
 
 

Planning Commission 
REGULAR MEETING AGENDA 
Tuesday, May 12, 2026 | 7:00 PM 

   City Hall Council Chamber – 70 N. First Street 

   

 

 CALL TO ORDER / ROLL CALL 

This Planning Commission meeting will be conducted in person and virtually via video 
teleconferencing (Zoom) in compliance with the provisions of the Brown Act. Commissioner 
Aquilina will be attending remotely at 4600 Castleside Circle, Williamsburg, VA 23188. 
Commissioner Alne will be joining remotely from Villa La Estancia (Villa 3203), Km 0.5 Camino 
Viejo a San Jose, Cabo San Lucas, Mexico. A quorum of the Planning Commission will be in 
attendance at the City of Campbell City Hall. Members of the public may attend this meeting in 
person at Campbell City Hall or virtually via Zoom at https://campbellca.gov/PCSignup. The 
meeting will also be live streamed on Channel 26, the City's website, and on YouTube at 
https://www.youtube.com/@CityofCampbell. 

Written correspondence will be accepted via email at planning@campbellca.gov until 12:00 PM 
on the day of the meeting, and thereafter may be delivered in-person at the public hearing. 
Written correspondence will be posted to the City’s website and distributed to the Planning 
Commission. If you choose to email your comments, please indicate in the subject line “FOR 
PUBLIC COMMENT” and indicate the item number. 
 
Members of the public may be allotted up to two (2) minutes to comment on any public hearing 
or study session item. Applicants/Appellants and their representatives may be allotted up to a 
total of five (5) minutes for opening statements and up to a total of three (3) minutes maximum 
for closing statements. Items requested/recommended for continuance are subject to Planning 
Commission’s consent at the meeting. 

APPROVAL OF MINUTES 

1. Approval of Minutes of April 28, 2026 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of April 28, 2026. 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

ORAL COMMUNICATIONS 

This portion of the meeting is reserved for individuals wishing to address the Planning 
Commission on matters of community concern that are not listed on the agenda. In the interest 

https://campbellca.gov/PCSignup
https://www.youtube.com/@CityofCampbell
mailto:planning@campbellca.gov?subject=FOR%20PUBLIC%20COMMENT%20ITEM%20NO.%20
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of time, the Chair may limit speakers to five minutes. Please be aware that State law prohibits 
the Commission from acting on non-agendized items, however, the Chair may refer matters to 
staff for follow-up. 

PUBLIC HEARING 

2. 2060 S Bascom Ave. – Site and Architectural Review Permit and Tree Removal Permit 
(Resolution/Roll Call Vote) 

Public Hearing to consider the application of Colliers Engineering & Design to allow 
construction of an approximately 3,600 square-foot bank and financial services building 
(Chase Bank), along with associated site, lighting, parking, refuse management, and 
landscaping improvements, and the removal of one 23-inch (DBH) California fan palm 
tree, on property located at 2060 S. Bascom Avenue. The applications under 
consideration include a Site and Architectural Review Permit and a Tree Removal Permit. 
File No.: PLN-2025-157. Staff recommends that this item be deemed categorically exempt 
from CEQA. Planning Commission action is final unless appealed in writing to the City 
Clerk within 10 calendar days. Project Planner: Daniel Fama, Senior Planner. 
 
Recommended Action: Adopt a Resolution, approving a Conditional Use Permit 

NEW BUSINESS 

3. Planning Commissioner / Subcommittee Reports 

Housing Permits Streamlining Ad Hoc Subcommittee – Commissioners Buchbinder and 
Kamkar 

• This subcommittee will interview developers and other stakeholders to 
identify production, bottlenecks and propose policies 

 
Permitting Process for Streamlining to Benefit Economic Development Ad Hoc 
Subcommittee – Commissioners Zisser and Aquilina 

• This Subcommittee is researching permit streamlining actions the City 
could enact to support economic and business development, focusing on 
Conditional Use Permits  

 
4. Report of the Community Development Director 

ADJOURNMENT 

Adjourn to the Planning Commission meeting of May 26, 2026, at 7:00 PM, in the City Hall Council 
Chambers, 70 North First Street, Campbell, California and via telecommunication 
 
 

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 the City Clerk’s Office at ClerksOffice@campbellca.gov or 408-866-2117 
in advance of the meeting. 

 

mailto:ClerksOffice@campbellca.gov


 

 
   

PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Tuesday, April 28, 2026 I 7:00pm 
City Hall Council Chamber  

 

 
CALL TO ORDER 
 
The Regular Planning Commission meeting of April 28, 2026, was called to order at 7:00 pm by 
Chair Fields, and the following proceedings were followed   

ROLL CALL 
 

  
   
 
 
 
 
 
 
 

Staff Present: 
Bill Seligmann, City Attorney’s Office 
Rob Eastwood, Director 
Daniel Fama, Senior Planner 

COMMUNICATIONS 

None. 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

None.  

ORAL COMMUNICATIONS 

This portion of the meeting is reserved for individuals wishing to address the Planning 
Commission on matters of community concern that are not listed on the agenda. In the interest 
of time, the Chair may limit speakers to five minutes. Please be aware that State law prohibits the  
Commission from acting on non-agendized items, however, the Chair may refer matters to staff 
for follow-up.  

Planning Commissioners Present: 
Davis Fields, Chair  
Gary Aquilina, Vice Chair 
Matt Kamkar 
Adam Buchbinder 
Alan Zisser  
Phil Alne  
 

Planning Commissioners Absent: 
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APPROVAL OF MINUTES 

1. Approval of Minutes of April 14, 2026 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of April 14, 2026. 

 

Motion: Upon motion by Commissioner Zisser, seconded by Commissioner Kamkar, 
the Planning Commission motioned to approve the regular meeting 
minutes of April 14, 2026, by the following roll call 

 
 AYES:   Zisser, Buchbinder, Fields, Kamkar, Aquilina, Alne 
 NOES:   None 
 ABSTAIN: None 
 ABSENT: None 

 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

ORAL COMMUNICATIONS 

This portion of the meeting is reserved for individuals wishing to address the Planning Commission on matters of 
community concern that are not listed on the agenda. In the interest of time, the Chair may limit speakers to five 
minutes. Please be aware that State law prohibits the Commission from acting on non-agendized items, however, the 
Chair may refer matters to staff for follow-up. 

PUBLIC HEARING 

2. Campbell Technology Park Project DEIR Public Hearing 

Public Hearing to receive comments from the public on the focused Draft Environmental 
Impact Report (DEIR) prepared for the proposed Campbell Technology Park Project, on 
property located at 635, 655, 675, and 695 Campbell Technology Parkway. The proposed 
project is a 290-unit residential development consisting of 27 two-story single-family 
detached homes, 149 three-story townhome-style condominium units across 28 buildings, 
and 114 four-story townhome-style condominium units across 15 buildings. The project 
would demolish four existing on-site structures totaling approximately 280,864 square-feet 
and redevelop the site with residential uses and associated improvements, including utility 
and infrastructure upgrades, landscaping, construction of a new stormwater drainage 
system, and off-site improvements. File No.: PLN-2023-165. Project Planner: Daniel Fama, 
Senior Planner. 

Recommended Action: (1) Open the public hearing and receive comments on the Draft 
Environmental Impact Report (DEIR); and (2) allow the Planning Commission to comment 
on the DEIR. 
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Anna Radonich, the City’s CEQA consultant, and Senior Planner Fama presented on the 
Draft Environmental Impact Report prepared for the proposed Campbell Technology Park 
Project.  

Commissioners asked questions regarding air quality measures and impacts to existing 
roadways surround the Campbell Technology Parkway Project.  

Staff stated that the project itself does not modify any of the existing roadways to the site. 
Commissioners were informed that Stormwater was addressed in the hydrology section.  

Chair Davis opened hearing for Public Comment  

Mark Rodriguez, CFO of West Valley Construction stated that the Draft EIR does not 
adequately review impact of access and egress. Expressed concern about how this will 
impact operations of the business.  

Chris Darman, employee with West Valley Construction, stated that impediments to 
emergency access can delay operations. Draft EIR does not demonstrate that emergency 
access was evaluated. Concerned whether an adequate noise analysis was conducted. 
Encourages the City to analyze issues and impacts properly.  

Susan Landry, spoke and stated that the Draft EIR is missing concerns regarding traffic 
congestion around the surrounding streets. Specifically concerned about safety on Central 
Avenue, Curtner Avenue and McGlincy Lane.  

Graciela Marquez, spoke and stated that she worked and fought for several years to address 
traffic issues in the neighborhood surrounding the Campbell Technology Parkway 
Development Project. Asked that the work not be forgotten by staff and consultant.   

Tony Bodillo, spoke and stated how issues with parking will be addressed.  

Natalie Strange, spoke and stated that the Draft EIR does not adequately address traffic 
congestion. No planned roadway improvements that increase capacity. No clear analysis of 
pedestrian safety. Traffic impacts are not being properly mitigated.  

Trudy LaFranc, spoke and stated that there were traffic concerns within the neighborhood. 
Stated that she was concerned about traffic going throughout neighborhood and was not 
satisfied with the conducted traffic analysis. 

Commissioners were reminded that they are only able to speak on the scope of the project.  

Commissioners shared that traffic impact cannot be handled through the EIR. A Planning 
Commissioner suggested that this be included as part of Multimodal Transportation Plan 
and that this needs to be referred to the City Council for further consideration. 

Public comment closed.  
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NEW BUSINESS 

3. Planning Commissioner / Subcommittee Reports 

Commissioner Buchbinder stated that the Subcommittee’s scope has been revised 
considering work items and recent City Council actions. Proposal changing to have local 
and streamlining higher density options for developers. Lower density but higher 
streamlining.  

 

Susan Landry, spoke and stated that she wanted more transparency from the Planning 
Commission’s  subcommittees and stated that having occupancy requirements are 
important.  Strongly objects to getting rid of short-term rentals. Would like to see that 
subcommittees engage more with the public.  

 

Commissioner Aquilina has received feedback from City’s Economic Development 
Manager, will be preparing full report and presenting to Planning Commission in the 
Summer.  

4. Report of the Community Development Director 

Director Eastwood provided the following updates:  

• City Council reviewed options to Urgency Ordinance – SB 1123.  

• Working to adopt a Demolition Control Order and will receive guidance from HCD.  

• Hiring an Associate and Assistance Planner. 

• Recreation and Public Works Director will be speaking on impact of Park Fees at an 
upcoming Planning Commission meeting.  

• City Attorney gave guidance on how to speak in a public hearing while holding an 
appointment in Planning Commission. You may be asked to recuse yourself from an 
item if when speaking you demonstrate to have bias.  

 

ADJOURNMENT 

Adjourned at 8:36pm to the Planning Commission meeting of May 12, 2026, at 7:00 PM, in the City 
Hall Council Chambers, 70 North First Street, Campbell, California and via telecommunication 

 

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 the City Clerk’s Office at ClerksOffice@campbellca.gov or 408-866-2117 in 
advance of the meeting. 

 
 
PREPARED BY: _______________________________ 
  Ken Ramirez, Administrative Analyst 

mailto:ClerksOffice@campbellca.gov
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APPROVED:  ______________________________  
                           Davis Fields, Chair 

 
 
ATTEST:  ________________________________ 

      Rob Eastwood, Secretary  
 



ITEM NO. 2 

       

 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ May 12, 2026 

 

 

PLN-2025-157 

 

Colliers Engineering & 

Design 

Public Hearing to consider the application of Colliers Engineering & 

Design to allow construction of an approximately 3,600 square-foot bank 

and financial services building (Chase Bank), along with associated site, 

lighting, parking, refuse management, and landscaping improvements, and 

the removal of one 23-inch (DBH) California fan palm tree, on property 

located at 2060 S. Bascom Avenue. The applications under consideration 

include a Site and Architectural Review Permit and a Tree Removal 

Permit. File No.: PLN-2025-157. 

 

STAFF RECOMMENDATION 

That the Planning Commission take the following actions: 

1.  Adopt a Resolution (reference Attachment 1), approving a Site and Architectural Review Permit 

and a Tree Removal Permit. 

ENVIRONMENTAL (CEQA) DETERMINATION  

Staff recommends that the Planning Commission accept the determination that this project is Categorically 

Exempt under Section 15303, Class 3 of the California Environmental Quality Act (CEQA) Guidelines, 

pertaining to construction of up to four (4) commercial buildings with a floor area not exceeding 10,000 

square feet located within an urbanized area on sites zoned for such use if not involving significant 

amounts of hazardous substances where all necessary public services and facilities are available and the 

surrounding area is not environmentally sensitive.  

PROJECT DATA 

Zoning Designation:  NC (Neighborhood Commercial) 

General Plan Designation: Neighborhood Commercial   

Net Lot Area: 1.06 acres 

Building Square Footage : 3,609 square feet 

Building Height (New): 21 feet 35 feet (Max. Allowed) 

Floor Area Ratio (FAR) 0.078   1.0 (Max. Allowed) 

Parking:  31 stalls 0 stalls required (AB 2097) 

Landscaping Area: 23,064 SF (50%) 5,540 SF (12%) Min. 

Building Setbacks (New): Proposed Required 

Front (west): 19 feet  15 feet 

Side (north): 16 feet 15 feet 

 Side (south): 60 feet   5 feet 

Rear (east): 160 feet   10 feet 
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DISCUSSION  

Project Site: The project site is an approximately one-acre parcel located at the southeast corner of 

South Bascom Avenue and Arroyo Seco Drive, as depicted by the map, below, developed with a now 

vacant Denny’s restaurant. The property abuts residences to the east and southeast, and borders 

commercial buildings to the south, north, and west. The property is designated by the General Plan 

Land Use Diagram and the Zoning Map as Neighborhood Commercial (NC).  

 

Background: Six years ago, the City considered a proposal for  construction of an approximately 4,550 

square-foot drive-through Chick-fil-A restaurant on the project site. Following a 1 ½ year project and 

environmental review process, the Planning Commission approved the application. However, on 

appeal, the City Council overturned the Commission’s decision and denied the proposal due to 

community concerns regarding traffic, parking, and drive-through lane queuing. A proposal for a non-

drive through Chick-fil-A restaurant was considered at an October 8, 2024, Planning Commission study 

session, but subsequently withdrawn. 

Proposed Project: The submitted application for a Site and Architectural Review Permit would allow 

construction of an approximately 3,600 square-foot bank and financial services building (Chase) on 

the property, with associated site, landscaping, parking, and refuse management improvements. A 

drive-up ATM is not proposed. 

ANALYSIS 

Consideration in Review of Applications: In review of a Site and Architectural Review Permit, the 

Zoning Code (CMC Sec. 21.42.040) directs the Planning Commission to consider certain design and 

layout aspects of the proposal prior to rendering a decision, referred to as "considerations". The 

following identifies these considerations and application consistency. 

A. Considerations relating to traffic safety, traffic congestion, and site circulation: 

Traffic Congestion: The proposed bank building did not require a traffic study under the VTA 

Congestion Management Program thresholds due to the limited trip generation of a bank and 

therefore would not result in a traffic impact. With respect to vehicle miles traveled (VMT), the 

project replaces a former restaurant and qualifies for screening based on a net VMT reduction 

under the City’s VMT policy, and therefore, would have a less-than-significant VMT impact. 

https://library.municode.com/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_CH21.42SIARRE_21.42.040COREAP
https://www.campbellca.gov/DocumentCenter/View/17945/VMT-Fact-Sheet
https://www.campbellca.gov/DocumentCenter/View/22423/Attachment-C---Update-to-VMT-Policy
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Traffic Safety and Site Circulation: Vehicular access would be provided by driveways along 

both Bascom Avenue and Arroyo Seco Drive, allowing for two-way circulation through the 

site. ADA-accessible parking spaces are located near the rear entrance to provide direct access 

to the building. The site layout has been designed to accommodate emergency vehicle access 

consistent with the requirements of the Santa Clara County Fire District, while also allowing 

maneuvering space for delivery and refuse collection vehicles. 

B. Considerations relating to landscaping: 

The project includes a comprehensive landscape plan with plantings distributed throughout the 

site, including along the South Bascom Avenue and Arroyo Seco Drive frontages, within 

parking lot planter areas, around the building perimeter, and within the on-site bioretention area 

at the southeastern portion of the site. The project would also remove one existing 23-inch 

California fan palm tree to accommodate the proposed improvements. 

The planting plan, shown below, includes a mix of street trees, shade trees, accent trees, shrubs, 

vines, ornamental grasses, and groundcover intended to frame the building, soften the parking 

lot, and enhance the public street frontages. Trees are located along the street frontages, within 

parking lot planter islands, and around the building perimeter to provide shade, reinforce the 

streetscape, and visually break up paved areas. The proposed palette emphasizes drought-

tolerant and climate-appropriate plant materials. 

 

The landscape plan indicates approximately 23,000 square feet of landscaped area, or 

approximately 50 percent of the site, far exceeding the Zoning Code requirement that a 

minimum of 12 percent of the site be landscaped. Landscaping within the bioretention area is 

designed to support the site’s stormwater treatment function.  

C. Considerations relating to structures and site layout: 

Structure Design: The proposed building incorporates a contemporary commercial design 

expressed through a combination of varied wall planes, parapet height changes, and a restrained 

palette of exterior materials. As shown in the architectural renderings and finish schedule, the 
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building would utilize manufactured stone veneer in a light beige color, dark and light fiber 

cement panel cladding with a wood-grain appearance, aluminum composite material accents, 

and black roof coping. These materials are arranged to distinguish the building entry and to 

break down the building mass into smaller components, creating a more articulated and visually 

interesting form. 

 
 

The primary entrance is emphasized through a taller entry volume, storefront glazing, and 

contrasting material treatments that provide a clear focal point along the street-facing 

elevations. Additional expanses of glazing at the corner further activate the building frontage 

and contribute to a more transparent and pedestrian-oriented appearance.  

Site Layout: The proposed site plan, provided below, shows the proposed bank building located 

at the southeast corner of South Bascom Avenue and Arroyo Seco Drive. The building observes 

an approximately 16-foot setback from Arroyo Seco Drive and an approximately 19-foot 

setback from South Bascom Avenue, exceeding the 15-foot minimums. The South Bascom 

Avenue frontage would be improved with public improvements consistent with the City’s 

“Image Street” standards, including a widened public sidewalk and landscaped park strip. 

 

https://www.campbellca.gov/DocumentCenter/View/168
https://www.campbellca.gov/DocumentCenter/View/168
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The interior of the site would be improved with a surface parking lot providing 31 parking stalls 

arranged around the building. Additional site improvements include new lighting, landscaping, 

a trash enclosure, and EV charging spaces within the parking area. A small outdoor patio seating 

area is also proposed adjacent to the rear entrance along the south side of the building. The 

parking lot layout complies with the applicable parking stall and drive aisle dimensional 

standards and provides the required number of accessible and EV charging parking spaces. 

Findings for Approval: To grant a land use approval, the decision-making body must affirmatively 

establish that the project meets codified findings for approval. Findings establish the evidentiary basis 

for a City's decision to grant or deny a land use approval and to impose conditions of approval as 

necessary to establish the findings. The applicable findings depend upon the type of land use approval 

under review. The following analysis identifies each of the applicable findings in italics and how the 

proposed project satisfies them. 

Site and Architectural Review Permit Findings (CMC Sec. 21.42.060.B): 

A. The project will be consistent with the general plan. 

Yes. The General Plan land use designation for the site is Neighborhood Commercial, which is 

intended to accommodate small-scale, lower-intensity commercial and office uses compatible 

with surrounding neighborhoods. The proposed bank is consistent with this designation. 

 

The project implements applicable General Plan policies and actions related to site design, 

circulation, and environmental performance, listed, below. The building is prominently located 

at the corner of South Bascom Avenue and Arroyo Seco Drive, with a clearly defined primary 

entrance, storefront glazing, and enhanced street frontage improvements, including a widened 

sidewalk and landscaping, supporting pedestrian orientation consistent with Actions T-4.c and 

T-4.e and Policies CD-1.5 and CD-3.5. Parking is located to the side and rear of the building, 

minimizing its visibility from the public right-of-way and reducing conflicts with pedestrian 

circulation. 

 

Vehicular access from both Bascom Avenue and Arroyo Seco Drive allows for efficient on-site 

circulation while minimizing impacts to the surrounding street system, consistent with Action 

T-4.i. Fire Department access has been reviewed and confirmed to be adequate, ensuring safe 

emergency access throughout the site. 

 

The project is also consistent with Policy CD-1.3, as the building and site design are subject to 

the City’s design review process, which ensures a high-quality and cohesive architectural 

outcome. Landscaping and site improvements incorporate drought-tolerant plantings consistent 

with Policy COS-4.4, and the project will comply with applicable stormwater management 

requirements pursuant to Policy CSF-5.2 and the Municipal Regional NPDES Permit. 

Action T-4.c: Orient new development building entrances toward sidewalks and transit stops. 

Action T-4.e:  Incorporate pedestrian amenities such as plazas, landscaped areas with seating, and 

pedestrian walkways into new developments. 

Policy CD-1.3:  Through implementation of the city’s design review process, encourage creative, high-

quality, innovative, and distinctive architectural and site designs that help create unique, 

vibrant places. 
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Policy CSF-5.2: Require all development projects to demonstrate how stormwater runoff will be detained or 

retained on-site and/or conveyed to the nearest drainage facility as part of the development 

review process and as required by the San Francisco Bay Region Municipal Regional 

Stormwater National Pollutant Discharge Elimination System (NPDES) Permit. 

Policy COS-4.4: Require the use of primarily locally-sourced native and drought-tolerant plants and trees for 

landscaping on public projects, if feasible, and strongly encourage their use for landscaping 

on private projects. 

Policy CD-1.5:  Orient building entrances toward the street and provide parking to the side of, in the rear of, 

or below buildings, wherever possible. 

Policy CD-3.5: Design commercial and office buildings city-wide to have minimal setbacks from the 

sidewalk except to allow for pedestrian oriented features such as plazas, recessed entryways, 

and wider sidewalks for outdoor cafes. Discourage parking areas between the public right-

of-way and the front façade of the building. 

Action T-4.i: Design parking lots to minimize impacts on the street system by providing adequately sized 

driveways, sufficient queuing, and efficient circulation. 

Action T-4.k: Require all new developments to provide adequate emergency access. 

B. The project conforms with the Zoning Code; 

Yes. The project site is zoned Neighborhood Commercial (NC), which permits “banks and 

financial services” as an allowed use. The proposed building is designed for this use and is 

therefore consistent with the NC zoning district. The project does not include a drive-up ATM, 

which is not permitted in the NC district. In addition, the project complies with applicable 

development standards, including setbacks, parking, landscaping, and site design requirements, 

as demonstrated in the analysis above. 

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

Yes. The project site is located at a prominent corner along South Bascom Avenue within an 

established commercial corridor characterized by one-story commercial buildings, varied 

architectural styles, and landscaped setbacks. The proposed building is consistent with this 

existing development pattern in terms of scale, massing, and placement, and does not introduce 

an intensity or form that would be incompatible with surrounding uses. 

 

As shown in the submitted elevations and renderings, the building incorporates a contemporary 

design with articulated wall planes, varied materials, and a defined entry element, which 

provides visual interest while remaining compatible with the generally low-rise, horizontally 

oriented character of nearby commercial development. The building’s setbacks and landscape 

treatment, including street trees and perimeter planting, are consistent with the existing pattern 

of landscaped frontages along South Bascom Avenue and Arroyo Seco Drive, contributing to 

a cohesive streetscape. 

 

The project replaces a vacant restaurant building with a new commercial use that activates the 

site without introducing drive-through operations or other higher-intensity features that have 

previously raised compatibility concerns at this location. The site layout places the building at 

the corner with parking located to the side and rear, reinforcing the street edge and improving 

the visual relationship between the development and the public right-of-way. 
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D. The project is consistent with applicable adopted design guidelines, development agreement, 

overlay district, area plan, neighborhood plan, and specific plan(s). 

Not Applicable. There are no design guidelines for commercial buildings applicable to this 

project, nor is the project site subject to any area, neighborhood or specific plan. 

 

Tree Removal Permit Findings (CMC Sec. 21.32.080): The City’s Tree Protection Regulations 

(CMC 21.32) provide five findings for consideration when reviewing a Tree Removal Permit. The 

permit may be granted when one or more of the findings are satisfied. In consideration of the project, 

the Finding No. 5 (Economic enjoyment and hardship) is satisfied:  

5. Economic enjoyment and hardship. The retention of the tree(s) restricts the economic enjoyment of 

the property or creates an unusual hardship for the property owner by severely limiting the use of 

the property in a manner not typically experienced by owners of similarly zoned and situated 

properties, and the applicant has demonstrated to the satisfaction of the approval authority that 

there are no reasonable alternatives to preserve the tree(s). 

Yes. As noted, the project includes the proposed removal of 

one existing 23-inch Fan Palm. As shown in the landscaping 

and site plan, the tree is located within the footprint of the 

proposed drive aisle. Retention of the tree would conflict with 

the required drive aisle width and maneuvering area and 

would compromise the backup distance for adjacent parking 

spaces. Accordingly, the location of the tree creates a 

constraint on the reasonable development and use of the 

property, and its removal is necessary to allow for a 

functional and code-compliant site layout. 

Site and Architectural Review Committee: The Site and Architectural Review Committee (SARC) 

reviewed this application at its meeting of March 24, 2026. The following comments were provided:  

➢ Expressed concern about informal pedestrian circulation through landscaped areas toward the 

adjacent Mr. Pickle’s property and discussed the need for a clearer edge or barrier. The applicant 

indicated a willingness to incorporate denser planting to discourage cut-through activity. 

➢ Raised concerns regarding the trash enclosure, including potential for after-hours dumping. 

Suggested installation of screening or mesh to contain debris and consideration of a security 

camera focused on the enclosure. 

➢ Noted that any outdoor furniture should be secured (e.g., bolted down) to prevent displacement 

or misuse. 

➢ Discussed whether the existing palm tree could be preserved and explored constraints related 

to its location. 

➢ Identified the rear corner of the site as a potential attractive nuisance and suggested design 

strategies to discourage unintended use. 

➢ Asked about grading, including the extent of soil export; the applicant indicated the project 

would likely result in a net export of soil, subject to review by the Department of Public Works. 

https://library.municode.com/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_CH21.32TRPRRE_21.32.080DEPE
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➢ Overall, both Commissioners expressed support for the project, noting that the design is well-

articulated, avoids a “cookie-cutter” appearance, and incorporates materials that are compatible 

with the surrounding area. 

Public Comment: No public comment has been received on this application.  

 

Attachments: 

1. Draft Resolution  

2. Project Plans 

 

 

 

 

 

 

Prepared by: 

 Daniel Fama, Senior Planner  

 

 

 

Approved by: 

 Rob Eastwood, Community Development Director 

 

 

 

 



RESOLUTION NO. 2026-xx 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL GRANTING APPROVAL OF A SITE AND 
ARCHITECTURAL REVIEW PERMIT AND TREE REMOVAL PERMIT 
TO ALLOW CONSTRUCTION OF AN APPROXIMATELY 3,600 
SQUARE-FOOT BANK AND FINANCIAL SERVICES BUILDING, 
ALONG WITH ASSOCIATED SITE, LIGHTING, PARKING, REFUSE 
MANAGEMENT, AND LANDSCAPING IMPROVEMENTS, AND THE 
REMOVAL OF ONE 23-INCH (DBH) CALIFORNIA PALM TREE, ON 
PROPERTY LOCATED AT 2060 S. BASCOM AVENUE. FILE NO.: 
PLN-2025-157. 

 
After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to the approval of a Site and 
Architectural Review Permit and Tree Removal Permit:  
 
1.  The Project Site is an approximately one-acre parcel located at the southeast corner of 

South Bascom Avenue and Arroyo Seco Drive. 

2.  The Project Site is located within the NC (Neighborhood Commercial) Zoning District, as 
shown on the City of Campbell Zoning Map. 

3.  The Project Site is designated Neighborhood Commercial  on the City of Campbell 
General Plan Land Use Diagram. 

4.  The Proposed Project is an application for a Site and Architectural Review Permit and 
Tree Removal Permit to allow construction of an approximately 3,600 square-foot bank 
and financial services building, along with associated site, lighting, parking, refuse 
management, and landscaping improvements, and the removal of one 23-inch (DBH) 
California palm tree,  

5.  The Proposed Project would be consistent with the following General Plan policies and 
strategies: 

Action T-4.c: Orient new development building entrances toward sidewalks and transit stops. 

Action T-4.e:  Incorporate pedestrian amenities such as plazas, landscaped areas with seating, 
and pedestrian walkways into new developments. 

Policy CD-1.3:  Through implementation of the city’s design review process, encourage creative, 
high-quality, innovative, and distinctive architectural and site designs that help 
create unique, vibrant places. 

Policy CSF-5.2: Require all development projects to demonstrate how stormwater runoff will be 
detained or retained on-site and/or conveyed to the nearest drainage facility as 
part of the development review process and as required by the San Francisco 
Bay Region Municipal Regional Stormwater National Pollutant Discharge 
Elimination System (NPDES) Permit. 

Policy COS-4.4: Require the use of primarily locally-sourced native and drought-tolerant plants 
and trees for landscaping on public projects, if feasible, and strongly encourage 
their use for landscaping on private projects. 
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Policy CD-1.5:  Orient building entrances toward the street and provide parking to the side of, in 
the rear of, or below buildings, wherever possible. 

Policy CD-3.5: Design commercial and office buildings city-wide to have minimal setbacks from 
the sidewalk except to allow for pedestrian oriented features such as plazas, 
recessed entryways, and wider sidewalks for outdoor cafes. Discourage parking 
areas between the public right-of-way and the front façade of the building. 

Action T-4.i: Design parking lots to minimize impacts on the street system by providing 
adequately sized driveways, sufficient queuing, and efficient circulation. 

Action T-4.k: Require all new developments to provide adequate emergency access. 

6.  The Proposed Project complies with all applicable development standards of the NC 
(Neighborhood Commercial) Zoning District, and the proposed building would be 
occupied by a “banks and financial services” use, which is principally permitted in the 
zoning district. 

7.  The Proposed Project is exempt from analysis under the City's amended Vehicle Miles 
Traveled (VMT) Policy, which presumes a development will have a less-than-significant 
transportation impact when resulting in a net reduction of VMT between the prior and 
proposed use. 

8.  Based on trip generation values provided by the Institute of Transportation Engineers 
(ITE) Trip Generation Manual, the Proposed Project would result in less than 100 new 
AM or PM trips, therefore not requiring preparation of a traffic impact analysis pursuant 
to the Congestion Management Program, as specified by the VTA Transportation Impact 
Analysis (TIA) Guidelines. 

9.  In review of the Proposed Project, the Planning Commission considered traffic safety, 
traffic congestion, site circulation, adequacy of landscaping, and the appropriateness of 
proposed structures and site layout, pursuant to Campbell Municipal Code Section 
21.42.040 (Considerations in review of applications). 

10. There is a reasonable relationship and a rough proportionality between the Conditions 
of Approval and the impacts of the Proposed Project. 
 

11. 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.  

 
12. There is a reasonable relationship between the use of the fees imposed upon the project 

and the type of development project. 

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

Site and Architectural Review Permit Findings (CMC Sec. 21.42.060.B): 

1. The project will be consistent with the general plan; 

2. The project conforms with the Zoning Code; 
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3. The project will aid in the harmonious development of the immediate area;  

4. The project is consistent with applicable adopted design guidelines, development 
agreement, overlay district, area plan, neighborhood plan, and specific plan(s); 

Site and Architectural Review Permit Findings (CMC Sec. 21.42.060.B): 

5. The retention of the tree(s) restricts the economic enjoyment of the property or creates 
an unusual hardship for the property owner by severely limiting the use of the property 
in a manner not typically experienced by owners of similarly zoned and situated 
properties, and the applicant has demonstrated to the satisfaction of the approval 
authority that there are no reasonable alternatives to preserve the tree(s); 

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) Guidelines, pertaining to construction of up to four (4) 
commercial buildings with a floor area not exceeding 10,000 square feet located within 
an urbanized area on sites zoned for such use if not involving significant amounts of 
hazardous substances where all necessary public services and facilities are available 
and the surrounding area is not environmentally sensitive; and  

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

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Site and 
Architectural Review Permit and Tree Removal Permit to allow construction of an 
approximately 3,600 square-foot bank and financial services building, along with associated 
site, lighting, parking, refuse management, and landscaping improvements, and the removal 
of one 23-inch (DBH) California palm tree, on property located at 2060 S. Bascom Avenue, 
subject to the attached Conditions of Approval (attached Exhibit A). 
 
PASSED AND ADOPTED this 12th day of May, 2026, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners: 
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
     APPROVED: 
       Davis Fields, Chair 
 
 
 
ATTEST: 
        Rob Eastwood, Secretary   



                           EXHIBIT A 
 

CONDITIONS OF APPROVAL 
PLN-2025-157 

 
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. 

PLANNING DIVISION 

1. Approved Project: Approval is granted for a Site and Architectural Review Permit and Tree 
Removal Permit to allow construction of an approximately 3,600 square-foot bank and 
financial services building, along with associated site, lighting, parking, refuse 
management, and landscaping improvements, and the removal of one 23-inch (DBH) 
California palm tree, on property located at 2060 S. Bascom Avenue. The project shall 
substantially conform to the Project Plans included as Attachment No. B in the May 12, 
2026 Planning Commission Staff Report, except as may be modified by the conditions of 
approval contained herein. 
 

2. Permit Expiration: Approval of the Site and Architectural Review Permit ("Approval") shall 
be valid for one (1) year from the effective date of the Planning Commission action. Within 
this one-year period an application for a building permit must be issued in accordance 
with CMC Section 21.56.030.B.1 (Issuance of building permit). If a building permit is not 
issued within this period, or if an issued permit expires after the one-year approval period, 
the Approval shall expire and be void without further action by the City. 

 
3. Minor Changes: Minor changes to the Approved Project Plans may be administratively 

reviewed and approved by the Community Development Director in accordance with 
CMC Section 21.56.060.C (Minor changes). 

4. Signage: All signage shall require separate approval of a Sign Permit in compliance with 
CMC Section 21.30.080 (Permanent signs). 

5. Refuse Management: Refuse and recycling receptacles shall be kept within the solid 
waste enclosure at all times, except during collection, in compliance with CMC Chapter 
6.04 (Garbage and Rubbish Disposal). The enclosure doors shall remain closed at all 
times, except when receptacles are being moved. 

6. Lighting Design: Any new exterior lighting fixtures shall be designed in compliance with 
the City of Campbell Lighting Design Standards (CMC Section 21.18.090). 

7. Property Maintenance: All exterior areas of the property shall be kept free of graffiti, trash, 
rubbish, and litter in compliance with CMC Section 21.16.110 (Site Maintenance).  

8. Landscape Maintenance: All landscaping shall be maintained in compliance with CMC 
Section 21.26.040 (Landscaping Maintenance Requirements) and Section 21.16.110.C.2 
(Landscape Maintenance). Dead or unhealthy plants shall be replaced with healthy plants 
of the same or similar type. 
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9. ATM Vestibule: Unless approved by a Conditional Use Permit, access to the ATM within 
the vestibule shall be limited to 6:00 AM to 11:00 PM, daily. 

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

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

12. Interior Walls:  No interior wall or partition shall be installed along or immediately behind 
any window or doorway in a manner that eliminates or substantially reduces visibility into 
the tenant space or blocks the transmission of natural light. 

 
13. Windows and Doors: Windows and doors shall remain transparent and shall not be 

obscured. No tinting, film, coverings, or other treatments, including but not limited to 
blackout or opaque materials, shall be applied that obscure visibility into the building. 
 

14. Bascom Avenue Entrance: The Bascom Avenue entrance shall be maintained in a 
functional and operable condition at all times and kept available for its intended use as 
an entry to the commercial space. The entrance shall not be obstructed, removed, or 
converted to a window system. 

 
15. Security Plan: If deemed necessary by the Police Department, the business operator shall 

prepare a security plan to the satisfaction of the Police Chief, including, but not limited to, 
provision of private security and/or security cameras.  

 
16. Patio Furniture: Patio seating shall conform to the applicable standards of CMC Section 

21.36.150 (Outdoor seating). 

17. Water Efficient Landscape Standards: This project is subject to the updated California 
Model Water Efficient Landscape Ordinance (MWELO). The building permit application 
for grading and on-site improvements 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: 

1) Project Information per Section 492.3. 

2) Water Efficient Landscape Worksheet per Section 492.4 (Appendix B of the 
MWELO), include within the construction plans and as a separate PDF 
document. 

3) Landscape Design Plan per Section 492.6. 

4) Irrigation Design Plan per Section 492.7. 

5) Grading Design Plan per Section 492.8. 

b. 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). 

c. Certificate of Completion (required prior to permit final). 
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Building Division 

18. Permit Required: A building permit application shall be required for the proposed project. 
The building permit shall include Electrical/Plumbing/Mechanical fees when such work is 
part of the permit. 

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

 
20. Construction Fencing: The property shall be properly enclosed with construction fencing to 

prevent unauthorized access to the site during construction. The construction site shall be 
secured to prevent vandalism and/or theft during hours when no work is being done. All 
protected trees shall be fenced to prevent damage to root systems in compliance with the 
Standards for Tree Protection During Construction. 

 
PUBLIC WORKS DEPARTMENT  
 
Note: This application is subject to the new stormwater requirements detailed in the most 
recent Municipal Regional Permit (MRP 3.0). Specifically, the construction / reconstruction 
of any impervious improvements within the public right-of-way will now require the associated 
stormwater runoff to be treated. The construction, operation & maintenance of said treatment 
in the right-of-way will be the applicant's sole responsibility. The building permit and grading 
permit will not be issued until all Public Works Conditions of Approval have been satisfied. 
 
21. Construction Drawings: The applicant shall submit the following permit applications prior 

to, or concurrent with the main Building permit application: 

a. Encroachment Permit for Street Improvement Plans: The frontage improvements 
for the project shall be shown on a separate street improvement plan as detailed 
here: https://www.campbellca.gov/187/Street-Improvements 

b. Street / Easement Dedication: The street / easement dedication documents 
required for this project shall be submitted for review by the City Surveyor as 
detailed here: https://www.campbellca.gov/DocumentCenter/View/430 

22. Preliminary Title Report: Upon submittal of the Street Dedication, the applicant shall provide 
a current (within the past 3 months) Preliminary Title Report. 

23. 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 additional right-of-way to be 
granted in fee for public street purposes along the South Bascom Avenue frontage to 
accommodate the required Image Street improvements. The applicant shall submit the 
necessary documents for approval by the City Engineer, process the submittal with City 
staff’s comments and fully complete the right-of-way process. The applicant shall cause 
all documents to be prepared by a licensed land surveyor, as necessary, for the City’s 
review and recordation. 

24. Grading and Drainage Plan: Prior to issuance of any grading or building permits for the 
site, the applicant shall conduct hydrology studies based on a ten-year storm frequency, 
prepare an engineered grading and drainage plan, and pay fees required to obtain 
necessary grading permits. Prior to occupancy, the design engineer shall provide written 

https://www.campbellca.gov/187/Street-Improvements
https://www.campbellca.gov/DocumentCenter/View/430
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certification that the development has been built per the engineered grading and drainage 
plans. In addition, a plan review letter will be required of the Geotechnical Engineer and 
Structural Engineer that they have reviewed the bio-treatment areas to ensure that the 
non-compacted biotreatment material will not create subsurface and/or surface failures 
due to adjacent structural and vehicle loads. 

25. State General Construction Activity Permit: Prior to issuance of any grading or building 
permits, the applicant shall comply with the State General Construction Activity Permit 
requirements including paying fees, filing a Notice of Intent and providing a Storm Water 
Pollution Prevention Plan (SWPPP). The applicant shall provide the City with a copy of 
the filed Notice of Intent and SWPPP. 

26. 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. Specifically, 
the project must include source control, site design and treatment measures to achieve 
compliance with Provision C.3. of the NPDES Permit. Measures may include, but are not 
limited to, minimization of impervious surface area, vegetated swales, infiltration areas, 
and treatment devices. The primary objectives are to improve the quality and reduce the 
quantity of stormwater runoff to the bay. 

Upon submission of the building permit, the applicant shall calculate and submit to the 
City the amount of impervious surface created by the development including the types of 
stormwater controls to be used. The applicant shall submit preliminary sizing and design 
showing stormwater controls meet the City’s requirements. 

Prior to issuance of any grading or building permits: 

a. The applicant’s designer or engineer shall submit the required certification 
indicating that sizing, selection, and design of treatment BMP’s for the project site 
has been completed to meet the requirements of the City of Campbell’s NPDES 
permit. 

b. The applicant shall sign the “Covenants for the Operation and Maintenance of 
Stormwater Facilities” and submit a Stormwater Management Plan. 

 Prior to occupancy: 

a. A qualified BMP certifier is required to inspect the stormwater management 
facilities, submit a complete set of as-built drawings to Public Works Engineering, 
and certify on these drawings that: 

i. The stormwater management facilities were constructed in compliance 
with the approved plans. 

ii. The as-built drawings show all pertinent constructed dimensions, 
elevations, shapes, and materials. 

iii. All variations in construction from the approved design plan have been 
identified, including omissions to and additions from the approved plan. 

iv. Any changes are in conformance with local, state, or federal regulations. 
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27. Maintenance of Stormwater Facilities: Owner(s), current and future, are required to 
maintain the stormwater treatment facilities proposed in the public right of way. A 
Maintenance Agreement will be included in the Stormwater Covenants referenced above. 

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

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

30. Pavement Restoration: The applicant shall restore the pavement in compliance with City 
standard requirements. In the event that the roadway has recently received a pavement 
treatment or reconstruction, the project will be subject to the City’s Street Cut Moratorium. 
The applicant will be required to perform enhanced pavement restoration consistent with 
the restoration requirements associated with the Street Cut Moratorium. The City’s 
Pavement Maintenance Program website (https://www.ci.campbell.ca.us/219) has 
detailed information on the streets currently under moratorium and the enhanced 
restoration requirements. 

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

South Bascom Avenue 

a. Show location of all existing utilities within the new and existing public right of way. 

b. This project is subject to the City’s Streetscape Standards for Bascom Avenue, 
which requires a 10-foot landscaped park strip with City approved street trees 40 
feet on center, and a 7-foot sidewalk along S. Bascom Avenue. 

c. Removal of existing driveway approach and all sidewalk, curb and gutter. 

d. Installation of ADA compliant driveway using City Standard Detail C-20. 

e. Installation of City standard curb, gutter and Image Street sidewalk. 

f. Installation of new Accessible compliant curb ramp at the southeast corner of 
South Bascom Avenue and Arroyo Seco Drive. Ensure grades at gutter pan and 
AC landing area meet PROWAG requirements. 

g. Install no mow (fine fescue and hair grass Deschampsia) turf and drip irrigation in 
the landscape strip. 

h. Installation of asphalt concrete overlay per street pavement restoration plan for 

https://www.ci.campbell.ca.us/219
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utility installation and/or abandonment, as required by the City Engineer. 

i. Installation of traffic control, stripes and signs. 

j. Installation of City standard streetlight pullbox at the base of the existing 
streetlight(s) along the frontage. New pullboxes shall be installed downstream of 
adjacent vehicular traffic (i.e. north of the pole). Streetlight circuitry to be 
documented on the construction drawings, including the existing point-of-service. 
Point of service may need to be relocated to this project’s frontage. 

k. Relocate sanitary sewer “vault” behind new public sidewalk. 

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

Arroyo Seco Drive 

m. Show location of all existing utilities within the existing public right of way. 

n. Installation of ADA compliant driveway using City Standard Detail C-19. 

o. Installation of City standard curb, gutter, and detached sidewalk. 

p. Installation of stormwater treatment facilities needed to comply with MRP 3.0. 

q. Installation of asphalt concrete overlay per street pavement restoration plan for 
utility installation and/or abandonment, as required by the City Engineer. 

r. Installation of traffic control, stripes and signs. 

s. Installation of City standard streetlight pullbox at the base of the existing 
streetlight(s) along the frontage. New pullboxes shall be installed downstream of 
adjacent vehicular traffic (i.e. east of the pole). Streetlight circuitry to be 
documented on the construction drawings, including the existing point-of-service. 
Point of service may need to be relocated to this project’s frontage. 

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

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

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

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

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

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

36. Trash Enclosure: The following trash enclosure requirements shall apply: 

a. NPDES Permit No. CAS612008 (CRWQCB): C.3.a.i. (7): For all new 
development and redevelopment projects that are subject to the Permittee’s 
planning, building, development, or other comparable review, but not 
regulated by Provision C.3, encourage the inclusion of adequate source 
control measures to limit pollutant generation, discharge, and runoff. These 
source control measures should include covered trash, food waste, and 
compactor enclosures. 

b. CMC Section 14.02.030 "Stormwater Pollution Control /Requirements". The 
code states that no pollutants or water containing pollutants can be discharged 
into the City's storm drain system. Trash enclosures contain pollutants. During 
a rain event (or during general cleaning) water washes over and into roofless 
enclosures, collecting pollutants and discharging to the City's storm drain 
system. Applicants are required to show how new trash enclosures will not 
discharge pollutants into the storm drain system. One possible method is to 
provide a sanitary drain in the trash enclosure. 

c. West Valley Sanitation District (WVSD), the local sanitary sewer agency, will 
require a roof on the enclosure if the trash enclosure drain connects to their 
sanitary sewer system. 

 
SANTA CLARA COUNTY FIRE DISTRICT 

37. Fire Access: Provide conforming fire access turning radii in accordance with SCCFD A1 
standard (50’ outside / 30’ inside), as shown on sheet C8. Provide red curb required 
along curb front on site. 

38. Fire alarm: Fire alarm to be installed as deferred submittal. 

39. Fire Sprinkler System: Fire sprinkler system to be installed as a deferred submittal. 

40. 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. Address numbers shall be Arabic numbers or 
alphabetical letters. Numbers shall be a minimum of 6 inches (101.6 mm) high with a 
minimum stroke width of 0.5 inch (12.7 mm). Address numbers shall be maintained. CFC 
Sec. 505.1. 

41. Construction Site Fire Safety: All construction sites must comply with applicable 
provisions of the CFC Chapter 33 and our Standard Detail and Specification S1-7. 
Provide appropriate notations on subsequent plan submittals, as appropriate to the 
project. CFC Chp. 33. 
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