
City of Santa Clara

Meeting Agenda

Development Review Hearing

Hybrid Meeting 

City Hall Council 

Chambers/Virtual

1500 Warburton Avenue

Santa Clara, CA 95050

4:00 PMWednesday, January 14, 2026

The City of Santa Clara is conducting the Development Review Hearing meeting in a hybrid 

manner (in-person and method for the public to participate remotely)

o Via Zoom:

o https://santaclaraca.zoom.us/j/92950218717

   Meeting ID: 929 5021 8717

o Phone: 1 (669) 900-6833

How to Submit Written Public Comment Before Development Review Hearing Meeting:

By email to PlanningPublicComment@santaclaraca.gov by 12 p.m. the day of the meeting.

Those emails will be forwarded to Staff and will be uploaded to the Development Review 

Agenda as supplemental meeting material. Emails received after 12:00 P.M. cutoff time up 

through the end of the meeting will form part of the meeting record. Please identify the Agenda 

Item Number in the subject line of your email.

Note: Emails received as public comment will not be read aloud during the meeting.

Agendas, Staff Reports and some associated documents for Development Review Hearing 

items may be viewed on the Internet at https://santaclara.legistar.com/Calendar.aspx

All public records relating to an open session item on this agenda, which are not exempt from 

disclosure pursuant to the California Public Records Act, that are distributed to a majority of 

the legislative body will be available for public inspection at the Office of the City Clerk at 

Santa Clara City Hall, 1500 Warburton Avenue, Santa Clara, CA 95050 at the same time that 

the public records are distributed or made available to the legislative body.

CALL TO ORDER AND ROLL CALL

Declaration of Procedures26-40

CONSENT CALENDAR
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Development Review Hearing Meeting Agenda January 14, 2026

1. Development Review Hearing Meeting Minutes of December 10, 

2025

25-1754

Approve the Development Review Hearing Meeting 

Minutes of the December 10, 2025, meeting.  

Recommendation:

PUBLIC PRESENTATIONS

[This item is reserved for persons to address the body on any matter not on the agenda that is within the subject 

matter jurisdiction of the body. The law does not permit action on, or extended discussion of, any item not on the 

agenda except under special circumstances. The governing body, or staff, may briefly respond to statements made 

or questions posed, and appropriate body may request staff to report back at a subsequent meeting.]

GENERAL BUSINESS

2. Public Hearing: Action on the Architectural Review 

(PLN25-00398) for a 1,435 Square Foot First Floor Addition to 

an Existing One-Story Residence Resulting in a 3,406 Square 

Foot One-Story Residence located at 472 Muriel Court. CEQA 

Status: Exempt from CEQA per Section 15301(e)(1) (Class 1 - 

“Existing Facilities”).

25-1721

Determine the project to be categorically exempt 

from the California Environmental Quality Act (CEQA) 

formal pursuant to CEQA Guidelines Section 

15301(e)(1) (Class 1 - “Existing Facilities”), and 

Approve the Architectural Review for a 1,435 

square-foot addition to an existing 1,971 square-foot 

single-story residence resulting in a 3,406 single-story 

residence, located at 472 Muriel Court, subject to the 

findings and conditions of approval. 

Recommendation:

Page 2 of 4 City of Santa Clara Printed on 1/7/2026

https://santaclara.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=25856
https://santaclara.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=25823


Development Review Hearing Meeting Agenda January 14, 2026

3. Public Hearing: Action on the Architectural Review 

(PLN25-00387) to allow the demolition of an existing 

single-family residence and the construction of a new 

approximately 3,314 square foot two-story single-family 

residence located at 2645 Rebeiro Avenue. CEQA Status: 

Exempt from CEQA per Section 15303.

25-1747

Determine the project to be categorically exempt 

from the California Environmental Quality Act (CEQA) 

pursuant to CEQA Guidelines Section 15303(a) 

(Class 3 - New Construction or Conversion of Small 

Structures), and Approve the Architectural Review to 

allow the demolition of an existing single-family 

residence and the construction of a new 

approximately 3,314 square foot two-story 

single-family residence, located at 2645 Rebeiro 

Avenue, subject to the findings and conditions of 

approval.

Recommendation:

ADJOURNMENT

The next regular scheduled meeting is on February 11, 2026 at 6 p.m. in the Council Chambers and via Zoom.
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Development Review Hearing Meeting Agenda January 14, 2026

MEETING DISCLOSURES

The time limit within which to commence any lawsuit or legal challenge to any quasi-adjudicative decision made by the City 

is governed by Section 1094.6 of the Code of Civil Procedure, unless a shorter limitation period is specified by any other 

provision. Under Section 1094.6, any lawsuit or legal challenge to any quasi-adjudicative decision made by the City must 

be filed no later than the 90th day following the date on which such decision becomes final. Any lawsuit or legal challenge, 

which is not filed within that 90-day period, will be barred. If a person wishes to challenge the nature of the above section in 

court, they may be limited to raising only those issues they or someone else raised at the meeting described in this notice, 

or in written correspondence delivered to the City of Santa Clara, at or prior to the meeting. In addition, judicial challenge 

may be limited or barred where the interested party has not sought and exhausted all available administrative remedies.

If a member of the public submits a speaker card for any agenda items, their name will appear in the Minutes. If no 

speaker card is submitted, the Minutes will reflect "Public Speaker."

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the City of Santa Clara 

will not discriminate against qualified individuals with disabilities on the basis of disability in its services, programs, or 

activities, and will ensure that all existing facilities will be made accessible to the maximum extent feasible. The City of 

Santa Clara will generally, upon request, provide appropriate aids and services leading to effective communication for 

qualified persons with disabilities including those with speech, hearing, or vision impairments so they can participate 

equally in the City’s programs, services, and activities.  The City of Santa Clara will make all reasonable modifications to 

policies and programs to ensure that people with disabilities have an equal opportunity to enjoy all of its programs, 

services, and activities.  

Agendas and other written materials distributed during a public meeting that are public record will be made available by the 

City in an appropriate alternative format. Contact the City Clerk’s Office at 1 408-615-2220 with your request for an 

alternative format copy of the agenda or other written materials.

Individuals who require an auxiliary aid or service for effective communication, or any other disability-related modification of 

policies or procedures, or other accommodation, in order to participate in a program, service, or activity of the City of Santa 

Clara, should contact the City’s ADA Coordinator at 408-615-3000 as soon as possible but no later than 48 hours before 

the scheduled event.
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

25-1754 Agenda Date: 1/14/2026

REPORT TO DEVELOPMENT REVIEW HEARING

SUBJECT
Development Review Hearing Meeting Minutes of December 10, 2025

RECOMMENDATION
Approve the Development Review Hearing Meeting Minutes of the December 10, 2025, meeting.
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City of Santa Clara

Meeting Minutes

Development Review Hearing

Draft

4:00 PM Hybrid Meeting 

City Hall Council 

Chambers/Virtual

1500 Warburton Avenue

Santa Clara, CA 95050

12/10/2025

The City of Santa Clara is conducting the Development Review Hearing meeting in a hybrid 

manner (in-person and method for the public to participate remotely)

o Via Zoom:

o https://santaclaraca.zoom.us/j/92950218717

   Meeting ID: 929 5021 8717

o Phone: 1 (669) 900-6833

How to Submit Written Public Comment Before Development Review Hearing Meeting:

By email to PlanningPublicComment@santaclaraca.gov by 12 p.m. the day of the meeting.

Those emails will be forwarded to Staff and will be uploaded to the Development Review 

Agenda as supplemental meeting material. Emails received after 12:00 P.M. cutoff time up 

through the end of the meeting will form part of the meeting record. Please identify the Agenda 

Item Number in the subject line of your email.

Note: Emails received as public comment will not be read aloud during the meeting.

Agendas, Staff Reports and some associated documents for Development Review Hearing 

items may be viewed on the Internet at https://santaclara.legistar.com/Calendar.aspx

All public records relating to an open session item on this agenda, which are not exempt from 

disclosure pursuant to the California Public Records Act, that are distributed to a majority of 

the legislative body will be available for public inspection at the Office of the City Clerk at 

Santa Clara City Hall, 1500 Warburton Avenue, Santa Clara, CA 95050 at the same time that 

the public records are distributed or made available to the legislative body.

CALL TO ORDER AND ROLL CALL

Development Review Officer Sheldon Ah Sing called the meeting to 

order at 4:00 p.m.
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12/10/2025Development Review Hearing Meeting Minutes

25-1703 Declaration of Procedures

Development Review Officer Sheldon Ah Sing read the Declaration of 

Procedures.

CONSENT CALENDAR

1. 25-1695 Development Review Hearing Meeting Minutes of November 19, 2025

Recommendation: Approve the Development Review Hearing Meeting Minutes of the 

November 19, 2025, Meeting. 

Action: Development Review Officer Sheldon Ah Sing approved the 

consent calendar.

PUBLIC PRESENTATIONS

None.

GENERAL BUSINESS
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12/10/2025Development Review Hearing Meeting Minutes

2. 25-1682 Public Hearing: Action of an Architectural Review (PLN25-00295) for a 621 

Square Foot First Floor Addition and a 397 Square Foot Second Floor 

Addition to an Existing Two-Story 2,081 Square Foot Single-Family 

Residence with a 500 Square Foot Attached Garage on a 7,351 Square 

Foot Lot at 2892 Mesquite Drive. CEQA Status: Exempt from CEQA per 

Section 15332. Continued from the November 19, 2025, Development 

Review Hearing.

Recommendation: Determine the project to be exempt from the California Environmental 

Quality Act (CEQA) formal pursuant to CEQA Guidelines Section 15332 

(Class 32 -- Infill Development Projects), and Approve the Architectural 

Review for the construction of a 621 square foot first floor addition and a 

397 square foot second floor addition to an existing two-story 2,081 square 

foot single-family residence with a 500 square foot attached garage on a 

7,351 square foot lot at 2892 Mesquite Drive, subject to findings and 

conditions of approval.

Assistant Planner Alex Tellez provided the staff presentation.

Applicant Michael Hyde and Homeowner Annie Zhou spoke about the 

project.

Public Speakers:

Sorin Spanoche

Andrea Hossman

Hyong Kim

Daniel Huang

Action: Development Review Officer Sheldon Ah Sing approved 

staff recommendation.

Page 3City of Santa Clara Printed on 12/22/2025

https://santaclara.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=25784
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3. 25-1638 Public Hearing: Architectural Review (PLN25-00443) for the like-for-like 

replacement of windows for a property on the Historic Resource Inventory 

Located at 1310 Homestead Road. CEQA Status: Exempt from CEQA per 

Section 15331 of the CEQA Guidelines (Class 31 - Historical Resource 

Restoration / Rehabilitation).

Recommendation: Determine the project to be categorically exempt from the California 

Environmental Quality Act (CEQA) formal pursuant to CEQA Guidelines 

Section 15331 of the CEQA Guidelines (Class 31 - Historical Resource 

Restoration / Rehabilitation) and Approve the Architectural Review for the 

removal and replacement of existing windows on a Historic Resources 

Inventory (HRI) residence, located at 1310 Homestead Road, subject to the 

findings and conditions of approval. 

Assistant Planner Summer Foss provided the staff presentation.

Public Comments: None.

Action: Development Review Officer Sheldon Ah Sing approved 

staff recommendation.

ADJOURNMENT

The meeting adjourned at 4:43 p.m.

The next regular scheduled meeting is on Wednesday, January 14, 2026 at 

4 p.m. in the City Hall Council Chambers.

The meeting recording is available on the City's website:

https://santaclara.legistar.com/calendar.aspx
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MEETING DISCLOSURES

The time limit within which to commence any lawsuit or legal challenge to any quasi-adjudicative decision made by the City 

is governed by Section 1094.6 of the Code of Civil Procedure, unless a shorter limitation period is specified by any other 

provision. Under Section 1094.6, any lawsuit or legal challenge to any quasi-adjudicative decision made by the City must 

be filed no later than the 90th day following the date on which such decision becomes final. Any lawsuit or legal challenge, 

which is not filed within that 90-day period, will be barred. If a person wishes to challenge the nature of the above section in 

court, they may be limited to raising only those issues they or someone else raised at the meeting described in this notice, 

or in written correspondence delivered to the City of Santa Clara, at or prior to the meeting. In addition, judicial challenge 

may be limited or barred where the interested party has not sought and exhausted all available administrative remedies.

If a member of the public submits a speaker card for any agenda items, their name will appear in the Minutes. If no 

speaker card is submitted, the Minutes will reflect "Public Speaker."

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the City of Santa Clara 

will not discriminate against qualified individuals with disabilities on the basis of disability in its services, programs, or 

activities, and will ensure that all existing facilities will be made accessible to the maximum extent feasible. The City of 

Santa Clara will generally, upon request, provide appropriate aids and services leading to effective communication for 

qualified persons with disabilities including those with speech, hearing, or vision impairments so they can participate 

equally in the City’s programs, services, and activities.  The City of Santa Clara will make all reasonable modifications to 

policies and programs to ensure that people with disabilities have an equal opportunity to enjoy all of its programs, 

services, and activities.  

Agendas and other written materials distributed during a public meeting that are public record will be made available by 

the City in an appropriate alternative format. Contact the City Clerk’s Office at 1 408-615-2220 with your request for an 

alternative format copy of the agenda or other written materials.

Individuals who require an auxiliary aid or service for effective communication, or any other disability-related modification of 

policies or procedures, or other accommodation, in order to participate in a program, service, or activity of the City of Santa 

Clara, should contact the City’s ADA Coordinator at 408-615-3000 as soon as possible but no later than 48 hours before 

the scheduled event.
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

25-1721 Agenda Date: 1/14/2026

REPORT TO DEVELOPMENT REVIEW HEARING

SUBJECT
Public Hearing: Action on the Architectural Review (PLN25-00398) for a 1,435 Square Foot First
Floor Addition to an Existing One-Story Residence Resulting in a 3,406 Square Foot One-Story
Residence located at 472 Muriel Court. CEQA Status: Exempt from CEQA per Section 15301(e)(1)
(Class 1 - “Existing Facilities”).

File No.: PLN25-00398
Location: 472 Muriel Court
Applicant: Azadeh Masrour
Owner(s): Arunjit Sahni and Venkata Ramana Malladi
Request: Architectural Review for a 1,435 square-foot addition to an existing 1,971 square-foot

single-story residence resulting in a 3,406 single-story residence.

PROJECT DATA
The Project Data and Compliance Table is included as Attachment 2.

POINTS FOR CONSIDERATION
· The proposed project is in a residential tract consisting of both one- and two-story residences.

See Vicinity Map in Attachment 1.
· The site is currently developed with a 1,971 square foot one-story single-family residence.

· Per the Santa Clara City Code 18.120(D)(7), the request requires Architectural Review
approval through a Development Review Hearing due to the demolition of an existing
structure.

· The project proposes a 1,435 square-foot addition to the existing 1,971 square-foot single
story residence resulting in a 3,406 square-foot single story residence. The new residence is
designed as a contemporary one-story four-bedroom three-and-a-half-bathroom residence
with stucco cladding, stone entryway, and shingle hip-style roof.

· The proposed project complies with the City’s Single-Family and Duplex Residential Design
Guidelines (2014). Specifically, the project is consistent with the guidelines, in that:

o The front of the house is oriented toward the primary street frontage with an emphasis
on the front porch or entry element toward the street by architectural design and
landscaping treatment.

· The proposed project meets the required findings set forth in Santa Clara City Code 18.120.

· There are no active City code enforcement cases for this property.

· A neighborhood notice was distributed within a 300-foot radius of the subject site for this
project review.
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25-1721 Agenda Date: 1/14/2026

FINDINGS SUPPORTING STAFF’S RECOMMEDATION
Granting the Architectural Review approval requires the following findings consistent with City Code
Section 18.120.020(F):

1) That any off-street parking area, screening strips, and other facilities and improvements
necessary to secure the purpose and intent of this title and the general plan of the City area a part
of the proposed development, in that:
· The proposal provides the required two covered parking spaces at the front of the residence

with the two-car garage.
· The required parking spaces are not located in the required front yard or side yard landscaped

areas.
· The proposed project provides areas surfaced with all-weather materials for parking vehicles.

2) That the design and location of the proposed development and its relation to neighboring
developments and traffic is such that it will not impair the desirability of investment or occupation
in the neighborhood, will not unreasonably interfere with the use and enjoyment of neighboring
developments, and will not create traffic congestion or hazard, in that:
· The proposed residence would not create traffic congestion or hazards.

· Public streets are adequate in size and design to serve the proposed two-story residence, and
the use will not create a substantive increase in traffic.

3) That the design and location of the proposed development is such that it is in keeping with the
character of the neighborhood and is such as not to be detrimental to the harmonious
development contemplated by this title and the general plan of the City, in that:
· Architectural features of the proposed design area are true to the architectural form and

appropriate for the neighborhood. Surrounding properties are one to two story homes with
mixed architectural. The applicant has proposed stucco siding, a hipped shingle-roof, and
stone entryway.

· The proposed project is consistent with the scale and design found in the existing surrounding
neighborhoods.

4) That the granting of such approval will not, under the circumstances of the particular case,
materially affect adversely the health, comfort or general welfare of persons residing or working in
the neighborhood of said development, and will not be materially detrimental to the public welfare
or injuries to property or improvements in said neighborhood, in that:
· The project is subject to the California Building Code and City Code requirements, which serve

to regulate new construction to protect public health, safety, and general welfare.

5) That the proposed development, as set forth in the plans and drawings, are consistent with the set
of more detailed policies and criteria for architectural review as approved and updated from time
to time by the City Council, which set shall be maintained in the planning division office. The
policies and criteria so approved shall be fully effective and operative to the same extent as if
written into and made a part of this title, in that:
· The proposed project is consistent with the City’s Single-Family Design Guidelines (2014):

o The project would create a house design that is compatible in scale and character with
the housing types that are typical in the neighborhood as the proposed design will have
similar massing to the adjacent corner properties.
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25-1721 Agenda Date: 1/14/2026

CONDITIONS OF APPROVAL
Conditions of approval are proposed for the project and are contained in Attachment 3.

ENVIRONMENTAL REVIEW
The action being considered is categorically exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15301(e)(1) (Class 1 -- Existing Facilities), in that the
project is a small addition to the existing single-family residence.

PUBLIC CONTACT
Public contact was made by posting the Development Review Hearing 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. 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.
A public hearing notice was mailed to property owners within a 300-foot radius of the project site on
December 18, 2025. As of the writing of this report, planning staff has not received public comments
for this application.
RECOMMENDATION
Determine the project to be categorically exempt from the California Environmental Quality Act
(CEQA) formal pursuant to CEQA Guidelines Section 15301(e)(1) (Class 1 - “Existing Facilities”), and
Approve the Architectural Review for a 1,435 square-foot addition to an existing 1,971 square-foot
single-story residence resulting in a 3,406 single-story residence, located at 472 Muriel Court, subject
to the findings and conditions of approval.

Prepared by: Summer Foss, Assistant Planner, Community Development Department
Approved by: Sheldon Ah Sing, Development Review Officer, Community Development Department

ATTACHMENTS
1. Vicinity Map
2. Project Data and Compliance Table
3. Conditions of Approval
4. Development Plans
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Vicinity Map (Zoning) 
– 472 Muriel Court
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Attachment 2: Project Data/Compliance 

Project Address: 472 Muriel Court Project Number: PLN25-00398 
Zoning: R1-6L - Single-Family Residential  

 

Standard Existing Proposed Requirement Complies? 
(Y/N) 

Lot Area (SF) (min): 8,596 8,596 6,000 Y 

Building Square Footage (SF) 

     1st Floor: 1,466 3,006 -- -- 

     Garage: 505 400 400 Y 

     Porch/Patio: 282 30 --  

     Total: 1,971 3,406 -- -- 

Floor Area Ratio:  22.9% 39.6% -- -- 

Building Coverage (%) 

     Building Coverage (All): 26.2% 39.9% 40% max Y 

Main Building Setbacks (FT) 

     Front (1st floor): 26’5” 25’4” 20’ Y 

     Left Side (1st floor): 5’1” 5’1” 5’ Y 

     Right Side (1st floor): 4’9” 4’9” 5’ N 

     Rear (1st floor): 34’8” 28’10” 20’ Y 

Height (FT) 

     Main building: 12’11” 18’9” 25’ Y 

# of Bedrooms/Bathrooms: 3/2 4/3.5 -- -- 

Parking: 

Is the site Gov. Code 65863.2 (AB 2097) eligible? N 

     Off-street 2 2 2 Y 

Common Living Area (SFR) -- 2,533 Min 25% Y 
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Conditions of Architectural Review Approval 

PLN25-00398 / 472 Muriel Court 

Architecture Review for a 1,435 square-foot addition to an existing 1,971 square-foot 

single-story residence resulting in a 3,406 single-story residence. 

GENERAL 

G1. Permit Expiration. This Permit shall automatically be revoked and terminated if not used 

within two years of original grant or within the period of any authorized extensions thereof. 

The date of granting of this Permit is the date this Permit is approved by the Development 

Review Officer and all appeal periods have been exhausted. The expiration date is January 

14, 2028 

 

G2. Conformance with Plans. Prior to the issuance of Building Permit, the development of the 

site and all associate improvements shall substantially conform to the approved plans on 

file with the Community Development Department, Planning Division. No change to the 

plans will be made without prior review by the Planning Division through approval of a Minor 

Amendment or through an Architectural Review, at the discretion of the Director of 

Community Development or designee. Each change shall be identified and justified in 

writing. 

 

G3. Conditions on Plans. All conditions of approval for this Permit shall be reprinted and 

included within the first three sheets of the building permit plan sets submitted for review 

and approval. At all times these conditions of approval shall be on all grading and 

construction plans kept on the project site. 

 

G4. Code Compliance. Comply with all requirements of Building and associated codes (the 

California Building Code. California Electric Code, California Mechanical Code, California 

Plumbing Code, California Green Building Code, the California Energy Code, etc.) current 

at the time of application for Building Permit, that includes grading and site utility permits. 

DESIGN / PERFORMANCE – PRIOR TO BUILDING PERMIT ISSUANCE 

P1. Tree Replacement (On-site). Trees permitted by the City for removal shall provide 

replacement on-site at a ratio of 1:1 with a minimum 15-gallon tree size. (SCC 12.35.090) 

 

P2. Tree Replacement (Alternative Means). Trees permitted by the City for removal shall be 

replaced at a ratio of 1:1 with a minimum 15-gallon tree size pursuant to an alternative plan 

approved by the Director of Community Development. (SCC 12.35.090)  

DURING CONSTRUCTION 

P3. Construction Hours. 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. 
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Development Review Hearing 
Meeting Date: January 14, 2026  Page 2 

P4. Construction Trash/Debris. During construction activities, the owner or designee is 

responsible for collection and pick-up of all trash and debris on-site and adjacent public 

right-of-way. 

 

P5. Landscape Water Conservation. The owner or designee shall ensure that landscaping 

installation meets City water conservation criteria in a manner acceptable to the Director of 

Community Development. 

 

E1. Stormwater Control Measures. The owner or designee shall incorporate Best 

Management Practices (BMPs) into construction plans in accordance with the City’s Urban 

Runoff Pollution Prevention Program for construction-related water runoff measures prior to 

issuance of permits. 

OPERATIONAL CONDITIONS 

P6. Use of Garage. The owner or designee shall ensure that the garage always be maintained 

free and clear for vehicle parking use. It shall not be used only for storage. 

 

P7. Landscaping Installation & Maintenance. The owner or designee shall ensure that the 

landscaping installed and accepted with this project shall be maintained on the site as per 

the approved plans. Any alteration or modification to the landscaping shall not be permitted 

unless otherwise approved by the Director of Community Development. 

 

P8. Landscaping. The owner or designee shall maintain the front yard landscaping between 

the house and sidewalk. New landscape areas of 500 square feet or more or rehabilitated 

landscape areas of 2,500 square feet or more shall conform to the California Department of 

Water Resources Water Efficient Landscape Ordinance. 

 

E2. Stormwater Control Measures. The owner or designee shall incorporate Best 

Management Practices (BMPs) into construction plans in accordance with the City’s Urban 

Runoff Pollution Prevention Program for post-construction water runoff measures prior to 

issuance of a building permit.  

 

KEY: 

G = General 

P = Planning Division 

E = Public Works Engineering (Stormwater) 
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ACKNOWLEDGEMENT AND ACCEPTANCE OF CONDITIONS OF APPROVAL 
 
Permittee/Property Owner 
 
The undersigned agrees to each condition of approval and acknowledges and hereby agrees to 
use the project property on the terms and conditions set forth in this permit. 
 
Signature:    _________________________________________________ 
 
Printed Name:   _________________________________________________ 
 
Relationship to Property:  _________________________________________________ 
 
Date:    _________________________________________________ 
 
Pursuant to Santa Clara City Code 18.128.100, the applicant shall return this document to the 
Department, properly signed and dated, within 30-days following the date of the 
Acknowledgement. 
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

25-1747 Agenda Date: 1/14/2026

REPORT TO DEVELOPMENT REVIEW HEARING

SUBJECT
Public Hearing: Action on the Architectural Review (PLN25-00387) to allow the demolition of an
existing single-family residence and the construction of a new approximately 3,314 square foot two-
story single-family residence located at 2645 Rebeiro Avenue. CEQA Status: Exempt from CEQA per
Section 15303.

File No.: PLN25-00387
Location: 2645 Rebeiro Avenue
Applicant: Edick Lazari
Owner(s): Ramtin Jahani
Request: Architectural Review for the demolition of an existing single-family residence and the

construction of a new approximately 3,314 square foot two-story single-family
residence.

PROJECT DATA
The Project Data and Compliance Table is included as Attachment 2.

POINTS FOR CONSIDERATION
· The proposed project is located in a single-family neighborhood with a combination of single-

story and two-story single-family residences. See Vicinity Map in Attachment 1.
· The project site currently contains a single-story single-family residence with three bedrooms,

and two bathrooms.
· Per the Santa Clara City Code 18.120(D)(1) and 18.120(D)(7), the request to demolish an

existing structure and to build a new two-story residence requires Architectural Review
approval through a Development Review Hearing.

· The proposed project is a new approximately 3,314 square foot two-story single-family
residence containing four bedrooms and three bathrooms.

· The project complies with the City’s adopted Single-Family and Duplex Residential Design
Guidelines (2014). Specifically, the project complies with the design guidelines in that:

o The second floor is stepped back from the first floor on all sides by five feet or more,
resulting in an appropriate mass and bulk for a single-family residence;

o The second floor is less than 66% of the first floor area;
o The proposed roof forms are traditional roof forms (hipped and gable) that are found in

the neighborhood; and
o The proposed exterior materials are a combination of stucco and wood siding, which

are materials found in the neighborhood.
· The proposed project meets the required findings set forth in Santa Clara City Code 18.120.

· There are no active City code enforcement cases for this property.

· A neighborhood notice was distributed within a 300-foot radius of the subject site for this
City of Santa Clara Printed on 1/7/2026Page 1 of 4
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· A neighborhood notice was distributed within a 300-foot radius of the subject site for this
project review.

FINDINGS SUPPORTING STAFF’S RECOMMEDATION
Granting the Architectural Review approval requires the following findings consistent with City Code
Section 18.120.020(F):

1) That any off-street parking area, screening strips, and other facilities and improvements
necessary to secure the purpose and intent of this title and the general plan of the City area a part
of the proposed development, in that:
· The proposed attached two-car garage complies with the city’s minimum requirement in the

number of parking spaces and satisfies the minimum dimension of 20-feet by 20-feet.

2) That the design and location of the proposed development and its relation to neighboring
developments and traffic is such that it will not impair the desirability of investment or occupation
in the neighborhood, will not unreasonably interfere with the use and enjoyment of neighboring
developments, and will not create traffic congestion or hazard, in that:
· The proposed project will not impair the desirability of investment or occupation in the

neighborhood, unreasonably interfere with the use and enjoyment of neighboring
developments or create traffic congestion or hazards.

· The proposed project is a single-family residence located in a single-family zoning district. The
architectural details of the project are consistent with those found in the neighborhood.

· The demolition and construction of a new single-family residence is not anticipated to create
traffic congestion or hazards.

3) That the design and location of the proposed development is such that it is in keeping with the
character of the neighborhood and is such as not to be detrimental to the harmonious
development contemplated by this title and the general plan of the City, in that:
· As described in the preceding section, the proposed project complies with the City’s adopted

Single-Family and Duplex Residential Design Guidelines in that the project contains
architectural details and exterior materials that are found in the neighborhood, traditional roof
forms, and provides massing and articulation that is appropriate for the surrounding context.

· The proposed second story addition provides five foot or more step backs from the first-floor
walls on all sides and is designed to not impact the privacy of the neighbors.

4) That the granting of such approval will not, under the circumstances of the particular case,
materially affect adversely the health, comfort or general welfare of persons residing or working in
the neighborhood of said development, and will not be materially detrimental to the public welfare
or injuries to property or improvements in said neighborhood, in that:
· The project is subject to the California Building Code and City Code requirements, which serve

to regulate private construction activities to protect public health, safety, and general welfare.

5) That the proposed development, as set forth in the plans and drawings, are consistent with the set
of more detailed policies and criteria for architectural review as approved and updated from time
to time by the City Council, which set shall be maintained in the planning division office. The
policies and criteria so approved shall be fully effective and operative to the same extent as if
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policies and criteria so approved shall be fully effective and operative to the same extent as if
written into and made a part of this title, in that:
· The proposed project is consistent with the City’s adopted Single-Family and Duplex

Residential Design Guidelines (2014):
o The proposed project contains architectural details, exterior materials, traditional roof

forms that are complementary to the surrounding area.
o The massing of the proposed project is appropriate for the surrounding context, in that

the second floor is stepped back from the first floor.

CONDITIONS OF APPROVAL
Conditions of approval are proposed for the project and are contained in Attachment 3.

ENVIRONMENTAL REVIEW
The action being considered is categorically exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15303(a) (Class 3 - New Construction or Conversion
of Small Structures), in that the proposed project involves the demolition and construction of one (1)
single-family residence in a residential zone.

PUBLIC CONTACT
Public contact was made by posting the Development Review Hearing 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. 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.
An early project notification was sent to 81 property owners/tenants within a 300-foot radius of the
project site on November 14, 2025. The purpose of this notification is to allow for feedback on the
project proposal soon after the project is initially submitted. A public hearing notice was mailed to
property owners within a 300-foot radius of the project site on December 23, 2025. As of the writing
of this report, planning staff has received one public comment for this application as a result of the
early notification, which is provided as Attachment 5.
RECOMMENDATION
Determine the project to be categorically exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15303(a) (Class 3 - New Construction or Conversion
of Small Structures), and Approve the Architectural Review to allow the demolition of an existing
single-family residence and the construction of a new approximately 3,314 square foot two-story
single-family residence, located at 2645 Rebeiro Avenue, subject to the findings and conditions of
approval.

Prepared by: Tracy Tam, Associate Planner, Community Development Department
Approved by: Sheldon S. Ah Sing, Development Review Officer, Community Development
Department
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ATTACHMENTS
1. Vicinity Map
2. Project Data and Compliance Table
3. Conditions of Approval
4. Development Plans
5. Public Comment

City of Santa Clara Printed on 1/7/2026Page 4 of 4

powered by Legistar™

http://www.legistar.com/


Vicinity Map (Zoning) - 2645 
Rebeiro

Zoning

Land Parcels

OS - Parks/Open Space

R1 - Single-Family Residential

Base Layers

Site Addresses

Single

Land Parcels

Land Parcels

Streets

Notes:

PLN25-00387

12/15/2025 6:56:07 PM

This map is a user generated static output from an Internet mapping site and is for

reference only. Data layers that appear on this map may or may not be accurate, current,

or otherwise reliable.

NAD_1983_2011_StatePanel_California_III_FIPS_0403_Ft_US

©City of Santa Clara THIS MAP IS NOT TO BE USED FOR NAVIGATION

0 100 200
ft



 

 

Attachment 2: Project Data/Compliance 

Project Address: 2645 Rebeiro Avenue Project Number: PLN25-00387 
Zoning: R1-6L  

 

Standard Existing Proposed Requirement Complies? 
(Y/N) 

Lot Area (SF) (min): 5,338 5,338 6,000 N 
(Existing) 

Lot Area per Dwelling Unit (SF): 5,338 5,338 -- -- 

Building Square Footage (SF) 

     1st Floor: 1,169 2,102 -- -- 

     2nd Floor: -- 1,201 -- -- 

     Porch/Patio: 154 32 -- -- 

     Total: 1,323 3,335 -- -- 

Floor Area Ratio:  0.25 0.62 40% Y 

% of 2nd floor to 1st floor: -- 56% 66% max Y 

Building Coverage (%) 

     Building Coverage (All): 25% 40% 40% max Y 

Rear Yard Accessory 
Building Coverage: 

-- -- 40% max -- 

Main Building Setbacks (FT) 

     Front (1st floor): 
                (2nd floor): 

20’-10” 
-- 

20’-1” 
29’-0” 

20’-0” 
25’-0” 

Y 

     Left Side (1st floor): 
              (2nd floor): 

5’-2” 
-- 

5’-0” 
10’-0” 

5’-0” 
10’-0” 

Y 

     Right Side (1st floor): 
              (2nd floor): 

5’-8” 
-- 

5’-0” 
10’-0” 

5’-0” 
10’-0” 

Y 

     Side, Corner: -- -- -- -- 

     Rear (1st floor): 
              (2nd floor): 

22’-1” 
-- 

23’-6” 
29’-6” 

20’-0” 
20’-0” 

Y 

Height (FT) 

     Main building: 16’-0” 24’-6” 25’-0” Y 

     Accessory building: -- -- -- -- 

# of Bedrooms/Bathrooms: 3/2 4/3 -- -- 

Parking: 

Is the site Gov. Code 65863.2 (AB 2097) eligible? N 

     Off-street 2 2 2 Y 

Common Living Area (SFR) 36% 51% Min 25% Y 
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Conditions of Architectural Review Approval 

PLN25-00387 / 2645 Rebeiro Avenue 

Architectural Review for the demolition of an existing single-family residence and the 

construction of a new approximately 3,314 square foot two-story residence. 

GENERAL 

G1. Permit Expiration. This Permit shall automatically be revoked and terminated if not used 

within two years of original grant or within the period of any authorized extensions thereof. 

The date of granting of this Permit is the date this Permit is approved by the Development 

Review Officer and all appeal periods have been exhausted. The expiration date is January  

January 21, 2028 

 

G2. Conformance with Plans. Prior to the issuance of Building Permit, the development of the 

site and all associate improvements shall substantially conform to the approved plans on 

file with the Community Development Department, Planning Division. No change to the 

plans will be made without prior review by the Planning Division through approval of a Minor 

Amendment or through an Architectural Review, at the discretion of the Director of 

Community Development or designee. Each change shall be identified and justified in 

writing. 

 

G3. Conditions on Plans. All conditions of approval for this Permit shall be reprinted and 

included within the first three sheets of the building permit plan sets submitted for review 

and approval. At all times these conditions of approval shall be on all grading and 

construction plans kept on the project site. 

 

G4. Code Compliance. Comply with all requirements of Building and associated codes (the 

California Building Code. California Electric Code, California Mechanical Code, California 

Plumbing Code, California Green Building Code, the California Energy Code, etc.) current 

at the time of application for Building Permit, that includes grading and site utility permits. 

DURING CONSTRUCTION 

P1. Construction Hours. 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. 

 

P2. Construction Trash/Debris. During construction activities, the owner or designee is 

responsible for collection and pick-up of all trash and debris on-site and adjacent public 

right-of-way. 

 

P3. Landscape Water Conservation. The owner or designee shall ensure that landscaping 

installation meets City water conservation criteria in a manner acceptable to the Director of 

Community Development. 
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OPERATIONAL CONDITIONS 

P4. Use of Garage. The owner or designee shall ensure that the garage always be maintained 

free and clear for vehicle parking use. It shall not be used only for storage. 

 

P5. Landscaping Installation & Maintenance. The owner or designee shall ensure that the 

landscaping installed and accepted with this project shall be maintained on the site as per 

the approved plans. Any alteration or modification to the landscaping shall not be permitted 

unless otherwise approved by the Director of Community Development. 

 

 

KEY: 

G = General 

P = Planning Division 

 

ACKNOWLEDGEMENT AND ACCEPTANCE OF CONDITIONS OF APPROVAL 
 
Permittee/Property Owner 
 
The undersigned agrees to each condition of approval and acknowledges and hereby agrees to 
use the project property on the terms and conditions set forth in this permit. 
 
Signature:    _________________________________________________ 
 
Printed Name:   _________________________________________________ 
 
Relationship to Property:  _________________________________________________ 
 
Date:    _________________________________________________ 
 
Pursuant to Santa Clara City Code 18.128.100, the applicant shall return this document to the 
Department, properly signed and dated, within 30-days following the date of the 
Acknowledgement. 
 

 

 



-REBUILD A NEW 2-STORY HOUSE. 
-DEMOLITION OF (E) HOUSE. 

OWNER: 
RAMTIN JAHANI 
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PRO JECT INFORMATION: 
APN # 294-22-062 
Grou p of Occupancy : R-3 
TYPE OF CONSTRUCTION: VB 
Zoni ng : R1-6L 
LOT AREA.::: 5338.44 SQ' 
FIRE SPRINKLER: YES 
EXISTING FLOOR AREA TO BE DEMOLISHED 1169.0 
EXISTING GARAGE TO BE DEMOLISHED 368.0 
EXISTING COVERED PORCH TO BE DEMOLISHED 154.0 

NEW DWELLING AREAS: 

1ST FLOOR LIVING AREA: 1629.0 SF 
GAR AGES: 473.0 SF 
POR CH: 32.0 SF 

LOT COVERAGE: 
[ (1629+473+32)=2134.0 SF 

2134/5338.44= 39.98<40¾ 

2ND FLOOR AREA 1201.0 SF 
X OF 2ND FLOOR TO 1ST F'LOOR 120 1/2 134=56% 

TOTAL LIVING AREA 1629+1201 =28.30.0 SF 

COMMON LIVING AREA, 1 ST FLOOR 1465.0 SF 

PERCENTAGE or COMMON LIVING AREA 1465/28.30 =51 X 

I 
REQ'D SETBACKS: 
tRONT: 20' -0" 
SIDES: 5' -0" 
REAR: 20'-0" 

I 
PROPOSEO SETBACKS FOR AOOITION: 
FRONT: 21' - 2" 
LEFT SIDE: 5 ' -0" 
RIGHT SIDE: 5'-0" 
REAR: 20'-0" 

I SCOPE OF WORK: 
-DEMO OF ENTIRE EXISTING HOUSE. 
-REBUILD NEW 2- STORY HOUSE. 
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LAZARI DESIGN 
MFA ENGINEERS & ASSOCIATES 
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(3) FerllllQt T.W-. 
Palt.pl.:(21 ... 

0 ·. Tree Staking 

..!...!!';_ __ _ 

QBIVEWAV & WAI KS· 
INSTALL PAVERSTONE- BELGARD 
STYLE ANO COLOR TBD 

36~ HT 880 COUNTER" 
PREFABRICATED METAL FRAMED 
COUNTERS WITH BACKER BOARD: 
INSTALL LEDGE STONE VENEER ON 
COUNTER WALLS; GRANITE COUNTERTOPS: 
36' DCS..GRILL, .QC.S..BAR REFRIGERATOR 
AND UNDERCOUNTER STORAGE; DC.5 
METAL STORAGE DOORS 

___________ ( .L.()f _filJl.EIBQ_A.'/L _ 

NOTE: 

wtnCOISWATERIJSE• 

Vl VERVISNI 

"I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND 
HAVE APPLIED THEM FOR THE EFFIC1ENT USE OF WATER IN THE 
LANDSCAPE DESIGN PLAN AND IRRIGATION DESIGN PLAN" 

L COW 
M MEDIUM 
H HIGH 

PLANT SCHEPlJI E 
SYMBOi BOTANICAi NAME COMMON NAME SIZE HW 
TREES· 
A ARBUTUS 'MARINA' STRAWB€RRYTREE 15GC 
8 L.AaERSffiOEMIAF.TUSCOAOflA' CRA?EMYRTI.E 15GC 

SHRUBS· 
AGAVE 'BLUE Fl.AME' 
ROSAXNOARE 
ROSAXNOALA 

AGAVE 5GC 
RED CARPET ROSE 5 GC 
CORAL CARPET ROSE 5 GC 

LOROPETA!.UM C. 'RAZZLEBERAJ' 
LEUCOPHYLLUM FRUTESCENS 
SALVIALEUCANTHA 

REC FRINGE FLOWER 5 GC 
TEXAS RANGER 5 GC 
MEXICAN SAGE 5 GC 

GROUNDCOVERS: 

-----~= 

OYMONCIA WIRGARETAE 
OYMONDIA 
rl.ANT 1 Ge. o 24' o.c. 

DECORATIVE PEBBLES 
'J" LAYER OVER WEED CLOTii 
~OLQR & STYlE TBO 

PlANTING NOTES 
1.Cffl:lesshownlr,dicateappro,,:knatematuresizeolplanlmaterial 
2Conlract>r!lhallbltresponsiblelofadeQuateeroslonconlrolrooaiuesduring 

construction.Soo110ginoer'serosionoontrolplan 
3. FINISH GRADING:li~al planterareastoan6inchd8j)\h. Breakup or 

rel'OOVfleloompaciedUlll)Solsoi',rockslarger lhan1 inchlrrdiameter, 
andallOOleteriousmaterialhomplanlerareas. Flnlshgradflallareastoa 
smooth,evenwrfacefrwolatln4llchaogesingrade. Mal\e mir()r' 9rading 
changes as required tonsure poslMI drllinag11 (1% mHmum). 
Slopearoosgreaterlhan3:1neednotbeli~ 

4. Noplantshallbltlnstal:eduntilel,Ay81.110maticdrip~system 
coveringalplantet"ara&s.lsinslalled,18Sledandl&fultyope,ralionlll 

5. PLANTING Of mEES, SHRUBS & VINES, Unless olher,,lse llOt9d 
AN1reesllha!lbltplantedper6etall 1 
AllshruDSSllallbe plantedperdetail 2 
AMplarrte<pjtsshallreceivelhelollowingb!ICkfillmix· 

1. 5()'1;.doflhesita 
2.30% nitrogenBlabllizedredwoodshavings 
3,20%tlittlllJLIIIW&orGa!:g:mmorequal 
•· Fertilizer tablets (AQri100.n2t gram: 20·10-5) or equal, 

11WiedpermanufllCIU"er'srecorrroendalions 
5, lncluOO PUMICE lrrlO lhe soil ammendrneo18 !or all 81/CCU1ent plantiogs 

6. · Contractor shlll guarantee al 1r.,.,s, shnbs snd groondc:overs to ~vc, and gmw 
lnenec:ceptablecondi!lonforapariodotrinel)'(90)da:,,sfromlhedatoof 
w;eytar,cet,y1heowner 

NEPETA FAASSENII 
CATMINT 
PLANT1GC.@24"0C 
L 

'""'' '80!.ERO PLUS' DWARF FESCUE 
ANO BLUEGRASS BY DELTA 

~LUEGRASS 

7. Upootorll)fetion olplan1ingoperalioos,conttactorshell81)!)fy amln.3inchkly,Jfolapprol'OO 
mulchshallbltlnstafledr.N8llhefnshg,adeofal p1anter1m~s 

8. MAINTENANCE PEfllOO: Conlfaictor shall maintain lhe ,it& lcr a period of 
90cafl!ndl!fda)Olafter80COl!)lll<ICObyowne,. Maintenanooshallinclude 
weeding ol all &hnb and grOIXld a,- ames, removal of a~ ll'ash and debris from 
planter areasandham9capew"'IS;pnringand lrimmlrrgolallplantmateria/,;r1!Quimd; 
roploo8merrtolelldeadordyingplantrnruefial&two(2)e?J)lic:ationsollenil!ler. 

9. ONGOING MAINTENANCE: Owner shat! maintain Iha proposed lllfl[lseape by 
bylhecontlnualionofweedng,prumlQ,lrimmingolallplantma!eriafloilveand 
grownlnanacooptablecondi11on.Alldeadplantmat8rialshallberoptacedwfth 
lheoriglnalSl)eClosspocWlod.MonilOmglheirrigatlons:,,stem fc<anylJnedamageorobslrUCtions 
preventingproperapplk:alionolwatershalbeapartollheongolngmrntanancapariod 

10.g:irnaa::-shaifcomplywittlalfaspoctsollha CilyofS• ntaCf..-WawrEffieientl.anc!scaf)<l 

NOTE: 
PROPOSED TREES SHALL BE RECEIVE 
PERMANENT BUBBLER IRRIGATION 
PER ORDlNANCE·TYPICAL 

COMMENT 

ACCENT 
FLOWERING 

SUCCULENT 
FLOWERING 
FLOWERING 
FLOWERING 
FLOWERING 
FLOWERlf!G 

EXISTING TREE TO SE REMOVED-

-- -- -- BE}A PENDIii A-WHITE BIRCH 
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[I] EXTERIOR ELE 
I. EXTERIOR • VA TION NOTE 
•/FINISH·C0=• 7/8'CEMENTP s F 2. EITTRIOR ::,. CR\'ST>l WH ITE. LASTER, 3 COATS o/ 2 LA""5 , RDNT ELEVATION 4 ·'°'" WITH SMO or if P>l'ER =~ ...;.;..;;;,;;,S::::~rlf:!!:!.----
. WINOOWS, • LCARO OR BY O 0TH srucco nNISH, co_OR- o/ PL"°"' SHEATHING 

6. ROOFING, ICC RAT£D ""• ONYL. OUAL GLAZ - SAME AS SI\JCCO 
COOP.SHi,GL.E CO , CRCCCERTIFlED(Glf ED •/ LOw-EGL-'"NG 151b FE~T. R: :..:~ SHINGLES ,..,!;Gii'oESR-1475) CLASS-; SASH COLOR• BLACK 

MIN. AGEDSO;MUSTBE - COOL ROOF ~ MIN TWO LAYERS 
MIN.TI,ERMM.EMITTREFlfCTANCE=0.2 MATERIAI.- PERATTAO-IED 

7. ROOFlNG· MIN. SOLAR REFLECTANGE•0.75 . 
8. EXTER10R w,:;1J..Sl~N~·1PE ANCE INOEX (SRl)=16 

9.FASCLA. & G ' SlllNG ~SIMILAR 

10.THEAIJD::~PAINTED6"G.I FASCIA . ~)~';;i's SHALL ::':,;:,rn SHAl.l..=o~8 fASCA OOAAO; C"-OR _ 
-PROVIOELESS THAN o.s·. (GRC THAN 4 H<H WITH A THOR BACKGROUNO - WHITE 

••N fRO~O~ER STREIT NU,:.GT: RJ19.I ). STRIKE ~OTH . 

ECROOMVISIBLEFROM S:~.ABOVE 

1/4'=1 ' -0 ' 

+2:4'-S' RIDGE 

±0.00 l 
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----------------------RI G ---------------------------
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