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INTRODUCTION

The purpose of the San Tomas Area Neighborhood Plan is to provide a coherent framework for
development in the San Tomas Area.  This document establishes land use and transportation policies
for use in the San Tomas Area.  The Plan serves several purposes.  Most importantly it establishes
specific policies to preserve the unique character of the San Tomas Area and enhance the quality of
life for its residents.  In addition, the Plan serves as an educational resource to guide building or
remodeling in the San Tomas Area.

The San Tomas Area is a residential neighborhood equaling approximately 1-1/2 square miles  located in the
southwest portion of the City.  The area is unique in that it retains a more informal character than other parts
of Campbell, in part due to the large, often irregular lots and to the lack of standard curbs, gutters and
sidewalks along its streets.

San Tomas Neighborhood
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Since 1980, the City recognized the San Tomas Area as unique in terms of its rural character and has
maintained a policy of:

1. Maintaining the area as low-density residential
2. Encouraging larger-than-minimum lot sizes
3. Encouraging the planting of trees, shrubs, greenery and other landscaping materials in new

developments.
4. Preserving existing trees and shrubs
5. Considering alternate street improvements in appropriate areas

In 1991, the Campbell City Council authorized the San Tomas Study to review land use and transportation
policies for the San Tomas Area.  The Study responded to concerns raised by residents of the San Tomas
Area over recent projects considered out of character with the area and concerns about increasing traffic in
the neighborhood.  The San Tomas Area Neighborhood Plan is the result of the San Tomas Study.

The Plan was developed after extensive public participation.  Approximately 30 meetings were held
in the nine month period between January 1993 and September 1993.  The land use and transportation
policies contained in the Plan were developed by residents of the San Tomas Area and City
representatives through a series of neighborhood workshops.

The San Tomas Study began in January 1993 with a kick-off meeting which all residents and property
owners of the San Tomas Area were invited to attend.  At the kick-off meeting, the San Tomas Area
was divided into four neighborhoods.  Residents in each area selected seven representatives to serve
on a neighborhood work group.

Work group members represented their neighborhood in meetings with staff to develop goals and
suggested policies for their neighborhood.  Meetings were held with residents in each neighborhood
to allow them an opportunity to comment on the recommendations made by their neighborhood work
group.

The goals developed by each neighborhood work group were then forwarded to the San Tomas Study
Task Force which reconciled the various neighborhood policies and drafted the San Tomas
Neighborhood Plan.  The Task Force was comprised of the following representatives:

• Two members from each neighborhood work group
• Two members of the City Council
• Two members of the Planning Commission
• The City’s Architectural Advisor

San Tomas Area
Neighborhood Plan
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San Tomas Area
Neighborhood Plan

Upon completion of the draft plan, the San Tomas Task Force held an area-wide meeting where the plan
was presented and discussed.  Based on input from the area-wide meeting, the plan was modified and sent
to the Planning Commission and City Council for public hearings.

In addition to extensive public participation, the Plan is noteworthy because it is Campbell’s first neighborhood
plan.  The Plan recognizes the unique qualities of the San Tomas Area and serves as a blueprint for the
concrete steps to be taken to preserve  the neighborhood.  As such, the San Tomas Area Neighborhood
Plan may serve as model for other areas of the City.

In 1998, the City Council authorized a limited review of the San Tomas Plan focusing on street standards and
minor additions to existing single family homes.  Staff held several community meetings and surveyed residents
regarding the two issues.  The amendments where then scheduled for public hearings before the Planning
Commission and City Council in late 1999 and early 2000.
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LAND USE ISSUES

Goal Statement

These policies are intended to preserve the unique qualities of the San Tomas Area.  New development
and additions should respect and enhance the best aspects of the area.  The San Tomas Area will remain a
primarily low-density single family residential area.

Objectives

1. Ensure that the size of homes are in proportion to lot size.
2. New developments and additions to existing homes should be integrated with homes in the

surrounding area.
3. Ensure that projects in planned developments zones are compatible with the surrounding

area.
4. Use landscaping to enhance the rural characteristics of the area.
5. Establish criteria to determine larger than minimum lot size.

Land Use Policies

A. Relationship to Municipal Code
Development standards stated in Title 21 of the Campbell Municipal Code that are not specified in 
this section shall remain applicable.  In the case of conflict between the San Tomas Neighborhood 
Plan and Title 21 of the Campbell Municipal Code, the standards contained herein shall prevail.

B. Setbacks

1. Front Yard Setbacks

The minimum front yard setback shall be shown on Page 5.

Exceptions:

a. The entrance to a garage or carport shall be no closer than 25’ to any public right-
of-way.

b. A minimum street side yard setback of 12’ shall be provided on corner lots.

San Tomas Area
Neighborhood Plan

A-1. Two-Unit Housing Developments and Urban Lot Splits

Two-Unit Housing Developments and Urban Lot Splits shall be permitted in accordance with 
Chapter 21.25 and Chapter 20.14 of the Campbell Municipal Code, respectively, which shall 
prevail over any provision to the contrary contained within the San Tomas Neighborhood Plan.
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Zoning District Setback

R-1-6   20’
R-1-8   20’
R-1-9   20’
R-1-10   25’
R-1-16   25’

2. Side Yard Setbacks

Zoning District Setback

R-1-6 The greater of five feet, or one-half the height of the
building wall adjacent to the property line.

R-1-8,9,10,16 a. At least one side yard shall be the greater
of 10’ or sixty percent of the height of the
building wall adjacent to the property line.

b. The other side yard shall be the greater of
eight feet or sixty percent of the height of
the building wall adjacent to the property
line.

c. The side yard setbacks for legally created
lots with a lot width less than 60’ shall  be
the greater of five five or one-half the height
of the building wall adjacent to the property
line.



Page -6-

San Tomas Area
Neighborhood Plan

3. Rear Yard Setbacks

Zoning District Setback

R-1-6 a. 20’
b. 10’  where the useable rear yard area = 20

x Lot width.  (For the purposes of this
section, the useable rear yard area shall be
defined as that area bounded by the rear
building lines extended to the side lot lines
and rear property line.)

R-1-8 20’
R-1-9 25’
R-1-10 25’
R-1-16 25’

C. Building Coverage/Floor Area Ratio (FAR)

The maximum building coverage and FAR for a residential building with all its accessory buildings
including private garages and carports shall be as shown below.   The floor area contained within a
basement with a ceiling height less than 2- feet above existing natural grade, is exempt from the FAR
requirement.
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Building  coverage and FAR calculations shall be of the net lot area, excluding private streets,
common areas or the stem of flag lots:

Zoning  Building  Floor
District Coverage Area

Ratio
R-1-6 40% .45
R-1-8 35% .45
R-1-9 35% .45
R-1-10 35% .45
R-1-16 35% .45

Additions in excess of .45 FAR maybe added
to existing single family homes when the fol-
lowing criteria are met:
1. The total  building area does not exceed a

.50 FAR
2. The home has been finaled for occupancy

for at least one year
3. The property owner applies for site and architectural approval
4. The Planning Commission provides notice in accordance with the Municipal Code
5. The Planning Commission makes the following findings and approves the addition:

a.  the addition is a simple extension along existing building lines
b.  it complies with the STANP design guidelines
c. it is compatible with the architecture of the existing home and the adjacent neighborhood

6. The lot area is less than 8,000 square feet.
7. A property with a net lot area of 8,000 to 8,999 square feet may add to an existing home,

as long as the sum of all floor area of the home does not exceed 4,000 square feet regardless
of the FAR.

D. Exceptions for Legal Non-Conforming Lots

1. The property owner of a legally created lot that does not meet the minimum lot size
requirement for the district in which it is located (e.g. a 6,000 square foot lot located
in an R-1-10 zoning district) is permitted an exception, as provided below, to the side
and rear setbacks and lot coverage requirements.

2. The side and rear setbacks and lot coverage requirements for legal nonconforming
lots shall be based on the standards of the zoning district in which the lot would be
conforming (e.g. the setback and lot coverage requirement for a 6,000 square foot lot
in an R-1-10 zoning district would be based on the standards for the R-1-6 zoning
district.)
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E. Extension Along Existing Building Lines

Additions to legally existing structures may be extended along the first floor of existing building lines
even when the existing first floor setbacks do not meet the setback requirements for the San Tomas
Area.

1. Extensions only apply to first story additions that are not detrimental to the public health,
safety or general welfare of persons residing or working in the neighborhood  (e.g. an addition
in the front yard area along an existing building wall may not be placed in a manner that
impairs pedestrian or vehicular safety.)

2. The extension may maintain existing setbacks but shall not further encroach into any required
setback area.

3. All second story additions must comply with the standards for the San Tomas Area.

Page -8-

F. Maximum Building Height

The maximum height of a building shall be 28 and shall not exceed 2-1/2 stories measured from
the adjacent natural grade.
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G. Minimum Lot Width

1. The minimum width of all newly created parcels, except parcels on cul-de-sac bulbs, shall
be as follows:

Zoning District Minimum Lot Width

R-1-6 60’
R-1-8 70’
R-1-9 70’
R-1-10 80’
R-1-16 80’

2. The minimum lot width for all newly created parcels on the bulb of a cul-de-sac shall  be 60
feet.

H. Front Yard Paving

A minimum of 50% of the required front yard setback area must remain unpaved.  Increases in the
amount of allowable paving may be approved by the Community Development Director  if  necessary
to provide safe ingress and egress from the site.

I. Accessory Buildings

Accessory buildings and detached private garages and
carports, not exceeding one story nor 14 feet in height
may be allowed as follows:

1. Setbacks for accessory buildings, including private
garagesand carports shall be five feet for buildings
with a wall height of eight feet or less.  The height
may be increased by one foot for each additional
1-1/2 feet of setback up to a minimum of 14’, as
described in the table below.

Wall Height Setback
   8’ to 9’  5.0’
   9’ to 10’  6.5’
 10’ to 11’    8.0’
 11’ to 12’    9.5’
 12’ to 13’  11.0’
 13’ to 14’  12.5’
 14’  14.0’
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2. Other than the standards specified in this Section, accessory buildings shall be developed in
accordance with the requirements specified in Section 21.08.020.D of theCampbell Municipal
Code.

J. Landscaping

1. All new developments shall be required to provide a minimum of one tree per 2,000 square
feet of net lot area.  Existing trees within the net lot area shall be included in the total.  All new
trees shall be planted within the net lot area.

2. All new development shall comply with the Water Efficient Landscape Guidelines, as adopted
by the City Council, for retention of existing plant materials.

K. Site and Architectural Review

1. Construction of a building or structure on an undeveloped lot in an R-1-8, R-1-9, R-1-10
and R-1-16 Zoning District shall be permitted only after the project receives site and
architectural approval by the Planning Commission.  The requirements for site and architectural
approval are set forth in Chapter 21.42 of the Campbell Municipal Code.

2. Construction of a building or structure on an undeveloped lot in an R-1-6 Zoning District
and additions to existing structures in all single family residential zoning districts shall be
permitted only after the project receives site and architectural approval by the Community
Development Director, except additions to single family homes that exceed .45 FAR.  Additions
to single family homes in excess of a .45 FAR but are less than a .50 FAR require Site and
Architectural approval by the Planning Commission.

3. All applications for new development shall include photographs of the subject site and
properties on both sides of the street.

4. The following design criteria shall be used by applicants, City staff, the Planning Commission

and the City Council to evaluate proposed new developments and additions to existing

developments in the San Tomas Area.

Intent

The San Tomas Area has a distinct character from the rest of Campbell.  The criteria contained

in this section have been developed to protect and reinforce the desirable characteristics of

I-a. Accessory Dwelling Units

Accessory dwelling units shall be permitted in accordance with Chapter 21.23 of 
the  Campbell Municipal Code, which shall prevail over any provision to the 
contrary contained within the San Tomas Neighborhood Plan.



this area.  The criteria are intended to provide guidance to applicants and consistency in design
review.

The criteria apply basic design principles which are general in nature and reflect the major
concerns of neighborhood compatibility and site planning, including the relationship of a home
to its neighbors.  In an existing neighborhood, such as the San Tomas Area, new development
and additions to existing homes should have their own design integrity while incorporating
some design elements and materials found in the neighborhood.  These criteria are not in-
tended to prescribe a specific style or design.

Compatibility

1. New homes and additions to existing homes should incorporate representative archi-
tectural features of homes in the San Tomas Area such as, shape, form, roof pitch, and
materials.  Architectural design features historically found in the San Tomas Area are
described below.  New projects should avoid abrupt changes that result from intro-
ducing radically different designs or sizes of structures.

Some projects have utilized design features that are not commonly found in the area
and are out of scale with surrounding homes.  Special care must be used when intro-
ducing design features not commonly found in the area to ensure they are architectur-
ally compatible with the surrounding neighborhood.

Architectural features historically found in the San Tomas Area include the following:
• Simple rectangular shaped forms
• Simple rooflines: gabled or hipped
• Shallow window fenestration
• Visually light roof materials (composition, shingles)
• Wood siding or stucco exteriors
• One or two car garages (detached and attached)

Features not commonly found in the area include:
• Complex shapes
• Complex rooflines
• Tall two story entry ways or heavy columns
• Complex window fenestration
• Stucco with heavy moldings

San Tomas Area
Neighborhood Plan
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2. Use exterior materials compatible with homes in the San Tomas Area.

3. New homes and additions to existing homes should not be “walled-off” from
adjacent homes as viewed from the street.

4. Front yard landscape similar to the adjacent home is encouraged.

Scale & Mass

Building scale refers to the proportional relationship of a structure in relation to objects
next to it, such as other buildings or people.  Building mass is the size of a structure.

1. The perceived scale and mass of new homes should be compatible with homes in
the surrounding area.  Minimize the use of design features that accentuates the size
of new houses so that they do not appear significantly larger than the adjacent homes.
This can be accomplished by minimizing the use of two story vertical deisgn elements
such as turrets and two story entry ways,  where possible, use one and a half story
designs with dormers or partial two story designs.

Not Desirable

Desirable
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2 The perceived scale and mass of a proposed addition to an existing home should  be
of a similar shape and form as those in the original house.  The perceived scale and
mass should also be compatible with homes in the surrounding area.

3. Architectural elements within the design of new homes and additions to existing
homes should be in proportion to the overall home design.

Surface Articulation (Changes within wall and roof planes)

1. The amount of wall and roof plane articulation should be similar to adjacent homes.
Most of the homes in the area have simple geometric shapes and forms.  The homes
are usually comprised either of one or more rectangular shapes with gable or hipped
roofs or with intersecting pitched roofs.

2. Design of homes should avoid long unarticulated wall and roof planes especially, on
two story elevations.

a. Changes within the wall and roof planes can be accomplished when one of
the forms is setback several feet or when a gable end fronts the street, and
through the use of porches that run across the front of the house.

b. Changes within the wall and roof planes can also be accomplished through
the textural use of materials.  This is seen in the use of horizontalwood lap
siding, wood trip around windows and doors and shingle textures on the
roofs.
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Building Orientation

1. New homes and additions to existing homes should be located on the lot in a
similar manner as adjacent homes within the current setback requirements.

2. Garages should not dominate the front facade.  To limit the prominence of
garages, projects shall incorporate at lease one of the measures below.  This
section shall apply to new garages and additions to existing garages.

a. Garages placed in front of the house should not exceed 50% of the
linear front elevation with the remainder of the elevation devoted to
living area or porch.

b. Garages exceeding 50% of the linear front elevation shall either:
(1) Recess the garage from the front wall of the house a  minimum

of five feet.
(2) Provide an entry porch or trellis extending the front of the

face of the garage.
c. Orient the entry to the garage away fron the street.
d. Other similar features as approved by the Community Development

Director.

Exterior Design Variation

1. Exterior elevations should be significantly varied with a project.  To accomplish
this:
a. No two idential elevations should be adjacent to one another nor

directly across the street from one another, including mirror image
elevations.

b. No more than 25% of the homes on a block should have the same
elevation.
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2. Significant varied exterior elevations means substantial changes in the shape, mass,
roofline, front entry treatment, window usage and materials that can be seen in the
designs.

Grading

Most of the homes in the San Tomas Area have pad heights close to natural grade.  To avoid
accentuating the height of buildings and to ensure the privacy of existing adjacent homes,
grading should be limited to the minimum amount necessary to provide adequate drainage.

Privacy Impacts

1. Most privacy impacts are due to the number, placement and size of second floor
windows.  To minimize adverse impacts on neighboring properties, carefully place
windows (by studying sightlines) to avoid privacy impacts on neighboring backyards.
Methods to accomplish this include, but are not limited to, the following:

a. Use smaller windows to help minimize the perception of privacy invasion.
b. Place sills up as high as possible in conformance with building codes.

2. If large windows are desired, plant non-deciduous trees in the sightline corridor
to obscure views.
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3. Second floor decks oriented toward the side and rear yards can be a source of  privacy
 invasion to the backyards of adjacent homes.  To avoid this:
a. Minimize the size of decks.
b. Use a solid wall instead of an open railing (especially towards the sideyards).

Integration of Additions with the Existing Home

1. Exterior materials of a proposed addition should match the existing home, unless the
entire exterior is being replaced to match the new addition.

2. Integrate second story additions into the overall design of the house in order to avoid
a “tacked on” appearance.

3. The design of the addition should be consistent with the original home.  This means
that materials and architectural elements are used in a consistent manner.  The design
of the home should also be visually compatible with the adjacent design.

4. The rooflines of the addition including roof slope should be consistent with the existing
house, unless a steeper slope is needed to accommodate a one and a half story design.

5. New windows should either match the style, material and color of the original windows
or the original windows should be replaced to match the ones used on the addition.

6. New window treatments should also be in keeping with the styles found in the adjacent
homes.

L. General Plan/Zoning Amendments

The criteria below should be applied to amendments to change the General Plan and/or the Zoning
Designation of parcel(s) in the San Tomas Area.

1. The proposed general plan and/or zoning designation should be at least equal to the predominate
general plan and/or zoning designation of parcels contiguous to, or directly across a public
right-of-way from the subject site.
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2. Notwithstanding the above, existing parcels that are designated for single family residential
develoment which are contiguous to other parcels designated for single family residential must
remain designated for single family residential.

3. With the exception of parcels directly abutting Winchester Boulevard, no General Plan
Amendment in the San Tomas Area should exceed the low-medium density classification of 6-
13 units per acre.

4. In situations where no general plan and/or zoning designation is predominant, the Planning
Commission and City Council shall determine the appropriate general plan and/or zoning
designation based upon land use factors specific to the subject site.  The factors to be considered
include, but are not limited to, the following:

• Compatibility with adjoining land uses
• Privacy Impacts
• Traffic
• Noise

5. Notice of a public hearing for a General Plan and/or Zoning Amendment shall be as  specified
in Chapter 21.78 of the Campbell Municipal Code.  In addition, a notice containing the time,
place and general purpose of the hearing shall be placed at the project site at least 10 days
prior to the meeting.

M. Planned Development Zones

The standards below shall apply to Planned Development (PD) projects in the San Tomas Area:

Low Density Residential Projects (less than six units per acre)

1. Low density residential projects in PD zones shall conform with the standards for single family
development contained with this document and the Campbell Municipal Code, except that
private local access streets shall be permitted when there is a home owner’s association
established to maintain them.

2. In addition to the parking requirements for single family homes specified in Section 21.50.50
of Campbell Municipal Code, low density residential PD projects shall provide shared guest
parking totaling two spaces per unit.  Spaces located in the driveways of the units shall not be
included as guest parking.
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3. The minimum lot size for low density residential projects in PD zones shall be at least equal to
the predominant minimum lot size requirement of parcels contiguous to, or directly across a
public right-of-way from the subject site.

a. In situations where no minimum lot size requirement is predominant, the Planning
Commission and City Council shall determine the appropriate minimum lot size based
upon land use factors specific to the subject site.

b. The minimum lot size shall not include the private local access street, common areas or
open space areas.

c. Common areas and open space areas are exempt from the minimum lot size
requirements.

Low-Medium Density Projects (6-13 units per acre)

1. Low-Medium density developments in PD zones shall be compatible with the existing
neighborhood. To integrate new projects with the neighborhood, low-medium density
developments should conform to the following criteria:

a. To the extent possible, the public street elevation of any unit or building group shall
foster the appearance of single family residential design.  The width of the individual
units should be expressed architecturally on the exterior elevation.

b. Building design shall contain traditional single family architectural elements. These
elements may include, but are not limited to, defined entries, porches, projecting eaves
and overhangs.  The intent of this criteria is to provide a single-family residential scale
and help reduce building mass.

c. The entry way of units adjacent to a public street shall be oriented to the public street
and should not be walled-off or inward oriented.  The backs of units and privacy
fences should not face public streets.

d. The appearance of attached garages shall be minimized by incorporating the measures
listed below, or other similar measures as approved by the Community Development
Director:

(1) Limit garage doors to no more than 50% of the linear front elevation of a unit
or building group, with the remainder of the elevation devoted to living area or
porch.

(2) Garages which exceed 50% of the front elevation shall either:
• Provide an entry porch with a porch roof or trellis extending in front of

the face of the garage.
• Recess the garage from the front wall of the house a minimum of five

feet.



Page -19-

San Tomas Area
Neighborhood Plan

2. The maximum height for a low-medium density development shall be 28 feet and not exceed
2-1/2 stories.

3. Buildings shall be setback 15’ from the property line of adjacent parcels and the public right-
of-way, except that garages or carports shall be 25’ from any public right-of-way.
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TRANSPORTATION ISSUES

Goal Statement

The City should manage and develop the transportation system in the area to retain the rural character while
providing for adequate traffic, pedestrian and bicycle circulation and safety.  For local streets it is undesirable
to introduce urban street standards in those neighborhoods that have remained rural.

Objectives

1. Maintain the rural appearance of the local streets in the San Tomas Area.
2. Take the minimum amount of right-of-way and provide only the minimum street widths necessary to

maintain appropriate traffic function and safety.
3. Match the actual use of streets with their functional classification and also provide for a more uniform

physical appearance along all streets.
4. Traffic through the area should be discouraged and routed via Winchester Boulevard, Pollard Road,

Quito Road and Campbell Avenue.

Transportation Policies

A. Truck Routes

Truck routes in the San Tomas Area should be restricted to arterial routes and only those collectors
where the predominant abutting land uses are commercial and industrial.  This  means that only Pollard
Road and Winchester Boulevard are truck routes within the San Tomas Area and the Campbell Municipal
Code should be changed accordingly.

B. Street Design Standard Implementation Policies

1. New Streets

All newly created streets shall be designed and built according to the San Tomas Public
Improvement Plan and the corresponding City Standard details.    New streets shall be improved
with rolled curbs for improved drainage.
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2. Existing Streets

Existing streets are required to be improved consistent with the San Tomas Street Improvement
Plan (attached).

a. Any proposed new development located on those streets identified for street
improvements would be required to dedicate right-of-way to the predominant
dimension and construct the street to the predominant street width,
install curb, gutters, sidewalks and street lights, as necessary.

3. Deferred Improvement Agreements

Deferred improvement agreements may be taken in lieu of installation of street improvements
in the San Tomas Area, as determined by the City Engineer.

4. Removal of Existing Improvements

Property owners may apply for an encroachment permit to remove existing improvements that
are not required under the San Tomas Street Improvement Plan.  The property owner shall
remove these improvements at their cost.

5. Return of Excess Right-of-Way

Property owners may request that any right-of-way no longer necessary under this policy be
reverted to the property owner.  The City’s current procedures for vacation of excess right-of-
way will apply.

6. Existing Deferred Street Improvement Agreements

Previous  practice has created a number of secured improvement agreements for properties
which under the current San Tomas Policy will no longer be required.  A notice of fulfillment of
the agreement will be recorded and the securities returned.

7. Exceptions

All exceptions to the policies contained in this document shall be subject to review and approval
by the City Council.



Appendix A
San Tomas Public Improvement Plan













Appendix B
Streets Listed by Type of Improvements










