
PLANNING COMMISSION 
City of Campbell, California 

 
Register in advance for this webinar: 
 
https://us02web.zoom.us/j/82256758679 
 
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.  

September 8, 2020 
Tuesday 

 

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 September 8, 
2020: Chair Michael Krey, Vice-Chair Maggie Ostrowski, Commissioners Adam Buchbinder, 
Andrew Rivlin; Nick Colvill; and Stuart Ching. 
 
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/j/82256758679. 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     August 25, 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/j/82256758679
https://us02web.zoom.us/j/82256758679
mailto:planning@campbellca.gov
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PUBLIC HEARINGS 
1. PLN-2020-35 

(Appeal of TRP 
PLN-2020-14) 

Public Hearing to consider the Appeal (PLN-2020-35) by Kathy 
Robinson of the Community Development Director’s denial of a 
Tree Removal Permit (PLN-2020-14) to remove four (4) redwood 
trees on property located at 825 S. San Tomas Aquino 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:  Naz Pouya Healy, Assistant Planner 

 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
ADJOURNMENT 
Adjourn to the next regularly scheduled Planning Commission meeting of September 22, 
2020, at 7:30 p.m., in the City Hall Council Chambers, 70 North First Street, Campbell, 
California. 
 

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 
AUGUST 25, 2020 

REMOTE ON-LINE ZOOM MEETING 
 
 
The Planning Commission meeting of August 25, 2020, was called to order at 7:30 p.m. by 
Chair Krey and the following proceedings were had, to wit: 

ROLL CALL 
 
Commissioners Present:  Chair:    Michael Krey  
      Vice Chair:   Maggie Ostrowski 
      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 
      City Attorney:   William Seligmann 
      Recording Secretary: Corinne Shinn 
 
APPROVAL OF MINUTES 
 
Motion: Upon motion by Commissioner Ostrowski, seconded by Commissioner 

Buchbinder, the Planning Commission minutes of the meeting of 
August 11, 2020, were approved as submitted. (7-0) 
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COMMUNICATIONS 
 
None 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
None 
 
ORAL REQUESTS   
 
None 
 

*** 
 
Chair Krey asked if there were any disclosures from members of the Commission.   
 
There were none. 
 
Chair Krey read Agenda Item No. 1 into the record as follows: 
 
PUBLIC HEARINGS 
 
1. PLN-2020-70 Public Hearing to consider the application of Gary Kohlsaat for a Site 

and Architectural Review Permit (PLN-2020-70) to allow a façade 
improvement to an existing commercial building including installation 
of metal awnings, a new entry door and window, and replacement of 
decorative rock wall cladding with stucco, and associated parking lot 
restriping on property located at 1049 Dell Avenue. Staff is 
recommending that this item be deemed Categorically Exempt under 
CEQA. Planning Commission action final unless appealed in writing to 
the City Clerk within 10 calendar days. Project Planner: Daniel Fama, 
Senior Planner. 

 
Mr. Daniel Fama, Senior Planner, provided the staff report. 

 
Chair Krey asked if there were questions for staff. 
 
Commissioner Buchbinder: 
• Questioned if there is a reason why this building was never approved under the City. 
• Added that as a result, this item ended up having to come before the Commission rather 

than their project being handled administratively. 
• Inquired how many buildings like this one might also have this same condition of no 

initial City-level approvals.  Is this an oversight? 
 
Planner Daniel Fama: 
• Replied that it is not an oversight. 
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• Explained that in order for there to be a modification, there needs to have been a 
previous approval for which to modify.  In this situation, there was no previous 
application processed under Campbell jurisdiction. 

 
Director Paul Kermoyan reminded that the Cambrian Park Area was just annexed into 
Campbell in 2013. 
 
Commissioner Buchbinder: 
• Raised the consideration as to whether there could be some form of “en masse” 

issuance of local jurisdictional approvals. 
• Added that it represents an extra burden to the property owners in this area if they want 

to come in to update their properties. 
 
Director Paul Kermoyan: 
• Agreed with Commissioner Buchbinder that expediting permit issuance is important to 

businesses. 
• Said that it would be possible to relook at existing permit processes rather than 

performing some sort of inventory of such properties. 
 
Commissioner Buchbinder asked if this matter could be agendized for later discussion.  
What would be required? 
 
Director Paul Kermoyan: 
• Said that the updating of the General Plan comes first. 
• Added that following that there will need to be a comprehensive update to the Zoning 

Ordinance.  This should be done as one bundle and not piecemeal. 
 
Planner Daniel Fama: 
• Reported that this type of research takes time. 
• Advised that staff found a 1999 file although there were no City approvals associated 

with it.  Despite that, staff relied on that file that contained a site plan with designated  
parking spaces that are not currently marked in place on this property. 

• Stated that older City and County records are challenging.  The older the permits, the 
more challenging and/or unlikely they are to locate. 

• Concluded that trying to do such “en masse” research for an extended area would be a 
time-consuming endeavor. 

 
Commissioner Hines: 
• Stated that the updated General Plan will set the base and establish groundwork. 
• Added that needed changes would be captured in the General Plan Update.  That is the 

general approach moving forward. 
 
Director Paul Kermoyan: 
• Replied that is correct. 
• Advised the Commission that he has created a list of the areas of interest to the Planning 

Commission. 
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Commissioner Buchbinder agreed that is an option. 
 
Chair Krey opened the Public Hearing for Agenda Item No. 1. 
 
Gary Kohlsaat, Architect: 
• Expressed his appreciation to the Commission and staff for their understanding that 

timing is everything. 
• Added that he would like to see some process streamlining occur in the future while still 

maintaining appropriate oversight, which is also important. 
• Said that this process cost this property between five and six-months of rental income. 
• Advised that this proposal before the Commission tonight is very straightforward. 
• Reported that they have put stucco onto the building and propose to add metal awnings 

that are clean-industrial looking as appropriate for the area. 
• Stated that the site changes are responding to the use, zoning and area as a whole. 
• Admitted that he would want to do more of these types of projects in updating these old 

buildings. 
• Reported that he was unaware that there was no original approval of this site. 
• Said that this is a good proposal and includes the restriping of the parking lot. 
• Advised that there is an existing easement to the back of the property that is not relevant 

anymore.  They are trying to get rid of that. 
• Thanked the Commission for its time and said he was available for any questions. 
 
Commissioner Hines expressed his appreciation to Mr. Kohlsaat for his work to beautify 
properties in Campbell.  He asked if there is a tenant lined up for this building. 
 
Gary Kohlsaat replied that he is not sure who’s lined up.  It might be a contractor. 
 
Commissioner Hines reiterated that this is a nice and attractive building.  Thanked them for 
doing this upgrade. 
 
Commissioner Ostrowski agreed that this is a nice upgrade that may well motivate other 
nearby property owners to do such upgrading as well. 
 
Chair Krey closed the Public Hearing for Agenda Item No. 1. 
 
Motion: Upon motion of Commissioner Ostrowski, seconded by 

Commissioner Hines, the Planning Commission adopted Resolution 
No. 4571 approving a Site and Architectural Review Permit (PLN-2020-
70) to allow a façade improvement to an existing commercial building 
including installation of metal awnings, a new entry door and window, 
and replacement of decorative rock wall cladding with stucco, and 
associated parking lot restriping on property located at 1049 Dell 
Avenue, by the following roll call vote: 
AYES: Buchbinder, Ching, Colvill, Hines. Krey, Ostrowski and 

Rivlin 
NOES: None 
ABSENT: None 
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ABSTAIN: None 
 
Chair Krey advised that the Planning Commission action is final unless appealed in writing 
to the City Clerk within ten calendar days. 
 

*** 
 
Chair Krey read Agenda Item No. 2 into the record as follows: 
 
2. PLN-2020-82 

 
 

Public Hearing to consider the application of David Wood for a 
Conditional Use Permit (PLN-2020-82) to allow a new medical 
service use (clinic) within an existing commercial tenant space on 
property located at 1760 S. Bascom Avenue, Suite 140. Staff is 
recommending that this item be deemed Categorically Exempt under 
CEQA. Planning Commission action final unless appealed in writing 
to the City Clerk within 10 calendar days. Project Planner: Project 
Planner: Stephen Rose, Senior Planner. 

 
Mr. Stephen Rose, Senior Planner, provided the staff report. 

 
Chair Krey asked if there were questions for staff. 
 
Commissioner Rivlin asked who created Attachment #5. 
 
Planner Stephen Rose: 
• Explained that he secured owner contact information for this property through Economic 

Development Analysist Michael Thomas. 
• Advised that the owners provided details on the uses on site that helped develop this 

big-picture-view of this center. 
 
Commissioner Hines clarified with staff that this proposed tenant space includes a portion 
of space once used by Ross and does not include any of the former Office Depot space. 
 
Commissioner Buchbinder asked staff how many such medical uses there are in this area. 
 
Planner Stephen Rose responded that there are a series of such medical uses further down 
Bascom Avenue closer to Valley Medical.  The nearby CVS Pharmacy has a Minute Clinic.  
Other than that, there is nothing in the immediate area outside of those medical uses further 
down Bascom Avenue. 
 
Chair Krey asked if this Use Permit will exist in perpetuity or just with this owner. 
 
Planner Stephen Rose replied that the Use Permit runs with the land (location) for which it 
is approved.  Other medical uses could assume this location using the approved hours of 
operation and maximum number of staff and employees allowed on site. 
 
Chair Krey opened the Public Hearing for Agenda Item No. 2. 
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Scott Cheeseman, Carbon Health: 
• Explained that Carbon Health provides both primary and urgent care services. 
• Added that there has never been a more important time than now to provide such 

services. 
• Reported that they offer a three to four hour wait time for an appointment.  This is urgent 

care but not acute cases. 
• Stated that the staff report was complete, and he has nothing further to add.  Staff did 

a great job. 
 
Chair Krey asked the Commission if they had any questions for this applicant. 
 
Commissioner Hines asked how many other clinics they have. 
 
Scott Cheeseman replied that they currently have 19 locations in operation in several states 
and there are an additional 15 in construction. 
 
Commissioner Hines asked if they would do COVID testing. 
 
Scott Cheeseman: 
• Replied absolutely they would perform COVID testing. 
• Advised that right now it takes 18 days on average for a patient to get in to see a doctor 

in the United States. 
• Added that everyone is very busy dealing with COVID right now. 
 
Commissioner Hines asked Mr. Cheeseman if they are just urgent care. 
 
Scott Cheeseman said they provide both primary and urgent care. 
 
Commissioner Hines asked whether there would be a doctor on site at all times. 
 
Scott Cheeseman replied they have a doctor on site 7-days a week, 10-hours per day. 
 
Commissioner Colvill asked Mr. Cheeseman when they might start offering COVID testing 
at this new Campbell location. 
 
Scott Cheeseman replied that he believes it will be in First Quarter 2021.  They are currently 
working with the Building Division on their tenant improvement plans and will open as soon 
as possible. 
 
Chair Krey asked Mr. Cheeseman if his clients come to the clinic on foot or by vehicle. 
 
Scott Cheeseman: 
• Replied that how clients arrive depends upon the jurisdiction/location. 
• Pointed out that their San Francisco location has no parking so that equates to clients 

walking in. 
• Said that other locations with lots of parking tend to have lots of clients arriving by 

vehicles. 
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• Predicted that this location will likely have clients mostly arriving by vehicle.  He 
mentioned that there are large employers nearby (right across the street) that could 
bring clients in by foot. 

 
Commissioner Hines thanked Mr. Scott Cheeseman for bringing this Carbon Health clinic 
to Campbell. 
 
Scott Cheeseman said he is glad to be here. 
 
Chair Krey closed the Public Hearing for Agenda Item No. 2. 
 
Commissioner Ching: 
• Said he is fully in support of this use. 
• Admitted that retail is changing and that has resulted in the loss of some retail stores in 

this center. 
 
Commissioner Ostrowski: 
• Stated her support. 
• Reminded that there is currently a 30 percent vacancy rate at this center. 
• Added that this clinic will provide a very positive impact on this community.  Medical 

uses are important. 
 
Commissioner Hine: 
• Concurred with both Commissioners Ching and Ostrowski. 
• Added that this particular side of the center is currently “dead”. 
• Stated that there is a need for urgent care. 
• Concluded that this is a perfect fit. 
 
Commissioner Buchbinder: 
• Concurred. 
• Stated great job. 
• Pointed out that this is a “first time” medical use in this center.  It will be an excellent 

use. 
• Concluded that he supports the staff recommendation to expand the hours.  It is not a 

problem. 
 
Motion: Upon motion of Commissioner Buchbinder, seconded by 

Commissioner Rivlin, the Planning Commission adopted Resolution 
No. 4572 approving a Conditional Use Permit (PLN-2020-82) to allow a 
new medical service use (clinic) within an existing commercial tenant 
space on property located at 1760 S. Bascom Avenue, Suite 140, with 
the following amendment: 
• Revise Condition 4(b) to expand operational/staff hours to 8 a.m. 

until 9 p.m. daily;  
by the following roll call vote: 
AYES: Buchbinder, Ching, Colvill, Hines, Krey, Ostrowski and 

Rivlin 
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NOES: None 
ABSENT: None 
ABSTAIN: None 
 

Chair Krey advised that the Planning Commission action is final unless appealed in writing 
to the City Clerk within ten calendar days. 
 

*** 
 
MISCELLANEOUS ITEM(S) 
 
Chair Krey read Agenda Item No. 3 into the record as follows: 
 
3. Discussion on Commercial and Industrial Floor Area Ratios (FAR) standards. Presenter:  

Commissioner Nick Colvill 
 
Commissioner Colvill: 
• Discussed several mixed-use developments from other nearby communities (Santa 

Clara, San Jose, Mountain View) and showed some photographs. 
• Described commercial areas as including:  Commercial, Office, C-1 (Neighborhood 

Commercial), C-2 (General Commercial), General Office and Controlled Manufacturing 
and provided a table. 

• Stated that he sees the benefit of changing (expanding) upon current FAR (Floor Area 
Ratios) restrictions. 

• Compared some Controlled-Manufacturing projects in Los Gatos, Santa Clara, San 
Jose and Sunnyvale. 

• Questioned how Los Gatos changed their zone and maximum building heights for the 
Netflix site. 

• Pointed out that Planned Development Zoning (P-D) is the tool that Campbell uses to 
help facilitate a quicker approval of developers’ proposals despite current zoning. 

• Discussed the option of creating Area Specific Plan(s). 
• Asked for feedback from the other Commissioners on these initial issues. 
 
Chair Krey: 
• Stated that Commissioner Colvill has clearly spent a lot of time and effort in developing 

this information.  It’s awesome. 
• Asked what direction we should go in. 
 
Commissioner Colvill: 
• Stated his hope that his introduction would spark a fuller discussion. 
• Admitted that his concern is that if not considered now, when the General Plan is 

adopted, we will be in the same position. 
• Encouraged the consideration of how the City can develop a better environment for its 

property owners.   
• Said this is just an open door.  There is not expectation for specific action tonight but 

rather a discussion of ideas. 
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Commissioner Hines: 
• Stated that Commissioner Colvill’s presentation was right on.  It was excellent. 
• Pointed out that property managers are getting gun-shy about potential redevelopment 

of their older properties. 
• Asked staff that FAR had been requested by the owners of the Shell Station Property 

at Hamilton. 
 
Director Paul Kermoyan: 
• Replied that Shell had requested a FAR higher than 1.5. 
• Cautioned that the Commissioners are raising an issue that requires a policy direction. 
• Added that right now the Commission is offering its respective opinions.  Your wishes. 
• Suggested the Commission take a step back to ask what the community wants.  It has 

to start there with the General Plan. 
• Said that until we are provided with the direction by Council that they want more growth, 

then changes will be made to implement that goal. 
• Reiterated that it depends on where this community wants to be. 
• Reminded that the draft General Plan is now on the website. 
• Reported that an initial review of the Draft General Plan will come before the Planning 

Commission over several meetings until the Commission is ready to forward it onward 
to Council with its recommendation(s). 

• Reminded that the General Plan in intended to reflect itself as a community vision 
document. 

 
Chair Krey: 
• Agreed that FAR can be a controversial issue.  
• Said that more and more applications are coming in for residential, commercial or 

mixed-use development.  All are asking for more density. 
• Pointed out that we need more housing and to achieve that needed housing more 

density will have to be allowed. 
• Added that Campbell doesn’t have such large-scale sites as the examples provided by 

Commissioner Colvill from other local cities. 
 
Commissioner Rivlin: 
• Reminded that the City spent a fair amount of time developing the DAAP (Dell Avenue 

Area Plan) that was supposed to be a big-vision area plan.  Ultimately the EIR was not 
certified and Council did not go forward with the DAAP. 

• Reported he had joined this Commission following the conclusion of the DAAP effort. 
• Agreed that a piecemeal plan is not the way to go to achieve holistic development. 
• Said that the Director’s input equates to more time to wait. 
• Stated that this Commission can encourage the Council to look at this issue a little closer 

as it will be years before the Updated General Plan affects any zoning. 
 
Director Paul Kermoyan: 
• Reported that on September 2nd, there will be a joint session with GPAC and the City 

Council to discuss the General Plan draft. 
• Said that Council wants to hear from each member of the GPAC as to whether their 

draft is one they are proud of and/or if it reflects where they wanted it to go. 
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• Added that following that joint session the Council will direct staff on what comes next. 
• Agreed that there are existing problems with FAR standards. 
• Said that mixed-uses are higher-density and intensity. 
• Stated that some will agree with the need for higher FAR’s while others will say it’s the 

worse idea. 
• Reported that Costco was interested in the Fry’s site, which could result in sales tax 

revenue of between $1 million to $1.5 million. 
• Concluded there is a lot of interest in that area. 
 
Commissioner Colvill: 
• Asked how to do we provide better opportunity for property owners to develop in a way 

that works. 
• Added that his own opinion is not the most important one. 
 
Commissioner Buchbinder: 
• Said that is a broader question for our City and an important one.  Are we permissive?  

Do we deny things? 
• Pointed out that Director Kermoyan has experience working with both types of cities – 

quite permissive or very strict. 
 
Commissioner Hines: 
• Told Commissioner Colvill that it is real change that he is proposing. 
• Agreed that it is important to get those ideas into the GPAC.  They want a plan that they 

can build upon and that gives developers the opportunity to move forward. 
• Reminded that the Trojan Storage facility was pushing its FAR request. 
• Stated that the draft General Plan will soon come before the PC. Perhaps the PC will 

only accept it by including these concerns into the GPAC and GP being solid in our 
approach. 

• Said that there has been a lot of direction from Council and GPAC and feedback from 
the public.  Areas of Campbell have lots of vacant and/or deteriorating lots. 

 
Commissioner Ching: 
• Extended kudo’s to Commissioner Colvill on his time and work spent on this research 

and presentation. 
• Agreed with the sentiment that we must consider from both our own standpoints as well 

as from a community standpoint. 
• Said he would encourage the Council to send the draft General Plan forward to us.  The 

current GP is 20 years old. 
• Stated his agreement with points made both by Commissioner Colvill and Director Paul 

Kermoyan. 
 
Commissioner Buchbinder: 
• Agreed with Commissioner Ching’s opinion that the current General Plan is showing its 

age and we’d like to see it updated appropriately. 
• Provided a “cautionary” example from San Francisco when discretionary processing for 

a new use takes such a long time the tenant is lost, and the space remains vacant. 
• Stated that predictable and clear zoning standards are essential. 
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Commissioner Ostrowski: 
• Stated that Commissioner Colvill’s presentation was compelling including the mixed-

use and commercial-oriented examples provided. 
• Agreed with Director Paul Kermoyan that we must look at what the community sees as 

its vision. 
• Added that a big part of that is to make sure a substantial part of the community is 

involved. 
• Said that while some may support but others may not.  Each side has to take the time 

to participate in helping achieve change. 
 
Commissioner Colvill: 
• Pointed out that the use of Zoom helps provide accessibility to the community.  It is 

available to the community as a whole to witness the conversation. 
• Said we must make sure we don’t miss current property owners/landowners who must 

redevelop their property or die. 
• Added that it is horrible to have vacant spaces/buildings.  It’s unfortunate. 
• Stated his appreciation for the input provided tonight from his fellow Commissioners. 
 
Director Paul Kermoyan: 
• Said he is maintaining a list of the Commission’s priorities and promises to continue to 

update it moving forward. 
• Listed the current areas of interest to include: 

o Parking Standards 
o Floor Area Ratios (FAR) 
o Site and Architectural status for old buildings without an original Campbell permit 

and how that impacts seeking new entitlements. 
o Accessory Dwelling Unit (ADU) Amnesty Program 

 
Chair Krey thanked Commissioner Colvill for bringing this discussion forward. 
 
 

*** 
 
REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR 
 
Director Paul Kermoyan had no additions to his written report but was available for any 
questions from the Commission. 
 
Commissioner Rivlin asked for a status on the Dell Avenue project that was approved by 
Council in 2019. 
 
Director Paul Kermoyan said that construction drawings are being reviewed by Building.  
They are very motivated to move forward.  He added that the Cresleigh Development 
(Campbell Ave) waited until the end of the CEQA appeal period that is in late August. 
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Chair Krey suggested that his fellow Commissioners watch the Council meeting when they 
decided on the Dell Avenue Project.  They consider the project to be the exception not the 
standard for Dell. 
 
Commissioner Buchbinder asked about the status update provided to Council on the 
Downtown Campbell street closure. 
 
Director Paul Kermoyan: 
• Referenced his written report, Item I-c. 
• Said that it represented an on-going conversation after the implementation of that street 

closure program. 
• Added it is intended to make sure what was anticipated is what actually is happening. 
• Admitted that for the most part there is disappointment that it is not as impactful as had 

been hoped. 
• Said that on September 1st, recommended new changes to the program will be 

discussed by Council at its meeting. 
• Said that there are differing opinions between retailers and restaurants. 
• Added that one potential change would be the creation of park inlets and reopening the 

street itself. 
 

*** 
 
ADJOURNMENT 
 
The Planning Commission meeting adjourned 9:05 p.m. to the next Regular Planning 
Commission Meeting of September 8, 2020, which will be conducted on Zoom.  
 
 
SUBMITTED BY: ______________________________________ 
     Corinne Shinn, Recording Secretary 
 
 
APPROVED BY: ______________________________________ 
     Michael Krey, Chair 
 
 
ATTEST:         ______________________________________ 

Paul Kermoyan, Secretary 
 



RESOLUTION NO. 4571 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A SITE AND ARCHITECTURAL 
REVIEW PERMIT (PLN-2020-70) TO ALLOW A FAÇADE 
IMPROVEMENT TO AN EXISTING COMMERCIAL BUILDING 
INCLUDING INSTALLATION OF METAL AWNINGS, A NEW ENTRY 
DOOR AND WINDOW, AND REPLACEMENT OF DECORATIVE 
ROCK WALL CLADDING WITH STUCCO, AND ASSOCIATED 
PARKING LOT RESTRIPING ON PROPERTY LOCATED AT 1049 
DELL AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to File No. PLN-2020-70: 

1.  The Project Site is a 13,287 square-foot parcel improved with a 2,000 square-foot 
commercial building located towards the street and a 1,200 square-foot warehouse 
structure at the rear. 

2.  The Project Site is located along Dell Avenue, south of Sunnyoaks Avenue. 

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

4.  The Project Site is designated Light Industrial as shown on the Campbell General 
Plan Map. 

5.  The Proposed Project is an application for a Site and Architectural Review Permit 
(PLN-2020-70) to allow a façade improvement to an existing commercial building 
including installation of metal awnings, a new entry door and window, and 
replacement of decorative rock wall cladding with stucco, and associated parking lot 
restriping 

6.  On July 19, 1999, the City determined that there are no "previous site approvals" for 
the improvements found on the Project Site, such that the buildings are considered 
non-conforming and that no changes may be made without approval of a Site and 
Architectural Review Permit.  

7.  The July 19, 1999 determination is consistent with CMC Sec. 21.42.020.C.4 that 
allows the Community Development Director to approved "minor changes" that "will 
not substantially change the overall appearance, character, and scale of the 
proposed development," but only when a structure had "previously been approved by 
the planning commission." 

8.  The July 19, 1999 letter also approved a parking layout that will be implemented as 
part of this Site and Architectural Review Permit. This letter constitutes a Zoning 
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Clearance that will allow parking within the required front setback that otherwise 
would not be permitted by CMC Sec. 21.28.080.B.3. 

9.  CMC Sec. 21.26.030.A requires that existing properties improve landscaping to the 
"greatest extent feasible" "whenever an existing use or structure is expanded…". 
Since the proposal would not expand the structure nor any existing use on the 
property, provision of additional landscaping is not required. 

10. The Proposed Project would be consistent with the following General Plan policy and 
strategies: 

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

Policy LUT-5.5: Industrial Diversity: Promote a variety of industrial use opportunities that 
maintain diversified services and a diversified economic base. 

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

Strategy LUT-5.7a: Industrial Design Guidelines: Develop Industrial Design Guidelines with 
specific policies including, but not limited to the following: 

 Require varied, high-quality, finished construction materials such as 
glass, stucco, plaster, or brick. No exposed concrete block or flat 
sheet metal. 
 

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

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

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

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

4.  The project Categorically Exempt under Section 15301 (Class 1) of the California 
Environmental Quality Act (CEQA) Guidelines, pertaining to alterations to existing 
private structures 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 Site and 
Architectural Review Permit (PLN-2020-70) to allow a façade improvement to an existing 
commercial building including installation of metal awnings, a new entry door and 
window, and replacement of decorative rock wall cladding with stucco, and associated 
parking lot restriping on property located at 1049 Dell Avenue, subject to the attached 
recommended Conditions of Approval (attached Exhibit A). 
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PASSED AND ADOPTED this 25th day of August, 2020, by the following roll call vote: 
 
AYES: Commissioners:   Buchbinder, Ching, Colvill, Hines, Krey, Ostrowski, and 

Rivlin 
NOES: Commissioners: 
ABSENT: Commissioners: 
ABSTAIN: Commissioners: 
 
 
 
 
     APPROVED: 
   Michael Krey, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  

 
 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Site and Architectural Review Permit (PLN-2020-70) 

 
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 

(PLN-2020-70) to allow a façade improvement to an existing commercial building 
including installation of metal awnings, a new entry door and window, and 
replacement of decorative rock wall cladding with stucco, and associated parking lot 
restriping on property located at 1049 Dell Avenue. The project shall substantially 
conform to the revised project plans and revised color/material board, stamped as 
received by the Community Development Department on July 23, 2020, except as 
may be modified by the Conditions of Approval contained herein.   

2. Building Permit Required: At the discretion of the Building Official, the applicant shall 
either submit revised plans for the already submitted building permit (BLD-2020-149) 
or submit a new building permit application, for the building and site improvements 
authorized by the Site and Architectural Review Permit.  

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

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. Subsequent Building Improvements: Exterior improvements to other on-site buildings 
that are determined to be consistent with the architectural design provided in the 
approved project plans may be administratively reviewed and approved by the 
Community Development Director.  

 
6. Property Maintenance: The property owner shall maintain the property free from 

graffiti, trash, and rubbish. 
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7. Fences/Walls: Any newly proposed fencing and/or walls shall comply with Section 

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

 
8. Parking Areas: All parking and driveway areas shall be maintained in compliance with 

the approved plans and Chapter 21.30 (Parking and Loading) of the Campbell 
Municipal Code.  
 

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

 
a. The project site shall be posted with the name and contact number of the lead 

contractor in a location visible from the public street prior to the issuance of 
building permits. 

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

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

d. Unnecessary idling of internal combustion engines shall be strictly prohibited. 
e. All stationary noise-generating construction equipment, such as air compressors 

and portable power generators, shall be located as far as possible from noise-
sensitive receptors such as existing residences and businesses. 

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

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

site improvements.  

11. Accessibility: 20% of the remodel cost must be assigned to accessibility upgrades. 
Cost of the door may meet that requirement but an estimate and hardship exemption 
will still be needed and made part of the plan set. Should any additional funds be 
available in the 20% accessible striping and parking and path of travel is also 
needed. 

PUBLIC WORKS DEPARTMENT  
 
12. 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 
$2,620.00 per net acre, which is $807.47 (commercial land use). 
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13. 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. 

14. Site Plan: The site plan on the construction drawings submitted for a building permit 
shall include a revise plan sheet A-1 to address the following: 

a. Include a dimension between the existing face-of-curb and existing property 
line. 

b. Plan for Dell Avenue is to install 10’ wide City standard sidewalk. Show on 
plan the future right-of-way line which will be 10’ from the existing face-of-
curb. The project should not install private improvements within this area 
(existing and future right-of- way). 

c. Remove the 10’ ROW easement. 
d. Show the closure of the driveway cut opposite parking stall 5 & 6. 

 
15. Plans / Encroachment Permit / Fees / Deposits: Prior to issuance of any grading or 

building permits for the site, the applicant shall cause plans for public street 
improvements to be prepared by a registered civil engineer, pay various fees and 
deposits, post security and provide insurance necessary to obtain an encroachment 
permit for construction of the standard public street improvements, as required by the 
City Engineer. The plans shall include the following, unless otherwise approved by 
the City Engineer: 

a. Removal of existing southern driveway cut and replace with City standard 
curb and gutter. 

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

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

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

17. 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. 

 



RESOLUTION NO.  4572 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF CAMPBELL APPROVING A CONDITIONAL USE 
PERMIT (PLN-2020-82) ALLOWING THE ESTABLISHMENT OF A 
NEW MEDICAL SERVICE USE (CLINIC) WITHIN AN EXISTING 
COMMERCIAL TENANT SPACE ON PROPERTY LOCATED AT 
1760 S. BASCOM AVENUE, SUITE 140. 
 

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-2020-82: 

Environmental Finding(s) 
 
1. This project may be found Categorically Exempt under Section 15301 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. 

Further Evidentiary Finding(s) 

2. The project site is zoned C-2 (General Commercial) and designated General 
Commercial by the General Plan. 

3. The proposed project, as conditioned, may be found consistent with the following 
General Plan goals, policies and/or strategies: 

Policy LUT-5.1: Neighborhood Integrity: Recognize that the City is composed of 
residential, industrial and commercial neighborhoods, each with its own individual 
character; and allow change consistent with reinforcing positive neighborhood 
values, while protecting the integrity of the city’s neighborhoods. 

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

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. 

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

4. The project site is the Hamilton Shopping Center located on the east side of Bascom 
Avenue, south of Hamilton Avenue.  

5. The 11.5-acre property is developed with two commercial buildings and a large shared 
parking lot. The property is anchored by Wholefoods and shares reciprocal pedestrian, 
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vehicular access and parking rights with 1790 S. Bascom Avenue (smaller parcel to the 
southwest), which is under the same ownership. 

6. Planning Commission Resolution No. 3881, approving the 8,000 sq. ft. commercial 
building at 1790 S. Bascom Avenue, required the recordation of a reciprocal 
pedestrian, vehicular access, and parking right easement. Review of the applicant’s 
title report revealed that the reciprocal easement between properties was not recorded. 
A condition of approval has been incorporated into this resolution reiterating and 
reinforcing this outstanding requirement. 

7. The subject tenant space has access to 712 parking shared parking spaces which are 
shared between the subject property and 1790 S. Bascom Avenue. A reciprocal  

8. The subject tenant space is located on the ground floor of the larger building located 
along the rear (east) property line.  

9. The subject tenant space, 1760 S. Bascom Avenue, Suite 140, measures 3,832 square 
feet in gross floor area.  

10. The proposed project is an application to allow the establishment of a medical service 
use (clinic) which is allowed in the C-2 Zoning District with the approval of a Conditional 
use Permit. 

11. The tenant space represents approximately 2.4% of the gross floor area of the 
shopping center (158,029 sq. ft.). 

12. There is only one other medical service use present in the shopping center (d.b.a. CVS 
Minute Clinic) which is restricted to 205 square feet in gross floor area. 

13. At the time of application submittal, almost 30% of the gross floor area in the shopping 
center was vacant. 

14. The proposal does not involve physical expansion of the building.  

15. The hours of operation would be limited to 9:00 AM to 7:00 PM daily.  

16. The business/public hours would be limited to 9:00 AM to 7:00 PM daily. 

17. A maximum of nine (9) employees and ten (10) customers would be allowed at any one 
time. 

18. Medical clinics are required to provide at least one parking space per 200 square-feet 
of gross floor area.  

19. The previous use of the existing commercial area/tenant space (retail department 
store) had the same parking demand per-code (one parking space per 200 sq. ft. of 
gross floor area) as the proposed medical clinic use.  
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20. No substantial evidence has been presented which shows that the project, as currently 

presented and subject to the required conditions of approval, will have a significant 
adverse impact on the environment. 

Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 
Conditional Use Permit Findings (CMC Sec. 21.46.040): 

21. 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; 

22. As conditioned, the proposed use is consistent with the General Plan;   

23. 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; 

24. 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;   

25. 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; 

26. 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; and 

Environmental Finding(s) (CMC Sec. 21.38.050): 

27. The project is Categorically Exempt under Section 15301 of the California 
Environmental Quality Act (CEQA), pertaining to the operation and leasing, and minor 
alteration of an existing private structure.  

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Conditional 
Use Permit (PLN-2020-82) to allow the establishment of a new medical service use (clinic) 
within an existing commercial tenant space on property located at 1760 S. Bascom 
Avenue, Suite 140, subject to the attached Conditions of Approval (attached Exhibit “A”). 
 
PASSED AND ADOPTED this 25th day of August, 2020, by the following roll call vote: 
 
AYES: Commissioners: Buchbinder, Ching, Colvill, Hines, Krey, Ostrowski, and Rivlin 
NOES: Commissioners: 
ABSENT: Commissioners: 
ABSTAIN: Commissioners: 
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    APPROVED: 
   Michael Krey, Chair 
 
 
 
 
ATTEST: 
                 Paul Kermoyan, Secretary 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Conditional Use Permit (PLN-2020-82) 

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

COMMUNITY DEVELOPMENT DEPARTMENT 
 
PLANNING DIVISION 

1. Approved Project:  Approval is granted for a Conditional Use Permit (PLN-2020-82) 
to allow a new medical service use (clinic) within an existing commercial tenant 
space on property located at 1760 S. Bascom Avenue, Suite 140. The project shall 
substantially conform to the Project Plans stamped as received by the Planning 
Division on July 2, 2020 and Applicant’s Written Statement stamped as received by 
the Planning Division on July 2, 2020 and on August 13, 2020, except as may be 
modified by the Conditions of Approval contained herein.  

 
2. Permit Approval Expiration: The Conditional Use Permit approval shall be valid for 

one-year from the date of final approval (expiring September 4, 2021).  Within this 
one-year period all conditions of approval shall be fulfilled, and the use established. 
Failure to meet this deadline will result in the Conditional Use Permit being void. 
Abandonment, discontinuation, or ceasing of operations for a continuous period of 
twelve months shall void the Conditional Use Permit approved herein.  
 

3. Reciprocal Ingress/Egress Easement: Prior to building occupancy the easement shall 
be recorded memorializing the reciprocal pedestrian, vehicular access, and parking 
right easement required by Planning Commission Resolution No. 3881. If the 
easement is not recorded prior to occupancy the applicant shall enter into a Cash 
Deposit for Faithful Performance agreement with the City of Campbell at an amount 
determined by the Community Development Director. The applicant shall also pay to 
cover the cost of the preparation of the Cash Deposit for Faithful Performance 
Agreement as established by the City’s adopted Fee Schedule.  

 
4. Operational Standards: Consistent with the submitted Written Descriptions and City 

standards, any medical service use (clinic) operating pursuant to the Conditional Use 
Permit approved herein shall conform to the following operational standards. 
Significant deviations from these standards (as determined by the Community 
Development Director) shall require approval of a Modification to the Conditional Use 
Permit. 
a. Maximum Occupancy: A maximum of nine (9) employees and ten (10) patients 

shall be permitted on the premises at any time, which is further subject to the 
maximum occupancy capacities of certain rooms as determined by the California 
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Building Code (CBC). It is the responsibility of the business owner to provide 
adequate entrance controls to ensure that occupancy is not exceeded.  

b. Hours of Operation: Hours of operation shall be as follows. By the end of 
'Business Hours', all patients shall have exited the premises. By the end of the 
'Operational Hours' all employees shall be off the premises.   

Operational/Staff:  8:00 AM – 9:00 PM, Daily 
Business/Public:  9:00 AM – 7:00 PM, Daily 
 

c. Parking Management: In the event that a verifiable complaint is received by the 
City regarding parking, the Community Development Director may reduce the 
permitted occupancy, limit the hours of operation, require appointments, require 
staggering of appointments, require additional parking management strategies 
and/or forward the project to the Planning Commission for review.  

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

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

f. Trash Disposal and Clean-Up:  All trash disposal, normal clean-up, carpet 
cleaning, window cleaning, sidewalk sweeping, etc. shall occur during the 
"operational hours."  

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

 
5. Storefront Windows & Doors: At no time shall an obscure wall or barrier (i.e. drapery, 

window tinting, blinds, furniture, inventory, shelving units, storage of any kind or 
similar) be installed along, behind or attached to windows or doorways that blocks 
visual access to the tenant space or blocks natural light without first obtaining written 
approval by the Community Development Director.   

6. Landscape Maintenance: All landscaped areas shall be continuously maintained in 
accordance with City Landscaping Requirements (CMC 21.26). Landscaped areas 
shall be watered on a regular basis so as to maintain healthy plants. Landscaped 
areas shall be kept free of weeds, trash, and litter. Dead or unhealthy plants shall be 
replaced with healthy plants of the same or similar type.  

7. Signage:  No signage is approved as part of the development application approved 
herein.  New signage shall not be installed prior to approval of a sign permit.  
 

8. Location of Mechanical Equipment: No roof-mounted mechanical equipment (i.e. air 
conditioning units, ventilation ducts or vents), shall be added to the existing building 
without providing screening of the mechanical equipment from public view and 
surrounding properties. The screening material and method shall be architecturally 
compatible with the building and requires review and approval by the Community 
Development Director and Building Division prior to installation of such screening.  
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9. Outdoor Storage:  No outdoor storage is permitted on the subject property.  No 
equipment, materials or business vehicles shall be parked and/or stored outside the 
building or within the parking lot.  

 
10. 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.  Parking spaces shall be free of debris or other obstructions. 

 
 

BUILDING DIVISION 
11. Building Permit Review: Expect this application to require approval from the 

following:  
[x] Campbell Planning Department  
[  ] Campbell Public Works Department  
[  ] Campbell Civil Engineering Department  
[x] Campbell Building Department  
[x] West Valley Sanitation District  
[  ] San Jose Water District (279-7900)  
[  ] Outside structural and energy plan check  
[  ] Outside structural and energy and complete code plan check  
[x] Santa Clara County Fire Department  
[  ] HAZMAT  
[x] Santa Clara County Department of Environmental Health  
[  ] …………………………………….  

 
12. Development Review Committee Review: This Development Review Committee 

(DRC) preliminary review is from Campbell’s Building Department. The intent is to 
identify major elements of concerns or omissions and to identify an expected process 
for project approval and permit issue. It is not a substitute for plan check and may not 
identify elements that may be observed during plan check. Time needed for a plan 
review cannot be accurately estimated at this time. The type of project, the quantity 
of plan review departments and the quality of the project documents will all contribute 
to time needed for review and eventual approval. 

 
13. Online Application: All our permit applications are now done online. From our website 

www.ci.campbell.ca.us get to → Community Development → Building Inspection 
Division and begin the online application. You may choose from about 80 different 
type permits that are grouped into 10 Application Categories. Read the Application 
Guide as it will list the required documents as well as the required naming of files and 
provide links to design elements. Upload your drawings and any calculations or 
documents that are listed on the guide and be sure to including a completed 
Acknowledgement Statement. When we receive the application, we will review it. If 
some of the documents are missing or not named correctly, we will return it for 
adjustment. After acceptance, we will assess plan check fees that may be paid online 
and then proceed with the routing process (Fire, Planning, PW, etc.). 
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14. Required Documents: This application will require these documents (available at 
www.ci.campbell.ca.us)  

[  ] Demolition permit   
[x] Acknowledgement Statement (all online submittals)  
[  ] Intent to Occupy  
[  ] Owner Builder Acceptance of Liability for concurrent Planning and Building 

review  
[X] West Valley Sanitation District approval letter  
[  ] Special Inspection checklist (signed by owner, eng’r, and plans examiner)  
[  ] Structural Calculations and Design  
[  ] Truss Design and Calculations  
[  ] Soil Evaluation Report  
[  ] Construction Tax Exemption  
[  ] Request for classification of new vs. remodel vs. new using portions of 

existing  
[x] Title-24 Energy Report  
[x] Clean Bay – Santa Clara Valley Non-point Pollution Control specification 

sheet  
[  ] California Accessibility Hardship Exemption  
[  ] Receipt of Park Fees paid to Campbell Public Works Department  
[x] Receipt of school district payment for developer fees  

Campbell Union School District (378-3405)  
Campbell Union High School District (371-0960)  
Campbell Union High School District (371-0960)  
Moreland School District (874-2900)  
Cambrian School District (377-2103) 

 
15. Architect Required: Any commercial project will require the plans to be developed by 

an architect. 
 
16. Developer Fees: Commercial projects are subject to $0.198 per sq ft developer fees. 

This fee is subject to change and the fee in effect at the time of collection shall be the 
fee due. Contact the Building Division (408) 866-2130 to obtain fee payment forms 
and pay fees directly to the applicable school district(s). 
 

17. Non-Point Pollution Control: Include the standard, Santa Clara Valley Non-point 
Source Pollution Control Program specification sheet in your plan submittal package. 
The specification sheet (size 24” X 36”) is available at: http://ca-
campbell.civicplus.com/DocumentCenter/View/112  

 
FIRE DEPARTMENT 

18. Limited Review: Review of this Developmental 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. 

http://ca-campbell.civicplus.com/DocumentCenter/View/112
http://ca-campbell.civicplus.com/DocumentCenter/View/112
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19. 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 and fire barriers used to separate building areas 
shall be constructed in accordance with the CBC and shall be utilized as a means of 
area reduction for the purposes of circumventing automatic fire sprinkler system 
installation requirements. An approved automatic sprinkler system shall be provided 
throughout all new buildings and structures. Exceptions: a) Buildings and structures 
that do not exceed 1,000 SF of building area. b) Group S-2 or U occupancies used 
exclusively for vehicle parking and meeting all of the following conditions: i) 
Noncombustible construction ii) Maximum building area not to exceed 5,000 SF. iii) 
Structure is open on three (3) or more sides. iv) Minimum of 10 feet separation from 
existing buildings unless area is separated by fire walls complying with CBC 706. 
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. 
 

20. Fire Alarm System Modifications: Any modifications to the current system will require 
submittal of shop drawings (3 sets) and a permit application to the Fire Prevention 
Division for review and approval before installing the system. Call (408) 341-4420 for 
more information. 
 

21. 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]. 
 

22. 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 
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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). 2019 CFC 
Sec. 903.3.5 and Health and Safety Code 13114.7 
 

23. 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]. 
 

24. 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] 



   ITEM NO. 1 

  
 

 
CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ September 8, 2020 
 

PLN-2020-35 
Robinson, K. 
 

Public Hearing to consider the Appeal (PLN-2020-35) of the Community 
Development Director’s denial of a Tree Removal Permit (PLN-2020-14) to 
remove four (4) redwood trees located near the northwest corner of property 
located at 825 S. San Tomas Aquino Rd in the R-2 (Multiple-Family 
Residential) Zoning District. 

STAFF RECOMMENDATION 

The Planning Commission take the following action: 

1. Adopt a Resolution, denying the Appeal (PLN-2020-35) and upholding the Community 
Development Director’s denial of a Tree Removal Permit (PLN-2020-14) to remove four 
redwood trees and approving an Authorization to Remove a Dead/Dying Tree for two 
redwood trees (Trees B and C) from the subject property. 

ENVIRONMENTAL DETERMINATION 

Staff recommends that the Planning Commission find that this project is Categorically Exempt 
under Section 15304, Class 4 of the California Environmental Quality Act (CEQA) pertaining to 
minor alterations in landscaping.    

BACKGROUND 

On January 29, 2020 the applicant submitted a Tree Removal Permit application (PLN-2020-14) 
requesting the removal of four (4) redwood trees due to their impact to water and sewer service 
lines. The trees are located near Building 3 at the northwest corner of the subject property 
(reference Attachment 3 – Tree Removal Permit Application).  

 

Pursuant to Campbell Municipal Code (CMC) Section 21.32.080, approval of a Tree Removal 
Permit may only be granted when the approval authority can make at least one of the following 
findings of the Campbell Tree Protection Ordinance: 1) Diseased or Danger of Falling, 2) 
Structure Damage, 3) Utility Interference, 4) Overplanting, 5) Economic Enjoyment and 
Hardship. The application includes the reasons for tree removal more specifically as their 
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declining health, damage to the water and sewer lines, and the cost to reroute the utilities around 
the trees pursuant to Findings No. 1 (Diseased or Danger of Falling), No. 3 (Utility Interference) 
and No. 5 (Economic Enjoyment and Hardship) which have the following codified language: 

1. Diseased or danger of falling. The tree or trees are diseased or presents a danger of falling that cannot be 
controlled or remedied through reasonable preservation and/or preventative procedures and practices 
such that the public health or safety requires its removal. 

3.  Utility Interference. The tree or trees have interfered with utility services where such interference cannot 
be controlled or remedied through reasonable modification/relocation of the utility services and/or 
reasonable modification of the tree's root or branch structure. 

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). A minor reduction of the potential number of residential units or 
building size due to the tree location does not represent a severe limit of the economic enjoyment of the 
property. 

Based upon a review of the submitted materials and an inspection of the trees, the Community 
Development Director determined that the required findings had not been met. In enacting the 
Tree Protection Regulations, the city established tree protection standards due to the substantial 
aesthetic, environmental, and economic importance of its tree population. Because the utility 
lines require replacement/repair, the lines could be rerouted to preserve the trees. The staff 
planner who inspected the trees also did not observe any decline in the trees’ health or structure. 
Had any of the trees been in the condition as they are now, the dead or dying trees would have 
certainly been approved for removal. Given the status of at least two of the trees, something 
happened to them in the last several months which led to their accelerated decline. On February 
19, 2020 the Planning Division sent a notice informing the applicant that the Tree Removal 
Permit application had been denied for the redwood trees (reference Attachment 4 – Tree 
Removal Permit Denial).  
 
DISCUSSION 

On March 2, 2020 the 
applicant appealed the 
denial and is requesting 
approval to remove the 
redwood trees (reference 
Attachment 5 – Appeal 
Application) due to the 
condition of the trees, 
damage to the utility lines, 
and the cost to reroute the 
utility lines. Shortly after 
receipt of the appeal 
application, City services 
were suspended in response 
to Covid-19. Staff visited 
the site on June 24, 2020 to 
reinspect the trees for any 

A 
B 

C D 
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changes in their condition. The arborist report provided by the appellant numbers the trees 
inconsistently between the aerial view and ground-level photo included in the report, therefore 
this staff report will refer to the trees as A, B, C, and D from west to east as depicted in the 
photos on the previous page. 
 
Condition/Health: The appellant procured an arborist report with general statements that the trees 
are in poor health due to heavy soil compaction, poor irrigation practices, and poor soil drainage. 
The report does not comment on whether the trees’ conditions can be improved by aerating the 
soil, providing proper irrigation, and/or incorporating soil amendments, in addition to repairing 
the leaking pipe, but instead recommends removal to facilitate plumbing repairs (reference 
Attachment 5 – Appeal Application).  

Trees B and C appear to have experienced considerable 
decline, such that they now meet the definition of a dead or 
dying tree, as defined in CMC Section 21.32.020 as a tree in 
such an advanced state of decline where an insufficient 
amount of live tissue, green leaves, limbs or branches exists 
to sustain life—that death is unavoidable. During staff’s 
June site visit, no signs of irrigation were observed. In the 
photo to the right, very little green foliage is present on the 
trees and much of what appears to be live foliage on Tree C 
is actually Tree D located directly behind it. Therefore staff 
recommends approval of an Authorization to Remove a 
Dead/Dying Tree for Trees B and C; however allowing the 
trees to decline with no irrigation constitutes unauthorized 
removal which requires eight replacement trees (four to one 
ratio) pursuant to CMC Section 21.32.160 
(Violations/penalties).    

Trees A and D appear to be in reasonable health, in particular Tree A which appears to be 
benefiting from the leaking pipe as there appears to be no irrigation presently. The irrigation 
needs to be restored to maintain the health of the trees. The sparse areas on Trees A and D can be 
expected to fill in without the competition for light and space from Trees B and C after their 
removal. For these reasons Finding #1 (Diseased/Danger of Falling) cannot be made for Trees A 
and D. 

Utility Interference: Finding #3 (Utility Interference) applies when a tree interferes with utilities 
to a degree that cannot be controlled or remedied through reasonable modification/relocation of 
the utilities or reasonable modification of the tree’s root structure. In other words, the code 
requires reasonable modification/relocation of the utility lines to preserve existing trees.  

The appellant submitted an estimate they received for rerouting and repairing the fire sprinkler 
supply line at a cost of $150,000 but with no specific information on how that estimate was 
derived such as the length of new pipe and the proposed location to avoid the trees. For the sewer 
line, an estimate of $85,000 was provided for replacement of the pipe in place assuming the trees 
would be removed (reference Attachment 5 – Appeal Application).  

Both estimates seem extremely high for a length of 80 feet or so. By way of comparison, 
construction costs for a new home are approximately $200 per square foot. Extrapolating out the 
stated repair costs, that would equate to a 1,175 square foot single-family home, including 
foundation, sewer, etc. in the valuation.  

B C 
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That said, the requested removal of the trees does not resolve the utility line conflicts that have 
already occurred. The existing utility lines will still need replacement/repair at a considerable but 
unavoidable cost. Staff’s position is that the cost differential is minimal between 1) removing the 
trees and replacing the utility lines in place, versus 2) preserving the trees, rerouting new utility 
lines around the existing trees and connecting back into the existing lines (see illustrations 
below). The latter would include added cost for the additional pipe length but not the cost 
associated with removal of the trees. 

1) Remove trees 
& replace 
lines in place 

 

 

2) Preserve trees 
& reroute 
utility lines 

 

 

 

Economic Enjoyment and Hardship: The Tree Protection Ordinance establishes a very high bar 
to satisfy Finding #5 (Economic Enjoyment and Hardship) by stating that a reduction in the 
number of units or a reduction in a building’s size does not constitute a severe limit to economic 
enjoyment. The examples provided, however, also indicate that the finding pertains to a property 
owner’s inability to develop a property, which, in turn, severely limits its use. This finding does 
not apply to the costs incurred by retaining existing trees on a developed property. 
 
ALTERNATIVES  

Due to the level of staff time required to bring this appeal forward, if the Planning Commission 
does not feel adequate information was provided by the appellant, staff recommends denying the 
appeal rather than continuing the item. The appellant may submit any new information as part of 
a new Tree Removal Permit for consideration by staff.  
 
As an alternative to the provided recommendation for the two live trees (deny the appeal and 
uphold the Community Development Director's decision), the Planning Commission may instead 
take the following action: 

1. Approve the appeal, allowing removal of the redwood trees subject to replacement pursuant 
to CMC Section 21.32.100. If the Commission selects this option, staff recommends 
continuing the item to the next meeting so that an approval resolution can be returned. 

 
Attachments: 
1.  Draft Resolution 
2.  Location Map 
3.  Tree Removal Permit Application 
4.  Tree Removal Permit Denial 
5.  Appeal Application 

Sewer 
Fire 

Sewer 
Fire 
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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 DENYING AN APPEAL (PLN-2020-35) 
AND UPHOLDING THE COMMUNITY DEVELOPMENT 
DIRECTOR’S DENIAL OF A TREE REMOVAL PERMIT (PLN-2020-
14) TO REMOVE FOUR (4) REDWOOD TREES AND APPROVING 
AN AUTHORIZATION TO REMOVE A DEAD/DYING TREE FOR 
TWO REDWOOD TREES (TREES B AND C) ON PROPERTY 
LOCATED AT 825 S. SAN TOMAS AQUINO ROAD. 

 
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-2020-35: 

1.  The property is zoned R-2 (Multiple-Family Residential) and currently developed with 
an apartment community.  
 

2.  Four (4) redwood trees are located near Building 3 at the northwest corner of the 
property and require approval of a Tree Removal Permit to remove. 

 
3.  The applicant submitted a Tree Removal Permit application to remove four (4) redwood 

trees on January 29, 2020, which was denied on February 19, 2020. 
 
4.  The applicant submitted an Appeal application to request removal of the four (4) 

redwood trees on March 2, 2020 due to the health of the trees, damage to utility lines, 
and the cost to reroute the utility lines. 

 
5.  Pursuant to Campbell Municipal Code (CMC) Section 21.32.080, approval of a Tree 

Removal Permit may only be granted when at least one of the following findings can be 
made: 1) Diseased or Danger of Falling, 2) Structure Damage, 3) Utility Interference, 4) 
Overplanting, 5) Economic Enjoyment and Hardship. 

 
6.  Trees B and C, as identified in the September 8, 2020 Planning Commission staff 

report, meet the definition of dead/dying as defined in CMC Section 21.32.020. 
 
7.  Finding #1 (Diseased/Danger of Falling) cannot be made for Trees A and D which 

appear to be in reasonable health but the irrigation needs to be restored and the 
sparse areas can be expected to fill in. 

 
8.  Finding #3 (Utility Interference) cannot be made because whether the trees are 

retained or removed, the utility lines will still require replacement/repair at a 
considerable but unavoidable cost. 

 
9.  Finding #5 (Economic Enjoyment and Hardship) cannot be made because the finding 

applies to a property owner’s inability to develop a property rather than costs incurred 
by retaining existing trees on a developed property. 
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Based upon the foregoing findings of fact, the Planning Commission further finds and 
concludes that: 

1.  The application does not demonstrate that the trees are diseased or in danger of 
falling. 
 

2.  The application does not demonstrate that the utility interference cannot be controlled 
or remedied through reasonable modification/relocation of the utilities. 

 
3.  The application does not demonstrate retention of the trees restricts the economic 

enjoyment of the property or creates an unusual hardship by severely limiting the use 
of the property. 
 

4.  The application does not demonstrate any of the other required findings. 
 

5.  Trees B and C are dead/dying. 
 

6.  The project qualifies as a Categorically Exempt project under Section 15304, Class 4 of 
the California Environmental Quality Act (CEQA) pertaining to minor alterations in 
landscaping. 

THEREFORE, BE IT RESOLVED that the Planning Commission denies an Appeal (PLN-
2020-35) and upholds the Community Development Director’s denial of a Tree Removal 
Permit (PLN-2020-14) to remove four (4) redwood trees and approves an Authorization to 
Remove a Dead/Dying Tree for two redwood trees (Trees B and C) on property located at 
825 S. San Tomas Aquino Road. 

PASSED AND ADOPTED this 8th day of September, 2020, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
     APPROVED: 
   Michael Krey, Chair 
 
 
 
ATTEST: 
        Paul Kermoyan, Secretary  
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CONDITIONS OF APPROVAL 

 Authorization to Remove a Dead/Dying Tree – 825 S. San Tomas Aquino Road 
(PLN-2020-35) 

 
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. Replacement Trees: The appellant shall plant four (4) 24-inch box trees and four (4) 

36-inch box trees on private property located at 825 S. San Tomas Aquino Road within 
30 days of the removal of the two redwood trees identified as Trees B and C in the 
September 8, 2020 Planning Commission staff report and the image below. 
Replacement species shall be an ash, cedar, oak, or redwood tree. The location of the 
replacement trees shall be subject to approval by the Community Development 
Director. The approval of the species and location is required prior to installation. The 
replacement trees shall be provided with permanent irrigation to the satisfaction of the 
Community Development Director. Should the replacement trees decline in health, 
replacement shall be required subject to the above conditions.  

 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT A 
 

A 
B C D 
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Written Statement Regarding San Tomas Gardens Coastal Redwoods 
 
San Tomas Gardens located at 825 South San Tomas Aquino, has 4 private coastal redwood trees which 
are causing significant water service issues. I have attached the arborists report on the next page. 
  
One of the tree’s root systems is damaging a building’s water supply and sewer lines, causing major 
damages and water service interruption for residents, requiring some temporary relocation. This has put 
a significant burden of cost on the property. Our plumber is recommending relocation of the sewer line, 
which is another significant cost to the property. I have attached some of the incurred costs as well as 
the proposal for sewer relocation. 
  
To fix this, we will have to cut into the root system which will impact the tree’s ability to withstand 
weather events. It will also impact the tree’s health. We are requesting to remove the four trees in the 
line of our systems, both because of potential costs over time but also because of their degraded health. 
See attached Arborists Report from Commercial Tree Care. 
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Commercial Tree Care 

A Rhino Enterprises Company 

P.O Box 549  Santa Clara, CA. 95052 

Office: (408) 985-TREE (8733)  Fax: (408) 985-6536 

 

Arborist Report 

Arborists are tree specialists who use their education, knowledge, training, and expertise to examine trees, recommend measures to 

enhance the beauty and health of trees, and attempt to reduce 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 structure failure of a tree. Trees are living organisms that fail in 

ways we do not fully understand. Conditions are often hidden within trees and below the ground. Arborists cannot guarantee that a tree 

will be healthy or safe under all circumstances, or for a specific period of time. Likewise, remedial treatments, like medicine, cannot be 

guaranteed. 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 all trees.  

 

 

Luis Perez         January 23, 2020 
Charities Housing 
107 & 220/224 Los Gatos Boulevard     Phone: (408) 374-8741 
Los Gatos, CA 95030       Email: LPerez@charitieshousing.org 
________________________________________________________________   
 

San Tomas Gardens - Plumbing Repair Project 
825 S. San Tomas Aquino Rd., Campbell 

 
 
Dear Luis, 
 
Thank you for providing Commercial Tree Care the opportunity to provide tree care 
recommendations at San Tomas Gardens.  Below is a report of our findings and 
recommendations 

 
Assignment: 
 
Assess and report on the health of the four (4) Sequoia sempervirens, Coast Redwood 
trees that are located in the North West corner of the property.  Address concerns that 
the trees are located directly on top of broken plumbing pipes.  This report was 
generated and performed as a ground visual inspection only. 
 
Observations:   
 
All of the four (4) subject trees are in various stages of severe decline from what 
appears to be heavy soil compaction, poor irrigation practices and poor soil drainage. 
 
All four (4) subject trees are located directly near and on top of underground plumbing 
such as Fire Suppression Supply Line and Sewer Main for the homes. The Fire 
Suppression Supply Line is leaking and the Sewer Main for the homes is now collapsed 
as seen within underground camera inspection.  Please see the attached plumbers 
report.    
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Tree #1: Sequoia sempervirens, Coast Redwood   
Diameter at Breast Height (DBH): 31.5” 
Condition of tree:  Very poor health.  Located directly on top of leaking fire 
suppression line and within two (2) feet of the sewer line  
 
Tree #2: Sequoia sempervirens, Coast Redwood   
Diameter at Breast Height (DBH): 28” 
Condition of tree:  Very poor health. Located directly on top of leaking fire suppression 
line and within two (2) feet of the sewer line  
 
Tree #3: Sequoia sempervirens, Coast Redwood 
Diameter at Breast Height (DBH): 23” 
Condition of tree: Very poor health. Located directly on top of leaking fire suppression 
line and within two (2) feet of the sewer line 
 
Tree #4: Sequoia sempervirens, Coast Redwood 
Diameter at Breast Height (DBH): 29” 
Condition of tree: Very poor health. Located directly on top of leaking fire suppression 
line and within two (2) feet of the sewer line 
 
Recommendations:  All four (4) trees must be removed to facilitate plumbing repairs.  
Replace trees as per city specifications. 
 
 
Please feel free to contact me with any further questions or concerns. 
 
Thank You, 

Wendell Cox 
Wendell Cox 
I.S.A. Certified Arborist #WE-7976A 
   



Commercial Tree Care 

A Rhino Enterprises Company 

P.O Box 549  Santa Clara, CA. 95052 

Office: (408) 985-TREE (8733)  Fax: (408) 985-6536 

 

Arborist Report 

Arborists are tree specialists who use their education, knowledge, training, and expertise to examine trees, recommend measures to 

enhance the beauty and health of trees, and attempt to reduce 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 structure failure of a tree. Trees are living organisms that fail in 

ways we do not fully understand. Conditions are often hidden within trees and below the ground. Arborists cannot guarantee that a tree 

will be healthy or safe under all circumstances, or for a specific period of time. Likewise, remedial treatments, like medicine, cannot be 

guaranteed. 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 all trees.  

 

 

           



Commercial Tree Care 

A Rhino Enterprises Company 

P.O Box 549  Santa Clara, CA. 95052 

Office: (408) 985-TREE (8733)  Fax: (408) 985-6536 

 

Arborist Report 

Arborists are tree specialists who use their education, knowledge, training, and expertise to examine trees, recommend measures to 

enhance the beauty and health of trees, and attempt to reduce 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 structure failure of a tree. Trees are living organisms that fail in 

ways we do not fully understand. Conditions are often hidden within trees and below the ground. Arborists cannot guarantee that a tree 

will be healthy or safe under all circumstances, or for a specific period of time. Likewise, remedial treatments, like medicine, cannot be 

guaranteed. 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 all trees.  

 

 

 







Estimate

Date

12/3/2019

Estimate #

4266

Name / Address

Charaties Housing
825 S San Tomas Aquino Rd
Campbell CA 95008

Project

Charaties Housing
825 S San Tomas Aquino Rd
Campbell, CA 95008

P.O. No.

MR

Terms Estimate Expires

12/3/2019

Signature

TotalThis Proposal excludes everything not mentioned above.
1 Hour Drain will provide labor and materials required as

per the scope of work for the above mentioned project. This
work will be performed in a professional manner according

to industry standards.

1hourdrain.com

Business (888) 603-6886    Fax (408) 521-0101    info@1hourdrain.com
1260-A Yard Ct. San Jose, Ca 95133  License # 946359

Description Unit of ...Qty Cost... Extended ...

Provide Labor & Materials for the following location:

Excavate 100' L x 5' to 8' D x 3' W, run new ABS sewer
line, install couple clean outs, use proper transfer
couplings, secure pipe, connect new sewer line to Existing
sewer line, test lone, back fill with native soil, clean up
area.

LISTED IN THIS PROPOSAL.
PERFORMED THE FOLLOWING WORK DURING
NORMAL WORK HOURS:

CUSTOMER PLEASE NOTE:
Job will take multiple weeks from start to finish.
Excludes permits.
Excludes landscaping repairs.
Excludes cocreate. in case of removal.
Excludes Irrigation repairs, 
In case of bigger roots located on the area of excavation we
will provide a change order for any extend of the work.

54780.00 54,780.00
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to industry standards.

1hourdrain.com

Business (888) 603-6886    Fax (408) 521-0101    info@1hourdrain.com
1260-A Yard Ct. San Jose, Ca 95133  License # 946359

Description Unit of ...Qty Cost... Extended ...

1-Hour-Drain warranties their installation for a period of
two years for Workmanship
and plumbing parts.
During the course of this warranty, Customer is to
immediately contact 1-Hour-Drain
in the event of an emergency warranty repair. Unless
reasonable evidence is established to show that

1-Hour-Drain did not react to the Customer's warranty
service need.  Repairs or
work initiated by others will void this warranty.
1-Hour-Drain is a 24 Hour Service
Company and is extremely responsive when contacted

Other then what is described above; this proposal does not
include the cost of any Permits or labor for
standing inspection; floor or wall tile repairs; drywall
repairs, landscape repairs or restorations,
corrections to existing code violations, upgrades or
bringing existing plumbing to code compliance or
any other work not specified above. Customer will be
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1260-A Yard Ct. San Jose, Ca 95133  License # 946359

Description Unit of ...Qty Cost... Extended ...

immediately notified if any additional work is
Necessary.

PERMIT FEES WILL BE BILLED TO CUSTOMER
REGARDLESS OF ANY AMOUNT  
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Estimate

Date

12/3/2019

Estimate #

4266

Name / Address

Charaties Housing
825 S San Tomas Aquino Rd
Campbell CA 95008

Project

Charaties Housing
825 S San Tomas Aquino Rd
Campbell, CA 95008

P.O. No.

MR

Terms Estimate Expires

12/3/2019

Signature

TotalThis Proposal excludes everything not mentioned above.
1 Hour Drain will provide labor and materials required as

per the scope of work for the above mentioned project. This
work will be performed in a professional manner according

to industry standards.

1hourdrain.com

Business (888) 603-6886    Fax (408) 521-0101    info@1hourdrain.com
1260-A Yard Ct. San Jose, Ca 95133  License # 946359

Description Unit of ...Qty Cost... Extended ...
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_________________________________...

$54,780.00



7455 Longard Road, Livermore, CA  94551  PH 925-455-2751  FX 925-455-2761 

 

    

 

                                         

 

 

January 22, 2020         Sent via email 

 
Luis Perez 

Charities Housing 

825 S. San Tomas Aquino Road 

Campbell, CA  95008 

 
Reference: Leak at Underground Fire Supply Line 

  825 S. San Tomas Aquino Road 

  Campbell, CA  95008 
      

Subject: Underground fire line leak assessment and potential conflict with / damage to existing 

redwood tree 

 
Dear Luis, 

 

This letter is to confirm COSCO Fire Protection’s (COSCO) immediate findings during todays, 1/22/20, 

assessment / investigation of the underground fire supply line leak. 

 

Upon arrival to site it was noted that the plywood covering the apparent location of flowing water is at / 

near the base of a large redwood tree.  The minimum bury depth of an underground fire supply line is at 

3’-0” to the top of pipe and approximately 4’-0” to bottom of trench.  There is grave concern about the 

amount of damage that would be caused to the redwood tree roots / root ball during the excavation process 

to expose / repair the underground fire supply line and the possibility of the redwood tree becoming 

unstable. 

 

It is COSCO’s recommendation that an arborist be consulted prior to COSCO beginning the underground 

excavation process to confirm concerns and / or provide recommendations for proceeding.  

 

Thank you for your cooperation with this subject matter.  Please contact me directly at (925) 525-1093 

should you have any questions and / or comments regarding this document / letter. 

 
Sincerely, 
 

COSCO Fire Protection 

John Daley 
John Daley 
Sales Representative 

 

 



















 
 

CITY OF CAMPBELL 
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February 19, 2020 

 

Tony Rodriguez 

825 S San Tomas Aquino Rd 

Campbell, Ca, 95008 

 

Re: File No: PLN-2020-14 

 Address: 825 S San Tomas Aquino Rd 

 Application: Tree Removal Permit  

 Status: Denied 

  

Dear Applicant, 

 

The Campbell Planning Division has completed review of your Tree Removal Permit 

application (PLN-2020-14) for removal of four (4) Redwood Trees each measuring 30” in 

diameter located at the back of the abovementioned property.  

 

Pursuant to Campbell Municipal Code Sec. 21.32.080 (Campbell Tree Protection Ordinance), 

the Community Development Director may only approve a Tree Removal Permit after making 

at least one of the following findings: 
 

1. Diseased or Danger of Falling - The tree or trees are diseased or presents a danger of falling 

that cannot be controlled or remedied through reasonable preservation and/or preventative 

procedures and practices such that the public health or safety requires its removal. 

 

2. Structure Damage - The tree or trees can have caused or may imminently cause significant 

damage to the existing main structure(s) that cannot be controlled or remedied through 

reasonable modification of the tree’s root or branch structure. 

 

3. Utility Interference - The tree or trees have interfered with utility services where such 

interference cannot be controlled or remedied through reasonable modification/relocation of 

the utilities or reasonable modification of the tree’s root or branch structure. 

 

4. Overplanting - The tree(s) is crowding other protected tree(s) to the extent that removal is 

necessary to ensure the long-term viability of adjacent tree(s). 

 

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). A minor 

reduction of the potential number of residential units or building size due to the tree location 

does not represent a severe limit of the economic enjoyment of the property. 
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The stated reason for removal is due to the root system damaging the gas, fire sprinkler and 

sewer lines. 

 

Based upon a review of the application documents, the Community Development Director has 

determined that the required findings for approval have not been met and the application is 

denied.  

 

Finding #3 applies to utility inference that cannot be controlled or remedied through 

reasonable modification/relocation of the utilities. Based on the areas staff was allowed to 

inspect, photos and other application materials, the Director determined that relocation of the 

utilities would preserve the trees and remedy the initial problem. He suggested to abandon the 

lines that are causing interference and run a new line away from the trees. 
 

This decision is final in 10 calendar days of the Community Development Director’s decision, 

unless an appeal is received in writing at the City of Campbell Community Development 

Department, 70 North First Street, Campbell, on or March 2, 2020. A written appeal must be 

accompanied by the required $200 appeal filing fee.  

 

If you have any questions regarding this letter, please contact me by phone at (408) 866-2732 

or by email at paular@cityofcampbell.com.  

 

Sincerely, 
 

 
 

 

Paula Ruffinelli 

Planning Technician 

 
cc: Paul Kermoyan, Community Development Director 
  

mailto:paular@cityofcampbell.com
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            City of Campbell -- Community Development Department 
  70 N. First Street, Campbell, CA 95008 

MEMORANDUM 
 
To: Members of the Planning Commission  Date:  September 8, 2020 
           
From: Paul Kermoyan, Community Development Director 
 
Subject: Report of the Community Development Director 
  
 
I. CITY COUNCIL: The City Council met on Tuesday, September 1, 2020, and discussed the 

following items of interest to the Planning Commission: 
 
A. Joint CC/GPAC Study Session – General Plan:  Council conducted a joint study session 

with the General Plan Advisory Committee (GPAC) members to review the draft general plan.  
Council asked a series of questions about the draft and whether it reflects the intentions of the 
GPAC.  The draft general plan was deemed complete by GPAC and will next be forwarded to 
the City Council to determine next steps.  
 

B. Amending Title 21 and Title 5 of the CMC:  Council took second reading and adopted 
Ordinance 2266 amending Title 21 and Title 5 of the Campbell Municipal Code. 
 

C. Update on East Campbell Ave Downtown Street Closure:   Council received an update 
and adopted a resolution authorizing the establishment of parklets within Downtown Campbell 
necessary to allow expanded outdoor dining for the next several months.  In this transition, the 
street will reopen on Tuesday, September 8th, and close on the weekends until such time as 
additional barriers are acquired for all parklets. 

 
II. MISCELLANEOUS 

 
A. SARC Zoom Meeting on September 8, 2020:  SARC will consider the following item(s): 

 
1. Modification (PLN-2020-48) to a previously approved Conditional Use Permit (UP 

78-2) with Site and Architectural Review to allow site and building alterations to an 
existing gasoline service station including reconfiguration of the fuel station layout, a 
new fuel station canopy, new trash enclosure, restriping of parking stalls, installation 
of new landscaping,  and accessibility improvements on property located at 1533 W. 
Campbell Avenue.  

 
B. Next Regular Planning Commission Zoom Meeting of September 22, 2020: The 

Commission will consider the following item(s): 
 
1. Appeal by Nitin Srivastava of the Community Development Director’s denial of a 

Tree Removal Permit (PLN2019-192) to remove one (1) oak tree located in the rear 
yard of property located at 1698 Hyde Drive. 
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2. Modification (PLN-2020-48) to a previously approved Conditional Use Permit (UP 
78-2) with Site and Architectural Review to allow site and building alterations to an 
existing gasoline service station including reconfiguration of the fuel station layout, a 
new fuel station canopy, new trash enclosure, restriping of parking stalls, installation 
of new landscaping, and accessibility improvements, for property located at 1533 W. 
Campbell Avenue.  

 
3. Planned Development Permit (PLN2019-206) to allow construction of a 7,002 

square-foot single-story industrial building;  a Parking Modification Permit to allow a 
reduction in the number of required parking stalls; and a Variance to allow retention 
of existing overhead utility lines, for property located at 1055 Florence Way. 

 
 

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 September 8, 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 September 8th at 7:30 p.m. Additionally, the complete agenda packet will be 
posted by Friday, September 4, 2020 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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