
 
CITY OF SUNNYVALE REPORT 
ZONING ADMINISTRATOR HEARING 
November 16, 2011  

 
File Number: 2011-7673 Permit Type:  Special Development Permit 

Location: 333 W. Maude Ave., Suite 201     (near Mathilda Ave.)    (APN: 204-
53-023) 

Applicant/Owner: Patricia Vorreiter / John and Patricia Vorreiter Trustee 
 
Staff Contact: Mariya Hodge, 408-730-7659, mhodge@ci.sunnyvale.ca.us, 
(408) 730-7659 
 

Project Description: To allow a medical office use within an existing 1,095 
square foot office condominium. 

Reason for Permit: A Special Development Permit is required for the project 
due to a requested deviation from Sunnyvale Municipal Code requirements for 
off-street parking. 

Issues: Parking 

Recommendation: Approve with Conditions 
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PROJECT DESCRIPTION 

 EXISTING PROPOSED 
REQUIRED/ 
PERMITTED 

General Plan 
Commercial – 
Neighborhood 

Shopping 

Same Commercial – 
Neighborhood 

Shopping 

Zoning District C-1/PD Same C-1/PD 

Site Area (s.f.) 43,539 Same No min. 

Gross Floor Area (s.f.) 20,828 Same No max. 

Gross Floor Area of 
Tenant (s.f.) 

1,095.6 Same No min./max. 

Parking 

Total Spaces 88 Same 100 min. 

Standard Spaces 88 82 70 min. 

Compact Spaces 0 6 30 max. (50% 
max. for general 

offices; none 
permitted for 

medical offices) 

Covered Spaces 30 Same No min. 

 

Previous Planning Projects related to Subject Application:   
The subject building was approved for office condominiums in 
1981 (Special Development Permit #4397). The approval allowed 
for general and professional office uses, and stated that medical 
offices shall require separate approval. Three Miscellaneous Plan 
Permits (MPPs) were subsequently approved to allow medical 
offices within the building (MPP #2003-0397 for Suite 107, 
#2003-0619 for Suite 101, and #2003-0905 for Suite 105). In 
2006 staff denied an MPP for a medical office in Suite 108, 
finding that on-site parking was insufficient to meet Code 
requirements for additional medical uses (#2006-1224). The 
applicant chose not to pursue a deviation request through the 
Special Development Permit (SDP) process. A medical office 
appears to be currently operating in Suite 210; however, there is 
no record of this office being permitted. 

Yes 

Neighborhood Preservation Complaints  No 
Deviations from Standard Zoning Requirements:  
This project requires a deviation from required parking. The 

Yes 
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project applicant proposes to convert a 1,095.5 square foot suite 
from general office to medical office use resulting in a total 
parking demand of 100 spaces for the site, where 88 parking 
spaces are existing. 

 
Project Description:  The proposed project is to allow conversion of an 
existing 1,095 square foot professional office to medical office use. The owner of 
the subject condominium (Suite 201) is marketing the unit for sale. She states 
that the only potential buyers interested in the unit are medical and dental 
offices. On-site parking is insufficient to meet current Code requirements for an 
additional medical office. As a result, the applicant is requesting a Special 
Development Permit including a deviation from parking requirements. 
 
Site Layout and Floor Plan:  The subject site has a two-story office building 
with podium construction located above one level of parking. The building is 
divided into 14 office condominiums. Individual suites range from 
approximately 280 to 3,000 square feet each. Suites are arranged along 
common interior hallways, and share common restroom facilities. Attachment 
B provides detailed site plans and building floor plans. 
 
Parking:  A total of 88 parking spaces are provided on-site per the project 
plans; 30 spaces located beneath the building and 58 spaces located in a 
surrounding surface parking lot. The parking beneath the building is reserved 
for owners and employees. The surface lot is used by patrons. A total of 99 
parking spaces are required for the existing mix of uses based on current Code 
requirements (see Attachment E – Detailed Parking Analyses); therefore there is 
an existing parking deficiency of 11 spaces. Conversion of Suite 201 to medical 
or dental office use would increase parking requirements and deficiency by 0.6 
spaces, resulting in a total of 100 required parking spaces and a deficiency of 
12 spaces.  
 
The applicant states that although the number of parking spaces on the site is 
insufficient to meet Code, parking is more than ample to serve the existing and 
proposed uses. The applicant states that site parking is severely underutilized, 
with only a fraction of available spaces occupied at any given time. According to 
the Institute of Transportation Engineer’s (ITE) Parking Generation Manual, 3rd 
Edition, the peak parking demand times for general and medical office uses are 
from 10:00 a.m. to noon and from 2:00 p.m. to 4:00 p.m., Monday through 
Friday. Staff visited the site during peak hours on various weekdays and 
confirmed that site parking is underutilized (see Attachment E – Results of 
Parking Counts). At no time during staff’s visits were more than 26 parking 
spaces occupied, which represents less than 30% of the 88 total spaces 
available. The maximum number of spaces occupied in the surface parking lot 
during staff visits was 18 spaces, which represents 31% of the 58 spaces 
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available for patrons. The majority of the site’s parking appears to be unused 
even during peak office hours. 
 
Several factors may contribute to the limited use of parking on this site. First, 
the configuration of the building with small office condominiums generally 
limits occupancy to small businesses. These small offices typically have few 
employees and very limited visits by clients, and may keep limited hours or 
work in the office by appointment only. As a result, their demand for parking 
appears to be significantly less than that of other offices. Second, 
approximately 2,250 square feet of the building are occupied by a credit union, 
which is classified as a Financial Institution and has a higher Code 
requirement for parking than professional or medical offices (see Attachment E 
– Detailed Parking Analyses). It should be noted, however, that the higher 
parking rate for Financial Institutions is intended primarily for banks, which 
have frequent customer visits. A credit union generally has fewer visits than a 
typical bank, as customers do not conduct daily or regular transactions. Due to 
the nature of uses existing within the building, the actual demand for parking 
appears to be significantly lower than Municipal Code requirements. 
 
The site’s Owners Association provided a letter supporting the application and 
expressing willingness to restripe the northern portion of the parking lot to add 
12 compact spaces, resulting in a total of 92 parking spaces on the site 
(Attachment C – Applicant’s Letters). This would leave a remaining deficiency of 
eight spaces per Code requirements. In subsequent conversations, the Owner’s 
Association Board President stated he would prefer to limit compacts to six 
spaces, resulting in a total of 90 parking spaces on the site and a remaining 
deficiency of 10 spaces. While restriping to add two to four parking spaces 
would not fully address the site’s existing parking deficiency, it would mitigate 
the impacts of the additional parking demand generated by conversion of Suite 
201 to a medical office. Staff recommends requiring restriping the northern 
portion of the parking lot to add six compact spaces resulting in a net increase 
of two parking spaces (see Attachment A, Condition of Approval PS-1). 
 
Staff notes that over the weekend of November 5-6, it appears the parking lot 
was resurfaced and restriped to increase the total number of parking spaces. 
This was completed without City approval. Condition of Approval PS-1 requires 
a revised parking layout be submitted for City review and approval (see 
Attachment A). 
 
Public Contact: A total of 84 notices were sent to condominium owners on the 
subject site and to surrounding property owners and residents adjacent to 
subject site in addition to standard noticing practice. Staff was contacted by 
the Owner’s Association Board President as well as the owner of an adjacent 
unit. Details are provided in the discussion below. 
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Environmental Determination: A Categorical Exemption Class 1 (minor 
changes in use) relieves this project from CEQA provisions. 
 
Discussion: Staff was able to make the findings to support conversion of Suite 
201 to medical office use subject to the attached conditions, including 
restriping a portion of the parking lot to gain two additional spaces. Staff 
initially explored whether the entire building or a larger portion of the building 
could be approved for medical office through this application. However, 
information submitted with this application was insufficient to make the 
findings for conversion of more units to medical office use, and at that time 
there did not appear to be interest in a broader application on the part of the 
Owners’ Association or other unit owners. As a result, staff’s findings are 
limited to the conversion of Suite 201. Staff has subsequently been contacted 
by the owner of an adjacent unit expressing interest in converting his unit to 
medical office uses. The President of the Owners’ Association Board has also 
contacted staff and stated that there may be interest in applying for a Special 
Development Permit to allow medical offices throughout the building. Any 
additional requests for medical office will be considered through separate 
applications, as the parking remedy discussed in this report only addresses the 
current application. 
 
 
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.  
 
Staff is able to make the finding above. The proposed medical office use is 
compatible with the uses in the existing office building and in the 
surrounding area. Allowing use of the subject site by an additional medical 
office will help promote an attractive and functional commercial 
environment by reducing vacancy and providing services for residents. As 
described in Finding #2, parking has been determined to be sufficient to 
support the proposed use, and no negative impacts on the site or 
surroundings are expected. 
 

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. 
 
Staff is able to make the finding above. Due to the nature of uses existing 
within the building, the actual demand for parking is significantly lower 
than Municipal Code requirements. The proposed project would result in a 



2011-7673 333 W. Maude Ave., Suite 201    November 16, 2011 
Page 6 of 6 

 

minimal increase in parking demand. In addition, the project as 
conditioned would add two parking spaces, which would mitigate the 
additional parking demand resulting from the proposed use. As a result, 
on-site parking is determined to be sufficient to accommodate the proposed 
use. No negative impacts are expected on the site, surrounding sites or 
uses, or surrounding streets.  

 
 
ALTERNATIVES: 
 
1. Approve the Special Development Permit with the recommended Conditions 

in Attachment A. 

2. Approve the Special Development Permit with modifications. 

3. Deny the Special Development Permit.  
 
 
RECOMMENDATION 
 
Alternative 1. Approve the Special Development Permit with the recommended 
Conditions in Attachment A. 
 
 
Reviewed by: 
Gerri Caruso 
Principal Planner 

Prepared By:  Mariya Hodge, Associate Planner 

 
Attachments: 
A. Standard Requirements and Recommended Conditions of Approval 
B. Site and Floor Plans 
C. Site Photographs 
D. Applicant’s Letters and Project Justifications 
E. Detailed Parking Analyses and Results of Parking Counts 
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RECOMMENDED 
CONDITIONS OF APPROVAL AND  

STANDARD DEVELOPMENT REQUIREMENTS 
NOVEMBER 16, 2011 

 
Planning Application 2011-7673 
333 W. Maude Avenue, Suite 201 

Special Development Permit to allow a deviation from parking requirements for 
a medical office use within an existing 1,095 square foot office condominium. 

 

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 OF APPROVAL 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]  
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GC-2. USE EXPIRATION: 
The approved Special Development Permit for the use shall expire if 
the use is discontinued for a period of one year or more. [SDR] 
[PLANNING] 

 

GC-3. PERMIT EXPIRATION: 
The 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. [SDR] [PLANNING] 
 

GC-4. BUILDING PERMIT: 
A building permit is required for interior tenant improvements and 
may be required for other interior or exterior building or site 
modifications. Contact the Building Safety Division for permit 
requirements prior to commencing any building or site modifications. 
[SDR] [BUILDING SAFETY] 
 

PS: THE FOLLOWING SHALL BE MET PRIOR TO SUBMITTAL OF A 
BUILDING PERMIT, PRIOR TO OCCUPANCY BY THE APPROVED USE 
IF NO BUILDING PERMIT IS REQUIRED, OR WITHIN 60 DAYS OF 
FINAL APPROVAL ACTION ON THE SPECIAL DEVELOPMENT 
PERMIT, WHICHEVER IS FIRST. 

 
 
PS-1. PARKING AND CIRCULATION PLAN: 

Submit a revised parking and circulation plan subject to review and 
approval by the Director of Community Development. The revised 
parking plan shall include restriping of the northern portion of the 
parking lot to add six compact spaces, resulting in a net increase of 
two parking spaces for the site. [COA] [PLANNING] 
 

BP: THE FOLLOWING 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. COMPACT SPACES: 
Specify compact parking spaces on the Building Permit plans. All 
such areas shall be clearly marked prior to occupancy, in accordance 
with Title 19 of the Sunnyvale Municipal Code. [SDR] [PLANNING]  
 

PF: THE FOLLOWING SHALL BE MET PRIOR TO OCCUPANCY BY THE 
APPROVED USE, OR WITHIN 90 DAYS OF FINAL APPROVAL ACTION 
ON THE SPECIAL DEVELOPMENT PERMIT, WHICHEVER IS FIRST. 
 

 
PF-1. PARKING LOT STRIPING: 

All parking lot striping shall be completed per the approved plans and 
Public Works standards. Compact spaces shall be clearly marked. 
[COA] [PLANNING/ENGINEERING] 

 

AT: THE FOLLOWING CONDITIONS OF APPROVAL AND STANDARD 
DEVELOPMENT REQUIREMENTS SHALL BE COMPLIED WITH AT 
ALL TIMES THAT THE USE PERMITTED BY THIS PLANNING 
APPLICATION OCCUPIES THE PREMISES. 

 
AT-1. RECYCLING AND SOLID WASTE: 

All exterior recycling and solid waste shall be confined to approved 
receptacles and enclosures. [COA] [PLANNING]  

 
AT-2. LOUDSPEAKERS PROHIBITED: 

Out-of-door loudspeakers shall be prohibited at all times. [COA] 
[PLANNING]  

 
AT-3. EXTERIOR EQUIPMENT: 

All unenclosed materials, equipment and/or supplies of any kind 
shall be maintained within approved enclosure areas. 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-4. LANDSCAPE MAINTENANCE: 

All landscaping shall be installed in accordance with approved 
landscape plans and shall thereafter be maintained in a neat, clean, 
and healthful condition. Trees shall be allowed to grow to the full 
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genetic height and habit (trees shall not be topped). Trees shall be 
maintained using standard arboriculture practices. [COA] [PLANNING]  

 
AT-5. AWNINGS: 

Fabric awnings shall be replaced at least every five (5) years. Any 
change of color, materials or design and are subject to review and 
approval by the Director of Community Development. [COA] 
[PLANNING]  

 
AT-6. PARKING LOT MAINTENANCE: 

The parking lot shall be maintained in accordance with the approved 
plans and as follows: 
a) Maintain all parking lot striping and marking. 
b) Assure that adequate lighting is available in parking lots to keep 

them safe and desirable for the use. 
c) Use signs to direct vehicles to additional parking spaces on-site, 

as needed. 
d) Clearly mark all compact spaces as per approved plans. [COA] 

[PLANNING]  
 
 
 








































































