
 
CITY OF SUNNYVALE REPORT 
ADMINISTRATIVE HEARING 
March 24, 2010  

 
File Number: 2008-1173 Permit Type:  Special Development Permit 

Location: 829 Borregas Avenue    (near W. Ahwanne Ave.)    (APN: 204-03-045) 

Applicant/Owner: Reyad Katwan/Abdallah Saah 

Staff Contact: Steve Lynch, Senior Planner, (408) 730-2723 
 
Project Description: Special Development Permit to allow a 1,413 square foot 
addition to an existing 7,140 square foot commercial building for a total of 
8,553 square feet. (near W. Ahwanee Ave.) in a C-1/PD (Neighborhood 
Business/Planned Development) Zoning District 
 
Reason for Permit: A Special Development Permit is required for an additions 
to commercial buildings in Planned Development Combining Districts. 

Issues: Parking, circulation, and neighborhood compatibility. 

Recommendation: Approve the conditions. 
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PROJECT DESCRIPTION 
 Existing Proposed 

General Plan: Commercial 
Neighborhood Shopping 
Center 

Same 

Zoning District: C-1/PD Same 
Lot s.f. 29,070 Same 

Total Bldg. s.f.: 7,140 8,553 
FAR: 25% 29% 

Parking: 35 43 
Setbacks – Front: 71’7” 71’7” 

Right Side: 52’2” 20’2” 
Rear: 22’ 22’ 

 
Previous Planning Projects related to Subject Application   No 
Neighborhood Preservation Complaints  No 
Deviations from Standard Zoning Requirements: Deviation from 
the minimum parking requirements for the site. Discussed in 
detail below. 
 

Yes 

 
Project Description: The applicant is proposing the following modifications to 
the site: 

• A first floor addition of 1,413 s.f. to the Guadalajara Market tenant space 
in order to provide additional retail floor area as well as storage. 

• A second story (mezzanine level) addition intended to be an architectural 
enhancement to the building. This space will not  be habitable space 
under the current building code (International Building Code) but may be 
used as incidental storage area. 

• A front façade modification intended to enhance the existing covered 
walkway. Currently the façade has is a simple roof eve overhang (seven 
feet wide) and is proposed to be modified into an arched colonnade (seven 
feet wide). 

• A parking lot reconfiguration intended to add parking spaces (35 spaces 
up to 43 spaces), enhance circulation (two driveways down to one), and 
relocated the solid waste enclosure. Currently the enclosure is in the rear 
of the property (near residential property line) and will be located in the 
side yard area (closer to the Borregas) for better solid waste service. 

• A parking deviation is being requested based on a trip generation study 
submitted by Fehr & Peers Transportation Consultants. 

• Addition of 700 s.f. of landscaping to the front of the site. 
• Upgrades to the building, including fire sprinklers. 
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Use Description: The site is currently comprised of an existing neighborhood 
retail center with three tenants: Guadalajara Market, Mary G’s Beauty Salon, 
and Ruby’s Taqueria. The proposed addition to Guadalajara Market is intended 
to expand the operations of the tenant.  
 
Floor Plan: The Guadalajara Market addition will provide additional retail floor 
area on the first floor as well as storage on the new second story. 
 
Parking: The site currently has 35 parking spaces. Using the Sunnyvale 
Municipal Code (SMC) rate of 1/180 (shopping Centers under 20,000 s.f.) the 
site is currently required to provide 40 on-site spaces. The proposed 8,553 
building would be required to provide 48 spaces, five less than SMC 
requirements. Under the proposed reconfiguration of the parking lot, the 
applicant is proposing to add eight spaces for a total of 43.  
 
During site visits by staff and conversations with the applicant, it was noted 
that this center appeared to have a high number of customers arriving on foot 
and by bicycle. This is likely due to several factors including the new 
pedestrian bridge leading over Highway 101, the shopping centers 
neighborhood serving tenants, as well as the location of a school and 
community center (Columbia Center) in the immediate vicinity. Based on these 
observations, Fehr & Peers Transportation Consultants were retained to 
quantify the percentage of non-vehicle trips to the site.   
 
The Fehr & Peers Trip Generation report (Attachment B) found that between 
14% and 36% of customers arrived on foot and that between 4% and 8% arrive 
by bicycle. The City’s Transportation and Traffic staff has reviewed the report 
and concurs with the results. The report concludes that the proposed project 
will have a maximum peak parking demand of 41 spaces, within the 43 
proposed.  
 
Signs: The site currently does not have a master sign program. A condition of 
approval has been added for one to be filed and approved as part of the 
building permit process.  
 
Landscaping: Currently the site has no landscaping. The applicant proposed to 
add approximately 700 s.f. (2.5%) of landscaping to the front of the site. There 
are currently three street trees and two planters with missing street trees. 
Under the proposed driveway reconfiguration, one of the three existing street 
trees would be removed and four new trees planed, for a total of six. The City 
Arborist has reviewed the plans and concurs with their direction. 
 
Public Contact: 67 notices were sent to surrounding property owners and 
residents adjacent to subject site in addition to standard noticing practice. 
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A public meeting was held on April 22, 2009 for residents and tenants within 
300 feet of the site. Nine members of the public attended the meeting and 
raised issue of concern/support including:  

• Parking lot circulation needs to be fixed, 
• Parking on-site is sometimes full, 
• Large truck deliveries to the site need to be better coordinated, 
• One driveway, rather than two, is a good fix, 
• Trash enclosure should be moved from the rear of the property due to 

noise issues for the residents, 
• The market is a good neighborhood serving use, 
• New façade modifications look very nice, and 
• Pedestrian circulation is  big issue in the neighborhood and crosswalks 

should be added at certain key intersections in the area.  
 
Environmental Determination: A Categorical Exemption Class 1 (minor 
alterations to existing buildings) relieves this project from CEQA provisions. 
 
FINDINGS   
In order to approve the Special Development Permit the following findings must 
be made:   
 
1. The proposed use attains the objectives and purposes of the General Plan 

of the City of Sunnyvale.  
 

Land Use and Transportation Element  
   

Action Statement: C3.5.4 -  Maximize the provision of bicycle and pedestrian 
facilities. 

 
GOAL C4 Sustain a strong local economy that contributes fiscal support for 
desired city services and provides a mix of jobs and commercial opportunities. 
 
 Policy C4.1 - Maintain a diversity of commercial enterprises and industrial 

uses to sustain and bolster the local economy. 
 
 Action Statement: C4.1.3 - Promote commercial uses that respond to the 

current and future retail service needs of the community. 
 
GOAL N1 Preserve and enhance the quality character of Sunnyvale’s 
industrial, commercial, and residential neighborhoods by promoting land use 
patterns and related transportation opportunities that are supportive of the 
neighborhood concept. 
 
 Policy N1.1 - Protect the integrity of the City’s neighborhoods; whether 

residential, industrial or commercial. 
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 Action Statement: N1.1.1 - Limit the intrusion of incompatible uses and 
inappropriate development into city neighborhoods. 

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

neighborhood, adjacent land uses, and the transportation system. 
 
 Policy N1.10 - Provide appropriate site access to commercial and office uses 

while preserving available road capacity. 
 
 Action Statement N1.10.1 - Locate commercial uses where traffic can be 

accommodated, especially during peak periods (e.g., lunch time and 
commute times). 
 
Staff was able to make this finding as described above. 
 

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 the orderly development of, or the existing uses being 
made of, adjacent properties. 
 
The project will not impair the orderly development of, or the existing uses 
being made of, adjacent properties. The project is consistent with the 
existing C-1 zoning and is compatible with the adjacent neighborhood 
commercial tenants. Additional retail square footage will provide added 
services to the neighborhood and the City. The existing site is legal non-
conforming to a number of SMC requirements, including parking, solid 
waste, and landscaping, as previously described. This project will bring the 
site further into compliance and therefore, help the use to be 
complementary to the surrounding uses. 
 

Staff was able to make this finding as described above. 
 
 
ALTERNATIVES: 
 
1. Approve the Special Development Permit with recommended Conditions in 

Attachment A. 
2. Approve the Special Development Permit with modifications. 
3. Deny the Special Development Permit.  
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RECOMMENDATION 
 
Alternative 1. Approve the Special Development Permit with recommended 
Conditions in Attachment A. 
 
 
Reviewed by: 
Shaunn Mendrin 
Senior Planner 
 
 
Prepared By:  Steve Lynch, Senior Planner 
 
 
 
Attachments: 
 
A. Standard Requirements and Recommended Conditions of Approval 
B. Fehr & Peers Trip Generation Report 
C. Site and Architectural Plans 
D. Letter from the Applicant 
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Standard Requirements 
The following is a list of standard requirements.  This list is intended to assist 
the applicant and public in understanding basic related requirements, and is 
not intended as an exhaustive list. These requirements cannot be waived or 
modified.  
A. Permit Expiration: The Special Development Permit for the use shall 

expire if the use is discontinued for a period of one year or more.   
B. Permit Lapse if not Exercised: The Special Development Permit shall be 

valid for 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. 

C. Building Permits: Obtain Building Permits for interior improvements as 
required by the Building Safety Division.  

D. Signs: A Master Sign Program shall be executed for this site under a 
separate MPP prior to the issuance of any building permits. 

E. Clean Site: All exterior recycling and solid waste shall be confined to 
approved receptacles and enclosures. 

F. Traffic Impact Fee: Pay Traffic Impact fee estimated at $ $5,360.96, 
prior to issuance of a Building Permit. (SMC 3.50) 

 
Recommended Conditions of Approval 
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: 
 

1. Execute Permit Document: Execute a Special Development Permit 
document prior to issuance of the building permit. 

2. Project Conformance: 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.   

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

4. Mezzanine Floor: The second floor of this building in non-habitable 
space and shall only be used as storage for the tenants on-site.  

5. Parking Lot: A parking lot striping plan shall be submitted for review 
and approval of the Director of Community Development at the time 
Building Permit are submitted. The plan shall include delineation of 
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accessible (ADA-compatible) path of travel between the sidewalk and 
the building entry or colonnade.  

6. Parking Lot Maintenance: The parking lot shall be maintained as 
follows: 
a. Clearly mark all compact spaces. Employee spaces shall be marked 

and shall be located in the spaces to the rear of the site.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. 
7. Bicycle Parking: Bicycle parking (two Class II inverted U-shaped 

racks) shall be provided at two locations on the site, at a point that is 
convenient to the building entry and in a well lit area for security. 

8. Landscaping: The applicant shall be responsible for planting five new 
City street trees, to the review and approval of the City Arborist. 

9. Construction Notification: The applicant shall notice all adjacent 
residents of the key construction dates prior to the first phase of 
construction on-site or off-site. Notice shall be sent two weeks prior to 
construction commencement.  

10. New Solid Waste/Recycling 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. All recycling and solid waste containers shall be metal or State Fire 

Marshall listed non-metallic. 
11. Transportation and Traffic: 

a. Remove and replace any damaged, cracked, or lifted curb, gutter 
and sidewalk along project frontage. 

b. Remove and replace driveway with City Standard Driveway 6C-1. 
c. Provide Temporary Traffic Control Plans for any work impacting 

the Public Right of Way. 
d. Install two new ADA curb ramps at the intersection of 

Alturas/Borregas (near new driveway into the site) to meet existing 
on east side of Borregas Avenue. 

12. Public Works: 
a. 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 permit issuance.   

b. The developer is required to install/upgrade all public 
improvements, including but not limited to, curb & gutter, 
sidewalks, driveway approaches, curb ramps, street pavements, 
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utility extensions and connections, meters/vaults, trees and 
landscaping, traffic signal/signs, striping, street lights, etc. prior to 
occupancy as required by the Director of Public Works.   

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

d. Replace curb, gutter, and sidewalk along entire frontage per latest 
City standard details. 

e. Obtain an encroachment permit with insurance requirements for 
all public improvements.  

f. Unused driveway approaches shall be replaced with City standard 
curb, gutter and sidewalk.   

g. Install sewer cleanout(s) at the property line.  
h. Upgrade/installation of new radio-read meters will be required.  
i. Fire service and domestic service shall be separate. 

 
 












































