
PLANNING COMMISSION 
City of Campbell, California 

 
Register in advance for this webinar: 
 
https://us02web.zoom.us/webinar/register/WN_uavFQC2sT1m_-
cJvrGV1oA 
 
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.  
 

July 14, 2020 
Tuesday 
7:30 PM 

Zoom Meeting 

 

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 July 14, 2020: 
Chair Michael Krey, Vice-Chair Maggie Ostrowski, Commissioners Adam Buchbinder, Andrew 
Rivlin; Nick Colvill; Stuart Ching; and Terry Hines. 
 
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_uavFQC2sT1m_-cJvrGV1oA. 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     June 23, 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. 

https://us02web.zoom.us/webinar/register/WN_uavFQC2sT1m_-cJvrGV1oA
https://us02web.zoom.us/webinar/register/WN_uavFQC2sT1m_-cJvrGV1oA
https://us02web.zoom.us/webinar/register/WN_uavFQC2sT1m_-cJvrGV1oA
mailto:planning@campbellca.gov
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PUBLIC HEARINGS 
1. PLN2019-213 Public Hearing to consider the application of Sean Rinde for a Site 

and Architectural Review Permit (PLN 2019-213) to allow the 
construction of a new approximately 2,665 square-foot two-story 
single-family residence on property located at 1511 Van Dusen 
Lane. 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: Naz Pouya Healy, Assistant Planner. 
 

2. PLN-2020-54 
 
 

Public Hearing to consider the application of Adjin Krajnic for a 
Modification (PLN-2020-46) to a previously-approved Conditional 
Use Permit (PLN2017-337) to allow a motor vehicle sales 
(retail/wholesale) establishment on property located at 125 E. 
Sunnyoaks Avenue, Suite 100. 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, Senior 
Planner 
 

3. PLN2019-176 Continued Public Hearing to consider the application of Nandini 
Bhattacharya and Buddhadeb Basu for a Variance (PLN2019-176) 
to allow a reduced side-yard setback to legalize an unpermitted 
accessory dwelling unit (ADU) on property located at 309 Redding 
Road. 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.   
 

4. PLN-2020-30 
 
 

Public Hearing to consider the application of Trojan Storage for a 
Modification (PLN-2020-30) of a previously approved Conditional 
Use Permit (PLN2018-337) to amend the approved self-storage 
facility Hours of Operation of 7:00 AM to 8:00 PM Monday through 
Friday and 8:00 AM to 7:00 PM Saturday and Sunday to 6:00 AM to 
9:00 PM, daily, on property located at 680 E. McGlincy Lane. A 
Mitigated Negative Declaration (MND) was previously adopted for 
this project. Tentative City Council Meeting Date: August 18, 2020. 
Project Planner: Daniel Fama, Senior Planner 

 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
ADJOURNMENT 
 
Adjourn to the next regularly scheduled Planning Commission meeting of July 28, 2020, at 
7:30 p.m., 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. TUESDAY 
JUNE 23, 2020 

REMOTE ON-LINE ZOOM MEETING 
 
 
The Planning Commission meeting of June 23, 2020, was called to order at 7:36 p.m. by 
Chair Krey and the following proceedings were had, to wit: 

ROLL CALL 
 
Commissioners Present:  Chair:    Michael Krey  
      Vice Chair:   Maggie Ostrowski (joined at 7:42 pm) 
      Commissioner:   Adam Buchbinder 
      Commissioner:   Stuart Ching  
      Commissioner:   Nick Colvill 
      Commissioner:   Terry Hines  
      Commissioner:   Andrew Rivlin 
     
Commissioners Absent: None 
           
Staff Present:   Community 
      Development Director: Paul Kermoyan 
      Senior Planner:   Daniel Fama 
      Senior Planner:  Stephen Rose 
     Police Chief:   Gary Berg 
      City Attorney:   William Seligmann 
      Recording Secretary: Corinne Shinn 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Buchbinder, seconded by 

Commissioner Colvill, the Planning Commission minutes of the meeting 
of June 9, 2020, were approved with a correction to the vote taken on 
bottom of page 11 and top of page 12 to reflect the accurate 4-2-1 vote. 
(6-0-1; Vice Chair Ostrowski arrived after this vote). 
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COMMUNICATIONS 
 
Director Paul Kermoyan advised that Vice Chair Ostrowski is currently trying to get logged 
into this meeting.  He advised that there are no new desk items outside of those received 
and emailed to the Commission prior to start of this meeting. 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS   
 
Audrey Kietreiber President of STACC (San Tomas Area Community Coalition): 
• Pointed out that the issue of fence exceptions often come up with people requesting 

additional fence heights. 
• Stated that fences taller than the current six-feet maximum should somehow be allowed 

by right. 
• Said that these days the homes being built are taller than they used to be, and privacy 

is desired by property owners. 
• Suggested that it was a “burden” not to allow eight-foot tall fencing by right. 
• Encouraged the Commission to consider changes to the Code since there continue to 

be a whole lot of exceptions being processed. 
 
Vice-Chair Ostrowski was successfully logged in to the meeting at 7:42 p.m.  
 
Raja Pallela asked if he could speak about ADU’s specifically the one that will be discussed 
as Agenda Item 2. 
 
Chair Krey said Mr. Pallela would have the opportunity to make his comments on that 
application when it comes up for consideration later in the agenda. 
 
Vice-Chair Ostrowski asked how emails are being handled this evening. 
 
Commissioner Buchbinder said that those emails are predominately on an item the 
Commission voted on at the June 9th meeting to find the CIP consistent with the City’s 
General Plan. 
 
Vice Chair Ostrowski asked if the Commission and interested members of the public would 
be able to talk further about it. 
 
Director Paul Kermoyan said that those members of the public can join the meeting to state 
their concerns expressed in their emails submitted and distributed to the Planning 
Commission. 
 
Shannon Rose, Campbell Resident: 
• Stated that she has a Measure O request as it may or may not pertain to the proposed 

purchase of a militarized armored vehicle for the Campbell Police Department.  That 
item, a bearcat, is not part of the intended use for Measure O funds. 
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• Stressed that that purchase should not be paid for using Measure O funds. 
 
Chair Krey pointed out that Council would be conducting another budget meeting later this 
week on Thursday, June 25th, and that would be a more appropriate body to raise that 
concern to.  He advised that the Commission’s review on June 9th was limited in scope to 
review and certify that the 2021-2025 CIP (Capital Improvement Program) can be found to 
be consistent with the City’s General Plan.  That action was taken at the June 9th meeting. 
 
City Attorney William Seligmann advised that the funding for the bearcat would not be 
coming out of Measure O funds. 
 
Chief Gary Berg reiterated that the item would not be paid for with Measure O funds.  It is 
just a CIP request item. 
 
Mike Wallace, Campbell Resident, said it is questionable whether an armored vehicle is 
necessary for Campbell Police. He added that, in his opinion, it should not be approved. 
 
Chair Krey reiterated that the Commission already voted to find the 2021-2025 CIP 
consistent with the General Plan at its meeting of June 9th.  Again, Council would be taking 
action at its meeting this week on June 25th. 
 
Mike Wallace: 
• Said that he would like to direct his question to Chief Berg. 
• Asked whether given the anger being expressed nationwide, why does Chief Berg think 

we need a militarized vehicle. 
• Pointed out that during the event that occurred at Denny’s on Bascom people were not 

in danger. 
• Questioned the need to spend $250,000 for an armored car.  Is it because of that one 

incident? 
 
Director Paul Kermoyan: 
• Advised that while the public has this opportunity to speak under Oral Request to any 

issue not included on this evening’s agenda, neither staff nor the Commission is able to 
enter into a specific conversation on an item not included on the official agenda for this 
meeting. 

• Suggested that Mr. Wallace contact Chief Berg directly to further discuss his concerns 
with this proposed purchase. 

• Added that Council’s next budget meeting is this week on Thursday, June 25th. 
 
Raja Pallela, Campbell Resident: 
• Said he wanted to address the fact that the State has offered amnesty for owners of 

unpermitted ADUs for five years against enforcement of missing building permits. 
• Pointed out that a lot of cities are giving amnesty and he suggests Campbell consider a 

five-year amnesty against enforcement of existing ADUs with Zoning standard 
violations. 

• Suggested that issue be brought back to a future Planning Commission agenda if at all 
possible. 
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*** 

PUBLIC HEARINGS 
 
Commissioner Rivlin advised that he must recuse from Item 1 since his home is located 
within the minimum 500-foot noticing distance thus preventing his participation. 
 
Chair Krey read Agenda Item No. 1 into the record as follows: 
 
1. PLN2019-234 Public Hearing to consider the application of Gordon Wong for an 

Administrative Planned Development Permit (PLN2019-234) to allow 
for the establishment of a small fitness studio and a Parking 
Modification Permit to allow a reduction in the number of required 
parking spaces at 85 Gilman Avenue in the P-D (Planned 
Development) Zoning District. 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, Senior 
Planner 

 
Mr. Stephen Rose, Senior Planner, provided the staff report.   
 
Chair Krey asked if there were questions for staff. 
 
Commissioner Buchbinder asked whether any concern that the limit of nine people and the 
provision of just nine parking spaces would be exceeded, would it be possible to formally 
limit occupancy. 
 
Planner Stephen Rose: 
• Advised that a condition of approval could be imposed limiting occupancy to nine. 
• Cautioned that this is a very large space to serve just nine.  As a result, there would be 

a tendency for abuse. 
• Added that even with a condition for occupancy up to nine, any deviation would become 

something that Code Enforcement would have to deal with. 
 
Commissioner Buchbinder asked if there have been any recent proposals for housing being 
developed on those adjacent lots discussed including this parcel. 
 
Planner Stephen Rose replied not recently.  The building/site have been vacant for a year 
now. 
 
Commissioner Hines asked if there would be anything preventing this property owner from 
selling this property.  Does this proposed use get in the way of a sale? 
 
Planner Stephen Rose: 
• Replied that on the City’s part there is nothing preventing this owner from selling his 

parcel 
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• Added that if there is a lease for specific use on site that use would have to be allowed 
to continue even upon sale as the use goes with the location not the owner. 

• Stated that with the owner being required to make site improvements to accommodate 
the next use, that investment would effectively extend the current non-residential use of 
that site. That results in a delay for the site and area to accommodate denser housing 
units. 

 
Chair Krey 
• Clarified with staff that while the site may be considered to be a housing opportunity site 

to help in the provision of low/medium and market rate housing, is this not an 
encouragement rather than a requirement? 

• Asked if the property owner can be compelled to change the use to residential, 
 
Planner Stephen Rose: 
• Replied that the City cannot compel the conversion to housing. 
• Reminded that the application is here for an Administrative Planned Development as 

required for a change of use and an associated Parking Modification Permit. 
• Added that the Planning Commission doesn’t have to approve those entitlements. 
 
Director Paul Kermoyan: 
• Advised that there is a broader vision intended for this area. 
• Said that staff is providing information about that vision so that the Planning Commission 

has the ability to support that vision if they choose to.  The Area Plan doesn’t call out 
initiation provisions. 

• Added that what is being proposed here is within the confines of the existing zoning. 
 
Commissioner Colvill: 
• Stated that until there is an actual demand to put in housing there not allowing this 

owner to use his property as he sees fit at this time is concerning. 
• Pointed out that it imposes an extra layer of regulation if this owner is prevented from 

doing something right now with his property 
• Concluded that he doesn’t want to handcuff the property owner or applicant. 
 
Chair Krey opened the Public Hearing for Agenda Item No. 1. 
 
Gordon Wong, Applicant: 
• Reported that it takes time to put together a good housing development project. 
• Added that there will be some flexibility in place with a tenant having just three or four 

years of a lease. 
• Explained that they are planning on a minimum tenant improvement to the interior. 
• Stated that the hardest hits are landscaping and ADA accessibility requirements before 

a larger development is possible. 
 
Alie Antoun, Property Owner: 
• Stated his appreciation for Planner Stephen Rose’s support during this process. 
• Advised that he owns three adjacent properties and the business that formerly occupied 

this site, Etched Media. 
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• Said he understands that the long-term vision of this area is for higher density housing, 
but this is not the time for that right now. 

• Added that he is interested in securing high quality tenants for his buildings that are 
walkable to Downtown. 

• Said he is investing enough on the site to attract the right tenants. 
• Reported that with the two to three month delays and impacts due to Covid19 he lost 

another tenant on one of the other properties. 
• Agreed that there is a parking issue in this area and that the size of a building itself 

dictates the imposed parking standard by use. 
• Explained that this proposed use was for a private training facility with an individual 

trainer and customer or a small class of two students at one time at most. 
• Informed that this operator has a loyal client base who will follow her if or when she 

needs to relocate her business. 
• Assured that he would be redeveloping these properties himself in the future and has 

also tried to purchase a fourth adjacent parcel without success. 
 
Commissioner Hines: 
• Cautioned that one problem often seen with a CrossFit-type of business is the potential 

for the users to extend their workouts out onto the streets around it.   
• Asked if there is any objection to having limits on this business to prevent that. 
 
Alie Antoun, Property Owner: 
• Said that topic has come up. 
• Added he is willing to include that into the lease. 
• Stated that the lease already includes a provision against loud music by including 

maximum decibel limits. 
 
Chair Krey closed the Public Hearing for Agenda Item No. 1. 
 
Commissioner Buchbinder: 
• Reiterated his desire to see the issue of parking standards for commercial uses located 

near transit. 
• Stated that it appears it’s either this use now or nothing now. 
• Expressed concerns about the maximum occupancy of nine and the required escrow to 

cover costs if any non-conforming code enforcement is required. 
• Said he also doesn’t support a time limit on the use. 
• Pointed out that the property owner (Alie Antoun) is not concerned since he wants to 

redevelop the sites he owns in the future. 
• Stated it is not fair to ask that this building remain vacant. 
 
Commissioner Colvill: 
• Agreed that this property owner needs tenants for his building. 
• Reminded that that Mr. Antoun owns multiple buildings in Campbell and as thus has 

invested in Campbell. 
• Said that this proposed tenant is better than an empty building. 
• Assured that reconstruction of this area is something that can occur later down the road. 
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Commissioner Hines: 
• Stressed the importance of creating a favorable climate for business.  Especially small 

businesses. 
• Pointed out the harm to the economy that has already resulted from the Covid19. 
• Said that small business could include possible sales tax revenue.  We have a willing 

small business here. 
• Stated his preference to “deny the denial” of this proposal 
 
Vice Chair Ostrowski: 
• Expressed her concurrence with her fellow Commissioners and also supports this 

business. 
• Pointed out this business will fill that building.  It’s either this fitness center or a vacant 

building. 
• Agreed that the chief issue is parking and the concerns of staff with potential for overflow 

and excess cars. 
• Admitted that if, in the future, the owner wants to increase their number of customers, 

she would be open to that if the use is reevaluated based on actual traffic whether that 
expansion is possible. 

• Reiterated that this location is close to Downtown and within an area with higher density 
housing. 

 
Commissioner Colvill: 
• Said that there is no cookie-cutter solution for parking. 
• Stated that they must look at the Parking Modification Permit as part of the Planned 

Development Permit. 
• Concluded that it is not that big of a deal. 
 
Chair Krey: 
• Said that this may be the highest and best use of this site right now and it is much better 

than a vacant building. 
• Stated that it may be clear that there are better uses for that location in the future it is a 

tough situation for this property owner and his potential business tenant now. 
• Agreed with Commissioner Buchbinder that there needs to be a broad vision on parking 

moving forward.  This is one of the worse areas for parking. 
• Admitted that he thinks this use will cause pretty much of a parking crunch, so he is 

leaning against this.  Parking is a big problem. 
 
Commissioner Ching: 
• Said that he is leaning to Chair Krey’s point. 
• Added that there is a massive need for housing.  We are well behind where we should 

be in affordable housing.  This would be an ideal site for housing as it no longer is for 
warehousing uses. 

• Admitted that denying this will not make redevelopment any easier but he’s not sure.  
We don’t know that but at some stage we have to make a stand for housing. 

• Opined that removing landscaping and open space is not improving the existing 
situation. 

• Declared the parking in this area to be a nightmare and dangerous.  
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• Assured that there will be a parking issue there. 
• Asked staff what they propose if the Commission reaches a decision to “deny the 

denial?” 
• Said one condition could be the staff suggested deposit for $5,000 to deal with any code 

issues that may crop up if this occupancy and parking limits are not adhered to. 
 
Commissioner Colvill: 
• Said that one alternative would be to continue this item to allow staff to draft the 

resolution to approve. 
• Added that he doesn’t support the deposit requirement for potential code enforcement. 
• Suggested a motion. 
 
Motion: Upon motion of Commissioner Colvill, seconded by Commissioner 

Buchbinder, the Planning Commission CONTINUED TO A DATE 
UNCERTAIN, consideration of the Administrative Planned 
Development Permit (PLN2019-234) to allow for the establishment of 
a small fitness studio and a Parking Modification Permit to allow a 
reduction in the number of required parking spaces at 85 Gilman 
Avenue, with the following direction to staff to: 
• Return with a resolution for approval for this use with conditions, 

removing the $5,000 deposit to cover costs for potential code 
enforcement; establishing a maximum occupancy of nine people; 
and the provision and use of nine on-site parking spaces; and no 
limit to the duration of the use; 

 by the following roll call vote: 
AYES:  Buchbinder, Colvill, Hines and Ostrowski 
NOES: Ching and Krey 
ABSENT: None 
ABSTAIN: Rivlin 

 
Commissioner Rivlin returned to the dais following the conclusion of Item No. 1. 
 
Chair Krey called for a brief break at 8:45 p.m. and reconvened the meeting at 8:50 p.m. 
 

*** 
 
Chair Krey read Agenda Item No. 2 into the record as follows: 
 
2. PLN2019-176 Continued Public Hearing to consider the application of Nandini 

Bhattacharya and Buddhadeb Basu for a Variance (PLN2019-
176) to allow a reduced side-yard setback to legalize an 
unpermitted accessory dwelling unit (ADU) on property located at 
309 Redding Road. 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.   
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Mr. Daniel Fama, Senior Planner, provided the staff report. 
 
Chair Krey asked if there were questions for staff. 
 
Vice Chair Ostrowski: 
• Referenced two documents submitted by the applicant that included a 1974 Application 

for Moving Permit. 
• Said it seems to indicate structures as consisting of 26 x 49 feet originally; and two 

support structures at 12 x 24 feet and 20 x 21 feet, which seem to support the structure 
being built legally. 

 
Planner Daniel Fama: 
• Advised that those are County permits and not Campbell permits. 
• Explained that staff had reached out to the County asking them to provide a letter 

attesting to the legality of the construction on site. 
• Reported that the County was not willing to do that. 
• Added that this County documentation is not sufficiently clear to document the legality of 

the buildings on site. 
• Added that the construction occurred following annexation of this area into Campbell. 
• Said that the finding for legality, belongs to the Director. 
• Concluded that the applicants stipulate that their building is not legal and as such are 

asking for a variance. 
 
Director Paul Kermoyan: 
• Reported that upon an aerial chronological review was done, it showed a much smaller 

garage and latera larger garage.  
• Said that’s where the argument made that it was legal fell apart. 
• Concluded that the addition was added after annexation and without permits. 
 
Planner Daniel Fama said that garage expansion occurred in the late 1980’s to early 
1990’s. 
 
Commissioner Colvill said that means the documents from the applicants do not clarify 
legality. 
 
Planner Daniel Fama replied correct. 
 
Commissioner Colvill asked if the potential to redraw property lines to allow a sufficient side 
setback had been discussed or considered by the applicant as this lot size is not 
conforming. 
 
Planner Daniel Fama said that this lot is too narrow at 45-feet.  The minimum lot size in this 
R-1-6-zoned neighborhood is 60-feet.  He added that if the lot line was adjusted onto the 
neighboring site, that home next door would then encroach on its own required setbacks 
making that option unfeasible. 
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Commissioner Rivlin: 
• Asked if the applicants explored the option not to have adjacency of the ADU at the 

property at all by creating a separate storage space next to the property line that is not 
part of the ADU. 

• Admitted that option would require moving walls. 
• Questioned whether the applicants are firm that such a change would cost too much. 
• Reiterated his question whether there has been any such discussion over the last few 

months. 
 
Planner Daniel Fama reminded that the wall that would have to be moved is the kitchen 
wall with all the cabinets and appliances along it and the utilities to serve them. 
 
Vice Chair Ostrowski asked what if the buildings’ footprints for the structures on the County 
permit are confirmed by the County. 
 
Planner Daniel Fama: 
• Said if the County would have documented in writing the legality of what had been 

constructed under their jurisdiction as it stands now, that would have avoided this 
process altogether. 

• Pointed out that Campbell provides zoning letters outlining what is legal on a property, 
but the County was unwilling to do so. If they had, we would have accepted their position. 

 
Vice Chair Ostrowski: 
• Asked why the County would not. 
 
Planner Daniel Fama said the County simply declined to document in writing the legality of 
what’s on site. 
 
Chair Krey opened the Public Hearing for Agenda Item No. 2. 
 
Ms. Nandini Bhattacharya, Applicant and Property Owner: 
• Thanked the Planning Commission for their time. 
• Assured that they had done their due diligence and hired an architect. 
• Reported that they received a code enforcement letter and had followed the process and 

done all that was asked of them. 
• Advised that they have received numerous letters of support for their ADU to remain as 

it is. They have many supporters. 
• Reminded that the State of California has a vision for housing and offers a five-year 

deferment from local enforcement of any building permit violations for ADUs. 
• Suggested that their request for this variance could create precedent for others in 

Campbell with unpermitted ADUs. 
• Explained that they have filed for a variance because they only realized their ADU was 

not permitted recently. 
• Pointed out that some members of this Commission have visited their home to see this 

ADU. 
• Thanked the Commission. 
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Commissioner Hines asked what the three different color lines reflect on the site exhibit 
provided by the applicants. 
 
Mr. Buddhadeb Basu, Applicant and Property Owner: 
• Said that the blue line depicts the garage.  The yellow line is the portion of the ADU that 

is in question.  The red line is the portion of the ADU that is not in dispute. 
• Advised that he has gathered data on their land.  It is quite narrow and 4 ½ feet short of 

minimum 60-foot required frontage for its zoning. 
• Said that it would be appropriate to compare this to a 10,000-square-foot lot. 
• Thanked the Commission and staff for their time on this matter. 
 
Chair Krey said he was sorry for the time it has taken to get this matter back to the Planning 
Commission for further discussion and consideration. 
 
Commissioner Colvill pointed out that there are lots of irregular sized parcels throughout 
the Bay Area.  He asked if the applicants feel entitled to an ADU if it would never have been 
allowed as constructed if permits had been properly applied for prior to construction? 
 
Mr. Buddhadeb Basu, Applicant and Property Owner: 
• Said he provided the data that he could to support this ADU. 
• Assured that he does not say that he is entitled. 
• Concluded that he just wants due process. 
 
Vice Chair Ostrowski said that she thought that there is a provision to allow side-yard 
setback encroachment. 
 
Planner Daniel Fama said that if this ADU had been expanded with a permit, it would have 
been allowed to expand along the existing substandard setback and then it could have 
been legalized. 
 
Commissioner Buchbinder asked whether they would have been allowed to extend the 
garage and convert it into an ADU. 
 
Planner Daniel Fama clarified that prior to 2017, if a garage was extended with a permit it 
could have later been converted into an ADU.  This expansion was not legal from day 1. 
 
Commissioner Buchbinder asked whether the existing ADU could be converted back into 
a garage and then back to an ADU at a later date with permits. 
 
Planner Daniel Fama said that it would have to have been legal when constructed and 
before January 1, 2017. 
 
Vice Chair Ostrowski said she is concerned by calling this ADU illegal. 
 
Director Paul Kermoyan stated that a 1974 photo refutes what you’re saying.  It was small.  
It got bigger after annexation into Campbell without permits. 
 
Vice Chair Ostrowski said there remain a lot of unknowns. 
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Director Paul Kermoyan: 
• Said that the old County permits are hard to read. 
• Advised that he had looked back at historic aerials as he wanted to exhaust all available 

information.  The visual there in those aerial photographs are precise. 
 
Planner Daniel Fama: 
• Reminded that the applicants filed for this variance.  That in itself is a stipulation that 

they know it is illegal. 
• Said that using this route of review, staff has to assess that this building is not legal. 
 
Commissioner Colvill: 
• Asked the applicants when they found out about the non-conformity of their ADU.  Was 

it when they went to the City to legalize the structure? 
 
Mr. Buddhadeb Basu, Applicant and Property Owner:  
• Provided a history of sequence since they purchased this property in 2015. 
• Stated that the property listing (MLS) indicated a 1,900-square foot house with four 

bedrooms and five bathrooms. 
• Added they looked at City records and found permits for roof and remodel.  As a result, 

they provided a $36,000 escrow deposit on the purchase, which was non-refundable 
once paid. 

• Said that the appraisal then came back as a three bedroom and 2 ½ bath home. 
• Reported that they felt compelled to go ahead with their purchase despite that 

discrepancy so as not to lose their deposit. 
• Said that they have a 9,980-square-foot lot.  It is not a full 10,000 square foot lot.  A lot 

less than 10,000 square feet did not allow an ADU at that time. 
• Pointed out that there are a lot of inconsistencies with this house. 
 
Commissioner Colvill: 
• Said that at the time of sale a disclosure statement was provided to them.  He asked if 

they marked “yes” for disclosure 4 that stipulates they were aware of alterations that 
had been made without permits? 

• Pointed out the disclosure about zoning violations that has been marked with “yes” from 
them as the buyers.  That indicated that the garage is closer to the property line. 

• Asked whether that proves that they knew of the potential for problems with what they 
were buying. 

 
Ms. Nandini Bhattacharya replied not before they put down their three-percent non-
refundable deposit on the house. 
 
Mr. Buddhadeb Basu admitted that they knew the ADU was illegal at time of purchase. 
 
Commissioner Colvill asked whether they looked at the notes they were signing off on. 
 
Mr. Buddhadeb Basu said only after escrow was already underway. 
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Commissioner Colvill: 
• Asked for clarification about the applicants’ use of this ADU. 
• Said that they have claimed it was used as an in-law unit for visiting family and friends.  

They also say that their children use it as a play space. 
• Asked what the use of the ADU had been since their purchase of this property. 
 
Ms. Nandini Bhattacharya said that it’s for their parents to stay in when they visit from India, 
as a kids’ play space as well as a prayer room. 
 
Commissioner Colvill: 
• Asked the meeting coordinator to allow him to share his screen with the meeting. 
• Showed a listing outlining the history of rentals on this property. It was offered for rent 

twice at a rent of $2,200 per month. 
• Said that the listing outlines some new construction in 2015 and a renovation in 2018.  

It seems there have been multiple tenants over time. 
• Concluded that his question for the applicants is how the Commission should approach 

this information. 
 
Ms. Nandini Bhattacharya: 
• Admitted that they had listed it for rent. 
• Assured that between 2015 and 2020, their parents have visited every year and used 

this ADU. 
• Concluded that they never actually ended up renting it out to a tenant. 
 
Mr. Buddhadeb Basu: 
• Said that he’s the one who listed the unit for rent but never actually rented it out. 
• Added that he was just testing the market to determine the interest there might be in 

someone renting it. 
• Pointed that he cannot legally rent it out since it is not legally permitted. 

 
Commissioner Colvill thanked the applicants for their clarifications. 
 
Raja Pallela, Resident on Hacienda Ave: 
• Said that he has been working with Planner Daniel Fama over the last two years during 

the time of the ADU Ordinance update. 
• Pointed out that Campbell rules allow a garage with a zero setback in this neighborhood.   
• Added that this property was built about 30 to 40 years ago. 
• Said that it doesn’t make sense not to approve this request. 
• Claimed that there are no permit records in Campbell. 
• Reiterated that the intent of the State with ADUs is to provide additional housing units. 
• Stated that he doesn’t understand the City’s logic. It is not ethical or legal. 
• Admitted that he understands that staff is doing their duty, but the Planning Commission 

has to listen to the people. 
• Said that every city is giving legalization. 
• Reminded that Commissioner Buchbinder wants to put amnesty on non-conforming 

zoning for a five-year period at the last meeting but it didn’t pass. 
• Asked the Commission to listen to the neighbors. 
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Audrey Kietreiber, President of STACC (San Tomas Area Community Coalition): 
• Admitted that this property is not located in their area (San Tomas) but is highly relevant. 
• Stated that there are a large number of garages that have been converted without 

permits into ADUs.  Included to that is one that is a second story ADU added above a 
garage. 

• Reported that the San Tomas area was annexed into Campbell in 1979. 
• Pointed out that if this particular ADU had been constructed with a permit as an 

extension to the garage and then into an ADU it would be allowed. 
• Said that the County record doesn’t seem to provide enough validation for what’s on 

this property. 
• Cautioned to Director Paul Kermoyan that staff needs to consider documents before 

you right now rather than aerials that are not provided tonight. 
• Added that she believes the intent of this homeowner.  Besides whether it is rented out 

or for personal use, that issue is not a factor. 
• Stated her disagreement with staff regarding the requirements.  This lot is unique in 

size.  It is smaller in width than normal.  Allowing this ADU would not represent a special 
privilege.  It would be an unnecessary hardship to make them chop off four feet of their 
existing ADU. 

• Described herself as a big “law and order” girl.  This was done 40 years ago.  No one 
objected at that time.  It was done to Code. 

• Suggested that the ADU be inspected and the homeowners allowed to legalize it. 
• Concluded that she wishes more property owners would attempt to legalize their illegal 

ADUs. 
 
Chair Krey closed the Public Hearing for Agenda Item No. 2. 
 
Commissioner Buchbinder: 
• Said that there is a gap in our knowledge where it’s possible this garage was converted 

legally and later converted into an ADU. 
• Questioned, “Do we know that didn’t happen?” 
 
Planner Daniel Fama said that while it’s possible that records have been lost after this 
County pocket was annexed into the City of Campbell, the focus of the conversation is the 
required findings to support the requested Variance for a substandard side setback. 
 
Commissioner Buchbinder: 
• Said that these property owners desire an ADU. 
• Admitted that he is somewhat disappointed that they didn’t mention trying to rent it out. 
• Added that he can see reasoning not to grant a Variance and that it would still be 

possible to have an ADU property situated elsewhere on this property, but it feels Kafka-
esque. 

• Reminded that there has been no neighbor objection to this request.  This is a non-
conforming lot.  He does not see any justification to demolish the unit. 

 
Director Paul Kermoyan asked staff whether there had been a complaint. 
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Planner Daniel Fama replied yes, about two years ago.  He clarified that a code complaint 
has a confidential reporting party, but they are not anonymous. 
 
Commissioner Buchbinder said that another reason to have some kind of amnesty program 
is that people tend to harass other people using code complaints. 
 
Vice Chair Ostrowski: 
• Thanked everyone. 
• Admitted that this is not a clear-cut case and we are trying to piece together what 

happened to get to this situation. 
• Listed her feedback on the required findings: 

o 1 -- This lot is narrow.  Construction was done in stages with unknown records. 
o 2 – Tied to the first finding whereby this lot is narrow at 54 feet where 60 feet lot 

width is required for R-1 zoning. 
o 3 – Lack of history and permits.  Example of missing permit given by one speaker. 
o 4 - Not just this one situation.  Making exceptions for all non-conforming ADUs. 
o 5 - This one was found to be true by staff. 
o 6 - Agree that this Variance would not be detrimental to the public. 

• Reiterated that the State is trying to create housing to provide opportunities for those 
who want to live in this area and the need for more housing stock. 

 
Commissioner Buchbinder asked staff what they think should be done with the existing 
non-permitted ADUs.  He said that complaint-based enforcement equates to a bad 
outcome. 
 
Commissioner Colvill: 
• Said that he works in real estate. 
• Added that in regard to these required findings, he is having a hard time not seeing 

them as black and white. 
• Asked what happens if someone else were asked to build in this manner. They would 

be denied. 
• Agreed that it is unfortunate, but we can’t just buckle and give in. 
• Pointed out that there are plenty of unpermitted units. 
• Said that they were not completely truthful about their intent for their ADU.  That was 

proven by the ads they placed seeking interested renters. 
• Added that there is no proof as to whether they rented or not. 
• Reminded that when one buys a house, disclosures about that property are given in 

writing.  If a buyer goes forward with the purchase despite the disclosures, that buyer 
takes on a huge risk.  They are not victims here 

• Said that the owner prior to the current bought a $600,000 house to flip and sold it 
quickly for $1.3 million within 6 months.  Why was that possible?  Because of a major 
upgrade to the ADU.  It’s not uncommon for flippers to hand off their problems to a new 
buyer. 

• Concluded that these current owners could possibly pursue legal action against the 
seller.  This transaction and that seller were shady, and this buyer got caught up with a 
hot potato. 
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• Stated that the City has been fair in evaluating their request.  It is unfair for them to do 
it as they have done it. 

• Concluded that staff gave a great job in giving us all this information to consider and 
approving this Variance equates to a special privilege. 

 
Commissioner Hines: 
• Said that this family is trying to get a comfortable house and move on. 
• Stated that he is trying to figure out whether this Commission should provide a Variance. 
• Added that a Variance is not a precedent. 
• Pointed out that this home is useable for this family. 
 
Planner Daniel Fama reminded that the Variance belongs with the property.  If granted, it 
will settle this setback issue forever. 
 
Commissioner Hines: 
• Said that this is a decision on a single property 
• Added that it is impractical to move this ADU by 4-feet.  There are costs and seems 

unnecessary physically. 
• Stated that this Commission has spent lots of time discussing this over two meetings 

and he would suggest a motion be made at this point and see what we’ve got. 
 
Commissioner Ching: 
• Reminded that he was not at the last meeting.  
• Reiterated that the Commission’s purview is to make the findings required to approve 

this Variance. 
• Admitted that whether this ADU was rented and not disclosed might be a bearing on the 

applicant’s character or not.  Requiring them to demolish or substantially change the 
existing ADU seems out of proportion for the “crime” of building it without permits. 

• Stated he would support the Variance. 
 
Commissioner Rivlin: 
• Said that he was at both the first meeting on this item in December and this one. 
• Stated his appreciation for the applicants’ due diligence, 
• Advised that it is not on the City to add value to their property despite their mistakes but 

there are practical difficulties moving this ADU. 
• Said that it had been suggested that they could build one interior wall to create a storage 

space at the property line setback and then relocate the kitchen in the ADU. 
• Stated that no other owner could have a building on the property line as this one is 

situated. 
• Admitted that it is a shame that we can’t get a letter authenticating this ADU from the 

County. 
• Asked staff if four of five findings are sufficient. 
 
Planner Daniel Fama said all five must be met. 
 
Commissioner Rivlin asked staff to define “Special Privilege”. 
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Planner Daniel Fama: 
• Said that it is something that others are not being given as well. 
• Added that someone else would not be given this Variance to build on a property line. 
• Stated that a Special Privilege is one that others are not otherwise allowed to get and 

typically are supportable only when there are issues such as topography or 
geographical constraints or if a lot is substantially substandard and beyond the control 
of the property owner.  The placement of this building belongs to this homeowner. 

 
Commissioner Rivlin: 
• Said that these are extraordinary circumstances. 
• Agreed that this applicant’s initials are on the disclosure they were given by the seller 

and they accepted that risk. 
• Reminded that at the last meeting, the bar was not met for all five required findings for 

a Variance. 
• Admitted that this is a hard decision to reach. 
 
Chair Krey: 
• Said that a great conversation has been held between the applicants, Commission and 

staff. 
• Pointed out that he voted against this Variance at the December meeting and is leaning 

that way today. 
• Stated that there is some subjectivity there in these findings, but he agrees with staff’s 

assessment. 
• Advised that the State wants ADUs as does this Commission and the owners of every 

single non-conforming ADU. 
• Added that a lot of time was devoted to the new ADU Ordinance. 
• Said that disparate treatment can be claimed by others with illegal ADUs who may prefer 

to seek forgiveness than permission for what they have built. 
• Stated that the bigger question is how to get every ADU legalized with an emphasis on 

property owners. 
 
Commissioner Colvill agreed that good opinions and conversation about this Variance have 
been raised.  He said he has questions for staff in regard to the findings they have made. 
 
Planner Daniel Fama said that if the Planning Commission wants to approve this Variance 
he would recommend a continuance to allow staff the time to prepare a resolution for 
approval. He said that staff has enough feedback from tonight’s meeting. 
 
Commissioner Colvill: 
• Stated that Campbell is not anti-ADU or difficult to deal with. 
• Added that some are having a hard time setting precedents. 
• Pointed out that the seller made illegal upgrades and sold this property to the current 

owners.  It seems there are no ramifications on the part of either party given the buyers 
signed off on the disclosure. 

• Said that with a Variance a door opens up. 
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• Described this ADU as a very large income-producing structure.  It should not be located 
where it is on that lot. 

 
Vice Chair Ostrowski: 
• Agreed that she doesn’t want others to do illegal ADUs and come to us later to legalize 

them. 
• Added that it seems that in this case the construction occurred 40 years ago although 

we have incomplete information to document that fact. 
• Suggested that there is some ambiguity in this situation. 
• Stated that owners of old ADUs are likely come forward in the future to legalize and 

bring their units up to Code and deemed safe to occupy.  There is nothing negative to 
come out of that fact of people coming forward. 

 
Commissioner Colvill agreed that fantastic points have been made but he still struggles 
with the knowledge that these owners posted their ADU for rent several times. 
 
Vice Chair Ostrowski advised that being an engineer herself, like this property owner is, 
she too would have wanted to list it for rent in order to determine the interest out there.  It 
is just a market research effort. 
 
Commissioner Colvill said that they are claiming financial issues as the reason not to 
properly legalize the ADU’s setback. 
 
Commissioner Buchbinder thanked everybody.  He said this is a terrible situation that 
demonstrates that the City should talk about a citywide policy to reflect predictable policy. 
 
Motion: Upon motion of Commissioner Hines, seconded by Vice Chair 

Ostrowski, the Planning Commission CONTINUED THIS ITEM TO THE 
JULY 14, 2020, PC MEETING and directed staff to draft a resolution 
for approval of a Variance (PLN2019-176) to allow a reduced side-yard 
setback to legalize an unpermitted accessory dwelling unit (ADU) on 
property located at 309 Redding Road, by the following roll call vote: 
AYES: Buchbinder, Ching, Hines, Ostrowski and Rivlin 
NOES: Colvill and Krey 
ABSENT: None 
ABSTAIN: None 

 
Commissioner Rivlin said that he’d like to see the aerial information provided at the next 
meeting. 
 
Chair Krey advised that this item would be back before this Commission at its meeting on 
July 14, 2020. 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan provided the following updates to his written report: 
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• Advised the Commission that the regular schedule for meetings are now moving forward 
by Zoom for the foreseeable future. 

 
Commissioner Buchbinder said he has two items to propose for discussion.  He asked staff 
when the conversation about potential modifications to the parking standard for commercial 
uses located near transit. 
 
Director Paul Kermoyan said that discussion would be set for the second meeting in July 
on July 28th. 
 
Commissioner Buchbinder said he also wants to propose a future discussion about the 
potential for an amnesty program for ADUs that are non-conforming in terms of Zoning 
standards.  He suggested a study session for a proposed amendment to the Zoning Code. 
 
Vice Chair Ostrowski said that is a great idea. 
 
Motion: Upon motion of Commissioner Buchbinder, seconded by Vice-Chair 

Ostrowski, the Planning Commissioner directed staff to schedule a 
study session to discuss proposed amendments to the Zoning Code to 
create an amnesty program for existing ADUs. (7-0) 

 
Commissioner Buchbinder said he also wants to propose another study session to develop 
a history on the segregation efforts that were utilized during the planning of Campbell as it 
relates to people of color. 
 
Chair Krey: 
• Said he can agree that the Planning Commission can rightly discuss the need for 

parking and ADUs, but perhaps historic research is not within its purview. 
• Added that it is to the discretion of the City Council to prioritize the use of staff. 
• Concluded that this should simply be a suggestion forwarded on to Council to see if it 

fits within their priorities at this time. 
 
Commissioner Ching: 
• Agreed with Chair Krey. 
• Added that there is enough stuff going on and this historic social research is outside of 

this Commission’s purview. 
• Stated that is something more in line for the City Council than us. 
 
Chair Krey said that these suggestions show a clear need for at least one joint session 
between the Council and Planning Commission each year if not more. 
 
Director Paul Kermoyan advised that his role is to bring forth that PC recommendation to 
the City Manager who works directly with the Council in establishing what they will 
agendize. 
 
Commissioner Hines agreed that research is a good item to discuss.  It is a very engaging 
and interesting topic to pursue. 
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Director Paul Kermoyan said he would raise this issue with the City Manager Brian 
Loventhal. 
 
Commissioner Buchbinder asked if this idea might be something for next year.  He said he 
is happy to put it in its proper place. 
 
Commissioner Hines said that there are other timelier issues including public safety and 
how it can be changed. 
 
Commissioner Buchbinder said that is even further outside of our purview.  He said he 
would follow up personally with the City Manager to request a joint session with the Council 
and Commission and will come back with this recommendation at another time. 
 
ADJOURNMENT 
 
The Planning Commission meeting adjourned 10:45 p.m. to the next Regular Planning 
Commission Meeting of July 14, 2020, which will be conducted on Zoom.  
 
 
SUBMITTED BY: ______________________________________ 
     Corinne Shinn, Recording Secretary 
 
 
APPROVED BY: ______________________________________ 
     Michael Krey, Chair 
 
 
ATTEST:         ______________________________________ 

Paul Kermoyan, Secretary 
 



   
 
 

ITEM NO. 1  
 

 
CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ July 14, 2020 
 

PLN2019-213 
Rinde, S.  

Public Hearing to consider the application of Sean Rinde for a Site and 
Architectural Review Permit (PLN2019-213) to allow the construction of a 
new approximately 2,665 square-foot two-story single-family residence on 
property located at 1511 Van Dusen Lane in the R-1-9 (Single-Family 
Residential) Zoning District.   

 
STAFF RECOMMENDATION 
That the Planning Commission take the following action: 
 
1. Adopt a Resolution (Attachment 1), approving a Site and Architectural Review Permit to 

allow the construction of a new two-story approximately 2,665 square-foot single-family 
residence.  
 

ENVIRONMENTAL DETERMINATION  

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. 
 
PROJECT DATA 

Zoning Designation:  R-1-9 (Single-Family Residential) 

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

Net Lot Area: 6,063 square-feet1 

Building Height: 26 28 feet (Max. Allowed) 

Building Square Footage:  
 First Floor Living: 1,603 square feet 
 Second Floor Living:    631 square feet 
 Attached Garage:    431 square feet 
  2,665 square feet (Total House Size) 

Floor Area Ratio (FAR):          .44 (2,665 sq. ft.)  .45 (2,728 sq. ft.) (Max. Allowed) 

Parking: 2 spaces (covered) 2 spaces (Min. Required) 

Building Coverage Areas: 
First Floor/Garage: 2,034 square feet 

Front Porch:                   22 square feet 
Rear Patio:           114 square feet 

 2,170 square feet (Total Building Coverage) 

 
1 Existing non-conforming lot (9,000 square-foot minimum lot size in the R-1-9 Zoning District) 
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Building (Lot) Coverage: 36% (2,170 sq. ft.) 40% (2,425 sq. ft.) (Max. Allowed) 2 

Setbacks Proposed Required 

Front 20 feet  20 feet 
Garage 25 feet 25 feet 
1st-Story Side (north)   5 feet 6 inches   5 feet 3 inches3 

 2nd-Story Side (north) 10 feet 11 inches 10 feet 6 inches 
1st-Story Side (south)   5 feet 6 inches   5 feet 3 inches  

 2nd-Story Side (south) 10 feet 11 inches 10 feet 6 inches  
Rear 10 feet    10 feet4  

 

DISCUSSION 

Project Location: The project site is a 6,063 square-foot property located on Van Dusen Lane, west 
of Harriet Avenue and north of Highway 85, within the City's San Tomas Area Neighborhood in 
the R-1-9 (Single-Family Residential) Zoning District (reference Attachment 2 – Location Map). 
The site is currently developed with a single-family home that will be demolished as part of the 
project.  
 
Project Description: The applicant is seeking approval of a Site and Architectural Review Permit 
to allow construction of a new approximately 2,665 square-foot two-story single-family residence 
(reference Attachment 3 – Project Plans). 
 

ANALYSIS 

Zoning District: The project site has an R-1-9 (Single-Family Residential) Zoning District 
designation, and is within the boundaries of the San Tomas Area. Pursuant to the San Tomas Area 
Neighborhood Plan (STANP), demolition and reconstruction of a single-family residence – which 
characterizes a lot as “undeveloped” – requires Site and Architectural approval by the Planning 
Commission. 

 
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 project 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 San 
Tomas Area Neighborhood Plan (STANP). The Plan provides development standards (e.g., height, 

 
2 STANP Section D – Exceptions for Legal Non-Conforming Lots allows for reduced side and rear setbacks and lot 
coverage requirements for legal non-conforming lots based on the standards of the zoning district in which the lot 
would be conforming (e.g. the setback and lot coverage requirement for a 6,063 square foot lot in an R-1-9 zoning 
district are to be based on the development standards of the R-1-6 zoning district). 
3 50% of the building wall height (for each side/story) 
4 STANP Section B.3.b allows the Rear Yard Setback to be a minimum of 10 feet where the useable rear yard area is 
a minimum of 20 times the lot width. The proposed useable rear yard area is 1,548 square feet where 1,160 square 
feet is required (20 x 58-foot lot width). 
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setback, lot coverage, etc.) as well as design guidelines in terms of design 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 evaluating the design of 
new residences.  

The proposed two-story, 2,665 square-foot single-family residence is presented in a traditional 
residential style incorporating hipped and gabled rooflines, asphalt composition roofing, shingle 
siding upper walls, and horizontal siding lower walls. The color scheme incorporates a brown 
body, white accents and trim, a dark brown roof, and earthtone stone wainscoting (reference 
Attachment 4 – Materials Board). The overall architectural style is consistent with the new 
residences built within the San Tomas Area that achieve compatibility by incorporating design 
elements and materials representative of the homes in the neighborhood. 

 

 

 

 

 

 

 

 

 

 

 

 

Massing and Scale/Surface Articulation: The STANP speaks extensively to scale and mass 
indicating that "the perceived scale and mass of new homes should be compatible with homes in 
the surrounding area." Although the STANP identifies various methods for minimizing scale and 
mass, it neither precludes two-story homes nor sets a maximize size (other than what results from 
the maximum floor area ratio).  

The subject property is adjacent to what appears to be a three-story home to the north and a small 
undeveloped parcel to the south. Out of the 13 other homes on this portion of Van Dusen Lane, 
nine are two-story and four are one-story (one of which was recently approved for replacement 
with a new two-story home). The table below provides a comparison of the proposed home and  
existing/approved two-story homes in the vicinity. The proposed house size and building height is 
well below all but one of the existing two-story homes.    

Address 
Total House 

Size 
Second Story 
Floor Area 

Second Story % 
of Total Floor 

Area 
Building Height 

1383 Van Dusen Ln  4,168 SF  1,690 SF  41%  ‐ 

1420 Van Dusen Ln  4,357 SF  1,984 SF  46%  28 feet 

1450 Van Dusen Ln  6,811 SF  2,133 SF  31%  26 feet 
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1451 Van Dusen Ln  3,769 SF  ‐  ‐  ‐ 

1490 Van Dusen Ln  3,678 SF  1,093 SF  30%  28 feet 

1405 Harriet Ct  4,136 SF  ‐  ‐  ‐ 

1513 Van Dusen Ln  2,360 SF  848 SF  36%  22 feet 

1561 Van Dusen Ln  4,477 SF  1,694 SF  38%  28 feet 

1570 Van Dusen Ln  4,442 SF  1,730 SF  39%  28 feet 

1573 Van Dusen Ln  6,303 SF  2,550 SF  40%  28 feet 

1511 Van Dusen Ln  2,665 SF   631 SF  24%  26 feet 
 
Privacy: Construction of a two-story home may present privacy concerns to neighboring residents. 
In this respect, pursuant to the STANP second-story windows should be carefully placed to lessen 
privacy impacts. To minimize privacy impacts, the second-story side-facing windows are small 
and/or clerestory except for one larger window at the interior stairs. Larger bedroom windows are 
facing the front yard. 
 
Landscaping/Hardscaping: The property’s front yard will be fully landscaped with new drought 
tolerant vegetation in compliance with the State water efficiency standards and three trees as 
required by the STANP. There are several existing unprotected trees on the property however, the 
proposed home is located within the driplines of two protected oak trees located on the adjacent 
properties to the west and north. The applicant provided a deposit for staff to procure an 
independent arborist report to confirm whether it is possible to protect and retain the existing oak 
trees with construction of the proposed home. The arborist report stipulates specific construction 
and tree protection measures to be implemented to ensure the health and survival of the oak trees 
which have been incorporated into the plans (reference Attachment 5 – Arborist Report).  
 
Public Improvements: The required ultimate frontage improvements for this property (curb and 
gutter) are already in place. The applicant will be required to dedicate in fee the right-of-way for 
Van Dusen Lane. 
 
SARC Review: The application was reviewed by the Site and Architectural Review Committee 
(SARC) at its meeting of June 23, 2020. The SARC was supportive of the project as proposed and 
appreciated the efforts made to fit in with the neighborhood, avoid privacy impacts, and preserve 
the existing trees.  

Public Comments: One letter of support was received (reference Attachment 6). 
 
Attachments: 
1. Draft Resolution 
2. Location Map 
3. Project Plans 
4. Materials Board 
5. Arborist Report 
6. Public Comments 
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Prepared by: 

 Naz Pouya Healy, Assistant Planner  

 

 

 

Approved by: 

 Paul Kermoyan, Community Development Director 



RESOLUTION NO. 45XX 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A SITE AND ARCHITECTURAL 
REVIEW PERMIT (PLN2019-213) TO ALLOW THE CONSTRUCTION 
OF A NEW APPROXIMATELY 2,665 SQUARE-FOOT TWO-STORY 
SINGLE-FAMILY RESIDENCE ON PROPERTY LOCATED AT 1511 
VAN DUSEN LANE. 

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 PLN2019-213: 

1. The project site is zoned R-1-9 (Single Family Residential) on the City of Campbell
Zoning Map and within the boundaries of the San Tomas Area Neighborhood Plan
(STANP).

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 a legal nonconforming 6,063 square-foot parcel located on Van
Dusen Lane, west of Harriet Avenue and north of Highway 85.

4. The proposed project consists of the construction of a new approximately 2,665
square-foot two-story single-family residence.

5. The proposed project will result in a building coverage of 36% and a Floor Area
Ratio (FAR) of .44, where a maximum 40% building coverage and .45 FAR are
allowed in the R-1-9 Zoning District (for a legal nonconforming 6,063 square-foot lot
pursuant to STANP Section D – Exceptions for Legal Non-Conforming Lots).

6. The proposed project will provide two covered parking spaces within an attached
garage, satisfying the applicable parking requirement.

7. The proposed project will be compatible with the R-1-9 (Single Family Residential)
Zone District with approval of a Site and Architectural Review Permit.

8. The project is compatible with the architecture of the adjacent neighborhood in that
the project incorporates representative architectural features of homes in the San
Tomas Area including hipped and gabled roof forms and simple rectangular shaped
forms.

9. The proposal is consistent with the City adopted San Tomas Area Neighborhood
Plan (STANP).

Attachment No. 1
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10. The proposal is consistent with the Considerations in Review of Applications (CMC 

Section 21.42.040) subject to Site and Architectural Review. 

11. 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; 

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. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit (PLN2019-213) to allow the construction of a new 
approximately 2,665 square-foot two-story single-family residence on property located 
at 1511 Van Dusen Lane, subject to the attached Conditions of Approval (attached 
Exhibit “A”). 

 
PASSED AND ADOPTED this 14th day of July, 2020, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
 
 
    APPROVED: 
   Michael Krey, Chair 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 



CONDITIONS OF APPROVAL  
Site & Architectural Review Permit (PLN2019-213) 

 
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 

(PLN2019-213) to allow the construction of a new approximately 2,665 square-foot 
two-story single-family residence on property located at 1511 Van Dusen Lane. The 
project shall substantially conform to the Revised Project Plans and Material Board 
stamped as received by the Community Development Department on February 20, 
2020 and March 9, 2020 respectively, except as may be modified by conditions of 
approval contained herein. 
 

2. Permit Expiration: The Site and Architectural Review Permit approval shall be valid 
for one year from the date of final approval (expiring July 24, 2021).  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 Site and 
Architectural Review Permit being rendered void. 

 
3. Rough Framing and Planning Final Required: Planning Division clearance is 

required prior to rough framing and 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. 

 
4. Plan Revisions: The construction plans submitted for a building permit shall 

incorporate the following revision(s): 

a. Incorporate the January 21, 2020 Arborist Report from Walter Levison as a full-
size sheet within the plan set. 

b. Revise the Site Plan and Elevation drawings at the front entry steps for 
consistency with the Grading Plan. 

 
5. Minor Modifications: Minor Modifications to the approved project plans are subject to 

review and approval by the Community Development Director. Minor modifications 
include alterations in floor area of no more than 50 square feet on the first floor 
(except for PD permits where additional floor area is considered a major 
modification), alterations to second story windows that are not oriented toward 
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neighboring yards and result in an increase in window area of no more than one 
square foot and horizontal relocation of no more than one foot from the approved 
window location, and minor alterations to façade material. All other modifications are 
subject to review at a public hearing. 

 
6. Plan Revisions: Upon prior approval by the Community Development Director, all 

Minor Modifications to the approved project plans shall be included in the 
construction drawings submitted for Building Permit. Any modifications to the 
Building plan set during construction shall require submittal of a Building Permit 
Revision and approval by the Building Official prior to Final Inspection. 

 
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. Water Efficient Landscape Standards: As a new construction project with a total 

project landscape area equal to or less than 2,500 square feet, this project is subject 
to the updated California Model Water Efficient Landscape Ordinance (MWELO) and 
may comply with the Prescriptive Compliance Option in Appendix D. This document 
is available at: http://www.cityofcampbell.com/DocumentCenter/View/176 or on the 
Planning Division’s Zoning and Land Use webpage through 
www.cityofcampbell.com. The building permit application submittal shall 
demonstrate compliance with the applicable MWELO and landscaping requirements 
and shall include the following: 

 

a. Planting and Irrigation Plans that meet all requirements of the Prescriptive 
Compliance Option in Appendix D.  

b. The front yard landscaping shall include a combination of trees, shrubs, and 
groundcover spread throughout the yard. 

c. A completed Landscape Information Form. 

d. A note on the Cover Sheet in minimum 1/2” high lettering stating “Planning 
Final Required. The new landscaping indicated on the plans must be installed 
prior to final inspection. Changes to the landscaping plan require Planning 
approval.” 

9. Landscaping: Landscape areas in the aforementioned landscaping plan shall consist 
of a mix of plants including natural turf, ornamental grasses, groundcovers, shrubs, 
and trees and/or synthetic turf throughout and shall be provided with permanent 
irrigation, in compliance with the Water Efficient Landscape Standards and Campbell 
Municipal Code. 

10. Trees: The aforementioned landscaping plan shall incorporate planting of (3) three 
trees on the property pursuant to STANP Land Use Policy 'J-1'. The selection of 
required trees shall be to the satisfaction of the Community Development Director 
and shall not include fruit trees or eucalyptus trees. Existing trees to remain (except 
for fruit trees and eucalyptus trees) count towards the required number of trees. 
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11. 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. 
 

12. 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. 

 
13. 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: 
 
14. PERMITS REQUIRED:  A building permit application shall be required for the 

proposed new 2-story single family dwelling structure.  The building permit shall 
include Electrical/Plumbing/Mechanical fees when such work is part of the permit. 
 

15. 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. 

 
16. CONSTRUCTION PLANS:  The conditions of Approval shall be stated in full on the 

cover sheet of construction plans submitted for building permit. 
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17. SIZE OF PLANS:  The minimum size of construction plans submitted for building 
permits shall be 24 in. X 36 in. 
 

18. 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. 

 
19. SITE PLAN:  Application for building permit shall include a competent site plan that 

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

 
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 Compliance forms 

shall be bluelined on the construction plans. 8% X 11 calculations shall be submitted 
as well. 
 

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. APPROVALS REQUIRED:  The project requires the following agency approval or 

consultation  prior to issuance of the building permit: 
a. West Valley Sanitation District (378-2407) 
b. Santa Clara County Fire Department  (378-4010) 
c. San Jose Water Company (408) 279-7900 
d. School District: 

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

 
Note:  To Determine your district, contact the offices identified 
above. Obtain the School District payment form from the City 
Building Division, after the Division has approved the building 
permit application. 
 

e. Bay Area Air Quality Management District (Demolitions Only). 
 
25. 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. 
 

26. 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. 

 
27. 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. 

 
28. GREEN BUILDING CODE: This project shall submit documents provided to show 

compliance with 2019 Green Building Code, Chapter 4, Mandatory Requirements. 
 
29. APPLICABLE CODE: Applicant is advised that applications for permit submitted 

after Jan. 1, 2020, shall be prepared under 2019 California Codes and current 
Campbell Municipal Code. 

 
30. CONSTRUCTION SITE MANAGEMENT: This project shall use the following Site 

Management policies: 

 Job Site Manager. Every permitted job must have an identified person to manage 
the work and be responsive to issues that come up during construction. It is 
important to identify this person and provide contact information to the Building 
Inspector at the beginning of the construction process. When a change is made 
concerning site manager, the inspector should be made aware of the new person 
and contact information. 

 Construction Debris. At the end of each construction day, attention should be 
made to collect and manage construction waste and debris. Trash must be 
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covered and removed from the site as soon as reasonable. Respect the 
neighbors and keep a clean site! Sites that fail to manage trash can and will be 
cited. 

 Construction Hours. Every Permitted job is required to observe the permitted 
hours of construction. Construction work is allowed from 8:00am to 5:00pm 
Monday thru Friday. Construction is allowed on Saturdays from 9:00am to 
4:00pm. No work is allowed on Sundays or Legal U.S. Holidays. Workers 
showing up at job sites before the permitted times may create a problem and 
should be discouraged from arriving earlier than 15 minutes before permitted 
times. Material deliveries should never be scheduled before permitted hours. It is 
the responsibility of the Contractor to manage and coordinate deliveries. 
Citations and/or Stop Work Notices will be issued to Contractors violating the 
permitted hours. 

 Dust and Dirt. Many jobs will create dust and dirt on the street. When it rains, 
sites may have mud running into the sidewalk and street. All job sites must keep 
all rain runoff on the site and prevent water from running from the site into the 
gutter and street. Vehicles tracking mud and dirt into the street require cleanup 
and keeping the sidewalks and streets clean. If you fail to manage your dirt, dust 
and mud, your site may be issued a 'Stop Work' notice and/or a citation. 

 Music and Unnecessary Noise. Radios and loud music or other noise not related 
to construction is discouraged and will keep the neighbors from complaining. 
Earbuds are a good way to keep the music playing and not a problem for the 
neighbors. Job sites are not a good place for a worker's dog. Animals should be 
left at home. 

 
PUBLIC WORKS DEPARTMENT 
 
31. The scope of this project triggers the requirement for Frontage Improvements as 

required by Campbell Municipal Code 11.24.040. However, the ultimate frontage 
improvements for this property are already in place. The applicant will be required to 
dedicate in fee the right-of-way for Van Dusen Lane. 

 
32. Right-of-Way for Public Street Purposes: Prior to issuance of any building permits for 

the site, the applicant shall fully complete the process to cause the Van Dusen right-
of-way to be granted in fee for public street purposes along the frontage for Parcel 1, 
unless otherwise approved by the City Engineer. The applicant shall submit the 
necessary documents for approval by the City Engineer, pay the current fee, 
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 Professional 
Land Surveyor, as necessary, for the City's review and recordation. Detailed 
requirements can be found here: 
https://www.ci.campbell.ca.us/DocumentCenterView/430    

  
33. Single Legal Parcel: The grading plan (sheet C-2.0) makes reference to merging the 

separate parcels that make up this site. If the lot merger is needed to meet the 
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required setbacks, FAR, etc., then the applicant will need to process a lot line 
adjustment for lot merger as detailed below: 

 
a. Lot Merger: Prior to issuance of any building permits for the site, the applicant 

shall fully complete the lot line adjustment process for lot merger. The applicant 
shall submit an application for approval by the City Engineer, pay the current 
application processing fees, process the application with City staffs comments 
and fully complete the lot line adjustment. 
 

34. Encroachment Permit: Any proposed modifications to the existing curb cut will 
require that the property owner obtain an encroachment permit from the Public 
Works Department, including the payment of fees and providing a refundable 
security deposit. 
 

35. 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 $515.00 
 

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

37. The following conditions only apply if the applicant has a need to install I upgrade 
utility services (water, sewer, gas, etc.) in the street: 
 
a. Utility Encroachment Permit: Separate 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. 
 

b. 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. 
 

c. 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 
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on the streets currently under moratorium and the enhanced restoration 
requirements. 
 

38. 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. 
 

FIRE DEPARTMENT 
 
39. Development Review:  Review of this development proposal is limited to 

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

40. Fire Sprinklers Required: (As noted on Sheet A-0.0) An automatic residential fire 
sprinkler system shall be installed in one- and two-family dwellings as follows: 1) 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: One or more additions made to a building after January 1, 2011 that 
do not total more than 1 ,000 square feet of building area. 2) In all new basements 
and in existing basements that are expanded by more than 50%. 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 
(C16) 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. CRC Sec. 313.2 as adopted and amended by CBLMC. 

 
41. 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 
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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 

 
42. Construction Site Fire Safety: All construction sites must comply with applicable 

provisions of the CFC Chapter 33 and our Standard Detail and Specification SI-7. 
Provide appropriate notations on subsequent plan submittals, as appropriate to the 
project. CFC Chp. 33 

 
43. 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 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 

 
44. No Violation: This review shall not be construed to be an approval of a violation of 

the provisions of the California Fire Code or of other laws or regulations of the 
jurisdiction. A permit presuming to give authority to violate or cancel the provisions of 
the Fire Code or other such laws or regulations shall not be valid. Any addition to or 
alteration of approved construction documents shall be approved in advance. [CFC, 
Ch.1, 105.3.6] 
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INSTALLED AT THE MAIN SHUTOFF VALVE TO THE WATER DISTRIBUTION SYSTEM
STATING THE FOLLOWING: "WARNING, THE WATER SYSTEM FOR THIS HOME
SUPPLIES FIRE SPRINKLERS THAT REQUIRE CERTAIN FLOWS AND PRESSURES TO
FIGHT A FIRE. DEVICES THAT RESTRICT THE FLOW OR DECREASE THE PRESSURE
OR AUTOMATICALLY SHUT OFF THE WATER TO THE FIRE SPRINKLER SYSTEM,
SUCH AS WATER SOFTENERS, FILTRATION SYSTEMS AND AUTOMATIC SHUTOFF
VALVES, SHALL NOT BE ADDED TO THIS SYSTEM WITHOUT A REVIEW OF THE
FIRE SPRINKLER SYSTEM BY A FIRE PROTECTION SPECIALIST. DO NOT REMOVE
THIS SIGN"

2. STAIR GUARDRAIL SHOP DRAWINGS SIGNED AND STAMPED BY ENGINEER TO
BE SUBMITTED TO BUILDING DEPARTMENT FOR REVIEW AND APPROVAL--NOTE
THAT SHOP DRAWINGS TO DEMONSTRATE GUARDRAIL DESIGN IS ADEQUATE
TO SUPPORT A SINGLE CONCENTRATED 200 POUND LOAD APPLIED IN ANY
DIRECTION AT ANY POINT ALONG THE TOP OF THE RAIL PER CRC TABLE 301.5
AND 301.5 FOOTNOTE D

3. SOLAR PHOTOVOLTAIC SYSTEM TO BE UNDER A SEPARATE PERMIT

1 5 1 1   V A N   D U S E N   L A N E ,   C A M P B E L L
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O W N E R
Gabriella Vetere and Derryk Davis
1511 Van Dusen Lane
Campbell, CA 95008
ph:  408 410 6741
email: DerrykDavis@gmail.com

A R C H I T E C T / I N T E R I O R   D E S I G N E R
Studio S Squared Architecture, Inc.
1000 S Winchester Blvd
San Jose, CA  95128
attn Sean Rinde
ph  408 998 0983 x3
email: Sean@StudioS2arch.com

S T R U C T U R A L   E N G I N E E R
BCA Structural Engineering
attn Geoff Clifford
ph 650 508 2500 x 2301
email geoff@BCAeng.net

G E O T E C H N I C A L  E N G I N E E R
Romig Engineers, Inc.
attn Lucas Ottoboni
ph 650 591 5224
email Lucas@romigengineers.com

C I V I L   E N G I N E E R
Lea & Braze Engineering, Inc
attn Tou Thao
ph 510 887 4086 x147
email TThao@leabraze.com

L A N D S C A P E   A R C H I T E C T
T.H. Norton Landscape Architecture
attn Tom Norton
ph 925 849 6085
email Tom@THNorton.com

H V A C    /    T I T L E - 2 4   E N G I N E E R
MR Engineering Consultants, Inc
attn Vishnu Vardhan Kumar Pajjuri
ph 510 509 2362   x119
email Vishnu@MREngCon.com

A R B O R I S T
Kielty Arborist Services LLC
attn Kevin Kielty
ph 650 515 9783
email KKarbor0476@yahoo.com,

THE FOLLOWING ARE REQUIRED TO BE SUBMITTED TO THE ARCHITECT FOR
APPROVAL/REVIEW:

1. WINDOW/DOOR PACKAGE
2. CABINET SHOP DRAWINGS AND FINISH SAMPLES
3. MECHANICAL DUCTING PLAN
4. STAIR AND RAIL SHOP DRAWINGS
5. MISC. STEEL SHOP DRAWINGS

NOTE: SEE STRUCTURAL PLANS FOR ADDITIONAL REQUIRED SUBMITTALS FOR SHOP
DRAWINGS, ETC.

REQ'D CONTRACTOR SUBMITTALS TO BUILDING
DEPT. PRIOR TO PERMIT ISSUANCE

1. LICENSE NUMBER
2. INSURANCE AND WORKER'S COMP POLICIES
3. CONSTRUCTION STAGING PLAN
4. CONSTRUCTION WASTE MANAGEMENT PLAN IN ACCORDANCE WITH

CALGREEN 4.408.2

REQ'D CONTRACTOR
SUBMITTALS TO ARCHITECT

SITE

Attachment No. 3
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BUILDING COVERAGE SUCH AS PERGOLAS OR ROOF
OVERHANGS IN EXCESS OF 24")
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1511 VAN DUSEN
(SUBJECT PROPERTY)

1451 VAN DUSEN
EXISTING 4 STORY RESIDENCEVACANT LOT

1511 VAN DUSEN
(SUBJECT PROPERTY)

1451 VAN DUSEN
EXISTING 4 STORY RESIDENCEVACANT LOT

1450 VAN DUSEN
EXISTING 2 STORY HOME

1420 VAN DUSEN
EXISTING 1 STORY HOME

1490 VAN DUSEN
EXISTING 2 STORY HOME
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PHOTOGRAPHS

A0.4

EXISTING FRONT OF HOUSE

EXISTING REAR OF HOUSEEXISTING REAR YARD

ADJACENT VACANT LOT
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SITE PLAN
&

DEMO SITE PLAN

A1.0
SITE PLAN 1/8" 1

            = NUMBER TO KEY NOTE BELOW
1. EXISTING PUBLIC RIGHT OF WAY--ANY CONSTRUCTION WITHIN THE CITY

RIGHT-OF-WAY MUST HAVE AN APPROVED "PERMIT FOR CONSTRUCTION IN
THE PUBLIC STREET" PRIOR TO THE COMMENCEMENT OF THIS WORK.  THE
PERFORMANCE OF THIS WORK IS NOT AUTHORIZED BY THE BUILDING PERMIT
ISSUANCE BUT SHOWN ON THE BUILDING PERMIT FOR INFORMATION ONLY

2. (N) WATER METER--CONTRACTOR TO COORDINATE (N) METER WITH LOCAL
WATER COMPANY IF REQUIRED BY INCREASED FIXTURE LOAD

3. (N) GAS METER LOCATION--INSTALL TWO 2" DIAMETER x 30" TALL STEEL PIPE
BOLLARDS EMBEDDED IN 2 FT DEEP CONCRETE FOOTINGS IF GAS METER IS
WITHIN 3 FEET OF DRIVEWAY

4. (N)ELECTRICAL METER LOCATION--CONTRACTOR TO COORDINATE WITH
LOCAL ELECTRICAL COMPANY FOR UPGRADE (400 AMPS) TO (E) ELECTRICAL
SERVICE--INSTALL UFER GROUND CONNECTION PER CEC 250-52

5. UFER GROUND CONNECTION PER CEC 250-52

6. (N) 4" SEWER LATERAL--CONTRACTOR TO VERIFY LOCATION IN
FIELD--PROVIDE CLEANOUT AT THE POINT OF CONNECTION BETWEEN THE
BUILDING SEWER AND THE MUNICIPAL LATERAL, USE AN APPROVED FITTING
TO BRING THE CLEANOUT RISER TO GRADE. WHERE SEWER CLEANOUTS ARE
TO BE CONNECTED TO EXISTING MUNICIPAL LATERALS, SUCH CONNECTIONS
SHALL BE ACCOMPLISHED BY USE OF AN APPROVED FITTING

7. (E) TREE(S) TO REMAIN- PROTECT AS REQUIRED DURING CONSTRUCTION - DO
NOT LEAVE MATERIALS OR EQUIPMENT IN ROOT AREAS FOR EXTENDED
PERIODS OF TIME.  SEE ARBORIST REPORT  FOR ADDITIONAL INFORMATION

8. (N) SOFTSCAPE--PROVIDE DRIP IRRIGATION--SEE LANDSCAPE PLANS FOR
MORE INFO

9. (N) FENCE AND GATE--VERIFY FINAL DESIGN AND FINISH WITH LANDSCAPE
ARCHITECT--NEW FENCES TO CONFORM TO JURISDICTION'S FENCE
REGULATIONS

10. (E) DRIVEWAY TO BE REMOVED

11. (N) DRIVEWAY--SEE LANDSCAPE PLANS FOR LAYOUT AND DETAILS

12. (N) HARDSCAPE--SLOPE AWAY FROM HOUSE @ 2% MIN.

13. (N) 36" MIN. DEEP LEVEL LANDING PER CRC 311.3 W STEPS (MAX. 7.75" RISER)-
PROVIDE EQUAL RISERS IF MORE THAN 1 STEP

14. (N) PORCH OR TRELLIS COLUMNS

15. (N) TRELLIS ABOVE--SEE DETAIL [SKETCHUP DETAIL ON A3.4?]

16. (N) HEATPUMP UNIT PAD(S)--PROVIDE ELECTRICAL TO THIS LOCATION AS
REQUIRED, VERIFY SIZE AND QUANTITY WITH HVAC CONTRACTOR. HEATPUMP
UNITS TO COMPLY WITH JURISDICTION'S NOISE ORDINANCE--SEE HVAC PLANS

17. (N) CURB CUT PER LOCAL JURISDICTION'S STANDARD DETAIL--SEE CIVIL PLANS

#

SITE PLAN KEYNOTES  -

EXISTING BUILDING AREA TO BE DEMOLISHED

 SITE PLAN LEGEND  -

REQUIRED YARD SETBACK/EASEMENT

NOTES:
1. (E) WATER SUPPLY TO BE REPLACED FROM METER IN.
2. (E) SEWER LATERAL TO BE REPLACED FROM PROPERTY LINE IN.
3. SEE LANDSCAPE PLANS FOR ALL SITE CONCRETE AND HARDSCAPE LAYOUT AND

DETAILS--COORDINATE WITH CIVIL & GEOTECH. REQUIREMENTS
4. SEE LANDSCAPE PLANS FOR ALL FENCE LAYOUT AND DETAILS

NEW BUILDING AREA

USEABLE REAR YARD AREA TO ALLOW FOR 10 FT REAR SETBACK

APPROXIMATE SPOT ELEVATION, SEE
CIVIL DRAWINGS FOR MORE INFOXX

XX.XX'

PROPERTY LINE--SEE TOPO SURVEY FOR MORE INFO

1 TREE NUMBER--REFER TO ARBORIST REPORT FOR SPECIES
AND OTHER INFO SUCH AS PROTECTION AND EXCAVATION
REQUIREMENTS WITHIN ROOT ZONES--ALSO SEE CAMPBELL
TREE PROTECTION REQUIREMENTS THIS SHEET

TREE PROTECTION FENCING

feet
2 4 8 121

feet
2 4 8 121DEMO SITE PLAN 1/8" 2

OUTLINE OF
PERGOLA ABOVE

OUTLINE OF
ROOF ABOVE

EXISTING 1-STORY HOME AND
PATIO SPACES TO BE REMOVED

HATCHED AREA INDICATES USABLE REAR YARD
(BOUNDED BY THE REAR BUILDING ROOF LINES

EXTENDED TO SIDE AND REAR PROPERTY LINES).
USABLE REAR YARD = 1,548.7 SF WHICH EXCEEDS

MINIMUM AREA OF 1,160 SF (58' LOT WIDTH x 20'),
THEREFORE ONLY A 10 FT REAR SETBACK IS REQUIRED

PER "SAN TOMAS AREA NEIGHBORHOOD PLAN"
LAND USE POLICY B.3

PER "SAN TOMAS AREA NEIGHBORHOOD PLAN"
LAND USE POLICY D.2, SITE IS SUBJECT TO R-1-6

SETBACKS, NOT R-1-9 SINCE LOT IS ONLY ±6,036 SF

VAN DUSEN LANE

40 FT R.O.W.
VAN DUSEN LANE

40 FT R.O.W.
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SEE LANDSCAPE PLANS FOR PROPOSED
HARDSCAPE AND FENCE LAYOUT AND DETAILS

TYP.
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PRIVACY
GARDEN

TRASH BIN AREA--SEE
LANDSCAPE PLANS FOR

MORE INFO ON
SCREENING
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TEMPORARY TREE
PROTECTION FENCING PER

ARBORIST REPORT--SEE
SHEET AR FOR MORE INFO

TEMPORARY TREE PROTECTION
FENCING PER ARBORIST

REPORT--SEE SHEET AR FOR
MORE INFO
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OUTLINE OF 2ND
FLOOR ABOVE

LOT WIDTH DIAGRAM (1/64") USABLE REAR YARD DIAGRAM (1/32")
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LANDSCAPE
FEATURE, SEE LS
PLANS FOR INFOALL PRUNING SHALL BE PERFORMED BY OR UNDER THE FULL TIME

SITE SUPERVISION OF AN ISA CERTIFIED ARBORIST, CONTACT KIELTY
ARBORIST AS NEEDED FOR SUCH SUPERVISION.  ALL PRUNING

SHALL CONFORM TO ANSI A300 STANDARDS FOR WOODY PLANT
MAINTENANCE / PRUNING (LATER ITERATIONS).  PRUNING OF THE
CANOPY FOR THIS OAK TREE (#7) SHALL BE LIMITED ONLY TO THE
OUTERMOST 5 HORIZONTAL FEE OF THE SOUTHMOST END OF THE

SOUTH CANOPY, AND SHALL CONSIST OF PRUNING CUTS LESS
THAN OR EQUAL TO 2 INCHES IN DIAMETER EACH.

NO PRUNING SHALL
BE PERFORMED ON
THIS OAK TREE (#3)
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            = NUMBER TO KEY NOTE BELOW

1. (N) CONCRETE STEP(S)--10" MIN. TREAD AND MAX. 7" RISER HEIGHT

2. (N) LANDING--MIN. 3" DEEP x WIDTH OF DOOR--MAX. 7-3/4" RISER HEIGHT TO
TOP OF THE DOOR THRESHOLD OR DOOR TRACK TO THE EXTERIOR LANDING
IN ORDER TO VERIFY COMPLIANCE WITH CRC R311.3.1 OR R311.3.2.

3. LINE OF BEAM, SOFFIT AND/OR CROWN MOLDING ABOVE, TYP.  SEE ALSO
REFLECTED CEILING PLAN

4. STONE VENEER--SEE ELEVATIONS FOR MORE INFO

5. INDICATES PREFAB CLOSET SYSTEM (OWNER PROVIDE/CONTRACTOR INSTALL)

6. INDICATES ROD AND SHELF AT ±6'-0" ABOVE T.O.S.--VERIFY HEIGHT WITH
OWNER

7. (N) 18" X 24" MIN. CRAWLSPACE ACCESS

8. (N) 22" X 30" MIN. ATTIC ACCESS.  ACCESS TO BE LARGE ENOUGH TO ALLOW
FOR THE LARGEST PIECE OF EQUIPMENT TO FIT THROUGH

9. (N) WATER HEATER IN GARAGE ON 18" HIGH PLATFORM WITH  4" CONCRETE
FILLED STEEL BOLLARD IN FRONT.  WATER HEATER TO BE STRAPPED PER
PLUMBING GENERAL NOTES ON A0.1a.  PROVIDE FOR MAKEUP AIR PER CMC
701.4 INDOOR COMBUSTION AIR--SEE TITLE 24 REPORT FOR APPLIANCE
REQUIREMENTS

10. (N) FURNACE IN GARAGE ON 18" HIGH PLATFORM WITH  4" CONCRETE FILLED
STEEL BOLLARD IN FRONT--PROVIDE 30" WIDE, HIGH, AND DEEP CLEAR
WORKING SPACE PER CMC 305.0.  PROVIDE FOR MAKEUP AIR PER CMC
701.4 INDOOR COMBUSTION AIR--SEE TITLE 24 REPORT FOR APPLIANCE
REQUIREMENTS AND HVAC PLANS

11. (N) FURNACE IN ATTIC, FIELD VERIFY LOCATION.  PROVIDE UNOBSTRUCTED
PASSAGEWAY TO FURNACE NOT LESS THAN 30" HIGH AND WIDE WITH SOLID
FLOORING.  ALSO PROVIDE 30" X 30" LEVEL WORK PLATFORM AND LIGHT ON
SEPARATE SWITCH OVER SERVICE SIDE OF EQUIPMENT.  FURNACE TO BE NO
MORE THAN 20' TRAVEL DISTANCE AWAY FROM ATTIC ACCESS--SEE TITLE 24
REPORT AND HVAC PLANS FOR APPLIANCE REQUIREMENTS

12. (N) HEATPUMP SYSTEM--SEE TITLE 24 REPORT AND HVAC PLANS FOR
APPLIANCE REQUIREMENTS

13. CUSTOM CABINETRY

14. FULL HEIGHT LINEN CABINET WITH SHELVES, KRAFTMAID OR EQUAL

15. INSTALL MIN. 1/2" GYP.BD. ON WALLS, UNDER-STAIR SURFACE, AND ANY
SOFFITS AT ENCLOSED ACCESSIBLE SPACE UNDER STAIRS PER CRC 302.7

16. ZURN Z880 OR EQ. 2-1/2" WIDE TRENCH DRAIN, DAYLIGHT AT EDGE OF PATIO
(TO SIDEYARD)

#

(N) WALL: EXTERIOR: 2x6 STUDS @16" O.C.; INTERIOR 2x4 STUDS
@16"O.C--SEE ELEVATIONS AND STRUCTURAL DRAWINGS FOR
EXTERIOR WALL MATERIAL ASSEMBLIES.  INSTALL 2 LAYERS OF
BUILDING PAPER (FOR STUCCO ONLY) OR 1 LAYER (MIN.) OF
WEATHER RESISTIVE BARRIER (TYVEK HOUSE WRAP OR EQ.) OVER
EXTERIOR WALLS SHEATHING PER CRC 703.2--INSTALL PER
MANUF. INSTRUCTIONS. PROVIDE 5/8" TYPE 'X' GYPSUM BOARD
EACH SIDE @ INTERIOR PARTITIONS.  PROVIDE CEMENT BOARD
OR TILE BACKER BOARD AT SHOWER/TUB LOCATIONS.   ALL
WALLS TO RECEIVE (N) PAINT FINISH.  ALL CEILINGS AT
TUB/SHOWERS TO BE M.R. BOARD

(N)/(E) STAGGERED STUD ACOUSTICAL WALL PER DETAIL [X/XXX]

FLOOR PLAN LEGEND -

#

# DOOR KEY-- SEE A4.0 FOR MORE INFORMATION

WINDOW KEY-- SEE A4.0 FOR MORE INFORMATION

(N)/EXISTING WALL W/ 1 HOUR SEPARATION--5/8" TYPE 'X' GYP
ON GARAGE SIDE FROM FOUNDATION TO ROOF SHEATHING

DENOTES  (N) HOSE BIBB.  SEE PLANS FOR NEW LOCATION -
INSTALL HOSE BIBBS PER CPC WITH APPROVED ANTI-SIPHON
DEVICE.  (E) HOSE BIBBS TO REMAIN.

NOTE:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 4/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 5/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES

FLOOR PLAN KEYNOTES -

X" FLOOR ELEVATION CHANGE--SEE CIVIL PLANS FOR MORE INFO

(N) GAS COCK--REFER TO MANUF. SPECS FOR ELECTRICAL AND
GAS REQUIREMENTS.  PLUMBER TO VERIFY GAS PIPE DIAMETER
NEEDED FOR APPLIANCE FROM GAS METER LOCATION
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2ND
FLOOR PLAN

A2.1b

            = NUMBER TO KEY NOTE BELOW

1. (N) CONCRETE STEP(S)--10" MIN. TREAD AND MAX. 7" RISER HEIGHT

2. (N) LANDING--MIN. 3" DEEP x WIDTH OF DOOR--MAX. 7-3/4" RISER HEIGHT TO
TOP OF THE DOOR THRESHOLD OR DOOR TRACK TO THE EXTERIOR LANDING
IN ORDER TO VERIFY COMPLIANCE WITH CRC R311.3.1 OR R311.3.2.

3. LINE OF BEAM, SOFFIT AND/OR CROWN MOLDING ABOVE, TYP.  SEE ALSO
REFLECTED CEILING PLAN

4. STONE VENEER--SEE ELEVATIONS FOR MORE INFO

5. INDICATES PREFAB CLOSET SYSTEM (OWNER PROVIDE/CONTRACTOR INSTALL)

6. INDICATES ROD AND SHELF AT ±6'-0" ABOVE T.O.S.--VERIFY HEIGHT WITH
OWNER

7. (N) 18" X 24" MIN. CRAWLSPACE ACCESS

8. (N) 22" X 30" MIN. ATTIC ACCESS.  ACCESS TO BE LARGE ENOUGH TO ALLOW
FOR THE LARGEST PIECE OF EQUIPMENT TO FIT THROUGH

9. (N) WATER HEATER IN GARAGE ON 18" HIGH PLATFORM WITH  4" CONCRETE
FILLED STEEL BOLLARD IN FRONT.  WATER HEATER TO BE STRAPPED PER
PLUMBING GENERAL NOTES ON A0.1a.  PROVIDE FOR MAKEUP AIR PER CMC
701.4 INDOOR COMBUSTION AIR--SEE TITLE 24 REPORT FOR APPLIANCE
REQUIREMENTS

10. (N) FURNACE IN GARAGE ON 18" HIGH PLATFORM WITH  4" CONCRETE FILLED
STEEL BOLLARD IN FRONT--PROVIDE 30" WIDE, HIGH, AND DEEP CLEAR
WORKING SPACE PER CMC 305.0.  PROVIDE FOR MAKEUP AIR PER CMC
701.4 INDOOR COMBUSTION AIR--SEE TITLE 24 REPORT FOR APPLIANCE
REQUIREMENTS AND HVAC PLANS

11. (N) FURNACE IN ATTIC, FIELD VERIFY LOCATION.  PROVIDE UNOBSTRUCTED
PASSAGEWAY TO FURNACE NOT LESS THAN 30" HIGH AND WIDE WITH SOLID
FLOORING.  ALSO PROVIDE 30" X 30" LEVEL WORK PLATFORM AND LIGHT ON
SEPARATE SWITCH OVER SERVICE SIDE OF EQUIPMENT.  FURNACE TO BE NO
MORE THAN 20' TRAVEL DISTANCE AWAY FROM ATTIC ACCESS--SEE TITLE 24
REPORT AND HVAC PLANS FOR APPLIANCE REQUIREMENTS

12. (N) HEATPUMP SYSTEM--SEE TITLE 24 REPORT AND HVAC PLANS FOR
APPLIANCE REQUIREMENTS

13. CUSTOM CABINETRY

14. FULL HEIGHT LINEN CABINET WITH SHELVES, KRAFTMAID OR EQUAL

15. INSTALL MIN. 1/2" GYP.BD. ON WALLS, UNDER-STAIR SURFACE, AND ANY
SOFFITS AT ENCLOSED ACCESSIBLE SPACE UNDER STAIRS PER CRC 302.7

16. ZURN Z880 OR EQ. 2-1/2" WIDE TRENCH DRAIN, DAYLIGHT AT EDGE OF PATIO
(TO SIDEYARD)

#

(N) WALL: EXTERIOR: 2x6 STUDS @16" O.C.; INTERIOR 2x4 STUDS
@16"O.C--SEE ELEVATIONS AND STRUCTURAL DRAWINGS FOR
EXTERIOR WALL MATERIAL ASSEMBLIES.  INSTALL 2 LAYERS OF
BUILDING PAPER (FOR STUCCO ONLY) OR 1 LAYER (MIN.) OF
WEATHER RESISTIVE BARRIER (TYVEK HOUSE WRAP OR EQ.) OVER
EXTERIOR WALLS SHEATHING PER CRC 703.2--INSTALL PER
MANUF. INSTRUCTIONS. PROVIDE 5/8" TYPE 'X' GYPSUM BOARD
EACH SIDE @ INTERIOR PARTITIONS.  PROVIDE CEMENT BOARD
OR TILE BACKER BOARD AT SHOWER/TUB LOCATIONS.   ALL
WALLS TO RECEIVE (N) PAINT FINISH.  ALL CEILINGS AT
TUB/SHOWERS TO BE M.R. BOARD

(N)/(E) STAGGERED STUD ACOUSTICAL WALL PER DETAIL [X/XXX]

FLOOR PLAN LEGEND -

#

# DOOR KEY-- SEE A4.0 FOR MORE INFORMATION

WINDOW KEY-- SEE A4.0 FOR MORE INFORMATION

(N)/EXISTING WALL W/ 1 HOUR SEPARATION--5/8" TYPE 'X' GYP
ON GARAGE SIDE FROM FOUNDATION TO ROOF SHEATHING

DENOTES  (N) HOSE BIBB.  SEE PLANS FOR NEW LOCATION -
INSTALL HOSE BIBBS PER CPC WITH APPROVED ANTI-SIPHON
DEVICE.  (E) HOSE BIBBS TO REMAIN.

NOTE:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 4/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 5/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES

FLOOR PLAN KEYNOTES -

X" FLOOR ELEVATION CHANGE--SEE CIVIL PLANS FOR MORE INFO

(N) GAS COCK--REFER TO MANUF. SPECS FOR ELECTRICAL AND
GAS REQUIREMENTS.  PLUMBER TO VERIFY GAS PIPE DIAMETER
NEEDED FOR APPLIANCE FROM GAS METER LOCATION
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ADJACENT LOTS

WINDOW SILL 6'-0" ABOVE FLOOR,
NO PRIVACY IMPACTS FOR

ADJACENT LOTS
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LOWER
ROOF PLAN

A2.2a
LOWER ROOF PLAN  1/4" 1

ATTIC VENTILATION CALCULATIONS AND NOTES -

DENOTES GUTTER DRAIN (3" DIA.) AND  DOWNSPOUT (2" X 3")  26 GA
ALUMINUM - FIELD VERIFY COLOR W/ OWNER.  INSTALL PER MFR.
INSTRUCTIONS

ROOF PLAN LEGEND

DS

DENOTES DIRECTION OF SLOPE FROM HIGH TO LOW--ROOF SLOPE
APPROX., REFER TO ELEVATIONS FOR MAX HT AND VERTICAL CONTROL

LINE OF BLDG. BELOW

1. INSTALL ALL NEW ROOFING MATERIALS--SEE LEGEND BELOW FOR
MATERIALS--CONFIRM COLOR SELECTION W/ OWNER PRIOR TO PLACING
ORDER

2. PAINT ALL ROOF PENETRATIONS TO MATCH ROOFING COLOR.

3. PLUMBING VENTS TO BE MIN. 10' AWAY FROM, OR AT LEAST 3' ABOVE ANY
OPERABLE WINDOW OR SKYLIGHT PER CPC 906.2.

4. ROUTE PLUMBING VENTS WITHIN ATTIC SPACE SO THAT ROOF PENETRATIONS
ARE BEHIND MAIN ROOF RIDGE AND ARE NOT VISIBLE FROM THE STREET

5. FUTURE SOLAR PANELS PER CEC 110.10 (MINIMUM 250 S.F. ON A SOUTH SIDE
ORIENTATION). KEEP AREA CLEAR OF ROOFING EYEBROW, MECHANICAL  AND
PLUMBING VENTS.

6. SEE ROOF PLAN FOR  SLOPES

7. PROVIDE (N) GSM ROOF JACKS, TYP.  CAULK ALL EXPOSED NAIL HEADS  WITH
SILICONE SEALANT.

8. PROVIDE (N) GUTTERS AND DOWNSPOUTS AT LOCATIONS SHOWN--GUTTERS
TO SLOPE 1:240 FRONT-TO-BACK, BUT TO BE LEVEL SIDE TO SIDE

9. INSTALL KICKOUT FLASHING PER 8/A8.0 WHEREVER GUTTERS TERMINATE AT A
WALL

10. ALL PLATE HEIGHTS PER SECTIONS AND RCP. SEE STRUCTURAL DRAWINGS FOR
ADDITIONAL INFORMATION.

11. CONNECT ALL DOWNSPOUTS TO FLEXIBLE PLASTIC DRAINPIPE AND RUN TO A
LOCATION SPECIFIED BY CIVIL PLANS

ROOF GENERAL NOTES -

NOTE:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 4/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 5/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES

ALL ROOFING TO BE ASPHALT COMPOSITION SHINGLES o/ 1 LAYER 15#
ROOF FELT (EXCEPT FOR AT ROOF SLOPES BETWEEN 2-4:12, INSTALL 2
LAYERS) PER CRC 905.2.7--MIN. CLASS C--MANUF: CERTAINTEED; STYLE:
PRESIDENTIAL TL SOLARIS (COOL ROOF); COLOR: SHADOW GRAY; LIFE
EXPECTANCY: 30 YEAR MINIMUM--VERIFY FINAL SELECTION WITH
OWNER PRIOR TO PLACING ORDER.  INSTALL PER MANUF. WARRANTY
INSTRUCTIONS AND ICC-ES EVALUATION REPORT #ESR-1389

NO HATC
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UPPER
ROOF PLAN

A2.2b
UPPER ROOF PLAN  1/4" 1

ATTIC VENTILATION CALCULATIONS AND NOTES -

DENOTES GUTTER DRAIN (3" DIA.) AND  DOWNSPOUT (2" X 3")  26 GA
ALUMINUM - FIELD VERIFY COLOR W/ OWNER.  INSTALL PER MFR.
INSTRUCTIONS

ROOF PLAN LEGEND

DS

DENOTES DIRECTION OF SLOPE FROM HIGH TO LOW--ROOF SLOPE
APPROX., REFER TO ELEVATIONS FOR MAX HT AND VERTICAL CONTROL

LINE OF BLDG. BELOW

1. INSTALL ALL NEW ROOFING MATERIALS--SEE LEGEND BELOW FOR
MATERIALS--CONFIRM COLOR SELECTION W/ OWNER PRIOR TO PLACING
ORDER

2. PAINT ALL ROOF PENETRATIONS TO MATCH ROOFING COLOR.

3. PLUMBING VENTS TO BE MIN. 10' AWAY FROM, OR AT LEAST 3' ABOVE ANY
OPERABLE WINDOW OR SKYLIGHT PER CPC 906.2.

4. ROUTE PLUMBING VENTS WITHIN ATTIC SPACE SO THAT ROOF PENETRATIONS
ARE BEHIND MAIN ROOF RIDGE AND ARE NOT VISIBLE FROM THE STREET

5. FUTURE SOLAR PANELS PER CEC 110.10 (MINIMUM 250 S.F. ON A SOUTH SIDE
ORIENTATION). KEEP AREA CLEAR OF ROOFING EYEBROW, MECHANICAL  AND
PLUMBING VENTS.

6. SEE ROOF PLAN FOR  SLOPES

7. PROVIDE (N) GSM ROOF JACKS, TYP.  CAULK ALL EXPOSED NAIL HEADS  WITH
SILICONE SEALANT.

8. PROVIDE (N) GUTTERS AND DOWNSPOUTS AT LOCATIONS SHOWN--GUTTERS
TO SLOPE 1:240 FRONT-TO-BACK, BUT TO BE LEVEL SIDE TO SIDE

9. INSTALL KICKOUT FLASHING PER 8/A8.0 WHEREVER GUTTERS TERMINATE AT A
WALL

10. ALL PLATE HEIGHTS PER SECTIONS AND RCP. SEE STRUCTURAL DRAWINGS FOR
ADDITIONAL INFORMATION.

11. CONNECT ALL DOWNSPOUTS TO FLEXIBLE PLASTIC DRAINPIPE AND RUN TO A
LOCATION SPECIFIED BY CIVIL PLANS

ROOF GENERAL NOTES -

NOTE:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 4/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 5/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES

ALL ROOFING TO BE ASPHALT COMPOSITION SHINGLES o/ 1 LAYER 15#
ROOF FELT (EXCEPT FOR AT ROOF SLOPES BETWEEN 2-4:12, INSTALL 2
LAYERS) PER CRC 905.2.7--MIN. CLASS C--MANUF: CERTAINTEED; STYLE:
PRESIDENTIAL TL SOLARIS (COOL ROOF); COLOR: SHADOW GRAY; LIFE
EXPECTANCY: 30 YEAR MINIMUM--VERIFY FINAL SELECTION WITH
OWNER PRIOR TO PLACING ORDER.  INSTALL PER MANUF. WARRANTY
INSTRUCTIONS AND ICC-ES EVALUATION REPORT #ESR-1389

NO HATC
HING

feet
1 2 3 4 6

ALL UPPER LEVEL ROOF
SLOPES TO BE 8:12, U.N.O.

RIDGE

3:123:12

3:
12

VALLEY

HIP

VALLEYVALLEY

HIP

RI
DG

E

RI
DG

E

HIP

HIP
HIP HIP

VALLEYVALLE
Y VALLEYVALLE

Y

SKYLIGHT

DO NOT LET 2ND FLOOR DOWNSPOUTS FLOW
DIRECTLY ONTO 1ST FLOOR ROOF, INSTEAD
FULLY CONNECT 2ND FLOOR DOWNSPOUTS
TO 1ST FLOOR GUTTERS--PRIME AND PAINT
DOWNSPOUTS TO MATCH SURROUNDING

ADJACENT FINISHES
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EXTERIOR 
ELEVATIONS

A3.0

= NUMBER OF KEYNOTE BELOW#

NOTES:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 3/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 4/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES
5. EXTERIOR HARDSCAPE AND EXTERIOR STAIRS NOT SHOWN FOR CLARITY--SEE A0.3a 

FOR 3D MODEL VIEWS

feet
1 2 43 6

feet
1 2 43 6

1 ASPHALT COMP SHINGLE ROOFING--SEE ROOF PLAN FOR MORE INFO
2 SKYLIGHT--SEE WINDOW SCHEDULE FOR MORE INFO
3 FIELD PAINTED FIBER CEMENT LAP SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF.: JAMES HARDIE; 

STYLE: ARTISAN; EXPOSURE: 6 INCHES; STYLE: SMOOTH--www.artisanluxury.com--SEE DETAILS [XX/XX]--
SIDING TO CONFORM TO CRC TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

4 FIELD PAINTED FIBER CEMENT SHINGLE SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF.: JAMES 
HARDIE; STYLE: STRAIGHT EDGE PANEL; EXPOSURE: 7"--www.jameshardie.com--SEE DETAILS [XX/XX]--
SIDING TO CONFORM TO CRC TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

5 FIELD PAINTED FIBER CEMENT VERTICAL SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF: JAMES 
HARDIE; STYLE: SMOOTH--www.jameshardie.com--SEE DETAILS [XX/XX]--SIDING TO CONFORM TO CRC 
TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

6 ADHERED LIGHTWEIGHT STONE VENEER (<15 LBS/SF)--MANUF.: ELDORADO STONE; STYLE: CLIFFSTONE; 
COLOR: BANFF SPRINGS; INSTALLATION STYLE: DRYSTACK; WAINSCOT SILL OVER STEEL "L" ANGLE: SPLIT 
EDGE; SILL COLOR: GREY SKY--www.eldoradostone.com--USE POLYMER-MODIFIED SETTING MORTAR--
INSTALL PER MANUF. INSTRUCTIONS, ICC-ES EVALUATION REPORT ESR-1215, AND MVMA INSTALLATION 
GUIDE FOR COMPLIANCE WITH ASTM C1780.  CONTACT TERESA VASQUEZ AT BORAL STONE GROUP 
(415-418-9730, Teresa.Vasquez@Boral.com) FOR FIELD REVIEW OF LATH INSTALLATION PRIOR TO 
INSTALLING SCRATCH COAT.  SEAL VENEER WITH SILANE OR SILOXANE BASED MASONRY TREATMENT 
SUCH AS CRAFTSHIELD PER MANUF. INSTRUCTIONS.  

7 PAINTED FIBER CEMENT TRIM--2x8 BARGEBOARD AND 1x2 DRIP EDGE
8 PAINTED FIBER CEMENT TRIM--2x10 FASCIA WITH 4" SEAMLESS PAINTED SHEET METAL GUTTER--VERIFY 

GUTTER PROFILE WITH OWNER PRIOR TO FABRICATION--SEE ROOF PLAN FOR MORE INFO
9 PAINTED REDWOOD OR A.Y.C. 6" x 6" SHAPED CORBEL/BRACKET--CUT BARGEBOARD TO FIT TIGHT TO 

TRIM ELEMENTS
10 PAINTED REDWOOD OR A.Y.C. 6" x 8" SHAPED CORBEL
11 PAINTED REDWOOD OR A.Y.C. CURVED 8" TRIM
12 PAINTED FIBER CEMENT TRIM--12" BELLYBAND
13 PAINT GRADE FIBER CEMENT TRELLIS--SEE ROOF PLAN FOR MORE INFO
14 ONE PIECE STRAIGHT FIBER GLASS COLUMN, 8" SQUARE BASE, 5'-0" HEIGHT OVER STONE VENEER BASE
15 PAINT GRADE WOOD GARAGE DOOR WITH TEMPERED GLAZING PICTURE WINDOWS--SEE DOOR 

SCHEDULE FOR MORE INFO
16 WINDOW/DOOR OPENING WITH SIMULATED DIVIDED LITES: GRIDS ON THE INTERIOR AND EXTERIOR OF 

THE GLASS AND A SPACER BAR BETWEEN THE PANES OF GLASS]--SEE WINDOW AND DOOR SCHEDULES 
FOR MORE INFO--DOORS AND WINDOWS TO HAVE 6" PAINTED FIBER CEMENT TRIM TYPICAL, U.N.O.

17 EXTERIOR LIGHT, INSTALL PER MANUF. INSTRUCTIONS--dweLED Nest 12" High Bronze LED Outdoor Wall 
Light, DARK SKY COMPLIANT FIXTURE

18 PIN MOUNTED LED ILLUMINATED ADDRESS SIGNAGE, CLEARLY VISIBLE FROM ADJACENT STREET--
HEIGHT: 8"; STYLE: LUXELLO LED, MODERN NEUTRA HOUSE NUMBERS LED BACKLIT; FINISH: ANODIZED--
www.surrounding.com/products/luxello--PROVIDE PHOTOSENSOR CONNECTED LED BACKLIGHTING @ 
EACH NUMBER 

19 A VENT--SEE CRAWLSPACE VENT CALCS ON A2.1 FOR MORE INFO
20 HARDSCAPE--SEE SITE PLAN AND FINISH FLOOR PLAN FOR MORE INFO
21 HEATPUMP--SEE HVAC PLANS FOR MORE INFO--HVAC EQUIPMENT TO BE SCREENED FROM VIEW BY 

WELL MAINTAINED PLANTINGS, SEE LANDSCAPE PLANS FOR PLANTING DETAIL
22 ELECTRICAL METER--SEE SITE PLAN AND CIVIL PLANS FOR MORE INFO
23 GAS METER--SEE SITE PLAN AND CIVIL PLANS FOR MORE INFO
24 TANKLESS WATER HEATER--SEE FLOOR PLAN A2.1a FOR MORE INFO
25 WASTE/RECYCLING CONTAINERS SCREEN, HEIGHT TO BE AT LEAST AS TALL AS TALLES CONTAINER--SEE 

LANDSCAPE PLANS FOR DETAILS

PAINT SCHEDULE:
SHINGLE SIDING / LAP SIDING: BROWN = BENJAMIN MOORE 2134-20 "MIDSUMMER NIGHT"
VERTICAL SIDING / TRIM: WHITE = BENJAMIN MOORE OC-68 "DISTANT GRAY"

ELEVATION GRID LINE KEY
A 1ST FLOOR TOP OF STRUCTURE = 102.43'
B 2ND FLOOR TOP OF STRUCTURE = 112.68'
C T.O. HIGHEST ROOF RIDGE = 126.43'

A

B

C

A

B

C

SEE 1/A5.0 BUILDING SECTION FOR 
CONFORMANCE WITH MAX HEIGHT 

AND SIDE SETBACK PROVISIONS

1 TYP.

3

TYP. AT 
LOWER LEVEL

4 TYP. AT 
UPPER LEVEL 5 TYP. AT BAY 

WINDOWS

6 TYP.

7 TYP. 8 TYP.

10TYP. 
OF 6

12

15 16 TYP. 17 TYP.18 20

11

3

4 TYP. AT 
UPPER LEVEL

TYP. AT 
LOWER LEVEL

4 TYP. ABOVE 
BELLY BAND

21

22 23

101.67'
GRADE

100.85'
GRADE

14 13

100.60'
GRADE

1.
83

'

12
.0

8'

25
.8

3'

LOWEST NATURAL AND PROPOSED GRADE 
ADJACENT TO BUILDING FOOTPRINT

25

24

12
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EXTERIOR 
ELEVATIONS

A3.1

= NUMBER OF KEYNOTE BELOW#

NOTES:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 3/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 4/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES
5. EXTERIOR HARDSCAPE AND EXTERIOR STAIRS NOT SHOWN FOR CLARITY--SEE A0.3a 

FOR 3D MODEL VIEWS

feet
1 2 43 6

feet
1 2 43 6

ELEVATION GRID LINE KEY
A 1ST FLOOR TOP OF STRUCTURE = 102.43'
B 2ND FLOOR TOP OF STRUCTURE = 112.68'
C T.O. HIGHEST ROOF RIDGE = 126.43'

1 ASPHALT COMP SHINGLE ROOFING--SEE ROOF PLAN FOR MORE INFO
2 SKYLIGHT--SEE WINDOW SCHEDULE FOR MORE INFO
3 FIELD PAINTED FIBER CEMENT LAP SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF.: JAMES HARDIE; 

STYLE: ARTISAN; EXPOSURE: 6 INCHES; STYLE: SMOOTH--www.artisanluxury.com--SEE DETAILS [XX/XX]--
SIDING TO CONFORM TO CRC TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

4 FIELD PAINTED FIBER CEMENT SHINGLE SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF.: JAMES 
HARDIE; STYLE: STRAIGHT EDGE PANEL; EXPOSURE: 7"--www.jameshardie.com--SEE DETAILS [XX/XX]--
SIDING TO CONFORM TO CRC TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

5 FIELD PAINTED FIBER CEMENT VERTICAL SIDING o/ 1 LAYER TYVEK HOUSE WRAP--MANUF: JAMES 
HARDIE; STYLE: SMOOTH--www.jameshardie.com--SEE DETAILS [XX/XX]--SIDING TO CONFORM TO CRC 
TABLE 703.4--INSTALL PER MANUF. WARRANTY INSTRUCTIONS

6 ADHERED LIGHTWEIGHT STONE VENEER (<15 LBS/SF)--MANUF.: ELDORADO STONE; STYLE: CLIFFSTONE; 
COLOR: BANFF SPRINGS; INSTALLATION STYLE: DRYSTACK; WAINSCOT SILL OVER STEEL "L" ANGLE: SPLIT 
EDGE; SILL COLOR: GREY SKY--www.eldoradostone.com--USE POLYMER-MODIFIED SETTING MORTAR--
INSTALL PER MANUF. INSTRUCTIONS, ICC-ES EVALUATION REPORT ESR-1215, AND MVMA INSTALLATION 
GUIDE FOR COMPLIANCE WITH ASTM C1780.  CONTACT TERESA VASQUEZ AT BORAL STONE GROUP 
(415-418-9730, Teresa.Vasquez@Boral.com) FOR FIELD REVIEW OF LATH INSTALLATION PRIOR TO 
INSTALLING SCRATCH COAT.  SEAL VENEER WITH SILANE OR SILOXANE BASED MASONRY TREATMENT 
SUCH AS CRAFTSHIELD PER MANUF. INSTRUCTIONS.  

7 PAINTED FIBER CEMENT TRIM--2x8 BARGEBOARD AND 1x2 DRIP EDGE
8 PAINTED FIBER CEMENT TRIM--2x10 FASCIA WITH 4" SEAMLESS PAINTED SHEET METAL GUTTER--VERIFY 

GUTTER PROFILE WITH OWNER PRIOR TO FABRICATION--SEE ROOF PLAN FOR MORE INFO
9 PAINTED REDWOOD OR A.Y.C. 6" x 6" SHAPED CORBEL/BRACKET--CUT BARGEBOARD TO FIT TIGHT TO 

TRIM ELEMENTS
10 PAINTED REDWOOD OR A.Y.C. 6" x 8" SHAPED CORBEL
11 PAINTED REDWOOD OR A.Y.C. CURVED 8" TRIM
12 PAINTED FIBER CEMENT TRIM--12" BELLYBAND
13 PAINT GRADE FIBER CEMENT TRELLIS--SEE ROOF PLAN FOR MORE INFO
14 ONE PIECE STRAIGHT FIBER GLASS COLUMN, 8" SQUARE BASE, 5'-0" HEIGHT OVER STONE VENEER BASE
15 PAINT GRADE WOOD GARAGE DOOR WITH TEMPERED GLAZING PICTURE WINDOWS--SEE DOOR 

SCHEDULE FOR MORE INFO
16 WINDOW/DOOR OPENING WITH SIMULATED DIVIDED LITES: GRIDS ON THE INTERIOR AND EXTERIOR OF 

THE GLASS AND A SPACER BAR BETWEEN THE PANES OF GLASS]--SEE WINDOW AND DOOR SCHEDULES 
FOR MORE INFO--DOORS AND WINDOWS TO HAVE 6" PAINTED FIBER CEMENT TRIM TYPICAL, U.N.O.

17 EXTERIOR LIGHT, INSTALL PER MANUF. INSTRUCTIONS--dweLED Nest 12" High Bronze LED Outdoor Wall 
Light, DARK SKY COMPLIANT FIXTURE

18 PIN MOUNTED LED ILLUMINATED ADDRESS SIGNAGE, CLEARLY VISIBLE FROM ADJACENT STREET--
HEIGHT: 8"; STYLE: LUXELLO LED, MODERN NEUTRA HOUSE NUMBERS LED BACKLIT; FINISH: ANODIZED--
www.surrounding.com/products/luxello--PROVIDE PHOTOSENSOR CONNECTED LED BACKLIGHTING @ 
EACH NUMBER 

19 CRAWLSPACE VENT--SEE CRAWLSPACE VENT CALCS ON A2.1 FOR MORE INFO
20 HARDSCAPE--SEE SITE PLAN AND FINISH FLOOR PLAN FOR MORE INFO
21 HEATPUMP--SEE HVAC PLANS FOR MORE INFO
22 ELECTRICAL METER--SEE SITE PLAN AND CIVIL PLANS FOR MORE INFO
23 GAS METER--SEE SITE PLAN AND CIVIL PLANS FOR MORE INFO

PAINT SCHEDULE:
SHINGLE SIDING / LAP SIDING: BROWN = BENJAMIN MOORE 2134-20 "MIDSUMMER NIGHT"
VERTICAL SIDING / TRIM: WHITE = BENJAMIN MOORE OC-68 "DISTANT GRAY"

A

B

C

A

B

C

PRIVACY GARDEN SCREEN 
AND GATE WITHIN 

BUILDABLE AREA

21011

1413 12 3

4 TYP. AT 
UPPER LEVEL

TYP. AT 
LOWER LEVEL

4 TYP. ABOVE 
BELLY BAND
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EXTERIOR 
PERSPECTIVES

A3.2LANDSCAPING SHOWN THIS SHEET IS 
DIAGRAMATIC ONLY--SEE LANDSCAPE PLANS 

FOR ACTUAL PLANTING AND LAYOUT
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SECTIONS

A5.0

NOTES:
1. SEE 2/A0.1a FOR PLUMBING GENERAL NOTES
2. SEE 3/A0.1a FOR MECHANICAL GENERAL NOTES
3. SEE 3/A0.1a FOR ELECTRICAL GENERAL NOTES
4. SEE 4/A0.1a FOR PLAN AND INTERIOR GENERAL NOTES
5. SEE BID INSTRUCTIONS FOR INSULATION VALUES.  INSULATION TO BE NOT LESS THAN 

AS INDICATED IN T24 REPORT

feet
1 2 43 6

ELEVATION GRID LINE KEY
A 1ST FLOOR TOP OF STRUCTURE = 102.43'
B 2ND FLOOR TOP OF STRUCTURE = 112.68'
C T.O. HIGHEST ROOF RIDGE = 126.43'

= NUMBER OF KEYNOTE BELOW#

1 (N) OR (E) ROOF FRAMING OR TRUSS PACKAGE WITH PLYWOOD SHEATHING WITH RADIANT 
BARRIER--SEE STRUCTURAL PLANS FOR MORE INFO.  INSTALL INSULATION PER BID INSTRUCTIONS 
AND T24 REPORT

2 (N) OR (E) PLYWOOD SHEATHING WITH RADIANT BARRIER--SEE STRUCTURAL PLANS FOR MORE INFO
3 SKYLIGHT--SEE ROOF PLAN AND WINDOW SCHEDULE FOR MORE INFO--CONTRACTOR TO USE 

SHAPED FRAMING MEMBERS TO ENSURE THE SKYLIGHT SHAFT HAS NO JOGS OR ANGLES THAT ARE 
NOT SHOWN IN PLANS

4 (N) OR (E) 2x6 OR 2x4 EXTERIOR WALL STUDS @16" O.C. U.N.O. --SEE FLOOR PLAN FOR MORE INFO.  
INSTALL INSULATION PER BID INSTRUCTIONS AND T24 REPORT

5 (N) OR (E) 2x4 INTERIOR WALL STUDS @16" O.C. U.N.O.
6 5/8" GYPSUM WALL BOARD ON WALLS AND CEILING, TYPICAL THROUGHOUT, U.N.O.
7 5/8" TYPE 'X' GYPSUM BOARD ON WALLS AND CEILING IN GARAGE, FIRE TAPED.  APPLY 2 LAYERS 

OF GYPSUM BOARD WHERE FRAMING IS @24" O.C.
8 TRAY CEILING--SEE REFLECTED CEILING PLAN FOR MORE INFO
9 (N) OR (E) FLOOR/CEILING FRAMING WITH PLYWOOD SHEATHING--SEE STRUCTURAL PLANS FOR 

MORE INFO
10 (N) OR (E) FLOOR FRAMING WITH PLYWOOD SHEATHING--SEE STRUCTURAL PLANS FOR MORE INFO. 

 INSTALL CRAWLSPACE INSULATION PER BID INSTRUCTIONS AND T24 REPORT
11 (N) OR (E) CONCRETE SLAB--SEE STRUCTURAL PLANS FOR MORE INFO
12 DIAGRAMMATIC REPRESENTATION OF (N) OR (E) CONCRETE FOUNDATION--SEE STRUCTURAL 

PLANS FOR MORE INFO
13 18" MIN. CLEAR CRAWLSPACE
14 CLASS 1 VAPOR BARRIER [OVER GROUND SURFACE / UNDER 3" RAT SLAB WITH REINFORCING 

MESH] IN CRAWLSPACE

feet
1 2 43 6

A

B

C

A

B

C

PERMEABLE PAVER 
PATIO, SEE DETAIL 

D, SHEET L2.2

9'
-0

"
9'

-0
"

ALL PROPOSED PLATE 
HEIGHTS OF HIP ROOFS 
CONFORM WITH SIDE 
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1/21/2020 
Assessment of and recommendations for two (2) oak specimens 

Adjacent to 
1511 Van Dusen 

Campbell, CA  
Naz Pouya, RLA 
Assistant Planner 
City of Campbell Planning Division 
70 N 1st St 
Campbell, CA 95008 

Dear Ms. Pouya, 

Planning Division retained Walter Levison, Consulting Arborist (WLCA) to perform a site visit to the above-noted address, 
and assess two (2) neighboring oak specimens: one at the neighbor’s property just north of the existing garage corner, and 
one in the Caltrans right of way behind the south side of the rear yard (see WLCA tree map markup for reference).  WLCA 
was also requested by Planning Division to prepare a written report detailing the existing conditions of the trees, and make 
recommendations to support their long term viability in the landscape. 

The following written report is the work product that encompasses the above scope of work. WLCA included a tree map 
markup and various digital images from his site visit 1/21/2020 below as additional reference of existing conditions. Various 
markups on the tree map were created using Adobe Acrobat Pro, and are best viewed using Adobe CS or Adobe Pro (they 
may or may not all be visible when this report is opened using a free version of Adobe reader). 

Background 

The site is a residential lot with a single story residence that is currently lived in by the owner Mr. Derry Davis. 

The proposed plan will expand the footprint of the residence southwestward toward valley oak 52, and includes construction 
of a rear yard patio area that would further encroach into the canopy dripline of this very large Caltrans-owned California 
native oak specimen. The most damaging items on the proposed plans in terms of potentially causing severe root loss to 
oak 52 are as follows: 

a. The proposed patio foundation, which as currently proposed will encroach to 5 or 6 horizontal feet offset from the tree
52 trunk edge. The depth of cut below existing soil surface grade is currently shown on sheet C4.0 detail 2 (called
“concrete walkways”) as a 14 inch cut depth below grade, plus additional subbase work consisting of compaction of the
parent soil below that excavated elevation of 14 inches below grade. This extent of excavation and compaction is not
acceptable, and would cause severe damage to the oak 52 root system.

b. The proposed storm drain, downspout drain, and area drain system as shown on grading and drainage plan sheet C2.0
encroach to even further within the canopy dripline than the patio footprint, and will be cut at approximately 4 feet of the
oak 52 trunk edge. If the width of the storm drain trench is also taken into account, the actual distance from trunk may
be as little as 3.0 or 3.5 horizontal feet offset from the trunk edge of oak 52. The extent of damage to the oak 52 root
system caused by this proposed trenching work as currently shown on the plan set would be severe, and as such, is
unacceptable.

The proposed plan would also involve construction of a 2nd story addition near to neighbor-owned oak 51. This coast live 
oak may be somewhat impacted by horizontal and/or vertical clearance pruning to clear the proposed 2nd story addition 
which will be set back from the property corner such that the roof corner facing north into the oak 51 area will be at least 16 
to 18 horizontal feet from the trunk edge. Because the majority of the south-extended portion of the canopy extends only +/- 
20 horizontal feet south of trunk at an elevation of 20 to 25 feet above grade, it is possible that only minor horizontal 
clearance pruning will be required. I scaled the north corner of the proposed 2nd story roof eve at 20 to 21 feet elevation 
above grade per the applicant’s sheet A3.0 “Exterior Elevations”, which means that there may only be 3 to 5 horizontal feet 

Attachment No. 5
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of conflict here in terms of required clearance pruning of oak 51 to allow for the roof to be built by contractors working on top 
of the new finish elevation of roof itself. It is WLCA’s opinion that pruning will not cause significant damage to oak 51.  
 
Tree Data & Discussion of Impacts Based on Current Proposed Plan Documents  
 
Oak 51 is a coast live oak (Quercus agrifolia) measuring 17.7 inches diameter at 4.5 feet above grade.  
 
It stands 45 feet in height, with a canopy spread of approximately 30 feet, lopsided mainly to the south over the 1511 Van 
Dusen site.  
 
On scales from 1 to 100% each, the tree rates out with a health of 80% and a structural rating of 70%, for an overall 
condition rating of 75% or “good”.  
 
Live twig density and extension is moderate to good.   
 
The canopy extends some 15 feet southward past the 1511 Van Dusen property line, with the majority of the extended limbs 
located at 20 to 25 feet elevation above grade. The new 2nd story roofline will encroach to roughly 16 or 18 feet from the 
trunk of this tree.  
 
One (1) 6” diameter limb extends southward at +/- 23 feet elevation, and is roughly horizontal is form. This is really the only 
limb in contention that might require pruning. Even if the entire limb were to be removed at its attachment point on the 
mainstem, that 6” diameter cut and the removal of that biomass would not significantly cause a decline in the tree’s structure 
or health.  
 
The presence of the existing property line fence (wooden) will act as a de-facto Root Protection Zone (RPZ) barrier during 
construction on the 1511 Van Dusen property. The trunk edge is roughly 6 to 7 feet northward offset from the property line 
fence, which means that all of that root zone between the trunk edge and south to the property line is protected by the 
presence of the fence, and will continue to be protected during construction if the fence remains as-is during site work.  
 
Oak 52 is a California valley oak (Quercus lobata) measuring an estimated 30 inches diameter at 4.5 feet above grade 
(there was not access to the trunk due to the Caltrans property line chain link fence).  
 
The tree stands approximately 55 feet in height, with a canopy spread of roughly 60 feet total diameter that is somewhat 
evenly distributed in terms of extension.  
 
On scales from zero to 100% each, this tree rates out with a health rating of 70% and a structural rating of 65%, for an 
overall condition rating of 70% or “good”.  
 
The tree is out of leaf for winter, but given the existing twigs and buds visible from the ground, the live twig density and 
extension appears to be moderate.  
 
Scaffold limbs and branches measuring 2 to 4 inches in diameter each extend as an eastward canopy system that is 
approximately 30 total horizontal feet east/northeastward toward the proposed residence and patio work area at elevations 
of +/- 18 feet above grade, which means that the proposed finish roof elevations will likely clear all of the existing canopy of 
this tree without any clearance pruning required, even accounting for airspace required for contractors to climb over the 
rooftops.  
 
The root system is likely extended 50 to 100 feet radius in all directions out from trunk, and is impeded only by foundations 
such as the existing 1511 Van Dusen residence foundation at approximately 31 feet east from trunk edge. The root system 
will be severely compromised by both proposed storm drain trenching at 3 to 4 feet offset from trunk edge, and by proposed 
patio foundation excavation 14 inches cut depth plus additional compaction of the subbase which is shown on the 
applicant’s grading and drainage plan at 5 to 6 horizontal feet of the trunk edge. Both of these impacts will need to be 
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ISA Tree Risk Assessment Qualified                   ASCA Registered Consulting Arborist #401                   ISA Certified Arborist #WE-3172A 

3 of 11 
  Walter Levison  2020 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 Email walterslevisonjr@yahoo.com  

mitigated through either eliminating the items, moving the items, or using alternative methods/materials to float the work 
above grade as “no-dig” type construction, which is detailed below in the Recommendations section of this report.  
 
Critical Root Zone Calculation  
 
Critical Root Zone (CRZ) has been formally established internationally as of 2017 as “6 X diameter” in terms of an 
appropriate construction offset distance from the trunk edge of a tree.1 Although it is not clarified in the text, WLCA  
assumes that the authors of this CRZ calculation assumed that a subjectd tree would be impacted around all sides of the 
trunk. However, on most construction projects, only one or two sides of a tree are typically impacted by new work. 
Therefore, it is possible that some leniency can be allowed in terms of construction encroachments into the CRZ offset 
distance from trunk edge.   
 
The CRZ for oak 52 is calculated by WLCA to be 6 X (est. diameter of 30 inches) = a construction offset of 15 feet from 
trunk edge, measured as horizontal along grade. This means that the proposed residence addition, the proposed patio, and 
the proposed storm drain pipe trench route will all encroach within this CRZ if built as currently shown on the applicant’s 
sheet C2.0 grading and drainage plan. The proposed residence addition corner distance at 13 feet from trunk edge is 
acceptable to WLCA. However, the storm drain and patio construction offsets are so minimal that those items are deemed 
“severe impacts” to oak 52, and will either have to be eliminated or redesigned to mitigate impacts to a minor or moderate 
level of impact to oak 52. Refer to recommendations below in this report for details of how to achieve storm drain and patio 
construction impact mitigation.  
 
Below Right: Snippet of detail 2 on applicant’s page C4.0 showing the footing to be used for both the proposed walkways 
and the proposed rear yard patio of concern due to 
its location in close proximity to rear yard oak 52.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                           
1 2017. Root Management. A Best Management Practices handbook accompanying the ANSI A300 standards for tree care 
operations. International Society of Arboriculture press.  
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Recommendations  
 

1. Storm Drain Proposed (see WLCA map magenta highlighted area):   
 
Option a: Tightline the new storm drain against the southwest corner of the proposed new residence footprint to 
keep it at least 12 feet or more offset distance from the trunk edge of oak 52.  
 
Option b: Eliminate the sections of storm drain, area drain, downspout drain, etc. within 12 or 13 feet of the oak 52 
trunk edge.  
 
Option c: Use a directional bore machine to install drain lines without cutting a trench.  
 

2. Patio Proposed & Walkway Proposed (see WLCA map yellow highlighted area):   
 
Option a: Eliminate the patio completely, such that the entire open soil area between the Caltrans fence and the 
new proposed residence southwest corner at 13 feet from trunk edge of oak 52 is retained as unadulterated soil 
root zone.  
 
Option b: Push the proposed patio footprint to farther distance from the trunk edge of oak 52, such that there is 
roughly a 12 to 13 foot minimum offset distance between the patio edge and the oak 52 trunk edge.  
 
Option c: Change the proposed construction spec for the patio foundation and walkway foundation such that it 
becomes a floating over-grade “no dig” type system per the sample spec on page 6 below. In order to allow for the 
entire baserock base section to be placed over existing soil grade with no compaction of the parent soil and no 
excavation prep, a geogrid of high quality and high load bearing spec will need to be utilized, such as Tensar TriAx 
TX140 triaxial geogrid, available locally from Dan Toda of Reed and Graham geosynthetics sales in their San Jose 
California office:  
 
Dan Toda, geosynthetics sales 
Reed and Graham 
dan@rginc.com  
(408) 425-3013 
The geogrid layer is placed directly over the soil surface with no compaction prep, and baserock is then laid directly 
over the geogrid and tamped down before installing the finishing treatments. Construction proceeds as standard 
once the baserock is laid down over the grid.  
 
WLCA has used this product on numerous parking lot, walkway, and driveway construction situations in the Bay 
Area over the last two years, including throughout Stanford University, Palo Alto, CA (see photos below on page 5, 
showing installs at Stanford (right) and a private residence driveway (left) in 2019).  
 
Important Note on Edging Treatments:  
 
For edging restraints along the sides of a geogrid project where a geogrid is being installed and root zone is being 
preserved directly underneath the grid, all siding (edging) has to be poured as concrete that is flush in elevation with 
the geogrid, otherwise the tree root preservation aspect of the project will be nullified (i.e. keep all concrete 
perimeter work shallow with zero-cut. Simply pour it at grade with no excavation below existing soil surface).  
 

mailto:walterslevisonjr@yahoo.com
mailto:dan@rginc.com
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Above left: Menlo Park driveway underlayment of Tensar TriAx TX140. The tree root systems being preserved are all at the 
left side of the image. The left side of driveway was set with baserock and pavers over this geogrid, and was allowed to 
remain without any edging restraints, in order to avoid cutting downward into the root system of the trees.  
 
Above right: Stanford University Comstock parking lot using underlayment of Tensar TriAx. The curbs are all shallow cut 
with almost zero depth of excavation below grade. The curb bases are all poured at the elevation of the TriAx geogrid.  
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Above: Spec (copyrighted) for use at a local Palo Alto construction site where zero-cut (no-dig) spec was required to 
preserve a very large oak specimen in close proximity to the proposed new paver walkway project.  
 
Note: the “Ryerson steel edge & stakes” are placed over grade with zero inches of cut into the ground. The lines running 
vertically downward into the ground in this side cut detail image are only small diameter steel landscape pins that hold the 
Ryerson steel edging in place.  
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3. Tree Protection Fencing:  

 
a. Set chain link fence panels on moveable concrete 

footings (per locations not yet determined as of the 
date of writing), prior to starting any demolition of the 
existing older concrete pads in the rear yard. See 
photo at right for a sample of how to set up the 
fencing. 
 
Note on the tree map markup attached to this report 
there is no indication of the routing for this root 
protection zone (RPZ) fence, due to the fact that the 
current proposed patio and current proposed storm 
drain routing is within the 13 foot offset area west of 
the new residence addition that WLCA suggests to 
be retained as a virgin root zone “no dig” area. 
 
The RPZ protective fence location will ideally be set up at roughly 10 feet minimum northeast of the rear yard 
property boundary chain link fence, so that a “construction corridor” of roughly 5 feet width is maintained 
between the RPZ fence and the proposed new residence exterior siding.  

 
4. Pruning & Other Maintenance:  

 
a. All pruning shall be performed by or under full time site supervision of an ISA Certified Arborist.  

 
b. All pruning shall conform to ANSI A300 standards for woody plant maintenance / pruning (latest iterations).  

 
c. No pruning shall be performed on oak 52.  
 
d. Pruning of the canopy of oak 51 shall be limited (if possible) only to the outermost 5 horizontal feet of the 

southmost end of the south canopy, and shall consist of pruning cuts less than or equal to 2 inches diameter 
each.  

 
 
 

mailto:walterslevisonjr@yahoo.com


   
 
ISA Tree Risk Assessment Qualified                   ASCA Registered Consulting Arborist #401                   ISA Certified Arborist #WE-3172A 

8 of 11 
  Walter Levison  2020 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 Email walterslevisonjr@yahoo.com  

Digital Images (WLCA) 1/21/2020  

 
 

Center of image:  
 

Oak 51 viewed from the street in front of the neighboring 
property (tree owner).  

 
 

Center of image:  
 

Oak 51 as viewed from the street, looking due west down along 
the property line separating 1151 Van Dusen (left side of 

image) from the adjoining property where the tree is located 
(right side of image).  

mailto:walterslevisonjr@yahoo.com
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Center-left portion of image:  
 

Oak 52 viewed looking northwestward. 
 

The existing residence footprint shown at the right edge of the 
above image is roughly 30 horizontal feet offset from the trunk 

edge of this tree. 
 

The proposed new residence will encroach to roughly 13 feet 
offset from trunk edge. 

 
 

Oak 52 upper elevations of the 55 foot elevation canopy.  
 

This tree is in good overall condition.  
 
 
 
 
 
 
 
 

 
 

Left side of image: Oak 52, looking northwest.  

 

mailto:walterslevisonjr@yahoo.com
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Assumptions and Limiting Conditions 

Any legal description provided to the consultant/appraiser is assumed to be correct. Any titles and ownership to any property are assumed to be good and 
marketable. No responsibility is assumed for matters legal in character. Any and all property is appraised and evaluated as through free and clean, under 
responsible ownership and competent management. 

It is assumed that any property is not in violation of any applicable codes, ordinance, statutes, or other government regulations. 

Care has been taken to obtain all information from reliable sources.  All data has been verified insofar as possible; however, the consultant/appraiser can 
neither guarantee nor be responsible for the accuracy of information provided by others.  

The consultant/appraiser shall not be required to give testimony or to attend court by reason of this report unless subsequent contractual arrangements are 
made, including payment of an additional fee for such services as described in the fee schedule and contract of engagement. 

Unless required by law otherwise, the possession of this report or a copy thereof does not imply right of publication or use for any other purpose by any 
other than the person to whom it is addressed, without the prior expressed written or verbal consent of the consultant/appraiser. 

Unless required by law otherwise, neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by anyone, including the client, 
to the public through advertising, public relations, news, sales, or other media, without the prior expressed conclusions, identity of the consultant/appraiser, 
or any reference to any professional society or institute or to any initiated designation conferred upon the consultant/appraiser as stated in his 
qualifications. 

This report and any values expressed herein represent the opinion of the consultant/appraiser, and the consultant’s/appraiser’s fee is in no way contingent 
upon the reporting of a specified value, a stipulated result, the occurrence of a subsequent event, nor upon any finding to be reported. 

Sketches, drawings, and photographs in this report, being intended for visual aids, are not necessarily to scale and should not be construed as engineering 
or architectural reports or surveys unless expressed otherwise. The reproduction of any information generated by engineers, architects, or other 
consultants on any sketches, drawings, or photographs is for the express purpose of coordination and ease of reference only. Inclusion of said information 
on any drawings or other documents does not constitute a representation by Walter Levison to the sufficiency or accuracy of said information. 

Unless expressed otherwise: 
information contained in this report covers only those items that were examined and reflects the conditions of those items at the time of inspection; and 
the inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no warranty or guarantee, 
expressed or implied, that problems or deficiencies of the plants or property in question may not arise in the future. 

Loss or alteration of any part of this report invalidates the entire report. 

Arborist Disclosure Statement: 

Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend measures to enhance the beauty 
and health of trees, and attempt to reduce the risk of living near trees. Clients may choose to accept or disregard the recommendations of the arborist, or to 
seek additional advice.  

Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Tree are living organisms that fail in ways we do not fully 
understand. Conditions are often hidden within trees and below ground. Arborist cannot guarantee that a tree will be healthy or safe under all 
circumstances, or for a specified period of time. Likewise, remedial treatments, like any medicine, cannot be guaranteed.  

Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist’s services such as property boundaries, property 
ownership, site lines, disputes between neighbors, and other issues. Arborists cannot take such considerations into account unless complete and accurate 
information is disclosed to the arborist. An arborist should then be expected to reasonably rely upon the completeness and accuracy of the information 
provided.  

Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to eliminate all risk associated with 
trees is to eliminate the trees.  

mailto:walterslevisonjr@yahoo.com
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Certification 

I hereby certify that all the statements of fact in this report are true, complete, and correct to the best of my 
knowledge and belief, and are made in good faith. 

Signature of Consultant 

Walter Levison, Consulting Arborist 

Attached:  

Tree Map Markup (WLCA) 
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Coast live oak #51

California valley oak #52

Extent of canopy shown
to approx. scale as
black clouding

Extent of Actual Canopy (approx. scale)

MAGENTA HIGHLIGHT: Proposed new storm drain trench will be the single most damaging item in terms of
loss of roots connected to valley oak #52. WLCA suggests that this trench route be eliminated or routed to 13
feet offset from the tree's trunk edge (i.e. tightline the trench against the new residence foundation edge).

YELLOW HIGHLIGHT:
Current proposed new
patio and pathway
construction. The 14
inches of excavation
cut, plus compaction of
the subbase shown as
the spec for this work
per sheet C4.0 is not
acceptable. Alternative
methods/materials are
discussed in the WLCA
report.

WALTER LEVISON, CONSULTING ARBORIST
TREE MAP MARKUP 1/21/2020
NOTE: SUGGESTED PROTECTIVE
FENCING IS NOT SHOWN ON THIS
TREE MAP, BECAUSE THE FENCING
WOULD CONFLICT WITH PATIO AND
STORM DRAIN WORK AS CURRENTLY
PROPOSED BY THE APPLICANT.



Together we STACC the odds to fight for our Neighborhoods

Attn:  SARC Members 
Paul Kermoyan, Director Community Development Department 
Planning Commission Members 
Naz Pouya Healy, Assistant Planner 

Subject: PLN2019-213 - 1511 Van Dusen Lane 

Dear SARC Committee Members, Planning Commission Members and Staff: 

STACC members have reviewed PLN2019-213 - 1511 Van Dusen Lane, construction of a 
new approximately 2,665 square-foot two-story single-family residence. 

Design: The San Tomas Area Neighborhood Plan encourages homes to breakup the 
large frontage, particularly of two story homes, to reduce the massing effect and 
appearance of the home. In addition, the STANP speaks to the design of homes (no 
turrets sticking out of a ranch home, etc) and encourage the use of materials such as 
stone, brick and siding to increase the appeal of the home. 

The design submitted by applicants Gabriella Vetere and Derryk Davis is a wonderful 
example of a home that is consistent in style with the traditional styles in the San Tomas 
Area. The staff report goes into details, so we do not feel it is necessary, but the home 
has a nice use of both hip and gable roofs to break up the frontage, along with stone 
work. 

Privacy: Again, we really appreciate the efforts the designer and homeowners have 
taken to meet the privacy requirements. Particularly the second story has placed the 
windows to the front and the sides. Where there are windows on the side they are higher 
up clerestory windows. One suggestion we always make is that windows for bathrooms 

San Tomas Area Community Coalition

June 23, 2020

1509 Walnut Dr. 
Campbell, CA 95008 

408.410.6528 phone 
info@staccna.org 
http://staccna.org 

City of Campbell 
70 N. First Street 
Campbell CA 95008

Attachment No. 6
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be obscured glass, and we often suggest the same or a stained glass window in the 
stairwell area for both increased privacy and artistic enjoyment. 

Landscaping/Hardscape: We recommend that driveways and pathways in the front 
of the property be permeable materials such as pavers as much as possible to allow for 
water retention on the property. This is consistent with the need to reduce runoff and 
maintain our aquifers, which as you know are critical to reduce the current rate of land 
which is sinking. This is also a design consistent with the rural characteristics of the San 
Tomas Area Neighborhood Plan. Again, this design incorporates pavers, which while 
impermeable themselves are placed in sand and allow for water retention on site. 

Trees: We do want to emphasize how important it is any trees removed be replaced by 
new trees as required by the STANP. Our landscape specialist has advised us that new 15 
gallon size trees will actually grow faster and more quickly restore the green canopy. We 
therefore recommend that the city require new trees to be 15 gallon size (this size often 
saves the applicant money as it is smaller than the 24” trees often required by the city). 

Fences: We believe that the current restrictions of fence heights to 6 feet does not 
reflect the changes in building methods and homes which are now being routinely built 
with 9 or 10 foot walls, and of course two story heights. In fact, we encourage the 
Planning Commission and City Council to consider a permanent change of the General 
Plan fence height to 8 feet.  

Overall this is a very pleasing design which meets the standards as described in the San 
Tomas Area Neighborhood Plan and we look forward to it’s completion and the day our 
neighbors can enjoy their home. 

Best regards, 

Audrey Kiehtreiber, President 

Together we STACC the odds to fight for our Neighborhoods
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CITY OF CAMPBELL ∙ PLANNING COMMISSION 
Staff Report ∙ July 14, 2020 

 
PLN2020-46 
Krajnic, A. 
 

Public Hearing to consider the application of Adjin Krajnic for a 
Modification (PLN-2020-46) to a previously approved Conditional Use 
Permit (PLN2017-337) to allow a motor vehicle sales (retail/wholesale) 
establishment on property located at 125 E. Sunnyoaks Avenue, Suite 100. 
 
  

STAFF RECOMMENDATION 
That the Planning Commission take the following action: 
1. Adopt a Resolution, approving a Modification (PLN-2020-46) to a previously approved 

Conditional Use Permit (PLN2017-337) to allow a motor vehicle sales (retail/wholesale) 
establishment. 

 
ENVIRONMENTAL DETERMINATION  
Staff recommends that the Planning Commission find that this project is Categorically Exempt under 
Section 15301, Class 1 of the California Environmental Quality Act (CEQA) pertaining to minor 
alterations to an existing private structure, involving negligible or no expansion of use beyond that 
existing at the time of the lead agency’s determination. 
 
PROJECT DATA           
Zoning Designation:  M-1 (Light Industrial) 
General Plan Designation: Light Industrial 
Net Lot Area:            .57 acres (25,077 square feet) 
Site Utilization: 
 Building Coverage: 10,247 square feet  
 Paving Coverage: 18,514 square feet  
 Landscaping Coverage:   1,600 square feet  
Existing Tenant Space:                      120 square feet  
Proposed Tenant Space:                     312 square feet 
Parking Required: 

Existing Use/Tenant Space:          3 (2 dedicated spaces for display and 1 for office)  
Proposed Use/Tenant Space:          3 (2 dedicated spaces for display and 1 for office)  
Parking Provided:        56 spaces (53 standard, 3 accessible)  

Hours of Operation:     9:00 AM to 8:00 PM, daily (by appointment only) 

DISCUSSION 
Project Location: The project site is located within the Sunnyoaks Executive Office Center at the 
northwest intersection of E. Sunnyoaks Avenue and San Tomas Expressway (reference Attachment 2 – 
Location Map). The site is developed with a two-story multi-tenant commercial building (Sunnyoaks 
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Executive Offices) built in the early 1970’s. The site is bordered by industrial uses to the east, west and 
south, and San Tomas Expressway to the north. 
 
Project Proposal: The applicant is requesting approval of a Modification (PLN-2020-46) to a previously 
approved Conditional Use Permit (PLN2017-337) to allow the existing motor vehicle sales 
(retail/wholesale) establishment to relocate from a 120 square-foot tenant space on the second floor 
(Suite 209A) to a larger 312 square-foot tenant space on the first floor (Suite 100). 
 
While relocating to a larger tenant space on the ground floor, no changes to the applicant’s previously 
approved operational characteristics are proposed. The business will continue to engage in ‘by-
appointment’ wholesale and retail car sales as well as administrative/office tasks between the hours of 
9:00 AM to 8:00 PM, daily.  
 
ANALYSIS 
Zoning District: The project site is zoned M-1 (Light Industrial). This zoning district primarily allows by 
right a wide range of industrial and manufacturing uses and conditionally permits service commercial 
and automotive focused commercial uses. A wholesale and retail automotive sales use is formally 
categorized as a "motor vehicle – sales (new and/or used)" facility. The establishment would be allowed 
to relocate with an approval of a Modification of the previously approved Conditional Use Permit.  
 
General Plan: The General Plan land use designation for the project site is Light Industrial. This land use 
designation is intended to accommodate uses such as manufacturing, industrial processing, warehousing, 
and various automobile uses that would be incompatible in commercial zoning districts. In continuing to 
provide retail automotive sales within the City, the applicant’s proposal would further the following 
General Plan Policies and Strategies: 

Policy LU-2.1:  Industrial Diversity: Promote a variety of industrial use opportunities that maintain diversified 
services and a diversified economic base. 

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

Parking: The property is developed with a total of 56 parking spaces, exceeding the required parking for 
the office building (1 space per 225 square-feet) by 10 spaces. The building is occupied by professional 
office uses and three automotive sales uses (including the subject request) which reserve six parking 
spaces. Even with these spaces reserved, the property has a remaining surplus of four parking spaces per 
code.   

Prior Approval: The Draft Resolution (reference Attachment 1) includes conditions of approval which 
serve to supersede the conditions found in the previously approved Conditional Use Permit (PLN2017-
337). These conditions ensure that the prior suite (Suite 209A) may not be occupied or reoccupied by a 
motor vehicle sales facility without obtaining a new conditional use permit. 
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Prepared by: 
 Stephen Rose, Senior Planner  
 
 
 
 
Approved by: 

 Paul Kermoyan, Community Development Director 
 
 
Attachments: 
1. Draft Resolution  
2. Location Map 
3. Written Description 
4. Project Plans 
5. DMV Required Signage 
 



Attachment 1 

RESOLUTION NO.   
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A MODIFICATION 
(PLN-2020-46) TO A PREVIOUSLY APPROVED CONDITIONAL 
USE PERMIT (PLN2017-337) TO ALLOW A MOTOR VEHICLE 
SALES (RETAIL/WHOLESALE) ESTABLISHMENT ON 
PROPERTY LOCATED AT 125 E. SUNNYOAKS AVENUE, 
SUITE 100 IN THE M-1 (LIGHT INDUSTRIAL) ZONING 
DISTRICT.  
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
After due consideration of all evidence presented, the Planning Commission did find as 
follows with respect to file number(s) PLN-2020-46 & PLN2017-337: 
 
1.  The project site is located within an existing professional office center (Sunnyoaks 

Executive Offices) at the northwest intersection of E. Sunnyoaks Avenue and San 
Tomas Expressway. 

2.  The project site is zoned M-1 (Light Industrial) as shown on the Campbell Zoning 
Map. 

3.  The project site is designated Light Industrial as shown on the Campbell General 
Plan Map. 

4.  The project site is bordered by industrial uses to the south, east, and west, and San 
Tomas Expressway to the north. 

5.  The project site is located is developed with a two-story multi-tenant commercial 
building built in the early 1970’s. 

6.  The proposed business is considered a “motor vehicle – sales (new and/or used)”, 
subject to approval of a Modification of a previously approved Conditional Use Permit 
consistent with CMC 21.68.040 (Permit Modification) and CMC 21.46 (Conditional 
Use Permits).  

7.  The previously approved land use permit (i.e. Conditional Use Permit – PLN2017-
337) is being modified by the decision-making body that originally approved the 
permit (i.e. Planning Commission) with the consent of the property owner and 
operator.  

8.  The Planning Commission approved the previous Conditional Use Permit (PLN2017-
337) by Resolution 4427 on February 13, 2018. 

9.  The Conditions of Approval provided in Planning Commission Resolution No. 4427 
shall be void and shall permanently be superseded in their entirety by the Conditions 
of Approval specified herein. 
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10.  The business currently operates from a tenant space located on the second floor, 

Suite 209A, which is 120 square feet in gross floor area. 

11.  The business is proposing to relocate their business from a 120 square foot tenant 
space located on the second floor (Suite 209A) to a 312 square foot tenant space 
located on the ground floor (Suite 100). 

12.  The hours of operation shall be restricted to 9:00 AM to 8:00 PM, daily. 

13.  The proposed wholesale and vehicle sales business results in a parking demand of 
three parking spaces; two of which shall be reserved for sales display purposes.  

14.  The center has a total of 56 spaces (53 standard; 3 accessible) shared by all tenants. 

15.  When calculating the parking demand of the entire center, inclusive of the proposed 
use, there is a net surplus of four (4) parking spaces on the project site.  

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

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

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

3.  The proposed use is allowed within the applicable Zoning District with a Modification 
to the previously approved Conditional Use Permit and complies with all other 
applicable provisions of this Zoning Code and the Municipal Code. 

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

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

6.  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. 

7.  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. 

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

9.  The establishment, maintenance, or operation of the proposed use 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 
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use, or be detrimental or injurious to property and improvements in the neighborhood 
or to the general welfare of the city. 

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

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

 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Modification 
(PLN-2020-46) to a previously approved Conditional Use Permit (PLN2017-337) to allow a 
motor vehicle sales (retail/wholesale) establishment on property located at 125 E. 
Sunnyoaks Avenue, Suite 100, subject to the attached Conditions of Approval (attached 
Exhibit A). 
 
 
PASSED AND ADOPTED this 14th day of July, 2020, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners: 
ABSENT: Commissioners:  
ABSTAIN: Commissioners: 
 
 
 
     APPROVED: 
   Michael Krey, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  



EXHIBIT A 
 

 
CONDITIONS OF APPROVAL  
Modification (PLN-2020-46) 

 

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 Modification (PLN-2020-46) to a 

previously approved Conditional Use Permit (PLN2017-337) to allow a motor vehicle 
sales (retail/wholesale) establishment on property located at 125 E. Sunnyoaks 
Avenue, Suite 100. The project shall substantially conform to the written business 
description and project plans stamped as received by the Planning Division on May 4, 
2020, except as may be modified by the Conditions of Approval contained herein.  

 
2. Permit Expiration: The Modification (PLN-2020-46) approved herein shall be valid for 

one year from the date of final approval (expiring July 24, 2021). Within this one-year 
period, the wholesale and retail automotive sales use shall be established at 125 E. 
Sunnyoaks Avenue, Suite 100. Once established, this entitlement shall be valid in 
perpetuity with continued operation of the use. Abandonment, discontinuation, or 
ceasing of operations for a continuous period of twelve months shall void the 
Modification of the previously approved Conditional Use Permit approved herein. 

 
3. Previous Conditions of Approval: The previously approved Conditions of Approval 

provided in Planning Commission Resolution No. 4427 shall be void and shall 
permanently be superseded in their entirety by the Conditions of Approval specified 
herein upon vesting of the subject Modification (PLN-2020-46) approved herein.  

 
4. Hours of Operation: The business hours that the establishment may be open to the 

public are limited to 9:00 AM to 8:00 PM, daily. The business's operating hours, when 
employees may be on site, shall be limited to 7:00 AM to 10:00 PM daily.   

5. Appointment Only: All on-site sales activity shall be by-appointment only.  
 

6. DMV Retail License: At all times, use of the subject tenant space for vehicle display 
will be contingent upon obtainment and maintenance in good standing of a California 
DMV Retail Used Auto-Commercial or New/Used Auto-Commercial license. 
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7. Business License: A valid City business license shall be maintained at all times that 

the business is in operation. 
 
8. Used Motor Vehicle Permit: If used vehicles are to be sold from the premises, the 

business owner shall obtain a Used Motor Vehicle Permit from the City Council 
pursuant to Campbell Municipal Code Sec. 5.08.010(12).  

 
9. Sign Permit: An application for a sign permit from the Planning Division and building 

permit from the Building Department will be required for all new signage. 
 
10. On-Site Advertising: There shall be no form of temporary on-site advertising 

associated with the retail auto sales business, including, but not limited to, flags, 
strobe lights, banners, A-frames, and human sign advertisers. 

 
11. Vehicle Advertising: Vehicles for sale shall only contain the minimum information 

necessary as required by the Department of Motor Vehicles. Vehicles shall not be 
advertised with painted letters or numbers, streamers, flags, or similar attention 
grabbing contrivances.  

 
12. Designated Parking: No more than two vehicles for sale shall be permitted on the 

subject property at any time. Vehicles for sale shall be restricted to the two parking 
spaces designated for display purposes, as indicated on the project plans. Vehicles 
shall not be displayed, stored, or otherwise placed on the public street. 

 
13. Property Maintenance:  The owner/operator of the subject property shall maintain all 

exterior areas of the business free from graffiti, trash, rubbish, posters and stickers 
placed on the property. 

 
14. Revocation of Permit: Operation of the use in violation of the Conditional Use Permit 

or any standards, codes, or ordinances of the City of Campbell or any laws of the 
State of California applicable to operation of the business, shall be grounds for 
consideration of revocation of this approval by the Planning Commission.  

15. Noise Standard: Any noises, sounds and/or voices, including but not limited to 
amplified sounds, loud speakers, sounds from audio sound systems, and/or music, 
generated by the subject use shall not be audible to a person of normal hearing 
capacity from any residential property. Public address systems of all types are strictly 
prohibited. 

 
16. 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.  

 
17. Vehicle Repair: No vehicle repair of any kind shall be permitted. 
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Luxe Motorsports/ Ajdin Krajnic 
125 E. Sunnyoaks Avenue #100 Campbell CA 95008 

Project Description: 
The sole purpose of Luxe Motorsports, is to engage in retail car sales as well as 
the administrative tasks that pertain to the selling of a vehicle. We currently 
operate in #209A a small 120SqFt office. A larger unit, downstairs became 
available that is 312SqFt, we would like to relocate downstairs. All business 
related activities will remain the same, along with our current parking. 

The sole purpose of Luxe Motorsports, is to engage in retail car sales as well as 
the administrative tasks that pertain to the selling of a vehicle. Tasks include 
meeting with a customer by an appointment only to show them the vehicle, which 
will be outside in one of the two designated and reserved spots for Luxe 
Motorsports. Cars will not be stored overnight nor will any repairs be done on the 
premises. The purpose of the office space is strictly office use- negotiations, 
paperwork, and financing via online will be done in the office. The new office is a 
260 square feet that will hold a desk, filing cabinet, couch, computer and laptop, 
wireless printer/ scanner (all- in one), telephone (use my cellular phone), and 
chair for myself and customers. The hours of operation will be by appointment 
only- between the hours of 9am-8pm, 7 days a week. This type of establishment 
will not cause any potential traffic generation or noise. There is one sole owner of 
the business, myself and no employees. I will provide full coverage insurance on 
the vehicles as well. Alternative areas that can be used will be on the FIRST 
FLOOR, GROUND LEVEL. This room is the conference room in which I have a key 
for and have been granted 24 hour access by the Landlord, James Ball. The 
conference rooms hold a very large conference table, with chairs, and electrical 
outlets that will accommodate the use of the wireless/ bluetooth printer/ scanner 
and laptop. There are bathrooms located on the first floor, both men and women, 
that are handicapped accessible. The bathrooms require a key, which I have 
possession of. The conference room is a shared space between the other tenants. 

1.
As stated in my written statement, hours of operation are by appointment only- 
between the hours of 9am-8pm, 7 days a week. 

3. 
No site improvements are proposed. There will be NO tenant or site 
improvements whatsoever. I have rented my space AS-IS for the use of 
conducting office work and administrative tasks that relate to my retail car sales 
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business. Again, my office upstairs is 120 square feet and I’d like to relocate 
downstairs to a 260 square foot office. It houses a desk, filing cabinet, computer, 
couch and laptop, wireless printer/ scanner (all-in one), telephone (use my 
cellular phone), and chair for myself and customers.  

Common areas that are shared with other tenants are the first and second floor 
restrooms and first floor conference room. 

There will be no construction plans. Therefore, there is no need for a building 
permit. Again, this is a 312 square feet that holds a desk, filing cabinet, couch, 
computer and laptop, wireless printer/ scanner (all-in one), telephone (use my 
cellular phone), and chair for myself and customers.  

Please note, our parking for Luxe Motorsports are spaces 1 and 2. There are two 
signs that are 24x24’’ which clearly state: RESERVED,LUXE MOTORSPORTS.  
This parking structure is to remain the same. Only change is the desire to move 
downstairs for the additional square footage for our growing business. 



125 E SUNNYOAKS AVENUE CAMPBELL, CA 95008
UNIT 100

CONDITIONAL USE PERMIT SUBMITTAL-MODIFICATION
• LOCATION MAP 

• ASSESSOR’S PARCEL MAP

SCOPE OF WORK: 
APPLICATION FOR A CONDITIONAL USE PERMIT MODIFICATION FOR 
AN EXISTING AUTO DEALER (LUXE MOTORSPORTS). AUTOMOTIVE 
SALES IS ALLOWABLE ZONING DISTRICT (M-1) PER THE EXISTING 
CONDITIONAL USE PERMIT. 

PROJECT SUMMARY: 
APN: 424-40-003 
ZONING: M-1 
JURISDICTION: CITY OF CAMPBELL 
EXISTING BUILDING STORIES: 2 
LOT AREA: 25,124 (0.5768) 
STYLE: L- SHAPE 

INDEX SHEET: 
GENERAL-COVER SHEET 
A0.0 

ARCHITERURAL: 
A1.0 SITE PLAN 
A2.1 FLOOR PLAN 

A0.0
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125 EAST  SUNNYOAKS AVENUE UNIT #100 CAMPBELL, CA 95008 

SITE PLAN

SITE PLAN SHEET NOTES: 
1- PROPERTY LINE 
2-EXISTING LUXE MOTORSPORTS PARKING  
4-ADA PARKING STALLS 
5-EXISTING DRIVEWAY 
6-EXSISTING FENCE

SITE PHOTOS

A1.0
SITE PHOTS

San Thomas Expressway

EAST SUNNYOAKS AVENUE
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125 EAST  SUNNYOAKS AVENUE UNIT #100 CAMPBELL, CA 95008

Floor 1 Floor 2 

     A2.1



125 EAST  SUNNYOAKS AVENUE UNIT #100 CAMPBELL, CA 95008   A2.1

SCOPE OF WORK

FRONT OFFICE
BACK OFFICE
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   ITEM NO. 3 

  
 

 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ July 14, 2020 

 

PLN2019-176 

 

Bhattacharya, N. 

Basu, B. 

 

Continued Public Hearing to consider the application of Nandini 

Bhattacharya and  Buddhadeb Basu for a Variance (PLN2019-176) to 

allow a reduced side-yard setback to legalize an unpermitted accessory 

dwelling unit (ADU) on property located at 309 Redding Road in the R-1-

6 (Single Family Residential) Zoning District. 

 

STAFF RECOMMENDATION 

The Planning Commission take the following action: 

1. Adopt a Resolution (reference Attachment 1), approving a Variance (PLN2019-176). 

ENVIRONMENTAL DETERMINATION 

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. 

 

DISCUSSION 

At its meeting of June 23, 2020, the Planning Commission considered a Variance application to 

allow a reduction to a side-yard setback in order to allow legalization of an unpermitted 

accessory dwelling unit (reference Attachment 2 – Staff Report). After due consideration, a 

majority of the Commission expressed a willingness to grant the Variance based on the 

circumstances of the property and providence of the structure (reference Attachment 3 – 

Meeting Minutes). However, since staff's recommendation was for denial, a resolution for 

approval was not available. The Commission continued the public hearing to July 14, 2020 and 

directed staff to prepare a draft resolution for its consideration. Following the meeting, staff also 

provided the aerial photography requested by Commissioner Rivlin, which shows the expansion 

of the structure after its placement on the property (reference Attachment 4). 

Since this matter originated as a code enforcement case, the recommended conditions of 

approval established specific deadlines to ensure that the ADU becomes fully permitted by 

October 31, 2020. 

Attachments: 

1.  Draft Resolution (Approval) 

2.  PC Staff Report, dated June 23, 2020 

3.  PC Meeting Minute, dated June 23, 2020 

4.  Aerial Photography  

5.  Project Plans 
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Prepared by: 

 Daniel Fama, Senior Planner  

 

 

 

 

Approved by: 

 Paul Kermoyan, Community Development Director 



RESOLUTION NO. 455_ 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A VARIANCE (PLN2019-176) TO 
ALLOW A REDUCED SIDE-YARD SETBACK TO LEGALIZE AN 
UNPERMITTED ACCESSORY DWELLING UNIT (ADU) ON 
PROPERTY LOCATED AT 309 REDDING ROAD IN THE R-1-6 
(SINGLE FAMILY RESIDENTIAL) ZONING DISTRICT. FILE NO.: 
PLN2019-176. 

 
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 PLN2019-176: 

1.  The Project Site is zoned R-1-6 (Single Family Residential) on the City of Campbell 
Zoning Map. 

2.  The Project Site is designated Low Density Residential (less than 6 units/gr. acre) 
on the City of Campbell General Plan Land Use diagram. 

3.  The Project Site is located on Redding Road, west of Bascom Avenue, outside of 
the boundaries of any neighborhood or area plan.  

4.  The Project Site is improved with a 1,215 square-foot single-family residential 
dwelling with a detached 802 square-foot structure consisting of a 344 square-
footage garage component and a 458 square-foot accessory dwelling unit, which is 
constructed at a 10-inch side-yard setback. 

5.  County of Santa Clara Building Department permit records indicate that the 
primary dwelling and associated garage were moved onto the Project Site in 1974. 

6.  Based on Cartwright Aerial Survey imagery taken on March 12, 1976, the 
detached garage structure did not yet include the accessory dwelling unit. 
Subsequent imagery shows the expansion of the garage into a larger building that 
would eventually be converted to an unpermitted dwelling unit. The City does not 
have permit records for expansion of the garage structure nor for its conversion to 
a dwelling unit, rendering the structure and its use as a dwelling unlawful. 

7.  Pursuant to Campbell Municipal Code (CMC) 21.58.020.D a property owner has 
no right to use or occupancy of a property containing an illegal use or structure, or 
any use or structure that was not legally created. 

8.  Upon a complaint filed by a Campbell resident on July 11, 2018, the City initiated a 
code enforcement investigation and confirmed the presence and use of an 
unpermitted dwelling on the Project Site. 

9.  Since CMC Section 21.23.030.E (Table 3-1(b)) and Section 21.58.050, specifically 
prohibit the expansion of a converted accessory structure into an accessory 
dwelling unit along a non-conforming setback line, the accessory dwelling unit 
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could not be legalized through normal permitting procedures. As such, the property 
owners’ only administrative remedy was to apply for a Variance to allow for a 
substandard setback. 

10.  The Proposed Project is an application for a Variance (PLN2019-176) to allow a 
reduced side-yard setback to legalize an unpermitted accessory dwelling unit. 

11.  The Proposed Project would result in a building coverage of 23% and Floor Area 
Ratio (FAR) of 0.21. 

12.  The Project Site has a lot width of 55 ½ feet, which is less than the 60-foot 
minimum lot width otherwise required by the R-1-6 (Single-Family Residential) 
Zoning District.  

13.  The requested Variance would allow a 3-foot, 2-inch reduction in the otherwise 
required 4-foot setback, which would be commensurate with the substandard lot 
width. 

14.  Allowing a setback reduction commensurate with the substandard lot width 
recognizes that this unusual parcel condition does not generally apply to 
comparably zoned properties. 

15.  The setback reduction is the minimum necessary deviation from the applicable 
development standards necessary for the property owner to enjoy use of the 
property in the same manner as owners of other properties classified in the same 
zoning district. 

16.  Requiring conformance with a 4-foot setback would require removal and 
reconstruction of the accessory dwelling unit’s kitchen, including all cabinetry, 
dishwasher, sink, and range, resulting in a practical difficultly and unnecessary 
hardship. 

17.  Allowing the retention of the existing unpermitted structure and legal conversion to 
an accessory dwelling would be in keeping the intent of the Government Code 
65852.2(e)(1)(A)(i) to allow creation of an accessory dwelling unit within the 
existing space an accessory structure. 

18.  Prior to lawful use of the accessory dwelling unit, the property owner must obtain a 
building permit and secure a certificate of occupancy, as required by the conditions 
of approval imposed by this Variance approval.  

19.  Approval of a Variance would not allow further expansion of the accessory dwelling 
unit consistent with the Campbell Municipal Code Section 21.23.030.E (Table 3-
1(b)) and Section 21.58.050. 

20.  Approval of a Variance does not relieve the property owners from all other 
applicable requirements of the Chapter 21.23 (Accessory Dwelling Units) of the 
Campbell Municipal Code. 
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Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

Variance Findings (CMC Sec. 21.48.040):  

1.  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; 

2.  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; 

3.  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; 

4.  The granting of the Variance constitute a grant of special privilege inconsistent with 
the limitations on other properties classified in the same zoning district; and 

5.  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. 

Environmental Findings (CMC Sec. 21.38.050): 

6.  The project is Categorically Exempt under Section 15303, Class 3 of the California 
Environmental Quality Act (CEQA), pertaining to the construction of single-family 
dwellings. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Variance 
(PLN2019-176) to allow a reduced side-yard setback to legalize an unpermitted 
accessory dwelling unit (ADU) on property located at 309 Redding Road, subject to the 
attached Conditions of Approval (attached Exhibit “A”). 
 
 
PASSED AND ADOPTED this 14th day of July, 2020, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
    APPROVED: 
   Michael Krey, Chair 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 



CONDITIONS OF APPROVAL  
Variance (PLN2019-176) 

 
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 Variance to allow a reduced side-yard 
setback to legalize an unpermitted accessory dwelling unit (ADU) on property 
located at 309 Redding Road. The project shall substantially conform to the Project 
Plans, stamped as received by the Community Development Department on 
September 9, 2019, except as may be modified by the conditions of approval 
contained herein. 
 

2. Permit Expiration/Deadline: The property owner shall submit an application for a new 
building permit (or make a request to the Building Official to reactive the expired 
permit application) to legalize the subject ADU no later than July 31, 2020. The 
building permit must be obtained no later than September 30, 2020. Final permit 
clearance and a certificate of occupancy must be granted no later than October 31, 
2020. Failure to meet these deadlines will result in the Variance being rendered void 
and recommencement of code enforcement action. The Community Development 
Director may grant extensions to these deadlines in such circumstances where a 
delay resulted from City action or inaction.  

 

3. 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. 

 
4. Interim Usage Restriction: The unpermitted ADU shall not be used for habitation 

purposes until such time that a certificate of occupancy has been granted.  
 

5. Expansion Prohibited: The ADU may not be expanded consistent with Campbell 
Municipal Code Section 21.23.030.E (Table 3-1(b)) and Section 21.58.050. 

 



ITEM NO. 2 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ June 23, 2020 

PLN2019-176 

Bhattacharya, N. 

Basu, B. 

Continued Public Hearing to consider the application of Nandini 

Bhattacharya and  Buddhadeb Basu for a Variance (PLN2019-176) to 

allow a reduced side-yard setback to legalize an unpermitted accessory 

dwelling unit (ADU) on property located at 309 Redding Road in the R-1-

6 (Single Family Residential) Zoning District. 

STAFF RECOMMENDATION 

The Planning Commission take the following action: 

1. Adopt a Resolution (reference Attachment 1), denying a Variance (PLN2019-176).

ENVIRONMENTAL DETERMINATION 

Staff recommends that the Planning Commission find that this project is Statutorily Exempt 

under Section 15270(a) of the California Environment Quality Act (CEQA), pertaining to 

projects which a public agency rejects or disapproves. 

PROJECT DATA 

Zoning Designation:  R-1-6 (Single-Family Residential)

General Plan Designation: Low-Density Residential (less than  6units/gr. acre) 

Net Lot Area: 10,022 square-feet 

Density: 3.7 units/gr. acre 6 units/gr. acre. (Max. Allowed) 

Building Height: 11 feet 16 feet (Max. Allowed) 

Building Square Footage: 

Primary Home: 1,215 square feet 

ADU :    458 square feet 

Garage:    344 square feet 

Shed:    100 square feet 

2,117 square feet  

Floor Area Ratio (FAR):         .21 (2,117 sq. ft.)  .45 (4,500 sq. ft.) (Max. Allowed) 

Building (Lot) Coverage: 23% (2,327 sq. ft.) 40% (4,000 sq. ft.) (Max. Allowed) 

Parking: 2 spaces (covered) 2 spaces (Min. Required)  

Setbacks Existing Required 

Front (south)    90 feet 20 feet 

Side (east)    37 feet   4 feet 

Side (west)    10 inches   4 feet 

Rear (north)    43 feet   4 feet 
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BACKGROUND 

The Planning Commission had previously considered this item at its meeting of December 10, 

2020. Due to an even number of commissioners in attendance that evening, votes for denial and 

approval both failed on a 3-3 tie vote (reference Attachment 2 – PC Meeting Minutes). To 

address the deadlock, the Commission continued the hearing to a date when all seven 

commissioners could confirm attendance.  

Unfortunately, a hearing with all seven commissioners could not be scheduled. As such, in the 

interest of expediency the Variance was rescheduled to March 10, 2020 irrespective of 

Commissioner attendance. However, the COVID-19 pandemic forced cancelation of this 

meeting.  If the Commission once again deadlocks, the applicants may file an appeal to allow the 

Variance request to be considered by the City Council.  

Over the past several months, the applicants have also attempted to convince staff that the 

structure in question was lawfully permitted, thereby negating the need for a Variance. 

Attachment 3 includes permit materials submitted by the applicant intended to substantiate the 

structure’s legality. Staff has reviewed these materials and determined they only establish the 

lawfulness of the primary home and the original detached garage, not the expanded 

garage/workshop structure. 

Additionally, historic aerial imagery clearly demonstrates that the detached garage was half the 

size at time of annexation into the City. Sometime later, the garage doubled in size meaning that 

it had been expanded unlawfully since no City permit records exist. This notwithstanding, 

questions of legality are an administrative function not within the Commission’s purview. 

Moreover, by applying for a Variance, the applicants have effectively conceded that the structure 

is not legal. Otherwise, a Variance would not be necessary.   

The applicants have also provided electronic copies of materials that they had originally intended 

to provide in binders to the Planning Commission (reference Attachment 4). In addition to their 

PowerPoint presentation (reference Attachment 5), these materials include the following (with 

staff comments): 

• Attachment 6 - Seller’s Real-Estate Disclosures: The seller’s disclosures are not relevant in 

that any omissions or misrepresentations are a civil matter to which the City is not a party. 

• Attachment 7(a) - San Jose ADU Amnesty Form: It is unclear what relevance this 

document has since San Jose’s ADU amnesty program does not apply in Campbell.  

• Attachment 7(b) - Communication with San Jose ADU Coordinator. It is also unclear 

what relevance communication with San Jose staff has on the applicants’ Variance request. 

• Attachment 7(c) - Original MLS Listing from 2015: Any misrepresentation of the property 

on an MLS listing is a civil matter not relevant to the Variance request. 

• Attachment 7(d) - Architect contract and Communication from 2016: This is a private 

agreement not relevant to the Variance request. 

• Attachment 7(e) - Prior Approved City Permits (roofing and kitchen remodel): Permits 

for roofing and interior remodel of the main house in no way legalize the unpermitted ADU. 

http://cityofcampbell.granicus.com/MediaPlayer.php?publish_id=5b4b63bd-1c51-11ea-a240-0050569183fa
http://cityofcampbell.granicus.com/MediaPlayer.php?publish_id=5b4b63bd-1c51-11ea-a240-0050569183fa
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DISCUSSION 

Project Site: The project site is a single-family residential parcel located on the north side of 

Redding Road, west of Bascom Avenue (reference Attachment 8 – Location Map). The R-1-6 

zoned property is large at 10,000 square-feet in lot area, but substandard in width at 55 ½ feet 

(rather than the standard 60-feet) for newly created parcels. 

 

The property is developed with a single-family residence constructed in 1940, which was 

relocated to the site in 1974. Based on historic aerial imagery, an unpermitted accessory dwelling 

unit (ADU) was constructed as an addition to the original detached garage sometime between the 

late 1980’s and early 1990’s. Photographs of the ADU are provided as Attachment 9. The aerial 

image (2018) below, shows the primary residence located towards the street and the garage/ADU 

structure behind it: 

 

 

 

 

 

 

 

 

 

 

 

History: The City received a citizen complaint regarding the unpermitted ADU in July of 2018. 

As part of the Code Enforcement process, the applicants were directed to submit a building 

permit application to legalize the ADU. This direction was provided under the assumption that 

the ADU was constructed from the original garage. Under that circumstance, State law allows a 

“garage conversion” without compliance with setback requirements. This allowance is 

predicated on the original garage structure being lawfully constructed prior to the conversion to 

an ADU. 

 

However, during the review of the building permit application it became apparent that the ADU 

was constructed largely as an addition connected to the rear of the garage rather than as a 

conversion of the garage itself. As such, legalization of the ADU would require conformance to 

applicable setback requirements. Since the garage/ADU is located less than one foot from the 

side property line, to satisfy the setback requirements—4-feet under the new ADU ordinance and 

as specified by State law—would require significant demolition of the structure. As a result, the 

applicants’ only other recourse was to apply for a Variance to request the Planning Commission 

grant a reduction to the setback requirement.  

  

Application Request: The Variance request would allow legalization of the existing ADU with 

the existing substandard setback. The size and configuration of the ADU (458 SF, 1-bd/1-bth) 

would remain unchanged (reference Attachment 10 – Project Plans). The applicants’ Project 

Description (reference Attachment 11) describes the circumstances that led them to purchase the 

property in 2015 and why they are requesting a Variance.  

 

Variance Findings: In considering the Variance request, the Campbell Municipal Code (Sec. 

21.48.040) requires that the Planning Commission make five specific findings in order to grant 
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approval. These findings are intended to ensure that granting of a Variance is limited to those 

situations where the unique physical characteristics of a site make it difficult to develop under 

standard regulations. Through numerous public appearances at City meetings, the applicants’ 

demonstration that they are somehow victims to the process are not grounds to justify support of 

a Variance. State law establishes the findings which the City must follow and those pertain to 

unique topographical features which render the ability to construct a code-conforming structure 

impossible. A Variance should only be granted to bring the disadvantaged property up to a level 

of use shared by nearby properties in the same zoning district.  

 

The applicants have provided a revised Variance Justification Statement to address the findings 

(reference Attachment 12). The original Variance Justification Statement that had been 

addressed in the previous staff report, is included as Attachment 13. 

 

The applicants’ statements and staff’s responses for each findings are provided below.  

1. 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; 

Applicant Statement: (1) Moving the whole unit is not structurally feasible without 

demolishing it completely. Following the setback will reduce the area of the already 

small unit and the new bedroom will be unsafe and rather dangerous for our parents who 

are old and need access areas similar to handicapped people. 

(2) My father is a cancer patient who has undergone colostomy and such small bedroom 

is not a feasible space for him. As a reference, a typical patient room size is 120 to 140 

square feet, allowing a 4-foot clearance on each side of a bed. 

(3) The kitchen is along the wall which is in question and addressing this setback will 

deprive us of having a proper ADU because if the kitchen has to be moved and building 

such an unit will cost us $150,000.00 in today’s market and the expense will not be 

financially viable for us. Adding the wall will cost around $50000.00 which includes 

bringing the unit to a similar situation. 

Staff Response: Although application of any code or standard may result in some degree 

of difficulty, codes and standards exists to further the purpose of the Zoning Code, to 

“protect the public health, safety, and general welfare while preserving and enhancing 

the aesthetic quality of the city” (CMC Sec. 21.01.030). The applicants’ list of personal 

hardships are an expected outcome of purchasing a property with an unpermitted 

dwelling unit. Moreover, allowing a Variance to legalize a structure that was both 

illegally constructed and illegally converted does nothing to further the public health, 

safety, and general welfare nor to enhance the aesthetic quality of the city. 

2. 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 

Applicant Statement: (1) The city allows us to have an in-laws unit based on our land 

and zoning. However the narrow lot with 55 feet width limits our option of having an 

https://library.municode.com/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART1ENAP_CH21.01GEPR_21.01.030PU
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ADU situated optimally where we can follow zoning guidelines and still enjoy the lot 

with what it has to offer. (2) The unit was build 30 years back when zoning requirements 

were quite different. It impractical to map a structure to the present zoning rules, which 

was build decades before. 

Staff Response: With a lot area of 10,000 square-feet, the subject property is more than 

adequately sized to accommodate an ADU irrespective of the substandard lot width. 

With regard to impracticality of modifying a decades-old structure, had the structure 

been lawfully constructed, the law provides for an expeditious means of converting it to 

a living unit. As such, the applicants are not being deprived of a privilege afforded to 

other similarly situated property owners.  

3. 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; 

Applicant Statement: (1) The land was split in the 1950’s and the 10,080 square foot lot 

width was assigned as 55 feet, so its not a standard lot within the zoning and more of a 

narrow strip. (2) A standard 10,000 sq feet lot falls under R-1-10 zoning with a lot width 

= 80 feet; we are 25 feet short. 

Staff Response: Although the property may be 10,000 square-feet in area, it is 

nonetheless zoned R-1-6, which requires only a 6,000 square-foot lot size and 60-foot lot 

width. Any comparison to the R-1-10 Zoning District, therefore, is irrelevant. Moreover,  

although the subject property is 5-feet narrower than the standard 60-foot width required 

by the R-1-6 Zoning District, at 10,000 square-feet, it is also 66% larger than the typical 

lot size of 6,000 square-feet. The additional square-footage provides a greater amount of 

buildable area on the lot in order to accommodate an ADU that would comply with 

setbacks.  

4. 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; and 

Applicant Statement: (1) The ADU adheres to all the new and old city rules except the 

setback. There are very few lots with such a constrained aspect ratio under the same 

zoning district. The 309 Redding lot is un-natural and with limited scope and this 

variance cannot be deemed as a special privilege. 

(2) In the city of Campbell, there are only 15 lots (greater than 10000 sq feet and Width 

less than 55 feet). These are on the following streets: WALTER (3 lots);  CROCKETT (6 

lots); STEINWAY (5 lots); [and] SONUCA (1 lot) 

(3) Even if we build in 2X error margin in the above, its 30 lots. Campbell has 18095 

houses and it comes to 0.165% of the whole Campbell lots. 

(4) The percentage comes to 1.78% when we take into account all lots greater than 

10,000 sq feet in Campbell city (1679 lots). 

(5) The 10000 sq feet lot has a standard width of 80 feet (Campbell municipal code- 

table 2-2, R-1 zoning district). The above numbers speaks for themselves and tell us that 
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our lot is not the same when compared to lots with similar square footage (along with 

existing dwellings) & pose real architectural challenge. 

Staff Response: The “special privilege” of this application is the ability to legalize an 

unpermitted ADU with a substandard setback. Notwithstanding the applicants’ statistics 

(which cannot be verified), should such a Variance be granted, numerous other 

individuals could claim disparate treatment by being forced to comply with the 

applicable setback requirement. Additionally, a moral hazard is created by treating those 

who ask for forgiveness rather than permission with preferential treatment. Overtime this 

would simply encourage individuals to seek permits after the fact. 

5. The granting of the Variance will not be detrimental to the public health, safety, or 

welfare, or be materially injurious to properties or improvements in the vicinity. 

Applicant Statement:  It has gone through and passed safety and inspection from - 

• Sewer department 

• Fire department 

• Building department 

• Code enforcement officer dropped by and reviewed the unit and was satisfied. 

• Without the variance the bedroom will be unsafe with restricted access points 

Staff Response: Staff concurs with the applicants’ statement, except for the last bullet 

point. Legalization of the ADU through issuance of a building permit and associated 

inspections would not result in a safety concern. Should a Variance not be approved, and 

the applicants are compelled to modify the structure, a permit would not be issued unless 

it was in compliance with the Building Code.  

Public Comment: Several letters regarding this application were provided and are included as 

Attachment 14.  

 

Site and Architectural Review Committee: ADUs are not subject to architectural review by the 

City.  As such, the Site and Architectural Review Committee did not review this application. 

 

Attachments: 

1.  Draft Resolution  

2.  PC Meeting Minute (12/10/2019) 

3.  Applicant Permit Materials 

4.  Binder Photographs 

5.  Applicant’s PowerPoint Presentation 

6.  Seller’s Real-estate Disclosures 

7(a). San Jose ADU Amnesty Form 

7(b). Communication with San Jose ADU Coordinator 

7(c). Original MLS listing from 2015 

7(d). Architect contract and Communication from 2016 

7(e). Prior Approved City Permits 

8. Location Map 

9. Site Photographs 

10. Project Plans 
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11. Project Description 

12. Variance Findings Statement (Revised) 

13. Variance Findings Statement (Original) 

14. Public Comment 

 

 

 

 

 

 

 

Prepared by: 

 Daniel Fama, Senior Planner  

 

 

 

 

Approved by: 

 Paul Kermoyan, Community Development Director 



 
 
 
 

 
 

CITY OF CAMPBELL PLANNING COMMISSION 

MINUTES 
 
 

7:30 P.M. TUESDAY 
JUNE 23, 2020 

REMOTE ON-LINE ZOOM MEETING 
 
 
The Planning Commission meeting of June 23, 2020, was called to order at 7:36 p.m. by 
Chair Krey and the following proceedings were had, to wit: 

ROLL CALL 
 
Commissioners Present:  Chair:    Michael Krey  
      Vice Chair:   Maggie Ostrowski (joined at 7:42 pm) 
      Commissioner:   Adam Buchbinder 
      Commissioner:   Stuart Ching  
      Commissioner:   Nick Colvill 
      Commissioner:   Terry Hines  
      Commissioner:   Andrew Rivlin 
     
Commissioners Absent: None 
           
Staff Present:   Community 
      Development Director: Paul Kermoyan 
      Senior Planner:   Daniel Fama 
      Senior Planner:  Stephen Rose 
     Police Chief:   Gary Berg 
      City Attorney:   William Seligmann 
      Recording Secretary: Corinne Shinn 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Buchbinder, seconded by 

Commissioner Colvill, the Planning Commission minutes of the meeting 
of June 9, 2020, were approved with a correction to the vote taken on 
bottom of page 11 and top of page 12 to reflect the accurate 4-2-1 vote. 
(6-0-1; Vice Chair Ostrowski arrived after this vote). 

corinnes
Typewritten Text
Attachment 3
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*** 

 
Chair Krey read Agenda Item No. 2 into the record as follows: 
 
2. PLN2019-176 Continued Public Hearing to consider the application of Nandini 

Bhattacharya and Buddhadeb Basu for a Variance (PLN2019-
176) to allow a reduced side-yard setback to legalize an 
unpermitted accessory dwelling unit (ADU) on property located at 
309 Redding Road. 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.   
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Mr. Daniel Fama, Senior Planner, provided the staff report. 
 
Chair Krey asked if there were questions for staff. 
 
Vice Chair Ostrowski: 
• Referenced two documents submitted by the applicant that included a 1974 Application 

for Moving Permit. 
• Said it seems to indicate structures as consisting of 26 x 49 feet originally; and two 

support structures at 12 x 24 feet and 20 x 21 feet, which seem to support the structure 
being built legally. 

 
Planner Daniel Fama: 
• Advised that those are County permits and not Campbell permits. 
• Explained that staff had reached out to the County asking them to provide a letter 

attesting to the legality of the construction on site. 
• Reported that the County was not willing to do that. 
• Added that this County documentation is not sufficiently clear to document the legality of 

the buildings on site. 
• Added that the construction occurred following annexation of this area into Campbell. 
• Said that the finding for legality, belongs to the Director. 
• Concluded that the applicants stipulate that their building is not legal and as such are 

asking for a variance. 
 
Director Paul Kermoyan: 
• Reported that upon an aerial chronological review was done, it showed a much smaller 

garage and latera larger garage.  
• Said that’s where the argument made that it was legal fell apart. 
• Concluded that the addition was added after annexation and without permits. 
 
Planner Daniel Fama said that garage expansion occurred in the late 1980’s to early 
1990’s. 
 
Commissioner Colvill said that means the documents from the applicants do not clarify 
legality. 
 
Planner Daniel Fama replied correct. 
 
Commissioner Colvill asked if the potential to redraw property lines to allow a sufficient side 
setback had been discussed or considered by the applicant as this lot size is not 
conforming. 
 
Planner Daniel Fama said that this lot is too narrow at 45-feet.  The minimum lot size in this 
R-1-6-zoned neighborhood is 60-feet.  He added that if the lot line was adjusted onto the 
neighboring site, that home next door would then encroach on its own required setbacks 
making that option unfeasible. 
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Commissioner Rivlin: 
• Asked if the applicants explored the option not to have adjacency of the ADU at the 

property at all by creating a separate storage space next to the property line that is not 
part of the ADU. 

• Admitted that option would require moving walls. 
• Questioned whether the applicants are firm that such a change would cost too much. 
• Reiterated his question whether there has been any such discussion over the last few 

months. 
 
Planner Daniel Fama reminded that the wall that would have to be moved is the kitchen 
wall with all the cabinets and appliances along it and the utilities to serve them. 
 
Vice Chair Ostrowski asked what if the buildings’ footprints for the structures on the County 
permit are confirmed by the County. 
 
Planner Daniel Fama: 
• Said if the County would have documented in writing the legality of what had been 

constructed under their jurisdiction as it stands now, that would have avoided this 
process altogether. 

• Pointed out that Campbell provides zoning letters outlining what is legal on a property, 
but the County was unwilling to do so. If they had, we would have accepted their position. 

 
Vice Chair Ostrowski: 
• Asked why the County would not. 
 
Planner Daniel Fama said the County simply declined to document in writing the legality of 
what’s on site. 
 
Chair Krey opened the Public Hearing for Agenda Item No. 2. 
 
Ms. Nandini Bhattacharya, Applicant and Property Owner: 
• Thanked the Planning Commission for their time. 
• Assured that they had done their due diligence and hired an architect. 
• Reported that they received a code enforcement letter and had followed the process and 

done all that was asked of them. 
• Advised that they have received numerous letters of support for their ADU to remain as 

it is. They have many supporters. 
• Reminded that the State of California has a vision for housing and offers a five-year 

deferment from local enforcement of any building permit violations for ADUs. 
• Suggested that their request for this variance could create precedent for others in 

Campbell with unpermitted ADUs. 
• Explained that they have filed for a variance because they only realized their ADU was 

not permitted recently. 
• Pointed out that some members of this Commission have visited their home to see this 

ADU. 
• Thanked the Commission. 
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Commissioner Hines asked what the three different color lines reflect on the site exhibit 
provided by the applicants. 
 
Mr. Buddhadeb Basu, Applicant and Property Owner: 
• Said that the blue line depicts the garage.  The yellow line is the portion of the ADU that 

is in question.  The red line is the portion of the ADU that is not in dispute. 
• Advised that he has gathered data on their land.  It is quite narrow and 4 ½ feet short of 

minimum 60-foot required frontage for its zoning. 
• Said that it would be appropriate to compare this to a 10,000-square-foot lot. 
• Thanked the Commission and staff for their time on this matter. 
 
Chair Krey said he was sorry for the time it has taken to get this matter back to the Planning 
Commission for further discussion and consideration. 
 
Commissioner Colvill pointed out that there are lots of irregular sized parcels throughout 
the Bay Area.  He asked if the applicants feel entitled to an ADU if it would never have been 
allowed as constructed if permits had been properly applied for prior to construction? 
 
Mr. Buddhadeb Basu, Applicant and Property Owner: 
• Said he provided the data that he could to support this ADU. 
• Assured that he does not say that he is entitled. 
• Concluded that he just wants due process. 
 
Vice Chair Ostrowski said that she thought that there is a provision to allow side-yard 
setback encroachment. 
 
Planner Daniel Fama said that if this ADU had been expanded with a permit, it would have 
been allowed to expand along the existing substandard setback and then it could have 
been legalized. 
 
Commissioner Buchbinder asked whether they would have been allowed to extend the 
garage and convert it into an ADU. 
 
Planner Daniel Fama clarified that prior to 2017, if a garage was extended with a permit it 
could have later been converted into an ADU.  This expansion was not legal from day 1. 
 
Commissioner Buchbinder asked whether the existing ADU could be converted back into 
a garage and then back to an ADU at a later date with permits. 
 
Planner Daniel Fama said that it would have to have been legal when constructed and 
before January 1, 2017. 
 
Vice Chair Ostrowski said she is concerned by calling this ADU illegal. 
 
Director Paul Kermoyan stated that a 1974 photo refutes what you’re saying.  It was small.  
It got bigger after annexation into Campbell without permits. 
 
Vice Chair Ostrowski said there remain a lot of unknowns. 
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Director Paul Kermoyan: 
• Said that the old County permits are hard to read. 
• Advised that he had looked back at historic aerials as he wanted to exhaust all available 

information.  The visual there in those aerial photographs are precise. 
 
Planner Daniel Fama: 
• Reminded that the applicants filed for this variance.  That in itself is a stipulation that 

they know it is illegal. 
• Said that using this route of review, staff has to assess that this building is not legal. 
 
Commissioner Colvill: 
• Asked the applicants when they found out about the non-conformity of their ADU.  Was 

it when they went to the City to legalize the structure? 
 
Mr. Buddhadeb Basu, Applicant and Property Owner:  
• Provided a history of sequence since they purchased this property in 2015. 
• Stated that the property listing (MLS) indicated a 1,900-square foot house with four 

bedrooms and five bathrooms. 
• Added they looked at City records and found permits for roof and remodel.  As a result, 

they provided a $36,000 escrow deposit on the purchase, which was non-refundable 
once paid. 

• Said that the appraisal then came back as a three bedroom and 2 ½ bath home. 
• Reported that they felt compelled to go ahead with their purchase despite that 

discrepancy so as not to lose their deposit. 
• Said that they have a 9,980-square-foot lot.  It is not a full 10,000 square foot lot.  A lot 

less than 10,000 square feet did not allow an ADU at that time. 
• Pointed out that there are a lot of inconsistencies with this house. 
 
Commissioner Colvill: 
• Said that at the time of sale a disclosure statement was provided to them.  He asked if 

they marked “yes” for disclosure 4 that stipulates they were aware of alterations that 
had been made without permits? 

• Pointed out the disclosure about zoning violations that has been marked with “yes” from 
them as the buyers.  That indicated that the garage is closer to the property line. 

• Asked whether that proves that they knew of the potential for problems with what they 
were buying. 

 
Ms. Nandini Bhattacharya replied not before they put down their three-percent non-
refundable deposit on the house. 
 
Mr. Buddhadeb Basu admitted that they knew the ADU was illegal at time of purchase. 
 
Commissioner Colvill asked whether they looked at the notes they were signing off on. 
 
Mr. Buddhadeb Basu said only after escrow was already underway. 
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Commissioner Colvill: 
• Asked for clarification about the applicants’ use of this ADU. 
• Said that they have claimed it was used as an in-law unit for visiting family and friends.  

They also say that their children use it as a play space. 
• Asked what the use of the ADU had been since their purchase of this property. 
 
Ms. Nandini Bhattacharya said that it’s for their parents to stay in when they visit from India, 
as a kids’ play space as well as a prayer room. 
 
Commissioner Colvill: 
• Asked the meeting coordinator to allow him to share his screen with the meeting. 
• Showed a listing outlining the history of rentals on this property. It was offered for rent 

twice at a rent of $2,200 per month. 
• Said that the listing outlines some new construction in 2015 and a renovation in 2018.  

It seems there have been multiple tenants over time. 
• Concluded that his question for the applicants is how the Commission should approach 

this information. 
 
Ms. Nandini Bhattacharya: 
• Admitted that they had listed it for rent. 
• Assured that between 2015 and 2020, their parents have visited every year and used 

this ADU. 
• Concluded that they never actually ended up renting it out to a tenant. 
 
Mr. Buddhadeb Basu: 
• Said that he’s the one who listed the unit for rent but never actually rented it out. 
• Added that he was just testing the market to determine the interest there might be in 

someone renting it. 
• Pointed that he cannot legally rent it out since it is not legally permitted. 

 
Commissioner Colvill thanked the applicants for their clarifications. 
 
Raja Pallela, Resident on Hacienda Ave: 
• Said that he has been working with Planner Daniel Fama over the last two years during 

the time of the ADU Ordinance update. 
• Pointed out that Campbell rules allow a garage with a zero setback in this neighborhood.   
• Added that this property was built about 30 to 40 years ago. 
• Said that it doesn’t make sense not to approve this request. 
• Claimed that there are no permit records in Campbell. 
• Reiterated that the intent of the State with ADUs is to provide additional housing units. 
• Stated that he doesn’t understand the City’s logic. It is not ethical or legal. 
• Admitted that he understands that staff is doing their duty, but the Planning Commission 

has to listen to the people. 
• Said that every city is giving legalization. 
• Reminded that Commissioner Buchbinder wants to put amnesty on non-conforming 

zoning for a five-year period at the last meeting but it didn’t pass. 
• Asked the Commission to listen to the neighbors. 
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Audrey Kietreiber, President of STACC (San Tomas Area Community Coalition): 
• Admitted that this property is not located in their area (San Tomas) but is highly relevant. 
• Stated that there are a large number of garages that have been converted without 

permits into ADUs.  Included to that is one that is a second story ADU added above a 
garage. 

• Reported that the San Tomas area was annexed into Campbell in 1979. 
• Pointed out that if this particular ADU had been constructed with a permit as an 

extension to the garage and then into an ADU it would be allowed. 
• Said that the County record doesn’t seem to provide enough validation for what’s on 

this property. 
• Cautioned to Director Paul Kermoyan that staff needs to consider documents before 

you right now rather than aerials that are not provided tonight. 
• Added that she believes the intent of this homeowner.  Besides whether it is rented out 

or for personal use, that issue is not a factor. 
• Stated her disagreement with staff regarding the requirements.  This lot is unique in 

size.  It is smaller in width than normal.  Allowing this ADU would not represent a special 
privilege.  It would be an unnecessary hardship to make them chop off four feet of their 
existing ADU. 

• Described herself as a big “law and order” girl.  This was done 40 years ago.  No one 
objected at that time.  It was done to Code. 

• Suggested that the ADU be inspected and the homeowners allowed to legalize it. 
• Concluded that she wishes more property owners would attempt to legalize their illegal 

ADUs. 
 
Chair Krey closed the Public Hearing for Agenda Item No. 2. 
 
Commissioner Buchbinder: 
• Said that there is a gap in our knowledge where it’s possible this garage was converted 

legally and later converted into an ADU. 
• Questioned, “Do we know that didn’t happen?” 
 
Planner Daniel Fama said that while it’s possible that records have been lost after this 
County pocket was annexed into the City of Campbell, the focus of the conversation is the 
required findings to support the requested Variance for a substandard side setback. 
 
Commissioner Buchbinder: 
• Said that these property owners desire an ADU. 
• Admitted that he is somewhat disappointed that they didn’t mention trying to rent it out. 
• Added that he can see reasoning not to grant a Variance and that it would still be 

possible to have an ADU property situated elsewhere on this property, but it feels Kafka-
esque. 

• Reminded that there has been no neighbor objection to this request.  This is a non-
conforming lot.  He does not see any justification to demolish the unit. 

 
Director Paul Kermoyan asked staff whether there had been a complaint. 
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Planner Daniel Fama replied yes, about two years ago.  He clarified that a code complaint 
has a confidential reporting party, but they are not anonymous. 
 
Commissioner Buchbinder said that another reason to have some kind of amnesty program 
is that people tend to harass other people using code complaints. 
 
Vice Chair Ostrowski: 
• Thanked everyone. 
• Admitted that this is not a clear-cut case and we are trying to piece together what 

happened to get to this situation. 
• Listed her feedback on the required findings: 

o 1 -- This lot is narrow.  Construction was done in stages with unknown records. 
o 2 – Tied to the first finding whereby this lot is narrow at 54 feet where 60 feet lot 

width is required for R-1 zoning. 
o 3 – Lack of history and permits.  Example of missing permit given by one speaker. 
o 4 - Not just this one situation.  Making exceptions for all non-conforming ADUs. 
o 5 - This one was found to be true by staff. 
o 6 - Agree that this Variance would not be detrimental to the public. 

• Reiterated that the State is trying to create housing to provide opportunities for those 
who want to live in this area and the need for more housing stock. 

 
Commissioner Buchbinder asked staff what they think should be done with the existing 
non-permitted ADUs.  He said that complaint-based enforcement equates to a bad 
outcome. 
 
Commissioner Colvill: 
• Said that he works in real estate. 
• Added that in regard to these required findings, he is having a hard time not seeing 

them as black and white. 
• Asked what happens if someone else were asked to build in this manner. They would 

be denied. 
• Agreed that it is unfortunate, but we can’t just buckle and give in. 
• Pointed out that there are plenty of unpermitted units. 
• Said that they were not completely truthful about their intent for their ADU.  That was 

proven by the ads they placed seeking interested renters. 
• Added that there is no proof as to whether they rented or not. 
• Reminded that when one buys a house, disclosures about that property are given in 

writing.  If a buyer goes forward with the purchase despite the disclosures, that buyer 
takes on a huge risk.  They are not victims here 

• Said that the owner prior to the current bought a $600,000 house to flip and sold it 
quickly for $1.3 million within 6 months.  Why was that possible?  Because of a major 
upgrade to the ADU.  It’s not uncommon for flippers to hand off their problems to a new 
buyer. 

• Concluded that these current owners could possibly pursue legal action against the 
seller.  This transaction and that seller were shady, and this buyer got caught up with a 
hot potato. 
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• Stated that the City has been fair in evaluating their request.  It is unfair for them to do 
it as they have done it. 

• Concluded that staff gave a great job in giving us all this information to consider and 
approving this Variance equates to a special privilege. 

 
Commissioner Hines: 
• Said that this family is trying to get a comfortable house and move on. 
• Stated that he is trying to figure out whether this Commission should provide a Variance. 
• Added that a Variance is not a precedent. 
• Pointed out that this home is useable for this family. 
 
Planner Daniel Fama reminded that the Variance belongs with the property.  If granted, it 
will settle this setback issue forever. 
 
Commissioner Hines: 
• Said that this is a decision on a single property 
• Added that it is impractical to move this ADU by 4-feet.  There are costs and seems 

unnecessary physically. 
• Stated that this Commission has spent lots of time discussing this over two meetings 

and he would suggest a motion be made at this point and see what we’ve got. 
 
Commissioner Ching: 
• Reminded that he was not at the last meeting.  
• Reiterated that the Commission’s purview is to make the findings required to approve 

this Variance. 
• Admitted that whether this ADU was rented and not disclosed might be a bearing on the 

applicant’s character or not.  Requiring them to demolish or substantially change the 
existing ADU seems out of proportion for the “crime” of building it without permits. 

• Stated he would support the Variance. 
 
Commissioner Rivlin: 
• Said that he was at both the first meeting on this item in December and this one. 
• Stated his appreciation for the applicants’ due diligence, 
• Advised that it is not on the City to add value to their property despite their mistakes but 

there are practical difficulties moving this ADU. 
• Said that it had been suggested that they could build one interior wall to create a storage 

space at the property line setback and then relocate the kitchen in the ADU. 
• Stated that no other owner could have a building on the property line as this one is 

situated. 
• Admitted that it is a shame that we can’t get a letter authenticating this ADU from the 

County. 
• Asked staff if four of five findings are sufficient. 
 
Planner Daniel Fama said all five must be met. 
 
Commissioner Rivlin asked staff to define “Special Privilege”. 
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Planner Daniel Fama: 
• Said that it is something that others are not being given as well. 
• Added that someone else would not be given this Variance to build on a property line. 
• Stated that a Special Privilege is one that others are not otherwise allowed to get and 

typically are supportable only when there are issues such as topography or 
geographical constraints or if a lot is substantially substandard and beyond the control 
of the property owner.  The placement of this building belongs to this homeowner. 

 
Commissioner Rivlin: 
• Said that these are extraordinary circumstances. 
• Agreed that this applicant’s initials are on the disclosure they were given by the seller 

and they accepted that risk. 
• Reminded that at the last meeting, the bar was not met for all five required findings for 

a Variance. 
• Admitted that this is a hard decision to reach. 
 
Chair Krey: 
• Said that a great conversation has been held between the applicants, Commission and 

staff. 
• Pointed out that he voted against this Variance at the December meeting and is leaning 

that way today. 
• Stated that there is some subjectivity there in these findings, but he agrees with staff’s 

assessment. 
• Advised that the State wants ADUs as does this Commission and the owners of every 

single non-conforming ADU. 
• Added that a lot of time was devoted to the new ADU Ordinance. 
• Said that disparate treatment can be claimed by others with illegal ADUs who may prefer 

to seek forgiveness than permission for what they have built. 
• Stated that the bigger question is how to get every ADU legalized with an emphasis on 

property owners. 
 
Commissioner Colvill agreed that good opinions and conversation about this Variance have 
been raised.  He said he has questions for staff in regard to the findings they have made. 
 
Planner Daniel Fama said that if the Planning Commission wants to approve this Variance 
he would recommend a continuance to allow staff the time to prepare a resolution for 
approval. He said that staff has enough feedback from tonight’s meeting. 
 
Commissioner Colvill: 
• Stated that Campbell is not anti-ADU or difficult to deal with. 
• Added that some are having a hard time setting precedents. 
• Pointed out that the seller made illegal upgrades and sold this property to the current 

owners.  It seems there are no ramifications on the part of either party given the buyers 
signed off on the disclosure. 

• Said that with a Variance a door opens up. 
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• Described this ADU as a very large income-producing structure.  It should not be located 
where it is on that lot. 

 
Vice Chair Ostrowski: 
• Agreed that she doesn’t want others to do illegal ADUs and come to us later to legalize 

them. 
• Added that it seems that in this case the construction occurred 40 years ago although 

we have incomplete information to document that fact. 
• Suggested that there is some ambiguity in this situation. 
• Stated that owners of old ADUs are likely come forward in the future to legalize and 

bring their units up to Code and deemed safe to occupy.  There is nothing negative to 
come out of that fact of people coming forward. 

 
Commissioner Colvill agreed that fantastic points have been made but he still struggles 
with the knowledge that these owners posted their ADU for rent several times. 
 
Vice Chair Ostrowski advised that being an engineer herself, like this property owner is, 
she too would have wanted to list it for rent in order to determine the interest out there.  It 
is just a market research effort. 
 
Commissioner Colvill said that they are claiming financial issues as the reason not to 
properly legalize the ADU’s setback. 
 
Commissioner Buchbinder thanked everybody.  He said this is a terrible situation that 
demonstrates that the City should talk about a citywide policy to reflect predictable policy. 
 
Motion: Upon motion of Commissioner Hines, seconded by Vice Chair 

Ostrowski, the Planning Commission CONTINUED THIS ITEM TO THE 
JULY 14, 2020, PC MEETING and directed staff to draft a resolution 
for approval of a Variance (PLN2019-176) to allow a reduced side-yard 
setback to legalize an unpermitted accessory dwelling unit (ADU) on 
property located at 309 Redding Road, by the following roll call vote: 
AYES: Buchbinder, Ching, Hines, Ostrowski and Rivlin 
NOES: Colvill and Krey 
ABSENT: None 
ABSTAIN: None 

 
Commissioner Rivlin said that he’d like to see the aerial information provided at the next 
meeting. 
 
Chair Krey advised that this item would be back before this Commission at its meeting on 
July 14, 2020. 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan provided the following updates to his written report: 
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A. ALL WORK DESCRIBED IN THE DRAWINGS SHALL BE VERIFIED FOR DIMENSION, GRADE, EXTENT, AND COMPATIBILITY TO THE
EXISTING SITE. ANY DISCREPANCIES AND UNEXPECTED CONDITIONS THAT AFFECT OR CHANGE THE WORK DESCRIBED IN THE
CONTRACT DOCUMENTS SHALL BE BROUGHT TO THE ROLM DESIGN STUDIO’S ATTENTION IMMEDIATELY. DO NOT PROCEED WITH
THE WORK IN THE AREA OF DISCREPANCIES UNTIL ALL SUCH DISCREPANCIES ARE RESOLVED. IF THE CONTRACTOR CHOOSES TO DO
SO HE SHALL BE PRECEDING AT HIS OWN RISK. OMISSIONS FROM THE DRAWINGS AND SPECIFICATIONS OR THE MISDESCRIPTION OF
THE WORK WHICH IS MANIFESTLY NECESSARY TO  CARRY OUT THE INTENT OF THE DRAWINGS AND SPECIFICATIONS, OR WHICH IS
CUSTOMARILY REFORMED, SHALL NOT RELIEVE THE CONTRACTOR FROM PERFORMING SUCH OMITTED OR MIS-DESCRIBED DETAILS
OF THE WORK AS IF FULLY AND COMPLETELY SET FORTH AND DESCRIBED IN THE DRAWINGS AND SPECIFICATIONS. SITE
CONDITIONS: ALL CONTRACTORS AND SUB-CONTRACTORS SHALL VERIFY DIMENSIONS AND CONDITIONS AT THE SITE PRIOR TO
COMMENCEMENT OF THEIR WORK. FAILURE TO DO SO SHALL NOT RELEASE THEM FROM THE RESPONSIBILITY OF ESTIMATING THE
WORK. IF ANY VARIATION, DISCREPANCY OR OMISSION (BETWEEN THE INTENT OF THESE CONTRACT DOCUMENTS AND THE
EXISTING CONDITIONS ARE FOUND, THE  CONTRACTOR OR SUBCONTRACTOR SHALL NOTIFY ROLM DESIGN STUDIO IN WRITING AND
OBTAIN WRITTEN RESOLUTION FROM ROLM  DESIGN STUDIO PRIOR TO PROCEEDING WITH ANY RELATED WORK.

B. EXCAVATION ACTIVITIES ASSOCIATED WITH THE PROPOSED SCOPE OF WORK SHALL OCCUR NO CLOSER THEN 10-FEET             FROM
THE EXISTING STREET TREE, OR AS APPROVED BY THE URBAN FORESTRY DIVISION CONTACT 650-496-5953. ANY CHANGES SHALL
BE APPROVED BY THE SAME.

C. MOVABLE EQUIPMENT, FURNITURE, ETC, SHALL BE REMOVED BY OWNER PRIOR TO COMMENCEMENT OF DEMOLITION WORK.
D. CONTRACTOR SHALL MAINTAIN THE BUILDING IN A WEATHER TIGHT CONDITION.
E. CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT DAMAGE TO CONSTRUCTION TO REMAIN OR OCCUPIED AREAS

WHERE VARIOUS SYSTEM CONNECTIONS OR EXTENSIONS ARE REQUIRED.
F. THE OWNER WILL RETAIN SALVAGE ITEMS AS DESIGNATED BY THE OWNER'S REPRESENTATIVE.  THE CONTRACTOR  SHALL BE

RESPONSIBLE FOR THE LEGAL REMOVAL OF CONSTRUCTION DEBRIS AND/OR ITEMS NOT RETAINED BY THE OWNER. THE
CONTRACTOR IS RESPONSIBLE FOR STORAGE AND PROTECTION OF SALVAGE ITEMS WHICH MAY BE REUSED.

G. REMOVE MISCELLANEOUS EQUIPMENT ATTACHED TO WALLS, FLOORS OR CEILING WHERE INDICATED.
H. REMOVE FLOORING AND BASE THROUGHOUT U.N.O.
I. WHERE REMOVAL OF FLOOR COVERINGS AND WALL BASE ARE REQUIRED, REMOVE ONLY MATERIAL NECESSARY TO COMPLETE

DEMOLITION.  DEMOLITION INCLUDES OF ADHESIVES, GROUTING BEDS, ETC.; AND REQUIRES REMAINING REMOVAL SURFACES TO BE
PREPARED FOR NEW CONSTRUCTION.

J. CONTRACTOR SHALL PREVENT ACCESS OF UNAUTHORIZED PERSONS TO PARTLY DEMOLISHED STRUCTURES OR AREAS. PROVIDE
BARRICADES OR RIBBONED-OFF ZONES.

K. ALL ITEMS FOR RE-USE SHALL BE STORED BY CONTRACTOR ON SITE IN OWNER'S BUILDING AT SPECIFIED LOCATION. ITEMS TO BE
RE-USED ARE TO BE CLEANED, PATCHED, REFINISHED, PAINTED OR REPAIRED AS REQUIRED PRIOR TO INSTALLATION.

L. ITEMS NOT TO BE RETAINED BY OWNER SHALL BE DISPOSED OF BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE. THE
STOCKPILING OF EXCESS MATERIAL ON-SITE WILL NOT BE ALLOWED.

M. DISCONNECT AND REMOVE ELECTRICAL EQUIPMENT AND WIRING BACK  TO SOURCE FOR ALL EQUIPMENT AND LIGHTING TO BE
DEMOLISHED.

N. ALL EXISTING ON-SITE UTILITIES SHALL REMAIN UNLESS DESIGNATED FOR REMOVAL OR SHOULD THEY INTERFERE WITH PROJECT
CONSTRUCTION. CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES TO REMAIN.

O. CONTRACTOR SHALL COORDINATE ALL DEMOLITION WORK WITH APPROPRIATE UTILITY COMPANIES PRIOR TO STARTING WORK.
P. IF THE PROJECT DAMAGES THE CITY’S SIDEWALK OR CURB AND GUTTER AS RESULT OF CONSTRUCTION ACTIVITIES, THE PROPERTY

OWNER WILL BE RESPONSIBLE TO REMOVE AND REPLACE ANY DAMAGES AS DIRECTED BY THE PUBLIC WORKS INSPECTOR. AN
ENCROACHMENT PERMIT WILL ALSO BE REQUIRED.

Q. PUBLIC WORKS’ NOTES:
• 1) APPROVAL OF THESE PLANS DOES NOT RELEASE THE OWNER AND/OR CONTRACTOR OF THE RESPONSIBILITY FOR THE

CORRECTIONS OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF CONSTRUCTING
IMPROVEMENTS, PUBLIC INTEREST REQUIRES A MODIFICATION OF/OR A DEPARTURE FROM THE CITY OF CUPERTINO SPECIFICATION
OR THESE IMPROVEMENT PLANS, THE CITY ENGINEER SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATION OR
DEPARTURE AND TO SPECIFY THE MANNER IN WHICH THE SAME IS TO BE COMPLETED, AT THE SOLE EXPENSE OF THE OWNER
AND/OR CONTRACTOR.

• 2) CONTACT PUBLIC WORKS, (408) 777-3104, FOR INSPECTION OF GRADING, STORM DRAINAGE, AND PUBLIC IMPROVEMENTS.
• 3) ALL PUBLIC IMPROVEMENTS MUST BE COMPLETED PRIOR TO OCCUPANCY.
• 4) CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL AND ENSURING THE AREA ADJACENT TO THE WORK IS LEFT IN A CLEAN

CONDITION.
• 5) CONTRACTOR SHALL REVIEW CITY DETAIL 6-4 ON TREE PROTECTION PRIOR TO ACCOMPLISHING ANY WORK OR REMOVING ANY

TREES.
• 6) UTILIZE BEST MANAGEMENT PRACTICES (BMP'S), AS REQUIRED BY THE STATE WATER RESOURCES CONTROL BOARD, FOR ANY

ACTIVITY, WHICH DISTURBS THE SOIL.
• 7) A WORK SCHEDULE OF GRADING AND EROSION & SEDIMENT CONTROL PLAN SHALL BE PROVIDED TO THE CITY ENGINEER BY

AUGUST 15. NO HILLSIDE GRADING SHALL BE PERFORMED BETWEEN OCTOBER 1 AND APRIL 15.
• 8) TO INITIATE RELEASE OF BONDS, CONTACT THE PUBLIC WORKS INSPECTOR FOR FINAL INSPECTION.
• 9) ALL DOWNSPOUTS TO BE RELEASED TO THE GROUND SURFACE, DIRECTED AWAY FROM BUILDING FOUNDATIONS AND DIRECTED

TO LANDSCAPED AREAS.
• 10) PRIOR TO BEGINNING ANY WORK WITHIN THE PUBLIC RIGHT OF WAY, THE CONTRACTOR WILL BE RESPONSIBLE FOR PULLING AN

ENCROACHMENT PERMIT FROM THE PUBLIC WORKS DEPARTMENT.

GENERAL NOTES

EXISTING DRIVEWAY, CON.PAVERS TO REMAIN.1

EXISTING 6' HT. FENCE.2

EXISTING TREE TO REMIAN.3

NOT IN SCOPE, EXISTING 2 CAR GARAGE.4

EXISTING NEIGHBOR BUILDING.5

NOT IN SCOPE, EXISTING MAIN DWELLING UNIT.6

EXISTING SHED TO REMAIN.7

GRAY POCHE INDICATE PROPOSED ADU OUTLINES.8

EXISTING WOOD TRELLIS TO REMAIN.9

EXISTING WALKWAY, CON.PAVERS TO REMIAN.10

EXISTING LAWN AND SHRUBS TO REMIAN.11

EXISTING SEWER LINE TO REMAIN.12

KEYNOTES

EXISTING ROOF LINE.13

EXISTING UTILITY POLE.14

200 AMP. EXISTING ELECTRICAL PANEL.15

EXISTING SUB-PANEL16
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GOOGLE EARTH PHOTO JULY 2007

GOOGLE EARTH PHOTO SEP. 2008

GOOGLE EARTH PHOTO SEP. 2012

GOOGLE EARTH PHOTO AUG. 2018
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P1P2P3P4P5

P6

P7



Garage

1

REC. ROOM

2

2

3

3

4

6

5

Garage

1

Kitchen

3

Living Room

4

Hallway

5

Bedroom 1

6

Bathroom

7Closet

8

8

9

10

10

11

15

13

14

12

19

16

18

A2.11

Bu
dd

ha
de

b
B a

su

NOT IN SCOPE.1

EXISTING DOOR, FRAME , HARDWARE, TO BE REMOVED. PATCH AND REPAIR AT DOOR OPENING WHERE IT'S OCCURED.2

EXISTING WINDOW,FRAME, HARDWARE, TO BE REMOVED. PATCH AND REPAIR AT WINDOW OPENING WHERE IT'S
OCCURED.

3

EXISTING WINDOW TO REMAIN.4

KEYNOTES

EXISTING GARAGE DOOR TO REMAIN5

EXISTING DOOR TO REMAIN6

NO GYP BD.  IN THE BATHROOM.7

NEW HARDWOOD FLOORING.8

NONE-ABSERBONT SURFACE WITH +6'-0" MIN. HEIGHT ABVOE THE FINISH FLOOR.9

NEW INTERIOR WOOD FRAME WALL WITH GYP. BOARD, REFER TO PARTION TYPE A SHEET A2.1110

NEW SHOWER WITH TEMPERED GLAZING AND SHOWERHEAD SELECTED BY OWNER. SHOWERHEAD SHALL COMPLY
WITH CALIFORNIA GREEN BLDG. RESIDENTIAL MANDOTRY MEASURES., SEE 12/A8.01 FOR TILE DETAIL

11

NEW SINK, CABINET, AND  FAUCET SELECTED BY OWNER. BATH SINK FAUCET SHALL COMPLY WITH CALIFORNIA GREEN
BLDG. RESIDENTIAL MANDOTRY MEASURES.

12

NEW FLOOR MOUNT TWO PIECES WATER CLOSET SELECTED BY OWNER. WATER CLOSET SHOWERHEAD SHALL
COMPLY WITH CALIFORNIA GREEN BLDG. RESIDENTIAL MANDOTRY MEASURES.

13

NEW CONCRETE STEPS WITH 3'-0" MIN. LANDING.14

NEW SINK/DISPOSAL AND KITCHEN CABINETS, KITCHEN FAUCET SELECTED BY OWNER AND SHALL COMPLY WITH
CALIFORNIA GREEN BLDG. RESIDENTIAL MANDOTRY MEASURES.

15

NEW 40 TANKLESS WATER HEATER16

EXISTING ATTIC FURNACE 40 TON.17

2" VTR, SEE VTR CALCUALTION , SHEET 2.31 AND 2/A8.0218

FRAME-LESS 3/8" THICK TEMPERED GLASS PANEL WITH 1" ANODIZED ALUM. U-CHANNEL AT BOTTOM.19

EXISTING GAS METER20

A. ALL WORK DESCRIBED IN THE DRAWINGS SHALL BE VERIFIED FOR DIMENSION, GRADE, EXTENT, AND COMPATIBILITY TO THE EXISTING
SITE. ANY DISCREPANCIES AND UNEXPECTED CONDITIONS THAT AFFECT OR CHANGE THE WORK DESCRIBED IN THE CONTRACT
DOCUMENTS SHALL BE BROUGHT TO THE ROLM DESIGN STUDIO’S ATTENTION IMMEDIATELY. DO NOT PROCEED WITH THE WORK IN THE
AREA OF DISCREPANCIES UNTIL ALL SUCH DISCREPANCIES ARE RESOLVED. IF THE CONTRACTOR CHOOSES TO DO SO HE SHALL BE
PRECEDING AT HIS OWN RISK. OMISSIONS FROM THE DRAWINGS AND SPECIFICATIONS OR THE MISDESCRIPTION OF THE WORK WHICH
IS MANIFESTLY NECESSARY TO  CARRY OUT THE INTENT OF THE DRAWINGS AND SPECIFICATIONS, OR WHICH IS CUSTOMARILY
REFORMED, SHALL NOT RELIEVE THE CONTRACTOR FROM PERFORMING SUCH OMITTED OR MIS-DESCRIBED DETAILS OF THE WORK AS
IF FULLY AND COMPLETELY SET FORTH AND DESCRIBED IN THE DRAWINGS AND SPECIFICATIONS. SITE CONDITIONS: ALL CONTRACTORS
AND SUB-CONTRACTORS SHALL VERIFY DIMENSIONS AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF THEIR WORK.
FAILURE TO DO SO SHALL NOT RELEASE THEM FROM THE RESPONSIBILITY OF ESTIMATING THE WORK. IF ANY VARIATION,
DISCREPANCY OR OMISSION (BETWEEN THE INTENT OF THESE CONTRACT DOCUMENTS AND THE EXISTING CONDITIONS ARE FOUND,
THE  CONTRACTOR OR SUBCONTRACTOR SHALL NOTIFY ROLM DESIGN STUDIO IN WRITING AND OBTAIN WRITTEN RESOLUTION FROM
ROLM  DESIGN STUDIO PRIOR TO PROCEEDING WITH ANY RELATED WORK.

B. ALL EXTERIOR LIGHTS WILL BE SHEILDED AND DOWNWARD DIRECTED.
C. EXCAVATION ACTIVITIES ASSOCIATED WITH THE PROPOSED SCOPE OF WORK SHALL OCCUR NO CLOSER THEN 10-FEET             FROM

THE EXISTING STREET TREE, OR AS APPROVED BY THE URBAN FORESTRY DIVISION CONTACT 650-496-5953. ANY CHANGES SHALL BE
APPROVED BY THE SAME.

D. DRYER VENTING SHALL TERMINATE ON THE EXTERIOR OF THE BUILDING AND WILL HAVE A BACK DRAFT DAMPER (FLAPPER). SCREENS
SHALL NOT BE PERMITTED OR INSTALLED AT THE DRYER VENT TERMINATION. CLOTHES DRYER VENT PIPES SHALL NOT PASS THROUGH
OR EXTEND INTO TO DUCTING OR PLENUMS. DRYER DUCTING SHALL NOT BE FASTENED WITH SCREW TYPE FASTENERS WHICH MAY
IMPEDE THE AIR FLOW OR CATCH LINT, YET MUST BE FASTENED AND SEALED SUBSTANTIALLY AIRTIGHT AT EACH JOINT. (AN
APPROVED FASTENING SYSTEM IS ALUMINUM DUCT TAPE)

E. A MINIMUM OF A 4-INCH DIAMETER DUCT IS REQUIRED.
F. CLOTHES DRYER VENT DUCTS SHALL BE METAL AND SHALL HAVE A SMOOTH INTERIOR SURFACE. AN APPROVED FLEXIBLE DUCT

CONNECTOR OF NOT MORE THAN 6 FEET IN LENGTH MAY BE USED TO CONNECT THE DRYER TO THE DRYER VENT PIPE. FLEXIBLE
DUCT CONNECTORS SHALL NOT BE CONCEALED WITHIN THE CONSTRUCTION. (FLEX DUCT CONNECTORS SHALL NOT PASS INTO OR
THROUGH A CONCEALED SPACE. THIS INCLUDES CABINETS, WALLS AND ATTIC SPACES).

G. A DRYER VENT DUCT SHALL NOT EXCEED THE MAXIMUM LENGTH (HORIZONTAL AND/OR VERTICAL) OF 14 FEET INCLUDING TWO (90-
DEGREE) TURNS WITHOUT A MECHANICAL UPGRADE. TWO FEET OF LENGTH SHALL BE DEDUCTED FOR EACH ADDITIONAL 90-DEGREE
TURN.

H. MOVABLE EQUIPMENT, FURNITURE, ETC, SHALL BE REMOVED BY OWNER PRIOR TO COMMENCEMENT OF DEMOLITION WORK.
I. CONTRACTOR SHALL MAINTAIN THE BUILDING IN A WEATHER TIGHT CONDITION.
J. CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT DAMAGE TO CONSTRUCTION TO REMAIN OR OCCUPIED AREAS

WHERE VARIOUS SYSTEM CONNECTIONS OR EXTENSIONS ARE REQUIRED.
K. THE OWNER WILL RETAIN SALVAGE ITEMS AS DESIGNATED BY THE OWNER'S REPRESENTATIVE.  THE CONTRACTOR  SHALL BE

RESPONSIBLE FOR THE LEGAL REMOVAL OF CONSTRUCTION DEBRIS AND/OR ITEMS NOT RETAINED BY THE OWNER. THE CONTRACTOR
IS RESPONSIBLE FOR STORAGE AND PROTECTION OF SALVAGE ITEMS WHICH MAY BE REUSED.

L. REMOVE MISCELLANEOUS EQUIPMENT ATTACHED TO WALLS, FLOORS OR CEILING WHERE INDICATED.
M. REMOVE FLOORING AND BASE THROUGHOUT U.N.O.
N. WHERE REMOVAL OF FLOOR COVERINGS AND WALL BASE ARE REQUIRED, REMOVE ONLY MATERIAL NECESSARY TO COMPLETE

DEMOLITION.  DEMOLITION INCLUDES OF ADHESIVES, GROUTING BEDS, ETC.; AND REQUIRES REMAINING REMOVAL SURFACES TO BE
PREPARED FOR NEW CONSTRUCTION.

O. CONTRACTOR SHALL PREVENT ACCESS OF UNAUTHORIZED PERSONS TO PARTLY DEMOLISHED STRUCTURES OR AREAS. PROVIDE
BARRICADES OR RIBBONED-OFF ZONES.

P. ALL ITEMS FOR RE-USE SHALL BE STORED BY CONTRACTOR ON SITE IN OWNER'S BUILDING AT SPECIFIED LOCATION. ITEMS TO BE RE-
USED ARE TO BE CLEANED, PATCHED, REFINISHED, PAINTED OR REPAIRED AS REQUIRED PRIOR TO INSTALLATION.

Q. ITEMS NOT TO BE RETAINED BY OWNER SHALL BE DISPOSED OF BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE. THE
STOCKPILING OF EXCESS MATERIAL ON-SITE WILL NOT BE ALLOWED.

R. DISCONNECT AND REMOVE ELECTRICAL EQUIPMENT AND WIRING BACK  TO SOURCE FOR ALL EQUIPMENT AND LIGHTING TO BE
DEMOLISHED.

S. ALL EXISTING ON-SITE UTILITIES SHALL REMAIN UNLESS DESIGNATED FOR REMOVAL OR SHOULD THEY INTERFERE WITH PROJECT
CONSTRUCTION. CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES TO REMAIN.

T. CONTRACTOR SHALL COORDINATE ALL DEMOLITION WORK WITH APPROPRIATE UTILITY COMPANIES PRIOR TO STARTING WORK.

GENERAL NOTES
A. MIXING VALVE IN A SHOWER SHALL BE PRESSURE BALANCING  SET A MAX. 120 °F. WATER-FILLER VALVE IN BATHTUBS SHALL HAVE A

TEMP. LIMITING DEVICE SET AT 120 °F MAX.
B. SHOWER STALLS SHALL BE A MIN. FINISHED INTERIOR OF 1,024 SQ. INCHES, CLEAR CEENTER DIMENSION OF A 30", & DOORS SHALL

SWING OUT WITH OPENINGS 22" MIN.
C. THE WATER CLOSET SHALL HAVE MIN. CLEARANCES OF 30" WIDTH (15" ON CENTER) AND 24" IN THE FRONT.
D. ALL RECEPTACLES SHALL BE GFCI AND TAMPER-RESISTANT (TR). NEW OUTLETS SHALL HAVE A DEDICATED 20-AMP CIRCUIT.
E. HYDRO-MASSAGE TUBS SHALL HAVE MOTOR ACCESS, A DEDICATED CIRCUIT, AND BE UL LISTED. ALL METAL, CABLES FITTINGS,

PIPING, ETC. WITHIN 5' OF THE INSIDE WALL OF THE TUB SHALL BE PROPERLY BONDED WITH AN ACCESS PANEL.
F. LIGHTING FIXTURES LOCATED WITHIN 3' HORIZONTALLY AND 8' VERTICALLY OF THE TUB/SHOWER SHALL BE LISTED FOR A DAMP

LOCATION, OR WET LOCATIONS IF THE SUBJECT TO SHOWER SPRAY.
G. AN EXHAUST FAN SHALL BE INSTALLED AND BE ON A SEPARATE SWITCH FROM THE LIGHTING.
H. GLAZING IN TUB SHOWER ENCLOSURES SHALL BE SAFETY GLAZING WHEN > 60" ABOVE THE STANDING SURFACE.
I.
J. GLAZING WITHIN 60" OF A TUB/SHOWER AND LESS THAN 60" ABOVE THE FINISHED FLOOR SHALL BE SAFETY GLAZING.
K. LIGHTING SHALL BE HIGH EFFICACY FIXTURES (E.G. FLOURESCENT) OR BE CONTROLLED BY A SWITCH WHICH REQUIRES MANUAL

ACTIVATION AND AUTOMATICALLY TURNS OFF WITHIN 30 MINS. AFTER THE ROOM IS VACATED.
L. THE CALIFORNIA CIVIL CODE REQUIRES THAT ALL EXISTING NON-WATER EFFICIENT PLUMBING FIXTURES THROUGHOUT THE HOUSE

BE UPGRADED. HOUSES CONSTRUCTED AFTER JANUARY 1, 1994 ARE EXEMPT:
• TOILETS: >1.6 GALLONS, SHALL BE REPLACED WITH 1.28 GALLONS/FLUSH
• SHOWERHEADS: > 2.5 GALLONS/MINUTE SHALL BE REPLACED WITH MAX. 2.0 GALLONS/MINUTE
• BATH SINK FAUCETS: > 2.2 GALLONS/MINUTE SHALL BE REPLACED WITH MAX. 1.2 GALLONS/MINUTE
• KITCHEN SINK FAUCET: >2.2 GALLONS/MINUTE SHALL BE REPLACED WITH MAX. 1.8 GALLONS/MINUTE

RESIDENTIAL BATHROOM NOTES (2016 CRC,CPC)

FLOOR PLAN SYMBOLS LEGEND

DEMOLITION FLOOR PLAN SYMBOLS LEGEND

WALL TYPE
R13 HIGH DENSITY FIBERGLASS BATT INSULATION IN 2X4 EXTERIOR WOOD FRAMED WALL CAVITIES
TYPICAL THROUGHOUT, 7/8" MIN. STUCCO (3-COAT) W/WIRE LATH O/2-LAYER GRADE 'D' PAPER TO
MATCH EXISTING AND A LAYER OF GYP. BD. INSIDE. AND PROVIDE 26 GA. GALVANIZED WEEP SCREED
WITH A MINIMUM VERTICAL ATTACHMENT FLANGE OF 3 ½ INCHES SHALL BE PROVIDED AT FOUNDATION
PLATE LINE AT LEAST 4" ABOVE GRADE (OR 2 INCHES ABOVE CONCRETE OR PAVING) AND SHALL BE OF
A TYPE THAT WILL ALLOW TRAPPED WATER TO DRAIN TO THE EXTERIOR OF THE BUILDING.

2X4 INTERIOR WOOD FRAMED WALL WITH 1/2" GYPSUM WALLBOARD ON BOTH SIDES.

SAME AS WALL TYPE B EXCEPT:  A LAYER OF 5/8" TYPE "X" GYP. BOAR AT GARAGE SIDE. THIS WALL TO
BE EXTENDED TO ROOF SHEATHING

B

A

B1
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A. ALL WORK DESCRIBED IN THE DRAWINGS SHALL BE VERIFIED FOR DIMENSION, GRADE, EXTENT, AND COMPATIBILITY TO THE
EXISTING SITE. ANY DISCREPANCIES AND UNEXPECTED CONDITIONS THAT AFFECT OR CHANGE THE WORK DESCRIBED IN THE
CONTRACT DOCUMENTS SHALL BE BROUGHT TO THE ROLM DESIGN STUDIO’S ATTENTION IMMEDIATELY. DO NOT PROCEED WITH
THE WORK IN THE AREA OF DISCREPANCIES UNTIL ALL SUCH DISCREPANCIES ARE RESOLVED. IF THE CONTRACTOR CHOOSES TO
DO SO HE SHALL BE PRECEDING AT HIS OWN RISK. OMISSIONS FROM THE DRAWINGS AND SPECIFICATIONS OR THE
MISDESCRIPTION OF THE WORK WHICH IS MANIFESTLY NECESSARY TO  CARRY OUT THE INTENT OF THE DRAWINGS AND
SPECIFICATIONS, OR WHICH IS CUSTOMARILY REFORMED, SHALL NOT RELIEVE THE CONTRACTOR FROM PERFORMING SUCH
OMITTED OR MIS-DESCRIBED DETAILS OF THE WORK AS IF FULLY AND COMPLETELY SET FORTH AND DESCRIBED IN THE DRAWINGS
AND SPECIFICATIONS. SITE CONDITIONS: ALL CONTRACTORS AND SUB-CONTRACTORS SHALL VERIFY DIMENSIONS AND
CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF THEIR WORK. FAILURE TO DO SO SHALL NOT RELEASE THEM FROM THE
RESPONSIBILITY OF ESTIMATING THE WORK. IF ANY VARIATION, DISCREPANCY OR OMISSION (BETWEEN THE INTENT OF THESE
CONTRACT DOCUMENTS AND THE EXISTING CONDITIONS ARE FOUND, THE  CONTRACTOR OR SUBCONTRACTOR SHALL NOTIFY
ROLM DESIGN STUDIO IN WRITING AND OBTAIN WRITTEN RESOLUTION FROM ROLM  DESIGN STUDIO PRIOR TO PROCEEDING WITH
ANY RELATED WORK.

B. ALL EXTERIOR LIGHTS WILL BE SHEILDED AND DOWNWARD DIRECTED.
C. EXCAVATION ACTIVITIES ASSOCIATED WITH THE PROPOSED SCOPE OF WORK SHALL OCCUR NO CLOSER THEN 10-FEET             FROM

THE EXISTING STREET TREE, OR AS APPROVED BY THE URBAN FORESTRY DIVISION CONTACT 650-496-5953. ANY CHANGES SHALL BE
APPROVED BY THE SAME.

D. DRYER VENTING SHALL TERMINATE ON THE EXTERIOR OF THE BUILDING AND WILL HAVE A BACK DRAFT DAMPER (FLAPPER).
SCREENS SHALL NOT BE PERMITTED OR INSTALLED AT THE DRYER VENT TERMINATION. CLOTHES DRYER VENT PIPES SHALL NOT
PASS THROUGH OR EXTEND INTO TO DUCTING OR PLENUMS. DRYER DUCTING SHALL NOT BE FASTENED WITH SCREW TYPE
FASTENERS WHICH MAY IMPEDE THE AIR FLOW OR CATCH LINT, YET MUST BE FASTENED AND SEALED SUBSTANTIALLY AIRTIGHT
AT EACH JOINT. (AN APPROVED FASTENING SYSTEM IS ALUMINUM DUCT TAPE)

E. A MINIMUM OF A 4-INCH DIAMETER DUCT IS REQUIRED.
F. CLOTHES DRYER VENT DUCTS SHALL BE METAL AND SHALL HAVE A SMOOTH INTERIOR SURFACE. AN APPROVED FLEXIBLE DUCT

CONNECTOR OF NOT MORE THAN 6 FEET IN LENGTH MAY BE USED TO CONNECT THE DRYER TO THE DRYER VENT PIPE. FLEXIBLE
DUCT CONNECTORS SHALL NOT BE CONCEALED WITHIN THE CONSTRUCTION. (FLEX DUCT CONNECTORS SHALL NOT PASS INTO
OR THROUGH A CONCEALED SPACE. THIS INCLUDES CABINETS, WALLS AND ATTIC SPACES).

G. A DRYER VENT DUCT SHALL NOT EXCEED THE MAXIMUM LENGTH (HORIZONTAL AND/OR VERTICAL) OF 14 FEET INCLUDING TWO (90-
DEGREE) TURNS WITHOUT A MECHANICAL UPGRADE. TWO FEET OF LENGTH SHALL BE DEDUCTED FOR EACH ADDITIONAL 90-
DEGREE TURN.

H. MOVABLE EQUIPMENT, FURNITURE, ETC, SHALL BE REMOVED BY OWNER PRIOR TO COMMENCEMENT OF DEMOLITION WORK.
I. CONTRACTOR SHALL MAINTAIN THE BUILDING IN A WEATHER TIGHT CONDITION.
J. CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT DAMAGE TO CONSTRUCTION TO REMAIN OR OCCUPIED AREAS

WHERE VARIOUS SYSTEM CONNECTIONS OR EXTENSIONS ARE REQUIRED.
K. THE OWNER WILL RETAIN SALVAGE ITEMS AS DESIGNATED BY THE OWNER'S REPRESENTATIVE.  THE CONTRACTOR  SHALL BE

RESPONSIBLE FOR THE LEGAL REMOVAL OF CONSTRUCTION DEBRIS AND/OR ITEMS NOT RETAINED BY THE OWNER. THE
CONTRACTOR IS RESPONSIBLE FOR STORAGE AND PROTECTION OF SALVAGE ITEMS WHICH MAY BE REUSED.

L. REMOVE MISCELLANEOUS EQUIPMENT ATTACHED TO WALLS, FLOORS OR CEILING WHERE INDICATED.
M. REMOVE FLOORING AND BASE THROUGHOUT U.N.O.
N. WHERE REMOVAL OF FLOOR COVERINGS AND WALL BASE ARE REQUIRED, REMOVE ONLY MATERIAL NECESSARY TO COMPLETE

DEMOLITION.  DEMOLITION INCLUDES OF ADHESIVES, GROUTING BEDS, ETC.; AND REQUIRES REMAINING REMOVAL SURFACES TO
BE PREPARED FOR NEW CONSTRUCTION.

O. CONTRACTOR SHALL PREVENT ACCESS OF UNAUTHORIZED PERSONS TO PARTLY DEMOLISHED STRUCTURES OR AREAS. PROVIDE
BARRICADES OR RIBBONED-OFF ZONES.

P. ALL ITEMS FOR RE-USE SHALL BE STORED BY CONTRACTOR ON SITE IN OWNER'S BUILDING AT SPECIFIED LOCATION. ITEMS TO BE
RE-USED ARE TO BE CLEANED, PATCHED, REFINISHED, PAINTED OR REPAIRED AS REQUIRED PRIOR TO INSTALLATION.

Q. ITEMS NOT TO BE RETAINED BY OWNER SHALL BE DISPOSED OF BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE. THE
STOCKPILING OF EXCESS MATERIAL ON-SITE WILL NOT BE ALLOWED.

R. DISCONNECT AND REMOVE ELECTRICAL EQUIPMENT AND WIRING BACK  TO SOURCE FOR ALL EQUIPMENT AND LIGHTING TO BE
DEMOLISHED.

S. ALL EXISTING ON-SITE UTILITIES SHALL REMAIN UNLESS DESIGNATED FOR REMOVAL OR SHOULD THEY INTERFERE WITH PROJECT
CONSTRUCTION. CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES TO REMAIN.

T. CONTRACTOR SHALL COORDINATE ALL DEMOLITION WORK WITH APPROPRIATE UTILITY COMPANIES PRIOR TO STARTING WORK.
U.  APPROVAL OF THESE PLANS DOES NOT RELEASE THE OWNER AND/OR CONTRACTOR OF THE RESPONSIBILITY FOR THE
V. CORRECTIONS OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF CONSTRUCTING

IMPROVEMENTS, PUBLIC INTEREST REQUIRES A MODIFICATION OF/OR A DEPARTURE FROM THE CITY OF CUPERTINO
SPECIFICATION OR THESE IMPROVEMENT PLANS, THE CITY ENGINEER SHALL HAVE THE AUTHORITYTO REQUIRE SUCH
MODIFICATION OR DEPARTURE AND TO SPECIFY THE MANNER IN WHICH THE SAME IS TO BE COMPLETED, AT THE SOLE EXPENSE
OF THE OWNER AND/OR CONTRACTOR.

W. CONTACT PUBLIC WORKS, (408) 777-3104, FOR INSPECTION OF GRADING, STORM DRAINAGE, AND PUBLIC IMPROVEMENTS.
X. ALL PUBLIC IMPROVEMENTS MUST BE COMPLETED PRIOR TO OCCUPANCY.
Y. CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL AND ENSURING THE AREA ADJACENT TO THE WORK IS LEFT IN A CLEAN

CONDITION.
Z. CONTRACTOR SHALL REVIEW CITY DETAIL 6-4 ON TREE PROTECTION PRIOR TO ACCOMPLISHING ANY WORK OR REMOVING ANY

TREES.
AA. UTILIZE BEST MANAGEMENT PRACTICES (BMP'S), AS REQUIRED BY THE STATE WATER RESOURCES CONTROL BOARD, FOR ANY

ACTIVITY, WHICH DISTURBS THE SOIL.
AB. A WORK SCHEDULE OF GRADING AND EROSION & SEDIMENT CONTROL PLAN SHALL BE PROVIDED TO THE CITY ENGINEER BY

AUGUST 15. NO HILLSIDE GRADING SHALL BE PERFORMED BETWEEN OCTOBER 1 AND APRIL 15.
AC. TO INITIATE RELEASE OF BONDS, CONTACT THE PUBLIC WORKS INSPECTOR FOR FINAL INSPECTION.
AD. ALL DOWNSPOUTS TO BE RELEASED TO THE GROUND SURFACE, DIRECTED AWAY FROM BUILDING FOUNDATIONS AND DIRECTED

TO LANDSCAPED AREAS.
AE. PRIOR TO BEGINNING ANY WORK WITHIN THE PUBLIC RIGHT OF WAY, THE CONTRACTOR WILL BE RESPONSIBLE FOR PULLING AN

ENCROACHMENT PERMIT FROM THE PUBLIC WORKS DEPARTMENT.
AF. “GASCOIGNE  DR. IS RECENTLY PAVED; THEREFORE, A STREET CUT MORATORIUM IS IN PLACE FOR A PERIOD OF THREE YEARS.

HOWEVER, EXCEPTIONS CAN BE GRANTED WITH PROPER PAVEMENT RESTORATION SUCH AS SLURRY SEAL. THEREFORE,
ADDITIONAL COST MAY BE ADDED TO ANY UTILITY WORK IN THE PAVEMENT.”

AG. “IF THE PROJECT DAMAGES THE CITY’S SIDEWALK OR CURB AND GUTTER AS RESULT OF CONSTRUCTION ACTIVITIES, THE
PROPERTY OWNER WILL BE RESPONSIBLE TO REMOVE AND REPLACE ANY DAMAGES AS DIRECTED BY THE PUBLIC WORKS
INSPECTOR. AN ENCROACHMENT PERMIT WILL ALSO BE REQUIRED.”

GENERAL NOTES

ATTIC VENTILATION AND VTR CALCULATION
• PROVIDE 4"X16" ATTIC  VENTS EVENLY
SPACED AROUND PERIMETER OF ROOF FOR
CROSS VENTILATION REQUIREMENTS.
VENT NEW ATTIC 1/150 SF MIN. REQ.
ATTIC AREA 458 SF
• 50% X 458 SF.                      =  229 SF.
• 229  SF./150                         =   1.52 SF. ~ 2 SF.
• 2 SF. X 144                      =  288 SQ. IN.
• FRIEZE VENT SIZE 4" X 16"  =  64 SQ. IN. EA.
• 288/64                                  =  5

• 5 ATTIC VENTS MIN. REQ. IN LOWER PORTION

• PROVIDE 21"X24" EYEBROW VENTS EVENLY
SPACED AROUND PERIMETER OF ROOF FOR
CROSS VENTILATION REQUIREMENTS.

• 50% X 458 SF.                      =  229 SF.
• 229  SF./150                         =   1.52 SF. ~ 2 SF.
• 2 SF. X 144                        =  288 SQ. IN.
• EYEBROW VENT TYP 21" X 24"     =   504 SQ. IN. EA.
• 288 /504                                            =  1

• 1 EYEBROW VENTS MIN. REQ. IN UPPER PORTION

• VTR CALCULATION:

1 X 2”      VENT       = 1 X 3.1416
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KING POST SUPPORT
6 NTS

FRAMING PLAN
5 1/4" = 1'-0"

SHEAR TRANSFER AT SHEAR WALL
8 NTS

TOP RIDGE BEAM CONNECTION
9 NTS

OPENING IN ROOF
11 NTS

ROOF DIAPHRAGM STRAP
10 NTS

SHEAR WALL SCHUDLE
3 NTS
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a. ALL WORK DESCRIBED IN THE DRAWINGS SHALL BE VERIFIED FOR DIMENSION, GRADE, EXTENT, AND COMPATIBILITY TO THE EXISTING
SITE. ANY DISCREPANCIES AND UNEXPECTED CONDITIONS THAT AFFECT OR CHANGE THE WORK DESCRIBED IN THE CONTRACT
DOCUMENTS SHALL BE BROUGHT TO THE ROLM DESIGN STUDIO’S ATTENTION IMMEDIATELY. DO NOT PROCEED WITH THE WORK IN THE
AREA OF DISCREPANCIES UNTIL ALL SUCH DISCREPANCIES ARE RESOLVED. IF THE CONTRACTOR CHOOSES TO DO SO HE SHALL BE
PRECEDING AT HIS OWN RISK. OMISSIONS FROM THE DRAWINGS AND SPECIFICATIONS OR THE MISDESCRIPTION OF THE WORK WHICH IS
MANIFESTLY NECESSARY TO  CARRY OUT THE INTENT OF THE DRAWINGS AND SPECIFICATIONS, OR WHICH IS CUSTOMARILY REFORMED,
SHALL NOT RELIEVE THE CONTRACTOR FROM PERFORMING SUCH OMITTED OR MIS-DESCRIBED DETAILS OF THE WORK AS IF FULLY AND
COMPLETELY SET FORTH AND DESCRIBED IN THE DRAWINGS AND SPECIFICATIONS. SITE CONDITIONS: ALL CONTRACTORS AND SUB-
CONTRACTORS SHALL VERIFY DIMENSIONS AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF THEIR WORK. FAILURE TO DO
SO SHALL NOT RELEASE THEM FROM THE RESPONSIBILITY OF ESTIMATING THE WORK. IF ANY VARIATION, DISCREPANCY OR OMISSION
(BETWEEN THE INTENT OF THESE CONTRACT DOCUMENTS AND THE EXISTING CONDITIONS ARE FOUND, THE  CONTRACTOR OR
SUBCONTRACTOR SHALL NOTIFY ROLM DESIGN STUDIO IN WRITING AND OBTAIN WRITTEN RESOLUTION FROM ROLM  DESIGN STUDIO
PRIOR TO PROCEEDING WITH ANY RELATED WORK.

b. ALL EXTERIOR LIGHTS WILL BE SHEILDED AND DOWNWARD DIRECTED.
c. MOVABLE EQUIPMENT, FURNITURE, ETC, SHALL BE REMOVED BY OWNER PRIOR TO COMMENCEMENT OF DEMOLITION WORK.
d. CONTRACTOR SHALL MAINTAIN THE BUILDING IN A WEATHER TIGHT CONDITION.
e. CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT DAMAGE TO CONSTRUCTION TO REMAIN OR OCCUPIED AREAS

WHERE VARIOUS SYSTEM CONNECTIONS OR EXTENSIONS ARE REQUIRED.
f. THE OWNER WILL RETAIN SALVAGE ITEMS AS DESIGNATED BY THE OWNER'S REPRESENTATIVE.  THE CONTRACTOR  SHALL BE

RESPONSIBLE FOR THE LEGAL REMOVAL OF CONSTRUCTION DEBRIS AND/OR ITEMS NOT RETAINED BY THE OWNER. THE CONTRACTOR
IS RESPONSIBLE FOR STORAGE AND PROTECTION OF SALVAGE ITEMS WHICH MAY BE REUSED.

g. REMOVE MISCELLANEOUS EQUIPMENT ATTACHED TO WALLS, FLOORS OR CEILING WHERE INDICATED.
h. REMOVE FLOORING AND BASE THROUGHOUT U.N.O.
i. WHERE REMOVAL OF FLOOR COVERINGS AND WALL BASE ARE REQUIRED, REMOVE ONLY MATERIAL NECESSARY TO COMPLETE

DEMOLITION.  DEMOLITION INCLUDES OF ADHESIVES, GROUTING BEDS, ETC.; AND REQUIRES REMAINING REMOVAL SURFACES TO BE
PREPARED FOR NEW CONSTRUCTION.

j. CONTRACTOR SHALL PREVENT ACCESS OF UNAUTHORIZED PERSONS TO PARTLY DEMOLISHED STRUCTURES OR AREAS. PROVIDE
BARRICADES OR RIBBONED-OFF ZONES.

k. ALL ITEMS FOR RE-USE SHALL BE STORED BY CONTRACTOR ON SITE IN OWNER'S BUILDING AT SPECIFIED LOCATION. ITEMS TO BE RE-
USED ARE TO BE CLEANED, PATCHED, REFINISHED, PAINTED OR REPAIRED AS REQUIRED PRIOR TO INSTALLATION.

l. ITEMS NOT TO BE RETAINED BY OWNER SHALL BE DISPOSED OF BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE. THE
STOCKPILING OF EXCESS MATERIAL ON-SITE WILL NOT BE ALLOWED.

m. DISCONNECT AND REMOVE ELECTRICAL EQUIPMENT AND WIRING BACK  TO SOURCE FOR ALL EQUIPMENT AND LIGHTING TO BE
DEMOLISHED.

n. ALL EXISTING ON-SITE UTILITIES SHALL REMAIN UNLESS DESIGNATED FOR REMOVAL OR SHOULD THEY INTERFERE WITH PROJECT
CONSTRUCTION. CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES TO REMAIN.

o. CONTRACTOR SHALL COORDINATE ALL DEMOLITION WORK WITH APPROPRIATE UTILITY COMPANIES PRIOR TO STARTING WORK.

GENERAL NOTES

a. RECESSED DOWNLIGHT LUMINAIRES IN CEILINGS SHALL BE LISTED FOR ZERO CLEARANCE, SHALL BE CERTIFIED AS AIRTIGHT
(INCLUDING EXHAUST FAN HOUSINGS), SHALL BE SEALED WITH A GASKET OR CAULK BETWEEN THE LUMINAIRE HOUSING AND
CEILING, SHALL NOT CONTAIN SCREW BASE SOCKETS, AND ALL LIGHT SOURCES SHALL BE MARKED WITH “JA8-2016-E” AS
SPECIFIED IN REFERENCE JOINT APPENDIX JA8.

b. ALL FORWARD PHASE CUT DIMMERS USED WITH LED LIGHT SOURCES SHALL COMPLY WITH NEMA SSL 7A.
c. EXHAUST FANS SHALL BE SWITCHED SEPARATELY FROM LIGHTING SYSTEM.
d. LUMINAIRES SHALL BE SWITCHED WITH READILY ACCESSIBLE CONTROLS THAT PERMIT THE LUMINAIRES TO BE MANUALLY

SWITCHED ON AND OFF.
e. IN BATHROOMS GARAGES, LAUNDRY ROOMS, AND UTILITY ROOMS, AT LEAST ONE LUMINAIRE IN EACH OF THESE SPACES

SHALL BE CONTROLLED BY A VACANCY SENSOR.
f. DIMMERS OR VACANCY SENSORS SHALL CONTROL ALL LUMINAIRES (EXCEPTIONS: LUMINAIRES IN CLOSETS LESS THAN 70 SQ.

FT. AND IN HALLWAYS).
g. UNDER CABINET LIGHTING SHALL BE SWITCHED SEPARATELY FROM OTHER LIGHTING SYSTEMS.
h. RESIDENTIAL OUTDOOR LIGHTING SHALL BE CONTROLLED BY A MANUAL ON AND OFF SWITCH WITH PHOTOCELL AND MOTION

SENSOR.
i. RECESSED DOWNLIGHT LUMINAIRES IN CEILINGS SHALL BE LISTED FOR ZERO CLEARANCE, SHALL BE CERTIFIED AS AIRTIGHT

(INCLUDING EXHAUST FAN HOUSINGS), SHALL BE SEALED WITH A GASKET OR CAULK BETWEEN THE LUMINAIRE HOUSING AND
CEILING, SHALL NOT CONTAIN SCREW BASE SOCKETS, AND ALL LIGHT SOURCES SHALL BE MARKED WITH “JA8-2016-E” AS
SPECIFIED IN REFERENCE JOINT APPENDIX JA8.

j. ALL FORWARD PHASE CUT DIMMERS USED WITH LED LIGHT SOURCES SHALL COMPLY WITH NEMA SSL 7A.
k. EXHAUST FANS SHALL BE SWITCHED SEPARATELY FROM LIGHTING SYSTEM.
l. LUMINAIRES SHALL BE SWITCHED WITH READILY ACCESSIBLE CONTROLS THAT PERMIT THE LUMINAIRES TO BE MANUALLY

SWITCHED ON AND OFF.
m. IN BATHROOMS GARAGES, LAUNDRY ROOMS, AND UTILITY ROOMS, AT LEAST ONE LUMINAIRE IN EACH OF THESE SPACES

SHALL BE CONTROLLED BY A VACANCY SENSOR.
n. DIMMERS OR VACANCY SENSORS SHALL CONTROL ALL LUMINAIRES (EXCEPTIONS: LUMINAIRES IN CLOSETS LESS THAN 70 SQ.

FT. AND IN HALLWAYS.
o. UNDER CABINET LIGHTING SHALL BE SWITCHED SEPARATELY FROM OTHER LIGHTING SYSTEMS.
p. RESIDENTIAL OUTDOOR LIGHTING SHALL BE CONTROLLED BY A MANUAL ON AND OFF SWITCH WITH PHOTOCELL AND MOTION

SENSOR.
q. COMPLETED CF2R-LTG-01-E FORM MUST BE PROVIDED TO THE BUILDING INSPECTOR, PRIOR TO FINAL INSPECTION. A

CONDENSATE DRAIN THAT IS NO MORE 2" HIGHER THAT BASE OF THE INSTALLED WATER HEATER, AND ALLOWS NATURAL
DRAINING WITHOUT PUMPS ASSISTANCE. PROVIDED VENTILATION HEATING AND AIR CONDITIONING SYSTEM WITH MERV 6
FILTERS OR BETTER.

r. ALL BRANCH CIRCUITS THAT SUPPLY OUTLETS INSTALLED IN DWELLING UNIT KITCHENS, FAMILY ROOMS, DINING ROOMS, LIVING
ROOMS, PARLORS, LIBRARIES, DENS, BEDROOMS, SUNROOMS, RECREATIONS ROOMS, CLOSETS, HALLWAYS, LAUNDRY AREAS,
OR SIMILAR ROOMS OR AREAS SHALL BE PROTECTED BY AN ARC-FAULT CIRCUIT INTERRUPTER.

s. TERMINATION OF ENVIRONMENTAL AIR DUCTS. ENVIRONMENTAL AIR DUCT EXHAUST SHALL TERMINATE A MINIMUM OF THREE
(3) FEET (914 MM) FROM PROPERTY LINE AND THREE (3) FEET (914 MM) FROM OPENINGS INTO THE BUILDING.

t. LIGHTING TO BE HIGH EFFICIENCY.

RESIDENTIAL ENERGY REQUIREMENT NOTES

a. OUTSIDE THE BUILDING WITH A FAN OR DUCT.THROUGH THE ROOF, OR TO THE ROOF FROM OUTSIDE, AS IN SECTION 510.8.2, OR
THROUGH A WALL, AS IN SECTION 510.8.3.ROOFTOP TERMINATIONS.

b. ROOFTOP TERMINATIONS SHALL BE ARRANGED WITH OR PROVIDED WITH THE FOLLOWING:
c. A MINIMUM OF TEN (10) FEET (3,048 MM) OF CLEARANCE FROM THE OUTLET TO ADJACENT BUILDINGS, PROPERTY LINES, AND AIR

INTAKES. WHERE SPACE LIMITATIONS ABSOLUTELY PREVENT A TEN (10) FOOT (3,048 MM) HORIZONTAL SEPARATION FROM AN AIR
INTAKE, A VERTICAL SEPARATION SHALL BE PERMITTED, WITH THE EXHAUST OUTLET BEING A MINIMUM OF THREE (3) FEET (914 MM)
ABOVE ANY AIR INTAKE LOCATED WITHIN TEN (10) FEET (3,048 MM) HORIZONTALLY.

d. THE EXHAUST FLOW DIRECTED UP AND AWAY FROM THE SURFACE OF THE ROOF AND A MINIMUM OF FORTY (40) INCHES (1,016 MM)
ABOVE THE ROOF SURFACE.

e. THE ABILITY TO DRAIN GREASE OUT OF ANY TRAPS OR LOW POINTS FORMED IN THE FAN OR DUCT NEAR THE TERMINATION OF THE
SYSTEM INTO A COLLECTION CONTAINER THAT IS NONCOMBUSTIBLE, CLOSED, RAINPROOF, STRUCTURALLY SOUND FOR THE
SERVICE TO WHICH IT IS APPLIED, AND WILL NOT SUSTAIN COMBUSTION. A GREASE COLLECTION DEVICE THAT IS APPLIED TO
EXHAUST SYSTEMS SHALL NOT INHIBIT THE PERFORMANCE OF ANY FAN.

f. EXCEPTION: GREASE CONTAINERS THAT ARE EVALUATED FOR EQUIVALENCY WITH THE PRECEDING REQUIREMENTS AND LISTED AS
SUCH.

g. A LISTED GREASE DUCT COMPLYING WITH SECTION 510.4, OR WITH DUCTWORK COMPLYING WITH SECTION 510.5.
h. A HINGED UPBLAST FAN SUPPLIED WITH FLEXIBLE WEATHERPROOF ELECTRICAL CABLE AND SERVICE
i. HOLDOPEN RETAINER TO PERMIT PROPER INSPECTION AND CLEANING THAT IS LISTED FOR COMMERCIAL
j. COOKING EQUIPMENT, PROVIDED THE DUCTWORK EXTENDS A MINIMUM OF EIGHTEEN (18) INCHES
k. (457 MM) ABOVE THE ROOF SURFACE AND THE FAN DISCHARGES A MINIMUM OF FORTY (40) INCHES
l. (1,016 MM) ABOVE THE ROOF SURFACE (SEE SECTION 511.1.1.).
m. OTHER APPROVED FAN, PROVIDED (1) IT MEETS THE REQUIREMENTS OF SECTIONS 510.8.2(C) AND 511.1.3, AND (2) ITS DISCHARGE

OR ITS EXTENDED DUCT DISCHARGE MEETS THE REQUIREMENTS OF SECTION 510.8.2(B).

THE EXHAUST SYSTEM SHALL TERMINATE AS FOLLOWS

ELECTRICAL LEGEND
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A. ALL WORK DESCRIBED IN THE DRAWINGS SHALL BE VERIFIED FOR DIMENSION, GRADE, EXTENT, AND COMPATIBILITY TO THE
EXISTING SITE. ANY DISCREPANCIES AND UNEXPECTED CONDITIONS THAT AFFECT OR CHANGE THE WORK DESCRIBED IN
THE CONTRACT DOCUMENTS SHALL BE BROUGHT TO THE ROLM DESIGN STUDIO’S ATTENTION IMMEDIATELY. DO NOT
PROCEED WITH THE WORK IN THE AREA OF DISCREPANCIES UNTIL ALL SUCH DISCREPANCIES ARE RESOLVED. IF THE
CONTRACTOR CHOOSES TO DO SO HE SHALL BE PRECEDING AT HIS OWN RISK. OMISSIONS FROM THE DRAWINGS AND
SPECIFICATIONS OR THE MISDESCRIPTION OF THE WORK WHICH IS MANIFESTLY NECESSARY TO  CARRY OUT THE INTENT
OF THE DRAWINGS AND SPECIFICATIONS, OR WHICH IS CUSTOMARILY REFORMED, SHALL NOT RELIEVE THE CONTRACTOR
FROM PERFORMING SUCH OMITTED OR MIS-DESCRIBED DETAILS OF THE WORK AS IF FULLY AND COMPLETELY SET FORTH
AND DESCRIBED IN THE DRAWINGS AND SPECIFICATIONS. SITE CONDITIONS: ALL CONTRACTORS AND SUB-CONTRACTORS
SHALL VERIFY DIMENSIONS AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF THEIR WORK. FAILURE TO DO SO
SHALL NOT RELEASE THEM FROM THE RESPONSIBILITY OF ESTIMATING THE WORK. IF ANY VARIATION, DISCREPANCY OR
OMISSION (BETWEEN THE INTENT OF THESE CONTRACT DOCUMENTS AND THE EXISTING CONDITIONS ARE FOUND, THE
CONTRACTOR OR SUBCONTRACTOR SHALL NOTIFY ROLM DESIGN STUDIO IN WRITING AND OBTAIN WRITTEN RESOLUTION
FROM ROLM  DESIGN STUDIO PRIOR TO PROCEEDING WITH ANY RELATED WORK.

B. EXCAVATION ACTIVITIES ASSOCIATED WITH THE PROPOSED SCOPE OF WORK SHALL OCCUR NO CLOSER THEN 10-FEET
FROM THE EXISTING STREET TREE, OR AS APPROVED BY THE URBAN FORESTRY DIVISION CONTACT 650-496-5953. ANY
CHANGES SHALL BE APPROVED BY THE SAME.

C. MOVABLE EQUIPMENT, FURNITURE, ETC, SHALL BE REMOVED BY OWNER PRIOR TO COMMENCEMENT OF DEMOLITION
WORK.

D. CONTRACTOR SHALL MAINTAIN THE BUILDING IN A WEATHER TIGHT CONDITION.
E. CONTRACTOR SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT DAMAGE TO CONSTRUCTION TO REMAIN OR

OCCUPIED AREAS WHERE VARIOUS SYSTEM CONNECTIONS OR EXTENSIONS ARE REQUIRED.
F. THE OWNER WILL RETAIN SALVAGE ITEMS AS DESIGNATED BY THE OWNER'S REPRESENTATIVE.  THE CONTRACTOR  SHALL

BE RESPONSIBLE FOR THE LEGAL REMOVAL OF CONSTRUCTION DEBRIS AND/OR ITEMS NOT RETAINED BY THE OWNER.
THE CONTRACTOR IS RESPONSIBLE FOR STORAGE AND PROTECTION OF SALVAGE ITEMS WHICH MAY BE REUSED.

G. REMOVE MISCELLANEOUS EQUIPMENT ATTACHED TO WALLS, FLOORS OR CEILING WHERE INDICATED.
H. REMOVE FLOORING AND BASE THROUGHOUT U.N.O.
I. WHERE REMOVAL OF FLOOR COVERINGS AND WALL BASE ARE REQUIRED, REMOVE ONLY MATERIAL NECESSARY TO

COMPLETE DEMOLITION.  DEMOLITION INCLUDES OF ADHESIVES, GROUTING BEDS, ETC.; AND REQUIRES REMAINING
REMOVAL SURFACES TO BE PREPARED FOR NEW CONSTRUCTION.

J. CONTRACTOR SHALL PREVENT ACCESS OF UNAUTHORIZED PERSONS TO PARTLY DEMOLISHED STRUCTURES OR AREAS.
PROVIDE BARRICADES OR RIBBONED-OFF ZONES.

K. ALL ITEMS FOR RE-USE SHALL BE STORED BY CONTRACTOR ON SITE IN OWNER'S BUILDING AT SPECIFIED LOCATION.
ITEMS TO BE RE-USED ARE TO BE CLEANED, PATCHED, REFINISHED, PAINTED OR REPAIRED AS REQUIRED PRIOR TO
INSTALLATION.

L. ITEMS NOT TO BE RETAINED BY OWNER SHALL BE DISPOSED OF BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE.
THE STOCKPILING OF EXCESS MATERIAL ON-SITE WILL NOT BE ALLOWED.

M. DISCONNECT AND REMOVE ELECTRICAL EQUIPMENT AND WIRING BACK  TO SOURCE FOR ALL EQUIPMENT AND LIGHTING
TO BE DEMOLISHED.

N. ALL EXISTING ON-SITE UTILITIES SHALL REMAIN UNLESS DESIGNATED FOR REMOVAL OR SHOULD THEY INTERFERE WITH
PROJECT CONSTRUCTION. CONTRACTOR SHALL PROTECT ALL EXISTING UTILITIES TO REMAIN.

O. CONTRACTOR SHALL COORDINATE ALL DEMOLITION WORK WITH APPROPRIATE UTILITY COMPANIES PRIOR TO STARTING
WORK.

P. GASCOIGNE DR IS RECENTLY PAVED; THEREFORE, A STREET CUT MORATORIUM IS IN PLACE FOR A PERIOD OF THREE
YEARS. HOWEVER, EXCEPTIONS CAN BE GRANTED WITH PROPER PAVEMENT RESTORATION SUCH AS SLURRY SEAL.
THEREFORE, ADDITIONAL COST MAY BE ADDED TO ANY UTILITY WORK IN THE PAVEMENT.

Q. IF THE PROJECT DAMAGES THE CITY’S SIDEWALK OR CURB AND GUTTER AS RESULT OF CONSTRUCTION ACTIVITIES, THE
PROPERTY OWNER WILL BE RESPONSIBLE TO REMOVE AND REPLACE ANY DAMAGES AS DIRECTED BY THE PUBLIC WORKS
INSPECTOR. AN ENCROACHMENT PERMIT WILL ALSO BE REQUIRED.

R. PUBLIC WORKS’ NOTES:
• 1) APPROVAL OF THESE PLANS DOES NOT RELEASE THE OWNER AND/OR CONTRACTOR OF THE RESPONSIBILITY FOR THE

CORRECTIONS OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF CONSTRUCTING
IMPROVEMENTS, PUBLIC INTEREST REQUIRES A MODIFICATION OF/OR A DEPARTURE FROM THE CITY OF CUPERTINO
SPECIFICATION OR THESE IMPROVEMENT PLANS, THE CITY ENGINEER SHALL HAVE THE AUTHORITY TO REQUIRE SUCH
MODIFICATION OR DEPARTURE AND TO SPECIFY THE MANNER IN WHICH THE SAME IS TO BE COMPLETED, AT THE SOLE
EXPENSE OF THE OWNER AND/OR CONTRACTOR.

• 2) CONTACT PUBLIC WORKS, (408) 777-3104, FOR INSPECTION OF GRADING, STORM DRAINAGE, AND PUBLIC
IMPROVEMENTS.

• 3) ALL PUBLIC IMPROVEMENTS MUST BE COMPLETED PRIOR TO OCCUPANCY.
• 4) CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL AND ENSURING THE AREA ADJACENT TO THE WORK IS LEFT IN A

CLEAN CONDITION.
• 5) CONTRACTOR SHALL REVIEW CITY DETAIL 6-4 ON TREE PROTECTION PRIOR TO ACCOMPLISHING ANY WORK OR

REMOVING ANY TREES.
• 6) UTILIZE BEST MANAGEMENT PRACTICES (BMP'S), AS REQUIRED BY THE STATE WATER RESOURCES CONTROL BOARD,

FOR ANY ACTIVITY, WHICH DISTURBS THE SOIL.
• 7) A WORK SCHEDULE OF GRADING AND EROSION & SEDIMENT CONTROL PLAN SHALL BE PROVIDED TO THE CITY ENGINEER

BY AUGUST 15. NO HILLSIDE GRADING SHALL BE PERFORMED BETWEEN OCTOBER 1 AND APRIL 15.
• 8) TO INITIATE RELEASE OF BONDS, CONTACT THE PUBLIC WORKS INSPECTOR FOR FINAL INSPECTION.
• 9) ALL DOWNSPOUTS TO BE RELEASED TO THE GROUND SURFACE, DIRECTED AWAY FROM BUILDING FOUNDATIONS AND

DIRECTED TO LANDSCAPED AREAS.
• 10) PRIOR TO BEGINNING ANY WORK WITHIN THE PUBLIC RIGHT OF WAY, THE CONTRACTOR WILL BE RESPONSIBLE FOR

PULLING AN ENCROACHMENT PERMIT FROM THE PUBLIC WORKS DEPARTMENT.

GENERAL NOTES



MOISTURE BARRIER

7/8" CEMENT PLASTER SYSTEM

SELF-FURRING LATH

EXTERIOR SHEATHING

WOOD STUD FRAMING

CASING BEAD

3 / 8"

STUCCO SYSTEM OVER EXTERIOR
SHEATHING; SEE DETAIL 1/A8.1

2 X 4 WOOD STUDS SEE STRUCT. DWG'S.

R15 BATT INSULATION

1/2" SHIME SPACE, BACKER ROD AND
SEALANT

1/2" GYP. BD. AT INTERIORS

WOOD HEADER, SEE STRUCTURAL DWG'S

Z FLASHING/STUCCO STOP AT WINDOW
HEAD ONLY EXTEND 1" PAST EACH SIDE
OF WINDOW OPENING

WINDOW INSTALL TRIM ANGLE

BITUMINOUS BACKED RUBBER SHEET
MEMBRANE.  WRAP AROUND ALL SIDES
OF ROUGH OPENINGS

STUCCO FINISH (SMOOTH OR TEXTURED)

STUCCO PRIMER

EXPANSION JOINT

STUCCO

EXPANDED METAL LATH

MOISTURE BARRIER

SHEATHING

2 X 4 WOOD STUDS SEE STRUCT. DWG'S.

R15 BATT INSULATION

3/8" SHIM SPACE, BACKER ROD AND
SEALANT

EXTERIOR WINDOWS SEE WINDOW
SCHEDULE

EXTENSION JAMB AT INTERIOR AREA

WOOD CASING

1/2" GYP. BD. AT INTERIORS

STUCCO SYSTEM OVER EXTERIOR
SHEATHING; SEE DETAIL 1/A8.1

BITUMINOUS BACKED RUBBER SHEET
MEMBRANE.  FIRST LAYER TO WRAP
ROUGH OPENING ALL SIDES.  INSTALL
PRIOR TO WINDOW INSTALLATION

WINDOW OPENING.  VERIFY ROUGH
OPENING REQUIREMENTS WITH WINDOW
MANUF. PRIOR TO FRAMING

Z FLASHING/STUCCO STOP AT WINDOW
HEAD ONLY EXTEND 1" PAST EACH SIDE
OF WINDOW OPENING

WINDOW INSTALL TRIM ANGLE

WOOD HEADER, SEE STRUCTURAL DWG'S

3/
8"

13/4"

3 / 4"

WOOD CASING AT INTERIORS

EXTENSION JAMB AT INTERIORS

STUCCO SYSTEM OVER EXTERIOR
SHEATHING; SEE DETAIL 1/A8.1

2 X 4 WOOD STUDS SEE STRUCT. DWG'S.

1/2" GYP. BD. AT INTERIORS

R15 BATT INSULATION

3/8" HIM SPACE, BACKER ROD AND SEALANT

EXTERIOR WINDOW SCHEDULE

BITUMINOUS BACKED RUBBER SHEET
MEMBRANE.  FIRST LAYER TO WRAP
ROUGH OPENING ALL SIDES.  INSTALL
PRIOR TO WINDOW INSTALLATION

WINDOW INSTALL TRIM ANGLE

Z FLASHING/STUCCO

WOOD FRAME WALL

SHEATHING

MOISTURE BARRIER

EXPANDED METAL LATH

CORNER BEAD FILLED SOLID WITH
STUCCO PRESSED THROUGH THE
PERFORATED FLANGE

STUCCO

STUCCO PRIMER

STUCCO FINISH (SMOOTH OR TEXTURED)

EXPANDED METAL LATH CONTINUOUS
24"  THROUGH CORNER

STUCCO

STUCCO PRIMER

STUCCO FINISH (SMOOTH OR TEXTURED)

MOISTURE BARRIER WRAPPED A
MINIMUM OF 4"
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ITEM NO. 4  

   

 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ July 14, 2020 

 

PLN2020-30 

Trojan Storage 

Public Hearing to consider the application of Trojan Storage for a 

Modification (PLN-2020-30) of a previously approved Conditional Use 

Permit (PLN2018-337) to amend the approved self-storage facility Hours 

of Operation of 7:00 AM to 8:00 PM Monday through Friday and 8:00 AM 

to 7:00 PM Saturday and Sunday to 6:00 AM to 9:00 PM, daily, on 

property located at 680 E. McGlincy Lane in the M-1 (Light Industrial) 

Zoning District.  

 
STAFF RECOMMENDATION 

That the Planning Commission take the following action: 

1. Adopt a Resolution (reference Attachment 1), recommending that the City Council deny a 

Modification (PLN-2020-30) of a previously approved Conditional Use Permit (PLN2018-

337). 

ENVIRONMENTAL DETERMINATION  

Staff recommends that the Planning Commission find that this project is Statutorily Exempt 

under Section 15270(a) of the California Environment Quality Act (CEQA), pertaining to 

projects which a public agency rejects or disapproves. 

 

DISCUSSION  

Project Site: The project site is the former location of Instant Storage Service, an open-air cargo 

storage container facility located along McGlincy Lane west of Union Avenue. The property is 

bordered by industrial uses to the east, west, and north, and single-family residences along Regas 

Drive to the south, as shown on the map: 
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Background: At its meeting of December 3, 2019 the City Council approved a zoning change 

and a Conditional Use Permit to allow development of a 143,000 square-foot self-storage facility 

on the subject property. The Council concurred with the Planning Commission’s 

recommendation of reducing the height of the rear half of the building. The applicant submitted 

applications for permits in June, which are currently under review. 

The following materials are included for the Planning Commission’s reference: 

• Attachment 2 – Planning Commission Staff Report, dated November 12, 2019 

• Attachment 3 – Planning Commission Meeting Minutes, dated November 12, 2019 

• Attachment 4 – City Council Staff Report, dated December 13, 2019 

• Attachment 5 – City Council Meeting Minutes, dated December 13, 2019 

• Attachment 6 – Revised Project Plans 

• Attachment 7 – Approved Conditional Use Permit (CC Reso. 12539) 

Proposal: The applicant has applied to modify the Conditional Use Permit to revise the 

operational hours to 6:00 AM to 9:00 PM, daily, as noted in the submitted Written Description 

(reference Attachment 8). No other changes to approved project are proposed. 

ANALYSIS 

As discussed in the November 12, 2019 Planning Commission staff report and accompanying 

PowerPoint presentation (see below), staff recommended that public access be limited to 7:00 

AM to 8:00 PM, Monday through Friday and 8:00 AM to 7:00 PM on Saturday and Sunday. 

These hours were intended to strike a reasonable balance between the applicant’s desire to 

provide flexibility to its customers and the neighbors’ right to peaceful enjoyment of the 

property. This recommendation was informed in part by staff’s experience with the McGlincy 

Business Center, located next door, which has had some history of noise complaints in the past. 

Tenants within the center are allowed to operate as early as 6:00 AM and as late as 11:00 PM 

without special approval. 

 

The applicant had originally proposed operational hours of 6:00 AM to 9:00 PM, daily. Although 

these hours do not constitute a “late-night activity”—defined hours between 11:00 PM and 6:00 

AM—given the proximity of residential properties to the rear, a more restrictive limitation was 

deemed appropriate by the Planning Commission. The meeting minutes (reference Attachment 

3) reflect that Commissioners Buchbinder and Ching commented on the operational hours and 

concurred with staff’s recommendation.  
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This limitation is also keeping with the General Plan’s discussion on land use compatibility, 

which notes the importance of controlling industrial properties adjacent to residential uses: 

Land Use Compatibility (Pg. LUT-30) 

The regulation of land use is intended to promote land use compatibility. Land use incompatibility will 

result if development standards do not adequately address conflicts between different land use types. 

Incompatibility can occur when noise, traffic, parking, fumes or mechanical vibration disturbs adjacent 

uses. Incompatible land uses may occur where residential homes are adjacent to non-residential uses (such 

as commercial or industrial) or significantly higher density residential uses. Land uses typically 

incompatible with residential uses include, automobile and truck repair shops, late night and early morning 

uses, fast food establishments, and entertainment establishments such as nightclubs, bars, dance clubs, 

video arcade and liquor establishments. Limiting their number, controlling their locations and hours or 

methods of operation, or otherwise restricting their development or expansion can mitigate the negative 

effects of incompatible uses. 

The applicant has noted that other self-storage facilities operate with earlier hours. However, all 

these other facilities were approved over 20 years ago under a different General Plan and Zoning 

Ordinance. Moreover, discussions about appropriateness of operational hours and similar 

restrictions are site-specific as no two properties are exactly the same. In this regard, the 

presence of roll-up doors along the back edge of the building (photo, below) would suggest that 

restricting hours is warranted to limit potential noise disturbance, even considering the 65-foot 

rear setback.  

 

The applicant’s noise study, originally submitted for the CEQA review, did review this concern 

and found that what noise may be generated would be “significantly below the exterior threshold 

of 60 dBA for residential use areas” (reference Attachment 9). This is the threshold for a 

“significant impact” under CEQA, which should not be taken to mean that there would be no 

impact whatsoever, particularly given individual sensitivities to noise. As such, maintaining 

limitations on operational hours is a reasonable restriction commonly applied in these types of 

situations.  

However, if the Planning Commission and City Council are not supportive of the expanded 

hours, the applicant may apply again in one year. Perhaps once the facility has been operational 

for a period of time it may be appropriate to reconsider the operational hours. At that point, there 

would be “real-world” observations and a history of noise complaints (or lack thereof) to 

consider, which could support a different decision. Absent this information, the applicant’s 

request to extend the facility’s hours is premature. 

Public Comments: No public comments were received as of the writing of this report. 
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Site and Architectural Review Committee: As not architectural changes were proposed, the 

SARC did not review this request. 

ALTERNATIVE  

If the Planning Commission wishes to recommend approval of the applicant’s request, the 

following action may be taken: 

1. Adopt a Resolution (reference Attachment 1), recommending that the City Council approve 

a Modification (PLN-2020-30) of a previously approved Conditional Use Permit (PLN2018-

337), with the following revisions: 

• Strike evidentiary findings #8-13; and 

• Revise the concluding language: The Planning Commission recommends that the City 

Council approve the Modification of a Conditional Use Permit, by amending 

Condition of Approval No. 12.c to allow facility hours of 6:00 AM to 9:00 PM, daily. 

 
 

Attachments: 

1. Draft Resolution  

2. Planning Commission Staff Report, dated November 12, 2019 

3. Planning Commission Meeting Minutes, dated November 12, 2019 

4. City Council Staff Report, dated December 13, 2019 

5. City Council Meeting Minutes, dated December 13, 2019 

6. Revised Project Plans 

7. Approved Conditional Use Permit (CC Reso. 12539)  

8. Applicant’s Written Description  

9. Noise Study 

 

 

 

 

 

 

 

 

Prepared by:  

 Daniel Fama, Senior Planner 

 

 

 

 

Approved by: 

 Paul Kermoyan, Community Development Director 



 

 



RESOLUTION NO. 455_ 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL RECOMMENDING THAT THE CITY COUNCIL 
DENY A MODIFICATION (PLN-2020-30) OF A PREVIOUSLY 
APPROVED CONDITIONAL USE PERMIT (PLN2018-337) TO AMEND 
THE APPROVED SELF-STORAGE FACILITY HOURS OF 
OPERATION OF 7:00 AM TO 8:00 PM MONDAY THROUGH FRIDAY 
AND 8:00 AM TO 7:00 PM SATURDAY AND SUNDAY TO 6:00 AM TO 
9:00 PM, DAILY, ON PROPERTY LOCATED AT 680 E. MCGLINCY 
LANE IN THE M-1 (LIGHT INDUSTRIAL) ZONING DISTRICT) 
ZONING DISTRICT. FILE NO.: PLN-2020-30 

 
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 PLN-2020-30: 

1.  The Project Site is composed of two approximately one-acre parcels, located along 
the south side of E. McGlincy Lane, between Westchester and Forman Drives, and 
is currently developed with an outdoor cargo storage container facility. 
 

2.  The Project Site is located within the M-1 (Light Industrial) Zoning District as shown 
on the City of Campbell Zoning Map. 

 
3.  The Project Site is designated Light Industrial as shown on the General Plan Land 

Use Diagram. 
 

4.  On December 3, 2019, the City Council adopted Resolution No. 12539 approving a 
Conditional Use Permit with Site and Architectural Review (PLN2018-337) to allow 
construction of a self-storage facility with a basement level and caretaker/employee 
housing unit, including associated site, lighting, parking, and landscaping 
improvements, an increase to the allowable fence height, and an adjustment to the 
landscape requirements. 

 
5.  Condition of Approval No. 12.c of City Council Resolution No. 12539 limited the 

approved facility hours to 7:00 AM to 8:00 PM Monday through Friday and 8:00 AM 
to 7:00 PM Saturday and Sunday. 

 
6.  The Proposed Project is a Modification (PLN-2020-30) to the previously approved 

Conditional Use Permit with Site and Architectural Review (PLN2018-337) to amend 
the approved self-storage facility hours to 6:00 AM to 9:00 PM, daily. 

 
7.  The Proposed Project constitutes a “Major Change” pursuant to Campbell Municipal 

Code (CMC) Sec. 21.56.060 in that the requested change to the operational hours 
involves both a basis for a condition of approval for the project and a specific 

corinnes
Typewritten Text
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consideration by the decision-making body in granting the permit, which must be 
processed in the same manner as the original approval. 

8.  In limiting the operational hours of the approved self-storage facility, the City Council 
and Planning Commission recognized the presence of residential properties to the 
south along Regis Drive, such that it was necessary to restrict the hours in which 
customers may access storage units due to the noise generated by vehicles and 
movement of stored items in furtherance of the City of Campbell’s noise policy 
pursuant to CMC Section 21.16.070 (Noise). 

9.  In review of the original project the City Council and Planning Commission weighed 
the public need for, and the benefit to be derived from, the project, against any 
impacts it may cause. The Condition of Approval limiting the approved self-storage 
facility operational hours were a factor in this consideration such that it was 
necessary to ensure an appropriate balance of benefits and impacts. 

10. The presence of roll-up doors along the back edge of the self-storage facility 
supports a limitation on operational hours in that customers loading and unloading 
storage units will generate noise likely audible to neighboring residents, irrespective 
of the building’s rear setback. 

11. Although the applicant’s noise study, submitted for the original project, did review 
operational noise related to the approved self-storage facility and found what noise 
may be generated would be “significantly below the exterior threshold of 60 dBA for 
residential use areas” this is the threshold for a “significant impact” under CEQA, 
which does not mean that there would be no impact whatsoever, particularly given 
individual sensitivities to noise. 

12. No change of facts or conditions have been presented by the applicant that warrant 
a change in consideration of the Condition of Approval to restrict the approved self-
storage facility operational hours. 

13. The limitation on operational hours is in keeping with General Plan guidance on land 
use compatibility, which notes the importance of controlling industrial properties 
adjacent to residential uses: 

Land Use Compatibility (Pg. LUT-30) 

The regulation of land use is intended to promote land use compatibility. Land use incompatibility 
will result if development standards do not adequately address conflicts between different land 
use types. Incompatibility can occur when noise, traffic, parking, fumes or mechanical vibration 
disturbs adjacent uses. Incompatible land uses may occur where residential homes are adjacent 
to non-residential uses (such as commercial or industrial) or significantly higher density 
residential uses. Land uses typically incompatible with residential uses include, automobile and 
truck repair shops, late night and early morning uses, fast food establishments, and entertainment 
establishments such as nightclubs, bars, dance clubs, video arcade and liquor establishments. 
Limiting their number, controlling their locations and hours or methods of operation, or otherwise 
restricting their development or expansion can mitigate the negative effects of incompatible uses 
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Conditional Use Permit Findings (CMC Sec. 21.46.040): 

1. The approved use, as proposed to be modified, is not consistent with the General Plan;   

2. As proposed to be modified the operating characteristics of the approved use are not 
compatible with the existing land uses in the vicinity of the subject property; 

3. The establishment, maintenance, or operation of the approved use, as proposed to 
be modified, at the location proposed will be detrimental to the comfort, health, 
morals, peace, safety, or general welfare of persons residing or working in the 
neighborhood of the use, or be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the city; 

Environmental Findings (CMC Sec. 21.38.050): 

1.  The project is Statutorily Exempt under Section 15270(a) of the California 
Environment Quality Act (CEQA), pertaining to projects which a public agency 
rejects or disapproves. 

THEREFORE, BE IT RESOLVED that the Planning Commission recommends that the 
City Council deny a Modification (PLN-2020-30) of a previously approved Conditional 
Use Permit (PLN2018-337) for property located at 680 E. McGlincy Lane. 
 
PASSED AND ADOPTED this 14th day of July, 2020, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
 
    APPROVED: 
   Michael Krey, Chair 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 
 



ITEM NO. 1 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ November 12, 2019 

PLN2018-339 (MND) 

PLN2018-336 (ZMA) 

PLN2018-337(CUP) 

PLN2018-338 (TM) 

PLN2019-114 (Mod) 

Trojan Storage 

Public Hearing to consider the application of Kelly Snider on behalf of 

Trojan Storage of Campbell, LLC for a Zoning Map Amendment 

(PLN2018-336) to rezone the project site from C-PD (Condominium 

Planned Development) to M-1 (Light Industrial); a Conditional Use Permit 

with Site and Architectural Review (PLN2018-337) to allow construction 

of an approximately 156,500 square-foot 3-story self-storage facility with 

a basement level and caretaker/employee housing unit, including 

associated site, lighting, parking, and landscaping improvements, an 

increased floor area ratio (FAR) of 1.26, an increase to the allowable fence 

height, and an adjustment to the landscape requirements; a Vesting 

Tentative Parcel Map (PLN2018-338) to merge existing parcels, abandon 

existing public and private easements, and to establish a new parcel with 

associated public and private easements, on property located at 680 and 

700 E McGlincy Lane and a Major Modification (PLN2019-114) to a 

previously approved Planned Development Permit (PLN2005-

126/PLN2009-159) to eliminate the second phase of the McGlincy 

Business Center Project affecting property located at 680, 700, 710, and 

750 E McGlincy Lane in the C-PD (Condominium Planned 

Development) Zoning District. 

STAFF RECOMMENDATION 

That the Planning Commission take the following actions: 

1. Adopt a Resolution (reference Attachment 1), recommending that the City Council adopt a

Mitigated Negative Declaration (PLN2018-339);

2. Adopt a Resolution (reference Attachment 2), recommending that the City Council adopt an

ordinance approving a Zoning Map Amendment (PLN2018-336);

3. Adopt a Resolution (reference Attachment 3), recommending that the City Council approve a

Conditional Use Permit with Site and Architectural Review (PLN2018-337) with a revision to

reduce the self-storage facility to 1-story and a 0.40 FAR;

4. Adopt a Resolution (reference Attachment 4), recommending that the City Council approve a

Vesting Tentative Parcel Map (PLN2018-338); and

5. Adopt a Resolution (reference Attachment 5), recommending that the City Council adopt an

ordinance approving a Major Modification (PLN2019-114) to a previously approved Planned

Development Permit (PLN2005-126/PLN2009-159).

corinnes
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ENVIRONMENTAL (CEQA) DETERMINATION  

As required by the California Environmental Quality Act (CEQA), an Initial Study was prepared to 

evaluate the potential environmental impacts of the project, resulting in a Mitigated Negative 

Declaration finding that with incorporation of certain mitigation measures the proposed project would 

have a less than significant effect on the environment. The Notice of Intent to adopt the Mitigated 

Negative Declaration was published in the Campbell Express newspaper and posted with the County 

Clerk-Recorder on October 7th beginning a 20-day public comment period concluding on October 

29th.1 The NOI was also mailed to all property owners within 300-feet of the project site and to those 

individuals and organizations requesting notification. The Initial Study and Mitigated Negative 

Declaration and supporting technical documents are available online on the City's environmental 

noticing page. The following summarizes the mitigation measures that have been included in the 

Mitigated Negative Declaration for the project. These measures are all standard requirements common 

to development projects of this scale. No unusual site conditions, such as contaminated soil, were 

identified by the environmental site analysis that would have required any extensive or atypical 

mitigation.  

 

• Air Quality. Normal operation of self-storage facility would not conflict with or obstruct 

implementation of the regional air quality plan. However, construction activity could result in short-

term emission of dust, exhaust, and other air pollutants that could also cumulatively contribute to 

air quality impacts in the San Francisco Bay Area Air Basin. Mitigation Measures AQ-1 will require 

conformance to the Bay Area Air Quality Management District's (BAAQMD) "best management 

practices" to ensure the project will not result in any significant air quality impacts. Mitigation 

Measures AQ-2 would also require construction equipment to satisfy more stringent EPA standards 

to reduce exhaust emissions.  

• Cultural Resources. Construction activity can unearth prehistoric human remains and 

archaeological, paleontological, or other cultural resources, which if not properly handled could 

result in a significant impact. Mitigation Measures CUL-1 and CUL-2 require proper handling of 

human remains, and archaeological, paleontological, or other cultural resources, respectively, in 

compliance with applicable law. 

• Seismic Risk. All construction in California is subject to some level of seismic risk from 

earthquakes. To ensure seismically sound construction, Mitigation Measure GEO-1 requires the 

project to comply with the recommendations of the geotechnical report prepared for the project. 

• Hazardous Materials. Demolition and removal of existing structures could create a significant 

hazard by exposing construction workers to asbestos-containing materials (ACBM) and lead-based 

paint. Mitigation Measure HAZ-1 will require the applicant to prepare a remediation plan to the 

satisfaction of the Building Official.  

• Construction Noise. Construction activity could result in temporary levels of noise in excess of 

applicable standard that may cause a disturbance to neighboring residents. Mitigation Measures 

NOISE-1 will, therefore, require compliance with various best management practices, which will 

limit construction noise to reasonable levels. Additionally, construction activity will also need to 

abide with the City's Hours of Construction.  

                                                 
1 The NOI was posted two days early due to an anticipated County labor strike.  

https://www.ci.campbell.ca.us/Archive.aspx?AMID=48
https://www.ci.campbell.ca.us/Archive.aspx?AMID=48
https://www.ci.campbell.ca.us/Archive.aspx?AMID=48
https://www.ci.campbell.ca.us/Archive.aspx?AMID=48
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PROJECT DATA 

Existing Zoning:  C-PD (Condominium Planned Development)  

Proposed Zoning:  M-1 (Light Industrial)  

General Plan Designation: Light Industrial (No Proposed Change) 

Net Lot Size: 45,439 sq. ft.  

 45,838 sq. ft. 

 91,277 sq. ft. (2.1 acres) 

Building Areas: 

  Storage Areas Other Areas 

 1st Level:   34,821 sq. ft. 1,152 sq. ft. (office) 

 2nd Level:   35,329 sq. ft.    857 sq. ft. (office + living area) 

 3rd Level:   42,713 sq. ft.        0 sq. ft. 

   112,863 sq. ft.  2,009 sq. ft.  
  

 Total Area (Above Grade): 114,872 sq. ft.  
 

 Basement Level:   41,585 sq. ft.  

  156,457 sq. ft (Total Building Area) 
 

Floor Area Ratio (FAR): 1.26 (114,872 sq. ft.)2 .40 (Max Allowed)3 

Landscaping Coverage: 17% (15,281 sq. ft.) 8% (Minimum Required) 

Building Coverage: 49% (44,901 sq. ft) No Maximum Standard  

Building Height: 40 feet 45 feet (Max. Allowed) 

Parking: 49 spaces  No Specified Requirement 

Setbacks Proposed Required  

Front (North):   10 feet 10 feet 

Side (East):   36 ¾ feet   5 feet (or ½ wall height) 

Side (West):   22 ½ feet    5 feet (or ½ wall height) 

Rear (South):   65 feet      5 feet 

DISCUSSION 

Project Site: The primary project site is composed of two approximately one-acre parcels, located along 

the south side of E. McGlincy Lane, between Westchester and Forman Drives, and is currently 

developed with an outdoor cargo storage container facility (reference Attachment 6 – Site 

Photographs). A secondary component of the project site is the McGlincy Business Center, a 

commercial/industrial condominium complex to the east. The parcels are located within the C-PD 

(Condominium Planned Development) Zoning District and the Light Industrial General Plan Land Use 

District. The entirety of the project site borders single-family residences along Regis Drive to the south, 

as shown in the map on the following page: 

                                                 
2 The FAR does not include the basement area or the interior drive lane per CMC Section 21.72.20.F. 
3 The Planning Commission may allow an increased FAR beyond the stated maximum per CMC Section 21.10.080. 
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Previous Project: The project site was intended as a second phase of the McGlincy Business Center 

commercial/industrial condominium project, located next door to the east. That project was originally 

approved in 2005-2006. However, due to the economic downturn, only the first phase was completed. 

The most recent extension of the project's approval expired in May 2014. However, the Parcel Map for 

the entire site was recorded and all off-site public improvements were completed (e.g., sidewalk, street 

trees, etc.). The previous property owner had indicated that he would not seek to re-entitle the expired 

project, believing that a commercial/industrial condominium development was no longer economically 

viable. He initially sought to develop a self-storage facility himself but subsequently sold the property 

to the applicant, Southern-California based Trojan Storage. 

 

Proposed Project: The proposed project includes an application for a Conditional Use Permit with Site 

and Architectural Review to allow construction of a three-story self-storage facility with a basement 

level, totaling approximately 156,000 square-feet. The facility would include a ground-floor office and 

a second-floor caretaker living unit (reference Attachments 7 and 8 – Project Plans and Project 

Description). To facilitate the construction, the proposed project also includes a Zoning Map 

Amendment to revert the zoning to M-1 (Light Industrial) and a Vesting Tentative Parcel Map to merge 

the two existing parcels into one and remove and replace existing private easements. A Planned 

Development Permit Modification is also proposed to severe the relationship between the project site 

and the adjacent McGlincy Businesses Center property so that each may maintain its own independent 

land use approval. 

 

Study Session: The Planning Commission reviewed preliminary plans for this project at its meeting of 

July 24, 2018. At that time, the proposal would have maintained the current condominium zoning and 

lot configuration resulting in a self-storage facility consisting of two buildings that could have 

supported multiple ownership interests. As noted in the minutes (reference Attachment 9), the 

Commission discussed the condominium arrangement of the property, the proposed floor area ratio 

(FAR),  the architectural design and massing of the buildings, the benefits of a single-building versus 

a two-building configuration, and the land use appropriateness of a self-storage facility. 

 

https://www.trojanstorage.com/
https://www.trojanstorage.com/
http://cityofcampbell.granicus.com/MediaPlayer.php?publish_id=defc0226-902a-11e8-85d7-00505691de41
http://cityofcampbell.granicus.com/MediaPlayer.php?publish_id=defc0226-902a-11e8-85d7-00505691de41
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ANALYSIS 

Zoning District: The proposed zoning for the project site is M-1 (Light Industrial). According to the 

Zoning Code, this district “is designed to encourage sound industrial development (e.g., light 

manufacturing, industrial processing, storage and distribution, warehousing), in addition to service 

commercial uses (e.g., motor vehicle repair facilities)…”  This zoning district is the only area of the City 

where the described industrial activities may occur. Unfortunately, residential properties are often located 

behind these industrial zoned properties such that it is anticipated that normal operations of industrial 

businesses may produce noise, light, and traffic, which may be perceivable to neighboring residents. 

Through the development review process, such effects may be minimized by appropriate building design, 

thoughtful site planning, and imposition of reasonable operational restrictions 

 

The proposed self-storage facility and caretaker/employee housing unit are both conditionally allowable 

land uses consistent with the  purpose of the M-1 Zoning District, upon approval of a  Conditional Use 

Permit. The project is also consistent with applicable development standards of the M-1 Zoning District 

(e.g., height, setbacks, etc.), with the exception of Floor Area Ratio (FAR), which is discussed further in 

this report. 

 

General Plan/Land Use Policy: In response to concerns that Campbell had a disproportionate number 

of self-storage facilities—relative to population—as compared to neighboring jurisdictions, Strategy 

LUT-9.3o (Single-Purpose Buildings) was included in the 2001 General Plan: 
 

Strategy LUT-9.3o: Single-Purpose Buildings: Discourage the development of single-purpose buildings (i.e. self-

storage facilities). 

The General Plan’s discussion on land use compatibility (Page LUT-31), as excerpted below, expands 

on the reasoning for this policy. Specifically, that self-storage facilities limit the flexibility for the 

structures to be used for different uses in the future. Once constructed, they generally cannot be 

converted to other uses due to their physical form and layout. 

Land Use Compatibility (Page LUT-31) 

…  

Another type of potential incompatible use within a commercial neighborhood is a single purpose building. Single-

purpose buildings have a greater likelihood of remaining vacant through changing economic times. In particular, 

buildings specifically designed for self storage limit the flexibility and types of future uses. Commercial buildings 

should be flexibly designed to accommodate a variety of tenant types and to ensure they remain viable and contribute 

to the success and vitality of the surrounding commercial or industrial district. A key element in retaining flexibility 

is the provision of sufficient parking, landscaping and an enhanced street appearance. 

Strategy LUT-9.3o (Single-Purpose Buildings) was implemented in 2004, as part of the first round of 

Zoning Code changes following adoption of the 2001 General Plan. As noted in the excerpted matrix, 

from the 2004 Zoning Code Update file, on the following page, the City designated self-storage 

facilities as a conditional use allowable only in the M-1 (Light Industrial) Zoning District. Prior to that, 

these facilities were permitted without a Conditional Use Permit in both the M-1 (Light Industrial) and 

C-M (Controlled Manufactured) Zoning Districts. More significantly, the City also adopted a numeric 

cap allowing no more than one facility per 5,000 residents.4 In this manner, the City opted not to 

                                                 

4With the 2013 annexation of the Campbell Village neighborhood, the City's population grew to over 40,000 residents, 

meaning that a maximum of eight self-storage facilities may be permitted within the City. The City is currently at the 

maximum number of self-storage facilities, however, as the project site is a recognized storage facility, the proposed project 

would not result in a net increase in self-storage facilities within the City.  



Staff Report – Planning Commission Meeting of November 12, 2019        Page 6 of 11 

PLN2018-336:338 | PLN2019-114 ~ 680-700 E McGlincy Ln. 

prohibit self-storage facilities outright, but rather to allow new proposals to be considered on a case-

by-case basis as the City’s population increased over time. Lastly, the City has not experienced 

abandonment or redevelopment of any of the existing self-storage facilities as compared to other 

commercial and industrial uses. 

 

To what extent Strategy LUT-9.3o (Single-Purpose Buildings) should be applied to a particular 

development project is a matter for the Planning Commission to discuss. In addition to resulting in a 

building with limited reusability, approval of the proposed self-storage facility precludes establishment 

of other industrial activities on the property that would be consistent with the Light Industrial land use 

district as described by the General Plan: 

This designation is intended to provide and protect industrial lands for a wide range of light manufacturing, 

industrial processing, general service, warehousing, storage and distribution and service commercial uses, such as 

automobile repair facilities. Industries producing substantial amounts of hazardous waste or odor and other 

pollutants are not permitted. Businesses serving commercial uses such as food services or office supply would be 

allowed as ancillary uses, subject to appropriate standards. 

The applicant’s Project Description  (reference Attachment 8) attempts to address this matter by 

explaining that the building’s design would use modular demising wall and door systems allowing the 

floor plans to be altered in the future to accommodate future uses. Nonetheless, the economics of these 

types of facilities is such that they are unlikely to change use since the business model provides a 

continuous source of income with little overhead as compared to other tenant types. Moreover, even if 

the building itself can accommodate a different use, the provided parking would unlikely support such 

a conversion (unless it happens well into the future when autonomous vehicles may reduce the need 

for dedicated parking).  

Alternative uses of the site would be those identified as permitted by the M-1 Zoning District. Many 

of these uses are relegated to the M-1 Zoning District due to their potential to affect adjacent properties. 

For instance, manufacturing, machining, and automotive businesses generate audible noise that can be 

detrimental to residents or office workers who have an expectation of quiet enjoyment. Although the 

project is designated Light Industrial, its adjacency to single-family residences along the rear presents 

a practical impediment for these "typical" industrial uses. In this regard, the proposed self-storage 

facility may be less obtrusive than the existing use of the property as an outdoor storage facility. It 

would also generate less activity than the previously-approved commercial/industrial buildings (the 

City has some history of noise complaints with tenants located in the McGlincy Business Center, such 

as early deliveries). 

 

Floor Area Ratio: The M-1 Zoning District establishes a maximum 0.40 FAR, whereas the project 

proposes a 1.26 FAR (excluding the basement square-footage and the interior drive aisle). However, 

the FAR standard indicates that the Planning Commission may grant an increase "when it determines 

that circumstances warrant an adjustment." While the Zoning Code does not provide specific guidance 

to the Planning Commission as to what circumstance may warrant an increased FAR, General Plan 

Strategy LUT-5.5c suggests that the intent was to encourage research and development uses: 
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Strategy LUT-5.5c: Floor Area Ratio (FAR) Guidelines: Develop guidelines for Industrial designated land use, 

including a provision that allows higher FARs for larger parcels that encourage research and 

development uses in the Dell and McGlincy neighborhoods 

Notwithstanding the General Plan policy, the Commission should also consider the practical effect of 

the proposed FAR increase. FAR is generally a measure of land use intensity, comparable to the density 

(units/acre) for residential projects. Typically, the more building area, the more activity (traffic) may 

be associated due to the addition of employees and machinery. Self-storage facilities are unique in this 

regard in that after initial occupancy, there is a low level of associated trips. For this reason, other self-

storage facilities have exceeded the standard FAR, as noted in the table below: 

 

# Name Address 
Year 

Approved 
Facility Size 

(square-feet) 
Lot Area 
(acres) 

FAR 

1 Trojan Storage 680- 700 E. McGlincy Ln. - 114,872*   2.1 1.26 

2 Kirk’s Mini Storage 61 Dillon Ave. 1986   15,000    0.31 1.09 

3 Public Storage 155 E. Sunnyoaks Ave. 1973   49,500   2.53 .45 

4 Public Storage 509 Salmar Ave. 1987   78,000 3.32 .54 

5 Public Storage 175 S. Curtner Ave. 1984 105,500 2.11 1.15 

6 Extra Space Storage 241 W. Sunnyoaks Ave. 1979   38,000 1.04 .87 

7 Extra Space Storage 187 E. Sunnyoaks Ave. 1995   55,000 .82 1.53 

8 Extra Space Storage 50 Curtner Ave. 1997   94,500 1.66 1.3 

*Excluding basement level 

 

Nevertheless, for the proposed project, the 1.26 FAR has a direct impact to the building’s overall size 

and massing by resulting a structure over three times as large as would otherwise be allowed. Perhaps 

if the project site was located more interior within the McGlincy Lane industrial neighborhood, this 

result could be considered appropriate because the building’s size would not materially impact 

neighboring industrial businesses. However, since the project site borders multiple single-family homes 

along Regis Drive to the south, a taller and larger building would result in an evident visual impact as 

compared to a code-compliant building of the same footprint  

 

Therefore, in recognition of General Plan Strategy LUT-5.5c and to the extent that the Planning 

Commission must established certain findings to approve a Conditional Use Permit, particularly, that 

the “the design, location, size, and operating characteristics of the proposed use are compatible with 

the existing and future land uses on-site and in the vicinity of the subject property,” staff cannot support 

the requested FAR increase. Staff’s recommendation is for the project to be approved subject to the 

upper two levels being removed to achieve a .40 FAR, which would result in a single-story facility of 

approximately 36,000 square-feet. 

 

A recommended condition of approval would require the applicant to submit revised architectural 

drawings for review by the Community Development Director prior to the submittal of a building 

permit consistent with this requirement. The revised plans would need to maintain the overall site 

layout, but depict a single-story (20-foot tall) building with the same placement.  

 

Site Layout/Circulation: As noted, the proposed project now incorporates a single-building design 

rather than a two-building design, as depicted below. Although a single building, the proposal includes 

an interior drive-aisle that would extend into the building’s first and second floors as a tunnel, which 

lends the project the appearance of two-buildings in plan-view. However, both portions would be 

connected at the third floor and at the basement level. This relationship is clear on the floor plans 

(Sheets A3 and A4). 
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Pre-App Layout      Current Layout 

As before, the proposed self-storage facility would be situated towards E. McGlincy Lane and away 

from the residential neighboring properties at a 65-foot rear setback. Vehicular access would be 

provided from two driveways with Fire Department approved drive-aisles around the perimeter of the 

site. The westerly driveway would lead into a small parking lot providing parking for the facility’s 

front office. Beyond that a controlled-gate would provide access into the interior of the site for 

customers to park and load/unload items into their storage units. On the east side, a driveway located 

on the adjacent McGlincy Business Center property would provide access to the site’s parking stalls 

via a reciprocal access easement.  

Architectural Design: The proposed architectural design is typical of most self-storage facilities of this 

type. The body of the structure would incorporate stucco paneling with the lower third of the building 

delineated by a banding line and a separate color to convey an appearance of a wainscot. To provide 

visual interest and articulation, the front elevation and the two front corners incorporate elongated 

tower features with corrugated metal paneling, glazing, and metal awnings. However, the sides and 

rear of the building would largely exclude these details. To address feedback provided by the Site and 

Architectural Review Committee (SARC) regarding the backside of the building, the applicant has 

submitted two revised illustrations that incorporate diamond-shaped accents or awning features to 

soften the building’s appearance (reference Attachment 10). 

 

Due to the scope of this project, the City’s Architectural Advisor, Kurt Anderson, prepared a design 

review report, included as Attachment 11.  Most of Mr. Anderson’s comments were technical in nature 

such as ensuring adequate vehicular vertical clearance, basement ventilation and waterproofing, etc. In 

terms of design, he found that the project is a “very good example of a mini-storage facility” 

comparable to other self-storage facilities in the area.  Mr. Anderson did make minor comments about 

the suitability of the green-screens on the back of the building due to the required maintenance (since 

removed) and encouraged that the canopies be removed and replaced with an inset in the glazing area. 
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Massing: In terms of massing, Mr. Anderson commented that the building corners could be cut back 

to create a less boxy appearance. However, since Mr. Anderson’s review, the project’s perceived 

massing has increased due to the need to satisfy Fire Department access requirements. Earlier versions 

of the plans included stepped-back upper-stories at the back of the building to minimize the perceived 

massing from the neighboring residents. Unfortunately, to provide ladder access to the building’s roof, 

this articulation has been removed entirely resulting in a 30-ft+ tall vertical wall facing the neighboring 

properties. 

 

As noted, the building’s massing is a direct result of the proposed FAR, which would result in a building 

three times as large as it would otherwise be. For the project to comply with the 0.40 FAR maximum, 

the second and third floors would need to be entirely removed. In comparison, the neighboring 

McGlincy Business Center had a conforming FAR of 0.36. The differential in scale is evident in the 

street view: 

 

 

Traffic: Due to the "leave it and forget it" nature of self-storage facilities, the trip generation of this 

land use is very low. According to the ITE (Institute of Transportation Engineers) Trip Generation 

Manual, self-storage facilities may generate up to 1.5 trips per 1,000 square-feet or about 256 daily 

trips a day for the proposed project. Of these trips, only a nominal number may occur during the AM 

and PM "peak hours", 18 and 29 trips, respectively, which is well below the threshold for a traffic study 

of 100 net new peak hour trips. 

 

Parking: The Zoning Code has no adopted parking standard for self-storage facilities. However, using 

the ITE Parking Generation Manual the project would incur a peak PM parking demand of 20 stalls, 

again reflecting the "leave it and forget it" of this land use. Since the project would include 49 parking 

stalls, the parking demand would be more than satisfied. As noted, the additional parking would be 

available for use by the McGlincy Business Center, due to the shared access and parking arrangement.  

 

Landscaping: The project site would be landscaped in compliance with the City’s landscaping 

provisions and the State's Model Water Efficient Landscaping Ordinance (MWELO). In total, the 

project would result in a landscape area of approximately 15,000 square-feet or 17% of the site's lot 

area, exceeding the City's minimum 8% requirement for M-1 (General Commercial) zoned properties.  

However, due to the shared access and parking proposed along the easterly property line, the project 

includes a request for an adjustment to the landscape requirements to waive the otherwise required 5-

foot landscaping requirement. The Landscape Ordinance also indicates that if the required landscaping 

is not provided, that additional landscaping elsewhere on the site should be provided as a substitute. 

The project would include double the minimum required landscaping (17% v 8%), consistent with this 

requirement. 
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Lighting: The project would include site lighting as shown on Sheet A26 (Site Lighting Photometric 

Plan). Lighting would be provided by wall-mounted fixtures. Free-standing light poles are not 

proposed. These lighting fixtures would comply with the City's Lighting Design Standards, as 

demonstrated by the photometric plan, which indicates nominal light spillage at the property lines. In 

total, the proposed lighting plan would be consistent with the lighting design criteria that states: 

"Exterior lighting should be considerate of both the neighbors and the community as a whole. Each 

new lighting scheme should actively strive to reduce negative light impacts".  

Hours: The proposed facility would be open to the public 6:00 AM to 9:00 PM, daily with accesses 

limited by the gate controls. The office would be open 9:00 to 6:00 PM, Monday through Saturday and 

10:00 AM to 4:00 PM on Sunday. Although these hours are in keeping with standard business 

operations and do not constitute “late-night activity,” given the proximity of residential properties, a 

recommended Condition of Approval would restrict public access to 7:00 AM to 8:00 PM, Monday 

through Friday and 8:00 AM to 7:00 PM.  

Security: As noted, the project includes a proposal for an on-site caretaker/employee housing unit to 

allow for 24/hour oversight by a professional full-time manager. The applicant’s written description 

also notes that the facility would include close-caption video monitoring, electronic door controls, 

security-coded vehicle gates.  

Noise: As part of the project’s environmental (CEQA) review, a noise and vibration assessment was 

prepared. The analysis found that operation of the facility would not result in a significant noise impacts 

under the applicable CEQA impact thresholds.  

Privacy: Neighbors to the rear have previously expressed a concern about privacy and views being 

affected by the project. The proposed self-storage facility would be situated 65-feet away from the rear 

property lines, far exceeding the minimum 5-foot setback requirement. However, given the scale and 

height of the proposal, the applicant has included a line-of-sight illustration depicting the relationship 

with the neighboring properties (see Sheet A-15). It should be noted, however, the properties located 

immediately behind the building have varying rear setbacks such that the illustration does not reflect 

every property situation. The view angle of the illustration is also quite high, likely overestimating the 

extent to which people look upwards rather than straight ahead.  

McGlincy Business Center: The proposed “Major Modification” to the McGlincy Business Center 

Planned Development Permit would formally terminate the second phase of the project leaving the 

Planned Development Permit operative for just the two buildings that constitute the center. Because 

the first phase of the project was parked beyond the minimum necessary, it was never dependent on 

the second phase being completed. The applicant has also taken independent steps to sever the CC&R 

relationships that had previously bound the two sides of the original project. And as noted, an easement 

agreement would allowed shared access and parking between the two sites. 

Public Comment/Outreach: The applicant held a voluntary community meeting on April 4, 2019 at the 

Denny’s restaurant on Bascom Avenue, which had a modest showing (reference Attachment 12 – 

Applicant’s Meeting Summary). Staff has also received multiple emails in opposition to the project 

from neighboring residents (reference Attachment 13). 
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Site and Architectural Review Committee: The Site and Architectural Review Committee reviewed 

this application at its meeting of October 8, 2019. The Committee had the following comments: 

• Mike Krey  

o Back of the building not a great view. 

o Not a big problem with the size. 

o Nice colors, setbacks, and landscaping, but size and rear wall is a challenge. 

o Consider solar panels on the roof. 

o Overall a good project. 

 

• Maggie Ostrowski  

o Looks good  

o Lighting could be a concern (photometric plan shows nominal light exposure at property 

lines) 

o Did the setbacks increase? (yes from 50’ to 65’) 

o Building looks nice 

The SARC additionally asked that the applicant to provide two rear elevation exhibits with windows, 

awnings and/or additional colors for consideration by the Planning Commission. As noted, this exhibit 

was provided as Attachment 10. 

Attachments: 

1. Draft Resolution (MND) 

2. Draft Resolution (Zoning Map Amendment) 

3. Draft Resolution (CUP/SA) 

4. Draft Resolution (Parcel Map) 

5. Draft Resolution (Major Modification) 

6. Site Photographs 

7. Project Plans 

8. Project Description  

9. PC Meeting Minutes, dated July 24, 2018 

10. Revised Rear Renderings 

11. Architectural Advisor’s Design Review Report 

12. Community Meeting Summary 

13. Email Correspondence   

 

 

 

Prepared by: 

 Daniel Fama, Senior Planner  

 

 

 

Approved by: 

 Paul Kermoyan, Community Development Director 



7: 30 P. M. 

CITY OF CAMPBELL PLANNING COMMISSION

MINUTES

NOVEMBER 12, 2019

CITY HALL COUNCIL CHAMBERS

TUESDAY

The Planning Commission meeting of November 12, 2019 was called to order at 7: 30
p. m., in the Council Chambers, 70 North First Street, Campbell, California by Chair Rivlin
and the following proceedings were had, to wit: 

ROLL CALL

Commissioners Present: Chair: 

Vice Chair: 

Commissioner: 

Commissioner: 

Commissioner: 

Commissioner: 

Commissioners Absent: None

Staff Present: Community
Development Director: 

Senior Planner: 

Senior Planner: 

City Attorney: 
Recording Secretary: 

APPROVAL OF MINUTES

Andrew Rivlin

Mike Krey
Adam Buchbinder

Stuart Ching
Terry Hines
Maggie Ostrowski

Paul Kermoyan

Daniel Fama
Cindy McCormick
William Seligmann

Corinne Shinn

Motion: Upon motion by Commissioner Buchbinder, seconded by
Commissioner Ching, the Planning Commission minutes of the

meeting of October 22, 2019, were approved as submitted. ( 5- 0- 0- 1; 

Commissioner Ching abstained from the vote on the portion of
minutes reflecting the Public Hearing for Item 2, from which he had
recused from participation.) 

corinnes
Typewritten Text
Attachment 3
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COMMUNICATIONS

Director Paul Kermoyan listed the following item(s): 
Faxes and emails of both support and opposition to Agenda Item No. 3. 

AGENDA MODIFICATIONS OR POSTPONEMENTS

None

ORAL REQUESTS

None

PUBLIC HEARINGS

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

1. PLN2018- 336 ( ZMA) Public Hearing to consider the application of Kelly Snider
PLN2018- 337( CUP/ S& A) on behalf of Trojan Storage of Campbell, LLC for a Zoning
PLN2018- 338 ( TM) Map Amendment (PLN2018- 336) to rezone the project site
PLN2019- 114 ( PD Mod) from C- PD ( Condominium Planned Development) to M- 1

Light Industrial); a Conditional Use Permit with Site and

Architectural Review ( PLN2018- 337) to allow construction

of an approximately 156, 500 square -foot 3- story self - 
storage facility with a . basement level and

caretaker/ employee housing unit, including associated

site, lighting, parking, and landscaping improvements, an
increased floor area ratio ( FAR) of 1. 26, an increase to the

allowable fence height, and an adjustment to the

landscape requirements; a Vesting Tentative Parcel Map
PLN2018- 338) to merge existing parcels, abandon

existing public and private easements, and to establish a
new parcel with associated public and private easements, 
on property located at 680 and 700 E McGlincy Avenue
and a Major Modification ( PLN2019- 114) to a previously
approved Planned Development Permit ( PLN2005- 

126/ PLN2009- 159) to eliminate Phase 2 of the McGlincy
Business Center Project affecting property located at 680, 
700, 710, and 750 E McGlincy Avenue. A Mitigated

Negative Declaration ( PLN2018- 339) has been prepared
for this project. Tentative City Council Meeting Date: 

December 3, 2019. Project Planner: Daniel Fama, Senior

Planner

Mr. Daniel Fama, Senior Planner, provided the staff report. 
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Chair Rivlin asked if there were questions for staff. 

Commissioner Krey: 
Stated that Planner Daniel Fama provided a good report. 
Said that there are a lot of good ,reasons for and against this project that is three times
bigger. 

Added that there are no big traffic issues with a storage facility. 
Asked the reason for the staff objection to the FAR requested by the applicant. Is it

due to anticipated impacts on other projects anticipated in the area? 

Planner Daniel Fama explained that there are eight self -storage facilities City-wide, which
is the maximum allowed until the City' s population reaches 45, 000. The Code allows one

such facility for every 5, 000 in population. 

Director Paul Kermoyan: 

Explained that staff looks at FAR conservatively. FAR is an issue that he sees as

described in an unclear manner in the Code, adopted in 2004. 

Added that he wasn' t yet here at that time. 
Said that the Code wasn't written simply and requires interpretation of that Code as
subtle increases. 

Concluded that it is up to the Planning Commission to forward its recommendation on
to Council. 

Commissioner Buchbinder asked what a " demising wall" is. 

Planner Daniel Fama explained_ that they are walls that divide larger space into smaller
spaces. 

Commissioner Buchbinder asked why staff' s recommendation is for a one- story building
with a maximum height of 45 feet. 

Planner Daniel Fama replied that without the top two stories this project reaches . 40 FAR. 
That is the most straightforward way to modify the project. 

Commissioner Buchbinder asked if it is staffs intent to control the parking and usage. 

Planner Daniel Fama replied yes. 

Commissioner Ching asked if the McGlincy Office Building is two- story

Planner Daniel Fama replied it is a one- story but a tall one- story. 

Commissioner Ching added that the office building has more articulation in design than
the one for storage. 

Planner Daniel Fama replied yes and added that the Business Park was compliant. 



Campbell Planning Commission Minutes for November 12; 2019 , Page 4

Commissioner Hines asked for some additional input from staff on the difference between

using the Zoning Code versus FAR and for the P- D ( Planned Development) versus M- 1
Light Industrial) Zoning allowances. 

Planner Daniel Fama: 

Explained that the Business Center is commercial condo. There is a condition

required for such developments that they be zoned C- PD ( Condominium - Planned

Development). 

Added that at the time of approval, the entire site was so zoned ( C- PD) as the plan
was for the use of the entire site in phases. 
Said that the plan at this time is to revert the zoning . for the project site to M- 1 or
alternatively to P- D that would allow for a different use. The applicant chose to go with
the more traditional zoning for the site. 

Commissioner Hines asked if the FAR is the same between the two zoning districts ( P- D
and M- 1). 

Planner Daniel Fama replied no, as there is no established FAR in a P- D zoning. 

Commissioner Buchbinder asked how tall the stacks of shipping containers are that are
currently stored on this project site. 

Planner Daniel Fama replied that they are stacked three high, but he was not sure of the
total height of three. 

Chair Rivlih opened the Public Hearing for Agenda Item No. 1. 

Kelly Snider, Project Representative: 
Advised that she is here this evening with Brett Henry, owner of Trojan Storage and
the project architect, Bruce Jordan. Both have some comments and will be available
for questions. 
Encouraged the Commission to engage in conversation with them and the public this
evening. 

Stated their objection to the staff recommendation to take two stories off their

proposed building. 
Pointed out all the customers their facility would serve. It is a safe facility for all, 
including women, and a benefit to the City and this neighborhood. 
Reminded that there are 26 owners of the commercial condos while this self -storage
facility will be sole ownership of Brett Henry. 
Stated that the allowed height in M- 1 zoning is 45 feet while adjacent residential
properties have a maximum height of 35 feet. 
Added that their proposed building is lower than the maximum allowed height. 
Said that they are just asking for parity. The staff -proposed . 40 FAR is both arbitrary
and unusual. 

Bruce Jordon, Project Architect: 

Reported that he often assists cities in processing self -storage facilities. 
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Said that if another building were, to be built on this site, it could be situated five -feet
from the rear property line. 
Reminded that they have been working on this project for two years now. They have
listened to staff, the Planning Commission and to the neighbors in numerous
meetings. They have responded to comments. 
Pointed out that as a result of all feedback they pulled their building back 65- feet from
the back -property line when again it could be just five -feet. 
Advised that self -storage facilities are . less impactful than any warehouse with heavy
equipment used. 

Said that they are at the mid -point in terms of size range from among the existing
storage facilities in Campbell. Theirs is not the highest. 

Reiterated that an industrial building with a . 40 FAR would result in more traffic than
their proposed 1. 26 FAR self -storage facility. This business owner would be

respectful of their neighbors and are an appropriate use for this neighborhood. 

Brett Henry, Owner/ Operator of Trojan Storage: 
Said that they worked hard to get out of the pre- existing CC& R arrangement for this
property currently connected to the commercial condos in order to eliminate

easements that would have prevented them from putting up gates to secure their
entire site. 

Added that their gate would have code access and they would incorporate 45 high - 
definition cameras and an on -site manager for complete site security. 
Stated that he was happy to work with his neighbors and the City but the staff - 
proposed . 40 FAR is not workable for them. 
Reminded that other types of M- 1 uses would be much noisier than their self -storage

use. Noise will not be heard from their site once construction is complete. 

Concluded that he was available for any question. 

Commissioner Ching said that the height concerns would be alleviated with trees being
planted at the boundary. He asked what types and size of trees are proposed. 

Brett Henry replied that mature trees were promised at the neighborhood meeting. 

Bruce Jordon; Project Architect, said that there will be two rows of trees at the back of

property. 

Kelly Snider: 
Reported the tree species currently proposed for the rear are Coast Redwood and
Ironwood as well as bushes and other landscaping materials. 
Said that she is advised that Redwoods are fast-growing trees ( by three feet in height
each year) until full grown. 
Added that they removed all parking from the rear of site adjacent to the residential
properties. 

Commissioner Hines asked staff to respond to concerns about its FAR recommendation. 
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Planner Daniel Fama clarified that the other .locations referenced by the applicant are in
other jurisdictions than Campbell. He agreed that there are some existing self -storage
facilities in Campbell that are at a higher than . 40 FAR. 

Commissioner Ostrowski clarified with staff that those that are larger were approved prior
to current standards. 

Planner Daniel Fama agreed that they were pre- 2001 General Plan adoption approvals. 

Commissioner Ostrowski asked about a greater than . 40 strategy. 

Chair Rivlin said that while he appreciates the security and technology aspects the owner
will incorporate in this new facility, what about when power outages occur? Will there be

a generator in use?) At what noise impact? 

Brett Henry said that without power the gates are locked.. They would clear the building if
there was no power. 

Chair Rivlin asked if there are plans to incorporate solar on the roof. 

Brett Henry said they had looked into solar and have solar at three of their existing
locations. 

Chair Rivlin asked why not include solar now with this location. 

Brett .Henry replied that they had challenges but could add solar to their project as a
condition of approval. 

Chair Rivlin referred to the changing FAR as proposed through the last few years from 1. 5
in 2018, down to 1. 1 FAR and then back up to the currently proposed 1. 26 FAR. 

Brett Henry: 
Said that the proposed 1. 5 in 2015 was brought down to a 1. 1 FAR in 2018 when they
reduced their four -level building to a three -level building. 
Added that their 2019 proposal is more modern in appearance without being bright. 
However, it is also more expensive to build resulting in an increase of their FAR to
1. 26. 

Reminded that they have moved their building to the front of McGlincy. This land is

expensive and so is the building. 

Chair Rivlin closed the Public Hearing for Agenda Item No. 1. 

Chair Rivlin asked Mr. Henry how, many storage facilities he has in this area. 

Brett Henry said he is building three of them right now. 

Chair Rivlin asked what the next closest existing location is to this one proposed for
Campbell. 
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Brett Henry replied he has five located in Sacramento. 

Chair Rivlin asked if they are the same size as proposed here. 

Brett Henry replied that they range between 90, 000 and 155, 000 square feet. 

Chair Rivlin asked if those buildings are 100 percent leased out. 

Brett Henry said storage facilities in California range between a 92 and 94 percent rental
level. 

Chair Rivlin asked Mr. Henry how long he thinks it might take to fill his Campbell facility. 

Brett Henry replied 18 months to be at between a 95 and 96 percent occupancy. 

Commissioner Ostrowski asked the height of each floor. 

Bruce Jordon, Project Architect, said approximately 10- foot height for each floor. 

Commissioner Hines asked the height of the existing two buildings (commercial condos). 

Brett Henry said they are 25-feet tall for single -story. 

Commissioner Ostrowski asked about the modular wall and door system and if heights
could be changed. 

Brett Henry replied that it would be hard to do and expensive. 

Commissioner Ostrowski asked how the modular wall and door, system works. 

Brett Henry said that it can be done. 

Chair Rivlin asked about the potential for converting use of this building in the future. 
Would the spacing between columns work to allow that conversion to occur? 

Bruce Jordon, Project Architect, said they use a 10- foot loft grid. It would be easy to
expand that by installing beams. 

Chair Rivlin thanked the applicants for presenting their current proposal to the
Commission. He asked what was wrong with the original plan for two buildings. 

Brett Henry: 
Reported that the two -building proposal wasn' t an efficient use. 
Added that he is happy to get a single building instead. 
Advised that the cost of construction for this building is between $ 85 and $ 110 per
square foot. That equates to a cost between $ 15 million and $ 16 million. 
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Bruce Jordon, Project Architect, said that using a single building allows them to
consolidate elevators so as not to be visible/ seen by residential adjacencies. 

Tim Franklin, Resident on Regas. Drive, Campbell:. 

Thanked the Commission for its time. 

Advised that he is a resident in the vicinity having lived in Campbell for 11 years now. 
Stated that he has great neighbors and over the years have worked out noise impact
issues from a construction company situated behind the residences on his street. 
Added that the existing container storage on this site has not been an issue in the
past. I

Admitted that his concern is the mass of this proposed structure. 
Cautioned that it will be seen from both far and wide. It will be very intrusive and
adversely impact their property values. It will be an eyesore. 

Declared the size of this structure to be intrusive and difficult to hide. 

Pointed out that this is a critical decision that is in the Planning Commission' s hands
this evening and he hopes the Commission will respect the . 40 FAR recommendation
from staff and it be retained within a one- story structure. 

Sandeep Deshmukh, Resident on Regas Drive, Campbell: 
Informed that he is a nine-year resident of this quiet neighborhood. 
Expressed concern for an increase in traffic as well as the proposed size and height of
the proposed building. It will be much taller than existing homes adjacent. 
Stated that it would have a direct impact on property value. 
Added that he has noise concerns especially with a 6 a. m. start time for access to this
facility. 
Concluded that trees would not be tall enough to high this building. 

Francisco Jimenez, Resident on Regas. Drive, Campbell: 

Said he is here this evening in two roles. One is being in opposition to this proposal. 
The other is being both a neighbor and citizen of Campbell. 
Stated that a three-story building is too tall and wrong for this neighborhood that is a
balanced mix of industrial and residential uses. 

Said that having one and two stories above our homes, even if diminished by
increased setbacks, this building will still be visible from blocks away. 
Reported that there are six existing storage facilities nearby. 
Reiterated that this building is just too tall for this _neighborhood and would adversely
alter the look and feel of their neighborhood and result in driving down values of our
homes. 

Tomi Ito,. Resident on Sweetbriar Drive, Campbell: 

Said that he was here previously when this site was proposed to be a storage facility. 
Admitted that he was against it originally, but it passed anyway. 
Concluded that he remains against it. 

Francoise Thompson, Resident on Regas Drive, Campbell: 

0 Said that her home is right behind the construction company. 
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Stated that she is against this project as the height is obtrusive and an eyesore. 
There will be increased noise including loading and unloading of items. It will operate
daily from early to night. It will alter the lifestyle of our neighborhood. 

Added that even the tall fence proposed would be obtrusive to their. neighborhood. 
Admitted that while there may be the need .for more storage facilities, she suggests
another site be considered that is closer to higher density and not so close to high -end
high- priced homes. 

Luis Chanu, Resident on Regas Drive, Campbell: , 

Stated that his major concern with this proposal is thetheight of the building and its
impact on property values. 

Commissioner Krey asked Mr. Henry if he has every had to close a self -storage facility. 

Brett Henry: 
Emphatically replied " never." 
Reported that self -storage facilities have the lowest foreclosure rate of all categories. 

Said that self -storage facilities are under -supplied. There is a need for more of them. 

Advised that all the Campbell -based self -storage facilities are full. 

Assured that residents of Campbell will use this facility. Most clients will be living
within two to four miles of this facility. 

Commissioner Krey asked Mr. Henry whether the suggested two- story option is out of the
picture as far as he is concerned. 

Brett Henry: 
Replied that it doesn' t really pencil out. 
Reiterated that the land and building costs are expensive. 
Assured he would be respective of all his neighbors. 

Advised that he currently has nine facilities that abut residential. 
Pointed out that they get single -passenger cars. 
Reported that once built, the neighbors won' t know when there are customers on site. 

Admitted that the issue of line -of -site is very tough. This is an industrial property with
an allowed 45-foot height. 

Chair Rivlin closed the Public Hearing for Agenda Item No. 1. 

Commissioner Buchbinder .asked the hours of operation for the facility currently on this
parcel. 

Planner Daniel Fama replied between the hours of 6 a. m.. and 11 p. m. 

Commissioner Ostrowski questioned the recommendation from the allowed maximum
FAR of . 45 to the recommended maximum at . 40. Why a . reduced FAR from allowed
standard in this M- 1 Zoning. 

Planner Daniel Fama said that, is an accurate representation of the proposed FAR. 
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Director Paul Kermoyan: 

Said that there is no building in Campbell with a 30- foot ceiling height for a single - 
floor. That height would serve for an airplane hangar. 

Stressed that, "We don' t see it!" 

Added that in the event such heights become routinely requested an Ordinance would
need to be drafted to appropriately deal with those excessive ceiling heights. 

Commissioner Ostrowski' asked what the typical one- story height is in this area. 

Director Paul Kermoyan said that it is hard to gauge that. It can be compared to the

building that is next to it; to what' s existing in the neighborhood and gauge that
information to what is proposed here. 

Commissioner Buchbinder said that the proposal includes changing the zoning back from
C- PD to M- 1. What would be the maximum height as a result of that change? 

Planner Daniel Fama: 

Reminded that there is no established maximum height in a C- PD zoned property up
to the maximum -standard of 75 feet established by voter initiative. 

Commissioner Buchbinder asked what the standard maximum height is in a M- 1 zoned

property. 

Planner Daniel Fama replied 45 feet for any type of industrial building. 

Commissioner Ostrowski pointed out that the original C- PD project was intended to
include four buildings but only two were built. What was their height? 

Planner Daniel Fama replied 25 feet, which is the same height as two of the proposed
four buildings that were built. 

Commissioner Buchbinder: 

Said that " the service level you provide is the service level you defend." 
Reminded that.this site had been zoned M- 1 since the 1970' s. There could have been

a 45- foot building here in the last 18 years or more. 
Admitted that this proposal seems like the most compatible use adjacent to the
existing residential. 
Added that both traffic and aesthetics have been considered and this seems the most
compatible.. . 

Chair Rivlin: 

Cautioned that there can be a resulting change in scenery no matter what goes in
there. That' s the conundrum he is going through. 
Pointed out that he couldn' t see the existing 25- foot buildings on the C- PD site from
the residential neighborhood. 

Added that what is proposed here is just eight -feet taller than the existing adjacent
building. 
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Commissioner Buchbinder said that a 45-foot high sheer wall located five -feet from

someone' s backyard would be more impactful than what is proposed here. The allowed

M- 1 rear setback is either five -feet or half of the wall height, whichever is greater. 

Commissioner Ostrowski: 

Said that the maximum height and FAR must be considered in conjunction. 

Added that this proposal would have to reduce its footprint by 60 to 70 percent. 
Opined that this project is so beyond the M- 1 zoning code standards as to FAR as
proposed. 
Agreed that it is a low -impact use. 

Planner Daniel Fama corrected the rear setback as being 10 feet minimum not five -feet
as -he previously stated. He added that the Planning Commission can grant an exception
even so far as to allow a building on the property line. 

Commissioner Ostrowski said she would encourage any building be set further back from
the rear property line. 

Commissioner Hines: 

Said it is important to consider the mass. 

Admitted that the proposed FAR that is 2. 5 times the standard is a very large change
and sets a precedent/ standard. 

Commissioner Buchbinder said that land is that expensive. Self -storage is a needed use. 

He would prefer to see just one building rather than a very large yard. 

Commissioner Ostrowski: 

Agreed that would be optimal. 

Reminded that the policy was put in place in 2001. 
Said in her view the massing and fact that FAR is three times allowed is problematic. 

Chair Rivlin said that General Plan strategies were put in place after the 2001 General
Plan Update was completed. 

Planner Daniel Fama said it they were put in place in 2004 and 2006. 

Chair Rivlin pointed out that there have been no new storage facilities in Campbell since
1997. He asked staff to verify whether basement space is not counted against FAR. 

Planner Daniel Fama replied no. He added that same applies for internal drive aisles. 

Commissioner Buchbinder: 

Said that it becomes an economic question. The Commission could tell them to

excavate down two stories but that could be cost -prohibitive. 
Reiterated that there have been no new self -storage facilities coming into Campbell
since 1997. 
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Commissioner Ostrowski added that this one is not a new one either as it is replacing an
existing facility on the same site. 

Planner Daniel Fama confirmed that comment. 

Commissioner Buchbinder said that it would be increasing the amount of storage space
available. 

Planner Daniel Fama said the current total population count for Campbell is currently
43, 200. 

Commissioner Hines said that the Commission would be setting a new FAR in an M- 1
Zone with this project. 

Commissioner Ostrowski asked if there are other projects that are outside of their
allowable FAR standards by this much? 

Commissioner Hines added, "... and with the proximity to residential uses?" 

Chair Rivlin: 

Said this ( McGlincy) is not a residential street. 
Reminded that the proposed self -storage use is allowed there. 
Added that regarding the generation of traffic, a self -storage facility is the least
impactful use possible allowed within the M- 1 Zoning District. 

Commissioner Ostrowski said that FAR is the measure we have. This proposal is three
times as much FAR as allowed. 

Commissioner Krey: 
Said that he is leaning to approval on this one as it represents the lowest impact use
you can have there than any other project. 
Stated that it seems like a good use with lower impact and lower traffic. 
Admitted that he has been wrestling with the visual impact on the adjacent residential
properties ever since he got this project' s staff report. 

Commissioner Hines: 

Said the Commission has heard from the public that the size of the proposed building
is of concern and it is believed by the adjacent residents that there would be a very - 
significant impact on their properties. 

Commissioner Ostrowski: 

Said there are trade offs between massing, height, site and view versus noise. 
Stated that the residents are clear they hear noises from use of this property. 
Reiterated that mass and size are the main concerns. 

Reminded that Fire wouldn' t allow a stepped back building design due to firefighting
standards. 
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Chair Rivlin asked staff to comment. 

Planner Daniel Fama: 

Said that comment is correct. The building could not be stepped back in order to have
required ladder accessibility. 
Added that changes to the structure cannot be easily done by the Planning
Commission. 

Chair Rivlin suggested that the from the rear, the proposed building be lowered from the
proposed three stories to just two -stories. 

Commissioner Krey said that seems like a doable approach. 

Director Paul Kermoyan said that a . 40 may not be appropriate. It may be necessary to
see how to justify/ go over the proposal and see what the outstanding factors may be. 

Chair Rivlin reminded that this site would require limited access therefor representing a
lower traffic impact. It would create less of an impact than would warehouse or industrial

uses. 

Commissioner Krey said that low impact use equals low -traffic activity inside. 

Director Paul Kermoyan: 

Agreed that this would be a big building covering this site. 
Gave as an example a large building where the user is taking trash inside of it. As a

result, the activity inside cannot be overheard. 
Added that the Commission would need to justify the criteria for an increase in FAR. 
Said we' d have, or will have, to have a lot of them. 

Commissioner Buchbinder said this will be a giant soundproof building. 

Commissioner Ostrowski jokingly replied that she would only approve that if it were both
soundproof and invisible. 

Commissioner Buchbinder asked what the proposed justification is. 

Commissioner Ching: 
Listed things such as traffic noise, property values and the visual impacts of building
height. 

Added that economic enjoyment and best use of space are others. 

Admitted that he can understand the neighbors' concerns and would have the same

concerns. 

Reminded that as to the issue of traffic and noise, there would be no big trucks other
that during the time of site construction. 
Stated at a building with a . 45 FAR and 10- foot setback is possible on this property. 
Reiterated that this site will be, industrial not residential use. 
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Opined that the State of California will mandate higher density. There are going to be
more people in smaller areas and as a result the need for storage is going to increase. 
Suggested that a technical site at approximately 45-foot-high building doesn' t detract
from the overall area. 

Added that there is the potential issue for neighbors that could be mitigated by trees
and a 65- foot rear setback. 

Said this is a run- down area. This project, if done right, will improve it. 
Stated that it is a more efficient use of land and space by going up rather than
spreading out. 
Advised his preference is for a two- story structure while allowing an increased FAR. 
He will support. 

Commissioner Buchbinder: 

Said that the general allowed business hours are between 6 a. m. and 11 p. m. 
Added that the staff recommendation is to limit the business hours to 7 a. m. and 8

p. m. ( weekdays) and from 8 a. m. to 7 p. m. ( weekends). 

Questioned why the reduction is being recommended by staff. 

Planner Daniel Fama said that staff is simply working with adjacencies being taken into
consideration. 

Commissioner Ching said he supports staff' s recommended hours for this use. 

Commissioner Buchbinder said he agreed. 

Chair Rivlin said it makes sense to him. 

Commissioner Hines: 

Thanked the applicant and his team for considering Campbell. 
Asked that the Commission will figure out the right way. 
Asked if the existing two buildings ( commercial condos) are compliant as far as FAR. 
Added that the applicant can figure if that works or not. 

Chair Rivlin: 

Suggested giving this applicant some flexibility to have some three- story space. 
Added keeping the rear portion at two -stories north of the internal drive aisle remain
the third floor. That would take the FAR down under 1. 0. 

Suggested that we not go hog wild f̀or this use that doesn' t impact. 
Stated that it is hinted that use of this building could change but he said he didn' t think
it would need to. 

Planner Daniel Fama advised that any change of use that may be proposed in the future
would be required to undergo review and changes to the Use Permit. 

Commissioner Ostrowski suggested some sort of compromise regarding the height of the
building including the planting of large trees at the back. 
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Commissioner Buchbinder: 

Supported a compromise but said that this self -storage space is needed in this area. 

Said that if the Commission were going to ask for compromises, we' d ask for trees to
be planted, for a larder setback and for terracing; the applicant has done all of that but
the last, which the Fire Department prohibited. 

Suggested taking one floor out and bringing the first floor out further to make up for it, 
but noted that this would not change the FAR. 

Commissioner Ostrowski said that this Commission must figure out how to develop this
land located its neighborhood and within Code standards. 

Commissioner Krey said it' s clear the Commission is divided here. He suggested a straw
poll to see where we are at as a Commission vote wise. 

The straw vote indicated three of the Commissioners supporting this application as

proposed by the applicant (Buchbinder, Ching and Krey). 

Director Paul Kermoyan: 

Reminded that staffs recommendation is to go with a one-story building with a . 40
maximum FAR. 

Continued that the Planning Commission seems okay with the . 40 FAR and allowing
minor changes to the facades located closer to the residential neighbors. 

Commissioner Buchbinder said that the expanded setback sufficiently mitigates the
impacts of the height appropriately. 

Chair Rivlin suggested have the final approval of the tree species to be planted at the rear
of site be left to the discretion of the Community Development Director. 

Planner Daniel Fama said that provision should be added to the conditions of approval. 

Motion: Upon motion of Commissioner Ostrowski, seconded by
Commissioner Hines, the Planning Commission took the following
actions: 

Adopted Resolution No. 4542 recommending that the City
Council adopt a Mitigated Negative Declaration; 

Adopted Resolution No. 4543 recommending that the City
Council approve a Zoning Map Amendment ( PLN2018- 336) to

rezone the project site from C- PD ( Condominium Planned

Development) to M- 1 ( Light Industrial); 

Adopted Resolution No. 4544 recommending that the City
Council approve a Conditional Use Permit with Site and

Architectural Review ( PLN2018- 337) to allow construction of an

approximately 156, 500 square -foot 3- story self -storage facility
with a basement level and caretaker/ employee housing unit, 
including associated site, lighting, parking, -and landscaping
improvements, an increased floor area ratio ( FAR), an increase
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to the allowable fence height, and an adjustment to the

landscape requirements, with the following changes: 
o Revision to the plan to reduce the self -storage facility' s

building height for the back half of the building from three
stories down to two stories; 

o Modifying the landscaping plan subject to trees being of
enough size and proportion in terms of height subject to the
discretion and approval by the Community Development
Director; 

o Finding 4 ( CUP) — rear half of storage unit to be reduced to

two stories; 

o Finding 9 to be stricken; 
o Condition 1 — conform with motion reducing the rear half of

the building to two stories and revise plans to conform with
Condition 9; 

o Condition 9 — Reduction of the rear half of building down to
two stories ( these same resolution changes apply to

Resolution 4546 below that applies to Modifications to the

previously -approved Planned Development Permit); 
Adopted Resolution No. 4545 recommending that the City
Council approve a Vesting Tentative Parcel Map ( PLN2018- 338) 
to merge existing parcels, abandon existing public and private
easements, and to establish a new parcel with associated public
and private easements on property located at 680 and 700 E
McGlincy Avenue; and
Adopted Resolution No. 4546 recommending that the City
Council approve a Major Modification ( PLN2019- 114) to a

previously approved Planned Development Permit ( PLN2005- 

126/ PLN2009- 159) to eliminate Phase 2 of the McGlincy
Business Center Project affecting property located at 680, 700, 
710, and 750 E McGlincy Avenue, with the change to Finding 4
CUP) requiring that the rear half of the storage unit to be

reduced to two stories; 

by the following roll call vote: 
AYES: Buchbinder, Hines, Krey, Ostrowski and Rivlin
NOES: None

ABSENT: None

ABSTAIN: Ching

Chair Rivlin advised that this item would be considered by the City Council for final action
tentatively at their meeting on December 3, 2019. 

Chair Rivlin called for a short recess at 9: 45 p. m. and reconvened the meeting at 9: 50
p. m. 

Chair Rivlin read Agenda Item No. 2 into the record as follows: 
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Motion: Upon motion of Commissioner Krey, seconded by Commissioner
Ching, the Planning Commission took the following actions: 

Adopted Resolution No. 4548 adopting a Mitigated Negative
Declaration; 

Adopted Resolution No. 4549 approving a Conditional Use Permit
with Site and Architectural Review ( PLN2018- 206) to allow

construction of a new drive -through fast-food restaurant, 

associated site and landscaping improvements, as revised; and
Adopted Resolution No. 4550 approving a Tree Removal Permit. 
PLN2018- 207) to allow the removal of protected trees; 

on property located at 2060 S Bascom Avenue; by the following roll
call vote: 

AYES: Ching, Hines, Krey and Rivlin
NOES: Buchbinder and Ostrowski

ABSENT: None

ABSTAIN: None " 

Chair Rivlin 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 nothing new to add to his written report: 

ADJOURNMENT

The Planning Commission meeting adjourned at 12: 20 a. m. to the next Regular Planning
Commission Meeting of November 26, 2019. 

SUBMITTED BY: 

Corinne Shinn, Recording Secretary

APPROVED BY: 

ATTEST: 
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TITLE: Public Hearing to Consider the Application of Kelly Snider on Behalf 
of Trojan Storage of Campbell, LLC for a Zoning Map Amendment 
(PLN2018-336) to Rezone the Project Site from C-PD (Condominium 
Planned Development) to M-1 (Light Industrial); a Conditional Use 
Permit with Site and Architectural Review (PLN2018-337) to Allow 
Construction of an Approximately 156,500 Square-Foot 3-Story Self-
Storage Facility with a Basement Level and Caretaker/Employee 
Housing Unit, Including Associated Site, Lighting, Parking, and 
Landscaping Improvements, an Increased Floor Area Ratio (FAR) of 
1.26, an Increase to the Allowable Fence Height, and an Adjustment 
to the Landscape Requirements; a Vesting Tentative Parcel Map 
(PLN2018-338) to Merge Existing Parcels, Abandon Existing Public 
and Private Easements, and to Establish a New Parcel with 
Associated Public and Private Easements, on Property Located at 
680 and 700 E. McGlincy Lane and a Major Modification (PLN2019-
114) to a Previously Approved Planned Development Permit 
(PLN2005-126/PLN2009-159) to Eliminate the Second Phase of the 
McGlincy Business Center Project Affecting Property Located at 680, 
700, 710, and 750 E McGlincy Lane in the C-PD (Condominium 
Planned Development) Zoning District.  a Mitigated Negative 
Declaration (PLN2018-339) Has Been Prepared for This Project 
(Introduction of Ordinances/Resolutions/Roll Call Vote) 

RECOMMENDED ACTION 

The Planning Commission recommends that the City Council take the following actions: 
(1) adopt a resolution adopting a Mitigated Negative Declaration (PLN2018-339); (2) 
introduce an ordinance approving a Zoning Map Amendment (PLN2018-336); (3) adopt 
a resolution approving a Conditional Use Permit with Site and Architectural Review 
(PLN2018-337); (4) adopt a resolution approving a Vesting Tentative Parcel Map 
(PLN2018-338); and (5) introduce an ordinance approving a Major Modification 
(PLN2019-114) to a previously approved Planned Development Permit (PLN2005-
126/PLN2009-159). 

ENVIRONMENTAL DETERMINATION 
All development projects are subject to some degree of review under the California 
Environmental Quality Act (CEQA). The level of review required under CEQA is 

Item: 16 
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generally commensurate with the scale and complexity of the proposed development. 
For this project, an Initial Study was prepared, which analyzed various potential 
environmental impacts, including air and water pollution, greenhouse gas emissions, 
seismic risk, noise, etc. Where the potential impacts of a project are found to be less 
than significant or can be made less than significant with incorporation of mitigation 
measures, a Negative Declaration (ND) or Mitigated Negative Declaration (MND), 
respectively, may be prepared. 

The project’s CEQA review did not identify any unusual site conditions, such as 
contaminated soil or endangered wildlife on the property. The recommended mitigation 
measures are various “best management practices” for protecting cultural resources, 
minimizing seismic risks, and addressing construction-related air quality (dust, exhaust), 
hazardous material (asbestos, led-based paint), and noise impacts.  

As such, the Planning Commission recommends that the City Council find that the Initial 
Study and resulting Mitigated Negative Declaration provide a full and adequate 
environmental review of the potential environmental impacts of the proposed project, in 
compliance with the California Environmental Quality Act. The Initial Study and 
Mitigated Negative Declaration and supporting technical documents are available on the 
City's environmental noticing page and directly at the following links: Part I (MND/IS), 
Part II (Air Quality and Greenhouse Gas Report, Geotechnical Evaluation), and Part III 
(Phase I Environmental Site Analysis, Noise Study, “Will-Serve” letters). 

BACKGROUND 
Project Site: The primary project site is composed of two approximately one-acre 
parcels, located along the south side of E. McGlincy Lane, between Westchester and 
Forman Drives, and is currently developed with an outdoor cargo storage container 
facility (reference Attachment 6 – Site Photographs). A secondary component of the 
project site is the McGlincy Business Center, a commercial/industrial condominium 
complex to the east. The parcels are located within the C-PD (Condominium Planned 
Development) Zoning District and the Light Industrial General Plan Land Use District. 
The entirety of the project site borders single-family residences along Regis Drive to the 
south, as shown in the map, below: 
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Proposed Project: The proposed project includes an application for a Conditional Use 
Permit with Site and Architectural Review to allow construction of a three-story self-
storage facility with a basement level, totaling approximately 156,000 square-feet. The 
facility would include a ground-floor office and a second-floor caretaker living unit 
(reference Attachments 7 and 8 – Project Plans and Project Description). Of note, the 
proposal includes a request for a floor area ratio (FAR) increase from 0.40 to 1.26. 

To facilitate the construction, the proposed project also includes a Zoning Map 
Amendment to revert the zoning to M-1 (Light Industrial) and a Vesting Tentative Parcel 
Map to merge the two existing parcels into one and remove and replace existing private 
easements. A Planned Development Permit Modification is also proposed to severe the 
relationship between the project site and the adjacent McGlincy Businesses Center 
property so that each may maintain its own independent land use approval. 
DISCUSSION 
Planning Commission Review: The Planning Commission considered this project at its 
meeting of November 12, 2019 (reference Attachment 9 – Planning Commission Staff 
Report). During the public hearing, several neighbors spoke to raise concerns about the 
building’s height, size, and massing, as well as noise and privacy (reference 
Attachment 10 – Planning Commission Meeting Minutes). The Planning Commission’s 
discussion largely focused on the proposed FAR increase, the building’s size and 
height, and alternative land uses for the property. The Commission supported the 
proposed self-storage use on the property, noting that other industrial activities allowed 
in the M-1 Zoning District would be more impactful to neighboring residents. The 
Commission also supported the notion that an increase to the FAR is warranted for self-
storage facilities due to the low-intensity nature of the use. However, the Commission 
recognized that the resulting size and height could create an impact to the neighboring 
residences. 

After discussion, the Planning Commission took action to recommend approval of the 
project with a revised Condition of Approval to require that the third story of the facility 
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be removed from the rear half of the building. This would result in a two-story building 
mass adjacent to the residential properties. The condition would require that the 
applicant submit revised plans consistent with this requirement to the Community 
Development Director prior to submitting for a building permit. Other than partial 
removal of the third-story, the project should otherwise maintain the overall appearance 
and configuration as shown on the project plans. If the Community Development 
Director determines that the revised plans are substantially different than the project 
plans, the applicant would either need to correct the revised plans or submit a 
Modification request that would be reviewed and approved by the Planning 
Commission.  

It should also be noted that the Planning Commission’s recommendation has not been 
reviewed by the Fire District. If the Council is supportive of the Commission’s 
recommendation (or some variation of it), the Fire District will still need to review and 
approve the revised building design. If the Fire District cannot approve the revised 
design or requires substantial changes, the project may need to return to the Planning 
Commission for consideration of a Modification request, as specified by the Condition of 
Approval. 

Lastly, the wording of the Planning Commission’s motion did not specify a target FAR  
or particular reduction in square-footage to achieve. However, staff anticipates that the 
portion of the building outlined in red, below, would be affected by the condition. 
Approximately 18,000 square-feet would be removed, reducing the FAR from 1.26 to 
1.06. 
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FISCAL IMPACTS 
If approved, the proposed project would generate approximately $250,000 in various 
building permit fees according to the Building Official’s adjusted valuation.  

ALTERNATIVES 
1. Approve the proposed project as presented by the applicant, without a reduction in

square-footage.
2. Approve the proposed project subject to additional and/or modified Conditions of

Approval.
3. Continue for further review.
4. Deny the proposed project.
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Prepared by: 
Daniel Fama, Senior Planner 

Reviewed by: 

Paul Kermoyan, Community 
Development Director 

Approved by: 
Brian Loventhal, City Manager 

Attachment: 
1. Draft Resolution (MND)
2. Draft Ordinance (Zoning Map Amendment)
3. Draft Resolution (CUP)
4. Draft Resolution (T-Map)
5. Draft Ordinance (Major PD Mod)
6. Site Photos
7. Project Plans
8. Project Description
9. PC Staff Report
10. Draft PC Minutes
11. Revised Rear Renderings
12. Architectural Advisor Report
13. Community Meeting Summary
14. Public Correspondence

16

Packet Pg. 184



 

CITY COUNCIL MINUTES 
City of Campbell, 70 N. First St., Campbell, California 
 

CITY COUNCIL EXECUTIVE SESSION 
Tuesday, December 3, 2019 – 6:15 p.m. 

City Hall Council Chamber – 70 N. First Street 
 

A. Personnel 
 

B. Litigation 
 

C. Real Property 
 

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

 
The City Council met in Executive Session to discuss item D. Executive Session 
adjourned at 6:45 p.m. 
 

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

REGULAR MEETING OF THE CAMPBELL CITY COUNCIL 
Tuesday, December 3, 2019 - 7:30 p.m. 

City Hall Council Chamber – 70 N. First Street 
 

This City Council meeting was duly noticed pursuant to open meeting 
requirements of the Ralph M. Brown Act (G.C. Section 54956). 
 
This meeting was recorded and can be viewed in its entirety at 
www.cityofcampbell.com/agendacenter. 

CALL TO ORDER 

The City Council of the City of Campbell convened this day in the regular meeting place, 
the City Hall Council Chamber, 70 N. First St., Campbell, California. 

ROLL CALL 

Attendee Name Title Status 
Richard M. Waterman Mayor Present 
Susan M. Landry Vice Mayor Present 
Paul Resnikoff Councilmember Present 
Anne Bybee Councilmember Present 
Elizabeth 'Liz' Gibbons Councilmember Present 

http://www.cityofcampbell.com/agendacenter
http://www.cityofcampbell.com/agendacenter
corinnes
Typewritten Text
Attachment 5
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PLEDGE OF ALLEGIANCE 
 
Mayor Waterman led the Pledge of Allegiance. 

SPECIAL PRESENTATIONS AND PROCLAMATIONS 

1. U.S. Census 2020 Presentation and Proclamation  
Recommended Action: Accept presentation and present a proclamation in 
recognition of the City's commitment to promote the U.S. 2020 Census in order to 
ensure a complete, fair, and accurate count of all Californians. 

Bureau of the Census Northern California Partnership Specialist, Raymond 
Mueller, gave a presentation on the upcoming 2020 Census. 
 
Mayor Waterman presented Mr. Mueller with a proclamation stating the City’s 
support of the efforts to promote the U.S. Census to ensure a complete, fair and 
accurate count of all Californians. 

COMMUNICATIONS AND PETITIONS 

There were no communications or petitions. 

ORAL REQUESTS 
 
There were no oral requests. 

COUNCIL ANNOUNCEMENTS 

City offices will be closed for business beginning Monday, December 23, through 
Wednesday, January 1, however, the Police Department will remain open for business. 
 
The Campbell Community Toy Program is collecting toys at various locations including 
City Hall, the Campbell Library, the Community Center and the Union and Sunnyoaks 
fire stations.  The program is in need of all types of toys, books, balls, and games. 
 
Celebrate “Holidays at the Ainsley House and Campbell Historical Museum.” The 
Museum’s Holiday Boutique and Ainsley House are open for public tours through 
Sunday, December 22. For more information, please visit www.campbellmuseums.com.  
 
The annual downtown Campbell Carol of Lights celebration will be held on Saturday, 
December 7, from 5:00 p.m. to 8:00 p.m. This is a free event for the community.   
 
The City is offering grant funding through the Neighborhood Association Assistance 
Grant Program. Applications must be submitted by 5:00 p.m. on January 3, 2020. 
Campbell Neighborhood Associations are encouraged to apply. For more information, 
please visit the city’s website at www.cityofcampbell.com.   
 
Tis the season for potential thefts and holiday crimes. Please do not leave packages or 
valuables on the seat of your car, always lock them in the trunk. Keep all car doors 
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locked, windows closed, and set your alarm. If shopping at night, remember to park in a 
well-lit area. Please be sure to report suspicious activity to the Campbell Police 
Department at (408) 866-2101 or if you encounter an emergency, please call 9-1-1. 

CONSENT CALENDAR 
 
Mayor Waterman referenced desk items received for items 2 and 13. 
 
Mayor Waterman asked if any Councilmember or anyone in the audience wished to pull 
an item from the Consent Calendar. 
 
Members of the public requested that item 13 be pulled from consent. 
 
Councilmember Gibbons asked to pull items 7 and 15. 
 
The Consent Calendar was considered as follows: 
 
2. Minutes of City Council Regular Meeting of November 19, 2019   

Recommended Action: Approve the regular meeting minutes of November 19, 
2019. 
 
This action approves the regular meeting minutes of November 19, 2019, 
including the desk item. 
 

3. Minutes of City Council Executive Session Meeting of November 20, 2019   
Recommended Action: Approve the Executive Session meeting minutes of 
November 20, 2019. 
 
This action approves the Executive Session meeting minutes of November 20, 
2019. 
 

4. Minutes of City Council Special Meeting of November 20, 2019   
Recommended Action: Approve the special meeting minutes of November 20, 
2019. 
 
This action approves the special meeting minutes of November 20, 2019. 
 

5. Approving the Bills and Claims  
Recommended Action: Approve the bills and claims in the amount of 
$596,238.11. 
 
This action approves the bills and claims in the amount of $596,238.11 as 
follows: bills and claims checks dated November 11, 2019, in the amount of 
$292,089.45; payroll checks dated November 14, 2019, in the amount of 
$77,433.67; and bills and claims checks dated November 19, 2019, in the 
amount of $226,714.99. 
 

6. Second Reading of Ordinance 2255 to Amend Chapter 1.01 & Title 18 and 
Repeal and Replace Chapter 17.04 of the Campbell Municipal Code to 
Implement the 2019 Editions of the California Building & Fire Codes 
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(Ordinance/Roll Call Vote)  
Recommended Action: That the City Council approve the second reading and 
adopt Ordinance 2255 to amend Chapter 1.01 & Title 18 and repeal and replace 
Chapter 17.04 of the Campbell Municipal Code to implement the 2019 Editions of 
the California Building & Fire Codes. 
 
Ordinance 2255 amends Chapter 1.01 & Title 18 and repeals and replaces 
Chapter 17.04 of the Campbell Municipal Code to implement the 2019 Editions of 
the California Building & Fire Codes. 
 

8. Note and File Community Facilities District #1 Report  
Recommended Action: Note and file the Annual Bond Accountability Report for 
the City’s Community Facilities District No. 1 (“CFD”) for fiscal year ending June 
30, 2019, as mandated by the California Government Code sections 53411 and 
50075.3. 
 
This action notes and files the Annual Bond Accountability Report for the City’s 
Community Facilities District No. 1 (“CFD”) for fiscal year ending June 30, 2019, 
as mandated by the California Government Code sections 53411 and 50075.3. 
 

9. Note and File Community Facilities District #2 Report  
Recommended Action: Note and file the Annual Bond Accountability Report for 
the City’s Community Facilities District No. 2 (“CFD”) for fiscal year ending June 
30, 2019, as mandated by the California Government Code sections 53411 and 
50075.3. 
 
This action notes and files the Annual Bond Accountability Report for the City’s 
Community Facilities District No. 2 (“CFD”) for fiscal year ending June 30, 2019, 
as mandated by the California Government Code sections 53411 and 50075.3. 
 

10. Resolution Accepting the Annual Status Report on Project Development 
Fees (AB-1600) (Resolution/Roll Call Vote)  
Recommended Action: That the City Council adopt a resolution in compliance 
with AB-1600’s annual reporting requirement for the fiscal year ending June 30, 
2019. 
 
Resolution 12533 accepts the annual status report on project development fees 
(AB-1600) in compliance with the annual reporting requirement for the fiscal year 
ending June 30, 2019. 
 

11. Accept the Resignation of Richard Capatosto from the Civic Improvement 
Commission  
Recommended Action: That the City Council accept the resignation of Richard 
Capatosto from the Civic Improvement Commission and direct the City Clerk to 
advertise the vacancy and prepare the appropriate recognition of service. 
 
This action accepts the resignation of Richard Capatosto from the Civic 
Improvement Commission and directs the City Clerk to advertise the vacancy 
and prepare the appropriate recognition of service. 
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12. Resolution Declaring Weeds a Public Nuisance and Scheduling a Public 

Hearing (Resolution/Roll Call)  
Recommended Action: That the City Council adopt a resolution, declaring weeds 
a public nuisance, and sets January 21, 2020, as the date for a public hearing to 
hear protests. 
 
Resolution 12534 declares weeds a public nuisance, and sets January 21, 2020, 
as the date for a public hearing to hear protests. 
 

14. Rosemary Pilot Permit Parking Program Update  
Recommended Action: Accept this informational report on the one year status of 
the Rosemary Pilot Residential Permit Parking program.  
 
This action accepts the informational report on the one year status of the 
Rosemary Pilot Residential Permit Parking program.  
 
M/S: Gibbons/Resnikoff - that the City Council approve the consent 
calendar with the exception of items 7, 13, and 15. The motion was adopted 
by the following roll call vote 

 
RESULT: ADOPTED  [UNANIMOUS] 
MOVER: Gibbons 
SECONDER: Resnikoff 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

ITEMS PULLED FROM CONSENT 

7. Accept Donation of $1,500 from Sherrie Doherty to the Campbell Historical 
Museum & Ainsley House and Amend the City's Operating Budget for FY 
2019-20 as Necessary (Resolution/Roll Call Vote)  
Recommended Action: That the City Council adopt a resolution to accept a 
donation of $1,500 from Sherrie Doherty to support the Campbell Museum 
program and that the City Council approve a $1,500 budget appropriation 
increase to expenditure account 101.528.7427, offset by a $1,500 revenue 
estimate increase to revenue account 101.528.4812.   
 
Councilmember Gibbons expressed the City's appreciation for the generous 
donation made by Sherrie Doherty to help continue the operation and 
maintenance of the Ainsley House and Campbell Historical Museum. 
 
M/S: Gibbons/Resnikoff - that the City Council adopt Resolution 12535 to 
accept a donation of $1,500 from Sherrie Doherty to support the Campbell 
Museum program and that the City Council approve a $1,500 budget 
appropriation increase to expenditure account 101.528.7427, offset by a 
$1,500 revenue estimate increase to revenue account 101.528.4812. The 
motion was adopted unanimously. 
 
RESULT: ADOPTED  [UNANIMOUS] 
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MOVER: Gibbons 
SECONDER: Resnikoff 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

 
13. Resolution Adopting the Neighborhood Association Assistance Grant 

Policy Changes (Resolution/Roll Call Vote)  
Recommended Action: The Civic Improvement Commission recommends that 
the City Council adopt a resolution approving the Neighborhood Association 
Assistance Grant policy changes. 
 
Senior Services Supervisor, Wong-Erling presented the staff report dated 
December 3, 2019. 
 
Joanne Carroll, Campbell resident, commented on concerns with the proposed 
changes to the definitions and general guidelines of recusal and disclosure. 
 
Audrey Kietreiber, Campbell resident, commented on concerns with the 
proposed changes to the definitions and endorsements and submitted a letter for 
the record. 
  
Mike Krisman, Campbell resident and representative of the Campbell 
Neighborhood Association, commented on concerns with the proposed change 
to the general guidelines of recusal and disclosure. 
 
Member of the public commented on concerns with the proposed changes and 
request that Council deny this request. 
 
Council discussed concerns with the proposed change to the general guidelines 
of recusal and disclosure. 
 
After further discussion, M/S: Gibbons/Landry - that the City Council make no 
changes to the Neighborhood Association Assistance Grant Policy.  
 
Vice Mayor Landry made a friendly amendment to add the words "or 
homeowner" to section 1.28.2, to reflect the recommendation of the Civic 
Improvement Commission.  
 
Councilmember Gibbons accepted the friendly amendment.  
 
After discussion, Councilmember Gibbons restated her motion as follows, M/S: 
Gibbons/Landry - that the City Council adopt Resolution 12536 to modify 
the Neighborhood Association Assistance Grant Policy adding the term "or 
homeowners" in section 1.28.2(a) Definitions and under section 1.28.2(a) 
changing the language in the last sentence to state "Business owners or 
individuals who work, but are not residents or homeowners within a 
particular neighborhood are not recognized as part of a neighborhood 
association.” The motion was adopted by the following roll call vote: 
 
RESULT: ADOPTED  [UNANIMOUS] 
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MOVER: Gibbons 
SECONDER: Landry 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

 
15. Resolution to Issue a Request for Proposals (RFP) to Solicit Potential 

Vendors of Unified Communications as a Services (UCaaS/Hosted Voice) to 
Replace the Existing Phone System; and Authorize the City Manager to 
Award a Contract to Proposal is Determined to be the Most Advantageous 
to the City (Resolution/Roll Call Vote)  
Recommended Action: That the City Council adopt a resolution authorizing the 
issuance of a Request for Proposals (RFP) to qualified vendors of Unified 
Communications as a Services (UCaaS/Hosted Voice)  to replace the existing 
phone system; and authorize the City Manager to award the contract for this 
system to the vendor whose proposal is determined to be the most 
advantageous to the City.  
 
Councilmember Gibbons commented on concerns with the language in the RFP 
and the lack of an authorized dollar amount. 
 
Information and Technologies Manager Lawson provided some clarification. 
 
After discussion, M/S: Gibbons/Landry - that the City Council adopt 
Resolution 12537 to authorize the issuance of a Request for Proposals 
(RFP) to qualified vendors of Unified Communications as a Services 
(UCaaS/Hosted Voice)  to replace the existing phone system; and authorize 
the City Manager to award the contract for this system to the vendor whose 
proposal is determined to be the most advantageous to the City. The 
motion was adopted by the following roll call vote: 
 
RESULT: ADOPTED  [UNANIMOUS] 
MOVER: Gibbons 
SECONDER: Landry 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

 
PUBLIC HEARINGS AND INTRODUCTION OF ORDINANCES 
 
16. Public Hearing to Consider the Application of Kelly Snider on Behalf of 

Trojan Storage of Campbell, LLC for a Zoning Map Amendment (PLN2018-
336) to Rezone the Project Site from C-PD (Condominium Planned 
Development) to M-1 (Light Industrial); a Conditional Use Permit with Site 
and Architectural Review (PLN2018-337) to Allow Construction of an 
Approximately 156,500 Square-Foot 3-Story Self-Storage Facility with a 
Basement Level and Caretaker/Employee Housing Unit, Including 
Associated Site, Lighting, Parking, and Landscaping Improvements, an 
Increased Floor Area Ratio (FAR) of 1.26, an Increase to the Allowable 
Fence Height, and an Adjustment to the Landscape Requirements; a 
Vesting Tentative Parcel Map (PLN2018-338) to Merge Existing Parcels, 
Abandon Existing Public and Private Easements, and to Establish a New 
Parcel with Associated Public and Private Easements, on Property Located 
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at 680 and 700 E. McGlincy Lane and a Major Modification (PLN2019-114) to 
a Previously Approved Planned Development Permit (PLN2005-
126/PLN2009-159) to Eliminate the Second Phase of the McGlincy Business 
Center Project Affecting Property Located at 680, 700, 710, and 750 E. 
McGlincy Lane in the C-PD (Condominium Planned Development) Zoning 
District.  A Mitigated Negative Declaration (PLN2018-339) Has Been 
Prepared for this Project (Introduction of Ordinances/Resolutions/Roll Call 
Vote)  
Recommended Action: The Planning Commission recommends that the City 
Council take the following actions: (1) adopt a resolution adopting a Mitigated 
Negative Declaration (PLN2018-339); (2) introduce an ordinance approving a 
Zoning Map Amendment (PLN2018-336); (3) adopt a resolution approving a 
Conditional Use Permit with Site and Architectural Review (PLN2018-337); (4) 
adopt a resolution approving a Vesting Tentative Parcel Map (PLN2018-338); 
and (5) introduce an ordinance approving a Major Modification (PLN2019-114) to 
a previously approved Planned Development Permit (PLN2005-126/PLN2009-
159). 

This is the time and place for a public hearing to  consider the application of Kelly 
Snider on behalf of Trojan Storage of Campbell, LLC for a Zoning Map 
Amendment (PLN2018-336) to rezone the project site from C-PD (Condominium 
Planned Development) to M-1 (Light Industrial); a Conditional Use Permit with 
site and architectural review (PLN2018-337) to allow construction of an 
approximately 156,500 square-foot 3-story self-storage facility with a basement 
level and caretaker/employee housing unit, including associated site, lighting, 
parking, and landscaping improvements, an increased floor area ratio (FAR) of 
1.26, an increase to the allowable fence height, and an adjustment to the 
landscape requirements; a Vesting Tentative Parcel Map (PLN2018-338) to 
merge existing parcels, abandon existing public and private easements, and to 
establish a new parcel with associated public and private easements, on property 
located at 680 and 700 E. McGlincy Lane and a Major Modification (PLN2019-
114) to a previously approved Planned Development Permit (PLN2005-
126/PLN2009-159) to eliminate the second phase of the McGlincy Business 
center project affecting property located at 680, 700, 710, and 750 E. McGlincy 
Lane in the C-PD (Condominium Planned Development) Zoning District. 
 
Senior Planner Fama presented the staff report dated December 3, 2019. 
 
Council discussed concerns with the proposed project and clarified the Planning 
Commission's recommendation in relation to the original proposed project. 
 
Mayor Waterman declared the public hearing open and asked if there was 
anyone in the audience wishing to be heard. 
 
Applicant Kelly Snider addressed the Council's concerns and introduced Brett 
Henry to talk about the storage facility. Brett Henry, owner of Trojan Storage, 
commented on the facility and the services it provides. Kelly Snider commented 
on the project's landscaping, setbacks, and asked that Council approve the 
original, three-story proposed project. 
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Francisco Jimenez, Campbell resident, stated an objection to the height of the 
project and encouraged Council to shorten the height of the project. 
 
Jeff Lola, Campbell resident, stated concerns with a three-story building being so 
close to residential homes. 
 
Mike Krisman, Campbell resident, commented on concerns with the project. 
 
Tim Franklin, Campbell resident, commented on the surrounding neighborhood 
and urged Council to go with a one or two-story building.  
 
Ashuma Yadava, Campbell resident, stated that the landscaping buffer is not 
sufficient, commented on concerns with the project and urged the Council to 
consider making it one-story. 
 
Bruce Jordan of Jordan Architects Inc spoke about the project, the process and 
requested that the Council approve the original design. 
 
There being no one else wishing to speak, Mayor Waterman closed the public 
hearing. 
 
Council discussed the three-story and two-story heights. 
 
After further discussion, M/S: Landry/Bybee - that the City Council approve 
the Planning Commission’s recommendation of reducing the building 
height on the back half of the  third floor to keep it to two floors; adopt 
Resolution 12538 adopting a Mitigated Negative Declaration (PLN2018-339); 
introduce Ordinance 2256 approving a Zoning Map Amendment (PLN2018-
336); adopt Resolution 12539 approving a Conditional Use Permit with Site 
and Architectural Review (PLN2018-337); adopt Resolution 12540 
approving a Vesting Tentative Parcel Map (PLN2018-338); and introduce 
Ordinance 2257 approving a Major Modification (PLN2019-114) to a 
previously approved Planned Development Permit (PLN2005-126/PLN2009-
159). Motion was adopted by the following roll call vote: 
 
RESULT: ADOPTED  [4 TO 1] 
MOVER: Landry 
SECONDER: Bybee 
AYES: Waterman, Landry, Resnikoff, Bybee 
NAYS: Gibbons 

 
City Clerk Wood read the title of Ordinance 2256. 
 
M/S: Bybee/Landry - that the City Council waive further reading of 
Ordinance 2256. The motion was adopted by a 4-1 vote (Councilmember 
Gibbons voted no). 
 
City Clerk Wood read the title of Ordinance 2257. 
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M/S: Bybee/Landry - that the City Council waive further reading of 
Ordinance 2257. The motion was adopted by a 4-1 vote (Councilmember 
Gibbons voted no). 

 
Council took a ten-minute recess. 
 

17. Public Hearing to Consider the Application of Cresleigh Homes 
Corporation, for a Zoning Map Amendment (PLN2016-383) to Amend the 
Campbell Zoning Map to Rezone the Project Site from P-D (Planned 
Development) to C-P-D (Condominium Planned Development); a Planned 
Development Permit with Density Bonus (PLN2016-378) to Allow 
Construction of a Mixed-Use Development Project Consisting of 59 
Residential Condominium Units, Two Commercial Spaces Totaling 6,512 
Square Feet, and Associated Improvements; a Vesting Tentative 
Subdivision Map (PLN2016-380) to Create 59 “Air Space” Residential 
Condominium Unit Parcels, One Commercial Unit Parcel, and One Common 
Lot with Associated Site Improvements; and a Tree Removal Permit 
(PLN2016-382) to Allow Removal of On-Site Protected Trees on Properties 
Located at 540, 558 and 566 East Campbell Avenue and 24 and 34 Dillon 
Avenue. A Mitigated Negative Declaration (PLN2016-381) Has Been 
Prepared for this Project. (Ordinance/Resolutions/Roll Call Vote)  
Recommended Action: The Planning Commission recommends that the City 
Council take the following actions: (1) adopt a resolution adopting a Mitigated 
Negative Declaration (PLN2016-381); (2) introduce an ordinance approving a 
Zoning Map Amendment (P-D to C-PD) (PLN2016-383); (3) introduce an 
ordinance approving a Planned Development Permit (PLN2016-378); (4) adopt a 
resolution approving a Vesting Tentative Subdivision Map (PLN2016-380); and 
(5) adopt a resolution approving a Tree Removal Permit (PLN2016-382). 

This is the time and place for a public hearing to  consider the application of 
Cresleigh Homes Corporation, for a Zoning Map Amendment (PLN2016-383) to 
amend the Campbell Zoning Map to rezone the project site from P-D (Planned 
Development) to C-P-D (Condominium Planned Development); a Planned 
Development Permit with density bonus (PLN2016-378) to allow construction of a 
mixed-use development project consisting of 59 residential condominium units, 
two commercial spaces totaling 6,512 square feet, and associated 
improvements; a vesting tentative subdivision map (PLN2016-380) to create 59 
“air space” residential condominium unit parcels, one commercial unit parcel, and 
one common lot with associated site improvements; and a Tree Removal Permit 
(PLN2016-382) to allow removal of on-site protected trees on properties located 
at 540, 558 and 566 East Campbell Avenue and 24 and 34 Dillon Avenue.  
 
Senior Planner McCormick presented the staff report dated December 3, 2019. 
 
Mayor Waterman declared the public hearing open and asked if there was 
anyone in the audience wishing to be heard. 
 
Deana Ellis, Vice President Land Resources for Cresleigh Home Corporation, 
spoke about the project design, the process, and the public outreach.  
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Doctor Mary Kilkenny, Campbell business owner, stated that her business is 
across from the proposed project, she supports it, and would like it to be 
approved. 
 
Michele Ralls, Campbell resident, and Campbell business owner, commented on 
issues with the current vacant lot, stated support for the proposed project and 
would like the project to be approved. 
 
Deana Ellis, Vice President Land Resources for Cresleigh Home Corporation, 
commented on the process and the public response. 
 
There being no one else wishing to speak, Mayor Waterman closed the public 
hearing. 
 
Council discussed the overall project and commented on some concerns. 
 
M/S: Resnikoff/Bybee - that the City Council adopt Resolution 12541 
adopting a Mitigated Negative Declaration (PLN2016-381); introduce 
Ordinance 2258 approving a Zoning Map Amendment (P-D to C-PD) 
(PLN2016-383); introduce Ordinance 2259 approving a Planned 
Development Permit (PLN2016-378); adopt a Resolution 12542 approving a 
Vesting Tentative Subdivision Map (PLN2016-380); and adopt a Resolution 
12543 approving a Tree Removal Permit (PLN2016-382). The motion was 
adopted by the following roll call vote: 
 
RESULT: ADOPTED  [UNANIMOUS] 
MOVER: Resnikoff 
SECONDER: Bybee 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

 
City Clerk Wood read the title of Ordinance 2258. 
 
M/S: Gibbons/Bybee - that the City Council waive further reading of 
Ordinance 2258. The motion was adopted unanimously. 
 
City Clerk Wood read the title of Ordinance 2259. 
 
M/S: Gibbons/Bybee - that the City Council waive further reading of 
Ordinance 2259. The motion was adopted unanimously. 
 

18. Resolution Approving Amendments to 2019-20 Schedule of Fees and 
Charges Adding a Transaction Processing Fee for Credit Card, Debit Card, 
and eCheck (ACH) Transactions (Resolution/Roll Call Vote)  
Recommended Action: That the City Council approve a resolution amending the 
FY 2019-20 Schedule of Fees and Charges to add a Transaction Processing Fee 
for credit card, debit card, and eCheck (ACH) transactions. 

Finance Director Fuentes presented the staff report dated December 3, 2019. 
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Council discussed the fees and commented on some concerns. 
 
After further discussion, M/S: Gibbons/Bybee - that the City Council adopt 
Resolution 12544 amending the FY 2019-20 Schedule of Fees and Charges 
to add a Transaction Processing Fee for credit card, debit card, and eCheck 
(ACH) transactions. The motion was adopted by the following roll call vote: 
 
RESULT: ADOPTED  [4 TO 1] 
MOVER: Gibbons 
SECONDER: Bybee 
AYES: Landry, Resnikoff, Bybee, Gibbons 
NAYS: Waterman 

NEW BUSINESS 

19. Resolution Introducing the Legislative Advocacy Principles 
(Resolution/Roll Call Vote)  
Recommended Action: Adopt a resolution introducing the Legislative Advocacy 
Principles Policy as Section 1.31 of the City Council Policy Manual. 

City Manager Loventhal presented the staff report dated December 3, 2019. 
 
Council commented on the policy, expressed concerns with the language, and 
discussed revising the proposed policy. 
 
After further discussion, Council decided to take no action on this item. 
 

20. Resolution Approving Revisions to the Street Names Policy 
(Resolution/Roll Call Vote)  
Recommended Action: The Civic Improvement Commission recommends that 
the City Council adopt a resolution approving the Street Names Policy changes.  
 
Senior Services Supervisor, Wong-Erling presented the staff report dated 
December 3, 2019. 
 
Council discussed concerns with criteria D (4) and suggested that naming criteria 
not allow living individuals. 
 
After discussion, M/S: Landry/Resnikoff - that the City Council adopt 
Resolution 12545 approving the Street Names Policy changes, with an 
amendment to take out D (4) and adding that it has to be a person that is 
deceased. 
 
After discussion, Vice Mayor Landry clarified that the word "deceased" will be 
added to the first sentence in section D so that it will state "The following criteria 
shall be used in evaluating the merit of naming requests for deceased 
individual(s) of historical significance:” 
 
Councilmember Resnikoff accepted the clarification. 
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Motion was adopted by the following roll call vote: 
 
RESULT: ADOPTED  [UNANIMOUS] 
MOVER: Landry 
SECONDER: Resnikoff 
AYES: Waterman, Landry, Resnikoff, Bybee, Gibbons 

 
21. Receive an Update on Review of Payroll Processes and Systems and 

Suggested Improvements  
Recommended Action: That the City Council receive an update on the review of 
payroll processes and systems and suggested improvements. 
 
City Manager Loventhal stated that this item is an update and there is no action 
requested. 
 
Council accepted the report. 

COUNCIL COMMITTEE REPORTS 

22. Council Committee Reports  
Recommended Action: Report on committee assignments and general 
comments. 

This item was continued. 

ADJOURN 

Mayor Waterman adjourned the meeting at 11:43 p.m. 
 
 APPROVED: 
ATTEST: 

Richard M. Waterman, Mayor 

Wendy Wood, City Clerk 
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RESOLUTION NO. 12539

BEING A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF CAMPBELL APPROVING A CONDITIONAL USE PERMIT

WITH SITE AND ARCHITECTURAL REVIEW ( PLN2018-337) TO
ALLOW CONSTRUCTION OF A SELF -STORAGE FACILITY

WITH A BASEMENT LEVEL AND CARETAKER/ EMPLOYEE
HOUSING UNIT, INCLUDING ASSOCIATED SITE, LIGHTING, 
PARKING, AND LANDSCAPING IMPROVEMENTS, AN

INCREASE TO THE ALLOWABLE FENCE HEIGHT, AND AN
ADJUSTMENT TO THE LANDSCAPE REQUIREMENTS ON

PROPERTY LOCATED AT 680 AND 700 E MCGLINCY LANE. 
FILE NO.: PLN2018- 337

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 City Council finds as follows with regard to File Number PLN2018- 337: 

Environmental Finding

1. An Initial Study has been prepared for the proposed project which provides
documentation for the factual basis for concluding that a Mitigated Negative
Declaration may be adopted since no substantial evidence exists, in light of the

whole record, that the project may have a significant effect on the environment as
conditioned. 

Evidentiary Findings

1. The Project Site is composed of two approximately one -acre parcels, located along
the south side of E. McGlincy Lane, between Westchester and Forman Drives, and
is currently developed with an outdoor cargo storage container facility. 

2. The Project Site would be located within the M- 1 ( Light Industrial) Zoning District as
shown on the City of Campbell Zoning Map upon approval of a concurrently
considered Zoning Map Amendment. The purpose of the M- 1 ( Light Industrial) 

Zoning District is as follows (CMC Sec. 21. 10. 080.A.): 

The M- 1 zoning district is designed to encourage sound industrial development ( e. g., light

manufacturing, industrial processing, storage and distribution, warehousing), in addition to

service commercial uses ( e. g., motor vehicle repair facilities) in the city by providing and
protecting an environment exclusively for this type of development, subject to regulations

identified in this Zoning Code which are necessary to ensure the protection of nearby
residential- uses from hazards, noises, or other related disturbances. Industries producing
substantial amounts of hazardous waste, odor, or other pollutants would be prohibited. 
Businesses serving commercial uses ( e. g., food service or office supply) would generally be
allowed as ancillary uses, subject to appropriate development and design standards and
guidelines. The M- 1 zoning district is consistent with the light industrial land use designation of
the General Plan. 
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3. The Project Site is designated

Use Diagraml. The purpose of
Plan Pg. LUT111) is as follows: 

Light Industrial as shown on the General Plan Land
the Light Industrial Land Use designation ( General

This designation is intended to provide and protect industrial lands for a wide range of light
manufacturing, industrial processing, general service, warehousing, storage and distribution
and service commercial uses, such as automobile repair facilities. Industries producing
substantial ' amounts of hazardous waste or odor and other pollutants are not permitted. 
Businesses iserving commercial uses such as food services or office supply would be allowed
as ancillary uses, subject to appropriate standards. 

4. The Proposed, Project is an application for a Zoning Map Amendment ( PLN2018- 336) to
rezone the project site from C=PD ( Condominium Planned Development) to M- 1 ( Light

Industrial); a Conditional Use Permit with Site and Architectural Review (PLN2018-337) 
to allow construction of an approximately 156, 500 square -foot 3-story self -storage
facility with a basement level and caretaker/employee housing unit, including associated
site, lighting, ' parking, and landscaping improvements, an increased floor area ratio
FAR) of 1. 26, an increase to the allowable fence height, and an adjustment to the

landscape requirements; a Vesting Tentative Parcel Map ( PLN2018- 338) to merge

existing parcels, abandon existing public and. private easements, and to establish a new
parcel with associated public and private easements, on property located at 680 and
700 E McGlincy Lane and a Major Modification ( PLN2019- 114) to a previously
approved Planned Development Permit ( PLN2005- 126/PLN2009- 159) to eliminate the
second phase of the McGlincy Business Center Project affecting property located at
680, 700, 710, 1 and 750 E McGlincy Lane. 

5. The Proposed Project would result in a " self -storage facility" with a

caretaker/ employee housing unit," which are both conditionally permissible land
uses in the M- 1 ( Light Industrial) Zoning District, allowable upon approval of a
Conditional Use Permit. 

I
6. The M- 1 ( Light Industrial) Zoning District limits storage facilities to " one facility per

every five thousand people of the population" ( CMC Section 21. 10. 080. C. 43). The

California Department of Finance indicates that the City of Campbell' s population is
43, 250 residents as of January 1, 2019, allowing establishment of eight ( 8) self - 

storage facilities within the City. Since the Proposed Project would replace a
recognized storage facility, the total number of self -storage facilities would remain at
eight, as shown in the table below. 

Name I Address Year Approved

1 Trojan Storage ( Proposed Project) 680- 700 E. McGlincy Ln. 
2 Kirk' s Mini Storage 61 Dillon Ave. 1986

3 Public Storage 155 E. Sunnyoaks Ave. 1973

4 Public Storage 509 Salmar Ave. 1987

5 Public Storage 175 S. Curtner Ave. 1984

6 Extra Space Storage 241 W. Sunnyoaks Ave. 1979

7 Extra Space Storage 187 E. Sunnyoaks Ave. 1995

8 Extra Space Storage 50 Curtner Ave. 1997
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7. The Proposed Project would not conflict with General Plan Land Use Strategy LUT- 
9. 30 ( Single - Purpose Buildings), below, because the strategy had been

implemented with the 2004 Zoning Code Update that made self -storage facilities a
conditionally permitted use. Additionally, the Proposed Project would incorporate a
modular demising wall and door systems allowing the floor plans to be altered to
accommodate future uses. 

Strategy LUT- 9. 3o: Single -Purpose Buildings: Discourage the development of single -purpose
buildings ( i. e. self -storage facilities). , 

8. The Proposed Project would result in a land use —self -storage facility —that would be

less obtrusive to abutting residential properties than traditional industrial activities
such as manufacturing, machining, and automotive businesses that would generate
greater amounts of noise, light, and traffic. 

9. The Proposed Project's internal configuration would substantially comply with the
following General Plan strategies pertaining to the design of parking lots to minimize
the impact to the public street system through appropriate placement of driveways
and provision of an efficient circulation design. 

Strategy LUT- 12. b: Driveways: Ensure that driveways are a sufficient distance from intersections. 

Strategy LUT- 12. c: Parking Lot Design: Design parking lots to minimize impacts on the street
system by providing adequate sized driveways, sufficient queuing and
efficient circulation. 

10. The Proposed Project incorporates high quality features and materials consistent
with the following General Plan policy and strategies: 

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. 

11. The Proposed Project would provide 49 parking stalls. The Campbell Municipal
Code does not provide a specific standard for self -storage facilities such that the
Community Development Director may establish a standard pursuant to CIVIC
Section 21. 28. 040. E ( Uses not listed). Absent a comparable standard from which the

Community Development Director could use as a guide in determining the minimum
number of parking spaces to be provided, the Institute of Transportation Engineers
ITE) Parking Generation Manual was referred, which indicates provision of 20 stalls

would be adequate for the facility. Therefore, the Proposed Project would provide
adequate parking in compliance with the following General Plan Policy: 

Policy LUT- 5. 3h: Parking and Circulation: Provide adequate parking and encourage circulation
patterns' to serve commercial districts so as to discourage commercial traffic
into adjacent residential zones. 
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12. The Proposed Project is expected to generate up to 1. 5 trips per 1, 000 square -feet
or approximately 256 daily trips a day for the proposed project ( including trips
generated by the on -site caretaker/ employee unit) according to the ITE Trip
Generation Manual. Of these trips, only a nominal number may occur during the AM
and PM " peak hours", 18 and 29 trips, respectively, which is below the threshold for
a traffic impact analysis of 100 net new peak hour trips as specified by the VTA
Transportation Impact Analysis Guidelines. 

13. The Proposed Project would result in a landscape area of approximately 15, 000
square - feet or 17% of the site' s net lot area, exceeding the City' s minimum 8% 
requirement for M- 1 ( Light Industrial) zoned properties consistent with the following
General Plan policy, which encourages the use of landscaping treatment as a
means to improve the aesthetic quality and functional use of new development
projects. 

Policy LUT- 10. 1: Landscaping: Encourage the retention and planting of landscaping to
enhance the natural and built environment. 

14. The Proposed Project includes an associated adjustment to the landscape

requirement to accommodate the shared access and parking proposed along the
easterly property line as permitted by CMC Section 21. 26. 050. 

15. The Proposed Project maintains and proposes eight -foot fencing in order to provide
adequate buffer with adjacent land uses consistent with CMC Section 21. 18. 120

Screening and Buffering). 

16. In recognition of the presence of residential properties to the south along Regis
Drive, it is necessary to restrict the hours in which customers may access storage
units due to the noise generated by vehicles and movement of stored items in
furtherance of the City of Campbell' s noise policy pursuant to CMC Section
21. 16. 070 ( Noise). 

17. The Proposed Project will not have an impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and officially
adopted pursuant to law by federal, state, or local agencies. 

18. In review of the Proposed Project, the City Council considered the proposed
project's traffic safety, traffic congestion, site circulation, landscaping, structure

design, and site layout. 

19. In review the Proposed Project, the City Council also weighed the public need for, 
and the benefit to be derived from, the project, against any impacts it may cause. 

20. No substantial evidence has been presented which shows that the Proposed
Project, as currently presented and subject to the required conditions of approval, 
will have a significant adverse impact on the environment. 
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21. There is a reasonable relationship and a rough proportionality between the
Conditions of Approval and the impacts of the project. 

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

23. No substantial evidence has been presented from which a reasonable argument
could be made that shows that the Proposed 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 pursuant to CIVIC Section 21. 46.040 and
Section 21. 46. 050 and in consideration of the entire administrative record, the City
Council further finds and concludes that: 

Conditional Use Permit Findings ( CIVIC Sec. 21. 46. 040): 

1. As conditioned, 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 Campbell Municipal Code; 

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

6. As conditioned, the establishment, maintenance, or operation of the proposed use 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; 

Site and Architectural Review Permit Finding ( CIVIC Sec. 21. 42. 060. B): 

7. As conditioned, the project will be consistent with the general plan; 

8. As conditioned, the project will aid in the harmonious development of the immediate
area; 
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9. As conditioned, the project is consistent with applicable adopted design guidelines, 
development agreement, overlay district, area plan, neighborhood plan, and specific
plan( s); 

Fence Exception Findings ( CMC Sec. 21. 18. 060. E): 

10. The change would not impair pedestrian or vehicular safety; 

11. The change would result in a more desirable site layout; 

12. The change would not be detrimental to the health, safety, peace, morals, comfort or
general welfare of persons residing or working in the neighborhood of the change; 

13. The change would not be detrimental or injurious to property and improvements in
the neighborhood or to the general welfare of the city; 

Landscape Adjustment Finding ( CMC Sec. 21. 26.050): 

14. There are unique or special circumstances that warrant an adjustment to the

landscaping requirement (side yard landscaping); 

THEREFORE, BE IT RESOLVED that the City approves a Conditional Use Permit with
Site and Architectural Review ( PLN2018- 337) to allow construction of a self -storage

facility with a basement level and caretaker/ employee housing unit, including associated
site, lighting, parking, and landscaping improvements, an increase to the allowable

fence height, and .an adjustment to the landscape requirements on property located at
680 and 700 E McGlincy Lane, subject to the attached Conditions of Approval

attached Exhibit A). 

PASSED AND ADOPTED this 3rd day of December, 2019, by the following roll call
vote: 

AYES: COUNCILMEMBERS: Resnikoff, Bybee, Landry, Waterman
NOES: COUNCILMEMBERS: Gibbons

ABSENT: COUNCILMEMBERS: None
ABSTAIN: COUNCILMEMBERS: None

APPROVED: 

Richard M. Waterman, Mayor

Jia-4ATTEST: 
Wendy' Wood, City Clerk



EXHIBIT A

CONDITIONS OF APPROVAL

Conditional Use Permit with Site and Architectural Review

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

Approved Project: Approval is granted for a Conditional Use Permit with Site and
Architectural Review ( PLN2018- 337) to allow construction of a self -storage facility with a
basement level and caretaker/ employee housing unit, including associated site, lighting, 
parking, and landscaping improvements, an increase to the allowable fence height, and
an adjustment to the landscape requirements on property located at 680 and 700 E
McGlincy Lane. The project shall substantially conform to the Revised Project Plans
consisting of architectural, civil engineering, and landscaping drawings) and Written

Description stamped as received by the Planning Division on September 16, 2019 and
September 11, 2019, respectively, except as modified by the required revisions specified
by Conditions of Approval No. 9 ( Redesign of Facility) and No. 10 ( Plan Revisions). 

2. Permit Expiration: The Conditional Use Permit with Site and Architectural Review ( heron
Approval") shall be valid for one year from the effective date established by Condition

approval No. 3 ( Approval Effectiveness). Within this one-year period, a building permit
must be issued to " establish" the Approval pursuant to Campbell Municipal Code ( CMC) 
Section 21. 56. 030. B. 1 ( Issuance of Building Permit). Failure to meet this deadline will
result in the Approval being rendered void. Once established, this Approval shall be valid
in perpetuity on the property, except upon revocation pursuant to Condition of Approval
No. 17 ( Revocation of Permit). 

3. Approval Effectiveness: This Approval shall not be effective until Ordinance No. 2256
and 2257 are effective ( 30 days following passage and adoption), approving the
associated Zoning Map Amendment ( PLN2018- 336) and Major Planned Development
Permit Modification ( PLN2019- 114), respectively, have become effective. 

4. 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. 

5. Signacge: No signage is authorized as part of this Approval. All new signage shall be
subject to approval of a Sign Permit in compliance with CMC Chapter 21. 30 ( Signs). 

6. Tract Map: Exercise of this Approval is contingent upon recordation of the Parcel Map to
merge existing parcels, abandon existing public and private easements, and to establish
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a new parcel with associated public and private easements. The Parcel Map shall be
recorded prior to the issuance of building or grading permits. 

7. Park Impact Fee: Prior to issuance of a Building Permit, payment of a park impact fee at
the " secondary living unit" rate shall be paid pursuant to Chapter 13. 08 ( Park Impact Fee
and Park Land Dedication Developments). 

8. Indemnity Agreement: Within five ( 5) working days following this Approval and before
recordation of a Notice of Determination ( NOD) the applicant and property owner shall
enter into an agreement satisfactory to the City Attorney to indemnify and defend the
City of Campbell, its officers, officials, employees, and agents from any and all actions, 
liabilities, losses, and torts, including attorney' s fees arising out of or connected unto any
challenge to the decision of the City on this application. Failure to satisfy this
requirement shall be cause for revocation of the Approval pursuant to Condition of
Approval No. 17 ( Revocation of Permit). 

9. Redesign of Facilitx: Prior to submittal of a building permit application for the approved
self -storage facility, the applicant shall submit revised architectural and site improvement
drawings depicting removal of the third story along the rear half of the building. The
revised design shall substantially maintain the building placement and site layout
depicted in the Approved Project Plans. If the Community Development Director finds
the revised plans in substantial compliance with this Approval, they shall be approved by
a Zoning Clearance. If the Community Development Director determines that the revised
plans are not in substantial compliance with this Approval, the Zoning Clearance shall be
denied, and the applicant informed of the deficiencies that resulted in the denial. At such
time, the applicant may either correct the identified deficiencies or apply for a
Modification to this Approval to be reviewed by the Site and Architectural Review
Committee and considered by the Planning Commission. The Planning Commission' s
decision shall be final unless appealed to the City Council. 

10. Plan Revisions: The construction and on -site improvements plans submitted for building
and grading permits shall incorporate the following revision( s) and/ or additional sheet( s): 

a. A sectional drawing showing that roof -mounted mechanical equipment will be
completely concealed by the parapet. 

b. Appropriate notes and details to demonstrate compliance with the relevant

requirements of the Condition of Approval No. 12 ( Operational Standards). 

c. Appropriate notes and details to demonstrate compliance with the Mitigation
Measures as specified by Condition of Approval No. 16 ( Mitigation Measures). 

d. The landscaping drawings shall incorporate all necessary revisions that may be
required by Condition of Approval No. 11 ( Water Efficient Landscape Ordinance). 

e. The adopted City Council Resolution, including these Conditions of Approval, shall
be included in full behind the coversheet of the construction drawings. 
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f. A final utility plan indicating the placement and proposed screening of PG& E utility
transformer) boxes and San Jose Water Company back -flow preventers, prepared

to the satisfaction of the Community Development Director. 

Compliance with these requirement( s) and plan revision( s) shall be subject to the

satisfaction of the Director of Community Development. 

11. Water Efficient Landscape Standards: This project is subject to the California Model
Water Efficient Landscape Ordinance ( MWELO). The site improvement ( grading & 
drainage) permit plans shall demonstrate compliance with the applicable MWELO and
landscaping requirements and shall include the following: 

a. A Landscape Documentation Package prepared by an authorized and licensed
professional demonstrating compliance with the full MWELO requirements with
the following required elements: 

a. Project Information per Section 492. 3. 
b. 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 8.5xl1 hard copy or pdf via email to the project

planner. 

c. 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). 

d. Landscape Design Plan per Section 492.6. 
e. Irrigation Design Plan per Section 492. 7. 
f. 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. 

b. A completed Landscape Information Form. 

c. A note on the Cover Sheet in minimum 1/ 2" high lettering stating " An Irrigation
Audit, Certificate of Completion, and Certificate of Installation shall be submitted
prior to building permit final'. 

Note: Trees along the rear property line shall be of a specie(s) determined by the
Community Development Director to ensure adequate screening of the facility. 

12. Operational Standards: Operation of the approved self -storage facility shall conform to
the following operational standards. Significant deviations from . these standards ( as

determined by the Community Development Director) shall require approval by the City
Council upon recommendation by the Planning Commission. 

a. Approved Use: The approved use is a " self -storage facility," which is a subset

of the " storage facility" land use, as defined by the Campbell Municipal Code
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and limited by the operational standards listed herein. Activity inconsistent with
this land use definition is prohibited, specifically including " warehousing" and

wholesaling and distribution". An ancillary " caretaker/ employee housing" unit is
also permitted, as limited by the operational standards listed herein. 

b. Caretaker/ Employee Housing Unit: Consistent with CIVIC Section 21. 36. 040
Caretaker or employee housing), the caretaker/ employee housing unit shall be

occupied by a caretaker/employee for the purpose of providing security for the
self -storage facility. This restriction shall not be construed as to prohibit
residency of the housing unit by family member(s) of the caretaker/employee. 

C. Hours of Operation: Hours of operation for the self -storage facility shall be as
follows. Customers shall only be allowed to access storage units during the
Facility Hours." General customer -related office activity shall occur only during

the specified " Office Hours," excluding the customary and reasonable use of the
Caretaker/ Employee. Housing Unit office for administrative activity. 

Facility Hours: 7: 00 AM to 8: 00 PM, Monday — Friday
8: 00 AM to 7: 00 PM, Saturday — Sunday

Office Hours: 9: 00 AM to 6: 00 PM, Monday — Friday
10: 00 AM to 4: 00 PM, Saturday — Sunday

d. Controlled Access: Access to the storage units by customers shall be limited
to the approved " Facility Hours", as restricted by a security -coded gating
system. 

e. Smoking: " No Smoking" signs shall be posted on the premises in compliance
with CIVIC Sec. 6. 11. 060. 

Noise: Regardless of decibel level, no noise generated by the self -storage
facility 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. 17.( Revocation of
Permit). 

g. Limitation on Storage: Lease agreements shall specifically prohibit the storage
of hazardous or toxic materials as defined by the California Building and Fire
Codes. 

h. Trash Disposal and Clean -Up: Refuse and recycling receptacles shall be kept
within the trash room except during collection in compliance with CIVIC 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 " Facility Hours". 
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Loitering: There shall be no loitering allowed on the premises. The business
owner is responsible for monitoring the premises to prevent loitering. 

j. Property Maintenance: The property is to be maintained free of any
combustible trash, debris, and weeds until the time that actual construction
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). 

k. Landscape Maintenance: All landscaped areas shall be continuously
maintained in accordance with CIVIC 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. 

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

m. Parking and Driveways: All parking and driveway areas shall be maintained in
compliance with the standards provided in CIVIC Chapter 21. 28 ( Parking and
Loading). 

n. Security Cameras: The facility shall be monitored by a high -definition security
camera system, which shall cover all exterior areas of the property. Surveillance
video shall be retained for a minimum of thirty ( 30) days and be made available
to the Police Department upon request. 

o. Security Plan: If deemed necessary by the. Police Department, the business
owner shall prepare a security plan to the satisfaction of the Police Chief, 
including, but not limited to, provision of private security and/ or additional
security cameras. 

13. Planning Mitigation Monitoring: Prior to issuance of building or grading permits the
applicant shall pay a Mitigation Monitoring Fee as established by the Schedule of Fees. 

14. Construction Hours/ Fines/ Stop Work Notice: Failure to comply with permitted working
hours that result in verified complaints may result in the issuance of a Stop Work Notice
issued to the project with cessation of work for a minimum of seven ( 7) days from the
date of issuance and an Administrative fine of up to $ 1, 000. 00. 

15. 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.' 

16. Mitigation Measures: The approved project shall incorporate all Mitigation Measures
identified in the Mitigated Negative Declaration ( MND), as restated below for reference: 

Mitigation Measure AQ-1: During any construction period ground disturbance, the
applicant shall ensure that the project contractor implement measures to control
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dust and exhaust. Implementation of the measures recommended by BAAQMD
and listed below would reduce the air quality impacts associated with grading and
new construction to a less -than -significant level. Additional measures are identified
to reduce construction equipment exhaust emissions. The contractor shall

implement the following best management practices that are required of all projects: 

1) All exposed surfaces ( e. g., parking areas, staging areas, soil piles, graded areas, 
and unpaved access roads) shall be watered two times per day. 

2) All haul trucks transporting soil, sand, or other loose material off -site shall be
covered. 

3) All visible mud or dirt track -out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited. 

4) All vehicle speeds on unpaved roads shall be limited to 15 miles per hour ( mph). 

5) All roadways, driveways, and sidewalks to be paved shall be completed as
soon as possible. Building pads shall be laid as soon as possible after grading
unless seeding or soil binders are used. 

6) Idling times shall be minimized either by shutting equipment off when not in use
or reducing the maximum idling time to 5 minutes ( as required by the California
airborne toxics control measure Title 13, Section 2485 of California Code of
Regulations [ CCR]). Clear signage shall be provided for construction workers at
all access points. 

7) All construction equipment shall be maintained and properly tuned in

accordance with manufacturer's specifications. All equipment shall be checked

by a certified mechanic and determined to be running in proper condition prior to
operation. 

8) Post a publicly visible sign with the telephone number and person to contact at
the Lead Agency regarding dust complaints. This person shall respond and take
corrective action within 48 hours. The Air District' s phone number shall also be
visible to ensure compliance with applicable regulations. 

Mitigation Measure AQ-2: The project shall develop a plan demonstrating that the
off -road equipment used on -site to construct the project would achieve a fleet -wide
average 85- percent reduction in DPM exhaust emissions or greater. Specifically, all
diesel -powered off -road equipment, larger than 25 horsepower, operating on the
site for more than two days continuously shall, at a minimum, meet U. S. EPA NOx
and particulate matter emissions standards for Tier 3 engines and this equipment
shall include CARB- certified Level 3 Diesel Particulate Filters9 or equivalent. 

Equipment that meets U. S. EPA Tier 4 interim standards or use of equipment that is

electrically powered or uses non -diesel fuels would meet this requirement. 

Mitigation Measure CUL- 1: If archaeological or paleontological resources are
encountered during excavation or construction, construction personnel shall be
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instructed to immediately suspend all activity in the immediate vicinity of the
suspected resources and the City and a licensed archeologist or paleontologist
shall be contacted to evaluate the situation. A licensed archeologist or

paleontologist shall be retained to inspect the discovery and make any necessary
recommendations to evaluate the find under current CEQA guidelines prior to the
submittal of a resource mitigation plan and monitoring program to the City for
review and approval prior to the continuation of any on -site construction activity. 

Mitigation Measure CUL-2: In the event a human burial or skeletal element is

identified during excavation or construction, work in that location shall stop
immediately until the find can be properly treated. The City and the Santa Clara
County Coroner' s office shall be notified. If deemed prehistoric, the Coroner' s office
would notify the Native American Heritage Commission who would identify a " Most
Likely Descendant ( MLD)." The archeological consultant and MLD, in conjunction

with the project sponsor, shall formulate an appropriate treatment plan for the find, 
which might include, but not be limited to, respectful scientific recording and
removal, being left in place; removal and reburial on site, or elsewhere. Associated

grave goods are to be treated in the same manner. 

Mitigation Measure GEO- 1: The applicant shall comply with the recommendations
in the Geotechnical Evaluation, dated August 24, 2018 prepared by EEI

Engineering Solutions. Such recommendations shall be incorporated into the

project's final engineering design as submitted to the Campbell Building Division for
issuance of a building - permit. The project shall use standard engineering
techniques and conform to the requirements of the International Building Code to
reduce the potential for seismic damage and risk to future occupants. 

Mitigation Measure HAZA: Prior to issuance of a demolition permit, a qualified
contractor shall assess the property for presence of Lead -based paint ( LBP) and
Asbestos containing building materials ( ACBM), and if present, prepare a plan, to
the satisfaction of the Building Official, to properly manage and dispose of such
materials. 

Mitigation Measure N0I- 1: The following measures shall be implemented during
all phases of the project ( e. g. demolition, grading, and construction): 

1) In accordance with the Campbell Municipal Code, construction activities shall be
limited to the hours between 8: 00 a. m. and 5: 00 p. m., Monday through Friday, 
and between 9: 00 a. m. to 4: 00 p. m. on Saturdays, with no construction occurring
on Sundays or Holidays. 

2) Equip all internal combustion engine -driven equipment with intake and exhaust
mufflers that are in good condition and appropriate for the equipment. 

3) Unnecessary idling of internal combustion engines should be strictly prohibited. 
4) Locate stationary noise -generating equipment, such as air compressors or

portable power generators, as far as possible from sensitive receptors as
feasible. 
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5) Utilize " quiet" air compressors and other stationary noise sources where
technology exists. 

6) Construction staging areas shall be established at locations that will create the
greatest distance between the construction - related noise sources and noise - 
sensitive receptors nearest the project site during all project construction. 

7) Control noise from construction workers' radios to a point where they are not
audible at existing residences bordering the project site. 

8) The contractor shall prepare a detailed construction plan identifying the schedule
for major noise -generating construction activities and notify in writing all adjacent
business, residences, and other noise -sensitive land uses of the construction
schedule. The construction plan shall identify a procedure for coordination with
adjacent residential land uses so that construction activities can be scheduled to
minimize noise disturbance. 

9) Designate a " disturbance coordinator" who would be responsible for responding
to any complaints about construction noise. The disturbance coordinator will

determine the cause of the noise complaint ( e. g., bad muffler, etc.) and will

require that reasonable measures be implemented to correct the. problem. 
Conspicuously post a telephone number for the disturbance coordinator at the
construction site and include in it the notice sent to neighbors regarding the
construction schedule. 

17. Revocation of Permit: Operation of the self -storage facility pursuant to this Approval 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. land use permit
if it is determined that the land use has become a nuisance to the City' s public health, 
safety or welfare or for violation of Conditions of Approval or any standards, codes, or
ordinances of the City of Campbell. The business owner shall be obligated to cover the
actual cost of all staff time associated with revocation proceedings. This obligation may
be enforced by the City as permitted by law. 

At the discretion of the Community Development Director, if self -storage facility
generates three ( 3) verifiable complaints related to violations of Conditions of Approval, 

including noise and hours of operation within a. six ( 6) month period, a public hearing
before the City Council, upon recommendation of the Planning Commission, may be
scheduled to consider modifying Conditions of Approval or revoking the Approval. The
Community Development Director may commence proceedings for the revocation upon
the occurrence of less than three ( 3) complaints if the Community Development Director
determines that the alleged violation warrants such an action. The Director may also at
such time immediately restrict the facility' s hours of operation. 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
facility that are reasonably determined to be a direct result of the business; 

b. The number of complaints received from residents, business owners and other

citizens concerning the operation of an establishment; and

c. Observed violations of Conditions of Approval. 
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Building Division

18. Construction Activity: The following standards shall apply to construction of the project: 
Construction Hours ( CMC 18. 04. 052): Construction activity shall be limited to the
hours of 8: 00 AM to 5: 00 PM daily, Monday through Friday. Saturday hours of
construction shall be 9: 00 AM to 4: 00 PM. There shall be no construction activity on
Sundays or National Holidays. 

Construction Noise ( CMC 18. 04. 052): No loud environmentally disruptive noise over
fifty dbs., such as air compressors without mufflers, continuously running motors or
generators, loud playing musical instruments or radios will be allowed during the
authorized hours of construction, Monday through Saturday, where such noise may
be a nuisance to adjacent residential neighbors. Such nuisances shall be

discontinued. 

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. 

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

19. Permits Required: A building permit application shall be required for the proposed new
commercial storage structure. The building permit shall include

Electrical/ Plumbing/ Mechanical fees when such work is part of the permit. 

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

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

22. 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. 

23. 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. 

24. 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. 

25. Foundation Inspection: 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
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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

26. 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. 

27. 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. 0 Chapter 1, Section 106. Please obtain City of Campbell, Special
Inspection forms from the Building Inspection Division Counter. 

28. 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. 

29. 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. 

30. Title 24 Accessibility - New Commercial: This project shall comply fully with Chapter 11 B
of the California Building Code 2016 ed. 

31. 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: 

i) Campbell Union School District ( 378- 3405) 
ii) Campbell Union High School District ( 371- 0960) 
iii) Moreland School District ( 874- 2900) 
iv) 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) 

32. 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. 
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33. Storm Water Requirements: Storm water run- off from impervious surface created by this
permitted project shall be directed to vegetated areas on the project parcel. Storm water
shall not drain onto neighboring parcels. 

PUBLIC WORKS DEPARTMENT

34. Tentative Vesting Parcel Map: All Conditions of Approval of the Tentative Vesting Parcel
Map ( PLN2019- 338) shall be implemented and fulfilled to the satisfaction of the City
Engineer. 

COUNTY FIRE DISTRICT

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

Building Department all applicable construction permits. 

35. Fire Sprinklers Required: 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. Standpipes Required: Standpipe systems shall be provided in new buildings and
structures in accordance with this section. Fire hose threads used in connection with
standpipe systems shall be approved and shall be compatible with fire department hose
threads. The location of fire department hose connections shall be approved. 

Standpipes shall be manual wet type. In buildings used for high -piled combustible
storage, fire hose protection shall be in accordance with Chapter 32. Installation
standard. Standpipe systems shall be installed in accordance with this section and
NFPA 14 as amended in Chapter 47. CFC Sec. 905

37. Public/Private Fire Hydrant(s) Required: Provide public fire hydrant(s) at location(s) to
be determined jointly by the Fire Department and San Jose Water Company. 
Maximum hydrant spacing shall be 500 feet, with a minimum single hydrant flow of
1, 500 GPM at 20 psi, residual. Fire hydrants shall be provided along required fire
apparatus access roads and adjacent public streets. CFC Sec. 507, and Appendix B
and associated Tables, and Appendix C. Sheet C36 identifies location of the existing
fire hydrants. 
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38. 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
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). 2010 CFC Sec. 903. 3. 5 and

Health and Safety Code 13114. 7. 

39. Emergency Radio Responder Coverage: Emergency responder radio coverage in new
buildings. All new buildings shall have approved radio coverage for emergency

responders within the building based upon the existing coverage levels of the public
safety communication systems of the jurisdiction at the exterior of the building. This
section shall not require improvement _of the existing public safety communication
systems. Refer to CFC Sec. 510 for further requirements Emergency Radio Responder
Coverage requirements applies to all buildings. 

40. Required Fire Dept. Access: ( 1) Commercial and Industrial Developments: Buildings

exceeding three stories or 30 feet in height. Buildings or facilities exceeding 30 feet
9144 mm) or three stories in height shall have at least two means of fire apparatus

access for each structure. ( 2) Buildings exceeding 62, 000 square feet in area. 
Buildings or facilities having a .gross building area of more than 62, 000 square feet
5760 mm) shall be provided with two separate and approved fire apparatus access

roads. Exception: Projects having a gross building area of up to 124, 000 square feet
11520 mm) that have a single approved fire apparatus access road when all buildings

are equipped throughout with approved automatic sprinkler systems. CFC Sec. 903 as

adopted and amended by CBLMC. 

41. Required Aerial Access: ( 1) Where required: Buildings or portions of buildings or
facilities exceeding 30 feet ( 9144 mm) in height above the lowest level of fire

department vehicle access shall . be provided with approved fire apparatus access

roads capable of accommodating fire department aerial apparatus. Overhead utility

and power lines shall not be located within the aerial fire apparatus access roadway. 
2) Width: Fire apparatus access roads shall have a minimum unobstructed wid th of

26 feet (7925) in the immediate vicinity of any building or portion of building more than
30 feet ( 9144 mm) in height. ( 3) Proximity to building: At least one of the required
access rou tes meeting this condition shall be located within a minimum of 15 feet

4572) and a maximum of 30 feet ( 9144mm) from the building; and shall be positioned
parallel to one entire side of the building, as approved by the fire code official. CFC Chp. 
5 and SCCFD SD& S A-1. 

42. Timing of ' installation. When fire apparatus access roads or a water supply for fire
protection is required to be installed, such protection shall be installed and made
serviceable prior to and during the time of construction except when approved
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alternative methods of protection, are provided. Temporary street signs shall be
installed at each street intersection when construction of new roadways allows

passage by vehicles in accordance with Section 505.2 CFC Sec. 501. 4

43. Construction Site Fire Safety: All construction sites must comply with applicable
provisions of the CFC Chapter 33 and our Standard Detail and Specification SI- 7. 

Provide appropriate notations on subsequent t plan submittals, as appropriate to the
project. CFC Chp. 33. 

44. Fire Alarm Requirements: Refer to CFC Sec. 907 and the currently adopted edition of
NFPA 72. 

45. Two- way Communication System: Two- way communication systems shall be designed, 
and installed in accordance with NFPA 72 ( 2016 edition), the California Electrical Code
2013 edition), the California Fire Code ( 2016 edition), the California Building Code
2016 edition), and the city ordinances where two way system is being installed, 

policies, and standards. Other standards also contain design / installation criteria for

specific life safety related equipment. These other standards are referred to in NFPA
72. 

46. Construction Site Fire Safety: All construction sites must comply with applicable
provisions of the CFC Chapter 33 and our Standard Detail and Specification SI- 7. 
Provide appropriate notations on subsequent plan submittals, as appropriate to the
project. CFC Chp. 33. 

47. 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 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. 
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Project Description 

 

Trojan Storage is requesting to revise the facility hours from the Conditional Use Permit which was 

approved on December 3, 2019 for a Self‐Storage facility located on 680 and 700 E McGlincy Lane (File 

No: PLN2018‐337). 

 

Operational Hours are allowed to be from 6 AM to 11 PM daily for M‐1 zoning district.  However, Item 

12c of the Conditions of Approval from Resolution No. 12539 limited the facility hour to:  

7 AM to 8 PM, Monday – Friday 

8 AM to 7 PM, Saturday to Sunday 

 

Although the applicant presented the proposed hours (6 AM to 9 PM daily)  during the City Council 

public hearing,  due to the overwhelming amount of discussion on other subjects such as FAR, 

architectural design, height of the building, and removing the 3rd level on the back building, the councils 

never discussed their preference between the proposed hours by the applicant and the limited hours 

from the staff report.  Therefore, by way of this application, the applicant would like to bring forward 

the subject once again. 

 

Limiting facility hours will put Trojan Storage at a less competitive position in the marketplace for 

storage.  Table below lists the facility hours for every other self‐storage in Campbell.  Almost all of them 

have a similar operating schedule from 6 AM to 9 PM daily.  It’s also worth noting that the Extra Space 

Storage located on 187 E. Sunnyoaks is also adjacent to residential units with a setback at 25’.  The 

Trojan facility has a setback of 65’ between the back of building and the property line adjacent to the 

residential units.    

   Name  Address    Daily Hours 

1  Extra Space Storage  187 E. Sunnyoaks    6 AM – 10 PM 

2  Extra Space Storage  50 Curtner Ave    6 AM – 10 PM 

3  Public Storage  175 S. Curtner Ave    6 AM – 9 PM 

4  Extra Space Storage  241 W. Sunnyoaks    6 AM – 10 PM 

5  Kirk’s Mini‐Storage  61 Dillon Ave.    7 AM – 7 PM 

6  Public Storage  509 Salmar    6 AM – 9 PM 

7  Public Storage  155 E. Sunnyoaks    6 AM – 9 PM 

 

In addition, the property is currently operating as an out‐door container storage facility, and the 

operating hour is also from 6 AM to 9 PM daily.   
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INTRODUCTION 
 
The project proposes to demolish existing structures and construct a three story self-storage facility 
with a one-level basement. A 640 square feet manager’s residential unit will be provided within 
the project. The site is located at 680 and 700 East McGlincy Lane in Campbell, California. The 
project is planned to be constructed within a period of 10 months.  
 
This report evaluates the project’s potential to result in significant environmental noise or vibration 
impacts with respect to applicable California Environmental Quality Act (CEQA) guidelines. The 
report is divided into three sections: 1) the Setting Section provides a brief description of the 
fundamentals of environmental noise and vibration, summarizes applicable regulatory criteria, and 
discusses the results of the ambient noise monitoring survey completed to document existing 
conditions; 2) the General Plan Consistency section discusses land use compatibility utilizing noise 
and vibration-related policies in the City’s General Plan; and, 3) the Impacts and Mitigation 
Measures Section describes the significance criteria used to evaluate project impacts and provides 
a discussion of each project impact. No significant noise impacts were identified for the project; 
therefore, mitigation is not provided.  
 
SETTING 
 
Fundamentals of Environmental Noise 
 
Noise may be defined as unwanted sound. Noise is usually objectionable because it is disturbing 
or annoying. The objectionable nature of sound could be caused by its pitch or its loudness. Pitch 
is the height or depth of a tone or sound, depending on the relative rapidity (frequency) of the 
vibrations by which it is produced. Higher pitched signals sound louder to humans than sounds 
with a lower pitch. Loudness is intensity of sound waves combined with the reception 
characteristics of the ear. Intensity may be compared with the height of an ocean wave in that it is 
a measure of the amplitude of the sound wave.  
 
In addition to the concepts of pitch and loudness, there are several noise measurement scales which 
are used to describe noise in a particular location. A decibel (dB) is a unit of measurement which 
indicates the relative amplitude of a sound. The zero on the decibel scale is based on the lowest 
sound level that the healthy, unimpaired human ear can detect. Sound levels in decibels are 
calculated on a logarithmic basis. An increase of 10 decibels represents a ten-fold increase in 
acoustic energy, while 20 decibels is 100 times more intense, 30 decibels is 1,000 times more 
intense, etc. There is a relationship between the subjective noisiness or loudness of a sound and its 
intensity. Each 10 decibel increase in sound level is perceived as approximately a doubling of 
loudness over a fairly wide range of intensities. Technical terms are defined in Table 1.  
 
There are several methods of characterizing sound. The most common in California is the A-
weighted sound level (dBA). This scale gives greater weight to the frequencies of sound to which 
the human ear is most sensitive. Representative outdoor and indoor noise levels in units of dBA 
are shown in Table 2. Because sound levels can vary markedly over a short period of time, a 
method for describing either the average character of the sound or the statistical behavior of the 
variations must be utilized. Most commonly, environmental sounds are described in terms of an 
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average level that has the same acoustical energy as the summation of all the time-varying events. 
This energy-equivalent sound/noise descriptor is called Leq. The most common averaging period 
is hourly, but Leq can describe any series of noise events of arbitrary duration.  
 
The scientific instrument used to measure noise is the sound level meter. Sound level meters can 
accurately measure environmental noise levels to within about plus or minus 1 dBA. Various 
computer models are used to predict environmental noise levels from sources, such as roadways 
and airports. The accuracy of the predicted models depends upon the distance the receptor is from 
the noise source. Close to the noise source, the models are accurate to within about plus or minus 
1 to 2 dBA.  
 
Since the sensitivity to noise increases during the evening and at night -- because excessive noise 
interferes with the ability to sleep -- 24-hour descriptors have been developed that incorporate 
artificial noise penalties added to quiet-time noise events. The Community Noise Equivalent Level 
(CNEL) is a measure of the cumulative noise exposure in a community, with a 5 dB penalty added 
to evening (7:00 pm - 10:00 pm) and a 10 dB addition to nocturnal (10:00 pm - 7:00 am) noise 
levels. The Day/Night Average Sound Level (DNL or Ldn) is essentially the same as CNEL, with 
the exception that the evening time period is dropped and all occurrences during this three-hour 
period are grouped into the daytime period. 
 
Effects of Noise 
 
Sleep and Speech Interference 
 
The thresholds for speech interference indoors are about 45 dBA if the noise is steady and above 
55 dBA if the noise is fluctuating. Outdoors the thresholds are about 15 dBA higher. Steady noises 
of sufficient intensity (above 35 dBA) and fluctuating noise levels above about 45 dBA have been 
shown to affect sleep. Interior residential standards for multi-family dwellings are set by the State 
of California at 45 dBA CNEL. Typically, the highest steady traffic noise level during the daytime 
is about equal to the CNEL and nighttime levels are 10 dBA lower. The standard is designed for 
sleep and speech protection and most jurisdictions apply the same criterion for all residential uses. 
Typical structural attenuation is 12-17 dBA with open windows. With closed windows in good 
condition, the noise attenuation factor is around 20 dBA for an older structure and 25 dBA for a 
newer dwelling. Sleep and speech interference is therefore possible when exterior noise levels are 
about 57-62 dBA CNEL with open windows and 65-70 dBA CNEL if the windows are closed. 
Levels of 55-60 dBA are common along collector streets and secondary arterials, while 65-70 dBA 
is a typical value for a primary/major arterial. Levels of 75-80 dBA are normal noise levels at the 
first row of development outside a freeway right-of-way. In order to achieve an acceptable interior 
noise environment, bedrooms facing secondary roadways need to be able to have their windows 
closed, those facing major roadways and freeways typically need special glass windows. 
 
Annoyance 
 
Attitude surveys are used for measuring the annoyance felt in a community for noises intruding 
into homes or affecting outdoor activity areas. In these surveys, it was determined that the causes 
for annoyance include interference with speech, radio and television, house vibrations, and 
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interference with sleep and rest. The CNEL as a measure of noise has been found to provide a 
valid correlation of noise level and the percentage of people annoyed. People have been asked to 
judge the annoyance caused by aircraft noise and ground transportation noise. There continues to 
be disagreement about the relative annoyance of these different sources. When measuring the 
percentage of the population highly annoyed, the threshold for ground vehicle noise is about 50 
dBA CNEL. At a CNEL of about 60 dBA, approximately 12 percent of the population is highly 
annoyed. When the CNEL increases to 70 dBA, the percentage of the population highly annoyed 
increases to about 25-30 percent of the population. There is, therefore, an increase of about 2 
percent per dBA between a CNEL of 60-70 dBA. Between a CNEL of 70-80 dBA, each decibel 
increase increases by about 3 percent the percentage of the population highly annoyed. People 
appear to respond more adversely to aircraft noise. When the CNEL is 60 dBA, approximately 30-
35 percent of the population is believed to be highly annoyed. Each decibel increase to 70 dBA 
adds about 3 percentage points to the number of people highly annoyed. Above 70 dBA, each 
decibel increase results in about a 4 percent increase in the percentage of the population highly 
annoyed. 
 
Fundamentals of Groundborne Vibration  
 
Ground vibration consists of rapidly fluctuating motions or waves with an average motion of zero. 
Several different methods are typically used to quantify vibration amplitude. One method is the 
Peak Particle Velocity (PPV). The PPV is defined as the maximum instantaneous positive or 
negative peak of the vibration wave. In this report, a PPV descriptor with units of mm/sec or in/sec 
is used to evaluate construction generated vibration for building damage and human complaints. 
Table 3 displays the reactions of people and the effects on buildings that continuous or frequent 
intermittent vibration levels produce. The guidelines in Table 3 represent syntheses of vibration 
criteria for human response and potential damage to buildings resulting from construction 
vibration. 
 
Construction activities can cause vibration that varies in intensity depending on several factors. 
The use of pile driving and vibratory compaction equipment typically generates the highest 
construction related groundborne vibration levels. Because of the impulsive nature of such 
activities, the use of the PPV descriptor has been routinely used to measure and assess groundborne 
vibration and almost exclusively to assess the potential of vibration to cause structural damage and 
the degree of annoyance for humans.  
 
The two primary concerns with construction-induced vibration, the potential to damage a structure 
and the potential to interfere with the enjoyment of life, are evaluated against different vibration 
limits. Human perception to vibration varies with the individual and is a function of physical 
setting and the type of vibration. Persons exposed to elevated ambient vibration levels, such as 
people in an urban environment, may tolerate a higher vibration level.  
 
Structural damage can be classified as cosmetic only, such as paint flaking or minimal extension 
of cracks in building surfaces; minor, including limited surface cracking; or major, that may 
threaten the structural integrity of the building. Safe vibration limits that can be applied to assess 
the potential for damaging a structure vary by researcher. The damage criteria presented in Table 
3 include several categories for ancient, fragile, and historic structures, the types of structures most 
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at risk to damage. Most buildings are included within the categories ranging from “Historic and 
some old buildings” to “Modern industrial/commercial buildings”. Construction-induced vibration 
that can be detrimental to the building is very rare and has only been observed in instances where 
the structure is at a high state of disrepair and the construction activity occurs immediately adjacent 
to the structure.  
 
The annoyance levels shown in Table 3 should be interpreted with care since vibration may be 
found to be annoying at lower levels than those shown, depending on the level of activity or the 
sensitivity of the individual. To sensitive individuals, vibrations approaching the threshold of 
perception can be annoying. Low-level vibrations frequently cause irritating secondary vibration, 
such as a slight rattling of windows, doors, or stacked dishes. The rattling sound can give rise to 
exaggerated vibration complaints, even though there is very little risk of actual structural damage. 
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TABLE 1 Definition of Acoustical Terms Used in this Report 

Term Definition 
Decibel, dB A unit describing, the amplitude of sound, equal to 20 times the logarithm to the 

base 10 of the ratio of the pressure of the sound measured to the reference pressure. 
The reference pressure for air is 20 micro Pascals.  

Sound Pressure Level Sound pressure is the sound force per unit area, usually expressed in micro Pascals 
(or 20 micro Newtons per square meter), where 1 Pascal is the pressure resulting 
from a force of 1 Newton exerted over an area of 1 square meter. The sound 
pressure level is expressed in decibels as 20 times the logarithm to the base 10 of 
the ratio between the pressures exerted by the sound to a reference sound pressure 
(e. g., 20 micro Pascals). Sound pressure level is the quantity that is directly 
measured by a sound level meter.  

Frequency, Hz The number of complete pressure fluctuations per second above and below 
atmospheric pressure. Normal human hearing is between 20 Hz and 20,000 Hz. 
Infrasonic sound are below 20 Hz and Ultrasonic sounds are above 20,000 Hz.  

A-Weighted Sound 
Level, dBA 

The sound pressure level in decibels as measured on a sound level meter using the 
A-weighting filter network. The A-weighting filter de-emphasizes the very low and 
very high frequency components of the sound in a manner similar to the frequency 
response of the human ear and correlates well with subjective reactions to noise.  

Equivalent Noise Level, 
Leq  

The average A-weighted noise level during the measurement period.  

Lmax, Lmin The maximum and minimum A-weighted noise level during the measurement period.  

L01, L10, L50, L90 The A-weighted noise levels that are exceeded 1%, 10%, 50%, and 90% of the time 
during the measurement period.  

Day/Night Noise Level, 
Ldn or DNL 

The average A-weighted noise level during a 24-hour day, obtained after addition of 
10 decibels to levels measured in the night between 10:00 pm and 7:00 am.  

Community Noise 
Equivalent Level, 
CNEL 

The average A-weighted noise level during a 24-hour day, obtained after addition of 
5 decibels in the evening from 7:00 pm to 10:00 pm and after addition of 10 decibels 
to sound levels measured in the night between 10:00 pm and 7:00 am.  

Ambient Noise Level The composite of noise from all sources near and far. The normal or existing level 
of environmental noise at a given location.   
   

Intrusive That noise which intrudes over and above the existing ambient noise at a given 
location. The relative intrusiveness of a sound depends upon its amplitude, 
duration, frequency, and time of occurrence and tonal or informational content as 
well as the prevailing ambient noise level.  

Source:  Handbook of Acoustical Measurements and Noise Control, Harris, 1998.  
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TABLE 2 Typical Noise Levels in the Environment 

 
Common Outdoor Activities 

 
Noise Level (dBA) 

 
Common Indoor Activities 

 110 dBA Rock band 

Jet fly-over at 1,000 feet   

 100 dBA  

Gas lawn mower at 3 feet   

 90 dBA  

Diesel truck at 50 feet at 50 mph  Food blender at 3 feet 

 80 dBA Garbage disposal at 3 feet 

Noisy urban area, daytime   

Gas lawn mower, 100 feet 70 dBA Vacuum cleaner at 10 feet 

Commercial area  Normal speech at 3 feet 

Heavy traffic at 300 feet 60 dBA  

  Large business office 

Quiet urban daytime 50 dBA Dishwasher in next room 
   

Quiet urban nighttime 40 dBA Theater, large conference room 
Quiet suburban nighttime   

 30 dBA Library 

Quiet rural nighttime  Bedroom at night, concert hall 
(background) 

 20 dBA  
  Broadcast/recording studio 
 10 dBA  

 
 0 dBA  

Source: Technical Noise Supplement (TeNS), California Department of Transportation, September 2013.  
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TABLE 3 Reaction of People and Damage to Buildings from Continuous or Frequent 
Intermittent Vibration Levels 

Velocity Level, 
PPV (in/sec) Human Reaction Effect on Buildings 

0.01 Barely perceptible No effect 

0.04 Distinctly perceptible Vibration unlikely to cause damage of any type to any 
structure 

0.08 Distinctly perceptible to 
strongly perceptible 

Recommended upper level of the vibration to which 
ruins and ancient monuments should be subjected 

0.1 Strongly perceptible  Threshold at which there is a risk of damage to fragile 
buildings with no risk of damage to most buildings 

0.25 Strongly perceptible to severe Threshold at which there is a risk of damage to historic 
and some old buildings. 

0.3 Strongly perceptible to severe Threshold at which there is a risk of damage to older 
residential structures 

0.5 Severe - Vibrations considered 
unpleasant  

Threshold at which there is a risk of damage to new 
residential and modern commercial/industrial structures 

Source: Transportation and Construction Vibration Guidance Manual, California Department of Transportation, 
September 2013.  

 
Regulatory Background  
 
The State of California and the City of Campbell have established regulatory criteria that are 
applicable in this assessment. The State CEQA Guidelines, Appendix G, are used to assess the 
potential significance of impacts pursuant to local General Plan policies, Municipal Code 
standards, or the applicable standards of other agencies. A summary of the applicable regulatory 
criteria is provided below.  
 
2018 State CEQA Guidelines. The CEQA contains guidelines to evaluate the significance of 
effects of environmental noise attributable to a proposed project. Under CEQA, noise impacts 
would be considered significant if the project would result in: 
 

(a) Generation of a substantial temporary or permanent increase in ambient noise levels 
in the vicinity of the project in excess of standards established in the local general 
plan or noise ordinance, or applicable standards of other agencies;  

 
(b) Generation of excessive groundborne vibration or groundborne noise levels; 
 
(c) For a project located within the vicinity of a private airstrip or an airport land use 

plan or where such a plan has not been adopted within two miles of a public airport 
or public use airport, if the project would expose people residing or working in the 
project area to excessive noise levels. 
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Checklist items (a) and (b) are applicable to the proposed project. The project would not expose 
people residing or working in the project area to excessive aircraft noise levels; therefore, item (c) 
is not carried further in this analysis.  
 
City of Campbell General Plan. The Noise Element in Conservation and Natural Resources 
Chapter in the City of Campbell General Plan sets forth goals, policies and strategies that address 
noise the City of Campbell. The following policies are applicable to the proposed project: 
 
Policy CNR-10.1: Noise Reduction: Reduce noise levels at the source.  

Strategy CNR-10.1a: Noise Ordinance: Adopt and strictly enforce a Noise Ordinance that 
establishes noise standards for various noise-sensitive land uses and for all Zoning 
Districts. 

Strategy CNR-10.1b: Minimization of Noise Exposure and Generation: Encourage 
practices and technologies that minimize noise exposure and noise generation in 
new development and redevelopment.  

Strategy CNR-10.1c: Noise and New Development: New residential development shall 
conform to a traffic-related noise exposure standard of 60 dBA CNEL for outdoor 
noise in noise-sensitive outdoor activity and 45 dBA CNEL for indoor noise.  

Strategy CNR-10.1e: Construction Noise Mitigation: Require mitigation measures during 
construction, including limits on operating times of noise-producing activities 
(including vehicles).  

Strategy CNR-10.1i: Vehicle Noise Reduction: Employ roadway design, traffic 
signalization, reduced speed limits and other management techniques to reduce 
noise caused by speed or acceleration of vehicles.  

Strategy CNR-10.1j: Truck Traffic Limits: Limit commercial, industrial and construction 
truck traffic in residential areas.  

 
City of Campbell Municipal Code. Chapter 21.16.070 of City of Campbell’s Municipal Code 
prescribes standards for and to provide an effective and readily available remedy for violations of 
noise standards. The chapter states that private construction between the hours of 8 a.m. and 5 p.m. 
Monday through Friday, and between the hours of 9 a.m. and 4 p.m. Saturday, would be in 
compliance with the Municipal Code.  
 
Chapter 21.16.090 of City of Campbell’s Municipal Code states that uses, activities, and processes 
shall not generate ground vibration that is perceptible without instruments by average person at 
any point along or beyond the property line of the parcel containing the activities. Vibrations from 
temporary construction, demolition and vehicles that enter and leave the subject parcel (e.g., 
construction equipment, trains, trucks, etc.) shall be exempt. 
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Existing Noise Environment  
 
The project site is located at 680 and 700 McGlincy Lane in Campbell, California. The site is 
surrounded by existing residential uses to the south and industrial uses to the north, east and west. 
A noise monitoring survey was performed from Tuesday, November 13, 2018 through Friday, 
November 16, 2018 to quantify and characterize ambient noise levels at the site and in the project 
vicinity. The monitoring survey included one long-term noise measurements (LT-1) and two short-
term noise measurements (ST-1 and ST-2), as shown in Figure 1. The noise environment at the 
site and at the nearby land uses results primarily from vehicular traffic along East McGlincy Lane 
and distance traffic along US 17.  
 
Long-term noise measurement LT-1 was made at the southwest corner of the project site, 
approximately 250 feet from the centerline of East McGlincy Lane. Hourly average noise levels 
at this location ranged from 50 to 65 dBA Leq during the day and from 45 to 57 dBA Leq at night. 
The day-night average noise level on Wednesday, November 14, 2018 and November 15, 2018 
was 60 dBA CNEL. The daily trend in noise levels at LT-1 is shown in Figure 2 and 3.  
 
Short-term noise measurements ST-1 and ST-2 were conducted on Tuesday, November 13, 2018 
in ten-minute intervals starting at 1:40 p.m. and concluding at 1:50 p.m. ST-1 was made 
approximately 10 feet from the southern property line of the site and ST-2 was made in front of 
669 Regas Drive, south of project area. Table 4 summarizes the results of the short-term 
measurements. 
  
TABLE 4 Summary of Short-Term Noise Measurement Data (dBA) 

ID Location 
(Start Time) 

Measured Noise Levels, dBA Primary noise source 
L10 L50 L90 Leq CNEL 

ST-1 

10 feet from the wall at southern 
property line, approximately 300 feet 
from centerline of East McGlincy Lane 
(11/13/18, 1:40 p.m. to 1:50 p.m.) 

53 50 48 51 54 
Traffic on East 

McGlincy Lane and  
US 17 

ST-2 
669 Regas Drive, 25 feet from centerline 
of Regas Drive. 
(11/13/18, 1:40 p.m. to 1:50 p.m.) 

48 45 45 46 48 Distant traffic 
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FIGURE 1 Noise Measurement Locations 

 
Source: Google Earth 

    Short-Term noise measurement location 
    Long-Term noise measurement location 
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FIGURE 2  Daily Trend in Noise Levels at LT-1, November 14th, 2018
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FIGURE 3  Daily Trend in Noise Levels at LT-1, November 15th, 2018
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GENERAL PLAN CONSISTENCY ANALYSIS  
 
The impacts of site constraints such as exposure of the proposed project to excessive levels of 
noise are not considered under CEQA. This section addresses Noise and Land Use Compatibility 
for consistency with the policies set forth in the City’s General Plan. 
 
Noise and Land Use Compatibility 
 
The only noise sensitive interior use proposed with the project is a manager’s residential unit, 
provided within the proposed building. There are no exterior noise sensitive areas proposed for the 
project. The City of Campbell requires that interior noise levels be maintained at 45 dBA CNEL 
or less for residences. 
 
Future Interior Noise Environment 
   
The manager’s residential unit will be on the second floor of the storage building with the façade 
facing East McGlincy Lane. The exterior noise level at the unit façade, based on the results of the 
noise monitoring survey, is 70 dBA CNEL.  
 
Interior noise levels would vary depending upon the design of the buildings (relative window area 
to wall area) and the selected construction materials and methods. Standard residential construction 
provides approximately 15 dBA of exterior-to-interior noise reduction, assuming the windows are 
partially open for ventilation. Standard construction with the windows closed provides 
approximately 20 to 25 dBA of noise reduction in interior spaces. Where exterior noise levels 
range from 60 to 65 dBA CNEL, the inclusion of adequate forced-air mechanical ventilation is 
often the method selected to reduce interior noise levels to acceptable levels by providing a 
habitable interior environment and closing the windows to control noise. Where noise levels 
exceed 65 dBA CNEL, forced-air mechanical ventilation systems and sound-rated construction 
methods are normally required. Such methods or materials may include a combination of smaller 
window and door sizes as a percentage of the total building façade facing the noise source, sound-
rated windows and doors, sound-rated exterior wall assemblies, and mechanical ventilation so 
windows may be kept closed at the occupant’s discretion.  
 
Interior noise levels with standard construction and open windows would exceed the City’s 45 
dBA CNEL threshold in the manager’s residential unit. With the inclusion of forced air mechanical 
ventilation and windows with STC 28 rating or higher, interior noise levels in this unit would 
comply with the 45 dBA CNEL interior noise threshold. The calculations for minimum required 
STC ratings were made assuming a window to wall ratio of 40 % or less and a wall construction 
with a sound rating of STC 39 or higher.  
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NOISE AND VIBRATION IMPACTS AND MITIGATION MEASURES  
 
This section describes the significance criteria used to evaluate project impacts under CEQA, 
provides a discussion of each project impact. No significant noise impacts were identified for the 
project; therefore, mitigation is not provided. 
 
Significance Criteria 
 
The following criteria were used to evaluate the significance of environmental noise resulting from 
the project: 
 

1. Temporary or Permanent Noise Increases in Excess of Established Standards: A 
significant impact would be identified if project operations or construction would result in 
a substantial temporary or permanent increase in ambient noise levels at sensitive receivers 
in excess of the local noise standards contained in the Campbell General Plan or Municipal 
Code, as follows: 

o Operational Noise in Excess of Standards. A significant noise impact would be 
identified if the project would expose persons to or generate noise levels that would 
exceed applicable noise standards presented in the Campbell General Plan or 
Municipal Code.  

o Permanent Noise Increase. The City of Campbell does not define the permanent 
noise level increase that is considered substantial. Typically, a permanent increase 
of 3 dBA CNEL or greater at noise-sensitive receptors would be considered 
significant when projected noise levels would exceed those considered satisfactory 
for the affected land use. An increase of 5 dBA CNEL or greater would be 
considered significant when projected noise levels would continue to meet those 
considered satisfactory for the affected land use.  The City of Campbell defines a 
noise level of 60 dBA CNEL or less to be normally acceptable for residential land 
uses. 

o Temporary Noise Increase. The City of Campbell does not define the temporary 
noise level increase that is considered substantial. Based on the thresholds for 
speech interferences (see Setting Section), a significant temporary noise increase 
would be identified if hourly average construction noise levels exceed 60 dBA Leq 
and the ambient by at least 5 dBA Leq at residential land uses for a period of more 
than one year. 

 
2. Groundborne Vibration from Construction: The City of Campbell exempts vibrations 

from temporary construction, demolition and vehicles that enter and leave the subject 
parcel from its vibration criteria. To avoid structural damage, the California Department of 
Transportation recommends a vibration limit of 0.5 in/sec PPV for buildings structurally 
sound and designed to modern engineering standards, which typically consist of buildings 
constructed since the 1990s. A conservative vibration limit of 0.3 in/sec PPV has been used 
in this report for buildings that are found to be structurally sound but where structural 
damage is a major concern (see Table 3). 
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Impact 1: Temporary or Permanent Noise Increases in Excess of Established Standards. 
Project construction, operations, and traffic would not generate noise levels that 
exceed the applicable noise thresholds or result in a substantial temporary or 
permanent noise level increase at existing noise-sensitive land uses in the project 
vicinity. This is a less-than-significant impact.  

 
Permanent Noise from On-site Operational Noise  
 
Based on the site plans 1 , rooftop HVAC equipment is not anticipated. On-site mechanical 
equipment will be housed on the ground floor of the building and would not be anticipated to be 
audible outside the building structure. A portion of the ground floor storage on the north, south 
and west side of the building, will be equipped with roll-up doors. The nearest sensitive receptors 
(residences) would be located 50 feet south of the roll-up doors. With a worst-case assumption that 
a motorized roll-up door generates noise level of 70 dBA at 3 feet, the closest residences would be 
exposed to up to 46 dBA Lmax. It is anticipated that use of the door mechanisms would be 
infrequent, resulting in substantially lower levels on an hourly or daily average basis. Noise levels 
generated by the door mechanisms would be below those generated by existing noise sources, 
would not substantially contribute to the noise environment, and would result in noise levels that 
are significantly below the exterior threshold of 60 dBA for residential use areas. This is a less-
than-significant impact.  
 
Permanent Noise Increases from Project Traffic 
 
A permanent increase in the day-night average noise level of 3 dBA CNEL or greater at noise-
sensitive receptors would be considered significant when projected noise levels would exceed 
those considered satisfactory for the affected land use. An increase of 5 dBA CNEL or greater 
would be considered significant when projected noise levels would continue to meet those 
considered satisfactory for the affected land use. The City of Campbell defines a noise level of 60 
dBA CNEL or less to be normally acceptable for residential land uses and 70 dBA CNEL or less 
to be normally acceptable for commercial land uses. For reference, a doubling in traffic volumes 
would result in a noise level increase of 3 dBA. 
 
Based on project trip generation estimates, the proposed project would generate approximately 
207 trips over a 24-hour period, with approximately 23 trips occurring during the AM peak hour 
and 40 trips occurring during the PM peak hour. Vehicles would access the site from McGlincy 
Lane. A comparison with existing traffic noise levels generated along McGlincy Lane indicates 
that project traffic would result in traffic noise increases of less than 1 dBA at noise sensitive 
locations. This noise increase is below the 5 dBA CNEL and 3 dBA CNEL criteria and would not 
be anticipated to be perceptible or measurable. This is a less-than-significant impact.  
 
Temporary Noise Increases from Project Construction 
 
The City of Campbell General Plan requires that all construction operations within the City to use 
best available noise suppression devices and techniques and to limit construction hours near 
residential uses per the Municipal Code allowable hours between 8 a.m. and 5 p.m. Monday 
                                                        
1 Trojan Self-Storage, 680 and 700 E. McGlincy Lane, Campbell, CA, Jordan Architects, Inc.; dated November 12, 2018. 
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through Friday, and between 9 a.m. and 4 p.m. Saturday. The City of Campbell does not specify 
quantitative thresholds for the impact of temporary increases in noise due to construction. The 
threshold for speech interference indoors is 45 dBA. Assuming a 15 dB exterior-to-interior 
reduction for standard residential construction with windows open and a 25 dB exterior-to-interior 
reduction for standard commercial construction, assuming windows closed, this would correlate 
to an exterior threshold of 60 dBA Leq at residential land uses and 70 dBA Leq at commercial land 
uses. Therefore, the project would be considered to generate a significant temporary construction 
noise impact if project construction activities exceeded 60 dBA Leq at nearby residences or 
exceeded 70 dBA Leq at nearby commercial land uses and exceeded the ambient noise environment 
by 5 dBA Leq or more for a period longer than one year. 
 
Noise impacts resulting from construction depend upon the noise generated by various pieces of 
construction equipment, the timing and duration of noise-generating activities, and the distance 
between construction noise sources and noise-sensitive areas. Construction noise impacts 
primarily result when construction activities occur during noise-sensitive times of the day (e.g., 
early morning, evening, or nighttime hours), the construction occurs in areas immediately 
adjoining noise-sensitive land uses, or when construction lasts over extended periods of time.  
 
Typical construction noise levels at a distance of 50 feet are shown in Tables 5 and 6. Table 5 
shows the average noise level ranges, by construction phase and Table 6 shows the maximum noise 
level ranges for different construction equipment. Most demolition and construction noise falls 
with the range of 80 to 90 dBA at 50 feet from the source. Construction-generated noise levels 
drop off at a rate of about 6 dBA per doubling of the distance between the source and receptor. 
Shielding by buildings or terrain can provide an additional 5 to 10 dBA noise reduction at distant 
receptors. 
 
TABLE 5 Typical Ranges of Construction Noise Levels at 50 Feet, Leq (dBA) 

 
 
 

 
 
 
 

Domestic Housing 

 
 

Office Building, 
Hotel, Hospital, 
School, Public 

Works 

Industrial Parking 
Garage, Religious 

Amusement & 
Recreations, Store, 

Service Station 

 
Public Works 

Roads & Highways, 
Sewers, and 

Trenches 
I II I II I II I II 

Ground 
Clearing 

 
83 83 

 
84 84   

 
84 83 

 
84 84 

 
Excavation 

 
88 75 

 
89 79 

 
89 71 

 
88 78 

 
Foundations 

 
81 81 

 
78 78 

 
77 77 

 
88 88 

 
Erection 

 
81 65 

 
87 75 

 
84 72 

 
79 78 

 
Finishing 

 
88 72 

 
89 75 

 
89 74 

 
84 84 

I - All pertinent equipment present at site. 
II - Minimum required equipment present at site. 

Source:  U.S.E.P.A., Legal Compilation on Noise, Vol. 1, p. 2-104, 1973. 
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TABLE 6 Construction Equipment 50-Foot Noise Emission Limits 
Equipment Category Lmax Level (dBA)1,2 Impact/Continuous 
Arc Welder 
Auger Drill Rig 
Backhoe 
Bar Bender 
Boring Jack Power Unit 
Chain Saw 
Compressor3 
Compressor (other) 
Concrete Mixer 
Concrete Pump 
Concrete Saw 
Concrete Vibrator 
Crane 
Dozer 
Excavator 
Front End Loader 
Generator 
Generator (25 KVA or less) 
Gradall 
Grader 
Grinder Saw 
Horizontal Boring Hydro Jack 
Hydra Break Ram 
Impact Pile Driver 
Insitu Soil Sampling Rig 
Jackhammer 
Mounted Impact Hammer (hoe ram) 
Paver 
Pneumatic Tools 
Pumps 
Rock Drill 
Scraper 
Slurry Trenching Machine 
Soil Mix Drill Rig 
Street Sweeper 
Tractor 
Truck (dump, delivery) 
Vacuum Excavator Truck (vac-truck) 
Vibratory Compactor 
Vibratory Pile Driver 
All other equipment with engines larger than 5 
HP 

73 
85 
80 
80 
80 
85 
70 
80 
85 
82 
90 
80 
85 
85 
85 
80 
82 
70 
85 
85 
85 
80 
90 
105 
84 
85 
90 
85 
85 
77 
85 
85 
82 
80 
80 
84 
84 
85 
80 
95 
85 

Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 

Impact 
Impact 

Continuous 
Impact 
Impact 

Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 
Continuous 

Notes: 
1 Measured at 50 feet from the construction equipment, with a “slow” (1 sec.) time constant. 
2 Noise limits apply to total noise emitted from equipment and associated components operating at full power 
while engaged in its intended operation. 

3Portable Air Compressor rated at 75 cfm or greater and that operates at greater than 50 psi. 
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Construction activities would include demolition, site preparation, excavation, grading, trenching, 
building construction, paving, and architectural coating and is anticipated to occur over a period 
of 10 months. During each stage of construction, there would be a different mix of equipment 
operating, and noise levels would vary by stage and vary within stages, based on the amount of 
equipment in operation and the location at which the equipment is operating. The hauling of 
excavated materials and construction materials would generate truck trips on local roadways as 
well. Table 7 shows the anticipated project specific construction noise levels calculated using the 
Federal Highway Administration (FHWA) software - Roadway Construction Noise Model 
(RCNM).  
 
TABLE 7 Calculated Construction Noise Levels for Each Phase of Construction 

Construction Phase At Distance of 50 ft. 
Leq, dBA Lmax, dBA 

Demolition (20 days) 85 90 
Site Preparation (10 days) 83 85 
Grading/Excavation (30 days) 84 85 
Trenching (10 days) 78 81 
Building-Exterior (300 days) 78 81 
Building-Interior (20 days) 74 78 
Paving (20 days) 80 80 

 
The closest residences to project construction are located about 50 feet from construction activity. 
As shown in Table 7, at 50 feet from the noise source maximum instantaneous noise levels 
generated by project construction equipment are calculated to range from 78 to 90 dBA Lmax and 
hourly average noise levels are calculated to range from 74 to 85 dBA Leq. Residential receptors 
to the south of the project, on Regas Drive, are exposed to existing daytime ambient noise levels 
in the range of 45 to 60 dBA Leq (see ST-1 and ST-2) and commercial receptors, located 30 feet to 
the east of the project site, have existing daytime ambient noise levels in the range of 55 to 70 dBA 
Leq (see LT-1). Noise levels at these receptors would be anticipated to exceed 60 dBA Leq at 
residences and 70 dBA Leq at commercial uses and the ambient by more than 5 dBA. However, 
construction will occur over a period of only 10 months, less than the 12-month long threshold 
used to identify significant impacts. With inclusion of the best management practices provided 
below, this is a less-than-significant impact.  
 
Implementation of the Best Construction Management Practices below measures would reduce 
construction noise levels emanating from the site, limit construction hours, and minimize 
disruption and annoyance. 
 

• In accordance with the Campbell Municipal Code, construction activities shall be limited 
to the hours between 8:00 a.m. and 5:00 p.m., Monday through Friday, and between 9:00 
a.m. to 4:00 p.m. on Saturdays, with no construction occurring on Sundays or Holidays. 
  

• Equip all internal combustion engine-driven equipment with intake and exhaust mufflers 
that are in good condition and appropriate for the equipment.  
 

• Unnecessary idling of internal combustion engines should be strictly prohibited. 
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• Locate stationary noise-generating equipment, such as air compressors or portable power 

generators, as far as possible from sensitive receptors as feasible.  
 

• Utilize "quiet" air compressors and other stationary noise sources where technology exists.  
 

• Construction staging areas shall be established at locations that will create the greatest 
distance between the construction-related noise sources and noise-sensitive receptors 
nearest the project site during all project construction. 

 
• Control noise from construction workers’ radios to a point where they are not audible at 

existing residences bordering the project site. 
 

• The contractor shall prepare a detailed construction plan identifying the schedule for major 
noise-generating construction activities and notify in writing all adjacent business, 
residences, and other noise-sensitive land uses of the construction schedule. The 
construction plan shall identify a procedure for coordination with adjacent residential land 
uses so that construction activities can be scheduled to minimize noise disturbance. 
 

• Designate a "disturbance coordinator" who would be responsible for responding to any 
complaints about construction noise. The disturbance coordinator will determine the cause 
of the noise complaint (e.g., bad muffler, etc.) and will require that reasonable measures be 
implemented to correct the problem. Conspicuously post a telephone number for the 
disturbance coordinator at the construction site and include in it the notice sent to neighbors 
regarding the construction schedule. 

 
With implementation of the standard best management practices, this impact is less-than-
significant. 
 
Mitigation Measure 1: None required. 
 
Impact 2: Generation of Excessive Groundborne Vibration due to Construction. Existing 

structures adjoining the project site would not be exposed to excessive vibration 
from project construction. This is a less-than-significant impact. 

 
For structural damage, the California Department of Transportation recommends a vibration limit 
of 0.5 in/sec PPV for buildings structurally sound and designed to modern engineering standards, 
0.3 in/sec PPV for buildings that are found to be structurally sound but where structural damage is 
a major concern, and a conservative limit of 0.08 in/sec PPV for ancient buildings or buildings that 
are documented to be structurally weakened (see Table 3). The 0.3 in/sec PPV vibration limit 
would be applicable to properties in the vicinity of the project site.  
 
The construction of the project may generate perceptible vibration when heavy equipment or 
impact tools (e.g. jackhammers, hoe rams) are used. Construction activities would include 
demolition, site preparation, excavation, grading, trenching, building construction, paving, and 
architectural coating. Project construction equipment to be used on the project is anticipated to 
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include concrete saws, excavators, graders, dozers, backhoes, forklifts, cement mixers, aerial lifts, 
cranes, welders, generators, pavers, paving equipment, rollers, and pick-up trucks. Pile driving, a 
typically high vibration generating activity, is not anticipated during the project. Table 8 presents 
typical vibration levels that could be expected from construction equipment at a distance of 25 
feet. 
 
TABLE 8 Vibration Source Levels for Construction Equipment 

Equipment PPV at 25 ft. (in/sec) 
Clam shovel drop 0.202 

Hydromill (slurry wall) in soil 0.008 
in rock 0.017 

Vibratory Roller 0.210 
Hoe Ram 0.089 
Large bulldozer 0.089 
Caisson drilling 0.089 
Loaded trucks 0.076 
Jackhammer 0.035 
Small bulldozer 0.003 

Source: Transit Noise and Vibration Impact Assessment, United States Department of Transportation, Office of 
Planning and Environment, Federal Transit Administration, September 2018. 
 
Vibration levels would vary depending on soil conditions, construction methods, and equipment 
used. Construction activities, such as drilling, the use of jackhammers, rock drills and other high-
power or vibratory tools, and rolling stock equipment (tracked vehicles, compactors, etc.) may 
generate substantial vibration in the immediate vicinity. The nearest structures are located 
approximately 25 feet south of the shared property line. At 25 feet, construction vibration is 
anticipated to range from about 0.21 in/sec PPV during use of a vibratory roller to 0.003 in/sec 
PPV during use of smaller construction vehicles circulating the site. These vibration levels may be 
perceptible to occupants, but would be below the 0.3 in/sec PPV vibration limit and would not be 
anticipated to cause architectural or structural damage. As construction moves away from the 
shared property lines, vibration levels would be even lower. This is a less-than-significant impact.  
 
Mitigation Measure 2: None required. 
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CEQA Initial Study Checklist Questions 
 
The California Environmental Quality Act (CEQA) includes qualitative guidelines for determining 
the significance of environmental noise impacts. The CEQA Initial Study Checklist questions are 
listed below:  

a) Generation of a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the project in excess of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

Mechanical equipment will be housed on the ground floor of the building and would not 
be anticipated to be audible outside the building structure. Maximum noise levels 
generated by mechanical roll-up door mechanisms would result in noise levels below those 
generated by existing noise sources and would not substantially contribute to the noise 
environment. Less-than-Significant Impact. 

Project traffic would result in traffic noise increases of less than 1 dBA at noise sensitive 
locations. This noise increase would be below the 5 dBA CNEL and 3 dBA CNEL criteria 
and would not be anticipated to be perceptible or measurable. Less-than-Significant 
Impact. 
 
Construction would be conducted within allowable hours and would occur over a period 
of less than one-year. With implementation of standard best management practices this 
would be a Less-than-Significant Impact. 

b) Generation of excessive groundborne vibration or groundborne noise levels? 

Project construction is anticipated to result in groundborne vibration levels of 0.021 to 
0.003 in/sec PPV at the nearest structures when construction is located adjacent to shared 
property lines. These vibration levels would be below the 0.3 in/sec PPV vibration limit 
and would not be anticipated to cause architectural or structural damage. As construction 
moves away from the shared property lines, vibration levels would be even lower. Less-
than-Significant Impact. 

c) For a project located within the vicinity of a private airport or airstrip or an airport land use 
plan or, where such a plan has not been adopted, within two miles of a public airport or 
public use airport, would the project expose people residing or working in the project area 
to excessive noise levels?  

The project site is not located in the vicinity of an existing airport or airport land use zone 
and would not expose people residing or working in the project area to excessive aircraft 
noise levels. No Impact. 

 
 



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

MEMORANDUM 
 
To: Members of the Planning Commission  Date:  July 14, 2020 
           
From: Paul Kermoyan, Community Development Director 
 
Subject: Report of the Community Development Director 
  
 
I. CITY COUNCIL: The City Council met on Tuesday, July 7, 2020, and considered the following 

items of interest to the Planning Commission: 
 
A. Study Session – Preliminary Application for a proposed five-story hotel at 577 Salmar 

Ave:  Council discussed the proposal, provided feedback to the applicant and staff.  This item 
will next be brought forward to the Planning Commission on July 28th as a Study Session 
initial discussion. 

B. Regular Session – Continued Discussion of Outdoor Dining and Retail Sales on Public 
Property as part of the City’s Efforts to Support the Business Community:  Council 
decided to allow a 30-day street closure of E. Campbell Avenue in the Downtown Core, 
between its intersection with Third Street up through the end of Downtown just before the 
Light Rail Tracks.  The street will be safely barricaded to accommodate an expansion of 
outdoor seating as well as a more spacious pedestrian passage between the shops and 
restaurants located within the Downtown. 
 

II. MISCELLANEOUS 
 

A. SARC Zoom Meeting on July 14, 2020, 6:45 p.m.:  SARC will review the following item(s): 
 
1. Application of Dennis Shafer for a Site and Architectural Review Permit to allow a 285 

square-foot second floor addition to an existing 3,339 square-foot two-story single-family 
home with a floor area ratio exceeding 45% (48.6% proposed) and a minimum side 
setback of 5-feet where a ±10-foot side setback would otherwise be required on property 
located at 1789 Hurst Avenue. 
 

B. Next Regular Planning Commission Zoom Meeting of July 28, 2020: The Commission will 
consider the following item(s): 
 
1. Application of Gordon Wong for an Administrative Planned Development Permit 

(PLN2019-234) to allow for the establishment of a small fitness studio and a 
Parking Modification Permit to allow a reduction in the number of required parking 
spaces at 85 Gilman Avenue.  

2. Application of JumpStart MD for a Conditional Use Permit and Parking Modification 
Permit to allow for the establishment of a medical office use within an existing office 
tenant space on property located at 1626 W. Campbell Avenue 
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3. Public Hearing to Consider Planning Commission Initiation of a Zoning Code Text 
Amendment (PLN-2020-80) to adopt reduced parking standards for properties 
located within proximity of public transportation. 

4. Study Session to consider a Preliminary Application (PLN-2020-15) for a proposed 
5-story hotel on property located at 577 Salmar Avenue. 

 
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 July 14, 2020:  Chair Michael Krey, Vice-Chair Maggie Ostrowski, Commissioners 
Adam Buchbinder, Andrew Rivlin; Nick Colvill; Stuart Ching; and Terry Hines. 

 
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_uavFQC2sT1m_-cJvrGV1oA 
 
After registering, you will receive a confirmation email containing information about joining the 
webinar itself on July 14th at 7:30 p.m. Additionally, the complete agenda packet will be 
posted by Friday, July 10th, 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.  

 
 

 

https://www.youtube.com/user/CityofCampbell
https://us02web.zoom.us/webinar/register/WN_uavFQC2sT1m_-cJvrGV1oA
https://www.ci.campbell.ca.us/AgendaCenter/Planning-Commission-6
mailto:planning@campbellca.gov
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