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CITY OF SUNNYVALE 

REPORT 
Administrative Hearing 

 
  March 11, 2009 
 
SUBJECT: 2009-0075 – Swaray [Applicant] Tasman Drive LLC 

[Owner]: Application for a property located at 1233 
Reamwood Avenue (at Tasman Dr.) in an M-S/POA 
(Industrial & Service/Place of Assembly) Zoning District.  

Motion Use Permit to allow a recreational center for children within 
a 5,000 square foot tenant space of an existing industrial 
building. 

REPORT IN BRIEF  
 
Existing Site 
Conditions 

Two Industrial Buildings 

Surrounding Land Uses 
North Light Industrial and R&D use 

South Mobile Homes across Tasman and Light Rail 

East Industrial and Restaurant across Reamwood Ave. 

West Industrial  

Issues Use, Parking 

Environmental 
Status 

A Class 1 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 Industrial  Same Industrial  

Zoning District MS/POA Same MS/POA 

Lot Size (s.f.) 95,556 Same 22,500 min. 

Gross Floor Area (s.f.) 37,447 Same 37,447 max. per 
approved UP 

Tenant Space Area (s.f.) 5,000 Same --- 

Landscaping (sq. ft.) 

Total Landscaping 10,319 Same 10,319 min. per 
approved UP 

Parking 

Total Spaces 119 Same 119 min. per 
approved UP 

 
ANALYSIS 
 
Description of Proposed Project 
 
The proposed project is to allow a children’s recreation facility by Swaray 
within an existing vacant tenant space of an industrial building.  The proposed 
use is considered a place of assembly which can locate within properties zoned 
M-S/POA through consideration of a Use Permit application.  
 
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 
2008-0431 Use Permit for the 

cultural center (Bay Area 
Cultural Center) 

Administrative 
Hearing/ Approved  

8/13/08 

2007-1341 Use Permit for 
Whispering Wind spa 

and revised parking plan 
for the site 

Administrative 
Hearing/ Approved  

3/18/08 

2006-0626 Use Permit and Parcel 
Map to subdivide the 

property into industrial 
condominium units 

Planning Commission 
/ Approved 

3/26/07 
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File Number Brief Description Hearing/Decision Date 
2006-1213 Use Permit for a Place of 

Assembly (counseling 
center) 

Administrative 
Hearing / Approved 

1/10/07 

2006-0876 Council Study Issue to 
Re-Zone from Industrial 
to Industrial / Place of 

Assembly 

City Council / 
Approved 

10/24/06 

2005-0864 Use Permit to allow a 
recreational club 

Planning Commission 
/ Approved 

11/14/05 

2002-0775 Use Permit to allow a 
vocational trade school  

Administrative 
Hearing / Approved 

11/13/02 

1986-0217 Use Permit for Temporary 
Storage of Explosive 

Material 

Planning Commission 
/ Approved 

9/3/86 

 
The two existing one-story industrial buildings located on the site were 
constructed in 1974 and total 37,302 square feet.  The frontage along Tasman 
Drive was reduced in the 1990s when the public right-of-way was increased for 
installation of the VTA Light Rail. 
 
In October 2006, the site was part of a condominium conversion project that 
was approved for the three parcels on the west side of Reamwood Avenue 
between Tasman Drive and Elko Drive.  The conditions of approval included a 
modification of the parking, landscaping, and site upgrade requirements.  The 
conversion project is being completed through the Building Permit process and 
all modifications have not yet been completed. 
 
Approved uses on the site include a recreational studio (Catalyst Athletics), a 
counseling center (Resource Center for Battered Women) and a cultural center 
(Bay Area Cultural Center).  A printing company is located in a tenant space, 
which is allowed by right in the Industrial zoning district. Another 10,000 s.f. 
space is currently vacant where the Whispering Wind Spa, noted in the above 
table, once occupied the site.  
 
Environmental Review 
 
A Class 1 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines.  Class #  Categorical 
Exemptions includediscuss . 
 
Use Permit 
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Use: The proposed use would occupy a 5,000 s.f. space and be divided into 
three main activity areas, offices, storage, restrooms, and a reception area.  The 
space will contain two restrooms as well.  
 
Two of the activity areas would be designated at party rooms “A” and “B” and 
would be used for refreshments, games, and organized activities, while the 
third room would be an indoor playground that would include an inflatable 
bounce/climbing/sliding unit.   
 
Swaray is described as a family establishment designed for children ages 3-11.  
Operating hours would be from 10am to 9pm. A total of 3-5 employees would 
work on-site at a time. The business would operate with two parties at any 
given time for two hours at a time. Each two-hour party would be limited to 10 
guests and would occupy half the time in one party room and half in the 
playground room. The two sets of guests would not occupy the same area at 
the same time.  The parties would also be designated to overlap in such a way 
that starting and ending times do not coincide and therefore parents of those 
children attending different parties would generally not occupy the parking 
spaces at the same time. Some parents may choose to remain on-site during 
parties; however this is not expected to be a usual occurrence.   
 
Site Layout: The site is located on the northwest corner of the intersection of 
Reamwood Avenue and Tasman Drive. The site contains two, one-story 
industrial buildings with parking on each side and between the buildings.  
There is a shared access easement that runs along the western boundary of the 
property linking it to the two parcels north of the site.  The easement allows 
access to and from the site through a parking lot that extends to Elko Drive. 
The boundaries between the properties are not perceptible; therefore a 
managed parking plan is important to avoid possible conflict that could result 
from overflow to neighboring sites. (More discussion of a Parking Management 
Plan is noted in the “Parking” section of this report.)  
 
The proposed recreational center is located in the tenant space at the south 
end of the building facing Reamwood Avenue (Building 2), and occupies 
approximately 5,000 s.f.  
 
Landscaping is located along the street frontages. The approved condo 
conversion included an increase in landscaping, modification to solid waste 
enclosures, and slight reduction in parking to increase the deficiency in 
landscaping that was a pre-existing condition on the site. The improvements 
are underway but have not been completed.  
 
The following table lists current uses at the site: 
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Table 1: Current uses at 1233-39 Reamwood and 1257 Tasman Drive 

Address Use - Tenant  Area  
(s.f.) 

1257 Tasman Dr, #A POA  – Catalyst Athletics 4,500 
1257 Tasman Dr, #B  POA - Bay Area Cultural Center 5,535 
1257 Tasman Dr, #C  POA  – Resources for Battered Women  7,267 

1233 Reamwood Ave. Proposed POA – Swaray  5,000 
1235 Reamwood Ave. Manufacturing/R&D - Squirt Printing 5,000 

1237-9 Reamwood Ave. Vacant 10,000 
 
Architecture: The buildings were constructed in 1975. No exterior 
modifications are proposed with this project. 
 
Landscaping: No modifications are proposed to the existing landscaping as 
part of this project. Improvements that resulted in increased landscaping were 
required as part of the condo conversion that was approved in 2007. 
 
Parking/Circulation: The multi-tenant industrial building shares a parking lot 
that contains 119 spaces. The parking requirements for recreational assembly 
areas outlined in Sunnyvale Municipal Code Section 19.46.050 is noted as: 

• 1 space per every 3 fixed seats, plus 
• 1 space per 21 sq. ft. of open area or seating space, plus 
• 1 space per 400 sq. ft. of additional floor area 

 
According to the above criteria, the recreation center would require 
approximately 120 spaces for the open party and play areas and storage, 
reception/office areas. As a result, there would be no left over parking area for 
the remaining uses.  
 
Per the most recent Use Permit approvals for place of assembly uses at the site, 
a parking management plan that restricts occupancy for each tenant has been 
considered as appropriate. The applicant had originally specified that 20 
spaces could be allocated for the proposed use during weekday and weekend 
operations. Based on information provided by the applicant, as stated 
previously, two parties with 10 guests each and a maximum of five employees 
would be on-site at a given time.  Although unlikely, if each child is taken by a 
parent to the facility separately and all five employees are present on site, 25 
spaces would be needed. The following chart notes the maximum occupancy 
for the shared uses of the site: 
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Address / Unit Use - Tenant Type of Use Maximum 
occupancy 

Area  
(s. f.) 

Parking 
Ratio 

1257 Tasman 
Dr, #A 

Catalyst 
Athletics (POA 

use) 

POA by Use 
Permit 20 4,500 Per UP 2005-

0864 

1257 Tasman 
Dr, #B 

Bay Area 
Cultural Center 

(POA use) 
R&D 12 5,535 Per UP 2008-

0431 

1257 Tasman 
Dr, #C 

Resources for 
Battered 

Women (POA 
use) 

POA by Use 
Permit 20 7,267 Per UP 2006-

1213 

1233 
Reamwood Ave. 

Proposed POA 
- Swaray 

POA by Use 
Permit 25 5,000 

Per UP -
parking 

management 
plan 

1235 Reamwood 
Ave. 

Squirt Printing 
(R&D/Manuf.) R&D 10 5,000 1/500 

1237-39 
Reamwood Ave. Vacant Approved 

POA use 37 10,000 1/500 

 
The applicant has submitted a proposed parking plan that would stagger the 
demand during different days of the week and times of the day. Similar to 
previously required permits, this proposed program would modify the 
conditions of previous approvals which limited the allowable occupancy 
(customers/employees) and/or the hours of operation for existing uses.  The 
Program proposes staggering peak use times to address the fact that the site 
does not provide adequate parking for all uses during peak use hours. The 
following chart notes the peak parking demands for the site, as part of the 
required Parking Management Plan, per Condition of Approval 4A.1.  



2009-0075 – Swaray March 11, 2009 
Page 8 of 10 

 

Revised 12/1/08 

 

 
 
 
 

The tenant space at 1237-1239 Reamwood was occupied by Whispering Wind 
Center which no longer occupies the site; however, the Use Permit has not 
expired. The applicant has submitted a revised parking plan that indicates a 
maximum 37 spaces to be allocated to this currently vacated use. This number 
does not exceed the approved amount of spaces that were originally enabled 
under the previously approved parking plan. If this POA use ultimately expires 
and a typical industrial use occupies the site, additional spaces could be 
opened up for the remaining uses. A revised parking plan would be necessary if 
such future consideration is requested. Such a modification could be 
considered through a Miscellaneous Plan permit application, per Condition of 
Approval 4A.2.   
 
Place of Assembly (POA): Sunnyvale Municipal Code (SMC) requires that any 
proposed Place of Assembly use be evaluated on a case by case basis. The POA 
Zoning regulations specify additional requirements and procedures if a space is 
used by sensitive populations such as children or adults over the age of 65. 
Since the subject site and the surrounding area were originally zoned for 
industrial uses, staff looked at the possibility of the presence of hazardous 
materials in the vicinity of the site. Staff found that while there are other 
industrial facilities with hazardous materials in the area, none currently have 
large quantities of high risk materials. However, these industrial uses have the 
ability to change their inventories in the future to increase the use of 
hazardous materials, which might present a safety issue to the users of the 
subject tenant space. Per the Municipal Code (SMC 19.98.020(h)), as a Place of 
Assembly use, the children’s recreation center triggers three requirements:  

Address / Unit 
Weekday 
8:00 am – 
5:30 pm 

Weekday 
5:30 pm – 
9:00 pm 

Weekend 

1257 Tasman Dr, #A*  Catalyst 
Athletics (POA use) 

15 20 20 

1257 Tasman Dr, #B**  (Bay Area 
Cultural Center (POA use) 

12 20 20 

1257 Tasman Dr, #C* 
Resources for Battered Women 

(POA use) 

20 15 5 

1233 Reamwood Ave. 
Proposed POA - Swaray 

25 25 25 

1235 Reamwood Ave. 
Squirt Printing (R&D/Manuf.) 

10 2 0 

1237-39 Reamwood Ave.* 
Vacant 

37 37 37 

TOTAL (119) 119 119 107 
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• For a multi-tenant building, an Agreement between the property 
owner and the City to the limitation of hazardous material users on 
the same site (draft provided); 

• A letter from the applicant/proposed tenant acknowledging that 
locating in an industrial area may result in higher levels of noise, 
traffic, and exposure to hazardous materials than would normally 
be encountered in non-industrial areas (draft provided); and 

• Applicant shall adopt and submit for the approval of the City a 
safety plan designed to protect sensitive populations in the event of 
a nearby release of hazardous materials; the plans shall be 
prepared by a certified safety professional (draft provided). 

The above noted documentation is provided in Attachment E. 
 
Compliance with Development Standards/Guidelines: The project meets 
applicable City development standards and guidelines in terms of parking, 
conformance with adjoining uses and other land use considerations. No further 
improvements are required at this time.  
 
Expected Impact on the Surroundings: No significant impacts on 
surrounding properties are expected to result from the proposed use. The 
subject tenant space is currently vacant and due to the current  and staff has 
received no complaints about parking or noise issues. Furthermore, the project 
has been conditioned to restrict the maximum number of occupants at the 
tenant space to a maximum of 12. 
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
Public Contact 
 
No letters were received from the public regarding this proposal.  
 

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

newspaper  
• Posted on the site  
• 224 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 attached conditions. 

2. Approve the Use Permit with modified conditions. 

3. Deny the Use Permit 

 
Recommendation 
 
Alternative 1:  Approve the Use Permit with attached conditions 
 
 
Prepared by: 
Ryan M. Kuchenig 
Project Planner 

 
Reviewed by: 
Steve Lynch 
Senior Planner 

 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Site and Floor  Plans 
D. Project Description from the Applicant 
E. Place of Assembly Documentation provided by Applicant 

 
 



2009-0075 Swaray    Attachment A 
Page 1 of 1 

 

 

 
Recommended Findings - Use Permit 
 
Goals and Policies that relate to this project are: 
 
Land Use and Transportation Element 
Policy N1.1 – Protect the integrity of the City’s neighborhoods; whether 

residential, industrial or commercial. 
 
N1.1.4 Anticipate and avoid whenever practical the incompatibility that can 

arise between dissimilar uses. 
 
Policy N1.14 Support the provision of a full spectrum of public and quasi-public 

services that are appropriately located. 
 

1. The proposed use attains the objectives and purposes of the General Plan 
of the City of Sunnyvale as the project. (Finding Met)  
 
Staff finds that the proposed recreational use for children provides a 
valuable service to the community.  Due to limited outdoor recreational 
opportunities, the proposed location helps create an additional 
alternative location for the community. Through the limited scope of the 
proposed recreational use and conditions of approval, the business will 
not impair the present or future activities surrounding industrial uses. 

 
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) 
 
Staff finds that the proposed use is not detrimental to the surrounding 
neighborhood as the current zoning enables consideration of places of 
assembly under appropriate conditions. Based on the provided 
information and an approved parking management plan, the proposed 
use is compatible and will not impair the surrounding uses.  Conditions 
of approval further limit possible impacts to the surrounding 
neighborhood.  
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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.   

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

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

D. Any expansion or modification of the approved use shall be 
approved by separate application at a public hearing by the 
Planning Commission. 

E. 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 and is approved by the Director 
of Community Development. 

F. Submit a revised wet-stamped Safety Plan that references the full 
scope of the project prior to applying for building permits.  

G. Tenants that have previously approved Use Permits i.e. Catalyst 
Athletics, Bay Area Cultural Center and Center for Battered Women, 
shall not exceed the maximum occupancy listed is the table below.  
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Address / Unit Use - Tenant Type of 
Use 

Maximum 
occupancy

Area  
 (s. f.) 

Parking 
Ratio 

1257 Tasman Dr, 
#A 

Catalyst Athletics 
(POA use) 

POA by 
Use 

Permit 
20 4,500 Per UP 2005-

0864 

1257 Tasman Dr, 
#B 

Bay Area Cultural 
Center R&D 12 5,535 Per UP 2008-

0431 

1257 Tasman Dr, 
#C 

Resources for 
Battered Women 

(POA use) 

POA by 
Use 

Permit 
20 7,267 Per UP 2006-

1213 

1233 Reamwood 
Ave. 

Proposed POA - 
Swaray 

POA by 
Use 

Permit 
25 5,000 

Per UP -
parking 

management 
plan 

1235 Reamwood 
Ave. 

Squirt Printing 
(R&D/Manuf.) R&D 10 5,000 1/500 

1237-39 
Reamwood Ave. Vacant R&D 20 10,000 1/500 

H. Hours of operation shall be 10:00AM to 9:00PM (7 days a week). 

I. Changes to the hours of operation may be considered through a 
Miscellaneous Plan Permit. 

J. Events shall be scheduled so there is at least 5 minutes between 
parties. 

K. No outside event promoters are allowed to operate at this location. 

L. Special events involving greater than 10 participants and/or 
attendees shall be submitted for approval of a Miscellaneous Plan 
Permit.  

M. Provide bike parking according to the 2007 VTA Bicycle Technical 
Guidelines. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain all other necessary permits for tenant improvements. 

3. SIGNS 
A. Prior to any new business signs, a Master Sign Program shall be 

established for the site. All signs shall be in conformance with an 
approved Master Sign Program.  
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4.      PARKING MANAGEMENT PLAN 

A.   A Parking Management Plan must be submitted to the Director of 
Community Development prior to issuance of a building permit.  
The Parking Management Plan shall include the following: 

1. The following parking table applies to the site: 

 

 

 

 

 

 

 

 

 

 

 

 

 

2. Modifications to the Parking Management Plan shall be 
considered through a Miscellaneous Plan Permit. 

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

4. Specify the location and term of short-term parking. 

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

6. Employees shall be required to park on the site. 

B. The parking lot shall be maintained as follows: 

1. Clearly mark all employee, customer, and compact spaces. 
This shall be specified on the Building Permit plans and 
completed prior to occupancy. 

2. Maintain all parking lot striping and marking. 

3. Assure that adequate lighting is available in parking lots to 
keep them safe and desirable for the use. 

Address / Unit 
Weekday 
8:00 am – 
5:30 pm 

Weekday 
5:30 pm – 
9:00 pm 

Weekend 

1257 Tasman Dr, #A*  Catalyst 
Athletics (POA use) 

15 20 20 

1257 Tasman Dr, #B**  (Bay Area 
Cultural Center (POA use) 

12 20 20 

1257 Tasman Dr, #C* 
Resources for Battered Women 

(POA use) 

20 15 5 

1233 Reamwood Ave. 
Proposed POA - Swaray 

25 25 25 

1235 Reamwood Ave. 
Squirt Printing (R&D/Manuf.) 

10 2  

1237-39 Reamwood Ave.* 
Vacant 

37 37 37 

TOTAL (119) 119 119 102 
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4. Require signs to direct vehicles to additional parking spaces 
on-site or off-site, as needed. 

5. RECYCLING AND SOLID WASTE  
A. All exterior recycling and solid waste shall be confined to approved 

receptacles and enclosures. 
 

 
 






























