
 

  
 Honorable Mayor Resnikoff 

Honorable Vice Mayor Waterman 
Honorable Councilmembers Cristina, Landry, and Gibbons 
Mr. Paul Kermoyan, Community Development Director 
City of Campbell 
70 N. First St. 
Campbell, CA 95008 
 
February 9, 2018 

 
Re: General Plan Update 
Via E-mail 
        

 
Dear Mayor, Vice-Mayor, Councilmembers, and Staff,   
 

I work closely with the owner of the 7-acre property at 600 East Hamilton Avenue. You are 
probably familiar with the “Fry’s Electronics” store, by far the most recognizable tenant on 
the property, but there are other uses on the property, including Hardtke Baseball, 
Argonaut, and Bintang Badminton. As the city completes its state-mandated update of the 
General Plan, we strongly support the development of a Land Use Alternative with 
“intensification along Hamilton and Bascom Avenues to reimagine the corridors as a 
shopping, services, entertainment, office, and residential pedestrian oriented mixed-use 
area” (citation from January 2018 Land Use Alternatives Report). Specifically, our 
preferred option is Land Use Alternative 3.  
 
We commend you for taking a pro-active look at how changing land use, retail demand 
and demographic trends, transportation improvements, and responsible and managed city 
growth will be addressed in the coming years. As long-time property owners, we have 
always been a partner to plans implemented by the city and its partners, for instance in 
2001 when we enabled major improvements by the city and VTA by contributing a portion 
of our property in order to improve safety and access for SR-17; and again in 2005 when 
the Vasona Light Rail extension was completed and the Hamilton station opened in 2005.  
 
Today, the property houses one of Silicon Valley’s most iconic retail stores, and we have a 
long-term lease extension with Fry’s Electronics, negotiated in late 2017. It is our hope that 
Fry’s will remain as the primary tenant in the property for many years to come. At the 
same time, the retail and commercial use landscape looks very different in the coming 25+ 
years, which is why we support the city’s goal of revising outdated General Plan land use 
classifications with more appropriate uses that will allow Campbell to thrive and evolve in 
the coming years. Campbell’s strategic growth and careful planning have resulted in one of 
the South Bay’s most walkable downtowns, with outstanding residential neighborhoods, 
schools, shopping, and cultural offerings. We are committed to Campbell and want to 
ensure that our property will continue to be attractive, viable, and contribute positively to 
the city in the 21st century. A few reasons why we support Land Use Alternative 3 are:  
 



 

  
Ideal Location for Pedestrian Intensification. We support the enhancement of the area 
described in the Land Use Alternatives Report with “intensification along Hamilton and 
Bascom Avenues to reimagine the corridors as a shopping, services, entertainment, office, 
and residential pedestrian oriented mixed-use area.” Our property is a short walk to the 
Hamilton Light Rail Station, the Pruneyard, the retail and service offerings along Hamilton 
Avenue and Bascom Avenue, and major employers just over the border in San Jose. It is 
also a short walk to downtown Campbell and the library and museums there, which is no 
doubt why several of the similarly-sized parcels adjacent to us have been designated 
“Housing Opportunity Sites” in your Housing Element. This area is ideal for a pedestrian 
focus.   
 
Ideal Location for Transit Intensification. Also in the preliminary materials prepared for 
the General Plan Update are myriad discussions about reducing automobile congestion in 
the city. The best way to reduce auto trips that cause road congestion is to create mixed-use 
districts where residents can easily walk, bike, or take transit and where visitors in cars can 
“park once” and walk. Our site is proximate to employers, services, a regional health 
center, and is adjacent to both fixed rail and popular bus transit routes. For this reason, 
mixed-uses including professional office, commercial, retail, and residential make the most 
sense for all properties within .5-mile of the Hamilton Light Rail station, including ours.  
 
No/Low impacts to existing residential neighborhoods. Significantly, GPAC and 
community feedback to date has specified that Campbell’s future intensification occur in 
areas where it will not conflict with traditional or historical residential neighborhoods. Our 
site is ideal for the proposed intensification as we are not adjacent to existing residential 
neighborhoods or any historic or culturally significant resources. Placing the city’s 
necessary new intensity onto our property (and others along Hamilton) is the best way to 
protect the existing residential neighborhoods which are further south and west in the City.  
 
Functionally Obsolete. The existing improvements on the site are, to use an industry term, 
“functionally obsolete.” The entrance to the building is difficult to navigate, and the retail 
floor is split into two different floor elevations. The location of the parking in relation to the 
building’s entrances is very poor in terms of visibility, safety, practicality, and accessibility. 
One reason we were pleased to extend our lease with Fry’s is because they are a quality 
tenant that is willing to occupy the outdated, auto-centric, and isolated building. We have 
engaged numerous brokers and facilities experts and believe that in the foreseeable future 
(if/when Fry’s leaves), the site and building will be have to be completely redeveloped. In 
our experience, retail tenants today (e.g. big box stores, car dealerships, grocery stores) are 
unwilling to open new stores unless the facilities are modern, efficient, offer conveniently 
located parking, and are in a cohesive and centrally managed district or shopping center.   
 
Ideal location for medium-density residential uses. Several of the Land Use Alternatives 
proposed include higher allowable residential densities in strategic locations, and we 
support any alternative that includes more density on our property. Densities ranging from 
27 du/acre to 45 du/acre would be appropriate for this transit-adjacent location because 
there would be minimal impact to existing adjacent uses, and also provide for buildings 
that provide the most under-represented housing type in the city. Seniors who wish to stay 



 

  
in their hometown but want to downsize; young professionals seeking their first apartment 
after college; families in transition through death or divorce – all are examples of current 
Campbell residents who may prefer a multi-family unit to a detached home. Allowing 
multi-family housing in these intensification corridors is good for building community, 
keeping residents in Campbell, and reducing impacts on traditional neighborhoods in other 
parts of the city. 
 
Flexibility to keep existing commercial uses for as long as possible. Though it’s 
necessary for the city and us to look ahead to the coming decades, we also have to ensure 
the land use categories that are adopted make sense for the existing uses while they are 
here. Our tenants may request an expansion or a major building rehabilitation, or we may 
want to phase redevelopment on the site. It is essential that our current and future uses not 
be prohibited from expansion, or “grandfathered in” to a non-complying zone. The land 
uses along Hamilton and Bascom should be as flexible as possible, without requiring 
certain retail uses on the ground floor. There are many places where retail was required on 
the ground floor and those storefronts sit empty today – so the land use categories should 
allow for a flexible mix of uses.      
 
The General Plan Update community feedback to date, including the GPAC’s Preliminary 
Alternative 1, consistently repeat the desire for “additional opportunities for jobs and 
housing near transit corridors.” We concur that the site is ideally located to transition into 
more intense and sustainable 21st century uses to the benefit of everyone who lives, shops, 
works, and visits Campbell. We encourage the city to adopt uses as described in Land Use 
Alternative 3, which would allow for Class A office, retail, commercial, and/or mixed 
residential uses, and orienting those new uses to transit users and pedestrians who will bike 
and walk to the myriad nearby offerings. Mixed uses and higher density and FAR 
allowances, plus an appropriate and flexible land use designation, should be applied to the 
corridors along Hamilton and Bascom.    
 
We look forward to continuing our engagement with the city’s General Plan update process, 
and will continue to respond to your request for input. Thank you for being responsive to all 
the input you are receiving from community members including residents, customers, 
business partners, employees, and property owners.   
 
 
Sincerely,  
 
 
 
Kelly Snider,  
Authorized Representative, F&F Campbell LLC 
KellySniderConsulting@gmail.com 
 
Cc: Brett Feuerstein, F&F Campbell LLC  


