
City of Santa Clara

Meeting Agenda

Planning Commission

City Hall Council Chambers6:00 PMWednesday, September 26, 2018

6:00 PM STUDY SESSION

Confirmation of a Quorum

Study Session: Tasman East Specific Plan18-1045

7:00 PM REGULAR MEETING

Call to Order

Pledge of Allegiance and Statement of Values

Roll Call

DECLARATION OF COMMISSION PROCEDURES

CONTINUANCES/EXCEPTIONS

CONSENT CALENDAR

Consent Calendar items may be enacted, approved or adopted, based upon the findings prepared and provided in 

the written staff report, by one motion unless requested to be removed by anyone for discussion or explanation.  If 

any member of the Planning Commission, staff, the applicant or a member of the public wishes to comment on a 

Consent Calendar item, or would like the item to be heard on the regular agenda, please notify Planning staff, or 

request this action at the Planning Commission meeting when the Chair calls for these requests during the Consent 

Calendar review.  Items listed on the Consent Calendar with associated file numbers constitute Public Hearing 

items.

1.A Planning Commission Minutes of August 8, 201818-1264

1.B Planning Commission Minutes of August 22, 201818-1265

1.C Action on Use Permit for ABC License Type 41 at 2047 El 

Camino Real

18-1143

Adopt a Resolution approving a Use Permit for the 

sale and service of beer and wine (ABC License Type 

41) in an existing restaurant (Tay Ho), subject to 

conditions.

Recommendation:
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Planning Commission Meeting Agenda September 26, 2018

1.D Action on a Variance to Allow an Addition to a Single Family 

Residence with a Non-Conforming Garage at 741 Enright 

Avenue

18-1206

Approve the Variance to allow a 809 square foot front 

and rear addition to a single-family residence and 

retain an attached one-car garage, in lieu of 

two-covered parking spaces as required by the zoning 

code.

Recommendation:

1.E Action on Use Permit to Allow Outdoor Play Area for a New 

Child Day Care Facility  at 1190 Benton Street

18-1213

Adopt a Resolution approving the Use Permit to allow 

outdoor play area for a new child day care facility at 

1190 Benton Street.

Recommendation:

PUBLIC PRESENTATIONS

Members of the public may briefly address the Commission on any item not on the agenda.

PUBLIC HEARING

Items listed above under Items for Council Action will be scheduled for Council review following the conclusion of 

hearings and recommendations by the Planning Commission.  Due to timing of notices for Council hearings and the 

preparation of Council agenda reports, these items will not necessarily be heard on the date the minutes from this 

meeting are forwarded to the Council.  Please contact the Planning Division office for information on the schedule of 

hearings for these items.

2. Public Hearing: Action on a Conditional Use Permit for Planet 

Granite to Allow a Climbing Gym and Outdoor Workout Area 

Located at 801 Martin Avenue

18-961

1. Adopt a Resolution to Approve a Use Permit to 

allow a climbing gym and outdoor workout area 

located at 801 Martin Avenue, subject to conditions of 

approval.

Recommendation:

REPORTS OF COMMISSION/BOARD LIAISON AND COMMITTEE:

1. Announcements/Other Items

2. Board or Committee Assignments

3. Architectural Committee

4. Commissioner Travel and Training Reports, Requests to attend Trainings

DIRECTOR OF COMMUNITY DEVELOPMENT REPORTS:
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Planning Commission Meeting Agenda September 26, 2018

1. Planning Commission Budget Updates

2. Upcoming Agenda Items

3. City Council Actions

ADJOURNMENT:

The next regular scheduled meeting is on October 10, 2018 at 7:00 PM in the City Hall Council Chambers.
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1045 Agenda Date: 9/26/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Study Session: Tasman East Specific Plan

BACKGROUND
The City of Santa Clara 2010-2035 General Plan identifies the Tasman East Focus Area, bounded by
Tasman Drive to the south, Lafayette Street to the west, the municipal golf course to the north and
the Guadalupe River to the east, as a Focus Area intended to support new higher density residential
development during the timeframe of the General Plan.  The City began preparation of the Tasman
East Specific Plan in 2016 in order to establish land use policies that will guide the implementation of
new development consistent with the General Plan vision.  The Specific Plan process has provided
multiple opportunities for community input including four community meetings and four City Council
study sessions.

Preparation of the Specific Plan is scheduled to be completed for Planning Commission
consideration in October, and City Council consideration in November of this year.  A Draft
Environmental Impact Report (EIR) has been prepared and public circulation of the document closed
in mid-September.

The purpose of the session is to provide the Planning Commission with a summary of key features of
the Specific Plan and to describe the next steps in the Specific Plan process in advance of the public
hearing on adoption of the plan.

Vision
The vision set forth in the Tasman East Specific Plan is to create a new high-density five to eight
stories residential neighborhood in Santa Clara focused on an inviting streetscape and urban
amenities, including retail uses with outdoor seating, urban-scaled parks that complement the built
environment, and a network of greenways that allow for additional pedestrian connections through
the neighborhood.  Streets within the Specific Plan area will include wide sidewalks, park strips with
large trees, and ample space for businesses to place tables, chairs and umbrellas.  Parks, plazas
and other open space amenities will have an urban character and be planned to support a wide
variety of “placemaking” activities. The draft plan is available at
<http://santaclaraca.gov/government/departments/community-development/planning-division/specific
-plans/tasman-east> .

Land Use
Consistent with the envisioned urban character, residential densities in the neighborhood are planned
to be a minimum of 100 dwelling units per acre.  The City has previously identified a goal for the Plan
to support 4,500 dwelling units along with neighborhood serving retail and amenities.  The Specific
Plan area is approximately 45 acres in area, with 7 of those acres dedicated to road network and an
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18-1045 Agenda Date: 9/26/2018

additional 10 acres planned for useable open space, leaving approximately 28 acres of land available
for development and suggesting an average density of 160 dwelling units per acre (DU/AC) in order
to achieve 4,500 units.

As a part of the planning process, the staff is considering a recommendation to creating a new
General Plan land use designation, Transit Residential, which would allow residential densities from
85-350 dwelling units per acre (DU/AC), along with supportive commercial uses. This General Plan
designation could be applied to similar Future Focus Areas.

The Specific Plan Land Use diagram also identifies potential locations for park space, greenways, a
mixed-use “main street”, and other public amenities, as shown in Attachment 1.  The main street, at
the center of the Specific Plan area along Calle del Sol, will be a focal point for the new
neighborhood.  A new Zoning District would be established along with the Specific Plan to facilitate
development of the Specific Plan area consistent with its vision.

DISCUSSION

Roadways and Access
As noted above, a key feature of the Specific Plan will be a new main street along the existing Calle
del Sol alignment, which includes an extension of the street north to connect to Calle del Mundo.
The Specific Plan also incorporates the extension of Lick Mill Boulevard through the Specific Plan
area from Tasman Drive northward to the future CityPlace industrial park.  In providing these new
roadways, the Plan seeks to balance vehicular circulation needs with placemaking goals, providing a
variety of street types that can accommodate regional and local vehicular traffic, bicyclists and
pedestrians.

Development of the Calle del Sol extension is contingent on obtaining the land needed for the
proposed right-of-way, and on solving a number of infrastructure challenges, including relocation of
the Primavera lift station, a major piece of sewer infrastructure, and the re-location of a cellular
antenna.

The Specific Plan land uses will leverage adjacency to the Lick Mill Light Rail Station, utilizing a
robust Transportation Demand Management (TDM) Plan to minimize vehicle trips.  As the Specific
Plan is implemented, new projects will incorporate measures responsive to the evolving nature of
transportation, including commuter behavior, availability of first and last mile connections to transit,
and other advancements such as ride hailing and ride sharing technology.

Park Spaces and Greenways
Consistent with City Council input from February 6, 2018 study session, the Specific Plan establishes
an ambitious Park Space and Greenways plan to provide 10 acres of open space area.  These open
spaces are distributed over smaller districts identified within the Specific Plan, with the open space
areas in each district anchored by a publicly dedicated park. These parks will be connected to each
other and to the Guadalupe River trail by a series of greenways, as shown in the Open Space and
Greenways diagram, Attachment 1.  The combination of publicly dedicated parkland, publicly
accessible greenways and open spaces, and private amenity spaces (given half credit per the
parkland dedication ordinance) will account for the ten acres of outdoor amenity space under the
plan.
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Greenways will form a pedestrian network between park spaces. Greenways will include
landscaping, and will be public in character, meaning that the greenways will be at grade, visually
open, and easily understandable by a person on foot. These pathways extend beyond the Plan Area,
and offer connections to nearby regional open spaces such as Ulistac, the future CityPlace Central
Park, and the City of Santa Clara’s Youth Soccer Park.

Multimodal Connectivity
Intentional placement of greenways, active building frontages, retail, and sidewalks enhance and
encourage walking within the Specific Plan and to the nearby light rail stations.  Bicycle paths will
also connect the residents within the Specific Plan to nearby employment and entertainment
destinations, such as those planned in the City Place project.

Affordable Housing
The Specific Plan is proposed to include an affordable housing strategy for the Specific Plan area.
The City’s recently adopted Affordable Housing Ordinance includes a pipeline provision so that
residential project applications submitted to the City prior to August 1 of this year are not subject to
the new 15% inclusionary requirement provided they complete the entitlement process prior to
December 1, 2020.  As drafted, the Specific Plan would extend this deadline by one year to August 1,
2019, accounting for the extended timeframe of the Plan preparation coinciding with the preparation
of the Specific Plan, but also commit all projects filed prior to that date to meet a 10% inclusionary
requirement following the same terms as set in the Citywide ordinance.  The City received a total of
eight applications within the Tasman East Area prior to August 1, totaling 3,353 units that would fall
under the pipeline provision and be expected to produce a minimum of 335 units of affordable
housing per the Specific Plan.  Other project applications may be submitted in the next year that
could take advantage of the additional time proposed for the Tasman East Specific Plan should the
Plan be adopted as proposed.

Incentives for High Density
The Specific Plan establishes an ambitious target of 4,500 new residential units.  As previously
discussed with the City Council, this would likely require some use of more expensive construction
types (e.g. Type I or Type III which make use of steel and/or concrete) which may be infeasible under
current market conditions.  Other cities seeking to promote high-rise development have provided
reductions in park impact fees and/or affordable housing requirements to offset higher construction
costs.  While all projects in the Plan Area are anticipated to be over 100 dwelling units/acre, Council
may want to consider incentives for higher densities requiring more expensive construction.

The active developers in the Specific Plan have proposed the following incentive for projects that
provide densities greater than 120 dwelling units/acre or 140 dwelling units/acre. The intent of this
incentive is to increase both the total number of units and the total number of affordable units
produced within the Plan area by better utilizing the available land.  The following two phases are
proposed based on filing dates:

Phase 1 includes all residential projects with applications filed prior to August 1, 2019 and that
receive planning entitlements prior to December 1, 2021

Phase 2 includes all residential projects filed on or after August 1, 2019, and residential projects filed
prior to August 1, 2019 that did not receive planning entitlements prior to December 1, 2021.
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Table: Proposed Incentive - Progressive Reduction in Affordability Requirements

Density Range Phase 1:  Required %
Inclusionary  (100% AMI)

Phase 2:  Required %
Inclusionary  (100% AMI)

≤120 DU/AC 10% 15%

 >120 DU/AC &    ≤
140DU/AC

8% for portion of project over
120 DU/AC

12% for portion of project over
120 DU/AC

 > 140 DU/AC 5% for portion of project over
140 DU/AC

10% for portion of project over
140 DU/AC

All of the affordable units provided in each residential project in both Phases 1 and 2 would need to
meet an average 100% Area Median Income affordability level.

As shown in the following table, the overall result of this incentive would be to produce both more
market rate and more affordable units by encouraging developers to build at higher densities.

Table: Units and Affordable Units Produced by Example Project at Different Densities

Project
Density

Total Units    (1
Acre Site)

Total Affordable Units
Phase 1 Project*

Total Affordable Units
Phase 2 Project*

120 DU/AC 120 12 18

140 DU/AC 140 13 20

160 DU/AC 160 14 22

*Where fractions of a whole unit are part of the required number of units, developers are given the
option to either provide a proportional in-lieu fee for the fraction of affordable housing unit required or
provide an additional unit.

Community Meeting Spaces
Providing public amenities will be an important part of the Specific Plan placemaking strategy.  As
presented at the previous City Council study session, the Specific Plan would require the that one
community room (2,000 sq ft) be made available for use by the general public on weekday evenings
(Monday - Thursday) and Saturday mornings and a proposed plaza area would be designed to
support library services in the form of a docking station for a book mobile.  The Council expressed
concern at that study session that one Community room would be insufficient to meet public demand
and also that a more substantial facility is needed for library services.  In addition to making a room
available to the broader community, active developers within Tasman East have provided input that
they each intend to provide approximately 2,000 square feet of common area per project which could
be used by building residents and their guests to meet this need within the community.  Further, one
developer has indicated that they could include a library book area within a proposed retail (likely
café) space.

Next steps
The Specific Plan and associated EIR will be brought to the Planning Commission for
recommendation and to the City Council for adoption in October and November 2018.

ENVIRONMENTAL REVIEW
The action being considered does not constitute a “project” within the meaning of the California
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Environmental Quality Act (CEQA) pursuant to CEQA Guidelines section 15378(b)(4) in that it is an
informational report that does not involve any commitment to any specific project which may result in
a potential significant impact on the environment.

PUBLIC CONTACT
Public contact was made by posting the Council agenda on the City’s official-notice bulletin board
outside City Hall Council Chambers. A complete agenda packet is available on the City’s website
and in the City Clerk’s Office at least 72 hours prior to a Regular Meeting and 24 hours prior to a
Special Meeting. A hard copy of any agenda report may be requested by contacting the City Clerk’s
Office at (408) 615-2220, email clerk@santaclaraca.gov <mailto:clerk@santaclaraca.gov> or at the
public information desk at any City of Santa Clara public library.

As mentioned above, four community meetings have been conducted for the Specific Plan, the most
recent of which was on June 7, 2018. Approximately fifteen members of the public were in
attendance. Comments that the public made included:

-Ensure public access to trails
-Interest in public programming and entertainment in the park spaces
-Interest in bike share
-Need for community amenities (community center and family amenities)
-A desire to have all the upcoming projects in the north side of Santa Clara work together to provide
complementary amenities

In addition, some property owner representatives in the plan area expressed concerns about the
proposed roadways and the impact of implementing those roadways on the future ability to develop
their properties.

Reviewed by: John Davidson, Principal Planner
Reviewed by: Alexander Abbe, Assistant City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Tasman East Specific Plan Area Draft Land Use Framework Diagram
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1264 Agenda Date: 9/26/2018

SUBJECT
Planning Commission Minutes of August 8, 2018
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City of Santa Clara

Meeting Minutes

Planning Commission

Draft

6:00 PM City Hall Council Chambers08/08/2018

CALL TO ORDER

Meeting was called to order at 6:02 p.m.

PLEDGE OF ALLEGIANCE AND STATEMENT OF VALUES

Chair Ikezi initiated the Plege of Allegience and read the Statement of 

Values.

ROLL CALL

Commissioner Yuki Ikezi, Chair Sudhanshu Jain, Commissioner 

Lance Saleme, and Commissioner Anthony Becker

Present 4 - 

Commissioner Steve Kelly, and Vice Chair Raj ChahalAbsent 2 - 

DECLARATION OF COMMISSION PROCEDURES

Chair Ikezi read the Commission Procedures.

STUDY SESSION

18-1046 Study Session on the Climate Action Plan

Recommendation: Recommend the Planning Commission give staff direction on the Climate 

Action Plan Update.

A presentation was made by Intern Calyn Hart a Civic Spark AmeriCorps 

Fellow who coordinated the City's Climate Action Plan.

Commissioners suggested the following:

- Work on carpool database for city employees

- City Hall be upgraded to be energy efficient thermostats and furnaces

- Consider offering reduced parking ratios in exchange for additional 

Transportation Demand measures

CONTINUANCES/EXCEPTIONS

None

CONSENT CALENDAR
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08/08/2018Planning Commission Meeting Minutes

1.A 18-999 Public Hearing: Action on Use Permit for Two Subdivision Signs Located 

at 2051 and 2151 Mission College Boulevard

Recommendation: Adopt a Resolution approving the Use Permit for the properties at 2051 

and 2151 Mission College Boulevard to allow two subdivision signs for the 

Mission Park campus, subject to conditions of approval.

Item was pulled by Commissioner Jain who had questions on the light 

pollution from the signs.  Planning Manager Reena Brilliot addressed the 

issue that there would be no lighting pollution and the applicant spoke on 

the issue also.

A motion was made by Chair Jain, seconded by Commissioner 

Ikezi, to adopt a resulution approving the Use Permit for the 

properties at 2051 and 2151 Mission College Bouleverd to allow two 

subdivsiion signs for the Mission Park Campus, subject to 

conditions of approval. The motion carried by the following vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

1.B 18-1058 Action on Planning Commission Meeting Minutes of June 13, 2018

Recommendation: Approve Planning Commission Meeting Minutes of June 13, 2018

After the Item had been approved, Chair Ikezi stated that she had 

comments on the minutes and would like them written clearer in the future.

A motion was made by Commissioner Ikezi, seconded by 

Commissioner Saleme, that this item be Approved with clarification 

to be made on the mintues. The motion carried by the following 

vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

1.C 18-1059 Action on Planning Commission Meeting Minutes of June 27, 2018

Recommendation: Approve the Planning Commission Meeting Minutes of June 27, 2018.

Item was pulled by Chair Jain and Commissioner Ikezi who asked 

questions on several items.

A motion was made by Commissioner Ikezi and Seconded by 

Commissioner Saleme to approve the  Planning Commission 

Meeting Minutes of June 27, 2018
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08/08/2018Planning Commission Meeting Minutes

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

1.D 18-1060 Public Hearing: Action on Use Permit for ABC License Type 41 for 2855 

Stevens Creek Boulevard

Recommendation: Adopt a Resolution approving a Use Permit for sales and consumption of 

beer and wine (ABC License Type 41) in a new restaurant (Nagi) subject to 

conditions of approval.

Item was pulled by Commissioner Ikezi and Chair Jain.  Commissioner 

Ikezi requested to know the name of the applicant for the item.  Planning 

Manager Reena Brilliot clarified that the applicant is Nagi Restaurant.  

Chair Jain spoke regarding one of the conditions of approval was that 

there would be no live music at the restaurant and commented that he has 

a problem with this blanket condition on the ban on live music and 

commented the City has a lack of entertainment.

A motion was made by Chair Jain, seconded by Commissioner 

Ikezi, to adopt a resolution approve a Use Permit for sales and 

consumpiton of Beer and wine (ABC Licnese Type 41) in a new 

restaurant (Nagi) subject to conditions of approval. The motion 

carried by the following vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

1.E 18-1062 Selection of Planning Commission Chair, Vice Chair and Secretary

Item was pulled by Chair Ikezi  and heard at beginning of consent calendar.  

Upon approval, newly elected Chair Jain  assumed his position as Chair 

for the remaninder of the meeting.

1.E 18-1062 Selection of Planning Commission Chair, Vice Chair 

and Secretary

Motion by Chair Ikezi seconded by Commissioner Jain  to elect 

Suds Jain as Chair, Commissioner Chahal as Vice Chair and 

Commisioner Becker as Secretary.  The motion carried by the 

following vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 
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1.F 18-1063 Discussion on Planning Commission Meeting Procedures

Recommendation: Review and discuss potential changes and updates to the current Planning 

Commission Meeting procedures, and, if any changes or updates are 

desired, direct staff to revise the language accordingly and to return to the 

Planning Commission at a later meeting for review and approval of the 

revisions. 

The item was pulled by Commissioner Ikezi and Chair Jain.  

Commissioner Saleme shared concerns that speakers receive their fully 

allotted speaking time even when time is lost due to questions being 

asked.  Deputy City Attorney Diana Fazely suggested that an informal 

recommendation take place that the Chair use their discretion to allow a 

speaker to continue speaking when the clock runs out should the speakers 

time be lost due to questions being asked.  Commissioner Saleme agreed 

with this and no formal action to take place on this item.

Meeting procedures will be placed on Planning Commission page on 

City's website.

A motion was made that this item be forwarded without 

recommendation. The motion carried by the following vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

PUBLIC HEARING

2. 18-1061 Public Hearing: Action on Agrihood Residential Project located at 1834 

Worthington Circle (former BAREC site)

Recommendation: Alternatives 1, 2, and 3: 

1. Adopt a resolution recommending to the City Council adoption of the 

Final Environmental Impact Report (FEIR) and Mitigation, Monitoring, and 

Reporting Program (MMRP), including a Statement of Overriding 

Considerations.

2. Adopt a resolution recommending to the City Council approval of the 

rezoning from Planned Development (PD) to Planned Development (PD) to 

allow the development of 165 affordable senior apartments, 160 

multi-family mixed-income apartments, and 36 townhouses.

3. Adopt a resolution recommending to the City Council approval of the 

Tentative Map.

Commision Ikezi and  Commissioner Jain disclosed that they had met with 

the applicant.

Associate Planner Rebecca Bustos presented the project. Commissioners 

had several questions for the applicant regarding parking.  The applicant, 
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CORE, noted they want to establish preferred parking and noted they will 

have some type of car sharing service with designated spaces.  Planning 

Manager Reena Brillot noted that Architectural Review is when Americans 

with Disability Act (ADA) requirements are reviewed.  A representative 

from FARMSCAPE spoke noting that the they will manage the farm 

day-to-day.

Chair Jain discussed that he would like to make a recommendation that 

Council ask the applicant for a voluntary traffic impact fee.   Vince Cantore 

with CORE, spoke that he would not be comfortable with agreeing to this 

without speaking to their partners.

Chair Jain asked if there will be a Disturbance Coordinator role and the 

applicant, Vince Cantore of CORE, replied that he will be the contact 

person for disturbance issues.  Chair Jain had concerns about holiday 

parking from Westfield Mall that could infringe upon this development.  

Planning Manager Reena Brilliot responded that the issue is resident 

driven, and the City can be involved in the process should this need to be 

addressed.

There were 24 speakers on this item.  Issues expressed included:

- support of homes located in an area with transportation

- support of mixed used housing including first time homebuyers, seniors 

and moderate income

- support of open green space with affordable housing serving the greater 

community

- support of quality of life and housing for immigrant population

- concerns from residents who will have large walls from new construction 

impacting their homes privacy and natural light

- concerns regarding what types of new jobs will be created for laborers 

working in the city and in surrounding areas and lack of this information in 

the Environment Impact Report

Commisoner Saleme requested that the applicant include 3-D renderings 

when the project is heard by City Council.

A motion was made by Commissioner Becker seconded by 

Commissioner Ikezi, to adopt a resolution recommending that the 

City Council adopt of the final Environmental Impact Report (FEIR) 

and Mitigation Monitoring and Reporting Program (MMRP), 

including a Statement of Overriding Considerations. The motion 

carried with the following vote :

Aye: 4 - Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

Absent: 2 - Commissioner Kelly and Vice Chair Chahal  
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A motion was made by Commissioner Becker, seconded by Chair 

Ikezi, to adopt a resolution recommending City Council approval of 

the rezoning from Planned Development (PD) to Planned 

Development (PD) to allow the development of 165 affordable senior 

apartments, 160 multi-family mixed-income apartments and 36 

townhouses.

Commissioner Becker added the following recommendings to the 

motion:  that  the applicant work with the City on a parking permit 

program; and that the applicant meet with neighbors on Dorcich 

Drive on any mitigation for privacy.

The motion carried with the following vote:

Aye: 4 - Commisioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commisioner Becker

Absent: 2 - Commissioner Kelly and Vice Chair Chahal  

Chair Jain expressed concerns regarding traffic mitigation at 

protected intersections in San Jose.

A motion was made by Commisioner Ikezi and seconded by 

Commissioner Becker to adopt a resolution recommeding to the 

City Council approval of the Tentative Map.  

The motion carried with the following vote:

Aye: Commissioner Ikezi, Chair Jain, Commissioner Saleme, and 

Commissioner Becker

4 - 

Absent: Commissioner Kelly, and Vice Chair Chahal2 - 

PUBLIC PRESENTATIONS

There were no public presentations.

REPORTS OF COMMISSION/BOARD LIAISON AND COMMITTEE:

Announcements/Other Items

Chair Jain noted that there is a large amount of upcoming Study 

Sessions and requested that Commissioners respond to staff in a 

timely manner on their availability for the sessions.

Planning Manager Reena Brilliot provided and reviewed a list of 

proposed upcoming Study Sessions. Commissioner Saleme 

suggested that these items be put on a shared calendar.

August 22 will be a Study Sesson of the Zoning Code, at 6 p.m.
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It was noted that November 13 will be a joint dinner meeting with City 

Council.

Chair Jain requested that Public Presentations formally be moved to 

after Consent Items at future meetings.

Board or Committee Assignments

The next Architectural Committee meeting will take place on August 15.

Commissioner Travel and Training Reports, Requests to attend Trainings

Commissioner Becker will attend the APA Conference in October.

DIRECTOR OF COMMUNITY DEVELOPMENT REPORTS:

Planning Commission Budget Updates

Chair Jain requested that budget updates be provided on an ongoing 

basis.

Upcoming Agenda Items

Planning Manager noted that Agrihood will be heard at the October 19, 

2018 council meeting and will be highlighted at the September 18, 

2018 Council Meeting.

Approved

City Council Actions

Planning Manager Reena Brilliot provided an update from the August 

21 City Council meeting.

ADJOURNMENT:

The meeting adjourned at 10:30 p.m.  The next regular scheduled meeting 

is on August 22, 2018 at 7:00 p.m. in the City Hall Council Chambers.
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City of Santa Clara

Meeting Minutes

Planning Commission

Draft

6:00 PM City Hall Council Chambers08/22/2018

6:00 PM STUDY SESSION

Confirmation of a Quorum

Announcement of a Study Session

18-1056 Study Session on the Zoning Code Comprehensive Update

Principal Planner John Davidson provided a presentation on the Zoning 

Code Update.

7:00 PM REGULAR MEETING CALL TO ORDER

PLEDGE OF ALLEGIANCE AND STATEMENT OF VALUES

ROLL CALL

Chair Jain initiated the Pledge of Allegiance and Commissioner Becker 

read the Statement of Values.

Present: 6 - Commissioner Steve Kelly, Chair Sudhashu Jain, 

Commissioner Yuki Ikezi, Commissioner Anthony Becker, 

Commissioner Lance Saleme, Vice Chair Raj Chahal

DECLARATION OF COMMISSION PROCEDURES

Chair Jain read the Declaration of Commission Procedures

CONTINUANCES/EXCEPTIONS

None

CONSENT CALENDAR
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1.A 18-960 Action on a Variance to Retain a One-car Garage Located at 723 Armanini 

Avenue

Recommendation: Approve the Variance to allow a 980 square foot rear addition to a 

18-1077

single-family residence and retain an attached one-car garage, subject to 

conditions of approval

Action on Parking Variance for the property located at 2919 Agate Drive

Recommendation: Adopt a Resolution approving a Variance to allow an addition of 295 

square feet of residential floor area to an existing house which does not 

provide the required two covered parking spaces at 2919 Agate Drive, 

subject to conditions of approval.

A motion was made by Commissioner Becker and seconded by 

Commissioner Kelly to approve the Consent Calendar.  The motion 

carried by the following vote:

Aye: 6 - Chair Sudhanshu Jain, Commissioner Becker, 

Commissioner Kelly, Vice Chair Chahal, Commissioner Saleme, 

Commissioner Ikezi

PUBLIC PRESENTATIONS

There were no public presentations.

PUBLIC HEARING
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2. 18-708 Public Hearing: Action on Residential Townhouse Project at 1530-1540 

Pomeroy Avenue

Recommendation: Alternatives 1, 2, and 3:

1. Adopt a resolution recommending to the City Council adoption of the

Mitigated Negative Declaration and adoption of the Mitigation Monitoring

and Reporting Program for the 1530 - 1540 Pomeroy Avenue Project;

2. Adopt a resolution recommending to the City Council approval of the

rezoning from Agriculture (A) and Low Density Multiple Dwelling (R3-18D)

to Planned Development (PD);

3. Adopt a resolution recommending to the City Council approval of the

Tentative Subdivision Map to allow development of 8 townhouse units.

There were 7 public speakers

A petition was submitted by Lavelle Souza

A motion was made by Commissioner Kelly and seconded by 

Commissioner Ikezi to adopt a resolution recommending to the the 

City Council adoption of the Mitigated Negative Declaration and 

adoption of the Mitigation Monitoring and Reporting Program for the 

1530 - 1540 Pomeroy Avenue Project.

Aye: 3 - Chair Sudhanshu Jain, Commissioner Ikezi,  Commissioner 

Kelly 

Nay: 3 - Commission Becker, Vice Chair Chahal, Commissioner 

Saleme

Motion fails

A motion was made by Commissioner  Ikezi and seconded by 

Commissioner Kelly to Adopt a resolution recommending to the  

City Council approval of the rezoning from Agriculture (A) and Low 

Density Multiple Dwelling (R3-18D) to Planned Development (PD). 

Aye: 3 - Chair Sudhanshu Jain, Commissioner Ikezi,  Commissioner 

Kelly 

Nay: 3 - Commission Becker, Vice Chair Chahal, Commissioner 

Saleme

Motion fails

A motion was made by Commissioner  Ikezi and seconded by 

Commissioner Kelly to adopt a resolution recommending to the City 

Council approval of the Tentative Subdivision map to allow 

development to 8 townhouse units:
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Aye: 3 - Chair Sudhanshu Jain, Commissioner Ikezi,  Commissioner 

Kelly 

Nay: 3 - Commission Becker, Vice Chair Chahal, Commissioner 

Saleme

Motion fails

A motion was made by Commissioner  Kelly and seconded by 

Commissioner Ikezi to forward the project to Council with no 

recommendation.

Aye: 5 - Chair Sudhanshu Jain, Commissioner Ikezi,  Commissioner 

Kelly, Commissioner Becker, Commissioner Saleme

Abstain: 1 -  Vice Chair Chahal

Motion passes

REPORTS OF COMMISSION/BOARD LIAISON AND COMMITTEE:

3.A  Announcements/Other Items

3.B  Board or Committee Assignments

3.C  Architectural Committee

3.D  Commissioner Travel and Training Reports, Requests to attend Trainings

Chair Jain attended the Silicon Valley Bike Summit at San Jose State 

University.

DIRECTOR OF COMMUNITY DEVELOPMENT REPORTS:

4.A  Planning Commission Budget Updates

A Budget Update was provided to the Commission.

4.B  Upcoming Agenda Items

Planning Manager Reena Brilliot provided a list of upcoming Study 

Sessions.

4.C  City Council Actions

Development Review Officer Gloria Sciara provided a summary of 

items from the City Council meeting of August 21, 2018.

Page 4City of Santa Clara Printed on 09/20/2018



08/22/2018Planning Commission Meeting Minutes

ADJOURNMENT:

The meeting adjourned at 8:40 p.m.  The next regular scheduled meeting is 

Wednesday, September 12, 2018.
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18-1143 Agenda Date: 9/26/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Action on Use Permit for ABC License Type 41 at 2047 El Camino Real

BACKGROUND
The applicant is requesting a Use Permit to allow the sale and service of beer and wine in an existing
restaurant (Tay Ho). The existing restaurant occupies a 3,463 square foot tenant space with 78 seats
in the El Camino Center, a multi-tenant shopping center at the northwest corner of El Camino Real
and Scott Boulevard.

Tay Ho is a family-owned full service restaurant specializing in casual Vietnamese cuisine that offers
dine in and take-out service. The restaurant is open daily from
10:30 a.m. to 9:00 p.m. and employs four to 10 persons per shift. The proposal does not include a
change in the hours of operation nor does it propose live entertainment, amplified music, or
alterations to the interior or exterior tenant space. Alcohol sales for on-site consumption are proposed
daily during food service hours.

Surrounding Land Uses
The El Camino Center is located on a 6.43 acre parcel that contains a mix of commercial uses (e.g.
restaurants, Fed-Ex office, grocery store) within a 59,152 square multi-tenant building, a gas station,
expansive surface parking lot and perimeter landscaping. The property is bordered by Bray Avenue
and single family homes to the north; Scott Boulevard, commercial uses and townhome residences to
the east; El Camino Real and a commercial shopping center (Santa Clara Town Centre) to the south;
and retail uses to the west.

DISCUSSION
The primary issues for the project are consistency with the City’s General Plan and Zoning Code.

Consistency with the General Plan
The subject property has a General Plan designation of Regional Commercial. This classification is
intended for retail and commercial uses that provide local and regional services. It is intended for
commercial developments that serve both Santa Clara residents and the surrounding region. A broad
range of retail uses, including regional shopping centers, gas stations and restaurants are allowed.
The proposed project is consistent with the following General Plan policies:

· 5.3.3-P1, Provide a mix of retail and commercial uses to meet the needs of local customers
and draw patrons from the greater region.

· 5.3.3-P5, Encourage public amenities and active uses in commercial centers and along
commercial corridors.
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Zoning Conformance
The zoning designation for the subject property is Community Commercial (CC). This designation is
intended to encourage organized concentration of a wide variety of retail goods and services for the
community. While this designation allows restaurants as a permitted use, it requires approval of a
Use Permit to allow the sale and service of alcoholic beverages on-site as specified in Section
18.36.040 of the Santa Clara City Code (SCCC).

Per SCCC Chapter 18.110, the Planning Commission cannot grant a Use Permit without first making
specific findings related to the effect of the project on the health, safety, peace, comfort and general
welfare, based upon substantial evidence in the record.

Use Permit Findings
The applicant is requesting a Use Permit to allow on-site sale and service of beer and wine (ABC
License Type 41) in an existing restaurant. The applicant has provided a letter of justification to
support the Use Permit request and is attached to this staff report. Use Permit findings are prepared
and presented in the attached Planning Commission Resolution.

Circulation and Parking
The El Camino Center is accessed from driveways along El Camino Real, Scott Boulevard and Bray
Avenue. A large surface parking lot surrounds the multi-tenant building and gas station on the project
site that provides a total of 325 unassigned parking spaces that are shared among the commercial
tenants and 2 parking spaces assigned to the gas station, for a total of 327 parking spaces on-site.
The parking requirement for the Center is 305 parking spaces, including gas station and has a
parking surplus of 22 parking spaces.

The existing restaurant has 78 seats and a parking requirement of 26 spaces that is accommodated
through the parking allocation for restaurant uses per SCCC 18.74 and the surplus of shared parking
spaces on-site.

Conclusion
The proposal is consistent with the General Plan and zoning designations for the subject property.
The proposed on-site sale and service of beer and wine is an ancillary activity to the permitted
restaurant use that would meet customer needs and convenience, enhance a quality commercial use
and dining experience, and draw local and regional patronage to the restaurant.

ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the California Environmental Quality Act (CEQA)
per Section 15301, Class 1 Existing Facilities, in that the proposed use will occur inside an existing
building involving negligible or no expansion of an existing use.

FISCAL IMPACT
There is no cost to the City other than administrative staff time and expense which are offset by
permit application fees.

COORDINATION
This report has been coordinated with the City Attorney’s Office.
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PUBLIC CONTACT
Public notice was posted within 300 feet of the project site and mailed to property owners within
300 feet of the project site.

RECOMMENDATION
Adopt a Resolution approving a Use Permit for the sale and service of beer and wine (ABC License
Type 41) in an existing restaurant (Tay Ho), subject to conditions.

Reviewed by: Reena Brilliot, Planning Manager
Approved by: Andrew Crabtree, Director of Community Development

ATTACHMENTS
1. Resolution Approving the Use Permit
2. Project Data Sheet
3. Conditions of Approval
4. Applicant Statement of Justification
5. Development Plans
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Rev.; Typed: 08-22-18

RESOLUTION NO _____

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA, APPROVING A USE 
PERMIT TO ALLOW ON-SITE SALE AND SERVICE OF BEER
AND WINE (ABC LICENSE TYPE 41) IN AN EXISTING 
RESTAURANT LOCATED AT 2047 EL CAMINO REAL, SANTA 
CLARA, CA

PLN2018-13370 (Use Permit)

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA AS 

FOLLOWS:

WHEREAS, on June 29, 2018, David Pham, Tay Ho Restaurant (“Applicant”) applied for a Use 

Permit to allow on-site sale and service of beer and wine (ABC License Type 41) in an existing 

3,463 square foot restaurant, located at 2047 El Camino Real, within the multi-tenant El  

Camino Center (“Site Location”);

WHEREAS, the Site Location is currently zoned Community Commercial (CC) and has the 

General Plan land use designation of Regional Commercial;

WHEREAS, in order to implement the proposed activity, the Site Location requires a Use Permit 

to allow beer and wine in conjunction with food service within the 3,463 square foot restaurant

occupying a commercial tenant space in the existing El Camino Center, as shown on the 

Development Plans;

WHEREAS, the California Environmental Quality Act (“CEQA”), Public Resources Code 

§ 21000 et seq., requires a public agency to evaluate the environmental impacts of a proposed 

project. The proposed project is categorically exempt from the California Environmental Quality 

Act (CEQA) per Section 15301, Class 1 existing facilities, in that the proposed use will occur at 

an existing location involving negligible or no expansion of an existing use;

WHEREAS, the required parking spaces is 26 spaces based on the 78 seats provided in the 

Tay Ho Restaurant. The leasing space is located within the El Camino Center Mall which has a 

surplus of parking spaces to accommodate existing uses on-site. 
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WHEREAS, the Use Permit process enables a municipality to exercise control over the extent 

of certain uses, which, although desirable in limited numbers and specific locations, could have 

a detrimental effect on the community in specific instances; 

WHEREAS, commercial uses including restaurants that serve alcoholic beverages are 

conditionally permitted in the Community Commercial (CC) by the Planning Commission with 

the approval of a Use Permit; 

WHEREAS, pursuant to SCCC Section 18.110.040, the Planning Commission cannot grant a 

Use Permit without first making specific findings related to the effect of the project on health, 

safety, peace, comfort, and general welfare, based upon substantial evidence in the record; 

WHEREAS, on September 14, 2018, the notice of public hearing for the September 26, 2018 

meeting date for this item was posted in three conspicuous locations within 300 feet of the Site 

Location and mailed to all property owners located within 300 feet of the Site Location; and

WHEREAS, on September 26, 2018, the Planning Commission conducted a public hearing, at 

which all interested persons were given an opportunity to present evidence and give testimony, 

both in support of and in opposition to the proposed Use Permit.

NOW THEREFORE, BE IT FURTHER RESOLVED BY THE PLANNING COMMISSION OF 

THE CITY OF SANTA CLARA AS FOLLOWS:

1. That the Planning Commission hereby finds that the above Recitals are true and correct 

and by this reference makes them a part hereof.

2. That the Planning Commission hereby finds that approving a Use Permit to allow sale

and service of beer and wine (ABC License Type 41) in an existing 3,463 square foot restaurant 

with 78 seats is consistent with the commercial uses contemplated in the El Camino Center.

3. That the Planning Commission hereby finds as follows: 

A. The establishment or operation of the use or building applied for, under the 

circumstances of the particular case, are essential or desirable to the public convenience or 

welfare in that the proposal would serve to expand the options available to local and regional 
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customers by allowing the sale and service of beer and wine with restaurant dining in an 

existing restaurant shopping mall to meet the interests of local customers and residents from the 

greater region;

B. Said use will not be detrimental to any of the following:

1) The health, safety, peace, comfort, and general welfare of persons 

residing or working in the neighborhood of such proposed use, in that the proposal provides a 

restaurant that serves beer and wine in conjunction with food in an existing commercial tenant 

space within an established shopping center which meets all City of Santa Clara codes and 

regulations; the restaurant will be managed and maintained, and will comply with any and all 

City and state laws regarding the sale of alcoholic beverages;

2) The property or improvements in the neighborhood of such proposed use, 

in that the proposed use will occur in an existing retail tenant space, and on-site parking is 

sufficient and available to service the proposed use and the existing businesses; 

3) The general welfare of the City, in that the proposed use expands the 

options available to the local and regional population by providing a full  service dining 

experience to support businesses and residents in the vicinity of the project site;

C. That said use will not impair the integrity and character of the zoning district, in 

that the proposal is designed and conditioned in a manner to be compatible with adjacent 

commercial and residential development, on a developed commercial parcel, with adequate 

parking, and properly designed ingress and egress points; and,

D. That said use is in keeping with the purposes and intent of the Zoning Code, in 

that a restaurant that serves beer and wine in conjunction with food, may be conditionally 

permitted when the use would not be objectionable or detrimental to the adjacent properties in 

this Community Commercial zoning district.

4. That the Planning Commission hereby approves Use Permit PLN2018-13370 to allow 

on-site sale and service of beer and wine (ABC License Type 41) in an existing restaurant, 
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located at 2047 El Camino Real, subject to the Conditions of Approval, attached hereto and 

incorporated herein by this reference.

5. Effective date. This resolution shall become effective immediately.

I HEREBY CERTIFY THE FOREGOING TO BE A TRUE COPY OF A RESOLUTION PASSED 

AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA, 

CALIFORNIA, AT A REGULAR MEETING THEREOF HELD ON THE 26TH DAY OF 

SEPTEMBER, 2018, BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAINED:  COMMISSIONERS:

ATTEST: 
ANDREW CRABTREE
DIRECTOR OF COMMUNITY DEVELOPMENT
CITY OF SANTA CLARA

Attachments Incorporated by Reference:
1. Development Plans
2. Conditions of Approval
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Project Data

File: PLN2018-13370
Location: 2047 El Camino Real, a 3,463 square foot tenant space within an 

existing 59,152 square foot commercial building on a 6.43 acre parcel 
located at the northwest corner of El Camino Real and Scott 
Boulevard; APN: 224-15-037, the property is zoned Community 
Commercial 

Applicant: David Pham
Owner: El Camino Shopping Center, LLC
CEQA Determination: Categorical Exemption per Section 15301, Existing Facilities 
Project Planner:       Debby Fernandez, Associate Planner



2047 El Camino Real – Use Permit             PLN2018-13370
Conditions of Approval

Conditions of Approval

GENERAL
G1. Developer agrees to defend and indemnify and hold City, its officers, agents, 

employees, officials and representatives free and harmless from and against any 
and all claims, losses, damages, attorneys' fees, injuries, costs, and liabilities 
arising from any suit for damages or for equitable or injunctive relief which is filed 
against the City by reason of its approval of developer's project.

G2. If relocation of an existing public facility becomes necessary due to a conflict with 
the developer's new improvements, then the cost of said relocation shall be borne 
by the developer.

COMMUNITY DEVELOPMENT
C1. Obtain required permits and inspections from the Building Official and comply with 

all building code requirements and conditions thereof.
C2. The project shall comply with all California Department of Alcoholic Beverage 

Control licensing requirements.
C3. The Director of Community Development may refer the Use Permit to the Planning 

Commission at any time to consider the initiation of revocation proceedings if the 
conditions of approval are violated or the operation is inconsistent with the approved 
project description. In addition, if complaints are received by the City with respect to 
this use, staff shall provide a review of the Use Permit to the Planning Commission 
within three months for consideration of revocation proceedings. 

C4. Full menu food service shall be available during all hours that the restaurant is open 
and alcoholic beverages are served.

C5. The hours of operation shall be limited to the hours of 10:30 a.m. to 9:00 p.m. every 
day.

C6. On-site consumption of alcohol shall be limited to within the restaurant.
C7. The Planning Commission shall review this Use Permit PLN2018-13227 twelve (12) 

months from the date that applicant obtains an active Alcoholic Beverage Control 
(ABC) License Type 41. After six months from obtaining the ABC license, the City 
shall conduct an administrative review of any ABC violations and police service 
calls, and shall report any significant occurrences to the Planning Commission.

C8. Applicant is responsible for collection and pick-up of all trash and debris on-site and 
adjacent public right-of-way.

C9. The business shall undergo a 6 month and 1 year review by the City of Santa Clara, 
including a check for ABC violations and police service calls.

STREETS
E1. Pre-treatment devices and tallow bins shall be installed at all food establishments. Tallow 

bins shall be placed within a trash enclosure when possible. If enclosure is not sized to 
accommodate the tallow bin(s), a separate dedicated enclosure with drainage to the 
sanitary sewer system shall be provided.

E2. Interior floor drains shall be plumbed to the sanitary sewer system and not connected to the 
City’s storm drain system.
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18-1206 Agenda Date: 9/26/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Action on a Variance to Allow an Addition to a Single Family Residence with a Non-Conforming
Garage at 741 Enright Avenue

BACKGROUND
On July 12, 2018, Jie Wei filed an application for a variance to construct an 809 square foot front and
rear addition to an existing single-family home and retain an attached one-car garage.  The project
requires a variance to allow the existing non-conforming one-car garage where two covered parking
spaces are required for a single-family addition with 500 square feet or more.

The subject site is located in a tract home neighborhood that was originally constructed with one-car
garages. Many of the homes in this neighborhood have requested variances to retain a one car
garage for house additions of 500 square feet or more.

DISCUSSION
The project proposes an 809 square feet addition to an existing 836 square foot single-story
residence with two bedrooms, one bathroom, and a 220 square foot attached one-car garage. The
proposal would result in a 1,865 square foot single-story home with three bedrooms, three
bathrooms, and an attached one-car garage.

The minimum required driveway access to a garage per SCCC Section 18.74.050(a)(2) is ten feet in
width with one foot of landscaping on each side. The required minimum lot width in the R1-6L zone is
60 feet and the subject property has 50 feet with a five foot setback from the existing garage. The
substandard 50 foot width of the lot and the existing layout of the home would require a significant
demolition of the existing structure to accommodate the required dimension for a covered parking
space of 20 feet depth by 20 feet width.

Prior to 2014, the City’s General Plan included a policy that additions not exceeding 500 square feet
(and less than 4 bedrooms) could be constructed without having to meet the Zoning Code parking
requirements.  As this Policy is not currently in the General Plan and further because the proposed
addition would exceed 500 square feet, the proposal is subject to the parking requirements of the
Zoning Code, unless a variance is granted by the Planning Commission.

Zoning:
The proposed project does not comply with the R1-6L parking requirement for the attached garage
per SCCC Section 18.12.120(a) and 18.74.010(b)(1). Pursuant to SCCC Section 18.108.010, where
practical difficulties, unnecessary hardships, and effects, inconsistent with the general purposes of
the Zoning Code may result from the strict application of certain provisions, variances may be
granted. The location of the house on the 50 foot wide substandard lot and the existing house
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configuration preclude the construction of a detached garage in the rear yard or expansion of the
existing garage. For these reasons and the findings in the Resolution attached to this staff report,
there is sufficient evidence to support the Variance request.

Conclusion:
The proposed Variance would allow the property owner to reasonably use the property without
incurring the substantial burden of reconstructing the house to accommodate a two-car garage. The
single-family zoning district requires two covered parking spaces for a single-family dwelling, but the
owner’s intent is to optimize the use of the property and meet personal family needs. Requiring two-
covered parking spaces on this property with the existing 836 square foot house could create
practical difficulties, unnecessary hardships, and effects for the applicant, since substantial demolition
and renovation would be required. The proposal is consistent with the intent of the Variance
ordinance. The design of the garage is consistent with the type and location of covered parking in the
surrounding neighborhood. On-site parking is also provided with the paved driveway in front of the
garage. Approval of the proposal would allow the property owners to submit the requisite plans to the
City to obtain building permits.

ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the California Environmental Quality Act (CEQA)
per CEQA Guidelines Section 15301(e)(2), additions to existing facilities.  The project would make an
addition to an existing structure of less than 10,000 square feet, the project is located in an area
where all public services and facilities are available, and the area where the Project is located is not
environmentally sensitive.

FISCAL IMPACT
There is no impact to the City for processing the requested application other than  administrative staff
time and expense typically covered by processing fees paid by the applicant.

COORDINATION
This report has been coordinated with the City Attorney’s Office.

PUBLIC CONTACT
On September 14, 2018, a notice of public hearing of this item was posted in at least three
conspicuous locations within 300 feet of the project site and mailed to property owners within 300
feet of the project site. Planning Staff has not received public comments for this application during
the preparation of this report.

RECOMMENDATION
Approve the Variance to allow a 809 square foot front and rear addition to a single-family residence
and retain an attached one-car garage, in lieu of two-covered parking spaces as required by the
zoning code.

Prepared by: Steve Le, Assistant Planner I
Reviewed by: Alexander Abbe, Assistant City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
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1. Project Data
2. Development Plans
3. Conditions of Approval
4. Resolution Approving a Variance
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Project Data

File: PLN2018-13407
Location: 741 Enright Avenue, a 5,500 square foot property located at the east

of Enright Avenue, APN: 294-17-043; property is zoned Single Family
(R1-6L)

Applicant: Jie Wei
Owner: Jie Wei
Request: Variance to construct an 809 square foot rear addition to an 

existing single-family home and retain an attached one-car 
garage

CEQA Determination: Categorically Exempt per CEQA Section 15303, New Construction or 
Conversion of Small Structures

Project Planner: Steve Le, Assistant Planner I
Recommendation: Approve, subject to conditions.

Existing Proposed

General Plan Designation Very Low Density Residential Same

Zoning District Single Family - R1-6L Same
Lot Size 5,500 sf. Same
Land Use Single-family home Same
Stories / Total Height One-story same
Lot Coverage 19.2% (1,056sf) 34% (1,865sf)
Parking Single-car garage Same

Aerial Map

Project Site











CONDITIONS OF APPROVAL
741 Enright Avenue

PLN2018-13407

In addition to complying with all applicable codes, regulations, ordinances and resolutions, the following 
conditions of approval are recommended:

GENERAL 
G1. If relocation of an existing public facility becomes necessary due to a conflict with the developer's new 

improvements, then the cost of said relocation shall be borne by the developer.
G2. Comply with all applicable codes, regulations, ordinances and resolutions.

ATTORNEY’S OFFICE 
A1. The Developer agrees to defend and indemnify and hold City, its officers, agents, employees, officials 

and representatives free and harmless from and against any and all claims, losses, damages, 
attorneys' fees, injuries, costs, and liabilities arising from any suit for damages or for equitable or 
injunctive relief which is filed by a third party against the City by reason of its approval of developer's 
project.

COMMUNITY DEVELOPMENT
C1. Obtain required permits and inspections from the Building Official and comply with the conditions 

thereof. 
C2. Submit plans to the Planning Department for final architectural review and approval prior to application 

for building permits.  
C3. Property owner is responsible for collection and pick-up of all trash and debris on-site and adjacent 

public right-of-way.
C4. Construction activity shall be limited to the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to 

6:00 p.m. Saturdays for projects within 300 feet of a residential use and shall not be allowed on 
recognized State and federal holidays, all in accordance with City Code Chapter 9.10.

C5. Incorporate Best Management Practices (BMPs) into construction plans and at least one incorporate 
post construction water runoff measure into project plans in accordance with the City’s Urban Runoff 
Prevention Program standards prior to issuance of building permits.  

ENGINEERING
E1. Obtain site clearance through Engineering Department prior to issuance of Building Permit. Site 

clearance will require payment of applicable development fees. Other requirements may be identified 
for compliance during the site clearance process. Contact Engineering Department at (408) 615-3000 
for further information.

E2. All work within the public right-of-way and/or public easement, which is to be performed by the 
Developer/Owner, the general contractor, and all subcontractors shall be included within a Single 
Encroachment Permit issued by the City Engineering Department.  Issuance of the Encroachment
Permit and payment of all appropriate fees shall be completed prior to commencement of work, and all 
work under the permit shall be completed prior to issuance of occupancy permit.

E3. Driveway to be updated to current City standard ST-4.
E4. Additions 800 square feet or greater will require ADA frontage improvements.
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RESOLUTION NO. __________

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA, APPROVING A 
VARIANCE TO REDUCE THE MINIMUM REQUIRED PARKING
SPACES FOR THE PROPERTY LOCATED AT 741 ENRIGHT
AVENUE, SANTA CLARA, CALIFORNIA

PLN2018-13407 (Variance)

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA AS 

FOLLOWS:

WHEREAS, Jie Wei (“Property Owner”) filed an application on July 12, 2018 requesting a 

Variance for the property located at 741 Enright Avenue (APN: 294-17-043) (“Project Site”) in 

the City of Santa Clara;

WHEREAS, the Project Site is a developed property with a single-family residence, as shown 

on the attached Development Plans;

WHEREAS, the Project Site is zoned Single Family Residential (R1-6L);

WHEREAS, the General Plan land use designation for the Project Site is Very Low Density 

Residential; 

WHEREAS, the Property Owner has submitted an application for a Variance to allow an 809

square foot front and rear addition to a single-family residence and retain an attached one-car 

garage where two covered parking spaces are required for single-family additions of 500 square 

feet or more; 

WHEREAS, the existing garage backs up to the minimum five foot side yard setback;

WHEREAS, the Project is Categorically Exempt per Section 15301(e)(2) (Additions to Existing 

Facilities) of the California Environmental Quality Act (“CEQA”), Public Resources Code § 

21000 et seq., because the Project would make an addition to an existing structure of less than 

10,000 square feet, the Project is located in an area where all public services and facilities are 

available, and the area where the Project is located is not environmentally sensitive;
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WHEREAS, on September 14, 2018, the City posted notices of a public hearing before the 

Planning Commission at three locations within 300 feet of the Project Site, and mailed notices of 

the public hearing to all property owners located within 300 feet of the Project Site; and,

WHEREAS, on September 26, 2018, the Planning Commission held a duly noticed public 

hearing to consider the Variance application, during which the Planning Commission invited and 

considered any and all verbal and written testimony and evidence offered in favor of and in 

opposition to the proposed Variance application.

NOW THEREFORE, BE IT FURTHER RESOLVED BY THE PLANNING COMMISSION OF 

THE CITY OF SANTA CLARA AS FOLLOWS:

1. That the Planning Commission hereby finds that the above Recitals are true and correct 

and by this reference makes them a part hereof.

2. That the Planning Commission hereby approves the Variance to allow an 809 square 

foot rear addition to a single-family residence and retain an attached one-car garage where two 

covered parking spaces are required for single-family addition with 500 square feet or more at

the Project Site. 

3. That pursuant to SCCC Section 18.108.040, the Planning Commission determines that 

the following findings exist for approval of the Variance:

A. That there are unusual conditions applying to the land or building which do not 

apply generally in the same district, in that the location of the house on the substandard lot with 

50 foot width and the existing house configuration preclude the construction of a detached 

garage in the rear yard or expansion of the existing garage.  

B. That the granting of the Variance is necessary for the preservation and 

enjoyment of substantial property rights of the Property Owner in that the front and rear addition 

to remodel the kitchen, create a third bedroom, and retaining a one-car garage reasonably 

meets personal family needs and will optimize the use of the property. 
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C. That the granting of such Variance, under the circumstances of the particular 

case, will not materially affect adversely the health, safety, peace, comfort, or general welfare of 

persons residing or working in the neighborhood of the Property Owner’s property, and will not 

be materially detrimental to the public welfare or injurious to property or improvements in said 

neighborhood, in that the proposed Project is compatible in layout and appearance of homes in 

the surrounding neighborhood. The proposed frontage with one-car garage is in keeping with the 

pattern of the frontage of the neighborhood.

D. That the granting of the Variance is in keeping with the purpose and intent of the 

Zoning Ordinance, in that the proposed Project would provide and maintain on-site parking on 

the driveway and in the existing garage as current conditions. 

5. Effective date. This resolution shall become effective immediately.

I HEREBY CERTIFY THE FOREGOING TO BE A TRUE COPY OF A RESOLUTION PASSED 

AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA, 

CALIFORNIA, AT A REGULAR MEETING THEREOF HELD ON THE 26th DAY OF 

SEPTEMBER, 2018, BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAINED:  COMMISSIONERS:

ATTEST: 
ANDREW CRABTREE
DIRECTOR OF COMMUNITY DEVELOPMENT
CITY OF SANTA CLARA

Attachments Incorporated by Reference:
1. Conditions of Approval
2. Development Plans



Resolution/ 741 Enright Avenue Variance Page 4 of 4
Rev. 08-30-17

I:\PLANNING\2018\Project Files Active\PLN2018-13407  741 Enright Ave (Variance)\PC\Attachments\Resolution 
Approving a Varaince.doc



City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1213 Agenda Date: 9/26/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Action on Use Permit to Allow Outdoor Play Area for a New Child Day Care Facility  at 1190 Benton
Street

BACKGROUND
The applicant is requesting a Use Permit to allow outdoor activity for a new child day care facility on
two contiguous parcels zoned Downton Commercial (CD).The outdoor activity is proposed to occur at
the rear of the combined 0.5 acre project site and would total approximately 3,500 square feet of
outdoor recreation area.  The project involves conversion of eight parking spaces at the southeast
corner of the existing surface parking lot to a padded playground and use of the rear yard building
setback to provide outdoor assembly and recreation area for use by children attending the daycare
facility.
While child daycare is a permitted use in the CD zoning district, a Use Permit is required to allow
outdoor activity as an ancillary use per Santa Clara City Code (SCCC) sections 18.40.040(a) and
18.38.040(c).

The project site is developed with an 8,435 square foot commercial building that was formerly
occupied by KM2A Martial Arts and is now leased to Shalom Christian Academy LLC for use as a
child daycare facility. The facility proposes to operate Monday through Friday from 8:00 a.m. to 6:00
p.m. with14 staff members and would provide state-licensed child care for up to 75 toddlers and pre-
school aged children.

The proposed project would maintain the classroom layout of the previous martial arts use and does
not include changes to the building interior. Other than replacement signage, the project does not
include exterior alterations to the building. A wrought iron fence with retractable gate was recently
installed to separate and protect the proposed playground area at the rear of the site from the parking
field and driveway in the surface lot. The gate entry is required to allow emergency access to the rear
of the property if warranted.

Surrounding Land Uses
The project site is a commercial property located at the southeast corner of Benton Street and
Jackson Street in the City’s Old Quad/Downtown neighborhood.  Properties surrounding the project
site include one and two-story single family homes across Benton Street to the north; a three-story
multi-family apartment complex to the east; a two-story commercial/office development  with one-
story parking structure to the south; and Franklin Square, a one-story general commercial center to
the west across Jackson Street.

DISCUSSION
The primary issues for the project are consistency with the City’s General Plan and Zoning Code.

City of Santa Clara Printed on 9/21/2018Page 1 of 3

powered by Legistar™

http://www.legistar.com/


18-1213 Agenda Date: 9/26/2018

Consistency with the General Plan
The General Plan land use designation for the project is Community Mixed Use. This classification is
intended to encourage a mix of residential and commercial streets. The proposed project is
consistent with the following General Plan policies:

· P.3.1-P22, Encourage conveniently located child care and other family support services in the
community except in areas designated for Light or Heavy Industrial Uses, in that the proposed
project is located in the Old Quad/Downtown neighborhood, is designated Community Mixed
Use, and is surrounded and accessed from an arterial street.

· 5.3.3P1, Provide a mix of retail and commercial uses to meet the needs of local customers
and draw patrons from the greater region, in that the proposed project provides a child
daycare service to support residents and commercial business in the local community and
region.

Zoning Conformance
The zoning designation for the project site is Downtown Commercial (CD). This designation is
intended to encourage the development of a large concentration of commercial and office uses in the
central business area of the City. While this designation allows child care facilities that operate within
an enclosed building as a permitted use, outdoor activities associated with the permitted use are
required to obtain a Use Permit as specified in SCCC Sections 18.40.040(a) and 18.36.040(e).
Per SCCC Chapter 18.110, the Planning Commission cannot grant a Use Permit without first making
specific findings related to the effect of the project on the health, safety, peace, comfort and general
welfare, based upon substantial evidence in the record.

Use Permit Findings
The applicant is requesting a Use Permit to allow outdoor activity as an ancillary use to a proposed
child daycare facility. Use Permit findings are prepared and presented in the attached Planning
Commission Resolution.

Circulation and Parking
The project site is accessed from a single two-way driveway on the Benton Street frontage of the
property and provides 29 parking spaces in the existing surface parking lot adjacent to the
commercial building on the project site. The project would convert eight of the 29 parking spaces to
playground use and retain 20 parking spaces on-site for shared use by employees and visitors for
pick-up and drop off of children attending the facility. The parking requirement for nurseries and
preschools is one space per classroom or office per SCCC 18.74 (n)(1). As illustrated on the
attached Development Plans, the daycare facility would have seven classrooms and two offices for a
parking requirement of nine spaces.

Conclusion
The proposed project is consistent with the General Plan land use designation for the project site. As
the project would develop a full-time day care facility, which necessitates the provision of outdoor
playground area for children under State licensing requirements, approval of the requested
conditional Use Permit is required by the City to allow the applicant to operate. There is sufficient
parking on-site to accommodate both employee and visitor parking.

ENVIRONMENTAL REVIEW
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The proposed project is categorically exempt from the California Environmental Quality Act (CEQA)
per Section 15303, Class 3 New Construction or Conversion of Small Structures, in that the proposed
use consists of construction of new, small structures where only minor modifications are made in the
exterior of the structure.

FISCAL IMPACT
There is no cost to the City other than administrative staff time and expense which are offset by
permit application fees.

COORDINATION
This report has been coordinated with the City Attorney’s Office.

PUBLIC CONTACT
Public notice was posted within 300 feet of the project site and mailed to property owners within
300 feet of the project site. At the time of this staff report there has been no public input submitted
in support or opposition to the proposed project.

RECOMMENDATION
Adopt a Resolution approving the Use Permit to allow outdoor play area for a new child day care
facility at 1190 Benton Street.

Prepared by: Debby Fernandez, Associate Planner
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Resolution Approving the Use Permit
2. Project Data Sheet
3. Conditions of Approval
4. Development Plans
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RESOLUTION NO. _____

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA, APPROVING A 
CONDITIONAL USE PERMIT TO ALLOW AN OUTDOOR 
ACTIVITY ASSOCIATED WITH A NEW CHILD DAYCARE 
FACILITY IN A DOWNTOWN COMMERCIAL (CD) ZONING
DISTRICT AT 1190 BENTON STREET, SANTA CLARA, 
CALIFORNIA, 95050

PLN2018-13352 (Use Permit)

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA AS 

FOLLOWS:

WHEREAS, on June 21, 2018, JPT Construction (“Applicant”) submitted an application for a 

Use Permit to allow outdoor activity associated with a new child daycare facility on two 

contiguous parcels totaling approximately 0.5 acres at 1190 Benton Street (“Project Site”);

WHEREAS, the Project Site is currently zoned Downtown Commercial (CD) and has a General 

Plan land use designation of Community Mixed Use;

WHEREAS, the Project Site is developed with an 8,435 square foot commercial building, 

surface parking lot with 29 parking spaces, and perimeter landscaping;

WHEREAS, the proposal involves the conversion of eight of the 29 parking spaces to an 

outdoor playground and proposes use of the rear building setback for outdoor recreation use 

and assembly by children attending the new child daycare facility (“Project”) as shown on the 

Development Plans attached to this Resolution; 

WHEREAS, in order to implement the proposed activity, a Use Permit is required to allow the 

outdoor activity involving recreation and assembly use;

WHEREAS, the California Environmental Quality Act (“CEQA”), Public Resources Code § 

21000 et seq., requires a public agency to evaluate the environmental impacts of a proposed 

project;

WHEREAS, the proposed Project is categorically exempt from the California Environmental 

Quality Act (CEQA) per Section 15303, Class 3 Existing Facilities, in that the proposed use 
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consists of construction of new, small structures where only minor modifications are made in the 

exterior of the structure;

WHEREAS, the Project Site proposes a total of 21 on-site parking spaces which is sufficient to 

support the proposed use;

WHEREAS, the Use Permit process enables a municipality to exercise control over the extent 

of certain uses, which, although desirable in limited numbers and specific locations, could have 

a detrimental effect on the community in specific instances;

WHEREAS, pursuant to Santa Clara City Code (“SCCC”) Sections 18.40.030(a), 18.38.030(a), 

18.36. 030(a), and 18.34.030(a)(5), the proposed child daycare facility is classified as a 

permitted use under Nurseries and Preschools provided the uses shall be conducted wholly 

within a completely enclosed building; except as provided in SCCC 18.38.040 (c), where an 

outdoor playground use may be established only by first securing a Use Permit;

WHEREAS, pursuant to SCCC Section 18.110.040, the Planning Commission cannot grant a 

Use Permit without first making specific findings related to the effect of the project on health, 

safety, peace, comfort, and general welfare, based upon substantial evidence in the record;

WHEREAS, on September 14, 2018, the notice of public hearing for the September 26, 2018 

meeting date for this item was posted in three conspicuous locations within 300 feet of the 

Project Site and mailed to all property owners located within 300 feet of the Project Site; and

WHEREAS, on September 26, 2018, the Planning Commission conducted a public hearing, at 

which all interested persons were given an opportunity to present evidence and give testimony, 

both in support of and in opposition to the proposed Use Permit.

NOW THEREFORE, BE IT FURTHER RESOLVED BY THE PLANNING COMMISSION OF 

THE CITY OF SANTA CLARA AS FOLLOWS:

1. That the Planning Commission hereby finds that the above Recitals are true and correct 

and by this reference makes them a part hereof.
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2. That the Planning Commission hereby finds that approving a Use Permit to allow 

outdoor activity involving recreation and assembly associated with the operations of a new child 

daycare facility is consistent with the commercial uses contemplated in the for the Community 

Mixed Use land use designation for the Project Site and CD zoning district with approval of a 

Use Permit.  

3. That the Planning Commission hereby finds as follows: 

A. The establishment or operation of the use of building applied for, under the 

circumstances of the particular case, is essential or desirable to the public convenience or 

welfare, in that the proposal contributes to the existing diversity of service uses available in the

Old Quad/Downtown neighborhood of the City to meet the needs of local neighborhoods and 

draw patrons from the greater region. 

B. Said use will not be detrimental to any of the following:

1. The health, safety, peace, comfort, and general welfare of persons residing or 

working in the neighborhood of such proposed use, in that the proposal provides a child daycare 

facility on a property that is developed with a commercial building and new outdoor recreation 

and assembly area to meet all the City of Santa Clara codes and regulations, and the project 

site provides sufficient parking to service the proposed use.

2. Property or improvements in the neighborhood of such property use, in that the 

proposed use occurs on an existing property that has been previously developed and used for a 

martial arts instructional facility. 

3. The general welfare of the City, in that the proposal contributes to the variety of 

service uses in the area in a manner that is compatible with the surrounding retail commercial 

and residential uses. 

C. That said use will not impair the integrity and character of the zoning district, in 

that the proposal is designed in a manner to be consistent with adjacent commercial 
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development on Jackson Street and Monroe Street, with adequate parking, and properly 

designed point of ingress and egress. 

D. That said use is keeping with the purposes and intent of the Zoning Code, in that 

a child daycare center use with an outdoor recreation and assembly area may be conditionally 

permitted when the use would not be objectionable or detrimental to the adjacent properties. 

The proposal is designed in a manner to occur within both designated indoor classroom and 

outdoor playground areas, provides sufficient parking, and is designed and conditioned in a 

manner such that the use is compatible with the surrounding residential and commercial uses. 

4. That the Planning Commission hereby approves Use Permit PLN2018-13352 to allow 

outdoor activity involving recreation and assembly to support a new child day care facility at 

1190 Benton Street, subject to the Conditions of Approval, attached hereto and incorporated 

herein by this reference. 

5. Effective date. This resolution shall become effective immediately.

I HEREBY CERTIFY THE FOREGOING TO BE A TRUE COPY OF A RESOLUTION PASSED 

AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA, 

CALIFORNIA, AT A REGULAR MEETING THEREOF HELD ON THE 26th DAY OF 

SEPTEMBER, 2018, BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAINED:  COMMISSIONERS:

ATTEST: 
ANDREW CRABTREE
DIRECTOR OF PLANNING & INSPECTION
CITY OF SANTA CLARA

Attachments Incorporated by Reference:
1. Development Plans
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2. Conditions of Approval 

I:\PLANNING\2018\Project Files Active\PLN2018-13352  1190 Benton St\PC\PC Use Permit 
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Project Data

File: PLN2018-13352
Location: 1190 Benton Street, two contiguous lots totaling approximately 0.5 

acres at the southeast corner of Benton Street and Jackson Streets; 
APNs 269-22-079 and 084, the property is zoned Downtown 
Commercial (CD)

Applicant: JPT Construction on behalf of Shalom Christian Academy LLC
Owner: Will Oswald
CEQA Determination: Categorical Exemption per Section 15301, Existing Facilities 
Project Planner:       Debby Fernandez, Associate Planner



1190 Benton Street – Use Permit                          PLN2018-13352
Conditions of Approval

Conditions of Approval

GENERAL
G1. Developer agrees to defend and indemnify and hold City, its officers, agents, 

employees, officials and representatives free and harmless from and against any 
and all claims, losses, damages, attorneys' fees, injuries, costs, and liabilities 
arising from any suit for damages or for equitable or injunctive relief which is filed 
against the City by reason of its approval of developer's project.

G2. If relocation of an existing public facility becomes necessary due to a conflict with 
the developer's new improvements, then the cost of said relocation shall be borne 
by the developer.

ATTORNEY’S OFFICE 
A1. The Developer agrees to defend and indemnify and hold City, its officers, agents, 

employees, officials and representatives free and harmless from and against any 
and all claims, losses, damages, attorneys' fees, injuries, costs, and liabilities 
arising from any suit for damages or for equitable or injunctive relief which is filed by 
a third party against the City by reason of its approval of developer's project.

COMMUNITY DEVELOPMENT
C1. Obtain required permits and inspections from the Building Official and comply with 

all building code requirements and conditions thereof.
C2. The Director of Community Development may refer the Use Permit to the Planning 

Commission at any time to consider the initiation of revocation proceedings if the 
conditions of approval are violated or the operation is inconsistent with the approved 
project description. In addition, if complaints are received by the City with respect to 
this use, staff shall provide a review of the Use Permit to the Planning Commission 
within three months for consideration of revocation proceedings. 

C3. Applicant is responsible for collection and pick-up of all trash and debris on-site and 
adjacent public right-of-way.

C4. Use shall operate in a manner such that it does not create a public or private 
nuisance.

C5. Outdoor playground use shall only occur during daylight hours between sunrise and 
sunset.

ENGINEERING
E1. On-street parking shall not be counted toward on-site parking requirements.
E2. No street loading and unloading of students will be allowed.
E3. Provide a minimum of 1 Class I bicycle locker and 4 Class II bicycle rack spaces at 

the main entrance and/or high visible areas.
E4. If the cumulative building permit valuation for the past three years is equal to or 

greater than $200,000, remove existing curb ramp at southeast corner of the 
Jackson Street/Benton Street intersection and replace with two current City 
Standard ST-14 ADA compliant curb ramps. Obtain site clearance through 
Engineering Department prior to issuance of Building Permit. Site clearance will 
require payment of applicable development fees. Other requirements may be 
identified for compliance during the site clearance process. Contact Engineering 
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Department at (408) 615-3000 for further information. All work within the public 
right-of-way and/or public easement, which is to be performed by the 
Developer/Owner, the general contractor, and all subcontractors shall be included 
within a Single Encroachment Permit issued by the City Engineering Department. 
Issuance of the Encroachment Permit and payment of all appropriate fees shall be 
completed prior to commencement of work, and all work under the permit shall be 
completed prior to issuance of occupancy permit.
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REPORT TO PLANNING COMMISSION

SUBJECT
Public Hearing: Action on a Conditional Use Permit for Planet Granite to Allow a Climbing Gym and
Outdoor Workout Area Located at 801 Martin Avenue

BACKGROUND
Planet Granite filed an application on June 20, 2018 requesting a Use Permit to allow a climbing gym
in a 29,120 square foot tenant space and a 3,736 square foot outdoor workout area at 801 Martin
Avenue. The previous tenant, ClubOne Fitness occupied the space from 1999-2013, under a Use
Permit case U.2012. This previous Use Permit became null and void after one year following the
closure of ClubOne Fitness and the cessation of the conditional use.

The project site is located on the northeast corner of Martin Avenue and Lafayette Street. There are
two office buildings on-site with 447 surface parking spaces. The site is north of the Home Depot and
is surrounded by industrial warehouse and office uses.  The site is zoned MH (Heavy Industrial) and
the General Plan land use designation is Heavy Industrial.

DISCUSSION
The project proposes a conversion of 29,120 square foot of tenant space to construct a climbing gym
and remove 12 parking spaces immediately adjacent to the east side of the building to provide a
3,736 square foot outdoor workout area. The gym and the outdoor workout area would be in open
from 6:00AM to 11:00PM on weekdays and 8:00AM to 8:00PM on weekends. The interior will be
remodeled to allow space for bouldering, yoga, and an ancillary retail use for the sale of snacks,
outdoor apparel, and climbing equipment. The outdoor area would be enclosed with permeable
fencing and include a jungle gym, slack lines, and lounge area. The applicant’s statement of
justification for the request is attached to this report.

General Plan and Zoning conformance:
The subject property has a General Plan designation of Heavy Industrial and is zoned as Heavy
Industrial (MH). The proposal is consistent with the General Plan’s Industrial Land Use Policy 5.3.5-
P8 which encourages the provision of services and amenities as part of larger developments in
employment areas that cater to service needs, thus reducing vehicle miles traveled, and is supported
by this proposal as it is designed to target the working population. Pursuant to Chapter 18.110 of
Santa Clara City Code, the Planning Commission can approve a conditional use of the property
provided that the proposed use and structure would not be objectionable or detrimental to adjacent
properties or to the industrial area in general by reason of traffic, parking, noise, inappropriate design
or signs.

Parking:
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Section 18.74.020 of the Santa Clara City Code does not specify parking requirements for a climbing
gym. Based on the most similar listed use and parking demand, the Zoning Administrator determined
that parking shall be provided on the same basis as required for recreational enterprises. Pursuant to
this section and in conjunction with the proposed use, the proposed fitness facility will require a
minimum of 165 parking spaces and the remaining office use requires 248 spaces for a total of 413
spaces.  The proposal would remove 12 parking spaces for the outdoor workout area. The project
site provides 435 total parking spaces including the 12 spaces removed, and therefore, provides
sufficient parking to service the proposed use.

Conclusion:
The proposed project is created to serve the community in Santa Clara. The proposal contributes to
the variety of private service uses available in the industrial area of the city and is designed to be
compatible with the industrial offices, with sufficient parking to support the proposed use. A non-
industrial use, such as a climbing gym and outdoor workout area, may only be conditionally permitted
when the use would not be objectionable or detrimental to the industrial area or adjacent properties.
Based on the operational description of the proposed use provided by the applicant, the use would
be compatible with the adjacent land uses.

FISCAL IMPACT
There is no impact to the City for processing the requested application other than  administrative staff
time and expense typically covered by processing fees paid by the applicant.

ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the California Environmental Quality Act (CEQA)
per section 15301 of the CEQA Guidelines (Class 1 - Existing Facilities), in that the primary use is
confined within an existing on-site facility.  The additional outdoor use is a minor expansion of the
existing use of less than 10,000 square feet, is located in an area where all public services are
facilities are available, and the area is not environmentally sensitive.

COORDINATION
This report has been coordinated with the City Attorney’s Office.

PUBLIC CONTACT
On September 14, 2018, a notice of public hearing of this item was posted in at least three
conspicuous locations within 500 feet of the project site and mailed to property owners within 500
feet of the project site. Planning Staff has not received public comments for this application.

RECOMMENDATION
1. Adopt a Resolution to Approve a Use Permit to allow a climbing gym and outdoor workout area
located at 801 Martin Avenue, subject to conditions of approval.

Prepared by: Steve Le, Assistant Planner I
Reviewed by: Alexander Abbe, Assistant City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Statement of Justification
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2. Project Data
3. Development Plans
4. Resolution Approving a Use Permit
5. Conditions of Approval
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Project Data

File: PLN2018-13347
Location: 801 Martin Avenue, a 9.64 acres property located at the north of 

Martin Avenue, APN: 224-04-090; property is zoned MH – Heavy 
Industrial 

Applicant: Alex Ross
Owner: Gahrahmat Family Partnership II
Request: Use Permit to allow a climbing gym and outdoor training area in the 

Heavy Industrial zoning district
CEQA Determination: Categorically Exempt per CEQA Section 15301, Existing Facilities
Project Planner: Steve Le, Assistant Planner I
Recommendation: Approve, subject to conditions.

Existing Proposed

General Plan Designation Heavy Industrial Same

Zoning District Heavy Industrial Same
Lot Size 9.64 acres Same

Land Use
Industrial Office 3,736 sf will be converted 

into a climbing gym for Planet 
Granite

Stories / Total Height One-story same
Parking 447 435
Clean Air Parking N/A 16
Bicycle Parking N/A 21

Aerial Map

Zoning Map

Project Site



General Plan Map

Project Site

Project Site
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STANDARD USE PERMIT & INTERIOR IMPROVEMENTS FOR

PLANET GRANITE - SANTA CLARA
801 MARTIN AVENUE  SANTA CLARA, CALIFORNIA 95050

PROJECT SCOPE:
AN EXISTING BUILDING WITH MINOR INTERIOR CHANGES AND 

SOME EXTERIOR CHANGES TO PARKING.
NEW INTERIOR WALLS
REWORK LIGHTING AND HVAC AS NECESSARY AT NEW WALL LOCATIONS
MODIFY RESTROOMS AND LOCKER ROOMS TO MEET ADA , AS NECESSARY
RE-STRIPE PARKING LOT AS NECESSARY FOR ADA PARKING AND 

UPDATED PATH OF TRAVEL
MODIFY ADA STALLS AND RAMPS AS NECESSARY TO COMPLY WITH BUILDING CODE
ADD NEW FENCING AT SIDE OF BUILDING FOR NEW WORKOUT YARD 

(BY REMOVING 12 PARKING SPACES)
ADD EXTERIOR LIGHTING AT NEW FENCED AREA
ADD NEW SIGNAGE TO BUILDING IN TWO PLACES
ADD APPROPRIATE NUMBER OF BIKE RACKS PER CODE
_____________________________________________________________________________________
SITE ADDRESS: 810 MARTIN AVENUE
(BUILDING HAS BEEN VACANT SINCE AUG. 2013)
A.P.N.: 224-04-090
SITE AREA: 9.64 ACRES; 419,918 SQ FT 
TOTAL LOT COVERAGE: .24 (EXISTING)    
ZONING CODE: MH- HEAVY INDUSTRIAL
GENERAL PLAN: HEAVY INDUSTRIAL
TOTAL BUILDING AREA: 100,274 SQ FT
AREA OF WORK/TENANT SPACE                         29,120 SQ FT 
ALTERED SITE AREA (OUTDOOR FENCED AREA):  3,736 SQFT
TYPE OF CONSTRUCTION:   IIB    
OCCUPANCY:     A3
SPRINKLERS: YES, IN ACCORDANCE 

W/903.3.1.1 THRU 903.3.1.3 
NO. OF STORIES     1
CHEMICALS: NONE
SETBACKS   

EXISTING PROPOSED ALLOWED
FRONT/SOUTH: 85'-8"  NO CHANGE 15'-0"
SIDE, EAST: 90'-4"      NO CHANGE 10'-0"
SIDE,WEST:        160'-11" NO CHANGE 10'-0" 
REAR/NORTH: 80'-0"   NO CHANGE 15'-0"          
HEIGHT:      +/-20'-0"  NO CHANGE 70'-0"

PARKING:
PER 18.74.020, DEFINITION A (1 STALL PER 200 SQ FT OF GROSS AREA)

AREA RATIO REQ. PARKING
BUILDING ASSEMBLY AREA 29,120 1:200 146
SITE ASSEMBLY AREA   3,736 1:200  019
SUB TOTAL, AREA OF WORK 32,856 1:200 165
REMAINING BUILDING 71,154 1:300 248
GRAND TOTAL REQUIRED 104,010 VARIES 413
TOTAL PROVIDED     --     -- 447
PARKING REMOVED     --       --  012                  

ADJUSTED TOTAL PROVIDED    --      -- 435
PARKING BREAKDOWN:  (PER TABLE IIB-208.2 STATES “BETWEEN" 

401-500= 9 ACCESSIBLE SPACES, INCLUDING MIN. 2 VAN PARKING SPACES)
COMPACT: 147  (<50%, AS ALLOW PER 18.74.030)
STANDARD: 263
HANDICAP: 009
(N) CLEANAIR 016 (PER 5.106.5.2 OF '16 CAL GREEN)
TOTAL SITE: 435 

BIKE PARKING:  = (SEE A1.2)
1 per 1,600 SQ FT ( ASSEMBLY)
32,856 SQ FT / 1,600 = 21 SPACES
20% FOR COVERED / INDOOR = 05 SPACES
EXTERIOR = 16 SPACES

CCONSTRUCTION TYPE:
IIB (Non Combustible, unprotected)
Per Applicable Codes:
2016 California Building Code (2012 IBC)
2016 California Electrical Code (2014 NEC)
2016 California Mechanical Code (2012 UMC)
2016 California Plumbing Code (2012 UPC)
2016 California Fire Code
2016 California Green Building Standards Code (CalGreen)
2016 California Energy Code

BUILDING CODE SUMMARY

VICINITY MAP

ARROW INDICATES DIRECTION
OF SECTION CUT

SECTION LETTER DESIGNATION

SHEET ON WHICH SECTION
IS DRAWN

PARTITION TYPE

SEE PARTITION SCHEDULE

DETAIL NUMBER DESIGNATION

SHEET ON WHICH DETAIL
IS DRAWN

NUMBER DESIGNATING
ELEVATION IN ROOM

SHEET ON WHICH
ELEVATION IS DRAWN

CENTER LINE

A
A-14

5

2
A-14

A-14

A

D B

C

1

E

ELEVATION

LEVEL OR DATUM

DOOR NUMBER

WINDOW OR
 LOUVER 
DESIGNATION

REVISION
INDICATES AREA 
OF CHANGE

INDICATES 
REVISION  NUMBER

GRAPHIC SYMBOLS

PLAN NOTE

A ACCESSORY

3

18

CL

GROUT CONCRETE
 FILL

C.M.U.

SPLIT FACE 
BLOCK

GRAVEL

EARTH

STEEL

CONCRETE

PLYWOOD

BATT INSULATION

RIGID INSULATION

WOOD FRAMING 
OR BLOCKING

WOOD FINISH

SEALANT

GYPSUM BOARD

NEW PARTITION

MATERIAL SYMBOLS

EXISTING 
CONSTRUCTION

ABBREVIATIONS
ABOVE
ACOUSTIC
ADJUSTABLE
ABOVE FINISH FLOOR
AND.
ALUMINUM
BRICK COURSE
BOARD
CENTERLINE
CAST IRON
CLOSET
CEILING
CONCRETE
MASONRY UNIT
CLEAN OUT
CONCRETE
CONTINUOUS
CERAMIC TILE
DETAIL
DIAMETER
DOWN
DOWNSPOUT
EACH
ELEVATION
ELECTRICAL
EQUAL
EQUIPMENT
EXISTING
EXPANSION
EXTERIOR
EXISTING TO  
REMAIN
FAN COIL UNIT
FIRE EXTINGUISHER
CABINET
FINISH

FIX
F.D.
FLR.
FT.
GALV.
GL.
GYP. BD.
G.W.B.
HDWR
HD
HORIZ.
HR.
HT
I.D.
INSUL.
INT.
JT.
LAV.
LB.
LIN. FT.
LT.
MAS
MAT.
MAX
MECH.
MIN.
M.O.
MTD.
MTL.
NO. OR #
N.T.S.
N.I.C.
O.C.
O.D.
OPEN’G.
PL.
PTD.
Q.T.

FIXTURE
FLOOR DRAIN
FLOOR 
FOOT OR FEET
GALVANIZED
GLASS OR GLAZED
GYPSUM BOARD
GYPSUM WALL BOARD
HARDWARE
HEAD 
HORIZONTAL
HOUR
HEIGHT
INSIDE DIAMETER
INSULATION
INTERIOR
JOINT
LAVATORY
POUND
LINEAR FOOT/FEET 
LIGHT
MASONRY
MATERIAL
MAXIMUM
MECHANICAL
MINIMUM
MASONRY OPENING
MOUNTED
METAL
NUMBER
NOT TO SCALE
NOT IN CONTRACT
ON CENTER
OUTSIDE DIAMETER
OPENING
PLATE
PAINTED
QUARRY TILE

QUAN
REQ’D
R.D.
RM.
R.O.
S.F. , SQ. FT
SIM.
SQ.
STL.
STOR.
SUSP.
TEL.
T&G
THRESH
T.O.S.
TYP.
V.C.T.
VERT.
VWC
W/
W x H.
WD.
WDW
W.P.
W.R.
WT.
W.W.F.

QUANTITY
REQUIRED
ROOF DRAIN
ROOM 
ROUGH OPENING
SQUARE FOOT / FEET 
SIMILAR
SQUARE
STEEL
STORAGE
SUSPENDED
TELEPHONE
TONGUE AND GROOVE
THRESHOLD
TOP OF SLAB
TYPICAL
CINYL COMPOSITION TILE
VERTICAL
VINYL WALL COVERING
WITH
WIDTH BY HEIGHT
WOOD
WINDOW 
WATERPROOF
WATER RESISTANT
WEIGHT
WELDED WIRE FABRIC

ABV.
AC. OR ACOUST.
ADJ
A.F.F.
&
ALUM.
B.C.
BD.
C
C.I.
CL
CLG.
C.M.U.

C.O.
CONC.
CONT.
C.T.
DET.
DIA OR O
DN
D.S.
EA.
EL.
ELECT.
EQ.
EQUIP.
EX. OR EXIST.
EXP.
EXT.
E.T.R.

FCU
F.E.C.

FIN.

L

EXISTING SITE PLAN
Scale: NTS

1
CS

PROPOSED ASSEMBLY SPACE - A3 -  EARTH TREKS CLIMBING CENTER

NORTH

PLANITE GRANITE

PLANITE GRANITE

STTAND

PPLA
123

DRAWING LIST

CS COVER SHEET
ARCHITECTURAL

A1.1 OVERALL SITE PLAN
A1.2 PARTIAL SITE PLAN
A1.3 SITE PLAN DETAILS
A2 FLOOR PLAN
A2.1 ENLARGED OUTDOOR PLAN
A3 ELEVATIONS
A4 EXISTING SITE PHOTOGRAPHS
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ARCHITECTURAL SITE PLAN
Scale: 1" = 30'-0"
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DEDICATED 'PLANET GRANITE' PARKING SPACES

QUANTITY OF PARKING IN EACH ROW

ADA/ HANDICAPPED PARKING

2
ADA

1 ADA
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20
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17

LO
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'-4

"  
+/-

ADJACENT TENANTS

PLANET GRANITE
32,856 sf

(165 Req'd parking spaces)

85'-8"  +/-

PROPOSED SITE ASSEMBLY  
AREA W/ FENCE
(SEE SHEET 1/A2.1)
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ADJACENT BUILDING
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NEW SIDEWALK
(SEE 1/A1.2)
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(SEE 2/ A1.2)
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PROPOSED PLANET 
GRANITE

PROPERTY LINE

ADJECENT TENANT

NEW 5’-0” SIDEWALK WITH 
“SIDEWALK EASEMENT”.  SLOPE 
NOT TO EXCEED 5% AND CROSS
SLOPE NOT TO EXCEED 2%. 

NO TREES SCHEDULED TO BE 
REMOVED WITH THIS DESIGN. 

NEW 4’-0” WIDE SITE ACCESS
WALK.  SLOPE NOT TO EXCEED 
5% AND CROSS SLOPE NOT TO 
EXCEED 2%.

NEW ACCESSIBLE PARKING 
STALLS, LOADING AREA AND 
STRIPED PATH TO BUILDING 
ENTRANCE. 

PROVIDE 11 BIKE CAPACITY RACK, SEE 
10/A1.3.. PLUS THE EX. 5 BIKE RACK 
FOR A TOTAL OF 16 EXTERIOR.

COLUMN, PAINT IRON 
ORE

3'-6"

2"

1'-
6"

10"

2"

3/4" CDX PLYWOOD, 
PAINT EXPOSED FACE 

METAL CORRUGATED 
ROOFING, OVER 
2-LAYERS OF BLDG 
PAPER

PERIMETER FLASHING, PAINT
IRON ORE

EXTEND FOOTING 2" 
MAX. ABOVE GRADE, 
CHAMFER TROWEL 
EDGE

CONCRETE FOOTING 
PER STRUCTURAL

F.G.

PAINT STRUCTURE IRON 
ORE

STL BEAM, PAINTED

FACIA

1'
-6

"

1'-0"

GUTTER

NOTES:
1. ALL STEEL TO BE PAINTED IRON ORE.
2. ROOF SHEATHING, D.F. FRAMING, PAINT IRON ORE.
3. ALL 4X & ABOVE MEMBERS ARE PRESSURE TREATED 

WITH CLEAR SEALER U.N.O.

TRASH ENCLOSURE ROOF SECTION
Scale: 1" = 1'-0"
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L

PROPOSED TRASH ENCLOSURE
Scale: 1/4" = 1'-0"

2
A1.2

NORTH

EX. CURB

EX. PARKING 
STRIPS

WOOD SLAT 
ENCLOSURE

MTL. BOLLARD, 
TYP OF 11. SEE
2/ A1.3.

COL. FOR ROOF 
STRUCTURE

(2) 4'-0"(W) DOOR 
WITH LATCH  

4" CONCRETE PAD. 
SEE DETAILS 3/A1.3

TRASH ENCLOSURE -ROOF
Scale: 1/4" = 1'-0"

3
A1.2

NORTH

CORR. METAL ROOFING

3/4" CDX PLYWD

 BEAM 

A1.2
4

POST ON RAISED BASE

FACIA

4
A1.3

5
A1.3

7
A1.3

6
A1.3
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+0" F.G.

+5'-6" A.F.G.

+11'-7" A.F.G.

F.G. 

T.O.F. 

PEAK

P
R

O
P

E
R

T
Y

 L
IN

E

P
R

O
P

E
R

T
Y

 L
IN

E

+7'-6" A.F.G.
TOP OF REAR POST

FRONT

FRONT

TRASH ENCLOSURE ELEVATION - SOUTH(side)
Scale: 1/4" = 1'-0"

4
A1.3

TRASH ENCLOSURE ELEVATION - WEST(front)
Scale: 1/4" = 1'-0"

5
A1.3

TRASH ENCLOSURE ELEVATION - EAST(rear)
Scale: 1/4" = 1'-0"

6
A1.3

TRASH ENCLOSURE ELEVATION - NORTH(side)
Scale: 1/4" = 1'-0"

7
A1.3

CONSTRUCTION NOTES #

1. 2x WOOD FENCE BOARDS.  
2. STEEL POST ROOF SUPPORT.
3. 5'-71/2" TALL WOOD SCREEN WALL
4. DOUBLE 4'-0" x 5'-71/2" WOOD GATE.
5. NEW 6" THICK IMPACT PAD AT FRONT OF ENCLOSURE, SEE 
3/A-1.3.
6. NEW METAL CORRUGATED METAL ROOF, GALVANIZED RAW
FINISH, SLOPE AT 2:12
7. 4" SQUARE GUTTER, GALVANIZED, RAW FINISH.
8. 2"x3" SQUARE DOWN SPOUT, RELEASE TO EXISTING 
LANDSCAPING. SEE DETAIL 8/A-1.3.  
9. SPLASH BLOCK AT BASE OF NEW DOWN SPOUT.  SEE DETAIL 
8/A-1.3. 
10. MAIN BEAM.
11. ROOF FRAMING BEYOND.  PAINT ALL ROOF FRAMING AND 
PLYWOOD.
12. ANGLE BRACE, AS REQ'D.
13. CONCRETE PAD, SEE 3/A-1.3.
14. TRASH ENCLOSURE SUFFICIENT FOR TWO 3 YARD BINS, ONE FOR 
SOLID WASTE AND THE SECOND FOR RECYCLABLES.  ALSO ROOM 
FOR ONE FUTURE 96 GALLON FOOD WASTE BIN.
15. HOLD BACK FENCING A MIN. OF 2" ABOVE EXISTING CURB. 
16. REMOVE EXISTING ASPHALT AND PREP FOR NEW SLAB.  

10

6
7

8

1

9

11

12

2

3

6

1

3

7

2
8

9

1

6

2

3

4

11

1010
6

7

8

1

9

11

12

2

3

5 13 15 5

15

15

13

5

6"1'-6"

1'-
0"

SLAB PER STRUCTURAL

3"

LIGHT BROOM FINISH

6" MIN. SLAB THICKNESS

 THICKENED EDGE

(E) PARKING LOT ASPHALT, 
PATCH AS REQ.

TRASH ENCLOSURE SLAB DETAIL
Scale: 1" = 1'-0"

3A
A1.3

3'
-6

"

4"

6"

4"

NOTES:
1. PLACE BOLLARDS SO THAT THEY ARE PLUMB.
2. TOTAL OF BOLLARDS 11. 

12"x14"x 1#4" BASE PLATE

F.G.

6" DIAMETER STEEL 
GALVANIZED PIPE @ 
+/-4'-0" O.C. PAINT 
IRON ORE

4 REDHEAD HN1230 1/2"x3
HEX SLEEVE ANCHOR, MIN 
11/2" EMBED

12" MIN.

12
" 

M
IN

.

CONC SPLASH PAN OVER 4" GRAVEL 
WHERE DISCHARGE IS DIRECT

2"x3" GALV. D.S., LEAVE RAW 

TRASH ENCLOSURE DOWNSPOUT DETAIL
Scale: 1" = 1'-0"

8
A1.3

TRASH ENCLOSURE BOLLARD DETAIL
Scale: 1" = 1'-0"

2
A1.3

BACK-FLOW PREVENTER DETAIL
Scale: 1" = 1'-0"

1
A1.3

SITE ASSEMBLY AREA FENCE DETAIL
Scale: NTS

9
A1.3

EXISTING ASPHALT 
SLAB TO REMAIN

NEW RECYCLED 
RUBBER MULCH

TRANSITION DETAIL 
AT SITE ASSEMBLY AREA
Scale: 1" = 1'-0"

3B
A1.3

ALIGN

NOTE: FENCE SHALL BE DARK BRONZE OF MATCH ADJECENT STOREFRONT COLOR.
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108.00

.38
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BIKE RACK DETAIL
Scale: NTS
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2" SCH. 40 PIPE

2" SCH. 40 PIPE

HUNTCO - RAMBLER-11-FLG
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FLOOR PLAN
Scale: 1/16" = 1'-0"

1
A2

A2

NORTH
18

'-2
"

17
'-1

"

31
'-1

"

22
'-1

1"

37'-11 1/2"

44
'-6

 5/
8"

34'-0"

60'-5"

30
'-6

"

23
'-8

"
14

'-4
"

16
'-1

"
20

'-0
"

5'-
2"

29
'-1

"

61'-3"

31'-8"

37'-9"

EXIST. (5) 
BIKE RACK

ADJACENT TENANT

ADJACENT TENANT

1
A3

2
A3

3
A3

(1800 S.F.)

(1433 S.F.)

(1360 S.F.)

(13,570 S.F.)

(5,681 S.F.)

(3,288 S.F.)

(3,350 S.F.)

(3,736 S.F.)

NEW PARTITION

EXIST. 7" TENANT 
DEMISING WALL

(2) NEW YARD EMERGENCY EGRESS DOORS. 
QUANITY AND FINAL LOCATION T.B.D

NEW METAL FENCE (SEE 9/A1.3) SURROUNDING 
OUTDOOR AREA

12
5'-

7"

96'-1"

124'-3"

47
'-1

1"

130'-9" 88'-1"

39
'-8

"

32'-4" 26'-5" 8'-7" 16'-7" 13'-1"

EXISTING WALLS 
TO REMAIN

EXISTING WALLS 
TO REMAIN

EXISTING ELECTRIC 
ROOM TO REMAIN

SEE SHEET A2.1 FOR 
ENLARGED SITE 
ASSEMBLY AREA

INDOOR SECURE BIKE STORAGE 
MIN OF 5 STALLS. FINAL INTERIOR 
LOCATION MAY CHANGE. PLUS 16 
ON THE EXTERIOR GIVES A TOTAL 
BIKE CAPACITY OF 21.

THE RETAIL AREA AT THIS LOCATION WILL BE LIMITED TO THE SALE OF 
SPORT RELATED APPAREL AND ENERGY FOOD.  THE FOLLOWING LIST IS A 
SAMPLE OF THE TYPES OF GOODS THAT WILL BE OFFERED FOR SALE IN OUR 
RETAIL AREA:
1. CLIMBING ACCESSORIES (CLOTHES, SHOES, BACKPACKS, ETC).  
2. YOGA APPAREL (CLOTHES, MATS, BAGS, ETC.).  
3. ENERGY FOOD (BOTTLED WATER, SPORT DRINKS, POWER BARS, 

SNACKS, SOFT DRINKS, ETC.).  
NO ALCOHOL OR ADULT BEVERAGES ARE TO BE SOLD AT THE FACILITY.  
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RESOLUTION NO _____

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA, APPROVING A USE 
PERMIT TO ALLOW A CLIMBING GYM AND OUTDOOR 
WORKOUT AREA FOR THE PROPERTY LOCATED AT 801 
MARTIN AVENUE, SANTA CLARA, CA

PLN2018-13347 (Use Permit)

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA AS 

FOLLOWS:

WHEREAS, on June 20, 2018, Alex Ross (“Applicant”) applied for a Use Permit to allow a 

climbing gym and outdoor workout area for the property located at 801 Martin Avenue (“Project 

Site”);

WHEREAS, the Project Site is currently zoned MH – Heavy Industrial and has the General Plan 

land use designation of Heavy Industrial;

WHEREAS, pursuant to the Santa Clara City Code (“SCCC”) Section 18.50.040(d), uses that 

are not permitted by right but that are appropriate for an industrial area, such as lodges and 

bingo halls, can be conditionally permitted in the MH zoning district, if the Planning Commission 

approves a Use Permit;

WHEREAS, the proposed project is categorically exempt from the California Environmental 

Quality Act (CEQA) per section 15301 (Class 1 – Existing Facilities), in that the primary use is 

confined within an existing on-site facility, and the additional outdoor use is less than 10,000 

square feet, in an area where all public services are facilities are available, and the area is not 

environmentally sensitive;

WHEREAS, pursuant to SCCC Section 18.110.040, the Planning Commission cannot grant a 

Use Permit without first making specific findings related to the effect of the project on health, 

safety, peace, comfort, and general welfare, based upon substantial evidence in the record; 
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WHEREAS, on September 14, 2018, the notice of public hearing for the September 26, 2018 

meeting date for this item was posted in three conspicuous locations within 500 feet of the 

Project Site and mailed to all property owners located within 500 feet of the Project Site; and

WHEREAS, on September 26, 2018, the Planning Commission conducted a public hearing, at 

which all interested persons were given an opportunity to present evidence and give testimony, 

both in support of and in opposition to the proposed Use Permit.

NOW THEREFORE, BE IT FURTHER RESOLVED BY THE PLANNING COMMISSION OF 

THE CITY OF SANTA CLARA AS FOLLOWS:

1. That the Planning Commission hereby finds that the above Recitals are true and correct 

and by this reference makes them a part hereof.

2. That the Planning Commission hereby approves the Use Permit to allow a 29,120 

square foot climbing gym and 3,736 square foot outdoor workout area at the Project Site, as 

depicted on Exhibit “Development Plans,” attached hereto and incorporated herein by this 

reference.  

3. That based upon substantial evidence in the record of the hearing, including the facts 

stated in this resolution, the Planning Commission hereby finds that:

A. The establishment or operation of the use or building applied for, under the 

circumstances of the particular case, are essential or desirable to the public convenience or 

welfare in that the proposal contributes to the variety of private service uses available in the 

industrial area;

B. Said use will not be detrimental to any of the following:

1) The health, safety, peace, comfort, and general welfare of persons 

residing or working in the neighborhood of such proposed use, in that primary use is entirely 

within an existing building that has previously been used as an athletic facility, and the new 

outdoor recreational area represents a minor expansion of the existing use that is unlikely to 

adversely impact adjacent industrial uses;
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2) The property or improvements in the neighborhood of such proposed use, 

in that no expansion of the building is proposed, other than the small additional outdoor exercise 

area, and the proposal provides adequate on-site parking; 

3) The general welfare of the City, in that the proposed use contributes to 

the variety of private service uses available in the industrial area of the City and is designed with

sufficient on-site parking to support the proposed use;

C. That said use will not impair the integrity and character of the zoning district, in 

that the proposed changes to the building exterior are minor and consistent with the previous 

use, such as a minor modification to the façade that would be compatible with the architectural 

style of the adjacent building on site and the surrounding industrial area;

D. That said use is in keeping with the purposes and intent of the Zoning Code, in 

that a non-industrial use may be conditionally permitted when the use would not be 

objectionable or detrimental to the adjacent properties in the heavy Industrial zoning district.

4. Effective date. This resolution shall become effective immediately.

I HEREBY CERTIFY THE FOREGOING TO BE A TRUE COPY OF A RESOLUTION PASSED 

AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF SANTA CLARA, 

CALIFORNIA, AT A REGULAR MEETING THEREOF HELD ON THE 26TH DAY OF 

SEPTEMBER, 2018, BY THE FOLLOWING VOTE:

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAINED:  COMMISSIONERS:

ATTEST: 
ANDREW CRABTREE
DIRECTOR OF COMMUNITY DEVELOPMENT
CITY OF SANTA CLARA

Attachments Incorporated by Reference:
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1. Development Plans
2. Conditions of Approval

I:\PLANNING\2018\Project Files Active\PLN2018-13347  801 Martin Ave (CUP)\PC\Attachments\Resolution Approving a Use 
Permit.doc



CONDITIONS OF APPROVAL
801 Martin Avenue

PLN2018-13347

In addition to complying with all applicable codes, regulations, ordinances and resolutions, the following 
conditions of approval are recommended:

GENERAL 
G1. If relocation of an existing public facility becomes necessary due to a conflict with the developer's new 

improvements, then the cost of said relocation shall be borne by the developer.
G2. Comply with all applicable codes, regulations, ordinances and resolutions.

ATTORNEY’S OFFICE 
A1. The Developer agrees to defend and indemnify and hold City, its officers, agents, employees, officials 

and representatives free and harmless from and against any and all claims, losses, damages, 
attorneys' fees, injuries, costs, and liabilities arising from any suit for damages or for equitable or 
injunctive relief which is filed by a third party against the City by reason of its approval of developer's 
project.

COMMUNITY DEVELOPMENT
C1. This project involves change of occupancy per the Building Code, from industrial use to Assembly Use.  

There are Building Code requirements that shall be determined by a California licensed architect or civil 
engineer.

C2. Obtain Building permit for all work subject to Building Permit per City Administrative code Chapter 15. 
05. Comply with all requirements current at the time of application for building permit (CBC, Cal Green, 
California Energy Conservation Code (Title 24), CPC, CMC and CEC).

C3. Applicant shall finalize all designs with Planning and Public Works for sidewalk improvement and 
landscaping. 

C4. Submit plans for final architectural review to the Planning Division and obtain architectural approval 
prior to issuance of building permits.  Said plans to include, but not be limited to: site plans, floor plans, 
elevations, landscaping, lighting and signage. Landscaping installation shall meet City water 
conservation criteria in a manner acceptable to the Director of Planning and Inspection.

C5. Property owner is responsible for collection and pick-up of all trash and debris on-site and adjacent 
public right-of-way.

C6. Construction activity shall be limited to the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to 
6:00 p.m. Saturdays for projects within 300 feet of a residential use and shall not be allowed on 
recognized State and federal holidays, all in accordance with City Code Chapter 9.10.

C7. The Director of Community Development may refer the Conditional Use Permit to the Planning 
Commission at any time to consider the initiation of revocation proceedings if the conditions of approval 
area violated or the operation is inconsistent with the approved operational statement. In addition, if 
complaints are received by the City with respect to this use, staff shall provide a review of the 
Conditional Use Permit to the Planning Commission within three months for consideration of revocation 
proceedings.

ENGINEERING
E1. ADA frontage improvements required for 3-year cumulative building permit valuation greater than 

$200,000.
E2. Obtain site clearance through Engineering Department prior to issuance of Building Permit. Site 

clearance will require payment of applicable development fees. Other requirements may be identified 
for compliance during the site clearance process. Contact Engineering Department at (408) 615-3000 
for further information.

E3. All work within the public right-of-way and/or public easement, which is to be performed by the 
Developer/Owner, the general contractor, and all subcontractors shall be included within a Single 
Encroachment Permit issued by the City Engineering Department. Issuance of the Encroachment 



Permit and payment of all appropriate fees shall be completed prior to commencement of work, and all 
work under the permit shall be completed prior to issuance of occupancy permit.

E4. On-street parking shall not be counted toward on-site parking requirements.
E5. An ADA pedestrian walkway shall be provided connecting the proposed building to public parking stalls.
E6. Existing non-standard or non-ADA compliant frontage improvements shall be replaced with current City 

standard frontage improvements as directed by the City Engineer or his/her designee.
E7. Visual obstructions over three feet in height will not be allowed within the driver’s sight triangle near 

driveways in order to allow an unobstructed view of oncoming traffic.  
E8. Construct a minimum 5’ sidewalk along the Martin frontage, if ADA frontage improvements are 

required.
E9. Provide a minimum of 1 Class I bicycle locker space per 30 employees and 19 Class II bicycle rack 

spaces at the main entrance and/or high visibility area

WATER
W1. Approved reduced pressure detector assembly device is required for an existing 8” fire service. The 

applicant shall submit plans showing existing fire service upgrade with reduced pressure detector 
assembly device, as per city standard 17, to the satisfaction of the Director of Water & Sewer Utilities. 
Note that the city standard details can be obtained from the City of Santa Clara website under Water 
and Sewer Utilities Technical Documents.

W2. If fire flow information is needed, applicant shall coordinate with Water Department at (408) 615-2000.
W3. Applicant shall coordinate with Fire Department to submit hydraulic calculations for the sprinkler design 

and obtain an underground fire permit for the proposed fire service. 
W4. Applicant shall adhere to and provide a note indicating all horizontal and vertical clearances. The 

applicant shall maintain a minimum 12” of vertical clearance at water service crossing with other 
utilities, and all required minimum horizontal clearances from water services: 10' from sanitary sewer 
utilities, 10’ from recycled water utilities, 8' from storm drain utilities, 5' from fire and other water utilities, 
3' from abandoned water services, 5' from gas utilities, and 5’ from the edge of the propose or existing 
driveway. For sanitary sewer, water, and recycled water utilities, the applicant shall maintain a minimum 
horizontal clearance of 10' from existing and proposed trees. If applicant installs tree root barriers, 
clearance from tree reduces to 5' (clearance must be from the edge of tree root barrier to edge of water 
facilities).

W5. Prior to City’s issuance of Building or Grading Permits, the applicant shall provide a dedicated water 
utility easement around the backflow prevention device onsite. The water utility easement for the water 
services and all other public water appurtenances shall be a minimum 15 feet wide and be adjacent to 
the public right-of-way without overlapping any public utility easement. Additionally, the applicant shall 
submit plans defining existing easements so Water Division can verify if there are any conflicts with 
proposed easements and water utilities.

POLICE
PD1. The property should be fenced off during demolition and construction as a safety barrier to the public 

and deterrent to theft and other crime. Consider not having any screening material on the fence so 
passing Police Patrol checks will be able to see into the site.

PD2. Address numbers should be a minimum of twelve (12) inches in height for commercial or industrial
buildings. Consider illuminated numbers during the hours of darkness, and in a color that is
contrasting to the background material. They shall be clearly visible from the street.  Where multiple
units or buildings occupy the same property, each unit/building address shall be clearly visible. A 
monument sign, preferably at all entrances to the property, should be prominently displayed showing 
all unit/building numbers, addresses, etc. A map is recommended for large complexes with multiple 
streets orwalkways.

PD3. In a development where there is an alley, driveway, etc. providing a rear entrance or access, the 
address shall be displayed to both the front and rear of the individual buildings. Where an alley,
driveway, etc. provided vehicular access, address numbers shall be clearly visible from that access.

PD4. Businesses with rear alley entrance doors shall be numbered with the same address numbers or 
suite numbers as the front doors. Numbers that are a minimum height of 4” are recommended.

PD5. Landscaping should follow the National Institute of Crime Prevention standards. That standard   
describes bushes/shrubs not exceeding 2’ in height at maturity, or maintained at that height, and the 



canopies of trees should not be lower than 6’ in height. Crime deterrent vegetation is encouraged 
along the fence and property lines and under vulnerablewindows.
Lighting for the project to be at the IES (Illuminating Engineering Society of North America)
standards and include the features listed below:

 White light source Pedestrian Scale
 Full cut-off or shoebox design Unbreakable  exterior 
 Tamperproof Housings                Wall mounted lights/10’ high

These features increase natural surveillance, support and/or enhance security camera capabilities, 
and increase Police Patrol effectiveness.

PD6. Any required enclosure fencing (trash area, utility equipment, etc.) would preferably be see- thru. If
for aesthetic reasons prohibit that, the fencing should have a six (6) inch opening along the bottom
for clear visibility. Any gates or access doors to these enclosures should be locked.

PD7. If the project includes any benches, these benches should not be longer than 5 feet in length, and 
should have arm rests at both ends. If the benches are longer than 5 feet in length, there should be
a divider (arm rest or similar) in the middle of the bench in addition to the arm rests on both ends. 
This helps prevent unlawful lodging and/or skateboarding.  Another option to benches could be 
cubes, knee walls, or other creative types of seating possibilities.

PD8. All exterior doors should be adequately illuminated at all hours with their own light source.
PD9. All business or commercial establishments, of whatever nature, should have an electronic intruder 

alarm system installed. The system should cover the interior and perimeter of structures determined
to be a value target. Also, consideration should be given to exterior areas that are or contain value
targets, such as a product display lot, company vehicle parking area, etc.

PD10. The installation and use of interior and exterior security cameras and recording devices is highly
encouraged.

STREETS
Solid Waste
ST1. For projects that involve construction, demolition or renovation of 5,000 square feet or more, the 

applicant shall comply with City Code Section 8.25.285 and recycle or divert at least fifty percent (50%) 
of materials generated for discard by the project during demolition and construction activities. No 
building, demolition, or site development permit shall be issued unless and until applicant has submitted 
a construction and demolition debris materials check-off list. Applicant shall create a Waste 
Management Plan and submit a Construction and Demolition Debris Recycling Report through the 
City’s online tracking tool at http://santaclara.wastetracking.com/.

ST1. Commercial, industrial, and multi-family residential buildings must have enclosures for SOLID WASTE 
and recycling containers. The size and shape of the enclosure(s) must be adequate to serve the 
estimated SOLID WASTE and recycling needs and size of the building(s) onsite, and should be 
designed and located on the property so as to allow ease of access by collection vehicles. As a general 
rule, the size of the enclosure(s) for the recycling containers should be similar to the size of the trash 
enclosure(s) provided onsite. Roofed enclosures with masonry walls and solid metal gates are the 
preferred design. Any required enclosure fencing (trash area, utility equipment, etc.) if not see-thru, 
shall have a six (6) inch opening along the bottom for clear visibility. Any gates or access doors to these 
enclosures shall be locked. 


	0000_Agenda
	0001_0_Agenda Report
	0001_1_Tasman_East_Land_use_diagram
	0002_0_Agenda Report
	0002_1_Minutes of the 8.08.18 PC Meeting
	0003_0_Agenda Report
	0003_1_Minutes of the 8.22.18 PC Meeting
	0004_0_Agenda Report
	0004_1_Resolution Approving the Use Permit
	0004_2_Project Data
	0004_3_Conditions of Approval
	0004_4_Applicant Statement of Justification
	0004_5_Development Plans
	0005_0_Agenda Report
	0005_1_Project Data
	0005_2_Development Plans
	0005_3_Conditions of Approval
	0005_4_Resolution Approving a Variance
	0006_0_Agenda Report
	0006_1_Resolution Approving the Use Permit
	0006_2_Project Data Sheet
	0006_3_Conditions of Approval
	0006_4_Development Plans
	0007_0_Agenda Report
	0007_1_Statement of Justification
	0007_2_Project Data
	0007_3_Development Plans
	0007_4_Resolution Approving a Use Permit
	0007_5_Conditions of Approval



