
REPORT TO PLANNING COMMISSION 
 

Agenda Item #    2 

 

 
 
 

Hearing Date: March 14, 2011 
File Number:  2011-7018 

  
 

SUBJECT: Sudip Ghosh/Craig Albright Trustee [Applicant/Owner]: 
Application on a 6,928 square foot site located at 303 W. El 
Camino Real in an O-ECR (Office / El Camino Real Precise 
Plan) Zoning District (APN:  209-29-051): 

  
Motion 2011-7018 - Special Development Permit to allow the 

redevelopment of a vacant site with an approximately 3,099 
square foot medical (dental) building. 

 
 
REPORT IN BRIEF:  
 

Existing Site 
Conditions 

Existing Vacant Commercial Building 

Surrounding Land Uses 
North Single Family Residential  
South Commercial Retail 
East Commercial Retail 
West Office 

 
Issues Parking, Vision Triangle, Trash Enclosure, Architecture, 

Landscape Buffer 
 

Environmental 
Status 

A Negative Declaration has been prepared in compliance 
with California Environmental Quality Act provisions and 
City Guidelines. 
 

  
Staff 
Recommendation  

Approve with Conditions including modifications to the 
architecture, trash enclosure and property line walls. 
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VICINITY MAP 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan Office Same Office 
Zoning District O/ECR Same O/ECR 
Lot Size (s.f.) 6,928 Same 8,000 min. 
Gross Floor Area 
(s.f.) 

1,500 3,099 No max. 

Lot Coverage (%) 21% 38% 40% max. 
Floor Area Ratio 
(FAR) 

21% 45% No max. 

No. of Buildings On-
Site 

1 1 --- 

Building Height (ft.)  9  30 30 max. 
No. of Stories 1 3 3 max. 
Setbacks (First/Second Facing Property) 
Front 0’ 0 – 9’ 2” 15’ min. 
Left Side  0’ 6’ 6’ min. 
Right Side  Approx. 85’  15’ 9”  15’ min. 
Rear 0’  20’ 20’ min. 
Landscaping (sq. ft.) 
Total Landscaping 0 1,550 1,386 min. 

Frontage Width 
(ft.) 

0 0 – 9’2” 15 ft. min. 

Buffer (ft.) Adj. 
Residential 

0 5’ 10 ft. min. 

Parking 
Total Spaces 30 15 16 min. 
Standard Spaces 30 15 16 min. 
Compact Spaces/ 
% of Total 

0 0 Not Permitted 
for Medical 

Office 
Accessible Spaces 0 1 1 min. 
Aisle Width 12’ 12’-16’ 12’ min. 
Bicycle Parking  0 1 Class I Per VTA 

Guidelines 
Stormwater    

Impervious 
Surface Area (s.f.) 

6,928 5,255 --- 

Impervious 
Surface (%) 

100% 76% --- 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
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BACKGROUND: 
Previous Actions on the Site 
The following table summarizes previous planning application related to the 
project site.  
 

File Number Brief Description Hearing/Decision Date 
1996-0397 Miscellaneous Plan 

Permit for modification 
to the existing building 
(auto dealer) 

Staff / Approved 5/17/1996 

 
There is no active code enforcement activity at the site; however, over the past 
several years the property has been cited several times related to graffiti and 
outdoor storage.   
 
DISCUSSION: 
Requested Permit 
• Special Development Permit 

The proposal is for the redevelopment of a 6,928 square foot corner lot at El 
Camino Real and Taaffe Street with an approximately 3,099 square foot 
medical (dental) office building. The existing structure on-site will be 
demolished. The business would be open from Monday through Saturday 
from 9am to 6pm and have a total of 9 employees. Most patrons would visit 
the site on an appointment basis. 

 
ANALYSIS: 

Site Layout 
The proposed building is centrally located on the lot, positioned slightly closer 
to El Camino Real and the property line to the west than to residents to the 
north or Taaffe Street. Parking is provided at the ground level under two floors 
of medical office. A portion of the angled parking area projects outside the 
building footprint towards the north. One-way directional access to parking is 
provided from a driveway at Taaffe to El Camino Real at the southwest corner 
of the site.  
 
Floor Plan 
The main floor of the building lies on the second level above the parking area. 
The patient rooms, waiting room and related office areas are located on this 
floor.  An outside deck would be located along a portion of the elevation facing 
El Camino Real. The top floor would be utilized primarily by employees.  A staff 
room and outdoor deck along with a storage area is located on the top floor. 
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Two stairwells and elevators provide access to the building. (For more detail, a 
floor plan is provided in Attachment D.)   
 
Architecture 
The proposed architectural style of the office building is modern and 
contemporary with a combination of stone, painted stucco, and glass materials. 
The base of the building is composed of a ‘Coronado Stone’ with a reddish 
brown color. Two colors of stucco, gray and brown, are utilized for a majority of 
each façade. Tinted and clear glass is utilized along each elevation. Similar 
materials and detailing is wrapped around the side elevations. In an effort to 
reduce privacy concerns for both the resident and patrons of the site, minimal 
windows are located at the back of the building. Staff has included a Condition 
of Approval PS-1a for the applicant to continue to work with staff regarding the 
design of the rear elevation. Additional interest in the form of building material 
and color or other architectural elements could be explored within the 
predominantly gray facade at this side of the building. (Elevations and 
Photosimulations are provided in Attachment D & E.) 

The applicant has designed the building to provide a certain amount of roof 
area to enable adequate solar panel area for the building’s energy efficiency 
needs (see also, section on Green Building Requirements).  

The applicant has modified the trash enclosure design to utilize a similar 
architectural style of the main building with a stone base, gray stucco material 
along with a wood lattice on top. A final trash enclosure design is required per 
Condition of Approval BP-5. More discussion of the enclosure is included in the 
“Trash & Recycling Enclosure” section of this report.      
 

Landscaping  
Landscaping for the site is provided along the perimeter of the site. The 
proposal meets Sunnyvale Municipal Code (SMC 19.38.070) requirements by 
providing approximately 22% landscaping of the site. A majority of the 
landscaping, as indicated in the preliminary plan, is at the front of the site.  
The area is composed of mostly lawn area and low lying hedges directly in front 
of the building.  The landscaping at the rear of the site is composed mostly of 
rock and mulch. To provide additional screening to the adjacent residences to 
the north, a row of Italian cypresses lies near the property line. A final 
landscaping plan is required to be submitted per Condition of Approval BP-12. 
 
Development Standards 
The proposed project generally complies with the applicable Development 
Standards as set forth in the Sunnyvale Municipal Code. The following items 
are those in which the applicant is requesting a deviation from the 
requirements of the code or have been identified as items for clarification by 
the Planning Commission:  
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• Setbacks and Landscape Buffer 
As indicated in the Project Data Table, the project does not meet front yard 
setback requirements along El Camino Real or landscaping buffer standards 
adjacent to the residential uses. When office/commercial is located adjacent 
to residential, SMC requirements specify that an 8’ wall and 10’ wide 
landscaping buffer be provided. The applicant has contacted the neighbor of 
the single family residence to the north regarding an acceptable shared 
property line wall. The applicant is requesting a deviation from this 
requirement to accommodate the desires of the adjacent neighbor for a wall 
of varying height. A portion of the approximately 8-9’ foot wall is to remain. 
A longer portion would be built to approximately 6’ 6” in height. Ultimately 
an area located closer to Taaffe Street (adjacent to parking space #8) will be 
approximately 4’ in height. A final design and agreement will be required to 
be approved by staff prior to construction per the Conditions of Approval. 
The fence will also be required to be built prior to construction of the 
building to help lessen the impacts of the new development to the adjacent 
neighbor. The wall should be designed structurally so that the height can be 
easily extended in the future. 

A 10 ft. landscape buffer is also not provided due to the size and depth 
constraints of the lot and need for adequate parking for the development. 
The current design is compatible with nearby commercial development with 
respect to setbacks along El Camino Real and given the constraints of the 
lot and need for adequate parking and circulation, staff is supportive of the 
reduced landscape buffer. Office uses tend to have fewer conflicts with 
residential neighbors than retail and late night uses where buffer width and 
wall height become more important in segregating land uses. 
 

• Vision Triangle 
Due to the relatively small size of the lot and the fact that it is located on a 
corner, creating a site layout which accommodates a 40 ft. corner vision 
triangle and separate 10 ft. driveway vision triangles is challenging. 
However, the site is located on a street where there is no through-vehicular 
traffic north of the site and the visibility of oncoming traffic along El Camino 
is not impaired since the site is located on the opposite side of traffic flow. 
An existing commercial building across the site to the east is already 
positioned within a corner vision triangle. Staff finds that such conditions 
limit possible impacts of the corner vision triangle and driveway vision 
triangles along Taaffe Street. Pedestrian safety also needs to be considered 
relative to the corner vision triangle. The project is conditioned for a wider 
sidewalk which will improve overall pedestrian safety and comfort. 

The current location of the building projects into the corner vision triangle; 
however, clear visibility is provided up to an 8 ft. 3 in. height. Parking 
spaces #14 and #15 are located within the vision triangle. The applicant has 
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proposed that space #15 be composed of a turf block in an effort to provide 
additional green space and due to its proximity to the driveway would be 
utilized more often in situations where most other spaces are full. More 
discussion is noted in the “Parking” section of this report.  

The applicant has provided additional visual evidence of the conditions at 
the site to support encroachment and justify the layout of the project (See 
Attachment G). 
 

• Trash & Recycling Enclosure 
A separate trash and recycling enclosure is located towards the northeast 
corner of the site near the Taaffe Street entrance. Several locations for the 
site were considered but were not chosen due to inadequate or less 
desirable access needed for pick-up as well aesthetic concerns located along 
El Camino Real. The applicant has worked with the residential neighbor to 
position this structure an adequate distance away from the property line.  
Currently, the enclosure is positioned 10 ft. away from the north property 
line.  The applicant is proposing a smaller enclosure (5 ft. x 12 ft.) than 
what is required by City guidelines. The initial recommendation from the 
Public Works Department is for a minimum 9 ft. x 13 ft. enclosure for a 
medical office use. A redesign of the enclosure would likely necessitate 
encroachment into the driveway vision triangle along Taaffe Street. As 
discussed previously in the report, such an encroachment at this location 
could be acceptable due to the one-way directional access of the site and the 
fact that vehicular access from Taaffe Street is blocked off just north of the 
site. The applicant suggests that the current size is adequate for the needs 
of the dental office and that a smaller enclosure is more appropriate based 
on the desire to be more environmentally friendly.  Condition of Approval 
BP-5c is included to require the larger size, unless sufficient information is 
submitted that supports a smaller enclosure. Planning and Public Works 
staff would review this additional information jointly.  
 

• Parking/Circulation 
Parking for the medical office building is provided under the building at 
ground level. Medical office uses require one space to be provided for every 
200 square feet of floor area. Recent modifications to provide an additional 
bathroom on the top floor result in increased floor area that make the 
current proposal deficient by one space. A total of 15 spaces are provided 
where 16 is required. Limited parking is provided nearby along the public 
street. 

Although the recent modifications create a deficiency of one space, staff is 
supportive of the additional floor area that has been incorporated into the 
design as it should not create increased demand to the site, rather it will 
add a convenience feature for building employees.   
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The applicant has proposed that parking space #8 which attains direct 
access from Taaffe be dedicated to employee parking. The proposed location 
of the trash enclosure is located within a vision triangle adjacent to this 
space. A smaller enclosure has a lesser encroachment into the vision 
triangle. 

Bicycle parking is required per the latest VTA Guidelines for new office 
buildings. The site plan indicates that parking will be located adjacent to the 
handicap parking space within the parking garage. Condition of Approval 
BP-20 requires that VTA Guidelines be met.   
 

• Stormwater Management 
This project does not require compliance with the new Stormwater 
Management requirements since the project is not disturbing 10,000 square 
feet of area. Certain Best Management Practices (BMPs) are being 
incorporated into the project design.  
 

• Green Building Requirements 
Due to the size of the building (less than 5,000 square feet), the project is 
not subject to green building requirements. The applicant has provided 
preliminary information that the building will meet LEED Gold level design 
standards for “New Construction” with 61 points.  

 
Environmental Review 
A Negative Declaration has been prepared in compliance with the California 
Environmental Quality Act provisions and City Guidelines. An initial study has 
determined that the proposed project would not create any significant 
environmental impacts (see Attachment C, Initial Study). The site had been 
previously occupied as a used auto dealer as well as an auto repair service use 
in the past. As noted in the Initial Study, additional environmental studies 
performed to study soil samples indicate that no contamination was found on-
site.   

 
FISCAL IMPACT 

Transportation Impact Fee: The project is subject to a Transportation Impact 
Fee estimated at $4,580.40 based on FY 2010-2011, per Condition of Approval 
#BP-9a.  The applicant is required to pay the fee in place at the time of 
payment, and prior to issuance of building permits. 
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PUBLIC CONTACT 

A Neighborhood Meeting was held on February 23, 2011.  Approximately five 
Residents from the nearby single-family neighborhood to the north (Taaffe-
Frances Heritage Housing District) attended the meeting.  Concerns were noted 
regarding the  scale and size of the office building. Additional concerns related 
to the architecture of the building facing the north towards the neighborhood. 
Residents also provided comments regarding the circulation and location of the 
trash enclosure. The neighboring resident to the north also noted concerns 
with the height of the shared property line wall and possible construction 
impacts.     
 

Planning Commission Study Session:  A study session was held by the 
Planning Commission on February 28, 2011. During the meeting, the 
Commissioners provide comments regarding the building layout and design.  
Additional discussion related to the location of the trash and recycling 
enclosure and the vision triangles.  In response to a concern related to the 
existing wall located along the western property line shared with the 
neighboring office development, the applicant has agreed to explore reducing 
the height of the wall to four feet. Staff has included Condition of Approval BP-
12f to reduce the height of this wall to four feet at a distance of 10 feet from the 
front property line.  Although outside of the driveway vision triangle, increased 
visibility at this location could improve safety to pedestrians.  

 

Notice of Negative 
Declaration and Public 

Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 355 notices mailed to the 

property owners and 
tenants within 300 ft. of 
the project site  

 

• Posted on the City 
of Sunnyvale's 
Website 

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

• Posted on the 
City's official notice 
bulletin board  

• City of Sunnyvale's 
Website  

 
CONCLUSION 

Discussion: The project includes requests for deviations from Code 
requirements including front yard setbacks, landscape buffer along El Camino 
Real and adjacent to residential uses, corner and driveway vision triangle,  and 
parking.  
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Due to its size, depth, corner lot configuration, and limited commercial 
opportunities based on the zoning; there has been little interest in 
redevelopment of this site over the last several years. The site is also located 
just outside the sensitive historic single-family neighborhood (Taaffe-Frances). 
Also, due to the existing surrounding development, there are limited 
opportunities for combining properties for redevelopment (ECR Precise Plan). 
The proposed medical office use is considered a logical use for the site based on 
the zoning and its compatibility with adjacent properties. Staff has worked 
extensively with the applicant to modify the plan to limit impacts as much as 
possible. Conditions of Approval require further improvements and 
maintenance to ensure that impacts are limited.    
 

Due to the lack of depth of the lot and need to provide adequate parking for the 
proposal, setbacks and buffer requirements are difficult to meet. Additional 
limited building, driveway and parking configurations limit opportunities to 
meet vision triangle requirements; however, existing conditions related to traffic 
flow and surrounding development reduce concerns of such encroachment.  
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Special Development Permit. 
Recommended Findings and General Plan Goals are located in Attachment A. 
 
Conditions of Approval: Recommended Conditions of Approval are located in 
Attachment B. 
 
ALTERNATIVES 

1. Adopt the Negative Declaration and approve the Special Development 
Permit with attached conditions. 

2. Adopt the Negative Declaration and approve the Special Development 
Permit with modified conditions. 

3. Adopt the Negative Declaration and deny the Special Development Permit. 

4. Do not adopt the Negative Declaration and direct staff as to where 
additional environmental analysis is required.  
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RECOMMENDATION 

 

Recommend Alternative 1 to the Planning Commission. 

 
Prepared by: 
 
  
Ryan M. Kuchenig 
Project Planner 
 
Reviewed by: 
 
 
Steve Lynch 
Senior Planner 
 
Approved by: 
 
 
Trudi Ryan 
Planning Officer 
 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Negative Declaration 
D. Site and Architectural Plans Including Renderings 
E. Photosimulations 
F. Letter from the Applicant 
G. Photos Provided by the Applicant re: Vision Triangle 
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RECOMMENDED FINDINGS 

Special Development Permit 
 
Goals and Policies that relate to this project are: 

Grand Boulevard Initiative’s Guiding Principles for El Camino Real 
 

1. Target housing and job growth in strategic areas along the corridor.  
 
The project provides additional job opportunities at an underutilized site.  

2. Encourage compact mixed-use development and high quality urban 
design and construction. 

The project does not include mixed use development. 

3. Create a pedestrian-oriented environment and improve streetscapes, 
ensuring full access to and between public areas and private 
developments 

Site layout design that positions the building close to the street along with 
landscaping improvements provide for a more pedestrian friendly 
environment.  

4. Develop a balanced multimodal corridor to maintain and improve 
mobility of people and vehicles along the corridor. 

The proposed use provides a medical office use not found nearby and as a 
redeveloped site will improve mobility along the busy corridor. 
 

5. Manage parking assets 
 
The project shields the parking area with building design and landscaping 
but is deficient by one parking space. El Camino Real is a major bus route 
corridor. 

6. Provide vibrant public spaces and gathering places. 

There is limited opportunity for public gathering area at the site. 

7. Preserve and accentuate unique and desirable community character and 
the existing quality of life in adjacent neighborhoods. 

The proposed use is compatible with the surrounding area and impacts to 
the nearby residential area are expected to be limited. 

8. Improve safety and public health. 
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The proposed project improves the public health and safety of the site and 
surrounding area with redevelopment of a compatible use from a site that 
has been vacant for several years and has attracted undesirable activity.   

9. Strengthen pedestrian and bicycle connections with the corridor. 

Improvements at the site should help strengthen the pedestrian and 
bicycle corridor. 

10. Pursue environmentally sustainable and economically viable 
development patterns. 

The project utilizes environmentally friendly site and architectural design 
through the use of certain building materials, solar panels, and natural 
lighting.  

 
Land Use and Transportation Element  
Policy N1.2:  Require new development to be compatible with the 

neighborhood, adjacent land uses and the transportation 
system.     

Community Design Sub-Element  
Policy C.1: Place a priority on quality architecture and site design which 

will enhance the image of Sunnyvale and create a vital and 
attractive environment for business, residents, and visitors, 
and be reasonable balanced with the need for economic 
development to assure Sunnyvale’s economic prosperity.   

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

City’s identity, inspires creativity, and heightens individual as 
well as cultural identity 

 
Precise Plan for El Camino Real 
 
Policy 3.2.3  To maintain and enhance the capacity of the street to 

accommodate automobile and transit traffic, while providing 
improved facilities for bicyclists and pedestrians. 

 
Policy 3.2.4  To create a series of quality places which are valued by the 

people of Sunnyvale as attractive, functional and comfortable 
destinations. 

 
Policy 3.2.5  To ensure that properties are developed and operated in such 

a manner as to minimize their negative impacts upon adjacent 
  residential areas. 
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Policy 3.2.6  To design, develop and maintain the public right-of-way in a 

manner which creates a strong, positive image of the City of 
Sunnyvale for both residents and visitors.  

 
Policy 3.2.7 To require quality design, architecture and landscaping which 
  incorporate sustainable design principles. 
 
Policy 3.2.8  To encourage development which supports the use of public 

transit. 
 
Policy 3.2.9 To develop a visual and functional linkage with Downtown 

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

of the City of Sunnyvale as the project. (Finding Met)  
 
The project is consistent with the policies and objectives for land uses in 
the General Plan. The proposal is compatible with surrounding uses along 
El Camino Real and the residential neighborhood to the north. As 
conditioned, the project meets the Precise Plan for El Camino Real Design 
Guidelines. 
 

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

structures, or the uses to be made of the property to which the 
application refers, will not impair either the orderly development of, or 
the existing uses being made of, adjacent properties. (Finding Met) 

 
The proposed project will improve the overall streetscape along El Camino 
Real by redeveloping a vacant site that has been underutilized for several 
years. High-quality architecture and environmentally friendly design will 
contribute positively to the surrounding area and replace a site that 
contains little or no landscaping and continues to degrade and attract 
undesirable activity.  

 
 



ATTACHMENT B 

RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
MARCH 14, 2011 

 
Planning Application 2011-7018  

303 W. El Camino Real 
Special Development Permit to allow the redevelopment of a vacant site with an 

approximately 3,099 square foot medical (dental) building. 
 
The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are 
specific conditions applicable to the proposed project.  The SDRs are items 
which are codified or adopted by resolution and have been included for ease of 
reference, they may not be appealed or changed.  The COAs and SDRs are 
grouped under specific headings that relate to the timing of required 
compliance. Additional language within a condition may further define the 
timing of required compliance.  Applicable mitigation measures are noted with 
“Mitigation Measure” and placed in the applicable phase of the project. 
 
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 and 
Standard Development Requirements of this Permit: 
 
GC: THE FOLLOWING GENERAL CONDITIONS AND STANDARD 

DEVELOPMENT REQUIREMENTS SHALL APPLY TO THE APPROVED 
PROJECT. 

 
GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 

All building permit drawings and subsequent construction and 
operation shall substantially conform with the approved planning 
application, including: drawings/plans, materials samples, building 
colors, and other items submitted as part of the approved application. 
Any proposed amendments to the approved plans or Conditions of 
Approval are subject to review and approval by the City. The Director 
of Community Development shall determine whether revisions are 
considered major or minor.  Minor changes are subject to review and 
approval by the Director of Community Development.  Major changes 
are subject to review at a public hearing. [COA] [PLANNING]  

 
GC-2. USE EXPIRATION: 

The approved Special Development Permit shall expire if the use is 
discontinued for a period of one year or more. [SDR] (PLANNING) 
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GC-3. PERMIT EXPIRATION (ORDINANCE 2895-09): 

The Permit shall be valid for three (3) years from the date of approval 
by The Special Development Permit must be exercised within three (3) 
years from the date of approval by the final review authority (as 
adopted by City Council on April 21, 2009, RTC 09-094). Extensions 
of time may be considered, for a maximum of two one year extensions, 
if applied for and approved prior to the expiration of the permit 
approval. If the approval is not exercised within this time frame, the 
permit is null and void. [SDR] (PLANNING) 

 
GC-4. TITLE 25: 

Provisions of Title 25 of the California Administrative Code shall be 
satisfied with dependence on mechanical ventilation. [SDR] 
[BUILDING]   

 
GC-5. SIGNS: 

All existing signs shall be removed and new signs shall comply  with 
Title 19 of the Sunnyvale Municipal Code.  [PLANNING] [COA] 

 
PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO 

SUBMITTAL OF BUILDING PERMIT, AND/OR GRADING PERMIT.  
 
 
PS-1. REQUIRED REVISIONS TO PROJECT PLANS: 

The plans shall be revised to address comments from the Planning 
Commission including the following:  
a) Additional architectural interest and detail in the form of paint 

color, articulation and/or material shall be incorporated into the  
north (rear) facade of the main building. 

 
PS-2. EXTERIOR MATERIALS REVIEW: 

Final exterior building materials and color scheme are subject to 
review and approval by the Director of Community Development prior 
to submittal of a building permit. [COA] [PLANNING]  
 

 

BP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED ON THE 
CONSTRUCTION PLANS SUBMITTED FOR ANY DEMOLITION 
PERMIT, BUILDING PERMIT, GRADING PERMIT, AND/OR 
ENCROACHMENT PERMIT AND SHALL BE MET PRIOR TO THE 
ISSUANCE OF SAID PERMIT(S). 
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BP-1. CONDITIONS OF APPROVAL: 
Final plans shall include all Conditions of Approval included as part 
of the approved application starting on sheet 2 of the plans. [COA] 
[PLANNING]  

 
BP-2. RESPONSE TO CONDITIONS OF APPROVAL: 

A written response indicating how each condition has or will be 
addressed shall accompany the building permit set of plans. [COA] 
[PLANNING]  

 
BP-3. NOTICE OF CONDITIONS OF APPROVAL: 

A Notice of Conditions of Approval shall be filed in the official records 
of the County of Santa Clara and provide proof of such recordation to 
the City prior to issuance of any City permit, allowed use of the 
property, or Final Map, as applicable. The Notice of Conditions of 
Approval shall prepared by the Planning Division and shall include  a 
description of the subject property, the Planning Application number, 
attached conditions of approval and any accompanying subdivision or 
parcel map, including book and page and recorded document 
number, if any, and be signed and notarized by each property owner 
of record. 

 
For purposes of determining the record owner of the property, the 
applicant shall provide the City with evidence in the form of a report 
from a title insurance company indicating that the record owner(s) are 
the person(s) who have signed the Notice of Conditions of Approval. 
[COA] [PLANNING]  

 
BP-4. BLUEPRINT FOR A CLEAN BAY: 

The building permit plans shall include a “Blueprint for a Clean Bay” 
on one full sized sheet of the plans. [SDR] [PLANNING]  

 
BP-5. RECYCLING AND SOLID WASTE ENCLOSURE: 

The building permit plans shall include details for the installation of a 
recycling and solid waste enclosure. The required solid waste and 
recycling enclosure shall: 
a) Match the design, materials and color of the main building.  
b) Be of masonry construction.  
c) The proposed enclosure shall be modified to a 9’ x 13’ dimension 

unless sufficient information is submitted that supports a smaller 
enclosure. Planning and Public Works staff would review this 
additional information jointly. If necessary, the current enclosure 
design may be enlarged and repositioned with a longer dimension 
facing the street). The enclosure can be located partially within the 
driveway vision triangle along Taaffe Street but no closer to the 
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north property line, adjacent to the single family residence. The 
final size and location shall be approved by the Director of 
Community Development [COA] [PLANNING]  

 
BP-6. RECYCLING AND SOLID WASTE CONTAINER: 

All recycling and solid waste containers shall be metal or State Fire 
Marshall listed non-metallic unless an alternative plan is approved 
per C.O.A. BP-5c. The building permit plans shall provide details 
illustrating compliance with this condition. [COA] [PLANNING]  

 
BP-7. SOLID WASTE DISPOSAL PLAN: 

A detailed recycling and solid waste disposal plan shall be submitted 
for review and approval by the Director of Community Development 
prior to issuance of building permit. [COA] [PLANNING]  
 

 
BP-8. ROOF EQUIPMENT: 

Roof vents, pipes and flues shall be combined and/or collected 
together on slopes of roof or behind parapets out of public view as per 
Title 19 of the Sunnyvale Municipal Code and shall be painted to 
match the roof. [COA] [PLANNING]  

 
BP-9. FEES: 

The following fees shall be paid in full prior to issuance of building 
permit.  
a) TRANSPORTATION IMPACT FEE - Pay Traffic Impact fee for the 

net new trips resulting from the proposed project, estimated at 
$4,580.40, prior to issuance of a Building Permit. (SMC 3.50). 
[SDR] [PLANNING]  

 
BP-10. MECHANICAL EQUIPMENT (EXTERIOR): 

Detailed plans showing the locations of individual exterior mechanical 
equipment/air conditioning units shall be submitted and subject to 
review and approval by the Director of Community Development prior 
to issuance of building permits. Proposed locations shall have 
minimal visual and minimal noise impacts to neighbors. Individual 
exterior mechanical equipment/air conditioning units shall be 
screened with architecture or landscaping features. [PLANNING] [COA] 

 
BP-11. EXHAUST AND OPENINGS: 

No exhaust fans, doors, windows, or openings, of any kind shall be 
placed on the wall to the rear or where residential use is to the rear of 
the proposed building, except as may be required by the City, nor 
shall any machines or fans be placed on the roof of the building which 
exhaust dust or odors. The building permit plans shall clearly indicate 
the location of all exhaust equipment, doors and window and shall be 
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subject to review and approval by the Planning Director. [COA] 
[PLANNING]  

 
BP-12. LANDSCAPE PLAN: 

Landscape and irrigation plans shall be prepared by a certified 
professional, and shall comply with Sunnyvale Municipal Code 
Chapter 19.37 requirements. Landscape and irrigation plans are 
subject to review and approval by the Director of Community 
Development. The landscape plan shall include the following 
elements: 
a) All areas not required for parking, driveways or structures shall be 

landscaped. 
b) Ten percent (10%) shall be 24-inch box size or larger and no tree 

shall be less than 15-gallon size. 
c) Ground cover shall be planted so as to ensure full coverage 

eighteen months after installation. 
d) Decorative paving as required by the Director of Community 

Development to distinguish entry driveways, building entries, 
pedestrian paths and common areas.  

e) Provide a fifteen-foot deep band of decorative paving for the width 
of the drive aisle immediately behind the public sidewalk.  

f)   Reduce the height of the existing property line wall adjacent to the 
office development (333 W. El Camino Real) to four feet for a 10 
foot distance from the property line at El Camino Real).[COA] 
[PLANNING] 

g)  As proposed, a row of cypress trees shall be planted along the rear 
property line to provide additional screening to the adjacent 
residence. 

 
BP-13. LANDSCAPE BUFFER (MASONRY WALL): 

Install and maintain a 4-8 foot solid decorative masonry wall, along 
the north property lines, measured from the highest adjoining grade, 
of a design subject to review by the Director of Community 
Development. Wherever the grade differential is one foot or higher, a 
concrete or masonry retaining wall shall be installed. [SDR] 
[PLANNING].  A fence agreement, signed by each property owner, shall 
be provided to City staff prior to construction. The wall shall be 
constructed prior to construction of the office building. The entire 
length of this fence shall be structurally designed to accommodate up 
to 8 feet in height. 
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BP-14. STORMWATER MANAGEMENT CALCULATIONS: 
Submit two copies of the City of Sunnyvale Impervious Surface 
Calculation worksheet prior to issuance of a Building Permit. [COA] 
[PLANNING]   

 
BP-15. BEST MANAGEMENT PRACTICES: 

The project shall comply with the following source control measures 
as outlined in the BMP Guidance Manual and SMC 12.60.220. Best 
management practices shall be identified on the building permit set of 
plans and shall be subject to review and approval by the Director of 
Public Works: 
a) Storm drain stenciling.  The stencil is available from the City's 

Environmental Division Public Outreach Program, which may be 
reached by calling (408) 730-7738. 

b) Landscaping that minimizes irrigation and runoff, promotes 
surface infiltration where possible, minimizes the use of pesticides 
and fertilizers, and incorporates appropriate sustainable 
landscaping practices and programs such as Bay-Friendly 
Landscaping. 

c) Appropriate covers, drains, and storage precautions for outdoor 
material storage areas, loading docks, repair/maintenance bays, 
and fueling areas. 

d) Covered trash, food waste, and compactor enclosures. 
e) Plumbing of the following discharges to the sanitary sewer, subject 

to the local sanitary sewer agency’s authority and standards: 
i) Discharges from indoor floor mat/equipment/hood filter wash 

racks or covered outdoor wash racks for restaurants. 
ii) Dumpster drips from covered trash and food compactor 

enclosures. 
iii) Discharges from outdoor covered wash areas for vehicles, 

equipment, and accessories. 
iv) Swimming pool water, spa/hot tub, water feature and 

fountain discharges if discharge to onsite vegetated areas is 
not a feasible option. 

v) Fire sprinkler test water, if discharge to onsite vegetated areas 
is not a feasible option. [SDR] [PLANNING] 

 
BP-16. CITY STREET TREES: 

The landscape plan shall include street trees, if necessary, and shall 
be submitted for review and approval by the City Arborist prior to 
issuance of building permit. [COA] [ENGINEERING/CITY ARBORIST]  
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BP-17. EXTERIOR LIGHTING PLAN: 
Prior to issuance of a Building Permit submit an exterior lighting plan, 
including fixture and pole designs, for review and approval by the 
Director of Community Development. Driveway and parking area 
lights shall include the following: 
a) Sodium vapor (or illumination with an equivalent energy savings). 
b) Pole heights to be uniform and compatible with the areas, 

including the adjacent residential areas. Light standards shall not 
exceed 8 feet in height on the periphery of the project near 
residential uses. 

c) Provide photocells for on/off control of all security and area lights. 
d) All exterior security lights shall be equipped with vandal resistant 

covers. 
e) Wall packs shall not extend above the roof of the building. 
f) Lights shall have shields to prevent glare onto adjacent residential 

properties. [COA] [PLANNING] 
 
BP-18. PHOTOMETRIC PLAN: 

Prior to issuance of a Building Permit submit a contour photometric 
plan for approval by the Director of Community Development.  . [COA] 
[PLANNING]  

 
BP-19. PARKING MANAGEMENT PLAN (NONRESIDENTIAL): 

A Parking Management Plan shall be submitted for review and 
approval by the Director of Community Development prior to issuance 
of a building permit.  The Parking Management Plan shall include the 
following: 
a) Parking space #8, which draws direct access from Taaffe Street, 

shall be marked for employee use only. 
b) Employee parking locations shall be in parking spaces that are the 

least used away from the building entrances.  
b) Specify the location and term of short-term parking. 
c) Employees shall be required to park on the site. 
e) Provide adequate signage to direct traffic and pedestrians [COA] 

[PLANNING]  
 

BP-20. BICYCLE SPACES: 
Provide 1 Class I bicycle parking space per VTA Bicycle Technical 
Guidelines) as approved by the Director of Community Development. 
[COA] [PLANNING]  
 

BP-21 OFF SITE IMPROVEMENT FEES:  
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The developer shall 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, prior to any permit issuance.  [COA] [PUBLIC 
WORKS] 
 

BP-22 PUBLIC IMPROVEMENTS: 
All public improvement plans shall be submitted to and be approved 
by the Department of Public Works. 
a) The developer is required to upgrade the existing sidewalk, curb, 

gutter, and driveway approaches along the entire project frontage 
per City's design standards pursuant to Sunnyvale Municipal Code 
Sections 18.12 unless otherwise approved by the Director of Public 
Works.  

b) Unused driveway approaches shall be replaced with standard curb, 
gutter and sidewalk.  

c) Curb ramps shall be in accordance with the Americans with 
Disabilities Act (ADA) requirements. [COA] [PUBLIC WORKS] 
 

BP-23 UTILITIES: 
All utility plans (PG & E, telephone, cable TV, fiber optic, etc.) shall be 
submitted to the Public Works Department for review and approval 
prior to the issuance of any permits for utility work within public 
right-of-way or public utility easements.  
a) Upgrade existing water meters to radio read meters. 
b) Install an approved backflow prevention device on the discharge 

side of the irrigation, domestic (non-residential) and fire service 
meters.  

c) Verify location of existing sanitary sewer lateral and install 
cleanout(s) at the property line. [COA] [PUBLIC WORKS] 

 
BP-24  CALTRANS APPROVAL 
 Obtain necessary approval and/or permits from Caltrans. [COA] 

[PUBLIC WORKS] 
  
PF: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED ON THE 

CONSTRUCTION PLANS AND/OR SHALL BE MET PRIOR TO 
RELEASE OF UTILITIES OR ISSUANCE OF A CERTIFICATE OF 
OCCUPANCY. 

 
PF-1. LANDSCAPING AND IRRIGATION: 

All landscaping and irrigation as contained in the approved building 
permit plan shall be installed prior to occupancy. [COA] [PLANNING]  
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PF-2. PARKING LOT STRIPING: 

All parking lot striping, carpool and compact spaces shall be striped 
as per the approved plans and Public Works standards. [COA] 
(PLANNING)  

 
DC: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL 

TIMES DURING THE CONSTRUCTION PHASE OF THE PROJECT. 
 
 
DC-1. BLUEPRINT FOR A CLEAN BAY: 

The project shall be in compliance with stormwater best management 
practices for general construction activity until the project is 
completed and either final occupancy has been granted. [SDR] 
[PLANNING]  

 
AT: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL 

TIMES THAT THE USE PERMITTED BY THIS PLANNING PERMIT 
OCCUPIES THE PREMISES. 

 
 
AT-1. HOURS OF OPERATION: 

The use permitted as part of this application shall comply with the 
following hours of operation at all times: 
a) The hours of operation are limited to 6:00 a.m. to 10:00 p.m. for 

standard hours of operation. Hours extending beyond 10:00 p.m. 
shall require approval of the Director of Community Development 
through a Miscellaneous Plan Permit. [COA] [PLANNING]  

 
AT-2. DELIVERY HOURS: 

Delivery hours for the approved use shall comply with SMC 
19.42.030: 
a) Delivery hours are limited to daytime (period from 7:00 a.m. to 

10:00 p.m. daily) only. 
b) Nighttime delivery (period from 10 p.m. to 7:00 a.m. daily) is 

prohibited. [SDR] [PLANNING]  
 
AT-3. RECYCLING AND SOLID WASTE: 

All exterior recycling and solid waste shall be confined to approved 
receptacles and enclosures. [COA] [PLANNING]  
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AT-4. LOUDSPEAKERS PROHIBITED: 
Out-of-door loudspeakers shall be prohibited at all times. [COA] 
[PLANNING]  

 
AT-5. EXTERIOR EQUIPMENT: 

All unenclosed materials, equipment and/or supplies of any kind 
shall be maintained within approved enclosure area. Any stacked or 
stored items shall not exceed the height of the enclosure.  Individual 
air conditioning units shall be screened with architecture or 
landscaping features. [COA] [PLANNING]  

 
AT-6. LANDSCAPE MAINTENANCE: 

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. [COA] [PLANNING]  

 
AT-7. PARKING LOT MAINTENANCE: 

The parking lot shall be maintained in accordance with the approved 
plans and as follows: 
a) Clearly mark all employee, and customer spaces. This shall be 

specified on the Building Permit plans and completed prior to 
occupancy. 

b) Maintain all parking lot striping and marking. 
c) Assure that adequate lighting is available in parking lots to keep 

them safe and desirable for the use. 
d) Require signs to direct vehicles to additional parking spaces on-

site, as needed. 




































































































































