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REPORT TO MAYOR AND COUNCIL 
 
   

NO:   08-314

 
   
       
   October 21, 2008 
SUBJECT: 2008-0637 – Downtown Sunnyvale Mixed Use, LLC. 

[Applicant/Owner]: Application located at 2502 Town Center Lane 
in the DSP-18 (Downtown Specific Plan Block 18) Zoning District. 
(APN: 209-34-009, 010, 015, 016, 017, 018 and 209-35-001, 005, 
007, 010, 011, 012) 

Resolution: Consider a General Plan Amendment to Block 18 of the Downtown 
Specific Plan to allow an increase in the number of stories from five to 
six (no height increase). 

Resolution: Consider a General Plan Amendment to Block 18 of the Downtown 
Specific Plan to allow an increase in the allowed sign area and type. 

Ordinance: Amend Title 19.28.090, 19.28.100(c), and 19.28.130 of the 
Sunnyvale Municipal Code in accordance with the Specific Plan 
Amendments. 

Motion: Special Development Permit for review of architecture for Block 6 
(between Sunnyvale Ave, Washington Ave, Murphy Ave, and McKinley 
Ave). 

 Special Development Permit to modify condition of approval 
G11.d.3 to exclude designated outdoor dining from the 90,000 square 
foot restaurant limitation. 

 Special Development Permit to modify condition of approval 
G11.d.2 to remove the 425 seat limitation for any one auditorium in 
the cinema. 

 
REPORT IN BRIEF 
 

Existing Site 
Conditions 

Partially developed site including: Target and Macy’s stores and 
parking garage. 

Surrounding Land Uses 
North (across Washington) Town and Country Center, 100 Block South 

Murphy Avenue (retail/entertainment) 
South (across Iowa) Primarily residential with some office and other 

commercial uses 
East (across Sunnyvale) Mixture of small businesses and residential 
West (across Mathilda) Office, retail, residential 

Issues Appropriate intensities for the Downtown area and architecture for 
Block 6 of the Town Center redevelopment project. 

Environmental 
Status 

The project location is within the boundaries of a previously certified 
Program Environmental Impact Report and previously adopted 
Mitigated Negative Declaration for the Downtown Improvement 
Program.  

Planning 
Commission’s 
Action 

Recommended approval of General Plan Amendments, Zoning Code 
Amendments and Special Development Permits, with modified 
conditions. 

Staff 
Recommendation  

Approve the General Plan Amendments, Zoning Code Amendments 
and Special Development Permits in accordance with the Planning 
Commission recommendations (including modified conditions). 
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PROJECT DATA TABLE 

 APPROVED PROPOSED REQUIRED/ 
PERMITTED 

General Plan DSP  Same N/A 
Zoning District DSP - Block18 Same N/A 
Lot Size (acres) 36.5 Same No min. 
Lot Coverage Approx. 75% Same Per SDP 

Parking 

Total No. of Spaces 

5,217 5,234 
(Plus additional parking 

deck in Block 6 can 
accommodate up to 250 

spaces.) 

 Per SDP  
min. * 

No. of Stories 2 - 5 6 5 max. 

Setbacks  
No setbacks are required for Block 18.  

  * Typical Sunnyvale Municipal Code requirements do not apply to a large-scale, mixed-use 
project. Final parking requirements will be determined by a traffic consultant (Fehr & 
Peers) with approval by the Transportation and Traffic Division. 

 
 
ANALYSIS 
 
Description of Proposed Project 
The developer for the Town Center redevelopment project has submitted an 
application for a General Plan Amendment and new Special Development Permit 
(SDP). The General Plan Amendment requests an amendment to the Downtown 
Specific Plan (DSP) and associated sections of Title 19 (Zoning Code) of the 
Sunnyvale Municipal Code for an increase in the number of stories from five up 
to six, and an increase in signage area and types allowed.  
 
The SDP application has been filed for architectural approval of Block 6 and two 
modifications to the conditions of approval. The Planning Commission previously 
approved architecture for Blocks 1-5, as required by the conditions of approval. 
The proposed modifications to the conditions of approval include eliminating 
outdoor dining areas from the 90,000 square foot cap on restaurant square 
footage, and well as eliminating the maximum number of seats per cinema 
auditorium. 
 
For the purposes of this report all actions associated with the General Plan 
Amendment (Downtown Specific Plan Amendment and associated text changes 
to Title 19 of the Sunnyvale Municipal Code (SMC)) are collectively referred to as 
a Specific Plan Amendment (SPA). The proposed SPA is a legislative (policy) 
action that addresses intensity of development but does not include review of 
design details such as architecture.  
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Background
On February 6, 2007, the City Council approved an SDP for the redevelopment 
of the Sunnyvale Town Center site. As part of that approval, a condition was 
added that requires the developer to return to the Planning Commission for final 
approval of architecture and approval of any major changes to the conditions of 
approval. 
 
Since that time the applicant has been working closely with staff to develop the 
final plan details and modify the plans to satisfy the conditions of approval. As a 
result, the applicant has introduced a number of changes (major and minor) to 
the approved plans. The Planning Commission reviewed and approved the 
architecture for Blocks 1-5 on August 13, 2007 and August 27, 2007. The 
Commission also reviewed major changes to the site plan on three occasions: 
July 2007 (additional office space and new hotel); March 2008 (revisions to 
Redwood Square); and September 2008 (revised parking structure in Block 6). 
 
This application was heard before the Planning Commission at their October 13, 
2008 meeting. The Commission voted 7-0 to recommend approval to the City 
Council with modified conditions. By practice, when applications require City 
Council review, all related applications are also sent to the Council for their 
review and decision. In this case, the Council will review all SDP and SPA 
requests relating to Block 6 that were reviewed by Planning Commission. 
 
Environmental Review
The subject project is located within the boundaries of the previously certified 
2003 Downtown Improvement Program Update Final Environmental Impact 
Report (EIR). The Final EIR considered the impacts of development for buildout 
of the Downtown, including the types and maximum intensity of uses for Block 
18. The effects of buildout are discussed in terms of cumulative impacts of 
development and include such issues as traffic volume, cultural resources, and 
air quality. The Final EIR includes mitigation measures that address the 
potentially significant impacts identified in the EIR analysis and are applicable 
to all future development in Downtown. These modifications to the DSP and 
conditions of approval do not require additional environmental review.  
 
Specific Plan Amendment (Hotel Stories)
In July 2007, a new hotel with up to 200 rooms was approved as part of several 
modifications to the approved site plan. The hotel is located on the northeast 
side of the intersection of McKinley and Murphy Avenues. The hotel is approved 
to be five stories high (four hotel levels over one level of retail) with the lobby 
level, or lowest level, fronting towards Murphy Avenue. The lobby area is 
approximately 2,700 square feet and is located between ground floor retail 
spaces. Hotel parking will be accessed from the parking structure behind the 
building.  
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The 2007 revised site plan approval entitled the project in two ways. First, it 
allowed a hotel to be incorporated into the redevelopment project. Second, it 
located the hotel at the intersection of McKinley and Murphy Avenues in Block 6. 
The 2007 approval did not, however, approve the architecture, number of 
stories, or height of the hotel. At the time it was anticipated the hotel would 
require only four stories to accommodate 150-200 rooms. These plans were 
conceptual only for the purposes of understanding the context of the site plan 
approval.  
 
Since that time, the design of the hotel has undergone incremental changes in 
response to a number of factors. These types of changes naturally occur as the 
conceptual design becomes detailed and finalized. While most changes are minor 
in nature, the proposed change in the number of stories from five up to six (five 
hotel levels over ground floor retail), is considered a major change. The following 
is a summary of the changes that occurred since the City Council last reviewed 
the proposal. 

• An architectural firm (Perkowitz & Ruth) has been retained specifically to 
design the hotel. 

• The market demand for the hotels in Sunnyvale is strong and the 
developer is striving to include the maximum allotment of 200 rooms in 
the design. 

• A hotel restaurant/bar has been incorporated. 
• Mid-sized conference rooms (approx 5,000 sf.) have been incorporated. 
• Hotel pool and deck area has been incorporated. 
• The architecture has been revised to set back the upper stories (levels 2-6) 

from the intersection of McKinley and Murphy. 
 
The addition of one level in the hotel, from five to six stories, requires a SPA to 
the 2003 DSP. The DSP allowed up to five stories and 75 feet high. The increase 
in stories from five to six will not cause an increase in the maximum height of 
the hotel. Staff is recommending approval of the request. 
 
Specific Plan Amendment (Increase in Signage)
The developer has requested an increase in the allowed signage square footage 
and type of signs allowed for the project.  
 
Increase in Area: Current SMC regulations allow up to .66 square feet for every 
one linear foot of building frontage. For example, a 50 foot wide tenant space 
would allow 33 square feet of signage. The 33 square feet is inclusive of all signs: 
wall sign, awning sign, projecting sign, etc. The developer is requesting up to 1.5 
square feet for every one linear foot of frontage. This would allow the 50 foot wide 
tenant space to have up to 75 square feet of signage. Examples of the sign 
square footage request can be found in Attachment E.  
 
The applicant’s request is based on two similar sign guidelines. These are from 
San Jose’s Santana Row and the Murphy Avenue Design Guidelines. Both 
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guidelines allow up to 1.5 square feet for signage per linear foot of frontage. In 
addition, the 2003 DSP allows the “Signage for Murphy Avenue” portion of the 
Murphy Avenue Design Guidelines to be applied to the 200 Block of South 
Murphy Avenue. The intent of the provisions was to help integrate the historic 
downtown character of Murphy Avenue into the new Murphy extension.  
 
Increase in Sign Type: The applicant has also requested to be allowed to have 
several types of signs that are not allowed under current SMC sign regulations, 
including: blade signs (tall and thin signs projecting from the walls), neon signs, 
electronic changeable copy signs, and portable signs. With the exception of the 
electronic changeable copy signs, these types of signs are allowed under the 
current Murphy Avenue Design Guidelines. 
 
Staff believes the applicant’s proposal is consistent with signage typically found 
in most downtown areas and many shopping districts. Staff is recommending 
that the signage portions of the Murphy Avenue Design Guidelines be allowed to 
apply to the entire Block 18 sub-district of the DSP. Staff finds that a uniform 
signage program for Murphy and the Town Center project will continue the goal 
of blending the two areas into a more unified downtown district.  
 
There are two modifications, in addition to the Guidelines, that staff is 
recommending for Block 18 signage. The first is the area allowed for blade or 
projecting signs. The Murphy Guidelines allow only ten square feet per sign face 
since buildings on Murphy are one to two stories (20-40 feet high). Under the 
Guidelines, projecting signs are allowed in addition to the 1.5 square feet of 
signage allowed per building. The Town Center buildings are two to six stories 
(40-75 feet high) with greater opportunity for taller blade signs. Staff 
recommends that blade signs be allowed to exceed the maximum 10 square feet 
but the square footage of the sign would not be in addition to the basic allotment 
of 1.5 square feet. The blade sign area and all other signs would be taken from 
the 1.5 square foot allotment.  
 
The second modification staff is recommending is to allow electronic changeable 
copy signs. These signs typically are electronic flat screens with static pictures 
that change on an intermittent basis. These signs are not reader boards, video 
screens, moving graphics, or other types of animated signs. The electronic 
changeable copy signs are not intended or suitable as the primary identification 
sign of retailers or restaurants, or for use as off-site advertising of a product or 
store. They may be found in common areas or at the cinema. They are intended 
to be general downtown or project information signs, directional signs, seasonal 
events, Redwood Square, events, etc. The signs are also intended to be used on a 
limited basis. Staff is recommending the DSP be modified to allow these types of 
signs but, the general location, number, design, and operational details must be 
approved as part of the Master Sign Program for Block 18. The Program will 
return to the Planning Commission for their review at a later date. 
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Special Development Permit (Block 6 Architecture) 
The applicant has submitted architectural plans showing the proposed 
architecture for Block 6. Detailed information on the proposed architecture 
(streetscape views, elevations, enlarged details, and floor plans) can be found in 
Attachment G. Staff has reviewed the applicant’s submittals in detail and 
generally supports the proposed architecture. Staff believes a majority of the 
applicant’s proposed architecture meets the goals and vision of the DSP, but not 
the entire proposal. Staff is recommending approval of the architectural plans 
with conditions. 
 
Block 6 – Washington Elevation: The applicant is proposing single-story retail 
buildings for the Washington Avenue elevations. Most of the buildings will have 
apparent two-story massing up to 34 feet high. The second stories will be false 
stories and will not be occupied space. The intent of the developer is to create an 
elevation similar in mass and scale to the Murphy Avenue elevations and also to 
partially conceal the garage. 
 
The architect’s plans show the exterior facades for the retail spaces but do not 
show the final tenant improvements or store fronts for the individual retailers. 
The individual retail improvements will be reviewed and approved by staff. 
Within this area, the individual tenants will have the option to improve 
approximately the first 12 feet with their individual store fronts with their 
specific identity or architectural theme. Under the subject permit, the first levels 
of the retail spaces are being reviewed with the understanding that the first floor 
facades can be modified by the individual tenant. The tenant improvement will 
be regulated now and in the future by the Tenant Design Criteria Manual which 
must be approved by the Planning Commission at a future date. The criteria will 
regulate the quality and compatibility of the tenant improvements. 
 
Staff generally supports the applicant’s proposal and finds the following 
elements to be positive aspects of the design: 

• Proposed architecture is complementary to the architecture on Murphy 
Avenue. 

• The applicant is proposing a variety of rooflines, materials, and facades 
that will help to create an eclectic, built-over-time feel to the development. 

 
Staff is recommending several changes to the applicant’s proposal that would 
help the design become more consistent with the commercial architecture 
reflected on Murphy Avenue. The following list has been included in the 
recommended conditions of approval for these elevations, as well as for the 
tenant improvements when they are reviewed: 
 

The revised elevations shall be consistent with the Murphy Avenue Design 
Guidelines. The revisions should include the following potential features: 

• The building should incorporate glazed tiles on building façade 
bases. 
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• All buildings should have bulkheads on storefronts. 
• Transom windows on storefronts should be incorporated 
• The building should incorporate recessed storefront doors. 
 

Block 6 – Murphy Retail Buildings: There are three buildings located on the 
east side of the Murphy Avenue extension (200 Block of South Murphy). Only 
the buildings on the east side are under review at this time since the 
architecture for the west side was previously approved.  Similar to the 
Washington Avenue elevation, the two buildings attached to the parking 
structure will have apparent two-story massing up 34 feet high. The retail 
buildings below (first floor) the hotel are approximately 26 feet high.  
 
Staff has reviewed the applicant’s plans and generally supports the architecture 
proposed. Staff believes the retail architecture meets the DPS’s goals and finds 
the following are positive features of the retail architecture: 

• There is an attractive and eclectic mix of architectural styles, materials, 
windows, and facades, which will help create the look of a downtown built 
over time. 

• There is a variety of roof overhangs, canopies, and sign areas that will help 
create a sense of different buildings. 

 
Staff is concerned that the retail buildings fronting on Murphy Avenue do not 
reflect enough of the historic character of the 100 Block of S. Murphy Avenue. 
Staff believes the proposed buildings should be similar to buildings on Murphy 
Avenue and should incorporate architectural elements consistent with the 
existing storefronts along Murphy Avenue. There is a natural progression for the 
architecture that should occur as the new Murphy extension leads away from 
Historic Murphy Avenue to the more modern architecture of the hotel in the new 
downtown area. Staff believes a previously approved condition (A18.5) for the 
Murphy Avenue extension should apply only to the two northern buildings (Q 
and Q-1) on Murphy Avenue that are attached to the parking structure. This 
condition states: 

A18.5 Murphy Avenue extension storefronts elevations shall be revised to 
incorporate elements that reflect the historic character of the 100 Block 
of S. Murphy Avenue. The revised elevations shall be consistent with 
the Murphy Avenue Design Guidelines. The revisions should include 
the following potential features: 

a. Historic roofline treatments. 
b. Glazed tiles on building façade bases. 
c. Bulkheads and transom windows on storefronts. 
d. Recessed storefront doors. 
 

Block 6 – Hotel Building: The applicant is proposing a hotel with 194 rooms, 
located at the intersection of Murphy and McKinley Avenues. The lobby will front 
on Murphy Avenue and hotel parking will be accessed from the parking 
structure behind the building. The architects have chosen a modern design that 
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includes sharp, clean horizontal lines, and strong angular forms. The proposal 
includes large glass windows for the restaurant/bar area on the second level. 
The first floor will incorporate retail on the ground floor facing towards Murphy 
and McKinley Avenues.  
 
The developer is proposing 194 rooms rather than 200 in order to set back the 
sixth level on the Sunnyvale Avenue side. The intent is to minimize the mass and 
scale, to the extent practicable, as seen from the adjacent neighborhood. This is 
in response to comments from Planning Commissioners and Councilmembers 
during study sessions. There is also a condition of approval limiting any 
architectural features over 75 feet high on Sunnyvale Avenue: 

 
A5.  Up to 25 feet of additional height may be allowed for architectural 

features such as spires, towers, cupolas, etc., except the areas along 
Iowa and Sunnyvale Avenues. 

 
The developer has stated their preference to construct the full 200 rooms and to 
not set back the sixth level. While staff concurs that the additional six rooms 
would be a positive change for the project, the stepped back portion of the 
elevation is equally important. Staff is not recommending a modification.  
 
Staff generally agrees with the proposed design and believes the following are 
positive features: 

• Modern architecture blends with much of Sunnyvale’s existing 
architecture and a more modern, sleek look is planned for McKinley retail 
frontages. 

• The tall glass windows will have a striking appearance as seen from the 
street level.  

• There is a strong mix of exterior materials, including metal siding, metal 
accents, wood, brick and smooth cement plaster, will help to create a 
modern building that will fit into an eclectic context of the Downtown area.  

• The modern architecture will also complement the new Target building 
across the intersection. 

• The mechanical equipment on the hotel has been incorporated (fully 
screened) into the architecture (sloped roofline feature). 

 
Staff acknowledges the difficulty of designing a hotel in an urban environment; 
particularly where all four sides of the building are exposed to public view and 
there is one level of retail on the ground floor. Staff recommends the following 
minor design enhancements: 

• The “exterior cement plaster” shall be reviewed and approved by the 
Director of Community Development, with the intent of making the 
material/finish a controlled surface texture and shall be of a high quality. 

• The windows should be recessed, not flush mounted, which emphasizes a 
flat appearance.  
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• The colors, materials, and other architectural accents shall be reviewed 
with staff with the intent of increasing the diversity and amount of the 
proposed elements. 

• The finish of the “aluminum composite panel system” should not be 
reflective. 

• The signs and graphic displays are not approved under this application 
and will be reviewed under a separate master sign permit application. 

• The exterior cement scoring shall be at least one inch in width and depth, 
unless otherwise approved by the Director of Community Development.  

 
Staff has included the above design revisions as recommended conditions of 
approval in Attachment C. 
 
Block 6 – Parking Structure: The parking structure in Block 6 will contain 
approximately 1,151 parking spaces (including up to 250 on a potential future 
fifth level of garage). The architect has designed the Block 6 structure with an 
Art Deco theme that integrates into the ground floor retail buildings. Staff 
supports the following elements of the proposed architecture: 

• The vertical columns help to break the horizontal mass of the structures. 
• The vehicle entrances are visually interesting features and will function to 

highlight the driveways. 
• The pedestrian entrance has been moved as close as possible the 

Washington and Murphy Avenues intersection. 
• The stone base material shown on the ground level of the structures will 

contribute to a positive pedestrian experience. 
• The first floor green screens will contribute to a seamless retail/downtown 

pedestrian experience.  
 
Staff recommends one addition to the proposed parking structures elevations: 

• The open spaces and concrete spandrels between columns, shown in the 
second through fifth levels, should be studied for use as public art/murals, 
spandrel glass, or other visually attractive element, with the intent of 
creating visual interest and minimizing the appearance as a parking 
structure. 

 
Staff has included the above design revisions as recommended conditions of 
approval in Attachment B. 
 
Special Development Permit (Outdoor Dining) 
The developer has requested a modification to condition of approval G11.d.3. 
This condition requires outdoor seating to be included in the 90,000 square foot 
restaurant cap on Block 18. The outdoor seating referenced in the condition is 
seating outside of restaurants which also have indoor seating. The condition is 
not referring to the second level food court restaurants at Redwood Square. The 
maximum total square footage of outdoor seating is estimated at 13,000 square 
feet, but this number will vary depending on the season, number of restaurants, 
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availability of seating area near the restaurant, and the desire of the 
restaurateur. The amount of outdoor dining is not limited by the current SDP 
but will effectively be limited by the amount of restaurant square footage. 
 
In 2004, Block 18 was originally approved for 70,000 square feet of restaurant 
based on concerns from the Murphy Avenue restaurateurs and the City’s 
Department of Public Safety. The Murphy restaurateurs were concerned that an 
over concentration of restaurants in Block 18 would place them in a competitive 
disadvantage. The City Council at that time stated they were concerned that 
Murphy Avenue may lose some of the established businesses and placed the 
limitation on restaurant square footage. Public Safety was concerned that a large 
number of restaurants, particularly those with bars, could create an unsafe or 
unmanageable situation.  
 
In 2007, the 70,000 square feet was raised to 90,000 square feet to allow the 
new developer additional flexibility in retaining tenants. At that time, there were 
more potential restaurant tenants than retail tenants who expressed an interest 
in locating in the project. Also in 2007, the new developer incorporated a police 
sub-station into the plans (located near the cinema), alleviating Public Safety’s 
concerns to a greater extent. 
 
The applicant has stated that outdoor dining is typically not utilized at the same 
time as indoor seating and is a function of the weather, not a function of 
additional seating. The applicant has also stated that outdoor seating is not 
included in a shared parking calculation for mixed use projects, so should not 
have a detrimental effect on the project’s parking requirements. In other 
shopping center developments, outside of downtown, with outdoor dining, staff 
has included the area devoted to outdoor seating in the required parking 
calculations. Staff confirmed that outdoor dining uses are not typically included 
in mixed use project shared parking calculations using adopted Urban Land 
Institute (ULI) 2005 data.   
 
Staff is recommending a modification to the condition of approval as the 
applicant has suggested, based partially on the applicant’s justification but also 
on the following two findings. First, if outdoor dining is included in the 
restaurant cap, it could restrict the amount of outdoor seating available in the 
project, as there is no minimum requirement for outdoor seating. The applicant 
has indicated that the 90,000 square feet will be primarily indoor restaurant 
seating, with limited outdoor seating areas. The unintended result of this will be 
to remove much of the vitality and presence in the common areas and sidewalks 
that outdoor seating creates.  
 
Second, allowing more outdoor dining will, to a lesser extent, allow more 
restaurant seating in the development. Staff believes this is a positive change for 
the project as it will produce a more optimal mix of uses and restaurant tenants. 
Currently the percentage of restaurant in the project is 9% of the total minimum 
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required retail/restaurant square footage. If the approximate 13,000 square feet 
of outdoor dining is added, the new percentage will be 10% of the minimum 
required retail/restaurant square footage. As a matter of context, Santana Row 
currently has a restaurant mix of 17%, Westfield’s Valley Fair Mall has 8% 
restaurants, and Stanford Mall has only 2% restaurant.  
 
While staff is recommending a modification to the conditions to exempt 100% of 
outdoor dining, the Planning Commission or City Council may wish to approve 
an alternative condition (e.g. 30% or 50%) for an outdoor dining exemption from 
the restaurant cap.  
 
Special Development Permit (Number of Cinema Seats) 
The developer has requested a modification to condition of approval G11.d.2 to 
remove the 425 seat limitation for any one auditorium (movie theater) in the 
cinema. The cinema was approved for a maximum of 14 screens (2,950 seats) 
and the developer is now proposing to construct 13 screens (2,236 seats), one of 
which will be a large screen theater (700+ seats) showing first-run, “block 
buster” films. This modification will not affect the maximum number of seats 
allowed for the cinema. The seat limit condition originated from a concern that 
too many patrons arriving or leaving from the cinema at one time may cause 
significant traffic congestion. Newer traffic modeling and new shared parking 
analysis suggests this would not be the case. The rational behind the change is 
that cinemas, located in larger mixed use project rather than stand-alone 
cinemas, will have movie customers who will patronize the other uses (e.g. retail 
stores, restaurants, cafes) in the development. This is particularly true of a 
project like the Town Center that is located in a downtown that includes other 
off-site uses. 
 
Staff has reviewed the request and is recommending approval of the 
modification. 
 
Parking Analysis: The developer has submitted a shared parking analysis from 
a transportation and traffic consultant (Fehr & Peers) dated August 5, 2008 (see 
Attachment F). The report is the latest in a series of reports staff has requested 
on shared parking. Whenever project changes are suggested or approved, a new 
report reflecting these changes is submitted. The analysis outlines the parking 
impacts resulting from the requested changes (i.e. 194 room hotel, underground 
parking, outdoor seating) and the total parking proposed. The report shows the 
minimum parking required is 5,217 spaces and the developer is proposing 5,234 
spaces. This does not include the recently approved additional parking deck in 
Block 6, which can accommodate up to 250 spaces. If additional project changes 
occur, another shared parking analysis will be requested per conditions of 
approval G9.e. 
 
Underground Parking: The new Block 6 plans show a partial level of 
underground parking for 38 spaces. The previous site plans approved in July 
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2007 showed a full level underground that contained 141 spaces. At the time 
this underground level was designed the issues of underground contamination 
were not fully known. In particular, the extent and concentration of the 
contamination had not yet been studied. Since that time, it has become clear 
that Block 6 cannot be fully excavated for one level of underground parking due 
primarily to the cost of cleanup. The applicant was, however, able to include the 
partial level in an area that did not have a high concentration of contaminants.  
 
This underground level is not necessary to meet the minimum shared parking 
requirements for the project, but it is necessary to achieve the required number 
of underground parking spaces (1,112), per the Developer Agreement 
(ARDDOPA) between the Redevelopment Agency (RDA) and the developer. This 
agreement states there shall be approximately 1,112 underground spaces. 
Counting 50% of the parking spaces on the Block 6 ramp, the project will 
include 1,101 underground spaces, which staff believes substantially meets the 
intent of the agreement (11 spaces short). As a matter of policy, staff only counts 
50% of any ramp parking spaces towards the underground requirement. This 
measure is also common practice for transportation and traffic consultants. 
 
Sustainable/Green Building: Under the February 2007 SDP approvals there 
were a number of sustainable development conditions of approval that required 
the developer to explore green building techniques. The applicant has included 
these features in the design and has stated the following features for the  
Block 6: 

• Hotel will exceed Title 24 (Energy) standards. 
• Hotel will conduct Thermal Comfort Survey 1 year after occupancy. 
• Drought tolerant landscaping and water efficient irrigation is being 

employed.  
• The structural frame is concrete that incorporates recycled content (fly 

ash)  
• The parking structure will be naturally ventilated. 

 
Compliance with Development Standards: The applicant is not requesting 
deviations from the Sunnyvale Municipal Code (SMC) through this SDP. 
 
Expected Impact on the Surroundings 
The proposed DSP amendment will have a minimal impact on the adjacent uses 
across Sunnyvale Avenue. The amendment will not result in an increase in 
height or mass, but the additional story could result in a subtle perception of 
increased height in the hotel building. Considering the existing height limits 
under the DSP and the adjacent land use intensities, the proposed scale of 
development would be consistent with the intended character of Block 18 and 
the DSP. The following table compares land use, height, FAR, and density 
(General Plan level community character elements), for seven similar downtown 
blocks. 
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Comparison to Adjacent DSP Sub-Districts Zoning Standards 
 

Location Primary Uses 
Allowed Max. Height Max. Number  

 
 

of Stories  
 
 Block 1 (Mozart) Office/retail 100 ft. 6 
 

Block 1a  
(Town & Country)  Residential/Retail 85 ft.  6 

 
 

Block 2 (Murphy) Retail/Office 36 ft. 2  
 

Block 7 Retail/Residential 50 ft. 4  
 
 Block 8a Residential 30 ft. 2 
 
 
 

Block 8 Residential 30 ft. 2  
 
 
 Block 9 Residential 30 ft. 2 
 
 Block 18 

(Existing) Mixed Use 75 ft. 
(80 ft. cinema) 5  

 
 
Fiscal Impact 
The project is located within the Sunnyvale Central Core Redevelopment Project 
area. Property Tax Increment associated with redevelopment of the site goes to 
the Sunnyvale Redevelopment Agency (RDA) to be used for appropriate public 
investment in revitalizing the Downtown area. The 2007 project was expected to 
result in an estimated $4.05 million of annual Property Tax Increment to the 
RDA.  
 
If the proposed SPA is not approved, the hotel would be redesigned to have fewer 
rooms, smaller rooms, and/or reduced conference room space. The result would 
be a potential decrease in future hotel Transit Occupancy Tax (TOT).  
 
No fiscal impacts are expected as a result of the SDP for architectural approval. 
 
Public Contact 
 
Planning Commission Hearing: The application was heard before the Planning 
Commission at their October 13, 2008 meeting. At the hearing, the Commission 
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discussed numerous issues related to the project including; parking 
requirements, height of the hotel and parking structure, architecture, and 
materials. The Commission on a 7-0 vote recommended approval of the 
application with two added conditions of approval. The conditions are:  

1. Condition A30.9)—New: Work with staff to redesign the brick 
canopies with a more traditional downtown appearance. 

2. Condition A.32.4)—Delete: (repeats condition A.32.2) 
3. Condition A.32.6)—New: Redesign the upper level northeast corner 

of the parking garage to match, or be of a similarly significant design 
as, the northwest corner of the garage. 

 
(See the DRAFT Planning Commission Minutes in Attachment H for details): 
 
Public Hearing notices were sent to property owners and tenants in an 
approximate 500 foot expanded radius of the project area, as well as the 
following: all neighborhood associations, all Downtown business property and 
business owners, stakeholder list from 2008, and other interested parties.  
 

Notice of Public Hearing Staff Report Agenda 
• Published in the Sun 

newspaper  
• Posted on the site  
• 1,902 notices mailed to the 

property owners, residents, 
tenants, as well as other 
interested parties within 
expanded 500 ft. of the DSP 
boundary. 

 

• Posted on the City of 
Sunnyvale's Website 

• Provided at the 
Reference Section of 
the City of 
Sunnyvale's Public 
Library 

• Posted on the 
City’s official 
notice bulletin 
board  

• City of 
Sunnyvale's 
Website  

 
Findings 
 
Findings and General Plan Goals: Staff was able to make the required Findings 
based on the project description, justifications, supplemental studies and the 
above analysis for the Special Development Permit as conditioned below. 
Findings and General Plan Goals are located in Attachment A. 
 
Recommended Conditions of Approval: Conditions of Approval are located in 
Attachment B and C and reflect the modifications made by the Planning 
Commission. 
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Alternatives 
 
Specific Plan Amendment (Increase in Height): 

1. Approve a Resolution to amend the Downtown Specific Plan for Block 18 
and introduce an Ordinance to allow an increase in the number of 
stories from five to six (no height increase). 

2. Deny the request for an additional story within Block 18. 
 
Specific Plan Amendment (Increase in Signage): 

3. Approve a Resolution to amend the Downtown Specific Plan for Block 18 
and introduce an Ordinance to allow an increase in the allowed sign area 
and type. 

4. Approve a Resolution to amend the Downtown Specific Plan for Block 18 
and introduce an Ordinance with modified intensity for additional sign 
area and type, as determined to be appropriate for Block 18. 

5. Deny the request for an increase in the allowed sign area and type within 
Block 18. 

 
Special Development Permit (Block 6 Architecture): 

6. Approve the Special Development Permit for Block 6 architecture with 
the attached findings and conditions of approval (as modified by the 
Planning Commission). 

7. Approve the Special Development Permit for Block 6 architecture with 
modified findings and conditions of approval. 

8. Deny the Special Development Permit. 
 
Special Development Permit (Outdoor Seating): 

9. Approve the Special Development Permit to modify condition of approval 
G11.d.3 to exclude all designated outdoor dining from the 90,000 square 
foot restaurant limitation with the attached findings. 

10. Approve the Special Development Permit to modify condition of approval 
G11.d.3 to exclude a potion (percentage) of designated outdoor dining 
from the 90,000 square foot restaurant limitation with modified findings 
and condition of approval. 

11. Deny the Special Development Permit. 
 
Special Development Permit (Number of Cinema Seats): 

12. Approve the Special Development Permit to modify condition of approval 
G11.d.2 to remove the 425 seat limitation for any one auditorium in the 
cinema with the attached findings. 

13. Approve the Special Development Permit to modify condition of approval 
G11.d.2 to remove the 425 seat limitation for any one auditorium in the 
cinema with modified findings and total number of seats. 

14. Deny the Special Development Permit. 
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Recommendation 
Alternatives 1, 3, 6, 9, and 12: Approve the following: 
 

1. Specific Plan Amendment and Ordinance to allow an increase in the 
number of stories from five to six; and 

3. Specific Plan Amendment and Ordinance to allow an increase in the 
allowed sign area and type; and 

6. Special Development Permit for Block 6 architecture with the attached 
findings and conditions of approval (as modified by the Planning 
Commission); and  

9. Special Development Permit to modify condition of approval G11.d.3 to 
exclude all designated outdoor dining from the 90,000 square foot 
restaurant limitation with the attached findings; and 

12. Special Development Permit to modify condition of approval G11.d.2 to 
remove the 425 seat limitation for any one auditorium in the cinema 
with the attached findings. 

 
Staff believes the proposed SPAs and SDPs supports the vision of the Downtown 
Specific Plan: to create “an enhanced, traditional downtown serving the 
community with a variety of destinations in a pedestrian-friendly environment.” 
The proposals meet or exceed the requirements of the Downtown Specific Plan, 
with the recommended conditions of approval addressing architectural details. 
 
The benefits of the project to the City of Sunnyvale are significant in terms of 
revitalization of Downtown and enhancing its identity, provision of additional 
needed housing units, support of smart growth and mixed use near the multi-
modal transit station, provision of convenient community-serving 
retail/entertainment uses, and financial gains (tax revenue). The project also 
benefits the community in providing a centralized location for community 
activities. 
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Reviewed by: 
 
 
      
Hanson Hom 
Director of Community Development 
Reviewed by: Trudi Ryan, Planning Officer 
Prepared by: Steve Lynch, Project Planner 
 
Approved by: 
 
 
      
Amy Chan 
City Manager 
 
Attachments: 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Draft Resolution to Amend the 2003 Downtown Specific Plan 
D. Draft Ordinance to Amend Sunnyvale Municipal Code 
E. Sign Examples 
F. Fehr & Peers Parking Analysis, August 5, 2008 
G. Architectural Plans 
H. Draft Planning Commission Minutes, October 13, 2008 
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General Plan Goals and Policies  
 
Downtown Specific Plan  
DSP B3: Improve the Town Center area by reinforcing connections into and 

through the mall and improve the quality of the tenant mix and mall's 
physical environment.  

 
The reconnected street grid and demolition of the core of the mall 
will provide extensive connections and provide opportunity to attract 
new quality tenants in support of the remaining department stores 
and small businesses in downtown. 

 
DSP B.4: Continue to encourage landscaping, streetscape, and façade 

improvements for all streets throughout the Downtown.   
 

The proposed project will complete the architectural improvements 
for the final block within the Block 18 redevelopment area of the 
DSP. 

   
DSP E.1: Create a sense of arrival and address through the improvement of 

major arterials to the Downtown in accordance with the proposed 
streetscape designs. 

 
The proposal includes enhanced architecture reflective of a 
Downtown constructed over time that creates a downtown shopping 
district within the existing Downtown area. With the conditions of 
approval, the proposal complies with and exceeds the DSP goals. 

 
Recommended Findings - Special Development Permit 
 
1. The proposed use attains the objectives and purposes of the General Plan of 

the City of Sunnyvale. The project meets the goals and policies of the General 
Plan, as discussed above. 

 
2. The proposed use ensures that the general appearance of proposed 

structures, or the uses to be made of the property to which the application 
refers, will not impair either the orderly development of, or the existing uses 
being made of, adjacent properties through its mix of permitted uses, 
enhanced landscaping, architectural design, supply of parking, and 
investments in street frontage improvements and traffic signals. The 
proposal, as conditioned, minimizes development impact on the 
surrounding properties and allows development complementary to 
Sunnyvale Downtown goals and image. The redevelopment of the property 
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will in fact be a positive benefit to surrounding uses and improve the 
general appearance and form of Block 18. 

 
Downtown Specific Plan Design Guidelines 
The Downtown Specific Plan contains very specific Design Guidelines in both 
textual and diagrammatic form. The level of detail is precise for many 
guidelines (e.g. colors, exterior glazing, landscape, materials and art features) 
and is most appropriately utilized for review of final building details. However, 
the pertinent project level and general building guidelines are discussed below 
in relation to the nature of the proposed Special Development Permit. 
 
Architecture and Design Details 
GOAL B.1: Use variable heights and roof 
forms to break up the building mass. Do 
not present a uniform block of building 
built to the maximum height limit. 
 

The proposed architecture shows multiple 
rooflines, forms, materials. Except the hotel, 
the Block 6 buildings are not built to the 
maximum allowed. 

GOAL B.2: Interrupt ground floor 
facades about every 30 ft. with various 
architectural elements such as trellises, 
balconies, steps, openings etc. 
 

The ground floor facades are broken into 
multiple buildings or facades that appear to 
be different buildings. 

GOAL B.3: New commercial 
development should have a variety of 
styles and appear to be constructed over 
a long period of time. “Cookie cutter” 
development is discouraged. 
 

The new architecture for Block 6, with 
conditions of approval, includes a variety of 
architecture, materials, fenestration, and 
rooflines, which reflect the appearance of a 
downtown constructed over a long period of 
time. will also meet the appearance of a 
downtown constructed over a period of 
time. 
 

GOAL B.4: Establish an architectural 
character that respects Sunnyvale’s 
historic downtown assets. Commercial 
buildings in the Murphy Avenue 
Heritage Landmark District, homes in 
the Taaffe-Frances Heritage Housing 
District and individual structures on the 
Sunnyvale Cultural Resources Inventory 
offer a vocabulary of design details. 
 

The commercial buildings on the east side 
of the new Murphy Avenue extension will 
reflect the historic character of Murphy 
Avenue. The residential buildings on Iowa 
were previously approved. 
 

GOAL B.5: Buildings within Sunnyvale’s 
downtown may be contemporary in their 
form if architectural detailing is 
compatible with the surrounding 
architectural styles. 
 
 

Several of the new buildings are 
contemporary forms of architecture but will 
contribute to the eclectic character of 
Downtown architecture. 
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GOAL B.6: “Corporate architecture” and 
generic designs are prohibited. Design 
each project specifically with respect to 
its own surrounding environment. 

The proposed architecture does not contain 
corporate architecture. Individual tenant 
improvements with corporate identities will 
be limited to their individual store front area 
only. 

Building Facades  
GOAL B.9: Define buildings with three 
distinct components: base, middle and 
top. Each component shall have 
horizontal and vertical articulation. 
 

The proposed architecture of the retail 
buildings will be able to meet this goal with 
the conditions of approval. 
 

GOAL B.10: Use strongly defined bases 
for buildings. Delineate the building 
base with architectural features such as 
a string course or cornice element or 
quality exterior materials such as stone, 
precast concrete, decorative terra cotta, 
brick masonry, and limited applications 
of metals such as painted ornamental 
steel, stainless steel, chrome, or bronze. 
 

All buildings will have strongly defined 
bases. 

GOAL B.11: Provide awnings, canopies, 
and shade structures along the street 
level to create intimate enclosures at the 
sidewalk and accommodate signs, 
graphics, and lighting. 
 

Various awnings and canopies (primarily 
the ground floor retail architecture) will be 
utilized with the proposed architecture and 
the individual tenant improvements. 

GOAL B.12: Emphasize the street level 
with the highest quality materials and 
detailing. 
 

The proposed architecture includes the use 
of stone and other natural materials on the 
pedestrian level. 
 

GOAL B.13: For upper floors, 
articulation is the most important 
quality. Continuous flat facades should 
be avoided through recessed windows, 
awnings, French balconies, bay 
windows and vertical elements. 
 

The upper floors of the proposed parking 
structure and hotel show nice articulation 
and setbacks, although additional features 
intended to create architectural interest will 
be required through the conditions of 
approval. 

GOAL B.14: Articulate entrances as 
special design elements. Give corner 
entries special design treatments using 
recesses or chamfers. 

Vehicle entrances have been designed with 
visually interesting features. 
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GOAL B.15: Use variable heights and 
roof forms to break up the building 
mass. Do not present a uniform block of 
building built to the maximum height 
limit. 
 

The plans show variable heights of the roof 
forms and correctly break up the building’s 
mass. 
 

GOAL B.16: Create architectural relief, 
definition and shadow by recessing 
storefronts, windows, and entry doors at 
least 6 inches. 
 

Windows and doors are recessed 
throughout the development and conditions 
of approval call for the retail building on 
Murphy and Washington Avenues to 
incorporate additional historic retail inset 
features. 
 

GOAL B.17: Provide window displays 
and views into active retail, 
entertainment, and commercial uses. 
 

Window displays are proposed for ground 
floor retail throughout the development. 

GOAL B.19: Avoid blank facades. 
 

There are no significant blank facades 
proposed. 
 

GOAL B.20: Avoid oversized detailing, 
particularly at the pedestrian levels. 

There are no oversized details. 

Roofs 
GOAL B.21: Roof treatments, such as 
cornices and overhangs, are encouraged 
to clearly delineate and terminate 
individual building tops. Unarticulated 
parapets are not allowed. 
 
GOAL B.22: Roof overhangs are 
encouraged to feature rafter or outrigger 
treatments. 
 
GOAL B.23: Use mansard roofs that 
emulate gabled or hipped roofs only 
when fully gabled or hipped roofs are 
impractical due to building size 
limitations. 
 

The applicant has proposed a variety of roof 
forms that meet these standards.  

GOAL B.24: Minimize the appearance of 
exterior roof drains. 

All roof drains will be screened from view. 

Windows 
GOAL B.25: Windows and mullions are 
encouraged to form composed patterns 
of fenestration to complement a 

The retail buildings meet this goal. 
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building’s massing and to provide scale 
and rhythm. Mullionless glazing 
systems are discouraged except at street 
level retail uses or as a limited, special 
building feature. 
 
GOAL B.26: Use quality window 
systems such as painted, front-loaded 
aluminum or steel systems, casement 
systems or double-hung systems. Limit 
curtainwall or horizontal strip windows. 
Avoid surface mounted fin systems. 
 

The plans propose a limited amount of 
curtain wall on the hotel restaurant facing 
McKinley. The proposed windows are 
generally painted aluminum casements. 

GOAL B.27: The use of clear glass is 
required for the ground floor. Green 
tinted glass; fritted glass; and decorative 
glass may be considered as decorative 
elements or for upper floors. 
 

Clear glass is proposed and has been 
conditioned as part of the approval. 

GOAL B.28: Glass tints such as solex 
light or solex medium green are 
preferred to darker tints such as bronze 
or dark gray. Additional protection from 
solar gain shall be enhanced by building 
design utilizing recesses and shading 
devices. Mullionless, monolithic glazing 
may be used in special applications 
(such as retail shop fronts or office 
lobbies) as an accent to the overall 
design, but shall not be used as an 
overall design theme. Acceptable frit 
patterns include dot patterns or custom 
patterns. 
 

There are no dark glass tints proposed. 

GOAL B.29: Reflective glass is not 
permitted except in minor, decorative 
applications. 
 

With limited exceptions, the glass is 
required to be clear. 

GOAL B.30: Continuous strip windows 
are discouraged. 
 

There are no strip windows. 

Signage 
GOAL D.10: The extension of Murphy 
Avenue shall be subject to the same 
sign criteria as listed in the Murphy 
Avenue Design Guidelines. 

The proposed SPA will generally apply the 
Murphy Avenue Design Guidelines to the 
entire Block 18. 



2008-0637 – Downtown Sunnyvale Mixed Use, LLC.   Attachment A 
Page 6 of 7 

 

 

Parking Structures 
GOAL E.1: Horizontal parking decks 
shall occur at perimeter bays, 
visually shielding sloping ramps at 
interior bays, giving structures a 
simple expression of vertical 
columns and horizontal beams and 
spandrels. 
  

The sloping ramps have been designed to 
be on the Sunnyvale Avenue side of the 
parking structure. While visibility has been 
minimized from the exterior street, portions 
of the ramp will be seen. 

GOAL E.2: Facades shall be given 
the same thoughtful design 
consideration as active use 
buildings.  
 

The applicant has designed the facades to 
be compatible and consistent with the 
overall architecture for the Town Center 
project. 
 

GOAL E.3: Facade organization shall 
recognize the base and the top as 
important design elements. The base 
shall be enriched with finer 
materials and decorative elements, 
and the top shall be terminated with 
cornices or moldings.  
 

The proposed architecture meets this goal 
with enriched natural materials and stone 
as the base material. 

GOAL E.4: The ground floor shall be 
designed to shield direct view of 
parked cars to the extent feasible, 
through use of decorative grilles, 
landscaping, or low walls.  
 

The ground floor is shielded with low walls 
and green screen. 

GOAL E.5: Solid spandrels, 2’ - 8” 
minimum in height, shall be 
provided at perimeter bays to 
completely conceal the front of 
parked cars on elevated levels.  
 

Spandrels have been incorporated into the 
design through the recommended conditions 
of approval. 

GOAL E.6: Exterior cladding utilizing 
exposed cast-in-place concrete or 
precast concrete shall be of an 
architectural quality, utilizing high 
quality forming materials, and 
incorporating reveals, textures, 
sandblasting techniques, etc.  
 

The exterior materials meet this goal with 
use of stone, brick, cast-in-place concrete, 
metal, and glass. 

GOAL E.7: Stair and elevator cores 
shall be designed as important 

The stairways have been integrated into the 
design of the building. 
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architectural components and shall 
be treated with finer materials and 
high quality lighting.  
 
GOAL E.8: Use of finer cladding 
materials and decorative elements is 
encouraged at upper floors.  
 

The proposed materials meet this goal. 

GOAL E.9: Light poles of the top 
level shall not be placed along the 
exterior walls, but located 
sufficiently inward from the exterior 
walls so they are not readily visible 
from the street.  

Light poles will be located inward from the 
top edge of the structure. 

Service Facilities and Mechanical Equipment 
GOAL F.1: Locate service areas and 
drives away from public streets and 
nearby residential uses. Place service 
facilities in the least visible areas. 
 
GOAL F.2: Fully screen all service 
facilities from the public street and 
adjoining properties. 
 

The service area for the hotel and retail 
tenants will be fully screened and located 
within the Block 6 garage. It will not be 
readily visible from the public streets. 

GOAL F.3: Integrate screening for 
rooftop mechanical equipment into the 
building massing, using quality 
materials compatible with exterior 
building façade materials. Arrange 
screening into a compact cluster to the 
extent possible rather than several 
small individual screening structures. If 
multiple screening structures are 
required, integrate them into the 
building massing. Roof access ladders 
shall not be located on the exterior of a 
building. 
 

The rooftop screening has been 
incorporated into the hotel roofline. 

GOAL F.5: Wall or window mounted air 
conditioners shall not be visible from a 
public street unless architecturally 
treated or screened to blend with the 
existing building. 

There will be no window or wall mounted 
air conditioners. 
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Recommended Conditions of Approval for SDP 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following conditions of approval of this 
Permit: 
 
Approval of this Special Development permit includes all previous Conditions of 
Approval from Special Development Permit #2007-0030, 2007-0516, 2007-
0611, and 2008-0097. Unless otherwise noted, all conditions shall be subject 
to the review and approval by the Director of Community Development.  
 
Block 6 Architecture and Modified COAs 
 
A.18 Architecture – Commercial/Retail
 1) – 11) Previously approved conditions of approval. 

12) The revised elevations for the retail buildings on Washington Avenue 
shall be consistent with the Murphy Avenue Design Guidelines. The 
revisions shall include the following, or other equivalent features: 

a. The building shall incorporate glazed tiles on building façade 
bases. 

b. All buildings shall have bulkheads on storefronts. 
c. Transom windows on storefronts shall be incorporated 
d. The building shall incorporate recessed storefront doors. 

 
A30. Architecture – Hotel 

1) The interior building elevations of the hotel buildings shall be 
substantially similar to the exterior elevation of the same building. 
Minor deviations of the approved plans (e.g. colors, materials, window 
placement) may be approved administratively by the Director of 
Community Development.  

2) The windows should be recessed, not flush mounted, which 
emphasizes a flat appearance.  

3) The colors, materials, and other architectural accents shall be 
reviewed with staff with the intent of increasing the diversity and 
amount of the proposed elements. 

4) The “exterior cement plaster” shall be reviewed and approved by the 
Director of Community Development, with the intent of making the 
material/finish a controlled surface texture and shall be of a high 
quality. 

5) The finish of the “aluminum composite panel system” shall not be 
reflective. 

6) All signs and graphic displays shown in the plans are not approved 
under this application and shall be reviewed under a separate master 
sign permit application. 
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7) The exterior cement scoring shall be at least one-half inch in width 
and depth, unless otherwise approved by the Director of Community 
Development.  

8) The glass on the exterior walls facing Sunnyvale Avenue shall be low 
reflectivity. 

9) Work with staff to redesign the brick canopies with a more traditional 
downtown appearance. (per PC) 

 
A32. Architecture – Parking Structures (Block 6) 

1) As shown on the approved plans, the parking structures elevations 
shall incorporate the following: 
a. A strong architectural styling (Art Deco) as the prominent visual 

feature of the structure. 
b. The base material of the structures at the pedestrian level shall be 

stone. 
2) The open spaces between columns, shown in the second through fifth 

levels, should be studied for use as public art/murals, spandrel glass, 
or other visually attractive element, with the intent of creating visual 
interest and minimizing the appearance as parking structures. 

3) Any proposed signage or advertising panels are not approved as part of 
this permit, but may be selectively considered with review and approval 
of the master sign program for the overall project. 

4) The open spaces between columns, shown in the second through fifth 
levels, should be studied for use as public art/murals, spandrel glass, 
or other visually attractive element, with the intent of creating visual 
interest and minimizing the appearances as a parking structure. (per 
PC) 

5) Parking structure stairways and elevator waiting areas shall be 
designed to be visually open, with attention to security and visibility. 

6) Redesign the northeast corner of the parking garage to match, or be of a 
similarly significant design as, the northwest corner of the garage. (per 
PC) 

 
G11.d  Permitted Uses 

2) Cinema multi-plex of up to 60,000 square feet and 2,950 seats, 
maximum of 425 seats for any one single auditorium. 

3) Restaurants (including: fast food, and designated outdoor seating, 
excepting the enclosed food court uses and "snack bars" within 
major department stores) with a maximum of 90,000 square feet. 

 
RSP Revised Site Plan 

RSP 1-5. Previously approved conditions of approval. 
RSP6.  The general location, number, design, and operational details of 

all electronic changeable copy signs must be approved as part 
of the Master Sign Program for Block 18. The signs are intended 



2008-0637 – Downtown Sunnyvale Mixed Use, LLC.   Attachment B 
Page 3 of 3 

 

 

for use as general downtown or project information signs, 
directional signs, seasonal events, Redwood Square events, etc, 
that are used on a limited basis. The signs are not intended to 
be uses by retailers as off-site signage or for advertising any 
products or stores. 
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PLANNING COMMISSION MINUTES OF OCTOBER 13, 2008 
 
2008-0637 – Downtown Sunnyvale Mixed Use, LLC. [Applicant/Owner]: 
Application located at 2502 Town Center Lane in the DSP-18 (Downtown Specific 
Plan Block 18) Zoning District. (APN: 209-34-009, 010, 015, 016, 017, 018 and 
209-35-001, 005, 007, 010, 011, 012) SL 
 
• Resolution to Consider a General Plan Amendment to Block 18 of the 

Downtown Specific Plan to allow an increase in the number of stories from five 
to six (no height increase). 

• Resolution to Consider a General Plan Amendment to Block 18 of the 
Downtown Specific Plan to allow an increase in the allowed sign area and type. 

• Introduction of an Ordinance to Amend Title 19.28.090, 19.28.100(c), and 
19.28.130 of the Sunnyvale Municipal Code in accordance with the Specific 
Plan Amendment. 

• Special Development Permit for: a) review of architecture for Block 6 
(between Sunnyvale Ave, Washington Ave, Murphy Ave, and McKinley Ave); 
b) to modify condition of approval G11.d.3 to exclude designated outdoor 
dining from the 90,000 square foot restaurant limitation; and c) to modify 
condition of approval G11.d to remove the 425 seat limitation for any one 
auditorium in the cinema. 

 
Steve Lynch, Senior Planner, presented the staff report. He said staff is 
recommending approval of the project subject to the conditions. 
 
Comm. Klein referred to Attachment F, the parking evaluation, and asked staff if 
this is the first parking evaluation done for the Town Center project. Mr. Lynch said 
that there has been an entire series of parking evaluations and anytime the project 
has a significant change, staff requests a new mixed-use parking study to ensure 
that the site has the available parking to accommodate that use. Comm. Klein and 
staff further discussed parking for the project. Comm. Klein asked about the 
outdoor seating and staff’s recommendation about whether it should or should not 
be included in the 90,000 square foot restaurant cap. Mr. Lynch discussed that 
staff is seeing that the project can accommodate a little bit more restaurant use, 
and staff does not want to count the outdoor dining toward the 90,000 square feet 
and as a result lose outdoor dining. Mr. Lynch said the developer will probably 
keep the 90,000 square feet as internally oriented restaurants. Comm. Klein said 
he is confused as he thought Redwood Square  would have outdoor dining as 
seating. Mr. Lynch said that the unenclosed food court has always been exempted 
from the 90,000 square feet and further discussed restaurant square footage with 
Comm. Klein. 
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Comm. McKenna commented that she thinks that many of the items included in 
the report are excellent recommendations, i.e. materials, design, etc. She said she 
has concern with the blade projecting signs and asked when these signs were 
added to the displays. Mr. Lynch said that these were a part of the plans when the 
project was present to the Commission in Study Session, acknowledging that 
there was a lot of information provided in that session. Comm. McKenna said that 
the blade signs remind her of bill boards and she would be especially concerned if 
they were lit as this would be like light noise that adds nothing redeeming to the 
project. Mr. Lynch said that blade signs are currently allowed and used on Murphy 
Avenue, said due to the height of the buildings the blade signs proposed would 
have an increase in the size, and further discussed with Comm. McKenna blade 
signs on Murphy Avenue. Hanson Hom, Director of Community Development, 
said a lot of downtown districts allow blade signs, which are pedestrian oriented 
adding that the blade signs could be addressed in the master sign program for the 
project. Comm. McKenna continued to discuss with staff her concern regarding 
the blade signs.   
 
Comm. Hungerford further discussed blade signs with staff. Comm. Hungerford 
referred to page 7 of the report regarding potential features and one feature is that 
all buildings should have bulkheads on storefronts, asking staff to define what a 
bulkhead is. Mr. Lynch said that a bulkhead is a raised base of the building two or 
three feet high, and is typically tiled. Comm. Hungerford confirmed with staff that 
transit windows are a series of windows along the entire retail frontage that allow 
light and air that are above the front door and below the roofline. Comm. 
Hungerford confirmed with staff that these are recommendations for the new 
Murphy Avenue to help blend with the old Murphy Avenue. 
 
Comm. Klein referred to Attachment B, condition A32.2 and A32.4 confirming 
with staff that these two conditions are exactly the same. Comm. Klein referred to 
page 10 of the report under Parking Structure, which says that the first floor green 
screens will contribute to a seamless retail/downtown pedestrian experience, 
asking staff to explain what the green screens are. Mr. Lynch showed an example 
on one of the displays and said that the green screens are a type of foliage on a 
trellis or other structure that focuses on visually blocking parts of the garage at the 
pedestrian level. Comm. Klein and staff further discussed features of the parking 
garage with staff stating that the decorative features are to enhance the façade 
and are not intended to cover up the elevation of the parking garage. 
 
Chair Rowe discussed with staff the reddish color of a portion of a building on the 
site plans with staff explaining that color is more of a burnt orange shade. Chair 
Rowe discussed with staff the Murphy Avenue architecture and asked how a 
specific portion of the proposed architecture compares to Murphy Avenue.  Mr. 
Lynch discussed the eclectic architectural mix found on Murphy and some of the 
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features that are being proposed. Chair Rowe referred to Attachment B, page 1 
that states the windows should be recessed, not flush mounted, which 
emphasizes a flat appearance. Chair Rowe discussed with staff that the plans 
provided show windows with a flat appearance, with Mr. Lynch adding that 
typically staff would have the architect submit revised plans showing the recessed 
windows. 
 
Chair Rowe opened the public hearing. 
 
Ken Rodrigues, one of the architects for the project, introduced Dave Schmitz, 
Jeff Warmoth, representing Sand Hill Company, the owner, and Kirk Ellis who is 
the architect working on the hotel. Mr. Rodrigues provided an overview of what 
has been done on the project since the study session. He said three dimensional 
views have now been provided to help provide a better perspective. He said 
based on Planning Commission comments and City Council comments many 
months ago that they realized that this block had not been fully “baked” and 
needed more work. He said they previously did not have the design fully 
completed and now they have worked this block much more than the other five 
blocks. He said the corner being discussed tonight is key to the project. He said 
they have broken down the building mass in keeping with what is happening with 
the rest of the project. He explained the details of the block and described the 
materials to be used, adding that there is more exposure to glass. He said the 
pool area will provide an exercise opportunity and would be a landscape feature at 
night. He discussed other elements of the corner and said Mr. Schmitz would talk 
about the retail component and the parking garage. Mr. Schmitz said that they 
have worked with the planning staff regarding the retail scale and the parking 
structure. He said the basic concepts they paid attention to were the scale on 
Murphy Avenue and the addition of more historical architecture. Mr. Schmitz said 
they incorporated more of a contemporary Art Deco and Art Moderne motif. Mr. 
Rodrigues said the team is available to answer questions. 
 
Comm. Hungerford said that he was surprised to see in the hotel plans 
references to louvers in front of Air Conditioning (AC) units and asked the 
applicant to comment. Mr. Rodrigues said the louver feature started on Block 1 
and 2 as there were some louvered designs on those parking structures and they 
thought it would be good to pick up some of these details throughout the project. 
Mr. Ellis said they were trying to come up with consistency in the design and that 
the appearance is a continuous window frame with the AC units with the louvered 
design which provides an integral system aesthetically. Comm. Hungerford asked 
if there would be individual AC units for each room rather than central air. Mr. Ellis 
said yes with Mr. Rodrigues explaining the value and details of the appearance. 
Mr. Warmoth said the individual control system on the AC units provide a better 
guest experience and that the units would not be heard from the street. Comm. 
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Hungerford asked what an environmental graphic panel is. Mr. Rodrigues offered 
an explanation of the environmental graphic panel versus the blade signs. He said 
that blade signs are typically turned at 90 degrees to the building themselves so 
pedestrians, as they are walking or driving down the street, can view the sign. He 
said the environmental graphics panel is a unique sign that might change in terms 
of the message, can be art and the hotel has requested these panels. Mr. 
Rodrigues said that they would work with staff to further explore what these panels 
might be used for and whether they would be lit at night. Trudi Ryan, Planning 
Officer, said staff had similar questions about what these signs and graphic 
displays might be used for and referred to Attachment B, page 1, condition A30.6, 
which says that the signs and displays must be reviewed under a separate master 
sign permit application. Comm. Hungerford asked the applicant about the view 
from the upper story hotel rooms overlooking the parking garage and asked if 
there would be landscaping or possibly solar panels as discussed at the 
September 22, 2008 Planning Commission meeting. Mr. Rodrigues said that they 
do have a very nice landscape feature.  He said they do have a condition of 
approval to explore solar panel use for Blocks 1 and 2 and they would take the 
same work they are doing for the other blocks and transfer it over to this block for 
potential addition in the future. Mr. Ellis added that there is a deck that connects to 
the parking garage that is a second floor entrance into the lobby and there is 
landscape relief in this deck area. He said there would be some rooms that 
overlook the parking lot and there are ways that the views can be mitigated. 
 
Comm. Sulser identified a certain projection on the hotel to the applicant and said 
he is concerned about the elevation asking for comment. Mr. Rodrigues said that 
the displays on the wall provide a good perspective of the projection, which he 
said sticks out about 30 feet, will be visible from the street and will be lit up at 
night. He said this is an entire wall of glass and will have a greenhouse feel. Mr. 
Rodrigues said in this same second story area is the pool atop of the retail 
building. Mr. Rodrigues said he is very excited about the design of this corner 
now. Comm. Sulser commented that he likes the Art Deco elements of the parking 
garage. Comm. Sulser said when he sees the elevations of the fifth level, if it 
comes to pass,  that the fifth level seems to overpower some of the architectural 
elements and asked if there was anyway to mitigate this from being overpowered. 
Mr. Rodrigues said they want to be efficient if Macy’s needs them to add the fifth 
level parking. He said the parking garage has the Art Moderne feel to it which 
makes it more of a building than a parking garage. Mr. Schmitz commented that 
for expediency sake they added a fifth level to the plans without design 
modifications. He said if they actually have to build the level that they would take 
the time to work the design more. Mr. Rodrigues said if they do have to add the 
fifth level they could take the horizontal treatment and break the scale down a 
little. Comm. Sulser commented that the hotel is considered a modern form, but 
the materials do not look modern and asked Mr. Rodrigues if they were looking to 
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build a modern building. Mr. Rodrigues said that he would call this a “modern 
historic blendo” style of building.  He said it is historical in terms of proportion, 
scale and materials and very similar to the buildings on Murphy Avenue. He said 
behind and above the base the style is a little more modern in the textures.  He 
said the edge of the building is all brick and the material will be historical.  Comm. 
Sulser said that he is concerned about the material and the style being different 
and that his opinion is that it does not look like it has architectural consistency. Mr. 
Rodrigues explained the materials and said that the variety will make the project 
look like it has been built over time. Comm. Sulser commented to the applicants 
that they have done a good job on the project. 
 
Comm. Klein commented that he likes the use of the brick. He says this is the first 
time he has seen brick wall canopies, and commented that the windows are to be 
recessed. He asked the applicant to comment about the brick canopies. Mr. 
Rodrigues said they added the canopies to add a shade and shadow line which 
can act very similar to recessing the hotel windows. Comm. Klein said that staff 
recommended recessed windows and said that a standard sill would be more 
traditional and continues the vision of Murphy Avenue. Comm. Klein asked about 
the architecture of the parking structure. Mr. Schmitz said that the corner element 
is a place holder for an ideal opportunity for something special and they just have 
not gotten to the details yet. Comm. Klein asked why the northeast corner was not 
given the same focus as the other corner element. Mr. Schmitz said they were not 
trying to match the corners, and that this is probably an opportunity that can be 
further explored. Comm. Klein said that he likes the Art Deco style, that he 
realizes there are architectural issues in trying to merge from Murphy Avenue to 
the modern architecture of the hotel, and said he still worries about the parking 
structure and what it will eventually look like.  
 
Comm. McKenna commented that she likes the step back created on the corner 
and that she likes the lobby and pool affect. She said her two major concerns are 
the individual AC units with the louvers and the environmental graphic panels. She 
said the environmental graphic panels have the potential of being too busy and if 
there is lighting at night that could be distracting for nearby residents. 
 
Chair Rowe commented that she likes the graphic art and said it could project art 
and could change. Chair Rowe said the other concern she has is with the towers 
that project high on the parking garages and said that they are too high and look 
like jagged teeth. She said her other concern is that she thinks the space between 
the entrance to the hotel and the Grill House on the corner does not seem to fit 
with the rest of the architecture. 
 
Maria Pan, a Sunnyvale resident, said she lives two blocks from the site. She said 
she has a concern about the amendment tonight that would allow an increase in 
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stories from five to six. She said she tried to determine the height of the hotel 
room floors if the additional floor is allowed yet no additional height is being added 
to the building and her concern is that there may not be adequate space between 
the floors to allow hotel guests adequate quiet for rest. Comm. Klein referred to 
Attachment G, page 29 which indicates that the first floor is 22 feet, and the other 
stories are 10 feet tall floor to floor. She said she thinks that would be adequate for 
guests. Ms. Pan commented about the architecture of the hotel indicating that she 
feels a hotel should be a masterpiece, be more beautiful than the proposal, and 
asked if the hotel could be detached to stand alone from proposed attached retail 
and massive parking garage. She said that she thinks separating these uses 
would provide for greater security and safety for the hotel users. She commented 
she has some concern about the swimming pool being on top of the retail and said 
that over time she hopes the pool does not crack. 
 
Mr. Rodrigues responded to Ms. Pan’s comments and confirmed the heights of 
the hotel from floor to floor. He said that they have actually broken the parking 
garage away from the hotel in couple of places. He said that the retail is still 
connected. Mr. Rodrigues addressed the pool on the roof by referring to another 
successful local project where a pool has been provided on the roof. Mr. 
Rodrigues said that they believe the architecture is outstanding and everyone has 
worked hard to provide good design. He commented that staff and the 
development team have taken many walk-throughs of Santana Row in San Jose 
and other projects, looking at materials, textures, what works and does not work, 
etc. He said they are really trying to make this project better than what they have 
observed and said he thinks in many ways it will be.  
 
Chair Rowe closed the public hearing. 
 
Comm. McKenna moved with staff recommendation to recommend to City 
Council alternatives 1,3,6,9, and 12 which approve the following: 1. Specific 
Plan Amendment and Ordinance to allow an increase in the number of 
stories from five to six; and 3. Specific Plan Amendment and Ordinance to 
allow an increase in the allowed sign area and type; and 6. Special 
Development Permit for Block 6 architecture with the attached findings and 
conditions of approval; and 9. Special Development Permit to modify 
condition of approval G11.d.3 to exclude all designated outdoor dining from 
the 90,000 square foot restaurant limitation with the attached findings; and 
12. Special Development Permit to modify condition of approval G11.d.2 to 
remove the 425 seat limitation for any one auditorium in the cinema with the 
attached findings. Comm. Klein seconded the motion. Comm. Klein offered a 
friendly amendment to add a condition that the applicant work with staff to 
redesign the brick canopies on the hotel to provide a more traditional look. 
Comm. Klein offered a friendly amendment to remove condition A32.4 as it is 



2008-0637 2502 Town Center Lane  Draft Minutes 
  October 13, 2008 
  Page 7 of 8 
 
a duplicate. Comm. Klein offered a friendly amendment to add a condition to 
redesign the upper level of the northeast corner of the parking garage to 
have an appropriate design similar to the design of the northwest corner of 
the parking garage. The three friendly amendments offered by Comm. Klein 
were acceptable to the maker of the motion. 
 
Mr. Hom commented that there was discussion about treating the fifth level 
differently and asked if this is something the Commission wanted to add. The 
Commission had no modification to this item. Comm. McKenna said that she 
wanted to make sure that the amendment and the ordinance that deal with the 
sign and type will come back to the Planning Commission for review. Ms. Ryan 
said yes, that the Commission would have opportunity to review and comment 
about these at a later date.  
 
Comm. Klein commented that it has been a long path to complete the Block 6 
architecture which is before the Commission tonight. He said he likes the look of 
the hotel, has some reservations about the parking structure although it is better 
than it has been. He said he shares some of the same concerns as Comm. 
McKenna regarding the environmental graphics panels and said he is glad the 
Commission will have a chance to further review this. He said as far as the other 
issues related to the project he has made his comments. He said in general a lot 
of progress has been made from the plans of several years ago. He said he is 
looking forward to when the project is completed, commenting that he also lives 
just several blocks away from the project. He said a lot of the details of the project 
are left in the hands of staff and the Director of Community Development, the 
Commission is only part of the machine that approves this project, and hopefully in 
the end this will be a good project.  
 
Vice Chair Chang said he would be supporting this motion. He said it is exciting 
to see this final portion of the project. He talked about some of the challenges and 
said that the plans look really good and he is very excited to see this when it is 
finished. 
 
Chair Rowe said she had a problem with some of the architecture, that she has 
commented about her dislike of the spikes on top of the parking structure, and she 
thinks some of the architecture does not flow like it could. She said she does like 
the plans proposed tonight a lot better than the previous version reviewed. She 
noted that the applicant has worked with staff, and encouraged them to continue 
to work with staff as the refinements that have been made should make 
Sunnyvale citizens proud of this downtown. She said the project has a variety of 
color, texture, and size and encouraged the applicant to continue to work with staff 
on the architectural issues she has mentioned. 
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ACTION: Comm. McKenna made a motion on 2008-0637 to recommend to 
City Council to approve the following with modifications: the Specific Plan 
Amendment and Ordinance to allow an increase in the number of stories 
from five to six; Specific Plan Amendment and Ordinance to allow an 
increase in the allowed sign area and type; Special Development Permit for 
Block 6 architecture with the modified findings and conditions of approval; 
Special Development Permit to modify condition of approval G11.d.3 to 
exclude all designated outdoor dining from the 90,000 square foot restaurant 
limitation with the attached findings; Special Development Permit to modify 
condition of approval G11.d.2 to remove the 425 seat limitation for any one 
auditorium in the cinema with the attached findings; to add a condition that 
the applicant work with staff to redesign the brick canopies on the hotel to 
provide a more traditional look; to remove condition A32.4 (duplicate); and 
to add a condition to redesign the upper level of the northeast corner of the 
parking garage to have an appropriate design similar to the design of the 
northwest corner of the parking garage. Comm. Klein seconded. Motion 
carried unanimously, 7-0.  

 
APPEAL OPTIONS: This recommendation will be forwarded to City Council 
for consideration at the October 21, 2008 City Council meeting. 
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