are next to each other, are under common ownership, and would 
independently and as a group contribute to neighborhood design review, a single report has been 
prepared for consideration. The Planning Commission should evaluate the merits of each lot 
independently when taking action, imposing lot specific conditions as appropriate.  
 
ANALYSIS 
General Plan: The General Plan land use designation for the project site is Low-Density 
Residential (less than 4.5 units per gross acre). The proposed single-family residence, in a single-
family neighborhood, would be consistent with the following General Plan Land Use Strategy: 
 

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

 
Zoning District: The project site has an R-1-8 (Single-Family Residential) Zoning District 
designation. Construction of a new single-family home within this zoning district requires 
approval of a Site and Architectural Permit by the Planning Commission.  
 
Site Layout & Architectural Design: Review of the subject applications is governed by the General 
Plan, the R-1-8 Zoning Ordinance, the City’s ‘Design Guidelines for Single-Family Homes’, and 

                                                 
1 Sheet 3A-1 of the project plans erroneously notes the floor area as exceeding the F.A.R. allowed at 4,009 sq. ft. in 
total. Adding the proposed first floor and second floor nets a floor area of 3,953 sq. ft. in total. 

http://www.cityofcampbell.com/DocumentCenter/View/5310


Staff Report - Planning Commission Meeting of October 25, 2016        Page 3 of 4 
PLN2015-264, 265, & 266 (S&A Permits) & PLN2016-260 (TRP) – 738 Briarwood Way 
 

 
‘considerations in review of applications’ subject to Site and Architectural Review 
(CMC21.42.040). While the configuration of each lot presented a challenge, the proposed design 
of each home seeks to address the site constraints while proposing designs that incorporate a rich 
pallet of colors (earth tones) and materials (stone & stucco) with features (combination of hipped 
and gable roofs) that are representative of other homes in the area. For a more detailed analysis of 
each lot, please refer to the SARC Memo from October 11, 2016 (reference Attachment 9).  
 
Tree Removal: Throughout the three lots, the applicant is proposing to remove eleven (11) fruit 
trees, one (1) pine tree, two (2) magnolia trees, and one (1) 14-inch diameter oak tree.  Of the trees 
proposed for removal, only the 14-inch diameter oak tree, which is located on Lot 3, is considered 
protected. The locations, species, and size of all trees proposed for removal, in relation to the 
proposed structures, may be found on Sheet C-8 & Sheet C-9 of the Project Plans (reference 
Attachment 5).  
 
The applicant has provided a Written Statement and Photos (reference Attachment 7) providing 
evidence supporting the position that the oak tree is diseased and in danger of falling, and has 
proposed to plant two new oak trees as replacements. A Condition of Approval has been included 
to reflect this requirement.  
 
Landscaping: The project will require compliance with the State mandated landscape water 
efficient guidelines, which will require incorporation of various water conservation measures, 
including planting of drought-resistant vegetation. 
 
Site and Architectural Review Committee: The Site and Architectural Review Committee (SARC) 
reviewed all four applications at its meeting of October 11, 2016. The SARC was generally 
supportive of the project (design, color, architecture) with the following recommendations 
(applicant responses have been noted below each point in italics):  
 

• Consider providing at least two trees per property, the species of which should be 
complementary to other trees in the area. At least one of the two trees on Lot 3 should be 
an oak tree (which is the species of tree removed), and at least one tree should be planted 
to the west of the garage between Lot 2 and Lot 3.  
The applicant agreed to the SARC recommendations indicating that these changes would 
be reflected in the building permit submittal. A condition of approval has been 
incorporated on each lot to reflect SARC direction.  
 

• Consider a installing a French door (in lieu of a garage door) on the west side of Lot 1.  
The applicant agreed to explore this recommendation with the project architect and 
present the preferred approach at the Planning Commission meeting. A condition of 
approval has been incorporated to reflect the SARC recommendation as a requirement.  
 

• Consider installing pervious pavers on all lots. Alternatively, the applicant could consider a 
stamped pattern which resembles pavers, although that approach would be less preferred. 
The applicant indicated he would work with his civil engineer whether or not pervious 
pavers would be required to address storm water requirements. If the civil engineer had 
not relied on pervious pavers to meet the onsite drainage calculation requirements, the 

https://www2.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART4LAUSDEPR_CH21.42SIARRE_21.42.040COREAP
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applicant indicated a preference to install concrete stamped with a pattern to resemble 
pavers as they are more durable and present fewer issues with settling and liability long 
term. A condition of approval has been included by staff on all lots to reflect SARC 
feedback.  
 

Public Outreach: A notice was mailed to all property owners within 300-feet on the project. No 
public comments were received by the time the staff report was prepared.   

 
Attachments: 
1. PC Resolution - PLN2015-264 (Lot 1) 
2. PC Resolution - PLN2015-265 (Lot 2) 
3. PC Resolution - PLN2015-266 (Lot 3) & PLN2016-260 (Tree Removal) 
4. Location Map 
5. Project Plans 
6. Color & Material Board 
7. Tree Removal – Written Statement & Photos 
8. Photos of Homes on Briarwood 
9. SARC Memo - October 11, 2016 
 

 

 

Prepared by: 

 Stephen Rose, Associate Planner  

 
 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 

 



RESOLUTION NO.  

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A SITE AND 
ARCHITECTURAL REVIEW PERMIT TO ALLOW FOR THE 
CONSTRUCTION OF A NEW 3,733 SQUARE-FOOT, TWO-STORY 
SINGLE-FAMILY RESIDENCE ON PROPERTY LOCATED AT 738 
BRIARWOOD WAY (LOT 1).  FILE NO.: PLN2015-264 

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

The Planning Commission finds as follows with regard to file number PLN2015-264: 

Environmental Finding(s) 

1. The project qualifies as a Categorically Exempt project per Section 15303 of the
California Environmental Quality Act (CEQA), pertaining to the construction of single-
family dwellings.

Evidentiary Findings 

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

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

3. The project site is located at the northeast end of Briarwood Way, north of Cambrian
Drive, west of Union Avenue, and south of central Park Drive in the Campbell Village
Neighborhood.

4. The proposed project consists of the construction of a 3,733 square-foot two-story
single-family residence with a lot coverage of 27.4% and a floor area ratio of 44%
where a maximum lot coverage of 40% and floor area ratio of 45% is allowable.

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

6. The proposed residence provides two covered parking spaces, satisfying the
applicable parking requirement to provide two spaces, one of which shall be covered.

7. The proposal is consistent with the City adopted Design Guidelines for Single Family
Homes.

8. The proposal is consistent with the Considerations in Review of Applications
(CMC21.42.040) subject to Site and Architectural Review.

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

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

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

3.  The project is consistent with applicable adopted design guidelines; and 

4.  This project is Categorically Exempt under per Section 15303 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family 
dwellings, pertaining to minor to minor alterations to existing private structures. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2015-264) to allow for the construction of a new 3,733 
square-foot, two-story single-family residence on property located at 738 Briarwood Way 
(Lot 1), subject to the attached Conditions of Approval (attached Exhibit “A”). 
 
PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners  
ABSTAIN: Commissioners:  
 
 
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit – 738 Briarwood Way (PLN2015-264) 

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

 
1. Approved Project: Approval is granted for a Site and Architectural Review Permit 

(PLN2015-264) to allow for the construction of a new 3,733 square-foot, single-family 
residence located at 738 Briarwood Way (Lot 1). The project shall substantially 
conform to the project plans and color and material board as received by the Planning 
Division on November 4, 2016, except as may be modified by the Conditions of 
Approval herein. 

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid for 
one year from the date of final approval (expiring November 4, 2017).  Within this one-
year period, an application for a building permit must be submitted. Failure to meet 
this deadline will result in the Site and Architectural Review Permit being rendered 
void. 

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

a. Trees: The project plans shall note the inclusion of two (24-inch box) 
trees.  

b. Pervious Pavers or Stamped Patterns: The building permit plans shall 
reflect the inclusion of pervious pavers or stamped patterns (to resemble 
the look of pavers).  

c. French Door: The garage door on the west side of the building shall be 
replaced with a French door.  

Compliance with these revisions shall be subject to the satisfaction of the Director of 
Community Development.  
 

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

 
5. On-Site Lighting: On-site lighting shall be shielded away from adjacent properties and 

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

 
6. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Campbell 

Municipal Code Section 21.18.060 and shall be submitted for review and approval by 
the Community Development Department.   

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

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

construction: 
 

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

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

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

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

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

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

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

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

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

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

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

12. Size of Plans:  The minimum size of construction plans submitted for building permits 
shall be 24 in. X 36 in.  
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13. Soils Report:  Two copies of a current soils report, prepared to the satisfaction of the 

Building Official, containing foundation and retaining wall design recommendations 
shall be submitted with the building permit application.  This report shall be prepared 
by a licensed engineer specializing in soils mechanics. 

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

15. Foundation Inspections:  A pad certificate prepared by a licensed civil engineer or land 
surveyor shall be submitted to the project building inspector upon foundation 
inspection.  This certificate shall certify compliance with the recommendations as 
specified in the soils report and the building pad elevation and on-site retaining wall 
locations and elevations are prepared according to approved plans.  Horizontal and 
vertical controls shall be set and certified by a licensed surveyor or registered civil 
engineer for the following items: 

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

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

blue-lined on the construction plans.  8½ X 11 calculations shall be submitted as well. 

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

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

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

a. West Valley Sanitation District (378-2407) 
b. Santa Clara County Fire Department  (378-4010) 
c. Bay Area Air Quality Management District (Demolitions Only) 
d. School District: 

i) Campbell Union School District  (378-3405) 
ii) Campbell Union High School District  (371-0960) 
iii) Moreland School District  (379-1370) 
iv) Cambrian School District  (377-2103) 

 
Note:  To determine your school district, contact the offices identified above or 
visit: http://www.sccoe.k12.ca.us/resourcesfamilies/districtlocator. Obtain the 
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School District payment form from the City Building Division, after the Division 
has approved the building permit application. 
 

20. Construction Fencing:  This project shall be properly enclosed with construction 
fencing to prevent unauthorized access to the site during construction.  The 
construction site shall be secured to prevent vandalism and/or theft during hours when 
no work is being done.  All protected trees shall be fenced to prevent damage to root 
systems. 
 

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

 
22. Stormwater Requirements:  Storm water run-off from impervious surface created by this 

permitted project shall be directed to vegetated areas on the project parcel.  Storm water 
shall not drain onto neighboring parcels. 

 
23. CA Green Building Code:  This project is subject to the mandatory requirements for 

new residential structures (Chapter 4) under the California Green Building Code, 2013 
edition. 

 
FIRE DEPARTMENT  
 
24. Formal Plan Review:  Review of this development proposal is limited to accessibility of 

site access and water supply as they pertain to fire department operations, and shall 
not be construed as a substitute for formal plan review to determine compliance with 
adopted model codes. Prior to performing any work the applicant shall make 
application to, and receive from, the Building Division all applicable construction 
permits. 

25. Fire Sprinklers Required:  An Automatic residential fire sprinkler system shall be 
installed in one- and two-family dwellings as follows: In all new one- and two-family 
dwellings and in existing one- and two-family dwellings when additions are made that 
increase the building area to more than 3,600 square feet.  Exception: A one-time 
addition to an existing building that does not total more than 1,000 square feet of 
building area. NOTE: Covered porches, patios, balconies, and attic spaces may 
require fire sprinkler coverage. NOTE: The owner(s), occupant(s), and any 
contractor(s) or subcontractor(s) are responsible for consulting with the water purveyor 
of record in order to determine if any modification or upgrade of the existing water 
service is required. A State of California licensed (C-16) Fire Protection Contractor 
shall submit plans, calculations, a completed permit application and appropriate fees to 
the this department for review and approval prior to beginning their work. R313.2 as 
adopted and amended by CBLMC. 

26. Water Supply Requirements:  Potable water supplies shall be protected from 
contamination caused by fire protection water supplies. It is the responsibility of the 
applicant and any contractors and subcontractors to contact the water purveyor. Such 
requirements shall be incorporated into the design of any water-based fire protection 
systems, and/or fire suppression water supply systems or storage containers that may 
be physically connected in any manner to an applicant capable of causing 
contamination of the potable water supply of the purveyor of record. Final approval of 



Exhibit A - Conditions of Approval ~ 738 Briarwood Way (Lot 1) (PLN2015-264) Page 5 of 5 
 

the system(s) under consideration will not be granted by this office until compliance 
with the requirements of the water purveyor of record are documented by that purveyor 
as having been met by the applicant(s). 2007 CFC Sec. 903.3.5 and Health and Safety 
Code 13114.7 

27. Construction Site Fire Safety: All construction sites must comply with applicable 
provisions of the CFC Chapter 14 and our Standard Detail and Specification SI-7. 

28. Address Identification: New and existing buildings shall have approved address 
numbers, building numbers or approved building identification placed in a position that 
is plainly legible and visible from the street or road fronting the property. These 
numbers shall contrast with their background. Where required by the fire code official, 
address numbers shall be Arabic numbers or alphabetical letters. Numbers shall be a 
minimum of 4 inches (101.5 mm) high with a minimum stroke width of 0.5 inch 
(12.7mm). Where access is by means of a private road and the building cannot be 
viewed from the public way, a monument, pole, or other sign or means shall be used to 
identify the structure. Address numbers shall be maintained. CFC Sec. 505.1 

 



RESOLUTION NO.  

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A SITE AND 
ARCHITECTURAL REVIEW PERMIT TO ALLOW FOR THE 
CONSTRUCTION OF A NEW 3,784 SQUARE-FOOT, TWO-STORY 
SINGLE-FAMILY RESIDENCE ON PROPERTY LOCATED AT 738 
BRIARWOOD WAY (LOT 2).  FILE NO.: PLN2015-265 

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

The Planning Commission finds as follows with regard to file number PLN2015-265: 

Environmental Finding(s) 

1. The project qualifies as a Categorically Exempt project per Section 15303 of the
California Environmental Quality Act (CEQA), pertaining to the construction of single-
family dwellings.

Evidentiary Findings 

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

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

3. The project site is located at the northeast end of Briarwood Way, north of Cambrian
Drive, west of Union Avenue, and south of central Park Drive in the Campbell Village
Neighborhood.

4. The proposed project consists of a two-story 3,784 square-foot single-family
residence with a lot coverage of 27.8% and a floor area ratio of 44% where a
maximum lot coverage of 40% and floor area ratio of 45% is allowable.

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

6. The proposed residence provides two covered parking spaces, satisfying the
applicable parking requirement to provide two spaces, one of which shall be covered.

7. The proposal is consistent with the City adopted Design Guidelines for Single Family
Homes.

8. The proposal is consistent with the Considerations in Review of Applications
(CMC21.42.040) subject to Site and Architectural Review.

Based upon the foregoing findings of fact and pursuant to CMC Section 21.42.020, the 
Planning Commission further finds and concludes that: 
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1.  The project will be consistent with the General Plan; 

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

3.  The project is consistent with applicable adopted design guidelines; and 

4.  This project is Categorically Exempt under per Section 15303 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family 
dwellings, pertaining to minor to minor alterations to existing private structures. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2015-265) to allow for the construction of a new 3,784 
square-foot, single-family residence on property located at 738 Briarwood Way (Lot 2), 
subject to the attached Conditions of Approval (attached Exhibit “A”). 
 
PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners  
ABSTAIN: Commissioners:  
 
 
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit – 738 Briarwood Way (PLN2015-265) 

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

 
1. Approved Project: Approval is granted for a Site and Architectural Review Permit 

(PLN2015-265) to allow for the construction of a new 3,784 square-foot, single-family 
residence located at 738 Briarwood Way (Lot 2). The project shall substantially 
conform to the project plans and color and material board as received by the Planning 
Division on September 27, 2016, except as may be modified by the Conditions of 
Approval herein. 

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid for 
one year from the date of final approval (expiring November 4, 2017).  Within this one-
year period, an application for a building permit must be submitted. Failure to meet 
this deadline will result in the Site and Architectural Review Permit being rendered 
void. 

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

a. Trees: The project plans shall note the inclusion of two (24-inch box) 
trees.  

b. Pervious Pavers or Stamped Patterns: The building permit plans shall 
reflect the inclusion of pervious pavers or stamped patterns (to resemble 
the look of pavers).  

Compliance with these revisions shall be subject to the satisfaction of the Director of 
Community Development.  
 

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

 
5. On-Site Lighting: On-site lighting shall be shielded away from adjacent properties and 

directed on site. The design and type of lighting fixtures and lighting intensity of any 
proposed exterior lighting for the project shall be reviewed and approved by the 
Community Development Director prior to installation of the lighting for compliance 



Exhibit A - Conditions of Approval ~ 738 Briarwood Way (Lot 2) (PLN2015-265) Page 2 of 5 
 

with all applicable Conditions of Approval, ordinances, laws and regulations. Lighting 
fixtures shall be of a decorative design to be compatible with the residential 
development and shall incorporate energy saving features. 

 
6. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Campbell 

Municipal Code Section 21.18.060 and shall be submitted for review and approval by 
the Community Development Department.   

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

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

construction: 
 

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

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

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

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

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

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

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

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

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

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

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

12. Size of Plans:  The minimum size of construction plans submitted for building permits 
shall be 24 in. X 36 in.  
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13. Soils Report:  Two copies of a current soils report, prepared to the satisfaction of the 

Building Official, containing foundation and retaining wall design recommendations 
shall be submitted with the building permit application.  This report shall be prepared 
by a licensed engineer specializing in soils mechanics. 

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

15. Foundation Inspections:  A pad certificate prepared by a licensed civil engineer or land 
surveyor shall be submitted to the project building inspector upon foundation 
inspection.  This certificate shall certify compliance with the recommendations as 
specified in the soils report and the building pad elevation and on-site retaining wall 
locations and elevations are prepared according to approved plans.  Horizontal and 
vertical controls shall be set and certified by a licensed surveyor or registered civil 
engineer for the following items: 

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

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

blue-lined on the construction plans.  8½ X 11 calculations shall be submitted as well. 

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

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

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

a. West Valley Sanitation District (378-2407) 
b. Santa Clara County Fire Department  (378-4010) 
c. Bay Area Air Quality Management District (Demolitions Only) 
d. School District: 

i) Campbell Union School District  (378-3405) 
ii) Campbell Union High School District  (371-0960) 
iii) Moreland School District  (379-1370) 
iv) Cambrian School District  (377-2103) 

 
Note:  To determine your school district, contact the offices identified above or 
visit: http://www.sccoe.k12.ca.us/resourcesfamilies/districtlocator. Obtain the 
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School District payment form from the City Building Division, after the Division 
has approved the building permit application. 
 

20. Construction Fencing:  This project shall be properly enclosed with construction 
fencing to prevent unauthorized access to the site during construction.  The 
construction site shall be secured to prevent vandalism and/or theft during hours when 
no work is being done.  All protected trees shall be fenced to prevent damage to root 
systems. 
 

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

 
22. Stormwater Requirements:  Storm water run-off from impervious surface created by this 

permitted project shall be directed to vegetated areas on the project parcel.  Storm water 
shall not drain onto neighboring parcels. 

 
23. CA Green Building Code:  This project is subject to the mandatory requirements for 

new residential structures (Chapter 4) under the California Green Building Code, 2013 
edition. 

 
FIRE DEPARTMENT  
 
24. Formal Plan Review:  Review of this development proposal is limited to accessibility of 

site access and water supply as they pertain to fire department operations, and shall 
not be construed as a substitute for formal plan review to determine compliance with 
adopted model codes. Prior to performing any work the applicant shall make 
application to, and receive from, the Building Division all applicable construction 
permits. 

25. Fire Sprinklers Required:  An Automatic residential fire sprinkler system shall be 
installed in one- and two-family dwellings as follows: In all new one- and two-family 
dwellings and in existing one- and two-family dwellings when additions are made that 
increase the building area to more than 3,600 square feet.  Exception: A one-time 
addition to an existing building that does not total more than 1,000 square feet of 
building area. NOTE: Covered porches, patios, balconies, and attic spaces may 
require fire sprinkler coverage. NOTE: The owner(s), occupant(s), and any 
contractor(s) or subcontractor(s) are responsible for consulting with the water purveyor 
of record in order to determine if any modification or upgrade of the existing water 
service is required. A State of California licensed (C-16) Fire Protection Contractor 
shall submit plans, calculations, a completed permit application and appropriate fees to 
the this department for review and approval prior to beginning their work. R313.2 as 
adopted and amended by CBLMC. 

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

27. Construction Site Fire Safety: All construction sites must comply with applicable 
provisions of the CFC Chapter 14 and our Standard Detail and Specification SI-7. 

28. Address Identification: New and existing buildings shall have approved address 
numbers, building numbers or approved building identification placed in a position that 
is plainly legible and visible from the street or road fronting the property. These 
numbers shall contrast with their background. Where required by the fire code official, 
address numbers shall be Arabic numbers or alphabetical letters. Numbers shall be a 
minimum of 4 inches (101.5 mm) high with a minimum stroke width of 0.5 inch 
(12.7mm). Where access is by means of a private road and the building cannot be 
viewed from the public way, a monument, pole, or other sign or means shall be used to 
identify the structure. Address numbers shall be maintained. CFC Sec. 505.1 

 



RESOLUTION NO.  

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A SITE AND 
ARCHITECTURAL REVIEW PERMIT TO ALLOW FOR THE 
CONSTRUCTION OF A NEW 3,953 SQUARE-FOOT, TWO-STORY 
SINGLE-FAMILY RESIDENCE ON PROPERTY LOCATED AT 738 
BRIARWOOD WAY (LOT 3).  FILE NO.: PLN2015-266 & PLN2016-
260 

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

The Planning Commission finds as follows with regard to file number PLN2015-266 & 
PLN2016-260: 

Environmental Finding(s) 

1. The project qualifies as a Categorically Exempt project per Section 15303 of the
California Environmental Quality Act (CEQA), pertaining to the construction of single-
family dwellings and under Section 15304 pertaining to minor alterations to private
land and vegetation.

Evidentiary Findings 

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

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

3. The project site is located at the northeast end of Briarwood Way, north of Cambrian
Drive, west of Union Avenue, and south of central Park Drive in the Campbell Village
Neighborhood.

4. The proposed project would allow the construction of a new two-story 3,953 square-
foot single-family residence with a lot coverage of 27.8% and a floor area ratio of
44.8% where a maximum lot coverage of 40% and floor area ratio of 45% is
allowable. Further, the project would allow for the removal of one (1) 14-inch diameter
oak tree.

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

6. The proposed residence provides two covered parking spaces, satisfying the
applicable parking requirement to provide two spaces, one of which shall be covered.

7. The proposal is consistent with the City adopted Design Guidelines for Single Family
Homes.
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8.  The proposal is consistent with the Considerations in Review of Applications 

(CMC21.42.040) subject to Site and Architectural Review.  

9.  Removal of trees greater than 12-inches in diameter (of a protected species) requires 
a Tree Removal Permit under the City’s Tree Protection requirements (CMC 21.32). 

10.  The oak tree is in direct conflict with the proposed residence. 

11.  The oak tree is in poor condition, with dried out and dead branches, termite damage, 
a poor root structure and may be diseased. 

12.  Redwood, oak, cedar and ash trees are considered protected in the City of Campbell. 

13.  The applicant will be required to plant two 24-inch box trees to replace the removed 
tree, one of which shall be oak.  

14.  The replacement trees will be a sufficient replacement for the trees to be removed 
and will continue the diversity of tree species found in the community.  

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

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

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

3.  The project is consistent with applicable adopted design guidelines;  

4.  The tree is in poor condition and presents a danger of falling that cannot be controlled 
or remedied through reasonable preservation and/or preventative procedures and 
practices such that public health or safety requires its removal; and  

5.  This project is Categorically Exempt under Section 15303 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family 
dwellings, and under Section 15304 pertaining to minor alterations to private land and 
vegetation.  

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2015-266) to allow for the construction of a new 3,784 
square-foot, single-family residence and removal of a one (1) 14-inch diameter oak tree 
(PLN2016-260) on property located at 738 Briarwood Way (Lot 3), subject to the 
attached Conditions of Approval (attached Exhibit “A”). 
 
PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 
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AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners  
ABSTAIN: Commissioners:  
 
 
 
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit (PLN2015-266) & 

Tree Removal Permit (PLN2016-260) 
 738 Briarwood Way (Lot 3) 

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

 
1. Approved Project: Approval is granted for a Site and Architectural Review Permit 

(PLN2015-266) to allow for the construction of a new 3,953 square-foot, single-family 
residence and the removal of one (1) 14-inch diameter oak tree located at 738 
Briarwood Way (Lot 3). The project shall substantially conform to the project plans 
and color and material board as received by the Planning Division on September 27, 
2016, except as may be modified by the Conditions of Approval herein. 

2. Permit Expiration: The Site and Architectural Review Permit & Tree Removal Permit 
approval shall be valid for one year from the date of final approval (expiring November 
4, 2017).  Within this one-year period, an application for a building permit must be 
submitted. Failure to meet this deadline will result in the Site and Architectural Review 
Permit & Tree Removal Permit being rendered void. 

3. Phasing: The one (1) 14-inch diameter oak tree shall not be removed until after the 
building permit has been submitted.  

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

a. Trees: The project plans shall note the inclusion of two (24-inch box) 
trees, one of which shall be oak. One of the two trees shall be planted at 
the northwest corner of the property, to the west of the garage.  

b. Pervious Pavers or Stamped Patterns: The building permit plans shall 
reflect the inclusion of pervious pavers or stamped patterns (to resemble 
the look of pavers).  

Compliance with these revisions shall be subject to the satisfaction of the Director of 
Community Development.  
 

5. Planning Final Required: Planning Division clearance is required prior to final Building 
Permit clearance. Construction not in substantial compliance with the approved 
project plans shall not be approved without prior authorization of the necessary 
approving body. 
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6. On-Site Lighting: On-site lighting shall be shielded away from adjacent properties and 

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

 
7. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Campbell 

Municipal Code Section 21.18.060 and shall be submitted for review and approval by 
the Community Development Department.   

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

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

construction: 
 

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

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

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

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

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

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

 
Building Division 
 
10. Permits Required: A building permit application shall be required for the proposed 

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

 
11. Plan Preparation:  This project requires plans prepared under the direction and 

oversight of a California licensed Engineer or Architect.  Plans submitted for building 
permits shall be “wet stamped” and signed by the qualifying professional person. 
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12. Construction Plans:  The Conditions of Approval shall be stated in full on the cover 

sheet of construction plans submitted for building permit. 

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

14. Soils Report:  Two copies of a current soils report, prepared to the satisfaction of the 
Building Official, containing foundation and retaining wall design recommendations 
shall be submitted with the building permit application.  This report shall be prepared 
by a licensed engineer specializing in soils mechanics. 

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

16. Foundation Inspections:  A pad certificate prepared by a licensed civil engineer or land 
surveyor shall be submitted to the project building inspector upon foundation 
inspection.  This certificate shall certify compliance with the recommendations as 
specified in the soils report and the building pad elevation and on-site retaining wall 
locations and elevations are prepared according to approved plans.  Horizontal and 
vertical controls shall be set and certified by a licensed surveyor or registered civil 
engineer for the following items: 

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

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

blue-lined on the construction plans.  8½ X 11 calculations shall be submitted as well. 

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

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

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

a. West Valley Sanitation District (378-2407) 
b. Santa Clara County Fire Department  (378-4010) 
c. Bay Area Air Quality Management District (Demolitions Only) 
d. School District: 
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i) Campbell Union School District  (378-3405) 
ii) Campbell Union High School District  (371-0960) 
iii) Moreland School District  (379-1370) 
iv) Cambrian School District  (377-2103) 

 
Note:  To determine your school district, contact the offices identified above or 
visit: http://www.sccoe.k12.ca.us/resourcesfamilies/districtlocator. Obtain the 
School District payment form from the City Building Division, after the Division 
has approved the building permit application. 
 

21. Construction Fencing:  This project shall be properly enclosed with construction 
fencing to prevent unauthorized access to the site during construction.  The 
construction site shall be secured to prevent vandalism and/or theft during hours when 
no work is being done.  All protected trees shall be fenced to prevent damage to root 
systems. 
 

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

 
23. Stormwater Requirements:  Storm water run-off from impervious surface created by this 

permitted project shall be directed to vegetated areas on the project parcel.  Storm water 
shall not drain onto neighboring parcels. 

 
24. CA Green Building Code:  This project is subject to the mandatory requirements for 

new residential structures (Chapter 4) under the California Green Building Code, 2013 
edition. 

 
FIRE DEPARTMENT  
 
25. Formal Plan Review:  Review of this development proposal is limited to accessibility of 

site access and water supply as they pertain to fire department operations, and shall 
not be construed as a substitute for formal plan review to determine compliance with 
adopted model codes. Prior to performing any work the applicant shall make 
application to, and receive from, the Building Division all applicable construction 
permits. 

26. Fire Sprinklers Required:  An Automatic residential fire sprinkler system shall be 
installed in one- and two-family dwellings as follows: In all new one- and two-family 
dwellings and in existing one- and two-family dwellings when additions are made that 
increase the building area to more than 3,600 square feet.  Exception: A one-time 
addition to an existing building that does not total more than 1,000 square feet of 
building area. NOTE: Covered porches, patios, balconies, and attic spaces may 
require fire sprinkler coverage. NOTE: The owner(s), occupant(s), and any 
contractor(s) or subcontractor(s) are responsible for consulting with the water purveyor 
of record in order to determine if any modification or upgrade of the existing water 
service is required. A State of California licensed (C-16) Fire Protection Contractor 
shall submit plans, calculations, a completed permit application and appropriate fees to 
the this department for review and approval prior to beginning their work. R313.2 as 
adopted and amended by CBLMC. 
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27. Water Supply Requirements:  Potable water supplies shall be protected from 

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

28. Construction Site Fire Safety: All construction sites must comply with applicable 
provisions of the CFC Chapter 14 and our Standard Detail and Specification SI-7. 

29. Address Identification: New and existing buildings shall have approved address 
numbers, building numbers or approved building identification placed in a position that 
is plainly legible and visible from the street or road fronting the property. These 
numbers shall contrast with their background. Where required by the fire code official, 
address numbers shall be Arabic numbers or alphabetical letters. Numbers shall be a 
minimum of 4 inches (101.5 mm) high with a minimum stroke width of 0.5 inch 
(12.7mm). Where access is by means of a private road and the building cannot be 
viewed from the public way, a monument, pole, or other sign or means shall be used to 
identify the structure. Address numbers shall be maintained. CFC Sec. 505.1 
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Location Map 



stephenr
Stamp

stephenr
Typewritten Text
Attachment 5

stephenr
Typewritten Text

stephenr
Typewritten Text

































































Attachment 6

stephenr
Typewritten Text
Attachment 6

stephenr
Typewritten Text

stephenr
Typewritten Text







Attachment 7 

Tree Removal – Written Statement & Photos 
Below you will find photos of the Oak Tree that we are proposing to remove. The tree is diseased and possesses a 
danger of falling and damaging a structure and/or threatening someone’s life.  

As you can see from photo 1 and 2 the roots of the trees are not below ground but instead are above ground. Furthermore 
as you poke the roots that have been exposed and even a portion of the trunk, there is evidence of termite damage. If you 
look close enough and pick away at some of the layers of bark you can locate the termites.  

In photos 3 and 4 you can see that half of the tree has dried out and has dead branches. This is further evidence that the 
tree is not healthy and possesses a danger to both structures and life.  

I know it’s difficult to lose trees, but we can offer to replace the tree we are removing with two health oak trees anywhere 
on the project. I feel that the front yard of lots 1 and 2 would be an ideal location for the new oak trees.  

#1 #2

#3 #4
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Photos of Homes on Briarwood Way 

755 Briarwood Way 
(Stone veneer, wood shingle roofing) 

787 Briarwood Way 

751 & 743 Briarwood Way 



To: Site and Architectural Review Committee   Date: October 11, 2016 

From: Stephen Rose, Associate Planner 

Via: Paul Kermoyan, Community Development Director 

Subject/File: Site and Architectural Review (PLN2015-264, 265 & 266) (Lot 1, 2 & 3) 
Tree Removal Permit (PLN2016-260) – Lot 3 

Address No: 738 Briarwood Way (Lot 1, 2 & 3) 

PROPOSAL 
The applicant is seeking approval of three separate Site and Architectural Review Permits 
(PLN2015-264, 255 & 266) to allow the construction of three new two-story single-family 
homes on three separate lots, and to remove a tree (PLN2016-260) on Lot 3 (reference 
Attachment 1 – Project Plans). The residences will measure 3,733 sq. ft. (Lot 1), 3,784 sq. ft. 
(Lot 2) and 3,953 sq. ft. (Lot 3; Rear/Flag Lot) in size respectively. 

SCOPE OF REVIEW 

In that all three lots are next to each other, are under common ownership, and would 
independently and as a group contribute to neighborhood design review, a single SARC report 
has been prepared for their consideration. As such, while only a single SARC report has been 
prepared, the SARC should provide feedback on the merits of each lot individually. 

PROJECT SITE 
The project site includes three separate, contiguous, lots located at the northeast end of 
Briarwood Way, north of Cambrian Drive, west of Union Avenue, and south of Central Park 
Drive in the Campbell Village Neighborhood.  

PROJECT DATA 
Zoning Designation:  R-1-8 (Single-Family Residential) 
General Plan Designation: Low-Density Residential (<4.5 units/gr. acre) 

Net Lot Size Floor Area F.A.R. 
Lot 

Coverage 
Landscape 

Area 
Bld. Height 

Lot 1 8,496 sq. ft. 3,733 sq. ft. 44% 27.4% 5,121 sq. ft. 27.5-ft. tall 

Lot 2 8,581 sq. ft. 3,784 sq. ft. 44% 27.86% 3,136 sq. ft. 27-ft. tall 

Lot 3 
(flag lot) 

8,825 sq. ft. 
(9,501 sq. ft. gross)

3,953 sq. ft.1 44.8% 27.81% 3,557 sq. ft. 27.6-ft tall 

1 Sheet 3A-1 of the project plans erroneously notes the floor area as exceeding the F.A.R. allowed at 4,009 sq. ft. in 
total. Adding the proposed first floor and second floor nets a floor area of 3,953 sq. ft. in total. 

MEMORANDUM 
        Community Development Department 

Planning Division 
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DISCUSSION 
Design: Review of the subject application is governed by the General Plan, the R-1-8 Zoning 
Ordinance, the City’s ‘Design Guidelines for Single-Family Homes’, and ‘considerations in 
review of applications’ subject to Site and Architectural Review (CMC21.42.040). Generally 
these documents are not meant to prescribe any particular style, but serve to provide 
developments standards and guidelines to minimize potentially adverse impacts to surrounding 
properties and the environment, and promote compatibility with the site and surrounding 
neighborhood.  
 
As a combined report, an analysis of the site layout and architectural design of each property has 
been provided in their respective section as follows: 
 
Lot 1 – Site Layout & Architectural Design (PLN2016-264) 
The irregular/triangular configuration of Lot 1, which is located off the arc of a cul-de-sac, 
presents several design challenges. First, the relatively narrow frontage and elongated shape of 
the lot would generally dictate that the garage would be the most prominent feature when viewed 
from the street. Second, as the lot tapers dramatically to the east, a great deal of open space could 
be underutilized or neglected by a future owner.  
 
The proposed design seeks to address both of these site constraints by setting the garage further 
back on the lot and emphasizing the front entrance of the residence with an elongated covered 
porch which includes decorative stone columns. Second, the garage is proposed with an extra 
door on the western side of the garage, which serves to provide greater access and convenience 
to the tapered segment of property.  
 
Architecturally, the two-story residence includes a combination of hipped and gable slate tile 
roofs with exposed rafter tails, beige stucco walls with a light grey trim around the windows and 
garage door frames, and a white paint to accent the pickets, between the craftsman style columns 
with stone accenting at the base, along the front porch. As the color of the garage and front door 
are not specified, a discussion point has been raised to solicit the proposed color and materials 
for these features from the project designer and receive SARC feedback on the approach.  
 
Lot 2 – Site Layout & Architectural Design (PLN2016-265) 
In contrast to Lot 1, Lot 2 is a wide and shallow lot which runs perpendicular to the street. While 
this lot configuration generally results in a more ‘sprawling’ appearance from the street, the 
layout also serves to minimize the prominence of the garage on the front façade. As such, the 
SARC may wish to consider if the design is successful in maintaining a reasonable relationship 
to the neighborhood and adjacent homes, despite the challenges presented by the site layout.  
 
The design of the two-story home includes a combination of hipped, and gable roofs with 
decorative soffit boxes which square off the edges. The roof will be comprised of caramel 
colored ‘S’ tiles which may lend the building a more Spanish aesthetic when accounting for the 
sand colored stucco walls, light beige roof trim, and dark brown window detailing (reference 
Attachment 3 – Color & Material Board). 
 
A discussion point has been raised to determine whether or not the ‘length/width’ of the home 
should be reduced.  

http://www.cityofcampbell.com/DocumentCenter/View/5310
https://www2.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART4LAUSDEPR_CH21.42SIARRE_21.42.040COREAP
https://www2.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART4LAUSDEPR_CH21.42SIARRE_21.42.040COREAP


SARC Memorandum – October 11, 2016  Page 3 of 4 
PLN2015-264, 265 & 266 & PLN2016-250 ~ 738 Briarwood Way (Lot 1, 2 & 3)  

Lot 3 (Rear/Flag Lot) – Site Layout & Architectural Design (PLN2016-266) 
As a rear/flag lot, the potential for privacy impacts on surrounding neighbors is typically a key 
consideration of review. The applicant’s proposal seeks to address this concern by placing the 
house closer to the front setback, providing a nearly 25-foot setback at the rear of the lot, and 
proposing smaller windows on the side elevations (the windows on the south elevation are 
deeply recessed from the adjoining lot).  
 
The proposed two-story residence includes a combination of hipped and gable ‘S’ dark brown 
tile roofs, dark beige stucco walls with lighter beige paint used for accent around the windows, 
on the posts of the front porch, and band above the decorative stone wainscoting along the front 
façade. At the rear of the home, a small segment of the home is cantilevered (under the gable) 
providing relief on an otherwise unarticulated face of the building.  
 
In consideration of the site layout and design, three discussion points have been raised to 
consider the extent of pavement in the front yard, whether or not home should be redesigned to 
retain the oak tree (see discussion on Tree Removal) and whether or not the wainscoting should 
‘return’ on the north elevation of the building garage.  
 
Tree Removal: Throughout the three lots, the applicant is proposing to remove eleven (11) fruit 
trees, one (1) pine tree, two (2) magnolia trees, and one (1) 14-inch diameter oak tree.  Of the 
trees proposed for removal, only the 14-inch diameter oak tree, which is located on Lot 3, is 
considered protected. The locations, species, and size of all trees proposed for removal, in 
relation to the proposed structures, may be found on Sheet C-8 & Sheet C-9 of the Project Plans 
(reference Attachment 2).  
 
The applicant has provided a Written Statement and Photos (reference Attachment 4) providing 
evidence supporting the position that the oak tree is diseased and in danger of falling, and has 
proposed to plant two new oak trees as replacements. The oak tree is noted as having termites, 
dead foliage and branches, and can be observed as having hollowed out areas under the roots and 
portions of the trunk. From the photos, it further appears that areas under the base of the tree 
have been filled in with concrete to provide temporary structural support.  In consideration of the 
poor condition of the tree, staff is supportive of the proposed tree removal permit and 
replacement planting proposed by the applicant.   
 

OPTIONS 
The SARC should discuss the project for compliance with the applicable policy documents. If 
the SARC believes that the applicant has adequately addressed any concerns the Committee may 
have, it may recommend approval to the Planning Commission as proposed, or subject to 
specific revisions. The following option(s) are intended to facilitate discussion of the project’s 
site and architectural review: 

 
Lot 1: 

• Should any changes to Lot 1 occur to further minimize the appearance of the garage? 
• In addition to the two replacement oak trees proposed by the applicant, should any 

additional trees be required? Is there a preferred location for where the replacement trees 
should be placed? 
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Lot 2: 
• Should the home be reduced in width? 

 
Lot 3: 

• Should the 14-inch diameter oak tree be retained? If the tree is to be removed, where 
should the replacement oak trees be planted? 

• Should the amount of pavement in the front yard be reduced?  
• Should the stone wainscoting ‘return’ on the north elevation of the building garage to the 

man door? 
 

After discussion the SARC may recommend approval to the Planning Commission as proposed, 
or subject to specific revisions.  
 

Attachments:    
1. Location Map 
2. Project Plans 
3. Color & Material Board 
4. Tree Removal - Written Statement & Photos 
5. Photos of Homes on Briarwood Way  



ITEM NO. 3 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 
Staff Report ∙ October 25, 2016 

PLN2016-140 
Kaiser 
Foundation 

Public Hearing to consider the application of Kaiser Foundation Health Plan, 
Inc., for a Conditional Use Permit (PLN2016-140) to allow the establishment 
of a medical services clinic and pharmacy within the Vasona Technology 
Park (Building 'G') on property owned by CRP Vasona, LLC located at 250 
E. Hacienda Avenue in the C-M/80 (Controlled Manufacturing) Zoning 
District . 

STAFF RECOMMENDATION 
That the Planning Commission take the following actions: 

1. Adopt a Resolution, approving a Conditional Use Permit to allow the establishment of a
medical services clinic and pharmacy.

ENVIRONMENTAL DETERMINATION 
Staff recommends that the Planning Commission find that this project is Categorically Exempt 
under Section 15060(c)(2) of the California Environment Quality Act (CEQA), pertaining to 
activities that will not result in a direct or reasonably foreseeable indirect physical change to the 
environment. 

PROJECT DATA 
Zoning Designation: C-M/80 (Controlled Manufacturing / 80,000 sf. min. parcel size) 

General Plan Designation: Research and Development  

Lot Area: 

Parcel 1   2.093 acres 
Parcel 2   5.708 acres 
Parcel 3   6.529 acres 
Parcel 4   4.259 acres 

18.589 acres 
Proposed Site Utilization: 

Paving/Parking: 493,122 square feet (61%) 
Building Coverage: 217,114 square feet (27%) 
Landscaping:   99,500 square feet (12%) 

Building Area: 

A (1315 Dell)   46,948 square-feet 
B (200 East Hacienda)   16,544 square-feet 
C (210 East Hacienda)   40,000 square-feet 
D (220 East Hacienda)   40,000 square-feet 
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 E (240/242 East Hacienda)   33,579 square-feet 
 F (1353/1355/1359 Dell)   59,288 square-feet  
 G (250/254 East Hacienda)   71,111 square-feet 
 307,470 square-feet 

Floor Area Ratio (FAR):          .38 .40 Maximum Allowed 

Parking  
Required: 1,146 spaces    
Proposed: 1,150 spaces  

 
DISCUSSION 
Project Site: The project site is the Vasona Technology Park, which is located at the southeast 
corner of South Winchester Boulevard and East Hacienda Avenue (reference Attachment 2 – 
Location Map). The 18-acre business park is comprised of four parcels that are developed with a 
total of seven commercial buildings encompasses a variety of research and development, 
medical, and professional office uses. The park was originally created in 1980 when the Planning 
Commission approved the remodel of the former IBM processing building and construction of 
six new office/manufacturing/warehousing buildings. In 2000, the Planning Commission 
approved a remodel of the business park buildings to accommodate research and development 
uses and for approval of a parcel map to subdivide the property into four parcels. In late 2015, 
the Planning Commission approved a more contemporary remodel to the center, including 
installation of new entry features, standing seem metal roofs, a new color scheme, as well as a 
restriping of the parking lot to increase the overall parking supply. 

Background: The Kaiser Foundation Health Plan occupies two buildings within the Vasona 
Technology Park. On May 12, 1998, the Planning Commission approved a Conditional Use 
Permit to allow establishment of an out-patient medical clinic within Building D (220 E. 
Hacienda Avenue). Subsequently, on November 26, 2002, the Planning Commission approved 
use of Building B (200 E. Hacienda Avenue) as a mental health services clinic. 

Proposal: Kaiser Foundation Health Plan has submitted a Conditional Use Permit application to 
occupy 36,000 square-feet within Building G, for a general medical clinic and pharmacy 
(reference Attachment 3 – Project Plans). The submitted project description (reference 
Attachment 4) indicates that the facility would accommodate 17 primary care provider offices, 
with 31 exam rooms; eight behavioral health offices and two group rooms, serving both adult 
and children members, as well as a pharmacy. The clinic would have standard operating hours of 
8:00 AM to 9:00 PM, Monday through Saturday.  

ANALYSIS 

Zoning District: The project site is located within the Controlled Manufacturing (C-M) Zoning 
District. A medical services clinic with an ancillary pharmacy is a conditionally permitted use in 
the C-M Zoning District that would be allowable with approval of a Conditional Use Permit. 
Historically, medical uses in the C-M Zoning District have been found to be an appropriate use 
when located on a suitable site with adequate parking, circulation, and access, such as Vasona 
Technology Park. 
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General Plan Consistency: The land use designation for the project site is Research and 
Development, which the General Plan describes as serving corporate headquarters, research and 
development facilities and offices. The project would contribute to the continued viability of 
Vasona Technology Park, consistent with the following General Plan policies and strategies:  

Policy LUT-5.4: Industrial Neighborhoods: Safeguard industry’s ability to operate effectively, by 
limiting the establishment of incompatible uses in industrial neighborhoods and 
encouraging compatible uses. 

Policy LUT-5.7: Industrial Areas: Industrial development should have functional and safe 
vehicular, bicycle and pedestrian circulation, good site and architectural design, 
be sensitive to surrounding uses, connect to public transit, and be energy 
efficient. New projects should contribute to the positive character of industrial 
areas and the overall image of the City. 

Strategy LUT-5.7b: Amenities in Industrial Areas: Amend Zoning Ordinance to provide appropriate 
amenities for employees in industrial areas, such as outdoor eating areas and 
walkways. 

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

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. 

Parking: The overall parking requirement for the business park with inclusion of a third Kaiser 
medical clinic is 1,146 spaces—based on a combination of parking for research and development 
use, professional office use, and medical use (pursuant to Kaiser's 1999 and 2002 Conditional 
Use Permits)—as noted in the below table: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Vasona Technology Park has 1,085 spaces, which as part of the last year's remodel, was 
proposed to be increased to accommodate a future expansion of Kaiser's medical facilities on the 
property. The final plans that have been submitted to the City indicate provision of an additional 
65 spaces, for a total 1,150 spaces, which satisfy the City's parking requirement for the proposed 
medical services clinic.  
 

Vasona Tech. Parking 
Building Use Gross SF Required  Standard 
A R&D 46,948 156 1/300 sf 
B Medical  16,544 72 Per CUP 
C Prof. Office  40,000 178 1/225 sf 
D Medical  40,000 132 Per CUP 
E R&D 33,579 112 1/300 sf 
F R&D 59,288 198 1/300 sf 
G R&D 34,358 115 1/300 sf 

Medical 36,750 184 1/200 sf 
Total Required 307,470 1,146 Spaces 
Total Provided:  1,150 Spaces  
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Traffic: In compliance with the City's obligation under the regional congestion management 
program (CMP), a traffic impact analysis (TIA) was conducted by a third-party traffic 
engineering consultant (reference Attachment 5). The analysis studied seven area intersections 
to identify any potentially significant traffic impacts during the AM (7:00-9:00) and PM (4:00-
6:00) "peak hours". The analysis concluded that the studied intersections would continue to 
operate at substantially the same levels of service with the addition of project-generated traffic. 
However, since the project would add traffic to the already impacted Highway 17 NB ramp / 
White Oaks Avenue intersection—it currently warrants a traffic signal—a "fair share" monetary 
contribution of $7,500 towards the future construction of a traffic signal will be required. 
 

 
 
Public Improvements: Commensurate with the build-out cost of the proposed project and in 
recognition of the traffic generation of the medical use, the Public Works Department will 
require off-site public improvements to enhance the pedestrian accessibly into the site, including 
upgrading curb ramps for ADA compliance, removing and replacing damage sidewalk, and 
adding "Public Sidewalk" signs to guide pedestrians to the existing public sidewalk that is 
obscured by the property's landscaping.   
 
Site and Architectural Review Committee: This application was not reviewed by the Site and 
Architectural Review Committee (SARC) since no exterior changes are proposed. 
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Attachments: 
1. Draft Planning Commission Resolution 
2. Location Map 
3. Project Plans 
4. Project Description  
5. Traffic Impact Analysis  
 
 

 

Prepared by: 

 Daniel Fama, Senior Planner  

 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 



RESOLUTION NO. 42__ 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A CONDITIONAL USE PERMIT 
(PLN2016-140) TO ALLOW THE ESTABLISHMENT OF A MEDICAL 
SERVICES CLINIC AND PHARMACY WITHIN THE VASONA 
TECHNOLOGY PARK (BUILDING 'G') ON PROPERTY LOCATED AT 
250 E. HACIENDA AVENUE. 

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

The Planning Commission finds as follows with regard to File No. PLN2016-140: 

1. The project site consists of 4 parcels, totaling 18 ½ acres.

2. The project site is located at the southeast corner of Winchester Boulevard and East
Hacienda Avenue.

3. The project site is zoned C-M/80 (Controlled Manufacturing / 80,000 sf. min. parcel
size) as shown on the Campbell Zoning Map.

4. The project site is designated Research and Development as shown on the Campbell
General Plan Map.

5. The project site is bordered by commercial and industrial uses to the north, south,
and east, and Winchester Boulevard to the west.

6. The project site is developed with a seven-building business park, commonly known
as the Vasona Technology Park.

7. The business park was originally created in 1980 when the Planning Commission
approved the remodel of the former IBM processing building and construction of six
new office/manufacturing/warehousing buildings.

8. The Planning Commission approved a remodel of the business park buildings in
2000 to accommodate research and development uses and for approval of a parcel
map to subdivide the property into four parcels.

9. In late 2015 the Planning Commission approved a more contemporary remodel for
center, including installation of new entry features, standing seem metal roofs, a new
color scheme, as well as a restriping of the parking lot to increase the overall parking
supply.

10. The project site encompasses a variety of research and development, medical, and
professional office uses.

11. The proposed project would allow establishment of a medical clinic and ancillary
pharmacy within 36,000 square-feet of existing commercial space with Building G.

Attachment 1
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12. A medical clinic with an ancillary pharmacy is a conditionally permitted use in the    

C-M (Controlled Manufacturing) Zoning District. 

13. With the proposed medical clinic, the parking requirement for the overall site is 1,146 
space based on a combination of parking for research and development use, 
professional office use, and medical use (pursuant to Kaiser Permanente's 1999 and 
2002 Conditional Use Permits). 

14. As part of the 2015 remodel project, the business park's parking capacity was 
increased to 1,150 spaces, which will accommodate the proposed medical clinic. 

15. A traffic impact analysis was prepared for the project, which did not identify any 
significant traffic impacts. 

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

1.  The proposed project is consistent with the General Plan.  
 

2.  The proposed use is allowed within the applicable Zoning District with Conditional 
Use Permit approval, and complies with all other applicable provisions of this Zoning 
Code and the Municipal Code. 

 
3.  The proposed use will not create a nuisance due to litter, noise, traffic, vandalism, or 

other factors. 
 

4.  The proposed use will not significantly disturb the peace and enjoyment of the nearby 
residential neighborhood. 

 
5.  The proposed use will not significantly increase the demand on City services. 

 
6.  The site is adequate in terms of size and shape to accommodate the fences and 

walls, landscaping, parking and loading facilities, yards, and other development 
features required in order to integrate the use with uses in the surrounding area.  

 
7.  The site is adequately served by streets of sufficient capacity to carry the kind and 

quantity of traffic the use would be expected to generate.  
 

8.  The project Categorically Exempt under Section 15060(c)(2) of the California 
Environment Quality Act (CEQA), pertaining to activities that will not result in a direct 
or reasonably foreseeable indirect physical change to the environment. 
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PLN2016-140 – Conditional Use Permit  
250 E. Hacienda Ave.  
 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Conditional 
Use Permit to allow establishment of a medical services clinic and pharmacy with the 
Vasona Technology Park (Building G), subject to the attached Conditions of Approval 
(attached Exhibit A). 
 
PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
 
     APPROVED: 
        Cynthia Dodd, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
  



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Conditional Use Permit (PLN2016-140) 

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

COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Division 
 
1. Approved Project:  Approval is granted for a Conditional Use Permit (PLN2016-140) 

to allow the establishment of a medical services clinic and ancillary pharmacy within 
the Vasona Technology Park Building 'G' on property located at 250 E. Hacienda 
Avenue. The project shall substantially conform to the Project Plans and Project 
Description, stamped as received by the Community Development Department on 
April 22, 2016, and June 23, 2016, respectively except as may be modified by the 
Conditions of Approval contained herein.   

2. Permit Expiration: The Conditional Use Permit approval shall be valid for one (1) year 
from the date of final approval.  Within this one-year period an application for a 
building permit must be submitted. Failure to meet this deadline or expiration of an 
issued building permit will result in the Conditional Use Permit being rendered void. 

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

4. Revocation of Permit: Non-compliance with these standards, or any other conditions 
of approval specified herein or any standards, codes, or ordinances of the City of 
Campbell or State of California shall be grounds for consideration of revocation of the 
Conditional Use Permit by the Planning Commission. 

5. Operational Standards: Consistent with the Approved Project Plans and Project 
Description, any medical services clinic and pharmacy operating pursuant to the 
Conditional Use Permit approved herein shall conform to the following operational 
standards. Significant deviations from these standards (as determined by the 
Community Development Director) shall require approval of a Modification to the 
Conditional Use Permit. 

a. Approved Use: The approved use is a "Medical services, clinic" as defined by 
the Campbell Municipal Code, with an ancillary pharmacy. Any activity 
inconsistent with this approved land use is prohibited.  



Conditions of Approval    
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b. Medical Services: Only outpatient medical, mental health, surgical, and other 
personal health services, shall be allowed. No in-patient and/or extended care 
services shall be provided. 

c. Pharmacy: The approved ancillary pharmacy may provide prescription and 
over-the-counter medications and personal care products, to patients of the 
medical services clinic.  

d. Hours of Operation: Hours of operation for the medical clinic and pharmacy 
shall be restricted to 6:00 AM to 11:00 PM, daily, exclusive of the customary 
and reasonable use of the facility for administrative activity.  

e. Parking Management: In the event that a verifiable complaint is received by 
the City regarding parking, the Community Development Director may require 
preparation of a parking management plan. 

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

g. Noise: Any noises, sounds and/or voices, including but not limited to amplified 
sounds, loud speakers, sounds from microphones, audio sound systems, 
and/or public address system, generated by the use shall not be audible to a 
person of normal hearing acuity from any residential property. 

h. Trash Disposal and Clean-Up:  All trash disposal, normal clean-up, carpet 
cleaning, window cleaning, sidewalk sweeping, etc. shall occur during the 
approved Hours of Operation.   

i. Deliveries: All deliveries shall occur during the approved Hours of Operation. 

j. Property Maintenance: The property owner shall maintain the property free 
from graffiti, trash, and rubbish. 

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

6. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. air 
conditioning units, ventilation ducts or vents), shall be added to the existing buildings 
without providing screening of the mechanical equipment from public view and 
surrounding properties. The screening material and method shall be architecturally 
compatible with the building and requires review and approval by the Community 
Development Director and Building Division prior to installation of such screening. 
 

7. Landscape Maintenance: All landscaped areas shall be continuously maintained. 
Landscaped areas shall be watered on a regular basis so as to maintain healthy 
plants. Landscaped areas shall be kept free of weeds, trash, and litter. Dead or 
unhealthy plants shall be replaced with healthy plants of the same or similar type.  

 
8. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Section 

21.18.060 of the Campbell Municipal Code and shall be submitted for review and 
approval by the Community Development Department.   
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9. Parking Areas: All parking and driveway areas shall be maintained in compliance with 

the approved plans and Chapter 21.30 (Parking and Loading) of the Campbell 
Municipal Code. The site at all times shall maintain a minimum of 1,146 parking 
spaces. 
 

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

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

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

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

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

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

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

Building Division: 
 
11. Permits Required: A building permit application shall be required for the building and 

site improvements. The building permit shall include Electrical/Plumbing/Mechanical 
fees when such work is part of the permit..  

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

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

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

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

16. Title 24 Energy Compliance:  California Title 24 Energy Compliance forms CF-1R 
and MF-1R shall be blue-lined on the construction plans.  8½ X 11 calculations shall 
be submitted as well. 

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

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

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

20. Title 24 Accessibility – Commercial:  Projects seeking to use the Title 24 Hardship 
exemption clause shall blue-line completed, City of Campbell “20%” exemption form 
on submitted construction plans.  Form is available at Building Division service 
counter. 

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

a. Santa Clara County Fire Department  (378-4010) 
 
22. P.G.& E: Applicant is advised to contact Pacific Gas and Electric Company as early 

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

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

24. California Green Building Code: This project shall comply with the California Green 
Building Code, Chapter 5. 
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PUBLIC WORKS DEPARTMENT  
 
25. Response Letter:  Upon submittal of the Street Improvement Plans, the applicant 

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

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

a. Remove and replace damaged areas of the sidewalk on the south side of 
Hacienda Avenue between Winchester Blvd and the first driveway.  Contractor 
to verify in the field with the Public Works Inspector the extent of replacement. 

b. Remove and replace the metal storm drain plate cover on the south side of 
Hacienda Avenue between Winchester Blvd and the first driveway located in 
the sidewalk. 

c. Retrofit existing curb ramps to meet ADA requirements; if however, retrofit is 
not possible, remove and install will be required.  1) Replace the yellow acrylic 
truncated dome in the curb ramps on the south side of the first driveway and 
2) Install truncated domes in the curb ramps on the north side of the first 
driveway.  Add this note to the site plan “Detectable warning surface shall be 
precast 1’ x 1’ x 2” ADA compliant detectable warning concrete pavers – 
Wausau Terra pavers, ADA 2 -60, as manufactured by Wausau Tile or 
approved equal. Contractor shall provide a sample paver a minimum of 14 
days prior to installation. City reserves the right to change paver 
specifications.” 

d. Install signs that read “Public Sidewalk” below the existing handicap sign with 
arrow located on the south side of the first driveway. 

e. Install signs that read “Public Sidewalk” at the south east corner of Winchester 
and Hacienda Avenue. 

f. Install wheel stops in the adjacent parking spaces to prevent vehicle overhang 
into the public sidewalk 
 

27.  Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or 
building permits, the applicant shall comply with the National Pollution Discharge 
Elimination System (NPDES) permit requirements, Santa Clara Valley Water District 
requirements, and the Campbell Municipal Code regarding stormwater pollution 
prevention.  The primary objectives are to improve the quality and reduce the quantity 
of stormwater runoff to the bay. 
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Resources to achieve these objectives include Stormwater Best Management 
Practices Handbook for New Development and Redevelopment (“CA BMP 
Handbook”) by the California Stormwater Quality Association (CASQA), 2003;  Start 
at the Source:  A Design Guidance Manual for Stormwater Quality Protection (“Start 
at the Source”) by the Bay Area Stormwater Management Agencies Association 
(BASMAA), 1999; and Using Site Design Techniques to Meet Development 
Standards for Stormwater Quality:  A Companion Document to Start at the Source 
(“Using Site Design Techniques”) by BASMAA, 2003. 

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

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

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

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

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

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

applicant shall satisfy all traffic mitigation measures outlined in the Traffic Impact 
Analysis (TIA) for this project by W-Trans dated September 2, 2016. 

35. New Traffic Signal Contribution:  Prior to issuance of any grading or building permit, 
the applicant shall post a $7,500.00 payment towards the construction of a future 
traffic signal at the intersection of SR 17 Northbound Ramps/White Oaks Road. All 
payments are valuated in 2016 dollars.  Adjustments will be made at the time of 
required payment based on the Engineering News Record Construction Cost Index 
for San Francisco. 
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sue or authorize any other person to use ARC TEC's or ARC TEC consultants'

instruments of service. Reuse without ARC TEC's written authorization will be
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hold harmless ARC TEC and ARC TEC's consultants and agents and

employees from and against all claims, damages losses and expenses,

including but not limited to attorneys' fees, arising out of unauthorized reuse of

ARC TEC or ARC TEC's consultants instruments of service.
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KEYNOTES .
NOTE: NOT ALL KEYNOTES LISTED MAY APPLY TO THIS DRAWING.

2

NEW PARKING STRIPING, SEE DETAILS ON SHEET A1.02

PROJECT DATA .
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documentation.  The "user(s)" in possession of this documentation shall not

sue or authorize any other person to use ARC TEC's or ARC TEC consultants'

instruments of service. Reuse without ARC TEC's written authorization will be

at the user(s) sole risk and without liability to ARC TEC and ARC TEC's

consultants.  The user(s) possessing this documentation shall indemnify and

hold harmless ARC TEC and ARC TEC's consultants and agents and

employees from and against all claims, damages losses and expenses,

including but not limited to attorneys' fees, arising out of unauthorized reuse of

ARC TEC or ARC TEC's consultants instruments of service.
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Kaiser Permanente Conditional Use Permit 
250 East Hacienda Avenue, Campbell 

Project Description 
(revised 6/23/16) 

Kaiser Permanente (Kaiser) is requesting the approval of a Conditional Use Permit (CUP) for “Medical 
Services, Clinics” uses at 250 E. Hacienda Avenue, located in the Controlled Manufacturing zoning 
district.  Kaiser occupies the adjacent buildings at 200 and 220 East Hacienda, both of which are subject 
to existing CUPs (see attached Site Plan).  The requested CUP will allow Kaiser to address its growing 
membership base in Campbell and the surrounding communities. Since 2013, Kaiser’s Santa Clara 
service area, where Campbell is located, has grown over 31,800 members or 10% to approximately 
343,000 members.  The Kaiser E. Hacienda Avenue facilities are estimated to serve approximately 
56,000 of those members that live in the surrounding area, including the City of Campbell. 

Proposed Uses 

Kaiser will occupy about half of the existing building at 250 E. Hacienda Avenue, or approximately 36, 
750 gross square feet of lease space, to add 17 primary care provider offices, with 31 exam rooms; eight 
(8) behavioral health offices and two (2) group rooms, serving both adult and children members; and a 
pharmacy.  The uses will be similar in operations as the two existing Kaiser facilities at 200 and 220 E. 
Hacienda. All proposed uses at 250 E. Hacienda Avenue will operate within the existing building shell and 
will not generate noise in excess of typical office uses.  The attached floor plan provides the proposed 
layout of 250 East Hacienda Avenue. 

Hours of Operations 

The hours of operation are being finalized, but would generally occur between the hours of 8:00 AM to 
9:00 PM, Monday through Saturday.   

The majority of the uses at the facility would only occur during normal business hours of 8:00 AM to 5:00 
PM, Monday through Friday.  The pharmacy would stay open later on weeknights and on Saturdays.  
There may also be occasional classes and other activities in the evening and on Saturday. 

Staffing 

Kaiser estimates that there will be approximately an average of 65 full time employees (FTE's) on site. 

Parking 

There will be adequate parking on-site to meet City requirements for the proposed use once the parking 
lot has been redesigned.  The following Table 1 shows the parking demand for the entire Vasona Tech 
Park, including the proposed Kaiser use of 250 E. Hacienda (Building G).  Once the parking lot has been 
redesigned, there will be 1,150 total parking spaces, four more than required to meet the parking demand 
of 1,146. 
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Table 1 
 

Vasona Tech. Parking 

Building Use Gross SF Required  Standard 
A R&D 46,948 156 1/300 sf 
B Medical  16,544 72 Per CUP 
C Prof. 

Office  40,000 178 1/225 sf 
D Medical  40,000 132 Per CUP 
E R&D 33,579 112 1/300 sf 
F R&D 59,288 198 1/300 sf 
G - R&D R&D 34,358 115 1/300 sf 
G - Kaiser Medical  36,750 184 1/200 sf 

Total Required 307,467 1146 Spaces 
 
Note:  There is a discrepancy of three feet between the current measurement of Building G (ie, 71,108 gsf) 
compared to the City’s records of 71,111 gsf.  This is due to technical changes in measuring compared to what 
existed when the building was built.  The minor square footage difference does not change the parking 
requirement or traffic generation.  There are no changes proposed that would change the gross square footage of 
the building.  



Site Plan 
Vasona Tech Park Campus 

 

                                   

 

Proposed Floor Plan 
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Executive Summary 

The proposed project includes conversion of 36,750 square feet of research and development office space to 
medical offices.  The proposed project would result in 1,288 added daily trips as compared to Existing conditions 
(vacant office building), including 88 trips during the a.m. peak hour and 118 trips during the p.m. peak hour. 

The study area includes intersections along Winchester Boulevard, as well as the intersections between the project 
site and the SR 17/San Tomas Expressway-Camden Avenue interchange.  The analysis indicates that the 
intersection of SR 17 Northbound Ramps/White Oaks Road is operating deficiently at LOS E or worse and would 
continue to operate unacceptably with the addition of project trips.  All other study intersections are currently 
operating acceptably and would be expected to continue operating acceptably with project trips added to the 
roadway network. 

The proposed project would contribute traffic to the intersection of SR 17 Northbound Ramps/White Oaks Road, 
which currently operates at a deficient operating condition as a two-way stop controlled intersection.  
Signalization of SR 17 Northbound Ramps/White Oaks Road would improve traffic operations at the intersection 
to LOS C or better under Existing, and also Existing plus Project Conditions. 

Site access would be provided by existing driveways along East Hacienda Avenue and on Dell Avenue. Site access 
and sight distance at the project driveways is adequate to provide safe and efficient access and circulation. 
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Introduction 

This report presents an analysis of the potential traffic impacts that would be associated with the conversion of 
36,750 square feet of space from Research and Development to general medical clinic facilities (Kaiser 
Permanente) within Vasona Technology Park “Building G”, located at 250 East Hacienda Avenue in the City of 
Campbell.  The transportation impact study was completed in accordance with the criteria established by the City 
of Campbell, and is consistent with standard traffic engineering techniques. 

Prelude 

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

Project Profile 

The project would convert 36,750 square feet of Research and Development office space to medical-office use. 
The project site is located at the southeast corner of Winchester Boulevard and East Hacienda Avenue in the City 
of Campbell, as shown in Figure 1. 
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Transportation Setting 

Operational Analysis 

Study Area and Periods 

The study area included the following intersections: 

 Winchester Boulevard/Hacienda Avenue 
 Winchester Boulevard/Sunnyoaks Avenue 
 Hacienda Avenue/Dell Avenue 
 Dell Avenue/East Sunnyoaks Avenue 
 San Tomas Expressway-Camden Avenue/State Route (SR) 17 Southbound Ramps 
 Camden Avenue/White Oaks Road-Curtner Avenue 
 White Oaks Road/SR 17 Northbound Ramps 

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

Study Intersections 

Winchester Boulevard/Hacienda Avenue is a four-legged signalized intersection with protected left-turn phasing 
on Winchester Avenue and split-phasing on Hacienda Avenue.  Crosswalks are provided on all four legs of the 
intersection.  There is a railroad track parallel to Winchester Boulevard just east of the crosswalk crossing East 
Hacienda Avenue. 

Winchester Boulevard/Sunnyoaks Avenue is a signalized tee-intersection with protected left-turn phasing on 
the northbound Winchester Boulevard approach.  Crosswalks are provided on the west and south legs of the 
intersection. 

Hacienda Avenue/Dell Avenue a three way stop controlled intersection. A crosswalk is provided on the south leg 
of the intersection.   

Dell Avenue/East Sunnyoaks Avenue is an all-way stop controlled tee-intersection with channelized right-turns 
on the northbound and westbound approaches.  No crosswalks are provided at dell Avenue/East Sunnyoaks 
Avenue 

San Tomas Expressway-Camden Avenue/SR 17 Southbound Ramps is a four-legged signalized intersection with 
split phasing on the southbound SR 17 Southbound Ramp approach and protected left-turn phasing on the 
westbound Camden Avenue approach. Crosswalks are provided on the west and south legs of the intersection.  
This intersection is part of the Santa Clara County’s Congestion Management Program (CMP) network.  

Camden Avenue/White Oaks Road-Curtner Avenue is a four-legged signalized intersection with protected left-
turn phasing on eastbound and westbound Camden Avenue approaches and split phasing on the Curtner Avenue 
and White Oaks Road approaches. Crosswalks are provided on north, south, and east legs of the intersection with 
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channelized right turn lanes on the northbound White Oaks Road and eastbound Camden Avenue approaches. 
This intersection is part of the Santa Clara County’s CMP network. 

SR 17 Northbound Ramps/White Oaks Road is a tee-intersection with stop controls on the northbound White 
Oaks Road approach and southbound White Oaks Road through movement only.  There is a channelized right-
turn lane on the southbound White Oaks Road approach.  There exists one driveway on the east side of White 
Oaks Road entering at the intersection.   

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

Intersection Level of Service Methodologies 

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

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

The Levels of Service for the intersections with side street stop controls, or those which are unsignalized and have 
one or two approaches stop controlled, were analyzed using the “Two-Way Stop-Controlled” intersection capacity 
method from the HCM.  This methodology determines a level of service for each minor turning movement by 
estimating the level of average delay in seconds per vehicle.  Results are presented for individual movements 
together with the weighted overall average delay for the intersection. 

The study intersections with stop signs on all approaches were analyzed using the “All-Way Stop-Controlled” 
Intersection methodology from the HCM.  This methodology evaluates delay for each approach based on turning 
movements, opposing and conflicting traffic volumes, and the number of lanes.  Average vehicle delay is 
computed for the intersection as a whole, and is then related to a Level of Service. The ranges of delay associated 
with the various levels of service for unsignalized intersections are indicated in Table 1. 
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Table 1 – Intersection Level of Service Criteria

LOS Two-Way Stop-Controlled All-Way Stop-Controlled 

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

Delay of 0 to 10 seconds.  Upon stopping, drivers 
are immediately able to proceed. 

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

Delay of 10 to 15 seconds.  Drivers may wait for one 
or two vehicles to clear the intersection before 
proceeding from a stop. 

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

Delay of 15 to 25 seconds.  Drivers will enter a 
queue of one or two vehicles on the same 
approach, and wait for vehicle to clear from one or 
more approaches prior to entering the intersection.

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

Delay of 25 to 35 seconds.  Queues of more than 
two vehicles are encountered on one or more 
approaches. 

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

Delay of 35 to 50 seconds.  Longer queues are 
encountered on more than one approach to the 
intersection. 

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

Delay of more than 50 seconds.  Drivers enter long 
queues on all approaches. 

Reference: Highway Capacity Manual, Transportation Research Board, 2000 

 

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

Level of 
Service 

Average Control Delay
(in seconds per vehicle)

Description

A Delay ≤ 10.0 Free Flow; minimal to no delay

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

B- 18.0 < Delay ≤ 20.0

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

C 23.0 < Delay ≤ 32.0

C- 32.0 < Delay ≤ 35.0

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

D- 51.0 < Delay ≤ 55.0

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

E 60.0 < Delay ≤ 75.0

E- 75.0 < Delay ≤ 80.0

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

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

 

Traffic Operation Standards 

The City of Campbell has established a minimum acceptable operating level of LOS D for local intersections not 
included in the Santa Clara County Congestion Management Program (CMP) network.  The City of Campbell has 
established criteria to determine the level of significance of traffic impacts based on standards set by the Santa Clara 
County CMP in the Transportation Impact Analysis Guidelines, adopted in October 2014.  For signalized intersections 
in the CMP network, a traffic impact is considered significant if: 

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

 For intersections operating at LOS F under background conditions, the project condition increases the 
average control delay for critical movements by four seconds or more and project traffic increases the critical 
volume-capacity (v/c) ratio by 0.01 or more. 

For local signalized intersections not on the CMP network, a traffic impact is considered significant if: 

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

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

The Existing Conditions scenario provides an evaluation of current operation based on existing traffic volumes 
during the a.m. and p.m. peak periods.  This condition does not include project-generated traffic volumes.  Volume 
data for six of the seven intersections were collected between May 2012 and September 2013, while local schools 
were in session.  Volume data for SR 17 Northbound Ramps/White Oaks Road was collected in July 2016. 

Intersection Levels of Service 

Under existing conditions, the intersection of SR 17 Northbound Ramps/White Oaks Road is operating deficiently 
at LOS E or worse.  All other intersections are operating acceptably.  It is worth noting that the traffic volumes at 
the intersection of SR 17 Northbound Ramps/White Oaks Road currently meet the peak-hour traffic signal warrant 
as provided in Chapter 4C of the California Manual on Uniform Traffic Control Devices (CA-MUTCD). 

The existing traffic volumes are shown in Figure 2.  A summary of the intersection level of service calculations is 
contained in Table 3, copies of the Level of Service calculations are provided in Appendix A, and copies of the 
signal warrant calculations are provided in Appendix B.  

  



Pr
oj

ec
t 

Si
te

W
IN

CH
ES

TE
R  B

LV
D

SAN TOMAS EXPY

S B
ASC

OM  A
VE

D
EL

L  A
VE

W SUNNYOAKS AVE E SUNNYOAKS AVE

W
H

IT
E  O

A
KS

 R
D

CURTNER AVE

CAMDEN AVE

HACIENDA AVE

LEGEND

Study Intersection

AM Peak Volumes
PM Peak Volumes

#

 xx
(xx)

Not to Scale

Project
North

250 East Hacienda Ave Traffic Impact Analysis

021cmp.ai 08/16

North

Not to Scale

1

3

7

6

5

2 4

7 6/16

68
7(

65
5)

94
  (

25
2)

(905)843
(19)  26

(1
08

)1
43

(1
05

)1
25

Figure 2 - Existing Traffic Volumes

54
5(

18
0)

81
  (

79
)

22(39)
68(49)

  (
64

)2
4

(3
18

)9
6

9/134

10
12

(4
92

)
0  

    
(3

)
53

6  
(11

18
)

3177(1571)
320  (272)

(2815)1573
  (779)  890

4/135

61    (60)
3305(1440)
10    (33)

  (448)  299
(2842)1139
  (669)  856

(6
76

)8
19

(1
63

)1
74

(1
55

)  
23

54
7(

53
6)

5  
  (

10
)

19
  (

37
) 4/136

(223)431
  (47)  82

  (
90

)  
    

58
(1

66
1)

14
42

25
3  

(3
49

)
13

60
(1

35
5) 11/122

83(475)
29(62)
28(104)

(279)552
  (31)  49
  (46)  68

  (
55

)  
35

(9
04

)8
46

  (
39

)  
67

34
7(

36
5)

83
8(

81
3)

15
5(

11
8)

5/121

(134)52
  (58)53

(2
23

)3
6

(1
92

)7
7

17
1(

12
7)

36
8(

13
8) 9/133



11
Traffic Impact Analysis for the 250 East Hacienda Avenue Project 
September 2, 2016 

Table 3 – Existing Peak Hour Intersection Levels of Service

Study Intersection 
Approach 

AM Peak PM Peak 

Delay LOS Delay LOS 

1. Winchester Blvd/Hacienda Ave 28.3 C 35.8 D+ 

2. Winchester Blvd/Sunnyoaks Ave 22.9 C+ 14.3 B 

3.  Hacienda Ave/Dell Ave 13.5 B 21.3 C 

4. Dell Ave/East Sunnyoaks Ave 30.1 D 10.6 B 

5.  San Tomas Expwy/SR 17 Southbound Ramps 37.0 D+ 35.7 D+ 

6.  Camden Ave/White Oaks Rd-Curtner Ave 69.8 E 48.1 D 

7. SR 17 Northbound Ramps/White Oaks Rd 38.3 E 61.3 F 

 Northbound Approach ** F ** F 

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; ** = delay 
greater than 120 seconds; Results for minor approaches to two-way stop-controlled 
intersections are indicated in italics. 

Trip Generation 

The anticipated trip generation for the proposed project was estimated using standard rates published by the 
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 9th Edition, 2012 for “Medical Office Building” 
(ITE LU #720) for the morning and evening peak.  

The expected trip generation potential for the proposed project is indicated in Table 4.  Because the existing 
Research and Development facility was unoccupied at the time traffic counts were conducted, no trip credits were 
applied to the analysis.  The proposed project is expected to generate an average of 1,288 trips per day, including 
88 trips during the a.m. peak hour and 118 during the p.m. peak hour.   

Table 4 – Trip Generation Summary 

Land Use Units Daily AM Peak Hour PM Peak Hour

  Rate Trips Rate Trips In Out Rate Trips In Out

Proposed     

Medical Office Building 
(LU #720) 

36.75 ksf 35.04 1,288 2.39 88 69 19 3.22 118 33 85

Existing     

Research and 
Development (LU #760) 

36.75 ksf -11.91 -438 -1.48 -54 -45 -9 -1.57 -57 -9 -48

Net Increase (Proposed 
minus Existing) 

  850 34 24 10  61 24 37

Note: ksf = 1,000 square feet. 
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Trip Distribution 

The trip distribution pattern used to allocate new project trips to the street network was determined by field 
observations, land uses in the area, traffic count data, as well as based on assumptions applied in previous traffic 
impact analyses.  The applied distribution assumptions and resulting trips are shown in Table 5. 

Table 5 – Trip Distribution Assumptions

Route Percent Daily
Trips 

AM
Trips 

PM 
Trips 

to/from north via SR 17 north 25% 322 22 30 

to/from south via SR 17 south 10% 129 9 12 

to/from west via SR 85 north 10% 129 9 12 

to/from east via SR 85 south 17% 219 15 20 

to/from north via San Tomas Expwy 11% 142 10 13 

to/from north via Winchester Blvd 6% 77 5 7 

to/from south via Winchester Blvd 16% 206 14 19 

to/from east via Camden Ave 5% 64 4 5 

TOTAL 100% 1,288 88 118 

Intersection Operation 

Existing plus Project Conditions 

Upon the addition of project-related traffic to the Existing volumes, the study intersections currently operating 
acceptably would be expected to continue operating acceptably.  

The intersection of SR 17 Northbound Ramps/White Oaks Road is currently operating unacceptably at LOS F on 
the stop-controlled northbound White Oaks Road approach and would continue to operate unacceptably with 
the addition of project trips.  Traffic volumes at the intersection currently meet peak-hour signal warrants and 
would continue to do so with the addition of project trips.  The proposed project would contribute traffic to the 
intersection of SR 17 Northbound Ramps/White Oaks Road, which currently operates at a deficient operating 
condition as a two-way stop controlled intersection.  

It is recommended that a traffic signal be installed at the intersection of SR 17 Northbound Ramps/White Oaks 
Road.  With the signalization of SR 17 Northbound Ramps/White Oaks Road, the intersection would operate 
acceptably.  A traffic signal at this intersection should be coordinated with the traffic signal at Camden 
Avenue/White Oaks Road-Curtner Avenue to reduce the delay of vehicles exiting SR 17 northbound and turning 
left at Camden Avenue. By coordinating the eastbound left-turn phase at SR 17 Northbound Ramps/White Oaks 
Road with the northbound left-turn phase at Camden Avenue/White Oaks Road-Curtner Avenue, vehicular delay 
and queuing on the northbound approach to Camden Avenue/White Oaks Road-Curtner Avenue would be 
reduced. 

These results are summarized in Table 6.  Project traffic volumes are shown in Figure 3.  Signal warrant calculations 
are included in Appendix B. 
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Table 6 – Existing and Existing plus Project Peak Hour Intersection Levels of Service 

Study Intersection 
Approach 

Existing Conditions Existing plus Project

AM Peak PM Peak AM Peak PM Peak

Delay LOS Delay LOS Delay LOS Delay LOS

1. Winchester Blvd/Hacienda Ave 28.3 C 35.8 D+ 29.2 C 37.7 D+

2. Winchester Blvd/Sunnyoaks Ave 22.9 C+ 14.3 B 23.3 C 14.3 B

3.  Hacienda Ave/Dell Ave 13.5 B 21.3 C 14.2 B 24.0 C

4. Dell Ave/East Sunnyoaks Ave 30.1 D 10.6 B 33.8 D 11.0 B

5.  San Tomas Expwy/SR 17 Southbound 
Ramps 

37.0 D+ 35.7 D+ 37.8 D+ 35.7 D+ 

6.  Camden Ave/White Oaks Rd-Curtner 
Ave 69.8 E 48.1 D 70.7 E* 48.5 D 

7. SR 17 Northbound Ramps/White Oaks 
Rd 

38.3 E 61.3 F 40.3 E 64.3 F 

 Northbound Approach ** F ** F ** F ** F

 With Traffic Signal - - - - 20.3 C+ 27.8 C

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way 
stop-controlled intersections are indicated in italics; Bold text = deficient operation; Shaded cells = conditions 
with recommended improvements; 
* Addition of Project Trips did not result in an increase in volume-capacity ratio of 0.01 or more.  

 

Finding – The study intersections would be expected to continue operating at the same levels of service upon the 
addition of project-generated traffic.  The proposed project would contribute traffic to the intersection of SR 17 
Northbound Ramps/White Oaks Road, which currently operates at a deficient operating condition as a two-way 
stop controlled intersection.  

Recommendation – Signalization of the intersection of SR 17 Northbound Ramps/White Oaks Road, and 
coordination with the traffic signal at Camden Avenue/White Oaks Road-Curtner Avenue, is recommended to 
improve traffic operations to an acceptable level.  
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Access and Circulation 

Site Access 

Vehicular access to the project site would be provided via existing driveways located on East Hacienda Avenue 
and Dell Avenue.  The driveways on East Hacienda access the north parking lot, and the driveways on Dell Avenue 
access the south parking lot.  The site plan and project description is included in Appendix C.  

Sight Distance 

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

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

Sight distance at the project driveways were assessed in the field.  Although sight distance requirements are not 
technically applicable to urban driveways, the stopping sight distance criterion for private street intersections was 
applied for evaluation purposes.  For driveways on East Hacienda Avenue and Dell Avenue, the minimum stopping 
sight distance needed is 200 feet based on a design speed of 30mph. The available sight distance at the driveways 
along East Hacienda Avenue and on Dell Avenue is in excess of 300 feet in both directions of the road.  Therefore, 
the sight distance at the project driveways is adequate to provide safe and efficient access and circulation. 
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Conclusions and Recommendations 

Conclusions 

 The proposed project would be expected to generate 1,288 new trips on a daily basis, including 88 trips 
during the a.m. peak hour and 118 new trips during the p.m. peak hour. 

 Under all scenarios with and without the project, the intersection of SR 17 Northbound Ramps/White Oaks 
Road is expected to continue operating unacceptably at LOS E or worse.  All other study intersections are 
expected to continue operating acceptably. 

 The proposed project would contribute traffic to the intersection of SR 17 Northbound Ramps/White Oaks 
Road, which currently operates at a deficient operating condition as a two-way stop controlled intersection.  

 Signalization of SR 17 Northbound Ramps/White Oaks Road would improve traffic operations at the 
intersection to LOS C or better under Existing, and also Existing plus Project Conditions. 

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

Recommendation 

 Signalization of SR 17 Northbound Ramps/White Oaks Road is recommended to improve the operation of the 
intersection to an acceptable Level of Service. The traffic signal should be coordinated with Camden 
Avenue/White Oaks Road-Curtner Avenue to minimize queues along White Oaks Road. 
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Appendix B 

Signal Warrant Calculations 



Warrant 3: Peak-Hour Volumes and Delay    

CMP021

Street Name
Direction
Number of Lanes
Approach Speed

Population less than 10,000? No
Date of Count:
Scenario:

Warrant 3 Met?: Met when either Condition A or B is met Yes
Condition A: Met when conditions A1, A2, and A3 are met Met

Condition A1 Met

20.16
Condition A2 Met

268 vph
Condition A3 Met

1918 vph
Condition B Met

The volume on the same minor street approach (one direction only) equals or exceeds 
100 vph for one moving lane of traffic of 150 vph for two moving lanes 

The total entering volume serviced during the hour equals or exceeds 800 vph for 
intersections with four or more appraches or 650 vph for intersections with three 
approaches 

The plotted point falls above the curve 

Minor Approach Delay: vehicle-hours

Minor Approach Volume:

Total Entering Volume:

Tuesday, June 28, 2016

White Oaks Rd

City of Campbell
SR 17 NB Ramps-White Oaks Rd & White Oaks Rd

AM Existing

2 2
30

Major Street Minor Street
17 NB Ramps-White Oaks

30

N-S E-W

The total delay experienced by traffic on one minor street approach (one direction only) 
controlled by a STOP sign equals or exceeds four vehicle-hours for a one lane approach, 
or five vehicle-hours for a two-lane approach 
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Warrant 3: Peak-Hour Volumes and Delay    

CMP021

Street Name
Direction
Number of Lanes
Approach Speed

Population less than 10,000? No
Date of Count:
Scenario:

Warrant 3 Met?: Met when either Condition A or B is met Yes
Condition A: Met when conditions A1, A2, and A3 are met Met

Condition A1 Met

33.88
Condition A2 Met

213 vph
Condition A3 Met

2044 vph
Condition B Met

The volume on the same minor street approach (one direction only) equals or exceeds 
100 vph for one moving lane of traffic of 150 vph for two moving lanes 

The total entering volume serviced during the hour equals or exceeds 800 vph for 
intersections with four or more appraches or 650 vph for intersections with three 
approaches 

The plotted point falls above the curve 

Minor Approach Delay: vehicle-hours

Minor Approach Volume:

Total Entering Volume:

Tuesday, June 28, 2016

White Oaks Rd

City of Campbell
SR 17 NB Ramps-White Oaks Rd & White Oaks Rd

PM Existing

2 2
30

Major Street Minor Street
17 NB Ramps-White Oaks

30

N-S E-W

The total delay experienced by traffic on one minor street approach (one direction only) 
controlled by a STOP sign equals or exceeds four vehicle-hours for a one lane approach, 
or five vehicle-hours for a two-lane approach 
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Warrant 3: Peak-Hour Volumes and Delay    

CMP021

Street Name
Direction
Number of Lanes
Approach Speed

Population less than 10,000? No
Date of Count:
Scenario:

Warrant 3 Met?: Met when either Condition A or B is met Yes
Condition A: Met when conditions A1, A2, and A3 are met Met

Condition A1 Met

20.16
Condition A2 Met

268 vph
Condition A3 Met

1927 vph
Condition B Met

The volume on the same minor street approach (one direction only) equals or exceeds 
100 vph for one moving lane of traffic of 150 vph for two moving lanes 

The total entering volume serviced during the hour equals or exceeds 800 vph for 
intersections with four or more appraches or 650 vph for intersections with three 
approaches 

The plotted point falls above the curve 

Minor Approach Delay: vehicle-hours

Minor Approach Volume:

Total Entering Volume:

Tuesday, June 28, 2016

White Oaks Rd

City of Campbell
SR 17 NB Ramps-White Oaks Rd & White Oaks Rd

AM Existing + Project

2 2
30

Major Street Minor Street
17 NB Ramps-White Oaks

30

N-S E-W

The total delay experienced by traffic on one minor street approach (one direction only) 
controlled by a STOP sign equals or exceeds four vehicle-hours for a one lane approach, 
or five vehicle-hours for a two-lane approach 
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Warrant 3: Peak-Hour Volumes and Delay    

CMP021

Street Name
Direction
Number of Lanes
Approach Speed

Population less than 10,000? No
Date of Count:
Scenario:

Warrant 3 Met?: Met when either Condition A or B is met Yes
Condition A: Met when conditions A1, A2, and A3 are met Met

Condition A1 Met

35.03
Condition A2 Met

213 vph
Condition A3 Met

2059 vph
Condition B Met

The volume on the same minor street approach (one direction only) equals or exceeds 
100 vph for one moving lane of traffic of 150 vph for two moving lanes 

The total entering volume serviced during the hour equals or exceeds 800 vph for 
intersections with four or more appraches or 650 vph for intersections with three 
approaches 

The plotted point falls above the curve 

Minor Approach Delay: vehicle-hours

Minor Approach Volume:

Total Entering Volume:

Tuesday, June 28, 2016

White Oaks Rd

City of Campbell
SR 17 NB Ramps-White Oaks Rd & White Oaks Rd

PM Existing + Project

2 2
30

Major Street Minor Street
17 NB Ramps-White Oaks

30

N-S E-W

The total delay experienced by traffic on one minor street approach (one direction only) 
controlled by a STOP sign equals or exceeds four vehicle-hours for a one lane approach, 
or five vehicle-hours for a two-lane approach 
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Site Plan and Project Description 



Kaiser Permanente Conditional Use Permit 
250 East Hacienda Avenue, Campbell 

Project Description 
(revised 6/23/16) 

 
 
Kaiser Permanente (Kaiser) is requesting the approval of a Conditional Use Permit (CUP) for “Medical 
Services, Clinics” uses at 250 E. Hacienda Avenue, located in the Controlled Manufacturing zoning 
district.  Kaiser occupies the adjacent buildings at 200 and 220 East Hacienda, both of which are subject 
to existing CUPs (see attached Site Plan).  The requested CUP will allow Kaiser to address its growing 
membership base in Campbell and the surrounding communities. Since 2013, Kaiser’s Santa Clara 
service area, where Campbell is located, has grown over 31,800 members or 10% to approximately 
343,000 members.  The Kaiser E. Hacienda Avenue facilities are estimated to serve approximately 
56,000 of those members that live in the surrounding area, including the City of Campbell. 
 
 
Proposed Uses 
 
Kaiser will occupy about half of the existing building at 250 E. Hacienda Avenue, or approximately 36, 
750 gross square feet of lease space, to add 17 primary care provider offices, with 31 exam rooms; eight 
(8) behavioral health offices and two (2) group rooms, serving both adult and children members; and a 
pharmacy.  The uses will be similar in operations as the two existing Kaiser facilities at 200 and 220 E. 
Hacienda. All proposed uses at 250 E. Hacienda Avenue will operate within the existing building shell and 
will not generate noise in excess of typical office uses.  The attached floor plan provides the proposed 
layout of 250 East Hacienda Avenue. 
 
 
Hours of Operations 
 
The hours of operation are being finalized, but would generally occur between the hours of 8:00 AM to 
9:00 PM, Monday through Saturday.   
 
The majority of the uses at the facility would only occur during normal business hours of 8:00 AM to 5:00 
PM, Monday through Friday.  The pharmacy would stay open later on weeknights and on Saturdays.  
There may also be occasional classes and other activities in the evening and on Saturday. 
 
 
Staffing 
 
Kaiser estimates that there will be approximately an average of 65 full time employees (FTE's) on site.  
 
 
Parking 
 
There will be adequate parking on-site to meet City requirements for the proposed use once the parking 
lot has been redesigned.  The following Table 1 shows the parking demand for the entire Vasona Tech 
Park, including the proposed Kaiser use of 250 E. Hacienda (Building G).  Once the parking lot has been 
redesigned, there will be 1,150 total parking spaces, four more than required to meet the parking demand 
of 1,146. 
  



Table 1 
 

Vasona Tech. Parking 

Building  Use  Gross SF  Required   Standard 

A  R&D  46,948  156  1/300 sf 

B  Medical   16,544  72  Per CUP 

C 
Prof. 
Office  

40,000  178  1/225 sf 

D  Medical   40,000  132  Per CUP 

E  R&D  33,579  112  1/300 sf 

F  R&D  59,288  198  1/300 sf 

G ‐ R&D  R&D  34,358  115  1/300 sf 

G ‐ Kaiser  Medical   36,750  184  1/200 sf 

Total Required  307,467  1146  Spaces 

 
Note:  There is a discrepancy of three feet between the current measurement of Building G (ie, 71,108 gsf) 

compared to the City’s records of 71,111 gsf.  This is due to technical changes in measuring compared to what 

existed when the building was built.  The minor square footage difference does not change the parking 

requirement or traffic generation.  There are no changes proposed that would change the gross square footage of 

the building.   



Site Plan 

Vasona Tech Park Campus 

Proposed Floor Plan 



CITY OF CAMPBELL ∙ PLANNING COMMISSION 
Staff Report ∙ October 25, 2016 

PLN2015-274 
PLN2016-275 
Flores  

Public Hearing to consider the application of Saul Flores on behalf of 95 
Hamilton, LLC for a Site & Architectural Review Permit (PLN2015-274) and 
Tree Removal Permit (PLN2015-275) for a new office building on a vacant 
parcel located at 95 E. Hamilton Avenue in the P-O (Professional Office) 
Zoning District.   

STAFF RECOMMENDATION 
That the Planning Commission take the following action: 

1. Adopt a Resolution, incorporating the attached findings, approving a Site &
Architectural Review Permit (PLN2015-274) and Tree Removal Permit (PLN2015-275)
for a new 5,790 square foot office building on property located at 95 E. Hamilton
Avenue, subject to the attached Conditions of Approval.

ENVIRONMENTAL DETERMINATION 
Staff recommends that the Planning Commission find this project Categorically Exempt under 
Section 15303, Class 3 of the California Environmental Quality Act (CEQA), pertaining to new 
construction of small structures which allows up to four (4) commercial buildings with a floor 
area not exceeding 10,000 square feet in an urbanized area.  

PROJECT DATA 
Zoning Designation:  P-O (Professional Office) 
General Plan Designation: Professional Office 

Surrounding Uses 

North:    Residential use (zoned residential R-1-6) 
South:    Professional Office use (zoned planned development) 
East:  Medical Office use (zoned professional office) 
West:  Residential use (zoned professional office) 

Gross Lot Area: 19,470 square feet 
Net Lot Area: 14,520 square feet 

Proposed:      Required: 
Building square footage: 
  First Floor: 2,015 sq. ft. 
  Second Floor:             3,775 sq. ft. 
  Total: 5,790 sq. ft. 

Floor Area Ratio (FAR):  39.9% 40% maximum 

ITEM NO. 4
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 Proposed:       Required: 
Building setbacks: 
  Front yard:   15 ft.                  15 ft.         minimum 
  Rear yard: ~63 ft.                   13 ft. 3 in. minimum1  
  Side yard (east): ~14 ft.  13 ft. 3 in. minimum 
  Side yard (west): ~48 ft.                         13 ft. 3 in. minimum 
 
Building Height (flat roof): 26 feet, 6 inches         35 feet       maximum 
Tower Element: 32 feet, 6 inches         35 feet       maximum 
 
Parking:  26 spaces2            24 regular spaces plus 8 motorcycle spaces3  
 
BACKGROUND 
 
A Site and Architectural Review/Conditional Use Permit (PLN2009-06) and Tree Removal 
Permit (PLN2009-11) was previously approved (and since expired) for the subject property and 
the adjacent property (109 E. Hamilton Ave) to allow the construction of a new 4,332 square foot 
medical laboratory office building with 24-hour operation. The original application requested a 
parking exception to permit 19 spaces where 22 spaces4 were required. The approved permits 
expired in 2010 and again in 2011 following a one-year extension. The two lots have since been 
merged and the existing buildings were removed. The property was sold and a new application 
was submitted, as provided herein.   
 
DISCUSSION 
 
Project Location: The subject property is situated on a 14,520 square foot site (net), located on 
the north side of E. Hamilton Avenue between Winchester Boulevard and N. Central Avenue 
(Attachment 2, Location Map).  The property is surrounded by single-family residences to the 
north and west and office uses to the east and south. The project site is located in the P-O 
(Professional Office) Zoning District. 
 
Applicant’s Proposal: The applicant is requesting approval of a Site and Architectural Review 
Permit and Tree Removal Permit to construct a new two story 5,790 sq. ft. office building on a 
vacant parcel. The project requires the removal of four protected redwood trees that will be 
replaced in accordance with the Tree Protection Regulations. The proposed project would be 
consistent with the minimum setbacks, maximum floor area, minimum parking, and minimum 
landscaping requirements of the Zoning Ordinance.     
 
ANALYSIS 
 
General Plan Designation:  The General Plan land use designation for the project site is 
Professional Office.  The proposed office is consistent with this land use designation.  

1 The minimum front and rear yard setbacks are one-half the 26’6” wall height 
2 5,839 / 225 = 26 spaces where one space per 225 sq. ft. gross floor area for office uses 
3 See parking discussion  
4 Medical services/laboratories require one space per 200 sq. ft. gross floor area 
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Zoning Designation:  The zoning designation for the project site is P-O (Professional Office).  
The P-O Zoning District would allow a new office building with approval of a Site and 
Architectural Review Permit. The proposed project would be consistent with the minimum 
setbacks, maximum floor area, minimum parking, and minimum landscaping requirements of the 
Zoning Ordinance.     
 
Building Design: The proposed project consists of a two-story office building. The modern 
design incorporates quality building materials including dark brown metal siding, beige 
limestone tiles, grey cement panels, and white plaster (reference page A107 of Attachment 3). 
The design also includes a large amount of glazing accented by blackened steel mullions. A 
portion of the second story is designed as a podium while the right side of the building features a 
large upper story deck, created by setting back the second story.  The design of the second story 
helps reduce the massing of the building while retaining the desired floor area and necessary site 
circulation and parking.   
   
Site Layout and Parking: The building is located on the southeastern portion of the lot, allowing 
for parking and site circulation to the right side and rear of the building. The entrance faces 
Hamilton Avenue. The project requires 26 parking spaces. To meet this requirement, the 
applicant has proposed 24 regular spaces (22 standard plus 2 ADA) and eight (8) motorcycle 
spaces. Per Campbell Municipal Code (CMC) Section 21.28.065, the project can substitute up to 
two (2) standard parking spaces with eight (8) motorcycle spaces5. As discussed at the beginning 
of this report, the previously approved project included an exception for three (3) parking spaces. 
However, the current application meets code without the need for a parking exception.  
 
While technically meeting City Code, the Planning Commission could determine that the 
proposed motorcycle parking is not adequate to serve the proposed use. However, the Site and 
Architectural Review Committee (SARC) reviewed the project and recommended that the 
motorcycle parking be allowed, finding that a parking exception was not a preferred alternative 
and that a reduction in floor area (to reduce the parking) was not warranted.   
 
Tree Removal: The application requires a Tree Removal Permit to remove four (4) protected 
Redwood trees. One of the trees, a very large Redwood in the middle of the property, would 
likely cause significant damage to the proposed building that cannot be controlled or remedied 
through reasonable modification of the tree's root or branch structure. The other three trees are 
located towards the rear of the lot (reference page A104 of Attachment 2).  
 
Retention of these trees would require a significant redesign of the project because the trees span 
across five (5) parking spaces at the rear of the lot. Tree “C” would also interfere with vehicles 
leaving the northeastern portion of the parking lot (reference illustration on page 4 of this report). 
Furthermore, City Code requires a minimum 25-foot drive aisle to accommodate vehicles 
backing out of each parking space, which is not possible due to the location of tree “C”. 
 
 

5 Developments that provide 20 or more parking spaces may substitute up to five spaces or 10% (whichever is less) 
of required vehicle parking with motorcycle parking, where one (1) standard space = four (4) motorcycle spaces. 
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While a minor reduction in the building size would not represent a severe limit of the economic 
enjoyment of the property, the building would likely need to be made significantly smaller to 
reduce the required parking spaces enough to preserve the trees. A significant reduction in floor 
area would severely limit the use of the property in a manner not typically experienced by 
owners of similarly zoned and situated properties, and would therefore restrict the economic 
enjoyment of the property, one of the findings required for approving a tree removal permit.  
 
The SARC discussed the proposed tree removal but ultimately determined that retention of the 
trees would be too restrictive, given the design changes that would be needed to preserve the 
trees. As illustrated below, preservation of trees “A”, “B” and “C” would likely result in the loss 
of at least five (5) parking spaces (#11 through 15). That would represent a floor area reduction 
of at least 1,125 square feet6, assuming that the retained trees would not interfere with any 
additional parking spaces. While the SARC recommended approval of the project as presented, 
the Planning Commission could require the applicant to redesign the project to preserve one or 
more trees. Alternatively, the parking could be built underground, at considerable expense to the 
applicant. 

 
 
 
The SARC requested that replacement trees be comparable to the Redwood trees being removed, 
while also recognizing that site constraints will limit the types of trees that can be planted. For 
example, the trees should not have shallow tree roots that can cause the pavement to crack and 
heave, creating a safety hazard for vehicles and pedestrians. Furthermore, trees that can litter the 
pavement with fruit, branches, and large leaves should also be avoided.  

6 office uses require one space per 225 sq. ft. of floor area 
                                                 





RESOLUTION NO.  _______ 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A SITE & ARCHITECTURAL 
REVIEW PERMIT (PLN2015-274) AND TREE REMOVAL PERMIT 
(PLN2015-275) FOR A NEW OFFICE BUILDING ON PROPERTY 
LOCATED AT 95 E. HAMILTON AVENUE. 

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

The Planning Commission finds as follows with regard to file numbers PLN2015-274 
and PLN2015-275: 

Environmental Finding 

1. The project is Categorically Exempt per Section 15303, Class 3 of the California
Environmental Quality Act (CEQA), pertaining to new construction of small
structures which allows up to four (4) commercial buildings with a floor area not
exceeding 10,000 square feet in area in an urbanized area.

Evidentiary Findings 

2. The Project Site is zoned P-O (Professional Office) on the City of Campbell Zoning
Map.

3. The Project Site is designated Professional Office on the City of Campbell General
Plan Land Use diagram.

4. The proposed project will be compatible with the P-O (Professional Office) Zone
District with approval of a Site and Architectural Review Permit.

5. The subject property is situated on a 14,520 square foot site (net), located on the
north side of E. Hamilton Avenue between Winchester Boulevard and N. Central
Avenue (Attachment 2, Location Map).  The property is surrounded by single-family
residences to the north and west and office uses to the east and south. The project
site is located in the P-O (Professional Office) Zoning District.

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

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

8. Four protected trees are proposed for removal and will be replaced in compliance
with the City’s Tree Preservation Ordinance.

9. One protected tree would cause significant damage to the proposed building that
cannot be controlled or remedied through reasonable modification of the tree's root
or branch structure. Retention of the other three trees would severely limit the use of
the property in a manner not typically experienced by owners of similarly zoned and
situated properties, restricting the economic enjoyment of the property.
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10. Removal of trees greater than 12-inches in diameter requires a Tree Removal 

Permit under the City’s Tree Protection requirements (CMC 21.32). 

11. The proposed replacement trees will be a sufficient replacement for the trees to be 
removed and will continue the diversity of tree species found in the community.  

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

 
Based upon the foregoing findings of fact, and pursuant to the Campbell Municipal 
Code, the Planning Commission further finds and concludes that: 

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

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

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

4.  The applicant has demonstrated to the satisfaction of the Planning Commission that 
there are no reasonable alternatives to preserve the trees that are proposed for 
removal due to the site constraints. 

5.  Staff recommends that the Planning Commission find that this project is 
Categorically Exempt under Section 15303, Class 3 of the California Environmental 
Quality Act (CEQA), pertaining to the construction of commercial (office) buildings. 

 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site & 
Architectural Review Permit (PLN2015-274) and Tree Removal Permit (PLN2015-275) 
on property located at 95 E. Hamilton Avenue. 
 
PASSED AND ADOPTED this 25th day of October, 2016, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:   
ABSENT: Commissioners  
ABSTAIN: Commissioners:  
 
 
 
    APPROVED: 
   Cynthia Dodd, Chair 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



CONDITIONS OF APPROVAL  
Site & Architectural Review Permit (PLN2015-274) 

and Tree Removal Permit PLN2015-275) 
 
Where approval by the Director of Community Development, City Engineer, Public 
Works Director, City Attorney or Fire Department is required, that review shall be for 
compliance with all applicable conditions of approval, adopted policies and guidelines, 
ordinances, laws and regulations and accepted engineering practices for the item under 
review.  Additionally, the applicant is hereby notified that he/she is required to comply 
with all applicable Codes or Ordinances of the City of Campbell and the State of 
California that pertain to this development and are not herein specified. 
 
COMMUNITY DEVELOPMENT DEPARTMENT 
 
Planning Division: 
 

1. Approved Project:  Approval is granted for a Site & Architectural Review Permit 
(PLN2015-274) and Tree Removal Permit PLN2015-275) for a new 5,790 square 
foot office building on a vacant parcel located at 95 E. Hamilton Avenue in the P-
O (Professional Office) Zoning District.  The project shall substantially conform to 
the Revised Project Plans, received by the Community Development Department 
on October 13, 2016, except as may be modified by additional conditions specified 
herein. 

 
2. Planning Final Required: Planning clearance is required prior to Building Permit 

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

 
3. Revocation of Permit:  Operation of the use in violation of the Conditional Use 

Permit, the Massage Establishment Permit, or any standards, codes, or ordinances 
of the City of Campbell shall be grounds for consideration of revocation of the 
Conditional Use Permit by the Planning Commission.  

 
4. Site and Architectural Review Expiration: The Site and Architectural Review shall 

be valid for one year from the date of final approval (expiring November 4, 2017).  
Within this one-year period, applications for building permits must be submitted 
and substantial construction efforts must commence. Failure to meet this deadline 
will result in the Site and Architectural Review component of the permit (PLN2015-
274) being rendered void. 

 
5. Signage:  No signage is approved as part of the development application approved 

herein.  All future signage shall be installed and maintained consistent with the 
provision of the Sign Ordinance, Chapter 21.30 of the Campbell Municipal Code. 

 
6. Bicycle parking facilities: Short-term and long-term bicycle parking facilities shall be 

provided in compliance with City and State codes. 
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7. Parking and Driveways:  All parking and driveway areas shall be maintained in 

compliance with the standards in Chapter 21.28 (Parking & Loading) of the 
Campbell Municipal Code.   

 
8. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. 

air conditioning units, ventilation ducts or vents), shall be constructed without 
adequate screening of the mechanical equipment from public view and 
surrounding properties. The screening material and method shall be architecturally 
compatible with the building and requires review and approval by the Community 
Development Director and Building Division prior to installation of such screening. 

 
9. Time of Removal: The trees may only be removed in conjunction with demolition of 

existing on-site structures, subject to the conditions of approval herein. 
 

10. Replacement Trees: Tree replacement shall be in conformance with the landscape 
plan received by the Community Development Department on October 13, 2016, 
except as may be modified by additional conditions specified herein. 

 
11. Tree Removal Permit Required: The removal of any tree, irrespective of species or 

size, which is shown on the approved project plans or final landscaping plan, shall 
require review and approval through a Tree Removal Permit.  

 
12. Outdoor Storage: No outdoor storage is permitted on the property. 
 
13. Site Maintenance: The owner/operator of the property shall provide on-going 

maintenance of the on-site parking and driveway areas and landscape areas, as 
previously approved for the Site and Architectural Review Permit (PLN2013-228).  

 
14. Water Efficient Landscape Standards: The project shall demonstrate conformance 

with the California Model Water Efficient Landscape Ordinance guidelines, 
including submittal of a landscape documentation package prepared by a licensed 
landscape architect, if applicable.  

 
10. Landscape Maintenance: The owner/operator of the property shall provide on-

going maintenance of the existing and proposed on-site landscaping. In 
accordance with the Tree Protection Ordinance (Chapter 21.32), all trees planted 
pursuant to this approval shall be considered “protected” and subject to the 
established removal requirements and restrictions. 

11. On-Site Lighting: Any proposed on-site lighting shall be shielded away from 
adjacent properties and directed on site.  The design and type of lighting fixtures 
and lighting intensity of any exterior lighting shall be reviewed and approved by the 
Community Development Director, prior to issuance of a building permit.  Lighting 
fixtures shall be of a decorative design to be compatible with the development and 
shall incorporate energy saving features. 
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12. Utility Boxes and Back-Flow Preventers:  The applicant shall submit a plan prior to 

installation of any PG&E transformers and San Jose Water Company back-flow 
preventers, if required, indicating the location of the facilities and screening (if the 
facilities are above ground) for review and approval by the Community 
Development Director.  

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

during construction: 

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

b. Truck routes to and from the construction site should be established and 
submitted to the City for review and approval prior to issuance of a building 
permit.  These truck routes shall avoid access to the project site via residential 
streets where possible. 

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

d. Unnecessary idling of internal combustion engines shall be strictly prohibited. 
e. All stationary noise-generating construction equipment, such as air 

compressors and portable power generators, shall be located as far as possible 
from noise-sensitive receptors such as existing residences and businesses. 

f. Prior to the issuance of building permits, the project site shall be posted with 
the name and contact number of the lead contractor in a location visible from 
the public street so that the contractor can be made aware of noise complaints.  

g. Construction equipment, vehicles, and workers associated with the 
development of the project shall not be permitted to park on any residential 
streets. 

h. Use dust-proof chutes for loading construction debris onto trucks. 
i. Water or cover stockpiles of debris, soil, and other materials that can be blown 

by the wind. 
j. Cover all trucks hauling soil, sand, and other loose materials or require all 

trucks to maintain at least two feet of freeboard. 
k. Sweep daily (with water sweepers) all paved access roads, parking areas, and 

staging areas at the construction site. 
l. Sweep streets daily (with water sweepers) if visible soil material is carried onto 

adjacent public streets, as directed by the City Engineer. 
m. Enclose, cover, water twice daily or, or apply (non-toxic) soil stabilizers to 

exposed stockpiles (dirt, sand, etc.). 
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Building Division: 
 
14. PERMITS REQUIRED:  A building permit application shall be required for the 

proposed new commercial structure.  The building permit shall include 
Electrical/Plumbing/Mechanical fees when such work is part of the permit. 

 
15. CONSTRUCTION PLANS:  The conditions of Approval shall be stated in full on the 

cover sheet of construction plans submitted for building permit. 
 
16. SIZE OF PLANS:  The minimum size of construction plans submitted for building 

permits shall be 24 in. X 36 in. 
 
17. PLAN PREPARATION:  This project requires plans prepared under the direction 

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

 
18. SITE PLAN:  Application for building permit shall include a competent site plan that 

identifies property and proposed structures with dimensions and elevations as 
appropriate.  Site plan shall also include site drainage details.  Site address and 
parcel numbers shall also be clearly called out.  Site parking and path of travel to 
public sidewalks shall be detailed. 

 
19. SOILS REPORT:  Two copies of a current soils report, prepared to the satisfaction 

of the Building Official, containing foundation and retaining wall design 
recommendations shall be submitted with the building permit application.  This 
report shall be prepared by a licensed engineer specializing in soils mechanics. 

 
20. FOUNDATION INSPECTIONS:  A pad certificate prepared by a licensed civil 

engineer or land surveyor shall be submitted to the project building inspector upon 
foundation inspection.  This certificate shall certify compliance with the 
recommendations as specified in the soils report and the building pad elevation 
and on-site retaining wall locations and elevations are prepared according to 
approved plans.  Horizontal and vertical controls shall be set and certified by a 
licensed surveyor or registered civil engineer for the following items: 

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

 
 
 
21. TITLE 24 ENERGY COMPLIANCE:  California Title 24 Energy Standards 

Compliance forms shall be blue-lined on the construction plans.  Compliance with 
the Standards shall be demonstrated for conditioning of the building envelope and 
lighting of the building. 
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22. SPECIAL INSPECTIONS:  When a special inspection is required by C.B.C. 

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

 
23. The City of Campbell, standard Santa Clara Valley Non-point Source Pollution 

Control Program specification sheet shall be part of plan submittal.  The 
specification sheet (size 24” X 36”) is available at the Building Division service 
counter. 

 
24. TITLE 24 ACCESSIBILITY – COMMERCIAL:  On site general path of travel shall 

comply with the latest California Title 24 Accessibility Standards.  Work shall 
include but not be limited to accessibility to building entrances from parking 
facilities and sidewalks. 

 
25. TITLE 24 ACCESSIBILITY – NEW COMMERCIAL:  This project shall comply fully 

with Chapter 11B of the California Building Code 2013 ed.  
 
26. APPROVALS REQUIRED:  The project requires the following agency approval 

prior to issuance of the building permit: 
 

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

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

d. Bay Area Air Quality Management District (Demolitions Only) 
e. Santa Clara County Department of Environmental Health 
f. San Jose Water Company (279-7900) 

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

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

 
 

28. CALIFORNIA GREEN BUILDING CODE: This project is subject to the mandatory 
requirements of Chapter 5 of the California Green Building Code 2013. 

 
PUBLIC WORKS DEPARTMENT 
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29. Response Letter:  Upon submittal of the Street Improvement Plans and the 

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

 
30. Preliminary Title Report:  Prior to issuance of any grading or building permits for 

the site, the applicant shall provide a current (within the past 6 months) Preliminary 
Title Report. 

 
31. Soils Report:  Upon submittal of the Parcel/Final Map, applicant shall provide a 

soils report prepared by a registered geotechnical or civil engineer. 
 
32. Grading and Drainage Plan:  Prior to issuance of any grading or building permits 

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

 In addition, a plan review letter will be required of the Geotechnical engineer for the 
entire grading and drainage system which should include but is not limited to a 
review of the subsurface of the non-compacted biotreatment material that may 
have potential for subsurface failure and surface failure due to vehicle loads. 

 
33. Storm Drain Area Fee:  Prior to issuance of any grading or building permits for the 

site, the applicant shall pay the required Storm Drain Area fee, currently set at 
$2,650.00 per net acre, which is $833.00. 

 
34. Storm Water Information:  On the grading plans show the amount, in square 

footage, of: 
 

a.  Existing impervious area. (1,046 sf) 
b. Proposed impervious area. (9694 sf) 
c. Proposed pervious area. (4,826 sf) 

 
35. Stormwater Pollution Prevention Measures:    Prior to issuance of any grading or 

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

36.  
 
 Resources to achieve these objectives include Stormwater Best Management 

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

 
 Only approved open joint pavers or permeable pavers can be installed that are 

proposed for the parking lot and must meet the Site Design Measures for Small 
Projects as outlined on the attached cut sheets for pervious pavers.  A 
maintenance agreement and plan will be required so that City staff can make 
yearly inspections. The City suggests that the permeable pavers be installed in the 
parking stalls rather than just being placed as shown on C-2 Rev 9-19-16.   

 
 Minimum permeable paving area must be no less than 1,576 SF with the proposed 

landscaping at 3,250 SF. 
 
37. Tree Removal(s): To accommodate the required street scape plan, the existing 

Crape Myrtle tree at 0+94 station identified on Sheet C-4, will be removed as part 
of this project. Three Evergreen Ash – Fraxinus Uhdei trees will be installed as part 
of the streetscape plan. 

 
38. Utilities:  All on-site utilities shall be installed underground per Section 21.18.140 of 

the Campbell Municipal Code for any new or remodeled buildings or additions. 
Applicant shall comply with all plan submittals, permitting, and fee requirements of 
the serving utility companies. 

 
 Utility locations shall not cause damage to any existing street trees.  Where there 

are utility conflicts due to established tree roots or where a new tree will be 
installed, alternate locations for utilities shall be explored.  Include utility trench 
details where necessary.   

 
39. Water Meter(s) and Sewer Cleanout(s):  Existing and proposed water meter(s) and 

sewer cleanout(s) shall be relocated or installed on private property behind the 
public right-of-way line. Sheet C-2 shows the (N) SCO in the public right-of-way. 
Also on Sheet C-2 a water meter is shown to be on private property in the (N) 
driveway approach.  Verify with SJW if this is an acceptable location.  If not, the (N) 
water meter needs to be relocated elsewhere on the property. 

 
40. Utility Coordination Plan:  Prior to issuance of building permits for the site, the 

applicant shall submit a utility coordination plan and schedule for approval by the 
City Engineer for installation and/or abandonment of all utilities.  
 
 
 
The plan shall clearly show the location and size of all existing utilities and the 
associated main lines; indicate which utilities and services are to remain; which 
utilities and services are to be abandoned, and where new utilities and services will 
be installed. Joint trenches for new utilities shall be used whenever possible. 
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 Sheet C-2 shows the replacement of a 4” lateral to a 6” lateral.  Work directly with 

WVSD on details and design requirements.  The Off-Site Civil plans will 
incorporate a dedicated sheet for WVSD design and details.  Applicant will need to 
coordinate with WVSD during the plan check and review process.   

 
41. Pavement Restoration:  Based on the utility coordination plan, the applicant shall 

prepare a pavement restoration plan for approval by the City Engineer prior to any 
utility installation or abandonment. Streets that have been reconstructed or overlaid 
within the previous five years will require boring and jacking for all new utility 
installations. Hamilton Avenue has not been reconstructed or overlaid in the last 5 
years. The pavement restoration plan shall indicate how the street pavement shall 
be restored following the installation or abandonment of all utilities necessary for 
the project. 

 
 Pavement restoration work will extend to the south side of E Hamilton Avenue and 

incorporate both the water lateral and sanitary sewer lateral to create one large 
rectangular restoration area.  There will need to be a review of the traffic control 
plan and how this work will be accomplished during normal business hours.    

 
42. Street Improvement Agreements / Plans / Encroachment Permit / Fees / Deposits:  

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

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

way. 
b. Relocation of all existing utilities including utility boxes, covers, poles, etc. 

outside of sidewalk area. No utility boxes, covers, etc. will be allowed in the 7’ 
sidewalk area. 

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

d. Removal of existing curb and gutter, existing sidewalk, driveway approaches 
and par strip, and install new city streetscape standard. 

e. Installation of a minimum of three (3) City approved street trees Evergreen Ash 
– Fraxinus Uhdei and irrigation at 40 feet on center. One tree will be located 
west of the new driveway; two will be located east of the two driveways.  
 
 
(There is a requirement for a 10’ landscaped buffer behind private property 
fronting Hamilton Avenue). Park strip ground cover shall be no mow (fine 
fescue and hair grass Deschampsia) turf with sub-surface drip irrigation such 
as Eco-Mats (or approved equal). 
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f. This project is subject to the City’s Streetscape Standards for Hamilton Avenue, 
which requires a 10 foot landscaped park strip with City approved street trees 
40 feet on center, and a 7 foot sidewalk. 

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

h. Installation of traffic control, stripes and signs.  Should the any striping work be 
cut due to utility trench work, the applicant will be required to restripe the entire 
street frontage and not just the areas that need replaced.   

i. Construction of conforms to existing public and private improvements, as 
necessary. The sidewalks will need to conform at each end at a 90 degree 
angle with at least a minimum of 4’ wide sidewalk to connect to the existing 
sidewalks.  This will be finalized in the plan check review process. 

j. All existing utility boxes and its covers, that will remain in the park strip will 
require readjustments and must be level to the sidewalk, or as required by the 
City Engineer. 

k. Submit final plans in a digital format acceptable to the City. 
 
43. Street Improvements Completed for Occupancy and Building Permit Final:  Prior to 

allowing occupancy and/or final building permit signoff for any and/or all buildings, 
the applicant shall have the required street improvements and pavement 
restoration installed and accepted by the City, and the design engineer shall 
submit as-built drawings to the City. 

 
44. Maintenance of Landscaping:  Owner(s), current and future, are required to 

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

 
45. Utility Encroachment Permit: Separate encroachment permits for the installation of 

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

 
46. Additional Street Improvements:  Should it be discovered after the approval 

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

 
 
 
47. Trash Enclosure Requirements: 
 

a. NPDES Permit No. CAS612008 (CRWQCB): C.3.a.i. (7):  
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For all new development and redevelopment projects that are subject to the 
Permittee’s planning, building, development, or other comparable review, but 
not regulated by Provision C.3, encourage the inclusion of adequate source 
control measures to limit pollutant generation, discharge, and runoff. These 
source control measures should include:  
 
Covered trash, food waste, and compactor enclosures.  

 
b. Campbell Municipal Code 14.02.030 "Stormwater Pollution Control / 

Requirements".  The code states that no pollutants or water containing 
pollutants can be discharged into the City's storm drain system. Trash 
enclosures contain pollutants. During a rain event (or during general cleaning) 
water washes over and into roofless enclosures, collecting pollutants and 
discharging to the City's storm drain system. Applicants are required to show 
how new trash enclosures will not discharge pollutants into the storm drain 
system. One possible method is to provide a sanitary drain in the trash 
enclosure.  

 
c. West Valley Sanitation District (WVSD) the local sanitary sewer agency’s 

authority and standards: If a sanitary connection will be installed, WVSD 
requires a roof on the enclosure. 
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1SOUTH ELEVATION LIGHTING KEY

1/8" = 1' - 0"

A

B
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E

A A

MANUFACTURER CATALOG NUMBER MOUNTING AREA OF USE LAMP VOLTAGE LAMP WATTAGE LAMP TYPE DESCRIPTION NOTES

LITHONIA
D-SERIES SIZE 1 LED 

AREA LUMINAIRE

DSX1LED 30C POLE PARKING LOT 208V 68W AREA LIGHTING LAMP TO  BE SPACED 
EVERY 25-30 FEET 

ALONG PARKING ZONES. 
16FT MAX IN HEIGHT

-

ARTIDEME
NIKI CEILING LIGHT WITH 

PRISMATIC GLASS DIFFUSER

L221188 CEILING DRIVEWAY & 
REAR 

OVERHANG

120V 100W MAX RECESSED 
CEILING LAMP

8" DIAMETER
6" DEPTH

DOWNLIGHTS 
FOR DRIVEWAY 
AND OVERHANG

VISTA PROFESSIONAL 
OUTDOOR LIGHTING
UPLIGHT MODEL 5004

WR-5004-B-2.5-W-25-FR 
&

GR-5004-B-2.5-W-25-FR

WALL & GROUND ALONG EXTERIOR 
WINDOWSILLS 
SHINING UP TO 

ROOF OVERHANG

115V 60W UPLIGHT PEWTER COLOR FINISH 
TO MATCH WITH WALLS 

& BLACK COLOR FOR 
GROUND MOUNTED

25 DEGREE ANGLE 
DISTRIBUTION
4" DIAMETER

IMPACT SIGNS
BACKLIT LETTERS

DARK BRONZE C304 WALL MAIN ENTRANCE 
RAMP WALL 

FACING 
HAMILTON AVE

12V/LETTER 25W/LETTER LED BACKLIT 
LETTERS

EACH LETTER: 8" 
HEIGHT X 2" 

DEPTH

LIGHT TO BE 
MOUNTED 3' AFF

PURE LIGHTING 
STRATUS LED LINEAR 

WALL GRAZER

SH1-SP1-RGB PUR57704 COFFER MOUNTED INSIDE COFFER 
OF ROOF 

OVERHANG

120V 110W STRIP LIGHT MOUNTED INSIDE COFFER 
TO CREATE LINEAR 

EFFECT ACROSS FACADE

AVAILABLE IN 1' 
& 4' LONG UNITS

B B

C C C C C C C

C CCC

D

F
INTRIGUE LIGHTING LED
SAGA RECESSED STEP 

LIGHT

SGH - NC-LED-SG-R-1LED-AC-OLG-
WHL-TRH-120-BLK

WALL INSIDE MAIN 
ENTRANCE RAMP 

FACING RAMP

120V 78W STEP LIGHT 10.24" W X 3.94" H DARK METAL FINISH TO 
MATCH HANDRAILS & 

MULLIONS

E E
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B B B
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SOLAR STUDIES

2WINTER SHADOW CHART

NTS

1SUMMER SHADOW CHART

NTS

JAN 15, 2016 - 9AM JAN 15, 2016 - 12PM JAN 15, 2016 - 3PM
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        City of Campbell -- Community Development Department 
  70 N. First Street, Campbell, CA 95008 

MEMORANDUM 

To: Members of the Planning Commission Date:  October 25, 2016 

From: Paul Kermoyan, Community Development Director 

Subject: Report of the Community Development Director 

I. CITY COUNCIL ACTIONS:  The City Council met on Tuesday, October 18, 2016, and 
discussed the following items of interest to the Planning Commission: 

A. Text Amendment:  Council took second reading and adopted an Ordinance 
approving a Text Amendment amending Section 21.10.50 of the CMC (C-2 - 
General Commercial Zoning District). 

B. Planned Development at 1223 Walnut Drive:  Council introduced an Ordinance 
approving Zoning Map Amendment to change the zoning district designation from 
R-M to P-D; and adopted Resolutions approving a Planned Development Permit, a 
Tentative Parcel Map, a Tree Removal Permit and the adoption of a Negative 
Declaration. 

C. Pruneyard Expansion Project Approved: The City Council unanimously approved 
the Pruneyard Project as recommended by the Planning Commission (with 5-story 
office building and 10 year approval), with only minor changes include requiring the 
developer to work with Caltrans to explore the possibility of creating a creek-trail 
connection along the Caltrans’ right-of-way adjacent to Highway 17.  

II. MISCELLANEOUS

A. Cancellation of the Planning Commission Meeting on November 8, 2016:  This
regular meeting is cancelled. 

B. Cancellation of SARC Meeting of October 25, 2016:   The SARC meeting on 
October 25th is cancelled.  SARC will next meet on November 8th.   

C. Resignation of Commissioner Bonhagen:  It is with regret that staff advises the 
Planning Commission that fellow member, Ron Bonhagen, has decided that he 
must resign his seat on the Commission due to other commitments that conflict with 
his availability to continue his service on the Planning Commission.  

D. Update from CalAPA Conference in Pasadena:   By the evening of the October 
25th PC meeting, Chair Dodd and Commissioner Young will have returned from the 
Cal APA Conference held in Pasadena.  It is anticipated that they will have some 
feedback to report back to the other members of the Commission. 
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