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CITY OF SUNNYVALE 

REPORT 
Administrative Hearing 

 
  February 27, 2008 
 
SUBJECT: 2008-0015 - GLA Civil Engineers [Applicant] Samih M. 

Arrikat [Owner]: Application located at Manzano Way (near 
Oak Creek Wy.) in an R-0 (Low Density Residential) Zoning 
District. 

Motion Parcel Map to subdivide one lot into three lots. 
 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

Vacant Lot with Bike Path/Walkway 
 

Surrounding Land Uses 
North Single Family Residential 

South Single Family Residential 

East Santa Clara Valley Water District 

West Greenbelt Park and Bike Path 
 

Issues Conformance with Development Standards 
 

Environmental 
Status 

A Class 15 Categorical Exemption relieves this project 
from California Environmental Quality Act provisions 
and City Guidelines. 

Staff 
Recommendation  

Approve with Conditions 
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PROJECT DATA TABLE 
 
 EXISTING PROPOSED REQUIRED/ 

PERMITTED 

General Plan Residential Low 
Density 

Same Residential Low 
Density 

Zoning District R-0 Same Same 

Lot Size (s.f.) 
25,310 Parcel 1: 6,008 

Parcel 2: 6,035 

Parcel 3: 13, 267 

6,000 min. 

Lot Width 
N/A Parcel 1: 63’ 

Parcel  2: 63’ 

Parcel 3: 97.5’ 

57 ft. 

 
ANALYSIS 
 
Background 
 
Previous Actions on the Site: The following table summarizes previous 
planning applications related to the subject site. 
 

File Number Brief Description Hearing/Decision Date 
2003-008 Parcel Map to subdivide 

the lot into three lots 
6/9/03 Planning 

Commission 
/ Approved 

 
An almost identical proposal was reviewed and approved in 2003 by the 
Planning Commission.  Small differences can be noted in the proposed lot sizes 
of the newly created parcels.  The Parcel Map expired in 2007 after two 
extensions had been previously granted.  The previous approval was considered 
by the Planning Commission due to a determination that localized flooding had 
to be assessed through environmental review (Negative Declaration). It was 
determined that the project would not create any significant impacts.    
 
Environmental Review 
 
A Class 15 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines.  Class 15 
Categorical Exemptions include minor divisions of land of four or fewer parcels. 
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Parcel Map 
 
Detailed Description of Use: The applicant is proposing to subdivide a 25,310 
square foot site into three lots (Parcel 1 - 6,008 s.f. / Parcel 2 - 6,035 s.f. / 
Parcel 3 – 13,267 s.f.).  No physical changes or new improvements are proposed 
with this application. The site is owned by the City and County of San 
Francisco. Currently, the site is utilized for public utility purposes per 
agreement with the City of Sunnyvale.  A walkway and bicycle path runs 
through the property as part of the John Christian Greenbelt Park.  The 
applicant proposes to utilize two of the lots for possible single family housing 
development. The remaining larger lot contains a bike path that has been 
reconfigured and enables access to a pedestrian ramp directly adjacent to the 
east of the site.   
 
Tentative Map  
 
Description of Tentative Map:  The project consists of a Tentative Map 
application.  The site is currently Zoned R-0 (Residential Low Density).  A 
Design Review application will be required for any future proposed single-
family homes on the lots. These applications are conducted at staff level 
without public hearing if under 45% Floor Area Ratio.  
 
Easements and Undergrounding: There is currently an 80-foot wide right-of-
way easement located on the north section of the property.  This easement does 
not affect the subdivision of the lot.   
 
Access: Each lot will have access along Manzano Way.   
 
Right of Way: A sidewalk has already been constructed along the frontage of 
the site.  Additional dedication of the street and utilities is required prior to 
filing of the Final Map and subject to the approval of the Director of Public 
Works. 
 
Landscaping: The application notes the planned removal of eight trees along 
the southern and western boundaries of the lot. The plans indicate that the 
circumference for each tree exceeds Municipal Code definition of a protected 
tree (38” or greater); however these measurements were taken at the base of 
the trunks  If a measurement is taken from 4½ feet above ground, as defined 
by ordinance, it is suspected that only two trees would meet this definition.  
Condition of Approval #4A requires that a revised tree protection plan be 
submitted prior to approval of a demolition permit. Protected trees that are 
approved for removal will require replacement trees. 
 
Compliance with Development Standards/Guidelines: The subdivision will 
result in three lots that meet standards set forth by Sunnyvale Municipal Code 
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19.30.020.  Each lot exceeds the minimum lot size of 6,000 square feet for lots 
located in the R-0 Zoning District.  The lot width of the proposed lots will 
exceed the minimum 57 feet for interior lots in the R-0 Zoning District.  Any 
proposed homes for this site are required to meet the development standards 
for the R-0 Zoning District.  
 
Expected Impact on the Surroundings: There are no expected impacts to the 
surrounding area as a result of the subdivision. Although not considered as 
part of this application, the plans noted the possible development of two single 
family homes on two of the newly created lots.  These two units will result in a 
very small amount of additional traffic and a visual impact on the streetscape. 
A Design Review is required to assure compliance with the City-Wide Design 
Guidelines. Adjacent residents will be notified for any proposed two-story 
development.  No other impacts are expected. 
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected. A Park 
Dedication Fee of $28,749.60 ($14,374.80 per unit) is required prior to 
approval of a Final Map per Condition of Approval #3A.  
 
Public Contact 
 

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

newspaper  
• Posted on the site  
• 59 notices mailed to 

property owners and 
residents adjacent to 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 
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Parcel Map. Findings and General 
Plan Goals are located in Attachment A. 

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



2008-0015 - GLA Civil Engineers [Applicant] February 27, 2008 
Page 6 of 6  

 

Revised 9/27/07 

 

Alternatives 
 
1. Approve the Parcel Map with attached conditions. 

2. Approve the Parcel Map with modified conditions. 

3. Do not approve the Parcel Map. 

 
Recommendation 
 
Alternative 1 
 

 
 
 

Prepared by: 
Ryan M. Kuchenig 
Project Planner 

 
 
Reviewed by: 
Andrew Miner 
Principal Planner 

 
 
 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Tentative Map 
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Recommended Findings - Tentative Map 
 
In order to approve the Tentative Map, the proposed subdivision must be 
consistent with the general plan. Staff finds that the Tentative Map is in 
conformance with the General Plan. However, if any of the following findings 
can be made, the Tentative Map shall be denied. Staff was not able to make 
any of the following findings and recommends approval of the Tentative Map. 

 

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 is 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 

 

Staff was not able to make any of the findings (B.1-8), and recommends 
approval of the Tentative Map.  
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Recommended Conditions of Approval – Parcel Map 

 
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.   

B. The Parcel Map shall expire twenty-four months 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.   

C. Lot drainage shall be directed towards the public right-of-way and 
not across any property lines. Provide a grading plan that shows 
compliance with this requirement prior to recordation of the final 
map. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain necessary permits from the Development Permit from the 

Department of Public Works for all proposed off-site improvements. 

3. FEES 
A. Pay Park In-lieu fees estimated at $14,374.80 per unit, prior to 

approval of the Final Map or Parcel Map. (SMC 18.10) The Director of 
Parks and Recreation may accept an alternative arrangement for park 
use as satisfaction of the Park Dedication requirement. 

B. A Traffic Impact fee estimated at $1,933.18 per unit will be required 
subsequent to approval of a Design Review for new development.  
These fees are required prior to issuance of a Building Permit. (SMC 
3.50) 

4. 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 approval. 
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5. TENTATIVE MAP CONDITIONS 
 
A. Prior to Map recordation, the developer shall execute a Subdivision 

Agreement and post surety bond(s) in a form acceptable to the City 
and/or cash deposit(s) guaranteeing completion for the following 
improvements:   

 
1) Due to the lack of a development project, the applicant shall 

complete all necessary public improvements, including but not 
limited to utility service line installations, driveway approaches, 
trees and landscaping, meters/vaults, PG & E service lines, etc. 
prior to Map recordation, unless otherwise approved by the 
Director of Public Works. 

 
2) Due to the lack of a development project, the applicant shall 

pay all Public Works development fees associated with the 
subdivision, including but not limited to, utility frontage and/or 
connection fees and off-site improvement plan check and 
inspection fees, prior to Map recordation, unless otherwise 
approved by the Director of Public Works.  

 
3) All utility companies (for non-City owned utilities) shall be 

contacted to establish appropriate easements to provide 
services to each lot. 

 
4) Existing overhead utility lines (electrical, telephone and cable 

TV) on each lot and along the rear property line shall be placed 
underground (if serving the subdivision area) prior to Map 
recordation, unless otherwise approved by the Director of 
Community Development.  

 
5) The developer/owner is responsible for research on private 

utility lines (PG & E, telephone, cable, irrigation, etc.) to ensure 
there are no conflicts with future development projects. 

 
6) Comply with insurance requirements prior to commencing work 

in the public right-of-way. 
 

B. There shall be disclosure statement for this Parcel Map pertaining to 
the City’s Calabazas Creek Trail project. 

 
C. There shall be disclosure statement for this Parcel Map pertaining to 

localized flooding at high tide during a large storm event. 
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D. The existing on-site cross-parcel sidewalk shall be removed prior to 
Parcel Map recordation, unless otherwise approved by the Director of 
Public Works. 

 
E. The submittal, approval, and recordation of a subdivision map shall 

be in accordance with the provisions of the State Subdivision Map 
Act and the City’s subdivision ordinance (Title 18).  
Curbs, gutters, sidewalks, streets, utilities, traffic control signs, 
electroliers (underground wiring) shall be designed, constructed 
and/or installed in accordance with City standards prior to 
occupancy.  Plans shall be approved by the Department of Public 
Works. 

 
F. Any existing deficient public improvements shall be upgraded to the 

satisfaction of the Director of Public Works. 
 

G. Unused driveway approaches shall be replaced with standard curb, 
gutters and sidewalk.  

 
H. Connect to all City utilities or private utilities operating under a City 

franchise which provide adequate levels of service.  
 

I. All existing utility lines and/or their appurtenances not serving the 
future development project shall be capped, abandoned, removed, 
relocated and/or disposed to the satisfaction of the City. 

 
J. 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. 

 
K. All lots shall be served by utilities, allowing each lot to function 

separately from one another. 
 

L. Individual water services and meters shall be provided to each lot. 
 

M. All City utilities shall be installed outside any driveway approaches. 
 

N. Adequate drainage/erosion control shall be provided at all times 
during the construction. 

 
O. Any landscaping proposed within a public utility easement is subject 

to approval by the Director of Public Works and Director of 
Community Development. 
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P. All landscape and irrigation systems, located in the park strip areas 
shall be connected to the water system metered to the property 
owner.   

 
Q. Obtain an encroachment permit for all public improvements. 

 
R. Record drawings (including street, sewer, water, storm drain and off-

site landscaping plans) shall be submitted prior to Map recordation. 

 
 




























