
 
CITY OF CAMPBELL 

Community Development Department 
 

 
 

70 North First Street - Campbell, California 95008-1423 - TEL 408.866.2140 - FAX 408.871-5140 - TDD 408.866-2790 

July 31, 2015 
 

NOTICE OF PUBLIC HEARING  
 
Notice is hereby given that the Planning Commission of the City of Campbell has set the time 
of 7:30 p.m., or shortly thereafter, on Tuesday, August 11, 2015, in the City Hall Council 
Chambers, 70 North First Street, Campbell, California, for a Public Hearing to consider the 
application of Cowlick, Inc. dba Steak N' Shake for a Administrative Planned Development 
Permit (PLN2014-309) and Parking Modification Permit (PLN2014-310) to allow establishment 
of a 'standard restaurant' (Steak N' Shake) with early morning operational hours ('late-night 
activity') and outdoor seating, and a reduction in the number of required parking spaces on 
property located at 501 E. Campbell Avenue in the P-D (Planned Development) Zoning 
District. Staff is recommending that this project be deemed Categorically Exempt under CEQA. 
 
Interested persons may appear and be heard at this hearing.  Please be advised that if you 
challenge the nature of the above project in court, you may be limited to raising only those 
issues you or someone else raised at the Public Hearing described in this Notice, or in written 
correspondence delivered to the City of Campbell Planning Commission at, or prior to, the 
Public Hearing.  Questions may be addressed to the Community Development Department at 
(408) 866-2140. 
 
Plans and architectural drawings may be viewed at the Planning Division office during normal 
business hours (8:00 a.m. – 5:00 p.m.) and on the City's 'Public Notices' web page 
(http://www.cityofcampbell.com/501/Public-Notices) under ‘Planning Commission’. 
 
Decisions of the Planning Commission may be appealed to the City Council.  Appeals must be 
submitted to the City Clerk in writing within 10 calendar days of an action by the Commission. 
 
In compliance with the Americans with Disabilities Act, listening assistive devices are available 
for all meetings held in the Council Chambers.  If you require accommodation, please contact 
the Community Development Department at (408) 866-2140, at least one week in advance of 
the meeting. 

 
PLANNING COMMISSION 

  CITY OF CAMPBELL 
PAUL KERMOYAN 

SECRETARY 
 
PLEASE NOTE:  When calling about this Notice, 
   please refer to:  501 E. Campbell Avenue 
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Internal Capture Trips 

The VTA’s Traffic Impact Analysis Guidelines includes standard trip reductions for mixed-use developments.  
However, there are no standard trip reductions provided for the combination of restaurants and retail 
uses.  Therefore, the Trip Generation Manual, which also includes data and methodologies that can be 
applied to determine the proportion of internal trips, was used.  Internal trips can occur at mixed-use 
developments, and in the case of the proposed project would consist of retail patrons and employees in 
the Lloyd Square Shopping Center eating at adjacent restaurants such as the proposed Steak ‘n Shake.  
The majority of these trips would be made by walking, so would not affect the adjacent street network.  
Copies of the spreadsheets indicating the derivation of the internal capture rates are enclosed. 

Total Project Trip Generation 

The proposed project is expected to generate an average of 455 trips per day, including 39 trips during 
the a.m. peak hour and 35 during the p.m. peak hour.  After reductions are taken into account for internal 
capture during the evening peak hour, the project would be expected to generate 24 trips during the 
evening peak hour.  It is also important to note that no credit was applied to account for the prior use of 
the building, which would further reduce the number of net new trips to the surrounding street network.  
The expected trip generation potential for the proposed project is indicated in Table 1, with reductions 
taken for internal capture. 

Table 1 
Trip Generation Summary 

Land Use Units Daily AM Peak Hour PM Peak Hour 

Rate Trips Rate Trips In Out Rate Trips In Out 

High-Turnover (Sit-Down) 
Restaurant 

3.579 ksf 127.15 455 10.81 39 21 18 9.85 35 21 14 

 Internal Capture     - - -  -11 -5 -6 

Total   455  39 21 18  24 16 8 

Note: ksf = 1,000 square feet 

 
Site Access 

Vehicular access to the project site would be via one existing driveway to Lloyd Shopping Center each on 
Foote Avenue, East Campbell Avenue, and Page Street. 

Left-Turn Access at Side-street Approaches to East Campbell Avenue 

Foote Avenue and Page Street intersect East Campbell Avenue at side-street stop-controlled 
intersections.  Drivers entering the project site from the west would be required to turn left into the 
driveway or onto Foote Avenue or Page Street.  Drivers headed east from the project site would be 
required to turn left from a side-street stop-controlled location, either at East Campbell Avenue/Foote 
Avenue, East Campbell Avenue/Page Street, or the project driveway on East Campbell Avenue.  Trips 
added to these left-turn movements would contribute traffic to the movements with the most delay at 
these locations. 
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It should be noted that the East Campbell Avenue Master Plan, prepared by Bottomley Associates Urban 
Design & City for the City of Campbell and approved in May 2007, includes recommendations to signalize 
East Campbell Avenue/Page Street to improve vehicular access into and out of Page Street, as well as 
closing Foote Avenue due to the complicated turning movements and related delays to the adjacent East 
Campbell Avenue/Railway Avenue-Civic Center Drive intersection.  These recommendations, if 
implemented, would improve access to the project site. 

On-Site Circulation 

The proposed project would not result in any changes to the layout within Lloyd Square Shopping Center, 
and therefore on-site circulation would not change with the proposed project.  Based on a review of the 
existing parking lot layout, the on-site circulation for all modes of transportation appears to be adequate, 
and would be expected to remain acceptable with the additional traffic associated with the proposed 
project. 

Parking 

Off-street parking for the proposed restaurant would be provided within the existing Lloyd Square 
Shopping Center parking lot, which has 88 parking spaces and currently serves 10,532 square feet of 
commercial service and retail uses, as well as 3,489 square feet of restaurant space seating up to 68 people. 

Parking Demand 

The existing parking demand of the shopping center was estimated based on parking occupancy survey 
data collected in April 2015, while Lloyd Square Shopping Center was fully occupied with tenants except 
for the unit that would be developed by the proposed project.  On-street parking directly adjacent to 
Lloyd Square Shopping Center is also used as parking for the shopping center, and was therefore included 
in the survey.  Data was collected for the weekday midday lunch peak (11:30 a.m. to 1:30 p.m.), weekday 
p.m. dinner peak (5 p.m. to 7 p.m.), weekend midday lunch peak, and weekend p.m. dinner peak.  All peak 
periods were surveyed twice and averaged over two days. 

The results from the parking occupancy survey are summarized in Table 2.  Based on the results, the peak 
parking demand occurs during the weekday dinner peak, during which time 55 percent of parking spaces, 
or 70 spaces, near Lloyd Square Shopping Center were occupied.  The peak demand of the parking lot 
alone occurs during the weekend lunch peak, during which time 53 percent of parking spaces, or 47 spaces 
in the parking lot, were occupied. 
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Table 2 
Parking Occupancy Survey Results 

Area Number 
of Spaces 

Maximum Number of Occupied Spaces 

 Weekday 
Lunch Peak 

Weekday 
Dinner Peak 

Weekend 
Lunch Peak 

Weekend 
Dinner Peak 

Lloyd Square Parking Lot 88 37 (42%) 44 (50%) 47 (53%) 28 (32%) 

Adjacent On-Street Parking 40 24 (60%) 26 (65%) 22 (55%) 16 (40%) 

Combined On-Street/ 
Off-Street Parking* 

128 60 (47%) 70 (55%) 67 (52%) 41 (32%) 

Note: Lunch Peak = 11:30 a.m. to 1:30 p.m.; Dinner Peak = 5:00 p.m. to 7:00 p.m.; * Combined peak 
parking demand does not equal the sum of peak parking demand for off-street and on-street 
parking as peak parking demand does not occur at the same time for each location 

 
Parking demand for the proposed project was estimated using standard rates published by ITE in Parking 
Generation, 4th Edition, 2010 for  High-Turnover (Sit-Down) Restaurant (ITE LU#932).  The land use code 
subset “Family Restaurant” was used.  In addition, for comparison purposes with parking occupancy survey 
data, parking demand for the existing uses in Lloyd Square Shopping Center were determined.  High-
Turnover Sit-Down Restaurant (ITE LU#932) rates and Shopping Center (ITE LU#820) rates were used 
to estimate existing demand. 

Table 3 
Estimated Parking Demand 

Land Use Units ITE Parking Generation 

  Rate Est. Parking 
Demand 

Proposed Project:    

High-Turnover (Sit-Down) Restaurant 3.579 ksf 5.55 veh/ksf 19 spaces 

Total (based on parking occupancy survey data for 
shopping center parking lot only)* 

  66 spaces* 

Note: ksf = 1,000 square feet, veh = vehicle; * = data from Table 2 

 
Based on the results from the parking occupancy survey data and the projected parking demand for the 
proposed project, the existing supply of 88 spaces in Lloyd Square Shopping Center would be expected 
to accommodate the projected parking demand with the addition of the proposed restaurant. 

City of Campbell Parking Requirements 

The City of Campbell’s Municipal Code stipulates the City’s parking requirements for new developments.  
For a development resulting in a change in use to one that requires more off-street parking than the 
existing or previous use, the number of parking spaces required is this net increase for the new use.  A 
summary of the City’s parking requirements for the proposed project is shown in Table 4. 
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Table 4 
City of Campbell Off-Street Parking Requirements 

Land Use Units City Requirements 

  Rate Spaces 
Required 

Existing    

Specialty Retail Center 3,579 sf 1 space/200 sf 18 

Proposed    

Restaurant 118 seats 
2,326 sf * 

(non-dining space) 

1 space/3 seats +  
1 space/200 sf  

non-dining space 

51 

Total Required Off-Street Parking  33 

Note: sf = square feet; * estimated based on review of site plan 

 
Based on the City of Campbell’s off-street parking requirements, the proposed project would be required 
to provide 33 additional parking spaces.  Because the project does not propose the required addition of 
at least 33 off-street parking spaces it is recommended that the project applicant work with the City on 
approving a parking modification permit. 

Conclusions and Recommendations 

• The proposed Steak ‘n Shake restaurant would be expected to generate an average of 455 net new 
trips per day, including 39 trips during the a.m. peak hour and 24 trips during the p.m. peak hour. 

• Access to the project site would be via the unsignalized intersections of East Campbell Avenue/Foote 
Avenue and East Campbell Avenue/Page Street. 

• Site access could be improved with the implementation of several recommendations from the East 
Campbell Master Plan. 

• On-site circulation of Lloyd Square Shopping Center would not change with the proposed project, 
and would remain acceptable both with the project and without. 

• Based on parking occupancy survey data, the peak parking demand for the existing Lloyd Square 
Shopping Center occurs during the weekday p.m. peak with an average of 70 parking spaces occupied 
near the shopping center. 

• The available parking in the Lloyd Square Shopping Center would be sufficient parking to meet the 
projected parking demand of the shopping center with the proposed restaurant. 

• The project as currently proposed would not add enough parking spaces to satisfy the City’s 
requirements for off-street parking. 

• It is recommended that the project applicant work with the City on the approval of a parking 
modification permit. 
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Thank you for giving W-Trans the opportunity to provide these services.  Please call if you have any 
questions. 

Sincerely, 
 
 
 
Sam Lam, PE 
Associate Engineer 
 
 
 
Mark Spencer, PE 
Principal MES/stl/CMP015.L1 

 
Enclosure: Site Plan 
   Internal Trip Capture Estimation Spreadsheets 
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Project Name: Organization:

Project Location: Performed By:

Scenario Description: Date:

Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs
1 Quantity Units Total Entering Exiting

Office 0

Retail 29 13 16

Restaurant 35 21 14

Cinema/Entertainment 0

Residential 0

Hotel 0

All Other Land Uses
2 0

64 34 30

Veh. Occ.
4 % Transit % Non-Motorized Veh. Occ.

4 % Transit % Non-Motorized

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses
2

Office Retail Restaurant Residential Hotel

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Office Retail Restaurant Residential Hotel

Office 0 0 0 0

Retail 0 5 0 0

Restaurant 0 6 0 0

Cinema/Entertainment 0 0 0 0 0

Residential 0 0 0 0

Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips

All Person-Trips 64 34 30 Office N/A N/A

Internal Capture Percentage 34% 32% 37% Retail 46% 31%

Restaurant 24% 43%

External Vehicle-Trips
5 42 23 19 Cinema/Entertainment N/A N/A

External Transit-Trips
6 0 0 0 Residential N/A N/A

External Non-Motorized Trips
6 0 0 0 Hotel N/A N/A

*Indicates computation that has been rounded to the nearest whole number.

Estimation Tool Developed by the Texas A&M Transportation Institute - Version 2013.1

Existing + Project (Retail is Exisitng) 4/23/2015

PM Street Peak Hour

Table 1-P: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use
Development Data (For Information Only ) Estimated Vehicle-Trips

3

Table 2-P: Mode Split and Vehicle Occupancy Estimates

Land Use
Entering Trips Exiting Trips

NCHRP 684 Internal Trip Capture Estimation Tool

Steak 'n Shake W-Trans

501 E. Campbell Ave, Campbell, CA SL

Table 3-P: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)
Destination (To)

Cinema/Entertainment

Table 4-P: Internal Person-Trip Origin-Destination Matrix*

Origin (From)
Destination (To)

Cinema/Entertainment

0

0

0

0

0

Table 5-P: Computations Summary Table 6-P: Internal Trip Capture Percentages by Land Use

4
Enter vehicle occupancy assumed in Table 1-P vehicle trips.  If vehicle occupancy changes for proposed mixed-use project, manual adjustments must be 

6
Person-Trips

1
Land Use Codes (LUCs) from Trip Generation Manual , published by the Institute of Transportation Engineers.

2
Total estimate for all other land uses at mixed-use development site is not subject to internal trip capture computations in this estimator.

3
Enter trips assuming no transit or non-motorized trips (as assumed in ITE Trip Generation Manual ).

5
Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P.


