
SITE AND ARCHITECTURAL REVIEW COMMITTEE 
City of Campbell, California 

 
Register in advance for this Zoom meeting if attending remotely:  
 
www.campbellca.gov/SARCsignup 
 
After registering, you will receive a confirmation email containing information 
about joining the meeting. 

August 25, 2026 
Tuesday 
6:00 PM 

 

SARC AGENDA 
Campbell Community Center, Room # C-35 –  

1 West Campbell Avenue, Campbell, CA 95008 
 

CALL TO ORDER / INTRODUCTIONS 
 
AGENDA MODIFICATIONS OR POSTPONEMENTS 
 
MEETING MANAGEMENT 

The Site and Architectural Review Committee (SARC) is a subcommittee of the Planning Commission 
authorized by the Campbell Municipal Code to review the architectural design and site layout of 
proposed development projects. The SARC makes reports and recommendations to the Planning 
Commission, however, the SARC has no decision-making authority, and its recommendations are not 
binding on the Planning Commission.  
 
SARC meetings are scheduled immediately preceding the 7:00 PM Planning Commission public 
hearings. As such, the time allotted for each application is limited and must be reserved for review and 
discussion by the SARC, staff, and applicants. Any time remaining during the scheduled review time 
may be utilized for public comment at the discretion of the Chair. 
 
SCHEDULED ITEMS 

ITEM/FILE NO.     ADDRESS START TIME  APPLICANT 

1. PLN-2025-167 
Conditional Use Permit with 
Site and Architectural 
Review  

6:00 PM  
Devendra Deshwal, 
Unicorn Structures 

Review of building façade and site layout alterations related to the proposed establishment of an 
approximately 26,000 square-foot 24-hour grocery store (Apni Mandi Farmers Market), on property 
located at 1581 W Campbell Avenue. Planner: Daniel Fama, Senior Planner 

 

ADJOURNMENT  
Adjourn to the next Site and Architectural Review Committee meeting on September 8, 2026, at 6:00 
PM, in the multipurpose room of the Police Department Operations Building, 100 North First Street, 
Campbell, California and via telecommunication. 
 
 

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

 

http://www.campbellca.gov/SARCsignup
mailto:ClerksOffice@campbellca.gov


 

 

To:  Site and Architectural Review Committee           Date: August 25, 2026 

From:  Daniel Fama, Senior Planner   

Via:  Rob Eastwood, Community Development Director  

Subject:  Conditional Use Permit with Site and Architectural Review  

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

BACKGROUND 

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

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

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

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

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

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

and Freddie’s Liquor. 

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

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

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

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

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

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

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

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

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

roofline over the storefront. 

 

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

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

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

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

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

 

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

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

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

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

largely remains today, as shown below. 

 

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

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

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

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

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

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

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

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

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

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

PROJECT DATA 

Zoning Designation:  NC (Neighborhood Commercial) 

General Plan Designation: Neighborhood Commercial   

Net Lot Area: 3 acres 

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

     5,820 square-feet (pad building) 

  42,500 square-feet (total building area) 

 

Tenant Area: 26,085 square-feet 

       922 square-feet  

  27,007 square-feet (total tenant area)  

Building Height: 29 feet   

Parking Supply: 165 spaces (center-wide equivalent) 

DISCUSSION 

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

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

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

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

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

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

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

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

 

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

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

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

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

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

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

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

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

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

wireless telecommunications equipment with a more integrated architectural element. 

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

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

tenant identification area. 

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

to frame the tenant logo and entrance. 

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

architectural detailing. 

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

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

plans as "still graphics." 

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

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

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

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

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

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

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

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

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

surrounding development, public spaces, and natural resources. 

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

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

vibrant places. 

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

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

the city. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

building’s existing architectural features. 

 

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

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

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

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

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

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

 

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

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

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

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

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

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

to 165 vehicle spaces. 

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

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

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

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

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

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

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

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

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

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

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

sized driveways, sufficient queuing, and efficient circulation. 

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

 

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

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

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

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

outdoor display boxes constructed of treated wood with metal brackets.  

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

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

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

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

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

compatible with the overall architectural treatment of the remodeled building. 

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

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

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

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

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

the Planning Commission. 

SUMMARY 

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

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

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

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

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

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

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

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

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

Planning Commission. 

Attachments 

A. Project Plans 
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