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70 North First Street  
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Dear Campbell Resident,                     February 15, 2023 

The Planning Commission of the City of Campbell will hold a Public Hearing at 7:30 p.m., or shortly thereafter, on Tuesday March 14, 2023, in the 
City Hall Council Chambers, 70 North First Street, Campbell, California, to consider the following item:   

Notice of Public Hearing 

- City of Campbell - 

Community Development Department 

70 N. First Street, Campbell CA 95008 

(408)866-2140 | planning@campbellca.gov 

Note: Applications may change after initial application submittal. To 
view the project plans, please scan the QR code. 

**Asistencia en Español disponible, 

Simplemente  marque (408) 866-2140 y pida traduccion en Español 

 

Please be advised that if you challenge this item in court, you may be limited to raising only those items identified at the Public hearing or submitted in 

writing to the Planning Division at, or prior to, the Public Hearing. Failure to exhaust all administrative appeals may preclude a challenge in court. 

You may participate virtually or watch online: 

 Register online to speak via Zoom: (https://campbellca.gov/PCSignup.)  

 Watch YouTube live-stream (https://www.youtube.com/user/CityofCampbell.) 

Hearing impaired or TTY/TDD text telephones users may contact the City by dialing 711 for California Relay Services (CRS) ) or by telephoning any other 

providers’ CRS telephone number. We may provide appropriate aids and communication services for qualified persons with disabilities such as: sign 

language interpreters, assistive hearing devices, and other services for people with speech vision, and hearing impairments 

Project Description:  

Construction of a 3-story, approximately 8,000 square-foot mixed-use build-

ing, consisting of ground-floor and 2nd-level (mezzanine) commercial/office 
space, and three 1-bedroom upper-level apartment units. Staff is recom-

mending that this item be deemed Categorically Exempt under CEQA. Ten-

tative City Council Meeting Date: April 18, 2023  

Project Address: 24-28 E. Campbell Ave.  

Zoning | Area Plan:  P-D | Downtown Development Plan 

Neighborhood Association(s):  DT Campbell Neighborhood Assoc. 

Council District: 3 

File No.: PLN-2022-79 

APN:  279-46-021  

Applicant: Joma Studio Architects 

Property Owner:  Payman Farzaneh 

Application Type: Planned Development Permit  

Project Planner: Daniel Fama, Senior Planner 

Email Contact: danielf@campbellca.gov  

Phone Contact: (408) 866-2193 



 
 
To:  Site and Architectural Review Committee           Date: February 15, 2023 

From:  Daniel Fama, Senior Planner   

Via:  Rob Eastwood, Community Development Director  

Subject:  Planned Development Permit  

File No.:  PLN-2022-79 ~ 24-28 E. Campbell Avenue    

BACKGROUND 
Proposed Project: The above referenced application (referenced Attachment Plans) would allow 
construction of a 3-story, approximately 8,000 square-foot mixed-use building, consisting of 
ground-floor and 2nd-level (mezzanine) commercial/office space, and three 1-bedroom upper-level 
apartment units, as depicted, below: 

 
 

Project Site: The project site consists of two small parcels, approximately 4,400 square-feet in area, 
located along East Campbell Avenue, one parcel east of South Winchester Boulevard, within the   
P-D (Planned Development) Zoning District and the Central Commercial General Plan Land Use 
District, and subject to the Downtown Development Plan. The site borders retail buildings to the 
east and west, and residential uses to the south, as shown, below. The property is currently developed 
a retail building (former Heroes Comics) and a two-level dwelling on the rear parcel. 

 

MEMORANDUM 
         Community Development Department 

Planning Division  
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PROJECT DATA 

Zoning Designation:  P-D (Planned Development) 

General Plan Designation: Central Commercial 

Proposed Density: 23.3 units/gr. acre    (up to 27 units/gr. acre Max. Density) 

Lot Area 
 Gross Lot Area: 5,600 square-feet (to Street Centerline) 
 Existing Net Lot:  4,400 square-feet (current) 
 New Lot Area: 4,320 square-feet (post-dedication) 

Building Height (New): 41 feet1 45 feet (Max. Allowed) 

Building Square Footage : 7,943 square-feet  

Floor Area Ratio (FAR) 1.052 1.5 (Max. Allowed) 

Parking:  0 stalls  0 stalls (per AB 2097) 

Building Setbacks Proposed Required 
Front (north):   ¾ feet  N/A 
Sides (west):   0 feet N/A 

 Sides (east):  ½ feet N/A 
Rear (south):   15 feet   N/A 

          
DISCUSSION 
Scope of Review: 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. Please note that this application does not constitute a "housing development project" 
under the Housing Accountability Act in that less than two-thirds of the square footage comprises 
residential use (approximately 49% of the building). As such, the  SARC may apply the City’s non-
objective design criteria in its review of the proposal, as it finds necessary. 
 
Downtown Campbell Development Plan: The application should be evaluated for consistency with 
the Downtown Campbell Development Plan, specifically the policies discussed, below. 

• Mixed-Use Building: The project proposes a ground-floor showroom space, rear and upper-
level (mezzanine) office space, and upper-level apartment units at the maximum density 
allowable, providing a variety of daytime and evening land uses on a small parcel consistent 
with Policy LU-5.1.  
Policy LU-5.1:  Mixed Use Projects: Encourage property owners and developers to consider residential 

mixed use projects where appropriate, particularly east of the light rail tracks, to facilitate 
housing adjacent to mass transit and to help create a "24 hour" Downtown community. 

 
1 Building height is measured to the top "building's highest roof surface," except for "roof structures for the housing of 
elevators, stairways, tanks…" (CMC Sec. 21.18.050). As such, the building height is measured to the top roof surface 
of the rooftop restroom rather than the elevator or stairway enclosures or the surface level of the primary building roof. 
2 For a mixed-use building, the FAR excludes the residential component of the building per CMC Sec. 21.36.130.B.3. 

https://www.campbellca.gov/DocumentCenter/View/619/DowntownDevelopmentPlan?bidId=
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• Physical Development: The proposed project would add new development beyond the 
Downtown's traditional core (i.e., the area bounded by the loop streets). As shown in the 
photo, below, this will be a highly visible building that will strengthen the connection 
between Downtown Campbell and the Winchester Boulevard corridor, in furtherance of 
Policy LU-6.1. 
Policy LU-6.1:  Expansion of Downtown: Facilitate and encourage the evolution of the Downtown beyond 

the loop streets, eastward to the Hwy 17 overpass and westward to the Community Center, 
through public improvements, urban design and land use patterns that connect, both visually 
and physically this stretch of Campbell Avenue. 

 

• Density: The proposed project will maximize the use of a small property with a 3-story 
mixed-use building in an urban-scale appropriate for a downtown environment, without 
exceedance of any applicable development standards (height, FAR, density), consistent with 
Policy LU-7.1. This is illustrated in the project's streetscape drawing, below, which shows 
the proposed building aligns with the linear extent of the adjacent building and is only 
approximately 50% taller. The building's massing is also minimized such that the upper-
level, beyond the terrace, is stepped back from the lower two-levels by 20-feet, which will 
result in a 2-story feel at the street-level. 

Policy LU-7.1:  Urban/Small Town Densities: Downtown development should achieve densities and 
development patterns consistent with urban centers and central businesses districts, while 
maintaining a small town scale. 
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• Building Orientation: The ground floor showroom/retail space will connect directly onto 
the Campbell Avenue sidewalk to provide a strong pedestrian-connection (residential access 
will be taken from the side of the building via a walkway). Due to the property's narrowness, 
this storefront would extend only 35-feet in width, which is roughly equal to the width of 
the neighboring "The Energy House" building, which would maintain development pattern 
of this segment of East Campbell Avenue, consistent with Policy D-1.1. 

Policy D-1.1:  Building Orientation and Layout: New development and major rehabilitation projects shall 
orient buildings on the street to create a continuous development pattern geared to the 
pedestrian. 

• Building Articulation: Three primary building materials are proposed—stacked stone, 
stucco, and composite siding—accented with metal elements that along with varied wall 
planes and ample fenestration,  result in  well-articulated elevations that lend layers of depth 
to the building. The overall design approach provides a contemporary appearance using 
traditional materials and building forms, consistent with newer development in the 
Downtown and Policy D-1.2, below. Of note, the design treatment extends the entirety the 
west elevation (as shown on Page 1), which will be visible through the adjacent parking lot 
until such time that the neighboring property (Subway/ Psycho Donuts) is itself developed 
in the future. 

 
Policy D-1.2:  Building Articulation: Given the unique character of the Downtown district, new 

development and major rehabilitation projects shall incorporate the traditional architectural 
style, articulation and details that reflect the City’s history and promote its future. 
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Parking: Under the recently adopted AB-2097, the City is precluded from applying a parking 
standard for any project within one-half mile of major public transit. As the Downtown Campbell 
Light Rail Station is approximately one-third of a mile away, the project is not required to have and 
does not provide any parking facilities. As such, customers and residents will have to rely on existing 
area street parking (although the applicant has indicated he may secure a private shared parking 
arrangement with the adjacent property owner). 

Open Space: There is no open space requirement for projects within the P-D Zoning District. 
However, the proposed building would include an accessible rooftop deck spanning the entirety of 
the building that will provide recreational space of the residents (enhanced by a rooftop restroom). 
Additionally, each of the units will also have a private balcony or terrace. 

Noise: All residential projects are subject to the City's noise standard of 65 dBA for exterior noise 
levels and 45 dBA for interior noise levels from stationary noise sources and traffic-related noise 
exposure standard of 60 dBA CNEL for outdoor noise in noise-sensitive outdoor activity areas and 
45 dBA CNEL for indoor noise. The applicant's acoustical study provides recommended STC 
(Sound Transmission Class) for the window systems necessary to satisfy these standards. 

Public Improvements: The Public Works Department is requiring that the project dedicate two-feet 
of property along the frontage to allow for a widened 10-foot public sidewalk. This is a lesser 
improvement than that contemplated by the Winchester Boulevard Master Plan. Although the 
project site is located within the Downtown Development Plan, the Winchester Boulevard Master 
Plan has a slight overlap in this area in the street improvement section, where it recommends that 
the City evaluate new curbside parking, as excerpted from Pg. 35, below. Given the already compact 
size of this property, city staff determined that requiring such a large dedication of land (7-8 feet) 
would represent a disproportional exaction that would infringe on the owner's property rights. 

Improvements are recommended for the southerly portion of the Winchester/Campbell Avenue intersection as 
well. These include new sidewalk and street lighting, a bulb-out at the southwest corner (no lane modification 
required), and reconfiguration of the southerly frontage of East Campbell Avenue to accommodate curbside 
parking if new development occurs, similar to conditions within Downtown. This would require dedication of 
7 to 8 feet of property along frontage to allow for this parking area and a sidewalk space. 

 

SUMMARY 

The SARC should discuss the proposed project's design approach and site layout. If the SARC 
believes that the project warrants changes, the applicant may be asked to revise the design for review 
by the Planning Commission.  

 

https://www.campbellca.gov/DocumentCenter/View/177/Winchester-Master-Plan
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