
City of Santa Clara

Meeting Agenda

Planning Commission

City Hall Council Chambers7:00 PMWednesday, December 12, 2018

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 Meeting Minutes of November 28, 2018.18-1624

Approve the Planning Commission Minutes of the 

November 28, 2018 Meeting.

Recommendation:

1.B Twelve-month Review of a Use Permit for the one-site sale and 

consumption of beer and wine for a restaurant within Nob Hill 

Foods at 3555 Monroe Street

18-1524

Note and file the twelve-month review of a Use Permit 

allowing the on-site sale and consumption of alcohol 

(ABC License Type 41) in the restaurant within Nob 

Hill Foods located at 3555 Monroe Street.

Recommendation:
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Planning Commission Meeting Agenda December 12, 2018

1.C Twelve-month Review of a Use Permit for the one-site sale and 

consumption of beer and wine for a corporate café (West 

Commons Café) located at 2515 Augustine Drive

18-1525

Note and file the twelve-month review of a Use Permit 

allowing the on-site sale and consumption of alcohol 

(ABC License Type 41) in a corporate cafe located at 

2515 Augustine Drive.

Recommendation:

1.D Action on Use Permit to allow a second drive-through lane for 

an existing fast food restaurant at 3509 Homestead Road.

18-1537

Adopt a Resolution approving amendment of the Use 

Permit (U.1838) to allow a second drive-through lane 

and site and building upgrades for an existing fast 

food restaurant at 3509 Homestead Road, subject to 

conditions of approval.

Recommendation:

1.E Action on Variance from Parking Requirement for the Property at 

417 Maria Street

18-1555

Adopt a Resolution approving a Variance from the two 

covered parking spaces requirement for the property 

located at 417 Maria Street subject to conditions of 

approval.

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 Rezone for the Development of 

Three Single-family Dwellings Located at 1444 Madison Street 

and 1411 Lewis Street

18-1228

1. Recommend that the City Council approve the 

Rezone from Medium-density Multiple Dwelling 

(R3-36D) to Planned Development (PD) for the 

development of three detached single-family 

dwellings on the property located at 1444 Madison 

Street. 

Recommendation:

REPORTS OF COMMISSION/BOARD LIAISON AND COMMITTEE:
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Planning Commission Meeting Agenda December 12, 2018

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:

1. Planning Commission Budget Updates

2. Upcoming Agenda Items

3. City Council Actions

ADJOURNMENT:

The next regular scheduled meeting is on January 9, 2019  at 6:00 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

18-1624 Agenda Date: 12/12/2018

SUBJECT
Planning Commission Meeting Minutes of November 28, 2018.

RECOMMENDATION
Approve the Planning Commission Minutes of the November 28, 2018 Meeting.
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City of Santa Clara

Meeting Minutes

Planning Commission

Draft

7:00 PM City Hall Council Chambers11/28/2018

7:00 PM REGULAR MEETING

Call to Order

Chair Jain called the meeting to order at 7:01 p.m.

Pledge of Allegiance and Statement of Values

Roll Call

Present 6 - Vice Chair Raj Chahal, Commissioner Steve Kelly, 

Commissioner Yuki Ikezi, Chair Sudhanshu Jain, Commisioner 

Lance Saleme, Commissioner Anthony Becker

Absent 1 - Commissioner Shawn Williams

A motion was made by Commission Chahal, seconded by 

Commissioner Kelly to excuse Commissioner Williams from the 

meeting.

Aye:  6 - Commissioner Raj Chahal, Commissioner Steve Kelly, 

Commissioner Yuki Ikezi, Chair Sudhanshu Jain, Commissioner 

Lance Saleme, Commissioner Anthony Becker

Excused 1 - Commissioner Shawn Williams

DECLARATION OF COMMISSION PROCEDURES

ChairJain read the Declaration of Commission Procedures.
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11/28/2018Planning Commission Meeting Minutes

CONTINUANCES/EXCEPTIONS

None.

CONSENT CALENDAR

1.A 18-1446 Planning Commission Meeting Minutes of November 14, 2018.

Recommendation: Approve the Planning Commission Minutes of the November 14, 2018 

Meeting.

A motion was made by Commissioner Kelly, seconded by Vice 

Chair Chahal that this item be approved with corrections made 

regarding modifications to section C-15 regarding project work 

hours.

Aye: 6 - Commissioner Kelly, Commissioner Chahal, Commissioner 

Ikezi, Chair Jain, Commissioner Saleme, Commissioner Becker

Absent: 1 - Commissioner Williams

PUBLIC PRESENTATIONS

None

PUBLIC HEARING

NONE

Chair Jain moved Reports of Commission/Board Liaison and Committee 

to take place before the Study Session.

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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11/28/2018Planning Commission Meeting Minutes

1. Planning Commission Budget Updates

Staff Liaison Gloria Sciara provided budget updates.

A motion was made by Chair Jain and approved by 

Commissioner Ikezi to expend funds for purchasing 

Commissioner business cards to include city email address.

Aye: Commissioner Chahal, Commissioner Kelly, Commissioner 

Ikezi, Chair Jain, Commissioner Saleme, and Commissioner

Becker 

6 - 

Absent: 1 - Commissioner Williams 

2. Upcoming Agenda Items

Staff Liaison Gloria Sciara and Planning Manager Reena Brilliot 

provided updates.

3. City Council Actions

Planning Manager Reena Brilliot provided updates.

STUDY SESSION

2. 18-1472 Study Session: Parking

Department of Public Works Senior Engineer Pratyush Bhatia, 

Santa Clara University Urban Planner and Assistant Professor in 

Environmental Studies and Sciences, Dr. C.J. Gabbe, and Executive 

Director, Friends of Caltrain Adina Levin provided a presentation on 

Parking.

Public Speaker(s):  Betsy Megas

Karen Hardy, Former Planning Commissioner

Lou Mariani

ADJOURNMENT:
A motion was made by Commissioner Ikezi, seconded by 

Commissioner Kelly to adjourn the meeting.

The meeting adjourned at 8:49 p.m.  The next regular scheduled 

meeting is on Wednesday, December 12, 2018 at 7 p.m. in the City 

Hall Council Chambers.

Aye: Commissioner Chahal, Commissioner Kelly, Commissioner Ikezi, 

Chair Jain, Commissioner Saleme, and Commissioner Becker
6 - 

Absent: Commissioner Williams1 - 
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1524 Agenda Date: 12/12/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Twelve-month Review of a Use Permit for the one-site sale and consumption of beer and wine for a
restaurant within Nob Hill Foods at 3555 Monroe Street

BACKGROUND
On September 13, 2017, the Planning Commission approved a Use Permit (PLN2017-12719) to
allow the on-site sale and consumption of alcohol, Alcohol Beverage Control (ABC) License Type 41,
for a new restaurant located inside Nob Hills Foods. As a condition of approval (Permit Condition P1)
a twelve-month review of the Use Permit is required once the applicant has obtained an active ABC
License. An ABC License Type 41 was issued to the applicant on December 29, 2017.

The food service area of Nob Hill Foods grocery store is located within a multi-tenant mixed use
development, commonly referred to as the Monticello Village Project. The development is at the north
east corner of French Street and Monroe Street.

DISCUSSION
This twelve-month review is required by the Use Permit’s conditions of approval (attached). The
current Use Permit allows the sale of beer and wine with food service on Monday through Sunday
from 6:00 a.m. to 8:00 p.m.

Since the issuance of the ABC license on December 29, 2017, there were no calls for service
received by the City’s Police Department related to the subject use. No zoning code violations are
pending related to the subject use. All conditions of approval have been satisfied.

ENVIRONMENTAL REVIEW
Use Permit review does not constitute a “project” within the meaning of the California Environmental
Quality Act (“CEQA”) pursuant to CEQA Guidelines section 15378(a) as it has no potential for
resulting in either a direct physical change in the environment, or a reasonably foreseeable indirect
physical change in the environment.

FISCAL IMPACT
There is no fiscal impact to sending the response 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.
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18-1524 Agenda Date: 12/12/2018

PUBLIC CONTACT

On November 30, 2018, the notice of public hearing for this item was posted in three conspicuous
locations within 300 feet of the site and was mailed to property owners within 300 feet of the project
site. At the time of preparation of this staff report no comments related to the proposal were
received from the public.

RECOMMENDATION
Note and file the twelve-month review of a Use Permit allowing the on-site sale and consumption of
alcohol (ABC License Type 41) in the restaurant within Nob Hill Foods located at 3555 Monroe
Street.

Prepared by: Rebecca Bustos, Associate Planner
Reviewed by: Diana Fazely, Deputy City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Conditions of Approval
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1525 Agenda Date: 12/12/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Twelve-month Review of a Use Permit for the one-site sale and consumption of beer and wine for a
corporate café (West Commons Café) located at 2515 Augustine Drive

BACKGROUND
On October 25, 2017, the Planning Commission approved a Use Permit (PLN2017-12739) to allow
the on-site sale and consumption of alcohol, Alcohol Beverage Control (ABC) License Type 41, for a
corporate café (West Commons Café). As a condition of approval (P1) a twelve-month review of the
Use Permit is required following the applicant obtaining an active ABC License. An ABC License Type
41 was issued to the applicant on December 4, 2017.

West Commons Café is located within a multi-tenant mixed use development commonly referred to
as Santa Clara Square. The development is at the north side of Augustine Drive and directly adjacent
to Highway 101.

DISCUSSION
This twelve-month review is required by the Use Permit’s conditions of approval (attached). The
current Use Permit allows the sale of beer and wine with food service Monday through Friday from
7:30 a.m. to 9:00 p.m.

Since the issuance of the ABC license on December 4, 2017, there were no calls for service received
by the City’s Police Department related to the subject use. No zoning code violations are pending
related to the subject use. All conditions of approval have been satisfied.

ENVIRONMENTAL REVIEW
Use Permit review does not constitute a “project” within the meaning of the California Environmental
Quality Act (“CEQA”) pursuant to CEQA Guidelines section 15378(a) as it has no potential for
resulting in either a direct physical change in the environment, or a reasonably foreseeable indirect
physical change in the environment.

FISCAL IMPACT
There is no fiscal impact to sending the response 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.
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18-1525 Agenda Date: 12/12/2018

PUBLIC CONTACT

On November 30, 2018, the notice of public hearing for this item was posted in three conspicuous
locations within 300 feet of the site and was mailed to property owners within 300 feet of the project
site. At the time of preparation of this staff report no comments related to the proposal were received
from the public.

RECOMMENDATION

Note and file the twelve-month review of a Use Permit allowing the on-site sale and consumption of
alcohol (ABC License Type 41) in a corporate cafe located at 2515 Augustine Drive.

Prepared by: Rebecca Bustos, Associate Planner
Reviewed by: Diana Fazely, Deputy City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Conditions of Approval
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1537 Agenda Date: 12/12/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Action on Use Permit to allow a second drive-through lane for an existing fast food restaurant at 3509
Homestead Road.

BACKGROUND
The applicant is proposing to remodel both the exterior and interior of an existing fast food restaurant
(McDonald’s). The exterior remodel will provide a new storefront design consistent with other
McDonald’s remodel proposals in the City. The proposal includes new canopies, exterior lighting
systems and new finish materials and paint. In order to accomplish these improvements, the project
proposes to demo the mansard roof and provide site accessibility compliance.  The interior
improvements include service counter modifications, interior décor updates, new seating layout,
lighting, and accessibility compliance.

As part of the proposed remodel, the applicant is requesting an amendment of an existing Use Permit
(U.1838) to reconfigure existing single lane drive-through to accommodate a dual lane ordering
program. The drive-through lane will be widened to accommodate two ordering kiosks. The drive-
through configuration, payment and pick-up windows will be optimized to increase queuing capacity
and minimize the spill over into the parking areas.

No code enforcement cases were found to be associated with the restaurant.  There were no calls for
service from the Police Department that reflect negatively on the establishment or its customers from
the drive-through activity. The Police Department noted that, as an on-going problem, neighbors
complain about transients living out of their vehicles in the parking lot and noise from transients in
their vehicles.

The existing McDonald’s restaurant operates under a Use Permit (U.1838) with a single drive-
through lane. The current configuration for the restaurant and drive-through was approved on
January 24, 1990. The restaurant hours of operations are from 6:30 a.m. to 11:00 p.m. Sunday to
Thursday and from 6:30 a.m. to 12 midnight on Fridays and Saturdays. The applicant notes there is
no change to the restaurant hours of operations.

DISCUSSION
The McDonalds Corporation is in the process of re-imagining stores in North America. The applicant
states that the proposed redesign of the store is an arcade concept to break up the scale of the
building and incorporate a new color palette of earth tones. The proposed exterior wall finish is
cement plaster with new canopies above the windows. The mansard roof, eave overhangs, and the
brick finish will be removed, and the parapet squared off around the building. The existing Play Place
parapet height will remain the same, while the remainder of the building will be raised.
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18-1537 Agenda Date: 12/12/2018

The subject property has a General Plan land use designation of Neighborhood Mixed Use.  This
designation is intended for pedestrian-oriented development and focus on ground-level neighborhood
-serving retail. Auto-oriented uses are generally not appropriate in the Neighborhood Mixed Use
designation. As this is not a demolition and redevelopment of the site, Planning staff is supportive of
the operational request to add the second drive-through lane since it is being proposed with several
site and building upgrades. In addition, the drive through lane addition is not viewable from
Homestead Road as it widens only the entrance to the drive through lane, which is located at the
back of the site. The applicant, working with staff, has added additional site amenities including
outdoor seating, bike racks and lockers, and an ADA pathway at the front of the restaurant to soften
the interface with Homestead Road.  These on-site and off-site improvements further the vision of the
General Plan’s goals and policies. The applicant states that by increasing the efficiency of the drive-
through, the maximum queue length and time spent in queue will be decreased, which should
eliminate any spillage of vehicles past the driveway lane.

Pursuant to the Santa Clara City Code (SCCC) section 18.36.040, a drive-through service facility
may be established only by first securing a use permit. The existing restaurant operates a drive-
through under a Use Permit (U.1838). The proposal amends the existing use permit to allow a
second drive-through lane.

In review of the existing Use Permit, the Planning Division finds that the existing business is in
compliance with the existing conditions of approval. Specifically, the mature trees towards the back of
the property have been maintained and will not be impacted by the new curb for the drive-through.
There are no changes proposed to the driveway entrances and parking other than to bring them into
compliance with ADA accessibility requirements.

In addition to the request to expand the drive-through, the applicant is proposing to upgrade the
exterior façade and other site upgrades, such as landscaping, signage and ADA upgrades. These
improvements conform to the development standards for the Community Commercial Zoning District.

The applicant has provided a Project Narrative and Compliance Statement. To address the Police
Department’s concerns about transient activity previously on the site, the applicant will be providing
new site lighting to optimize lighting levels and minimize spillage on the residents to the north. The
new site lighting will be added as to the condition of approval. Improvements to the lighting and
landscaping were recommended by the Police Department to address the nuisance and other
security issues identified.

ENVIRONMENTAL REVIEW
The proposal to allow a second drive-through lane for an existing fast food restaurant is Categorically
Exempt from the California Environmental Quality Act (CEQA) per Section 15301, Class 1 Existing
Facilities, in that the proposed tenant improvements and use will make use of an existing developed
restaurant with a drive-through, and the minor addition to the building floor area is to accommodate a
payment booth window expansion.

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 applicant.
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18-1537 Agenda Date: 12/12/2018

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

PUBLIC CONTACT
On November 30, 2018, the notice of public hearing for this item was posted within 300 feet of the
site and was mailed to property owners within 300 feet of the project site. At the time of preparation
of this staff report no comments related to the proposal were received from the public.

RECOMMENDATION
Adopt a Resolution approving amendment of the Use Permit (U.1838) to allow a second drive-
through lane and site and building upgrades for an existing fast food restaurant at 3509 Homestead
Road, subject to conditions of approval.

Prepared by: Yen Han Chen, Associate Planner
Reviewed by: Diana Fazely, Deputy City Attorney
Approved by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Resolution Approving the Amendment of Use Permit
2. Project Data
3. Applicant’s Project Narrative
4. Applicant’s Compliance Statement
5. Use Permit (U.1838)
6. Conditions of Approval
7. Development Plans
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Resolution/ McDonald’s Use Permit Amendment Page 1 of 4
Rev. Rev: 11/22/17

RESOLUTION NO. __________

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA APPROVING 
AMENDMENT OF A CONDITIONAL USE PERMIT TO ALLOW 
SECOND DRIVE-THROUGH LANE FOR RESTAURANT AT 
3509 HOMESTEAD ROAD, SANTA CLARA, CALIFORNIA

PLN2018-13252 (Use Permit)

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

FOLLOWS:

WHEREAS, on May 9, 2018, Reece Miller, Stantec Architecture Inc. (“Applicant”) applied to 

amend the Use Permit (U.1838) to reconfigure existing single drive-through lane to 

accommodate a dual lane ordering program, and to upgrade the exterior façade, landscaping, 

signage, and ADA upgrades for an existing restaurant, located at 3509 Homestead Road (“Site 

Location”);

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

General Plan land use designation of Neighborhood Mixed Use;

WHEREAS, in order to allow a second drive-through lane for the existing restaurant requires an 

amendment to the Use Permit, 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, pursuant to Santa Clara City Code (SCCC) section 18.36.040 a drive-through 

service facility may be established only by first securing a use permit in the Community 

Commercial (CC) Zoning District by the Planning Commission;

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, 



Resolution/ McDonald’s Use Permit Amendment Page 2 of 4
Rev. Rev: 11/22/17

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

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, on November 30, 2018, the notice of public hearing for the December 12, 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 December 12, 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 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 the requested amendment of 

a conditional use permit to allow a second drive-through lane for an existing restaurant on a 

property zoned Community Commercial (CC) is compatible with the Project Site’s current land 

use designation (General Plan and Zoning).

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 proposed second drive-through lane would provide convenience to restaurant 

guests, meets the needs of local customers and  residents;

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



Resolution/ McDonald’s Use Permit Amendment Page 3 of 4
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1) The health, safety, peace, comfort, and general welfare of persons 

residing or working in the neighborhood of such proposed use, in that the drive-through has 

previously existing in its current configurations since the 1990’s at this location;

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

in that the project proposes on-site and off-site improvements including landscape, lighting and 

ADA accessibilities;

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

options, and increase queuing capacity for the local customers and patrons;

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 the drive-through facility may be conditionally permitted with such use would not be 

objectionable or detrimental to the adjacent properties in this Community Commercial zoning 

district.

//

//

//

//

//



Resolution/ McDonald’s Use Permit Amendment Page 4 of 4
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4. That the Planning Commission hereby approves this Amendment (PLN2018-132552) of 

conditional Use Permit U.1838 to allow a second drive-through lane for an existing restaurant, 

located at 3509 Homestead Road, subject to the Conditions of Approval, attached hereto and 

incorporated herein by 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 ___ DAY OF 

__________, 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

I:\PLANNING\2018\Project Files Active\PLN2018-13252  3509 Homestead Rd\PC Resolution.doc



Project Data

File: PLN2018-13252
Location: 3509 Homestead Road, an existing 6,524 square feet restaurant 

located on the north side of Homestead Road, approximately 180 feet 
west of Bing Drive; APN: 290-23-092, the property is zoned 
Community Commercial (CC). 

Applicant: Stantac Architecture, Inc.
Owner: McDonald’s USA, LLC
Subject: Amendment of Use Permit (U.1838) to allow a second drive-thru lane 

for existing fast food restaurant.
CEQA Determination: Categorically Exempt per Section 15301, Class I Existing Facilities
Project Planner: Yen Han Chen, Associate Planner

Existing Proposed
General Plan Designation Neighborhood Mixed Use Same
Zoning District Community Commercial - CC Same
Land Use Restaurant Same
Tenant Size 6,524 sqft. 6,546 sqft
Lot Size 1.4 acres Same
Hours of Operation Sun – Thur: 6:30 a.m. – 11:00 

p.m.
Fri - Sat: 6:30 a.m. – 12 
Midnight

Same

Aerial Map

Project Site



Stantec Architecture Inc.
1383 North McDowell Boulevard Suite 250, Petaluma CA 94954

September 20, 2018
File: 2014048022

City of Santa Clara Planning Division
1500 Warburton Avenue
Santa Clara, CA 95050

Reference: McDonald’s – 3509 Homestead Road, Santa Clara, CA

PROJECT NARRATIVE

The proposed project is to re-image and remodel an existing McDonald’s located at 3509 
Homestead Road, Santa Clara, California. The renovation will include both exterior and interior 
work.

The proposed redesign of the store is a vertical concept with a palette of earth tone colors. The 
proposed exterior wall finish will introduce new paint to the cement plaster and new metal 
canopies above the windows.  Accent colors will highlight the main frontages and create 
additional depth along the facades, while the signage remains respectful in scale.  The hipped
roof, brick, and existing stucco cornices will be removed, and the parapet squared off 
continuously around the building’s perimeter.  The parapet height will raise minimally to continue 
to screen the roof top mechanical units from the public so that additional screening will be 
unnecessary. A simulated wood batten system will be installed at corners and along the 
elevations. In addition, a metal panel reveal system will be installed as an accent at the top of the 
secondary facades.

The current site operation is primarily vehicle driven. McDonald’s would like to develop a broader 
pedestrian client base and has integrated bike lockers, racks and outdoor dining at the front of 
the store. The path of travel from the public sidewalk to the entry doors will be barrier free and 
ADA compliant. 

A concern has been noted that site lighting is inadequate – there currently is spillage onto the 
adjacent residents while providing poor lighting conditions on site. One being a nuisance and the 
other a security issue. The primary concern is the north eastern parking lot. McDonald’s, under 
separate application will be providing new site lighting with attention placed on optimizing 
lighting levels at the parking lot while minimizing spillage on the residents to the north.

The current single lane drive thru will be reconfigured to accommodate a dual lane ordering 
program. The proposed side-by-side drive-thru order points (two ordering kiosks and two 
payment/pick-up windows) would both increase drive-thru queuing capacity and minimize 
potential queue spillover into the parking area. By increasing the efficiency of the drive-thru, the 
maximum queue length and time spent in queue is decreased. This results in a reduction of 
vehicle emissions.
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The sites mature landscape will be refreshed and irrigation repaired as required. In addition, three 
new trees will be added to the northern property line to provide a natural screen for the adjacent 
residential neighbors.

Project revisions will also address ADA accessibility compliance to meet current codes for site 
access, parking, and directional signage.  Entry doors, restrooms, and interior pathways will be 
brought up to accessibility standards as well.

Please feel free to contact us for any additional information regarding this project.

Regards,

STANTEC ARCHITECTURE INC.

James Shively
Senior Architect
Phone: 707.933.7179
James.shively@stantec.com
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City of Santa Clara Planning Division
1500 Warburton Avenue
Santa Clara, CA 95050

Reference: McDonald’s – 3509 Homestead Road, Santa Clara, CA

CONDITIONAL USE PERMIT COMPLIANCE

The proposed project is to re-image and remodel an existing McDonald’s located at 3509 
Homestead Road, Santa Clara, California. The renovation will include both exterior and interior 
work. The following issues have been identified 

Bike Lockers

The current site operation is primarily vehicle driven and void of any bicycle storage units. 
McDonald’s would like to develop a broader pedestrian client base and has integrated bike 
lockers and racks. The path of travel from the public sidewalk to the entry doors will be barrier free 
and ADA compliant. Bikers can access the site along this path with the racks and lockers at the 
front of the structure and isolated from the vehicular traffic.

Site Lighting

A concern has been noted that site lighting is inadequate – there currently is spillage onto the 
adjacent residents while providing poor lighting conditions on site. One being a nuisance and the 
other a security issue. The primary concern is the north eastern parking lot. McDonald’s, under 
separate application will be providing new site lighting with attention placed on optimizing 
lighting levels at the parking lot while minimizing spillage on the residents to the north.

Drive Thru Lane

The current single lane drive thru will be reconfigured to accommodate a dual lane ordering 
program. The proposed side-by-side drive-thru order points (two ordering kiosks and two 
payment/pick-up windows) would both increase drive-thru queuing capacity and minimize 
potential queue spillover into the parking area. By increasing the efficiency of the drive-thru, the 
maximum queue length and time spent in queue is decreased. This results in a reduction of 
vehicle emissions.

Landscaping

The sites mature landscape will be refreshed and irrigation repaired as required. In addition, three 
new trees will be added to the northern property line to provide a natural screen for the adjacent 
residential neighbors.
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Please feel free to contact us for any additional information regarding this project.

Regards,

STANTEC ARCHITECTURE INC.

James Shively
Senior Architect
Phone: 707.933.7179
James.shively@stantec.com

























3509 Homestead Road – Use Permit Amendment PLN2018-13252 (1)

Conditions of Approval
PLN2018-13252 (Updated from U.1838)

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 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, outdoor patio seating area design and landscaping, 
exterior lighting and signage. Landscaping installation shall meet City water conservation 
criteria in a manner acceptable to the Director of Community Development.

C3. Project shall continue to comply with Use Permit U.1838 Conditions of Approval.
C4. Hours of operation shall be from 6:30 a.m. to 11:00 p.m. Sunday through Thursday and 

from 6:30 a.m. to 12 midnight on Fridays and Saturdays.
C5. Maintain all existing mature trees north of the drive-thru to minimize impacts of drive-thru 

and exit lane on abutting residential properties.
C6. Restaurant operator shall be responsible for policing of trash and de bris within 500 feet of 

the property. A decorate trash receptacle shall be provided at each customer entry/exit from 
the building or other eating area.

C7. Outdoor speaker boxes or other apparatus shall comply with the City’s standards for the 
Noise Ordinance.

C8. No parking lot sweeping or deliveries between 11:00 p.m. and 6:00 a.m.
C9. Maximum of 110 interior seats and 20 exterior seats.
C10. Allow a second drive-through lane as shown on the development plans dated September 

21, 2018.
C11. Provide new site lighting to optimize lighting levels and minimize spillage on the residents to 

the north. The lighting plan shall be incorporated into the building permit application and 
subject to review and approval by the planning division.

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 



3509 Homestead Road – Use Permit Amendment PLN2018-13252 (2)

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

E3. All proposed sidewalk, walkway, and driveway(s), shall be per ADA compliant City 
standard.

E4. Show and comply with City’s driveway vision triangle requirements at proposed driveway.  
Visual obstructions over three feet in height will not be allowed within the driver's sight 
triangle near driveways and intersections in order to allow an unobstructed view of 
oncoming traffic.  Contact Traffic Engineering at (408) 615-3000 for further information.

E5. Provide ADA walkway connecting the proposed buildings to public sidewalk. 
E6. All traffic striping, messages, and symbols shall be thermoplastic.

Provide a minimum of 1 Class I bicycle locker space per 30 employees and 4 Class II 
bicycle rack spaces at the main entrance and/or high visibility area.

STREETS
SOLID WASTE
ST1. If cooking (instead of reheating) takes place, then 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 include the tallow bin(s), a separate 
dedicated enclosure with drainage to sanitary sewer shall be provided.

STORMWATER
ST2. Interior floor drains shall be plumbed to the sanitary sewer system and shall not be 

connected to storm drains.

WATER
W1. 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)

W2. Approved backflow prevention device(s) are required on all potable water services. The 
applicant shall submit plans showing the location of the approved backflow prevention 
device(s). Note that all new water meters and backflow prevention devices shall be located 
behind the sidewalk in a landscape area.

I:\PLANNING\2018\Project Files Active\PLN2018-13252  3509 Homestead Rd\Conditions of Approval.doc
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City of Santa Clara

Agenda Report

1500 Warburton Avenue
Santa Clara, CA 95050

santaclaraca.gov
@SantaClaraCity

18-1555 Agenda Date: 12/12/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Action on Variance from Parking Requirement for the Property at 417 Maria Street

BACKGROUND
The applicant requests approval of a variance to the covered parking requirement of the R1-6L Single
Family Zoning District in order to move forward with a proposed 980 square foot living area addition
to the rear of an existing house. The property was originally developed with a house and attached
one-car garage in 1951, predating the City’s requirement for two covered parking spaces pursuant to
Section 18.12.120(a) of the Santa Clara City Code (SCCC).

The proposal is subject to the parking requirements of the Zoning Code unless a variance is granted
by the Planning Commission.

Pursuant to Chapter 18.108 of the City’s Zoning Ordinance, 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.

DISCUSSION
The application proposes to remodel the existing two-bedroom and one-bathroom house, and to add
two additional bedrooms, one and one-half additional bathrooms and to expand the kitchen, dining
and living room common area of the house.  The proposed addition would result in a four-
bedroom/two and one-half bathroom house.  The project proposes to maintain an existing legal non-
conforming one-car garage with substandard inside dimensions of 10’4” in width and 22’4” in depth.

To meet the City’s two-car covered parking requirement with the living area addition, a significant
alteration to the existing floor plan would be necessary to accommodate construction of a new
garage or carport for two-car covered parking.  The interior clearance requirements for new
garage/carport construction are 20 feet by 20 feet for side-by-side parking of two vehicles. The
subject property is a relatively narrow lot measuring 50 feet in width, where properties in R1-6L
zoning districts are required to be at least 60 feet in width. The existing residence measures 38’9” in
width, and construction of a new two-car garage would result in a home design that overemphasizes
the garage and would thereby appear out of character with the other houses with mostly one-car
garages on the block.  The construction of an attached two-car garage would also require reduction
to the covered front entry porch, relocation of the front bedroom and living area to another part of the
house, and reconfiguration of open living area and bedrooms in the home.

Consistency with the General Plan and Zoning
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General Plan Consistency
The project site has a General Plan land use designation of Very Low Density Residential. This
designation is intended for residential densities up to 10 units per acre and is typically represented in
detached single-family neighborhoods. The proposed project to maintain an existing one-car garage
is consistent with General Plan Land Use Policy 5.3.1-P3: Support high quality design consistent with
the adopted design guidelines and the City’s architectural review process. The required two-car
garage would cause the design of the house to depart from the established neighborhood character
of homes with predominantly one-car attached garages. The project is further supported by the
following General Plan Residential Land Use Goals:

5.3.2

‐

G2: A variety of housing types, sizes, location and tenure in order to maintain social and

economic diversity in the City.

5.3.2

‐

G4: Respect for the existing character and quality of adjacent neighborhoods from new

residential development and redevelopment.

Zoning Conformance
The project is consistent with the R1-6L zoning designation for the property, in that the proposed
addition complies with the minimum side yard and rear yard building setback requirements, maintains
useable private rear yard open space, does not exceed allowable lot coverage for the property, and
would continue to be in keeping with the neighborhood character.

However, the project is not consistent with SCCC Section 18.12.120(a), minimum parking
requirements, which requires each single-family property provide two covered parking spaces. As the
subject property is located within a tract of one-story homes with attached one-car garages as
originally constructed, a two-car garage would be less consistent with the building form and
architecture of existing residences along the streetscape, and may be difficult to design in keeping
with the neighborhood character as required through the City’s architectural review process under
Chapter 18.76 of the Zoning Ordinance. Therefore, the Variance is being sought to address the
parking requirement. The expansion would not intensify the existing use of the property since it would
remain a single family detached dwelling, and be occupied by a single housekeeping unit. Therefore
the existing parking provided would continue to support one household. Additionally, one existing
uncovered parking space is available in front of the existing garage, and the applicant proposes to
widen the driveway by nine feet to provide two off-street driveway parking spaces for the property in
front of the one car garage.

Circulation and Parking
An existing one-car wide driveway pad measuring approximately 17 feet wide x 24 feet deep in front
of the garage provides access to the one-car garage. While it would be difficult to provide the
required two covered parking spaces on this property, the applicant is proposing to improve the off-
street parking by relocating an existing washing machine and door to the house within the garage to
achieve the minimum required 20-foot depth while still allowing the residents to gain entry to the
home from the garage. The applicant is further proposing to widen the driveway in the front yard by
approximately nine feet to provide room for an additional off street parking space in the front yard,
bringing the proposed front yard paving to just over fifty percent (less than the maximum 65 percent
allowed).
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Conclusion
Given the substandard lot width and location in which the house was constructed on the property, it is
not possible to enlarge the garage outward to the side without encroaching into the required side
yard setback; and is not practicably possible to enlarge the garage inward into the living area of the
house without substantial demolition and reconstruction of the existing structure. Therefore, the
proposed project meets the purpose and intent of the Zoning Code in that the enforcement of the two
covered parking requirement for this property would result in practical difficulties and create
unnecessary hardship for the applicant to implement a minor expansion of the single family
residence. The findings required for a variance are included in the attached resolution.

ENVIRONMENTAL REVIEW
The proposed is categorically exempt from the California Environmental Quality Act (CEQA) per
Section 15303(a), Class 3 New Construction or Conversion of Small Structures, which exempts the
construction of up to three single-family residences on properties in urbanized areas.

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

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

PUBLIC CONTACT
On November 30, 2018, a notice of public hearing of this item was posted in three conspicuous
locations within 300 feet of the project site and mailed to property owners within 300 feet of the
project site.  At the time of preparation of this report no comments related to this project were
received from the public.

RECOMMENDATION
Adopt a Resolution approving a Variance from the two covered parking spaces requirement for the
property located at 417 Maria Street subject to conditions of approval.

Prepared by:  Jeff Schwilk, AICP, Associate Planner
Reviewed by: Diana Fazely, Deputy City Attorney
Reviewed by: Reena Brilliot, Planning Manager

ATTACHMENTS
1. Project Summary Data and Maps
2. Development Plans
3. Statement of Justification
4. Resolution Approving the Variance
5. Conditions of Approval
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1. Project Summary Data and Maps – 417 Maria Street

File: PLN2018-13361
Location: 417 Maria Street, a 5,800 square foot lot, located on the east side of 

Maria Street Drive, approximately 470 feet south of Bellomy Street,  
APN: 269-39-064. 

Applicant / Owner: Beulah Johns
CEQA Determination: Categorically Exempt Per Section 15303(a) – New Construction

Existing Proposed
General Plan Designation Very Low density Residential Same
Zoning District Single Family Residential (R1-6L) Same
Land Use Single Family Residential Same
Lot Size 5,800 Same
Living Area 832                    1,812                
Garage 262                        262
Accessory Building/Shed 82 82
Porch Cover 24 24
Gross Floor Area (sf) 1,094 2,074
Lot Coverage 1,282 / 5,800 = 22% 2,180 / 5,995 = 36%
Bedrooms/Bathrooms 2 / 1 4 / 2.5

Site Location and Context
Surrounding Land Uses: The project site is located in a residential tract developed 
predominantly with one-story single family homes having attached one-car garages. The 
residences bordering the project site to the north and south and across Maria Street to the 
west are one-story ranch style single family homes with attached one-car garages.  The 
project site is bordered to the east (rear) by a residential planned development consisting of 
attached two-story townhouses. 

General Plan Map
The General Plan designation for the 
project site and surrounding properties 
is Very Low Density Residential. This 
designation allows residential densities 
of up to 10 units per acre with 
development that is single family in 
scale and character.

Project Site

Very Low Density Residential



1. Project Summary Data and Maps – 417 Maria Street

Zoning Map
The project site and bordering 
properties to the north, south and 
east are zoned R1-6L, and the two-
story townhouses bordering the site 
to the east are zoned PD - Planned 
Development. 

Project Site

Single Family Residential 



















Ruud Vinke and Zong Ying Su
417 Maria St
Santa Clara, CA 95050
650-646-8402

City of Santa Clara, Planning Commission
1500 Warburton Ave
Santa Clara, CA 95050

Subject: Statement of justification for Variance application           October 16th, 2018

Dear Planning Commission Chair,

We are submitting this Variance application for expanding our house towards the rear side at 417 Maria St, Santa
Clara. Without this expansion, we face great personal hardship due to limited accommodation, comprising of 
only two small bedrooms, and only one bathroom. We bought this two-bedroom house in May 2016 with the 
intention of expanding the house to accommodate the needs of our family. We eagerly worked together with our 
home designer but were surprised to learn that for any addition over 500 square feet, it requires the homes to 
have a 2 car garage, instead of keeping the existing 1-car garage.

After discussing various options with experts, we have concluded that adding another parking space to this 
property is very challenging for us. The narrow width of the lot would necessitate a major reconstruction of the 
front of the house. Specifically, the garage would need to be extended towards the living room, presenting 
practical difficulties, as a complete redesign and reconstruction of the living room would be necessary as well. 
Such a project would be very expensive and would likely damage aspects of the house that we love. The overall 
ambiance would be disturbed and make the house an oddity in the middle of most of the single-garage houses in 
the immediate neighborhood.

Such an undertaking would also be significantly beyond our budget. That would likely force us to give up our 
home and the neighborhood we have grown to love. Our neighbors are kind and considerate, and socially we are 
well integrated with them. In all respects, it is a lovely neighborhood well suited for a quiet living and raising 
children. We would not want to uproot ourselves from here. 

We have also learned that several home owners in the neighborhood have previously submitted a Variance 
request in the past for similar house extensions over 500 square feet, while keeping a 1-car garage, and were 
approved by the City.

We are a small but growing family and while we are grateful for what we have, our current living space is not 
adequate and this has caused great impact on our quality of life. As mentioned, the proposed expansion is 
towards the rear side of the house. It would not in any manner have a negative impact on the neighborhood. 

We are proposing to relocate the washer to the back wall, to meet the city requirement of 20 feet depth  for the 
existing 1 car garage.

We request the City Council to consider our hardships and grant our request for Variance so that we can truly 
enjoy this home as we had hoped to when we bought it.

Sincerely,

Ruud Vinke and Zong Ying Su
Homeowners 417 Maria St, Santa Clara



Approved variance requests for house extensions over 500 square feet with a 1-car garage:

425 Maria St, Santa Clara



Approved variance requests for house extensions over 500 square feet with a 1-car garage:

659 Robin Dr, Santa Clara
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RESOLUTION NO. __________

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA CLARA, CALIFORNIA APPROVING A 
VARIANCE TO THE TWO-CAR COVERED PARKING 
REQUIREMENT TO CONSTRUCT A 980 SQUARE FOOT 
ADDITION TO A SINGLE FAMILY RESIDENCE WITH AN 
ATTACHED ONE-CAR GARAGE LOCATED AT 417 MARIA 
STREET, SANTA CLARA

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

FOLLOWS:

WHEREAS, Andrea Su and Ruud Vinke (“Property Owner”) filed a Planning Application 

(PLN2018-13361) requesting a Variance for the property located at 417 Maria Street (APN: 269-

39-064) (“Project Site”) in the City of Santa Clara;

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

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

which is intended to allow up to 10 dwelling units per acre; and,

WHEREAS, the Property Owner has submitted an application for a Variance to the City’s two-

car covered parking requirement in order to construct a 980 square foot living area addition at 

the rear of an existing two-bedroom and one-bathroom single family residence with attached 

one-car garage, resulting in a four-bedroom, two- and one-half-bathroom house with an 

attached one-car garage; 

WHEREAS, the Project is Categorically Exempt per Section 15303(a), New Construction or 

Conversion of Small Structures, of the Guidelines of the California Environmental Quality Act 

(“CEQA”), Public Resources Code § 21000 et seq, which exempts the construction of up to 

three single-family residences on properties in urbanized areas, in that the project would 

increase the floor area of the existing single-family residence by more than 50 percent from 832 

square feet to 1,812 square feet;
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WHEREAS, on November 30, 2018 the notice of meeting date for this item was posted within 

300 feet of the Project Site and mailed to property owners within a 300 foot radius of the Project 

Site; and,

WHEREAS, on December 12, 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.

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 the two-car covered 

parking requirement in order to allow construction of a 980 square foot addition to the existing 

single family residence with an attached one-car garage that is to remain.

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

the following findings exist in support of the Variance: 

A. That there are unusual conditions applying to the land or building, in the same 

district, in that the property is a narrow lot and that replacement construction of the existing one-

car garage with a two-car garage would occupy a large percentage of the lot frontage and 

require significant demolition and reconstruction of the home, thereby creating a practical 

difficulty for the Property Owner. Furthermore, the property is located in a residential 

neighborhood originally constructed with one-story homes with attached one-car garages, and 

that replacement construction of the existing garage with a two-car garage would result in a 

house design less compatible with the established neighborhood.

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 proposal would 
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provide additional living area to meet family needs without necessitating a significant remodel 

and reconstruction of the home, creating a greater hardship than is generally expected for 

similar requests. 

C. That the granting of such Variance will not, under the circumstances of the 

particular case, materially affect adversely the health, safety, peace, comfort, or general welfare 

of persons residing or working in the neighborhood of the Project Site, 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 the construction of a rear addition to the existing single family 

residence that is not visible from the street; is designed in keeping with the existing building 

form, materials and roofline; and, retains the existing one-car garage. Furthermore, the 

expansion would not intensify the existing use of the property since it would remain a single 

family dwelling.

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

Zoning Ordinance, in that the Project is compatible with the use, scale and architectural style of 

the homes in the surrounding neighborhood and is consistent with City’s Single Family and 

Duplex Residential Design Guidelines.

///

///

///

///

///

///

///

///

///

///
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3. 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 12th DAY OF 

DECEMBER, 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

I:\PLANNING\2018\Project Files Active\PLN2018-13361  417 Maria St\Resolution Approving the Variance.doc



CONDITIONS OF APPROVAL

517 Maria Street Project                PLN2018-13361
Conditions of Approval                     Page 1 of 3

                 
                       

                                                                                                                

CONDITIONS OF APPROVAL
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. The 2016 California Residential Building Code, Section R313.2, requires the installation 

of an automatic sprinkler system in a new or rebuild single family home.  The definition 
of “rebuild” used by the City of Santa Clara Building Division is:
1.     More than 50% of the existing exterior walls or existing roof are demolished, OR,
2.     Greater than 75% of the interior space is being reconfigured.
Note: it is important to note that the existing walls to remain shall have existing exterior 
or interior finishes remaining on one side of walls. Existing walls without finishes on both 
sides will be considered as new walls.

C3. Submit plans to the Planning Division for final architectural review and approval prior to 
application for building permits.  

C4. The existing on-site driveway pad in the front yard shall be widened by nine feet toward 
the interior as indicated on the project site plan to accommodate one additional on-site 
parking space, for an overall width of approximately 24 feet allowing for the addition of a 
few feet of landscaping along the south side property line. The attached one-car garage 
shall remain accessible and unobstructed for vehicle parking. 

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. Existing shed shall be removed from public utility easement.
E4. Reconstruct driveway approach to current City standards, ST-4 (modified).



CONDITIONS OF APPROVAL

517 Maria Street Project                PLN2018-13361
Conditions of Approval                     Page 2 of 3

                 
                       

                                                                                                                

ELECTRICAL
EL1. Prior to submitting any project for Electric Department review, applicant shall provide a 

site plan showing all existing utilities, structures, easements and trees.  Applicant shall 
also include a “Load Survey” form showing all current and proposed electric loads.  A 
new customer with a load of 500KVA or greater or 100 residential units will have to fill 
out a “Service Investigation Form” and submit this form to the Electric Planning 
Department for review by the Electric Planning Engineer.  Silicon Valley Power will do 
exact design of required substructures after plans are submitted for building permits.

EL2. The Developer shall provide and install electric facilities per Santa Clara City Code 
chapter 17.15.210.

EL3. Electric service shall be overhead.  See Electric Department Rules and Regulations for 
available services.

EL4. Installation of underground facilities shall be in accordance with City of Santa Clara 
Electric Department standard UG-1000, latest version, and Santa Clara City Code 
chapter 17.15.050.

EL5. Overhead services shall be installed per City of Santa Clara Electric Department 
standard OH-550, MS-G6, and MS-G7 latest revision.

EL6. The developer shall grant to the City, without cost, all easements and/or right of way 
necessary for serving the property of the developer and for the installation of utilities 
(Santa Clara City Code chapter 17.15.110).

EL7. All trees, existing and proposed, shall be a minimum of five (5) feet from any existing or 
proposed Electric Department facilities.  Existing trees in conflict will have to be 
removed.  Trees shall not be planted in PUE’s or electric easements.

EL8. Any relocation of existing electric facilities shall be at Developer’s expense.
EL9. The developer shall provide the City, in accordance with current City standards and 

specifications, all trenching, backfill, resurfacing, landscaping, conduit, junction boxes, 
vaults, street light foundations, equipment pads and subsurface housings required for 
power distribution, street lighting, and signal communication systems, as required by the 
City in the development of frontage and on-site property.  Upon completion of 
improvements satisfactory to the City, the City shall accept the work.  Developer shall 
further install at his cost the service facilities, consisting of service wires, cables, 
conductors, and associated equipment necessary to connect a customer to the electrical 
supply system of and by the City.  After completion of the facilities installed by 
developer, the City shall furnish and install all cable, switches, street lighting poles, 
luminaries, transformers, meters, and other equipment that it deems necessary for the 
betterment of the system (Santa Clara City Code chapter 17.15.210 (2)).

EL10. Electrical improvements (including underground electrical conduits along frontage of 
properties) may be required if any single non-residential private improvement valued at 
$200,000 or more or any series of non-residential private improvements made within a 
three-year period valued at $200,000 or more (Santa Clara City Code Title 17 Appendix 
A (Table III)).

EL11. Encroachment permits will not be signed off by Silicon Valley Power until Developers 
Work substructure construction drawing has been completed.

EL12. All SVP-owned equipment is to be covered by an Underground Electric Easement 
(U.G.E.E.) This is different than a PUE. Only publically-owned dry utilities can be in a 
UGEE. Other facilities can be in a joint trench configuration with SVP, separated by a 1’ 
clearance, providing that they are constructed simultaneously with SVP facilities. See 
UG 1000 for details.

EL13. Proper clearance must be maintained from all SVP facilities, including a 5’ clearance 
from the outer wall of all conduits. This is in addition to any UGEE specified for the 
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facilities. Contact SVP before making assumptions on any clearances for electric 
facilities.

EL14. All existing SVP facilities, onsite or offsite, are to remain unless specifically addressed by 
SVP personnel by separate document. It is the Developers responsibility to maintain all 
clearances from equipment and easements. Developer to contact SVP outside of the 
PCC process for clear definitions of these clearance requirements. Developer should not 
assume that SVP will be removing any existing facilities without detailed design 
drawings from SVP indicating potential removals. Simply indicating that SVP facilities 
are to be removed or relocated on conceptual plans does not imply that this action has 
been approved by SVP.

EL15. Applicant is advised to contact SVP (CSC Electric Department) to obtain specific design 
and utility requirements that are required for building permit review/approval submittal.  
Please provide a site plan to Leonard Buttitta at 408-615-6620 to facilitate plan review.

   
WATER
W1. If fire sprinkler is required, the applicant shall abandon existing 5/8” water service and 

install new 1” water service to meeting the fire sprinkler water usage demand.
W2. If fire flow information is needed, applicant shall coordinate with Water Department at 

(408) 615-2000.
W3. The applicant must indicate the disposition of all existing water and sewer services and 

mains on the plans.  
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 (edge to edge) 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).

PARKS AND RECREATION
PR1. A dwelling unit tax (DUT) is due based on the number of additional bedrooms per City 

Code Chapter 3.15.  The Project includes an addition resulting in a four bedroom 
residence (two additional bedrooms) for a total DUT of $10.

PR2. Calculations may change if the project scope changes or does not conform to City Code 
Chapter 17.35 or Chapter 3.15.
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REPORT TO PLANNING COMMISSION

SUBJECT
Public Hearing: Action on a Rezone for the Development of Three Single-family Dwellings Located at
1444 Madison Street and 1411 Lewis Street

REPORT IN BRIEF
Project: Rezoning to Planned Development (PD) and subdivision of a parcel into three parcels to
support the construction of three new single-family dwellings
Applicant:  Greg Mussallem

General Plan: Very Low Density Residential
Zoning: Medium-density Multiple Dwelling (R3-36D)
Site Area: 13,175 square feet (0.3 acres)
Existing Site Conditions: Developed with a two-story single family house with a detached garage
(1411 Lewis Street), and a duplex (1444 Madison Street)

Surrounding Land Uses
North: Multifamily apartments
South: One- and two-story single-family residences
East: One- and two-story single-family residences
West: Multifamily apartments

Issues: Consistency with the City’s General Plan, Zoning Ordinance and Design Guidelines
Staff Recommendation: Alternative 1: Recommend that the City Council approve the Rezone from
Medium-density Multiple Dwelling (R3-36D) to Planned Development (PD) for the development of
three detached single-family dwellings on the property located at 1444 Madison Street.

BACKGROUND
The site is at the northwest corner of Madison Street and Lewis Street.  The project site is currently
developed with two primary structures, a two-story single family house with a detached garage (1411
Lewis Street), and a duplex (1444 Madison Street).  A number of smaller sheds are also situated on
the property. The proposed development would demolish all existing structures.

Prior to submitting the current applications, the project site was reviewed for historical significance by
the Historical and Landmarks Commission (HLC) based on the age and Vernacular style of the
residence on 1411 Lewis Street. At a noticed public hearing on April 5, 2018, the HLC reviewed the
historical eligibility of the existing structures on the property for listing on the City’s Historical
Resource Inventory (HRI) and made a recommendation that the City Council deem the site ineligible
for listing on the HRI and also recommended that the City require submittal of a replacement plan
prior to granting approval of demolition. Subsequently at the May 29, 2018 Council meeting the City
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Council deemed the site ineligible for listing on the HRI, allowing the applicant to conduct demolition
of the existing residence in conjunction with a development proposal for the site without additional
analysis for historical impacts.

The current application for rezoning and subdivision of the property was also subsequently reviewed
by the HLC on October 4, 2018 because the property is located within 200 feet of three listed
resources on the HRI.  The HLC determined the current proposal to be compatible with the
neighborhood and adjacent historic resources and consistent with the City’s Design Guidelines as
they pertain to historical compatibility. Excerpts of the HLC meeting minutes are attached to this
report.

DISCUSSION
The primary issues for consideration are the consistency of the proposed rezoning with the City’s
General Plan, Zoning Ordinance and Design Guidelines.  Pursuant to Santa Clara Code Section
17.05.110, the proposed Parcel Map application is referred directly to the City Council for
consideration and the Planning Commission does not make recommendation on minor subdivisions
of four or fewer lots.

General Plan:
The 2010-2035 General Plan land use designation for the subject property is Very Low Density
Residential and the property is zoned for Medium-Density Multiple Dwelling. The project data, aerial
map, zoning map, and General Plan map are provided in the attached Project Data Sheet.

The proposed development is consistent with the General Plan land use in that the proposal is within
the density range of up to 10 dwelling units per acre and is compatible with the immediate
neighborhood that has a mix of residential types including multi-family apartments, mixed-use
development and single-family residences. The proposal would provide three new homeownership
residences for the City’s housing stock and activate the northwest corner of Madison Street and
Lewis Street with new landscape and sidewalk improvements.

The proposed single-family home is consistent with other General Plan Transitional Goals and
Policies (Goals 5.5.2-G2 and 5.5.2-G3; Policies 5.5.2-P5 and 5.5.2-P6) that focus on preserving
neighborhood identity, ensuring continuity in design, and providing an appropriate transition between
existing land uses.

Zoning Ordinance
The existing development standards for the R3-36D zoning district do not allow three detached single
-family residences to be developed on the project site. The proposed PD zoning district would allow
flexible development standards such as lot size, setbacks, and height to integrate the proposed
residential development to implement the General Plan’s vision for residential development.

The proposed zone change will conserve property values, protect or improve the existing character
and stability of the area in question, and will promote the orderly and beneficial development of such
area. The proposal redevelops an underutilized property and visually improves the project site and
surrounding neighborhood with physical and financial investment in the construction of an
aesthetically pleasing residential subdivision development with on-site parking, site improvements,
landscaping, and streetscape enhancements. The proposed zone change is required by public
necessity, public convenience, or the general welfare of the City in that the proposed zone change
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provides residential development contemplated by the General Plan to provide Very Low Density
Residential development and increase the City’s housing stock. Finally, the proposed zone change
would allow imaginative planning and design concepts to be utilized that would otherwise be
restricted in other zoning districts in that the proposed zone change would allow flexibility in the
development standards to construct a high quality residential subdivision project that is compatible
with existing residential neighborhood. The proposed project modifies zoning development standards
to maximize the efficient use of the project site.

Design Guidelines
The proposal is consistent with the City’s Single-family and Duplex Design Guidelines based on the
following standards of architectural design.

· The development provides two covered parking spaces to meet the intent of the City’s General
Plan and Single-family Zoning District.

· The designs proposed for the new single-family residences are in keeping with the character
of the existing block and the larger Old Quad neighborhood in that they all would have a two-
story scale and massing similar to the surrounding single-family homes to the south and west.

· The architectural styles in the immediate neighborhood vary between Craftsman, Vernacular
Prairie, Queen Anne, and modern apartments. The proposed project is designed to include
similar vernacular architectural elements. Unit 1 at the corner of Madison and Lewis Street will
be developed in the vernacular architectural style similar to the existing two-story building that
it replaces. Unit 2 and Unit 3 have similar design as Unit 1 with variation on siding types and
sizes. Unit 2 is comprised of hardy-plank shingle above the horizontal siding and Unit 3
incorporates board and batten. Unit 3 is also differentiated by craftsman style columns on the
front porch.

· The second story windows will not create privacy concerns to the multi-family residence to the
east among the proposed residences, in that the all proposed second-story windows are not
directly facing one another or have at least a twenty-five feet distance apart from other second
-story windows.

Community Meeting
On Thursday, September 27, 2018, the applicant conducted an outreach meeting at the Senior
Center on Fremont Street from 7:00 pm to 8:30 pm to get feedback on the proposed project. No
community members were present at the meeting.

Conclusion:
The project proposes three designs that are consistent with the character of the existing block and
the larger Old Quad neighborhood by incorporating similar architecture and massing of the
surrounding single-family homes.  The proposed rezoning from the R3-36D to the PD zoning district
would support the development of three new residences that are consistent with the City’s Design
Guidelines and be compatible with the character of the immediate neighborhood. The PD zoning
district would allow unique setbacks and development standards that enable the project to provide
new home ownership opportunities consistent with the General Plan’s vision for a very low density
development.  Based upon the public outreach conducted for the project, the project appears to be
consistent with community expectations for new development within the existing neighborhood
context.

FISCAL IMPACT

City of Santa Clara Printed on 12/6/2018Page 3 of 4

powered by Legistar™

http://www.legistar.com/


18-1228 Agenda Date: 12/12/2018

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 development proposal on the 0.3 acre site is exempt from the California Environmental Quality
Act (“CEQA”) pursuant to CEQA Guidelines Class 3, Section 15303(a), “New Construction or
Conversion of Small Structures,” which exempts projects for the construction and location of limited
numbers of new, small facilities or structures, as the activity consists of the development of not more
than three single-family residences in an urbanized area.

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

PUBLIC CONTACT
The applicant sent notice letters to property owners within 500 feet of the project site for a community
meeting at the Senior Center on Fremont Street on Thursday, September 27, 2018.

On November 30, 2018, the notice of public meeting for this item was posted at three conspicuous
locations within 300 feet of the project site and was mailed to property owners within 500 feet of the
project site. No public comments have been received at the time of preparation of this report.

ALTERNATIVES
1. Recommend that the City Council approve the Rezone from Medium-density Multiple Dwelling

(R3-36D) to Planned Development (PD) for the development of three detached single-family
dwellings on the property located at 1444 Madison Street.

2. Recommend that the City Council deny the Rezone from Medium-density Multiple Dwelling
(R3-36D) to Planned Development (PD) for the development of three detached single-family
dwellings on the property located at 1444 Madison Street.

RECOMMENDATION
1. Recommend that the City Council approve the Rezone from Medium-density Multiple Dwelling

(R3-36D) to Planned Development (PD) for the development of three detached single-family
dwellings on the property located at 1444 Madison Street.

Reviewed by: Andrew Crabtree, Director of Community Development
Approved by: Deanna J. Santana, City Manager

ATTACHMENTS
1. Excerpt of Historical and Landmarks Commission Meeting Minutes of April 5, 2018
2. HLC Staff Report of October 4, 2018
3. Excerpt of Historical and Landmarks Commission Meeting Minutes of October 4, 2018
4. Project Data
5. Justification Packet
6. Development Plans with Tentative Parcel Map
7. Resolution Recommending the Rezoning from R3-36D to PD
8. Conditions of Approval for Rezoning
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Excerpt Historical and Landmarks Commission
1444 Madison Street (PLN2018-13427)

Meeting Minutes of October 4, 2018

8.A. File No.(s): PLN2018-13427 and PLN2018-13428
Location: 1444 Madison Street, a 13,175 square foot parcel 

at the northwest corner intersection of Lewis and 
Madison Street; APN: 269-03-034; property is 
zoned Medium Density Multiple Dwelling (R3-36D)

Applicant: Holly Hartman
Owner: Greg Mussallem
Request: Consideration of a Rezone and Tentative Parcel 

Map for the Development of Three Single-family 
Dwellings Located at 1444 Madison Street

CEQA Determination: Categorically Exempt per Section 15332, In-fill 
Development

Project Planner:  Steve Le, Assistant Planner I
Staff Recommendation: Approved, subject to conditions

Notice: The notice of public meeting for this item was posted within 300 feet of the site and was 
mailed to property owners within 500 feet.

Recommendation: Staff recommends that the Commission forward a recommendation of 
approval of the Rezone and Tentative Parcel Map for the development of three single-family 
dwellings located at 1444 Madison Street.

Discussion: Assistant Planner Steve Le presented the project. The applicant gave a brief 
presentation and answered questions posed by the Commissioners. Two members of the public 
spoke on the project in regards to more notification effort such as posting community outreach 
meeting online and construction practices and conditions. Staff addressed comments on 
construction best practices, and need for coordinated enforcement between building, planning 
and code compliance.    

Motion/Action: A motion was made by Commissioner Biagini and seconded by Commissioner 
Vargas-Smith to recommend approval of the proposal and further recommend monitoring of 
construction impacts and increasing community engagement (6-0-0-1, Standifer absent).



REPORT TO HISTORICAL AND LANDMARKS COMMISSION

SUBJECT
..Title
Public Hearing: Consideration of a Rezone and Tentative Parcel Map for the 
Development of Three Single-family Dwellings Located at 1444 Madison Street

..Report
BACKGROUND
On July 24, 2018, the owner submitted a formal application requesting the rezone of the 
property at 1444 Madison Street from R3-36D to Planned Development, and a Tentative 
Parcel Map to subdivide one parcel to three parcels and construct three new single-
family dwellings with two-car detached garages. The project is referred to the Historical 
and Landmarks Commission (HLC) for neighborhood compatibility and consistency with 
the City’s Design Guidelines, as the property is located within 200 feet of three listed 
resources on the Historical Resource Inventory (HRI). The listed properties are located 
at 1390 Madison Street, 1360 Madison Street, and 1455 Jefferson Street.

Prior to the formal application, the applicant went before the HLC at the noticed public 
hearing on April 5, 2018. The Commission reviewed the historical eligibility of the 
property to consider historical eligibility determination and proposed demolition. An 
excerpt of the HLC meeting minutes and the prior justification packet are attached to 
this report. Subsequently at the noticed public hearing of May 29, 2018, the City Council 
deemed the site ineligible for listing on the HRI and allows the applicant to submit a 
demolition and development proposal for the site.

DISCUSSION
The project site is a 13,175 square foot site developed with two primary structures, a 
two-story single family house with a detached garage (1411 Lewis Street), and a duplex 
(1444 Madison Street). The single-family house constructed circa 1880 in a vernacular
style of that period and the single-story duplex constructed in 1948 in the post-war 
minimal traditional style. A number of smaller sheds are also situated on the property.
The evaluation report for the existing structures is provided as part of the attached 
justification packet.

The proposed project is consistent with the General Plan land use of Very Low Density 
Residential, in that the proposal is within the density range and is compatible with the 
neighborhood with mixed residential types including multi-family apartments, mixed-use 
development and single-family residences. The architectural styles in the immediate 
neighborhood vary with Craftsman, Vernacular Prairie, Queen Anne, and modern 
apartments.

Design:
The proposed development of three new single-family residences is consistent with the 
character of the existing block and the larger Old Quad neighborhood in that the project 
proposes two-story residences of like use and massing similar to the surrounding 



single-family homes. Unit 1 at the corner of Madison and Lewis Street will be developed 
in the architectural style similar to the existing two-story building. Unit 2 and Unit 3 have 
similar design as Unit 1 with the differences on siding types and sizes. Unit 2 is 
comprised of hardy-plank shingle above the horizontal siding and Unit 3 has board and 
batten in similar areas. Unit 3 is also differentiated by a distinguish craftsman style 
column at the front porch. 

Historical:
The property is not a listed historical resource and was deemed by City Council as 
ineligible for listing on the HRI. However, for development projects that require 
Architectural Committee review and located within 200 feet of an HRI property, the 
Historic Preservation Ordinance requires review by the Historical and Landmarks 
Commission for neighborhood compatibility and consistency with the City’s Design 
Guidelines, and recommendation to the Architectural Committee. The project site does 
not immediately adjoin any historically listed properties, but is located within 200 feet of 
three listed resources: 1390 Madison Street (Queen Anne Cottage), 1360 Madison 
Street (Greek Revival Cottage), and 1455 Jefferson Street (Vernacular Prairie School).

The properties at 1390 and 1360 Madison Street are located directly south and across 
Lewis Street from project site. They both have frontages facing Madison Street while 
Unit 1 would retain the existing frontage towards Lewis Street. The property at 1360 
Madison Street has a two-story single-family home and the property at 1390 Madison 
Street has two two-story residences that are currently operating as Madison Street Inn, 
a bed and breakfast inn. The single-family residence at 1455 Jefferson Street was built 
in 1915 and is located along Jefferson Street with an apartment separating the project 
site to the rear. The proposed development would not be visible from this historical 
resource. The images of the three HRI properties are included in the attached Project 
Data along with the historical evaluation surveys (DPR Form).

Public Outreach:
On Thursday, September 27, 2018, the applicant conducted an outreach meeting at the 
Senior Center on Fremont Street to get feedback on the proposed project. 

Conclusion:
The project proposes three designs that are consistent with the character of the existing 
block and the larger Old Quad neighborhood in that the project proposes two-story 
residences of similar architecture and massing to the surrounding single-family homes. 
The proposed development would be partly visible from two listed properties on 
Madison Street and no visibility from the residence at 1455 Jefferson Street, and would 
therefore not have an adverse impact to the character of the block or the nearby HRI 
properties. 

ENVIRONMENTAL REVIEW
As requested, the development proposal is exempt from the CEQA environmental 
review requirements per CEQA Section 15332, In-fill Development. The project is a .30 
acre site that would be developed consistent with the General Plan land use of Very 



Low Density Residential.  

PUBLIC CONTACT
The applicant sent notice letters to property owners within 500 feet of the project site 
for a community meeting at the Senior Center on Fremont Street on Thursday, 
September 27, 2018. 

On September 21, 2018, the notice of public meeting for this item was posted at three 
conspicuous locations within 500 feet of the project site and was mailed to property 
owners within 500 feet of the project site. No public comments have been received at 
the time of preparation of this report. 

ALTERNATIVES
Staff recommends that the Commission forward a recommendation of denial of the 
Rezone and Tentative Parcel Map for the development of three single-family dwellings 
located at 1444 Madison Street. 

RECOMMENDATION
..Recommendation
Staff recommends that the Commission forward a recommendation of approval of the 
Rezone and Tentative Parcel Map for the development of three single-family dwellings 
located at 1444 Madison Street.

..Staff
Prepared by: Steve Le, Assistant Planer I
Approved by: Gloria Sciara, Development Review Officer

ATTACHMENTS     
1. Excerpt of Historical and Landmarks Commission Meeting Minutes of April 5, 2018
2. Project Data
3. Justification Packet 
4. Development Plan
5. 1455 Jefferson Street DPR Form
6. 1390 and 1360 Madison Street DPR Form



Excerpt Historical and Landmarks Commission
1411 Lewis Street (PLN2018-13102)

Meeting Minutes of April 5, 2018

8.A. File No.(s): PLN2018-13102
Location: 1411 Lewis Street and 1444 Madison Street, a 

13,175 square foot parcel at the northwest corner 
intersection of Lewis Street and Madison Street; 
APN: 269-03-034: property is zoned Medium 
Density Multiple Dwelling (R3-36D)

Applicant / Owner: Greg Mussallem
Request: Determination of eligibility for listing of 1411 

Lewis Street and 1444 Madison Street on the City 
of Santa Clara Historical Resources Inventory 
(HRI), in consideration of a future development of 
the property with three single-family detached 
homes; the proposal would include removal of the 
existing two-story residence, single-story duplex,
and a detached two car garage. (No formal 
application has been received on the development 
proposal)

CEQA Determination: Categorically Exempt per CEQA Sections 
15061(b)(3)

Project Planner:  Steve Le, Assistant Planner I
Staff Recommendation: Determine eligibility and refer to City Council

Notice: The notice of public meeting for this item was posted within 300 feet of the site and was 
mailed to property owners within 300 feet.

Discussion: Mr. Le provided an overview of the project to the Commission. The applicant Greg 
Mussallem was present for the discussion and answered questions.

Seven members of the public addressed the Commission to express support and concerns on 
the proposed request. Five community members were against the demo due to the age of the 
house, one neighbor noted the need to remove the blight and move a project forward, and one 
neighbor was in support of the demo due to neglect.

The Commission discussed the eligibility of the two residences with consideration of the 
applicant’s intent to demolish the structures on the site. The Commission supports the 
demolition of the duplex residence at 1444 Madison Street and focused the discussion on the 
1880 residence at 1411 Lewis Street. The Commission discussed the eligibility of the 1880 
residence and concluded that vernacular style architecture due to the age and period of 
construction can be eligible for listing based on City’s Criterion for Architectural Significance. 
The Commission discussed rehabilitation and preservation of the vernacular style building, 
demolition without replacement plan, and options to relocate the structure.   

Motion/Action: Motion was made by Commissioner Cherukuru, seconded by Commissioner 
Estes to recommend Council not to add the duplex residence at 1444 Madison Street to the HRI 
as it is not a contributing historical or architectural resource (7-0-0-0).



Motion/Action: Motion was made by Commissioner Estes, seconded by Commissioner Biagini 
to recommend Council find based on City’s Criterion for Architectural Significance, due to the 
age and time period of construction for 1411 Lewis Street, that a building of vernacular style is 
eligible for listing on the HRI (7-0-0-0).

Motion/Action: Motion was made by Commissioner Estes, seconded by Commissioner Biagini
to recommend Council not allow demolition of existing structures until such time development 
plan is approved (7-0-0-0).

Motion/Action: Motion was made by Commissioner Estes, seconded by Commissioner 
Cherukuru to recommend Council that the preservation and rehabilitation of the original portion 
of the building at 1411 Lewis Street would help to maintain the integrity of the Old Quad (6-1-0-
0, Johns opposed).



Project Data Sheet

File: PLN2018-13427 and PLN2018-13428
Location: 1444 Madison Street, a 13,175 square foot parcel at the northwest corner 

intersection of Lewis and Madison Street; APN: 269-03-034; property is 
zoned Medium Density Multiple Dwelling (R3-36D)

Applicant: Holly Hartman
Owner: Greg Mussallem
Request: Rezone to Planned Development and a Tentative Parcel Map to 

subdivide one lot into three lots for the development of three new single-
family residences with detached two-car garages. All existing structures 
will be demolished.

CEQA Determination: Categorically Exempt per Section 15332, In-fill Development
Project Planner: Steve Le, Assistant Planner I
Staff Recommendation: Approval

Existing Proposed
General Plan Designation Very Low Density Residential Same

Zoning District
R3-36D - Medium Density 
Multiple Dwelling

PD – Planned Development

Lot Size
13,175 sf. Lot 1: 4,675 sf.

Lot 2 and Lot 3: 4,250 sf.  
Land Use Single-family Residential Same
Commercial Square 
Footage

N/A N/A

Residential Units 1 3
Bedrooms/Bathrooms N/A 4/3
Public Open Space N/A N/A
Stories / Total Height One- and two-story Two-story
Parking Two-car garage Three new two-car garage

Aerial Photo of 1444 Madison Street

Project Site
1444 Madison St.

1390 Madison St.

1360 Madison St.

1455 Jefferson St.



Corner Elevation of 1444 Madison Street (Project Site):

Elevation from Madison Street (Project Site):



1390 Madison Street (HRI Property):

1360 Madison Street (HRI Property):



1455 Jefferson Street (HRI Property):











































































































































































































Resolution/ 1444 Madison Street - Rezone Page 1 of 4
Rev. 11-30-11; Typed: 10/17/2018

RESOLUTION NO. ______

A RESOLUTION OF THE PLANNING COMMISSION OF SANTA 
CLARA, CALIFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL APPROVE A REZONING FROM MEDIUM-DENSITY 
MULITPLE DWELLING (R3-36D) TO PLANNED 
DEVELOPMENT (PD) TO ALLOW A RESIDENTIAL 
SUBDIVISION PROJECT FOR THE PROPERTY LOCATED AT 
1444 MADISON STREET AND 1411 LEWIS STREET, SANTA 
CLARA

PLN2018-13427 (Rezone)

BE IT RESOLVED BY THE CITY OF SANTA CLARA AS FOLLOWS:

WHEREAS, on July 24, 2018, Greg Mussalem (“Applicant”) filed an application to allow the

development on the property located at 1444 Madison Street and 1411 Lewis Street (“Project 

Site”);

WHEREAS, the applicant requests a rezoning of the 13,175 square foot property from Medium-

Density Multiple Dwelling (R3-36D) to Planned Development (PD) and a Tentative Parcel Map 

to subdivide the property into three parcels to allow the development of three detached single-

family residences with detached garages and site improvements (“Project”), as shown on the 

Development Plans, attached hereto and incorporated herein by this reference;

WHEREAS, the Project is exempt from formal review under the California Environmental 

Quality Act (“CEQA”) pursuant to CEQA Guidelines Class 3, Section 15303(a), “New 

Construction or Conversion of Small Structures,” which exempts projects for the construction 

and location of limited numbers of new, small facilities or structures, as the activity consists of 

the development of not more than three single-family residences in an urbanized area;

WHEREAS, Santa Clara City Code (SCCC) Section 18.112.040 provides for the review and 

recommendation of the City’s Planning Commission of all rezoning requests before action is to 

be taken by the City Council;



Resolution/ 1444 Madison Street - Rezone Page 2 of 4
Rev. 11-30-11; Typed: 10/17/2018

WHEREAS,  on November 16, 2018, the notice of public hearing for the November 28, 2018, 

Planning Commission meeting for this item was posted in three conspicuous locations within 

300 feet of the project site and was mailed to property owners within a 500 foot radius; and

WHEREAS, on November 28, 2018, the Planning Commission held a duly noticed public 

hearing to consider the rezoning application, during which all interested persons were given an 

opportunity to give testimony and present evidence, both in support of and in opposition to the 

proposed rezoning.

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 recommends that the City Council rezone the 

Project Site from Medium-Density Multiple Dwelling (R3-36D) to Planned Development (PD) to 

allow the development of three detached single-family residences with detached garages and 

site improvements, as shown on the attached Development Plans and conditioned as specified 

in the attached Conditions of Approval, incorporated by this reference.

3. Pursuant to SCCC Section 18.112.010, the Planning Commission determines that the 

following findings exist in support of the rezoning:

A. The existing zoning is inappropriate or inequitable, in that the existing zoning for 

the Project Site does not allow residential development and creation of housing opportunities 

with a subdivision of three parcels that would be consistent with the density range allowed in the 

2010-2035 General Plan.  The Planned Development (PD) zoning would allow a residential 

subdivision of three detached single-family residences that closely implements the General 

Plan’s vision for residential development.

B. The proposed zone change will conserve property values, protect or improve the 

existing character and stability of the area in question, and will promote the orderly and 



Resolution/ 1444 Madison Street - Rezone Page 3 of 4
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beneficial development of such area, in that the proposal redevelops an underutilized property 

and visually improves the Project Site and surrounding neighborhood with physical and financial 

investment in the construction of an aesthetically pleasing residential subdivision development 

with on-site parking, site improvements, landscaping, and streetscape enhancements.

  C. The proposed zone change is required by public necessity, public convenience, 

or the general welfare of the City, in that the proposed zone change provides residential 

development contemplated by the General Plan to provide Very Low Density Residential 

development and increase the City’s housing stock.

D. The proposed zone change would allow imaginative planning and design 

concepts to be utilized that would otherwise be restricted in other zoning districts, in that the 

proposed zone change would allow flexibility in the development standards to construct a high 

quality residential subdivision project that is compatible with existing residential neighborhood. 

The proposed project modifies zoning development standards to maximize the efficient use of 

the Project Site.

4. That based on the findings set forth in this resolution and the evidence in the City Staff 

Report, the Planning Commission recommends that the City Council rezone the Project Site as 

set forth herein.

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

___ DAY OF NOVEMBER, 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 Rezoning Approval
2. Development Plans

I:\PLANNING\2018\Project Files Active\PLN2018-13427  1444 Madison St (Rezone)\CC\Attachments\Reso Rezone 1444 Madison Street.doc
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CONDITIONS OF REZONING APPROVAL

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. An erosion control plan shall be prepared and copies provided to the Building 

Inspection Division for review and approval prior to the issuance of grading 
permits or building permits that involve substantial disturbance of substantial 
ground area.

C3. 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 Community Development.

C4. Comply with all requirements of Building and associated codes (the CBC. CEC, 
CMC, CPC, 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.

C5. Prior to issuance of a demolition permit, Applicant/Owner shall have an asbestos 
survey of the proposed site performed by a certified individual.  Survey results 
and notice of the proposed demolition are to be sent to the Bay Area Air Quality 
Management District (BAAQMD).  No demolition shall be performed without a 
demolition permit and BAAQMD approval and, if necessary, proper asbestos 
removal.

C6. A complete landscape plan that includes, type, size and location of all plant 
species shall be required as part of architectural review of the project. Review 
and approval of the complete landscape plan, including water conservation 
calculations and irrigation plan shall be required prior to issuance of building 
permits. Installation of landscaping is required prior to occupancy permits.
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C7. Site landscaping shall be maintained in good condition throughout the life of the 
Development and no trees shall be removed without City review and approval. 

C8. Trees permitted by the City for removal shall be replaced at a 2:1 ratio with 24-
inch box, a 1:1 with  36” box specimen trees reviewed, or equal alternative as 
approved by the Director of Community Development. 

C9. Site landscaping shall be maintained in good condition throughout the life of the 
Project and no trees shall be removed without City review and approval.

C10. It shall be the Developer's responsibility through his engineer to provide written 
certification that the drainage designs for the subject property will prevent flood 
water intrusion in the event of a storm of 100-year return period. The Developer's 
engineer shall verify that the site will be protected from off-site water intrusion by 
designing the on-site grading and storm water collection system using the 100-
year hydraulic grade line elevation provided by the City's Engineering 
Department or the Federal Flood Insurance Rate Map, whichever is more 
restrictive.  Said certification shall be submitted to the City Building Inspection 
Division prior to issuance of building permits.

C11. Incorporate Best Management Practices (BMPs) into construction plans and 
incorporate post construction water runoff measures into project plans in 
accordance with the City’s Urban Runoff Pollution Prevention Program standards 
prior to the issuance of permits.  Proposed BMPs shall be submitted to and 
thereafter reviewed and approved by the Planning Division and the Building 
Inspection Division for incorporation into construction drawings and 
specifications.

C12. Construction activity not confined within a building shall be limited to the hours of 
7:00 a.m. to 6:00 p.m. weekdays and not permitted on Saturdays and Sundays 
for projects within 300 feet of a residential use. Construction activity confined 
within a building shall be limited to the hours of 7:00 A.M. to 6:00 P.M. following 
on weekdays other than holidays, Monday through Friday, inclusive; and within 
the hours of 9:00 A.M. to 6:00 P.M. following, inclusive, on any Saturday which is 
not a holiday. Construction activity shall not be allowed on recognized State 
holidays, as noted in Section 9.10.230 of the SCCC, as amended.

C13. Developer is responsible for collection and pick-up of all trash and debris on-site 
and adjacent public right-of-way. 

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.

E3. Submit public improvement plans prepared in accordance with City Engineering 
Department procedures which provide for the installation of public improvements.
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Plans shall be prepared by a Registered Civil Engineer and approved by the City 
Engineer prior to approval and recordation of final map and/or issuance of 
building permits.

E4. Developer is responsible for cost of relocation or modification of any public facility 
necessary to accommodate subject development.

E5. File and record Parcel Map for proposed development and pay all appropriate 
fees prior to Building Permit issuance.

E6. Sanitary sewer laterals to be reused shall be videoed to verify they are in good 
condition. Laterals in poor condition shall be replaced as required.

E7. Sanitary sewer and storm drain mains and laterals shall be outside the drip line 
of mature trees or 10’ clear of the tree trunk whichever is greater.

E8. Damaged curb, gutter, and sidewalk within the public right-of-way along 
property’s frontage shall be repaired or replaced (to the nearest score mark) in a 
manner acceptable to the City Engineer or his designee. The extents of said 
repair or replacement within the property frontage shall be at the discretion of the 
City Engineer or his designee.

E9. All proposed sidewalk, walkway, and driveways shall be ADA compliant per City 
Standard.

E10. All proposed driveways shall be City Standard ST-5 driveways. 
E11. Show and comply City’s driveway Triangle of Safety (sight distance) requirement 

at proposed driveways and City’s Intersection Visibility Obstruction Clearance 
(sight distance) at the southeast corner of the Brokaw Road/Coleman Avenue 
intersection. No trees and/or structures obstructing drivers’ view are allowed in 
the Triangle of Safety and Corner Visibility Obstruction areas.

ELECTRICAL
EL1. Prior to submitting any project for Electric Department review, applicant shall 

provide a site plan showing all existing utilities, structures, easements and trees.  
Applicant shall also include a “Load Survey” form showing all current and 
proposed electric loads.  A new customer with a load of 500KVA or greater or 
100 residential units will have to fill out a “Service Investigation Form” and submit 
this form to the Electric Planning Department for review by the Electric Planning 
Engineer.  Silicon Valley Power will do exact design of required substructures 
after plans are submitted for building permits.

EL2. The Developer shall provide and install electric facilities per Santa Clara City 
Code chapter 17.15.210.

EL3. Electric service shall be overhead.  See Electric Department Rules and 
Regulations for available services.

EL4. Installation of underground facilities shall be in accordance with City of Santa 
Clara Electric Department standard UG-1000, latest version, and Santa Clara 
City Code chapter 17.15.050.

EL5. Overhead services shall be installed per City of Santa Clara Electric Department 
standard OH-550, MS-G6, and MS-G7 latest revision.

EL6. Underground service entrance conduits and conductors shall be “privately” 
owned, maintained, and installed per City Building Inspection Division Codes.  
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Electric meters and main disconnects shall be installed per Silicon Valley Power 
Standard MS-G7, Rev. 2.

EL7. The developer shall grant to the City, without cost, all easements and/or right of 
way necessary for serving the property of the developer and for the installation of 
utilities (Santa Clara City Code chapter 17.15.110).

EL8. If the “legal description” (not “marketing description”) of the units is condominium 
or apartment, then all electric meters and services disconnects shall be grouped 
at one location, outside of the building or in a utility room accessible directly from 
the outside.  If they are townhomes or single-family residences, then each unit 
shall have it’s own meter, located on the structure. A double hasp locking 
arrangement shall be provided on the main switchboard door(s).  Utility room 
door(s) shall have a double hasp locking arrangement or a lock box shall be 
provided.  Utility room door(s) shall not be alarmed.

EL9. All trees, existing and proposed, shall be a minimum of five (5) feet from any 
existing or proposed Electric Department facilities.  Existing trees in conflict will 
have to be removed.  Trees shall not be planted in PUE’s or electric easements.

EL10. Any relocation of existing electric facilities shall be at Developer’s expense.
EL11. Electric Load Increase fees may be applicable.
EL12. The developer shall provide the City, in accordance with current City standards 

and specifications, all trenching, backfill, resurfacing, landscaping, conduit, 
junction boxes, vaults, street light foundations, equipment pads and subsurface 
housings required for power distribution, street lighting, and signal 
communication systems, as required by the City in the development of frontage 
and on-site property.  Upon completion of improvements satisfactory to the City, 
the City shall accept the work.  Developer shall further install at his cost the 
service facilities, consisting of service wires, cables, conductors, and associated 
equipment necessary to connect a customer to the electrical supply system of 
and by the City.  After completion of the facilities installed by developer, the City 
shall furnish and install all cable, switches, street lighting poles, luminaries, 
transformers, meters, and other equipment that it deems necessary for the 
betterment of the system (Santa Clara City Code chapter 17.15.210 (2)).

EL13. Electrical improvements (including underground electrical conduits along 
frontage of properties) may be required if any single non-residential private 
improvement valued at $200,000 or more or any series of non-residential private 
improvements made within a three-year period valued at $200,000 or more 
(Santa Clara City Code Title 17 Appendix A (Table III)).

EL14. Encroachment permits will not be signed off by Silicon Valley Power until 
Developers Work substructure construction drawing has been completed.

EL15. All SVP-owned equipment is to be covered by an Underground Electric 
Easement (U.G.E.E.). This is different than a PUE. Only publically-owned dry 
utilities can be in a UGEE. Other facilities can be in a joint trench configuration 
with SVP, separated by a 1’ clearance, providing that they are constructed 
simultaneously with SVP facilities. See UG 1000 for details.

EL16. Proper clearance must be maintained from all SVP facilities, including a 5’ 
clearance from the outer wall of all conduits. This is in addition to any UGEE 
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specified for the facilities. Contact SVP before making assumptions on any 
clearances for electric facilities.

EL17. All existing SVP facilities, onsite or offsite, are to remain unless specifically 
addressed by SVP personnel by separate document. It is the Developers 
responsibility to maintain all clearances from equipment and easements. 
Developer to contact SVP outside of the PCC process for clear definitions of 
these clearance requirements. Developer should not assume that SVP will be 
removing any existing facilities without detailed design drawings from SVP 
indicating potential removals. Simply indicating that SVP facilities are to be 
removed or relocated on conceptual plans does not imply that this action has 
been approved by SVP.

EL18. Applicant is advised to contact SVP (CSC Electric Department) to obtain specific 
design and utility requirements that are required for building permit 
review/approval submittal.  Please provide a site plan to Leonard Buttitta at 408-
615-6620 to facilitate plan review.

EL19. This will most likely be an Overhead service that converts to underground. As a 
result  EL2, 4, 5, 6, are correctly listed in these conditions. 

WATER
W1. The applicant must indicate the disposition of all existing water and sewer services and 

mains on the plans.  If the existing services will not be used, then the applicant shall 
properly abandon these services to the main per Water & Sewer Utilities standards and 
install a new service to accommodate the water needs of the project.

W2. The applicant shall submit a composite utility plan showing all utilities (including 
electrical) and landscaping (trees/shrubbery) so that the Water Department can verify 
conflicts for proposed water services. Note that all new water meters and backflow 
prevention devices shall be located behind the sidewalk in a landscape area.

W3. 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).

W4. Applicant shall submit plans showing proposed water, sanitary sewer, and fire service 
connected to a public main in the public right-of-way to the satisfaction of the Director of 
Water & Sewer Utilities. Different types of water use (domestic, irrigation, fire) shall be 
served by separate water services, each separately tapped at the water main. Tapping 
on existing fire service line(s) is prohibited.

W5. Upon completion of construction and prior to the City’s issuance of a Certificate of 
Occupancy, the applicant shall provide "as-built" drawings of the on-site public water 
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utility infrastructure prepared by a registered civil engineer to the satisfaction of the 
Director of Water & Sewer Utilities.

W6. Prior to issuance of Building Permits, the applicant shall provide the profile section 
details for utilities crossing water, sewer, or reclaimed water mains to ensure a 12’’ 
minimum vertical clearance is maintained. 

W7. The applicant must indicate the pipe material and the size of existing water and sewer 
main(s) on the plans.

W8. If fire flow information is needed, applicant shall coordinate with Water and Sewer 
Utilities Department, for fire flow information at (408)615-2000.

W9. Prior to issuance of Building Permits, the applicant shall submit design plans for 
construction of water utilities that comply with the latest edition of the Water & Sewer 
Utilities Water Service and Use Rules and Regulations, Water System Notes, and Water 
Standard Details and Specifications.  In addition, prior to the City's issuance of 
Occupancy, the applicant shall construct all public water utilities per the approved plans.  
The Water & Sewer Utilities will inspect all public water utility installations and all other 
improvements encroaching public 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 of the individual residential buildings shall be clearly visible from the 
street and shall be a minimum of six (6) inches in height and a color contrasting with the 
background material. Ideally, numbers would be illuminated during hours of darkness so 
first responders can easily identify the address. Individual apartment numbers shall be a 
minimum of six (6) inches in height and a color contrasting to the background material, 
and either visible from the street or from the center area of the project. Where multiple 
units/buildings occupy the same property, unit/building addresses shall be clearly visible. 
A monument sign, preferably at all dedicated entrances to the property, shall be 
prominently displayed, showing all unit/building numbers, addresses, etc. A map is 
recommended for large complexes with multiple streets or walkways.

PD3. 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 
vulnerable windows.

PD4. 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



1444 Madison Street Residential Subdivision Project                PLN2018-13427
Conditions of Rezoning Approval                                       Page 7 of 8

                 
                       

                                                                                                                

FIRE
F1. Prior to any demolition contact Fred Chun, Hazmat Division Chief, at 408-615-

4961 to inquire what type of demolition permits may be necessary.    

STREETS
ST1. Include Arborist Notes to all plans.
ST2. Applicant must protect any street trees along Lewis Street and Madison Street 

frontages.
Solid Waste
ST3. 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/.

Stormwater
ST4. The applicant shall incorporate Best Management Practices (BMPs) into construction 

plans and incorporate post-construction water runoff measures into project plans in 
accordance with the City’s Urban Runoff Pollution Prevention Program standards prior to 
the issuance of Building or Grading Permits. Proposed BMPs shall be submitted to and 
thereafter reviewed by the Planning Division and the Building Inspection Division for 
incorporation into construction drawings and specifications.

ST5. For single-family homes and other small projects that create and/or replace 2,500 –
10,000 square feet of impervious surface area, the applicant shall implement at least 
one of the following site design measures:

a. Direction of roof runoff into cisterns or rain barrels
b. Direction of roof, sidewalk, walkway, patio, driveway, or parking lot runoff onto 

vegetated areas
c. Construction of sidewalks, walkways, patios, bike lanes, driveways, and parking 

lots with permeable surfaces
Plans shall specify which site design measures are selected for the project and show the 
direction of flow from impervious surfaces to the selected site design measures. All 
measures shall meet the design criteria in the SCVURPPP C.3 Stormwater Handbook, 
Appendix K: Standard Specifications for Lot-Scale Measures for Small Projects.

ST6. Developer shall install an appropriate stormwater pollution prevention message such as 
“No Dumping – Flows to Bay” on any storm drains located on private property.

PARKS AND RECREATION
PR1. The Project is a subdivision and the Quimby Act provisions will apply.
PR2. Application for Credit.  Currently, the Project has not requested credit and it is unlikely 

the Project could achieve the requirements needed to qualify for credit; therefore, the 
Project would not be eligible for 50% credit against any fees due in lieu of parkland 
dedication.

PR3. The City will accept a fee in lieu of parkland dedication for this 3 unit development – the 
equivalent fee due is $14,476 based on the net new residents. 
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PR4. Any in lieu fees imposed under Chapter 17.35 shall be due and payable to the City prior 
to issuance of a building permit for each dwelling unit.

PR5. A dwelling unit tax (DUT) is also due based on the number of units and additional 
bedrooms per City Code Chapter 3.15.  Records show the property was built in 1948, 
which is prior to Santa Clara City Code Chapter 3.15; therefore DUT is owed for all 
bedrooms.  The project mix includes 3 four bedroom units: [($15 x 3 bedrooms) + ($5 x 9 
additional bedrooms)] for a total DUT of $90.

PR6. Calculations may change if the number of units changes, if any areas do not conform to 
the Ordinance and City Code Chapter 17.35, if the fee schedule for new residential 
development fees due in lieu of parkland dedication changes before this Project is 
deemed complete by Planning, and/or if City Council makes any changes.
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