REPORT TO MAYOR AND COUNCIL NO:  08-331

November 18, 2008
SUBJECT: 2006-0712 - Trumark Companies [Applicant] Ray Street Office,
LLC. [Owner]|: Application for related proposals on a 6.63 acre site
located at 1275 and 1287 Lawrence Station Road (near Elko
Drive) in an M-S (Industrial & Service) Zoning District. (APNs:
110-15-045, 110-15-044)

Resolution General Plan Amendment to change the land use designation
from Industrial to Very High Density Residential,

Ordinance Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office/Mixed Use),

Resolution Statements of Overriding Consideration for air quality impacts
associated with the effects of diesel particulate matter on future
project residents and related to the project’s contribution to
cumulative regional air quality impacts.

Motion Special Development Permit to allow development of 338
condominium units and 16,000 square feet of commercial space,

Motion Vesting Tentative Map for condominium purposes.

REPORT IN BRIEF

Existing Site Industrial and office buildings
Conditions
Surrounding Land Uses

North Highway 237 /Baylands Park

South Gas Station

East Industrial and Fire Station

West Lawrence Expressway/Industrial POA/Hotel
Issues Land use, open space, architecture, mixed use
Environmental An Environmental Impact Report has been prepared in
Status compliance with California Environmental Quality Act

provisions for the Luminaire/Lawrence Station Road
Industrial to Residential/Mixed Use General Plan
Amendment and Rezoning (2008).

Planning Recommended adoption of the Statements of Overriding
Commission’s Consideration, approval of General Plan Amendment,
Action Rezoning, Special Development Permit, and Vesting Map

with modified conditions.

Staff Denial of all related applications, not in accordance with
Recommendation Planning Commission’s recommendation.

Issued by the City Manager

Template rev. 03/07
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PROJECT DATA TABLE
REQUIRED/
PERMITTED
EXISTING PROPOSED (Per staff
recommendation on
new MU District)
Industrial Very High Pending approval
General Plan Density of GPA
Residential
Industrial and High Density Pending approval
Zoning District Service (M-S) Residential and of GPA
Office/Mixed Use
(R-5/MU)
Lot Size (s.f.) 6.63 (288,802) Same N/A
Gross Floor Area (s.f.) 74,316 439,418 N/A
Lot Coverage (%) 26% 51.7 % 40% max.
Floor Area Ratio (FAR) 13% 1.52 N/A
349 max.
No. of Units N/A 338 (304 + 45w/ 15%
density bonus)
Density (units/acre) N/A 51 du/ac 53 du/ac max.
Meets 75% min? N/A Yes 228 min.
Lockable Storage/Unit N/A 300 cu. ft. 300 cu. ft. min.
No. of Buildings On-Site 2 1 N/A
Distance Between >
Buildings (ft.) N/A N/A 26" min.
Building Height (ft.) 35’ 66.5’ 65’ max
No. of Stories 1 6 S max.
Mixed Use
22,152
Commercial (s.f.) N/A 28,802 min.
(16,000— Retail) 72,200 max.
(6,152- Live/Work)
Commercial (%) o 10% min.
N/A 7.67% 05% max.
Setbacks (First & Second Stories Facing Property)
¢ Front on Lawrence 70’ 39’ 20’ min.
Expressway
e Front on Hwy. 237 40’ 39 20’ min.
Ramp
e Front on Elko Drive 70’ 20’ 20’ min.
e Front on Lawrence 60’ 20’ 20’ min.

Station Road
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REQUIRED/

PERMITTED
EXISTING PROPOSED (Per staff

recommendation on
new MU District)

Landscaping (s.f.)

e Total Landscaping 75,750 148,097 126,750 min.
e Landscaping/Unit N/A 438 375 min.
Y |© Total Usable Open N/A 128,440 128,440 min.
Space **
e Usable Open .
Space/Unit N/A 380 380 min.
e Private Usable Open . .
Space/Unit N/A 80 min. 80 min.
e Frontage Width (ft.) 40’ min. 20’ min. 15’ min.
e Parking Lot Area o 50% min. in 15
Shading (%) N/A 50% years
e Water Conserving o 0/ o
Plants (%) N/A 70% 70% min.
3,000 450
e Clubhouse (s.f.) N/A | (including kitchen (plus kitchen and
and restrooms) restrooms)
Parking
667 min.
e Total Spaces 1,391 667 (using ULI shared

parking standards for
mixed use projects)

e Compact Spaces/ % 115/ 35% max. of

o

of Total N/A 9/ 1.3% unassigned spaces
e Accessible Spaces N/A 20 .Per ADA
requirements
Residential:
112 Class I,
Bike storage 23 Class 11

room that will
e Bicycle Parking N/A | accommodate the Commercial:
minimum 1 Class I per 30
required spaces employees,
1 Class II per
6,000 s.f.

* Starred items indicate deviations from Sunnyvale Municipal Code requirements.

** Staff believes there is sufficient justification for to support certain front yard areas as
Usable Open Space which requires a deviation from SMC requirements.
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ANALYSIS

Description of Proposed Project

Present Site Conditions: The project site includes two parcels totaling 6.63
acres with two industrial/office buildings that were developed in 1970.

Use: The proposed project consists of 338 mid-rise condominium units (including
16 live /work units) and 16,000 square feet of commercial retail space.

Site Layout: The site is bound on four sides by roadway or highway on-ramp.
Vehicle access cannot be taken from the Lawrence Expressway or the Highway
237 sides.

Project Applications: The proposed project consists of six components: 1) an
Environmental Impact Report (EIR) for the project; 2) an amendment to Title 19 of
the Sunnyvale Municipal Code (Zoning) to create a new Mixed Use Zoning
Combining District (MU); 3) a General Plan Amendment to change the land use
on the site from Industrial to Very High Density Residential; 4) a Rezone of this
site from M-S (Industrial and Service) to R-5/MU (High Density Residential and
Office/Mixed Use); 5) a Special Development Permit application; and 6) a Vesting
Tentative Map. These six components are described in more detail below.

1) Environmental Impact Report: An EIR (Luminaire/Lawrence Station Road
Project) is being processed concurrently with this application. The EIR is
addressed under a separate staff report and needs to be considered prior to any
other actions under consideration.

2) New Mixed Use Combining District: An amendment to Title 19 of the
Sunnyvale Municipal Code (SMC) to create a Mixed Use Zoning Combining
District is being processed concurrently with this application. The amendment is
addressed under a separate staff report and should be considered prior to any
other actions addressed in this report. The existing Title 19 zoning designations
currently utilized by the City do not adequately address the type of development
currently proposed for this site. The new Mixed Use District will contain the new
development requirements and criteria for use with sites throughout the City.

3) General Plan Amendment: The project includes a request for an amendment to
the City’s General Plan Land Use Map designation from Industrial to Very High
Density Residential in order to allow for redevelopment of the site. The primary
goal of the proposed land use change is to allow the development of the site with
residential mixed use combined with commercial development.

4) Rezone: Associated with the General Plan Amendment and Title 19 amendment
is a proposal to rezone the site from M-S (Industrial and Service) to R-5/MU (High
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Density Residential and Office/Mixed Use). This designation would allow
development of the site under the newly adopted Mixed Use Combining District.

5) Special Development Permit (SDP): The applicant is also requesting approval of
an SDP to allow construction of 338 mid-rise rental units (which includes 16
live/work units) and 16,000 square feet of commercial space. The project will
include the required 15% of Below Market Rate (BMR) housing rental units (46
units), which is based on the number of units allowed without a density bonus,
pursuant to SMC Section 19.66.020 (see BMR Conditions of approval in
Attachment B).

6) Vesting Tentative Map: The applicant is requesting approval of a Vesting
Tentative Map to merge two parcels, totaling approximately 6.63 acres, into one
common lot with 338 residential condominium units and 16,000 square feet of
commercial space. The applicant has stated the project will be constructed for
rental units but may be converted to ownership units in the future.

Background

This development application is being processed concurrently with the
Luminaire/Lawrence Station Road Project Environmental Impact Report and a
Title 19 amendment to create a new Mixed Use Combining District. This
development proposal, if approved, will allow a General Plan Amendment change
for Industrial to Very High Density Residential, a Rezoning of the property from
Industrial and Service to High Density Residential and Office/Mixed Use, a
Special Development Permit and Vesting Tentative Map. The decision on the
Environmental Impact Report and new Mixed Use zone will precede this
application.

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 as follows:

1. A condition of approval was added to mitigate the air quality impacts
stating that the 14 units, identified as impacted by the diesel particulate
matter, shall not be occupied for at least 5 years and until further air
quality testing determines they can be occupied without impacting the
health of the residents.

2. Remove condition of approval 2.b that requires the project to be redesigned
to be the maximum of 40% lot coverage (allows 51.7% lot coverage as
requested by the developer).

General Plan Initiation: In 2003 a General Plan Amendment Initiation request
was submitted by The Riding Group to convert the site from Industrial to Medium
Density Residential (RTC 03-0425). Staff noted concerns that the proposal
included the loss of industrial land and the lack of proximity to neighborhood
parks, schools and shopping centers. It was also noted that the edges of the
neighborhood were not appropriate for residential uses. The streets are wider in
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an industrial neighborhood as they are defined to serve industrial uses.
Specifically, the site is designated within the Community Development Strategy
as an area that needs reinvestment and should be preserved for industrial uses.
The General Plan Amendment Study was not initiated by the City Council on a 4-
3 vote at their December 2, 2003 meeting.

In 2006 a subsequent General Plan Initiation request was received from Trumark
Companies requesting a change in the existing Land Use designation from
Industrial to Residential High Density. The preliminary plans called for the
development of a mixed use project including retail, office, and residential uses.

At the February 14, 2006 City Council meeting the applicant stated more
specifically that preliminary plans for the project included:

e Mixed use development with office (10,000 sf.), retail (15,999 sf.), and

housing components,

¢ 300 housing units ranging in size from 1,200 to 1,400 square feet,

e Underground parking,

e Building heights below 50 feet,

e Ownership housing units.

At the meeting the Council authorized the General Plan Amendment Study on a
5-2 vote (see Council Meeting Minutes in Attachment C for additional details). As
part of the study the Council directed staff to examine the following:
e Explore a Mixed Use zoning designation,
e Examine the appropriateness of different residential densities, including
R-3 (medium density), R-4 (high density), and R-5 (high density with
office),
e Examine the appropriateness of new residential uses in a predominately
industrial region of the city,
e Consider the advantages of increased residential, retail, and office
opportunities,
e Evaluate noise and traffic impacts to the proposed development,
e Examine the opportunities to provide additional affordable housing
units.

In July 2006 the developer formally submitted this application for review. The
applicant’s team and staff worked through key site plan and project design
changes until both parties believed the environmental review could begin. The
initial scoping of the EIR (Notice of Preparation) was released in April 2007.
Between April 2007 and September 2008 the project undertook numerous
changes based on information from the EIR consultant; suggested changes from
City staff; changes from the applicant’s project team; and information received
from the applicant’s legal council. Major changes to this project have occurred in
the past six months, in part, delaying the release of the EIR and the scheduling of
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public hearings. In August 2008 staff received the current site plan and
architectural elevations from the applicant.

Environmental Review

An EIR (Luminaire/Lawrence Station Road Project) is being processed
concurrently with this application. The EIR addresses the impacts of the
conversion of 6.63 acres from industrial to residential/ mixed use and the
impacts to the surrounding area. The EIR also evaluates potential impacts
associated with creation of a new Mixed Use Combining District, project
alternatives, and future impacts to the residents of the project. The EIR would
need to be certified prior to this action.

EXISTING POLICY RELATED TO GENERAL PLAN AMENDMENT AND
REZONING

The following General Plan Goals and Policies are related to this request for a
General Plan Amendment and Rezoning:

Housing and Community Revitalization Sub-element

Goal A: Foster the expansion of housing supply to provide greater
opportunities for current and future residents within limits imposed
by environmental, social fiscal, and land use constraints.

Action Statements A.3.a: Maintain provisions of the zoning code that permit
housing to be constructed in commercial districts after planning
review.

Policy B.3: Continue to permit and encourage a mix of residential and job-
producing land uses, as long as there is neighborhood compatibility
and no unavoidable environmental impacts.

Policy C.1: Continue efforts to balance the need for additional housing with
other community values, such as preserving the character of
established neighborhoods, high quality design, and promoting a
sense of identity in each neighborhood.

Goal D: Maintain diversity in tenure, type, size, and location of housing to
permit a range of individual choices for all current residents and
those expected to become city residents.

Policy D.1: Encourage innovative types of housing in existing residential zoning
districts.
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Land Use and Transportation Element

Goal C1: Preserve and enhance an attractive community, with a positive
image and a sense of place that consists of distinctive
neighborhoods, pockets of interest, and human-scale developments.

C3.2.3: Encourage mixed use developments that provide pedestrian scale
and transit oriented services and amenities. The intent is to provide
opportunities for mixed use.

C4.3: Consider the needs of business as well as residents when making
land use and transportation decisions.

Policy N1.1: Protect the integrity of the City’s neighborhoods; whether
residential, industrial or commercial.

Action Statement N1.1.1: Limit the intrusion of incompatible uses and
inappropriate development into city neighborhoods.

Policy N1.2: Require new development to be compatible with the neighborhood,
adjacent land uses and the transportation system.

Community Design Sub-element
Policy A.2: Ensure that new development is compatible with the character of

special districts and residential neighborhoods.

General Plan Amendment

General Plan Change Under Consideration: Amend the City’s General Plan
Land Use Map designation from Industrial to Very High Density Residential.

Discussion of General Plan Amendment: The site currently has a General Plan
Land Use designation of Industrial. A change in land use to Very High Density
Residential would cause this site to be the only such land use in the area. There
are a number of impacts and challenges associated with changing the land use of
a property to be unique to its area, including proximity to schools, proximity to
commercial services, access to parks and open space area, other residential
amenities, and livability of the site. These potential impacts are discussed in
detail below.

2003 Community Development Strategy: The project site is located in an industrial
area called “The Woods.” This area is considered one of the four “Office and
Industrial Action Areas”, as described in the Community Development Strategy
presented to the City Council in 2003.

The Woods encompasses approximately 96 acres and is predominately made up
of Class C buildings on small lots. The area serves primarily support services and
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start-up businesses. The smaller industrial buildings lend themselves to lower
rent and the recent condominium conversions in the area provide for ownership
opportunities. Most of the properties are well maintained. This site, however,
consists of the only Class B type structures in this industrial neighborhood. The
Community Development Strategy designates the Woods as an area for the
following strategies:

e Review current zoning to make sure it encourages and supports the
retention of small business.

e Marketing and promotion of the Woods as a location for support services
and start-up companies

e Outreach to small businesses in the area to assist in problem solving.

The Community Development Strategy also points out the need for increased
housing opportunities within the City. Due to the lack of vacant land within City
limits, this goal can only be achieved through the conversion of existing uses on
certain parcels. The strategy also stresses the need to appropriately locate sites
where housing opportunities should be pursued. The City of Sunnyvale has in
1994 selected areas as Industrial to Residential (ITR) Zones in which specific
industrial sites are recommended for the eventual conversion to residential uses.
In 2007, approximately 68 additional acres (up to 1,488 units) were rezoned from
Industrial to ITR. The Community Development Strategy does not identify the
Woods as a suitable location for residential or mixed use projects.

Expected Impact on the Surroundings: The Woods area is home to many diverse
businesses ranging in use from research and development, warehouse and
storage, printers, manufacturing, and some restaurant uses. These businesses
employ approximately 2,100 employees. During Fiscal Year 2007-2008, there
were about 200 sales tax generating businesses located in the Woods. The total
sales tax generated by businesses located in the Woods area increased by about
4% from FY 2006-2007.

The increase in sales tax may be related to the limited number of vacant
buildings in 2008 versus 2007. As of the first quarter 2008, the vacancy rate for
the Woods was 4%, totaling approximately 140,000 square feet of space available.
The average lease per square foot is $1.14 for research and development and
$1.23 per square foot for warehouse, distribution, and manufacturing. This is
about 15-20% less than in other areas of the City where larger tenant spaces and
Class A/B buildings can be found. This makes the Woods area an attractive
location for industrial and warehouse type businesses.

Sunnyvale’s capacity to support diverse local industries and its capacity to
support business retention and expansion are central to the issue of retaining
industrial land. As more industrial activities are pressured out of Sunnyvale,
workers in Sunnyvale will have to commute larger distances to communities that
attract industrial jobs or professional jobs.
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In conversation with commercial real estate brokers, they have stated that some
of their industrial clients are starting to have difficulty finding adequate
industrial space. This is more apparent with manufacturing and R&D operations
which utilize potentially hazardous materials, such as semiconductor and solar
manufacturers. It is also a challenge to find locations for users that operate in a
manner that may create excessive noise, dust, traffic or other conditions that are
not compatible with a residential use. For example, some industrial operations
have large delivery vehicles associated with their businesses that operate 24
hours a day. This condition is particularly true in the Woods area. Currently,
there is a Federal Express distribution center across the street from the proposed
development with operating hours up to 24 hours a day, and a UPS facility on
Hammerwood Avenue further east of the site.

It is difficult to fully quantify the potential financial impact to the existing
businesses in the Woods since their operations will not cease as a result of this
land use change. Their operations may be required to be scaled back and future
expansions may not be allowed. It is also difficult to predict the fiscal impact to
the City due to the loss of a future industrial/office uses in this location. A future
business that is a point of sales would generate sales tax revenue, while a future
office use likely would not generate the same revenue, yet indirectly support
retailers.

This site constitutes the only Class B type structures in this industrial
neighborhood, with the remainder of the industrial/office buildings in the Woods
96 acres being Class C. A transition of this site from industrial to residential land
use would result in a 7% decrease in the total industrial/commercial area of the
Woods.

Workspace Demand Analysis Summary: In 2006, a Sunnyvale Workspace Demand
and Capacity Analysis was prepared for the City by Economic and Planning
Systems to assess whether the re-zoning of industrial land to permit residential
uses would affect the City’s ability to compete for and accommodate future
demand for workspace (i.e., office, research and development [R&D], warehouse
and manufacturing buildings). The report compares projected demand for
industrial workspace to the development capacity in each of the City’s industrial
sub-areas to draw conclusions and estimate likely demand for workspace in the
next 20 years and the City’s capacity to provide new workspace through its
existing supply of land and buildings.

The Workspace Demand Analysis notes that Sunnyvale is a major Silicon Valley
employment center with a few prominent company headquarters as well as small
and medium-sized firms. Like other cities in the region, Sunnyvale has been
experiencing a growing shift away from manufacturing and heavy R&D uses. At
the same time, the City’s housing supply has not kept up with job growth,
resulting in an overall jobs/housing imbalance and a lack of affordable housing.
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In 1993 and again in 2007, the City made major land use changes that would
facilitate the transformation of obsolete industrial space into higher-valued
workspace and provide additional housing:

e Designation of ITR Districts: The City rezoned several industrial areas into
ITR districts. These ITR sites were selected by the City based on several
criteria, including suitability for residential development (proximity to other
residential development/market interest), ability to support high-density
development along existing transit lines, and ability to provide commercial
uses, parks and elementary schools to the residents.

e Increased Industrial Development Densities: The City also increased the
permitted floor-area ratios in selected industrial areas to between 50 and 100
percent from typical levels of 35 percent. This increase permits and
encourages intensified workspace development or commercial uses consistent
with the changing patterns of workspace need. These industrial intensification
sites were selected based on how well these areas could support public transit
(especially the light rail), their prominence in terms of location, and how much
additional work or commercial space they can provide (i.e., parcel size).

e AMD ITR District: The City Council reviewed a General Plan Amendment and
Rezoning for an approximately 130-acre site located in east Sunnyvale that is
currently developed with a variety of industrial and office uses including the
AMD corporate headquarters and the Spansion fabrication plant. The Council
ultimately approved a new ITR zone of approximately 68 acres.

The key findings of the Workspace Demand Analysis indicate that the Silicon
Valley economy will continue to shift from manufacturing jobs towards high-value
research, professional, and technical service sector jobs. This shift will result in
an overall intensification of use, and a shift away from lower density R&D
buildings towards office and new types of R&D buildings.

An optimistic evaluation of future job growth in Sunnyvale indicates potential
demand for about 8.1 million square feet of workspace over the next 20 years.
The City has limited vacant industrial land to accommodate future growth, but a
surplus of vacant buildings, and significant underutilized industrial land with
redevelopment potential.

Redevelopment would provide an opportunity for over 20 million square feet of
new workspace development under permitted industrial development densities.
The large majority of future workspace development potential will come from
three industrial sub-areas: Moffett Park, Peery Park, and Oakmead (AMD area).

The overall capacity for workspace in the City of Sunnyvale is estimated at 23
million square feet, including vacant buildings, vacant land, and redevelopment
potential. This represents close to three times the expected workspace demand
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over the next 20 years. About 27 percent of the projected workspace demand over
the next 20 years could be accommodated in existing vacant building space. The
remaining workspace need of about 6 million square feet must be accommodated
primarily through redevelopment. As the market improves, redevelopment will
occur in the most competitive and financially feasible locations, with Moffett Park
likely to capture the majority of redevelopment. A significant portion of the new
workspace is likely to be Class A office and R&D space in buildings with three or
more stories as the economy continues to shift away from product testing and
production to higher end research and services.

As workspace needs shift increasingly to higher density office and R&D product
types, the City’s ability to attract new workspace development and users will
depend, in part, on the opportunities provided for such development. These
developments will increasingly require FARs greater than the traditional 35
percent industrial density. A large number of new workspace developments will
require densities in the 40 to 60 percent range, with mid-rise office building
served by structured parking reaching densities as high as 250 percent.
Although not part of this application, the City could consider expanding the
number, size, and permitted density of its intensification sites in order to
maximize its attractiveness to future workspace developments and businesses.

The Workspace Demand Analysis concludes that, given the level of redevelopment
potential, the City could rezone some industrial land to allow for residential
development without reducing its competitiveness for workspace development.
The City could strategically reserve the most competitive workspace locations
while allowing residential conversions of industrial areas in less competitive
locations.

The Workspace Demand Analysis findings indicate that in order to make the
optimum use of the City’s existing industrial areas, intensification is needed in
other industrial areas to achieve the type of Class A and R&D workspace that will
be in demand over the next 20 years.

Rezoning

Rezoning Change Under Consideration: Rezone the site from M-S (Industrial
and Service) to R-5/MU (High Density Residential and Office/Mixed Use).

Discussion of Rezoning: The site is currently zoned to allow for a variety of
commercial and industrial uses such as office, R&D, retail, hotels, and
restaurants. It is not zoned to allow for residential uses, except incidental uses.
The surrounding area is similarly zoned and contains predominately
industrial/office, although residential mobile home parks are located across
Lawrence Expressway. The properties to the west are currently zoned Industrial
and Service (some sites are also zoned with a Places of Assembly (POA)
Combining District); there is an existing 72 room hotel and several



2006-0712 - Trumark Companies November 18, 2008
Page 14 of 37

industrial/office buildings. To the north is Highway 237 and Baylands Park. The
properties to the east are zoned Industrial and Service and are occupied by a
number of industrial/office buildings. There is also a City Fire Station fronting on
Lawrence Station Road. The property to the south (across Elko Drive) is zoned
Industrial and Service (MS) and is currently occupied by a Chevron self-service
gas station. All adjoining sites have a General Plan Land Use of Industrial.

The City Council directed staff to explore a range of possible housing densities,
including R-3 (medium density), R-4 (high density), and R-5 (high density with
office). To determine an appropriate density for an area with no existing
residential projects staff reviewed the closest residential projects and similar
multi-family projects near transit corridors.

Adjacent Residential Projects: The nearest residential developments are Casa de
Amigos, Plaza del Rey, and Adobe Wells mobile home parks. They are in the R-
MH Zoning District that allows single-family or duplex mobile home dwelling
units at an approximate density of twelve units per acre. South of the R-MH
zones are the Lakewood and Fairwood neighborhoods at an approximate density
of seven to eight units per acre.

Projects Near Transit: In reviewing the density and other multi-family projects
located near transit corridors staff found the following similar large scale
developments: Essex (Fair Oaks and Tasman) will contain 50,000 square feet of
commercial and 290 residential units at a density of 45 units per acre; Avalon
Apartments (Lawrence Expressway and Highway 101) currently contains 2,000
square feet of commercial and 709 residential units at a density of 45 units per
acre; Four Points Sheraton site (Lawrence Expressway an Lakeside) is approved
for a 255 room hotel and 244 residential units at a density of 46 units per acre;
and Taylor-Morrison (Duane and Lawrence Expressway) contains 304 residential
units at a density of 42 units per acre (R-4 District). Smaller scale residential
projects near transit corridors are zoned R-3 (Medium Density) and are developed
with townhomes at a density of 18-24 units per acre. These include two projects
on Aster Avenue at Lawrence (KB Home and Citation Home) and multiple projects
near Tasman and Fair Oaks (Pulte Homes, Classic Communities, Toll Brothers,
and Standard Pacific Homes).

Appropriate Site Density: The developer has requested the City Council approve a
zoning district that would allow them to construct a project of similar density to
the other large scale projects outlined above. The proposed housing type is multi-
level condominiums at a density of 51 units per acre. One alternative to the
requested Rezoning is to consider designating the site for Medium Density
Residential. Medium density would most likely result in a townhouse project with
residential (or three story flats) and commercial components separated on-site. A
density of up to 24 units per acre could be achieved (with a 75% minimum
density of 18 units per acre). At 24 units per acre, 159 units would be achieved,;
with a 15% density bonus 179 units could be achieved. This density would result
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in a significantly different project. Small unit projects at an R-3 density of 24
units per acre would be similar to the KB Home or Citation Homes projects on
Aster Avenue at Lawrence Expressway.

A second alternative is to consider a Rezoning that would allow them to construct
a project under the High Density (R-4) category. This would likely result in a
multi-level condominium project with residential and commercial components
vertically mixed, similar to the proposed development. A density of up to 36 units
per acre could be achieved (with a 75% minimum density of 27 units per acre).
The total number of units would be a maximum of 238 without the density bonus
and 273 with the bonus. This density could result in a different project with the
total number of hosing units significantly lowered. A reduced number of units
from the developer’s perspective may make the project financially infeasible,
depending on the value of the land.

Expected Impact on the Surroundings: The majority of the area around the site is
zoned Industrial and is occupied by general office or research and development
uses. The City is currently experiencing some compatibility issues in the existing
ITR conversion areas. Businesses are trying to address adjacent residents’
concerns of noise, parking, aesthetics, while continuing to operate in the same
manner they were operating prior to the adjacent residential use. The zoning use
conflicts between residential and industrial uses may lead to disinvestment in
these industrial areas as businesses face uncertainty about their ability to
continue operating in an area that is being converted to other uses. If residential
uses are allowed in the Woods area, staff expects similar impacts to the
surrounding businesses to occur.

Excepted Noise Impact on the Surroundings: Businesses in industrial and
commercial zone areas are allowed to operate under a higher noise standard (75
dBA on a 24-hour basis) standard than businesses adjacent to residential
properties (60 dBA/day and 50 dBA/night). If the subject site is redeveloped with
a residential use, the more restrictive SMC noise standard of 60 dBA/day and 50
dBA /night will apply to the adjacent businesses. There is no provision in SMC to
grandfather in existing industrial noise levels when an adjacent residential
development occurs.

A noise issue associated with outdoor industrial activities has been raised in two
locations in the City’s ITR zones: Pine Cone Lumber and Calstone/Peninsula
Building Supply. In both cases, the businesses applied for Variances from the
City’s noise standards in order to continue their normal operations. The
Variances were granted due to the unique uses which are necessary outdoor
activities. Staff believes noise issues may arise with the current businesses
operating adjacent to the subject site. In particular, the Federal Express
distribution center located at 1286 Lawrence Station Road, which can operate on
a 24-hour basis.
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Special Development Permit

Staff is not recommending a change in the General Plan Land Use Designation or
Rezoning to a residential zoning district, although this report discusses and
analyses the proposed project, should the City Council change the General Plan
Land Use Designation and Zoning for the site to High Density Residential and
Office/Mixed Use (R-5/MU).

Present Site Conditions: The project site includes two parcels totaling 6.63
acres with two industrial/office buildings that were developed in 1970.

Use: The proposed project consists of 338 mid-rise condominium units (including
16 live /work units) and 16,000 square feet of commercial retail space.

Site Layout: The site is bound on four sides by roadway or highway on-ramp.
Vehicle access cannot be taken from the Lawrence Expressway or the Highway
237 sides. All access will be from the Lawrence Station Road frontage. Three
driveways will serve the project leading into two separate parking structures and
one small surface parking lot. The surface lot is intended to serve primarily the
commercial tenants.

The site is configured so the commercial portion of the project is located along the
south end of the site near Elko Drive. There is 16,000 square feet of commercial
retail and/or restaurant proposed on the first floor of this part of the building.
There are four stories of residential units above the retail area. The 338
residential units surround two parking structures and three primary courtyard
areas. The two parking structures will provide residential occupant and guest
parking spaces. Each parking level will have access into the adjoining level of the
condominium building. Average floor heights of 10-11 feet high are typical for
both parking structure levels and residential floor to ceiling heights. Open space
areas and residential serving site amenities are placed throughout the site.

Lot Coverage: The maximum lot coverage under the R-5/MU zoning standards is
40%. The applicant is requesting 51.7% lot coverage based on the difficulty of
designing a project that both meets SMC requirements and takes advantage of
the City’s 15% density bonus program. Staff and the applicant have worked
together to resolve this issue through several significant redesigns of the site plan
but have been unable to reach an obvious solution to this issue. Staff concurs
with the applicant’s assertion that meeting both SMC requirements and the City’s
offered density bonus is a challenge but also acknowledges that deviations from
the maximum lot coverage are rarely granted. In cases where lot coverage
exceptions have been granted, applicants (typically single-family projects) have
been able to demonstrate a hardship or unique situation that would allow the lot
coverage requirement to be relaxed. While staff acknowledges that this is a
difficult project to design under City development requirements, it does not meet
the classification of a hardship or unique circumstance. The decision to place
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parking within free-standing structures rather than underground parking or
podium style parking, results in greater lot coverage. Therefore staff is
recommending a condition of approval for the project to be modified to meet the
40% maximum lot coverage requirement with an option to include below grade
parking.

Percentage of Commercial Square Footage: Staff is recommending the new
Mixed Use Combining district require a minimum of 10% FAR for commercial and
office square footage. The developer is proposing both commercial retail area and
live /work units. The 16,000 square feet of commercial area proposed totals 5.5%.

For this project, the ground floor of the live/work units will be commercial
(approximately 800 sf.) and the second floor loft area will be the residential living
area (approximately 400 sf.). Staff considered a portion of the live/work units as
commercial square footage, as allowed under the Mixed Use District. Staff
recommends that a maximum of 50% of the non-residential area for each
live/work unit shown on the unit plans (primarily ground floor areas only) can
count towards this requirement. The reasoning is that many cities have found
that only a portion of live/work units end up being true live/work spaces and
instead the commercial area is used as additional residential space. The 50%
allowance is consistent with the new Mixed Use District standards. If 100% of the
non-residential floor area is counted towards the commercial requirement the site
would meet the minimum required 10% commercial/office FAR.

The total commercial percentage from the live/work units equals 6,152 square
feet which totals 2.1% FAR. The total of both the live/work units and commercial
retail is 22,125 square feet or 7.67% of the site. This amount is short of the new
Mixed Use District’s requirement of 10% FAR. The applicant has stated the
reason for the reduced commercial space is due to the projected market demand.
They believe any commercial space over 16,000 square feet will be difficult to
lease and will likely remain vacant. Staff understands this concern but believes
the minimum 10% commercial FAR should be applied if this site is to be Rezoned
to a Mixed Use Combining District. If market demands are not sufficient to fill the
minimum 10% FAR, this site may not be appropriate for a mix of uses. Staff is
recommending a condition of approval that the project be required to incorporate
a minimum of 10% commercial FAR space, allowing 50% of the live/work areas
discussed above to be included in the 10% FAR.

Parking: The project provides a total of 667 parking spaces on-site, including 329
customer/guest spaces and 338 reserved resident spaces. The total number of
parking spaces was determined by using 2005 Urban Land Institute (ULI) shared
parking standards for mixed use projects. The standards tabulate parking totals
based on peak-hour trips generated by the different uses in the mixed use
project.
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On February 26, 2008, the City Council made a series of policy decisions as part
of a study issue to enhance parking requirements for residential and commercial
zoning districts (RTC 08-061). This policy requires a number of conditions of
approval be incorporated into multi-family projects. These have been included
under condition of approval Enhanced Parking section in Attachment B.

Pedestrian Circulation: Pedestrian access to the site will come from Elko Drive
as well as Lawrence Station Road. Pedestrian facilities in the project area will
include new sidewalks on Elko, Lawrence Expressway, and Lawrence Station
Road. The surrounding industrial area contains only a minimum of sidewalks
and crosswalks that can be utilized by pedestrians. Across Lawrence Station
Road from the project site there is an existing sidewalk leading approximately half
way from Elko Drive northward towards Highway 237. The City’s Transportation
and Traffic Division has reviewed the project and recommends a new lighted
crosswalk be installed to connect the new sidewalk to the portion of the existing
sidewalk on the east side of Lawrence Station Road. This has been included as a
Recommended Condition of Approval.

On-site pedestrian circulation will be extensive throughout the development.
Residents will have access to the walkways and sidewalks leading around the
periphery of the site. The pathways will connect the large open space area on the
northern part of the project with the eastern landscape area and new public
sidewalk on Lawrence Station Road. The landscaped courtyard areas will include
short internal paths leading to usable outdoor areas.

VTA Opportunity Zone: The project site is also located within one-third mile of a
light rail transit station, which is defined by the Valley Transportation Authority
(VTA) as an opportunity zone for transit-oriented development. The VTA uses a
criterion of one-quarter to one-half of mile when locating high density projects
adjacent to or near transit. The VTA has several recommended design guidelines,
such as internal pathways providing convenient pedestrian access through the
project site to the transit stop, which facilitate the use of mass transit and
information kiosks on-site. Staff will continue to work with the applicant to
incorporate these guidelines where feasible.

The City has a Council policy on “Residential Transportation Demand
Management” to promote a range of transportation options in the City. The City
endorses location of high density development within one-third of a mile along
major transportation corridors and transit lines. The Tasman/Fair Oaks Light
Rail Corridor area is a targeted action area for implementation of Transportation
Demand Management guidelines in the City.

Connection Plan: The applicant has offered a VTA Light Rail connection plan that
includes off-site construction of sidewalks, lighted crosswalks, and landscaping
(see Attachment E for details). The connection plan is intended to eliminate gaps
in the pedestrian path of travel between the project and the Vienna Light Rail
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station on Tasman. In addition, the applicant is offering every apartment (not
each resident) a one year VTA Eco Pass, which allows unlimited access to all VTA
services. The applicant’s connection plan has been included in the conditions of
approval.

The following Guidelines were considered in analysis of the project site design:

Design Policy or Guideline

(Site Layout) Comments
City-Wide Design Guidelines The proposed project offers private
Site Design B9: Residential projects open space (courtyard/balcony areas)
may have a primarily internal to each unit and internal circulation
orientation for privacy, providing the through private drives. Additional
site is visually linked with its landscaping throughout the site will
surroundings by appropriate use of provide an attractive overall
landscaping and building siting. streetscape. A visual link between this

project and adjacent parcels is difficult
since the surrounding uses are

industrial / office.
Site Design: New development shall The adjacent properties are
adhere to the character of the existing industrial/office in character and this
neighborhood and be integrated into the| project will be residential and
surrounding development. New commercial in character. It is located
development shall not dominate or at a major intersection and near a
interfere with the established character | major public transportation (Light
of its neighborhood. Site design of Rail) and bus stop.
projects shall be cohesive both
functionally and visually.
Site Organization B1l: Locate site The project was designed with the

components such as structures, parking,) commercial retailers on the side of the
driveways, walkways, landscaping and| project with the highest visibility.
open spaces to maximize visual appeal | Other site components have been

and functional efficiency. designed accordingly.

Architecture: The architect’s plans propose a modern/contemporary style of
architecture that is broken into three similar but distinctive building themes.
Detailed information on the proposed architecture (streetscape views, elevations,
enlarged details, and materials) can be found in the plan set in Attachment F.
The structures will consist of stucco materials for the exterior siding combined
with a variety of colors, textured siding materials, wood trellises, and metal trim
railings.
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The first floor units that front on Lawrence Station Road will have entrances
presenting towards the street to help create a more traditional residential
streetscape. These units will be the live/work units and leasing offices, helping to
tie into the industrial /office uses across the street.

Based on comments received at the Planning Commission study session and from
the City’s consulting architect, the architect has completed a number of revisions
to the initial architecture. Staff and the developer have worked extensively on this
issue, and staff believes the architecture is closer to meeting the goals of the City-
Wide Design Guidelines. Staff is recommending the following detail revisions as
conditions of approval:

e The building elevation fronting on Lawrence Station Road shall be
redesigned to incorporate additional rooflines, awnings, tower features,
or other elements, with the intent of breaking-up the appearance of a
long, repeating building form.

e The pedestrian and vehicle entrances shall redesigned and enhanced to
be stronger and more architecturally interesting features, similar to the
red-arched pedestrian entrance proposed on Lawrence Station Road.

e The split face CMU /block wall proposed for the Lawrence Station Road
frontage shall be improved with an enhanced material (stone or
enhanced landscaping).

e The upper-story residential unit railing design (guardrails) shall be
enhanced to be more architecturally interesting and significant. The
final design shall be subject to review and approval of the Director of
Community Development.

e The interior (courtyard) building elevations shall be the same quality
and detailing as the exterior elevations.

e All exposed parking structure elevations (not directly attached to
residential units) shall have the same design as the north parking
structure elevation shown on page 13 or Attachment F.

e The design of the sound wall on Lawrence Expressway and Highway 237
shall be subject to review and approval of the Director of Community
Development.

Building Height: The maximum height of the buildings, as measured from the top
of curb of the nearest public street is up to 66% feet to the highest point of the
retail/condominium building. This building is five stories high, including four
levels of residential over one level of retail. The condominium/parking structure
building is up to 35 feet high with four levels of residential and six levels of
parking structure. Under the R-5/MU zoning district, the maximum height is 65
feet high and a maximum of five stories.

While the retail/condominium building is exceeding the maximum allowed height
limit of 65 feet by 1% feet, it is possible to redesign the building to comply with
SMC. This would likely result in a reduction of the first floor retail ceiling heights
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by from 20 feet down to 18% feet high. Staff is not recommending this
modification since 20 feet retail floor to ceiling heights are important in creating
strong, viable retail tenant spaces. Staff is supporting this deviation.

Building Stories: The project also exceeds the required number of stories by one in
the condominium/parking structure building. It is possible to redesign the
building to comply with SMC, but would likely require a reduction in the overall
number of units to correspond a reduction in one level of parking area (~70
spaces). If the number of units remains the same, compliance with SMC would
likely create a reduction in the number of two bedroom units and a
corresponding increase in the number of one bedroom wunits. Staff is not
recommending a modification at this time since the Mixed Use Combining District
allows building heights to be up to 65 feet high. The actual number of stories
within the 65 feet is typically not a determining factor when assessing height
impact. In addition, staff believes the structured parking is an important
component of the project’s livability for the future residents and any significant
reduction in parking spaces could result in a loss of approximately 35 units.
Therefore staff is supporting the one story deviation.

Parking Structures: The parking structures are internally located within the
condominium buildings in a “wrap” design. Under this design residents and
guests can access the individual residential floors from the adjacent parking
structure level. This is intended to create a more convenient lifestyle by making
access to and from parking areas simpler.

The northern elevation of the north structure is the only exposed side of the
garages. The elevation can be viewed from Highway 237 and the large open space
area near Highway 237. The architect is proposing that the structure have a
hanging garden system that incorporates vines and shrubs on the exterior. This
design will create the effect of softening and greening the structures. This planted
wall will tie into the mature trees directly adjacent to the structures and to the
extensive landscaping proposed for the rest of the project.

Staff believes the hanging garden will make the structures architecturally
significant and be compatible with the design for other elevations of the project.
Staff also finds that this design will help to reduce the high visibility of the
structure from the ground level open space area. However, if the landscaping is
not maintained properly the garden wall can easily fail. A condition of approval
has been included to require the hanging garden feature.

Residential Floor Plans: The residential floor plans include four levels of living
units. The units are accessible from the interior of the building, the parking
structures, and the exterior. All units above the first floor have 80 square foot
balconies, off of which are 181 cubic foot enclosed storage closets. There are
three, third floor open space recreation areas accessible to residents.
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The following is a summary of the proposed sizes and square footages for the
units. The unit sizes do not include the any garage areas:

. Number of . Unit Sizes
S Bye Units Unit Type (excluding garages)
Plan A 24 Studio 583 sf.
Plan B 180 1 Bedroom & Jr. 723 sf.
Plan C 118 2 Bedrooms 977 sf.
Live-Work 13 1 Bedroom 1,553 sf.
Live-Work 3 2 Bedrooms 2,047 sf.
Totals 338

The following Guidelines were considered in the analysis of the architecture:

Design Policy or Guideline
(Architecture)

Comments

City-Wide Design Guidelines
Scale and Character Bl: Break
up large buildings into groups of
smaller segments whenever
possible, to appear smaller in
mass and bulk.

The proposed building design with the
conditions of approval incorporated, will
have articulation, colors, material, and
multiple exterior designs in order to visually
break up the building.

Scale and Character B2:
Adjacent buildings shall be
compatible in height and scale.

There are no other adjacent multi-family
projects at this time. Industrial buildings are
allowed up to eight stories and 75 feet high,
with up to 45% lot coverage.

Architecture and Design C1:
Maintain diversity and
individuality in style but be
compatible with the character of
the neighborhood.

The architectural styles of the project with
the conditions of approval incorporated, will
be unique relative to the adjacent
industrial / office buildings. Since the
adjacent buildings were designed for
industrial uses, the proposed residential
architecture will not be architecturally
compatible with the surrounding industrial
neighborhood.

Architecture C9: Include
decorative building elements in
the design of all buildings. Add
more interest to buildings by
incorporating changes in wall
plane and height, etc.

The architecture of the buildings with the
conditions of approval incorporated, will
have a number of design elements that
create a high-quality product, including
enhanced entryways, strong retail character,
metal railings, and cornice rooftop features.
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Green Building Requirements: In 2008 the City Council approved a framework
for sustainability to encourage and require sustainable development practices.
The ordinance is expected to become effective in early 2009. The developer has
submitted a letter as part of the EIR stating they have an internal policy to
provide green building features on all new projects. The letter also states that due
to the uncertainty of the green building certification industry at this time, they
are not offering that the project will achieve a certification at this time.

Based on the recent City Council action, staff is recommending a condition of
approval for the project achieve either a basic US Green Building Council LEED
silver certification level or a Build It Green Rated Checklist of 70 points.

Landscaping: Residential uses within the R-5 Zoning District are required to
provide a minimum of 380 square feet of usable open space and 375 square feet
of landscaping per unit. The project does not meet the minimum requirements for
usable open space and deviations from this requirement have been requested, as
discussed below. The project does, however, meet the landscaping requirements
with 438 square foot of landscaping per unit.

Under SMC open space areas located in the required front yard areas are not
counted towards the minimum usable open space. In this case, the project site
has a 20 foot front yard requirement for most sides of the project. The developer
has requested a deviation from SMC for two areas. The first area is the
landscaping along Lawrence Expressway and the Highway 237 on-ramp. This
area will have a sound wall at least eight feet high and will function as a usable
open area for residents. The second area is the front patios of the live/work units.
The patios will be used by future residents as passive recreation zones.
Understanding the constraint of the site, staff believes there is sufficient
justification for counting two landscape areas in the 20 foot front yards as usable
open space as a deviation from SMC.

Trees: The applicant has submitted an arborist’s report showing there are 129
trees representing 8 species on site, of which 78 are considered protected trees
under SMC (greater than 38 inches in circumference measures at four and a half
feet high). Most of the trees are in fair health and located internally to the existing
project. The arborist’s report identifies a number of trees (approximately 25)
located on the periphery of the site that are in good health and which can be
saved. Most of the trees to be saved are on the Lawrence Station Road and Elko
Road frontages.

The applicant’s landscape plan is a significant upgrade compared to the existing
landscaping. The project includes the installation of numerous new trees of
varying species and the addition of bushes/shrubs throughout the site. A
landscaping/irrigation plan with types, quantities, and sizes of trees and shrubs
has been submitted and can be found in Attachment F. Staff is recommending a
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condition of approval that all new street trees and new trees along the Lawrence
Expressway/Highway 237 frontage are at least 24-inch box trees.

The following Guidelines were considered in analysis of the project landscaping:

Design Policy or Guideline

Comments

(Landscape)
City-Wide Design Guidelines The project proposes to save a number of
Landscaping A2: Preserve and existing trees and to add numerous new
incorporate existing natural trees and other landscaping throughout the
features, particularly trees, on a site.
site into the landscape design of
projects.
Landscaping A4: Properly The site meets the total landscaping
landscape all areas not covered by | requirement for each unit and will provide
structures, driveways, and landscaping in all areas not devoted to
parking. structures, driveways, and parking. With

the requested deviations, the project will
meet the minimum required usable open
space requirement.

Site Organization B14: Design The site design creates a combination of
multi-building residential private, semi-private, and common
complexes to differentiate between | landscape areas. The areas are properly
private, semi-private, and common | delineated through the use of low patio
spaces through building walls, pathways, and private balconies, to
placement, landscaping, etc. allow proper use and access by residents.
Delineate each space for proper
use and access by residents.

Open Space C8: Provide direct The internal pathways provide direct access
access to common useable open between buildings, parking areas, and open
space from buildings. Common spaces. The common open spaces provide
open spaces shall be useable for recreational opportunities including a
recreational purposes. clubhouse for community meetings,

children’s playground area, and pool.

Use of Separation Wall: The Sunnyvale Municipal Code requires a decorative
masonry/sound wall separating residential uses and highways. In this case, only
the eastern property line adjacent to Highway 237 and the on-ramp would be
required to have a masonry sound wall. The EIR has identified an additional wall
placement and height to mitigate the noise from both Lawrence Expressway and
Highway 237.
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Clubhouse: All multifamily residential projects over 50 units are required to
provide a community room. To meet this requirement, the applicant is proposing
a clubhouse of 3,000 square feet and separate fitness room.

Required Storage: SMC 19.38.040 requires multi-family residential projects to
provide a minimum of 300 cubic feet of separate, lockable, and weatherproof
storage space. The project meets this requirement by providing storage closets
located on the private balconies and consolidated storage closet rooms in two
locations in the parking structures.

Residential Transit Demand Management (TDM): The City of Sunnyvale has
adopted Transportation Demand Management site design guidelines for areas
near major transit stops. The subject site is near the VTA Light Rail Vienna and
Reamwood Stations and is subject to the site development standards. The project
is in conformance with the requirements and staff is recommending a condition of
approval that the project include an informational kiosk/information display on
site to identify transit and rideshare opportunities.

Bicycle Parking: Based on the VTA Bicycle Technical Guidelines, the
recommended bicycle parking supply is one Class I space per three residential
units and one Class II (secured) space per 15 units. For the commercial uses, the
recommended supply is one Class I per 30 employees and one Class I per 6,000

square feet. For this project the following bicycle parking supply is recommended
by the VTA:

Residential: 112 Class I and 23 Class II
Commercial: 1 Class I per 30 employees and 1 Class II per 6,000 s.f.

The applicant is proposing to meet these requirements with racks throughout the
site and a central bicycle room. The final number and location of bicycle parking

spaces will be determined prior to building permit issuance.

The following Guidelines were considered in analysis of the bicycle parking:

VTA Bicycle Technical Guidelines

(Bicycle Parking) SR
Residential: Provision of bicycle parking helps
112 Class I and 23 Class II promote alternative modes of

transportation. The projects will
Commercial: meet the VTA suggested guidelines

1 Class I per 30 employees and
1 Class II per 6,000 s.f.
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Trash Enclosure: The applicant is proposing a multi-chute system to
accommodate trash and recycling for the residential units. The chutes will be
accessible from all levels of the buildings and will lead to bins at the base of the
building. The trash and recycling bins will be stored in the trash enclosure areas
under and outside of the building and led out to a trash staging area on pick-up
day. Moving the bins out to the staging areas will be the responsibility of the on-
site management or the residential homeowners association in the future. The
proposed trash enclosure recommended placements were determined by a
consensus of the Traffic Division, Solid Waste Division, and Planning Division.
Final solid waste and recycling plan will be approved by the Solid Waste Division
prior to building permit issuance.

All commercial waste and recycling will be colleted in large volume bins and will
be located near the back of the retail area, nearest Lawrence Expressway.

Stormwater Management: Although the impervious surface of the site is
proposed to be reduced by approximately 12%, the project still exceeds 43,560
square feet of impervious surface and is classified as a Group 1 project. The
project is therefore required to manage post construction stormwater runoff on
the site through the inclusion of Best Management Practices (BMP). BMPs either
reduce the amount of impervious surface on the site or provide methods of
treatment and reduced flow rates of stormwater. The applicant has included a
variety of treatment methods including the use of grasscrete type paving for the
fire access drive around the project, drainage to landscaped areas, mechanical in
ground devices intended help reduce stormwater runoff.

Art in Private Development: As a non-residential project (commercial portion)
located on a site greater than two acres in size the project is subject to the
inclusion of art in private development as requirement in SMC. The project is
required to include art at a value of 1% of the commercial construction valuation
of the project.

The applicant is proposing a “history walk” along Lawrence Station Road. This
will consist of approximately ten interpretative stations that will lead visitors
through an experience of Sunnyvale’s history and past accomplishments. It is not
known at this time if the “history walk” will qualify as the public artwork
requirement for the project. This decision will be made by the City’s Arts
Coordinator and Arts Commission at a later date. If the walk does not qualify, or
cannot be modified so that it will qualify, the developer will be required to submit
another proposal to meet this requirement.

Staff has included as a Recommended Condition of Approval to require 1% of the
construction valuation for the live/work unit portion of the project as well. This
recommendation is based on acceptance of the live/work units as a portion of the
minimum commercial requirement under the Mixed Use Combining District.
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Below Market Rate (BMR): This project will require a total of 46 Below Market
Rate (BMR) Units, to meet the City’s requirement of allocating 15% of rental
housing units as BMR units. The 15% is based on the maximum allowed number
of units (304) calculated before the 15% density bonus is utilized. The BMR units
will be selected in accordance with the City of Sunnyvale Below Market Rate
Housing Program Administrative Procedures. The applicant has signed a BMR
Standard Permit Conditions document with the Community Development
Department.

Transition from Apartments to Ownership Units. While the developer is not
proposing ownership units at this time, the project does include an application
for a Vesting Tentative Map for condominium purposes. The map will allow
conversion from rental to ownership housing in the future. If and when the
condominium map is exercised and there is a change from rental to ownership,
the project will be affected in three ways:

1. Change in the number of required BMR units. If in the future the dwelling
units are sub-divided and sold as separate ownership units, the BMR
requirement for the ownership units at the time of the application will
apply.

2. Triggers the Condominium Conversion section of the Subdivision Map Act
when apartments are ultimately sold to individuals.

3. Requires the filing of CC&Rs with the final map.

The methods for transitioning from the 15% BMR rate for apartments to the
current BMR rate for for-sale units shall be in accordance with the terms of
Sunnyvale Municipal Code 19.66 and be detailed in a Deed restriction on the
property. The deed restriction is intended to assure that tenants and potential
buyers are afforded the same protection as would be required for a condominium
conversion.

Compliance with Development Standards: The applicant is requesting five
deviations from SMC through the SDP permit. The following table outlines these
deviations and the applicant’s justification. For more information on the
applicant’s justification, see Attachment D.

Requested Deviations Justifications
e Building stories of six e The number of stories is secondary to maximum
where five is the maximum height limit measure.

allowed in MU Districts.

e Building height of 66°6” e Building heights in the surrounding Industrial
where 65’ is the maximum Zone can be up to 75 feet high and eight stories.
allowed in the R-5/MU Additional height helps meet other required

District. standards.
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Requested Deviations Justifications

e Lot coverage of 51.7% e The project is proposing a wrap style parking

where 40% is allowed. garage which creates additional lot coverage
relative to underground parking or podium style
buildings.

e Minimum commercial e The project has been designed to meet the
square footage of 7.6% projected market demand for commercial tenants
where 10% is the in this area, which is estimated at approximately
minimum allowed under 7%.
the Mixed Use Combining
District.

e Usable Open is permitted e Greater consolidated open space is provided in
to be counted in the the common open space areas and a larger
required front yard areas. clubhouse is provided.

Expected Impacts on the Surroundings

A complete discussion of the expected impacts can be found under the General
Plan and Rezoning discussions.

Expected Impacts on Sunnyvale Schools

The project site is located within the Santa Clara Unified School District. The
students generated from the proposed project would likely attend George Mayne
Elementary School in San Jose (Alviso approximately three miles northeast of the
project site), Peterson Middle School in Sunnyvale (approximately five miles south
of the project site), and Wilcox High School in Santa Clara (approximately three
miles north of the project site).

Based on the District’s student generation rates, the proposed project would
generate between 38 and 47 kindergarten through twelfth grade (K-12) students
(approximately 24 to 30 kindergarten through fifth grade students, seven to nine
sixth through eighth grade students, and seven to nine ninth through twelfth
grade students).

Implementation of the proposed project would incrementally increase the number
of school children in the project area. This would result in increases in school
children attending the local public schools. Currently, George Mayne Elementary
School and Peterson Middle School have sufficient capacity to accommodate
project generated students. Wilcox High School is currently over capacity. The
District would need to add portable classrooms to Wilcox High School to
accommodate the project generated high school students. The addition of
portable classrooms is not anticipated to result in significant environmental
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impacts. State law requires that impacts to schools are mitigated through
payment of fees. Development associated with the proposed project would not

result in the need to construct a new school.

Tentative Map

General Description: The proposed project requires a Vesting Tentative Map to
merge the two parcels, totaling 6.63 acres into one parcel with 338 condominium
lots. The developer is not proposing to create ownership units at this time and
has stated the units will be for rental purposes. The Vesting Map will however,
allow the project to be converted from rental to ownership housing at any time
after the condominium conversion process is completed.

Easements/Undergrounding: There are no overhead utilities located at the site.
All new services are required to be undergrounded.

Park Dedication In-Lieu Fee

This project is subject to Park Dedication In-Lieu Fees. The park dedication fees
for this project are estimated to be $9,408.96 per unit. This fee shall be collected
prior to action on a Final Map.

Transportation Impact Fee

As required by City code when there are new PM peak hour trips, Traffic Impact
Fees will be required for this project. The final fee is calculated at the time of
Building Permit issuance. Based on the applicant’s proposed project the fee is
estimated at $338,114.

Fiscal Impact

Property Tax: Relative to the redevelopment of the site and subsequent
reassessment of property taxes; it is a generally accepted notion that residential
property taxes only cover the increase in services the City must now provide to
the new residents. This concept is true in the case of single-family residential
developments, where the City is responsible for maintaining the streets,
infrastructure, and other services necessary for the new residential units. The
concept is not as relevant for multi-family types of housing units, particularly in
the instance where a project is high-density housing. These types of
developments are less land intensive and require a minimal amount of new
streets and physical infrastructure. Although multi-family housing will require a
similar amount of services from Public Safety, they will require fewer City services
for such items as street sweeping, street tree service, solid waste service, etc.

Retail Sales Tax: The project will contain between 16,000 and 28,000 square feet
of commercial/office uses. The tenants that will occupy these spaces are not
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known at this time. The preliminary market demand studies indicate there would
likely be neighborhood serving food uses and service oriented businesses. These
uses will likely generate some sales tax revenue for the City but it is not
anticipated to be an appreciable amount.

Public Contact

The applicant held a neighborhood meeting on October 4, 2007 at the project site
where property owners and residents within a 300 foot radius were sent
invitations. Approximately five interested members of the public attended this
meeting. The applicant gave a brief overview of the project and fielded questions
from the public. In general, most questions concerned the timing of the
development.

Planning Commission Hearing: The application was heard before the Planning
Commission at their October 13, 2008 meeting. At the hearing, the Commission
discussed numerous issues related to the project including; environmental
mitigation measures, lot coverage, minimum commercial percentage, live/work
units, impact to the surrounding businesses, suitability of the site for residential
use, and underground parking. Seven speakers spoke on the project, with most
comments in favor of the development. The Commission initially made a motion
to approve the EIR statement of overriding consideration, but the motion failed on
a 3-4 vote. The Commission then voted 6-1 to adopt the statement of overriding
consideration with the following condition:
A condition of approval was added to mitigate the air quality impacts
stating that the 14 units, identified as impacted by the diesel particulate
matter, shall not be occupied for at least 5 years and until further air
quality testing determines they can be occupied without impacting the
health of the residents.

The Commission voted 7-0 to recommend approval to the City Council for the
General Plan Amendment, Rezoning, SDP, and Vesting Tentative Map, with a
modified condition as follows:
Remove condition of approval 2.b that requires the project to be
redesigned to be the maximum of 40% lot coverage (allows 51.7% lot
coverage as requested by the developer).

The Commission stated they were able to recommend approval of the project to
Council by making the following Findings; the project achieves the goals of the
General Plan by providing additional housing units, the housing units are near
public transit, the project site will not have an impact on the surrounding
businesses since it is separated by Lawrence Station Road, the project will create
its own island neighborhood, and the site is an appropriate transition to a
residential use based on the surrounding uses.
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See the DRAFT Planning Commission Minutes in Attachment L for additional
details.

Since the Planning Commission hearing, staff has made two minor modifications
of the conditions of approval based on requests from the applicant. The first
relates to the condition for the addition of a natural stone on the block wall
(approximately four feet high) fronting on Lawrence Station Road. Due to cost
issues the applicant requested that a portion of the wall can have landscaping to
screen the wall rather than a stone veneer or wainscoting. Staff has agreed to and
suggests the following condition:

7.A.3: The split face CMU/block wall proposed for the Lawrence Station Road
frontage shall be enhanced with a stone material for a minimum of 2/3
of the entire frontage on Lawrence Station Road. A maximum of 1/3 of
the frontage may consist of split face block with landscaping planted in
front, intended to screen the block wall, including climbing vines with
appropriate structural vine climbing system, subject to final review
and approval by the Director of Community Development. The
maximum 1/3 landscaping area must be located so as to be consistent
with the differentiation in architecture of the project elevations.

The second condition relates to the requirement that the developer utilize the
City’s solid waste hauler. The applicant has stated this requirement may conflict
with certain requirements under LEED or Build-It-Green, although is has not
been fully determined at this time. Staff has agreed to and suggests the following
condition to provide flexibility:

23.G: Construction & Demolition Waste, Code Compliance: Mixed debris of
any type must be disposed of in containers provided and serviced by
the City's franchised hauler, Specialty Solid Waste & Recycling (except
for exclusion 8.16.110(j), granted where applicable) (Ord. 2614-99 § 1
(part)). Project must maintain and use Specialty debris boxes onsite for
duration of work. The Director of Public Works has discretion to
modify this condition if there is found to be a discrepancy caused by
sustainability (LEED or Build-It-Green) obligations and this condition.

Notice of Public Hearing Staff Report Agenda
e Published in the Sun e Posted on the City of | e Posted on the
newspaper Sunnyvale's Website City's official
e Posted on the site e Provided at the notice bulletin
e 990 notices mailed to the Reference Section of board
property owners, tenants, the City of e City of
and residents within 300 ft. Sunnyvale's Public Sunnyvale's
of the project site Library Website
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Conclusion

Generally, staff believes the developer proposes a quality project but the location
selected for the project is inappropriate. Based on the character and use of the
existing neighborhood, staff believes the project will change the character of the
existing neighborhood and will impact the surrounding businesses, as previously
discussed in the General Plan and Rezoning sections. Additionally, future
residents would be exposed to significant air quality and noise impacts.

Staff also believes that this project provides a high quality residential project with
the following benefits to the City: mixed use project; 338 new residential units; 46
Below Market Rate housing units; high density housing adjacent to a major
transportation corridor; and additional rental housing opportunities. Staff is able
to support several of the deviations from SMC requested but is requiring the
project meet the 40% lot coverage and the 10% minimum commercial square
footage. In a recent communication from the applicants they indicate that
underground parking is not feasible at this location due to shallow ground water.
Staff was has not received any information to this end and has suggested the
applicant may want to provide this additional information for Planning
Commission and City Council consideration. If the information supports the
infeasibility of underground parking at this site, there may be justification to
allow greater lot coverage for a project of this density. Alternatively, there may be
justification for taller buildings at this location (with parking provided in
structures at grade below the residential units).

Findings and General Plan Goals: Staff was not able to make the required
Findings based on the justifications for the Special Development Permit. Findings
and General Plan Goals are located in Attachment A.

Recommended Conditions of Approval: Conditions of Approval are located in
Attachment B.
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Alternatives

If the Luminaire/Lawrence Station Road Environmental Impact Report and Title
19 Amendment for the Mixed Use Combining District are approved by the City
Council, then take the following action:

Alternative #1:

e Do not introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Do not introduce a Resolution to amend the General Plan land use
designation from Industrial to Very High Density Residential,

e Do not introduce an ordinance to amend Sunnyvale Municipal Code Title
19 to Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office /Mixed Use),

e Do not approve the Special Development Permit and Vesting Tentative
Map.

Alternative #2:

e Introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Introduce a Resolution to amend the General Plan land use designation
from Industrial to Very High Density Residential,

e Introduce an ordinance to amend Sunnyvale Municipal Code Title 19 to
Rezone the site from M-S (Industrial & Service) to R-5/MU (High Density
Residential and Office/Mixed Use),

e Approve the Special Development Permit and Vesting Tentative Map with
the attached findings and conditions.

Alternative #3:

e Introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Introduce a Resolution to amend the General Plan land use designation
from Industrial to Very High Density Residential,

e Introduce an ordinance to amend Sunnyvale Municipal Code Title 19 to
Rezone the site from M-S (Industrial & Service) to R-5/MU (High Density
Residential and Office/Mixed Use),

e Approve the Special Development Permit and Vesting Tentative Map with
modified findings and conditions.
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Recommendation

Staff recommends Alternative #1:

e Do not introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Do not introduce a Resolution to amend the General Plan land use
designation from Industrial to Very High Density Residential,

e Do not introduce an ordinance to amend Sunnyvale Municipal Code Title
19 to Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office /Mixed Use),

e Do not approve the Special Development Permit and Vesting Tentative
Map.

Land Use Change: The continuing loss of industrial land throughout the City is a
significant on-going issue. The land use change to residential would mean an
irreversible change away from strictly industrial/office uses in another area of the
City. In general, staff does not support the continuing loss of the industrial areas,
but may support a land use change in cases where it has been found to be
compatible with the surrounding area, such as adjacent to existing residential
uses or ITR zones. In this case, staff believes, as a result of this project, there will
be impacts to the surrounding businesses, schools, and the City’s long range
plans for the industrial areas.

The change of land use to residential may also cause health impacts to future
tenants of this project, as indicated in the project EIR. These are the result of air
quality impacts from vehicles on the adjacent highway. As previously discussed,
staff also believes there will be noise impacts to residents resulting from
incompatible land use.

While the economy is uncertain at this time, the demand for high quality Class A
buildings is still active. Eventually, there will be a market demand for conversion
and reinvestment in Class C sites. In the interim time, the Woods industrial area
should remain available for Class C buildings and available for service and start-
up businesses to locate in this area should be encouraged. The Woods area is
ideally situated for higher concentrations of jobs since it is adjacent to transit.

Although the development includes new commercial opportunities for the site and
surrounding area, staff does not feel that conversion of the site to residential uses
is warranted. The site is noted within the Community Development Strategy as a
site needing reinvestment as well as retention for industrial uses. Staff finds that
the preservation of industrial uses at this location is essential to long-term
sustainability within the City. Sites currently zoned for conversion from
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Industrial to Residential are considered more appropriate for a similarly proposed
redevelopment.

The City’s ITR zones total 313.41 acres of land for a total possible unit count of
5,923 units. As of August 2008, only 29.3% or 92 acres of ITR zoned properties
have been utilized (constructed or approved). A total of 221.56 acres or 70.7%
remain today as available for housing (see table below). The total number of
housing units in the 221.56 acres is 3,966 units, assuming the lowest density of
18 units per acre. At the maximum allowed density of 24 units per acre the total
is 5,317 units available. The following table summarizes the City’s ITR zone
buildout status:

ITR Status Acres Percent of Total
Approved 46.86 15.0%
Under Construction 34.04 10.9%
Finaled 10.95 3.4%
No Action (70%) 221.56 70.7%
TOTAL 313.41 100%

Impact to the Wood: Staff is concerned with the compatibility of a new
residential use in the Woods. The land use and 2zoning in this area are
predominately industrial, office, R&D, manufacturing, and warehouse use
oriented; new residential uses could realistically impede the existing uses being
made of the surrounding properties. As previously discussed in this report there
may likely be impacts resulting from incompatible uses, noise levels, hours of
operation, etc. Staff’s concern is related not to the proposed project (architecture,
etc.), but rather with the site where the developer has chosen to locate. Staff finds
the character of the area clearly industrial and does not find a residential use
appropriate for this site. Staff believes there are other more appropriate locations
for residential mixed use projects throughout the City.

Staff is also concerned with potentially unforeseen impacts to the existing
business as a result of this land use change. The future expansion of these
businesses and existing operations may be in jeopardy if conflicts between
residential and industrial uses arise. These land conflicts, as found in other ITR
areas of the City, may lead to disinvestment in these industrial areas as
businesses face uncertainty about their ability to continue operating in an area
that is being converted to other uses. If residential uses are allowed in the Woods
area, staff expects similar impacts to the surrounding businesses to occur.

Suitability of the Project Site for Residential Use: In addition to consideration
of the fiscal and economic impacts of the proposed land use change, the general
suitability or livability of the project area as a residential neighborhood requires
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consideration. The Woods is approximately 172 acres in size and is separated
from Moffett Park by Highway 237. It is bound by major roads on the west and
south sides, with mobile home parks across these roads. To the east of the Woods
is an industrial area in the City of Santa Clara. It is located away from the Civic
Center services, parks, and the Community Center and convenient schools.
Although Baylands Park is across Highway 237, the park requires a five dollar
entrance fee most of the year and is typically utilized for larger organized events.
It is not a park easily accessed by pedestrians. The north area of Sunnyvale has
also been identified as an area lacking in commercial and retail services to
support residential uses.

Although the Woods has some features (proximity to transit and potential for
development of supporting commercial) that might support a transition to a
residential area, portions of the Woods area have recently been rezoned by the
City as appropriate for Places of Assembly. Portions of the Woods have also been
identified as appropriate to protect and encourage for the location of services uses
needed to support a well balanced economy and to provide locally available
services.

Alternatives: If the proposed General Plan amendment and Rezoning are not
approved, the likely project alternative for this site would be a remodel of the
existing structures or redevelopment of the site. The applicant has stated that
significant reinvestment in the existing facility is not a realistic option, since its
physical condition is not suited to long-term investment. The buildings have been
vacant for several years.

If redevelopment of the site occurred under the existing Industrial designation, it
could be with an industrial/office or commercial use. If industrial/office, there
would likely be multiple buildings with multiple stories. The remainder of the site
would be used as landscaping and parking if the parking is not located in a
structure. At 25% FAR, buildings would total approximately 100,000 square feet.
Maximum allowed building heights in the M-S zone up to 75 feet (eight stories
plus 25 feet for roof top features) are allowed under the current General Plan and
Zoning regulations. An industrial/office use could produce business-to-business
taxes for the City as well as an additional 300 jobs. If commercial, the square
footage would typically be configured into one large retail building (generally one
story), with the remainder of the site as landscaping and parking. This building
could be a large retailer that could produce sales tax revenue for the City. Given
the site’s location on a major transportation corridor, it is conceivable a retailer
would select this site.

Staff believes that in the near future, there is a high likelihood the site will be
redeveloped with industrial, office, or hotel uses. This belief is based on several
factors including: size of the site; the existing improvements on the parcel;
proximately to Highway 237; and, the close proximity of the site to the Moffett
Park area, where higher square footage buildings are allowed. Staff acknowledges
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the real estate market for industrial/office has decreased in the last year and is
uncertain at this time, but it is not anticipated that the market slump will
preclude redevelopment in the near future.

Conclusion: Based on the above discussions of the advantages and
disadvantages of the project, staff believes the proposed development will not
have a beneficial impact to the City. Staff believes that housing and mixed use
projects are highly desirable in the community, but the site selected by the
developer is not suitable for the proposed use. In addition, the project as
currently proposed includes exceptions to lot coverage, building heights, and the
minimum commercial MU Zone requirement, which staff cannot make the
appropriate Findings to support. Staff was not able to make the required
Findings, based on the General Plan, to recommend approval of this project.

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:

Recommended Findings

Recommended Conditions of Approval

City Council Meeting minutes from February 14, 2006

. Letter of Justification from Applicant

Applicant’s Off-Site Improvements Offering Letter

Site and Architectural Plans

GP Map

Rezone Map

Draft Resolution to Amend the General Plan

Draft Rezoning Ordinance

Draft Ordinance for Statements of Overriding Consideration
Planning Commission Meeting Minutes of October 13, 2008
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General Plan Goals and Policies

Housing and Community Revitalization Sub-element

Goal A:

Policy B.3:

Policy C.1:

Goal D:

Policy D.1:

Goal E:

Foster the expansion of housing supply to provide greater
opportunities for current and future residents within limits
imposed by environmental, social, fiscal and land use
constraints.

The project will provide 338 new housing units but may have an
impact on future City fiscal and land use plans.

Continue to permit and encourage a mix of residential and job-
producing land wuses, as long as there is neighborhood
compatibility and no unavoidable environmental impacts.

The project provides a mix of residential and commercial units
but is not compatible with the existing industrial/office
neighborhood. The EIR for this project requires Statement of
Overriding Consideration for significant unavoidable impacts.

Continue efforts to balance the need for additional housing with
other community values, such as preserving the character of
established neighborhoods, high quality design, and promoting a
sense of identity in each neighborhood.

The project will provide new housing units in an existing
industrial neighborhood that does not currently have a
residential identity. This project, if approved, will significantly
alter the neighborhood character.

Maintain diversity in tenure, type, size, and location of housing to
permit a range of individual choices for all current residents and
those expected to become city residents.

The project provides additional rental opportunities within a
multi-family style of residential development.

Encourage innovative types of housing in existing residential
zoning districts.

The project will provide a new/innovative type of housing
through the introduction of live/work units.

Maintain and increase housing units affordable to households of
all income levels and ages.
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The proposal meets this goal with 304 market rate units and 46
new BMR rental units.

Land Use and Transportation Element

Goal C1:

Policy C2.2:

C3.2.3:

C4.3:

Policy N1.1:

Preserve and enhance an attractive community, with a positive
image and a sense of place that consists of distinctive
neighborhoods, pockets of interest, and human-scale
developments.

The project’s architecture is a high quality design that will be
distinctive but it will not be contribute towards the existing
character of the neighborhood.

Encourage the development of ownership housing to maintain a
majority of housing in the city for ownership choices.

This project proposes rental housing units, not ownership
units, although a map is being requested and the developer may
sell ownership units at any time.

Encourage mixed use developments that provide pedestrian scale
and transit oriented services and amenities. The intent is to
provide opportunities for mixed use.

The project will provide a mixed use project that is located
adjacent to transit. While the project does not provide transit
services it will provide an on-site kiosk for transit and ride
share information.

Consider the needs of business as well as residents when
making land use and transportation decisions.

As previously stated, the conversion of this site to residential
may have a negative impact to the surrounding businesses.

Protect the integrity of the City’s neighborhoods; whether
residential, industrial or commercial.

Action Statement N1.1.1: Limit the intrusion of incompatible uses and

inappropriate development into city neighborhoods.

The majority of the existing neighborhood is zoned Industrial
and is occupied by general office or research and development
uses. The introduction of a residential use may interrupt the
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operations and future expansion capabilities of the existing
businesses in the neighborhood.

Policy N1.2: Require new development to be compatible with the

neighborhood, adjacent land uses and the transportation system.

The project site is situated in an industrial zone and is not
compatible with the adjacent land uses.

Community Design Sub-element
Policy A.2: Ensure that new development is compatible with the character of

special districts and residential neighborhoods.

The project site is situated in an industrial zone and is not
compatible with the adjacent land uses.

Policy C.4: Encourage quality architectural design, which improves the City’s

identity, inspires creativity, and heightens individual as well as
cultural identity.

The proposed architecture incorporates high quality design and
is creative, unique (mixed use), and will call attention to its
design.

Recommended Findings - Special Development Permit

1.

2.

The proposed use attains the objectives and purposes of the General Plan of
the City of Sunnyvale.

Staff cannot make the first Finding based on the goals and policies of the
General Plan, as enumerated above.

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.

Staff cannot make the second Finding based on concerns that the proposed
project will impair the orderly development of (expansion), and existing uses
being made of (noise), the adjacent industrially zoned properties. Staff finds
that this use, at this location, where the land use and zoning is
predominately industrial, office, R&D, manufacturing, and warehouse use
oriented, could realistically impede the existing uses being made of the
surrounding properties. Staff’s concern is related not to the proposed project
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(architecture, etc.), but rather concerned only with the site where the

developer has chosen to locate. Staff believes there are other more
appropriate locations for residential mixed use projects throughout the City.

Recommended Findings - Tentative Map

Staff is able to make the findings as enumerated (1-8) for the Tentative Map
that it is not in conformance with the Sunnyvale Municipal Code and
recommends denial of the map as attached.

The condominium subdivision, together with the provisions for its design and
improvements, is not consistent with the objectives, policies, general land uses
and programs of the General Plan. The project, in conjunction with an approved
Special Development Permit, meets the overall density allowed in the proposed R-
S Zoning District but supports a land use that is not compatible with the
surrounding neighborhood. The project does not meet the goals and policies of
the General Plan, as enumerated above.

However, the approving authority shall approve the Tentative Map if it cannot
make any of the following findings:

1. That the subdivision is not consistent with the General Plan.

2. That the design or improvement of the proposed subdivision is not
consistent with the General Plan.

3. That the site is not physically suitable for the proposed type of
development.

4. That the site is not physically suitable for the proposed density of
development.

5. That the design of the subdivision or proposed improvements are likely to
cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

6. That the design of the subdivision or type of improvements is likely to
cause serious public health problems.

7. That the design of the subdivision or the type of improvements will
conflict with easements, acquired by the public at large, for access
through or use of property within the proposed subdivision.

8. That the map fails to meet or perform one or more requirements or
conditions imposed by the "Subdivision Map Act" or by the Municipal
Code.
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Recommended Conditions of Approval - Special Development Permit

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:

Unless otherwise noted, all conditions shall be subject to the review of approval
of the Director of Community Development.

1. GENERAL CONDITIONS

A.

Project shall be in conformance with the plans approved at the public
hearing(s). Minor changes may be approved by the Director of
Community Development; major changes may be approved at a public
hearing by the Planning Commission.

. The Special Development Permit shall be null and void two years from

the date of approval by the final review authority at a public hearing if
the approval is not exercised, unless a written request for an
extension is received prior to expiration date and is approved by the
Director of Community Development. Specific Deviations allowed with
this Special Development Permit are as follows:

1. Building stories of six where five is the maximum allowed.

2. Usable Open is permitted to be counted in the required front

yard areas.

. This Special Development Permit shall not be valid until the General

Plan Amendment Resolution, Rezoning Ordinance, and Mixed Use
Combining District Ordinance becomes effective after the second
reading by the City Council.

. Submit a complete plan check for the first Building Permit submittal,;

no partial sets are allowed.

Building Permit plans shall be accompanied by an annotated set of
the conditions of approval indicating how the project complies with
each condition.

A deed restriction shall be recorded on each live/work unit parcel
(airspace condominium) restricting the commercial space from
residential use. The deed restriction shall state that the Homeowner’s
Association is responsible for enforcement of this restriction.

. The Conditions of Approval shall be reproduced on the cover page of

the plans submitted for a Building Permit for this project.

. To address storm water runoff pollution prevention requirements, an

Impervious Surface Calculation worksheet is required to be completed
and submitted for the California Regional Water Quality Control
Board prior to issuance of a Building Permit.

A final Stormwater Management Plan is subject to the review of the
Director of Community Development prior to issuance of a building
permit.
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2. SITE PLAN
A. The project shall be required to incorporate a minimum of 10%

commercial uses.

B. The project shall be redesigned to be the maximum 40% lot coverage

allowed under the R-5/MU standards, with an option to include below
grade parking.

3. COMPLY WITH OR OBTAIN OTHER PERMITS

A.

Obtain necessary development permit from the Department of Public
Works for all proposed off-site improvements.

4. ENVIRONMENTAL MEASURES

A.

In addition to complying with applicable City Codes, Ordinances,
and Resolutions, the Luminaire/Lawrence Station Road Project EIR
includes mitigation measures that are incorporated into the project’s
approval. The Mitigation Monitoring and Reporting Program,
adopted by the City Council must be complied with as a condition of
approval.

The developer (Trumark Companies or descendant developer) shall
sign an agreement with the City indemnifying the City from any
claim, action, or proceeding against the City or its agents, officers, or
employees to attack, set aside, void, or annul, an approval of the
City, and the City shall promptly notify the developer of any claim,
action, or proceeding and shall cooperate fully in the defense.

5. BELOW MARKET RATE UNITS

A.

B.

C.

This project (2006-0712) will comply with Below Market Rate
Housing (BMR) requirements as noted in SMC 19.66.

The project will provide 46 Below Market Rate rental dwelling units
in compliance with SMC 19.66.

The developer shall submit a site plan to the Housing Officer for
review. The plan will include a description of the number, type, size
and location of each unit on the site. The Housing Officer will then
determine the specific units to be obligated as Below Market Rate
(BMR) unit(s). (BMR Administrative Guidelines)

Prior to issuance of a building permit, the developer shall execute a
Development Agreement with the City to establish the units. The
rental/sale price of the BMR unit(s) is established at the time of the
execution of the Development Agreement. (BMR Administrative
Guidelines)

All BMR dwelling units shall be constructed concurrently with non-
BMR units, and shall be dispersed throughout the property and
shall reflect the range in numbers of bedrooms provided in the total
project and shall not be distinguished by exterior design,
construction or materials. (SMC 19.66.020(c))
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Sixty days (60) days prior to the estimated occupancy date, the
developer shall notify the Housing Division of the BMR units to be
available. (BMR Administrative Guidelines)

BMR rental units - Record a “Deed of Trust” Prior to Occupancy
Permit. (BMR Administrative Guidelines)

BMR Ownership Program - If units are converted from rental to
ownership units, the Developer and Buyer to execute “Addendum to
Purchase Offer” prior to Occupancy Permit and provide copy to City.
(BMR Administrative Guidelines)

Ownership Units - If units are converted from rental to ownership
units, prior to Close of Escrow, a Deed of Trust between the City and
the Buyer of the BMR unit shall be recorded to establish resale and
occupancy restrictions for a 30-year period.

The original sale/rental price of BMR dwelling units shall comply
with sales prices established by the City, which is revised annually.
(SMC 19.66.040 (c))

Below Market Rate dwelling units shall be offered for sale/rent only
to persons qualified under the terms described in SMC 19.66.040
and 19.66.050 and described more fully in the Administrative
Guidelines. (BMR Rental Units / BMR Ownership Program)

Resale of BMR dwelling units shall comply with procedures set forth
in SMC 19.66.060.

In the event of any material breach of the Below Market Rate
Program requirements and conditions, the City may institute
appropriate legal actions or proceedings necessary to ensure
compliance. (SMC 19.66.140)

In the event that any of the Below Market Rate dwelling units or a
portion thereof is destroyed by fire or other cause, all insurance
proceeds therefrom shall be used to rebuild such units. Grantee
hereby covenants to cause the City of Sunnyvale to be named
additional insured party to all fire and casualty insurance policies
pertaining to said assisted units. (BMR Administrative Guidelines)

6. CC&Rs (CONDITIONS, COVENANTS AND RESTRICTIONS)

A.

Any proposed deeds, covenants, restrictions and by-laws relating to
the subdivision are subject to review by the Director of Community
Development and the City Attorney.

The Homeowner’s Association shall be responsible for enforcement
of all provisions of the CC&Rs and enforcement of the project
requirements listed in the these Conditions of Approval.

The Homeowner’s Association shall be responsible for
implementation and enforcement of the parking management plan.
These Conditions of Approval shall be included as an attachment
into the Final CC&R document.

The developer/Owner shall create a Homeowner’s Association that
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comports with the state law requirements for Common Interest
Developments. Covenants, conditions and restrictions (CC&Rs)
relating to the development are subject to approval by the City
Attorney and Director of Community Development prior to approval
of the Final Map. In addition to requirements as may be specified
elsewhere, the CC&Rs shall include the following provisions:

A. Membership in and support of an association controlling and
maintaining all common facilities shall be mandatory for all
property owners within the development.

B. The homeowners association shall obtain approval from the
Director of Community Development prior to any modification of
the CC&Rs pertaining to or specifying the City.

C. The developer shall maintain all utilities and landscaping for a
period of three years following installation of such
improvements or until the improvements are transferred to a
homeowners association, following sale of at least 75% of the
units, whichever comes first.

D. The Conditions of Approval of this SDP.

The CC&Rs shall contain the following language:

A. “Right to Remedy Failure to Maintain Common Area. In the
event that there is a failure to maintain the Common Area so
that owners, lessees, and their guests suffer, or will suffer,
substantial diminution in the enjoyment, use, or property value
of their Project, thereby impairing the health, safety and welfare
of the residents in the Project, the City, by and through its duly
authorized officers and employees, will have the right to enter
upon the subject Property, and to commence and complete
such work as is necessary to maintain said Common Area. The
City will enter and repair only if, after giving the Association
and Owners written notice of the failure to maintain the
Common Area, they do not commence correction of such
conditions in no more than thirty (30) days from the giving of
the notice and proceed diligently to completion. All expenses
incurred by the City shall be paid within thirty (30) days of
written demand. Upon a failure to pay within said thirty (30)
days, the City will have the right to impose a lien for the
proportionate share of such costs against each Lot in the
Project.

It is understood that by the provisions hereof, the City is not
required to take any affirmative action, and any action undertaken
by the City will be that which, in its sole discretion, it deems
reasonable to protect the public health, safety and general welfare,
and to enforce it and the regulations and ordinances and other laws.
It is understood that action or inaction by the City, under the
provisions hereof, will not constitute a waiver or relinquishment of
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any of its rights to seek redress for the violation of any of the
provisions of these restrictions or any of the rules, regulations and
ordinances of the City, or of other laws by way of a suit in law or
equity in a court of competent jurisdiction or by other action.

[. It is further understood that the remedies available to the City by
the provision of this section or by reason of any other provisions of
law will be cumulative and not exclusive of the maintenance of any
other remedy. In this connection, it is understood and agreed that
the failure to maintain the Common Area will be deemed to be a
public nuisance and the City will have the right to abate said
condition, assess the costs thereof, and cause the collection of said
assessments to be made on the tax roll in the manner provided by
appropriate provisions of the Sunnyvale Municipal Code or any
other applicable law.

J. No Waiver. No failure of the City of Sunnyvale to enforce any of the
covenants or restrictions contained herein will in any event render
them ineffective.

K. Third-Party Beneficiary: The rights of the City of Sunnyvale
pursuant to this Article will be the rights of an intended third party
beneficiary of a contract, as provided in Section 1559 of the
California Civil Code, except that there will be no right of Declarant,
the Association, or any Owner(s) to rescind the contract involved so
as to defeat such rights of the City of Sunnyvale.

L. Hold Harmless. Declarant, Owners, and each successor in interest of
Declarant and said Owners, hereby agree to save, defend and hold
the City of Sunnyvale harmless from any and all liability for inverse
condemnation which may result from, or be based upon, City’s
approval of the Development of the subject Property.”

M. The Homeowners Association shall be required to maintain and keep
up to date transit information and rideshare information for display
in an on site kiosk. The display shall include current VTA transit
map, Caltrain station map, contact information websites and phone
number for Caltrain, VTA, www.511.org, etc.

7. DESIGN/EXTERIOR COLORS AND MATERIALS
A. The architect elevations shall be revised to include the following:

1.  The building elevation fronting on Lawrence Station Road shall
be redesigned to incorporate additional rooflines, awnings,
tower features, or other elements, with the intent of breaking-
up the appearance of a long, repeating building form.

2. The pedestrian and vehicle entrances shall redesigned and
enhanced to be stronger and more architecturally interesting
features, similar to the red-arched pedestrian entrance
proposed on Lawrence Station Road.
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3. The split face CMU/block wall proposed for the Lawrence
Station Road frontage shall be enhanced with a stone material
for a minimum of 2/3 of the entire frontage on Lawrence Station
Road. A maximum of 1/3 of the frontage may consist of split
face block with landscaping planted in front, intended to screen
the block wall, including climbing vines with appropriate
structural vine climbing system, subject to final review and
approval by the Director of Community Development. The
maximum 1/3 landscaping area must be located so as to be
consistent with the differentiation in architecture of the project
elevations.

4. The upper-story residential unit railing design (guardrails)
shall be enhanced to be more architecturally interesting and
significant. The final design shall be subject to review and
approval of the Director of Community Development.

5.  The interior (courtyard) building elevations shall be the same
quality and design (compatible design acceptable) as the
exterior elevations.

6. All exposed parking structure elevations (not directly attached
to residential units) shall have the same design as the north
parking structure elevation shown on page 13 or Attachment F.

7. The design of the sound wall on Lawrence Expressway and
Highway 237 shall be subject to review and approval of the
Director of Community Development.

B. All metal railings shown on the elevations of the condominium
building and townhomes (i.e. balcony railings) shall be retained as
integral features of the architecture and shall be incorporated into
the Building Permit plans.

C. High quality materials shall be used on the exterior (e.g. no low
grade foam trim, EIFS, etc., unless the materials proposed can be
shown to be of a quality, appearance, and longevity equivalent to
real wood).

D. The fabric awnings shall be retained as integral features of the
live /work units.

E. All vertical and horizontal bands or lines shown on the exterior
elevations shall be at least one inch wide by one inch deep by one
inch tall, unless in can be demonstrated that another dimension will
meet the intent of creating sharp, deep, distinctive lines or scoring.

F. Residential ventilation shall be taken from the rooftops (as shown on
the approved plans) and shall not be placed on the exterior walls.
(SMC 19.38.020(c))

G. Final exterior building materials and color scheme are subject to
review and approval of the Director of Community Development
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prior to issuance of a building permit, but shall have only minor
alterations over the approved elevations.

8. GREEN BUILDING REQUIREMENTS

A. This project shall achieve either a basic US Green Building Council

LEED Silver certification level or a Build It Green Rated Checklist of
70 points.

9. EASEMENTS AND DEDICATIONS

A.

Dedicate public utility easement on site, in accordance with the
approved Tract Map. Install these facilities per Department of Public
Works requirements.

Dedicate all private streets as emergency vehicle ingress-egress
easements.

The westbound Elko Drive curb lane shall be widened by five feet
between Lawrence Expressway and Lawrence Station Road to create
a 22-foot wide curb lane. Right-of-way shall be dedicated
accordingly, and traffic signal modifications made to allow right
turning vehicles to utilize the widened lane to bypass queues at the
Lawrence Expressway/Elko Drive traffic signal.

10. EXTERIOR EQUIPMENT

A. There shall be no roof or window mounted air conditioner units
allowed.

B. All air conditioning units (on the roof or on the ground) shall be
screened with architectural features. This screening shall be shown
on the building plans.

C. If air conditioner units are not installed by the developer,
appropriate locations shall be identified for future units for each
unit on the Building Permit plans.

11. FEES

A. Pay Park In-lieu fees estimated at $9,408.96 per unit, for a total of
$3,180,228.48 prior to approval of the Final Map or Vesting
Tentative Map. (SMC 18.10)

B. The final fee is calculated at the time of Building Permit issuance.

Based on the applicant’s proposed project the fee is estimated at
$338,114. Since there are a number of possible alternatives to the
total commercial square footage and unit count, the final Traffic
Impact Fee will be determined prior to the issuance of Building
Permits and may be greater than the two estimates listed above.
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12. ART IN PRIVATE DEVELOPMENT

A.

Comply with the art in private development requirements as noted
in Sunnyvale Municipal Code Section 19.52 for the commercial
portion of the site.

The construction valuation of 50% the commercial portion of the
live /work units shall be included.

Submit an Art in Private Development application to the Director of
Community Development for approval by the Arts Commission, prior
to issuance of a Building Permit.

13. FENCES

A.

@O O W

Design and location of all proposed fencing and/or walls are subject
to the review and approval by the Director of Community
Development.

The landscape/patio walls shall not be higher than three feet, unless
otherwise approved by the Director of Community Development.

Any front yard fence between the building and the public right-of-
way shall not exceed three feet in height.

Chain link and barb wire are not allowed.

Install and maintain a minimum ten-foot solid decorative masonry
wall, measured from the highest adjoining grade, of a design
approved by the Director of Community Development along the
eastern and northern property lines where the property abuts
Lawrence Expressway and Highway 237 (location as show on the
approved plans). The wall shall minimize the impact to the existing
trees on the subject or adjacent parcels. An acoustical consultant
shall verify the wall mitigates the noise to the level indicated in the
EIR.

14. TREE PRESERVATION

A.

Prior to issuance of a Demolition Permit, a Grading Permit or a
Building Permit, whichever occurs first, obtain approval of a tree
protection plan from the Director of Community Development. Two
copies are required to be submitted for review.

A new City sidewalk will need to be installed with a continuous piece
of root barrier installed per City specifications.

All new street trees and new trees along the Lawrence
Expressway/Highway 237 frontage shall be at least 24 inch box
trees.

The tree protection mitigation shall be installed prior to
commencement of any construction activities on-site, subject to the
on-site inspection and approval by the City Arborist.

The tree protection plan shall remain in place for the duration of
construction.
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Overlay Civil plans including utility lines to ensure that the tree root
system is not damaged.

15. LANDSCAPING

A.

SECRe

QO

The children’s play areas (tot lot) shall contain age appropriate
playground features. Final design is subject to approval by the
Director of Community Development prior to issuance of a building
permit.

Street landscaping plans are required as part of the off-site
improvement plans and are subject to review and approval by the
Public Works City Landscape Section.

Install street trees to City standard along all project frontages.

All new street trees shall be at least 24-inch box trees.

Decorative paving as required by the Director of Community
Development to distinguish entry driveways, building entries,
pedestrian paths and common areas shall be installed to a depth of
10 feet at the entrances of all private streets (three total) leading
from the public streets.

Landscape and irrigation plans are subject to approval by the
Director of Community Development prior to issuance of a Building
Permit. Landscaping and irrigation shall be installed prior to
occupancy. The landscape plan shall be consistent with the
approved plan.

Provide separate meter for domestic and irrigation water systems.

All landscaping shall be installed in accordance with the approved
landscape plan and shall thereafter be maintained in a neat, clean,
and healthful condition.

Trees shall be allowed to grow to the full genetic height and habit
(trees shall not be topped). Trees shall be maintained using standard
arboriculture practices.

Ground cover shall be planted so as to ensure full coverage eighteen
months after installation.

All areas not required for parking, driveways or structures shall be
landscaped.

New trees shall be native trees as large a species as appropriate for
placement on the site.

16. LIGHTING

A.

Prior to issuance of a Building Permit submit an exterior lighting

plan, including fixture and pole designs, for approval by the Director

of Community Development. Driveway and parking area lights shall

include the following:

1. Sodium vapor (of illumination with an equivalent energy
savings).

2. Pole heights to be uniform and compatible with the areas,



2006-0712 - Trumark Companies Attachment B

Page 10 of 18

including the adjacent residential areas. Light standards shall be
of pedestrian scale and not be greater than eight feet in height
on the periphery of the project.

3. Provide photocells for on/off control of all security and area
lights.

4. All exterior security lights shall be equipped with vandal
resistant covers.

5. Lights shall have shields to prevent glare onto residential units.

Prior to issuance of a Building Permit submit a contour photometric

plan for approval by the Director of Community Development.

Install lights at a minimum of 50 foot intervals along all private

streets.

17. ON-SITE AMENITIES

A.

Swimming pools, pool equipment structures, play equipment and
other accessory structures, in addition to the approved plans, may
be allowed by the Director of Community Development subject to
approval of design, location and colors.

At least one on-site kiosk or display case is required to provide
transit and rideshare information. The case needs to be a minimum
of 34 inches wide to accommodate a VTA map and may be located
on a building, wall, trellis, or other on-site feature to the approval of
the Community Development Director.

Knox Box system (key switch) shall be located in accordance with
the Fire Prevention Bureau requirements at all locked gates.

18. OFF-SITE TRANSIT CONNECTION PLAN

A.

B.

A VTA Eco Passes shall be provided to all units for at least one year
free of charge.

The western edge of Lawrence Expressway between Elko Drive and
Tasman Drive shall be improved by installing a 42” high decorative
fence (railing) intended to separate pedestrians from vehicular
traffic. The fence is subject to Santa Clara County review.

The western edge of Lawrence Expressway between Elko Drive and
Tasman Drive shall be improved by installing trees, ground cover,
and vines.

An in-ground lighted crosswalk shall be installed on Tasman Drive
adjacent to the Vienna Light Rail Station. The design and type of
crosswalk shall be subject to the review and approval of the Director
of Public Works.

19. PARKING

A.

B.

A minimum of 192 spaces shall be left unsecured and outside of any
gates.
25% of the unassigned spaces shall be marked as “commercial
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patron or residential guest only” spaces. Indicate these parking
spaces on building plans. Such spaces shall be clearly designated
prior to occupancy in a manner approved by the Director of
Community Development.

C. All uncovered spaces shall be reserved as residential
guest/commercial patron spaces and unassigned residential parking
spaces and shall remain unassigned.

D. No parking spaces shall be sold, rented, or leased to individual
homeowners (by the developer or subsequent HOA), except the
attached two car garages which shall be for the exclusive use of the
attached unit.

E. Garage spaces shall be maintained at all times so as to allow
parking only.

F. Specify compact parking spaces on Building Permit plans. All such
areas shall be clearly marked prior to occupancy, as approved by the
Director of Community Development.

G. Unenclosed storage of any vehicle intended for recreation purposes,
including land conveyances, vessels and aircraft, but excluding
attached camper bodies and motor homes not exceeding 18 feet in
length, is prohibited on the premises.

H. Gates at driveways entrances leading from the public streets are not
permitted.

[.  Any on-site gates shall be located to provide sufficient on-site vehicle
queuing during gate operations, as determined by the Director of
Public Works.

J. The design for the northern most driveway shall be reviewed and
approved by the Director of Public Works to assure adequate design
for trucks and adequate signing and striping.

20. ENHANCED PARKING REQUIREMENTS
A. The following measures shall be incorporated:

1. Compact spaces shall be clearly marked in order to discourage
larger cars from parking in smaller spaces.

2. Parking lot striping and markings (e.g. compact, guest) shall
accurately and adequately maintained.

3. Signs to direct vehicles to additional parking spaces on-site
shall be installed at appropriate locations.

4. Adequate lighting shall be available in parking lots to keep them
safe and desirable for use.

5. Of the total number of unassigned spaces, there shall be a
maximum of 10% compact spaces.

6. A Parking Management Plan shall be created that shall describe
how property managers or homeowner’s associations meet the
following requirements:
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. Limit the amount of unassigned spaces that are reserved for

specific tenants.

. Give property managers/homeowner’s association (with

approval by the Director of Community Development) the
latitude to define “guest,” since ultimate enforcement is the
responsibility of that entity.

. Specify that 25%-75% of unassigned spaces be reserved for

guest use only, at the discretion of the property owner or
homeowners association.

. Note that property owners and HOA’s cannot rent

unassigned spaces, except that a nominal fee may be
charged for parking management.

. Require tenants to use their assigned parking spaces prior to

using the unassigned parking spaces.

Confirm the responsibility of the property owner or
homeowner’s association to enforce provisions of the parking
management plan. Planning staff may provide the
associations with tools for property owners and homeowners
associations to carry out their responsibility to enforce
provisions of the parking management plan.

. Require tenants to maintain assigned spaces for parking of

automobiles and motorcycles (e.g. do not allow RVs, trailers,
boats, etc.)

. Clearly notify potentially residents of the number of parking

spaces provided for each unit on-site in order to reduce
overuse by specific residents.

Employee parking locations shall be away from the building,
in parking spaces that are the least used.

Delineate the location and term of short-term parking.

. Allow the use of valet parking when appropriate on sites with

limited parking.

21. TRANSPORTAION DEMAND MANAGEMENT

A. The following TDM measures shall be incorporated into the project:

1.

Include an on-site kiosk that contains current VTA and Caltrain
transit schedules and other information. The kiosk shall also
contain rideshare opportunity information. The case needs to be
a minimum of 34 inches wide to accommodate a VTA and
Caltrain map and may be located on a building, wall, trellis, or
other on-site feature to the approval of the Community
Development Director.

22. BICYCLE PARKING

A. Residential: Provide 112 Class I (secured) bicycle spaces 23 Class II
(unsecured) bicycle parking spaces (per VTA Bicycle Technical
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Guidelines) as approved by the Director of Community Development.
These spaces should be dispersed into separate areas on site.

B. Commercial: Provide one Class I (secured) bicycle space for every 30
employees and one Class II (unsecured) bicycle space for every 6000
square feet.

C. Permanent signage shall be included in the secured bicycle parking
area to prevent the area from being used for other uses.

23. RECYCLING AND SOLID WASTE
A. A design for Waste and Recycling Management facilities shall be
submitted to the Director of Community Development prior to
building permit issuance. The plan shall:
1. Identify and plan for types and quantities of waste and recycling
projected for construction and after occupancy.

Provide a detailed layout of facilities.

Design collection systems for operational efficiency & safety.

Integrate recycling and waste diversion systems into design.

Design to minimize visual and traffic impacts of collection

vehicles and garbage/recycling facilities.

B. Final architectural plan shall illustrate Waste and Recycling service
facilities in elevations. Per municipal code section 19.38.030, all
waste and recycling service and storage areas shall be fully screened
from public view, with all gates, doors, and lids kept closed at all
times. Site will comply with City requirements for Waste and
Recycling Management.

C. Waste and Recycling service areas shall be designed for safe and
efficient access for service vehicles and adequate space allotment for
facilities.

D. Waste and Recycling facilities and other receiving/delivery areas
must be designed to avoid conflicting with each other’s normal
operations.

E. The property management and/or account holders will be
responsible for ensuring adequate services and that all locations,
sidewalks and streets are kept free of litter and stains. Requirements
for both commercial and residential occupants shall be specified in
CC&Rs or other appropriate documents, with draft documents
provided to the City for approval.

F. To mitigate the impacts of large projects on local waste disposal and
recycling levels, construction and demolition weights/volumes for all
waste and recycling are to be reported to the City, per City’s “Waste
& Recycling Reporting Form” (electronic copy available) or a similar
chart. As part of the project’s demolition and construction
specifications, the developer shall record the type, quantity, and
disposition of materials generated, and forward a complete report

Sl
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the Department of Public Works, Solid Waste Division both

periodically during project work and at project completion.

Construction & Demolition Waste, Code Compliance: Mixed debris of

any type must be disposed of in containers provided and serviced by

the City's franchised hauler, Specialty Solid Waste & Recycling

(except for exclusion 8.16.110(j), granted where applicable) (Ord.

2614-99 § 1 (part)). Project must maintain and use Specialty debris

boxes onsite for duration of work. The Director of Public Works has

discretion to modify this condition if there is found to be a discrepancy
caused by sustainability (LEED or Build-It-Green) obligations and this
condition.

Recyclable material that is separated from mixed debris on the job

site may be hauled by an independent recycling company holding a

current Sunnyvale Business License, provided that the following

conditions are met:

1. On-site containers for mixed debris disposal are provided and
hauled by the franchised waste company for all non-recycled
material.

2. The recyclable material is separated onsite from non-recyclable
material

3. The material is actually recycled or reused, and is not disposed
of or used for 'alternative daily cover' at any landfill.

The chute system is subject to final approval of the Director of

Public Works and must include a chute cleaning and maintenance

plan. In addition to one chute for refuse, two chutes are to be

provided for recycling (one for newspaper and the other for
containers).

The enclosure shall be of masonry construction and shall match the

exterior design, materials and color of the adjacent main building.

All recycling and solid waste containers shall be metal or State Fire

Marshall listed non-metallic.

24. RIGHT-OF-WAY IMPROVEMENTS

A.

B.

C.

Submit a separate off-site improvement package on 24”x36” sized
sheets for Public Works review and approval.

Obtain a Development Permit from the Department of Public Works
for all off-site improvements.

Obtain necessary encroachment permit through Caltrans for work
along Highway 237.

Prior to issuance of building permits, execute a deferred
improvement agreement with the County of Santa Clara committing
the project owner to future sidewalk construction on the Lawrence
Expressway frontage of the project site, at such time determined by
the County of Santa Clara. Right-of-way shall be dedicated
accordingly.
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Streetlights shall be upgraded to the new City Standard and shall
also include new pullbox, conduits, and conductors and necessary.
Additional streetlights may be require to bring spacing up to current
City standards. Streetlight poles shall be placed behind the
sidewalk.

A warning/control system shall be installed to stop traffic on
Lawrence Station Road and the subject project driveway from
blocking the Fire Station driveway when they are exiting to go on
emergency calls.

An in-road lighted crossing system shall be established at the
crosswalk which will serve the project. Location of the crosswalk,
type of the lighted crossing system, as well as all relevant design and
construction details shall be reviewed and approved by the Director
of Public Works. New ADA curb ramps shall also be installed at the
new lighted crossing location.

Existing PG&E poles shall be undergrounded to provide clear
sidewalk space, as determined necessary by the Director of Public
Works.

Replace all existing ADA curb ramps at the intersection of Lawrence
Station Road/Elko Drive with new current ADA curb ramps.

Remove and replace any existing uplifted and damaged curb, gutter,
or sidewalk along the project frontage.

New City standard curb, gutter and sidewalk, shall be installed
where none exists, along the project frontage.

New City standard driveway approaches shall be installed.

Traffic control plans shall be included with off-site improvement
plans for any work that impacts the public right of way. Traffic plans
will be designed per 2006 CA MUTCD.

Grind and overlay up to the centerline along Lawrence Station Road
and Elko Drive.

Underground all overhead utility lines along the project frontage.
Install new double check detector assemblies in place of existing
below ground fire pits.

All private wet utilities (water, sanitary sewer, storm drain) shall be
privately maintained. For water lines, install master water meter(s)
in the public right-of-way. For each master water meter installation,
a double check detector assembly is required. For private sanitary
sewer and storm, install a manhole or cleanout at the right-of-way
line. Install a separate irrigation meter with a backflow prevention
device.

Contact the utility companies for their review/approval requirements
and/or procedures for site development and existing easement
vacation/removal.
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Record by map or by separate instruments the new sewer easement,
abandonment of existing sewer easement, and removal of property
line.

Pay all applicable Public Works development fees associated with the
project, including but not limited to, utility frontage and/or
connection fees and off-site improvement plan check and inspection
fees.

This project shall comply with all standard PW/Engineering
conditions of approval (available upon request).

25. PUBLIC SAFETY - FIRE PREVENTION

A.

sE U0

G.

Provide fire access roads with a minimum width of 26 feet and a
minimum inside turning radius of 25 feet along the west and north
side of the project. The access road shall be constructed to include
access off of Lawrence Expressway and at a point on the north side
of the project.

Pedestrian access shall be provided along Lawrence Station Road
near the northern end of the project in order to provide firefighter
access.

Provide a fully automatic fire sprinkler system in accordance with
NFPA 13 / 13D depending on construction type. (16.52.270 SMC)
Provide a standpipe system in accordance to the Sunnyvale
Municipal Code.

Onsite fire hydrants shall be provided per SMC.

An electronic version of the site plan and individual buildings
diagrams shall be provided by the applicant to the Department of
Public Safety to assist with the creation of the ‘pre-fire survey’. The
survey must be in an electronic format that is convertible to
Microsoft Visio software program. The documents shall be delivered
to the Fire Prevention Unit no less than three months before the site
is open to the public (including models and sales trailers).

This project shall comply with all standard Public Safety conditions
of approval (available upon request).

26. TRAILERS

A.

The temporary sales and construction trailer(s) shall be subject to

following requirements:

1. Trailer(s) shall be placed on the premises not sooner than 15
days following the date of City approval and shall be removed 30
days after the final unit is sold.

2. Trailer entrance(s) shall be oriented towards the nearest
building.

3. Any variation from the location of the trailer(s), as represented
by the submitted plan, shall be subject to approval by the
Director of Community Development.
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4. Area lighting shall be provided in the vicinity of the trailer(s).

UNDERGROUND UTILITIES

A. All proposed utilities shall be undergrounded.
VEHICLES
A. No vehicles or trailers shall be advertised for sale or rent on the site
and nor vehicle sales, leasing or rentals shall be conducted at the
site.
MISCELLANEOUS
A. The clubhouse/recreation room and all other common room water

heaters shall be tankless water heaters.

VESTING TENTATIVE MAP CONDITIONS

A.

QO

The existing median island and the intersection of Elko
Drive/Lawrence Expressway shall be reconfigured as necessary to
accommodate the new intersection geometry, subject to the final
review and approval of the Director of Public Works.

The developer shall sign an agreement with the City indemnifying
the City from any claim, action, or proceeding against the City or its
agents, officers, or employees to attack, set aside, void, or annul, an
approval of the City, and the City shall promptly notify the developer
of any claim, action, or proceeding and shall cooperate fully in the
defense.

Execute a Subdivision Agreement and provide improvement
securities and/or cash deposits as outlined in the Subdivision
Agreement prior to map recordation.

Full development fees shall be paid for each project parcel or lot
shown on the Final Tract Map and the fees shall be calculated in
accordance with City Resolutions current at the time of payment.
Comply with all applicable code requirements as noted in the
Standard Development Requirements.
Remove/replace/upgrade/install to City standards and spacing all
streetlight, conduits, and conductors along entire project frontage.
Add new street lights where necessary to bring up to City spec along
project frontage.

Replace existing curb ramp with new ADA curb ramps.

Applicant will be required to implement all traffic study
recommendations pertaining to this development.

Provide a current (within 90 days of submittal) preliminary title
report and copies of any record maps of this and adjacent parcels.
Comply with Map Act and City standard requirements for final map.
Confirm by preparation of a domestic and fire flow water demand
analysis that the existing domestic water system is adequately sized
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and has adequate pressure to meet the increased fire and domestic
demand from this development. Any changes to or deficiencies in the
existing water system in the immediate vicinity of the project will
need to be addressed at the expense of the developer. A master (City
water) meter(s) to the property will be required in addition to private
meters for each unit. A storm water discharge analysis is required
for this development.

K. The adequacy of existing public storm drainage system will need to
be assessed and any changes to or deficiencies in the existing
system in the immediate vicinity of the project will need to be
addressed at the expense of the developer.

L. Provide a copy of the geotechnical and environmental report for the
property and adjacent streets.

M. Any changes to or deficiencies in the adjacent public streets are to
be rectified at the expense of the developer. The half-street of public
streets adjacent to the development are to be grind and overlaid and
restriped /marked after completion of improvements and installation
of utilities, prior to final acceptance of public improvements.

N. A Vesting Tentative Map for parcel 1 & 2 as indicated on the Vesting
Tentative Map is acceptable as an interim step in developing the
property as proposed. However subsequent final maps are required
for both parcels when final approval for more than five ownership
units is sought. Since the two parcels, when developed, are
interdependent in regards to utilities, internal access streets, on-site
parking, and amenities, all such improvements must be completed
prior to final occupancy approval of any of the proposed dwelling
units.

O. The project is to meet all City development standards, post
improvement securities for off-site improvements, execute a
subdivision agreement, and pay all appropriate development fees
prior to recordation of the final map.

P. Provide will-serve and R/W clearance letters from utility companies,
and a clearance letter from Santa Clara County regarding interfaces
with Lawrence Expressway and from VTA regarding any affected
County Transit facilities.
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Counclt Meetngs > 2008 = 20067 chruary > Minutes = Febroary 14, 2006

APPROVED MINUTES
SUNNYVALE CITY COUNCIL
February 14, 2006

The City Councit of the City of Sunnyvale adjourned from a 5:30 p.m. Closed Session
pertaining to Conference with Labor Megotators pursuant te Government Code 54957.6.
Negotistor: Amy Chan, City Manager: Mon-represented Employees, Management and
Evecutives and a 6£:00 p.m. Special Meeting {Study Session) pertaining o Long Range Land
Use and Transporation Plans - Mary Avenue Extension, lawrence Expressway (Grade
Separations, and Citywide Intersection, Bike and Sidewalk Improvements and met in Regular
" Session in the Clty Council Chambers, 456 West Olive Avenue, Sunnyvale, Caillfornia al 7:00
p.1A., with Mayor Swegles presiding, :

SALUTE TO THE FLAG
Mayor Swegles lod the salute to the flag,
ROLL CALL

PRESENT: Mayor Swegles
Vice Mayor Otto Lee
Councilmember John Howe
Councilmember Dean . Chu
Councilmember Melinda Hamilton
Councilmember Anthony Spltajer
Councilmember Christopher Moylan

ABSENT: Mone

STAFF PRESENT: Amy Chan, Clty Manager
Robert Walker, Assistant City Manager
David Kahn, Ciby Attorney
Rabert Paternoster, Director of Community Development
Trudl Ryan, Planning Officer
Coryn Campbell, Neighborhood and Community Resources
Manages
Kaltherine Bradshaw Chappelear, City Clerk

CLOSED SESSION REPORT
Wice Mayor Lee reported that Counclt met In Closed Session immediately after the February 7,
2006 Council Meeting and continued with a Closed Session this evening pertaining o
Canference with Labor Negotiators pursuant to Government Code 54857.6. Negobliator: Amy
Chan, City Manager; Non-represented Employess, Management and Executives.
Viee Mavor Loe stated that direction was given but no action was taken.
PUBLIC ANNOQUNCEMENTS
Councifmember Chu stated that applications are being taken for serving on the {Civil Grand

Jury and encouraged Sunnyvale residents fo apply. He stated 1% candidates will be sworn on
July 1, 2006 and must make a commitment to serve a minimum of three days per week for

http:/fsunnyvale.ca.gov/City+CouncilfCouncil+Meetings/2006/2006February/Minu...  8/6/2008
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one year (through June 30, 2007). Councilmember Chu stated that Interested parties should
cafl {408 882-2721 or download an application at www.scosuperiorcourt. org/jury/gihirml.

Doadline for applicabions is Friday, February 24, 2006.

Councilmember Chu stated that applications are being accepted for an opening on the Planning
Commission with application deadline at 5 p.m. on February 28, 2086. He stated applications
can be downloaded from the website — www. ci.sunnyvale.ca.us ar by calling the City Clerk's
Office at {408) 730-7595,

Councilmember Chu announced that registration is now being accepted for spring enrcfiment
of City Skilffs. He stated that the City Skiffs program is a basic training program on how local
government works, and is a partnership between the City of Sunnyvale and Silicon Valley
leadership. Councilmember Chu stated that participants atiend classes once 2 week over a
four-week period and the cost is $15.00 for the program, He stated that the next class will
begin on April 5, 2006 and for more information, interested parties may contact Michelle
Bromstead at (408} 730-7472 or at www leadershipsunnyvale.org (Clty Skills]) and he
ancodraged all to register early as the program fills up guickly.

Mayer Sweagles expressed his Valentine’s Day wishes to all and wished City Clerk, Katherine
Bradshaw Chappetear a Happy Birthday.

CONSENT CALENDAR

Wice Mayor Lee moved and Counciimember Howe seconded {o approve the Consent catendar.
Motion carried 7-0.

1.A. Approval of Draft Minutes of Regular Meeting of February 7, 2006
Council approved as submitted.

1.B. Approval of Informatlon/fAction Items — Council Directions to Staff
Councit approved as submittad.

Fiscal Items

1.C, RTC 06-050 List of Claims and Bills Approved for Payment by the City
Manager {List No. 285)
Counci approved as submitted.

1.6 RTC 06052 Justice Assistance Grand (JAG) Program - Fiscal Year

2006/ 2007 Grant Application
Councilt approved as submitted.

Contracts

L.E. RTC 06-047 Authorization to Increase Expenditures under an Existing
Contract for Grounds Maintenance Products (FO501-43)
Council approved as submitted.

L.F. RTC 06-D28 League of American Bicyclists Bicycle Friendly Community
Program Authorization to Submit Application
Councll approved as submitted,

Other

http: ffsunnyvale.ca.gov/City+CouncilfCouncil+Meetings/2006/2006February/Minu...  8/6/2008
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1.G. RTC 06-053 2005 Boards and Commissions Master Work Plans -

Council approved as submiltled.

STAFF RESPONSES TO PRIOR PUBLIC COMMENTS

Mone

FUBLIC COMMENTS

Mayor Swegles opened Public Comments. Mo one wished to speak and Mayor Swegles closed

Public Carmnments.

PUBLIC HEARINGS/GENERAL BUSINESS

2.

http: /fsunnyvale.ca.gov/City+Coundil/Council+Meetings/2006/2006February/Minu...  8/6/2008

RTC 06-051 Application to Initiate a General Plan Amendment for two
parcels at 521 East Weddell Drive and 539 East Wedddell
Drive form Industrial to Neighborheod Commercial or Civic
Center designation {continued from January 31, 2006}
Mayar Swegles asked if any Councilmember wished to make any disclosures
regarding this matter.

Councilmermber Chu stated that he met with developer and sorme interested parties
{ast month and also approximately six months ago for information purposes only.

Vice Mayor Lee stated that he had talked with the applicant by phone approximately
six-weeks 3go,

Councilmember Howe stated that approximately & month ago he had a brief
conversation with tha applicant and other members of the public regarding this item.

Counclimember Hamilton stated that she had a meeting with the applicant severai
months ago about a related agenda item, not specifically this Hem.

Flanning Officer, Trudi Ryan presented the stalf report to Council. She stated that
onby City Council may initiate a General Plan amendment and is not a noticed public
hearing. She stated should Courcit Inftlate a study for this item, and then staff may
accept an application and review the request in detail.

Counciimember Hamiéllon asked staff for clarification on a section of the staff report
{page 2}. The apnlicant had initially approached staff seeking approvat for a religious
place of assembly for the 521 E. Weddell site and a day care center for the 539 E.
Weddell site. However, the Sunnyvale Municipal Code only recognizes business-
sponsored on-site centers in Industrizl zoned area and orly through a Use Permil
process) wharaas the church woukd not be considered a "business” because they are
non-profit; therefore, the Municipal Code would not recognize this child care center
and thal is why it requires a General Plan amendmaent.

Planning Officer Ryan staled that was correct and further explained that @ business
day care cenkter is one that provides a child care center for the employees of the
buslness. She stated it appears that the intention of the church is o open the child
care center to members of the church, not just the employees.

Councilmember Chy asked if the statement (conslder Neighborhood Commercial and
Civic Center as new |znd use designations) was a new zoning description. Planning
Officer Ryan stated that was an error and should read: {consider Meighborhood
Commarcial and/ar Civic Center).
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Mayor Swegles opened the Public Hearing at 7:13 pom. f’agq.q:._*},_{.ﬂ..“f_:{_ Em -

Scott Ward, representing Classle Communities {applicant), stated aithough they own
the bulldings, it is not their intention to occupy the buildings or bring tenants into
therm: rather they wish to transfer the buildings to South Bay Christian Center. Mr.
ward stated that his organlzation felt the use at this location is more appropriate for
community service and would make the Industrial to Residential (ITR) zone into
more of a residential district.

John Christenson, Pastor of South Bay Christian Center, stated thal his church is
asking Councit to consider initiating this study. He skated that South Bay Christan
Center has provided pre-schonl facilities for the communlty for number of years and
it is a viabie and desired service.

Mo one else wished to speak and Mayor Swegies closed the Public Hearing at
717 pom.

Vice Mayor Lee asked if they have heard any comments from the owners of the
property Inn the middie of this site. Planning Officer Ryan stated they did advise that
property owner; however, staff did not receive any comments from them.

Vice Mayor Lee motioned and Councilmember Howe seconded to approve Alternative
Mo, 1: Initiate a General Plan Amendment study of Nelghborhood Commercial and
Civic Center or similar designations for the entire 3 parcel block consisting of 521
Fast Weddel Drive, 531 Fast Weddell Drive, and 539 Easl Weddell Drive.

Vice Mayor Lee stated o his motion that staff was correct sbout the importance of
inoking at the whole area, ok jus! the bwo parcels

Councilmerbar Chu stated he is in support of the maotion because the area adjolns
the Industrial to Residential {IGR) zone and that childcare-related facilities will be
necessary in e future. He stated that i is also @ good service for employers lo
provide to employees within the Moffett Park area and could reduce traffic brips.

Motion carried 7-0.,

3 R¥IC 06-048 Application to initiate a General Plan Amendment Study to
changa the Land Use Pesignation for 1275 - 1287
Lawrence Station Road from Indusirial to High Densily
Reasidential
Mayor Swegles asked if any Councilmembers wished to make any disclosures
regarding this malter.

Counciimember Spitaleri stated he met with the applicant and their legal counsel
approximately a8 week ago,

Vice Mayor Lee stated he met with the applicant approximately a month ago.
Councilmembear Chu stated he met with the applicant twice over the past six months
to review what they wanted fo do with this site,

Councilmember Moylan stated he meb with the applicant team twice over two
different versions of what was planned for this project {once as a Planning
Commissioner and once as Councilrmermnbaer).

Mayor Swegles stated he et with the applicant team twice over the last six months

http: /fsunnyvale.ca.gov/City+Council/Council+Meetings/ 2366/2006February/Minu...  8/6/2008
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and reviewsd their plans.
..l-.—m"'\-—pj.l;.-
Plapning Officer, Trudi Ryan presented the staff report te Councll. She stated that
only City Coundll may initiate a General Plan amendment and is not a noticed puhblic
hearing. She stated should Council initiate a study for this tem, and then staff may
accept an application and review the request in detail.

Wlee Mayor Lee asked what the current and past uses of this site have been.
Planning Officer Ryan stated that the applicant should answer that question, but that
she believes at least one and possibly both bulldings are vacant.

Mayor Swegles opened the Publle Hearlng at 7:25 pom.

Aaron Yakligian, representing applicant Trumark Companies, passed out copies of a
hand-delivered lfotlter from the applicant’s attorney, Madia Holober. He presented a
rendering of some of their projects and spoke in support of the project and presented
a summary of their revised mixed-use proposal.

Councilmember Hamilton darified with Mr. Yakiigian that they are planning for 300
housing units ranging {n size from 1,200 to 1,400 square feet. She asked Mr.
Yakligian what the height of the bulldings will be, and he stated they rmust be below
Ss0-feet and will be 4 and & storles over underground parking.

Councilmember Chu asked Mr. Yakligian if the housing units will be rental or for-sale
units. Mr. Yakiigian stated they would all be for-sale units at market rate with the
exception of the 35 below market rate units.

Mo one else wished to speak and Mayor Swegles closed the Public Hearing at 7:33
p.m.

Courclimamber Howe asked where the R-5 axlsbting projects were located in the City
fnot whare roned but where built}, Planning Offlcar Ryan stated that at the corner of
Eawrence and 101 is a project of similar density (but on the low end of an

R-5 donsity) which are the Avalon apartments. She stated there is 3 single room
oceupancy facility at the corner of Borregas and Waeddell, which is zoned

B-5, but because it is single room occupancy the density is higher as the unils are
much smaller. Planning Officer Ryan stated that the onby other locatlons that would
accommodate similar donsity are in the Downtown area, but those are not yet built.

Councitimember Howe asked Ms. Ryan if she meant the mall or Town and Country
area when speaking about the Downtown area. Planning Officer Ryan stated that her
meaning of the Downtown area {with simliar density) included the properties along
Mathilda; and the three blocks between Charles and Mathilda up to Washington. She
staled that it would be higher density In the Town and Country area, and that the
mall is difficult to measure due to its size and concentration among 3 few streets.
Councilmember Howe asked how large the mall was in acres and Planning Offtcer
Ryan stated it was 35-acres. Councilmember Howe confirmed with staff that there
will be 292 units or 35-acres and that it is of a very high densily slyle and
character.

Wice Mayor Lee stated that he shows R-5 as 46 units per acre a2nd asked what R-4
encompasses. Planning Officer Ryan stated that R-4 is up to 36 per acre, but that ali
zoning districts can go a hittle higher with density bonuses afforded.

vice Mayor Lee asked staff If the staff recommendation not to authorize the study on

htto: /fsunnyvale.ca.gov/City+CouncilfCouncil+Meetings/ 2306/ 2006February/Minu...  8/6/2008
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this site was based on Council's vote on the last application by this appih:ant,
Planning Officer stated that was partially correct, but in addition staff has not seen a
change in circumstance thal would make this appropriate for residential. She stated
the applicant has expressed that they have a different character of a project, but she
cautioned Councit that from a General Plan stand peoint there are no guarantees and
gnoe the General Plan is changed projects could appear that are residential without
the other componants. She confirmed that staff recommended agasinst this change
previoushy,

Vice Mayor bee asked what Alternative No. 3 (Initlate a General Plan Amendmeant
study for a range of densities) entailed,. Planning (fficer Ryan stated bhat b would
antail what other densities Council wished to pursue for the site or Council could ask
staff Lo stucdy all the zoning densities.

Counciltnember Hamilton asked for clarification of a section in the letter from the
applicant’s attorney, who stated, (the City likely has the option to process Trumark’s
appiication without a General Plan amendment). As pointed out by staff, the sie is
zonad *MS”. Under the City's Municipal Code, each of the uses proposed as part of
the project {office, retail and residentizl} are permitbed In the M5 District either by
right or with a conditional use permit.}. Planning Officer Ryan stated that the M5
zoning district dees allow residential use, primarily when there is a caretaker facility
associated with another use and not as a primarily residentiat site. She stated that
aption is available, hut staff has routinely advised the property owner to approach
the City Council for a2 General Plan amendmant if residential is the true intent of the
site.

Councilmember Hamilton asked if the uses ({office, retail and residential) are
permitted by right as noted in the letter. Planning Office stated that only “office” use
waould be permitted by right.

Councilmember Chu asked about the density of the Cherry Orehard apartments.
Flanning Offlcer Ryan stated the sie is at the high end of an R-3 {medium density),
beet is not actually zoned R-3 and that it looks higher density due to the large areas
around it and the open spaces on the interior. Planning Officer Ryan stated that the
open spaces wore calculated into the overall land count In order for the project to
gualify as medium density, which is what was allowed al that site.

Councilmember Chu asked about the density of the housing project under
construction across the straet form the Cherry Orchard. Planning Officer Eyan stated
that she was not sure, but believed it was about 18-22 upits per acre, which was the
tow end of medium denslty. She stated that medium density (R-3} ranges from 15
to 27 and (R-2} is about 8 to 14 units per acre.

Counciimember Spitaleri asked for clariflcaltion about the changes from the last
application as he understopd the original applcation was for all residential versus
mixed use which is what is currently being proposed. Planning Officer Ryan stated
what she meant by stating that there were no changes in circumstances, She
acknowledged that the intent for the character of the site was definitely differant, but
that City policy kas not changed in terms of the surrounding area. Planning Officer
Ryan statad thal the only real change was that there is more demand for Industrial
space which only strengthens the argument against changing the {and use.

Councilmember Spitaleri stated that staff had mentioned there was nob any

guarantee thdt the type of plan proposed would exist after the study was done;
therefore, he asked if Councit could add a condltlon which identified what type of
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plan was required at thal slte. Planning Officer Ryan stated Cnunc:i could adupt a
General Plan Amendment which required a mixed-use project on the site and that
Councit could adopt and add mixed use zoning to the City {currently nong exists).

Councitmember Spitaleri moved and Vice Mayor Lee seconded to approve Alernative
Mo. 2: Authorize the initiation of the General Plan Amendment study for the subject
site from Industrial to Residential Very High Density.

Wice Mayor Lee made a friendly amendment to include studying R-3 and R-4 zonlng
for the site. Councilmembear Sphaler] accepled the friendly amendment.

Councilmember Hamilkon stated she will not suppert the motion because she feels
this is the wrong location For residential because it has enly 1.5 acres of open space
for 300 units and that is not snough open space. She stated that this was the only
Class B office space in the area and that Class B renls easier than Class C. She
further stated that atthough the project locks good there is no guarantes that it will
be built and feals this is the wrong use for this parcel of land,

Viee Mayor Lee stated that this properiy has been vacant for four yesrs and that
Councit should at least allow the study to see what alse can be done with the land.
He restated that Councit would not be approving any project rather just looking at
potential use of the space.

Councilmember Chu stated he previously voted to deny the application because it
was o residential use pnly, but he is now encouraged as this is a mixed-use proposal

Councilmembear Chu made z friendly amendment to axplore a Mixed Use zoning
designration. Counclimember Spitaleri and Vice Mayor Lee accepted the friendly
amendment.

Councilmember Moylan stated he has seen three favorable proposals for this site and
that he is in full support of this study.

Councillmember Howe siated that Attachment B which shows the surrounding zoning
and the two parcels as an island. He stated this map clearly identifies that a change
to this area is a perfect example of "spot zoning®, which he feels will deteriorate the
industrial area.

Motion carried 5-2 (Councilmember Howe and Hamiton dissented)

REC 06-055 Intergovernmeantal Assigpment to the Peninsula Policy
Partnership Grand Boulevard Task Force

Meighborhood and Community Resources Manager, Coryn Campbell presented the

staff report.

Councilmember Howe asked If the Director of Community Development, Robert
Paternoster would be the ndividual that would be the staff representative for this
assignment with the Counciimember. Manager Campbell confirmed this was
accurate and stated that there are two different commitiees, one being a working
committee which has a staff representative and the other a policy commitlee that
would have a Councilmember as representative.

Mavor Swegles opened the Publle Hearing at 7:55 pom. No one wished to speak and
Mayor Swegles dosed the Public Hearing at 7:56 p.nt.
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Councilmember Howe moved zand Counclimember Chu seconded to nominate
Councilrmeamber Spitaleri,

Councitmember Chu made a friendly amendment to nominate an alternate to this
assignment and nominated Councilmember Moylan. Counciimember Howe accepted
the friendly amendmaent.

Motion carried 7-0.

NON-AGENDA ITEMS & COMMENTS

COUNCIL: Caunciimember Howe asked City Manager Chan fo provide a brief overview
of who is eligible for the varying housing programs within the City and to
also identify what type of outreach {who and how is the information given
out} is occurring for gach one of the housing programs.

STAFF: Mone

INFORMATION ONLY ITEMS — Received and Filed

*2006 Tentative Councit Meeling Agenda Calendar {.doc}
= Draft Minutes of the Library Board of Trustees Meeting of February 6, 2006

ADIOURNMENT - Mavor Swegles adjourned the Councl Meetlng at 8:05 p.m.

Katherine Bradshaw Chappelear

City Clerk
[T TR HH Bt B L R b Ll erp m s oy o] E¥ L LR DA il Ll L i ) a e sy oy e
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Angust 15, 2008

Mir. Bteve Lyneh

Senior Planner

City of Sunnyvalc

456 West Olive Avenue
Sunnyvale, CA 94088-3707

RE: LEuminaire {Proposed Mixed-Use Development at 1277-1287 Lawrence Station Road)
Dear Steve;

Tn the two and 2 half years since the Sunnyvale City Council’s approval of the Geneval Plan
Amcndment initiation request in February 2006, Promark Companies and Cily Siall have worked
together closely and tirslessly (o creale the inal Luminaire proposal. This mixzed-use
development [or the asscmblape of 1275 and 1287 Lawrence Stafion Road embodies both the
origiual project goals and various adapiations o meet the goals of City decision makers, planning
stall, local cmployment orpanizations and the surrounding Sunnyvale commumnify,

At vour request, we have prepared the enclosed report outlining the land wse propoeaal, the
undertying reasoning for the change n land use, and a discussion of the associated benefits fo the
local Sunnywvale community, and the region as a whole. Also included are numeraus endorsament
letters from local organizations who support $he Luminaire vision.

We appreciate Staff’s onpoing efforts over the fast few years lo work with os fo refine this
praposal and improve the project i 2 way that remains consistent with the origina] direction from
the City Council in 2006. We are also very pleased that I'rumark had the opporfunily o help
cregfe 3 new land wse planning (ool for the City -- the Mixed-Use Combining District — that can be
nsed thropghowt the City for years to come,

Thank von for your review of this materfal and we look forward to making this cxciling proposal
a reatily for the Clty of Sunnyvalc.

Sincerely,
TRUMARK COMPANIES

fon Rt

Aaron Yakligian
Director of Development

4185 BLACHIIAWE PFLAZA CIRCLE « SUITE 200 * BANVILLE, CA 94505-4608 + {933} L45-8%10 » TAX (325} 648-3150
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LUMINAIRE at Lawrence Station <" Slafrses

Property Description w2

The proposed Luminaire comununity is located on an assemblage of two parcels folaling 6.63 acrea,
bounded by [.awrence Expressway Lo the west, Elko Drive o the south and Lawrence Station Road to the
cast. The majorily of the cxisting office and fight industrial space has been cmply for 7 years, and the
remainder has been unoccupied for approximaicly 4 years. We are requesting that the General Plan be
amended to change the land use designation of these sites from MS (industrial & Service) to an
appropriatc zoning that witl allow for the designed 338 residential homes, 16 Live/Work oflices, and
16,004 square leel ol neighborhood retail services.

The Vision

(iven the diverse demands ol land planning in ihe Bay Area, Trumark has the advantage over many
developers in the regard that we have & deep pool of diverse land use experience we use to assess &
potential opportunity siic. While Trmmark Companics develops all densitics of residential communitics,
hoth for-sale and for-rent, Trumark Commercial has a long history of successfully entitling, bullding, and
managing commercial, office, and retail developments thronghout the Bay Arca.

“The 1 uminaire property was originatly assessed by our commercial team as a possible office oppertuaity.
As dizscussed, both of the sitc buildings have becn vacant for many vears, and given their obsolele
comstruction and technological amenities, are fikely o remain unoccupied, Tipon further assessment of
the Sunnyvale industrial trends and the pending “Class A™ office space coming on-fine in an impressive
synergy of employmenl growih, il becamce clear thal il was a complimeniing development plan that was
dictated for our site, rather than a competing one,

Over the years, the growth of johs in the technology sector heve drawn people to the Santa Clara Valiey
from alf over the world. This pattern has created fraffic conpestion and longer commutes, forcing peoplc
Lo spend valuable Ume away [fom their homes and fimilics. The dependency on cars lor even the
smallest errands has almost become an accepted way of life in the Bay Ares, The future growth of the
local cconomy and our responsible stewardship of the environment demands smart and approprialc
plarming now and in the [wure. T is andicipaied thal Suntyvale alone will increase in population from
133,721 #o 150,808 over the next 20 vears.

Frumark: A Sunnyvale Community Mcmber

‘T'rerark has been a communiiy member of the San lrancisco Bay Area for decades. Many of Trumark’™s
members were born, ratsed, and now live in the surrounding Bay Arca citics. We belicve in Sunnyvale,
and continue to invest in her rich fdentity as the Hemt of Silicon Valley, Trumark currently holds title to
5.07 of the 6.63 acres of the subject property, and is scheduled to close on the remaining 1.58 acres in
Deeciuber of this year.

I addition, Fromark alzo ovms a 44,000 square foot building on 2.58 acres at 374-378 West Maude Ave,
When we purchased this aping building in 2006, it was vacant and not performing as fax gencrater for the
City. We invesled over $1.6 mitlion dollars in lenant improvements lo bring the building up o loday's
leasing standards. As a result, we were shie to engage Flectric Cloud i a three-year lease, and court
them into moving their beadauarters from Mourtain View to the new Sunnyvale focation. We are
actively marketing {the final 20,000 square lect, and arc confident that we will be able to lease the
remaining space shartly.
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We mention our investments in the CHy fo demonstrate ouwr commitment and umhde’me in "?ﬁgm
and to remind the City planners and leaders that we are not just an applfcant but also & city stakehoider, mﬁ

niow and in the fularc.

Industrial to Residential (FTR) Assessment

In 1993, the City ol Sunnyvalc completed the Fufures Study, which addressed the City goals for improved
jobs f housing ratios, commercial development, less congested fransportation systems, and betler air
qualily. Six initial sitcs were rezoned with a new combining district classified as an Indosirial to
Residential designation, or “ITR” site. The purpese of this new zening designation was fo allow
industrial, office, commercial and residential uses within the same zoning disirict, and (o allow existing
non-residential sites to gradually convert ta a residentind use, Over the past 15 years, several other I't'R
sites have been approved in response to SBunnyvale’s ever-changing employment needs and higher
intensity industrial expectations.

sintiryvale’s General Plan reflecls the fulvre challenpe of accommoadating an anticipated population
increasc of 18,000, & jobs increase of 24,800, end 2 related 7,204 homes built between 2005 and 2025,
The ITR program: is secn 28 the solution to much of the pending housing need, but that assumes that the
redefined zoning areas are ready and willing to redevelop. With the current resetting of the housing
market, Bay Arca properly owners have set expectations for the value of their lind. TUis not uncommaon
for property owners to ask lor per acre purchase prices that far exeeed the petential value previded by
today’s housing market. Many potential “seflers” are willing Lo wait again lor the (alscly inflated prices
briefly experienced in 2004 and 2005 to return, and until then will land bank their properties and delay its
redevelopment for bousing. This expeclation is likely 1o cxacerbate an imbalance of jobs to housing, as
the planning and constroction of miliiens of commercial square feet is already underway.

In addition, a projcet that will significantly help close the housing needs gap requires the coonory ol
scale usually created wilth the assemblage of parcels. ‘The ¢oardination of such an effart is challenging
and infrequent, however, when successful, can make a significant contribution to the housing goals set by
the City. As proposed, the Trumark Luminaire community assembles two purcels tofaling over 6.6 acres.
A site this large, ifused at a responsible inlensity, can provide for an exciting mixed-vse project that
many other locations in Sunnyvale cannot sccommodate due (o neighborhood opposifion or incompatible
housing densities.

With the cxpocled increase in population, jobs, and housing, logically comes more traflic and congestion.
As properties are intensified as cxpected and required, the City’s surface streets remain virtoally
anchanged. Many organizations on local, siate, and federal levels are promoting “smart prowth” planning
of the remaining lands, and the lands in redevelopment, TPotential sites nre evaluated foday by their
lacation with respect Lo public lransit, major arterial freeways, and adjacency o jobs. The days of urban
sprawl arc over in the 13ay Avea, and the time {0 deal with loday™s reatitics and plan tomerrow’s foture is
here. The Cily ol Sunnyvale is no stranger to this challenge, Sunnyvale has a dislinel and responsible
history of meeting ils employment driven housing needs, and purposefully providing spproprialely
designed homes for an expanding workforce. From the agriculturally driven housing provided for the
orchard and cannery workers in the late 18007s, to the fulure accommodations lor the internct businesses
employing loday’s 21" cen{ury workforee, Sunnyvale must continue to meet the Increasing housing
demand that is vital fo the health ol the Cily’s growing cmployment bagse.

Sunnyvale’s Housing Response to Changing Woerkforce Bemands
the following is a brief overvicw of the history of housing in Sunnyvale as directiy related to the
transforming workforee and employment growth thal has made Sunnyvale what it is today:
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abundacce of food from patural vegetation, wild game, smalfl animals and .
shelifish. They lived here lor hundrodsfof yoars before the Spanish-—-- - - ﬂf:
arrived.

Mative American villages were fransformed by the Spanish info ranches
surronnding the Missions. Llousing was built for ranch and domestic
tabor.

The transcontincnizl raikroad broupht Chincse workers who becamc
fahorers for local wheat farming and more oulbuildings were buill to houss
the migrant workers,

Wheat farming declined and was replaced by fruil orchards and canneries.
Az fruit production and canneries grew, 3o did the need for housing for the
influx ol Bouthern Europcan immiprants familiar with wine and fimit
production,

Japanese men lelt their wives and lamilics in Japan and Hawaii fo find
worlk in the Bay Area. BEventually, their families joined them,

Over the course of 54 years, larm lubor, cannery workers and local
merchants combined to form an emerging town arpund the Murphy train
station.

Following the devastating San Francisco carthquake, Walter Crosaman
bought 200-acres from Martin Muorphy near the Murphy frain stop and
crcated a subdivision of varying housing sizes. Crossman enticed major
industey to relocale from San Francisco thus providing a preater noed for
housing and Sunnyvale blossomed into g middie-size lown.

War in Burope caused lwo locul industries to incrcasc activily and
cmployment. Naval equipment and wegponry mdded 900 workers, running
shilts zround the clock, while canned and prescrved fruits and vepctables
were in need for troops. More neighborhoods emerged in Sunnyvale as a
direct reault of ncrease productivity. California bungalows were
developed in he McKinley tracl and occupied by the town’s new worlers.
‘The houses had single-car detached gurages and froni porches under
eablcd overhangs.

Congress approved Summyvale over San Diego as the localion for a new
LUd0-acre Maval Air 3ase in 1936, During WWITIT, one-and-z-half million
mililary personncl passed thry the Bay Area on their way 1o or from war in
the Facific and many eveniually came back alicr the war to live. Besides
serviee men, thousands of defense industry workers came Lo Sunnyvale to
work at Hendy lron Works or Moffett Field. 1lendy Tran ‘Works swelisd
from 00 Lo 7,560 ompluyecs.

Past WWI Sunayvale saw the fransformation firom orchards to an
industrial city. The original 6 square mile City incorporated in 1912 grew
to the present day 25 square mife City with a whirlwind of annexations in
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the 1966°s, By the summer of 1954, lwenty-nine residential housing )
developments with four thousand hovses were nnder consfruction
including 1100 homes by builder Joseph Eicliler who soughi to build
affordablc tract houses using modern architecturally designed plans.
Gavello Glen Homes alsa buill in Sunnyvale, bear some similarities to
Hichler homes and won the Merit Award from the American Lnstitute of
Architcets” “Homes for Betfor Living™ conest in 1956,

1956 - 1970: Lockheed Aircrafi relocates to Sunnyvale. 66 Lockheod Alrcrafl
employces lormed a 350 vehicle caravan on fabor day weekend and
moved to the Sunnyvale grea from Los Angeles. Over the next 6-weeks
another 2,000 co-workers joined the initial transferees. Due to the *space
racc’, fobs in Sunnyvale continued to risc, as did the population, growing
fram less than 53,000 in 1960 to over 25,000 in 19710,

1971 to 1994 The micro-processor was introduced in 1971 by Inlel Corporation. In
1977, Apple Compuer introduced the personal computer, Allied
businesses and clectronic products sprouted and replaced the bounty of
orchards angd vineyards that remained in Sunnyvale. Silicon Valley
flourished partty because of a new method of amassing capitoi to finance
business verdures and start-up companics who no longer nceded (o rely on
bank loans, but venture capitalists. Land for housing in Sunmyvale was
song and cmployoes bogan commmiting to Sunnyvale from outlying
communities,

1995 - 2008: Tnternet research and development statl-ups, cloan encrgy, and
Nanotechnology begin the next cycle of innovation centerad in Sunnyvale.

As shown throughout Sunnyvale's history above, the City’s leaders responded with appropriate housing
actions thal permilted and encouraged the mindful prowth of the City. They realized that you can’f have
one without the other and still successfully meet ihe desired balance of ihe population.

[und use has always had & changing assipament. As Housing Clements and General Plans are revised
and updated to meet current conditions and future redictions, the most “perfectly planned” land uses are
again evalualed. Ts this beeause the previous visioning was wrong? Not at all. i fact, it is more likely
than not that the past land use assignmenl was appropriate for the ime and space in which il was
determined. It is clear to see from the lengthy City history listed above, however, that silustions change,
and the City musi conlinue to adapt. Whether accommpodating a railway artery through ar infant fown, or
redeveloping an underperforming redail hub in the middle of the Cily, Sunnyvale has the responsibilily Lo
asscss the necds of s employment base and residents on » frequent basis.

'Yhe Surmvale Commumity Vision as adopicd by the Cily Couecil in May of 2007, once again points o a
need for innovative housing solutions to balunce the demands of Sunnyvale’s cmployces and cmployers.

Jobs / Housing Balanee

It iz interesting to note that according Lo the Surrprvale Commurily Fision as adopied by the Cily Council
it May of 2007, the City that historically has strived to be the “complete city”, has forced employees to
reside in olher Bay Area cilics.
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“Of the nearly 90,000 jobs in Sunnyvale in 2066, only 18% were held by Swnmyvale residents. San
Jose held 31% of jobs located in Sunnyvale, and other cities {primarily ’5’5’!"’ Clara, Mountain View, ;]

Fremont, Cupertine, and Milpitax) held the remuaining 51% of the jobs.”

Clearly, incomes are available in Suanyvale with ever 8,500 companies generating approximately $2 45
hilfion in gross sales, and over 85,000 jobs, however, the employces decide to Hive clsewhere. 'With 94%
of reaidents rating Sunnyvale as a “good place to live™, and four oui of five residents gating that they
were “proud fo coll Sunayvale their home”, it is vnlikely the local worldoree intentionally avoids living
within the City in which they work. T is even more unlikely thai the employees would rather spend their
ofl-hours commuting on our crowded Bay Area rosds, paying $4 to $3 per gallon for gasoline. It is
perhaps more plausible that i is the fack of housing choice and availability that pushes them across the
City's boundaries, {nfortunately, this loss ol residenls fo olher cilies also inkes away spending doltars
nocdod for the success of the local retail businesses like those of the redeveloping Fown Center. Hisa
trend that can be slowed and cventually reversed with the allowance ol smarl growth developments such
a8 Tnumark’s | wminaire community.

Qutside of the retail dollars and civic pride, anofher looming responsibitity oxists for the City planners. It
is a responsibility to the 8,500 employers referenced shove, of which six are Fortane 1000 companies
employing more than a thousand employees cach. The largest 20 private employers employ over 30,000
peopie. 'f'o once again quote the Swwryvale Community Vivion, “New housing near joby encourages
empluyees to tuke jobs in the City and helps local businesses recruit new camplopees.” "1his is precisely
why you will see the numerous diverse business cndorsements listed in this project summary. Itis
undersiood that employers are selling a lifestyle rather than simply a position. The more sccommodating
the overall employmend package is, the more likely the company witl draw the cmployec away from a
competing busingss, 'These Sunnyvale businesses are the hearibeat of the City’s fiscal health and every
advaniage must be provided fo them in order to compete with the adjacent cifies.

Currently, there is over 6.7 million squere feet of active and planned office and R&D development in the
City of Sunnyvale. Almost all of the new growth is developing in Moffett Park and Perry Parl, with the
exception of the T'own Center development. The majorily of ithis oflice developmenl is tocaled along the
Tastnan West VTA Light Rait line, however, most of Sunnyvale’s residents are miles away from any of
the seven train stalions thal conneel throughout fhe business campusces. There is little opportanity for
today’s environmentaily conscious employee fo live within the Sumnyvale cily boundaries, stay oul of
{heir curs, and ulilize Lthe Light Rail as purposely designed.

Sagpia Clara Valley Transportation Anthority Light Raif

Valley Transporiation Aufhority's 42.2-mile Light Rail line bepan its first feg of service in December
1987, "Ywelve years later, in December 1999, VTA opened the 7.6-mile Tasman West line, connccling
Mountain View with existing Light Rail service, 'the final phase of the Tasman Hast Extension was
completed in hunc 2004,

f.ess than 2% of Sunnyvale’s population {2,150 people) use the Lighi-Rail sysiem on a daily basis, yel the
trains continue to run under capacity and underutilized, While there are many explanations for the lack of
ridership sach as inconvenience or stalion locations, there are opportunitics o draw people from their cars
and introduce them to the advantages ol simpler and more affordable daily commute.

The Santa Clarz Valley Transportation Aunthority Cemmunity Design & Lransportation Manual provides
criteria and gualities for “Station Areas™. There are several crileria Hsted in the manual such as
“Integrating bus and rait iransit facilities with development™, and “Providing well-designed buildings
organized with thoughtfid site and profect planning™, yoi the poidcline that was most influcatial in the
vision for the Luminaire commumity was the VTA criteria regarding densily and proximily to Fight Rail
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stations. The VTA Manua! ol Best Practices for Inteprating Transportation and Land Use states an
cascntial element to making a station a highly valued community assef is ‘;%flllwr‘d‘fng higher density mixed
land uses within % to ¥ mile around the station area”. “The Luminaire cortifiiunity mects this
requircment ot both counts, end s eartier discussed, is the reason some of the aveas largest employers
have chosen to endorse the projoct, as reflected in the many attached letters of support. There is an
overwhelming concizrence thal the proximity of diversc housing opporiunities to VTA Light Rail is a key
ingredient to the success of Sunnyvale businesses.

The V1A Light Rail weaves it’s way through ithe many MofTeil Park business campuses, with four of
Sunnyvalc’s scven stations focated in the Moffett Park Specific Plan area. Unfortunately the rail ling is
Hmiled only {o (he very northern tip of Sunnyvale, and with the majorily ol the residential neighborhoods
located farther south, it makes it dillicult for a Sunnyvale employee to utilize the Light Rail if they are
residing within the City boundaries,

In addition, if someone wants to live in 2 newer home adjacent to Sunnyvale Light Rail line, his or her
oplions are limited to purchasing a home in the Lair Oaks area, which even in a soft housing market, arc
valued at spproximately $650,000 to $750,000. As lreguently reported in the local and nationwide news,
financing is getting more difficult with down payment and cred# requirements increasing, Assuming
consumer conlidence retums and housing is once again viewed as a stable investment, homeownership
gtili remains much more difficult to obiain than it was even as recently as one year ago. It is unvealistic to
cxpeel a new hire at Moffeit Park to have a $100,000 to $150,600 deposit, and the required credit and
income level to qualily for & new Sunnyvale home the day they sign their cinploymont agrecment.

For modern renta! housing, a polential resident will have Lo cxpand their honsing scarch 1o {the adjacent
cities of Mountain View and Santz Clara, and perhaps even as far as San Jose, While this may be
acceptabie {o the individual satisfied having found housing adjacent to the Light Rail line, it should be
unacceptable for the City fo sllow thal Sunnyvale ceployee (o take his or her speading dotlars ta a
competing retail market. Rather than facilitating dinner in Mountain View, shopping at Valley Vair, and a
car purchase st Santz Clara’s Aulo Row, let’s cnable these employecs to live and work in Sunnyvyale,
spend more time with their friends and family, and experience the town that existing residents are proud
{o call homne.

To assist with the familiarity of the VTA Tight Raii system, Luminaire is committing to sepplying each
new Luminaire lenanl wilh the VTA Residential Beo Pass for at feast one year. The Lo Pass is good For
unlimited use of V't'A Bus and Light Rail services, seven days a week. Where before only available to
fhe cmplovecs of the larpest Silicon Valley companies, our residents will enjoy stress free commuses, no
parking hassles, and doing somcthing good for the eovironment. The Beo Pass complimenis the “preen™
buiiding featires of the commumily snd compleies the journey lor loday’s environmentally responsible
communily momber.

Affordable Housing

The Bay Arca’s desire and need for affordable housing is undeniable, For decades, lacal employees have
been forced Lo move farther and farther away from their jobs in order to find housing they can afford.

I'he impacts from this necessily tipple through our commumily, [rom congesled roadways 1o loss ol
Sunnyvale refail dollars. ‘Ihe City must be shle to provide housing for public and Cily employees such as
public safcty olficers, as woll as local teachers and anrses.

In addition, the Association of Bay Area Governments assigns each Bay Area cily # required production
afloimenl ol alTordable homes. Under California housing law, in order for the City of Soanyvalc to
qualify for various community development grants, the Cily musi be in compliance with {he ABAG
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fiousing requirements, With the recent housing market decling, builders are delaying housing starts and
slowing production of the needed BMR homes. o .
Adding to Sunnyvale’s affordable housing difficulties s the reality that the number of affordable rental

homes is declining every year duc to the cxpiration of the decd restrictions on exisling homes. In 2000,

there were over 444 affordable rental homes in the City. Today, that number has been reduced to 247,

and with ils current inventory, that number is project to be just over 104 rental homes by 2010, Trimark
Companies has worked closely with the Sunnyvale Housing Division’s Housing Oflicer and Affordable

Housing Manager to formalize ¥ aminaire’s below market rate housing commitment. The addition of 46

affordable renfal homes supplicd by the Luminaire community will be an increase of over 20% to the

City’s affordable rental housing slock, and a significant olicring loward the Cily’s and ABAG’s goals,

e TE

In Sunmyvale’s 2006/2007 Consclidated Annual Performance Evaluation Report (CAPER), substantial
conclusions were made regarding alfordable renial housing. The Executive Summary addresses
Sunnyvale’s overall housing and community development needs. Included in the report was & City
conducted Howusing and Community Development Needs Survey to determine commumity’s overall
priorities. "T'he report listed the top twenly ranked “Need Category™ responses in order ol priorily to the
mombers of the community. While obviocus needs were found on the fist such as “Fire Stations and
Equipment” ranking 127, and “Park and Recreational Facilities” ranking 8%, il was “dfforduble Rental
Housing ™ that ranked 2™ in the eves of the community, second only to “Senier Centers”™.

Nancy livol, Executive Divector of Sunnyvale Community Services has also endorsed the proposed
Luminaire community and its provision of 46 affordable bomes. Birector Vivol states, “The fwo waps fo
obtaim affordable housing are higher density and smaller units. Your project includes both.
Furthermore, it is located near Hokt rail and hus lines, vital to low-income residents, and residents in the
proposed complex could walk o jobs in Moffett Park”. Luminaire’s affordable rental housing is fnst one
more meaningfil reason the communily needs ihis development Lo be a reality.

Appropriateness of Project Location

Earlicr this ycar, the Silicon Valley / San Jose 13usiness Journal featured a front page article about a high-
density reladl and housing development proposed in Santa Claca called Santa Clara Square. The projeet
received opposition and criticism from local residents and even the City of Sunnyvale on the basis thal the
proposal is oo dense and too tall for is adjacencies. T'he Santa Clara Planning Director, Kevin Riley,
suppaorted the application und believed i is a way Lo deal with the Cily’s housing issuc. Dircclor Riley is
quoted saying, “We can't say, "Build up the hillsides, ' becouse we wan't huild on the valley floor, and if
yeou believe we are nol a vust-belt citv, and that more jobs are going to bring more people, our cholees
are &3 house them in Tracy and bring them in or build bousing for them here.”

This is the resideniial dovelopment challenpe today and for vears to come. ¥t is rare that in-fill
development doesn’t impose on cadsting residents. Anylime a city aftempts to respond {o scl~dirceled or
ABAG housing geal requirements, they will likely be faced wilh comypalibilily issues as experienced at
Santa Clara Square. 1low does & city address the concerns of a homeowner living in g post World War
H, single slory home [acing the prospect of cven the most responsibly planned multi-story, high-densiy
buifding? It is difficult to accommodule all agendas when laced with looming housing requirements that
can’t be met with the large fot single family detached homaes of yesterday.

The Luminaire communily proposal was purposely planncd and cavistoned to deal with such
compatibility issues. The City of Sumnyvale is faced with the unigue opporfunily o approve 1 needed
high-densily housing community that is compatible with its surroundings on all sides. On Oetober g
2001 in u joint session to discuss indusirial rezoning, the City Council discussed eriferia lor an
appropriateness for housing. Under “location consideration™, staff states, *“Proximity fo jobs, light rail,
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major frecways and arterial roads. Not nexd fo sensitive single family uetghbarkmds ? After visilin g
the subject property, it clearly meets every one of the critetia lor a compatiple location. As discussed
carlicr, the sitc is a unique opportunity property bounded by Lawrence Hxpressway, Llighway 237,
L.awrence Station Road, and & service stalion on Elke Road, and jusl walking distance from two VTA
Light Rail stations.

While this argument con he made From a simple aerial photograph, the real test is when you ask for
conumunity input af an advertised community meeting, A neighborhood meeting was held on-sitc on
Octoher 4™, 2007, and atiended hy City Planncr Gerri Caruse. Only lour people in all attended the
meeting, all of whom were commercial landowners in the neighborhood, and their feedback was very
posifive. The owner of the resiaurant scross the street was plad to see apartment and retail uscs and
helieved it would draw more trallic to his catablishment. Another commenl voiced was Lhe support for
our preservation of the existing trees and eslablished tree canopies along Tawrence Station Road. In
addilion, al the July 14, 2008 Planning Commission mecting, the City opencd public comment [or the
raft Environmenta} lmpact Repori (DEIR). While the public had 55 days (o provide comment on the
DLIR, this gave the community another forum to voice concern for the project proposal. No one attended
and spoke in opposilion.

The reality that oo onc showed up in epposition to our high-deasity proposal at the neiphborhood mecting
or Manming Commission meeling s a lestament 1o its design and appropriatcly choscn location. T {acl, il
is that location that has enabled Luminaire to receive the commercial endorsements from The Moffeit
Purk Buginess and Transporfation Association and the Silicon Valley Leadership Group, rathor than
apposition from zn enti-development organizalion.

We symputhize with Sania Clara’s slruggle Lo mect ils housing requircments, and we also undersiand and
agree with concerns of impact to the Sunnyvale residents, F is a continuous challenge to appease the
competing land usc intorests when attempting meaningfi! in-fifl development. We respectfully request
that the Sunnyvale city leaders consider this challenge when considering the Iocation of this proposed
communily. We hope vou wilt apree that based on its adjacencies, it was purposefolly designed and
incated,

Luminaire Building Design
Ag important as the properly kecation is the design of (he building. Euminaire’s building design responds

o specific site conditions combined with fifestyvle conveniences preforred by today’s residents. e to
the significant visibilily {rom all but onc sidc of the Luminaire conununity, by design, the parking was
designed to be screened from the public by swrounding the two convenienily localed parking garages by
mixcd-use buildings. Podium-style buildings have visibie parking at the pedestrian level with residential
unils above, (hus podium projects tond to be taller at similar densities.

Luminaire’s *Wreap-Style’ design allows ground level uses with stoop-style walk-up residential and
Live/Work units, as well as street facing retail shops at the pedesirian level, instead of vizible parking.
‘The design also allows residents and guests Lo park on the sume lovel as their units. This dircet
cannection alfows convenient access for bringing home groceries and other daily ilems, while also
crealing a strong scosc of scourity for pocsts and residents.

Finally, Wrap design alsc provides all outdoor recreation aress on-grade. Podium-Siyle buildings have
recrcalion arcas above parking parapes on a concrete deck, thus limiting the depth of planting arsas. the
design permits deeper pouls, natural drainage, less conerele hardseape, unrestricied root growth and
ovcrall, a healthier landscaped environment,
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Live / Work Office Space

Complementing the City’s rich history, the Silicon Valley is known amurtd the world as the birthplace ol fi,
incubator office space. Apple Compuler, for example, siarled in a garage, While the Atari Corporation
slaricd in the 2™ bedroom of an innovator's home. Today, the need for incubator space is as high as cvor
and the Live/Work modet provides a modern version ol yeslerday’s incubator garages and bedrooms,
One and two-bedroom apartments with direct access above large, conditioned workspaces will be popular
it Sunmyvale and a modernized reflection of Sunnyvale’s past.

A variely of businesses thrive in a Live/Work sciting.  Accountants, Physical Therapisis, Personal
Trainers, Architects, Graphic Designers, Travel Services, Web Designers, Personal Counselors, 1air
Stylists, Artists, and Music Teachers, are only a (ew examples of the potentizf tenants. These
busincsscs provide professional and neighborhood services without leaving home. Lawrcnec Station
Road and its canopy of cxisting sitreet trees provide the ideal Live/Work sctting.

The Celebration of Sunnyvale’s History

In the fall of this yeur, ihe Sunnyvalc Historical Socicly and Muscum Association will linally be realizing
a dream that begun over forty years ago. (On September 27, 2608, the Association will dedicate the new
Herilage Park Muscum, constructed as a near replica of the carlicr Musphy Family home. The muscum
wil | provide exhibits with valuabic local arlifuctls, promole cily pride, and educate loday’s community
with vesierday’s sipnificant Ciy accomplishments. When Mariin Murphy established the foundation for
what has become the proud City of Sunnyvale back in {the mid-1 0% contry, i I8 unlikely cven he
imagined how this valley would influence and change lives worldwide, Tt is that importunt history that
we musl remombor and celebrate through the tenacious efforts of the Sunnyvale Historical Socicty.

The Luminaire community will be home to many members of today's hi-tech worldorce seeking
executive Hiving in o modern “green” building closc to their conployment camposcs. Whilc those residents
desire modern amenities and contemporary home specifications as they work on tomorrow’s
advancements, Trumark decided it would be the perfect opportunity to link them back to the history of the
City. The Sumyvale Historical Sociely and Museun Association agreed with our vision, and has since
worked closcly with us fo develop the Luminaire Llistoric Walking Tow.

‘The Lumingire |Hstoric Walking Tour will comprise of ten stations with monuments, sculptures and
slorics colchrating Suanyvale’s past, and educating its visitors. An onfline of the compiets walking iour
brochure was created wilth a joint cffort between Trumark Companics and the Sunnyvale Historical
Socicty. This brochure wiil serve as a guide to members of the public visiting the walking four, and it
will nlso be available at the new Heritage Park Muscum, in a cross-pellination offort for the new muscum
lacation exhibits. The brochure is available from stadl lor your review.

Lumingire Commuunity Eadorsements

As part of a responsible developmeni process, Trumark has rcached oul to its neighbors, both in the ncar
comnmmity and the greater Bay Area. Our effort has been to understand the needs of the surrounding
busincss and non-profit communities and to build consensus by responding to those needs through a
proaclive devclopment approach. From exemplifying environmental sustainability to promoting Silicon
Valley business growlh and from laking a big slep towards Sunnyvale’s allordable housing goals lo
meeting the criteria for a lopical industrial conversion, l.aminaire has garnerad strong endorsements from
a variely of key focal and regional crganizations.

The endorsement process is quite involved in that each of these organizations must determine how its own
needs and agendas arc meot through Luminaire as a whole. Trumark prescoted the propesed development
in depth to organization executives and review commiltees. We then stepped aside and allowed each
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organization to conduct further analysis by discussing the proposal with Sunmyvale decision mdkers,
talking with other neighbors and stakcholders, evatuating the overall impagis and benefits of the 2
development and finally reaching an independent conclusion Lo ml}en{web‘r ‘Bhdorse (he proposal. '

1t would be simple to provide endorsemenis from companies and organizations in the building irades,
however, upon review of the endorsement list you will see the eclectic range of well respected community
members supporting Luminaire. From the bepinning, Trumark has made our point clear; we belicve in
this project for it’s appropriate densily, ils proximity lo Light Rail, ils large supply ol affordable housing,
its supporl of local Sunnyvalc businesses, its needed neighberhood retail, Live/Work, and its celebralion
of Sunnyvale’s rich history, lo name only a few of the commnily benefils,

We ask you now Lo listen o the voices of those that chose to endorse this proposed community and ask
yourseif “Why?” Why would an organization that represcnts induslry, supporl a land use chunye from
indusirial to residential? Why would commercial businesses care enough ahout the success of a
restdential applicalion o perform thelr own internal research, then issuc a decument of support? Why
would such an eclectic group of organizations, with such diverse agendas, sland up togeiher in support of
this projoct? Perhaps the approvel and success of this project means more than just 2 color on a Land Use
map, or the desire of # developer. Perhaps it is a responsible proposal that has been successiuily planncd
to meet the various needs of the community. We ask that you tuke the time to read the allached
endorsements and again, ask yourself these questions. We hope you will agree that the years spent on the
Luminaire community developmeni have been purposelul and appropriatc.

Below are some of the written statements about Luminaire from our endorsemoents:

“The Lecdership Group i also concerned about land use conversions in terms of compatibility. in this
case, although this site was nat ariginally identified in the City s ITR process for conversion, we belivve
Trumark’s mized use and howsing development propesal iz a pood fit for this gateway locafion in
Sunmvale. We support a mixed uve and housing project for this site.”

-- Silicosn Valley Lendership Group

“Cine of the business concerns thal affect MPBTA members is the availability of local, quality bovwsing for
members’ emplovees. The MI'BIA supporis the addiional of quality housing wmits within the City of
Sunmyvale ta help meel this need. Further, we sirongly support the development of housing proximate to
mass transit. This is why the MPBTA supports the development of Trumark’s Limninaire mixed housing
and retail project. The innovalive desien provides qualify housing neor mass transit and the Moffett Povk
areq, and offers refail fo the tenants and communily. As MPRTA discerns, these complex needs are
smartly addressed in vour development. ™

--Muffest Park Business & Transporfation Association

“The Lumingire profect scoved extremely highly in all the critevia we employ to evaluate proposed
housing projects, namely; ivansit orientiation, project size, efficient use of land, adaptive re-use of lnwd
promotion of affordahility, environmentol design, mixed use, and the promeotion of community input te fthe
desion process.  The Housing Endorsemeni Commiiter feels that this is precisely the type of dense,
transit-oriented, infill housing that Sunmyvale and the rest of the Hay Area should be promoting and
huilding if we ore to preserve the health of our economy and our physical environment.”

--Biay Area Cauncil

“Far 50 years, Greenbelt Afliance has protected the region’s working farms and natural areas while
muaking the Bay Area’s cities better places to live. A key component of our work is identifving where new
grenwth should eecur and which development proposals best meef the needs of the region. {hir Compact
Development Team (CDT) endorses and advocales for Hvable, iransit-accessible communitics with a wide
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range of housing opiions for famifics of all sizes and income levels. The CDT evalucied the Lumingire
project proposed by Trimark Companies using an established sel of guidelines. We write in support of
this development because we feel it will be a gain for this neighborhood, Thie to ils location, its
pedestrian-friendly aspects, and ils inclusiveness, the Sunmyvale Flanning Commission and City Council
should approve the Luminaire praposal.”

--Greenbelt Allience

ot

“The iwo wavs to abtain gifordable kowsing are higher density and smafler wmits. Your praject includes
both. Fupthermore, i is focated near lieht rall and bus fines, vital to fow-income residents, and vesidents
in the proposed complex could walk to jobs in Moffeit Park™.

--Sunnyvale Commustily Services

“As long time advocates for more fiomes, the Housing Action Coulition believes this development
propasal is an appropriate fit for this site. Finding land suitable for more homes can often be the most
challenging element of howsing development. It is our hope that the City wilf view this property as a good
place to convert underuiilized industrial lond to a new mixed use communily that will provide new homex
Jor those who coniribule lo our conmunity and economy. In pavticular, we ave pleased to see a rental
prociuct propased rince renial housing is o much needed housing product tvpe.”

--Santa Clara Connty Housing Action Coalifion

“We believe that sharing the History of Sunryvale with rew residenis will establish « sense of pride with
Sunryvale and encourage them fo become further invested in the Uity of Stemyvale,  Furthermore, the
Historic Walking Towr will also educale and connect existing adiacent business employees and residents
i the North Sunmyvale area with the rich history of Sumawvale.

—-Sunnyvale Hisiorical Society

Conelusion

This project report summary provides our point ol view for the appropriatencss of this project. We have
explained the path we have taken fo get here, and we have worked closely with staff and made many
accomodations along the way. Even with all of the tremendous details of this application and
commuiity design, we always comeback lo the same conclusion; thix proposed community simply makes
sense. TLis the ripht project in fhe right focation, at the right time to meet the City’s needs, The benefits
are extensive, and the supporl is legilimate.

Thiz entitlement process started with the broadest of departmental review, to the finely discussed details
for solid waste chute focations and disposal. 'We have accommodaicd the nceds of the fire department’s
access, and crcatively designed the artistic elements of the active communily spaces. Storage, parking,
noise, and sewer capacily have been stodied and solved. We have worked with Sunnyvale’s Department
of Community Development - Housing Division o solidHy an inclusionary housing commitment of 46
below market raic homes within the project. This community is no longer a vision or an idea; in lacl, in
our eyes, it is poised io scrve {he needs of the community.

Whilc this repest onby touches on 2 handlul of project lalking points, we have additional information that
we nre eager Lo share with those further interested. “I'he ultimate purpose of this report summary s to
demaonstrate that the Luminaire community proposal is not conceptual, and hasn't been since the City
Council’s approval of & Genersl Plan Amendment Toiliation over lwo and a half years age. Trumark
Compunics has worked in good faith to accommodate the various departmental interests wilh creative
prablem solving end prompl attention to City necds, all the while never losing the overall vision, purpose,
and mecaning of this valuable addition to the communily. The Luminaire proposal is supported by diverse
and respected memboers ol Sunnyvale’s community. We ask you to embrace T.uminaire as the exciting
example of a sustainable, green, lransi oricnted, and purposclul City pateway landmark praject that it is.
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As always, our development team is available to discuss project conesrns op-explain additional benefits. ¥
‘I'here have been years of work invested inlo this project, and we appreciute’ (e countless hours the City .
has shared lowards the successful processing of our application.
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bdarch 27, 2008

Aaron Yaldipaa

Project Leader

Trumsark Companies

4185 Blackhawk Plazg Circle, Soite 200
Danvilie, CA  $4506

Dear Mr. Yakligian,

Om hehalf of the Silicon Valtey Leadership Group, F am writing fo expresy uur
support of your developmenlt propasal in Suunyvate called Tuminaire near Lawrence
Expressway and 237,

By way of beckground, the Silicon Valley Leadership Growp, fimtrded i 1978 by
David Packard of TTewlett Packard, roprosenls more Bran 258 of Siticen: Valley's mast
respecled empleyers, Leadership Grovep members collectively provide neardy 250,006
loeal joba, or one of every four in the private sector in Siloon Valley,

On an answeal basts, the Leadership Groap surveys i membes o find oot the top
impediments to domg bosiness in Silcom Valley, Bvery year housing affosdability
tops the st More apecifically, we ate injerested in the produclion of homes thatuse
land move efficiently and provides howsing chelees close fo jobs and services.

The City of Surmyrrabe has bren proactive in identifying aveas spprepriate fo convert,
from induostriad to residential, The Leadersbip Growp is also concerned about land
nse conversions in torms of compalfiility. Tn s caye, althoigh this slte was not
eriginally identified in the Ciy's ITR process for conversion , we believe Trumark's
rotxed use and housing developrment proposal 1s a good fit for this paleway location

in Sunnyvale,

We support a mived vee and houslng profect for this site. Tlease Jof us know how woe
catt be helpful in ghepherding fhe development proposal threigh the process.

Sincersly,

(Ve

Carf Crardine
President & CEO

pet )
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MOFFETT PARK

" "BuUSINESS & TRARSPORTATION ASSOCLITION

-~ Tenmerk Companies -
- 4185 Dlacklawk Plaza Civele, Smbe 2{}0
: D.anwile, CA 94505 '

. Dear Mr Yakhglan. o

© The Moffetl Pagk Business and Transportation Assnmatm {MPBTA} wcruld 1ike o e:xpr&ss our - -
. - svpport for Trymark’s Euminaire development. . - o L :

By way of reference, the MFBTA is & non-profit, mﬂmhﬁrshp b&a@d organization, Cur :
© mamrhorship includes sneh compandes os Cgrafy, [ofiners, Jay Paul, funiper Networks, Labeyle, .
- : Lockheod Mariin Space Systems, Network Appliance Inc., and Yahoo, and employs : T
" approximatcly 14,000, Sutnyvsle-based employees, The MPBTA’s objcctives arc to address
“focal business concerns that affect the membershin, reduce traffic mngeshﬂn in thu Muffci; I’ark

areq, and advorate fﬂrhetter 1ranspurla!.mn solutions for our metnbers,

- One of the busitiess congerns that affect MPBTA mewbers i the availahility of oo, cluality _
g hmasjn,g for members’ employees. The MPBTA supports the addition of quaiity housing : umts L

- within the City of Suunyvale io help meet this noed. Farther, we strungiy suppott the

- development of housing proximato to mass transit, . ‘Fins is why the MPBTA supports the

j :Fﬁr these reasons MPBRTA finds the Lu[rmm;re pm;er.:t uhgns wrihﬂm j,ual$ uI' MPBTﬁ an-:i

develvpment of Trumark’s Luninsive mized honsing and retall project, Ths innovative design

. provides guality howsing near maes transit and the Moffett Park aves, and offors retafl {o (e L
. tenants and mmmumi}' A& MPE’lﬁ dia-::nms, thesf; t:{:rmpiex uﬂe{!s bre smarily ad&irassad in _vﬂu: A
- development. -

-~ wanants tho suppurt {:f our association,

" Sincerely, .

-&w Haywood

: ‘Exccutive Direotor A

... Ce: MPBTA Board of Diectors

P.0. Bua 0975, Sunnyvale, LA $4008-0995
“Phones MBFILENS [ Fasy SO.BR04860 -

WSLAPBTA,0EG
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March 11, 2008

Mr, Steven Huang AICP

Trumark Companies

4185 Blackhawk Plaza Circle, Saite 200
Danvilic CA, 94566

Drear Mr. ITusng,
The Bay Area Council endorses the Luminaire project.

‘The {.uminalts projoct scored extremely highly in all the criterin we employ to evaluate proposed
housing projeets, namely; ransil orienfation, project size, efficient use of fand, adaptive re-mse of
land, promotion of affordability, environmiental deshg, mixed use, and the promofien of
community input {o the desipn process.

The Housing Endorsement Commilice feels (hal this is precisely the lype of dense, frapsit-
oriented, fnftl housing that Sonayvalo and tho rest of the sy Area should be promoting and
building i we are to presarve the health of cur coonamy and our physicsl cavivonment.

The lack of all typss of housing at all levels of affordebifity has become & major fhroat o the
economy of the Bay Aven. The regions employers are finding it incressingly difficult fo aftenet
and keep the lop falenl in the Bay Aren because the high cost of housing here, "With our
population expected fo grow by 208 in the next 25 wears, fhis housing shortage, wlong with
associaled problens of sprawl, congostion amd onvitenwmontal polbulion, are going to wet much
worse unless more prajects like Laminaire are approved and buill,

We congratulate you, and I'mamark Companies, for producing a well designed and walt situated
project ihat wilk provide much nesded houstag for the residents of Sunnyvale.

Sinceraly,

o —

MatrEepan
Direcior of Housing
Boy Aven Coungd

The Bay Area Council is 2 husiness-spensorad, public-poticy advecacy organization for the nine-connly
By Area. The Coonell proactively advocates For i strobg ceonoimy, 5 vils! busineds saviremewnt, and a
betier quallty of HRs for everyone who lives hero,

ey
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GREENBELT ALLIANCE
Gpen Spaces & Vibront Places

[l

Triday, Februaty 22, 2008

Mayor Tony Spitater]

Aund Chy Counclimembers,
Flanning Commissichers
Suinryvale City 1Ealt

456 West Olive Avenue
Sunreyvale, OA US04

RE: Luminaire Developinoni Proposad - SUPPORE
TDrcar Mayor Spitalet! and Members of the Gity Councii and Phanning Commission

ot B0 years, reenbelt Allance has protceted the teplon’s working Farms and natoral srcas while making the
Hay Area’s cities bekier phaces to Bvc. A key eompanont of oue work is ddentifying where new geowih shodd
nccur attd whirh developiment propasals bost mect the needs of the region, Our Compact Bevelapment
Teamn (CTXY} endorses end advocates for lvalde, transk-accessible cotmmundties with 2 wide tange of housing
options for famdlics of all sizes and income levels. The CLFT evalirated the Luminaire prolect ptoposcd by
Tumark Companics usfog an cstablished set of guidclines, We wiite in sappoit of this development beeanse
we feol itwill be e gain for this neighborhoeod. Dae ts i Joeation, its pedestdan-fricndly aspects, and its
inchusiveiicas, the Sunyvale Planning Commission and Ciy Conndl shoubd approve the aseminaiee proposal.

"Yhe Lumitaite predect s howd by Seete Route 237 to the north, Lawsence Siation Baad to the gask, Elko
Dirive to the south, and Tawrence Expressvray to the west, A network of existinp hike lapes sereounds it
T'mmarck proposes 348 sental hotnes, 16,000 squate feet of tetnil amenibics such 03 a swlnuming pool and
Histowy Walk, and open space. Tt hos boen sald many dimes thet the key to teal cstate Is location. Trumark's
sclection of this site shows they are aware of this important principle, By adding compact new homes foa
jobs-deh area well seoved by YA, Tramark is ensuting that residents of Tamdtisdee will sot have to jump s
the car fur every etrand atd will haye the opton of iaking trangiy, or even walking, 1o woek, The project is
alee norr dowtdown, Ineaning thal this 1s an appeoptiate place fos Sonnyvale w be prowing

Farety new developinent Is an oppormnby to romedy the car-odented growth of the past. Realizing dhis,
‘rumark has projposcd 4 project thet adds o pedestiian-dricndly edge, with welroming fhont stoops, doap
Lavrrence Bupresswry. Clever desipn fealures, Including interior coutiyards, will help buifer the notse from
the Lixpressomay, Other amenities, inchading » kol pond, sonlptate phee, and street Roreitere, Wilk conbribate fo
the neighborbood’s Tvability, A History Walk cncltellog the project will showease the pooud pase of

Sy vale as well 4z ok op the projoct’s open spaces, piving residents an opportenity for recteation. Since
this project is nixed-use, featerdag 16,900 square feet of retall space, fivtwie keaidents as well as those who
curcently work and live nearby will have ¢ chanes to wecess oceded secvices on foot or via transit.
Hurthenmore, sl of the preject’s packing is weapped by the developnent ftsclf, mesning that pedestiiang will
1 fonget have to navipate the kind of vast parkiog lots that comently ¢xist onsite,

The developer's commBment o builiding a hgh-quabity communtly is enhanced by Its plan to ezcced the
veruived percenitage of hoimes to be tented ot below-market fates, Ty proposing 15% of fhe honres in fhis
project be affordable, Frnmark Is helping the City of Sennyvale meet ite obfigation to provide homes we can

HAIKOFRCE » 43} Howoed Srost, Suita 530, Son Fronchsco, £4 BEIBS » |435) S436771 » Fox [475) 5436721
STHIH BAY AFFCE « 1922 Yho Momedo, Sulle 283, Sen Joss, Ch 95126 = [408) PH3-0854 « Fox {ACH) 983-FC01
EAST BAY GEFICE = V1 Borsd Moin Steot, Suble 145, Wolowt Cresk, Ch #4564 « (9251 9327976 » Fox (925} 0303970
SOROMA-MARKS OFFICE » 555 5th Steest, Sulte 3008, Sonts Ruse, €A 954081 = {707 5753681 = Fox (707) 5754275
SCLANC-HARA BFEHCE » 725 Texns Strew), Febeliehd, CR 94533 » (F07] 427-2308 « Fox {77} 497-2H15

IHFODGREENERIN.ORG « WHVLGREERDEIVORG
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all affoed. 'This move ensures thet people who wotk in Stonyvalc ean also afford to lve there, reducing the
smount of Hme people bave tu spend sback in traffic tather than relaxdng with fainily and friends,
Lo

Greenbele Alliatce encoutages Trutnark fo permanently provide VT A Boo Passes to residents of this
develobment, to make sure bike racks and geoure bicycle parking end op in the project, saed to contdone to
explate the tdea of shared parking s a way to provide only as much parking as is needed,

In closing, Greenbelt Alliance applavds the City of Suttnyrvale’s focos on existing infill sites For new hohtes,
jobs, atid shops, This Knd of development combats climate chaoye and allevlates pressure to pave over
tuntutal atcas and working farms whils providing homes fur the people whe live and work in the community,
Greenbelt Aliance 5 partfeubarly deased that the devdloper is alsa seeking 13WHL) certification from the U5,
Green Bailding Cowmnell (TERGBC), Matdonwide, 65% of electrichy comswmption and 30% of grecnhouse grs
cunissions coma from bulldings themzekees, according to USG1CE By echieving LEREDN certiftcation, 1he
developes will greatly Iower the footprint of this project, and thus the dinpact of Sunaywale, on global clinate
chartge, Por hese ressons, Greenbell Alflance siroagdy neges the Plansing Commiseion and Clyr Council’s
suppoct of the Taminaire developoment

Repards,
{sf

Mfarks Wilaon
Tivable Commmnities Cutrach Coondinatos
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Sunnyvale Community Services
725 Kifer Rood, Sunmyvale, TA 94086 [408) 738-430 ' Eﬂ
Kt

Waorking o Prevent Homelessness and Hunger

March 25, 2008

Aaron Yakligiim

Senior Project Leader

‘Frumark Companies

4185 Blackhawk Plaza Circle, Suite 260
Danyille CA 500

Deear Mr. Yakdigian:

Foliowing our conversation, | am writing {o endozse strongly Trumark’s proposed mixed-use
development called Euminaire at 1287 Lawrence Station Road.

As the Bxecutive Direclor of Sunnyvale Community Services, T know that the most pressing
need confronting the low-income families and seniors we sorve is affordable houwsing (and that
the term “affordable housing” is vsually an oxymoron in Sunnyvale). According to the City's
2005-2010 Consalidated Plan, 27.3% of Sunnyvaic residents falls equally in extremely low, very
tow, and low income categories. The two ways 1o obtain affordable housing are higher density
and smaller units, Your project includes both, Furthetmore, it is located near light rail and bus
lines, vilal io low-income residents, end residents in the proposed compiex could walk to jobs in
Moffett Park,

1 kitow that when higher density housing complexes arc proposcd in or near residential aveas,
there is widespread opposition, Your complex, howcever, is not located In & residential area and
is virtually a self-contained “island.” From what | underatand, the closest ncighbars are retail
stores eaget 0 have the complex built to resolf in more customers. Lumingite would provide
much needed affordahle housing and 52 BMR units (hat would be a great benefit fo those who
arc on the waiting list,

Please let e know if T can anything else to support the Luminaire project.
Sincerely,

"ch ﬁ\(m{’

Mancy 5. Tivol
Exescutive Direotor

I':‘Fi-ﬁ
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March 25, 2008

Aaron Yakligian

Trumark Compatiies

4185 Bluckhawk Plazs Circle, Suite 200
Danville, CA 94506

Dear Me. Yakligian,

(3 hehalf of the Houstng Action Coalition of Santa Clara County, we are verlting to
support your development proposai near Lawrence and 237 in Sunnyvado called
Luminaire,

By way of bachgrouad, the Housing Action Coalition inchides more than 14
otganizations and individuals. 1ts goatl is the production of well-built, approprintely-
located homos that are affordable to famitics and workers in Silicon Valicy.
Organizations participating in the HAC include the Siticon Valley Leadership Group, the
Tiome Builders Associalion, Greenbelt Afliance, the Sterra Club, the E.eagne of Women
Voters, Banta Clara Couaty Association of Realfors, and the Californin Apartraent
Aasovintion Tri-County Division.

As long time advocuies for more homes, the Housing Action Coalition beligyves this
development propousl is an appropriate fi for this site. Vinding land suitsble for more
homes can olten be the most chatlenging clement of housing development. B is our hope
fhat fhe Cily will view this properiy #s a good place 1o convert undertitized industrial
land to 8 new mixed use communily That wilt provide new homes for those who
contribute to our commnity and economy, In pardiculsy, we ate plensed (o seo a renlal
prodact propescd since rental housing s a much needed housing product type.

Please lef us know how wo can he of assistance as this proposal makes s way ilifough

the development process.

Sincersly,

Murmaret Bard Chris Block
HAC Co-Chair AC Co-Chair

Rousing detiorr Coalitlon, ofo S¥LG, 234 Alrpord Parbvay, Sudfe 6240, Smn Jose, 04, 25118
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POBox 61301 Sunnyvale, CA 84088 (408} 749-0220

March 17, Z008

T TRUMARK COMIANIES
4185 Bigckhawk Plaza Circle
Suite 200
Danville, CA 94506

Eromm:  Sungyvalo Fhstorical Soctety and Musenm Association
Swimyvale, CA 94087

RE: ENDORSEMENT for Luminnsire’s Historie Walking Tour and Brochure
Dear Frumark Compsanies,

On bekalt of the Sunoyyalc Historical Socicly and Museum ﬁsqmialmn. we-The. Executive Board, fully
endorse the proposed bislodc walking foar as dE.‘ugne{l to be an integial park of the proposed mixed-use
ne;ghhmﬁuml kaown as i uminaire hy-Trumark Companics,

We nndorstand 1hat Imnma:rc pmpme& 348 reptal spartments and 16,000 square foct of neighborkood
suppmtmé resail shops, restaurants and services st the intersection of Lawrcnee Lxpregsway and Hiko Prive.
Thé historie walk is'a collection of 10 storfes ﬂf Sumwvale 8 hlstory das;i[ayed in the public spaces fronting
Laninaite along Latvrence Station road and within the proposed publicly accessible neighborhood park.

Wo believe that shering the Tlisiory of Sunnyvale with new vesidents will establish s scnse of pride with
Sunnyvaie ang sncourape them to become further imvested in the City of Sunnyvale. Purthormore, (he
Historic Walking Tour wilt also educate and connect existing udjacent business employees and residents in
the North Sunnyvale avea with the rich history of Smnyvale.

This ietler also provides -Trumark Companies wifk the Svonyvate Historicat Sociely and Muscum
Asgocistion's approval {0 produce the Historic Walk Brochures as designed for public distribation, ‘Fhe
henchures ave intended to el the 16 selecied stories of Sunmyvale’s hlstoty, white also directing the public to
the Historic Walking T'our and tew Muscum,

The Sunnyvale Historcal Soclely and Musenin Assoclation is grateful to I‘Iumark Lompanies for the
coordinated and - -::unpemtwe pmcess m create the Suﬂnyvale Histm‘i-f: Wplklng T;mr m:u:l bm::hm to cur
satisfa&‘mn. t' _ : i e
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September 19, 2008

BT Steve Lamgh
Sepior Planner
City of Sunyvale

RE:  Luminaire Light Rajl Connection Plan Offer

Dear Steve:
Trumark Companies is proud to preseot the City of Sunmyvale with the attached 2-page Light Rail Connscrion Plan offer. This plan offess on- apd offs

site mprovements to be implemented by all reasonable efforts in azzociarion with the Lummaire mixed-use neighborhood.

Plan Gaal:
= The goal af the Luminaire Light Rail Connection Plan is to promote and enemrage use of the ¥TA light rail system.

Flan peefives:
+ Educste residents, guests and retzil patrons about VTA by providing an informational Eiask at Luminairs showing the transit sy=tem map,
directone to Yiennz Station, and the vaviety of regional atractions accessible by light rail.
+ Encourage use of the Hght rail system by providing svery apartment with an ECOPASS for the first vear,
= Improve pedestran safety aleng the West edse of Lawrence Expressway by installing a 427 high decorative mailing to separate pedestrians from

travel lanes between ko Dnve and Tasman Drive,
= Improve pedesirian safery by installing a buitan-activated fleshing hight erosswalk on Tasman Drive on the Bast end of the Vienna Station

platforir.
# Tmprove the pedesttian experience by nstaliing additfonal trees, groundcover and vines on the West edge of Lawrsnos Expressway. e

Ths Lumiraire Light Rail Connection Plar will encourage the ose of fight vall by educating residents, guests and retail patrons, and by improving the
aesthetics and pedesrian sefety 1o and {rom the Vienna Light Rail Station.

Sincerely,
TRUMARK COMPANIES

i A f"‘
N Garrett Hinds, AICP
Direczor of Architecture

[, TR .

ST
INTFWHOVILY

j :

4155 BLACEHAWE PLAZA CIRCLE - SUITE 2K « GANMYILLE, CA 94506 - (925} 648-8300 - FAX {923) 548-3130
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Padestrian Path
from Lundnaire
6 Vienna Statfon

En[argjeméﬁt' :
Fian Area

Vienna
Light Rail

LUMINAIRE
ized-Use
Neighborhicod

- controlied intersection

Exisfing crosswaiks at.

Existing crosswalks at -
controlied intersection”

Enlargement
Pram Araa
Detail 2

Proposed Luminaire Light Rail Connection Plan
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YVTA VIENNA STATION
Existing Tasman Drive
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Proposed Mid-Block
Bution-Activated Flashing Light
Crosswalk Loeation

TA VIENNA STATION
Existing Tasman Drive
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EXAMPYLE  d e :
BUTTON -ACTIVATED FLASHING LIGHT CROSSWALK
San Ramon, Califonia
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EXAMPLE
BUTTON -ACTIVATED FLASHING LIGHT CRUSSWALK
Palo Alto, Califonia
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1 FREE LOOPASS PROVIDED to EaCH

[ L it

residential E

UMNIT for FIRST YEAR
ec Pass
Zenefiis

Eco Pass helps create 2 sense of community and delivars
valuabile benefits that can make a difference when ranters and
buyers are locking for a place to ¢all homa.

Heatth

Residants can aise feal secure with 24-hour patrols by VTA
peace officers and deputy sheriffs at stations and enboard bus
and light rail. They'll glso likely to be safer zipping along on
light rail rather than creeping down the freeway, Less cars on
the raad mean leas polivtion which promoies betier health.

Weaith

Fewet miles driven also extends the life of your car as well as
lower maintenancs, Tesl ahd parking costs, and possibly,
insurance rates.

Happingss

Notiing can ba more valuable than peace of mind. Eso Pass
offers residents the reliability to get whers thay need to go
when they want o getf there. It means freedom from proflems
such as traffic and parking and providas access for people with
disahilities.
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Trumark Companies
Schematic Design
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PLAZA CHARACTER

2.1 Landscape Imagery

Lawrence Station
Sunnyvale, Califarnla
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FAN PALM GROUPING

PLAZA FOUNTAIN

2.2 Landscape Imagery

Lawrence Station
Sunnyvals, Califomia
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i

A RESOLUTION OF THE CITY COUNCIL OF EHE CITY OF
SUNNYVALE AMENDING THE GENERAL PLAN CHANGING THE i
LAND USE DESIGNATION FROM "INDUSTRIAL™ T(Q “VERY HIGH

DENSITY RESIDENTIAL™

WIIEREAS, Trumark Companics has requested a General Plan Amendment for a project
sitc comprised of two parcels with a combined lotal arca of 6.63 acres located at 1275 and 1287
Lawrenee Station Road, Sumnyvale, Califomia lo change the land usc designation {rom
“Tadusirial” to “Very Lligh Density Residential™ and

WHFEREAS, an analysis of the cavironmental effect of approval of this Plan Amendmenl
was conducted, and an BEnvironmental Impact Report and Statement of Overriding Consideration
have heen preparcd in compliance with the Californiz Environmental Quality Act of 1970, as
mnended, and Cily Couneil Resolution No. L amil

WHEREAS, a draft and final Environmenta! Topact Report was preparcd to assess the
potential environmontal impacts of the General Plan Amendment, described allernatives 1o the
proposal mud poleniial mitigation measures. On November 18, 2008, after a public heanng duly
heid, the City Council reviewed the documcenis comprising the EIR and found that the BIR
reficets the independent judgment of the City Council and its staff, and is an adequate and
extensive asscssment of the envirommental impacls of the Amendment. The City Council
certified {he IR as having been prepared in compliance with the reguirements of the Cabformia
Eavironmental Qualily Act ("CEQA™), made ncecssary findings and adopted the mitigation and
mondtoring program {Resoluiion No. ). The potcntial cnvironmental impacts of
the proposcd rezoning were considered within the scope of the BIR, accordingly, an addondum
i the FIR has been prepared pursuant to CEQA puideline section 15104 Lo wid in s veview; and

WLHEREAS, the Planmmy Comanssion considered the proposed amendments at & duly
noticed hearing held on Qgtober 13, 2008, and has recommended approvat of the amendments to
the General Plan; and

WLIEREAS, the Cily Council held a public hearing on November 18, 2008, and
considered the reports and documents presenied by City staff, the Planning Comnussion’s
recommendation, and the written and oral covmments presenled af the public hearing.

NOW, THEREFQRE, BL T RESOLVED, by the City Council of the City of Sunayvale
that it hereby adopls the following lindings and actions:

i. The City Counci! finds and determines that the General Plar Amendment conforms
with the requirements provided for in the Surmyvale Municipal Codc, that it is a suitable and logical
chamge of (he Goneral Plan for the development of the City of Sunmyvale, and that it is in the public
nkerest.

2 The Cily Council finds and defermines that the proposed changes to the General
Plan (o chunge the land use designation {rom Industrial to Very High Densifty Residential with
appropriate General Plan resudential densitics and relaled »oning designations is in the interesl of

EesostCion Plun'2 7 ET 125F Arteeed Ecelensily 1
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the public as adcquate industrial land will be retained within the city limits to support the local
ceonomty. The legally-required environmental revicw has been conduigied.

3. ‘T'he revised General Plan Amendment, as adopted, 2 copy of which is on file in the
Office of the City Clerk of the City ol Sunsiyvalc, is hereby incorporated into the 1972 General Plan
of the City of Sunnyvale.

4. The Mayor and City Clerk are divected to cndorse the amendment to the 1972
{feneral Plan of the Cily of Sunnyvale and to show thal the same has been adopted by the City
Clouncil.

5. The City Clerk is direciext {0 file a cortilicd copy of the amendmert (o the 1972
¢General Plan of the City of Sunnyvale with the Board of Supervizsors and the Planning Commission
of the County of Santa Clara amd the planning apency of each cily within the County of Santa Clara.
‘Vhe City Clerk is dirccted further o file a cerlificd copy of the amendment with (e legislative body
of each city, the Jand of which may be included in said plan.

Adopted by the City Council at a regular meeting held on November 18, 2008, by the
{fnltowing vote:

AYES:
NOES:
ATSTATN:
ABSENT:

ATTEST: APPROVERD:

ity Clerk ™ ajﬁ}r

(SHAL)

APPROVED AS TOFORM AND LEGALITY:

Dyavid B, Kahn, C‘ii}i ﬁttorhcy

Rasnsd ionPlaniy 1417 DSP Anetd Biteasity 2
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ORDINANCE NO.

AN ORDINANCE OF THE CTTY COUNCIL UI*E{WI‘HE CITY OF
SUNNYVALE AMENDING THE ZONING PLAN, ZONING DISTRICTS
MAP, TO REZONE CERTAIN PROPERTY LOCATED AT 1275 and 1287
LAWRENCE STATION ROAD FROM M-S (INDUSTRIAL AND SERVICE)
10 R-5/MU (HIGH DENSITY RESIDENTIAL AND OFFICE/MIXED USE
COMBINING DISTRICT) ZONING DISTRICT

THE CItY COUNCIL OF THE CITY OF SUNNYVALL DOES ORDAIN AS
FOLLOWS:

SECTION 1. AMENDMENT OIF ZONING PT.AN. The Zoning Plan, Zoning Tristricts
Map, City of Sunmyvale {Scction 19.16.05¢ of the Sunnyvale Municipal Code} hercby is amended
in order to mchude cortain properlies within the R-5/MU (LIGH DENSITY RESIDENTIAL AN
OFFICEMIXED USLE COMBINING DISTRICT) ZONING DISTRICT which properties are
presenfly zoned M-S {(INDUSTRIAL AND SERVICE) ZONING DISTRICT. The location of the

praportics is set forth om the scale drawing al{ached as Exhibit “A.”

SECTION 2. CEQA- These amendments to the General Plan are subject o a resolution
of [Tndings based on the Bnvironmenta! Impact Report. As part of the process ol amending the
{iencral Plan, the City has analyrzed the environmental effecls of this ordinance, certified an
Euvironmental Impact Repori and adopted A Staternent of Overriding Considerations wul made
necessary {indings as requived by the California Environmental Quality Act (Public Res. Code §§
21000 ot seq.; "CEQA™). The City finds thal the adoption of this ordinance is within the scope of
the program RIR and no now environmental documentation is required.

SECTION Y. FFFECTIVE DATE. This ordinance shall be m full foree and effect turly
(30 davs from and afler the date of Hy adoplion.

SOCTION 4. PUBLICATION. The City Clerk is direcled {o causc copics of this
ordinance to be posied in three (3) prominent places in the Cily ol Sunnyvale and o cause
publication omec in The Sun, the official nowspaper for publication of legal notices of the City of
Sunnyvale, ol a notice setting forth the date of adoption, the title of this ordinance, and a List of
places where copies of this ordinance are posied, within fifteen (15) days aftcr adoption of this
ordinance.

Pt
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Tntrodduced at a repular meeting of the City Counei! held on Nc-wgp_har 18, 2008, und adopled as
an ordinance of the Cily of Sunnyvalc af a regular mecting of the 38 Council held on November
2008, by the following vote:

AYLS:
NOES:
ABSTAIN:
ABSENT:

ATTEST: APPROVED:

Cif;‘} Clerk Mayor
Date of Altestalion:
=EAT,

APPROVED AS TO FORM AND LEGALITY:

David E. Kahn, City Attorncy
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RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
SUNNYVALE MAKING A STATEMENTS OF OVERRIDING
CONSIDERATION FOR THE TRUMARK DBEYELOPMENT
PROJECT IN THE CITY OF SUNNYVYALE

WHEREAS, the Luminaire/Lawrence Station Road Project (“Projoct”™} requires the
City of Sunnyvale ("City™) to approve an amendment to the City of Sunnyvale General Man
amd Zoning Ordinancs (Hle no. » BCH no, 2007042068 ); and

WHEREAS, the project analyzed under the FEIR consisted oft 1} developing & new
AMixed ve (MU Combining District somnyg desipnation for the City; 2) amending (he
Generat Plan 1.and use designation on an approximately 6.91-acre site from fadusirial to
Very Hisrh Density Residentiof (45-60 dwelling units por acre), which inchides s new Gonegal
Plan policy statement [imiling the use of the northern (.28 acres of the project sile nesr State
Route (SR) 237 to open space only {i.e., the northern 0.28 acres of the project site cannot he
uiilized {0 mercase {he maximum allowablc number of dwelling unils of commoernsial
development}, and 3) rezoring the project sife from Mmdustrial and Service (M-5}) to High
Pensity Residential and Office with a Mixed Use Combining Distric! (R-5MTY; and

WHEREAS, the City Conacll of the Cily of Bunnyvale is the decision-malang body
for Lhe Lumineire/Lawrence Saiton Road Project; and

WHEREAS, the City Council of the City of Suanyvale approved not only the
creation of the Mixed [se (MU Combining District zoning designation as 2 new zoning tool
within the City of Sunnyvale, but also wishes to approve actions related to the development
Project “APPROVAL OF THE PROPOSED LUMINAIRELAWRENCE STATION ROAD
PROJECT™: and

WHEREAS, CEQA requires thal in comnection with the approval of a development
projoct By which a FEIR has been preparcd which ideatilics onc or more significand
environmental effecls, the decision-making body of 2 responsible agency must Rrst make
certain findings regarding those significant effects on the environment identified in the FEIR,
amd where the FEIR dentilics one of more significant, weavoidable covironmenial cllvels
lhen the desiston-making body of a responsible meest sl balance econonie, legal, soctad
technological, or other benefits of the proposed project against its vnavoidable environmental
risks when deteemining whether (0 approve the dovelopment projoel and nmake Ondings of
overriding constderation,

NOW THEREFORE BE TF RESOIVED BY THE CTTY COUNCII. OF TiE
CITY OF SUNNYVALR:

The City Council of the Cily of Sunnyvale adopts and makes the following Statement
of Overriding Considerations regarding the significant, unavoidable impacts of the Project
and the anticipated benelits of the Projoct.
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SECTTON 1. Significant Unaveidable Impacts

With reapect to findings and in recognition of thase faets that are included in the
reeosd, the City has determined that the project world result in the following significant and
uretvoidable tpacts:

. Diesel Particulate Matter Exposure Impact {land usc compatibility and air quality
impact) — The proposed project, with the implementation of {he Wdentificd moligsGon
measurcs, would reduce impacts related to diesel particulate malter exposure, bul not
10 a jess than significant level. The projeet could also delay occupancy of the units
whoero sipnificant healtth risks are identified for at least five years (unlil approxamalely
2011 3), howewver, the City congiders this to be difficolt to enforee and implement, For
these reasons, the Tmpacl is considered significand and snavoidable.

. Cumaulative Regional Air Quality Impaci — The cuanulalive cffeed of approving and
tmplementing all of the proposed General Plan Amendments would add vesidential
units that were not accounicd for in the Ozore Siraieey, which would result in
cumlatively significant incregses in waffic congeslion in the arca. The proposced
fand use amendment for the project site would contribute to this cumudatively
considerable regional air quahity impact.

These impacts woukd not be redeced to a loss than signilicant level by feasible changes or
allerations 1o the development Project.

SECTION 2. Overriding Considerations

With respeci lo the significant and unavoidabic covironmental impacts identified
in Scction I above, the Council finds that all [casiblc mitipation measures and
alternatives have heen adopted and that, pursuant to Public Rcsources Code section
21081(b} and Guidcline 13093, there are specific overriding cconomic and social benefits
of lhe following Projcct outweigh the significant effecls on the envivontnent.  These
benefits, which will acceruc to the City of Sunnyvale and the general publie, warmant
approval of the Project notwiihstanding the Projoct’s remaining significant impacts, and
inchudc the benefits outline below in Ssction 3.

+  General Plan Amendmoent to change the land use designation from
Industrial to Very High Density Residential,

¢  Revone the site rom M-S (Industrial & Service) lo R-5/MLUF (High
Densily Residential and Gffice/Mixed Use),

¢ Snccial Development Permil o allow devclopment of 338
condominivm anits and 16,000 square foet of commercial space,

s Vesting Tentative Map for condeminium purposcs.
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SECTION 3. Benetifs of Project

The Preject described in the above sectien will meet the following General Plan
poals:
Al Housing and Commmnity Revitalization Sub-elemeni
o Ooal A:  Foster the expansion of housing supply lo provide greater opportunitics
for current and fulure vesidenis wilhin Timits imposed by cnvironmental, social,

{iscal and land use conslrainis,
The project will provide 338 new housing units.

o Policy 8.3:  Conlinae o permi and encourage a mix of residential and job-
producing land uses, as long as there is neighborhood compatibility and no
unavoidablc cnvironmental impacts.

The project provides a mix of residential and commercial units,

¢ Policy C.1: Contimue efforts (o balance the need {or additional housing with other
comumunity values, such as preserving the characler of established neighborhoods,
high quality design, and promoting a sense of identily in each neighborhood,

The profect wifl provide new housing unils tn an existing indusirial neighborhood
that does not currently have a residential identity. The project iv adequaiely
separated by a streel from the existing industrial neighbarhood and provides s
OWn Jeparute dentity.

» (Goal B: Maintain diversity in tenure, type, size, and location of housing o permit
a ranpgc of individual choices for all curreni residenis and thosc cxpected to
hevome city residents.

The project provides additional rentad opportunities within a nulti-fomily stvie af
residential development,

+ Policy 1D.1: Bncourage innovative types of housing in existing resideniial zoning
districts.
The project will provide a mew/finnovative iype of housing through the
infrodiction of livedwork units.

» (oal F: Mainlain and inercasc housing units affordable (o housshobds of gll
meome levels and ages.
The proposal meets this goal with 304 market rafe units and 46 new BMR rental
1 ifs,

B. Land Use and ‘iransportation Blemeni
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F‘age,__:._ﬁ___mmﬂfm, ..... A

Goal C1; Prescrve and enhance an aliraclive community, with a positive image
and a sense of place that consists of distinctive neighborhoods, pockets of intorest,
and human-scale developments,

The project’s architecture is a high quality design that will be distinctive,

Policy C2.2: Encourage the development of ownership housing to maintain a
majority of housing n the cily lor ownership choices.

This project praposes rental houstng unils, rot owanership units, although
a map is belng requested and the developer may sell ownership unifs ol any time.

{3.2.3; Frcourage mixed use developmoents that provide pedestrian scale and
transit orienled services and amcenitics. The intent is to provide opportunities for
mixed use.

The project will provide a mixed use project that s localed adiacent to
transit. While the profect does not provide transit services 1t will provide an on-
site kiosk fov tramsit and ride share information.

(4.3: Consider the needs of business as well as restdents when making land usc
arul (ransportation decisions.

As previously stated, the project Is adeguately separated from the adjacent
indusirial nefchborhood by a street.

Policy N1.}: Prolect the miegrity ol the City's ncighborhoods; whether
residential, industrial or commercial,

Action Statemeni NLI1.1: Limit the infrusion of mocommpalible uses and
inappropriale development into cify ncighborhoods.

The majority of the existing aeighborhood is zoned Industrial and is
vecupied by general affice or research and development wses. Az previously
stated, the profect is adequately sepavated from the adfucent Industricl
neighhorhood by a sireet.

Policy N1.2: Require new develupment to be compatibic with the neighborhood,
adjacent land nuses and the transporlation syslem.

The project site is situcted in an industrial zone on an “islnnd ™ lof greater
that 6 acves and has ils own separate design and identity.

C. Community Desipn Sub-clement

Policy A.2: Lnosure that new development is compatible with the character of
special districts and restdential neighborhoods.

The project sile is sifuated in an industrial zone on an “islend” lof greater
that 6 acres and has ifts own seporate design and identity.

Policy .4: Encourage quality archilectural design, which improves the City's
tdentity, inspires creativity, sud heighiens individual as well as ealtural identity.




aripcument K

The proposed architecture fnvaorporales high guafity design and s creative,
unigque fmived use), and will call attention ta its design.

s |

Adopled by the City Council at a regular mecting heldon
2008, by the folowing vole:

AYES:
NOES:
ABSTAIN:
ABSENT:

ATTEST: APPROVED:

e e
(STIAL)

APPROVED AS 10 FORM AND EEGALITY:

David Kahn, Ciky Allomey
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PLANNING COMMISSION MINUTES OF OCTOBER 13, 2008

2006-0712 — Trumark Companies [Applicant] Ray Street Office, LEC. [Owner]:
Application for related proposals on a 6.63 acre site located at 1275 and 1287
Lawrence Station Road {near Elko Drive) in an M-S {industrial & Service)
Zoning District. {APNs: 110-15-045, 110-15-044) GC, SL

Resolution fo Certify the Environmenial Impact Report
Introduction of an Ordinance fo Amend Title 19 of the Sunnyvale Municipat
Code (Zoning) o create a Mixed Use Zoning Combining District {MU), which
may be combined with the R-3, R-4, and R-5 Residential Zoning Districts.

= General Plan Amendment tc change the land use designation from
industrial to Very High Density Residential,

s+ Rezone the site from M-S (Industrial & Service} to R-5/MU (High Density
Residential and Office/Mixed Use),

+ Special Development Permit to allow development of 338 condominium
units and 16,060 square feet of commerctal space,

+ Vesting Tentative Map for condominium purposes.

Steve Lynch, Senior Planner, presented the staff report. He explained that this
is the third of three related reports tonight that will be presented regarding this
development. He said that there are several interrelated applications and that
there would be several motions tc consider: the Statements of Gverriding
Consideraiions: a General Plan Amendmeni; a Rezone; and a Special
Development Permit and Vesting Tentative Map. Mr. Lynch encouraged the
Commission to sfay focused on the fundamental issue, which is the conversion
of this site from Industrial to a Residential use. He said staff's fundamental
concern is the site that the applicant has chosen. He said that staff could not
make the findings and is recommending denial of the General Plan Amendment,
Rezoning, Special Development Permit {SDP), and the Vesting Tentative Tract
Map.

GComm. Klein asked staff to talk about the feasibility of underground parking for
this project and what staff's opinion is on this issue. Mr. Lynch said that the
applicant has submitied information that indicates that underground parking is
not possible because of a high water table. Mr. Lynch said that if the appiicant
says that constructing underground parking would be very expensive due to
water that he believes them as they are not the first applicant 1o have said this.
Mr. Lynch said that there is something to be said for underground parking as weil
as a podium-style development where the units are on top of the parking which
reduces iof coverage.
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Hanson Hom, Director of Community Development, said that staff recently had
a discussion with the applicant regarding the underground parking issue. He said
they discussed Community Values o promote open space and underground
parking. He said he thinks the applicant may discuss information this evening
that might prove to be an exception finding for coverage, and might help befter
explain why underground parking at this specHic site might pose a significant
constraint.

Comm. Suilser confirmed with staff that the main concem is the compatibifity of
this use with the surrcunding area. He discussed this site and surrounding area
with staff and possible other uses in the area that could affect the Industrial uses
including Places of Assembly (POAsg). Ms. Ryan described the area, known as
the Woods, and explained some of the surounding uses including some nearby
residential.

Comm. McKenna said she agrees that buidding underground parking in an area
that has a high water table is not a very good idea. She asked what does staff
nead to know to verify that the water table is high and that the parking garage
should not go low. Mr. Hom said perhaps if an engineering feasibility analysis
were submitted to Planning staff before hand that staff could discuss it with the
engineering staff. Mr. Hom added that other projects in town do have water tabie
issues and it is expensive to underground parking when you have water {able
issues. Comm. McKenna and staff further discussed what the Commission would
need {0 do tonight to deal with this particular issue. Staff suggested they listen to
the testimony, if they make an exception, siate the finding that fed to the
exceplion. He said that the Commission does have some flexibility in judgment
by the Commission. Comm. McKenna said if new information was presented
tonight that she would not feel comfortable making a decision regarding this
issue without staff having the opportunity to review the new information. Mr. Hom
said that the Commission could refer the matter for further staff analysis.

Chair Rowe asked staff if there is any problem with liguefaction in this area.
John Schwartz, David J. Powers and Asscciates (Environmental Consuitants)
said that there was some liquefaction and expansion at this site, but nothing that
cauld not be dealt with by standard practices. Chair Rowe said she recalls the
raview of the ITR (industrial to Residential} areas and asked of the identified {TR
areas if there were any sites that would take a project of this size. Mr. Lynch said
there are some encrmous sites out near Duane Avenue.

Chair Rowe opened public hearing.
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Aaron Yakligian, Director of Development with Trumark Companies, presented
the timeline, history, and information about the project, also referred to as
{ uminaire, through a DVD (Digital Video Disc) presentation and a PowerPaint
presentation. He said this is a cutting edge developmenti in one of the most
appropriate locations in west Sunnyvale. He said they have responded fo the
most recent comments from the fourth Study Session in September by including
additional rounded windows and architectural elements, enhanced parking
garage details, line of site concerns, and revised the colors, heights, and
massing. He said the project team is present this evening to answer any
guestions. He addressed land issues and said that this is the area where the
applicant has fundamental differences with staff on the appropriateness of the
project location. He addressed the aspects of the land use and their justification
for the requested change from the existing use. He said the proposed land use
makes sense, the existing buildings are vacant and have been vacant for years
so the existing use is clearly not working. He addressed a need for retail in this
area, housing goals, and demand from local emplovers for quality rental units.
He said in 2006 they presented plans to City Council for this site for a mixed use
development near employment, fransportation, recreation, and exisiing
residential. He said this site has no immediate neighbors to impact. He said the
EIR studied the impacts and found the impacis were less than significant, He
said this development would not compete with the nearby Industnal uses, but
would complement them by providing housing and retail opportunities for
employers. He said based on this information they received the Silicon Valley
L eadership Group’s endorsement. He said staff pointed out this location is not
one of the original ITR sites, adding that there has been no action on 70% of the
ITR sites. He said that this project is ready to go today, and an opportunity that is
irresponsible to ignore. He discusses the General Plan goals and how this
project addresses those. He discussed further benefits of the project including,
the design, 338 apartment homes, 16,000 square feet of neighborhood serving
retail, and over 13,000 square feet of livefwork space. He noted residents can
park on the same level they live on, and there are over three acres of useable
open space. He said Luminaire will be a green development built o LEED
{Leadership in Energy and Environmental Design} and Build-it-Green standards.
He said this development will benefit BMR {Below Market Rate) housing in
Sunnyvate by adding 46 units io the BMR units. He said this new development
would generate new fees for the community, including approximately $3 million
towards parks and $2 million for schools. He said the have worked closely with
the Sunnyvale Historical Society to develop a unigue on-site amenity that will
educate residents and point them towards the newly opened museum. He said
Luminaire will provide exciting new live/work opportunities. He said he is proud of
the endorsements that Luminaire has gained from a diverse group of suppaorters
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including Moffett Park Business and Transporiation Association, Bay Area
Council, Greenbeli Aliance, Sunnyvale Community Services, and the Santa
Clara County Housing Action Coalition, He said they are excited about Luminaire
and said that this is a purposeful land use. He said tonight he is requesting that
the Commission recommend approval of the Luminaire applications as proposed
and as presented in Alternative 3, on page 32 of the staff report.

Comm. Sulser asked Mr. Yakligian about the 14 housing uniis that have a
problem with diesel particulate matter (DPM)} and asked why they did not put
ancther use in this area that would not have had the problem. Mr. Yakligian
explained that their research shows the best location for the live/work units is on
Lawrence Station Road and Lawrence Expressway at Elko. Comm. Sulser
further discussed this issue with the applicant.

Comm. Klein asked the applicant to comment about the underground parking.
Mr. Yakligian said that it is a shame that he is having to reproduce a report that is
in the package. He said there is geotechnical information in the EIR from
ENGEQ that cisary states challenges with underground parking inciuding,
dewatering and groundwater. Mr. Yakligian said that this site is in the flood zone
and it makes no sense to put underground parking in a floed zone. He submitted
a page fram the EIR that discusses the issues with the groundwater and some of
the engineering concemns. He said that this information has been in the public
record for nearly 2 years. Comm. Klein asked the applicant to comment about
how they are achieving LEED standards and what the applicant is doing
regarding green building. Mr. Yakligian said they have been working with staff,
worked through checklists with green consultants {LEED and Build |t Green} and
are proposing specific features for the development. He said they are working to
design this project to a LEED silver level or o 70 points for Build it Green.

Chair Rowe further discussed green buidding with the applicant with the
applicant stated that when the actual construction begins they would use the
most appropriate green certification that there is. Mr. Yakligian presented a
document to the Commission which is their specific requesis regarding
modifications to the conditions and the findings. Comm. Rowe asked the
applicart if the proposal includes a new lighted cross walk to the east side of
{awrence Station Road as suggested by the Traffic Division. Mr. Yakligian said
that the lighted crosswalk was originally proposed with a park, and after review
with staff, it was determined that the park and the lighted crosswalk are not the
best approach at this time. He said that would no longer be the best place to
cross the street. Chair Rowe said originally these units were to be sold and now
the proposal is for them to be rentals. Mr. Yakligian said they reviewed their
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needs and the market and felt like rentals were the befter choice. He said they
are doing a condo map with this application as well, so the units could be
converted to homeowner units at a later time. Chair Rowe asked about how the
applicant plans fo protect the livefwork units from becoming residential. Mr.
Yakligian said there would be an on-site manager and there would be a lease
restriction that the commerciat space needs tc remain commercial space.

Nancy Tival, Director of Sunnyvale Community Services, spoke in support of the
development. She said that she does not think anything is needed more in
Sunnyvaie than affordable rental housing and the problem is that no one wanis i
in their neighborhood. She said what appealed to her about this particular project
is that it creates its own neighborhood 2nd no ene to argue againstit. She said it
is difficult to find a site like this ane that can provide quality affordable housing
with high density and no opposition from the community.

Jeanine Stanek and Johan Kening with the Sunnyvale Historical Society spoke
in support of this idea of the History Walk portion of this project. Ms. Stanek said
that they appreciate the efforts of Trumark to help the Historical Society tell the
Sunnyvale story. Ms. Stanek said that Trumark came to the Historical Society
and presented the idea of the History Walk. She said it is in an area that does
not often get to hear the Sunnyvale story, as it is located away from the hew
Heritage Park Museum. She said that she appreciates the creative efforis of the
History Walk. Mr. Koning said the history of Sunnyvale is very important {0
himself and others.

Matt Regan, Director of Housing and Sustainable Development for the Bay Area
Council. He described the work the Bay Area CouncH does. He said they
regularty poll their members and one of the top issues facing many employers is
finding sufficient housing stock for their employees. He said they formed a
committee and housing endorsement program with the intent of promoting the
right kind of infill in urban development and protecling industrial land. He said
the committee whole-heartedly endorsed this projecl. He spoke about the land
use portion of the project. He provided statistics regarding green house gases
and traffic, job nexus of Sunnyvale jobs held by Sunnyvale residents. He said,
regarding the DPM that he would encourage the Commission to "think globally
and act locally” as particulates move around. He said this is a good site, not a
perfect site. He said staff seems {o be focused on preserving industrial land, and
their members feel finding housing for those who work in industrial land is more
imporiant.
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Comm. McKenna asked Mr. Regan about job stafistics in Sunnyvale. Mr.
Regan said he thinks there are about 80,000 jobs in Sunnyvale and about 18%
of thase jobs are held by Sunnyvale residents. He said his information comes
from the sponsor’'s packet.

Larry Alba, a long time Sunnyvale resident, commented that over the past five
years Sunnyvale has grown a lol. He said he is worried about the water and
sewer capacity being able o meet the demands of new high density
developments. He said he has tried to get information about the potential affects
of high density development and has not had much luck in getling the
information. He said the project looks nice, but he thinks it is tco big and may
impact the water and sewer situation of Sunnyvale. He said he opposes the
project as he thinks it is too big and thinks that Sunnyvale needs to slow down a
litte bit for the sake of the infrastructure.

Chair Rowe commented that it is her understanding that when the deaveloper
would have to take care of the new piping tc meet the needs of the development.

Shiloh Ballard with the Silicon Valley Leadership Group said that a lot of what
she was going to say has been covered by Nancy Tivol and Matt Regan. She
said they also survey their members and the members have said that the top
impediment to doing business in Silicon Valley is housing avafability and
affordabifity. She said they are careful about endersing conversions from
industriat to other uses as they are concerned about new uses affecting existing
husinesses., She said when this developer came o thelr group for an
endorsement they made the developer jump through hoops to assure that this
conversion would be a good action. She said ultimately the Silicon Valley
Leadership Group concluded this is a developmental proposal that they suppont.

Steve Rayhawk, 2 Sunnyvale resident, said he was walking by this site recently
and commented that as an alternative use that he might suggest an educational
project that is looking for a site. He said this area may have some historical
value from the computer industry standpoint, has a welcoming feel, and said he
collid imagine it would be a good site for educational purposes. He questioned
an earfier statement by the applicant regarding the length of time the site has
heen vacant and asked when the site went from being rental property versus
redevelopment.

Ms. Ryan commented on material submitied tonight by Mr. Yakligian from ihe
ENGEO study. She referred fo the technical appendix which has the entire
ENGEOQ report. She said essentially the report was prepared to provide direction
for construction of a project which has living levels over one level of




ATTACHRRENT L

20068-0712 1275 and 1287 Lawrence Siation Road Approved AMinutes
Statements of Cverriding Consideration October 13, 2008
GPA, Rezone, SDP, Vesting Tentative Map Page 7 of 15

stibterranean and cone ground level parking. Ms. Ryan said the design of the
project has changed as the project evolved. Ms. Ryan said this particular report
was to help provide direction on how o construct the site based on the original
design. She said she did not want the Commission fo think that the information
provided was giving the level of detail on feasibility or cost of underground
parking. She said she is saying this now so the applicant would know what the
staff analysis is.

Mr. Yakligian commented that the site has been vacant since 2001 and the
leasing sign is still there. He said regarding the shaliow groundwater study, they
jooked at the study and that it is for future construction. He said when they
reviewed the study they found there were constraints. He said this site has a lot
of benefits and features with the development as proposed. He said they are
asking that the Commission recommend Alternative 3 on page 32 of the report
and that the SDP and Vesfing Tentative Map be approved with modified findings
and conditions. He said they would like condition 2.B be removed and confirmed
that condition 1.B.2 remain. He said regarding the live/work area, that fo allow
the proposat to go forward as planned, they would like 75% of the livefwork area
applied toward the Commercial requirerment.

Chair Rowe closed the public hearing.

Comm. Hungerford discussed with staff the process that was gone through to
determine ITR areas for the City. He asked if the Woods area was one of the
areas considered and why this area was rejected for ITR. Ms. Ryan said that
before the ITR study there was the Futures study. She said the Woods
neighbaorhood was ong of nine areas reviewed and was uftimately dropped from
the category. Ms. Ryan said the 1993 Futures study determined which sies {o
select 1o rezone for ITR designation. Ms. Ryan said it was determined that the
neighborhood should be preserved for industrial and service type uses.

Comm. Klein asked staff about the conditions that the applicant referred {o and
staff's comment about the removal of 2B and 1.B.2. Mr. Lynch said 1.BZ is a
mistake. Comm. Klein asked if staff could talk about BMRs. Mr. Hom discussed
the BMR situation in the City confirning that soon the City will be losing a fair
number of BMR units, or at-risk units. Mr. Lynch commented about the iTR units,
and said the maijority have been ownership units versus rental units. Ms. Ryan
commented about the applicant’s suggestion fo change fo 75% percentage of
square feet from the live/work units that would be applied to commercial. She
advised that the Cammission has already passed a motion that the 50% amount
be applied to Commercial and if the Commission wants to change it o 75% staff
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would suggest this be a modification fo the previous recomwnendation on the
Mixed Use Combining District.

Comm. Klein asked staff about very high density versus high density residential.
Mr. Lynch said that staff is supporting the R-5 residential if the site is approved
for residential.

Consideration of Statements of Overriding Consideration

Comm. McKenna moved for Alternative 2 to introduce a Resolution to
adopt the Statements of Overriding Consideration for air gquality impacts
associated with the effects of diesel particulate matter on future project
residents and related to the project’'s contribution to cumulative regional
air guality impacts as shown in Attachment K. Vice Chair Chang seconded
the motion.

Comm. McKenna said she thinks the Commission guestions of both staff and
apphicant have dealt with the concerns of air quality impacis and the affects of
diesel particulate matter.

Vice Chair Chang said the EIR addresses the particiiates and the mifigation
and said he would support the motion.

Comm. Klein asked staff if the Commission s to make recommendations io
Council for which mitigations should be enterained. Ms. Caruso said there were
three mitigations and she restated those. Ms. Caruso said if the Commission is
making the Statements of Overriding Consideration then the mitigation measure
to not rent out the units does not need to be considered. Comm. Klein said that
the making of this motion says that the filtration system is adequate. Ms. Caruso
said that the Commission would be saying that the filiration system helps, but it
does not mitigate the problem.

Comm. Hungerford said he is not going to be supporting the motion as he is
uncomfortable with the Statements of Overniding Considerations. He said the
Bay Area Quality Management Disiricts standard is a standard that applies
vriformily to permits and other authorizations o emit alr poliutants and he is not
comfortable waiving it or finding it unimporiant in this situation as we are {alking
about excess cancer raies for peaple in these units.

Comm. Klein said he would not be supparting the motion as staiff was saying the
effects of diesel particulate matter is cutside of the information presented to us
today.
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Comm. Sulser said he would not be supporing the motion. He said he can
make the findings for the Statements of Overriding Consideration for regional air
quality, but not for the diesel particulate matter issue.

Chair Rowe said she also has a problem with the diesel particulate matter so
she will be opposing this motion.

ACTION: Comm. McKenna made a motion on 2008-0712 to recommend to
City Councif to introduce a Resolution to adopt the Statements of
Overriding Consideration for air quality impacts associated with the effects
of diesel particulate matter on future project residents and related to the
projact's contribution fo regional air quality impacts as shown in
Attachment K. Vice Chair Chang seconded. Motion failed 3-4, with Chair

Rowe, Comm. Hungerford, Comm. Kiein and Comm. Sulser dissenting.

Ms. Caruso said that as an alternative to the molion that just failed the
Commission could consider approving the project with the mitigation not to rent
the affected units and with that mitigation the Siatements of Overriding
Consideration are not needed except for Regional Alr Quality, but not for the
diesel particulate matter.

Chair Rowe asked if that would mean not renting the units forever or just the
suggested five years. Ms. Caruso said far at least five years and the units would
have o be evaluated to see if the standards can be mst.

Comm. Hungerford referred to page 89 of the Draft EIR and confirmed there are
nine units on the ground floor and five units on the second floor.

Comm. McKenna asked if this is the same standard for 70 years being outside
that we are worried about. Ms. Caruso said yes that is the correct standard.

Ms. Ryan said that the Commission does not need to make Statements of
Overriding Consideration i the direction is to not approve any of the subsequent
changes in land use and development, but if there is an inclination to approve the
change in land use and the development proposal the Commission would need
to make a recommendation for Statements of Overriding Consideration for the
cumuiative air quality and need to adopt the mitigation measure fo not ocoupy the
fourteen units.

Comm. Hungerford moved that the Commission recommend to City
Council to adopt as a mitigation measure to not occupy the fourteen units
in question for five years, and to adopt Statements of Overriding
Consideration for the cumulative regional air quality impacts. Comm. Kilein
seconded the motion.




ATTACHMENT L

2008-0712 1275 and 1287 Lawrence Station Road Approved Minutes
Statements of Overriding Consideration Cictober 13, 2008
GPA, Rezone, 80P, Vesting Tentative Map Fage 10 of 15

Chair Rowe asked staff the reason why we would be waiting for five years. Ms,
Caruso said that the DPM levels are projected to fall during that fime.

Comm. McKenna said she will be voting against the motion as it does not make
sense. She said she has a hard time with the standard of 70 years and having to
be outside and having 14 units not cccupied. She said this just does not make
sense.

ACTION: Comm. Hungerford made a motion on 2008-0712 to recommend fo
City Council to adopt as a mitigation measure that the fourteen units in
question not be occupied for five years, and to adopt Statements of
Overriding Consideration for the cumulative regional air quality impacts.
Comm. Klein seconded. Motion carried, 6-1, with Comm. McKenna

dissenting.

General Plan Amendment fo change the land use designation from Industriaf to
Very High Densily Residential;

Rezone the site from M-S ({Industrial & Service) to R-5MU (High Density
Residential and Office/Mixed Use);

Special Development Permit to alffow development of 338 condominium units
and 16,000 square fest of commercial space;

Vesting Tentative Map for condominittm purposes.

Ms. Ryan said the next action to consider is the General Flan Amendment.

Comm. McKenna made a motion to recommend to City Council fo change
the land use designation for lndustrial to very High Density Restdential
She said it makes more sense fo go to the high density residential for this
particular location. Comm. Klein seconded the motion.

Comm. McKenna said she understands the issues that staff raised In the report
and their recommendation however she thinks that the location of this site with
transit, location to jobs, on the edge of the Woods, is relatively self-contained and
she thinks that this would be a good tand use there.

Comm. Klein said he would be supporting the motion. He said definitely there
are issues regarding the continued loss of industrial zones in the City. He said
this is on the edge of the zone, has set idle for many years and is near
residential. He said there are issues with this location, including infrastruciure,
and services provided to the new residential. He said there are ongoing issues in
Sunnyvale to provide support to this area of the City. He said he agrees that the
ioss of Industrial Class B is difficult. He said this will provide rental units and
BMR units.
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Comm. Sulser said he thinks this is an appropriate rezone. He wants to
differentiate this from some of the ITR disiricis. He said this residential is on the
edge of the Industrial park. He said the second point is the mixed use nature of
this project relates more to the surrounding industrial than in the ITR case. He
said the liveiwork units on the side potentially do have commercial or livefwork
next to the industrial. He said this project is befter than some of the past {TR
projects.

Comm. Hungerford said he was set {o vole with the staff recommendation. He
said he thinks good planning is taking a lock at land uses in the City and
dispassionately looking at where different land uses make sense, given existing
uses, support services, given the transporiation looking at all the variables. He
said they have done that and come up with the ITR zones. He said this was not
one of the places that was deemed appropriate o transition to residential, but he
was impressed with those who endorse the project and by the comments of the
Commissioners. He said, like Comm. McKenna said, this is a relatively self
contained area, and it is on the edge of the Woods. He said what tipped the
balance for him is the consideration of the iive/work units. He said for those
reasons it makes it more palatable and considering the various factors he would
be supporting the motion.

Chair Rowe said that this is a difficult decision to her. She said this is what she
thinks of when she thinks of an exciting proiect. She said she agrees with Nancy
Tivol when she said that this is a community unto itself. Chair Rowe said if you
affect one you wili affect another. She said she has a unique situation on this
Commission as a Commissioner who would be speaking with a forked tongue
hecause for years before she would holler when anyone gave away the industrial
Land. She said she was ready to say no to this project and now she said both
arguments are strong so she thinks this contained unit couid sort of serve as a
fransitional area between the industrial areas, the commercial areas, and the
housing areas. She discussed her reasoning.

ACTION: Comm. McKenna made a motion on 2008-0712 to recommend to
City Gouncil to change the land use designation for Industrial to very High
Density Residential. Comm. Klein seconded. Mation carried unanimously,

70,

Rerohe

Comm. Klein moved to introduce an ordinance {o amend Sunnyvale
Municipal Code Tifle 19 to Rezone the site from M-§ (Industrial &
Service)} to R-5/MU (High Density Residential and Office/Mixed Use}
Comm. Sulser seconded the moftion.
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Comm. Klein said this is the rezoning of the site as earier created this
evening. He said he thinks this is appropriate and, as staff said, they prefer
the high density residential and office/fmixed use fo a iower density.

ACTION: Comm. Klein made a motion on 2008-0712 to recommentd to City
Council to introduce an ordinance to amend Sunnyvale Municipal Code
Title 19 to Rezone the site from M-S (Industrial & Service to R-5/MU (High
Density Residential and Office/Mixed Use. Comm. Sulser seconded.

Motion carried unanimously, 7-0.

S0OF and Vesting Tentative Map

Comm. Hungerford moved to approve the Special Development Permit
to allow development of 338 condominium units and 16,000 square feet
of commercial space. Comm. Klein seconded the motion and offered a
friendly amendment clanifying several conditions of approval and discussed
condition 1.B.2 and condifion 2.B. with Comm. Hungerford. The
Commissioners and staff further discussed the lot coverage the pros and
cons of the percentage of lot coverage. Ms, Ryan said that 40% is a
considerable decrease in the coverage as the design s near 50% and going
to 40% would require necessary redesign. She said if the Council were to
accept the recommendation to reduce the lot coverage o 40% there would
need fo be some redesign. Comm. Hungetford said we are hitling the
applicant already with the removal of the 14 units. Mr. Hom said the likely
inpact would be the loss of some units to free up some open space on the
site. Comm. Klein and Comm. Hungerford further discussed the ot coverage.
Comm. Hungerford said he is inclined to allow the 51.7% because he has
seen what the project looks like at this percentage. He said that the
alternative would be ic remove some of the units next to the freeway that
have air quality issues. Comm. Kiein said he is concerned that with the newly
created Mixed Use district there are quite a number of deviations from it. A
compromise to cut the lot coverage to 50% was suggested. Comm. McKenna
sakd she has a problem with compromising on the number as you have no
idea what that number is and there is no basis in fact for why a certain
number is selected. She said to her you either go 40% or 51.7% and picking
in the middle is arbitrary. She suggested going with the 40% or 51.7% and
said she would like to go with the 51.7% since it is a high density project.

Comm. Sulser said he was going o suggest 50%, but that now feals very
arhitrary.

Comm. Travis said he cannot imagine how 1o justify the 1.7% decrease as it
seems negligible and arbitrary to get to 50% just because it is a round
number.
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Vice Chair Chang said he is in favor of the 51.7%.

Comm. Hungerford and Comm. Klein agreed that the maotion would
include a modification to omit condition 2.8, the 40% ot coverage.

Comm. Travis asked staff about the issue of the 75% non rasidential
livelwark and would it be appropriate fo discuss this now as # is not in the
mation. Ms. Ryan said the motion could be tabled to consider the issue and
that the Commission cannot make that as a deviation as part of the Special
Development Permit. Comm. Travis asked why they cannot breakout on a per
project basis raising that percentage. Ms. Ryan said the Special Development
Permit provisions give some flexibiity on certain zoning standards, ie.
parking, lot coverage, bulk FAR (Floor Area Ratio}, and open space, but for
other zoning provisions, i.e. number of BMR units, general use, it does not
afford the opportunity to have a deviation through the SDP. Ms. Ryan said
some items can be considered through the Variance process, but that is not
before the Commission this evening. Comm. Travis discussed the liveiwork
units with Ms. Ryan. He said he is concerned as everyone on the
Commission has expressed admiration for the live/work units, and he gets a
feeling from the applicant's presentation that by reducing this by 25% i will
adversely affect the number of the those units that can be placed on-site.
They further discussed and restated that the applicant has requested that the
live work units have a threshold of 75%. Mr. Hom said perhaps another option
that might allow a little more flexibility is to amend the Mixed Use District
adopted to allow flexibility on the exception to minkmum commercial space so
if amended, then when the Commission recommends approval of this project
a condition can be included that allows the minimum 75% or whatever the
project proposes if that is the wish of the Commission. He said he would
suggest that. Ms. Ryan said procedurally the Commission would have to
have another maotion to reconsider the ather mation regarding the Mixed Use.
Ms. Ryan said the Commission cannot do that without dropping the current
maotion, or take an action on this motion and go back and reconsider the
other.

Camm. Klein commented that he thinks the 10% Commercial requirement is
fine and we are trying to make a big exception for the live/work units that we
do not know how they are going to be used in Sunnyvale. He said he
understands staff's reasoning and this developer says that they can make
them work and that they will make sure they are monitored and rented out
properly. However the next developer down the line might not do the same.
He said he thinks the 10% Commerciat is adequate.

Comm. McKenna said she thought when she read the report that the amount
of commercial space went anywhere from 3% to 15% so0 she did not see
anything magic in 10%. She asked if she read this incorrectly. Mr. Lynch said
there was a portion of the report that addressed how siaff arived at the
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minimum of 10% figure and brisfly explained staff's research. She said she
would agree with Comm. Klein that if our goal is a minimum of 10% that the
Commercial is adequate. Comm. McKenna further discussed this with staff.

- She said if we go with 50% of the livefwork units iowards the commercial,
then the developer would have to expand the commaercial.

Comm. Travis said he does not have a problem with the 10%, but does have
a problem with the arbitrary numbers and would like flexibility on this to look
at projects on an individual basis for future projects.

Comm. McKenna discussed the percentages of the livefwork issue.

Mr. Hom said the calculation of the livefwork unit has a portion of square
footage that is residential and portion that is commercial. He sakd what we
are saying is the commercial portion would only count 50% of the square
footage to he counted towards commercial credit. He said there are two
reasons why only 50% would count towards i, one, the difficulty of
enforcement making sure the units have a commercial use, and second that
livefwork space may not be the same level of commercial space as desired.
He said staff felt these reasons make this area not the same as retall store
fronts.

Comm. Klein said the commercial use could become more office which is not
retail and that is why he feels it is adequate.

Ms. Ryan said that the 10% can be retail or office. Mr. Hom said if the
Commission wanis to maintain the 10% for this project, they have two
options. He said they can increase the amount of actual retail space or
increase the number of livelwork unis. '

Vice Chair Chang he said he thinks there is confusion because this if the first
time we have had livefwork units in Sunnyvale and we are trying to define
them. He said he thinks this kind of project has worked before and he agrees
with Comm. Travis that there needs to be some flexibilty as the Commission
will see more of these types of projects in the future. He asked if there could
be language that 50% needs to be relail and 50% office space. Mr. Lynch
said that could he requested, but the enforceability would fall back on the
City. He said he does not see this being a problem with this project, but could
he with future projects. Vice Chair Chang confirmed with siaff that for this
project the Property Management Company on site will be responsible for
erforcement. '

Comm. Hungerford said the report indicates that 50% allowance is
consisient with the new Mixed Use Disfricts standards and asked i that
means that the 50% figure came from other comparable Cities or locations.
Mr. Lynch said there really is no baseline available for the Mixed Use
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Districts. He said this is siaff's best attempt and staff is saying that we want to
give some credit for live/work units, but we do not want a fulf livefwork credit.

After discussion the maker and seconder of the motion decided to stay with
the staff recommendation and keep the 10% requirement and counting 50%
of the live/work units square footage toward the commercial requirement.

Comm. Travis said he would be supporting the motion and that 51.7%
coverage is the right number. He said this will be a great addition {o this area.
Me said he would prefer to see the livefwork units.

Comm. Hungerford said that parts of this proiect are complicated, that the
package is good, and recommends a vote in favor of the project.

Ms. Ryan asked if the motion was ta include the Vesting Tentative Map. The
maker and the seconder agree they were including the Vesting Tentative
Map with modified conditions.

ACTION: Comm. Hungerford made a motion on 2008-0712 to recommend to
City Council to approve the Special Development Permit and Vesting
Tentative Map with modified conditions: to remove condition 2.B {requiring
a redesign to be the maximum of 40% lot coverage). Motion carried

unanimousiy, 7=,

APPEAL OPTIONS: This recommendation will be forwarded to City Council
for consideration at the November 18, 2008 City Council meeting.
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