
 
 

Planning Commission 
REGULAR MEETING AGENDA 

Tuesday, September 22, 2026 | 7:00 PM 
  Police Department Emergency Operations Center – 100 N First Street, Campbell, CA   

   

 

CALL TO ORDER / ROLL CALL 

This Planning Commission meeting will be conducted in person and virtually via video 
teleconferencing (Zoom) in compliance with the provisions of the Brown Act. Commissioner 
Aquilina will be joining remotely from Hilton Grand Vacation, Ocean Tower Waikoloa, 69-425 
Waikato’s Beach Dr., Waikoloa, HI, 96738. A quorum of the Planning Commission will be in 
attendance at the Campbell Community Center. Members of the public may attend this meeting 
in person at Campbell Community Center or virtually via Zoom at 
https://campbellca.gov/PCSignup. The meeting will also be live streamed on Channel 26, the 
City's website, and on YouTube at https://www.youtube.com/@CityofCampbell. 

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

APPROVAL OF MINUTES 

1. Approval of Minutes of August 25, 2026 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of August 25, 2026. 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

ORAL COMMUNICATIONS 

This portion of the meeting is reserved for individuals wishing to address the Planning 
Commission on matters of community concern that are not listed on the agenda. In the interest 
of time, the Chair may limit speakers to five minutes. Please be aware that State law prohibits 

https://campbellca.gov/PCSignup
https://www.youtube.com/@CityofCampbell
mailto:planning@campbellca.gov?subject=FOR%20PUBLIC%20COMMENT%20ITEM%20NO.%20
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the Commission from acting on non-agendized items, however, the Chair may refer matters to 
staff for follow-up. 

PUBLIC HEARING 

2. 1581 W Campbell Avenue – Conditional Use Permit w/Site and Architectural Review 
(Resolution/Roll Call Vote) 

Public Hearing to consider the application of Devendra Deshwal on behalf of Apni Mandi 
Farmers Market to allow the establishment of an approximately 26,000-square-foot 
grocery store with off-site alcohol sales and 24-hour operation, including construction of 
an approximately 920-square-foot mezzanine, tenant-related building façade alterations, 
and associated parking lot modifications, within an existing commercial building on 
property located at 1581 W Campbell Avenue. The application under consideration is a 
Conditional Use Permit with Site and Architectural Review. File No.: PLN-2025-167. Staff 
is recommending that this item be deemed Categorically Exempt from CEQA. Planning 
Commission action is final unless appealed in writing to the City Clerk within 10 calendar 
days. Project Planner: Daniel Fama, Senior Planner. 

Recommended Action: Adopt a Resolution approving a Conditional Use Permit with Site 
and Architectural Review. 

STAFF AND COMMITTEE REPORTS  

3. Planning Commission Subcommittee Reports 

• Housing Permits Streamlining Ad Hoc Subcommittee – Commissioners Buchbinder 
and Kamkar 

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

 

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

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

 

4. Report of the Community Development Director – Rob Eastwood, Community 
Development Director 

The Community Development Director will provide a verbal update on matters of 
interest to the Planning Commission. 

ADJOURNMENT 

Adjourn to the Planning Commission meeting of October 8, 2026, at 7:00 PM, in the Police 
Department Emergency Operations Center, 100 North First Street, Campbell, California and via 
telecommunication.  
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Americans with Disabilities Act (ADA) 
In compliance with the Americans with Disabilities Act, listening assistance devices are available 
for meetings held in the Council Chambers. If you require accommodation to participate in the 
meeting, please contact the City Clerk’s Office at ClerksOffice@campbellca.gov or 408-866-2117 
in advance of the meeting. 

mailto:ClerksOffice@campbellca.gov
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Ken Ramirez

From: noreply@civicplus.com
Sent: Friday, August 21, 2026 1:27 PM
To: Planning Division
Subject: Online Form Submittal: Contact Us (Dropdown)

WARNING: This email originated from an external sender! Please do not open attachments or 
click on links unless you are certain it is legitimate.  

Contact Us (Dropdown) 

First Name Stacie 

Last Name Wolny 

Address1 1776 Regina Way 

Address2 Field not completed. 

City Campbell 

State California 

Zip 95008 

Phone Number Field not completed. 

Email Address  

Whom would you like to 
contact? 

Planning & Zoning 

Question / Comment Dear planning commission - 

I have been living in the Westmont area of Campbell for over 

10 years now, and am horrified to watch it rapidly turning into a 

land of excessively large unaffordable houses, with lots filled 

with almost nothing but concrete and plastic. The little bit of 

land that is not covered by house is increasingly being covered 

in either plastic "weed barrier" or, even more alarmingly, plastic 

turf. These lots are effectively dead. Their soil is starved and 

suffocated, no bees, butterflies or birds can live there, no water 

can infiltrate, they are barren wastelands. Even worse, all that 

plastic is leaching toxins into our collective air, soil, water 

supply, creeks, and the few creatures who dare cross its path, 

including human children and pets. This is not just a "personal 
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choice". This is a choice that affects everyone, human and non, 

and future generations, including children who will be raised 

thinking this is somehow normal and desirable, when it's 

actually a nightmare for their future. 

 

The poster child for this insanity is the grotesque new house at 

the corner of Hacienda Ave and Burrows. 99% of that land is 

now under a thick layer of concrete and plastic. It's like 

someone told an AI to design a dystopian suburban American 

house of the future, and that's what it came up with. No life, just 

humans isolating in their large sterile house surrounded by 

plastic. Is that seriously what we want Campbell to be? I do 

not.  

 

Why is this legal? How did this get approved? We should be 

enforcing and normalizing not only smaller homes that are 

affordable to normal people, but also landscaping for living soil 

and beautiful, resilient, life-giving native habitat in every 

garden. Campbell has been putting together its Climate Action 

Plan, how the heck does it reconcile allowing this kind of toxic, 

life-destroying development with the Plan's goal of fostering "a 

healthier and more resilient future"? Ain't no future without 

functioning soil, hydrology, biodiversity, shade, pollinators, 

carbon sequestration and everything else that our landscapes 

could provide if we would normalize bringing life back to the 

land, instead of doing everything we can think of to poison and 

erase it.  

 

Please stop this madness before it goes any further. You have 

an important power to guide things in a wiser direction. Stop 

approving this kind of development. Make plastic turf illegal. 

Make plastic weed barrier illegal. Require native landscaping in 

all new development. Set an example that teaches people to 

revive their soil, restore habitat, and teach people how to be 

responsible residents of the patch of land they are fortunate 

enough to live on. Every single parcel could be directly 

contributing to a healthier future full of life instead of toxic 

sterility. How have we forgotten this?  

 

Thank you. 

 

~ Stacie Wolny, Regina Way, Campbell 
 

  

Email not displaying correctly? View it in your browser.  
 

   

 



 
   

PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Tuesday, August 25, 2026 I 7:00pm 
Campbell Community Center, Room # C-35   

 

 
CALL TO ORDER 
 
 
The Regular Planning Commission meeting of August 25, 2026, was called to order at 7:00 pm by 
Chair Fields, and the following proceedings were followed   
 

ROLL CALL 
 

  
   
 
 
 
 
 
 
 

Staff Present: 
Victoria Thompson, City Attorney’s Office 
Rob Eastwood, Director 
Nathan Donato-Weinstein, Economic Development Manager 
Daniel Fama, Senior Planner 

COMMUNICATIONS 

None. 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

None.  

ORAL COMMUNICATIONS 

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

Planning Commissioners Present: 
Davis Fields, Chair  
Gary Aquilina, Vice Chair 
Matt Kamkar 
Adam Buchbinder (arrived at 7:11pm) 
Alan Zisser  
Phil Alne   
 

Planning Commissioners Absent: 
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Chair may limit speakers to five minutes. Please be aware that State law prohibits the Commission 
from acting on non-agendized items, however, the Chair may refer matters to staff for follow-up.  

Susan Landry provided comments related to Home Occupation permits and the work of the 
Economic Development Ad Hoc Subcommittee  

A representative from the housing advocacy group YIMBY discussed housing targets, park impact 
fees, and inclusionary zoning, suggesting that the commission explore alternative funding sources 
for parks 

APPROVAL OF MINUTES 

1. Approval of Minutes of August 11, 2026 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of August 11, 2026. 

Motion: Upon motion by Commissioner Zisser, seconded by Commissioner Kamkar, 
the Planning Commission motioned to approve the regular meeting 
minutes of August 11, 2026, with corrections outlined, by the following roll 
call: 

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

 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

Community Development Director reported no agenda modifications or postponements  

PUBLIC HEARING 

2. 1875, 1887, 1901, 1919, 1995, and 1999 S. Bascom Avenue and 777 E. Campbell Avenue 
– Master Use Permit Amendment and Extension of Time (Resolution/Roll Call Vote) 

Public Hearing to consider the application of the Pruneyard Center Association for an 
Amendment to the Pruneyard Master Use Permit to extend the approved phasing deadlines 
for Phases 3 and 4, which provide for construction of a five-story office building, expansions 
of the existing parking structure, additional commercial buildings, and related site 
improvements; and for an Extension of Time for the related Tentative Parcel Map allowing 
creation of a fourth parcel for the office building approved as part of Phase 3, so that the 
phasing deadlines and map expiration date would extend to December 31, 2031, on 
property located at 1875, 1887, 1901, 1919, 1995, and 1999 S. Bascom Avenue and 777 E. 
Campbell Avenue. File No.: PLN-2026-82. Staff recommends that the proposed actions be 
found within the scope of the Mitigated Negative Declaration adopted in October 2016, as 
supplemented by an April 2021 Addendum, and that no further environmental review be 
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required under CEQA. Tentative City Council Date: October 6, 2026. Project Planner: Daniel 
Fama, Senior Planner. 
 
Recommended Action: (1) Adopt a Resolution, recommending that the City Council approve 
an Amendment to the Pruneyard Master Use Permit to extend the approved phasing 
deadlines for Phases 3 and 4 for an additional five years, from December 31, 2026, to 
December 31, 2031; and (2) Adopt a Resolution, recommending that the City Council 
approve an Extension of Time for the Tentative Parcel Map associated with Phase 3 of the 
Pruneyard Master Use Permit to extend its expiration date for an additional five years, from 
December 31, 2026, to December 31, 2031. 
 
Senior Planner Daniel Fama provided the staff presentation, indicating that The Pruneyard 
Shopping Center is seeking a five-year extension for its remaining development phases and 
a tentative map, moving the expiration date from December 31, 2026, to December 31, 
2031. 
 
Phases one and two of the master use permit have been completed, and the applicant has 
demonstrated a good faith effort through financial contributions and ongoing project 
management despite economic challenges like high interest rates and construction costs. 
 
The site is currently divided into three parcels under separate ownership, managed by an 
association similar to a homeowners association that coordinates redevelopment efforts. 
 
City staff is also preparing a broader amendment to the master use permit for future review 
to address updated zoning codes, housing requirements, and expanded outdoor dining 
areas. 
 
If the requested extension for the Pruneyard project is not approved, phases three and four 
will expire by the end of the year, requiring the developer to restart the entitlement process 
under current city standards. 
 
Economic Development Manager Nathan Donato-Weinstein expressed support a five-year 
extension, noting that current commercial real estate market conditions and the time 
required for office construction viability align with this timeline. 
The Pruneyard Center Association representative stated that the ownership group is 
currently focused on improving existing assets and increasing occupancy, noting that rent 
growth is necessary before new office and retail construction becomes economically viable. 
 
Parking garage expansion remains a requirement to maintain necessary ratios for the 
proposed office and retail developments, though the specific cost allocation and 
construction necessity are subject to evolving regulations. 
 
Planning Commissioner discussion and feedback included concerns regarding current 
parking enforcement, citing employee misuse of retail spaces and safety hazards for 
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pedestrians, which the applicant committed to addressing with the association's 
management. 
 
The proposed project involves a horizontal expansion of the existing parking garage rather 
than a vertical one. 
 
Commissioners expressed support for the five-year extension, noting that the project 
remains a valuable asset and that developers will likely proceed when market demand and 
financial feasibility improve. 
 
In response to Commission questions, the applicant confirmed that Regency Centers is 
coordinating the installation of 20 to 30 Tesla electric vehicle chargers near the existing 
parking garage. 
 

Motion: Upon motion by Commissioner Zisser, seconded by Commissioner 
Buchbinder, the Planning Commission motioned to adopt resolutions 
recommending that the City Council approve an Amendment to the 
Pruneyard Master Use Permit and an Extension of Time to the Phase 3 
Tentative Parcel Map (PLN-2026-82) to extend the approved phasing 
deadlines for Phases 3 and 4 from December 31, 2026, to December 31, 
2031, for property Located at 1875, 1887, 1901, 1919, 1995, and 1999 South 
Bascom Avenue and 777 East Campbell Avenue. File no.:PLN-2026-82, by 
the following roll call: 

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

Chair Fields closed Public Hearing for a brief break.  
 
Chair Fields opened Public Hearing.  

 STAFF AND COMMITTEE REPORTS  

3. Planning Commission Subcommittee Reports 

• Housing Permits Streamlining Ad Hoc Subcommittee – Commissioners Buchbinder 
and Kamkar 

This subcommittee will interview developers and other stakeholders to identify 
production, bottlenecks and propose policies. 
 
Commissioner Buchbinder briefly discussed background research done about changing 
the inclusionary zoning rate.  
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• Permitting Process for Streamlining to Benefit Economic Development Ad Hoc 
Subcommittee – Commissioners Zisser and Aquilina 

This Subcommittee is researching permit streamlining actions the City could enact to 
support economic and business development, focusing on Conditional Use Permits. 
 
Commissioner Aquilina met with Planning, Department Director, and Economic 
Development Manager. They are looking at later September to come up with a first 
draft report. Expressed gratitude for the City’s Economic Development Manager and 
the input they provided during this process. 

 

4. Presentation on Community Development Department Workplan – Rob Eastwood, 
Community Development Director 

The Community Development Director will provide a presentation on the current 
workplan of the department. 

Department Director discussed 5 divisions of the department and touch points for the 
Planning Commission regarding their respective workplan. 

Workplan – Policy Development 

• Finalize the CAAP 

• Continue preparation of Hamilton Avenue Precise Plan  

• Potential preparation of a Transit Oriented Alternative Plan for implementation of 
SB79  

• Support preparation of a Citywide Multimodal Plan 
 

SB 79 Transit Oriented Alternative Plan will come before the Planning Commission.  
 
Workplan – Current Planning  
 

• Implement code updates to comply with State Laws, address community issues 
(wireless/Tobacco) and conduct permit streamlining to support economic 
development  

• Pursuant to Council direction, pursue development of a Demolition Control 
Ordinance and options on implementation of Started Home Projects.  

 
Workplan – Housing  
 

• Implement BMR Housing Program Improvements 

• Develop procedures for use of Housing Trust Fund 

• Continue work on options for a Housing Commission 

• Pursue development of Task Fore or other actions to move forward with 
implementation of the West Valley Homeless Services Feasibility Study 

• Homelessness Programs – Motel Voucher Program  
 

Workplan – timelines  
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Fall – Demolition Control Ordinance, Campbell Tech park, wireless/tobacco ordinances 
 
2027 – Hamilton Avenue Precise Plan, Potential SB 79 Alternative Plan  
Zoning Ordinance Updates (Housing / Econ Dev)  
 

5. Report of the Community Development Director – Rob Eastwood, Community 
Development Director 

Department Director had no other updates to provide.  

ADJOURNMENT 

Adjourned at 8:38pm to the Planning Commission meeting of September 8, 2026, at 7:00 PM, in 
the multipurpose room of the Police Department Operations Building, 100 North First Street, 
Campbell, California and via telecommunication.  

 

Americans with Disabilities Act (ADA) 
In compliance with the Americans with Disabilities Act, listening assistance devices are available 
for meetings held in the Council Chambers. If you require accommodation to participate in the 
meeting, please contact the City Clerk’s Office at ClerksOffice@campbellca.gov or 408-866-2117 in 
advance of the meeting. 

 
 
PREPARED BY: _______________________________ 
  Ken Ramirez, Administrative Analyst 
 
 
APPROVED:  ______________________________  
                           Davis Fields, Chair 

 
 
ATTEST:  ________________________________ 

      Rob Eastwood, Secretary  
 

mailto:ClerksOffice@campbellca.gov


ITEM NO. 2 

       

 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ September 22, 2026 

 

PLN-2025-167 

 

Apni Mandi Farmers 

Market 

Public Hearing to consider the application of Devendra Deshwal on behalf 

of Apni Mandi Farmers Market to allow the establishment of an 

approximately 26,000-square-foot grocery store with off-site alcohol sales 

and 24-hour operation, including construction of an approximately 920-

square-foot mezzanine, tenant-related building façade alterations, and 

associated parking lot modifications, within an existing commercial 

building on property located at 1581 W Campbell Avenue. The 

application under consideration is a Conditional Use Permit with Site and 

Architectural Review. File No.: PLN-2025-167.  

 

STAFF RECOMMENDATION 

That the Planning Commission take the following action: 

1.  Adopt a Resolution (reference Attachment A), approving a Conditional Use Permit with Site and 

Architectural Review to allow the establishment of an approximately 26,000-square-foot grocery 

store with off-site alcohol sales and 24-hour operation, including construction of an approximately 

920-square-foot mezzanine, tenant-related building façade alterations, and associated parking lot 

modifications. 

ENVIRONMENTAL (CEQA) DETERMINATION  

Staff recommends that the Planning Commission find the project Categorically Exempt from the 

California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, Class 1 

(Existing Facilities), as the project involves the reestablishment of a commercial use within an existing 

shopping center, together with interior tenant improvements, exterior façade alterations, and minor site 

and parking modifications, with negligible or no expansion of the existing or former use. 

PROJECT DATA 

Zoning Designation:  NC (Neighborhood Commercial) 

General Plan Designation: Neighborhood Commercial   

Net Lot Area: 3 acres 

Building Area:  36,680 square-feet (main building) 

     5,820 square-feet (pad building) 

  42,500 square-feet (total building area) 

 

Tenant Area: 26,085 square-feet 

       922 square-feet  

  27,007 square-feet (total tenant area)  

Building Height: 29 feet   

Parking Supply: 165 spaces (center-wide equivalent) 
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DISCUSSION  

Project Site: The project site is the Wing Center, a three-acre shopping center located along West 

Campbell Avenue and South San Tomas Aquino Road, consisting of an approximately 37,000-square-

foot primary building and a secondary approximately 6,000-square-foot building. The center is 

anchored by an approximately 26,000-square-foot tenant space most recently occupied by the Big Lots 

discount store, which has also been seasonally occupied by Spirit Halloween. Other tenants within the 

center include Taqueria Los Pericos, Little Caesars Pizza, Sherwin-Williams, and Freddie’s Liquor. 

The shopping center abuts office and retail properties to the north and a commercial daycare center to 

the west, with the Moreland West single-family residential neighborhood located farther west across 

La Pradera Drive. The center also surrounds a Chevron service station that is not part of the shopping 

center, as shown on the aerial map below. The property is designated Neighborhood Commercial by 

the General Plan Land Use Diagram and NC (Neighborhood Commercial) by the Zoning Map. 

 

Proposed Project: The submitted application for a Conditional Use Permit with Site and Architectural 

Review would allow reestablishment of a grocery store within the approximately 26,000-square-foot 

anchor tenant space at the Wing Center. The proposed Apni Mandi Farmers Market would operate 24 

hours a day and include off-site alcohol sales, with alcohol sales limited to the hours of 6:00 am to 

midnight. The project also includes construction of an approximately 922-square-foot mezzanine, 

substantial exterior alterations to the primary shopping center building, and related site improvements.  

As depicted in the architectural renderings and elevations (reference Attachment B – Project Plans), 

the proposed remodel would retain the existing scale and horizontal form of the shopping center while 

creating a more prominent architectural identity for the grocery store. The principal improvements 

include a new raised architectural feature and rooftop screening above the center of the tenant space, 

reconfiguration of the primary storefront and entrance areas, new stucco finishes, decorative molding 

and accent materials, and modification of portions of the existing storefront glazing to incorporate areas 

identified as "still graphics." The project would also include outdoor merchandise display and shopping 

cart storage areas along the storefront and use of a new trash enclosure constructed under a separate 

building permit. 
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The existing site layout and vehicle circulation would remain largely unchanged, although several 

modifications to the parking configuration are proposed. Existing parallel parking spaces behind the 

building that encroach into the 20-foot-wide fire lane would be removed. To offset the loss of these 

spaces, the parking lot would be restriped to provide additional vehicle parking spaces, along with new 

motorcycle parking spaces along the rear of the building. With the motorcycle parking credit allowed 

by the Zoning Code, the shopping center would maintain an equivalent supply of 165 vehicle spaces. 

Operationally, the grocery store is proposed to remain open to the public 24 hours a day, seven days a 

week (reference Attachment C). The store would include off-site alcohol sales as an ancillary 

component of the grocery store, with alcoholic beverages displayed and sold from a designated "liquor 

shop" room within the store. The project also includes a takeaway service window along the storefront, 

outdoor merchandise displays, and delivery and loading activities at the rear of the building. As further 

discussed below, the Conditions of Approval establish specific operating standards for these activities 

to address potential noise, security, maintenance, and other operational impacts associated with the use. 

ANALYSIS 

Consideration in Review of Applications: CMC Section 21.42.040 identifies various design, site 

planning, circulation, parking, landscaping, and related considerations applicable to the review of Site 

and Architectural Review Permits. These considerations are addressed in the August 25, 2026 Site and 

Architectural Review Committee (SARC) memorandum (reference Attachment D), which evaluates 

the proposed improvements in the context of the existing shopping center and the building’s 

architectural evolution since its original construction in 1963. The SARC’s recommendations resulting 

from that review are summarized at the end of this report. 

 

As discussed in the SARC memorandum, the proposed remodel would update the building’s 

appearance through a more defined central storefront composition, new architectural detailing and 

materials, and a raised architectural feature that would create a stronger focal point for the space while 

generally retaining the established scale and form of the shopping center. The proposed improvements 

represent an appropriate contemporary renovation of the existing commercial building and would 

improve the overall appearance and architectural character of the shopping center. 

 

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

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

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

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

approval under review. In this case, the Planning Commission must make findings for: 

• Site and Architectural Review (related to the proposed building and site changes) 

• Conditional Use Permit (related to the 24-hour grocery store use with alcohol sales) 

• Off-Site Alcohol Sales (related to the specific request for the sale of alcoholic products) 

The following analysis identifies each of the applicable findings in italics and how the proposed project 

satisfies them. 

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

the project’s consistency with the General Plan and Zoning Code, whether the proposed improvements 

will aid in the harmonious development of the immediate area, and consistency with any applicable 

adopted design guidelines or area plans.  



Staff Report – Planning Commission Meeting of September 22, 2026                    Page 4 of 11 

PLN-2025-157 ~ 1581 W Campbell Avenue    

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

Yes. The project is consistent with various General Plan policies and actions addressing 

architectural quality, site planning, parking, circulation, and emergency access. The proposed 

remodel would improve the appearance of the subject building through a more defined storefront 

composition and additional architectural detailing and materials, while generally retaining the 

established scale and form of the shopping center. The project would also retain the existing site 

layout and circulation pattern, with modifications to the parking configuration that would remove 

spaces encroaching into the required fire lane while maintaining an equivalent supply of 165 

parking spaces through restriping and motorcycle parking. The project is therefore consistent with 

the following General Plan policies and actions: 

Policy LU-2.1:  Promote high quality, creative design and site planning that is compatible with surrounding 

development, public spaces, and natural resources.  

Policy LU-4.4:  Establish inviting and attractive commercial centers that are exceptionally well designed.  

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

innovative, and distinctive architectural and site designs that help create unique, vibrant places.  

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

driveways, sufficient queuing, and efficient circulation. 

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

Policy ED-2.4:  Encourage the revitalization of existing shopping centers, business parks, industrial areas and key 

corridors to meet the economic development goals of the city.  

Policy ED-3.4: Pursue categories of retail demand that are not being met within the city.  

B. The project will be consistent with the Zoning Code; 

 

Yes. The property is zoned NC (Neighborhood Commercial). As summarized in the Project Data 

table, the proposed project comply with the applicable development standards of the NC Zoning 

District. The project would retain the existing building footprint and general site configuration, and 

an equivalent parking supply of 165 spaces. No deviation or other exception from applicable 

architectural or site development standards is requested. 

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

 

Yes. The project would renovate an existing shopping center without expanding the building 

footprint or materially altering the established site configuration. The immediate area is 

characterized by low scale commercial development, including two additional shopping centers 

located directly south across West Campbell Avenue and east across South San Tomas Aquino 

Road, as well as a commercial daycare immediately west of the project site. The proposed façade 

improvements are compatible with this surrounding commercial development and would reinforce 

the established scale and character of the area. 

The Moreland West residential neighborhood is located farther west of the shopping center, beyond 

the intervening commercial daycare and La Pradera Drive. Because the project generally retains 

the existing building massing, site layout, and relationship to surrounding properties, while 

improving the architectural appearance of the center, the proposed improvements would aid in the 

harmonious development of the immediate area. 
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D. The project is consistent with applicable adopted design guidelines, development agreement, 

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

Not Applicable. The project site is not subject to any adopted design guidelines, development 

agreement, overlay district, area plan, neighborhood plan, or specific plan. 

Conditional Use Permit Findings (CMC Sec. 21.46.040): These findings pertain to the proposed land 

use and operational characteristics of the project, including establishment of the grocery store and the 

requested 24-hour operation. The findings address whether the proposed use is permitted within the 

NC Zoning District, is consistent with the General Plan, can be adequately accommodated by the site 

and surrounding street system, is compatible with surrounding land uses, and would not be detrimental 

to the surrounding neighborhood or the general welfare of the City. 

A. 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; 

Yes. The subject property is located within the NC (Neighborhood Commercial) Zoning District, 

where a "grocery store" of 20,000 square feet or greater is allowed subject to approval of a 

Conditional Use Permit. The proposed approximately 26,000-square-foot Apni Mandi Farmers 

Market would principally sell perishable food products and related household goods and is 

therefore consistent with the Zoning Code definition of a grocery store: 

"Grocery stores" means an establishment which sells perishable food items (e.g., meat, eggs, dairy products, 

fruits, vegetables, etc.). Grocery stores may also sell household staples and supplies (e.g., soap, matches, paper 

napkins, etc.); a minor portion of the food sold may be processed on site (e.g., deli or bakery services). Grocery 

stores include delicatessens and meat markets, but do not include uses meeting the definition of “Convenience 

markets/stores.” 

The proposed 24-hour operation also constitutes a "late night activity," which is separately allowed 

in the NC Zoning District subject to Conditional Use Permit approval: 

"Late night activities" means land use activities operating between the hours of 11:00 p.m. and 6:00 a.m., 

including, but not limited to, the provision of goods and services to the public and all ancillary activities such 

as property maintenance, janitorial services, street and parking lot sweeping, deliveries, and similar activities. 

Lastly, "offsite alcohol sales" in conjunction with the grocery store are also allowed subject to 

Conditional Use Permit approval. CMC Section 21.36.142 establishes minimum separation 

requirements for offsite alcohol establishments from parks, schools, playgrounds, payday lenders, 

and other offsite alcohol establishments. However, grocery stores with alcohol sales are expressly 

exempt from these locational standards, reflecting the ancillary nature of alcohol sales within a 

broader grocery store operation. Accordingly, the proximity of the existing liquor store within the 

shopping center and the neighboring commercial childcare facility does not preclude alcohol sales 

as part of the proposed grocery store. 

The Conditions of Approval would further ensure that the alcohol sales remain ancillary to the 

grocery store. Specifically, alcohol sales may not be conducted independently of the grocery store, 

and the display and sale of alcoholic beverages would be physically confined to the designated 

"liquor shop" room shown on the floor plan. These limitations ensure that the alcohol component 

remains subordinate to and integrated with the principal grocery store use rather than functioning 

as a separate liquor store or independent alcohol sales establishment. 
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B. The proposed use is consistent with the General Plan; 

Yes. The project site is designated Neighborhood Commercial by the General Plan. The proposed 

grocery store would provide a neighborhood-serving source of food, household goods, and other 

everyday necessities for nearby residents, including the Moreland West neighborhood north of the 

shopping center. This is consistent with the General Plan’s direction to maintain convenient 

commercial uses that provide needed goods and services and to encourage neighborhood services 

within walking distance of residential uses. 

The proposed grocery store would also further the General Plan’s community health objectives. 

Goal CHW-1 seeks to promote local food systems and nutritious food choices, including Policy 

CHW-1.2, which calls for ensuring that residents have access to healthy and nutritional food 

options. The General Plan further directs the City to assess the availability of nutritious grocery 

vendors across neighborhoods and encourages supermarkets and neighborhood and ethnic markets 

to stock and promote a variety of healthy foods.  

The project would also reactivate the approximately 26,000-square-foot anchor tenant space within 

an established shopping center. The Wing Center was originally developed in 1963 with a 

supermarket as its anchor, first operating as Wing’s Market and later as Nob Hill Foods, before the 

space was converted to a discount retail store in the 1990s. The proposed project would therefore 

reestablish the historic grocery store function of the property while making a substantial new 

investment in the shopping center. This outcome directly supports General Plan policies 

encouraging rehabilitation of existing shopping centers where dominant retail uses remain viable 

and revitalization of existing shopping centers as part of the City’s economic development strategy.  

The proposed use is therefore consistent with, among others, the following General Plan policies 

and actions: 

Policy LU-1.10:  Maintain a variety of attractive and convenient commercial and office uses that provide needed 

goods, services, and entertainment for residents and visitors. 

Policy LU-1.14:  Encourage neighborhood services within walking distance of residential uses.  

Policy LU-4.6:  Strongly encourage rehabilitation and redevelopment of existing shopping centers at those 

locations where a dominant retail use is still likely to be viable. Encourage conversion to non-retail 

uses at those locations with obsolete retail space, limited opportunity for future viable retail uses, 

or both. 

Policy CHW-1.2:  Secure the health of community members by ensuring that residents have access to healthy and 

nutritional food options.  

Action CHW-1.g:  In collaboration with the Santa Clara County Public Health Department and community 

organizations, develop and implement a program to encourage new and existing convenience 

stores, supermarkets, liquor stores and neighborhood and ethnic markets to stock a variety of good 

quality healthy food (including fresh, frozen and canned fruits and vegetables), market and 

promote healthy food options, follow responsible alcohol and tobacco marketing and sale 

practices, participate in food assistance programs,  help create a safe and inviting environment 

around their stores, and, when possible, secure and promote “local” food produced in Santa Clara 

County 

Policy ED-2.4:  Encourage the revitalization of existing shopping centers, business parks, industrial areas, and key 

corridors as needed in order to meet the economic development goals of the city.  
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Policy ED-5.10:  Encourage the evolution of retail centers and commercial corridors into viable activity nodes by 

supporting integration of uses that provide necessary or useful services or amenities that will 

benefit nearby residential areas and commercial establishments. Encourage a variety of uses (such 

as hotel, office, entertainment, recreational, and residential uses) to locate in shopping districts. 

Policy ED-3.4: Pursue categories of retail demand that are not being met within the city.  

C. 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; 

Yes. The project site is located at the intersection of West Campbell Avenue and South San Tomas 

Aquino Road, both of which are designated by the General Plan as "Class II arterials", which are 

major multi-lane roadways intended to accommodate through traffic for inter-city and intra-city 

trips. As such, the site is well served by roadways capable of accommodating traffic associated 

with commercial uses of this scale. Accordingly, the surrounding street system has sufficient 

capacity and functionality to serve the proposed grocery store. 

D. 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; 

Yes. The existing shopping center provides adequate parking, loading, refuse facilities, and other 

site improvements to accommodate the proposed grocery store. As discussed above, the center 

would maintain an equivalent supply of 165 parking spaces, consistent with the parking 

requirement applicable to the property, while preserving the required fire access lane behind the 

building. 

Deliveries would be accommodated within the designated delivery area at the rear of the grocery 

store, separated from the primary customer parking and storefront areas. As conditioned, all 

deliveries would occur between 6:00 a.m. and 11:00 p.m., and loading or unloading within parking 

lot drive aisles or along the front of the grocery store would be prohibited. Existing walls along the 

rear property lines further separate these service activities from adjoining properties. 

A new trash enclosure has also been constructed to serve the grocery store and has been determined 

by the City to provide adequate refuse and recycling capacity for the proposed operation. The 

Conditions of Approval require refuse and recycling receptacles to be maintained within the 

enclosure except during collection. They also require that, if the City determines the frequency of 

collection is insufficient to prevent overflow or other recurring trash-related impacts, the property 

owner revise the refuse management plan on file with the City and adjust collection service or other 

operational practices as necessary. 

E. 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; and 

Yes. A grocery store is compatible with the established commercial character of the Wing Center 

and surrounding area. The shopping center was originally developed in 1963 with a supermarket 

as its anchor tenant and remained in grocery use for many years. The proposed project would 

therefore reestablish a use historically associated with the property and one that is appropriate 

within an established neighborhood commercial shopping center. 
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A 24-hour commercial operation has the potential to generate operational impacts commonly 

associated with noise from deliveries, loading, maintenance activities, and customer activity, as 

well as odors associated with food preparation. To address such issues, the Conditions of Approval 

include various operational controls. These include limiting deliveries to 6:00 a.m. to 11:00 p.m. 

within the designated rear loading area, limiting use of the exterior takeaway window to 6:00 a.m. 

to 11:00 p.m., restricting the hours for outdoor powered equipment consistent with City standards, 

prohibiting outdoor cooking, requiring mechanical ventilation with odor filtration, and requiring 

additional mitigation if verified noise complaints occur. 

The shopping center also has no direct residential adjacency. The Moreland West residential 

neighborhood to the west is separated from the project site by intervening office and commercial 

development and La Pradera Drive. Given this separation, the established commercial context, and 

the operational controls imposed by the Conditions of Approval, the design, location, size, and 

operating characteristics of the proposed grocery store would be compatible with existing and 

future uses on the site and in the surrounding area. 

A commercial childcare facility is also located immediately west of the shopping center. In 

consideration of this sensitive neighboring use, the Conditions of Approval prohibit the sale of most 

alcoholic beverages in individual single-serving containers, including individual bottles or cans of 

beer and small bottles of distilled spirits. Together with the requirements that alcohol sales remain 

ancillary to the grocery store, may not operate independently, and be confined to the designated 

"liquor shop" room, this restriction further distinguishes the proposed alcohol component from a 

stand-alone liquor store and helps ensure compatibility with the neighboring childcare facility. 

F. 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. 

Yes. The Conditions of Approval include specific measures to address public safety associated with 

the proposed 24-hour grocery store and offsite alcohol sales. Prior to issuance of a building permit, 

the operator would be required to submit both a security camera system plan and a comprehensive 

security plan for review and approval by the Police Chief. The camera system would provide 

surveillance coverage as directed by the Police Chief, including entrances and exits, point-of-sale 

and alcohol sales areas, parking areas, and loading and service areas, and would be integrated with 

the Police Department's Fusus platform. As directed by the Police Chief, the required security plan 

may include private security personnel, security lighting and signage, access controls, and other 

appropriate measures.  

 

The proposed combination of 24-hour operation and off-site alcohol sales is not unprecedented in 

Campbell. The CVS Pharmacy at Hamilton Plaza on South Bascom Avenue similarly operates late 

hours and is authorized for off-site alcohol sales. Consistent with that approval, this Conditional 

Use Permit would remain subject to modification or revocation if operation of the grocery store 

results in unresolved noise, nuisance, public safety, or other impacts. In considering such action, 

the Planning Commission may consider Police Department calls for service, complaints, arrests or 

reported incidents, regulatory violations, and violations of the Conditions of Approval. Taken 

together, these operational safeguards and the City’s continuing authority to address adverse 

impacts provide a sufficient basis to conclude that the proposed use would not be detrimental to the 

surrounding neighborhood or the general welfare of the city. 
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Offsite Alcohol Sales Findings (CMC Sec. 21.36.142.B): In addition to the findings required for 

approval of a Conditional Use Permit, the Planning Commission must make the following additional 

findings for the proposed offsite sale of alcoholic beverages. These findings address the potential 

demand on City services and consistency with the Downtown Alcohol Beverage Policy, where 

applicable. 

A. The establishment will not significantly increase the demand on City services; 

Yes. As discussed in the preceding finding, the Conditions of Approval include measures 

addressing public safety and provide the City with continuing authority to respond to operational 

impacts. With respect specifically to the proposed offsite alcohol sales, alcohol would remain 

ancillary to the grocery store, representing less than 4% of the total floor area, and could not operate 

independently of it. Sales would be limited to between 6:00 a.m. and midnight and confined to the 

designated "liquor shop" room within the store, and most single-serving alcoholic beverages would 

be prohibited.  

These limitations differentiate the limited alcohol sales from a stand-alone liquor store and would, 

therefore, reduce the potential for alcohol-related activity requiring additional Police Department 

services. If the sale of alcohol nevertheless results in increased calls for service or other public 

safety concerns, the City may initiate modification or revocation proceedings and impose additional 

operational restrictions. Accordingly, the proposed offsite alcohol sales, as conditioned, are not 

anticipated to significantly increase the demand on City services. 

B. The establishment will be consistent with the Downtown Alcohol Beverage Policy, when applicable. 

Not Applicable. The project site is not subject to the Downtown Alcohol Beverage Policy. 

Site and Architectural Review Committee (SARC): The SARC reviewed the project at its August 25, 

2026 meeting. The Committee was generally supportive of reinvestment in the shopping center but 

identified several items for additional consideration. The main comments raised by the SARC are 

discussed below: 

• Storefront Glazing and Still Graphics: The SARC expressed a preference for retaining more of 

the existing storefront glazing in lieu of the proposed still graphics. Alternatives discussed included 

retaining the existing mullion pattern with spandrel or obscured glazing, or incorporating a different 

architectural treatment. In response, the applicant team provided revised application materials 

(reference Attachment E) showing frosted glazing in place of most of the proposed still graphics, 

as also excerpted below. Staff concurs that this represents a superior design approach and has 

incorporated these revised materials into the draft resolution as the plans recommended for 

approval. 
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• Faux Brick Accent Material: The SARC expressed concern that the proposed faux brick accent 

material was not compatible with the building’s existing character and suggested an alternative wall 

treatment. The revised materials discussed above also shows this material replaced with stucco in 

a contrasting color. 

• Exterior Lighting: The SARC requested additional information regarding the adequacy of lighting 

in the parking lot, particularly given the proposed 24-hour operation. The applicant indicated that 

upgrades to the existing parking lot and building lighting are anticipated as part of the tenant 

improvements. The Conditions of Approval require submission of a photometric plan and lighting 

details demonstrating adequate illumination of pedestrian areas, parking areas, building entrances, 

and other areas requiring security lighting. Exterior lighting would also be addressed as part of the 

security plan reviewed by the Police Chief. 

• Motorcycle Parking: The SARC recommended that the applicant consider providing a limited 

number of motorcycle spaces near the grocery store entrance to discourage motorcycles from 

occupying automobile spaces. In response, a condition of approval requires the property owner to 

evaluate the feasibility of providing motorcycle parking near the front of the grocery store. 

• Deliveries and Loading: The SARC expressed concern that delivery vehicles could obstruct 

customer circulation if loading were allowed within the parking lot or in front of the grocery store. 

The applicant explained that deliveries would generally be made using 20- to 30-foot box trucks 

and that merchandise would be received and stocked by store employees rather than third-party 

vendors. The Conditions of Approval require all deliveries to occur within the designated rear 

delivery area and expressly prohibit loading or unloading within parking lot drive aisles or at the 

front of the grocery store.  

• Outdoor Merchandise Display: The SARC asked how the proposed outdoor displays would be 

maintained to prevent damaged produce and other debris from accumulating along the storefront. 

The applicant indicated that produce is prepared prior to delivery and that the outdoor displays 

would be regularly replenished and maintained. The Conditions of Approval require the outdoor 

display area to remain clean and orderly and free of litter, debris, damaged product, and discarded 

packaging. 

•  Shopping Cart Storage: The SARC recommended that the proposed exterior shopping cart 

storage areas be screened by a low architectural wall rather than leaving the carts fully exposed 

along the storefront. This recommendation has been incorporated into the Conditions of Approval, 

which require the cart storage areas to be screened by pony walls finished to match the building or 

a comparable quality metal screen.  

• Mezzanine: The SARC requested clarification regarding the use of the proposed mezzanine, which 

the applicant confirmed would be limited to storage. Consistent with this representation, the 

Conditions of Approval limit the mezzanine to storage for the grocery store. 

• Trash Enclosure: The Committee requested clarification regarding whether the new trash 

enclosure would be roofed and fully enclosed. Staff confirmed at the meeting that a new roofed 

trash enclosure had already been constructed under a separate building permit. As discussed 

elsewhere in this report, the Conditions of Approval also establish operational standards for use 

and maintenance of the enclosure and provide for modification of the approved refuse management 

plan if the City determines that refuse capacity or collection practices are inadequate. 
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• Additional SARC Comment: Following the meeting, SARC Chair Gary Aquilina provided an 

additional design suggestion recommending consideration of a second portico at the eastern store 

entrance to provide greater balance between the storefront elevations and a more consistent overall 

design. The comment was accompanied by conceptual sketches and was forwarded to the applicant 

for consideration in advance of the Planning Commission meeting. After reviewing the suggestion, 

the applicant team declined to pursue it due to the high cost of the required building modifications. 

Public Comment: No public comment was received on this application.  

 

Attachments:      

A. Draft Resolution 

B. Project Plans 

C. Project Description 

D. SARC Memorandum 

E. Alternative Application Materials 

 

 

 

 

 

Prepared by: 

 Daniel Fama, Senior Planner  

 

 

 

 

Approved by: 

 Rob Eastwood, Community Development Director 



RESOLUTION NO.  ___ 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A CONDITIONAL USE PERMIT 
WITH SITE AND ARCHITECTURAL REVIEW (PLN-2025-167) TO 
ALLOW ESTABLISHMENT OF AN APPROXIMATELY 26,000-
SQUARE-FOOT GROCERY STORE WITH OFF-SITE ALCOHOL 
SALES AND 24-HOUR OPERATION WITHIN AN EXISTING 
COMMERCIAL BUILDING, INCLUDING CONSTRUCTION OF AN 
APPROXIMATELY 920-SQUARE-FOOT MEZZANINE, TENANT-
RELATED BUILDING FAÇADE ALTERATIONS, AND ASSOCIATED 
PARKING LOT MODIFICATIONS ON PROPERTY LOCATED AT 
1581 W CAMPBELL AVENUE. 
 

After notification and public hearing, as specified by law and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to file number PLN-2025-167: 

1. The Project Site is the Wing Center, an approximately three-acre shopping center 
located at the intersection of West Campbell Avenue and South San Tomas Aquino 
Road. 

2. The Project Site is designated Neighborhood Commercial by the General Plan Land Use 
Map and zoned NC (Neighborhood Commercial). 

3. The Wing Center consists of an approximately 37,000-square-foot primary commercial 
building and an approximately 6,000-square-foot secondary commercial building. The 
approximately 26,000-square-foot anchor tenant space within the primary building was 
most recently occupied by Big Lots and has subsequently been used on a seasonal basis 
by Spirit Halloween. 

4. The shopping center was originally developed in 1963 with a supermarket as its anchor 
tenant and remained in grocery use for many years before the anchor space was 
converted to discount retail use. The Proposed Project would therefore reestablish a use 
historically associated with the property. 

5. The Proposed Project is an application for a Conditional Use Permit with Site and 
Architectural Review to allow establishment of an approximately 26,000-square-foot Apni 
Mandi Farmers Market grocery store with 24-hour operation and off-site alcohol sales, 
including construction of an approximately 922-square-foot mezzanine, exterior building 
alterations, and associated parking and site modifications. 

6. A grocery store of 20,000 square feet or greater is allowed within the NC Zoning District 
subject to approval of a Conditional Use Permit. The proposed operation would 
principally sell perishable food products and related household goods and is consistent 
with the Zoning Code definition of a "grocery store." 

7. The proposed outdoor merchandise display areas do not constitute an "outdoor retail 
sales and activities" use because they are accessory to the grocery store, which is 
conducted principally within the enclosed tenant space. The outdoor displays are limited 
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to designated areas along the storefront and do not function as a separate outdoor sales 
establishment or otherwise change the principal indoor nature of the grocery store use. 

8. The proposed 24-hour operation constitutes a "late night activity," as defined by the 
Zoning Code, and is separately permitted within the NC Zoning District subject to 
approval of a Conditional Use Permit. 

9. "Offsite alcohol sales" in conjunction with the grocery store are also permitted within the 
NC Zoning District subject to Conditional Use Permit approval. The proposed alcohol 
sales would be ancillary to the grocery store and would not be permitted to operate 
independently of the grocery store. 

10. CMC Section 21.36.142 establishes minimum separation requirements for certain off-
site alcohol establishments from specified sensitive uses and other off-site alcohol 
establishments. Grocery stores with alcohol sales are expressly exempt from these 
locational standards. Accordingly, the existing liquor store within the Wing Center and 
the commercial childcare facility located immediately west of the shopping center do not 
preclude approval of alcohol sales as part of the proposed grocery store. 

11. Although exempt from these locational separation requirements, the proposed alcohol 
sales remain subject to Conditional Use Permit review, including consideration of the 
operating characteristics of the use, compatibility with surrounding uses, potential 
demand on City services, and potential impacts to public health, safety, and welfare. 

12. The grocery store would operate 24 hours a day. However, the Conditions of Approval 
limit alcohol sales to between 6:00 a.m. and midnight. Alcoholic beverages would 
therefore not be sold during the overnight period between midnight and 6:00 a.m. when 
the grocery store would otherwise remain open. 

13. The Conditions of Approval require the display and sale of alcoholic beverages to occur 
only within the designated "liquor shop" room shown on the approved floor plan and 
prohibit the alcohol sales component from operating independently of the grocery store. 
These limitations are intended to maintain the alcohol sales as an ancillary component 
of the larger grocery store operation rather than allowing the establishment to function 
as an independent liquor store. 

14. A commercial childcare facility is located immediately west of the shopping center. In 
consideration of this neighboring sensitive use, the Conditions of Approval prohibit the 
sale of most alcoholic beverages in individual single-serving containers. Together with 
the limitations on the location and hours of alcohol sales, this restriction further 
distinguishes the proposed alcohol component from a stand-alone liquor store and 
supports compatibility with the neighboring childcare facility. 

15. The Conditions of Approval authorize the Community Development Director, upon 
recommendation of the Police Chief, to require additional controls on the display or 
accessibility of alcoholic beverages, including locked display cabinets or shelving, 
access controls, signage, or similar measures. This provision allows additional 
safeguards to be implemented if warranted by the manner in which alcohol sales are 
conducted. 
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16. Because the Proposed Project combines 24-hour operation with off-site alcohol sales, 
the Conditions of Approval require a security camera system plan and comprehensive 
security plan to be reviewed and approved by the Police Chief prior to issuance of a 
building permit. Surveillance coverage would be provided as directed by the Police Chief 
and may include entrances and exits, point-of-sale and alcohol sales areas, parking 
areas, and loading and service areas. The camera system would also be integrated with 
the Police Department's Fusus platform. 

17. The required security plan may include private security personnel, security lighting and 
signage, access controls, patrols, and other physical or operational measures 
determined necessary by the Police Chief. These requirements provide for security 
measures responsive to the particular operating characteristics of the 24-hour grocery 
store and its ancillary alcohol sales. 

18. The Conditions of Approval further provide continuing authority to address alcohol-
related or other public safety impacts if they arise after commencement of operations. In 
considering modification or revocation of the Conditional Use Permit, the Planning 
Commission may consider Police Department calls for service, complaints, arrests or 
reported incidents, regulatory violations, and violations of the Conditions of Approval. 

19. The foregoing limitations on alcohol sales, security requirements, and continuing 
enforcement provisions are intended to minimize the potential for alcohol-related activity 
requiring additional Police Department or other City services while allowing alcohol sales 
to remain a subordinate component of the grocery store. 

20. The existing shopping center provides adequate parking, loading, refuse facilities, and 
other site improvements to accommodate the proposed grocery store. The proposed 
parking modifications would preserve the required fire access lane while maintaining an 
equivalent parking supply of 165 vehicle spaces. 

21. The Project Site is served by West Campbell Avenue and South San Tomas Aquino 
Road, both of which are designated Class II arterials by the General Plan and are 
intended to accommodate through traffic associated with inter-city and intra-city travel. 

22. The Wing Center has no direct residential adjacency. The Moreland West residential 
neighborhood is located farther west, separated from the Project Site by intervening 
office and commercial development and La Pradera Drive. 

23. Applicable General Plan policies considered by the Planning Commission included, but 
were not limited to, Policies LU-1.10, LU-1.14, LU-2.1, LU-4.4, LU-4.6, LU-4.7, CHW-
1.2, ED-2.4 and ED-5.10, and Action CHW-1.g. These policies encourage provision of 
neighborhood-serving goods and services, access to healthy and nutritious food, high-
quality commercial development, and reinvestment in existing shopping centers. 

24. The Site and Architectural Review Committee reviewed the proposed architectural and 
site improvements on August 25, 2026 and provided recommendations concerning 
exterior lighting, architectural materials, storefront glazing, motorcycle parking, loading, 
outdoor displays, shopping cart storage, and other site and design considerations. 
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25. In review of the Proposed Project, the Planning Commission weighed the public need for 
and benefit to be derived from the project against potential impacts associated with the 
proposed use, including the requested 24-hour operation and off-site alcohol sales. 

26. 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. 

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

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

1.  The proposed use is allowed within the applicable zoning district with Conditional Use 
Permit approval, and complies with all other applicable provisions of this Zoning Code 
and the Campbell Municipal Code;  
 

2.  The proposed use is consistent with the General Plan; 
 
3.  The proposed site is adequate in terms of size and shape to accommodate the fences 

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

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

 
5.  The design, location, size, and operating characteristics of the proposed use are 

compatible with the existing and future land uses on-site and in the vicinity of the subject 
property;  
 

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

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

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

8.  The project will be consistent with the Zoning Code; 
 
9.  The project will aid in the harmonious development of the immediate area;  
 
10. The project is consistent with applicable adopted design guidelines, development 

agreement, overlay district, area plan, neighborhood plan, and specific plan(s); 
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Offsite Alcohol Sales Findings (CMC Sec. 21.36.142.B): 
 

11. The establishment will not significantly increase the demand on City services;  
 

12. The establishment will be consistent with the Downtown Alcohol Beverage Policy, when 
applicable. This finding is not applicable because the Project Site is not located within 
Downtown Campbell;  
 

Environmental Findings (CMC Sec. 21.38.050): 
 
13. The Project is Categorically Exempt under CEQA Guidelines Section 15301, Class 1 

(Existing Facilities), because it involves reestablishment of a commercial use within an 
existing shopping center together with interior tenant improvements, exterior façade 
alterations, and minor site and parking modifications, with negligible or no expansion of 
the existing facility or use; and 
 

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

 
THEREFORE, BE IT RESOLVED that the Planning Commission approves a Conditional 
Use Permit with Site and Architectural Review (PLN-2025-167) to allow establishment of an 
approximately 26,000-square-foot grocery store with off-site alcohol sales and 24-hour 
operation within an existing commercial building, including construction of an approximately 
920-square-foot mezzanine, tenant-related building façade alterations, and associated 
parking lot modifications on property located at 1581 W Campbell Avenue, subject to the 
attached Conditions of Approval (attached Exhibit “A”). 
 

PASSED AND ADOPTED this 22nd day of September, 2026, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners:  
ABSENT: Commissioners  
ABSTAIN: Commissioners: 
 
 
 
 
    APPROVED: 
    Davis Fields, Chair 
 
 
 
 
ATTEST: 
                 Rob Eastwood, Secretary 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
Conditional Use Permit w/ Site and Architectural Review 

 (PLN-2025-167) 
 
Where approval by the Director of Community Development, City Engineer, Public Works 
Director, City Attorney or Fire Department is required, that review shall be for compliance 
with all applicable conditions of approval, adopted policies and guidelines, ordinances, laws 
and regulations and accepted engineering practices for the item under review.  Additionally, 
the applicant is hereby notified that he/she is required to comply with all applicable Codes 
or Ordinances of the City of Campbell and the State of California that pertain to this 
development and are not herein specified. 
 

PLANNING DIVISION 

1. Approved Project: Approval is granted for a Conditional Use Permit with Site and 
Architectural Review (PLN-2025-167) to allow establishment of an approximately 
26,000-square-foot grocery store with off-site alcohol sales and 24-hour operation within 
an existing commercial building, including construction of an approximately 920-square-
foot mezzanine, tenant-related building façade alterations, and associated parking lot 
modifications on property located at 1581 W Campbell Avenue. The project shall 
substantially conform to the Approved Project Plans included as Attachment B to the 
September 22, 2026, Planning Commission Staff Report, as revised by the updated 
project materials included as Attachment E, and except as modified by the conditions of 
approval contained herein. 
 

2. Permit Establishment/Expiration: Approval of the Conditional Use Permit with Site and 
Architectural Review ("Approval") shall be valid for 12 months from the effective date of 
the Planning Commission action. Within this period, a building permit for the grocery 
store tenant improvements shall be issued in accordance with CMC Section 
21.56.030.B.1 (Issuance of Building Permit). If a building permit is not issued within this 
period and an Extension of Time has not been granted, the Approval shall expire and be 
deemed void without further action by the City. Once the project has been established, 
the Approval shall run with the land and remain valid unless modified or revoked pursuant 
to Condition of Approval No. 10 (Modification or Revocation of Permit). 
 
The authorization for off-site alcohol sales shall remain valid subject to continued 
maintenance of the applicable ABC liquor license as provided for in Condition of Approval 
No. 9.c (Alcohol Sales). Discontinuation of off-site alcohol sales for a continuous period 
of 12 months, as evidenced by surrender or revocation of the ABC license, shall void the 
authorization for off-site alcohol sales upon an affirmative determination by the Planning 
Commission, made at a public hearing, that such use has been discontinued. 

 
3. Signage: No signage is approved as part of this Approval. New signage shall not be 

installed without first obtaining approval of a Sign Permit consistent with the signage 
standards of the "Wing Center Master Sign Plan" on file with the Community 
Development Department. Any request for a greater number or larger size of signs than 
otherwise permitted by the Master Sign Plan shall require preparation of a new Master 
Sign Plan for review and approval by the Planning Commission. 
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4. Minor Revisions: Architectural refinements and other minor revisions to the Approved 
Project Plans, including modifications to the site plan, building elevations, and floor plan, 
may be administratively reviewed and approved by the Community Development 
Director pursuant to CMC Sec. 21.56.060.C (Minor Change). 

 
5. Security Camera System: Prior to issuance of a building permit, the business operator 

shall submit a security camera system plan for review and approval by the Police Chief. 
The plan shall identify the proposed camera locations, areas of surveillance coverage, 
system specifications, recording and video-retention capabilities, and proposed 
integration with the Police Department’s Fusus platform. The system shall provide 
surveillance coverage as directed by the Police Chief, which may include, but is not 
limited to, public entrances and exits, point-of-sale areas, areas used for the display or 
sale of alcoholic beverages, parking areas, and loading and service areas. Prior to 
issuance of a Certificate of Occupancy, the business operator shall install the security 
camera system in accordance with the approved plan. The security camera system shall 
thereafter be maintained in good working order and remain integrated with the Police 
Department’s Fusus platform, or successor platform, in accordance with Police 
Department requirements. 

 
6. Security Plan: Prior to issuance of a building permit, the business operator shall submit 

a security plan for review and approval by the Police Chief. The security plan may 
include, but is not limited to, provision of private security personnel, security lighting, 
security signage, access controls, security patrols, and other operational or physical 
security measures determined necessary by the Police Chief. Any physical 
improvements or security measures identified in the approved security plan shall be 
installed or otherwise implemented prior to issuance of the Certificate of Occupancy. Any 
operational measures identified in the approved security plan shall be implemented upon 
commencement of operations and maintained thereafter in accordance with the 
approved plan. 
 

7. Plan Revisions: The construction plans submitted for a building permit shall incorporate 
the revisions shown in Attachment E to the September 22, 2026, Planning Commission 
Staff Report and demonstrate compliance with the applicable requirements of Condition 
of Approval No. 9 (Operational Standards). The plans shall also be revised or 
supplemented as necessary to reflect the following requirements: 

a. RF-Transparent Screening: The new rooftop screening shall be constructed of 
radiofrequency (RF) transparent materials suitable for the installation or 
reinstallation of wireless telecommunications equipment within the screened area. 

b. Frosting Color: The final color and degree of opacity of the frosted glazing shall 
be subject to review and approval by the Community Development Director.  

c. Bicycle Parking: Short-term bicycle parking shall be provided in an amount equal 
to five percent of the visitor motor vehicle parking spaces provided for the project, 
consistent with the standard established by former 2022 CALGreen Section 
5.106.4.1.1, regardless of whether that section would otherwise apply to the 
project. Bicycle parking shall consist of permanently anchored bicycle racks 
located within 200 feet of the visitor entrance and readily visible to passersby. 
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d. Ventilation System: The construction plans shall include specifications and 
details for a mechanical ventilation system incorporating odor filtration consistent 
with applicable best management practices established by the Bay Area Air 
Quality Management District, to the satisfaction of the Community Development 
Director. 

e. Secondary Building Repainting: The construction plans shall identify repainting 
of the shopping center’s secondary building to match the approved color scheme 
of the subject building. Repainting shall be completed prior to final inspection of 
the building permit. 

f. Still Graphics: Details of the still graphics panels shall be provided demonstrating 
that the panels do not incorporate any text, graphics, iconography, or combination 
of colors or shapes that would constitute a sign as defined by CMC Chapter 21.30 
(Signs). The still graphics panels shall be installed prior to final inspection of the 
building permit. 

g. Storefront Transparency: Except for windows identified as having frosted 
glazing in Attachment E to the September 22, 2026, Planning Commission Staff 
Report, all remaining storefront glazing shall remain transparent and unobscured 
by signage, opaque or “black-out” tinting, curtains, coverings, or similar 
obstructions. 

h. Lighting: A photometric plan and lighting design details ("cut sheets") shall be 
provided for all proposed and modified exterior lighting, including fixture types, 
mounting locations and heights, light levels, and illumination patterns. The lighting 
design shall demonstrate compliance with CMC Section 21.18.090 (Lighting 
design standards) and provide adequate illumination for pedestrian circulation, 
parking areas, building entrances, and other areas requiring security lighting, to 
the satisfaction of the Community Development Director. 

i. Rooftop Mechanical Equipment: All roof-mounted mechanical equipment, 
including air-conditioning units, ventilation ducts, vents, and similar equipment, 
shall be located and designed so as to be fully screened from public view and 
surrounding properties by the existing roof parapets. The construction plans shall 
identify the location, height, and screening of all proposed rooftop mechanical 
equipment to demonstrate compliance with this requirement to the satisfaction of 
the Community Development Director. 

j. Cart Storage Areas: The cart storage areas shall be screened by pony walls 
finished with a texture and paint color to match the primary building, or by metal 
screens or barriers of comparable aesthetic quality, as determined by the 
Community Development Director. The construction plans shall include details 
demonstrating compliance with this requirement. 

k. Motorcycle Parking: The property owner shall evaluate the feasibility of providing 
additional motorcycle parking near the front of the grocery store without reducing 
the number of automobile parking spaces provided on the site. Where determined 
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feasible by the Community Development Director, the construction plans shall be 
revised to incorporate such additional motorcycle parking. 

l. Property Boundary: The construction plans shall be revised to depict the 
property boundaries consistent with the recorded Parcel Map. The westerly 
property line shall reflect the 9-foot dedication along the West Campbell Avenue 
frontage and shall be shown behind the existing sidewalk, consistent with the 
recorded map. 

8. Wireless Telecommunication Facility: Construction of the new rooftop screening shall 
replace the existing screening previously authorized in connection with a wireless 
telecommunications facility pursuant to Administrative Site and Architectural Review 
Permit PLN-2016-90, which became void upon its expiration on May 19, 2026. Any 
installation or reinstallation of wireless telecommunications equipment within the new 
rooftop screening shall require approval of a new Wireless Telecommunications Facility 
Permit in compliance with Campbell Municipal Code Chapter 21.34 (Wireless 
Telecommunications Facilities). 

 
9. Operational Standards: The grocery store authorized by this Approval shall conform to 

the following operational standards. Except as otherwise expressly authorized by these 
Conditions of Approval, any proposed change to these standards shall be subject to 
review by the Community Development Director, who shall determine whether the 
change constitutes a major change pursuant to CMC Section 21.56.060.D (Major 
Changes) requiring Planning Commission approval of a Modification to the Conditional 
Use Permit. 

a. Approved Use: The approved use is a "grocery store" with "late night activities" (24-
hour operation) and "offsite alcohol sales," as defined in CMC Chapter 21.72 
(Definitions) in effect at the time of approval and as further limited by the operational 
standards set forth herein. At no time shall the approved "offsite alcohol sales" activity 
be conducted independently of the "grocery store" as a stand-alone "liquor store". 

b. Hours of Operation: The grocery store may be open to the general public and 
occupied by store employees 24 hours a day, seven days a week. 

c. Alcohol Sales: The sale of alcoholic beverages shall be subject to the following 
restrictions: 

(1) The grocery store shall maintain in good standing a Type 20 (Off-Sale Beer 
and Wine) or Type 21 (Off-Sale General) license issued by the California 
Department of Alcoholic Beverage Control (ABC). 

(2) The sale of alcoholic beverages shall be limited to the hours of 6:00 AM to 
12:00 AM daily. 

(3) The display and sale of alcoholic beverages shall be limited to the "Liquor 
Shop" room shown on Sheet A3.2 (Proposed Floor Plan) of the Approved 
Project Plans. 

(4) Upon recommendation of the Police Chief, the Community Development 
Director may require additional signage, locked display cabinets or shelving, 
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access controls, or similar measures to prevent unauthorized access to or sale 
of alcoholic beverages. 

(5) The sale of alcoholic beverages in individual single-serving containers shall be 
prohibited, including individual bottles or cans of beer, malt liquor, hard 
seltzers, wine coolers, flavored malt beverages, premixed cocktails, and 
similar ready-to-drink alcoholic beverages; individual containers of wine 
smaller than 750 milliliters; and bottles of distilled spirits smaller than 375 
milliliters. This restriction shall not apply to sake, soju, shochu, makgeolli, or 
other comparable specialty alcoholic beverages sold in customary 
manufacturer-sealed package sizes. Beverages otherwise subject to this 
restriction may be sold in unopened multi-unit packages containing two or 
more containers, provided that individual containers are not removed, 
separated, or sold separately from the original manufacturer packaging. 

(6) Instructional tastings of beer and wine, excluding distilled spirits, may be 
conducted at no cost to the consumer pursuant to a Type 86 (Instructional 
Tasting) license issued by the California Department of Alcoholic Beverage 
Control. All such tastings shall be conducted within the aforementioned "Liquor 
Shop" room and in accordance with applicable Department of Alcoholic 
Beverage Control requirements. 

d. Noise: Regardless of decibel level or source, no noise generated by the grocery store 
or associated activities shall unreasonably interfere with the comfortable enjoyment 
of surrounding residents and occupants. If the City receives verified complaints 
regarding such noise, the business operator shall cooperate with the Community 
Development Director to identify and implement appropriate mitigation measures, 
which may include modifications to delivery practices, loading activities, powered 
equipment, mechanical equipment, cart collection, or other operational practices. If 
such measures are insufficient to resolve the complaints, the Community 
Development Director may commence modification or revocation proceedings 
pursuant to Condition of Approval No. 10 (Modification or Revocation of Permit), 
including temporary curtailment of the approved hours of operation as provided 
therein. 

e. Deliveries: All deliveries to the grocery store shall occur only between 6:00 AM and 
11:00 PM, daily, and shall be made within the designated rear delivery area. No 
loading or unloading shall occur within the parking lot drive aisles or along the front 
of the grocery store. 

f. Takeaway Window: The takeaway service window located at the front of the grocery 
store shall operate only between 6:00 AM and 11:00 PM, daily. All food and 
beverages sold through the takeaway window shall be provided in containers or 
packaging intended for off-site consumption. The area surrounding the takeaway 
window shall be maintained in a clean and orderly condition and free of litter, food 
waste, and discarded packaging. 

g. Shopping Cart Control: The business operator shall ensure that shopping carts are 
maintained and controlled so as to prevent their removal from the premises or use for 
purposes unrelated to the grocery store. If the Police Department determines that 
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existing cart-control measures are inadequate due to off-site abandonment or misuse 
of shopping carts, the Community Development Director may require the operator to 
install and maintain a shopping cart containment or control system, such as electronic 
wheel-locking devices or perimeter-based cart containment technology. 

h. On-Site Dining: No indoor customer dining, seating, or other area intended for the 
on-site consumption of food or beverages shall be provided or maintained. However, 
outdoor dining with no more than 12 seats may be authorized by the Community 
Development Director in accordance with CMC Section 21.36.150 (Outdoor Seating). 

i. Refuse Receptacles: A minimum of two sets of refuse and recycling receptacles 
shall be provided outside the grocery store, including one near the primary entrance 
and one near the takeaway window. The receptacles shall be regularly emptied and 
maintained in a clean and sanitary condition. 

j. Outdoor Display: Outdoor display of products at the front entry of the grocery store, 
as depicted on the Approved Project Plans, shall be permitted provided that all 
displayed items are contained within outdoor display boxes constructed of treated 
wood with metal bracketing or comparable material. Outdoor displays shall be 
maintained in good order and shall not impede the accessible path of travel into or 
out of the grocery store or through the arcade. The business operator shall at all times 
maintain the outdoor display area in a clean and orderly condition and free of litter, 
debris, damaged product, and discarded packaging. 

k. Powered Equipment: The outdoor use of powered equipment, including lawn 
mowers, edgers, parking lot sweepers, blowers, wet vacuums, and similar devices, 
shall be limited to between 8:00 AM and 7:00 PM, Monday through Friday, and 
between 9:00 AM and 6:00 PM on Saturdays, Sundays, and nationally recognized 
holidays, in compliance with CMC Section 21.16.070 (Noise). 

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

m. Outdoor Cooking: Outdoor cooking, including grilling, smoking, or similar food 
preparation activities, is prohibited. 

n. Temporary Uses: Temporary activities authorized pursuant to CMC Chapter 21.45 
(Temporary Uses) may be permitted notwithstanding any provision of these 
Conditions of Approval that would otherwise prohibit or restrict such activities. 

o. Outdoor Storage: Outdoor storage of merchandise, equipment, materials, pallets, 
crates, boxes, cartons, and similar items is prohibited, except for outdoor displays 
and other activities expressly authorized by these Conditions of Approval. No 
business equipment or materials shall otherwise be stored outside the grocery store 
or within the parking lot. 

p. Mezzanine: The mezzanine shall be limited to storage accessory to the grocery store 
and shall not be used for retail sales or customer access. 
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q. Property Maintenance: All exterior areas of the property, including paved and 
sidewalk areas, shall be kept free of graffiti, trash, and debris, in compliance with 
CMC Section 21.16.110 (Site Maintenance). 

r. Parking and Driveways: All parking and driveway areas shall be maintained in 
compliance with CMC Chapter 21.28 (Parking and Loading). The Community 
Development Director may authorize designation of a limited number of short-term or 
pick-up parking spaces to support grocery store operations. 

s. Food Recovery: Prior to commencement of operations, the business operator shall 
coordinate with the Santa Clara County Food Recovery Program to establish an 
edible food recovery program in compliance with the edible food recovery 
requirements of SB 1383 (Short-Lived Climate Pollutant Reduction Strategy). 

t. Refuse Management: Refuse service shall be provided and maintained as follows: 

(1) Container Storage: Refuse and recycling receptacles shall be stored within the 
approved trash enclosure except during collection, in compliance with CMC 
Chapter 6.04 (Garbage and Rubbish Disposal). 

(2) Disposal Hours: Except for collection by the authorized waste hauler, refuse 
and recycling shall not be placed within the trash enclosure between 11:00 PM 
and 6:00 AM. 

(3) Maintenance and Stormwater Protection: The trash enclosure and surrounding 
area shall be maintained in a clean and sanitary condition in compliance with 
CMC Section 14.02.030 (Stormwater Pollution Control / Requirements). 
Refuse and recycling receptacles shall be kept closed when not in use, and 
trash handling and cleaning activities shall be conducted so as to prevent litter, 
waste, liquids, wash water, or other pollutants from entering the storm drain 
system. If the City documents repeated or ongoing violations associated with 
trash handling or disposal, the Community Development Director may require 
the property owner to install and maintain trash capture inserts in the on-site 
storm drain inlets adjacent to the trash enclosure. 

(4) Service Adjustments: If the City determines that the frequency, capacity, or 
manner of refuse and recycling collection is inadequate to prevent overflow, 
accumulation of waste, or other recurring trash-related impacts, the property 
owner shall work with the City to revise the "Trash Enclosure Plan for Apni 
Mandi CUP Application" on file with the Community Development Department 
and adjust collection service or other operational practices as necessary. 

10. Modification or Revocation of Permit: This Approval, including the 24-hour operation 
of the grocery store and sale of alcoholic beverages, shall be subject to Campbell 
Municipal Code Sections 21.68.020, 21.68.030, and 21.68.040, which authorize the 
appropriate decision-making body to modify or revoke a land use permit if it is 
determined that the use has become detrimental to the public health, safety, or 
welfare, or for violations of the land use permit or applicable City standards, codes, 
or ordinances.  
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At the discretion of the Community Development Director, if the City receives three 
(3) verifiable complaints within a one (1) year period concerning violations of the 
conditions of approval, noise, alcohol sales, public safety, or other activities 
associated with operation of the grocery store, a public hearing before the Planning 
Commission may be scheduled to consider modification of the conditions of approval 
or revocation of the Approval. The Community Development Director may commence 
such proceedings based on fewer than three (3) complaints if the Director determines 
that the nature or severity of the alleged violation warrants such action. 

Upon commencement of modification or revocation proceedings, the Community 
Development Director may temporarily curtail the approved hours of operation 
pending the Planning Commission’s consideration of the matter where such action is 
reasonably necessary to address unresolved noise impacts pursuant to Condition of 
Approval No. 9.d (Noise), or upon recommendation of the Police Chief based on 
public safety or security concerns associated with operation of the grocery store, 
including failure to adequately implement or comply with the approved Security Plan 
required by Condition of Approval No. 6 (Security Plan). 

In determining whether modification or revocation of the Approval is warranted, the 
Planning Commission may consider the following factors, among others: 

a. The number and nature of Police Department calls for service at or near the 
establishment that are reasonably attributable to operation of the grocery store; 

b. The number and nature of complaints received from residents, business owners, 
or other members of the public concerning operation of the grocery store; 

c. The number and nature of arrests or reported incidents involving alcohol, drugs, 
disturbing the peace, fighting, or other public nuisance or public safety activity 
associated with the grocery store; 

d. Complaints, violations, or enforcement actions reported by the California 
Department of Alcoholic Beverage Control, the County Department of 
Environmental Health, or other regulatory agencies; and 

e. Violations of the conditions of approval. 

The property owner shall be responsible for the actual cost of City staff time 
associated with any modification or revocation proceedings. This obligation may be 
enforced by the City as permitted by law. 

BUILDING INSPECTION DIVISION  
 
11. Permit Required: A building permit application shall be required for the proposed project. 

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

12. Conditions of Approval: The Conditions of Approval shall be stated in full on the cover 
sheet of construction plans submitted for building permit. 
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13. Automated External Defibrillator: An automated external defibrillator (AED) shall be 
provided on the premises in accordance with California Health and Safety Code Section 
19300 and shall be installed, maintained, tested, and otherwise managed in accordance 
with Health and Safety Code Section 1797.196. The AED shall be provided prior to final 
inspection of the applicable building permit. 

 
14. EV Charging Infrastructure: Where required pursuant to CALGreen Sections 301.3 and 

5.106.5.4, the project shall provide electric vehicle charging infrastructure in accordance 
with CALGreen Section 5.106.5.3 and Table 5.106.3.1. The building permit plans shall 
demonstrate compliance with the applicable requirements or, where permitted by 
CALGreen, document that installation is limited by the maximum available electrical 
service capacity. 

SANTA CLARA COUNTY FIRE DEPARTMENT 

15. Fire Apparatus Access Roadway Required: Installations shall conform to Fire 
Department Standard Details and Specifications sheet A-1 (CFC Sec. 503). 

16. Fire Lane Marking: Fire lanes shall be designated and marked as a fire lane as set forth 
in Section 22500.1 of the California Vehicle Code as shown on emergency access plan. 

17. Sprinkler System: Sprinkler modification and fire alarm modification required and shall 
be deferred submittals. 

18. Additional Requirements: Additional fire life safety requirements and T.I. to be reviewed 
at building permit. 
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To:  Site and Architectural Review Committee           Date: August 25, 2026 

From:  Daniel Fama, Senior Planner   

Via:  Rob Eastwood, Community Development Director  

Subject:  Conditional Use Permit with Site and Architectural Review  

File No.:  PLN-2025-167 ~ 1581 W Campbell Avenue 

BACKGROUND 

Project Site: The project site is the Wing Center, a three-acre shopping center located along West 

Campbell Avenue and South San Tomas Aquino Road, consisting of an approximately 37,000-

square-foot primary building and a secondary approximately 6,000-square-foot building. The center 

is anchored by an approximately 26,000-square-foot tenant space most recently occupied by the Big 

Lots discount store, which has also been seasonally occupied by Spirit Halloween. Other tenants 

within the center include Taqueria Los Pericos, Little Caesars Pizza, Sherwin-Williams Paint Store, 

and Freddie’s Liquor. 

The shopping center abuts office and retail properties to the north and a commercial daycare center 

to the west, with the Moreland West single-family residential neighborhood located farther west 

across La Pradera Drive. The center also surrounds a Chevron service station that is not part of the 

shopping center, as shown on the aerial map below. The property is designated Neighborhood 

Commercial by the General Plan Land Use Diagram and NC (Neighborhood Commercial) by the 

Zoning Map. 
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Background: On August 6, 1963, the Planning Commission approved an "S" Site Approval for 

construction of a supermarket along West Campbell Avenue, which was operated as Wing’s Market 

beginning in the mid-1960s. As shown in the 1963 plans, below, the building reflected the mid-

century modern commercial style common to the period, characterized by a distinctive sweeping 

roofline over the storefront. 

 

By 1974, the supermarket space had transitioned to Nob Hill Food, as reflected in City records from 

that year. The building continued in grocery use for more than a decade, with the Planning 

Commission approving Site and Architectural Review Permit ("S" 88-14) on October 11, 1988, for 

a remodel and minor addition. Although the project largely retained the building’s original 

architectural character, it introduced a new covered paseo along the storefront, as shown below. 

 

A more substantial transformation occurred several years later, when the Planning Commission 

approved Site and Architectural Review Permit ("S-93-01") on March 23, 1993. That approval 

allowed extensive modifications to the former grocery building to accommodate the MacFrugals 

discount store, replacing the original sweeping roofline with the more horizontal appearance that 

largely remains today, as shown below. 

 

The 1993 approval also included construction of the approximately 6,000-square-foot retail pad 

building along San Tomas Aquino Road, together with installation of the current public 

improvements along the shopping center frontage, including the expanded sidewalk, public parking 

strip, and bus duckout. MacFrugals was subsequently rebranded as Big Lots circa 2001 and 

continued operating from the anchor tenant space until its closure in 2024. 
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Proposed Project: The submitted application for a Conditional Use Permit with Site and 

Architectural Review would allow reestablishment of a grocery store use within the approximately 

26,000 square-foot anchor tenant space. The proposed grocery store, Apni Mandi Farmers Market, 

would operate 24 hours a day and include the off-site sale of alcoholic beverages. The proposal also 

includes architectural modifications to the existing building as well as construction of an 

approximately 900 square-foot mezzanine space (reference Attachment A – Project Plans).  

PROJECT DATA 

Zoning Designation:  NC (Neighborhood Commercial) 

General Plan Designation: Neighborhood Commercial   

Net Lot Area: 3 acres 

Building Area:  36,680 square-feet (main building) 

     5,820 square-feet (pad building) 

  42,500 square-feet (total building area) 

 

Tenant Area: 26,085 square-feet 

       922 square-feet  

  27,007 square-feet (total tenant area)  

Building Height: 29 feet   

Parking Supply: 165 spaces (center-wide equivalent) 

DISCUSSION 

The Site and Architectural Review Committee's (SARC) role is to review the architectural design 

and site configuration of the proposed project for compatibility with City design standards and 

guidelines and to make recommendations, as appropriate, to the Planning Commission. The 

Committee's review is therefore focused primarily on the physical design of the project, including 

the proposed building modifications, materials, architectural treatment, landscaping, circulation, and 

other site improvements. Operational aspects of the proposed grocery store, such as the requested 

24-hour operation or off-site sale of alcoholic products will be considered by the Planning 

Commission as part of its review of the project as a whole.  

 

Architectural Design: The proposed remodel is intended to update the building’s appearance to 

establish a more identifiable architectural presence for the new grocery store while generally 

retaining the existing scale and horizontal form of the shopping center. As shown in the rendering 

below, the proposed design introduces a more defined storefront composition, additional 

architectural detailing, and a new material and color palette intended to differentiate the anchor 

tenant from the adjoining commercial spaces. 
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The principal architectural modifications include: 

• Construction of a new raised architectural feature above the center of the tenant space, 

incorporating a projecting cornice, decorative corbels, and accent materials. This feature would 

replace the relatively utilitarian appearance of the existing rooftop screening associated with 

wireless telecommunications equipment with a more integrated architectural element. 

• Reconfiguration of the primary storefront to create a more prominent central façade and 

identifiable entrance area, including new column base treatment, horizontal molding, and a large 

tenant identification area. 

• Modification of the secondary architectural feature toward the western portion of the storefront 

to frame the tenant logo and entrance. 

• Installation of new stucco finishes, decorative molding, faux brick accent panels, and other 

architectural detailing. 

• Modification of the existing storefront glazing, including removal or covering of portions of the 

existing windows and installation of wall areas containing graphic displays identified on the 

plans as "still graphics." 

Overall, the proposed remodel would substantially improve the appearance of the former Big Lots 

tenant space by introducing new architectural elements that would add depth and visual interest to 

the otherwise strongly horizontal façade. In addition to modernizing the building’s appearance, these 

improvements would create a stronger focal point for the tenant space that is appropriate for a 

grocery store use. Taken together, the proposed improvements would provide a more distinctive and 

visually engaging storefront, improve the appearance of the existing shopping center, and support 

the General Plan’s objectives for high-quality design and reinvestment in established commercial 

centers under Policies LU-2.1, CD-1.3, and ED-2.4. 

Policy LU-2.1 Promote high quality, creative design and site planning that is compatible with 

surrounding development, public spaces, and natural resources. 

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

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

vibrant places. 

Policy ED-2.4:  Encourage the revitalization of existing shopping centers, business parks, industrial 

areas, and key corridors as needed in order to meet the economic development goals of 

the city. 

However, the proposal would substantially reduce the amount of transparent glazing along the 

building façade because the interior layout of the grocery store requires extensive use of perimeter 

wall space for shelving, displays, and other store functions. To avoid creating long expanses of blank 

wall, portions of the former storefront openings would instead incorporate "still graphics" that 

function as mural-like artwork. These graphics would add visual interest to the façade but, to avoid 

being classified as signage, would need to consist of generic imagery that does not incorporate 

tenant-specific branding, logos, colors, or other identifying iconography. In reviewing the proposal, 

the SARC may wish to consider whether this treatment provides sufficient visual interest or whether 

additional glazing should be retained. It should be noted that if the proposed graphic panels are not 

supported, the interior layout may need to be revised to retain the existing storefront glazing. 
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Separately, the approximately 6,000-square-foot pad building would retain its existing form and 

architectural detailing, resulting in a different architectural character and material palette from the 

remodeled primary building. While the two buildings need not be architecturally identical, some 

visual coordination would help maintain a cohesive appearance for the shopping center. Staff 

therefore recommends that, at a minimum, the pad building be repainted using colors consistent 

with the proposed primary building to better integrate the two structures while retaining the pad 

building’s existing architectural features. 

 

Site Layout/Parking: The project would not substantially modify the existing site layout or vehicle 

circulation within the shopping center, although several changes to the parking configuration are 

proposed. The center currently provides 165 parking spaces, including a series of parallel spaces 

located behind the anchor building that appear to have been introduced as part of the 1993 remodel. 

During review of the current application, it was determined that these spaces encroach into the 

required 20-foot-wide fire lane behind the building and therefore must be removed.  

 

To offset the loss of the rear parking spaces, the proposal includes restriping of the parking lot to 

create three additional parallel parking spaces adjacent to the service station and 20 motorcycle 

parking spaces along the rear of the building outside of the fire lane. Under the Zoning Code, 

motorcycle spaces may be credited toward required parking at a ratio of four motorcycle spaces to 

one standard vehicle space, up to a maximum credit of five vehicle spaces. Accordingly, the 20 

motorcycle spaces are equivalent to five vehicle spaces, resulting in a total parking supply equivalent 

to 165 vehicle spaces. 

The Zoning Code provides that when an existing structure changes to a use requiring the same or 

fewer parking spaces than the immediately preceding legally established use, the parking 

requirement remains the same as that of the previous use. Because the proposed grocery store and 

former general retail use are subject to the same parking standard, the existing parking requirement 

of 165 spaces would continue to apply.1 With the proposed restriping and motorcycle parking, the 

project would satisfy this requirement with an equivalent of 165 parking spaces. 

The proposed parking and circulation modifications are also consistent with General Plan Actions 

T-4.i and T-4.k, which call for efficient on-site vehicle circulation and adequate emergency access. 

Removal of the rear parking spaces would maintain the required Fire Department access lane, while 

the remaining restriping would preserve the existing circulation pattern and parking supply. 

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

sized driveways, sufficient queuing, and efficient circulation. 

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

 

Other Site Improvements: The project plans also identify several ancillary improvements associated 

with operation of the grocery store. A new trash enclosure has been constructed under a separate 

building permit, with the approved enclosure plans incorporated into the project plans for reference. 

Along the storefront, the plans identify designated shopping cart storage areas as well as a series of 

outdoor display boxes constructed of treated wood with metal brackets.  

 
1The proposed 922-square-foot mezzanine is not considered a separate story under CBC Section 505 and is therefore 

not included in gross floor area for purposes of calculating required parking. 
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These features would introduce additional activity and merchandise display along the pedestrian 

frontage and should be arranged and maintained so as to preserve a clear and orderly storefront 

appearance and avoid obstruction of required pedestrian access. The SARC may wish to consider 

whether the proposed location, extent, and design of the outdoor display and cart storage areas are 

compatible with the overall architectural treatment of the remodeled building. 

Signage: Signage would be reviewed under a separate sign permit reviewed by staff. However, the 

signage shown on the proposed elevations appears generally consistent with the Master Sign Plan 

approved for the shopping center in 1993, including its provisions for individual channel letters, 

logo elements, and the location and scale of building-mounted signage. Any request for larger or 

additional signage would require preparation of a new Master Sign Plan for review and approval by 

the Planning Commission. 

SUMMARY 

The proposed project would return the Wing Center’s anchor tenant space to the grocery store use 

for which it was originally developed, while providing a substantial exterior remodel of the primary 

building and generally retaining the existing site configuration and parking supply. The principal 

design considerations include the proposed reduction in storefront glazing and use of "still 

graphics," as well as how the remodeled primary building would relate to the existing pad building 

along San Tomas Aquino Road. Although substantial modifications to the pad building are not 

proposed, staff recommends that it at least be repainted using colors consistent with the primary 

building to provide a more cohesive appearance for the shopping center. The SARC should consider 

these design and site-planning issues and provide any recommendations for consideration by the 

Planning Commission. 

Attachments 

A. Project Plans 
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