
 
 

Planning Commission 
REGULAR MEETING AGENDA 

Tuesday, February 10, 2026 | 7:00 PM 
   City Hall Council Chamber – 70 N. First Street 

   

 

 CALL TO ORDER / ROLL CALL 

This Planning Commission meeting will be conducted in person and virtually via video 
teleconferencing (Zoom) in compliance with the provisions of the Brown Act. A quorum of the 
Planning Commission will be in attendance at the city of Campbell City Hall. Members of the 
public may attend this meeting in person at Campbell City Hall or virtually via Zoom at 
https://campbellca.gov/PCSignup. The meeting will also be live streamed on Channel 26, the 
City's website, and on YouTube at https://www.youtube.com/@CityofCampbell. 

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

APPROVAL OF MINUTES 

1. Approval of Minutes of December 9, 2025 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of December 9, 2025. 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

ORAL COMMUNICATIONS 

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

https://campbellca.gov/PCSignup
https://www.youtube.com/@CityofCampbell
mailto:planning@campbellca.gov?subject=FOR%20PUBLIC%20COMMENT%20ITEM%20NO.%20


Planning Commission Agenda for February 10, 2026                                                                  Pg. 2  

   

 

PUBLIC HEARING 

2. 600 E. Campbell Avenue – Minor Housing Development Project Permit and Vesting 
Tentative Subdivision Map (Resolution/Roll Call Vote) 

Public Hearing to consider the application of Cresleigh Homes to allow construction of a 
90-unit housing development project consisting of a six-story mixed-use condominium 
building, approximately 5,000 square feet of ground-floor retail space, and two levels of 
podium parking, with the option to increase the number of condominium units to a 
maximum of 120 units through the exercise of a local density bonus program, on property 
located at 600 E. Campbell Avenue. The applications under consideration include a Minor 
Housing Development Project Permit with the use of State Density Bonus Law (DBL) 
waivers from the Campbell Municipal Code and the Multi-Family Development and 
Design Standards (MFDDS), and a Vesting Tentative Subdivision Map to allow the creation 
of up to 120 residential condominiums and one commercial condominium, submitted 
pursuant to a Housing Crisis Act (HCA) preliminary application filed in compliance with 
Government Code Section 65941.1. File No.: PLN-2025-3. Staff recommends that this item 
be deemed categorically exempt from CEQA. Planning Commission action is final unless 
appealed in writing to the City Clerk within 10 calendar days. Project Planner: Daniel 
Fama, Senior Planner. 
 
Recommended Action: Adopt a Resolution, approving a Minor Housing Development 
Project Permit and a Vesting Tentative Subdivision Map. 
 

NEW BUSINESS 

3.       Planning Commissioner / Subcommittee Reports 

4.       Report of the Community Development Director 

ADJOURNMENT 

Adjourn to the Planning Commission meeting of February 24, 2026, at 7:00 PM, in the City Hall 
Council Chambers, 70 North First Street, Campbell, California and via telecommunication 
 
 

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

 

mailto:ClerksOffice@campbellca.gov
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PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Tuesday, December 9, 2025 I 7:00pm 
City Hall Council Chamber  

 

 
CALL TO ORDER 
 
The Regular Planning Commission meeting of December 9, 2025, was called to order at 7:00 pm by 
Chair Kamkar, and the following proceedings were followed   

ROLL CALL 
 

  
   
 
 
 
 
 
 
 

Staff Present: 
Victoria Thompson, City Attorney’s Office 
Rob Eastwood, Director 
Daniel Fama, Senior Planner 
Stephen Rose, Senior Planner 
Randy Sweet, Code Enforcement Officer 
Roger Storz, Senior Civil Engineer 

COMMUNICATIONS 

None. 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

None.  

ORAL COMMUNICATIONS 

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

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

APPROVAL OF MINUTES 

1. Approval of Minutes of November 25, 2025 (Roll Call Vote) 

Recommended Action: That the Planning Commission approve the regular meeting 
minutes of November 25, 2025. 

 

Motion: Upon motion by Commissioner Zisser, seconded by Commissioner 
Buchbinder, the Planning Commission motioned to approve the regular 
meeting minutes of November 25, 2025, by the following roll call 

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

 

COMMUNICATIONS 

AGENDA MODIFICATIONS OR POSTPONEMENTS 

ORAL COMMUNICATIONS 

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

PUBLIC HEARING 

2. 276 E Campbell Avenue – Conditional Use Permit Modification (Resolution/Roll Call 
Vote) 

Public Hearing to consider the application of Imwalle Properties, Inc., to allow live 
entertainment, limited to disc jockey (DJ) performances and live musicians, ending at 11:00 
PM, daily, conducted in association with a new restaurant and bar (dba Elia Greek 
Restaurant), on property located at 276 E Campbell Avenue. The application under 
consideration is a Modification to a previously approved Conditional Use Permit. File No.: PLN-
2025-150. 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. 
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Recommended Action: Adopt a Resolution approving a Modification to a previously 
approved Conditional Use Permit. 
 
Senior Planner Daniel Fama presented presentation to consider the application of Imwalle 
Properties, Inc., to allow live entertainment, limited to disc jockey (DJ) performances and 
live musicians, ending at 11:00 PM, daily, conducted in association with a new restaurant 
and bar (dba Elia Greek Restaurant), on property located at 276 E Campbell Avenue. 
 
Commissioners received clarification about how entertainment is defined, whether 
karaoke is a possibility, and whether security staff is required. Asked questions about  
entertainment definition, possibility of karaoke being allowed, whether Security staff are 
required.  
 
John Razumich, current owner of the property, spoke and expressed his content with 
finding a good niche operator for the space. Expressed support for application.  
 
Elia owner spoke and stated that the music played would  provide an elevated experience 
for diners.  
 
General Manager of Elia in Walnut Creek spoke and stated the proposed restaurant would 
offer an elevated Greek dining experience. Does not foresee any issues with the behavior 
of patrons and customers.  
 
Commissioners expressed support of application. Motion was amended to allow live 
entertainment until midnight.   
 

Motion: Upon motion by Commissioner Fields, seconded by Commissioner 
Aquilina, the Planning Commission motioned to approve a modification 
(PLN-2025-150) to a previously approved conditional use permit (PLN2012-
196) to allow live entertainment, limited to disc jockey (DJ) performances 
ending at 12:00 AM, daily, conducted in association with an existing 
pedestrian-oriented activity (operating as a standard restaurant) with 
onsite alcohol sales, outdoor seating, and late night activities (12:00am 
closing time), on property located at 276 E Campbell Avenue. File No.: PLN-
2025-150., by the following roll call: 

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

 
 

3. 700 W. Hamilton Avenue – Major Housing Development Project Permit and Vesting 
Tentative Subdivision Map (Resolution/Roll Call Vote) 
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Public Hearing to consider the application of City Ventures to allow construction of a 173-
unit housing development project at 700 W. Hamilton Avenue. The project includes 89 
townhome-style condominium units across eight (8) four-story buildings and 84 podium-
style condominium units housed within a single five-story building along with the removal 
and replacement of existing site and landscaping improvements; subdivision of the 
property including establishment of public and/or private easements and necessary public 
right-of-way dedications; and preparation of a final phasing plan for the entire project site. 
The application under consideration includes a Major Housing Development Project Permit 
utilizing State Density Bonus Law (SDBL) to modify development standards and 
requirements of the City’s Inclusionary Housing Ordinance, and a Vesting Tentative 
Subdivision Map, submitted under a Housing Crisis Act (HCA) preliminary application filed 
in compliance with Government Code Section 65941.1. File No.: PLN-2024-189. Staff is 
recommending that this item be deemed Categorically Exempt from CEQA. Planning 
Commission action on this item shall be forwarded as a recommendation to the City Council for 
its tentative hearing on January 20, 2026. Project Planner: Stephen Rose, Senior Planner. 

Recommended Action: Adopt a Resolution, recommending approval of a Major Housing 
Development Project Permit and a Vesting Tentative Subdivision Map. 
 
Senior Planner presented presentation to consider the application of City Ventures to 
allow construction of a 173-unit housing development project at 700 W. Hamilton 
Avenue. 
 
Commissioners received clarification regarding fire department access, phasing of project, 
site circulation, and  requirement to establish a Homeowners Association (HOA).  
 
Vice President of City Ventures presented and stated that they wanted to produce 
projects that would actually be built.  
 
Roger Storz, Senior Civil Engineer, providing clarification to the Planning Commission 
regarding Public Works resurfacing projects and stated that they are looking to 
incorporate as many bicycle elements as possible.  
 
A member of the public spoke and shared comments regarding parking on project site.  
 
Commissioners expressed support of application and  commented favorably on its 
proximity to public transportation. 
 

Motion: Upon motion by Commissioner Zisser, seconded by Commissioner 
Majewski, the Planning Commission motioned to approve a Major Housing 
Development utilizing state density bonus law (SDBL) to modify 
development standards and requirement of the city’s inclusionary housing 
ordinance to allow construction of a 174-unit housing development  
project, consisting of 89  townhome-style condominium units across eight 
(8) four-story buildings and 84 podium-style condominium units housed 



Campbell Planning Commission      Page 5 of 7 
Meeting Minutes – December 9, 2025          
 

within a single five-story building along with the removal and replacement 
of  existing site and landscaping improvements ; and a tentative vesting 
subdivision map to subdivide the property , establish pubic and/or private 
easements, and provide for necessary public right-of-way dedications, and 
prepare a final phasing plan for the entire project site on property located 
at 700  W. Hamilton Avenue. File No.: PLN-2024-189, by the following roll 
call vote: 

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

 

4. 480 E. Hamilton Avenue – Review of Home Depot Operations (Minute Action/Roll Call 
Vote) 

Public Hearing to provide a review of the operations of an existing Hardware Store and 
Garden Center (d.b.a. Home Depot) located at 480 E. Hamilton Avenue. File No.: PLN-2023-
52. This item is not a “project” under CEQA (Guidelines § 15378). Project Planner: Stephen 
Rose, Senior Planner. 
 
Recommended Action: Staff recommend the Planning Commission:  

1. Receive a status report on the operations of an existing Hardware Store and Garden 
Center (d.b.a. Home Depot) located at 480 E. Hamilton Avenue; and  

2. Consider whether any violations to the Conditions of Approval, or changes in 
circumstances under which the permit was granted, warrant a recommendation to the 
City Council to revoke or modify the previously approved permit.  

Senior Planner Stephen Rose presented presentation to provide a review of the operations 
of an existing Hardware Store and Garden Center (d.b.a. Home Depot) located at 480 E. 
Hamilton Avenue. 

Commissioners received status report of actions taken by the operator to address health 
and safety concerns at Home Depot. Staff informed Commissioners that significant progress 
was made by there is still work to be done.  

Some Commission members suggested a revocation hearing, while others proposed issuing 
fines for violations to encourage compliance.  

 

Matt Shepherd, member of the community, spoke and shared issues about what is being 
installed.  

 

Scott Rees, member of the community, stated the operator has not done what they said 
they were going to do in 6-months.  
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Maryanne Yoshikawa, member of the community, spoke and stated that the operator 
needs to be held accountable if they did not meet conditions of the approval.   

 

Randy Sweet, Code Enforcement Officer, stated that the contracted Code Enforcement 
consultant conducts spontaneous inspections during different times and days.  

 

Home Depot store manager spoke and stated that they clean the parking lot, contact the 
police to remove fruit vendors and laborers, when possible but Police has told Home Depot  
manager and staff that they can’t do anything about day laborers on site but can ask fruit 
vendors to leave premises.  

 

Cassandra Permenter, consultant assigned to the permit and application, spoke and stated 
that they are doing their best to address health and safety concerns.  

Adjourned and directed staff to return in six-months.  

NEW BUSINESS 

5. 2026 PC Meeting Schedule (Voice Vote) 

The Commission will review and approve the proposed 2026 meeting schedule. 

➢ Staff Memorandum  
 

Motion: Planning Commission motioned to approve the proposed 2026 meeting 
schedule through a unanimous vote.  

 
6. Election of 2026 Chair and Vice Chair (Voice Vote) 

The Commission will elect the Chair and Vice Chair for 2026. 

Motion: Planning Commission motioned to approve nomination of Davis Fields as 
2026 Chair of Planning Commission and Gary Aquilina as 2026 Vice Chair 
through a unanimous vote.  

 
7. Appointment of SARC members (Appointment by the incoming Chair) 

The 2025 Chairperson will appoint the SARC members for 2026. 

Motion: Incoming Chair Davis Fields appointed Commissioner Gary Aquilina as 
SARC Chair and Commissioner Phil Alne as second Chair to SARC.  

  

8.       Planning Commissioner / Subcommittee Reports 

 Terminated subcommittee on land use 
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9.       Report of the Community Development Director 

 Commissioner Zisser requested that department staff provide a presentation 
regarding Park fees to the Planning Commission.  

ADJOURNMENT 

Adjourned Planning Commission at 10:15pm to the Planning Commission meeting of January 13, 
2025, at 7:00 PM, in the City Hall Council Chambers, 70 North First Street, Campbell, California and 
via telecommunication 
 

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

 
 
PREPARED BY: _______________________________ 
  Ken Ramirez, Administrative Analyst 
 
 
APPROVED:  ______________________________  
                           Matt Kamkar, Chair 

 
 
ATTEST:  ________________________________ 

      Rob Eastwood, Secretary 

mailto:ClerksOffice@campbellca.gov


ITEM NO. 2 

       

 

CITY OF CAMPBELL ∙ PLANNING COMMISSION 

Staff Report ∙ February 10, 2026 

 

 

PLN-2025-3 

 

Cresleigh Homes 

Public Hearing to consider the application of Cresleigh Homes to allow 

construction of a 90-unit housing development project consisting of a six-

story mixed-use condominium building, approximately 5,000 square feet of 

ground-floor retail space, and two levels of podium parking, with the option 

to increase the number of housing units to a maximum of 120 units through 

the exercise of a local density bonus program, on property located at 600 E. 

Campbell Avenue. The applications under consideration include a Minor 

Housing Development Project Permit with the use of State Density Bonus 

Law (DBL) waivers from the Campbell Municipal Code and the Multi-

Family Development and Design Standards (MFDDS), and a Vesting 

Tentative Subdivision Map to allow the creation of up to 120 residential 

condominiums and one commercial condominium, submitted pursuant to a 

Housing Crisis Act (HCA) preliminary application filed in compliance with 

Government Code Section 65941.1. File No.: PLN-2025-3.  

 

 

STAFF RECOMMENDATION 

That the Planning Commission take the following action: 

1.  Adopt a Resolution (reference Attachment A), approving a Minor Housing Development Project 

Permit and Vesting Tentative Subdivision Map to allow construction of a 90-unit housing 

development project consisting of a six-story mixed-use condominium building, approximately 

5,000 square feet of ground-floor retail space, and two levels of podium parking, with the option to 

increase the number of housing units to a maximum of 120 units through the exercise of State and 

local Density Bonus Law provisions. 

ENVIRONMENTAL (CEQA) DETERMINATION  

Staff recommends that the Planning Commission accept a determination that the project is exempt 

from the California Environmental Quality Act (CEQA) under Section 15332, Class 32 (Infill 

Development), as substantiated by an analysis memorandum prepared by Ascent Environmental, an 

independent consultant firm retained by the City. This category applies to projects characterized as 

infill development within urbanized areas that are consistent with the applicable general plan 

designation and zoning regulations, occur on sites less than five acres in size, are surrounded by urban 

uses, and would not result in significant effects related to traffic, noise, air quality, or water quality.  

 

PROJECT DATA 

Zoning Designation:  Condominium Planned Development (C-PD) 

General Plan Designation: Central Business Mixed-Use (26–33 units per acre) and 

Commercial Corridor Mixed-Use (45–60 units per acre). 

Form-Based Zone: T4MS (T4 Main Street) 

Gross Lot Area: 0.998 acres 

https://www.campbellca.gov/Archive.aspx?ADID=3403
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DISCUSSION  

Project Site: The project site consists of an approximately one-acre parcel located along East Campbell 

Avenue, between Dillon and Gilman Avenues, as shown on the aerial map below. The site is currently 

vacant and secured with construction fencing. It is bordered by the pending Robson Homes 

development to the east and an industrial property to the south. The property is zoned Condominium 

Planned Development (C-PD) and has split General Plan land use designations. The portion fronting 

East Campbell Avenue is designated Central Business Mixed-Use (26–33 units per acre), while the 

remainder of the site is designated Commercial Corridor Mixed-Use (45–60 units per acre). The site 

is also identified as T4MS (T4 Main Street) on the Form-Based Zoning Map. 

 

Site Background: The project site was historically developed with the Paul del Grande Auto Parts shop 

and two single-family homes under the same ownership. The site had been subject to redevelopment 

interest since the passing of Mr. Del Grande in 2013. The applicant, Cresleigh Homes, filed a 

preliminary application for a mixed-use development of the site in March 2016. A formal application 

was submitted later that year and eventually approved by the City Council in December 2019 following 

a series of study sessions and public hearings. 

In the years that followed, including during the COVID-19 pandemic, Cresleigh Homes actively 

pursued construction of the approved project. Actions taken included recordation of a subdivision map, 

submittal of full construction plans for building permits, soil remediation, demolition of the existing 

structures, dedication of land to the City for additional right-of-way, and payment of park impact fees. 

Ultimately, however, the approved 59-unit project proved economically infeasible to construct and the 

2019 approval expired. 

As a result, Cresleigh Homes was required to restart the project. Since the original application was 

filed in 2016, State housing law has changed significantly, and the City adopted a new General Plan 

that allows for significantly greater development capacity on the site. Accordingly, Cresleigh Homes 

is now pursuing a revised development proposal that reflects the new General Plan and current State 

law. 

Campbell Avenue 

Civic Center Drive 
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Proposed Project: The proposed applications for a Minor Housing Development Project Permit and a 

Vesting Tentative Map would allow construction of a six-story mixed-use condominium building with 

approximately 5,000 square feet of ground-floor retail space and two levels of podium parking (111 

vehicle parking spaces). As currently reflected in the project plans (reference Attachment B), the 

project would include 90 housing units. However, a recommended condition of approval would allow 

the applicant to increase the unit count to up to 120 units by exercising the City’s newly adopted local 

density bonus program for "small-scale" housing units. As conditioned, the increased count must occur 

within the confines of the proposed building envelope (i.e., the building could not get any taller without 

returning to the Planning Commission). 

 

Site Layout 

The proposed mixed-use building is designed as a full-site podium structure, with limited setbacks 

along the interior and rear property lines to accommodate required fire department access and 

stormwater management. The building wraps two levels of residential parking, with vehicular access 

taken from Dillon Avenue and organized through an internal driveway and ramp system that provides 

direct access to resident parking. 

Pedestrian access is provided from a primary entrance lobby along the East Campbell Avenue frontage, 

with internal circulation connecting the lobby to resident amenities, service areas, and garage elevators 

and stairwells. Ground-floor commercial space is concentrated at the Gilman Avenue corner and 

includes approximately 5,000 square feet of retail space intended to activate this prominent 

intersection. Service and back-of-house functions, including trash rooms and bicycle parking, are 

consolidated within the building, with refuse collection accommodated from Gilman Avenue. 

Streetscape and frontage improvements are provided along East Campbell Avenue, Dillon Avenue, and 

Gilman Avenue to enhance the pedestrian environment and reinforce the project’s pedestrian-oriented 

design. 
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Building Design 

The proposed mixed-use building employs a contemporary, multi-module façade composition that 

breaks down the length of the six-story mass into a series of distinct bays and volumes. The elevations 

establish a consistent podium base with a more articulated residential expression above, using regularly 

spaced vertical breaks, changes in plane, and shifts in color and material to create a readable rhythm 

along both street frontages. 

 

Along East Campbell Avenue, the ground floor is organized as a continuous commercial frontage with 

multiple storefront bays characterized by large, glazed openings. Above the retail base, the residential 

stories are expressed through repeating punched window patterns and vertically oriented bay groupings 

that vary by module, including alternating light and darker color fields and selective projecting and 

recessed elements. A more prominent end module with a shaped parapet element provides a visual 

“bookend” at the west end, while a darker-colored volume adds emphasis and assists with wayfinding 

toward the eastern portion of the façade. 

 

Along Dillon Avenue, the façade maintains the same overall architectural language but transitions to a 

more residential character, with a darker and more solid base treatment, recessed bays, and a stronger 

emphasis on vertical articulation to reduce perceived mass. Consistent detailing, including metal 

window awnings, trim elements, and coordinated stucco color fields, is carried across both frontages 

to unify the architecture while allowing variation between modules and streets. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 – Rendering, East 

Campbell Avenue at Gilman 

Avenue, looking west 

Figure 2 – Rendering, East 

Campbell Avenue at Dillon 

Avenue, looking east 
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SCOPE OF REVIEW  

The Planning Commission's review of this project is severely limited by several State laws that 

generally prohibit the City from denying a housing project. 

 

◼ Density Bonus Law (DBL): California’s Density Bonus Law promotes and facilitates the creation 

of below-market-rate (BMR) units in new housing developments by offering several inducements. 

These include the actual density "bonus," allowing an increase to the base density based on the 

percentage and affordability level of the BMR units; a maximum parking ratio that limits the 

number of parking spaces the City may require; "concessions" or "incentives" that modify 

development standards or regulatory requirements to achieve identifiable and actual cost 

reductions; and "waivers" that eliminate or reduce development standards that would physically 

preclude construction of the project. Under State law, BMR units required by a city’s inclusionary 

housing ordinance also count toward qualifying a project as a Density Bonus project. Because the 

City requires projects with five or more units to provide at least 15% of those units as BMR units, 

nearly every project of that size automatically qualifies as a Density Bonus project. 

 

Furthermore, Bankers Hill 150 v. City of San Diego (2022) substantially limits a city’s ability to 

deny requested waivers under the Density Bonus Law. The court held that a city "may not apply 

any development standard that would physically preclude construction of that project as designed, 

even if the building includes ‘amenities’ beyond the bare minimum of building components." 

Accordingly, unless a requested waiver would result in a specific, adverse impact on public health 

or safety, damage a historic resource, or conflict with state or federal law, the City is legally 

required to grant the waivers. Design preferences, aesthetic concerns, or neighborhood 

compatibility considerations do not provide a valid basis for denial. The project includes waiver 

requests from various standards, as noted in the applicant’s Housing Incentive Request (reference 

Attachment C), as well as a general request for waiver of any additional development standard 

that would physically preclude construction of the project as designed, consistent with the Bankers 

Hill decision. 

 

◼ Housing Accountability Act (HCA): The Housing Accountability Act limits the City’s ability to 

"deny, reduce the density for, or render infeasible" a housing project unless: (1) the proposal is 

found to violate an objective general plan or zoning standard (other than those waived or reduced 

through use of the Density Bonus Law), or (2) the project would result in a specific, adverse impact 

on public health or safety. While the decision-making body may apply conditions or modifications 

to further applicable goals, policies, or strategies, any such changes must be based on objective 

standards and may not make the project infeasible or reduce the number of units. For example, the 

decision-making body may not deny or condition a project based on subjective factors such as 

specific architectural style, unless an adopted objective design standard specifically governs those 

features and the applicant has not requested a waiver of that standard. 

 

◼ Housing Crisis Act: Originally adopted as Senate Bill (SB) 330 in 2019 and later amended by SB 

8 in 2021, the Housing Crisis Act establishes several provisions intended to accelerate housing 

production and provide certainty in local review. One key element is the vesting pre-application 

process, which, in coordination with the Permit Streamlining Act, allows a developer to submit 

preliminary plans that “lock in” the zoning standards, General Plan policies, and Building and Fire 

Codes in effect at the time of submittal. The practical effect of the pre-application for this project 

is minimal, as the City has not adopted any changes to applicable standards that would affect the 

project since the November 2024 pre-application submittal. 
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ANALYSIS 

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

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

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

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

under review. This application requires establishment of two sets of findings, including: 

• Housing Development Project Permit (related to the proposed mixed-use structure) 

• Subdivision Map (related to the creation of new condominiums) 

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

satisfies them. 

Housing Development Project Permit (CMC Sec. 21.07.070.A): These findings pertain to the 

architectural design and placement of the proposed residential structures, as well as the overall site 

layout of the project, as prescribed by the Multi-Family Development and Design Standards (MFDDS). 

As required by State law, staff review of projects under the MFDDS is strictly limited to consistency 

with objective standards (from the MFDDS, Zoning Code, and General Plan) and adequacy of project 

materials per the application checklist.  

A. The project, as conditioned, complies with all objective standards;  

 

Yes, to the extent required by State Density Bonus Law. The project includes requests for 

waivers from certain objective development standards, as identified in the applicant’s Housing 

Incentive Request and on Sheets A0.2 and A0.3 (Form-Based Zone Standards). These waivers 

are requested to the extent such standards would physically preclude construction of the project 

as proposed. The most notable waivers include the following: 

• Building Height. The property’s T4 Main Street form-based zone establishes a maximum 

building height of 57 feet and four stories. The proposed project is designed with an overall 

height of approximately 75 feet and six stories to accommodate the increased residential 

density. However, along the Campbell Avenue frontage, the parking garage is internal to 

the building and screened by double-height retail space and façade articulation, such that 

the structure presents as a five-story building from the public right-of-way. 

 

• Ground Floor Non-Residential Requirements. The MFDDS requires that no more than 

50 percent of the ground floor of a building located along a "Tier 1" (high pedestrian usage) 

corridor be dedicated to resident-only spaces, such as lobbies and leasing offices. Of the 

approximately 300 linear feet of frontage along Campbell Avenue, including the corner 

returns at Dillon and Gilman Avenues, approximately 60 percent is programmed for 

resident-serving uses. The remaining 40 percent is programmed for retail use. 

 

Additionally, the MFDDS "Ground Floor Non-Residential Requirements" require that 

buildings with frontage exceeding 120 linear feet provide a breezeway connection from rear 

parking areas to the building’s front façade. While the prior iteration of the project included 

such a breezeway, the current proposal no longer provides publicly accessible parking. As 

a result, a publicly accessible connection is no longer required. 

https://www.campbellca.gov/Archive.aspx?ADID=2960
https://www.campbellca.gov/DocumentCenter/View/20230/Housing-Development-Projects
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• EV Charging Facilities. EV Charging Facilities. The California Green Building Standards 

Code (CalGreen) requires that, where residential parking is provided for new multifamily 

development, ten percent of parking spaces be designed as electric vehicle (EV)-capable 

spaces, meaning the electrical infrastructure is provided to support the future installation of 

Level 2 (208/240-volt) electric vehicle supply equipment (EVSE), but does not require EV 

chargers to be installed or available for use at the time of construction. Through adoption 

of its 2022 Electrification Reach Code, the City imposed more restrictive local 

requirements, including requirements that 60 percent of residential parking spaces be 

provided with completed and ready-to-use Level 1 (120-volt) EV charging receptacles and 

the remaining 40 percent be provided with completed and ready-to-use Level 2 (208/240-

volt) EV charging receptacles. 

 

The applicant requests a waiver from this local requirement to instead provide EV-capable 

infrastructure in the form of managed Level 2 (208/240-volt) EV charging outlet receptacles 

at approximately 50 percent of the parking spaces (55 of the 111 stalls), served by a third-

party load management system rather than individually dedicated EVSE. The stated 

rationale is that, because the project is not subject to a minimum parking requirement 

pursuant to AB 2097 (as codified in CMC Section 21.28.045.A and Government Code 

Section 65585), application of the City’s EV charging requirements to voluntarily provided 

parking would impose a disproportionate infrastructure obligation that is not necessary to 

achieve the project’s affordable housing objectives. The proposed approach would continue 

to provide substantial EV-capable infrastructure and charging capacity beyond what is 

required by State law. 

 

B. The project, as conditioned, is consistent with all applicable General Plan goals, policies, 

and actions;  

 

Yes, to the extent required by State Density Bonus Law. As previously noted, the project site 

is designated Central Business Mixed-Use (26–33 units per acre) and Commercial Corridor 

Mixed-Use (45–60 units per acre) by the General Plan. In aggregate, these two designations 

establish a base density of 45 units. As currently proposed and reflected in the project plans, 

the project would include 90 housing units, which may be achieved through use of both the 

primary State Density Bonus (AB 2345) and the "stacked" density bonus (AB 1287), together 

allowing for a doubling of the project’s base density. And as discussed earlier in this report, the 

applicant may elect to further increase the unit count to a maximum of 120 units by use of the 

City’s local "small-scale" unit density bonus ordinance. With application of both state and local 

density bonus provisions, the project, as conditioned, would be consistent with the General 

Plan, and at either 90 or 120 units per acre would represent the highest-density residential 

development approved in the City to date. 

 

The project would also advance Policy ED-6.4 by promoting development along East Campbell 

Avenue and furthering the General Plan’s vision to "create a more pedestrian-friendly 

environment with mixed-use buildings lining the street edge and a redesigned streetscape that 

defines East Campbell Avenue as an attractive public place in its own right." 

Policy ED-6.4:  Promote and prioritize new and expanded development in Downtown, consistent with the 

standards established by the zoning code, the Downtown Development Plan, and the East 

Campbell Avenue Master Plan. 
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C. In the event of a conflict between General Plan and Zoning Standards, the standards contained 

in the General Plan were applied; 

 

Yes. The subject property is zoned C-PD (Condominium Planned Development), which is a 

legacy zoning designation that is no longer applied under the City’s current Zoning Code. The 

site-specific development standards associated with the C-PD zoning district were established 

through a Planned Development Permit approved for the prior iteration of the project. That 

permit is no longer operative, and the C-PD designation does not independently establish 

current development standards for the site.  As a result, the General Plan land use designation 

and the Multi-Family Development Design Standards (MFDDS) serve as the primary 

regulatory framework for the project. However, notwithstanding the lack of site-specific 

standards within the legacy zoning designation, the project remains subject to all applicable 

provisions of the Zoning Code that are not zoning-district-specific. 

D. The project will not result in a specific adverse impact to public health and safety that cannot 

be mitigated without rendering the project infeasible;  

 

Yes. The project will not result in a specific adverse impact to public health and safety that 

cannot be mitigated without rendering the project infeasible. As noted in the CEQA 

determination, the project qualifies for a Class 32 (Infill Development) Categorical Exemption, 

which presumes the absence of significant environmental effects, including those related to 

VMT (vehicle miles traveled), noise, air quality, and water quality. The project has been 

reviewed by all applicable City departments and agencies, and no health or safety impacts have 

been identified. Any minor construction-related effects can be mitigated through standard 

conditions of approval. 

Subdivision Findings (Govt. Code § 66410 et seq.): These findings are required by the Subdivision 

Map Act and must be established to allow approval of the Vesting Tentative Map, which would allow 

up to 120 condominium units that would be managed by a homeowner’s association (HOA). 

A. That the proposed map is consistent with applicable general and specific plans; 

 

Yes, as discussed in Housing Development Project Permit 'B,' above. 

B. That the design or improvement of the proposed subdivision is consistent with applicable 

general and specific plans; 

Yes. The proposed project is subject to the East Campbell Avenue Master Plan, which 

establishes specific public improvement requirements for development projects located along 

Campbell Avenue between Railway and Union Avenues. These improvements include new 

curb, gutter, and sidewalks; accessibility ramps; corner and mid-block bulb-outs; curbside 

parking; and street trees. The applicant has previously entered into a street improvement 

agreement with the City’s Public Works Department in connection with the prior project, and 

that agreement would be implemented and satisfied as part of this development. 

 

In addition, as also contemplated by the East Campbell Avenue Master Plan the applicant will 

provide final design drawings for the signalization of the East Campbell Avenue/Page Street 

intersection, which would be constructed by the City as a capital improvement project (pending 

further funding and approval by the City Council).  

 

https://www.campbellca.gov/DocumentCenter/View/146/East-Campbell-Master-Plan
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C. That the site is physically suitable for the type of development; 

Yes. The project site is relatively flat, requiring minimal grading to accommodate the proposed 

subdivision and can be adequately served by all required utilities necessary for residential and 

commercial use. 

D. That the site is physically suitable for the proposed density of development; 

Yes. The project site can physically accommodate the proposed development, in that new 

residences would include adequate living area and access to open space. 

E. That the design of the subdivision or the proposed improvements are not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or wildlife or their 

habitat; 

Yes. The site has no value as habitat for endangered, rare, or threatened species (i.e., wetland), 

the project will not result in any significant effects related to traffic, noise, or air/water quality, 

as conditioned. 

F. The design of the subdivision or the type of improvements will not cause serious public health 

problems; and 

Yes. The proposed subdivision will not result in any public health impacts in that the residential 

use would not result in the release of any hazardous substances, emissions, or waste.  

G. The design of the subdivision or the type of improvements will not conflict with easements, 

acquired by the public at large, for access through or use of property within the proposed 

subdivision or that alternative easements for access will be provided, and that these will be 

substantially equivalent to ones previously acquired by the public. 

Yes. The Tentative Vesting Subdivision Map provides necessary public and private easements 

required to service the subdivision. 

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

not have purview over housing development project permit applications since the City’s review is 

limited to objective criteria.  

Public Comment: No correspondence has been received on this application 

 

Attachments: 

A. Draft Resolution  

B. Project Plans 

C. Density Bonus Waiver Requests 
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RESOLUTION NO. 2026-xx 
 

BEING A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF CAMPBELL APPROVING A MINOR HOUSING 
DEVELOPMENT PROJECT PERMIT WITH USE OF STATE DENSITY 
BONUS LAW (DBL) WAIVERS FROM THE ZONING CODE AND 
MULTI-FAMILY DEVELOPMENT AND DESIGN STANDARDS 
(MFDDS) TO ALLOW CONSTRUCTION OF A 90-UNIT HOUSING 
DEVELOPMENT PROJECT, CONSISTING OF A 6-STORY MIXED-
USE BUILDING WITH APPROXIMATELY 5,000 SQUARE FEET OF 
GROUND-FLOOR RETAIL SPACE AND TWO LEVELS OF PODIUM 
PARKING, WITH THE OPTION TO INCREASE THE NUMBER OF 
HOUSING UNITS TO A MAXIMUM OF 120 UNITS THROUGH THE 
EXERCISE OF A LOCAL DENSITY BONUS PROGRAM; AND A 
VESTING TENTATIVE SUBDIVISION MAP TO ALLOW THE 
CREATION OF UP TO 120 RESIDENTIAL CONDOMINIUMS AND 
ONE COMMERCIAL CONDOMINIUM, ON PROPERTY LOCATED AT 
600 E CAMPBELL AVENUE. FILE NO.: PLN-2025-3 

 
After notification and public hearing, as specified by law, and after presentation by the 
Community Development Director, proponents and opponents, the hearing was closed. 
 
The Planning Commission finds as follows with regard to the approval of a Minor Housing 
Development Project Permit with use of State Density Bonus Law (DBL) waivers from the 
Campbell Municipal Code and the Multi-Family Development and Design Standards 
(MFDDS), and a Tentative Vesting Subdivision Map ("Proposed Project"): 
 
Environmental Findings:  
 
1.  The Proposed Project qualifies for a Categorical Exemption from the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15332 
(Class 32, In-Fill Development). The Proposed Project is consistent with the 
applicable General Plan and zoning regulations, is located within City limits on a site 
of less than five acres surrounded by urban uses, has no value as habitat for 
endangered, rare, or threatened species, would not result in significant impacts 
related to traffic, noise, air quality, or water quality, and can be adequately served by 
required utilities and public services. 
 

2.  This determination is supported by a memorandum prepared by Ascent 
Environmental, an independent environmental consulting firm retained by the City of 
Campbell, which concludes that the Proposed Project meets all criteria for a Class 32 
Categorical Exemption and that none of the exceptions in CEQA Guidelines Section 
15300.2 apply. 

 
3.  In reaching this determination, the City considered voluntary project commitments 

proposed by the applicant and incorporated as Conditions of Approval. These 
commitments do not materially alter the project description for CEQA purposes and 
further ensure the project will not result in significant environmental effects, supporting 
reliance on the Class 32 Categorical Exemption. 
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Evidentiary Findings: 

 
1.  The Proposed Project is an application for a Minor Housing Development Project 

Permit with use of State Density Bonus Law (DBL) waivers from the Zoning Code and 
Multi-Family Development and Design standards (MFDDS) to allow construction of a 
90-unit housing development project, consisting of a 6-story mixed-use building with 
approximately 5,000 square feet of ground-floor retail space and two levels of podium 
parking, with the option to increase the number of housing units to a maximum of 120 
units through the exercise of a local density bonus program; and a Vesting Tentative 
Subdivision Map to allow the creation of up to 120 residential condominiums and one 
commercial condominium. 

2.  The Proposed Project qualifies as a Minor Housing Development Project pursuant to 
Campbell Municipal Code (CMC) Section 21.07.040 (Decision-making body) because 
it includes more than five housing units and is not subject to Chapter 8 of the MFDDS 
(Specific to Large Sites), as provided in MFDDS Table 3.020.B (Applicability of Design 
Site Requirements). 

3.  The Project Site is an unimproved 0.998 gross acre parcel located along East 
Campbell Avenue, between Dillon and Gilman Avenues. 

4.  The Project Site is designated both Central Business Mixed-Use (26–33 units per 
acre) and Commercial Corridor Mixed-Use (45–60 units per acre) on the City of 
Campbell General Plan Land Use Map.  

5.  The Project Site is designated Condominium Planned Development (C-PD) on the 
City of Campbell Zoning Map.  

6.  The Project Site is designated T4MS (T4 Main Street) on the City of Campbell Form-
Based Zone Map. 

7.  The Project Site was previously entitled for development pursuant to a Planned 
Development Permit (File No. PLN2016-378), Mitigated Negative Declaration (File 
No. PLN2016-381), Vesting Tentative Subdivision Map (File No. PLN2016-380), and 
Tree Removal Permit (File No. PLN2016-382), which collectively authorized 
construction of a 59-unit mixed-use condominium development. These entitlements 
were approved by the City Council through adoption of Ordinance No. 2259 and 
Resolutions No. 12541, 12542, and 12543 on December 17, 2019, and were subject 
to an initial two-year approval period. Pursuant to Assembly Bill 1561 (2021), the 
approval period was automatically extended by 18 months in response to the COVID-
19 pandemic, extending the expiration date to June 17, 2023. In accordance with CMC 
Section 21.56.030.C.1, the Community Development Director subsequently approved 
a one-year Extension of Time upon finding that a good-faith effort had been made to 
fulfill the requirements of the approvals, extending the expiration date to June 17, 
2024. Because no building permit authorizing construction was issued by that date, 
the prior approvals expired pursuant to CMC Section 21.56.030.B.1 and are no longer 
valid. The Proposed Project is therefore being processed as a new and independent 
development application. 
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8.  The Proposed Project was submitted pursuant to a Housing Crisis Act ("SB-330") 
preliminary application filed in compliance with Government Code § 65941.1 on 
November 20, 2024. 

9.  The Project Site has a permissible “base density” of 45 units. This base density is 
calculated by applying the maximum allowable residential density for each General 
Plan land use designation to its respective portion of the site. The Commercial 
Corridor Mixed-Use (CC-MU) portion of the site, comprising approximately 0.474 
acres, is calculated at 60 units per acre for a total of 28.46 units, while the Central 
Business Mixed-Use (CB-MU) portion, comprising approximately 0.524 acres, is 
calculated at 33 units per acre for a total of 17.30 units. The resulting blended total of 
45.76 units is rounded down to 45 units pursuant to CMC Section 21.02.020.D. 

10.  The Proposed Project qualifies for an allowable density of up to 90 units through 
application of the State Density Bonus Law. For purposes of Government Code 
Section 65915, the project’s blended base density of 45.76 units is rounded up to a 
46-unit "calculation base," which is used to calculate density bonus units, while the 
project’s true base density remains 45 units. By providing seven very low-income 
units, representing approximately 16 percent of the calculation base, the project 
qualifies for a 50-percent primary density bonus pursuant to AB 2345 and satisfies the 
City’s 15-percent inclusionary housing requirement, yielding 23 additional units and a 
subtotal of 68 units. In addition, the project provides six moderate-income units, 
representing approximately 14 percent of the calculation base, which qualifies the 
project for a stacked density bonus of 46.25 percent pursuant to AB 1287, yielding an 
additional 22 units. With application of both the primary and stacked density bonuses, 
the project’s total allowable density is 90 units. 

11.  The Proposed Project is further eligible for an optional increase in the number of 
dwelling units beyond the 90 units authorized under the State Density Bonus Law, 
pursuant to the City’s local density bonus provisions. As conditioned, the Community 
Development Director may ministerially approve an increase in the number of dwelling 
units in accordance with CMC Section 21.20.060.B.3, which authorizes one additional 
dwelling unit above the project’s base density for each qualifying small-scale housing 
unit provided, up to the number of base units. Any such increase is limited such that 
the total number of dwelling units within the project does not exceed 120 units and 
must be accommodated entirely within the approved building envelope. 

12.  Pursuant to CMC Chapter 21.20 (Density Bonuses and Other Housing Incentives) and 
California Government Code Sections 65915-65918, the Proposed Project is eligible 
for unlimited waivers from or reductions to development standards and three 
waivers/incentives. The requested waivers are itemized in the Housing Incentive 
Request, included herein as Attachment C of the February 10, 2026, Planning 
Commission Staff Report. 

13.  The City’s 2022 Electrification Reach Code electric vehicle charging requirements 
require a higher percentage of completed and ready-to-use EV charging receptacles 
than mandated by the California Green Building Standards Code (CalGreen) and 
therefore constitute a development standard that exceeds the minimum building 
standards approved by the California Building Standards Commission within the 
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meaning of Government Code Section 65915(k)(1). Accordingly, a waiver from the 
Reach Code EV charging requirements may be granted to allow the project to instead 
provide managed Level 2 (208/240-volt) EV charging outlet receptacles at 55 parking 
spaces served by a third-party load management system, as specified in the 
Conditions of Approval. 

14.  The City's review of the requested Density Bonus waivers and concession was 
conducted consistent with Bankers Hill 150 v. City of San Diego (2022), which 
established that the City "may not apply any development standard that would 
physically preclude construction of that project as designed, even if the building 
includes 'amenities' beyond the bare minimum of building components," when an 
applicant has requested a waiver(s) and/or concession(s), as well as with Schreiber 
v. City of Los Angeles (2021), which restricts the City's ability to require information to 
substantiate the basis for a requested waiver(s) or concession(s). 

15.  The Proposed Project, by creation of two or more housing units, constitutes a 
"Housing Development Project" under the Housing Accountability Act (HAA) 
(Government Code Section 65589.5). The City is, therefore, limited in its capability 
to  "deny, reduce the density for, or render infeasible" the proposed project unless: 1) 
the proposal is found to be in violation of an objective general plan/zoning standard; 
or 2) the project will result in a specific adverse impact to public health and safety. 

16.  The Proposed Project is consistent with the "no net loss" and "protected units" 
replacement provisions of the Housing Crisis Act (HCA) (Government Code Section 
66300(d)), as it does not include the demolition of any existing housing unit(s), as 
certified by the submission of a signed "Housing Crisis Act (SB330/SB 8) Compliance 
Form," included in the administrative record. 

17.  The Proposed Project complies with objective zoning and design review standards of 
the Campbell Municipal Code (CMC) and Multi-Family Development and Design 
Standards (MFDDS), accounting for incentives or concessions, waivers or reductions 
of development standards, as provided by State Density Bonus Law. 

18.  The Proposed Project is exempt from analysis under the City's amended Vehicle Miles 
Traveled (VMT) Policy, which presumes a development will have a less-than-
significant transportation impact when located within ½-mile of a light-rail station and 
the project is consistent with the General Plan. 

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

20.  The “Campbell” insignia proposed on the Dillon Avenue elevation does not meet the 
definition of a “sign” under CMC Chapter 21.30 (Signs). The insignia is integrated into 
the building façade as an architectural feature and is not intended to advertise, 
identify, or direct attention to a business, product, or service. 
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21. Since the prior project approvals have expired, the park land dedication and park 
impact fee for the Proposed Project is recalculated in full based on the number of 
residential units proposed pursuant to CMC Chapter 20.24. However, a nominal credit 
equal to the fee in-lieu of parkland dedication in the amount of $419,893 paid for the 
prior project, together with accrued interest (approximately $35,000), will be credited 
toward the park impact fee obligation for the Proposed Project. 
 

22. Further, with respect to the two residential units formerly located on the Project Site, 
the City has determined, for purposes of applying the park land dedication and park 
impact fee credit provisions of CMC Chapter 20.24, that demolition occurred upon 
finalization and closure of the associated demolition permits for these units (BLD-2021-
1499 and BLD-2021-1500) on February 6, 2025, which is within two years of the 
applicable park fee payment or dedication for the Proposed Project. Accordingly, a 
credit for the demolition of two existing residential units will be applied pursuant to CMC 
Sections 20.24.020 and 20.24.110 at a rate of $31,452 per unit, for a total demolition 
credit of $62,904. 

 
23.  The Proposed Project, as conditioned, would be consistent with the following General 

Plan policies and actions: 

Action LU-8.b:  Require new residential projects throughout this District to demonstrate high 
quality building and site designs through the implementation of the city’s Multi-
Family Development and Design Standards, all other applicable design 
requirements and applicable development standards. 

Policy LU-2.1:  Promote high quality, creative design and site planning that is compatible with 
surrounding development, public spaces, and natural resources. 

Action LU-1.g:  Through the development review and permit process, ensure that residential 
developments fall within the minimum and maximum density range stipulated 
on the Land Use Map.   

Policy H-1.1:  Inclusionary Housing: Ensure that new residential development in Campbell 
integrates units affordable to very low-, low-, and moderate-income 
households, or contributes funds to support the development of affordable 
housing. 

Policy ED-6.4:  Promote and prioritize new and expanded development in Downtown, 
consistent with the standards established by the zoning code, the Downtown 
Development Plan, and the East Campbell Avenue Master Plan. 

24.  Pursuant to CMC Section 21.07.100, the decision-making body may impose 
conditions, as it deems reasonable and necessary under the circumstances, to carry 
out the intent of Chapter 21.07 (Housing Development Regulations) and the Campbell 
General Plan.  

25.  As a condition of approval, the applicant shall record Covenants, Codes and 
Restrictions (CC&Rs) for the Proposed Project, forming a Homeowner's Association 
(HOA) and formalizing the operational responsibilities of the HOA. 

26.  The Proposed Project is subject to the East Campbell Avenue Master Plan, which 
establishes required public street and frontage improvements for development 
projects located along East Campbell Avenue between Railway and Union Avenues. 
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27.  The East Campbell Avenue Master Plan identifies improvements including new curb, 
gutter, and sidewalks; accessibility ramps; corner and mid-block bulb-outs; curbside 
parking; and street trees to improve safety, accessibility, and streetscape quality along 
the corridor. In connection with a prior project approval for the Project Site, the 
applicant entered into a street improvement agreement with the City’s Public Works 
Department to address these requirements. That agreement remains applicable and 
will be implemented and satisfied as part of the Proposed Project. 

28.  The previously executed street improvement agreement referenced above was 
entered into prior to the July 1, 2023, implementation date of the Municipal Regional 
Stormwater Permit (MRP) 3.0. Accordingly, notwithstanding approval of the Proposed 
Project after that date, the street improvements required under the existing agreement 
and associated permits are governed by the stormwater requirements in effect at the 
time the agreement was executed and are not subject to MRP 3.0. 

29. There is a reasonable relationship between the requirement that the applicant prepare 
and deliver complete 100 percent construction design documents for the future traffic 
signal at the intersection of East Campbell Avenue and Page Street and the type and 
intensity of the Proposed Project in that: 

• The East Campbell Avenue Master Plan identifies the intersection of East Campbell 
Avenue and Page Street for future signalization to improve traffic operations, 
pedestrian and bicycle safety, and neighborhood access along the East Campbell 
Avenue corridor. 

• As part of the prior project approval, the applicant paid a traffic signal contribution 
in the amount of $187,124.00 toward the future construction of a traffic signal at the 
intersection of East Campbell Avenue and Page Street, representing the project’s 
proportional share of the construction cost based on an inventory of development 
projects generating trips through that intersection. 

• Since the time of the original contribution, construction costs for traffic signal 
infrastructure have increased. In lieu of requiring an additional monetary 
contribution to address cost escalation, the City and the applicant have agreed that 
the applicant shall prepare and deliver complete 100 percent construction design 
documents for the Page Street/East Campbell Avenue traffic signal improvement. 

• Preparation and City acceptance of the traffic signal design documents will directly 
advance an improvement identified in the East Campbell Avenue Master Plan and 
will allow the City to construct the signal when sufficient funding is available, in 
combination with contributions from other development projects and City funds. 

• The Proposed Project generates vehicular, pedestrian, and bicycle trips that utilize 
the Page Street/East Campbell Avenue intersection. The project will benefit from 
the future traffic signal by improving access to the site and enhancing safety and 
circulation for residents, employees, and customers traveling to and from the site. 

• Requiring preparation and delivery of the traffic signal design documents, in lieu of 
an additional monetary contribution, is reasonably related in nature and extent to 
the impacts of the Proposed Project and provides an equivalent public benefit 
toward implementation of the East Campbell Avenue Master Plan improvements. 
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30.  There is a reasonable relationship and a rough proportionality between the Conditions 
of Approval and the impacts of the Proposed Project. 

31.  There is a reasonable relationship between the use of the fees imposed upon the 
Proposed Project and the type of development project. 

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

Based upon the foregoing findings of fact and in consideration of the entire administrative 
record, the Planning Commission further finds and concludes that: 

Housing Development Permit (CMC Sec. 21.07.070.A): 

1.  The project, as conditioned, complies with all objective standards;  

2.  The project, as conditioned, is consistent with all applicable General Plan goals, 
policies, and actions;  

3.  In the event of a conflict between General Plan and Zoning Standards, the standards 
contained in the General Plan were applied; 

4.  The project will not result in a specific adverse impact to public health and safety that 
cannot be mitigated without rendering the project infeasible;  

Tentative Subdivision Map Findings (Govt. Code § 66410 et seq.): 
 
5.  That the proposed map is consistent with applicable general and specific plans; 

6.  That the design or improvement of the proposed subdivision is consistent with 
applicable general and specific plans; 

7.  That the site is physically suitable for the type of development; 

8.  That the site is physically suitable for the proposed density of development; 

9.  That the design of the subdivision or the proposed improvements are not likely to 
cause substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat; 

10.  The design of the subdivision or the type of improvements will not cause serious public 
health problems;  

11.  The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of property 
within the proposed subdivision or that alternative easements for access will be 
provided, and that these will be substantially equivalent to ones previously acquired 
by the public; 
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Environmental Findings (CMC Sec. 21.38.050):  
 

12.  The Proposed Project is Categorically Exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to Section 15332, Class 32 (Infill 
Development Projects) of the CEQA Guidelines, as the project is consistent with the 
2040 Campbell General Plan and zoning regulations (except where preempted by 
State law), is located within the City’s urbanized area on a site less than five (5) acres 
in size, and would not result in any significant effects related to traffic, noise, air quality, 
or water quality; and 

13.  There are no unusual circumstances as defined under Section 15300.2 of the CEQA 
Guidelines that would preclude use of the Class 32 Categorical Exemption or 
otherwise result in potentially significant environmental effects. 

THEREFORE, BE IT RESOLVED that the Planning Commission approves a Minor Housing 
Development Project Permit with use of State Density Bonus Law (DBL) waivers from the 
Zoning Code and Multi-Family Development and Design Standards (MFDDS) to allow 
construction of a 90-unit housing development project, consisting of a 6-story mixed-use 
building with approximately 5,000 square feet of ground-floor retail space and two levels of 
podium parking, with the option to increase the number of housing units to a maximum of 
120 units through the exercise of a local density bonus program; and a Vesting Tentative 
Subdivision Map to allow the creation of up to 120 residential condominiums and one 
commercial condominium, on property located at 600 E Campbell Avenue, subject to the 
attached recommended Conditions of Approval (attached Exhibit A) 
 
PASSED AND ADOPTED this 10th day of February, 2026, by the following roll call vote: 
 
AYES: Commissioners:  
NOES: Commissioners: 
ABSENT: Commissioners:  
ABSTAIN: Commissioners:  
 
 
 
    APPROVED: 
   Davis Fields, Chair 
 
 
 
 
ATTEST: 
                 Rob Eastwood, Secretary 



EXHIBIT A 
 

CONDITIONS OF APPROVAL  
PLN-2025-3 

  
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 (“City”) and the State of California 
that pertain to this development and are not herein specified. 

COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Division 
 
1. Approved Project: Approval is granted for a Minor Housing Development Project Permit 

with use of State Density Bonus Law (DBL) waivers from the Zoning Code and Multi-
Family Development and Design Standards (MFDDS) to allow construction of a 90-unit 
housing development project, consisting of a 6-story mixed-use building with 
approximately 5,000 square feet of ground-floor retail space and two levels of podium 
parking, with the option to increase the number of housing units to a maximum of 120 
units through the exercise of a local density bonus program; and a Vesting Tentative 
Subdivision Map to allow the creation of up to 120 residential condominiums and one 
commercial condominium, on property located at 600 E Campbell Avenue. The 
Approved Project shall substantially conform to the Approved Project Plans included 
as Attachment B of the February 10, 2026, Planning Commission Staff Report, except 
as may be modified by Conditions of Approval contained herein, including specifically 
Condition of Approval No. 4 (Future Local Density Bonus Adjustments). 

2. Permit Expiration: The Minor Housing Development Project Permit and Vesting 
Tentative Subdivision Map granted herein ("Approval") shall be valid for two (2) years 
from the effective date of the Planning Commission action (expiring February 20, 
2028). Within this two-year period the final map must be recorded with the Santa Clara 
County Clerk-Recorder. Failure to meet this deadline shall result in the Approval being 
rendered void. A request for an extension of the permit expiration date may be made 
in compliance with Campbell Municipal Code (CMC) Section 21.56.030.C (Extensions 
of time). 
 

3. Indemnity Agreement: Within fourteen (14) calendar days of the effective date of this  
Approval, the property owner shall enter into an agreement satisfactory to the City 
Attorney to indemnify and defend the City of Campbell, its officers, officials, employees, 
and agents from any and all actions, liabilities, losses, and torts, including attorney’s 
fees arising out of or connected unto any challenge to the decision of the City on this 
application. 

 
4. Future Local Density Bonus Adjustments: The Community Development Director may 

ministerially approve an increase in the number of dwelling units and residential 
condominiums within the Approved Project in accordance with CMC Section 
21.20.060.B.3 (Density bonus for providing small-scale housing units), subject to the 
following limitations: 
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a. Maximum Unit Count: The total number of dwelling units shall not exceed one 
hundred twenty (120). 

b. Building Envelope: No changes shall be made to the overall building envelope 
as shown on the Approved Project Plans, including the approved building 
height, massing, and exterior dimensions. 

c. Affordable Housing: The requirements of Condition of Approval No. 7 
(Developer Affordable Housing Agreement) and CMC Chapter 21.24 
(Inclusionary Housing Ordinance) shall continue to apply, except that the 
number and level of affordability for the below-market-rate (BMR) units may be 
adjusted as necessary to comply with applicable State housing laws, including, 
without limitation, State Density Bonus Law (Gov. Code § 65915), in conjunction 
with the approved increase in unit count. 

d. Subdivision Map Consistency. The final map shall reflect the same number 
of residential condominiums as the total number of dwelling units approved 
pursuant to this condition of approval. 

e. Approval Mechanism. To exercise the increase in unit count allowed by this 
condition of approval, the property owner shall apply for a Zoning Clearance to 
authorize a “minor change” to the Approved Project pursuant to CMC Section 
21.56.060 (Amendments to an Approved Project). The Zoning Clearance shall 
be obtained prior to submittal of applications for a building permit or final map. 
The Community Development Director shall approve the Zoning Clearance if 
the provisions of this condition are satisfied. 

Minor changes authorized under this subsection may also include modifications 
to the number, size, and placement of windows. If the Community Development 
Director determines that proposed window changes or related architectural 
changes fall outside the scope of a “minor change,” but do not involve alterations 
to the building envelope (height, massing, or exterior dimensions), such 
modifications may be reviewed through an Administrative Housing 
Development Project Permit in compliance with CMC Section 21.07.040.a 
(Administrative Housing Development Project Permit). 

f. Remedy. If a disagreement arises regarding the Community Development 
Director’s application of this condition of approval, the procedures for 
interpretations in Section 21.02.030 (Procedures for Interpretations) shall apply, 
including provisions for appeal to the Planning Commission.  

 
5. Minor Revisions: Notwithstanding the changes authorized by Condition of Approval 

No. 4 (Future Local Density Bonus Adjustments), minor revisions to the Approved 
Project Plans, not otherwise subject to an Administrative Housing Development 
Project Permit as specified by CMC Section 21.07.040.a.2, may be ministerially 
approved by the Community Development Director pursuant to CMC Section 
21.56.060 (Amendments to an Approved Project). 
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6. Signage: All signage, except for directional, addressing, and informational signs, shall 
require approval of a Sign Permit pursuant to CMC Chapter 21.30 (Signs). The 
“Campbell” insignia on the Dillon Avenue elevation is an architectural feature and does 
not require a Sign Permit.  

 
7. Developer Affordable Housing Agreement: Seven (7) units within the Approved Project 

shall be restricted to Very Low-Income households as the “Target Units” under State 
Density Bonus Law, qualifying the project for a 50% density bonus pursuant to 
Government Code Section 65915(f) and satisfying the City’s 15% inclusionary housing 
requirement. An additional six (6) units shall be restricted to Moderate-Income 
households as “Target Units” for the additional 46.25% density bonus authorized under 
Government Code Section 65915(v). The location and designation of these below-
market-rate (BMR) units shall be as shown on Sheet A.37 (Affordable Housing Plan) 
of the Approved Project Plans. 
 
Subject to payment of the applicable preparation fee, the property owner shall enter 
into a combined Inclusionary Housing and Density Bonus Affordable Housing 
Agreement (“Affordable Housing Agreement”) with the City, consistent with CMC 
Chapter 21.24 (Inclusionary Housing Ordinance) and Chapter 21.20 (Density Bonuses 
and Other Housing Incentives). The Affordable Housing Agreement shall be recorded 
with the Santa Clara County Clerk-Recorder prior to recordation of the final map and 
shall, at a minimum, stipulate the following 

a. An Equity Sharing Agreement, or other similar instrument acceptable to the 
Community Development Director, shall be executed for the BMR units and 
shall remain in effect for a period of fifty-five (55) years from the date of issuance 
of a certificate of occupancy for each unit. The Equity Sharing Agreement shall 
require ongoing participation in an annual certification process administered by 
the City’s BMR Housing Administrator. 

b. BMR units may be rented to households at their designated income levels, 
including moderate-income units provided under Government Code Section 
65915(v), but excluding moderate-income units provided under Section 
65915(b)(1)(D), which shall be owner-occupied units and shall not be rented. 

c. The owners and occupants of the BMR units shall have the same access to 
project amenities and recreational facilities as market-rate units, as applicable. 

d. If parking stalls are unbundled from the purchase of housing units, they shall be 
made available to the BMR units on the same basis as the market-rate units, 
and in no event shall the BMR units be denied access to available parking 
spaces. If parking spaces are included in the purchase of housing units, they 
shall be allocated to the BMR units in a proportion comparable to the overall 
parking allocation for the market-rate units, such that the BMR units are not 
provided lesser proportion of assigned parking spaces. 

e. The City will maintain, through its BMR Housing Administrator, a list of Eligible 
Households, reflecting the City’s local selection preference criteria (CMC Sec. 
21.24.040.F and CMC Sec. 21.20.110) and the property owner agrees that 
buyers will be selected from this list.  The BMR Housing Administrator, with 
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approval from the City, will finalize the eligibility determination and refer Eligible 
Households to the property owner to enter into a sales contract.   

f. Property owner, buyers, and program applicants shall be responsible to pay 
fees in accordance with the BMR Housing Administrator Fee Schedule available 
online at: https://www.campbellca.gov/1079/Assembly-Bill-AB-1483.  

g. All BMR units shall be priced according to the ‘Methodology for Determining 
Maximum Affordable Homeownership Unit Sales Price’ available online at: 
https://www.campbellca.gov/1079/Assembly-Bill-AB-1483.  

8. Water Efficient Landscape Standards: This project is subject to the updated California 
Model Water Efficient Landscape Ordinance (MWELO). The building permit 
application for grading and on-site improvements shall demonstrate compliance with 
the applicable MWELO and landscaping requirements and shall include the following.  

 
a. A Landscape Documentation Package prepared by an authorized and licensed 

professional demonstrating compliance with the full MWELO requirements with 
the following required elements: 

1) Project Information per Section 492.3. 

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

3) Landscape Design Plan per Section 492.6. 

4) Irrigation Design Plan per Section 492.7. 

5) Grading Design Plan per Section 492.8. 

b. Soil Management Report per Section 492.5 (unless significant mass grading is 
planned, in which case the report shall be submitted prior to permit final). 

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

9. Unbundled Parking (AB 1317 Compliance): If any units within the development are 
offered for rent, the project shall comply with the requirements of Civil Code Section 
1947.1, as may be amended. The property owner shall unbundle all off-street parking 
spaces from the rental price of the dwelling units and provide parking pursuant to 
separate rental agreements consistent with the provisions of State law. 

10. Rooftop Terrace: Prior to issuance of a Certificate of Occupancy, the property owner 
shall submit proposed usage regulations for the rooftop terrace for review by the 
Community Development Director. The proposed usage regulations shall provide for 
regulation of outdoor furnishings (e.g., umbrellas, tables, chairs), decorative plants, 
grills/BBQs, clotheslines, pets, noise, allowable hours of use, and smoking/vaping. 

11. Landscape Maintenance: All landscaping shall be maintained in compliance with CMC 
Section 21.26.040 (Landscaping Maintenance Requirements) and Section 
21.16.110.C.2 (Landscape Maintenance). Dead or unhealthy plants shall be replaced 
with healthy plants of the same or similar type. 

https://www.campbellca.gov/1079/Assembly-Bill-AB-1483
https://www.campbellca.gov/1079/Assembly-Bill-AB-1483
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12. Property Maintenance: All exterior areas of the property, including paved and sidewalk 
areas, be kept free of graffiti, trash, and debris, in compliance with CMC Section 
21.16.110 (Site Maintenance). The property owner shall periodically power-wash 
driveways and the abutting public sidewalk to ensure that concrete surfaces remain 
clean and unsoiled. 

13. Covenants, Conditions, and Restrictions (CC&Rs): Prior to recordation of the final map, 
the property owner shall submit for review and approval by the City a copy of the draft 
CC&Rs which shall include the following provisions. The draft CC&Rs shall be 
accompanied with a response letter that indicates where in the CC&Rs each of the 
following provisions has been addressed. The property owner shall compensate the 
City for the full cost incurred by the City to review the draft CC&Rs.  

a. Formation of a Homeowner’s Association (HOA) to ensure the long-term 
maintenance of buildings and property. 

b. Continued architectural controls to ensure the architectural integrity of the 
project consistent with the Approved Project Plans.  

c. Definition of common areas to be maintained and provision of maintenance for 
these areas. 

d. Provision which shall define the rights of use, allowable landscape or open 
space improvements.  

e. Provision of a funding mechanism to ensure maintenance and upkeep of 
common areas. 

f. Provision of liability insurance in an amount in keeping with accepted industry 
standards covering all common areas and all damage or injury caused by 
negligence of the HOA, its board or any of its agents, or the Owners, against 
any liability to the public or to any Owner incident to the use of or resulting from 
any accident or intentional or unintentional act of an Owner or third-party 
occurring in or about any common area. 

g. Provision that requires ongoing maintenance of the landscaped park strip and 
tree wells in the public right of way. This includes, but is not limited to: trees, 
lawn, plantings, irrigation, etc. Trees shall not be pruned in a manner that would 
not allow the tree to grow to a mature height. 

h. Provision that all landscaping shall be maintained in compliance with Condition 
of Approval No. 11 (Landscaping Maintenance). 

i. Provision that all exterior areas of the property shall be maintained in 
compliance with Condition of Approval No. 12 (Property Maintenance). 

j. Provision for regular monitoring and maintenance of the stormwater system, in 
accordance with the manufacturer’s recommendations, including any 
permeable pavement. 

k. Provision for regular monitoring and maintenance of the private sanitary system 
as documented by the design engineer. 
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l. Provision to prohibit the use of parking spaces for storage purposes, including 
boats, trailers, and recreational vehicles. 

m. Provision to prohibit vehicle washing, and vehicle repair and maintenance 
activities in the project site, including, but not limited to garages and common 
parking areas. 

n. Provision to reference the project's affordability restrictions and the HOA as the 
successors in interest. 

14. Commercial Operational Standards: Use of the ground-floor commercial space is 
subject to the following general operational standards: 

a. Land Use Restriction: The use of the ground-floor commercial space is limited 
to those land uses identified as allowable in the CB-MU (Central Business Mixed 
Use) Zoning District, as specified by CMC Section 21.11.060.B (Land uses in the 
Area/Master Plan areas). 

b. Hours of Operation: Unless otherwise authorized by a Conditional Use Permit, 
the hours of operation of any commercial use are limited to 6:00 AM to 11:00 PM, 
daily. 

c. Loudspeakers: Exterior loudspeakers, exterior audio sound systems, and/or 
public address systems are prohibited.  

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

e. Noise: Regardless of decibel level, no noise generated within the approved 
building shall obstruct the free use of neighboring properties so as to 
unreasonably interfere with the comfortable enjoyment of the neighboring 
residents.  

f. Trash Disposal and Clean-Up: Refuse and recycling receptacles shall be kept 
within the trash enclosure except during collection in compliance with CMC 
Chapter 6.04 (Garbage and Rubbish Disposal).  

g. Storefront Glazing: All storefront glazing shall remain unobscured, except for the 
25% of window area permitted to be occupied with window signage.  

h. Venting: The tenant space shall not be occupied by a restaurant or other food 
service use requiring a Type 1 exhaust hood unless the building is constructed 
with a rooftop ventilation pathway, and all cooking exhaust is discharged to the 
roof. Type 1 exhaust shall not be vented through any building wall or soffit. 

Building Division 

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

16. Timely Completion: Once under construction it shall be the obligation of the property 
owner and contractor to demonstrate continued progress on the project. In the event 
the building permit expires, the City may impose fines or exercise administrative 
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remedies to compel timely completion of work in compliance with CMC Chapter 6.10 
(Nuisance Abatement and Administrative Penalties). 

 
17. Project Addressing: The developer shall submit an addressing request, with the 

required fee, to the City’s Building Division. The request shall include a spreadsheet 
indexing all dwelling units by location, unit number, floor, and size, accompanied by 
corresponding floor plans clearly identifying each unit. The addressing plan shall be 
reviewed and approved by the Building Official prior to acceptance of any building 
permit application. 

18. Construction Management Plan: As required by General Plan Action N-1.11, prior to 
issuance of a building permit the applicant shall submit a construction management 
plan that defines best management practices consistent with Condition of Approval No. 
21 (Environmental Commitments) to reduce construction noise, and shall include 
proposed truck routes for review and approval by the City Engineer. 

19. Electric Vehicle Charging Facilities: Notwithstanding the City’s local electric vehicle 
charging requirements of CMC Section 18.26.050, the project is permitted to provide 
electric vehicle charging facilities at a reduced quantity pursuant to State Density 
Bonus Law. The project shall install low Level 2 (208/240-volt) electric vehicle charging 
outlet receptacles at a minimum of 55 parking spaces, served by a third-party managed 
load control system rather than individually dedicated electric vehicle supply equipment 
(EVSE). 

As the installed receptacles and associated load management system are intended 
solely to provide EV-capable infrastructure and the parking spaces are not designated 
as electric vehicle charging spaces under California Green Building Code (CalGreen) 
Section 4.106.4.2, the dimensional requirements of Section 4.106.4.2.2 (Electric 
Vehicle Charging Space Dimensions) shall not apply. The parking spaces shall comply 
with all otherwise applicable standard parking stall dimensional requirements of the 
Zoning Code. Final EV charging locations, outlet and equipment specifications, load 
management methodology, and electrical load calculations shall be subject to review 
and approval by the Building Official and shall comply with all applicable requirements 
of the California Electrical Code, California Green Building Standards Code, and 
California Building Code accessibility standards. 

20. Cultural Resources: As required by General Plan Action COS-6.b, the following 
requirements shall apply in the event of an inadvertent discovery of cultural resources 
or human remains:  

a. If construction or grading activities result in the discovery of significant historic 
or prehistoric archaeological artifacts or unique paleontological resources, all 
work within 100 feet of the discovery shall cease, the Planning Division shall be 
notified, the resources shall be examined by a qualified archaeologist, 
paleontologist, or historian for appropriate protection and preservation 
measures; and work may only resume when appropriate protections are in place 
and have been approved by the Planning Division. 
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b. If human remains are discovered during any ground disturbing activity, work 
shall stop until the Planning Division and the County Coroner have been 
contacted; if the human remains are determined to be of Native American origin, 
the Native American Heritage Commission (NAHC) and the most likely 
descendants have been consulted; and work may only resume when 
appropriate measures have been taken and approved by the Planning Division.  

21. Environmental Commitments: The following environmental requirements shall apply to 
the construction of the project: 

a. Noise Commitments: The following noise related project commitments shall 
be adhered to during all phases of the project: 

• Any compaction required less than 26 feet from the adjacent commercial and 
residential structures to the south shall be accomplished by using static drum 
rollers which use weight instead of vibrations to achieve soil compaction. As 
an alternative, pre-construction crack documentation and construction 
vibration monitoring may be conducted to ensure that vibrations do not 
damage adjacent structures. 

• Use of bulldozers, loaded trucks, auger/drill rigs, and vibratory hammers 
shall occur at distances of 15 feet or greater from adjacent residential 
structures. 

• Noise-generating construction activities within the project area shall occur 
pursuant to the hours and days outlined in the City of Campbell Municipal 
Code to the maximum extent feasible. Specifically, construction activity shall 
be limited to the hours of eight a.m. and five p.m. daily, Monday through 
Friday. Saturday hours of construction shall be nine a.m. and four p.m. There 
shall be no construction activity on Sundays or public holidays recognized 
by the City of Campbell. 

• Contractors shall use “quiet” models of air compressors and other stationary 
equipment where technology exists. 

• Stationary equipment shall be placed as far as practicable from sensitive 
receptors and directed away from residences. 

• Unnecessary idling of combustion engines shall be prohibited. 

• Construction staging areas shall be located to maximize distance from 
sensitive receptors. 

• Haul truck deliveries shall follow the same time limitations as construction 
activity. 

• A “noise disturbance coordinator” shall be designated to address complaints, 
determine causes, and take corrective actions. The coordinator’s contact 
number shall be visibly posted. 

b. Air Quality Commitments: The following air-quality related project 
commitments shall be adhered to during all phases of the project: 

• Diesel equipment shall use Renewable Diesel. 
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• Best management practices for dust control, such as watering exposed 
surfaces twice daily. 

• All heavy-duty equipment shall meet U.S. EPA Tier 4 Final standards. 

• Engine idling shall be limited to 5 minutes (per 13 CCR 2480 and 2485). 

• HVAC systems shall provide enhanced air filtration (MERV 13 or better for 
ducted systems, or HEPA-grade for PTAC systems). 

c. Biological Protection Commitments: The following biological-protection 
related project commitments shall be adhered to during all phases of the project: 

• Tree removal should occur outside of nesting season (Feb 1–Aug 31). 

• If within the nesting season, a pre-construction survey by a qualified biologist 
shall occur within 15 days before development activities. 

• If active nests are found, CDFW shall be contacted for avoidance protocols. 

• If no nesting is found, removal may proceed. 

PUBLIC WORKS DEPARTMENT 
Land Development Engineering Division 

22. Street Improvements: The applicant has previously entered into a Street Improvement 
Agreement, paid fees, provided surety, and has already begun construction of the 
improvements shown on the approved Street Improvement Plan and Encroachment 
Permit (ENG-2021-197-LD) for the project frontages prior to the implementation of 
MRP 3.0. 

23. Construction Drawings: The applicant shall submit the following permit applications 
prior to, or concurrent with the main Building permit application: 

a. Tract Map: The subdivision map documents required for this project shall be 
submitted for review by the City Surveyor as detailed here: 
https://www.campbellca.gov/DocumentCenter/View/1478 

24. Tract (Final) Map: Prior to issuance of any grading or building permits for the project, 
the applicant shall submit a Tract Map for recordation upon approval by the City, pay 
various fees/deposits and submit the map in a digital format acceptable to the City. 

25. Condominium Plan: Prior to building occupancy, the applicant shall submit a 
Condominium Plan and submit the map in a digital format acceptable to the City. 

26. Covenants, Conditions, and Restrictions: Provide copies of CC&Rs for review by the 
City prior to recordation of the Tract Map and CC&Rs. Maintenance of the stormwater 
treatment facilities shall be part of the CC&Rs. 

27. Park Impact Fee: A fee in-lieu of parkland dedication pursuant to Campbell Municipal 
Code (CMC) Chapter 20.24 (Park Impact Fees and Park Land Dedication Subdivisions) 
is required. The fee shall be calculated based on the total number of residential 
condominium units shown on the Tract Map, using the multi-family rate of $22,247 per 

https://www.campbellca.gov/DocumentCenter/View/1478
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unit, which was the rate in effect at the time the project’s SB 330 preliminary application 
was filed. Credit will be given for the prior payment of $419,893.00, plus interest earned 
(approximately $35,000). Additional credit will be given for two single-family dwellings 
demolished under Building Permit Nos. BLD-2021-1499 and BLD-2021-1500, at a rate 
of $31,452 per dwelling, for a total demolition credit of $62,904. The fees shall be due 
prior to recordation of the Tract Map. 

28. Soils Report: Upon submittal of the Tract Map, applicant shall provide a soils report 
prepared by a registered geotechnical or civil engineer. 

29. Grading and Drainage Plan: Prior to recordation of the Tract Map or issuance of any 
grading or building permits for the site, the applicant shall conduct hydrology studies 
based on a ten- year storm frequency, prepare an engineered grading and drainage 
plan, and pay fees required to obtain necessary grading permits. Prior to occupancy, 
the design engineer shall provide written certification that the development has been 
built per the engineered grading and drainage plans. 

In addition, a plan review letter will be required of the Geotechnical Engineer and 
Structural Engineer that they have reviewed the bio-treatment areas to ensure that the 
non-compacted biotreatment material will not create subsurface and/or surface failures 
due to adjacent structural and vehicle loads. 

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

31. Stormwater Pollution Prevention Measures: Prior to issuance of any grading or building 
permits, the applicant shall comply with the National Pollution Discharge Elimination 
System (NPDES) permit requirements, Santa Clara Valley Water District requirements, 
and the Campbell Municipal Code regarding stormwater pollution prevention. 
Specifically, the project must include source control, site design and treatment 
measures to achieve compliance with Provision C.3. of the NPDES Permit. Measures 
may include, but are not limited to, minimization of impervious surface area, vegetated 
swales, infiltration areas, and treatment devices. The primary objectives are to improve 
the quality and reduce the quantity of stormwater runoff to the bay. 

Prior to the issuance of any building permits: 

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

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

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

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

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

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

iv. Any changes are in conformance with local, state, or federal regulations. 

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

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

34. Pavement Restoration: The applicant shall restore the pavement in compliance with 
City standard requirements. In the event that the roadway has recently received a 
pavement treatment or reconstruction, the project will be subject to the City’s Street 
Cut Moratorium. Prior to commencement of construction, the applicant and City staff 
shall meet and confer to assess and document the current conditions of adjacent 
project roadways. This meeting shall establish a baseline condition for the affected 
streets to serve as the basis for determining future pavement restoration requirements 
associated with the project and restoration consistent with the restoration requirements 
associated with the Street Cut Moratorium. The City’s Pavement Maintenance 
Program website (https://www.ci.campbell.ca.us/219) has detailed information on the 
streets currently under moratorium and the enhanced restoration requirements. 

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

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

https://www.ci.campbell.ca.us/219
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Traffic Engineering Division 

37. New Traffic Signal Design (Page Street/E Campbell Avenue): As part of the prior 
project approval, the applicant paid $187,124.00 toward the future construction of a 
traffic signal at the intersection of East Campbell Avenue and Page Street. In lieu of 
paying additional fees, which would otherwise have been required to reflect 
construction cost escalation since the time of payment, the City and applicant have 
agreed that the applicant shall, at their sole cost, prepare and deliver 100% 
construction design documents to the City for review and approval prior to issuance of 
a building permit authorizing vertical construction.    

The signal design shall be prepared by a licensed professional engineer (civil, traffic, 
or electrical) in coordination with City staff and shall include all plans, specifications, 
and supporting documentation (provided in electronic format, including original CAD 
and Word files) necessary for future construction of the signal by the City. Completion 
and City acceptance of the signal design shall constitute full satisfaction of the 
applicant’s obligation to address cost escalation related to the prior traffic signal 
contribution. The scope of the design shall include the following items: 

a. Removing and replacing existing curb ramps at the northeast and northwest 
corner of Page Street and East Campbell Avenue; 

b. Adding a curb ramp on the northwest corner of Page Street and East Campbell 
Avenue for the new pedestrian crosswalk on the west leg of the intersection;  

c. Adding a spot island on East Campbell Avenue on the northeast corner of Page 
Street and East Campbell Avenue; 

d. Adding traffic signal equipment at Page Street and modifying the existing traffic 
signal at East Campbell Avenue and Gilman Avenue with traffic signal and 
lighting equipment and appurtenant items; and 

e. Modifying signing and striping on East Campbell Avenue from Dillon Avenue to 
Gilman Avenue. 

Preparation of the traffic signal design documents pursuant to this condition shall be 
subject to the professional responsibility, indemnification, and insurance requirements 
set forth below. 

f. Professional Responsibility, Indemnification, and Insurance: The City and 
applicant shall enter into an indemnity agreement, prepared to the satisfaction 
of the City Attorney, under which the City shall fully indemnify and hold the 
applicant harmless from and against any and all claims, liabilities, damages, or 
expenses arising from or related to any design errors, omissions, or deficiencies 
in the approved construction design documents, with no right of recourse or 
claim by the City against the applicant for design-related issues associated with 
the constructed intersection. 

The foregoing indemnity agreement shall not relieve the City from pursuing the 
professional engineer for any claims, liabilities, damages, or expenses arising 
from or alleged to arise from any design errors, omissions, or deficiencies in the 
approved construction design documents caused by the professional engineer. 
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The applicant shall contractually require the professional engineer to indemnify 
the City, and maintain insurance coverage as follows: 

1) Indemnification by Engineer: The professional engineer shall indemnify, 
and hold harmless the City, its officers, and employees to the fullest 
extent allowed by law from any and all claims, actions, causes of action, 
damages, liabilities and losses to the extent they arise out of, pertain to, 
or relate to the negligence, recklessness, or willful misconduct of the 
professional engineer, except for any claims, actions, causes of action, 
losses, damages or liabilities proximately caused by the negligence or 
willful misconduct of City. City shall not be liable for the negligence of the 
professional engineer in performing services described herein. 
Notwithstanding anything in this paragraph to the contrary, any defense 
costs charged to the professional engineer under this paragraph shall not 
exceed the professional engineer’s proportionate percentage of fault. 

i. In the event one or more defendants is unable to pay its 
share of defense costs due to bankruptcy or dissolution of 
the business, the professional engineer shall meet and 
confer with the other parties regarding unpaid defense 
costs. 

ii. Where a project-specific general liability policy insures all 
project participants for general liability exposures on a 
primary basis and also covers all professional engineers for 
their legal liability arising out of their professional services 
on a primary basis, then there shall be no limitation on the 
professional engineer’s duty to provide a defense and cover 
the City's cost of defense. 

2) Insurance by Engineer: The professional engineer shall maintain 
insurance conforming to the following specifications to the fullest amount 
allowed by law for a minimum of four (4) years following the termination 
or completion of this Agreement: 

i. Types of Coverage. The policies shall afford the following types of 
coverage: 

(A) Commercial General Liability; 

(B) Workers’ Compensation and Employer Liability; and 

(C) Professional Liability and/or Errors and Omissions. 

ii. Minimum Scope of Insurance. Coverage shall be at least as broad 
as: 

(A) For Commercial General Liability: Insurance Services 
Office (ISO) CGL Form 00 01 11 85; and 

(B) For Workers’ Compensation: insurance as required by the 
Labor Code of the State of California and Employer's 
Liability insurance; and 
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(C) For Professional Liability and/or Errors and Omissions: 
insurance covering negligence committed by or on behalf 
of the professional engineer in rendering the services 
described above. 

iii. Minimum Limits of Insurance. Professional engineer shall 
maintain limits no less than: 

(A) General Liability: $2,000,000 combined single limit per 
occurrence for bodily, personal injury and property 
damage. If Commercial General Liability Insurance or other 
form with a general aggregate limit is used, either the 
general aggregate limit shall apply separately to this 
project/location or the general aggregate limit shall be twice 
the required occurrence limit; 

(B) Workers’ Compensation and Employer's Liability: Workers’ 
Compensation limits as required by the Labor Code of the 
State of California and Employer's Liability limits of 
$1,000,000 per accident. The Worker’s Compensation 
policy must be endorsed with a waiver of subrogation in 
favor of the City for all work performed by the engineer and 
its employees; 

(C) Professional Liability and/or Errors and Omissions:  
$1,000,000 per claim and $2,000,000 in the annual 
aggregate. 

The limits of insurance required in this condition may be satisfied 
by a combination of primary and umbrella or excess insurance. 
Any umbrella or excess insurance shall contain or be endorsed to 
contain a provision that such coverage shall also apply on a 
primary and non-contributory basis for the benefit of City before 
the City’s own insurance or self-insurance shall be called upon to 
protect it as a named insured. 

iv. Deductible and Self-Insured Retention. Any deductibles or self-
insured retention must be declared to and approved by the City, 
and shall not reduce the limits of liability. At the option of the City, 
either: the insurer shall reduce or eliminate such deductibles or 
self-insured retention as respects the City, its agents, officers, 
attorneys, employees, officials and volunteers; or the engineer 
shall procure a bond guaranteeing payment of losses related to 
investigations, claim administration, and defense expenses. 
Policies containing any self-insured retention provision shall 
provide or be endorsed to provide that the self-insured retention 
may be satisfied by either the named insured or the City. 

v. Other Insurance Provisions. The policies are to contain, or be 
endorsed to contain, the following provisions: 

(A) General Liability Coverage: 
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(I) The City, its agents, officers, attorneys, employees, 
officials and volunteers are to be covered as 
additional insureds as respects: liability arising out 
of the services performed by or on behalf of the 
engineer, products and completed and operations of 
the engineer. It is a requirement of this Agreement 
that any available insurance proceeds broader than 
or in excess of the specified minimum insurance 
coverage requirements and/or limits set forth in this 
condition shall be available to the City as an 
additional insured. Furthermore, the requirements 
for coverage and limits shall be (1) the minimum 
coverage limits specified in this condition, or (2) the 
broader coverage and maximum limits of coverage 
of any insurance policy or proceeds available to the 
named insured, whichever is affords greater 
coverage 

(II) The engineer's insurance coverage shall be primary 
insurance as respects the City, its agents, officers, 
attorneys, employees, officials and volunteers. Any 
insurance or self-insurance maintained by the City, 
its agents, officers, attorneys, employees, officials 
and volunteers shall be excess of the engineer’s 
insurance and shall not contribute with it. 

(III)Any failure to comply with reporting provisions of the 
policies shall not affect coverage provided to the 
City, its agents, officers, attorneys, employees, 
officials, and volunteers. 

(IV) The engineer's insurance shall apply separately 
to each insured against whom claim is made or suit 
is brought except with respect to the limits of the 
insurer's liability. 

(B) Workers’ Compensation and Employer’s Liability 
Coverage: The insurer shall agree to waive all rights of 
subrogation against the City, its agents, officers, attorneys, 
employees, officials, and volunteers for losses arising from 
work performed by the engineer pursuant to this condition. 

vi. Suspension or Cancellation.  If any of the coverages required by 
this condition should be suspended, voided, cancelled or reduced 
in coverage during the term of this condition, Engineer shall 
immediately notify City and replace such coverage with another 
policy meeting the requirements of this condition. 

vii. Subcontractors.  The professional engineer shall agree that any 
and all contracts with subcontractors for performance of any 
matter under this condition shall require the subcontractors to 
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comply with the same indemnity and insurance requirements set 
forth in this condition to the extent that they apply to the scope of 
the subcontractors’ work. Subcontractors are to be bound to the 
engineer and to City in the same manner and to the same extent 
as the engineer is bound to City under this condition. 
Subcontractors shall further agree to include these same 
provisions with any sub-subcontractor. A copy of this condition will 
be furnished to the subcontractor on request. The engineer shall 
require all subcontractors to provide a valid certificate of insurance 
and the required endorsements included in the condition prior to 
commencing any work, and will provide proof of compliance to the 
City. 

viii. Acceptability of Insurers. Without limiting engineer’s 
indemnification provided hereunder, the policies of insurance are 
to be issued by an issuer with a current A.M. Best Rating of A:V 
and who is authorized to transact business in the State of 
California, unless otherwise approved by the City. 

ix. Verification of Coverage. The professional engineer shall furnish 
the City with endorsements and certificates of insurance 
evidencing coverage required by this clause.  The certificates for 
each insurance policy are to be signed by a person authorized by 
that insurer to bind coverage on its behalf.  The certificates are to 
be on forms acceptable to the City. Where required by statue, 
forms approved by the Insurance Commissioner are to be 
submitted.  All certificates are to be received and approved by the 
City before work commences.   

38. Parking Signage: The following parking signs shall be installed: 

a. Install Gilman driveway stop sign; no parking from Campbell Avenue to 20 feet 
south of Gilman driveway. 

b. Install Dillon northern driveway stop sign; no parking from Campbell Avenue to 
20 feet south of northern driveway. 

c. Install Dillon southern driveway no parking signs within 20 feet on both sides of 
Dillon southern driveway. 

COUNTY FIRE DISTRICT 

39. Fire hydrant(s) and fire flow requirements: Fire hydrants shall be located within 400 
feet of all buildings (CFC, Section 507.5.1): 

− New fire hydrants shall be required due to flow requirements. Minimum fire flow 
requirement is 5,625 gpm from 6 hydrants. Submit hydrant spotting plans to 
SCCFD. 

− Hydrant authorization shall be approved from San Jose Water and SCCFD prior 
to building permit approval. 

− Fire flow shall be met from the combination of existing and new hydrant. 
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40. Aerial access required: Buildings or portions of buildings or facilities exceeding 30 feet 
(9144 mm) in height above the lowest level of fire department vehicle access shall be 
provided with approved fire apparatus access roads capable of accommodating fire 
department aerial apparatus. Shown on sheet A33. 

41. Buildings and facilities access: Approved fire apparatus access roads shall be 
provided for every facility, building or portion of a building hereafter constructed or 
moved into or with the jurisdiction [CFC, Section 503.1.1]. 

− AMMR approved (PC-25-2283). See approved AMMR shown on sheet A34. 
Fire department hose valves to be installed at podium. Metal catwalk to be 
installed along back of building over bio retention areas. Additional roof access 
to be provided. 

42. Fire sprinklers required: Approved automatic sprinkler systems in new and existing 
buildings and structures shall be provided in the locations described in this Section or 
in Sections 903.2.1 through 903.2.18. Noted on A33. 

43. Knox Key Boxes/Locks Where Required for Access: Where access to or within a 
structure or an area is restricted because of secured openings or where immediate 
access is necessary for lifesaving or firefighting purposes, the fire code official is 
authorized to require a key box to be installed in an approved location. The Knox Key 
Box shall be a of an approved type and shall contain keys to gain necessary access 
as required by the fire code official [CFC Sec. 506]. Noted on A33. 

44. Fire Alarm Requirements: Refer to CFC Sec. 907 and the currently adopted edition of 
NFPA 72 for fire alarm requirements. Noted on A33. 
 

45. Two-way Communication System Required: Two-way communication systems shall 
be designed and installed in accordance with NFPA 72 (2016 edition), the California 
Electrical Code (2013 edition), the California Fire Code (2016 edition), the California 
Building Code (2016 edition), and the city ordinances where two way system is being 
installed, policies, and standards. Noted on A33. 

 
46. Standpipes Required: Installation standard. Standpipe systems shall be installed in 

accordance with this section and NFPA 14 as amended in Chapter 47. CFC Sec. 
905. Noted on A33. 

 
47. Ground ladder / Emergency rescue openings shall be required: Ground-ladder 

rescue from second and third floor rooms shall be made possible for fire department 
operations. Climbing angle of seventy five degrees shall be demonstrated on the 
plans and maintained. Landscaping shall not be allowed to interfere with the required 
access (CFC Sec. 503 and 1031 NFPA 1932 Sec. 5.1.8 through 5.1.9.2). Shown on 
sheet TM4.1. 
 

48. Fire Department Connection: The fire department connection (FDC) for the structure 
in support of the sprinkler system shall be installed at the street on the street address 
side of the building. It shall be located within 100 feet of a public fire hydrant and 
within ten (10) feet of the main PIV (unless otherwise approved by the Chief due to 
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practical difficulties). FDC's shall be equipped with a minimum of two (2), two-and-
one-half (2- 1/2”) inch national standard threaded inlet couplings. Shown on sheet 
A33. 

49. General Limitation: This review shall not be construed to be an approval of a violation 
of the provisions of the California Fire Code or of other laws or regulations of the 
jurisdiction. A permit presuming to give authority to violate or cancel the provisions of 
the fire code or other such laws or regulations shall not be valid. Any addition to or 
alteration of approved construction documents shall be approved in advance [CFC, 
Ch.1]. 



































































































































Housing Incen�ves Request 

1 

# Standard 
MFDDS 

Sec�on 
City's Standard Requested Standard 

Zone Standards (MFDDS Chapter 3 and 21) 

Waiver # 1  

Building Form § 3.070.4 4 Stories (Max)  6 Stories 

Building Form § 3.070.4 Height top plate 47 " (Max)  70 ". 

Building Form § 3.070.4 Height overall 57 " (Max)  75 ". 

Ra�onale: Increasing the project’s density allows us to provide more affordable units, making the project financially feasible and 

contribu2ng to allevia2ng California’s housing shortage. 

Waiver # 2  
Building 

placement 
§ 3.070.5 

Depth of ground-floor habitable 

space 85% of façade length 
 61% 

Ra�onale: In order to maximize the number of parking spaces within the building and minimize the impact of off-site parking, some 

parking spaces have been incorporated on the ground floor. 

Waiver # 3  
Parking 

required 
§ 21.28.040 Retail: 1 per 200 SF  0 parking 

Ra�onale: Priori2zing residen2al parking over retail parking meets resident needs, making the project more financially feasible. In 

transit-oriented development, residen2al parking aligns be?er with sustainability and urban living goals, suppor2ng a quieter, more 

walkable community. 

Waiver # 4  
Parking Set 

back 
§ 3.070.7 

Front 30 ". min. 

Side Stret 30 ". min. 
 2" 

Ra�onale: The parking is located within the building, and its exterior wall adheres to the building's minimum setback 

requirements. 

Waiver # 5  

Downtown 

Development 

Area: 

§ 3.110 

• Leasing offices and ameni2es 

available only for residents 

are not allowed. 

• Lobby shall be no wider than 

16.5 " 

Leasing and ameni2es located in ground 

floor 

Lobby is wider than 16.5 ". 

Ra�onale: The shallow geometry of the site on East Campbell Avenue makes it impossible to meet this requirement, as the spaces 

cannot be deeper. To create func2onal spaces, we are compelled to use more linear frontage along the street facade. 

Zone Standards (MFDDS Chapter 7) 

Waiver # 6  

Buildings 

wider than 

120 feet in all 

zones except 

T5N and 

T5MS: 

§ 7.030.3 
Modules shall be at least 40 feet 

wide. 

Module B - 22’-6” 

Module D - 22’-6” 

Ra�onale: Modules B and D are under 40 feet, yet the design maintains the intent of the code by reducing the scale of different 

building sec2ons. This is achieved by interrup2ng the massing with strategically placed setbacks on the upper levels. 

Waiver # 7  
Frontage 

Types 
§ 7.040.1 

Each module shall include at least 

one frontage type, as allowed by 

the zone 

Not include building access. 

Ra�onale: The modules with building access have frontage permi?ed by the zoning, whereas Modules B and D do not include 

building access. 

Waiver # 8  

Ground Floor 

Tenant 

Spaces: 

§ 7.040.4 
Ground floor tenant spaces shall 

not exceed 50 feet in width. 
88’-11” 

Ra�onale: The retail space is 88'-11" wide, but it could be divided into two spaces, each smaller than 50 feet. 



2 

# Standard 
MFDDS 

Sec�on 
City's Standard Requested Standard 

Waiver # 9           Windows: § 7.040.6 

B.  All windows or window groupings shall include a sill: 

1.  The sill shall extend beyond the wall surface by at least 1.5 inches min. 

2.  The sill shall extend past the sides of the opening by at least 1/2 of the sill 

height. 

3.  The sill shall be sloped toward the exterior. 

Ra�onale: We have used other elements in the composi2on, such as recessed windows, Juliet balconies, window trims, and 

canopies. 

Waiver # 10 Windows: § 7.040.6 E.  Windows surrounded with masonry shall comply with Sec2on 7.060.2 

Ra�onale: Two windows on Dillon Ave are surrounded by brick and don’t have lintels. 

Waiver # 11 
Masonry 

Openings: 
§ 7.060.2 

(b) Lintel shall extend beyond the opening by at least half its height on both 

sides of the opening 

Ra�onale: Masonry is used only at the corner of East Campbell and Gilman Ave. The design does not accommodate the extension 

of the lintels. 

Waiver #12 EV Parking 

CMC Sec2on 

§ 21.28.045.A 

CGBC Sec2on 

4.106.4.2.2 

Projects located within one-half mile 

of public transit. As provided for by 

Government Code Section 65585, 

no vehicle parking spaces shall be 

required for any development 

project or use that is located within 

one-half mile of a major transit stop 

as defined in Section 21155 of the 

Public Resources Code.  

CGBC Sec2on 4.106.4.2.2.1 requires 

all assigned parking to have one 

charging receptacle per space 

Provide charging access for 55 parking 

spaces with level 2 outlet receptacles that 

will be monitored by a third party. 

Ra�onale: Per CMC sec2on 21.28.045.A, no parking is required at the project loca2on, however, the project is providing 111 

spaces for the convenience of the residents. CGBC Sec2on 4.106.4.2.2.1 requires all assigned parking to have one charging 

receptacle per space. The proposed receptacles will allow a third party vendor to manage billing for the building owner. 

Addi�onal Waiver Request: Pursuant to Government Code Sec2on 65915(e) and the holding in Bankers Hill 150 

v. City of San Diego (2022) 74 Cal.App.5th 755, the applicant further requests waiver of any development 

standard—whether contained in the Campbell Municipal Code, Mul2-Family Development Design Standards 

(MFDDS), General Plan, or other applicable regula2on—that would physically preclude construc2on of the 

project as designed, even if not specifically iden2fied herein. 
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