PLANNING COMMISSION
City of Campbell, California
Register in advance for this webinar:
https://us02web.zoom.us/webinar/register/WN_SeQg74UoQ9uP1uY
HUpUlRA

January 12, 2021
Tuesday

After registration, you will receive a confirmation email containing
information about joining the webinar. During the registration process,
you will be asked if you would like to speak on any of the agenda
items. Please provide detail on the items you would like to discuss.
AGENDA
CONVENE MEETING
This Regular Planning Commission meeting will be conducted via telecommunication and
is compliant with provisions of the Brown Act and Executive Order N-29-20 issued by the
Governor.
The following members of the Planning Commission are listed to permit them to appear
electronically or telephonically at the regular Planning Commission meeting on January 12,
2021: Chair Michael Krey, Vice-Chair Maggie Ostrowski, Commissioners Adam
Buchbinder, Andrew Rivlin; Nick Colvill, Stuart Ching and Alan Zisser.
Members of the public will not be able to attend meetings at the Campbell City Council
Chamber physically. The Planning Commission meeting will be live-streamed on Channel
26, the City's website, and YouTube (https://www.youtube.com/user/CityofCampbell).
Those members of the public wishing to participate are asked to register in advance at:
https://us02web.zoom.us/webinar/register/WN_SeQg74UoQ9uP1uYHUpUlRA.
After
registering, you will receive a confirmation email containing information about joining the
meeting.
Public comment for the Planning Commission meetings will be accepted via email at
planning@campbellca.gov prior to the start of the meeting. Written comments will be
posted on the website and distributed to the PC. If you choose to email your comments,
please indicate in the subject line “FOR PUBLIC COMMENT” and indicate the item
number.
ROLL CALL
APPROVAL OF THE MINUTES

December 8, 2020.

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.
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PUBLIC HEARINGS
None
NEW BUSINESS

1.

Election of 2021 Planning Commission Chair and Vice Chair.

2.

Presentation by the in-coming Chair of the 2020 Chair Plaque to out-going
Chair Krey

3.

Discussion of 2021 Planning Commission Work Plan – Presented by Director
Paul Kermoyan

4.

Update by Commissioner Adam Buchbinder on the most recent meeting of the
Mayor’s Commission Cooperative Meeting.

REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR
ADJOURNMENT
Adjourn to the next regularly scheduled Planning Commission meeting of January 26,
2021, at 7:30 p.m., and likely to be conducted using Zoom.
Americans with Disabilities Act (ADA)
In compliance with the Americans with Disabilities Act, listening assistance devices are
available for meetings held in the Council Chambers. If you require accommodation to
participate in the meeting, please contact Corinne Shinn at the Community Development
Department, at corinnes@cityofcampbell.com or (408) 866-2140.

CITY OF CAMPBELL PLANNING COMMISSION
MINUTES
7:30 P.M.

DECEMBER 8, 2020
REMOTE ON-LINE ZOOM MEETING

TUESDAY

The Planning Commission meeting on December 8, 2020, was called to order at 7:35 p.m.
by Chair Krey and the following proceedings were had, to wit:
ROLL CALL
Commissioners Present: Chair:
Vice Chair:
Commissioner:
Commissioner:
Commissioner:
Commissioner:
Commissioner:

Michael Krey
Maggie Ostrowski
Adam Buchbinder
Stuart Ching
Nick Colvill
Andrew Rivlin
Alan Zisser

Commissioners Absent: None
Staff Present:

Community
Development Director:
Senior Planner:
City Attorney:
Recording Secretary:

Paul Kermoyan
Daniel Fama
William Seligmann
Corinne Shinn

APPROVAL OF MINUTES
Motion:

Upon motion by Commissioner Rivlin, seconded by Commissioner
Buchbinder, the Planning Commission minutes of the meeting of
November 24, 2020, were approved with minor corrections to pages 11
and 14. (7-0)

COMMUNICATIONS
Director Paul Kermoyan advised that an email was forwarded to the Commission regarding
Item 2.
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AGENDA MODIFICATIONS OR POSTPONEMENTS
None
ORAL REQUESTS
None
***
PUBLIC HEARINGS
Chair Krey read Agenda Item No. 1 into the record as follows:
1. PLN-2020-133

Public Hearing to consider the application (PLN2020-7) of Viotti
Architects for a Site and Architectural Review Permit to allow
construction of an approximately 8,200 square-foot industrial building;
a Parking Modification Permit to allow a reduction in the number of
required parking stalls; a Variance to allow a zero side setback; and a
Tree Removal Permit to allow removal of on-site protected trees on
property located at 930 Dell 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, provided the staff report.
Chair Krey asked if there were questions for staff.
Chair Krey asked staff if the use of anti-graffiti paint is effective in preventing graffiti.
Planner Daniel Fama said he knows it has been used before but is not sure how effective
it is.
Commissioner Zisser:
• Said that he has investigated the use of anti-graffiti paint for the art boxes (painted utility
cabinets).
• Stated that it doesn’t outright prevent graffiti, but it does make it easier to clean off
graffiti.
• Concluded that it is therefore useful and a good idea to use.
• Asked whether the existing fencing is on the County side of the property side or the
project site. Will it be removed?
Planner Daniel Fama replied yes, he believes to. The new building will be constructed at
the property line along that border shared with the County parcel.
Chair Krey asked about the requirement for one replacement tree for every removed tree.
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Planner Daniel Fama replied that is correct.
Chair Krey questioned the accurate parking requirement since 24 is mentioned in one place
and 20 in another.
Planner Daniel Fama clarified that 20 parking spaces is correct.
Commissioner Zisser sought clarification on his understanding that the planting of
replacement trees will be allowed to occur over a five-year period.
Planner Daniel Fama reported that the replacement trees must be installed at time of
construction not later.
Chair Krey asked whether SARC had reviewed this project and could report.
Commissioner Ostrowski provided the Site and Architectural Review Committee report as
follows:
• SARC was very supportive of this proposed project.
• Added that the site conditions made this project good use to allow for a Variance.
• Stated that SARC liked the nice architectural design for this building.
Chair Krey opened the Public Hearing for Agenda Item No. 1.
Raynold Viotti, Applicant and Project Architect:
• Stated his availability for any questions from the Planning Commission.
• Reminded that this project is going onto a long and narrow lot. As a result, they need
to be able to place the building at the property line.
• Advised that early on in the project they met with County (Airports & Roads) at which
time they agreed to allow for the planting of trees on the adjacent County property.
Commissioner Zisser said he agrees with the County and hopes the trees can be placed at
time of approval.
Dale Sweezy, Property Owner:
• Advised that he wants to retain Trees 2 through 8, which are good sized pepper trees.
• Added that he will voluntarily plant 36-inch box trees rather than the staff recommended
24-inch box.
• Reported that many of the existing trees on site are already dead.
Commissioner Buchbinder asked how the parking requirements for this project were
calculated.
Planner Daniel Fama:
• Explained that as this will be an industrial building located within an industrial-zone
parcel, the parking standard is one space per every 400 square feet of building area.
• Agreed that the existing standard is rather high.
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Said that the Parking Modification Permit to allow for fewer spaces also offers an
opportunity to secure other improvements to this project with that reduction in required
parking.
Said that this reduced parking will restrict future uses of this building to warehousing,
manufacturing and industrial. Other uses would/could create parking impacts.

Chair Krey pointed out that Campbell’s Parking Standards are higher the ITE Standards as
discussed in the staff report.
Chair Krey closed the Public Hearing for Agenda Item No. 1.
Commissioner Buchbinder:
• Said that this site is odd shaped.
• Stated that it is cool to have this proposed project come forth with a new commercial
building with a business ready to go in there.
• Added that the proposed building design looks nice and the parking to be provided is
reasonable.
Chair Krey:
• Said that he seconds the comments of Commissioner Buchbinder.
• Agreed that the Parking Modification Permit is fine.
• Added that the zero setback is not a problem in this case.
• Stated that he is glad that many trees will be planted that will help to protect access to
that great big blank building wall that faces the expressway from being tagged with
graffiti.
Commissioner Ching:
• Suggested the inclusion of a secure bike storage structure or bike rack on site. It would
be worth installing such an amenity.
• Added that inclusion of a shower for use by those who bicycle to work.
• Pointed out that this site has close proximity to the Los Gatos Creek Trail.
• Concluded that this is a very good project.
Commissioner Buchbinder admitted that he didn’t see indication of any bike infrastructure.
Commissioner Ching:
• Agreed that he didn’t see it on the plans.
• Reported that the issue of bike infrastructure was discussed at SARC.
• Assured that the applicant indicated a willingness to include such features.
Planner Daniel Fama suggested that the Commission could add a condition of approval at
time of motion for this project.
Chair Krey said that was a good idea.
Commissioner Rivlin asked if there is any standing requirement to include a shower.
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Planner Daniel Fama asked the applicant whether the Building Code(s) require inclusion of
a shower?
Raynold Viotti said he is not sure if there is a Code requirement, but he thinks it is part of
their submitted plan.
Chair Krey suggested adding the shower as a condition as well as the bike storage.
Planner Daniel Fama, upon looking at the project plans, advised the Commission that there
is a shower on the existing plans.
Raynold Viotti said the shower is located in one of the bathrooms at the back of the shop
and is a unisex bathroom available to all employees.
Motion:

Upon motion of Commissioner Ching, seconded by Commissioner
Ostrowski, the Planning Commission took the following actions:
• Adopted Resolution No. 4593 approving a Site and Architectural
Review Permit to allow construction of an approximately 8,200
square-foot industrial building; a Parking Modification Permit to
allow a reduction in the number of required parking stalls; a Variance
to allow a zero-side setback; with the added condition to provide onsite bike storage/rack; and
• Adopted Resolution No. 4594 approving a Tree Removal Permit to
allow removal of on-site protected trees on property located at 930
Dell Avenue, by the following roll call vote:
AYES:
Buchbinder, Ching, Colvill, Krey and Ostrowski, Rivlin
and Zisser
NOES:
None
ABSENT:
None
ABSTAIN:
None

Chair Krey advised that the Planning Commission action is final unless appealed in writing
to the City Clerk within ten calendar days.
***
STUDY SESSION
Chair Krey read Agenda Item No. 2 into the record as follows:
2. PLN-2020-139

Study Session to consider a Preliminary Application (PLN-2020139) for a Planned Development rezoning to allow construction of
five townhomes on a high-density residential property located at
523 Union Avenue. Project Planner: Daniel Fama, Senior Planner.

Mr. Daniel Fama, Senior Planner, provided the staff report.
Chair Krey asked if there were questions for staff.
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Commissioner Buchbinder:
• Asked about the desk item that was provided by email.
• Inquired whether a Planned Development zone change is required in order to build
townhomes.
• Sought confirmation that townhomes are not allowed in R-3 Zoning. Is that correct?
Planner Daniel Fama replied yes.
Commissioner Buchbinder asked staff if the email from YIMBY (Yes in My Back Yard),
which indicates that the City cannot require a Zoning Amendment.
Planner Daniel Fama said he would defer that question to the City Attorney.
City Attorney William Seligmann:
• Admitted that he doesn’t know if that’s true that the City cannot require a Zoning
Amendment.
• Stated that zoning is part of the legislative process that allows the City to rezone.
Commissioner Buchbinder read the YIMBY email aloud.
Director Paul Kermoyan:
• Clarified that YIMBY is confusing why rezoning is required here.
• Explained that Campbell has a P-D Zone (Planned Development). The change of
zoning from one to P-D doesn’t change the allowed density.
• Added that there are existing inconsistencies between General Plan and Zoning.
• Reported that P-D zoning allows for smaller than established minimum lots, which this
project is proposing.
Planner Daniel Fama advised that the applicant can utilize a Density Bonus request to
avoid a avoid a zoning change.
Commissioner Buchbinder said he thought the whole issue was that the Zoning Code is
inconsistent with the General Plan.
Planner Daniel Fama:
• Agreed that there are lots of inconsistencies between the General Plan and the Zoning
Code in terms of density.
• Added that there are examples of projects that were built at a lower than desired density.
Commissioner Buchbinder asked what the plan is to fix this inconsistency.
Director Paul Kermoyan:
• Said that if this project were instead an apartment project. There would be no subjective
review and no rezoning required.
• Explained that this proposal consists of fee-simple lots that are smaller than the
minimum required under the existing zoning standard.
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Added that the key question for the Commission to consider is just what type of project
this applicant should be designing for this location.

Commissioner Buchbinder:
• Said it was his understanding that housing projects, as much as possible, should be
accomplished using a ministerial process. That is the intent of the State of California.
• Reiterated his question as to what the plan is for fixing this.
• Admitted that he had no idea this was an issue.
• Questioned whether the Objective Standards or the General Plan Update will provide
the resolution to the inconsistencies and/or occur first.
Director Paul Kermoyan:
• Said probably the General Plan Update.
• Stated that once the General Plan is adopted, we will get to work to make sure Land
Use designations comply with Zoning.
Commissioner Buchbinder said it is not an Objective Standards problem.
Director Paul Kermoyan replied right.
Commissioner Buchbinder stated that means it will all be fixed within one to two years.
Chair Krey:
• Pointed out that YIMBY’s letter agrees with the staff report.
• Admitted that it seems unusual when the General Plan calls for more units that the
applicant proposes.
Planner Daniel Fama:
• Said that the project, as currently proposed, tracks with the existing R-3 zoning
standards.
• Reported that previously, Former Senior Planner Cindy McCormick had an application
before Council a couple of years ago where the applicant wanted fewer units that the
established density. They sought authorization to proceed from Council. That request
was denied, and the applicant had to redesign the project to meet that established
density.
Commissioner Zisser:
• Clarified that townhomes are not allowed under R-3 zoning. They need to rezone the
site from its current R-3 to P-D (Planned Development). However, they will still have
to develop at the existing required density.
• Stated that more units is better.
• Admitted that he can’t see 11 units on this particular site unless they go higher with the
building constructed. It doesn’t seem practical to do so.
• Supported included a couple of additional units to their proposed five.
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Director Paul Kermoyan advised that this is a typical question and answer direction.
Chair Krey mentioned that one unit has been identified as ADA compliant. Are they not all
supposed to be ADA compliant?
Planner Daniel Fama replied no. There is just one of the five units that will have a ground
floor with living space. The other four units have living space starting on the second floor
above ground level parking.
Chair Krey opened the Public Hearing for Agenda Item No. 2.
Gordon Wong, Applicant and Project Architect:
• Said that he is here for a voluntary pre-application meeting with the Planning
Commission.
• Cautioned that if more units are built they wouldn’t be able to provide more parking.
• Reported that while there is no room on site for open space, there is a neighborhood
park very close by (about 800 feet away) from this site.
• Suggested that perhaps a new bus stop could be installed to assist with public transport
opportunities.
• Stated that he could put another two or three more units in either a condo or apartment
format. He will discuss these options with his client.
Commissioner Rivlin:
• Asked Mr. Gordon Wong if the site’s density standard was the reason they selected to
construct townhomes with this project.
• Inquired whether they had considered podium design.
Gordon Wong replied that if additional units are added to this project, they would have to
utilize a podium design.
Commissioner Ching referenced the Pacific Northwest examples provided by Planner
Daniel Fama. Asked if Example 4 represents a practical design style.
Gordon Wong said it is a practical style, but cars would be unable to back out of the tandem
parking spaces if there were any more units.
Planner Daniel Fama said that result would be one parking stall per unit.
Gordon Wong said that some sort of adjustment in parking requirements would be
necessary to accomplish more units.
Commissioner Buchbinder asked Mr. Gordon Wong if he had considered applying for a
Density Bonus.
Gordon Wong replied yes.
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Commissioner Buchbinder asked if 11 units in total might be achievable on this site with
one parking space per unit and considering the nearby neighborhood park to act as
available open space to serve this development.
Gordon Wong said yes, it is definitely possible.
Commissioner Zisser asked what the normal parking requirement is when attempting to
consider the recommendation for one space per unit.
Planner Daniel Fama advised that the current parking standard for townhomes is three
spaces per unit. That is a ratio of 2.5 plus a half space per unit to serve as guest parking
spaces. That totals three spaces per unit.
Gordon Wong said that if increasing the project up to 11 units, he could include trash
storage inside each garage rather than having an exterior shared garbage
enclosure/dumpster.
Director Paul Kermoyan asked Planner Daniel Fama to pull up the presentation slide of the
proposed floor plan.
Gordon Wong reiterated that he thought 11 units could be possible with either one garage
or carport parking space per unit.
Director Paul Kermoyan said that looking at the site plan, it seems the site could
accommodate approximately 24 parking spaces on the bottom level with upper levels for
the residential.
Gordon Wong said they would be happy to do that.
Commissioner Ching asked if this project could be kicked up to 12 homes with 24 parking
spaces.
Director Paul Kermoyan said it seems possible to get between 22 and 23 spaces on the
ground floor level, taking into consideration the need for trach enclosure and storage.
Commissioner Ching suggested including space somewhere on site for bike racks or
electric scooter charging systems.
Commissioner Ostrowski asked if there was any on-street parking available in that section
of Union Avenue.
Commissioner Rivlin replied definitely not.
Commissioner Ostrowski said she likes the idea of maxing parking on the property as much
as possible to serve these residents.
Commissioner Buchbinder:
• Said that per the design now, half the ground is the driveway and a third is parking.
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Added that means this site is sacrificing quite a bit to make space for cars.

Commissioner Ostrowski suggested units above parking.
Gordon Wong:
• Said that he could design with podium and reach 24 spaces to serve 11 units.
• Added that guest parking could be placed at the rear of the site to assure they serve
guests to this location.
• Stated that he has a track record with development density that matched the
requirements.
• Advised that with the 35 percent Density Bonus with and ADA compliant unit for the
BMR.
• Recounted that he used to take a scooter to the office when he was younger. He no
longer does so.
Chair Krey asked Mr. Gordon Wong if he is okay with the higher building height that might
be needed to achieve units plus parking.
Gordon Wong replied yes. They can do three-story.
Commissioner Zisser asked about the required open space.
Planner Daniel Fama:
• Said that the P-D Zoning technically has no specific requirement itself except for
meeting the underlying zoning requirement, which is 300 square feet per unit for this R3 parcel.
Gordon Wong said that he can look into below-deck parking.
Commissioner Rivlin said that podium design leaves more open space for residents.
Gordon Wong said that would be quite difficult to achieve. If so, it would result in fewer
units as it results in 3,300 square feet of required open space. The lot itself is 80 feet wide
by 142 feet depth.
Director Paul Kermoyan asked Mr. Gordon Wong about implementing roof decks for these
units.
Gordon Wong said those would result in about 2,000 square feet of private open space,
which is about 1,300 square feet short.
Director Paul Kermoyan:
• Asked about utilizing the same layout but with a fifth unit being added on the left side.
• Stated that option would include making the units narrower, having five units per side
and including a large swath of open space in the middle.
• Stated that 10 units could be realized.
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Gordon Wong said that, assuming that a parking reduction is reached, we could do this.
Planner Daniel Fama said that if the Density Bonus is sought, the parking standard would
be reduced, which would equal two stalls per unit.
Commissioner Rivlin said that equals 22 parking spaces to serve 11 units.
Gordon Wong:
• Stated that he will be brainstorming these suggestions with his team and client.
• Opined that it would be very feasible to do this with five units on each side.
• Added that perhaps 11 units with one space per unit to allow for the middle open space
area.
Commissioner Buchbinder asked what exactly “podium” design is.
Gordon Wong replied that podium design includes parking on the ground floor, being almost
underground.
Commissioner Buchbinder said that could be much more aesthetic.
Planner Daniel Fama said it presents its own architectural design considerations.
Commissioner Rivlin asked if the site is close to groundwater recharge areas would
undergrounding parking even be possible.
Planner Daniel Fama:
• Said that subterranean paring has been used before.
• Admitted that can be challenging at a limited scale for economic reasons.
• Stated that what also must be considered is how parking interfaces with the street.
Gordon Wong:
• Asked if storm water can be treated on the property. It will be located in the front
setback, which seems too small.
• Questioned whether a basin would be possible with as much mechanical treatment as
is possible.
Planner Daniel Fama said he would defer with Public Works and suggested that Mr. Gordon
Wong contact Senior Civil Engineer Roger Storz to discuss that issue.
Gordon Wong said it is worth asking.
Planner Daniel Fama said he would connect with Roger as well.
Gordon Wong said that the FAR is already maxed out but with the 35 percent Density
Bonus it wouldn’t matter.
Planner Daniel Fama cautioned that is the case if the rezone to P-D is done. There is not
a specific FAR in a P-D zoned property.
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Gordon Wong said he appreciates the time tonight with the Planning Commission to
discuss this proposed project.
Chair Krey closed the Public Hearing for Agenda Item No. 2.
Commissioner Buchbinder:
• Said that Planner Daniel Fama has provided good information about the density and
potential with Density Bonus.
• Warned that the next Regional Housing Needs Allocation (RHNA) number is going up.
• Reminded that this is one of the highest density parcels in the City and we should make
the most of it.
• Added that getting a subsidized unit is important as well.
• Pointed out that this site is located near a park with a reasonable walk and/or bike score.
• Stated that he likes the project design including the articulation of the peaked roofs and
the inclusion of roof decks for each unit.
• Said that with such amenities, he is happy to reduce parking standards. He is
comfortable with that.
• Admitted that he is embarrassed that this applicant has designed his initial project based
on inconsistent parking standards.
• Stated that he hopes to fix the process so that doesn’t occur again with another project.
• Asked the City Attorney his view.
City Attorney William Seligmann:
• Said that this applicant is seeking rezoning only because existing discrepancy between
the requirements of the General Plan and Zoning Code.
• Stated that the City still has the ability to change zoning any time before an approval of
a project.
Commissioner Zisser:
• Stated his agreement with the comments made by Commissioner Buchbinder.
• Admitted he would be happy to see this proposed project expanded to between seven
and eight units or if it goes up to 11 units with a very low-income affordable unit included.
• Said that some of the design examples provided by staff are more modern than he
prefers. He likes the original architectural design better.
• Opined that fronting units as seen from Union Avenue is not applicable especially with
high density apartments or condominiums. There is no need for forward-facing units in
this project. No strong need to orient these units toward Union Avenue.
• Suggested that the building façade itself could accomplish the connection fine.
• Supported a minimum of two parking spaces per unit.
• Cautioned that there “will” be overflow without having two spaces per unit on site. That
overflow would be problematic to the surrounding area.
Chair Krey said that Commissioner Zisser is aligned with his thinking.
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Commissioner Ostrowski:
• Said she supports the use of podium design approach to increase building heights and
number of units.
• Cautioned that as seen from the street, this podium design should not appear that the
building(s) are up on stilts with parking beneath.
• Stated the need for this project to create a sense of community.
• Said that most existing developments like their initial design best.
• Advised that somewhere, perhaps far out, in the future there will be more people walking
and biking along the streets. It might take 20 years or more.
• Added that preparing or that can occur one project at a time to get us there.
Commissioner Ching:
• Agreed with Commissioner Ostrowski.
• Supported the need to have this development appear more welcoming as seen from
the street side.
• Stated that he likes the proposed placement of a swath of open space down the center
of the project with perhaps a water feature, including bike racks and scooter chargers.
• Concluded that she is in favor of a parking reduction.
Commissioner Rivlin asked staff for the maximum allowed building height.
Planner Daniel Fama replied 40 feet maximum for the R-3 zone. The maximum building
height citywide is 75 feet.
Commissioner Rivlin said that the fact that the Penny Lane development has roof deck
patios, which proves they are allowed by Code.
Planner Daniel Fama clarified that they are not prohibited. They are allowable.
Commissioner Rivlin:
• Reminded that this property is a compact site.
• Added that this owner is willing to create more dense development including the
provision of roof deck patios per unit. There is potential for some very nice views from
up there.
• Expressed his preference for distinctively Campbell type of architecture.
• Agreed that the small park on Union can serve as available open space for residents
on this project site.
• Advised that there is also Edith Morley Park that is not too far away.
• Stated his support for 11 units with 22 parking stalls.
• Said that there is the ability to leverage this project.
• Concluded he is supportive of what they come up with.
Gordon Wong:
• Stated to the Planning Commission that they really like working and living in Campbell.
Both their home and office are in Campbell.
• Added that he patronizes the Campbell Farmers Market.
• Declared that Campbell is a good City to work with and to run a business in.
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Thanked the Commission for their consideration and feedback.
***

REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR
Director Paul Kermoyan:
• Advised the Commission that their next meeting will occur on January 12, 2021.
Included on that agenda will be the selection of the next Chair and Vice Chair and the
ceremonial presentation of the 2020 Chair Plaque to outgoing Chair Krey.
Chair Krey asked status for the Cresleigh Project.
Planner Daniel Fama said that the developer is working with staff to submit for building
permits by early Spring 2021.
Director Paul Kermoyan advised that they had originally planned to submit in September
2020. The delays are on their side not the City’s.
Commissioner Buchbinder:
• Thanked the Planning Commissioners for appointing him to represent the Planning
Commission on the Commission Collaborative.
• Asked if they have any items they would like for him to bring to the Mayor’s attention.
Director Paul Kermoyan said he would put Commissioner Buchbinder onto the next
Director’s Report for him to debrief the Commission on the first meeting held.
Commissioner Buchbinder asked about General Plan Update timing and whether the City
has considered seeking LEAP funding.
Director Paul Kermoyan:
• Reported that the City has already submitted for LEAP funding and has already received
approval.
• Stated that the next task is site selection.
• Added that a Site Selection Tool has been distributed.
• Said that the question remains, do we want to hire our own consultant or work with the
consultant that others are using.
Commissioner Buchbinder asked if it is okay for him to again ask if there are any suggested
issues he should take to the first Commission Collaborative.
Commissioner Ching said the General Plan Update.
Director Paul Kermoyan said that when a Board or Commission identifies a problem, how
does it advance that problem on to the Council.
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Commissioner Rivlin:
• Said that Commissioner Buchbinder has been the most vocal and as such is the most
appropriate representative for the Commission Collaborative.
• Added that as to prioritizing, he could list:
o General Plan
o Parking (which is an ongoing issue)
o Dell Avenue - Recently, the Commission struggled with a project on Dell Avenue
based on direction derived by the current General Plan, so we created our own.
Council didn’t agree with it and changed it.
Commissioner Zisser said he is most concerned with need for affordable housing. He said
he wants to pursue beyond what we’ve been doing thus far, which is not boosting affordable
housing all that much.
Commissioner Buchbinder:
• Said his list is very specific to include the fact that affordable housing in-lieu fees have
not increase, even to match inflation, for many years.
• Added the fees are currently so low that most developers pay that in-lieu fee rather than
choose to build any BMR units.
Chair Krey stressed the importance of having at least one joint session between Council
and the Planning Commission each year.
ADJOURNMENT
The Planning Commission meeting adjourned at 9:00 p.m. to the next Regular Planning
Commission Meeting on January 12, 2021, which will be conducted on Zoom.
SUBMITTED BY:

______________________________________
Corinne Shinn, Recording Secretary

APPROVED BY:

______________________________________
Michael Krey, Chair

ATTEST:

______________________________________
Paul Kermoyan, Secretary

RESOLUTION NO. 4593
BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CAMPBELL APPROVING A SITE AND ARCHITECTURAL
REVIEW PERMIT, VARIANCE, AND PARKING MODIFICATION
PERMIT TO ALLOW CONSTRUCTION OF AN APPROXIMATELY
8,200 SQUARE-FOOT INDUSTRIAL BUILDING WITH A ZERO SIDE
SETBACK AND A REDUCTION IN THE NUMBER OF REQUIRED
PARKING STALLS, FOR PROPERTY LOCATED AT 930 DELL
AVENUE. FILE NO.: PLN-2020-7
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 the approval of a Site and
Architectural Review Permit, Variance, and Parking Modification Permit:
1. The Proposed Project is an application (PLN-2020-7) for a Site and Architectural
Review Permit to allow construction of an approximately 8,200 square-foot industrial
building; a Parking Modification Permit to allow a reduction in the number of required
parking stalls; and a Variance to allow a zero side setback.
2. The Project Site is an approximately 30,000 square-foot vacant parcel located at
along Dell Avenue south of the San Tomas Expressway overpass.
3. The Project Site is a remnant parcel created by construction of the San Tomas
Expressway in the late 1960's.
4. The Project Site is designated by the Campbell Zoning Map as M-1 (Light Industrial)
and by the Campbell General Plan Land Use Diagram as Light Industrial.
5. The Proposed Project complies with all the applicable development standards of the
M-1 (Light Industrial) Zoning District, with the exception of the left-side building
setback, which is the subject of the proposed Variance application.
6. The Project Site is 590 linear feet deep, with a lot width that tapers from 78 feet to
zero feet, forming a spear-shaped parcel with an average width of 60-feet, resulting
in a depth-to-width ratio of 10-to-1.
7. The Proposed Project would require a left-side setback of 13-feet based upon on a
"wall height" of 26-feet. Compliance with this setback requirement, in conjunction with
a need for a 20-foot wide two-way drive-aisle across the extent of the lot for vehicular
and emergency-vehicle access would severely limit the reasonable development of
the property given the narrowness and tapering nature of the subject property.
8. The Project Site is therefore limited by an unusual geometry that presents a physical
hardship not generally applicable on comparably zoned properties, which was not
result of any action taken by current or previous property owners.
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9. A Variance to the side setback provides the minimum deviation from development
standards necessary to allow reasonable development of the Project Site in a
manner enjoyed by the owners of other properties within the same zoning district.
10. The result of the proposed Variance would be a 27-foot tall block wall along the
northerly property line, visible from San Tomas Expressway. As conditioned, this wall
will be treated with anti-graffiti paint and screened by landscaping installed on the
adjacent Santa Clara County property (under agreement), such that the Variance
would not be detrimental to the public health, safety, or welfare, or materially injurious
to properties or improvements in the vicinity.
11. The Proposed Project includes an architectural design that incorporates a
combination of materials to create a contemporary appearance, including reclaimed
horizontal wood siding, standing seam metal roofing, stucco cladding, steal accents,
and a dark bronze anodized storefront system. The result is a purpose-built industrial
building that still provides an enhanced architectural presence that will visually
contribute to the immediate area, in furtherance of the General Plan.
12. A biological resource assessment was conducted at the direction of the City which
found that development of the project site would not impact any special-status
species, sensitive vegetation communities, state- or federally-defined wetlands,
interfere with the movement of wildlife, or conflict with any local or regional
conservation planning efforts.
13. Campbell Municipal Code Section 21.28.040, Table 3-1 (Parking Requirements by
Land Use) specifies that 'General manufacturing, industrial, and processing uses'
require parking in an amount equal to 1 stall per 400 square-feet of gross floor area.
For the proposed 8,159 square-foot industrial building, this standard yields a
requirement of 20 parking stalls (20.39 rounded down).
14. The requested Parking Modification Permit would allow a reduction in parking from
20 stalls to 16 stalls. The Project Applicant has requested the reduction due to low
number of employees that would occupy the building.
15. The Institute of Transportation Engineers (ITE) Parking Generation guide indicates a
parking demand of six vehicles based on the average ITE rate or eight vehicles
based on the ITE fitted curve for a 8,159 square-foot building.
16. Approval of the Project would be conditioned to restrict the allowable land uses to
manufacturing, fabrication, assembly, and warehousing, commensurate with the
provided parking.
17. Based on trip generation values provided by the Institute of Transportation Engineers
(ITE) Trip Generation Manual, the Proposed Project would result in less than 100
new AM or PM trips, therefore not requiring preparation of a traffic impact analysis
pursuant to the Congestion Management Program, as specified by the VTA
Transportation Impact Analysis (TIA) Guidelines.
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18. The Proposed Project would be consistent with the following General Plan policies
and strategies:
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.

Policy LUT-9.3:

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

Strategy LUT-9.3d:

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

Strategy LUT-11.1d:

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

Strategy LUT-12.1c:

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

Strategy LUT-13.1:

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

Policy LUT-9.3:

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

Strategy LUT-9.3d:

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

Strategy LUT-9.3e:

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

Strategy LUT-5.7a:

Industrial Design Guidelines: Industrial Design Guidelines: Develop Industrial
Design Guidelines with specific policies including, but not limited to the
following:




Require varied, high-quality, finished construction materials such as glass,
stucco, plaster, or brick. No exposed concrete block or flat sheet metal.
Enhance the street frontage of building with landscaping and an
emphasis on the office portion of the building.
Orient service activities such a loading docks to the rear of the site.
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19. In review of the Proposed Project, the Planning Commission considered traffic
safety, traffic congestion, site circulation, adequacy of landscaping, and the
appropriateness of proposed structures and site layout, pursuant to Campbell
Municipal Code Sec. 21.42.040 (Considerations in review of applications).
20. No substantial evidence has been presented which shows that the project, as
currently presented and subject to the required conditions of approval, will have a
significant adverse impact on the environment.
Based upon the foregoing findings of fact, the Planning Commission further finds and
concludes that:
Site and Architectural Review Permit Finding (CMC Sec. 21.42.060.B):
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, development
agreement, overlay district, area plan, neighborhood plan, and specific plan(s);
There is a reasonable relationship and a rough proportionality between the
Conditions of Approval and the impacts of the project;

4.
5.

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

6.

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

Variance Findings (CMC Sec. 21.48.040):
7.

The strict or literal interpretations and enforcement of the specified regulation(s)
would result in a practical difficulty or unnecessary physical hardship inconsistent
with the objectives of this Zoning Code;

8.

The strict or literal interpretations and enforcement of the specified regulation(s)
would deprive the applicant of privileges enjoyed by the owners of other properties
classified in the same zoning district;

9.

There are exceptional or extraordinary circumstances or conditions applicable to the
subject property (i.e., size, shape, topography) which do not apply generally to other
properties classified in the same zoning district;

10. The granting of the Variance will not constitute a grant of special privilege
inconsistent with the limitations on other properties classified in the same zoning
district;
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11. The granting of the Variance will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity;
Parking Modification Permit Findings (CMC Sec. 21.28.050.G)
12. Due to the unique nature and circumstances of the project, or special development
features, the anticipated number of parking spaces necessary to serve the use or
structure is less than that required by the applicable off-street parking standard, and
would be satisfied by the existing or proposed number of parking spaces, as
supported by review of the applicant's documentation and/or a parking demand
study prepared by a qualified transportation engineer accepted by the decisionmaking body;
13. Conditions of approval have been incorporated into the project to ensure the longterm adequacy of the provided off-street parking;
14. Approval of the parking modification permit will further the purpose of the Parking
and Loading Chapter; and
Environmental Findings (CMC Sec. 21.38.050):
15. The project is Categorically Exempt under Section 15303, Class 3 of the California
Environmental Quality Act (CEQA) Guidelines, 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. Further, there are no
exceptions, as specified by Section 15300.2, that would bar a finding of a categorical
exemption.
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and
Architectural Review Permit to allow construction of an approximately 8,200 square-foot
industrial building; a Parking Modification Permit to allow a reduction in the number of
required parking stalls; a Variance to allow a zero side setback, for property located at
930 Dell Avenue, subject to the attached Conditions of Approval (attached Exhibit A).
PASSED AND ADOPTED this 8th day of December, 2020, by the following roll call vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Commissioners: Buchbinder, Ostrowski, Ching, Colvill, Krey, Rivlin, Zisser
Commissioners:
Commissioners:
Commissioners:
APPROVED:

ATTEST:

Paul Kermoyan, Secretary

Michael Krey, Chair

EXHIBIT A
CONDITIONS OF APPROVAL
Site and Architectural Review Permit and Variance with
a Parking Modification Permit
PLN-2020-7
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 to
allow construction of an approximately 8,200 square-foot industrial building; a
Parking Modification Permit to allow a reduction in the number of required parking
stalls; and a Variance to allow a zero side setback, for property located at 930 Dell
Avenue. The project shall substantially conform to the Revised Project Plans, dated
October 5, 2020, as may be modified by the Conditions of Approval contained herein.
2. Permit Expiration: Approval of the Site and Architectural Review Permit and Variance
with a Parking Modification Permit ("Approval") shall be valid for one (1) year from the
effective date of the Planning Commission action. 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 Approval 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. Timely Completion: Once under construction it shall be the obligation of the property
owner and contractor to demonstrate continued progress on the project. In the event
the building permit expires, the City may impose fines or exercise administrative
remedies to compel timely completion of work.
5. County Landscaping Agreement: The applicant shall coordinate with the Santa Clara
County Roads and Airports Department to secure a Maintenance and Indemnification
Agreement to install private landscaping on County property along the northerly
property line of the project site, as depicted on the Approved Project Plans. The
applicant shall also secure an encroachment permit and supply the County a sitespecific traffic control plan, conditions of approval, final revised plans and necessary
application fees, as may be required.
6. Bicycle Parking: Pursuant to CMC Sec. 21.28.070, the project shall incorporate shortand long-term bicycle parking to the satisfaction of the Community Development
Director.
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7. Signage: All signage shall require separate approval of a Sign Permit in compliance
with Campbell Municipal Code (CMC) 21.30.080.A
8. General Operational Standards: Occupancy of the approved industrial building is
subject to the following general operational standards:
a.

Land Use Restriction: The approved industrial building may only be
occupied by manufacturing, fabrication, assembly, and warehousing uses,
and other uses with a comparable parking demand as determined by the
Community Development Director pursuant to CMC Sec. 21.02.020.F.1
(Similar uses allowed). Establishment of any other use shall require approval
of a Modification to this Approval by the Planning Commission. This
restriction shall not be construed as to disallow administrative office activity
that is clearly incidental and ancillary to the principal use of the property.

b.

Hours of Operation: Unless otherwise authorized by a Conditional Use
Permit, the hours of operation of any use within the approved industrial
building is limited to 6:00 AM to 11:00 PM, daily.

c.

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

d.

Noise: Regardless of decibel level, no noise generated within the approved
industrial building shall obstruct the free use of neighboring properties so as
to unreasonably interfere with the comfortable enjoyment of the neighboring
residents. In the event verified complaints are received by the City regarding
such noise, the Community Development Director may immediately curtail
the Hours of Operation, pursuant to Condition of Approval No. 10
(Revocation of Permit).

e.

Trash Disposal and Clean-Up: Refuse and recycling receptacles shall be
kept within the trash enclosure except during collection in compliance with
CMC Chapter 6.04 (Garbage and Rubbish Disposal). Emptying of trash
receptacles and placement of refuse and recyclable materials into the trash
enclosure receptacles shall occur only during the approved “Hours of
Operation."

f.

Parking Management: If the establishment results in excessive parking
demand, the Community Development Director may require preparation of a
parking management plan. If the parking management plan fails to
adequately address the site's parking demand, the Community Development
Director may commence a revocation hearing pursuant Condition of
Approval No. 10 (Revocation of Permit).

g.

Loitering: There shall be no loitering allowed on the premises. The business
owner is responsible for monitoring the premises to prevent loitering.

h.

Property Maintenance: The property is to be maintained free of any
combustible trash, debris, and weeds until the time that actual construction
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commences. Any vacant existing structures shall be secured, by having
windows boarded up and doors sealed shut, or be demolished or removed
from the property (Section 11.201 and 11.414, 1985 Ed. Uniform Fire Code).
i.

Landscape Maintenance: All landscaped areas shall be continuously
maintained in accordance with CMC Chapter 21.26. 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.

j.

Outdoor Storage: No outdoor storage is permitted on the subject property,
including the storage equipment, materials, and inoperable vehicles.

k.

Parking and Driveways: All parking and driveway areas shall be maintained
in compliance with the standards provided in CMC Chapter 21.28 (Parking
and Loading).

l.

Security Plan: If deemed necessary by the Police Department, the property
owner shall prepare a security plan to the satisfaction of the Police Chief,
including, but not limited to, provision of private security and/or installation of
a security camera system.

9. Landscaping: This project is subject to the updated California Model Water Efficient
Landscape
Ordinance
(MWELO).
This
document
is
available
at:
http://www.cityofcampbell.com/DocumentCenter/View/176. The building permit
application submittal shall demonstrate compliance with the applicable MWELO and
landscaping requirements and shall include the following:
a.

b.
c.

A Landscape Documentation Package prepared by an authorized and
licensed professional demonstrating compliance with the full MWELO
requirements with the following required elements:
1) Project Information per Section 492.3.
2) Water Efficient Landscape Worksheet per Section 492.4 (Appendix B of
the MWELO).
i. Include the worksheet within the plan set AND
ii. Provide a separate 8.5x11 hard copy or pdf via email to the
project planner.
3) Soil Management Report per Section 492.5 (unless significant mass
grading is planned, in which case the report shall be submitted prior to
permit final).
4) Landscape Design Plan per Section 492.6.
5) Irrigation Design Plan per Section 492.7.
6) Grading Design Plan per Section 492.8.
Note that a Soil Management Report (if not submitted as part of the
Landscape Documentation Package) and Certificate of Completion will be
required prior to permit final.
A completed Landscape Information Form.
A note on the Cover Sheet in minimum 1/2” high lettering stating “Planning
Final Required. Landscaping indicated on the plans must be installed prior to
final inspection. Changes to the landscaping plan require Planning approval.”
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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 noisesensitive 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.
11. Revocation of Permit: Occupancy of the approved industrial building 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 the Site and
Architectural Review Permit if it is determined that operation a use has become a
nuisance to the City’s public health, safety or welfare or for violation of the Conditions
of Approval or any standards, codes, or ordinances of the City of Campbell.
At the discretion of the Community Development Director, if the property generates
three (3) verifiable complaints related to violations of conditions of approval (e.g.,
noise, parking, etc.) within a twelve (12) month period, a public hearing before the
City Council may be scheduled, upon recommendation of the Planning Commission,
to consider modifying conditions of approval or revoking the Site and Architectural
Review Permit. The Community Development Director may commence proceedings
for the revocation or modification of the Approval 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 customer
and/or employee actions;
b. The number of complaints received from residents, business owners and other
citizens concerning the operation of an establishment regarding parking, noise,
and/or other operational impacts.
c. Violation of conditions of approval.
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Building Division
12. Permit Required: A building permit application shall be required for the proposed
project. The building permit shall include Electrical/Plumbing/Mechanical fees when
such work is part of the permit.
13. Conditions of Approval: The Conditions of Approval shall be stated in full on the cover
sheet of construction plans submitted for building permit.
14. Construction Fencing: The property 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 in compliance with the Standards for Tree Protection During Construction.
PUBLIC WORKS DEPARTMENT
15. General Note: The scope of this project triggers the requirement for Frontage
Improvements as required by Campbell Municipal Code 11.24.040. The applicant will
be required to apply for an Encroachment permit to construct frontage improvements
as listed below. The building permit and grading permit will not be issued until all
Public Works Conditions of Approval have been satisfied.
16. Construction Drawings: The applicant shall submit the required Street Improvement
Plans, and Grading and Drainage Plans directly to the Public Works Department prior
to, or concurrent with the Building permit application. Said application shall include
the following:
a. Response Letter: Upon submittal of the required plans, the applicant shall
provide an itemized response letter verifying that all the Public Works
Conditions of Approval have been met or addressed.
b. Submittal Requirements: The checklist for the various plans required for
submittal can be found on the City’s Website at City Services►Public
Works►Engineering►Land Development►Documents
https://www.campbellca.gov/206/Documents
c. . See instructions on:
i. Submittal Requirements
ii. On-line Application Center
iii. Checklist for Grading and Drainage
iv. Checklist for Street Improvement Plans
v. Street Dedication Requirements
17. Certificate of Compliance: Prior to issuance of any grading or building permits for the
site, the applicant shall submit a certificate of compliance application for approval by
the City Engineer and pay the current application processing fee.
18. Right-of-Way for Public Street Purposes: Prior to issuance of any grading or building
permits for the site, the applicant shall fully complete the process to cause additional
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right-of-way to be granted in fee for public street purposes along the Dell Avenue
project frontage to accommodate 10’ of right-of-way from existing face-of-curb to the
new property line, unless otherwise approved by the City Engineer. The applicant
shall submit the necessary documents for approval by the City Engineer, process the
submittal with City staff’s comments and fully complete the right-of-way process. The
applicant shall cause all documents to be prepared by a registered civil engineer/land
surveyor, as necessary, for the City’s review and recordation.
19. Easements: The Title Report for the project is showing several easements on the
property held by utility companies (San Jose Water Company, PG&E), Santa Clara
Valley Water Company and private individuals. The project has contacted the utility
companies and Santa Clara Valley Water Company and provided correspondence
that shows the utility companies and Santa Clara Valley Water Company have no
interest in these easements. San Jose Water Company has agreed to quitclaim their
easement and the project is recommended to pursue the same (quitclaim) on the
PG&E and Santa Clara Valley Water Company easements.
The project surveyor (Miur Consulting) has researched the easements held by
private individuals and has concluded that the easements are more than 100
years old and absent of any physical evidence of these encumbrances (ditches,
power pole lines, etc…) it is nearly impossible to prove the easements existence,
location and continued use.
Since these easements are still and may continue to show in the project’s Title
Report, the owner, and his/her successors shall indemnify, defend and hold City
of Campbell harmless from any and all claims and actions against the existing
easements.
20. 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.
21. 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 $1,565.00 (set for R-1/multi family/commercial land use).
22. Storm Water Information: On the preliminary grading/utility plans show the amount, in
square footage, of:
a. Existing impervious area.
b. Proposed impervious area.
c. Proposed pervious area.
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23. 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.
The following shall be included on the on-site plan:
a. Downspouts shall be piped into the front landscape area to eliminate
additional stormwater that will be stored/infiltrate into the pervious asphalt.
b. Install signs and/or pavement markings on-site to notify that on-site paving is
pervious asphalt. The intent is to prevent any future maintenance activities
that could damage the pervious asphalt and make it impervious (i.e. a future
slurry seal).
24. 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, installation of sidewalk and necessary conforms to existing improvements.
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.
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.
The plan is showing utility services connection on the existing joint pole at the west
side of Dell Avenue across East Sunnyoaks Avenue. Joint trench is shown to run
across Dell Avenue along project frontage and continue south, behind the curb on
the west side of Dell Avenue. No new poles and/or overhead lines will be allowed. It
is the applicant’s responsibility to coordinate and satisfy the conditions of utility
companies, other agencies and private entities that may be affected with the
proposed utility connections.
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26. 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. Revise plan to show the water meter and sewer clean out are
behind the new property line.
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.
28. Pavement Restoration: The applicant shall restore the pavement in compliance with
City standard requirements. In the event that the roadway has recently received a
pavement treatment or reconstruction, the project will be subject to the City’s Street
Cut Moratorium. The applicant will be required to perform enhanced pavement
restoration consistent with the restoration requirements associated with the Street
Cut Moratorium. The City’s Pavement Maintenance Program website
(https://www.ci.campbell.ca.us/219) has detailed information on the streets currently
under moratorium and the enhanced restoration requirements.
29. Plans / Encroachment Permit / Fees / Deposits: Prior to issuance of any grading or
building permits for the site, the applicant shall execute a street improvement
agreement, cause plans for public street improvements to be prepared by a
registered civil engineer, pay various fees and deposits, post security and provide
insurance necessary to obtain an encroachment permit for construction of the
standard public street improvements, as required by the City Engineer. The plans
shall include the following, unless otherwise approved by the City Engineer:
a. Show location of all existing utilities within the new and existing public right of
way.
b. Relocation of all existing utilities including utility boxes, covers, poles, etc.
outside of sidewalk area. No utility boxes, covers, etc. will be allowed in the
sidewalk area.
c. Installation of City approved street trees and irrigation at 30 feet on center.
d. Installation of City standard ADA compliant driveway approach. Installation of
engineered structural pavement section to centerline, as required by the City
Engineer.
e. Installation of improvements within City right-of-way should be in standard
materials, no pavers shall be installed in City right-of-way.
f. Installation of asphalt concrete overlay per street pavement restoration plan
for utility installation and/or abandonment, as required by the City Engineer.
g. Installation of streetlights, conduits, conductors and related facilities in
accordance with the City of Campbell’s Street Lighting Policies.
h. Installation of traffic control, stripes and signs.
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i.

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

j.

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

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.
34. Trash Enclosure Requirements:
d. 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.
e. West Valley Sanitation District (WVSD), the local sanitary sewer agency, will
require a roof on the enclosure if the trash enclosure drain connects to their
sanitary sewer system.
f. Installation of a grade break to separate the trash enclosure pad (covered
area) from the rest of the site and prevents run-on of stormwater to the
maximum extent practicable.
g. Installation of an area drain in the trash enclosure and connect to sanitary sewer
system.
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FIRE DEPARTMENT
35. Fire Sprinklers Required: (As noted on Sheet T0) Approved automatic sprinkler
systems in new and existing buildings and structures shall be provided in the
locations described in this Section or in Sections 903.2.1 through 903.2.18 whichever
is the more restrictive. For the purposes of this section, firewalls used to separate
building areas shall be constructed in accordance with the California Building Code
and shall be without openings or penetrations. 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 this department for review and approval prior to beginning their
work. CFC Sec. 903.2 as adopted and amended by CBLMC.
36. Fire Alarm Requirements: (As noted on Sheet T0) Refer to CFC Sec. 907 and the
currently adopted edition of NFPA 72. Submit shop drawings (3 sets) and a permit
application to the SCCFD for approval before installing or altering any system. Call
(408) 378-4010 for more information.
37. Water Supply Requirements: (As noted on Sheet A0.2) 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 supplying the site of such project, and to comply with the
requirements of that 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 appliance 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).
2016 CFC Sec. 903.3.5 and Health and Safety Code 13114.7.
38. Trash Enclosures: The proposed trash enclosure shall comply with CFC 2016 edition
§ 304.3.3.
39. Fire Hydrant Systems Required: (As noted on Sheet C-3) Where a portion of the
facility or building hereafter constructed or moved into or within the jurisdiction is
more than 400 feet from a hydrant on a fire apparatus access road, as measured by
an approved route around the exterior of the facility or building, onsite fire hydrants
and mains shall be provided where required by the fire code official. Exception: For
Group R-3 and Group U occupancies the distance requirement shall be 600 feet. For
buildings equipped throughout with an approved automatic sprinkler system installed
in accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3, the distance
requirement shall be not more than 600 feet. [CFC, Section 507.5.1].
40. Fire Apparatus (Engine)Access Roadway Required: (As noted on Sheet A0.2)
Provide an access roadway with a paved all-weather surface, a minimum
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unobstructed width of 20 feet, vertical clearance of 13 feet 6 inches, minimum
circulating turning radius of 36 feet outside and 23 feet inside, and a maximum slope
of 15%. Installations shall conform to Fire Department Standard Details and
Specifications sheet A-1. CFC Sec. 503.
41. Buildings and Facilities Access: (As noted on Sheet A0.2) Approved fire apparatus
access roads shall be provided for every facility, building or portion of a building
hereafter constructed or moved into or with the jurisdiction. The fire apparatus access
road shall comply with the requirements of this section and shall extend to within 150
feet of all portions of the facility and all portions of the exterior walls of the first story
of the building as measured by an approved route around the exterior of the building
or facility. [CFC, Section 503.1.1].
42. Fire Lanes Required: (As noted on Sheet A0.2) The minimum clear width of fire
department access roads shall be 20 feet. The minimum outside turning radius is 42
feet for required circulating access roadways. Fire apparatus access roads shall be
designated and marked as a fire lane as set forth in Section 22500.1 of the California
Vehicle Code.
43. Fire Department (Engine) Driveway Turnaround Required: (As noted on Sheet A0.2)
Provide an approved fire department engine driveway turnaround with a minimum
radius of 36 feet outside and 23 feet inside. Maximum grade in any direction shall be
a maximum of 5%. Installations shall conform with Fire Department Standard Details
and Specifications D-1. CFC Sec. 503.
44. Emergency Gate/Access Gate Requirements: (As noted on Sheet A0.2) Gate
installations shall conform with Fire Department Standard Details and Specification
G-1 and, when open shall not obstruct any portion of the required 20' width for
emergency access roadways or driveways. Locks, if provided, shall be fire
department approved prior to installation. Gates across the emergency access
roadways shall be equipped with an approved access devices.
45. Address Identification: (As noted on Sheet A0.2) 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 provided in
additional approved locations to facilitate emergency response. Address numbers
shall be Arabic numbers or alphabetical letters. Numbers shall be a minimum of 4
inches (101.6 mm) high with a minimum stroke width of 0.5 inch (12.7 mm). 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.
46. Construction Site Fire Safety: (As noted on Sheet A0.2) All construction sites must
comply with applicable provisions of the CFC Chapter 33 and our Standard Detail
and Specification S1-7. Provide appropriate notations on subsequent plan submittals,
as appropriate to the project. CFC Chp. 33.

RESOLUTION NO. 4594
BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CAMPBELL APPROVING A TREE REMOVAL PERMIT TO
ALLOW REMOVAL OF ON-SITE PROTECTED TREES, FOR
PROPERTY LOCATED AT 930 DELL AVENUE.
FILE NO.: PLN-2020-7
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 the recommended approval of a Tree
Removal Permit:
1. The Proposed Project is an application for a Tree Removal Permit to allow removal off onsite protected trees, in association with an application (PLN-2020-7) for a Site and
Architectural Review Permit to allow construction of an approximately 8,200 square-foot
industrial building; a Parking Modification Permit to allow a reduction in the number of
required parking stalls; and a Variance to allow a zero side setback.
2. The Project Site is an approximately 30,000 square-foot vacant parcel located at along Dell
Avenue south of the San Tomas Expressway overpass.
3. The Project Site is a remnant parcel created by construction of the San Tomas Expressway
in the late 1960's.
4. The Project Site is designated by the Campbell Zoning Map as M-1 (Light Industrial) and by
the Campbell General Plan Land Use Diagram as Light Industrial.
5. The Proposed Project complies with all the applicable development standards of the M-1
(Light Industrial) Zoning District, with the exception of the left-side building setback, which
is the subject to a Variance application.
6. The Project Site is 590 linear feet deep, with a lot width that tapers from 78 feet to zero
feet, forming a spear-shaped parcel with an average width of 60-feet, resulting in a depthto-width ratio of 10-to-1.
7. The Project Site is therefore limited by an unusual geometry that presents a physical
hardship not generally applicable on comparably zoned properties, which was not result of
any action taken by current or previous property owners.
8. Retention of the trees would undermine the ability of the property to be developed in an
economical manner by severely reducing the size of the proposed building and
compromising the ability of the site to accommodate a 20-foot wide two-way drive-aisle
necessary for vehicular and emergency-vehicle access.
9. The proposed replacement trees will be a sufficient replacement for the tree to be removed
and will continue the diversity of tree species found in the community.
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Based upon the foregoing findings of fact, the Planning Commission further finds and
concludes that:
1. The retention of the trees restricts the economic enjoyment of the property and creates an
unusual hardship for the property owner by severely limiting the use of the property in a
manner not typically experienced by owners of similarly zoned and situated properties, and
the applicant has demonstrated to the satisfaction of the Planning Commission that there
are no reasonable alternatives to preserve the trees due to the number of site constraints of
the infill site.
THEREFORE, BE IT RESOLVED that the Planning Commission recommends approval of a
Tree Removal Permit to allow removal of on-site protected trees, for property located at 930
Dell Avenue, subject to the attached Conditions of Approval (attached Exhibit A).
PASSED AND ADOPTED this 8th day of December, 2020, by the following roll call vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Commissioners: Buchbinder, Ostrowski, Ching, Colvill, Krey, Rivlin, Zisser
Commissioners:
Commissioners:
Commissioners:

APPROVED:

ATTEST:

Paul Kermoyan, Secretary

Michael Krey, Chair

EXHIBIT A
CONDITIONS OF APPROVAL
Tree Removal Permit
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
1. Approved Permit: Approval is granted for a Tree Removal Permit to allow the removal of
protected trees as indicated on Sheet A0.4 (Tree Removal Plan) of the Revised Project
Plans, dated as received by the Planning Division on October 5, 2020, excepting Trees #2,
#3, and #4, for property located at 930 Dell Avenue. This permit shall be valid only in
conjunction with the associated approval for a Site and Architectural Review Permit and
Variance for construction of a new industrial building.
2. Timing of Removal: The protected trees shall be removed only in conjunction with issuance
of a building permit for construction of the industrial building approved by the associated
Site and Architectural Review Permit and Variance.
3. Replacement Trees: All protected trees shall be replaced at a one-to-one ratio with 24-inch
or 36-inch box trees as specified by Campbell Municipal Code Section 21.32.100. The final
landscaping plan shall reflect the exact species of the replacement trees as determined by
the Community Development Director.

ITEM NO. 3

MEMORANDUM

City of Campbell -- Community Development Department
70 N. First Street, Campbell, CA 95008

To:

Members of the Planning Commission

Date:

From:

Paul Kermoyan, Community Development Director

January 12, 2021

Subject: Report of the Community Development Director
I.

MISCELLANEOUS

A.

Regular SARC Meeting on January 12, 2021: SARC will consider the following items:
1. Application of Darko Dekovic for a Modification (PLN-2020-85) to a previously approved
Planned Development Permit (ZC 81-12) to allow construction of an approximately 426
square-foot single-story addition to an existing single-family residence and a new
approximately 1,011 square-foot accessory dwelling unit (ADU) on property located at
1409 Harriet Avenue.
2. Application of Ana Manzo for a Site and Architectural Review Permit (PLN2019-235) to
allow for the construction of a new 3,149 sq. ft. two-story single-family residence on
property located at 1362 Hacienda Court.

B.

Next Regular Zoom Planning Commission Meeting of January 26, 2021: The next regular
meeting will consider the following items:
1. Application of Darko Dekovic for a Modification (PLN-2020-85) to a previously approved
Planned Development Permit (ZC 81-12) to allow construction of an approximately 426
square-foot single-story addition to an existing single-family residence and a new
approximately 1,011 square-foot accessory dwelling unit (ADU) on property located at
1409 Harriet Avenue.
2. Application of Ana Manzo for a Site and Architectural Review Permit (PLN2019-235) to
allow for the construction of a new 3,149 sq. ft. two-story single-family residence on
property located at 1362 Hacienda Court.

C.

Use of Zoom for remote on-line PC Meetings until further notice: This and all of your
regular schedule of PC meetings will continue to be conducted via Zoom for the foreseeable
future. This Planning Commission meeting will be conducted via telecommunication and is
compliant with provisions of the Brown Act and Executive Order N-29-20 issued by the
Governor. The following Commissioners of the Campbell Planning Commission are listed to
permit them to appear electronically or telephonically at the Regular Planning Commission
meeting on January 12, 2021:
Chair Michael Krey, Vice-Chair Maggie Ostrowski,
Commissioners Stuart Ching, Nick Colvill, Andrew Rivlin and Alan Zisser.
While members of the public will not be able to attend the meeting of the Campbell City
Planning Commission physically, the meeting will be live-streamed on YouTube at
(https://www.youtube.com/user/CityofCampbell). Interested persons may register to
participate at https://us02web.zoom.us/webinar/register/WN_SeQg74UoQ9uP1uYHUpUlRA..
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After registering, you will receive a confirmation email containing information about joining the
webinar itself on January 12, 2021, at 7:30 p.m. Additionally, the complete agenda packet will
be
posted
by
Friday,
January
8,
2021
on
the
website
at
https://www.ci.campbell.ca.us/AgendaCenter/Planning-Commission-6, and will include all
materials for this meeting. Please be advised that if you challenge the nature of the above
project in court, you may be limited to raising only those issues you or someone else raised at
the Public Hearing described in this Notice, or in written correspondence delivered to the City
of Campbell Planning Commission at, or prior to, the Public Hearing by email to
planning@campbellca.gov . Questions may be addressed to the Community Development
Department at (408) 866-2140.

