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CITY OF SUNNYVALE 

REPORT 
Administrative Hearing 

 
   
  March 25, 2009 
 
SUBJECT: 2009-0045 – CultureLinks, Inc., Inc. [Applicant] Steven 

Hopkins Trustee & Et Al [Owner]: Application for a property 
located at 1055 Sunnyvale-Saratoga Rd (near Remington 
Dr.) in an R-2 (Low-Medium Density Residential) Zoning 
District.  

Motion Use Permit to allow the expansion of a previously approved 
day care to fully occupy an existing commercial building. 

 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

Office Building 

Surrounding Land Uses 

North Medical Office Building 

South Single Family and Multi-Family Units 

East Multi-Family units 

West Single Family Units 

Issues Parking 

Environmental 
Status 

A Class 1 Categorical Exemption relieves this project 
from California Environmental Quality Act provisions 
and City Guidelines. 
 

Staff 
Recommendation  

Approval with Conditions. 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan Residential Low-
Medium Density 

Same Residential Low-
Medium Density 

Zoning District R-2 Same R-2 
Lot Size (s.f.) 43,996 Same 8,000 min. 
Gross Floor Area 
(s.f.) 

12,813 Same 19,798 max without 
PC review 

Gross Floor Area 
of Tenant 

12,813 Same N/A 

Floor Area Ratio 
(FAR) 

29% Same 45% max without 
PC review 

No. of Buildings 
On-Site 

1 Same N/A 

No. of Stories 1 Same 2 max. 
Landscaping (sq. ft.) 
Total Landscaping 8,800 (20%) 9,854 (22%) 8,800 min. (20%) 
Parking 

Total Spaces 60 47 26 min. 
Standard 
Spaces 

60 47 26 min. 

Compact 
Spaces/ % of 
Total 

0 Same 9 max. 

Accessible 
Spaces 

1 2 2 min. 

Bicycle Parking  0 1 Class II 
rack 

1 Class II rack 
min. 

 
 
ANALYSIS 
 
Description of Proposed Project 
 
CultureLinks, Inc. has applied for a Use Permit to operate a preschool and 
after-school care center in an existing medical/office building. The preschool 
would serve approximately 100 full-time students from 7:00am to 7:00pm and 
approximately 50 part-time preschool students from 7:00am to noon. Preschool 
age children will range from 2.5 to 6 years old.  
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The after-school care center will begin at 3:30pm and end at 7:00pm. The after-
school care will serve approximately 50 students ages 5 to 12 years old (grades 
K through 8th). The maximum capacity of the school would be 150 students 
(preschool to 8th grade) at any one time. 
 
The proposed school would operate on a year round basis, with student 
enrollment the greatest during the regular school year session (September to 
mid-June). An optional summer session would start in early July and end in 
mid-August. The school hours of operation are proposed to be: 

Weekdays:   7:00am - 7:00pm 
Saturday: 10:00am - 6:00pm 
Sunday: 10:00am - 4:00pm 

 
Background 
 
A Use Permit was approved on January 14, 2009 (2008-1229) to allow this 
business to occupy only a portion of the building. The Use Permit allowed a 
maximum of 50 students. Due to financing issues at the time, the applicant did 
not apply for full use of the entire building. The applicant has now purchased 
the building and is requesting use of the entire site. 
 
Environmental Review 
 
A Class 1 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines.  Class 1 Categorical 
Exemptions includes existing facilities. 
 
Use Permit 
 
Site Layout: The existing 12,813 square foot building is comprised of 
approximately nine tenant spaces. The school would utilize the existing tenant 
spaces and would consolidate smaller offices into larger event rooms.   
 
The applicant is not proposing any major physical improvements to the exterior 
of the building but is proposing to reconfigure to parking lot and landscape 
areas. The site changes are intended to add landscaping to the site and play 
areas for the children. The changes also include restriping the hardscape area 
(non-parking lot area) for dual use as active children’s play area during the day 
and extra parking during special functions. See Attachment E for details.  
 
Parking/Circulation:  There are currently 60 parking spaces on site and 47 
are proposed under the reconfiguration plan. The total parking required for the 
site is 26 spaces. The following table reflects the total parking required: 
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Total Parking Required - 1055 Sunnyvale-Saratoga 

Parking Rate Spaces Required Spaces Provided 

 1 space per employee 14 

 1 space per 14 students 12 
 

 Total Parking 26 47 
 
The applicant submitted a parking and circulation report from Fehr & Peers 
(see Attachment D). The report evaluated the regular circulation and drop-
off/pick-up operations of the school. The report makes five recommendations 
that have been included as conditions of approval in Attachment B. The intent 
is to make drop-off/pick-up operations function smoothly and eliminate traffic 
conflicts with Sunnyvale-Saratoga Road. 
 
The report also evaluated the expected parking demand for special events at 
the school, such as evening performances or open house nights. The 
recommendation is to restrip the hardscape area around the building to 
include an additional 21 spaces for these events. 
 
Compliance with Development Standards/Guidelines: The proposed project 
complies with current development standards. No further improvements are 
required at this time. 
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected. 
 
Public Contact 
 
Notice of Public Hearing Staff Report Agenda 
• Published in the Sun 

newspaper  
• Posted on the site  
• 154 notices mailed to 

property owners and 
residents adjacent to the 
project site  

 

• Posted on the City of 
Sunnyvale's Web site 

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

• Posted on the 
City's official 
notice bulletin 
board  

• Posted on the 
City of 
Sunnyvale's Web 
site  
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Conclusion 
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Use 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. Approve the Use Permit with the Conditions of Approval.  
2. Approve the Use Permit with modified Conditions of Approval. 
3. Deny the Use Permit.  
 
Recommendation 
 
Recommend Alternative 1: Approve the Use Permit with the Conditions of 
Approval.  
 
 
Prepared by:  
Steve Lynch 
Project Planner 
 
Reviewed by: 
Shaunn Mendrin 
Senior Planner 
 
 
 
 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Letter of Justification from the Applicant 
D. Fehr & Peers Parking and Circulation Report 
E. Site and Architectural Plans 
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Recommended Findings - Use Permit 
 
Goals and Policies that relate to this project are: 
 
Land Use and Transportation Element: The Neighborhoods Policies 

Policy N1.3 - Support a full spectrum of conveniently located commercial, 
public, and quasi-public uses that add to the positive image of the City. 

  
Policy N1.14 - Support the provision of a full spectrum of public and quasi 
public services (e.g., parks, day care, group living, recreation centers, 
religious institutions) that are appropriately located in residential, 
commercial, and industrial neighborhoods and ensure that they have 
beneficial effects on the surrounding area. 

 
Socio-Economic Element: Education and Training 

Goal E - Support efforts to improve the availability and quality of 
education made available in Sunnyvale. 
 
Policy E.6 - Support and/or consider the feasibility of attracting higher 
education into Sunnyvale and the region. 
 
Goal F - Provide job training and employment services, within constrains 
of operative federal regulations and available federal funding, to address 
the locally-determined employment and training needs of economically 
disadvantaged residents and others with special needs. 
 
Action Statement F.1c - Develop program alternatives to address the 
unique needs of special populations, such as youth, seniors, the disabled, 
welfare recipients and others. 
 
Action Statement F.1e – Cooperate to the maximum extent feasible with 
other Federal, State and local agencies providing similar services or 
serving common clients. 

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

of the City of Sunnyvale as the project is a desirable use for the City that 
will provide a service to the City that cannot be provided by similar 
public schools.   

 
CultureLinks, Inc. will be appropriately located in a zone where the 
school will be compatible with the surrounding residential uses. There 
are a limited number of sites in the City where after school day care uses 
can be located without adversely affecting surrounding businesses and 
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residents. This site is appropriate since the building exists and since the 
site was originally built as an office building. 

 
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 as the project does 
not propose any significant site or building improvements that would be 
noticeable to the surrounding neighborhood. Staff has determined that 
there would not be any significant impacts to the surrounding properties, 
including traffic impacts, as a result of the use. 
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Recommended Conditions of Approval - Use 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. Execute a Use Permit document prior to issuance of the building 
permit. 

B. Any expansion or modification of the approved use shall be approved 
by separate application at a public hearing by the Planning 
Commission. Minor changes may be approved by the Director of 
Community Development; major changes may be approved at a 
public hearing.  

C. Any major site and architectural plan modifications shall be treated 
as an amendment of the original approval and shall be subject to 
approval at a public hearing except that minor changes of the 
approved plans may be approved by staff level by the Director of 
Community Development.   

D. The Conditions of Approval shall be reproduced on a page of the 
plans submitted for a Building Permit for this project. 

E. The Use Permit for the use shall expire if the use is discontinued for 
a period of one year or more.   

F. The Use 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. 

 
2. COMPLY WITH OR OBTAIN OTHER PERMITS 

A. Obtain the necessary Building Permits for all tenant improvements 
related to this use, including the change of occupancy type. 

 
3. OPERATIONS 

A. The maximum number of students at any given time shall not 
exceed 150. 

B. The hours of operation shall not exceed: 
Weekdays:   7:00am - 7:00pm 
Saturday: 10:00am - 6:00pm 
Sunday: 10:00am - 4:00pm 
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4. LANDSCAPING  
A. All landscaping shall continue to be maintained in a neat, clean, 

and healthful condition. 
 

5. PARKING AND CIRCULATION 
A. At no time shall the number of students, employees, and teachers 

exceed the total number of available parking spaces on site. 
B. Employees shall be required to park on the site. 
C. Under a Building Permit, the applicant shall implement the following 

recommendations from the Fehr & Peers parking and circulation 
plan: 

1. The applicant shall reserve for employees the five angled 
parking spaces immediately to the right of the entry drive 
(spaces numbered 10 to 14 on site plan). The intent is to 
minimize the turnover of these parking spaces, which will 
reduce the likelihood that vehicles exiting these parking 
spaces would block inbound traffic and cause queuing to 
spill back to Sunnyvale-Saratoga Road. 

2. The applicant shall prohibit left turns from the inbound 
lane of Sunnyvale-Saratoga to the 90-degree parking aisle 
during pick-up and drop-off times by using cones with a 
small sign indicating that left-turns are prohibited. Traffic 
during pick-up and drop-off times shall circulate around 
the building in a clockwise pattern and exit the site using 
the southernmost driveway. 

3. The applicant shall stripe the 90-degree parking aisle for 
two-way traffic. The intent is to allow drivers to loop around 
the site and, if they are unable to find a parking space on 
their first loop, to return and make additional loops around 
the building in a clockwise pattern. 

4. The applicant shall provide regular education i.e., flyers and 
information bulletins to parents that describe the on-site 
circulation. 

5. The applicant shall obtain an agreement with either a 
nearby business or the High School to accommodate 
overflow parking during special events if necessary. 

D. The applicant shall provide at least one Class II bicycle rack that can 
accommodate at five bicycles or more. 

 
6. RECYCLING AND SOLID WASTE 

1. Per zoning code 19.38.030, a refuse/recycling enclosure shall be 
provided. 

2. Equal space shall be provided for recycling and refuse within 
enclosure. 
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3. All exterior recycling and solid waste shall be on masonry 
construction and shall be confined to approved receptacles and 
enclosures. 

4. The required solid waste and recycling enclosure shall match the 
design, materials and color of the main building. 

 
7. FIRE REGULATIONS 

A. As applicable, comply with the requirements contained in Sunnyvale 
Municipal Code Chapter 16.52, 16.53 and 16.54; California Fire 
Code, Title 19 California Code of Regulations. 

B. Provide approved fire extinguishers (minimum size of 2A10BC). 
C. This will become a Group 'E' (Educational) occupancy, which may 

require building construction different than what is currently 
existing (i.e. rated walls).  Please consult your architect and consult 
with the Building Safety Division and Fire Protection Engineering to 
determine if changes will be required. 

D. All other provisions of the CFC and CBC for Group 'E' occupancies 
shall apply. 

E. There is insufficient information on the plans to determine if a tenant 
improvement will occur.  A tenant improvement may trigger the 
requirement for a fire sprinkler system/fire alarm system if not 
already present. 

F. Need occupancy load calculations for each room to determine exiting 
requirements. 

G. Prior to any combustible construction or materials on site, provide 
fire access drives and operational on-site fire protection systems if 
applicable. (Chapter 14 CFC). 

 
8. SIGNS 

A. All existing/new signs shall be in conformance with Sunnyvale 
Municipal Code and require separate review and permits. 

 
9. STORAGE 

A. All unenclosed materials, equipment and/or supplies of any kind 
shall be maintained within an enclosed area. Any stacked or stored 
items shall not exceed the height of the enclosure. 

B. Unenclosed storage of any kind shall be prohibited on the premises. 
C. All exterior trash shall be confined to approved receptacles and 

enclosures. 
 
10. PUBLIC WORKS  

1. The owner/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 
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improvement plan check and inspection fees, prior to any permit 
issuance.   

2. All public improvements shall be installed per City's design 
standards pursuant to Sunnyvale Municipal Code Sections 18.12 
unless otherwise approved by the Director of Public Works.   

3. All public improvement plans shall be submitted to and be approved 
by the Department of Public Works.   

4. Any existing deficient public improvements shall be upgraded to 
current City standards as required by the Director of Public Works.   

5. Obtain a separate encroachment permit with insurance requirements 
for all public improvements.   

6. Provide the Public Works Department with a detailed estimate of 
water consumption in gallons per day and peak water demand in 
gallons per minute, and estimate of sanitary sewer generation in 
gallons per day.   

7. If applicable, install cleanout(s) at the property line.   
8. Upgrading to new radio-read disk-type water meters shall be 

required.  
9. If applicable, upgrade/install an approved backflow prevention 

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

 
 






























