
 
 

PLANNING COMMISSION 
AGENDA REPORT 

 
 
Meeting Date: November 7, 2019 
 
Subject: Study Session for New Multi-Family Building at 4896 El Camino Real 
 
Prepared by:  Sean K. Gallegos, Associate Planner 
   
Initiated by:  Ken Hayes, Applicant and Architect 
 
Attachments:   
A. Cover Letter 
B. Vicinity and Notification Maps 
C. Architectural Design Plans 
 
Recommendation: 
Provide architectural and site design review input to the applicant and staff 
 
Environmental Review: 
This project may be categorically exempt from environmental review under Section 15332 of the 
California Environmental Quality Act because it is an in-fill development on a site that is under five-
acres in size.  A more detailed analysis will be conducted prior to formal Planning Commission review.  
 
Since this is a discussion item and no formal action will be taken, this study session is covered by the 
general rule at Section 15061(b)(3) of the CEQA guidelines. The study session is exempt from CEQA 
because this discussion will not have a significant effect on the environment. 
 
Project Description: 
This is a design review study session for a new mixed-use development on a 0.84-acre site at 4896 El 
Camino Real.  The proposed project is a four-story, mixed-use residential building with 45,082 square 
feet of office area and four condominium units with four levels of underground parking that provides 
213 spaces.  A fifth residential condominium unit designated as affordable at the low-income level will 
be provided off-site at 818 Jordan Avenue. In exchange for a 35 percent density bonus for the one 
affordable unit, the applicant is requesting development incentives to allow for a 56-foot height, where 
45 feet is permitted.  
 
The existing site is occupied by a one-story 1,507 square-foot commercial building, one-story 1,613 
square-foot single-family house, landscape vegetation and ten trees to be demolished. The commercial 
building includes a fast food restaurant (Jack in the Box) use and drive-through facilities.   
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The following table summarizes the project’s technical details:  
 
GENERAL PLAN DESIGNATION:  Thoroughfare Commercial   
ZONING:  CT (Commercial Thoroughfare) 
PARCEL SIZE:  36,693 square feet (0.84 acres)  
MATERIALS: Smooth plaster siding with horizontal metal siding, board 

form concrete exterior material, aluminum frame 
windows and doors, and glass balcony railings 

 
 Existing Proposed Required/Allowed 

SETBACKS: 

Front (El Camino Real) 

Rear for Structures <30 feet in Height 

Rear for Structures >30 feet in Height 

Rear Landscape Buffer  

Exterior side (Jordan Ave) 

Interior side  

 

- 

- 

- 

- 

 

25.8 feet 

20 feet 

40 feet 

100 feet 

15 feet 

7.5 feet (avg.) 

 

25 feet 

20 feet 

20 feet 

100 feet 

15 feet (avg.) 

7.5 feet (avg.) 

HEIGHT: 

Average Height of Shed Roof 

Top of parapet wall 

Elevator tower 

 

- 

- 

- 

 

56 feet 

61.6 feet 

61.6 feet 

 

45 feet 

57 feet 

57 feet 

PARKING: - 213 spaces 152 spaces 

DENSITY: - 4 units (6.5 du/ac) 31 units (38 du/ac) 

 

Background 
 
General Plan 
The City’s General Plan provides goals and polices for new development in the El Camino Real 
corridor in number of different elements. The Land Use Element identifies the corridor as a special 
planning area with a goal to support affordable housing and allow for development intensification in 
a manner that is compatible with the adjacent residential neighborhoods and the local circulation 
system.  Specific policies include: 
 

• Discourage projects which are exclusively office use. 

• Encourage residential development on appropriate sites within the El Camino Real corridor.  

• Encourage the development of affordable housing. 

• Encourage mixed-use projects with retail, housing, and/or lodging in addition to retail and 
office uses. 

• Continue to review development proposals to ensure a balance between development rights 
and impact on surrounding residential neighborhoods. 

 
The Community Design and Historic Resources Element identifies opportunities to create a more 
pedestrian environment along the corridor that can be visually and functionally more inviting to 
residents and visitors, and includes a goal to improve the visual character of El Camino Real 
commercial area. Specific policies include: 
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• Develop a streetscape improvement plan for consistent development of the El Camino Real 
right-of-way.  

• Evaluate site development and design to ensure consistency in site design.  

• Evaluate development applications to ensure compatibility with residential neighborhoods 
south of the corridor. 

 
Design Review 
In order to preserve and protect the City’s character and public safety, and enhance the aesthetic 
qualities and bicycle and pedestrian safety and functionality of its zone districts, design review approval 
is required for all new development. Specifically, the Planning Commission must make the following 
findings: 
 

• The proposal meets the goals, policies and objectives of the general plan and any specific 
plan, design guidelines and ordinance design criteria adopted for the specific district or area; 

• The proposal has architectural integrity and has an appropriate relationship with other 
structures in the immediate area in terms of height, bulk and design; 

• Building mass is articulated to relate to the human scale, both horizontally and vertically. 
Building elevations have variation and depth, and avoid large blank wall surfaces. Residential 
or mixed-use residential projects incorporate elements that signal habitation, such as 
identifiable entrances, stairs, porches, bays and balconies; 

• Exterior materials and finishes convey high quality, integrity, permanence and durability, 
and materials are used effectively to define building elements such as base, body, parapets, 
bays, arcades and structural elements. Materials, finishes, and colors have been used in a 
manner that serves to reduce the perceived appearance of height, bulk and mass, and are 
harmonious with other structures in the immediate area. 

• Landscaping is generous and inviting, and landscape and hardscape features are designed to 
complement the building and parking areas, and to be integrated with the building 
architecture and the surrounding streetscape. Landscaping includes substantial street tree 
canopy, either in the public right-of-way or within the project frontage; 

• Signage is designed to complement the building architecture in terms of style, materials, 
colors and proportions; 

• Mechanical equipment is screened from public view and the screening is designed to be 
consistent with the building architecture in form, material and detailing; and 

• Service, trash and utility areas are screened from public view, or are enclosed in structures 
that are consistent with the building architecture in materials and detailing. 
 

Zoning Design Controls 
In addition to the required design review findings, the CT District includes the specific design 
controls for all new development: 
 

• Scale: Because of the relationship of this district to a larger region, a mixture of scales may 
be appropriate with some elements scaled for appreciation from the street and moving 
automobile and others for appreciation by pedestrians. 

• The proportions of building elements, especially those at ground level, should be kept close 
to human scale by using recesses, courtyards, entries, or outdoor spaces. 
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• The proportions of building elements at a commercial or residential interface shall be 
designed to limit bulk and to protect residential privacy (including but not limited to window 
placement), daylight and environmental quality. 

• Rooftop mechanical equipment must be within the height limit and screened architecturally 
from public view. 

• Firewalls: Consideration should be given to the aesthetic treatment of firewalls including 
increased side yard setback, contouring the firewall to the building, use of noncombustible 
roofing materials, and creative use of architectural features in the firewall. 

 
Discussion/Analysis 
This is a pre-application study session and the goal is for the Commission to provide early input to 
the applicant and staff on the proposed development. Since this is a preliminary review, the 
Commission should focus on the architecture and site design aspects of the project. In addition to 
providing feedback on how well the project complies with the General Plan and Zoning Code, the 
Commission should weigh in on the following policy questions: 
 

• Is the building mass well-articulated to relate to the human scale, both horizontally and 
vertically, as well as to the surrounding buildings to the side, rear and across Los Altos Avenue? 

• Are the proposed exterior materials and finishes integral to the project’s architectural design 
and do they convey a sense of quality, integrity, permanence and durability?  

• Does the building have an appropriate mass and scale for a prominent corner property? 

• Does the building have an appropriate relationship and rear yard setback with the residential 
properties behind the site?  

• Does including an offsite affordable unit appropriate for the inventive waiver requested.  
 
Next steps for the project include submittal of a formal development application, staff review for 
technical completeness, environmental review and a public meeting before the Complete Streets 
Commission.  When the application comes back to the Planning Commission for formal review and 
consideration, it will include all requirements outlined in the City’s submittal requirements, which 
includes a density bonus report, photo renderings, a 3D model and appropriate technical reports 
(traffic, acoustical, etc.).  Story poles will also be installed on the project site.  
site.  
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