CITY OF SUNNYVALE
REPORT
Planning Commission

October 13, 2008

SUBJECT: 2006-0712 - Trumark Companies [Applicant] Ray Street
Office, LLC. [Owner]: Application for related proposals on a
6.63 acre site located at 1275 and 1287 Lawrence Station
Road (near Elko Drive) in an M-S (Industrial & Service)
Zoning District. (APNs: 110-15-045, 110-15-044)

Resolution General Plan Amendment to change the land wuse
designation from Industrial to Very High Density Residential,

Introduction of = Rezone the site from M-S (Industrial & Service) to R-5/MU

an Ordinance (High Density Residential and Office/Mixed Use),

Motion Special Development Permit to allow development of 338
condominium units and 16,000 square feet of commercial
space,

Motion Vesting Tentative Map for condominium purposes.

REPORT IN BRIEF

Existing Site Industrial and office buildings
Conditions

Surrounding Land Uses

North Highway 237 /Baylands Park

South Gas Station

East Industrial and Fire Station

West Lawrence Expressway/Industrial POA/Hotel
Issues Land use, open space, architecture, mixed use
Environmental An Environmental Impact Report has been prepared
Status in compliance with California Environmental Quality

Act provisions for the Luminaire/Lawrence Station
Road Industrial to Residential/Mixed Use General
Plan Amendment and Rezoning (2008).

Staff Recommend denial of all related applications to the
Recommendation City Council.

Template rev. 03/07
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PROJECT DATA TABLE
REQUIRED/
PERMITTED
EXISTING PROPOSED (Per staff
recommendation on
new MU District)
Industrial Very High Pending approval
General Plan Density of GPA
Residential
Industrial and High Density Pending approval
Zoning District Service (M-S) Residential and of GPA
Office/Mixed Use
(R-5/MU)
Lot Size (s.f.) 6.63 (288,802) Same N/A
Gross Floor Area (s.f.) 74,316 439,418 N/A
Lot Coverage (%) 26% 51.7 % 40% max.
Floor Area Ratio (FAR) 13% 1.52 N/A
349 max.
No. of Units N/A 338 (304 + 45w/ 15%
density bonus)
Density (units/acre) N/A 51 du/ac 53 du/ac max.
Meets 75% min? N/A Yes 228 min.
Lockable Storage/Unit N/A 300 cu. ft. 300 cu. ft. min.
No. of Buildings On-Site 2 1 N/A
Distance Between >
Buildings (ft.) N/A N/A 26" min.
Building Height (ft.) 35’ 66.5’ 65’ max
No. of Stories 1 6 S max.
Mixed Use
22,152
Commercial (s.f.) N/A 28,802 min.
(16,000— Retail) 72,200 max.
(6,152- Live/Work)
Commercial (%) o 10% min.
N/A 7.67% 05% max.
Setbacks (First & Second Stories Facing Property)
¢ Front on Lawrence 70’ 39’ 20’ min.
Expressway
e Front on Hwy. 237 40’ 39 20’ min.
Ramp
e Front on Elko Drive 70’ 20’ 20’ min.
e Front on Lawrence 60’ 20’ 20’ min.

Station Road
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REQUIRED/

PERMITTED
EXISTING PROPOSED (Per staff

recommendation on
new MU District)

Landscaping (s.f.)

e Total Landscaping 75,750 148,097 126,750 min.
e Landscaping/Unit N/A 438 375 min.
Y |© Total Usable Open N/A 128,440 128,440 min.
Space **
e Usable Open .
Space/Unit N/A 380 380 min.
e Private Usable Open . .
Space/Unit N/A 80 min. 80 min.
e Frontage Width (ft.) 40’ min. 20’ min. 15’ min.
e Parking Lot Area o 50% min. in 15
Shading (%) N/A 50% years
e Water Conserving o 0/ o
Plants (%) N/A 70% 70% min.
3,000 450
e Clubhouse (s.f.) N/A | (including kitchen (plus kitchen and
and restrooms) restrooms)
Parking
667 min.
e Total Spaces 1,391 667 (using ULI shared

parking standards for
mixed use projects)

e Compact Spaces/ % 115/ 35% max. of

o

of Total N/A 9/ 1.3% unassigned spaces
e Accessible Spaces N/A 20 .Per ADA
requirements
Residential:
112 Class I,
Bike storage 23 Class 11

room that will
e Bicycle Parking N/A | accommodate the Commercial:
minimum 1 Class I per 30
required spaces employees,
1 Class II per
6,000 s.f.

* Starred items indicate deviations from Sunnyvale Municipal Code requirements.

** Staff believes there is sufficient justification for to support certain front yard areas as
Usable Open Space which requires a deviation from SMC requirements.
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ANALYSIS

Description of Proposed Project

Present Site Conditions: The project site includes two parcels totaling 6.63
acres with two industrial/office buildings that were developed in 1970.

Use: The proposed project consists of 338 mid-rise condominium units (including
16 live /work units) and 16,000 square feet of commercial retail space.

Site Layout: The site is bound on four sides by roadway or highway on-ramp.
Vehicle access cannot be taken from the Lawrence Expressway or the Highway
237 sides.

Project Applications: The proposed project consists of six components: 1) an
Environmental Impact Report (EIR) for the project; 2) an amendment to Title 19 of
the Sunnyvale Municipal Code (Zoning) to create a new Mixed Use Zoning
Combining District (MU); 3) a General Plan Amendment to change the land use
on the site from Industrial to Very High Density Residential; 4) a Rezone of this
site from M-S (Industrial and Service) to R-5/MU (High Density Residential and
Office/Mixed Use); 5) a Special Development Permit application; and 6) a Vesting
Tentative Map. These six components are described in more detail below.

1) Environmental Impact Report: An EIR (Luminaire/Lawrence Station Road
Project) is being processed concurrently with this application. The EIR is
addressed under a separate staff report and needs to be considered prior to any
other actions under consideration.

2) New Mixed Use Combining District: An amendment to Title 19 of the
Sunnyvale Municipal Code (SMC) to create a Mixed Use Zoning Combining
District is being processed concurrently with this application. The amendment is
addressed under a separate staff report and should be considered prior to any
other actions addressed in this report. The existing Title 19 zoning designations
currently utilized by the City do not adequately address the type of development
currently proposed for this site. The new Mixed Use District will contain the new
development requirements and criteria for use with sites throughout the City.

3) General Plan Amendment: The project includes a request for an amendment to
the City’s General Plan Land Use Map designation from Industrial to Very High
Density Residential in order to allow for redevelopment of the site. The primary
goal of the proposed land use change is to allow the development of the site with
residential mixed use combined with commercial development.

4) Rezone: Associated with the General Plan Amendment and Title 19 amendment
is a proposal to rezone the site from M-S (Industrial and Service) to R-5/MU (High
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Density Residential and Office/Mixed Use). This designation would allow
development of the site under the newly adopted Mixed Use Combining District.

5) Special Development Permit (SDP): The applicant is also requesting approval of
an SDP to allow construction of 338 mid-rise rental units (which includes 16
live/work units) and 16,000 square feet of commercial space. The project will
include the required 15% of Below Market Rate (BMR) housing rental units (46
units), which is based on the number of units allowed without a density bonus,
pursuant to SMC Section 19.66.020 (see BMR Conditions of approval in
Attachment B).

6) Vesting Tentative Map: The applicant is requesting approval of a Vesting
Tentative Map to merge two parcels, totaling approximately 6.63 acres, into one
common lot with 338 residential condominium units and 16,000 square feet of
commercial space. The applicant has stated the project will be constructed for
rental units but may be converted to ownership units in the future.

Background

This development application is being processed concurrently with the
Luminaire/Lawrence Station Road Project Environmental Impact Report and a
Title 19 amendment to create a new Mixed Use Combining District. This
development proposal, if approved, will allow a General Plan Amendment change
for Industrial to Very High Density Residential, a Rezoning of the property from
Industrial and Service to High Density Residential and Office/Mixed Use, a
Special Development Permit and Vesting Tentative Map. The decision on the
Environmental Impact Report and new Mixed Use zone will precede this
application.

General Plan Initiation: In 2003 a General Plan Amendment Initiation request
was submitted by The Riding Group to convert the site from Industrial to Medium
Density Residential (RTC 03-0425). Staff noted concerns that the proposal
included the loss of industrial land and the lack of proximity to neighborhood
parks, schools and shopping centers. It was also noted that the edges of the
neighborhood were not appropriate for residential uses. The streets are wider in
an industrial neighborhood as they are defined to serve industrial uses.
Specifically, the site is designated within the Community Development Strategy
as an area that needs reinvestment and should be preserved for industrial uses.
The General Plan Amendment Study was not initiated by the City Council on a 4-
3 vote at their December 2, 2003 meeting.

In 2006 a subsequent General Plan Initiation request was received from Trumark
Companies requesting a change in the existing Land Use designation from
Industrial to Residential High Density. The preliminary plans called for the
development of a mixed use project including retail, office, and residential uses.
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At the February 14, 2006 City Council meeting the applicant stated more
specifically that preliminary plans for the project included:

e Mixed use development with office (10,000 sf.), retail (15,999 sf.), and

housing components,

¢ 300 housing units ranging in size from 1,200 to 1,400 square feet,

e Underground parking,

e Building heights below 50 feet,

e Ownership housing units.

At the meeting the Council authorized the General Plan Amendment Study on a
5-2 vote (see Council Meeting Minutes in Attachment C for additional details). As
part of the study the Council directed staff to examine the following:
e Explore a Mixed Use zoning designation,
e Examine the appropriateness of different residential densities, including
R-3 (medium density), R-4 (high density), and R-5 (high density with
office),
e Examine the appropriateness of new residential uses in a predominately
industrial region of the city,
e Consider the advantages of increased residential, retail, and office
opportunities,
e Evaluate noise and traffic impacts to the proposed development,
e Examine the opportunities to provide additional affordable housing
units.

In July 2006 the developer formally submitted this application for review. The
applicant’s team and staff worked through key site plan and project design
changes until both parties believed the environmental review could begin. The
initial scoping of the EIR (Notice of Preparation) was released in April 2007.
Between April 2007 and September 2008 the project undertook numerous
changes based on information from the EIR consultant; suggested changes from
City staff; changes from the applicant’s project team; and information received
from the applicant’s legal council. Major changes to this project have occurred in
the past six months, in part, delaying the release of the EIR and the scheduling of
public hearings. In August 2008 staff received the current site plan and
architectural elevations from the applicant.

Environmental Review

An EIR (Luminaire/Lawrence Station Road Project) is being processed
concurrently with this application. The EIR addresses the impacts of the
conversion of 6.63 acres from industrial to residential/ mixed use and the
impacts to the surrounding area. The EIR also evaluates potential impacts
associated with creation of a new Mixed Use Combining District, project
alternatives, and future impacts to the residents of the project. The EIR would
need to be certified prior to this action.
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EXISTING POLICY RELATED TO GENERAL PLAN AMENDMENT AND
REZONING

The following General Plan Goals and Policies are related to this request for a
General Plan Amendment and Rezoning:

Housing and Community Revitalization Sub-element

Goal A: Foster the expansion of housing supply to provide greater
opportunities for current and future residents within limits imposed
by environmental, social fiscal, and land use constraints.

Action Statements A.3.a: Maintain provisions of the zoning code that permit
housing to be constructed in commercial districts after planning
review.

Policy B.3: Continue to permit and encourage a mix of residential and job-
producing land uses, as long as there is neighborhood compatibility
and no unavoidable environmental impacts.

Policy C.1: Continue efforts to balance the need for additional housing with
other community values, such as preserving the character of
established neighborhoods, high quality design, and promoting a
sense of identity in each neighborhood.

Goal D: Maintain diversity in tenure, type, size, and location of housing to
permit a range of individual choices for all current residents and
those expected to become city residents.

Policy D.1: Encourage innovative types of housing in existing residential zoning
districts.

Land Use and Transportation Element

Goal C1: Preserve and enhance an attractive community, with a positive
image and a sense of place that consists of distinctive
neighborhoods, pockets of interest, and human-scale developments.

C3.2.3: Encourage mixed use developments that provide pedestrian scale
and transit oriented services and amenities. The intent is to provide
opportunities for mixed use.

C4.3: Consider the needs of business as well as residents when making
land use and transportation decisions.

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.

Community Design Sub-element
Policy A.2: Ensure that new development is compatible with the character of

special districts and residential neighborhoods.

General Plan Amendment

General Plan Change Under Consideration: Amend the City’s General Plan
Land Use Map designation from Industrial to Very High Density Residential.

Discussion of General Plan Amendment: The site currently has a General Plan
Land Use designation of Industrial. A change in land use to Very High Density
Residential would cause this site to be the only such land use in the area. There
are a number of impacts and challenges associated with changing the land use of
a property to be unique to its area, including proximity to schools, proximity to
commercial services, access to parks and open space area, other residential
amenities, and livability of the site. These potential impacts are discussed in
detail below.

2003 Community Development Strategy: The project site is located in an industrial
area called “The Woods.” This area is considered one of the four “Office and
Industrial Action Areas”, as described in the Community Development Strategy
presented to the City Council in 2003.

The Woods encompasses approximately 96 acres and is predominately made up
of Class C buildings on small lots. The area serves primarily support services and
start-up businesses. The smaller industrial buildings lend themselves to lower
rent and the recent condominium conversions in the area provide for ownership
opportunities. Most of the properties are well maintained. This site, however,
consists of the only Class B type structures in this industrial neighborhood. The
Community Development Strategy designates the Woods as an area for the
following strategies:

e Review current zoning to make sure it encourages and supports the
retention of small business.

e Marketing and promotion of the Woods as a location for support services
and start-up companies

e Outreach to small businesses in the area to assist in problem solving.

The Community Development Strategy also points out the need for increased
housing opportunities within the City. Due to the lack of vacant land within City
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limits, this goal can only be achieved through the conversion of existing uses on
certain parcels. The strategy also stresses the need to appropriately locate sites
where housing opportunities should be pursued. The City of Sunnyvale has in
1994 selected areas as Industrial to Residential (ITR) Zones in which specific
industrial sites are recommended for the eventual conversion to residential uses.
In 2007, approximately 68 additional acres (up to 1,488 units) were rezoned from
Industrial to ITR. The Community Development Strategy does not identify the
Woods as a suitable location for residential or mixed use projects.

Expected Impact on the Surroundings: The Woods area is home to many diverse
businesses ranging in use from research and development, warehouse and
storage, printers, manufacturing, and some restaurant uses. These businesses
employ approximately 2,100 employees. During Fiscal Year 2007-2008, there
were about 200 sales tax generating businesses located in the Woods. The total
sales tax generated by businesses located in the Woods area increased by about
4% from FY 2006-2007.

The increase in sales tax may be related to the limited number of vacant
buildings in 2008 versus 2007. As of the first quarter 2008, the vacancy rate for
the Woods was 4%, totaling approximately 140,000 square feet of space available.
The average lease per square foot is $1.14 for research and development and
$1.23 per square foot for warehouse, distribution, and manufacturing. This is
about 15-20% less than in other areas of the City where larger tenant spaces and
Class A/B buildings can be found. This makes the Woods area an attractive
location for industrial and warehouse type businesses.

Sunnyvale’s capacity to support diverse local industries and its capacity to
support business retention and expansion are central to the issue of retaining
industrial land. As more industrial activities are pressured out of Sunnyvale,
workers in Sunnyvale will have to commute larger distances to communities that
attract industrial jobs or professional jobs.

In conversation with commercial real estate brokers, they have stated that some
of their industrial clients are starting to have difficulty finding adequate
industrial space. This is more apparent with manufacturing and R&D operations
which utilize potentially hazardous materials, such as semiconductor and solar
manufacturers. It is also a challenge to find locations for users that operate in a
manner that may create excessive noise, dust, traffic or other conditions that are
not compatible with a residential use. For example, some industrial operations
have large delivery vehicles associated with their businesses that operate 24
hours a day. This condition is particularly true in the Woods area. Currently,
there is a Federal Express distribution center across the street from the proposed
development with operating hours up to 24 hours a day, and a UPS facility on
Hammerwood Avenue further east of the site.
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It is difficult to fully quantify the potential financial impact to the existing
businesses in the Woods since their operations will not cease as a result of this
land use change. Their operations may be required to be scaled back and future
expansions may not be allowed. It is also difficult to predict the fiscal impact to
the City due to the loss of a future industrial/office uses in this location. A future
business that is a point of sales would generate sales tax revenue, while a future
office use likely would not generate the same revenue, yet indirectly support
retailers.

This site constitutes the only Class B type structures in this industrial
neighborhood, with the remainder of the industrial/office buildings in the Woods
96 acres being Class C. A transition of this site from industrial to residential land
use would result in a 7% decrease in the total industrial/commercial area of the
Woods.

Workspace Demand Analysis Summary: In 2006, a Sunnyvale Workspace Demand
and Capacity Analysis was prepared for the City by Economic and Planning
Systems to assess whether the re-zoning of industrial land to permit residential
uses would affect the City’s ability to compete for and accommodate future
demand for workspace (i.e., office, research and development [R&D], warehouse
and manufacturing buildings). The report compares projected demand for
industrial workspace to the development capacity in each of the City’s industrial
sub-areas to draw conclusions and estimate likely demand for workspace in the
next 20 years and the City’s capacity to provide new workspace through its
existing supply of land and buildings.

The Workspace Demand Analysis notes that Sunnyvale is a major Silicon Valley
employment center with a few prominent company headquarters as well as small
and medium-sized firms. Like other cities in the region, Sunnyvale has been
experiencing a growing shift away from manufacturing and heavy R&D uses. At
the same time, the City’s housing supply has not kept up with job growth,
resulting in an overall jobs/housing imbalance and a lack of affordable housing.
In 1993 and again in 2007, the City made major land use changes that would
facilitate the transformation of obsolete industrial space into higher-valued
workspace and provide additional housing:

e Designation of ITR Districts: The City rezoned several industrial areas into
ITR districts. These ITR sites were selected by the City based on several
criteria, including suitability for residential development (proximity to other
residential development/market interest), ability to support high-density
development along existing transit lines, and ability to provide commercial
uses, parks and elementary schools to the residents.

e Increased Industrial Development Densities: The City also increased the
permitted floor-area ratios in selected industrial areas to between 50 and 100
percent from typical levels of 35 percent. This increase permits and
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encourages intensified workspace development or commercial uses consistent
with the changing patterns of workspace need. These industrial intensification
sites were selected based on how well these areas could support public transit
(especially the light rail), their prominence in terms of location, and how much
additional work or commercial space they can provide (i.e., parcel size).

e AMD ITR District: The City Council reviewed a General Plan Amendment and
Rezoning for an approximately 130-acre site located in east Sunnyvale that is
currently developed with a variety of industrial and office uses including the
AMD corporate headquarters and the Spansion fabrication plant. The Council
ultimately approved a new ITR zone of approximately 68 acres.

The key findings of the Workspace Demand Analysis indicate that the Silicon
Valley economy will continue to shift from manufacturing jobs towards high-value
research, professional, and technical service sector jobs. This shift will result in
an overall intensification of use, and a shift away from lower density R&D
buildings towards office and new types of R&D buildings.

An optimistic evaluation of future job growth in Sunnyvale indicates potential
demand for about 8.1 million square feet of workspace over the next 20 years.
The City has limited vacant industrial land to accommodate future growth, but a
surplus of vacant buildings, and significant underutilized industrial land with
redevelopment potential.

Redevelopment would provide an opportunity for over 20 million square feet of
new workspace development under permitted industrial development densities.
The large majority of future workspace development potential will come from
three industrial sub-areas: Moffett Park, Peery Park, and Oakmead (AMD area).

The overall capacity for workspace in the City of Sunnyvale is estimated at 23
million square feet, including vacant buildings, vacant land, and redevelopment
potential. This represents close to three times the expected workspace demand
over the next 20 years. About 27 percent of the projected workspace demand over
the next 20 years could be accommodated in existing vacant building space. The
remaining workspace need of about 6 million square feet must be accommodated
primarily through redevelopment. As the market improves, redevelopment will
occur in the most competitive and financially feasible locations, with Moffett Park
likely to capture the majority of redevelopment. A significant portion of the new
workspace is likely to be Class A office and R&D space in buildings with three or
more stories as the economy continues to shift away from product testing and
production to higher end research and services.

As workspace needs shift increasingly to higher density office and R&D product
types, the City’s ability to attract new workspace development and users will
depend, in part, on the opportunities provided for such development. These
developments will increasingly require FARs greater than the traditional 35
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percent industrial density. A large number of new workspace developments will
require densities in the 40 to 60 percent range, with mid-rise office building
served by structured parking reaching densities as high as 250 percent.
Although not part of this application, the City could consider expanding the
number, size, and permitted density of its intensification sites in order to
maximize its attractiveness to future workspace developments and businesses.

The Workspace Demand Analysis concludes that, given the level of redevelopment
potential, the City could rezone some industrial land to allow for residential
development without reducing its competitiveness for workspace development.
The City could strategically reserve the most competitive workspace locations
while allowing residential conversions of industrial areas in less competitive
locations.

The Workspace Demand Analysis findings indicate that in order to make the
optimum use of the City’s existing industrial areas, intensification is needed in
other industrial areas to achieve the type of Class A and R&D workspace that will
be in demand over the next 20 years.

Rezoning

Rezoning Change Under Consideration: Rezone the site from M-S (Industrial
and Service) to R-5/MU (High Density Residential and Office/Mixed Use).

Discussion of Rezoning: The site is currently zoned to allow for a variety of
commercial and industrial uses such as office, R&D, retail, hotels, and
restaurants. It is not zoned to allow for residential uses, except incidental uses.
The surrounding area is similarly zoned and contains predominately
industrial/office, although residential mobile home parks are located across
Lawrence Expressway. The properties to the west are currently zoned Industrial
and Service (some sites are also zoned with a Places of Assembly (POA)
Combining District); there is an existing 72 room hotel and several
industrial/office buildings. To the north is Highway 237 and Baylands Park. The
properties to the east are zoned Industrial and Service and are occupied by a
number of industrial/office buildings. There is also a City Fire Station fronting on
Lawrence Station Road. The property to the south (across Elko Drive) is zoned
Industrial and Service (MS) and is currently occupied by a Chevron self-service
gas station. All adjoining sites have a General Plan Land Use of Industrial.

The City Council directed staff to explore a range of possible housing densities,
including R-3 (medium density), R-4 (high density), and R-5 (high density with
office). To determine an appropriate density for an area with no existing
residential projects staff reviewed the closest residential projects and similar
multi-family projects near transit corridors.
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Adjacent Residential Projects: The nearest residential developments are Casa de
Amigos, Plaza del Rey, and Adobe Wells mobile home parks. They are in the R-
MH Zoning District that allows single-family or duplex mobile home dwelling
units at an approximate density of twelve units per acre. South of the R-MH
zones are the Lakewood and Fairwood neighborhoods at an approximate density
of seven to eight units per acre.

Projects Near Transit: In reviewing the density and other multi-family projects
located near transit corridors staff found the following similar large scale
developments: Essex (Fair Oaks and Tasman) will contain 50,000 square feet of
commercial and 290 residential units at a density of 45 units per acre; Avalon
Apartments (Lawrence Expressway and Highway 101) currently contains 2,000
square feet of commercial and 709 residential units at a density of 45 units per
acre; Four Points Sheraton site (Lawrence Expressway an Lakeside) is approved
for a 255 room hotel and 244 residential units at a density of 46 units per acre;
and Taylor-Morrison (Duane and Lawrence Expressway) contains 304 residential
units at a density of 42 units per acre (R-4 District). Smaller scale residential
projects near transit corridors are zoned R-3 (Medium Density) and are developed
with townhomes at a density of 18-24 units per acre. These include two projects
on Aster Avenue at Lawrence (KB Home and Citation Home) and multiple projects
near Tasman and Fair Oaks (Pulte Homes, Classic Communities, Toll Brothers,
and Standard Pacific Homes).

Appropriate Site Density: The developer has requested the City Council approve a
zoning district that would allow them to construct a project of similar density to
the other large scale projects outlined above. The proposed housing type is multi-
level condominiums at a density of 51 units per acre. One alternative to the
requested Rezoning is to consider designating the site for Medium Density
Residential. Medium density would most likely result in a townhouse project with
residential (or three story flats) and commercial components separated on-site. A
density of up to 24 units per acre could be achieved (with a 75% minimum
density of 18 units per acre). At 24 units per acre, 159 units would be achieved,;
with a 15% density bonus 179 units could be achieved. This density would result
in a significantly different project. Small unit projects at an R-3 density of 24
units per acre would be similar to the KB Home or Citation Homes projects on
Aster Avenue at Lawrence Expressway.

A second alternative is to consider a Rezoning that would allow them to construct
a project under the High Density (R-4) category. This would likely result in a
multi-level condominium project with residential and commercial components
vertically mixed, similar to the proposed development. A density of up to 36 units
per acre could be achieved (with a 75% minimum density of 27 units per acre).
The total number of units would be a maximum of 238 without the density bonus
and 273 with the bonus. This density could result in a different project with the
total number of hosing units significantly lowered. A reduced number of units
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from the developer’s perspective may make the project financially infeasible,
depending on the value of the land.

Expected Impact on the Surroundings: The majority of the area around the site is
zoned Industrial and is occupied by general office or research and development
uses. The City is currently experiencing some compatibility issues in the existing
ITR conversion areas. Businesses are trying to address adjacent residents’
concerns of noise, parking, aesthetics, while continuing to operate in the same
manner they were operating prior to the adjacent residential use. The zoning use
conflicts between residential and industrial uses may lead to disinvestment in
these industrial areas as businesses face uncertainty about their ability to
continue operating in an area that is being converted to other uses. If residential
uses are allowed in the Woods area, staff expects similar impacts to the
surrounding businesses to occur.

Excepted Noise Impact on the Surroundings: Businesses in industrial and
commercial zone areas are allowed to operate under a higher noise standard (75
dBA on a 24-hour basis) standard than businesses adjacent to residential
properties (60 dBA/day and 50 dBA/night). If the subject site is redeveloped with
a residential use, the more restrictive SMC noise standard of 60 dBA/day and 50
dBA /night will apply to the adjacent businesses. There is no provision in SMC to
grandfather in existing industrial noise levels when an adjacent residential
development occurs.

A noise issue associated with outdoor industrial activities has been raised in two
locations in the City’s ITR zones: Pine Cone Lumber and Calstone/Peninsula
Building Supply. In both cases, the businesses applied for Variances from the
City’s noise standards in order to continue their normal operations. The
Variances were granted due to the unique uses which are necessary outdoor
activities. Staff believes noise issues may arise with the current businesses
operating adjacent to the subject site. In particular, the Federal Express
distribution center located at 1286 Lawrence Station Road, which can operate on
a 24-hour basis.

Special Development Permit

Staff is not recommending a change in the General Plan Land Use Designation or
Rezoning to a residential zoning district, although this report discusses and
analyses the proposed project, should the City Council change the General Plan
Land Use Designation and Zoning for the site to High Density Residential and
Office/Mixed Use (R-5/MU).

Present Site Conditions: The project site includes two parcels totaling 6.63
acres with two industrial/office buildings that were developed in 1970.
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Use: The proposed project consists of 338 mid-rise condominium units (including
16 live/work units) and 16,000 square feet of commercial retail space.

Site Layout: The site is bound on four sides by roadway or highway on-ramp.
Vehicle access cannot be taken from the Lawrence Expressway or the Highway
237 sides. All access will be from the Lawrence Station Road frontage. Three
driveways will serve the project leading into two separate parking structures and
one small surface parking lot. The surface lot is intended to serve primarily the
commercial tenants.

The site is configured so the commercial portion of the project is located along the
south end of the site near Elko Drive. There is 16,000 square feet of commercial
retail and/or restaurant proposed on the first floor of this part of the building.
There are four stories of residential units above the retail area. The 338
residential units surround two parking structures and three primary courtyard
areas. The two parking structures will provide residential occupant and guest
parking spaces. Each parking level will have access into the adjoining level of the
condominium building. Average floor heights of 10-11 feet high are typical for
both parking structure levels and residential floor to ceiling heights. Open space
areas and residential serving site amenities are placed throughout the site.

Lot Coverage: The maximum lot coverage under the R-5/MU zoning standards is
40%. The applicant is requesting 51.7% lot coverage based on the difficulty of
designing a project that both meets SMC requirements and takes advantage of
the City’s 15% density bonus program. Staff and the applicant have worked
together to resolve this issue through several significant redesigns of the site plan
but have been unable to reach an obvious solution to this issue. Staff concurs
with the applicant’s assertion that meeting both SMC requirements and the City’s
offered density bonus is a challenge but also acknowledges that deviations from
the maximum lot coverage are rarely granted. In cases where lot coverage
exceptions have been granted, applicants (typically single-family projects) have
been able to demonstrate a hardship or unique situation that would allow the lot
coverage requirement to be relaxed. While staff acknowledges that this is a
difficult project to design under City development requirements, it does not meet
the classification of a hardship or unique circumstance. The decision to place
parking within free-standing structures rather than underground parking or
podium style parking, results in greater lot coverage. Therefore staff is
recommending a condition of approval for the project to be modified to meet the
40% maximum lot coverage requirement with an option to include below grade
parking.

Percentage of Commercial Square Footage: Staff is recommending the new
Mixed Use Combining district require a minimum of 10% FAR for commercial and
office square footage. The developer is proposing both commercial retail area and
live /work units. The 16,000 square feet of commercial area proposed totals 5.5%.
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For this project, the ground floor of the live/work units will be commercial
(approximately 800 sf.) and the second floor loft area will be the residential living
area (approximately 400 sf.). Staff considered a portion of the live/work units as
commercial square footage, as allowed under the Mixed Use District. Staff
recommends that a maximum of 50% of the non-residential area for each
live/work unit shown on the unit plans (primarily ground floor areas only) can
count towards this requirement. The reasoning is that many cities have found
that only a portion of live/work units end up being true live/work spaces and
instead the commercial area is used as additional residential space. The 50%
allowance is consistent with the new Mixed Use District standards. If 100% of the
non-residential floor area is counted towards the commercial requirement the site
would meet the minimum required 10% commercial/office FAR.

The total commercial percentage from the live/work units equals 6,152 square
feet which totals 2.1% FAR. The total of both the live/work units and commercial
retail is 22,125 square feet or 7.67% of the site. This amount is short of the new
Mixed Use District’s requirement of 10% FAR. The applicant has stated the
reason for the reduced commercial space is due to the projected market demand.
They believe any commercial space over 16,000 square feet will be difficult to
lease and will likely remain vacant. Staff understands this concern but believes
the minimum 10% commercial FAR should be applied if this site is to be Rezoned
to a Mixed Use Combining District. If market demands are not sufficient to fill the
minimum 10% FAR, this site may not be appropriate for a mix of uses. Staff is
recommending a condition of approval that the project be required to incorporate
a minimum of 10% commercial FAR space, allowing 50% of the live/work areas
discussed above to be included in the 10% FAR.

Parking: The project provides a total of 667 parking spaces on-site, including 329
customer/guest spaces and 338 reserved resident spaces. The total number of
parking spaces was determined by using 2005 Urban Land Institute (ULI) shared
parking standards for mixed use projects. The standards tabulate parking totals
based on peak-hour trips generated by the different uses in the mixed use
project.

On February 26, 2008, the City Council made a series of policy decisions as part
of a study issue to enhance parking requirements for residential and commercial
zoning districts (RTC 08-061). This policy requires a number of conditions of
approval be incorporated into multi-family projects. These have been included
under condition of approval Enhanced Parking section in Attachment B.

Pedestrian Circulation: Pedestrian access to the site will come from Elko Drive
as well as Lawrence Station Road. Pedestrian facilities in the project area will
include new sidewalks on Elko, Lawrence Expressway, and Lawrence Station
Road. The surrounding industrial area contains only a minimum of sidewalks
and crosswalks that can be utilized by pedestrians. Across Lawrence Station
Road from the project site there is an existing sidewalk leading approximately half
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way from Elko Drive northward towards Highway 237. The City’s Transportation
and Traffic Division has reviewed the project and recommends a new lighted
crosswalk be installed to connect the new sidewalk to the portion of the existing
sidewalk on the east side of Lawrence Station Road. This has been included as a
Recommended Condition of Approval.

On-site pedestrian circulation will be extensive throughout the development.
Residents will have access to the walkways and sidewalks leading around the
periphery of the site. The pathways will connect the large open space area on the
northern part of the project with the eastern landscape area and new public
sidewalk on Lawrence Station Road. The landscaped courtyard areas will include
short internal paths leading to usable outdoor areas.

VTA Opportunity Zone: The project site is also located within one-third mile of a
light rail transit station, which is defined by the Valley Transportation Authority
(VTA) as an opportunity zone for transit-oriented development. The VTA uses a
criterion of one-quarter to one-half of mile when locating high density projects
adjacent to or near transit. The VTA has several recommended design guidelines,
such as internal pathways providing convenient pedestrian access through the
project site to the transit stop, which facilitate the use of mass transit and
information kiosks on-site. Staff will continue to work with the applicant to
incorporate these guidelines where feasible.

The City has a Council policy on “Residential Transportation Demand
Management” to promote a range of transportation options in the City. The City
endorses location of high density development within one-third of a mile along
major transportation corridors and transit lines. The Tasman/Fair Oaks Light
Rail Corridor area is a targeted action area for implementation of Transportation
Demand Management guidelines in the City.

Connection Plan: The applicant has offered a VTA Light Rail connection plan that
includes off-site construction of sidewalks, lighted crosswalks, and landscaping
(see Attachment E for details). The connection plan is intended to eliminate gaps
in the pedestrian path of travel between the project and the Vienna Light Rail
station on Tasman. In addition, the applicant is offering every apartment (not
each resident) a one year VTA Eco Pass, which allows unlimited access to all VTA
services. The applicant’s connection plan has been included in the conditions of
approval.
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The following Guidelines were considered in analysis of the project site design:

Design Policy or Guideline
(Site Layout)

Comments

City-Wide Design Guidelines

Site Design B9: Residential projects
may have a primarily internal
orientation for privacy, providing the
site is visually linked with its
surroundings by appropriate use of
landscaping and building siting.

The proposed project offers private
open space (courtyard/balcony areas)
to each unit and internal circulation
through private drives. Additional
landscaping throughout the site will
provide an attractive overall
streetscape. A visual link between this
project and adjacent parcels is difficult
since the surrounding uses are
industrial / office.

Site Design: New development shall
adhere to the character of the existing
neighborhood and be integrated into the
surrounding development. New
development shall not dominate or
interfere with the established character
of its neighborhood. Site design of
projects shall be cohesive both
functionally and visually.

The adjacent properties are
industrial/office in character and this
project will be residential and
commercial in character. It is located
at a major intersection and near a
major public transportation (Light
Rail) and bus stop.

Site Organization B1: Locate site
components such as structures, parking,
driveways, walkways, landscaping and
open spaces to maximize visual appeal
and functional efficiency.

The project was designed with the
commercial retailers on the side of the
project with the highest visibility.
Other site components have been
designed accordingly.

Architecture: The architect’s plans propose a modern/contemporary style of
architecture that is broken into three similar but distinctive building themes.
Detailed information on the proposed architecture (streetscape views, elevations,
enlarged details, and materials) can be found in the plan set in Attachment F.
The structures will consist of stucco materials for the exterior siding combined
with a variety of colors, textured siding materials, wood trellises, and metal trim

railings.

The first floor units that front on Lawrence Station Road will have entrances
presenting towards the street to help create a more traditional residential
streetscape. These units will be the live/work units and leasing offices, helping to
tie into the industrial /office uses across the street.
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Based on comments received at the Planning Commission study session and from
the City’s consulting architect, the architect has completed a number of revisions
to the initial architecture. Staff and the developer have worked extensively on this
issue, and staff believes the architecture is closer to meeting the goals of the City-
Wide Design Guidelines. Staff is recommending the following detail revisions as
conditions of approval:

e The building elevation fronting on Lawrence Station Road shall be
redesigned to incorporate additional rooflines, awnings, tower features,
or other elements, with the intent of breaking-up the appearance of a
long, repeating building form.

e The pedestrian and vehicle entrances shall redesigned and enhanced to
be stronger and more architecturally interesting features, similar to the
red-arched pedestrian entrance proposed on Lawrence Station Road.

e The split face CMU wall proposed for the Lawrence Station Road
frontage shall be enhanced with a stone material.

e The upper-story residential unit railing design (guardrails) shall be
enhanced to be more architecturally interesting and significant. The
final design shall be subject to review and approval of the Director of
Community Development.

e The interior (courtyard) building elevations shall be the same quality
and detailing as the exterior elevations.

e All exposed parking structure elevations (not directly attached to
residential units) shall have the same design as the north parking
structure elevation shown on page 13 or Attachment F.

e The design of the sound wall on Lawrence Expressway and Highway 237
shall be subject to review and approval of the Director of Community
Development.

Building Height: The maximum height of the buildings, as measured from the top
of curb of the nearest public street is up to 66% feet to the highest point of the
retail/condominium building. This building is five stories high, including four
levels of residential over one level of retail. The condominium/parking structure
building is up to 35 feet high with four levels of residential and six levels of
parking structure. Under the R-5/MU zoning district, the maximum height is 65
feet high and a maximum of five stories.

While the retail/condominium building is exceeding the maximum allowed height
limit of 65 feet by 1% feet, it is possible to redesign the building to comply with
SMC. This would likely result in a reduction of the first floor retail ceiling heights
by from 20 feet down to 18% feet high. Staff is not recommending this
modification since 20 feet retail floor to ceiling heights are important in creating
strong, viable retail tenant spaces. Staff is supporting this deviation.

Building Stories: The project also exceeds the required number of stories by one in
the condominium/parking structure building. It is possible to redesign the
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building to comply with SMC, but would likely require a reduction in the overall
number of units to correspond a reduction in one level of parking area (~70
spaces). If the number of units remains the same, compliance with SMC would
likely create a reduction in the number of two bedroom units and a
corresponding increase in the number of one bedroom units. Staff is not
recommending a modification at this time since the Mixed Use Combining District
allows building heights to be up to 65 feet high. The actual number of stories
within the 65 feet is typically not a determining factor when assessing height
impact. In addition, staff believes the structured parking is an important
component of the project’s livability for the future residents and any significant
reduction in parking spaces could result in a loss of approximately 35 units.
Therefore staff is supporting the one story deviation.

Parking Structures: The parking structures are internally located within the
condominium buildings in a “wrap” design. Under this design residents and
guests can access the individual residential floors from the adjacent parking
structure level. This is intended to create a more convenient lifestyle by making
access to and from parking areas simpler.

The northern elevation of the north structure is the only exposed side of the
garages. The elevation can be viewed from Highway 237 and the large open space
area near Highway 237. The architect is proposing that the structure have a
hanging garden system that incorporates vines and shrubs on the exterior. This
design will create the effect of softening and greening the structures. This planted
wall will tie into the mature trees directly adjacent to the structures and to the
extensive landscaping proposed for the rest of the project.

Staff believes the hanging garden will make the structures architecturally
significant and be compatible with the design for other elevations of the project.
Staff also finds that this design will help to reduce the high visibility of the
structure from the ground level open space area. However, if the landscaping is
not maintained properly the garden wall can easily fail. A condition of approval
has been included to require the hanging garden feature.

Residential Floor Plans: The residential floor plans include four levels of living
units. The units are accessible from the interior of the building, the parking
structures, and the exterior. All units above the first floor have 80 square foot
balconies, off of which are 181 cubic foot enclosed storage closets. There are
three, third floor open space recreation areas accessible to residents.
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The following is a summary of the proposed sizes and square footages for the
units. The unit sizes do not include the any garage areas:

. Number of . Unit Sizes
S Bye Units Unit Type (excluding garages)
Plan A 24 Studio 583 sf.
Plan B 180 1 Bedroom & Jr. 723 sf.
Plan C 118 2 Bedrooms 977 sf.
Live-Work 13 1 Bedroom 1,553 sf.
Live-Work 3 2 Bedrooms 2,047 sf.
Totals 338

The following Guidelines were considered in the analysis of the architecture:

Design Policy or Guideline
(Architecture)

Comments

City-Wide Design Guidelines
Scale and Character Bl: Break
up large buildings into groups of
smaller segments whenever
possible, to appear smaller in
mass and bulk.

The proposed building design with the
conditions of approval incorporated, will
have articulation, colors, material, and
multiple exterior designs in order to visually
break up the building.

Scale and Character B2:
Adjacent buildings shall be
compatible in height and scale.

There are no other adjacent multi-family
projects at this time. Industrial buildings are
allowed up to eight stories and 75 feet high,
with up to 45% lot coverage.

Architecture and Design C1:
Maintain diversity and
individuality in style but be
compatible with the character of
the neighborhood.

The architectural styles of the project with
the conditions of approval incorporated, will
be unique relative to the adjacent
industrial / office buildings. Since the
adjacent buildings were designed for
industrial uses, the proposed residential
architecture will not be architecturally
compatible with the surrounding industrial
neighborhood.

Architecture C9: Include
decorative building elements in
the design of all buildings. Add
more interest to buildings by
incorporating changes in wall
plane and height, etc.

The architecture of the buildings with the
conditions of approval incorporated, will
have a number of design elements that
create a high-quality product, including
enhanced entryways, strong retail character,
metal railings, and cornice rooftop features.
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Green Building Requirements: In 2008 the City Council approved a framework
for sustainability to encourage and require sustainable development practices.
The ordinance is expected to become effective in early 2009. The developer has
submitted a letter as part of the EIR stating they have an internal policy to
provide green building features on all new projects. The letter also states that due
to the uncertainty of the green building certification industry at this time, they
are not offering that the project will achieve a certification at this time.

Based on the recent City Council action, staff is recommending a condition of
approval for the project achieve either a basic US Green Building Council LEED
silver certification level or a Build It Green Rated Checklist of 70 points.

Landscaping: Residential uses within the R-5 Zoning District are required to
provide a minimum of 380 square feet of usable open space and 375 square feet
of landscaping per unit. The project does not meet the minimum requirements for
usable open space and deviations from this requirement have been requested, as
discussed below. The project does, however, meet the landscaping requirements
with 438 square foot of landscaping per unit.

Under SMC open space areas located in the required front yard areas are not
counted towards the minimum usable open space. In this case, the project site
has a 20 foot front yard requirement for most sides of the project. The developer
has requested a deviation from SMC for two areas. The first area is the
landscaping along Lawrence Expressway and the Highway 237 on-ramp. This
area will have a sound wall at least eight feet high and will function as a usable
open area for residents. The second area is the front patios of the live/work units.
The patios will be used by future residents as passive recreation zones.
Understanding the constraint of the site, staff believes there is sufficient
justification for counting two landscape areas in the 20 foot front yards as usable
open space as a deviation from SMC.

Trees: The applicant has submitted an arborist’s report showing there are 129
trees representing 8 species on site, of which 78 are considered protected trees
under SMC (greater than 38 inches in circumference measures at four and a half
feet high). Most of the trees are in fair health and located internally to the existing
project. The arborist’s report identifies a number of trees (approximately 25)
located on the periphery of the site that are in good health and which can be
saved. Most of the trees to be saved are on the Lawrence Station Road and Elko
Road frontages.

The applicant’s landscape plan is a significant upgrade compared to the existing
landscaping. The project includes the installation of numerous new trees of
varying species and the addition of bushes/shrubs throughout the site. A
landscaping/irrigation plan with types, quantities, and sizes of trees and shrubs
has been submitted and can be found in Attachment F. Staff is recommending a
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condition of approval that all new street trees and new trees along the Lawrence
Expressway/Highway 237 frontage are at least 24-inch box trees.

The following Guidelines were considered in analysis of the project landscaping:

Design Policy or Guideline

Comments

(Landscape)
City-Wide Design Guidelines The project proposes to save a number of
Landscaping A2: Preserve and existing trees and to add numerous new
incorporate existing natural trees and other landscaping throughout the
features, particularly trees, on a site.
site into the landscape design of
projects.
Landscaping A4: Properly The site meets the total landscaping
landscape all areas not covered by | requirement for each unit and will provide
structures, driveways, and landscaping in all areas not devoted to
parking. structures, driveways, and parking. With

the requested deviations, the project will
meet the minimum required usable open
space requirement.

Site Organization B14: Design The site design creates a combination of
multi-building residential private, semi-private, and common
complexes to differentiate between | landscape areas. The areas are properly
private, semi-private, and common | delineated through the use of low patio
spaces through building walls, pathways, and private balconies, to
placement, landscaping, etc. allow proper use and access by residents.
Delineate each space for proper
use and access by residents.

Open Space C8: Provide direct The internal pathways provide direct access
access to common useable open between buildings, parking areas, and open
space from buildings. Common spaces. The common open spaces provide
open spaces shall be useable for recreational opportunities including a
recreational purposes. clubhouse for community meetings,

children’s playground area, and pool.

Use of Separation Wall: The Sunnyvale Municipal Code requires a decorative
masonry/sound wall separating residential uses and highways. In this case, only
the eastern property line adjacent to Highway 237 and the on-ramp would be
required to have a masonry sound wall. The EIR has identified an additional wall
placement and height to mitigate the noise from both Lawrence Expressway and
Highway 237.
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Clubhouse: All multifamily residential projects over 50 units are required to
provide a community room. To meet this requirement, the applicant is proposing
a clubhouse of 3,000 square feet and separate fitness room.

Required Storage: SMC 19.38.040 requires multi-family residential projects to
provide a minimum of 300 cubic feet of separate, lockable, and weatherproof
storage space. The project meets this requirement by providing storage closets
located on the private balconies and consolidated storage closet rooms in two
locations in the parking structures.

Residential Transit Demand Management (TDM): The City of Sunnyvale has
adopted Transportation Demand Management site design guidelines for areas
near major transit stops. The subject site is near the VTA Light Rail Vienna and
Reamwood Stations and is subject to the site development standards. The project
is in conformance with the requirements and staff is recommending a condition of
approval that the project include an informational kiosk/information display on
site to identify transit and rideshare opportunities.

Bicycle Parking: Based on the VTA Bicycle Technical Guidelines, the
recommended bicycle parking supply is one Class I space per three residential
units and one Class II (secured) space per 15 units. For the commercial uses, the
recommended supply is one Class I per 30 employees and one Class I per 6,000
square feet. For this project the following bicycle parking supply is recommended
by the VTA:

Residential: 112 Class I and 23 Class II
Commercial: 1 Class [ per 30 employees and 1 Class II per 6,000 s.f.

The applicant is proposing to meet these requirements with racks throughout the
site and a central bicycle room. The final number and location of bicycle parking

spaces will be determined prior to building permit issuance.

The following Guidelines were considered in analysis of the bicycle parking:

VTA Bicycle Technical Guidelines

(Bicycle Parking) SOLETE N
Residential: Provision of bicycle parking helps
112 Class I and 23 Class II promote alternative modes of

transportation. The projects will
Commercial: meet the VTA suggested guidelines

1 Class I per 30 employees and
1 Class II per 6,000 s.f.
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Trash Enclosure: The applicant is proposing a multi-chute system to
accommodate trash and recycling for the residential units. The chutes will be
accessible from all levels of the buildings and will lead to bins at the base of the
building. The trash and recycling bins will be stored in the trash enclosure areas
under and outside of the building and led out to a trash staging area on pick-up
day. Moving the bins out to the staging areas will be the responsibility of the on-
site management or the residential homeowners association in the future. The
proposed trash enclosure recommended placements were determined by a
consensus of the Traffic Division, Solid Waste Division, and Planning Division.
Final solid waste and recycling plan will be approved by the Solid Waste Division
prior to building permit issuance.

All commercial waste and recycling will be colleted in large volume bins and will
be located near the back of the retail area, nearest Lawrence Expressway.

Stormwater Management: Although the impervious surface of the site is
proposed to be reduced by approximately 12%, the project still exceeds 43,560
square feet of impervious surface and is classified as a Group 1 project. The
project is therefore required to manage post construction stormwater runoff on
the site through the inclusion of Best Management Practices (BMP). BMPs either
reduce the amount of impervious surface on the site or provide methods of
treatment and reduced flow rates of stormwater. The applicant has included a
variety of treatment methods including the use of grasscrete type paving for the
fire access drive around the project, drainage to landscaped areas, mechanical in
ground devices intended help reduce stormwater runoff.

Art in Private Development: As a non-residential project (commercial portion)
located on a site greater than two acres in size the project is subject to the
inclusion of art in private development as requirement in SMC. The project is
required to include art at a value of 1% of the commercial construction valuation
of the project.

The applicant is proposing a “history walk” along Lawrence Station Road. This
will consist of approximately ten interpretative stations that will lead visitors
through an experience of Sunnyvale’s history and past accomplishments. It is not
known at this time if the “history walk” will qualify as the public artwork
requirement for the project. This decision will be made by the City’s Arts
Coordinator and Arts Commission at a later date. If the walk does not qualify, or
cannot be modified so that it will qualify, the developer will be required to submit
another proposal to meet this requirement.

Staff has included as a Recommended Condition of Approval to require 1% of the
construction valuation for the live/work unit portion of the project as well. This
recommendation is based on acceptance of the live/work units as a portion of the
minimum commercial requirement under the Mixed Use Combining District.
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Below Market Rate (BMR): This project will require a total of 46 Below Market
Rate (BMR) Units, to meet the City’s requirement of allocating 15% of rental
housing units as BMR units. The 15% is based on the maximum allowed number
of units (304) calculated before the 15% density bonus is utilized. The BMR units
will be selected in accordance with the City of Sunnyvale Below Market Rate
Housing Program Administrative Procedures. The applicant has signed a BMR
Standard Permit Conditions document with the Community Development
Department.

Transition from Apartments to Ownership Units. While the developer is not
proposing ownership units at this time, the project does include an application
for a Vesting Tentative Map for condominium purposes. The map will allow
conversion from rental to ownership housing in the future. If and when the
condominium map is exercised and there is a change from rental to ownership,
the project will be affected in three ways:

1. Change in the number of required BMR units. If in the future the dwelling
units are sub-divided and sold as separate ownership units, the BMR
requirement for the ownership units at the time of the application will
apply.

2. Triggers the Condominium Conversion section of the Subdivision Map Act
when apartments are ultimately sold to individuals.

3. Requires the filing of CC&Rs with the final map.

The methods for transitioning from the 15% BMR rate for apartments to the
current BMR rate for for-sale units shall be in accordance with the terms of
Sunnyvale Municipal Code 19.66 and be detailed in a Deed restriction on the
property. The deed restriction is intended to assure that tenants and potential
buyers are afforded the same protection as would be required for a condominium
conversion.

Compliance with Development Standards: The applicant is requesting five
deviations from SMC through the SDP permit. The following table outlines these
deviations and the applicant’s justification. For more information on the
applicant’s justification, see Attachment D.

Requested Deviations Justifications
e Building stories of six e The number of stories is secondary to maximum
where five is the maximum height limit measure.

allowed in MU Districts.

e Building height of 66°6” e Building heights in the surrounding Industrial
where 65’ is the maximum Zone can be up to 75 feet high and eight stories.
allowed in the R-5/MU Additional height helps meet other required

District. standards.
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Requested Deviations Justifications

e Lot coverage of 51.7% e The project is proposing a wrap style parking

where 40% is allowed. garage which creates additional lot coverage
relative to underground parking or podium style
buildings.

e Minimum commercial e The project has been designed to meet the
square footage of 7.6% projected market demand for commercial tenants
where 10% is the in this area, which is estimated at approximately
minimum allowed under 7%.
the Mixed Use Combining
District.

e Usable Open is permitted e Greater consolidated open space is provided in
to be counted in the the common open space areas and a larger
required front yard areas. clubhouse is provided.

Expected Impacts on the Surroundings

A complete discussion of the expected impacts can be found under the General
Plan and Rezoning discussions.

Expected Impacts on Sunnyvale Schools

The project site is located within the Santa Clara Unified School District. The
students generated from the proposed project would likely attend George Mayne
Elementary School in San Jose (Alviso approximately three miles northeast of the
project site), Peterson Middle School in Sunnyvale (approximately five miles south
of the project site), and Wilcox High School in Santa Clara (approximately three
miles north of the project site).

Based on the District’s student generation rates, the proposed project would
generate between 38 and 47 kindergarten through twelfth grade (K-12) students
(approximately 24 to 30 kindergarten through fifth grade students, seven to nine
sixth through eighth grade students, and seven to nine ninth through twelfth
grade students).

Implementation of the proposed project would incrementally increase the number
of school children in the project area. This would result in increases in school
children attending the local public schools. Currently, George Mayne Elementary
School and Peterson Middle School have sufficient capacity to accommodate
project generated students. Wilcox High School is currently over capacity. The
District would need to add portable classrooms to Wilcox High School to
accommodate the project generated high school students. The addition of
portable classrooms is not anticipated to result in significant environmental



2006-0712 - Trumark Companies October 13, 2008
Page 29 of 36

impacts. State law requires that impacts to schools are mitigated through
payment of fees. Development associated with the proposed project would not

result in the need to construct a new school.

Tentative Map

General Description: The proposed project requires a Vesting Tentative Map to
merge the two parcels, totaling 6.63 acres into one parcel with 338 condominium
lots. The developer is not proposing to create ownership units at this time and
has stated the units will be for rental purposes. The Vesting Map will however,
allow the project to be converted from rental to ownership housing at any time
after the condominium conversion process is completed.

Easements/Undergrounding: There are no overhead utilities located at the site.
All new services are required to be undergrounded.

Park Dedication In-Lieu Fee

This project is subject to Park Dedication In-Lieu Fees. The park dedication fees
for this project are estimated to be $9,408.96 per unit. This fee shall be collected
prior to action on a Final Map.

Transportation Impact Fee

As required by City code when there are new PM peak hour trips, Traffic Impact
Fees will be required for this project. The final fee is calculated at the time of
Building Permit issuance. Based on the applicant’s proposed project the fee is
estimated at $338,114.

Fiscal Impact

Property Tax: Relative to the redevelopment of the site and subsequent
reassessment of property taxes; it is a generally accepted notion that residential
property taxes only cover the increase in services the City must now provide to
the new residents. This concept is true in the case of single-family residential
developments, where the City is responsible for maintaining the streets,
infrastructure, and other services necessary for the new residential units. The
concept is not as relevant for multi-family types of housing units, particularly in
the instance where a project is high-density housing. These types of
developments are less land intensive and require a minimal amount of new
streets and physical infrastructure. Although multi-family housing will require a
similar amount of services from Public Safety, they will require fewer City services
for such items as street sweeping, street tree service, solid waste service, etc.

Retail Sales Tax: The project will contain between 16,000 and 28,000 square feet
of commercial/office uses. The tenants that will occupy these spaces are not
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known at this time. The preliminary market demand studies indicate there would
likely be neighborhood serving food uses and service oriented businesses. These
uses will likely generate some sales tax revenue for the City but it is not
anticipated to be an appreciable amount.

Public Contact

The applicant held a neighborhood meeting on October 4, 2007 at the project site
where property owners and residents within a 300 foot radius were sent
invitations. Approximately five interested members of the public attended this
meeting. The applicant gave a brief overview of the project and fielded questions
from the public. In general, most questions concerned the timing of the
development.

Planning Commission Study Session: A Planning Commission study session
was held for the item and the associated project on December 10, 2007. At that
meeting, the Planning Commission expressed concern over the following issues:
impact on the Woods, architecture, LEED certification, access to the site and,
new Mixed Use Combining District criteria. The Commission also felt the project
had many positive aspects, including: retention of the mature trees, and good
concept of high density housing near transit.

A final Study Session was held on September 8, 2008. At that meeting the
Commission stated concerns with the proposed architecture, including: lack of
detailing, long building frontage, and uniform height of building. The Commission
stated positive aspects of the project, including: live/work units, saving existing
trees, and rounded building elements.

Notice of Public Hearing Staff Report Agenda
e Published in the Sun e Posted on the City of | e Posted on the
newspaper Sunnyvale's Website City's official
e Posted on the site e Provided at the notice bulletin
e 990 notices mailed to the Reference Section of board
property owners, tenants, the City of e City of
and residents within 300 ft. Sunnyvale's Public Sunnyvale's
of the project site Library Website
Conclusion

Generally, staff believes the developer proposes a quality project but the location
selected for the project is inappropriate. Based on the character and use of the
existing neighborhood, staff believes the project will change the character of the
existing neighborhood and will impact the surrounding businesses, as previously
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discussed in the General Plan and Rezoning sections. Additionally, future
residents would be exposed to significant air quality and noise impacts.

Staff also believes that this project provides a high quality residential project with
the following benefits to the City: mixed use project; 338 new residential units; 46
Below Market Rate housing units; high density housing adjacent to a major
transportation corridor; and additional rental housing opportunities. Staff is able
to support several of the deviations from SMC requested but is requiring the
project meet the 40% lot coverage and the 10% minimum commercial square
footage. In a recent communication from the applicants they indicate that
underground parking is not feasible at this location due to shallow ground water.
Staff was has not received any information to this end and has suggested the
applicant may want to provide this additional information for Planning
Commission and City Council consideration. If the information supports the
infeasibility of underground parking at this site, there may be justification to
allow greater lot coverage for a project of this density. Alternatively, there may be
justification for taller buildings at this location (with parking provided in
structures at grade below the residential units).

Findings and General Plan Goals: Staff was not able to make the required
Findings based on the justifications for the Special Development Permit. Findings

and General Plan Goals are located in Attachment A.

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

Alternatives

If the Luminaire/Lawrence Station Road Environmental Impact Report and Title
19 Amendment for the Mixed Use Combining District are recommended for
approval to the City Council, then recommend the City Council take the following
action:

Alternative #1:

e Do not introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Do not introduce a Resolution to amend the General Plan land use
designation from Industrial to Very High Density Residential,

e Do not introduce an ordinance to amend Sunnyvale Municipal Code Title
19 to Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office /Mixed Use),

e Do not approve the Special Development Permit and Vesting Tentative
Map.
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Alternative #2:

e Introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Introduce a Resolution to amend the General Plan land use designation
from Industrial to Very High Density Residential,

e Introduce an ordinance to amend Sunnyvale Municipal Code Title 19 to
Rezone the site from M-S (Industrial & Service) to R-5/MU (High Density
Residential and Office/Mixed Use),

e Approve the Special Development Permit and Vesting Tentative Map with
the attached findings and conditions.

Alternative #3:

e Introduce a Resolution to adopt the Statements of Overriding
Consideration for air quality impacts associated with the effects of diesel
particulate matter on future project residents and related to the project’s
contribution to cumulative regional air quality impacts.

e Introduce a Resolution to amend the General Plan land use designation
from Industrial to Very High Density Residential,

e Introduce an ordinance to amend Sunnyvale Municipal Code Title 19 to
Rezone the site from M-S (Industrial & Service) to R-5/MU (High Density
Residential and Office/Mixed Use),

e Approve the Special Development Permit and Vesting Tentative Map with
modified findings and conditions.

Recommendation

Staff recommends Alternative #1:

e Do not introduce a Resolution to amend the General Plan land use
designation from Industrial to Very High Density Residential,

e Do not introduce an ordinance to amend Sunnyvale Municipal Code Title
19 to Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office /Mixed Use),

e Do not approve the Special Development Permit and Vesting Tentative
Map.

Land Use Change: The continuing loss of industrial land throughout the City is a
significant on-going issue. The land use change to residential would mean an
irreversible change away from strictly industrial/office uses in another area of the
City. In general, staff does not support the continuing loss of the industrial areas,
but may support a land use change in cases where it has been found to be
compatible with the surrounding area, such as adjacent to existing residential
uses or ITR zones. In this case, staff believes, as a result of this project, there will
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be impacts to the surrounding businesses, schools, and the City’s long range
plans for the industrial areas.

The change of land use to residential may also cause health impacts to future
tenants of this project, as indicated in the project EIR. These are the result of air
quality impacts from vehicles on the adjacent highway. As previously discussed,
staff also believes there will be noise impacts to residents resulting from
incompatible land use.

While the economy is uncertain at this time, the demand for high quality Class A
buildings is still active. Eventually, there will be a market demand for conversion
and reinvestment in Class C sites. In the interim time, the Woods industrial area
should remain available for Class C buildings and available for service and start-
up businesses to locate in this area should be encouraged. The Woods area is
ideally situated for higher concentrations of jobs since it is adjacent to transit.

Although the development includes new commercial opportunities for the site and
surrounding area, staff does not feel that conversion of the site to residential uses
is warranted. The site is noted within the Community Development Strategy as a
site needing reinvestment as well as retention for industrial uses. Staff finds that
the preservation of industrial uses at this location is essential to long-term
sustainability within the City. Sites currently zoned for conversion from
Industrial to Residential are considered more appropriate for a similarly proposed
redevelopment.

The City’s ITR zones total 313.41 acres of land for a total possible unit count of
5,923 units. As of August 2008, only 29.3% or 92 acres of ITR zoned properties
have been utilized (constructed or approved). A total of 221.56 acres or 70.7%
remain today as available for housing (see table below). The total number of
housing units in the 221.56 acres is 3,966 units, assuming the lowest density of
18 units per acre. At the maximum allowed density of 24 units per acre the total
is 5,317 units available. The following table summarizes the City’s ITR zone
buildout status:

ITR Status Acres Percent of Total
Approved 46.86 15.0%
Under Construction 34.04 10.9%
Finaled 10.95 3.4%
No Action (70%) 221.56 70.7%
TOTAL 313.41 100%

Impact to the Wood: Staff is concerned with the compatibility of a new
residential use in the Woods. The land use and 2zoning in this area are
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predominately industrial, office, R&D, manufacturing, and warehouse use
oriented; new residential uses could realistically impede the existing uses being
made of the surrounding properties. As previously discussed in this report there
may likely be impacts resulting from incompatible uses, noise levels, hours of
operation, etc. Staff’s concern is related not to the proposed project (architecture,
etc.), but rather with the site where the developer has chosen to locate. Staff finds
the character of the area clearly industrial and does not find a residential use
appropriate for this site. Staff believes there are other more appropriate locations
for residential mixed use projects throughout the City.

Staff is also concerned with potentially unforeseen impacts to the existing
business as a result of this land use change. The future expansion of these
businesses and existing operations may be in jeopardy if conflicts between
residential and industrial uses arise. These land conflicts, as found in other ITR
areas of the City, may lead to disinvestment in these industrial areas as
businesses face uncertainty about their ability to continue operating in an area
that is being converted to other uses. If residential uses are allowed in the Woods
area, staff expects similar impacts to the surrounding businesses to occur.

Suitability of the Project Site for Residential Use: In addition to consideration
of the fiscal and economic impacts of the proposed land use change, the general
suitability or livability of the project area as a residential neighborhood requires
consideration. The Woods is approximately 172 acres in size and is separated
from Moffett Park by Highway 237. It is bound by major roads on the west and
south sides, with mobile home parks across these roads. To the east of the Woods
is an industrial area in the City of Santa Clara. It is located away from the Civic
Center services, parks, and the Community Center and convenient schools.
Although Baylands Park is across Highway 237, the park requires a five dollar
entrance fee most of the year and is typically utilized for larger organized events.
It is not a park easily accessed by pedestrians. The north area of Sunnyvale has
also been identified as an area lacking in commercial and retail services to
support residential uses.

Although the Woods has some features (proximity to transit and potential for
development of supporting commercial) that might support a transition to a
residential area, portions of the Woods area have recently been rezoned by the
City as appropriate for Places of Assembly. Portions of the Woods have also been
identified as appropriate to protect and encourage for the location of services uses
needed to support a well balanced economy and to provide locally available
services.

Alternatives: If the proposed General Plan amendment and Rezoning are not
approved, the likely project alternative for this site would be a remodel of the
existing structures or redevelopment of the site. The applicant has stated that
significant reinvestment in the existing facility is not a realistic option, since its
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physical condition is not suited to long-term investment. The buildings have been
vacant for several years.

If redevelopment of the site occurred under the existing Industrial designation, it
could be with an industrial/office or commercial use. If industrial/office, there
would likely be multiple buildings with multiple stories. The remainder of the site
would be used as landscaping and parking if the parking is not located in a
structure. At 25% FAR, buildings would total approximately 100,000 square feet.
Maximum allowed building heights in the M-S zone up to 75 feet (eight stories
plus 25 feet for roof top features) are allowed under the current General Plan and
Zoning regulations. An industrial/office use could produce business-to-business
taxes for the City as well as an additional 300 jobs. If commercial, the square
footage would typically be configured into one large retail building (generally one
story), with the remainder of the site as landscaping and parking. This building
could be a large retailer that could produce sales tax revenue for the City. Given
the site’s location on a major transportation corridor, it is conceivable a retailer
would select this site.

Staff believes that in the near future, there is a high likelihood the site will be
redeveloped with industrial, office, or hotel uses. This belief is based on several
factors including: size of the site; the existing improvements on the parcel;
proximately to Highway 237; and, the close proximity of the site to the Moffett
Park area, where higher square footage buildings are allowed. Staff acknowledges
the real estate market for industrial/office has decreased in the last year and is
uncertain at this time, but it is not anticipated that the market slump will
preclude redevelopment in the near future.
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Conclusion: Based on the above discussions of the advantages and
disadvantages of the project, staff believes the proposed development will not
have a beneficial impact to the City. Staff believes that housing and mixed use
projects are highly desirable in the community, but the site selected by the
developer is not suitable for the proposed use. In addition, the project as
currently proposed includes exceptions to lot coverage, building heights, and the
minimum commercial MU Zone requirement, which staff cannot make the
appropriate Findings to support. Staff was not able to make the required
Findings, based on the General Plan, to recommend approval of this project.

Reviewed by:

Hanson Hom
Director of Community Development

Reviewed by: Trudi Ryan, Planning Officer
Prepared by: Steve Lynch, Project Planner

Approved by:

Amy Chan
City Manager

Attachments:

Recommended Findings

Recommended Conditions of Approval

City Council Meeting minutes from February 14, 2006
Letter of Justification from Applicant

Applicant’s Off-Site Improvements Offering Letter

Site and Architectural Plans

GP Map

Rezone Map

Draft Resolution to Amend the General Plan

Draft Rezoning Ordinance

Draft Ordinance for Statements of Overriding Consideration

ACTIOIEUOWS
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General Plan Goals and Policies

Housing and Community Revitalization Sub-element

Goal A:

Policy B.3:

Policy C.1:

Goal D:

Policy D.1:

Goal E:

Foster the expansion of housing supply to provide greater
opportunities for current and future residents within limits
imposed by environmental, social, fiscal and land use
constraints.

The project will provide 338 new housing units but may have an
impact on future City fiscal and land use plans.

Continue to permit and encourage a mix of residential and job-
producing land wuses, as long as there is neighborhood
compatibility and no unavoidable environmental impacts.

The project provides a mix of residential and commercial units
but is not compatible with the existing industrial/office
neighborhood. The EIR for this project requires Statement of
Overriding Consideration for significant unavoidable impacts.

Continue efforts to balance the need for additional housing with
other community values, such as preserving the character of
established neighborhoods, high quality design, and promoting a
sense of identity in each neighborhood.

The project will provide new housing units in an existing
industrial neighborhood that does not currently have a
residential identity. This project, if approved, will significantly
alter the neighborhood character.

Maintain diversity in tenure, type, size, and location of housing to
permit a range of individual choices for all current residents and
those expected to become city residents.

The project provides additional rental opportunities within a
multi-family style of residential development.

Encourage innovative types of housing in existing residential
zoning districts.

The project will provide a new/innovative type of housing
through the introduction of live/work units.

Maintain and increase housing units affordable to households of
all income levels and ages.
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The proposal meets this goal with 304 market rate units and 46
new BMR rental units.

Land Use and Transportation Element

Goal C1:

Policy C2.2:

C3.2.3:

C4.3:

Policy N1.1:

Preserve and enhance an attractive community, with a positive
image and a sense of place that consists of distinctive
neighborhoods, pockets of interest, and human-scale
developments.

The project’s architecture is a high quality design that will be
distinctive but it will not be contribute towards the existing
character of the neighborhood.

Encourage the development of ownership housing to maintain a
majority of housing in the city for ownership choices.

This project proposes rental housing units, not ownership
units, although a map is being requested and the developer may
sell ownership units at any time.

Encourage mixed use developments that provide pedestrian scale
and transit oriented services and amenities. The intent is to
provide opportunities for mixed use.

The project will provide a mixed use project that is located
adjacent to transit. While the project does not provide transit
services it will provide an on-site kiosk for transit and ride
share information.

Consider the needs of business as well as residents when
making land use and transportation decisions.

As previously stated, the conversion of this site to residential
may have a negative impact to the surrounding businesses.

Protect the integrity of the City’s neighborhoods; whether
residential, industrial or commercial.

Action Statement N1.1.1: Limit the intrusion of incompatible uses and

inappropriate development into city neighborhoods.

The majority of the existing neighborhood is zoned Industrial
and is occupied by general office or research and development
uses. The introduction of a residential use may interrupt the
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operations and future expansion capabilities of the existing
businesses in the neighborhood.

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

neighborhood, adjacent land uses and the transportation system.

The project site is situated in an industrial zone and is not
compatible with the adjacent land uses.

Community Design Sub-element
Policy A.2: Ensure that new development is compatible with the character of

special districts and residential neighborhoods.

The project site is situated in an industrial zone and is not
compatible with the adjacent land uses.

Policy C.4: Encourage quality architectural design, which improves the City’s

identity, inspires creativity, and heightens individual as well as
cultural identity.

The proposed architecture incorporates high quality design and
is creative, unique (mixed use), and will call attention to its
design.

Recommended Findings - Special Development Permit

1.

2.

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

Staff cannot make the first Finding based on the goals and policies of the
General Plan, as enumerated above.

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.

Staff cannot make the second Finding based on concerns that the proposed
project will impair the orderly development of (expansion), and existing uses
being made of (noise), the adjacent industrially zoned properties. Staff finds
that this use, at this location, where the land use and zoning is
predominately industrial, office, R&D, manufacturing, and warehouse use
oriented, could realistically impede the existing uses being made of the
surrounding properties. Staff’s concern is related not to the proposed project
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(architecture, etc.), but rather concerned only with the site where the

developer has chosen to locate. Staff believes there are other more
appropriate locations for residential mixed use projects throughout the City.

Recommended Findings - Tentative Map

Staff is able to make the findings as enumerated (1-8) for the Tentative Map,
that it is not in conformance with the Sunnyvale Municipal Code and
recommends denial of the map as attached.

The condominium subdivision, together with the provisions for its design and
improvements, is not consistent with the objectives, policies, general land uses
and programs of the General Plan. The project, in conjunction with an approved
Special Development Permit, meets the overall density allowed in the proposed R-
S5 Zoning District but supports a land use that is not compatible with the
surrounding neighborhood. The project does not meet the goals and policies of
the General Plan, as enumerated above.

However, the approving authority shall approve the Tentative Map if it cannot
make any of the following findings:

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 are 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.
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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 by the Planning Commission.

. The Special Development 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. Specific Deviations allowed with
this Special Development Permit are as follows:

1. Building stories of six where five is the maximum allowed.

2. Usable Open is permitted to be counted in the required front

yard areas.

. This Special Development Permit shall not be valid until the General

Plan Amendment Resolution, Rezoning Ordinance, and Mixed Use
Combining District Ordinance becomes effective after the second
reading by the City Council.

. Submit a complete plan check for the first Building Permit submittal,;

no partial sets are allowed.

Building Permit plans shall be accompanied by an annotated set of
the conditions of approval indicating how the project complies with
each condition.

A deed restriction shall be recorded on each live/work unit parcel
(airspace condominium) restricting the commercial space from
residential use. The deed restriction shall state that the Homeowner’s
Association is responsible for enforcement of this restriction.

. The Conditions of Approval shall be reproduced on the cover page of

the plans submitted for a Building Permit for this project.

. To address storm water runoff pollution prevention requirements, an

Impervious Surface Calculation worksheet is required to be completed
and submitted for the California Regional Water Quality Control
Board prior to issuance of a Building Permit.

A final Stormwater Management Plan is subject to the review of the
Director of Community Development prior to issuance of a building
permit.



2006-0712 - Trumark Companies Attachment B

Page 2 of 18

2. SITE PLAN
A. The project shall be required to incorporate a minimum of 10%

commercial uses.

B. The project shall be redesigned to be the maximum 40% lot coverage

allowed under the R-5/MU standards, with an option to include below
grade parking.

3. COMPLY WITH OR OBTAIN OTHER PERMITS

A.

Obtain necessary development permit from the Department of Public
Works for all proposed off-site improvements.

4. ENVIRONMENTAL MEASURES

A.

In addition to complying with applicable City Codes, Ordinances,
and Resolutions, the Luminaire/Lawrence Station Road Project EIR
includes mitigation measures that are incorporated into the project’s
approval. The Mitigation Monitoring and Reporting Program,
adopted by the City Council must be complied with as a condition of
approval.

The developer (Trumark Companies or descendant developer) shall
sign an agreement with the City indemnifying the City from any
claim, action, or proceeding against the City or its agents, officers, or
employees to attack, set aside, void, or annul, an approval of the
City, and the City shall promptly notify the developer of any claim,
action, or proceeding and shall cooperate fully in the defense.

5. BELOW MARKET RATE UNITS

A.

B.

C.

This project (2006-0712) will comply with Below Market Rate
Housing (BMR) requirements as noted in SMC 19.66.

The project will provide 46 Below Market Rate rental dwelling units
in compliance with SMC 19.66.

The developer shall submit a site plan to the Housing Officer for
review. The plan will include a description of the number, type, size
and location of each unit on the site. The Housing Officer will then
determine the specific units to be obligated as Below Market Rate
(BMR) unit(s). (BMR Administrative Guidelines)

Prior to issuance of a building permit, the developer shall execute a
Development Agreement with the City to establish the units. The
rental/sale price of the BMR unit(s) is established at the time of the
execution of the Development Agreement. (BMR Administrative
Guidelines)

All BMR dwelling units shall be constructed concurrently with non-
BMR units, and shall be dispersed throughout the property and
shall reflect the range in numbers of bedrooms provided in the total
project and shall not be distinguished by exterior design,



2006-0712 - Trumark Companies Attachment B

Page 3 of 18

construction or materials. (SMC 19.66.020(c))

Sixty days (60) days prior to the estimated occupancy date, the
developer shall notify the Housing Division of the BMR units to be
available. (BMR Administrative Guidelines)

BMR rental units - Record a “Deed of Trust” Prior to Occupancy
Permit. (BMR Administrative Guidelines)

BMR Ownership Program - If units are converted from rental to
ownership units, the Developer and Buyer to execute “Addendum to
Purchase Offer” prior to Occupancy Permit and provide copy to City.
(BMR Administrative Guidelines)

Ownership Units - If units are converted from rental to ownership
units, prior to Close of Escrow, a Deed of Trust between the City and
the Buyer of the BMR unit shall be recorded to establish resale and
occupancy restrictions for a 30-year period.

The original sale/rental price of BMR dwelling units shall comply
with sales prices established by the City, which is revised annually.
(SMC 19.66.040 (c))

Below Market Rate dwelling units shall be offered for sale/rent only
to persons qualified under the terms described in SMC 19.66.040
and 19.66.050 and described more fully in the Administrative
Guidelines. (BMR Rental Units / BMR Ownership Program)

Resale of BMR dwelling units shall comply with procedures set forth
in SMC 19.66.060.

In the event of any material breach of the Below Market Rate
Program requirements and conditions, the City may institute
appropriate legal actions or proceedings necessary to ensure
compliance. (SMC 19.66.140)

In the event that any of the Below Market Rate dwelling units or a
portion thereof is destroyed by fire or other cause, all insurance
proceeds therefrom shall be used to rebuild such units. Grantee
hereby covenants to cause the City of Sunnyvale to be named
additional insured party to all fire and casualty insurance policies
pertaining to said assisted units. (BMR Administrative Guidelines)

6. CC&Rs (CONDITIONS, COVENANTS AND RESTRICTIONS)

A.

Any proposed deeds, covenants, restrictions and by-laws relating to
the subdivision are subject to review by the Director of Community
Development and the City Attorney.

The Homeowner’s Association shall be responsible for enforcement
of all provisions of the CC&Rs and enforcement of the project
requirements listed in the these Conditions of Approval.

The Homeowner’s Association shall be responsible for
implementation and enforcement of the parking management plan.
These Conditions of Approval shall be included as an attachment
into the Final CC&R document.
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The developer/Owner shall create a Homeowner’s Association that
comports with the state law requirements for Common Interest
Developments. Covenants, conditions and restrictions (CC&Rs)
relating to the development are subject to approval by the City
Attorney and Director of Community Development prior to approval
of the Final Map. In addition to requirements as may be specified
elsewhere, the CC&Rs shall include the following provisions:

A. Membership in and support of an association controlling and
maintaining all common facilities shall be mandatory for all
property owners within the development.

B. The homeowners association shall obtain approval from the
Director of Community Development prior to any modification of
the CC&Rs pertaining to or specifying the City.

C. The developer shall maintain all utilities and landscaping for a
period of three years following installation of such
improvements or until the improvements are transferred to a
homeowners association, following sale of at least 75% of the
units, whichever comes first.

D. The Conditions of Approval of this SDP.

The CC&Rs shall contain the following language:

A. “Right to Remedy Failure to Maintain Common Area. In the
event that there is a failure to maintain the Common Area so
that owners, lessees, and their guests suffer, or will suffer,
substantial diminution in the enjoyment, use, or property value
of their Project, thereby impairing the health, safety and welfare
of the residents in the Project, the City, by and through its duly
authorized officers and employees, will have the right to enter
upon the subject Property, and to commence and complete
such work as is necessary to maintain said Common Area. The
City will enter and repair only if, after giving the Association
and Owners written notice of the failure to maintain the
Common Area, they do not commence correction of such
conditions in no more than thirty (30) days from the giving of
the notice and proceed diligently to completion. All expenses
incurred by the City shall be paid within thirty (30) days of
written demand. Upon a failure to pay within said thirty (30)
days, the City will have the right to impose a lien for the
proportionate share of such costs against each Lot in the
Project.

It is understood that by the provisions hereof, the City is not
required to take any affirmative action, and any action undertaken
by the City will be that which, in its sole discretion, it deems
reasonable to protect the public health, safety and general welfare,
and to enforce it and the regulations and ordinances and other laws.
It is understood that action or inaction by the City, under the
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provisions hereof, will not constitute a waiver or relinquishment of
any of its rights to seek redress for the violation of any of the
provisions of these restrictions or any of the rules, regulations and
ordinances of the City, or of other laws by way of a suit in law or
equity in a court of competent jurisdiction or by other action.

[. It is further understood that the remedies available to the City by
the provision of this section or by reason of any other provisions of
law will be cumulative and not exclusive of the maintenance of any
other remedy. In this connection, it is understood and agreed that
the failure to maintain the Common Area will be deemed to be a
public nuisance and the City will have the right to abate said
condition, assess the costs thereof, and cause the collection of said
assessments to be made on the tax roll in the manner provided by
appropriate provisions of the Sunnyvale Municipal Code or any
other applicable law.

J. No Waiver. No failure of the City of Sunnyvale to enforce any of the
covenants or restrictions contained herein will in any event render
them ineffective.

K. Third-Party Beneficiary: The rights of the City of Sunnyvale
pursuant to this Article will be the rights of an intended third party
beneficiary of a contract, as provided in Section 1559 of the
California Civil Code, except that there will be no right of Declarant,
the Association, or any Owner(s) to rescind the contract involved so
as to defeat such rights of the City of Sunnyvale.

L. Hold Harmless. Declarant, Owners, and each successor in interest of
Declarant and said Owners, hereby agree to save, defend and hold
the City of Sunnyvale harmless from any and all liability for inverse
condemnation which may result from, or be based upon, City’s
approval of the Development of the subject Property.”

M. The Homeowners Association shall be required to maintain and keep
up to date transit information and rideshare information for display
in an on site kiosk. The display shall include current VTA transit
map, Caltrain station map, contact information websites and phone
number for Caltrain, VTA, www.511.org, etc.

7. DESIGN/EXTERIOR COLORS AND MATERIALS
A. The architect elevations shall be revised to include the following:

1.  The building elevation fronting on Lawrence Station Road shall
be redesigned to incorporate additional rooflines, awnings,
tower features, or other elements, with the intent of breaking-
up the appearance of a long, repeating building form.

2. The pedestrian and vehicle entrances shall redesigned and
enhanced to be stronger and more architecturally interesting
features, similar to the red-arched pedestrian entrance
proposed on Lawrence Station Road.
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3. The split face CMU wall proposed for the Lawrence Station
Road frontage shall be enhanced with a stone material.

4. The upper-story residential unit railing design (guardrails)
shall be enhanced to be more architecturally interesting and
significant. The final design shall be subject to review and
approval of the Director of Community Development.

5. The interior (courtyard) building elevations shall be the same
quality and detailing as the exterior elevations.

6. All exposed parking structure elevations (not directly attached
to residential units) shall have the same design as the north
parking structure elevation shown on page 13 or Attachment F.

7. The design of the sound wall on Lawrence Expressway and
Highway 237 shall be subject to review and approval of the
Director of Community Development.

B. All metal railings shown on the elevations of the condominium
building and townhomes (i.e. balcony railings) shall be retained as
integral features of the architecture and shall be incorporated into
the Building Permit plans.

C. High quality materials shall be used on the exterior (e.g. no low
grade foam trim, EIFS, etc., unless the materials proposed can be
shown to be of a quality, appearance, and longevity equivalent to
real wood).

D. The fabric awnings shall be retained as integral features of the
live /work units.

E. All vertical and horizontal bands or lines shown on the exterior
elevations shall be at least one inch wide by one inch deep by one
inch tall, unless in can be demonstrated that another dimension will
meet the intent of creating sharp, deep, distinctive lines or scoring.

F. Residential ventilation shall be taken from the rooftops (as shown on
the approved plans) and shall not be placed on the exterior walls.

G. Final exterior building materials and color scheme are subject to
review and approval of the Director of Community Development
prior to issuance of a building permit, but shall have only minor
alterations over the approved elevations.

8. GREEN BUILDING REQUIREMENTS
A. This project shall achieve either a basic US Green Building Council
LEED Silver certification level or a Build It Green Rated Checklist of
70 points.

9. EASEMENTS AND DEDICATIONS
A. Dedicate public utility easement on site, in accordance with the
approved Tract Map. Install these facilities per Department of Public
Works requirements.
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Dedicate all private streets as emergency vehicle ingress-egress
easements.

The westbound Elko Drive curb lane shall be widened by five feet
between Lawrence Expressway and Lawrence Station Road to create
a 22-foot wide curb lane. Right-of-way shall be dedicated
accordingly, and traffic signal modifications made to allow right
turning vehicles to utilize the widened lane to bypass queues at the
Lawrence Expressway/Elko Drive traffic signal.

10. EXTERIOR EQUIPMENT

A.

B.

11. FEES
A.

There shall be no roof or window mounted air conditioner units
allowed.

All air conditioning units (on the roof or on the ground) shall be
screened with architectural features. This screening shall be shown
on the building plans.

If air conditioner units are not installed by the developer,
appropriate locations shall be identified for future units for each
unit on the Building Permit plans.

Pay Park In-lieu fees estimated at $9,408.96 per unit, for a total of
$3,180,228.48 prior to approval of the Final Map or Vesting
Tentative Map. (SMC 18.10)

The final fee is calculated at the time of Building Permit issuance.
Based on the applicant’s proposed project the fee is estimated at
$338,114. Since there are a number of possible alternatives to the
total commercial square footage and unit count, the final Traffic
Impact Fee will be determined prior to the issuance of Building
Permits and may be greater than the two estimates listed above.

12. ART IN PRIVATE DEVELOPMENT

A. Comply with the art in private development requirements as noted
in Sunnyvale Municipal Code Section 19.52 for the commercial
portion of the site.

B. The construction valuation of 50% the commercial portion of the
live /work units shall be included.

C. Submit an Art in Private Development application to the Director of
Community Development for approval by the Arts Commission, prior
to issuance of a Building Permit.

13. FENCES

A. Design and location of all proposed fencing and/or walls are subject
to the review and approval by the Director of Community
Development.

B. The landscape/patio walls shall not be higher than three feet, unless
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otherwise approved by the Director of Community Development.

Any front yard fence between the building and the public right-of-
way shall not exceed three feet in height.

Chain link and barb wire are not allowed.

Install and maintain a minimum ten-foot solid decorative masonry
wall, measured from the highest adjoining grade, of a design
approved by the Director of Community Development along the
eastern and northern property lines where the property abuts
Lawrence Expressway and Highway 237 (location as show on the
approved plans). The wall shall minimize the impact to the existing
trees on the subject or adjacent parcels. An acoustical consultant
shall verify the wall mitigates the noise to the level indicated in the
EIR.

14. 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 review.

A new City sidewalk will need to be installed with a continuous piece
of root barrier installed per City specifications.

All new street trees and new trees along the Lawrence
Expressway/Highway 237 frontage shall be at least 24 inch box
trees.

The tree protection mitigation shall be installed prior to
commencement of any construction activities on-site, subject to the
on-site inspection and approval by the City Arborist.

The tree protection plan shall remain in place for the duration of
construction.

Overlay Civil plans including utility lines to ensure that the tree root
system is not damaged.

15. LANDSCAPING

A.

SECRS

The children’s play areas (tot lot) shall contain age appropriate
playground features. Final design is subject to approval by the
Director of Community Development prior to issuance of a building
permit.

Street landscaping plans are required as part of the off-site
improvement plans and are subject to review and approval by the
Public Works City Landscape Section.

Install street trees to City standard along all project frontages.

All new street trees shall be at least 24-inch box trees.

Decorative paving as required by the Director of Community
Development to distinguish entry driveways, building entries,
pedestrian paths and common areas shall be installed to a depth of
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10 feet at the entrances of all private streets (three total) leading
from the public streets.

Landscape and irrigation plans are subject to approval by the
Director of Community Development prior to issuance of a Building
Permit. Landscaping and irrigation shall be installed prior to
occupancy. The landscape plan shall be consistent with the
approved plan.

Provide separate meter for domestic and irrigation water systems.

All landscaping shall be installed in accordance with the approved
landscape plan and shall thereafter be maintained in a neat, clean,
and healthful condition.

Trees shall be allowed to grow to the full genetic height and habit
(trees shall not be topped). Trees shall be maintained using standard
arboriculture practices.

Ground cover shall be planted so as to ensure full coverage eighteen
months after installation.

All areas not required for parking, driveways or structures shall be
landscaped.

New trees shall be native trees as large a species as appropriate for
placement on the site.

16. LIGHTING

A.

Prior to issuance of a Building Permit submit an exterior lighting
plan, including fixture and pole designs, for approval by the Director
of Community Development. Driveway and parking area lights shall
include the following:

1. Sodium vapor (of illumination with an equivalent energy
savings).

2. Pole heights to be uniform and compatible with the areas,
including the adjacent residential areas. Light standards shall be
of pedestrian scale and not be greater than eight feet in height
on the periphery of the project.

3. Provide photocells for on/off control of all security and area
lights.

4. All exterior security lights shall be equipped with vandal
resistant covers.

5. Lights shall have shields to prevent glare onto residential units.

Prior to issuance of a Building Permit submit a contour photometric

plan for approval by the Director of Community Development.

Install lights at a minimum of 50 foot intervals along all private

streets.

17. ON-SITE AMENITIES

A.

Swimming pools, pool equipment structures, play equipment and
other accessory structures, in addition to the approved plans, may
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be allowed by the Director of Community Development subject to
approval of design, location and colors.

At least one on-site kiosk or display case is required to provide
transit and rideshare information. The case needs to be a minimum
of 34 inches wide to accommodate a VTA map and may be located
on a building, wall, trellis, or other on-site feature to the approval of
the Community Development Director.

Knox Box system (key switch) shall be located in accordance with
the Fire Prevention Bureau requirements at all locked gates.

18. OFF-SITE TRANSIT CONNECTION PLAN

A.

B.

A VTA Eco Passes shall be provided to all units for at least one year
free of charge.

The western edge of Lawrence Expressway between Elko Drive and
Tasman Drive shall be improved by installing a 42” high decorative
fence (railing) intended to separate pedestrians from vehicular
traffic. The fence is subject to Santa Clara County review.

The western edge of Lawrence Expressway between Elko Drive and
Tasman Drive shall be improved by installing trees, ground cover,
and vines.

An in-ground lighted crosswalk shall be installed on Tasman Drive
adjacent to the Vienna Light Rail Station. The design and type of
crosswalk shall be subject to the review and approval of the Director
of Public Works.

19. PARKING

A.

B.

A minimum of 192 spaces shall be left unsecured and outside of any
gates.

25% of the unassigned spaces shall be marked as “commercial
patron or residential guest only” spaces. Indicate these parking
spaces on building plans. Such spaces shall be clearly designated
prior to occupancy in a manner approved by the Director of
Community Development.

All uncovered spaces shall be reserved as residential
guest/commercial patron spaces and unassigned residential parking
spaces and shall remain unassigned.

No parking spaces shall be sold, rented, or leased to individual
homeowners (by the developer or subsequent HOA), except the
attached two car garages which shall be for the exclusive use of the
attached unit.

Garage spaces shall be maintained at all times so as to allow
parking only.

Specify compact parking spaces on Building Permit plans. All such
areas shall be clearly marked prior to occupancy, as approved by the
Director of Community Development.
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G. Unenclosed storage of any vehicle intended for recreation purposes,
including land conveyances, vessels and aircraft, but excluding
attached camper bodies and motor homes not exceeding 18 feet in
length, is prohibited on the premises.

H. Gates at driveways entrances leading from the public streets are not
permitted.

[.  Any on-site gates shall be located to provide sufficient on-site vehicle
queuing during gate operations, as determined by the Director of
Public Works.

J. The design for the northern most driveway shall be reviewed and
approved by the Director of Public Works to assure adequate design
for trucks and adequate signing and striping.

20. ENHANCED PARKING REQUIREMENTS
A. The following measures shall be incorporated:

1. Compact spaces shall be clearly marked in order to discourage
larger cars from parking in smaller spaces.

2. Parking lot striping and markings (e.g. compact, guest) shall
accurately and adequately maintained.

3. Signs to direct vehicles to additional parking spaces on-site
shall be installed at appropriate locations.

4. Adequate lighting shall be available in parking lots to keep them
safe and desirable for use.

5. Of the total number of unassigned spaces, there shall be a
maximum of 10% compact spaces.

6. A Parking Management Plan shall be created that shall describe
how property managers or homeowner’s associations meet the
following requirements:

a. Limit the amount of unassigned spaces that are reserved for
specific tenants.

b. Give property managers/homeowner’s association (with
approval by the Director of Community Development) the
latitude to define “guest,” since ultimate enforcement is the
responsibility of that entity.

c. Specify that 25%-75% of unassigned spaces be reserved for
guest use only, at the discretion of the property owner or
homeowners association.

d. Note that property owners and HOA’s cannot rent
unassigned spaces, except that a nominal fee may be
charged for parking management.

e. Require tenants to use their assigned parking spaces prior to
using the unassigned parking spaces.

f. Confirm the responsibility of the property owner or
homeowner’s association to enforce provisions of the parking
management plan. Planning staff may provide the
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associations with tools for property owners and homeowners
associations to carry out their responsibility to enforce
provisions of the parking management plan.

Require tenants to maintain assigned spaces for parking of
automobiles and motorcycles (e.g. do not allow RVs, trailers,
boats, etc.)

Clearly notify potentially residents of the number of parking
spaces provided for each unit on-site in order to reduce
overuse by specific residents.

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

Delineate the location and term of short-term parking.

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

limited parking.

21. TRANSPORTAION DEMAND MANAGEMENT

A. The following TDM measures shall be incorporated into the project:
Include an on-site kiosk that contains current VTA and Caltrain
transit schedules and other information. The kiosk shall also
contain rideshare opportunity information. The case needs to be
a minimum of 34 inches wide to accommodate a VTA and
Caltrain map and may be located on a building, wall, trellis, or
other on-site feature to the approval of the Community
Development Director.

1.

22. BICYCLE PARKING

A. Residential: Provide 112 Class I (secured) bicycle spaces 23 Class II
(unsecured) bicycle parking spaces (per VTA Bicycle Technical
Guidelines) as approved by the Director of Community Development.
These spaces should be dispersed into separate areas on site.

B. Commercial: Provide one Class I (secured) bicycle space for every 30
employees and one Class II (unsecured) bicycle space for every 6000
square feet.

C. Permanent signage shall be included in the secured bicycle parking
area to prevent the area from being used for other uses.

23. RECYCLING AND SOLID WASTE

A. A design for Waste and Recycling Management facilities shall be
submitted to the Director of Community Development prior to
building permit issuance. The plan shall:

Identify and plan for types and quantities of waste and recycling

projected for construction and after occupancy.

Provide a detailed layout of facilities.

Design collection systems for operational efficiency & safety.

Integrate recycling and waste diversion systems into design.

1.

2.
3.
4
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5. Design to minimize visual and traffic impacts of collection
vehicles and garbage/recycling facilities.

B. Final architectural plan shall illustrate Waste and Recycling service
facilities in elevations. Per municipal code section 19.38.030, all
waste and recycling service and storage areas shall be fully screened
from public view, with all gates, doors, and lids kept closed at all
times. Site will comply with City requirements for Waste and
Recycling Management.

C. Waste and Recycling service areas shall be designed for safe and
efficient access for service vehicles and adequate space allotment for
facilities.

D. Waste and Recycling facilities and other receiving/delivery areas
must be designed to avoid conflicting with each other’s normal
operations.

E. The property management and/or account holders will be
responsible for ensuring adequate services and that all locations,
sidewalks and streets are kept free of litter and stains. Requirements
for both commercial and residential occupants shall be specified in
CC&Rs or other appropriate documents, with draft documents
provided to the City for approval.

F. To mitigate the impacts of large projects on local waste disposal and
recycling levels, construction and demolition weights/volumes for all
waste and recycling are to be reported to the City, per City’s “Waste
& Recycling Reporting Form” (electronic copy available) or a similar
chart. As part of the project’s demolition and construction
specifications, the developer shall record the type, quantity, and
disposition of materials generated, and forward a complete report
the Department of Public Works, Solid Waste Division both
periodically during project work and at project completion.

G. Construction & Demolition Waste, Code Compliance: Mixed debris of
any type must be disposed of in containers provided and serviced by
the City's franchised hauler, Specialty Solid Waste & Recycling
(except for exclusion 8.16.110(j), granted where applicable) (Ord.
2614-99 § 1 (part)). Project must maintain and use Specialty debris
boxes onsite for duration of work.

H. Recyclable material that is separated from mixed debris on the job
site may be hauled by an independent recycling company holding a
current Sunnyvale Business License, provided that the following
conditions are met:

1. On-site containers for mixed debris disposal are provided and
hauled by the franchised waste company for all non-recycled
material.

2. The recyclable material is separated onsite from non-recyclable
material
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3. The material is actually recycled or reused, and is not disposed
of or used for 'alternative daily cover' at any landfill.
The chute system is subject to final approval of the Director of
Public Works and must include a chute cleaning and maintenance
plan. In addition to one chute for refuse, two chutes are to be
provided for recycling (one for newspaper and the other for
containers).
The enclosure shall be of masonry construction and shall match the
exterior design, materials and color of the adjacent main building.
All recycling and solid waste containers shall be metal or State Fire
Marshall listed non-metallic.

24. RIGHT-OF-WAY IMPROVEMENTS

A.

B
C.
D

Submit a separate off-site improvement package on 24”x36” sized
sheets for Public Works review and approval.

Obtain a Development Permit from the Department of Public Works
for all off-site improvements.

Obtain necessary encroachment permit through Caltrans for work
along Highway 237.

Prior to issuance of building permits, execute a deferred
improvement agreement with the County of Santa Clara committing
the project owner to future sidewalk construction on the Lawrence
Expressway frontage of the project site, at such time determined by
the County of Santa Clara. Right-of-way shall be dedicated
accordingly.

Streetlights shall be upgraded to the new City Standard and shall
also include new pullbox, conduits, and conductors and necessary.
Additional streetlights may be require to bring spacing up to current
City standards. Streetlight poles shall be placed behind the
sidewalk.

A warning/control system shall be installed to stop traffic on
Lawrence Station Road and the subject project driveway from
blocking the Fire Station driveway when they are exiting to go on
emergency calls.

An in-road lighted crossing system shall be established at the
crosswalk which will serve the project. Location of the crosswalk,
type of the lighted crossing system, as well as all relevant design and
construction details shall be reviewed and approved by the Director
of Public Works. New ADA curb ramps shall also be installed at the
new lighted crossing location.

Existing PG&E poles shall be undergrounded to provide clear
sidewalk space, as determined necessary by the Director of Public
Works.

Replace all existing ADA curb ramps at the intersection of Lawrence
Station Road/Elko Drive with new current ADA curb ramps.
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Remove and replace any existing uplifted and damaged curb, gutter,
or sidewalk along the project frontage.

New City standard curb, gutter and sidewalk, shall be installed
where none exists, along the project frontage.

New City standard driveway approaches shall be installed.

Traffic control plans shall be included with off-site improvement
plans for any work that impacts the public right of way. Traffic plans
will be designed per 2006 CA MUTCD.

Grind and overlay up to the centerline along Lawrence Station Road
and Elko Drive.

Underground all overhead utility lines along the project frontage.
Install new double check detector assemblies in place of existing
below ground fire pits.

All private wet utilities (water, sanitary sewer, storm drain) shall be
privately maintained. For water lines, install master water meter(s)
in the public right-of-way. For each master water meter installation,
a double check detector assembly is required. For private sanitary
sewer and storm, install a manhole or cleanout at the right-of-way
line. Install a separate irrigation meter with a backflow prevention
device.

Contact the utility companies for their review/approval requirements
and/or procedures for site development and existing easement
vacation/removal.

Record by map or by separate instruments the new sewer easement,
abandonment of existing sewer easement, and removal of property
line.

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.

This project shall comply with all standard PW/Engineering
conditions of approval (available upon request).

25. PUBLIC SAFETY - FIRE PREVENTION

A.

Provide fire access roads with a minimum width of 26 feet and a
minimum inside turning radius of 25 feet along the west and north
side of the project. The access road shall be constructed to include
access off of Lawrence Expressway and at a point on the north side
of the project.

Pedestrian access shall be provided along Lawrence Station Road
near the northern end of the project in order to provide firefighter
access.

Provide a fully automatic fire sprinkler system in accordance with
NFPA 13 / 13D depending on construction type. (16.52.270 SMC)
Provide a standpipe system in accordance to the Sunnyvale
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Municipal Code.

Onsite fire hydrants shall be provided per SMC.

An electronic version of the site plan and individual buildings
diagrams shall be provided by the applicant to the Department of
Public Safety to assist with the creation of the ‘pre-fire survey’. The
survey must be in an electronic format that is convertible to
Microsoft Visio software program. The documents shall be delivered
to the Fire Prevention Unit no less than three months before the site
is open to the public (including models and sales trailers).

This project shall comply with all standard Public Safety conditions
of approval (available upon request).

26. TRAILERS

27.

28.

29.

30.

A.

The temporary sales and construction trailer(s) shall be subject to

following requirements:

1. Trailer(s) shall be placed on the premises not sooner than 15
days following the date of City approval and shall be removed 30
days after the final unit is sold.

2. Trailer entrance(s) shall be oriented towards the nearest
building.

3. Any variation from the location of the trailer(s), as represented
by the submitted plan, shall be subject to approval by the
Director of Community Development.

4. Area lighting shall be provided in the vicinity of the trailer(s).

UNDERGROUND UTILITIES

A. All proposed utilities shall be undergrounded.
VEHICLES
A. No vehicles or trailers shall be advertised for sale or rent on the site
and nor vehicle sales, leasing or rentals shall be conducted at the
site.
MISCELLANEOUS
A. The clubhouse/recreation room and all other common room water

heaters shall be tankless water heaters.

VESTING TENTATIVE MAP CONDITIONS

A.

The existing median island and the intersection of Elko
Drive/Lawrence Expressway shall be reconfigured as necessary to
accommodate the new intersection geometry, subject to the final
review and approval of the Director of Public Works.

The developer shall sign an agreement with the City indemnifying
the City from any claim, action, or proceeding against the City or its
agents, officers, or employees to attack, set aside, void, or annul, an
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approval of the City, and the City shall promptly notify the developer
of any claim, action, or proceeding and shall cooperate fully in the
defense.

Execute a Subdivision Agreement and provide improvement
securities and/or cash deposits as outlined in the Subdivision
Agreement prior to map recordation.

Full development fees shall be paid for each project parcel or lot
shown on the Final Tract Map and the fees shall be calculated in
accordance with City Resolutions current at the time of payment.
Comply with all applicable code requirements as noted in the
Standard Development Requirements.
Remove/replace/upgrade/install to City standards and spacing all
streetlight, conduits, and conductors along entire project frontage.
Add new street lights where necessary to bring up to City spec along
project frontage.

Replace existing curb ramp with new ADA curb ramps.

Applicant will be required to implement all traffic study
recommendations pertaining to this development.

Provide a current (within 90 days of submittal) preliminary title
report and copies of any record maps of this and adjacent parcels.
Comply with Map Act and City standard requirements for final map.
Confirm by preparation of a domestic and fire flow water demand
analysis that the existing domestic water system is adequately sized
and has adequate pressure to meet the increased fire and domestic
demand from this development. Any changes to or deficiencies in the
existing water system in the immediate vicinity of the project will
need to be addressed at the expense of the developer. A master (City
water) meter(s) to the property will be required in addition to private
meters for each unit. A storm water discharge analysis is required
for this development.

The adequacy of existing public storm drainage system will need to
be assessed and any changes to or deficiencies in the existing
system in the immediate vicinity of the project will need to be
addressed at the expense of the developer.

Provide a copy of the geotechnical and environmental report for the
property and adjacent streets.

Any changes to or deficiencies in the adjacent public streets are to
be rectified at the expense of the developer. The half-street of public
streets adjacent to the development are to be grind and overlaid and
restriped /marked after completion of improvements and installation
of utilities, prior to final acceptance of public improvements.

A Vesting Tentative Map for parcel 1 & 2 as indicated on the Vesting
Tentative Map is acceptable as an interim step in developing the
property as proposed. However subsequent final maps are required
for both parcels when final approval for more than five ownership
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units is sought. Since the two parcels, when developed, are
interdependent in regards to utilities, internal access streets, on-site
parking, and amenities, all such improvements must be completed
prior to final occupancy approval of any of the proposed dwelling
units.

O. The project is to meet all City development standards, post
improvement securities for off-site improvements, execute a
subdivision agreement, and pay all appropriate development fees
prior to recordation of the final map.

P. Provide will-serve and R/W clearance letters from utility companies,
and a clearance letter from Santa Clara County regarding interfaces
with Lawrence Expressway and from VTA regarding any affected
County Transit facilities.
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APPROVED MINUTES
SUNNYVALE CITY COUNCIL
February 14, 2006

The City Council of the City of Sunnyvale adjourned from a 5:30 p.m. Closed Session
pertaining to Conference with Labor Megofiators pursuant to Government Code 54957.6.
Megotiator:  Amy Chan, City Manager; Non-represented Employees, Management and
Executives and a &:00 p.m. Special Maeting {Study Session) pertaining te Long Range Land
Use and Transportation Plans - Mary Avenus Extension, Lawrence Expressway Grade
Separations, and Citywide Intersection, Bike and Sidewalk Improvements and met in Regular
Session in the City Council Chambers, 456 West Olive Avenue, Sunnyvate, California at 7:00
p.m., with Mayor Swegles presiding.

SALUTE TO THE FLAG
Mayor Swegles led the salute to the flag.
ROLL CALL

PRESENT: Mayor Swegles
Yice Mayor Otto Lee
Councilmember John Howe
Councilmember Dean 1. Chu
Councilmember Melinda Hamilton
Councilmember Anthony Spitaleri
Councilmember Christopher Movlan

ABSENT: MNone

STAFF PRESENT: Amy Chan, City Manager
Robert Walker, Assistant City Manager
David Kahn, City Attorney
Robert Paternoster, Director of Comrnunity Development
Trudi Evan, Planning Gfficer
Coryn Campbell, Meighborhood and Comimunity Resources
Manager
Katharnine Bradshaw Chappelear, City Clerk

CLOSED SESSION REPORT

Yice Mayor Lee reported that Council met in Closed Sesston immediately after the February 7,
2006 Council Meeting and continued with a Closed Session this evening pertaining o
Conference with Labor Megotiators pursuant to Government Code 54957.6. Megoliater: Amy
Chan, City Manager; Non-represented Employees, Management and Executives.

Wice Mayor Lee stated that direction was given but no action was taken.
PUBLIC ANNQUNCEMENTS
Councilmember Chu stated that applications are being taken for serving on the Civil Grand

Jury and encouraged Sunhyvale residents to apply. He stated 19 candidates will be sworn on
July 1, 2006 and must make a commitment to serve 2 minimum of three days per week for
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one year (through June 30, 2007). Councilmember Chu stated that interested parties should

call {408) 882-2721 or download an application at www.sccsuperiorcourt.orgfiuryfgrhtml.
Deadline for applications is Friday, February 24, 2006.

Councilmember Chu stated that applications are being accepted for an opening on the Planning
Commission with application deadline at 5 p.m. on February 28, 2006. He stated applications
can be downloaded from the website — www.ci.sunnyvale.ca.us or by calling the City Clerk’s
Office at {408) 730-7595,

Councilmember Chu announced that registration is now being accepted for spring enroliment
of City Skilts. He stated thak the City Skilfs program is 2 basic training program on how focal
government works, and is a parinership between the City of Sunnyvale and Silicon Valley
teadership. Councilmember Chu stated that participants attend classes ohce a week over a
four-week period and the cost is $15.00 for the program. He stated that the next class will
begin on April 5, 2006 and for more information, interested parties may contact Michelle
Bromstead at (408) 730-7472 or at www.leadershipsunnyvale.org (City Skills) and he
encouraged all to register aarly as the program fills up quickly.

Mavor Swegles expressed his Valentine’s Day wishes to all and wished City Clerk, Katherine
Bradshaw Chappelear a Happy Birthday.

CONSENT CALENDAR

Vice Mayor Lee moved and Councilmember Howe seconded to approve the Consent calendar.
Motion carried 7-0.

1.A, Approval of Draft Minutes of Regular Meeting of February 7, 2006
Council approved as submitted.

1.B. Approval of Information/Action Items — Council Directions to Staff
Council approved as submitted.

Fiscal Items

L.C. RTC 06-054 List of Claims and Bills Approved for Payment by the City
Manager {List No. 285)
Council approved as submitted.

1.D. RTC 0&-052 Justice Assistance Grand (JAG) Program - Fiscal Year

2006/ 2007 Grant Application
Council approved as submitied.

Contracts
1.E. RTC (6-047 Authorization to Increase Expenditures under an Existing
Contract for Grounds Maintenance Products (FO501-43)
Councit approved as submitied.
1.F. RTC 06-028 League of American Bicyclists Bicycle Friendly Community
Program Authorization to Submit Application

Council approved as submitted.

Other
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1.6, RTC 06-052 2006 Boards and Commissions Master Work Plans

Council approved as submittad.

STAFF RESPONSES TO PRIOR PUBLIC COMMENTS

MNone

PFUBLIC COMMENTS
Mayar Swegles opened Public Commenis. No one wished to speak and Mayor Swegles closed
Public Comments.

PUBLIC HEARINGS/GENERAL BUSINESS

2.

http: /fsunnyvale.ca.gov/City+CouncilfCouncil+ Meetings/ 2006/ 2006February/Minu...  8/6/2008

RTC 06-051 Application to Initiate a General Plan Amendment for two
parcels at 521 East Weddell Drive and 539 East Weddell
Drive form Industrial to Neighborhood Commaearcial or Civic
Center designation {continued from January 31, 2006}
Mayor Swegles asked if any Councilmember wished to make any disclosures
ragarding this matter.

Councilmember Chu stated that he met with developer and some interested parties
last month and also approximately six months ago for information purposes anly.

Yice Mayor Lee stated that he had talked with the applicant by phone approximately
six-weeks ago.

Councilmember Howe stated that approximately a month ago he had a brief
conversation with the applicant and other members of the public regarding this item.

Councilmeamber Hamilton stated that she had a meeting with the applicant several
rmonths ago about a related agenda itern, not specifically this item.

Flanning Officer, Trudi Ryan presented the staff report to Council. She stated that
only City Council may initiate a General Plan amendment and is not a noticed public
hearing. She stated should Council initiate 2 study for this item, and then staff may
accept an application and review tha request in detail.

Councilmember Hamilton asked staff for clarification on a section of the staff report
(page 2). The applicant had initially approached staff seeking approval for a religious
place of assembly for the 521 E. Weddell site and a day care center far the 539 E.
Weddell site. However, the Sunnyvale Municipal Code only recognizes business-
sponsarad an-site centers in Industrial zoned area and only through a Use Permit
nrocess} whereas the church would not be considered a “business” because they are
non-profit; therefore, the Municipal Code would not recognize this child care center
and that is why it requires a General Plan amendment.

Plannirig CIMicer Ryan stated that was correct and further explained that a business
day care center is ong that provides a child care center for the employecs of the
business. She stated it appears that the intention of the church is to open the child
care center to members of the church, not just the employess.

Councilmember Chu asked if the statement (consider Neighborbood Commercial and
Civic Center as new land use designations) was a new zohing description.  Planning
Officer Ryan stated that was an error and should read: {consider Neighborhood
Commercial and/or Civic Center).
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Mayor Swegles opened the Public Hearing at 7:13 p.m. P.ﬂ;.q___, - E ; R

Scott Ward, represanting Classic Communities {applicant), stated although they own
the buildings, it is not their intention to occupy the buildings or bring tenants inko
them; rather they wish to transfer the bulldings to South Bay Christian Center. Mr.
Ward stated that his organization felt the use at this location is more appropriate for
community service and would make the Industrial o Residential {ITR} zone into
rnore of a residential districk,

John Christenson, Pastor of South Bay Christian Center, stated that his church is
asking Council to consider initiating this study. He stated that South Bay Christian
Center has provided pre-school facilities for the community for number of years and
it is a viable and desired service.

Mo one else wished Eo speak and Mayar Swegles closed the Public Hearing at
7:17 p.m.

Vice Mayor Lee asked if they have heard any comments from the owners of the
property in the middle of this site. Planning Cfftcer Ryan stated they did advise that
property owner; however, staff did not receive any comments from them.

vice Mayor Lee motioned and Councilrnernber Howe seconded to approve Alternative
Mo, 1: Initiate a General Plan Amendment study of Neighborhood Commercial and
Civic Center or similar designations for the entire 3 parcel block consisting of 521
East Weddell Drive, 531 East Weddell Drive, and 539 East Weddel! Drive.

Vice Mayor Lee stated to his motion that staff was correct about the importance of
lsaking at the whale area, not just the two parcels

Councilmember Chy stated he is in support of the motion because the area adjoins
the Industrial to Residential (IGR} zone and that childcare-related facilities wilt be
niecessary in the future. He stated that it is alse a good service for employers (o
provide to employees within the Moffett Park area and could reduce traffic trips.

Mation carried 7-0.

3. RTC 06-048 Application to initiate a General Plan Amendment Study to
change the Land Use Designation for 12753 -~ 1287
Lawrence Station Road from Induestrial to High Density
Residential
Mayor Swegles asked if any Councilmembers wished to make any disclosures
regarding this matter.

Councilmember Spitaleri stated he met with the applicant and their legal counsel
approximately a week ago.

Vice Mayor Lee stated he met with the applicant approximately a month age.
Councilmember Chu stated he met with the applicant twice ovear the past siv months
to review what they wanted to do with this site.

Councilmember Moylan stated he met with the applicant team twice over two
different versions of what was planned for this projeck (once as a Planning
Comimisstaner and once as Councilmember).

Mavor Swegles stated he met with the applicant team kwice over the last six months
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Flanning Officer, Trudi Ryan presented the staff report o Council. She stated that
only City Council may initiate a Genera!l Plan amendment and is not a noticed public
hearing. She stated should Council initiate a study for this item, and then staff may
accept an application and review the regueast in detail.

vice Mayor Lee asked what the current and past uses of this site have been.
Fianning Officer Ryan stated that the applicant should answer that question, but that
she beliaves at least one and possibly both buildings are vacant,

Mayor Swegles opened the Public Hearing at 7:25 p.m.

Aaran Yakligian, representing applicant Trumark Companies, passed out copies of a
hand-delivered letter from the applicant’s aftorney, Madia Holober. He presented a
rendering of some of their projects and spoke in support of the project and presentad
a summary of their revised mixed-use proposal.

Councilmember Hamilton clarified with Mr. Yakligian that they are planning for 300
housing units ranging in size from 1,200 to 1,400 square feet. She asked Mr.
Yakligiart what the height of the buildings will be, and he stated they must be below
50-Feet and will be 4 and 5 stories over underground parking.

Councilmember Chu asked Mr. Yakligian if the housing units will be rental or for-sale
units, Mr. Yakligian stated they would all be for-sale units at market rate with the
exception of the 35 below market rate units,

Mo one else wished to speak and Mayor Swegles closed the Public Hearing at 7:332
D.m.

Councilmember Howe asked where the R-5 existing projects were located In the City
{not where zaned but where built). Planning Officer Ryan stated that at the corner of
Lawrence and 101 is a project of simitar density (but on the {ow end of an

R-5 density) which are the Avalon apartments. She stated there is a single room
occupancy Facility at the corner of Borregas and Weddell, which is zoned

R-5, but because it is single room occupancy the density is higher as the units are
much smaller. Planning Gfficer Ryan stated that the only other locations that would
accommadate similar density are in the Downtown area, bol those are not vet built.

Councilmember Howe asked Ms. Ryan if she meant the mall or Town and Country
area when speaking aboul the Downtown area. Planning Officer Ryan stated that her
meaning of the Downtown area {with similar density} included the praperties along
Mathiida; and the three blocks between Charles and Mathilda up to Washington. She
stated that it would be higher density in the Town and Counkry area, and that the
mall is difficult to measure due to its size and concentration among a few streefs.
Councilmember Howe asked how large the mall was in acres and Planning Cfficer
Ryan stated it was 35-acres, Councilmember Howe confirmed with staff that there
will be 292 upits on 35-acres and that it is of a very high density style and
character.

Vice Mayor Lee stated that he shows R-5 as 46 units per acre and asked what R-4
encampasses. Planning Officer Ryan stated that R-4 is up to 36 per acre, but that all
Zoning districts can go a litble higher with density bonuses afforded.

Vice Mayor Lee asked staff if the staff recommendation not £o authaorize the study on
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this site was based on Council’s vote on the last application by this applicant.
Planning Officer stated that was partially correct, but in addition staff has not seen a
change in circumstance that would make this appropriate for residential. She stated
the applicant has expressed that they have a different character of a project, but she
cautioned Council that from a General Plan stand point there are no guarantees and
once the General Plan is changed projects could appear that are residential without
the other componenks. She confirmed that staff recommended against this change
previously.

Vice Mayvar Lee asked what Alternative No. 3 (Initiate a General Plan Amendment
study for a range of densities) entailed. Planning Officer Ryan stated thak it would
entail what other densities Council wished to pursue for the site or Council could ask
staff to study all the zaning densitles.

Councilmember Hamilton asked for clarification of a section in the letter from the
applicant’s attornay, who stated, (the City likely has the option to process Trumark's
application without 2 General Plan amendment). As pointed oul by staff, the site is
zoned “MS”. Under the City's Municipal Code, each of the uses proposed as part of
the project (office, retail and residential} are permiltted in the MS Districk either by
right or with a conditional use permit.). Planning Gificer Ryan stated that the MS
zoning gdistrict doas allow residential use, primarily when there is a caretaker facility
associated with another use and not as a primarily residential site. She stated that
option is available, but staff has routinely advised the property owner ko approach
the City Council for a General Plan amendiment if residential is the true infent of the
site.

Councilmember Hamilton asked if the wuses (office, retail and residential} are
permitted by right as noted in the letter. Planning Office stated that only “office” use
would be permitied by right.

Councilmember Chue asked about the density of the Cherry Orchard apartments.
Planning Officer Ryan stated the site is at the high end of an R-3 {medium density),
but iz not actually zoned R-3 and that it looks higher density due fo the large areas
arpund it and the open spaces on the interior. Planning Officer Ryan stated that the
open spaces were calculated inta the overall land count in order for the proiect o
qualify as madium densily, which is what was allowed at that site,

Councilmember Chu asked about the density of the housing project under
constraction across the streef form the Cherry Orchard., Planning Officer Ryan stated
that she was not sure, but believed it was about 18-22 units per acre, which was the
low end of medium density. She stated that medium density {(R-3) ranges from 15
to 27 and (R-2) is about 8 to 14 units per acre.

Councilmember Spitaleri asked for clarification about the changes from the last
application as he understood the original application was for all residential versus
mixed use which is what is currently being proposed. Planning Officer Ryan stated
whal she meant by stating that there were no changes in circurnstances. She
ackniowledged that the intent far the character of the site was definitely different, but
that City policy has not changed in terms of the surrounding area. Planning Officer
Ryan stated that the only real change was that there is more demand for industrial
spaca which only strengthens the argument against changing the land use.

Councilmember Spitaleri stated that staff had mentioned there was not any

guarantee that the type of plan proposed wouwld exist after the study was done;
therefore, he asked if Council could add a condition which identified what type of
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plan was required at that site. Planning Officer Ryan stated Council could adopt a
General Plan Amendment which required a2 mixed-use project on the site and that
Counicil could adopt and add mixed vse zaning to the City {currently none exists).

Councilmember Spitaleri moved and Vice Mayor Lee seconded to approve Alternative
Mo. 2: Authorize the initiation of the General Plan Amendment study far the subject
site from Industrial to Residential Very High Density.

Vice Mayor Lee made a friendly amendrent to include studying R-3 and R-4 zoning
for the site. Coundcilmember Spitaleri accepted the friendly amendment.

Councilmember Hamilton stated she will niot support the motion because she feels
this is the wrong location for residential because it has only 1.5 acres of open space
for 300 units and that is not enough open space. She stated that this was the only
Class B office space in the area and that Class B rents easier than Class C. She
further stated that although the project locks good there is no guarantee that it will
be built and feels this is the wrong use For this parcel of land.

Vice Mayor Lee stated that this property has been vacant for four years and that
Council should at least allow the study to see what else can be done with the fand.
He restated that Council would not be approving any prodect vather just !ooking at
potential use of the space.

Councilmember Chu stated he previously voted to deny the application because it
was a residential use only, but he is now encouraged as this is a mixed-use proposal.

Councilmember Chu made a friendly amendment o explore a Mixed Use roning
designation. Councilmember Spitaleri and Vice Mayor Lee accepted the friendly
amendment,

Councilmember Moylan stated ha has seen three favarable proposals for this site and
that he is in Fell support of this study.

Councilmember Howe stated that Attachment B which shows the surrounding zoning
and the two parcels as an island. He stated this map clearly identifies that a change
to this area is a perfect example of “spot zoning”, which he feels will deteriarate the
industrial area.

Motion carried 5-2 (Councilmember Howe and Hamilton dissented)

4. RTC D6-D55 Intergovernmental Assignment to the Peninsula Policy
Parinership Grand Boulevard Task Force
Meighborheod and Comimunity Rescurces Manager, Coryn Campbell presented the
staff report.

Councilmember Howe asked if the Director of Community Development, Robert
Paternoster would be the individual that would be the staff representative for this
assigniment with the Councilmember. Manager Campbell confirmed this was
accurate and siated that there are two different committees, one being a working
committee which has & stalf representative and the other a policy committee that
would have a Councilmember as representative.

Mayar Swegles opened the Public Hearing at 7:55 p.m. Mo one wished to speak and
Mayar Swegles closed the Public Hearing at 7:56 p.m.
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Councilmember Howe moved and Councilmembeaer Chu seconded tc: nominate
Councitmember Spitaleri.

Councilmember Chu made a friendly amendment to nominate an alternate to this
assignment and nominated Councilmember Moylan. Councilmember Howe accepted
the friendly amandment.
Motton carried 7-0.
MON-AGENDA ITEMS & COMMENTS
COUNCIL: Councilmember Howe asked City Manager Chan to provide a brief overview
of who is eligible for the varying housing programs within the City and to
also identify what bype of outreach {(who and how is the information given
ouk} is oocurring For each one of the housing programs.

STAFF: Mone

INFORMATION OMLY ITEMS — Received and Filed

= 2006 Tentative Councit Meeting Agenda Catendar (.doc}
» Draft Minutes of the Library Board of Trustees Meeting of February 6, 2006

ADJOURNMENT - Mavyor Swegles adjourned the Council Mesting at 8:05 p.m.

Katherine Bradshaw Chappelear
City Clerk
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August 15, 2008

Mr. Steve Lynch

Senior Planner

City of Sunnyvale

456 West Olive Avenue
Sunnyvale, CA 94088-3707

RE: Luminaire (Proposed Mixed-Use Development at 1277-1287 Lawrence Station Road)
Dear Steve:

In the two and a half years since the Sunnyvale City Council’s approval of the General Plan
Amendment initiation request in February 2006, Trumark Companies and City Staff have worked
together closely and tirelessly to create the final Luminaire proposal. This mixed-use
development for the assemblage of 1275 and 1287 Lawrence Station Road embodies both the
original project goals and various adaptations to meet the goals of City decision makers, planning
staff, local employment organizations and the surrounding Sunnyvale community.

At your request, we have prepared the enclosed report outlining the land use proposal, the
underlying reasoning for the change in land use, and a discussion of the associated benefits to the
local Sunnyvale community, and the region as a whole. Also included are numerous endorsement
Ietters from local organizations who support the Luminaire vision.

We appreciate: Staff’s ongoing efforts over the last few years to work with us to refine this
proposal and improve the project in a way that remains consistent with the original direction from
the City Council in 2006. We are also very pleased that Trumark had the opportunity to help
create a new land use planning tool for the City - the Mixed-Use Combining District — that can be
used throughout the City for years to come.

Thank you for your review of this material and we look forward to makmg this exciting proposal
a reality for the City of Summyvale.

Sincerely,
TRUMARK COMPANIES

o Rt

Aaron Yakligian
- Director of Development

4185 BLACKHAWK PLAZA CIRCLE » SUITE 200 » DANVILLE, CA 24506-4668 = (925) 648-8300 « FAX (925) 648-3130
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Property Description
The proposed Luminaire community is loeated on an assemblage of two parcels totaling 6.63 acres,
hounded by Lawrence Expressway to the west, Elko Drive io the south and Lawrnznce Station Road to the
cast. The inajority of the existing office and light industrial space has been empty for 7 years, and the
remainder has been vnoccupied for approximately 4 yvears. We are reguesting that the General Plan be
amended to change the land use designation of these sites from MS (Industrial & Scivice) fo an
appropriate zoning that will allow for the designed 338 residential homes, 16 Live/Work offices, and
16,000 sguare fect of neighborhood retail services.

The Vision

(Given the diverse demands ol land planning in the Bay Area, Tromark has the advantage over many
deveilopers in the regard that we bave 2 deep pool of diverse land use expericice we use to assess a
potentizl oppoertunity site. While Truomark Companics develops all densities of residential communitics,
both for-sale and for-rent, Trumark Commercial has a long history of successfully eotitfing, building, and
managing commercial, office, and retail developments throughout the Bay Arca.

‘The Luminaire property was originally assessed by our commercial team as a possible office opportunity.
As discussed, both of the site buildings have been vacant lor many years, and given their obsolete
construction and technological amenities, are likely to remain unoceupied. Upon further assessment of
the Sunnyvale industrial trends and the pending “Class A office space cotning on-litc in an impressive
synergy of employiment growth, il beeame clear that it was a complimenting development plan that was
dictated for our site, rather than a competing ong.

Over the years, the growth of jobs in the technelogy sector have drawn people to the Santa Clara Valloy
from all over the world. “This pattern has created fraffic congestion and longer commutes, forcing people
to spend valuable time away {rom their homes aod families. The dependency on cars for even the
smallest crrands has almost hecome an accepted way of life in the Bay Area. The fulure growth of the
local cconomy and owr responsible stewardship of the covironment demands smart and appropriate
planning now and in the [uture, It is anticipaied (hat Sunnyvale alone will increase in population from
133,721 10 150,800 over the next 20 vears.

Trumark: A Sunnyvale Community Member

Trurnark has been a communily member of the San Francisco Bay Arca for decades. Many of Trumark's
members were bom, raisced, and now live in the surrounding Bay Area cilies. We belicve in Sunnyvale,
and continue to invest in her rich identity as the Heart of Silicon Vailey., Trumark currently hoids title 1o
5.07 of the 6.63 acres of the subject property, and i scheduled to close on the remaining 1.56 acres in
Blecomber of this vear,

In addition, Trumark also owns a 40,000 square Toot building on 2.58 acres a1 374-378 West Maude Ave.
Whei we purchased this aging building in 2006, it was vacanl and not perlonming as fax gencrator for the
City. We invested over $1.6 million dollars in tenant improvements to bring the building up to loday’s
leasing standards. As a resuli, we were able to engage Electric Cloud in a three-year lease, and court
thern into moving their headquariers from Mountain View ta the new Sunayvale location., We are
actively macketing the final 20,000 squarc feet, and are confident that we wili be able to leasce the
remaining space shortiy.
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We mention cur invesiments in the City to demonstrate our conumitment and confidence in Sunnyrvale,

and to remind the City planners and leaders that we are not just an apprFant, but also a city stakeholder, \

now and in the filure, s

Industrial to Residential (ITR) Assessment

In 1993, the City of Sunnyvale compleled the Futures Study, which addressed the City goals for tmproved
jobs / housing ralios, commercial development, Yess congested transportalion systems, and betier air
quality. Six initial sites were rezoned with 2 new combining distriet classified a5 an Industrial to
Residential designation, or “ITR” site. The purpose of this new zoning designation was lo allow
indusirial, office, commercial and residential uses within the same zoning district, and to allow existing
non-residential sites to gradually convert to 2 residential use. Over the past 15 years, several other FI'R
sites have been approved in response 1o Sunnyvale’s ever-changing employment necds and higher
inlcnsity industrial oxpectations.

Sunnyvale’s General Plan reflects the fulure challenge of accommodating an anticipated population
increase of 18,000, a jobs increase of 24,800, ard a related 7,200 homes built betwoen 2005 and 2025,
‘The ITR program is scen 2s the solution te much of the pending housing need, but thal assumces that the
redefined zoming areas are ready and willing to redevelop. With the current resetting of the housing
market, Bay Area property owners have set expectations for the value of their land. [t is not uncommon
for property owners to ask for per acre purchase prices that far exceed the potential value provided by
taday’s housing market. Many polential “sellers” are willing to wail again for the faisely infiated prices
bricfly experienced in 2004 and 2003 to return, and until then will 1and bank their propertics and delay its
tedevelopment for housing. This expectation is likely to exacerbate an imbalance of jobs to housing, 28
the planaing and construction of millions of commercial square foct is already underway.

In addition, a project that will significantly help close the housing needs gap requires the economy of
scale usually created with the assembiage of parcels. The coordination of such an effort is challenging
and infreguent, however, when successful, can make s significant contribution (o the housing poals sct by
the City. As proposcd, the Trumark Luminaire community asscmbles two parcels totaling over 8.6 acres.
A site this large, if used at a responsible inlensily, can provide {or an exciting mixed-usce project that
many other locations in Sunnyvale cannot accommaodate dug to neighberhood oppesilion or incompatible
housing densities.

With the expected increase in populalion, jobs, and housing, logically comes more traftic and congestion.
As propertics are inlensified as expecled and required, the City’s surface sirects remain virtually
unchanged. Many organizations on lacal, state, and federal levels are promoting “smarl growih™ planning
of the remaining lands, and the lands in redevelopment. Potential sites are evaivaied today by their
location with respect to public transil, major arlcrial frcoways, and adjacency to jobs. ‘The days of urban
sprawl arc over in the Bay Arca, and the time to deal with today’s realities and plan lomorow’s fulure is
here. The Cily ol Sunmyvaic is no stranger to this challenge. Sunnyvale bas a distinct and responsible
history of meeting its employment driven housing niceds, and purposefully providing appropriately
designed homes for an expanding workforee. From the agriculturally driven housing provided for the
orchard and cannery workers in the late 18007s, 1o the Riure accommeodations for the internet busincsses
employing today’s 217 century workforee, Sunnyvale must continuc to mect the increasing housing
demand that is vital to the heallh of the Cily’s prowing employment base.

Sunnyvale’s Housing Response to Changing Workforce Demands
The following is a brief overview of the hisiory of housing in Sunnyvale as dircetly velated to the
transforming workforce and employment growth that has made Sunnyvale what it is loday:
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abundance of food from nafural vegetation, wild game, small animals and
shellfish. They lived here for bundredsiof years before the Spanish--- - -+
arrived.

AT

Native American villages were transformed by the Spanish inlo ranches
surrounding the Missions. Housing was built for ranch and domestic
labor.

The transcontinental railroad brought Chinese workers who became
laborees for local wheat farming and more oulbuildings were built te house
the migrant workers.

Wheal [arming declined and was replaced by {fruit orchards and canncries.
As fruit production and canneries grew, so did the need for housing lor the
influx of Southern Furopcan immiprants familiar with wine and fruit
production.

Japancse men lefl their wives and familics in Japan and Hawaii to fing
work in the Bay Arca. Eventually, their families joined thom.

Over the course of 50 years, fann labor, cannery workers and local
nierchants combined to form an emerging town around the Murphy irain
slation.

Following the devastating San Francisco carthquake, Walier Crogsman
bought 200-acres from Marlin Murphy near the Murphy train stop and
created a subdivision of varying housing sizes. Crossman enticed major
industry (o relocate ffom San Franciseo thus providing a greater nesd for
housing and Sunnyvale blossomed into 2 middle-size town.

War in Burope caused two local industries o increase activily and
employment. Naval equipment and weaponry added 200 workers, renning
shifts around the clock, while cannied and preserved fruits and vegetables
were in need for troops. More neighborhoods emerged in Sunnyvaie as a
direct result of increase produciivity. California bungalows were
deveioped in the McKinley tract and occupicd by the town’s new workers.
The houses had single-car detached garages and front porches under
gabled overhangs.

Congress approved Sunnyvale over $San Diego as the loeation for a new
1800-acre Naval Air Base in 1930, During WWIL, one-2nd-a-hall million
military persoune] passed thru the Bay Area on their way to or from war in
the Pacific and many eventually came back alter the war to live, Bestdes
service men, thousands of defonse industry workers came fo Sumnyvale o
work at [endy Iron Works or Moffett Field. liendy Iron Works swelled
{rom 60 to 7,500 employecs.

Post WWil Sunnyvale saw the transformation from orchards to an
industrial city. The original 6 square mile City incorporated in 1912 grew
to the present day 25 square mile Cily with a whirlwind ol annexations in
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the 1960°s. By the surnmer ol 1954, twenty-nine residential housing
developments with four thousand houses were under construction
including 1100 homes by builder Joseph Eichler who sought to build
affordable tract houses vsing modern architeclurally designed plans,

favello Glen Homes also buill in Sunnyvale, bear some simiiaritics to
Eichler homes and won the Merit Award from the American Institute of
Architects” “Homes for Better Living™ contest in 1936,

1956 — 1970: [.ockheed Aircraft relocates to Sumyvale. 606 |.ockheed Aircraft
emplovess formed a 350 vehicle caravan on labor day weckend and
rtoved o the Sunnyvale arez from Los Anpeles. Over the next 6-wecks
another 2,000 co-workers joined the itial transferces. Due to the *space
race’, jobs in Sunnyvale continued (o risc, as did the population, growing
from less than 53,000 in 1960 to over 95,000 in 1970,

1971 o 19%4: The micro-processor was introduced in 1971 by Intel Corporation. In
1977, Apple Computer intraduced the personal computer. Allied
busingsses and clectronic products sprouted and replaced the bounty of
orchards and vineyards that remained in Suonyvale. Silicon Vailey
flourished partly because of a new method of amassing capitol Lo finance
business ventures and start-up companics who no longer needed o rely on
bank loans, but venlure capitalists. Land for housing in Sunnyvale was
gong and employees began commuting to Sunnyvale from cutlying
communities.

1995 - 2008: lnternet research and development start-ups, clean energy, and
Manotechnology begin the next cycle of innovalion cenlered in Suninyvale.

As shown throughout Suanyvale’s history above, the Cily’s leaders responded with appropriate bousing
actions that permitied and encouraped the mindful growth of the City. They realized that you can’t have
one withoul the other and stiil successtully meet the desired balance of the population.

Land usc has always had a changing assignment. As lousing Llements and General Plans are revised
and updated to meel current conditions and foture predictions, the most “perfoctly planned™ land uses are
again cvaluated. s this becausc the previous visioning was wrong? Notat ali. In fact, it s more likely
than not that the past land use assignment was appropriate for the time and space in which it was
determined. ILis clear to see from the lengthy City history listed above, howevcer, that sitiations change,
and the City musi continue to adapt. Whether accommaodating a railway artery through an inlant town, or
redeveloping an underperforming retail hub in the middie of the City, Sunnyvale has the responsibility to
agsess the needs of iy employment base and residents on a [requent basis.

The Sunmyvale Community Vision as adopted by the City Council in May of 2007, once again points to a
need for Innavative housing solutions to balance the demands of Sunnyvale™s cinployees and employers.

Jobs / IHousing Balance

it 1s inlercsting to note that according 1o the Swanyvale Conmmunity Vision as adopted by the City Council
in May of 2007, the Cily that historically has strived to be the “complete city”, has forced employecs to
restde in other Bay Arca cities.
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“Of the neurly 90,000 jobs in Sunnyvale in 2000, only 18% were held by Sunnyvale residents. San
Jose held 31% of jobs locared in Sunnyvale, and other cities (primarily Squta Clara, Mountain View,
Fremont, Cupertino, and Milpitas) held the remaining 51% of the jobs.™

Clearly, incomes arg available in Sunnyvale with over 8,500 compantes geperating approximately $2.45
billicit in gross sales, and ever 85,000 jobs, however, the employees decide to live clsewhere. With 94%
of residents rating Sunnyvale as a “gwod place to live”, and four out of five residents stating thatl they
were “proud fo call Sunnyvale their home”, it s unlikely the local workforce intentionally aveids living
within the Cily in which they work. It is cven more unlikely thal the employces would rather spend their
off-hours commuting on our crowded Bay Areaz roads, paying $4 fo 35 per gallon for gasoline. It is
nerhaps more plausible that it is the lack of housing chotce and availability thet pushes them across the
Cily’'s bowndarics. Unfortunately, this loss of residents 1o other cilies also takes away speading dollars
needed for the success of the local relail businesses like those of the redeveloping Town Center. Ifis a
trend that can be slowed and eventually roversed with the aliowance of smart growth developments such
as Trumark’s Luminaire comimunity,

Outzide of the retall dollars and civic pride, another looming responsibility exists for the City planners. Tt
is a responsibility 1o the 8,500 employers refercnced above, of which six are Forlune 1000 companics
cmploying more than a thousand employess each. The largest 20 private employers employ over 30,000
people. To once again quote the Sunnyvale Community Vision, “New housing near jobs encourages
emplayees fo take fobs in the City and helps local businesses recruit new emplopees.™ This is precisely
why vou will see the numerous diverse business endorscments listed in this project summary. It is
understood thal cmpleyers are selling a lifestyle rather than simply a2 posilion. The more accommodating
the overall employment package is, the more likely the company wiil draw the employee away from a
competing business. These Sunnyvale businesses are the heartbeat of the City’s fiscal health and every
advaniage must be provided (o them in order to compete with the adjacent cities,

Cusrently, there is over 6.7 million square feet of active and planned office and R&1) development in the
City of Sunnyvale. Almost all of the new growth is develeping in Moftett Park and Perry Park, with the
exceplion of the Town Center development. The majorily of this office development is {ocated along the
Tasman West VTA Lighi Rail line, however, most of Sunnyvale’s residents are miles away from aony of
the seven train stations that connect throughow! the business carnpuses. There is little opporlunity for
today’'s environmentally conscious employec to live within the Suanyvale city boundarics, stay out of
their cars, and utilize the Light Rail as purposely designed.

Santa Clara Valley Transportation Authority Light Rail

Valley Transportation Anthority's 42.2-mile Light Rail linc began its first leg of service in December
1987, Twelve years later, in December 1999, VTA opencd the 7.6-milc Tasman West line, commecting
Mountain View wilh exisling Light Rail service. The final phase of the Tasman Hasi Extension was
completed in June 2004,

Less than 2% of Sunnyvale’s population (2,150 people} use the Light-Rail system on a daily basis, yet the
irains continue fo run under capacity and underulilized. While there arc many explanations for the Jack of
ridership such as inconvenicnce or station locations, there arc opportunitics to draw people from their cars
and introduce them to the advantages of a simpler and more a{fordable daily commute.

The Santa Clara Valley Transportation Authority Community Design & Transportation Manual provides
criteria and qualitics for “Station Areas”™. ‘There arc several criteria lisied in the manual such as
“fntegrating bus and rail transit facilities with development ", and “Providing well-designed buildings
organized with thoushtful site and project planming ", vet the gindeline that was most influential in the
vision for the Luminaire community was the VTA critetia regarding density and proximily lo Light Rail
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stations. The VTA Manual of Best Practices for Integrating Transportation and Land Use states an
essential clement to making a station a highly valued community asset is “Providing higher density mixed
fand uses within ¥ to % mile around the station area”. The Lominaire comifiiunity meets this
requirement on both counts, and as earlier discussed, is the reason some of the areas largest employers
have chosen to endorse the project, as reflected in the many attached letters of support. There is an
overwhelming concurrcnee that the proximily of diverse housing opportunities to VTA Light Rail is a key
ingredicnt to the success of Sunnyvale businesses.

The VTA Light Rail weaves it’s way through ithe many Moffett Park business campuses, with four of
Sunnyvale’s seven stations lacated in the Moffeit Park Specific Plan area. Unfortunately the rail line is
limited only 1o the very northern tip of Sunnyvale, and with the majority of the residential neighborhoods
lacated farther south, it makes it difficuit for a Sunnyvale employee to utilize the Light Rail il they arc
residing within the Cily boundaries.

[n addition, il sorneone wanls to ltve in a newer home adjacent to Sunnyvale Light Rail line, his or her
options ar¢ limited to purchasing a home in the Vair Qaks area, which even in a soft housing market, arc
valued at approximately $650,000 to 750,000, As frequently reported in the local and nationwide pews,
financing is gelting more difficull with down payment and credit reguirements increasing. Assuming
consumct confidence returns and housing is once again viewed as a stable investment, homeownership
still remains much more difficult to obtain than it was even as recently as one year ago. I is vnrcalistic to
cxpect a new hire at Moffett Park to have a $100,000 to $150,000 deposit, and the required credit and
income level to qualify for a new Sunnyvale home the day they sipn their cmployment aprecment.

For modern rental housing, a potential resident will have to expand their housing scarch to the adizcent
cities of Mountain View and Santa Clara, and perhaps even as far as San Jose. While this may be
scceptable 1o the individuai satisficd having fownd housing adjacent to the Light Rail fing, it should be
unaccepiable for the City to allow that Sunnyvale cmployee Lo take his or her spending dollars to a
competing retail market. Rather than facilitating dinner in Mountain View, shopping at Valley Fair, and a
car purchasc at Santa Clara™s Auto Row, let’s chable these employees to live and work in Sunnyvale,
spend more time with their friends and {amily, and experience the town that exisling residents are proud
to call home.

‘T'o assist with the familiariy ofthe VTA Light Rail system, [Luminaire is commilting (o supplying each
new Laminaire tenant with the VA Residential Lico Pass for at least one vear. The Eeo Pass is good for
unlimited use of VTA Bus and Light Rail scrvices, seven days 2 week., Where belore only available to
the employees of the largest Silicon Valley companies, our residents will enjoy stress free commutes, no
parking hassles, and doing somcthing good for the environment. The Eco Pass compliments the “green™
building featurcs ol the eommunity and eompletes the journey for loday’s envireninentally responsible
community member,

Affordable Housing

I'he Bay Arca’s desire and necd [or alfordable housing is undeniable. 'or decades, local cmployees have
been forced 1o move farther and farther away from their jobs in order to find housing they can afford.
The impacts {vom this necessity ripple through our communily, from congested roadways to loss of
Sunnyvale retail dollars. The City must be able (o provide housing for public and City employees such as
public safety officers, as well as local teachers and nurses.

In addition, the Association ol Bay Arca Govemmenis assipgns each Bay Area cily 2 required production
zllotment of affordable homes. Under California housing law, in order for the City of Sunnyvale to
gualifly lor various community development grants, the City must be in complianee with the ABAG
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housing reguircmcnts, With the recent housing market decline, builders arc delaying housing starts and
slowing production of the needed BMR homes. ¥

Adding to Sunnyvale’s affordable housing difftculties is the reality that the number of affordable rental
homes is declining every year due 1o the expiration of the deed restrictions on existing homes. In 2000,
there were over 400 affordablc rental homes in the Cily. Today, that number has been reduced to 247,
and with its current inventory, that number is project to be just over 100 rental homes by 2010, Trumark
Companics has worked closely with the Sunnyvaie LHousing Division's Housing Officer and Affordable
Housing Manager 1o formalize Lumninaire™s below market rate housing commitment. The addilion of 46
affordable rental homes supplicd by the Luminaire community will be an increase of over 209 to the
City*s affordable rental howsing stock, and a significant offcring toward the City's and ABAG s goals.

[n Sunnyvale’s 2006/2007 Consolidated Annual Performance Evaluation Report {CAPER), substantiai
conclusions were made reparding affordable rental hovsing, The Excoutive Summary addresses
Sunnyvale’s overall housing and community development needs. Included in the reporl was a City
conducted Housing and Commumity Development Needs Survey to delermine commumty s overall
prioritics. The report listed the top twenty ranked “Need Category " responses in order of priority to the
members of the communily. Whilc obvious needs were found on the list such as “Fire Stations and
Eguipment” ranking 12™ and “Park and Recreationul Facilities” ranking 8%, it was “Affordable Rental
Housing " (hat ranked 2™ in the eyes of the comimunity, second only o “Senior Centers”.

Mancy Tivol, Executive Direotor of Sumnyvale Commumity Scrvices has also endorsed the proposed
luminaire communify and ils provision of 46 affordable homes. Director Tivol states, “The fvo ways to
obtain affordable housing are higher density and smaller units. Your project includes both,
Furthermore, it is located near Heht vail and bus lines, vital to low-income residents, and residents in the
propused complex could walk to jobs in Moffett Park”. [ uminaire’s affordabic renial housing is just onc
more meaningful reason the cornmunity needs this development to be a reality,

Appropriateness of Project Location

Barlier this year, the Silicon Valley / San Josc Business Journal leatured a [ront page article about a high-
density retail and housing development propased in Santa Clara called Sanfe Clara Sguare. The project
roceived opposition and criticism from local residents and even the City of Sunnyvaie on the basis that the
propaszl is too dense and too tall for its adjacencics. The Santa Clara Planning Dircctor, Kevin Riley,
supported the application and believed it is a way 1o deal with the City’s housing issue. Director Riley is
quoled saying, “We can't say, "Build up the hillsides, ' because we won't build on the valley floor, and if
you believe we are nof a vust-belt city, and thal morve jobs are going io bring movre people, our choices
are to house them in Tracy and bring them in or build housing for them heve.”

‘Yhis is the residential developmenl challenge today and for years to come, It is rare that in-{ili
development doesn’t impose on existing residents. Anylime a city attempts to respond to seif-directed or
ABAG housing goal requirements, they will likely be faced with compatlibility issues as experienced at
Santa Clara Sguare. low docs a gity address the concerns of a homeowner living in 2 post World War
I3, single story home facing the prospect of even the most responsibly planned multi-story, high-density
building? It is difficult 10 accommodate all agendas when taced with looming housing requirements that
can’L be mct with the large lot single famiiy detached homes of yesterday.

The Luminatre community proposal was purposely planned and chvistoned to deal with such
compatibility issues. The City of Sunnyvale is faced with the unigue opportunity to approve a peeded
high-density housing community (hat is compatible with its surrovndings on all sides. On Qclober 9%,
2001 in a joint sesston 1o discuss industrial rezoning, the City Council discussed criteria foran
approprialeness for housing. Under "location consideration”, staff states, “Proximity fo jobs, lght rall,
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major freeways and arteriul roads. Not next to xensitive single fumily neighborhoods.” Aficr visiling
the subject property, it clearly mecets every onc of the criferia for a compatible location, As discussed
earlier, the site is 2 unique opportunity proporty bounded by Lawrence Expressway, Highway 237,
Lawrence Station Road, and a service statton on Elke Road, and just walking distance from two V1A
Light Rail stations.

While this arpument can be made fvom a simple aerial photograph, the real test is when you ask for
community inpul at an advertised community mecling. A neighborhood meeting was held on-sitc on
October 4% 2007, and attended by City Planngr Georri Caruse. Only four people m all attended the
mecting, all of whom were commercial landowncers in the neighborhood, and their foedback was very
positive. The owner of the restavrant across the strest was plad to see aparment and retail uses and
believed it would draw more traffic to his establishment. Another comment voiced was the support for
our preservation of the existing trees and established trec canopics along Lawrence Station Road. In
addition, at the fuly 14, 2008 Planning Commission meeting, the City opened public comment for the
Draft nvironmental Impact Report (DEIR). While the public had 55 days te provide comment on the
DEIR, this gave the community another forum to voice concemn for the project proposal. No one attended
and spoke in opposition.

The reality thal ne onc showed up in opposition to our high-densily proposal al the neighborhood mecting
or Planning Commission meeting is a testament to its design and appropriately chosen location. In fact, it
is that location that has enabled Luminaire to receive the comuncrcial endorsements from The Modfett
Park Business and Transportation Association and the Silicon Valley Leadership Group, rather than
opposition from an anti-development organization,

We sympathize with Santa Clara’s stroggle to meet its housing requirements, and we also understand and
agiee with concerns of impact (o the Sennyvale residents. 1t is a continuous challenge 1o appease the
competing land use interests when attempling meaningful in-61l development. We respecifully roguest
that the Sunnyvale city ieaders consider this chalicnge when considering the location of this proposed
community. We hope you will agrec that bascd on its adjacencies, it was purposciully designed and
located.

Luminaire Building Design

As important as the property location is the design of the building. Luminaire’s building desipn responds
to specific site conditions eombined with lifestyle convenicences preferred by today’s residents. Due to
ihe significant visibility from all bul one side of the Luminaire commaunity, by design, the parking was
designed te be screened from the public by surrcunding the two conveniently located parking garages by
mixed-use buildings. Podium-styie buildings have visible parking at the podestrian level with residential
units ahove, thus podium projects tend o be {aller atl stmilar densities.

Luminatre’s “Wrap-Style’ design allows grovnd level uscs with stoop-siyle walk-up residential and
Live/Work unils, as well as sirect facing retail shops a2t the pedestrian level, insiead of visible parking.
The destgn also allows residents 2nd puests to park on the same level as their units. This direct
conncetion allows convenicnt access for bringing home groceiies and other daily iterns, while also
creating a strong scnsc of seeurity for guests and residents.

Finally, Wrap design also provides all outdoor recreation areas on-grade. Podivm-Style buildings haye
recreation arcas ahove parking garages on a conercte deck, thus limiating the depth of planting areas. The
design permits deeper pools, natural drainage, less concrete hardscape, nnresiricled root growth and
overall, a healthier landscaped covironiment,
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Live / Work Office Space
Complementing the City's rich history, the Silicon Valley is known araumi the world as the birthplace of o

moubator office space. Apple Computer, for exampie, startcd ina gamge; “While the Atari Corporation
started in the 2" bedroom of an innovator’s home. Today, the need for incubator space is as high as ever
and the Live/ Work model provides a modem: version of yesterday’s incubator garapes and bedrooms.
One and two-bedroom apariments with direct access zbove large, conditioned workspaces will be popular
in Sunnyvale and a modernized reflection of Sunnyvale’s past.

A varicty of businesses thrive in a Live/Work setling. Accountants, Physical Therapists, Personal
Traincrs, Architects, Graphic Designers, Travel Services, Web Designers, Personal Counselors, 1iair
Stylisls, Artists, and Music Teachers, are only a few examples of the potential tenants. These
businesses provide professtonal and neiphborhaod services without leaving home, Lawrence Station
Road and its canopy ol existing slreel trees provide the ideal Live/Work setting.

The Celebration of Sunnyvale’s Hisfory

Tnn the fail of this year, the Sunnyvale Historical Society and Muscurn Association wil finaliv be realizing
a dream that begun over Torty years ago. On Seplember 27, 2008, the Association will dedicate the new
Heritage Park Muscum, construcied as a near replica of the carlicr Murphy Iamily home. The museum
will provide exhibits with valuable local artifacts, promote city pride, and educate today’s community
with yesterday’s signilicant City accomplishments. When Martin Murphy established the foundation for
what has become the proud City of Sunnyvale back in the mid-19" contury, it is uniikely even he
imagined how this valicy would influcnee and change lives worldwide. 1t is thal important history that
we must remember and celebrate through fhe teracious ¢fforts of the Sunnyvale Tlistorical Society.

‘I'h¢ Luminaire communily will be home lo many members of today’s hi-tech workforce seeking
cxecutive living in a modern “green” binlding close fo their cinployment campuses. While these residenis
desire modern amenilics and contemporary home specilications as they work on tomorrow’s
advancements, Trumark decided # would be the perfect opportunity to link them hack to the history of the
City. The Sunnyvale Historical Socicty and Museurn Association agreed with our vision, and has since
worked closely with us o develop the Luminaire Historic Walking Tour.

The Luminaire Historic Walking Tour will comprise of ton slations with monuments, seulptures angd
storics celebraling Sunnyvale’s pasi, and educating its visitors. An outline of the complete walking tour
brochure was created with a joint effort between Frumark Corapanies and the Sunnyvale Historical
Sociely. This brochure will serve as a guide to members of the public visiting the walking tout, 2nd it
will also be available at the new Herftage Park Muscum, in a cross-pollination effort for the new museurn
loeation exhibits. The brochure is available from staff for vour revicw.

Luminaire Community Endorsemecnis

As part of a responsible development process, Trumark bas reached out to its neighbors, both in the near
communily and the greater Bay Area. Our effort hias boeen to undorstand the needs of the surrounding
business and non-profit conmmunitics and 1o buiid consensus by responding to those nceds through 2
proactive development approach. From exemplifying environmental sustainability to promoling Siltcon
Valley business growih and from taking a big step towards Sunnyvale’s affordable housing goals to
meeting the criteria for a logical industrial conversion, Luminaire has gamered strong cndorsements from
a variety of key local ard regional organizations,

The endorscment process is quite involved in that each of these organizations must determine how its own
needs and agendas are met through Lamingire as a whole. I'rumark presented the proposed development
in depth to orgapization executives and review committces. We then siepped aside and allowed cach
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organization ic conduct further analysis by discussing the proposal with Sunn}f;l.rale decision makers,
talking with other ncighbors and stakeholders, evaluating the overall impadts and benefits of the i
development and finally reaching an independent conclusion to mIIeutivel_é':éﬁdmse the proposal. e

[t wonld be simple to provide endorsetnents [rom companies and organizations in the building trades,
however, vpon review of the cndorsement list you will see the eclectic range of well respecicd community
members supporting Luminaire. From the heginring, Trumark has made our point clear; we belicve in
this project for it's appropriale densily, its proximity to Light Rail, its large supply of affordable housing,
its support of local Sunnyvale businesses, ils needed neighbochood retail, LiveWork, and its celebration
of Sunnyvale’s rich history, to name only 2 fow of the community benelits.

We ask you now to listen to the voices of those that chose to eadorse this proposed communily and ask
yoursell “Why?” Why would an organization that represents industry, support 2 land usc change from
industrial to residential? Why would commercial husinesses care onough about the success of a
residential application to perform their own miernal research, then issuc a decument of support? Why
wouid such an eclectic group of organizations, with such diverse agendas, stand up together in support of
this project? Perhaps the approval and success of this project means more than just a color ona Land Use
map, or the desire of a developer. Perhaps i is a responsible proposal that bas been successfuily planned
fo meei the various needs of the community. We ask that you take the time $o read the aitached
endorscments and again, ask yvourself these questions. We hope you will agree that the vears spent on the
lLuminaire community development have been purposeful and appropriate.

Below are some of the written statements about Luminaire from our endorsements:

“The Leadership Group Is also eoncerned about land use conversions in terms of compatibility. fn this
case, although this sife wos nol originally identified in the City's ITR process for conversion, we believe
Trumark s mized use and housing development proposal Is a good fit for this gateway location in
Sunmyvale. We support a mixed use and housing project for this site.”

-- Silican Valley Leadership Group

“Oine of the business concerns that affect MPBTA members is the availability of local, quality housing for
mewmbers employees. The MPBTA supports the additional of quality housing units within the City of
Surmpyvale o help meet this need.  Further, we strongly support the development of housing proximate to
maxss transit. This is why the MPBTA supports the development of Trumark's Luminaire mixed housing:
and retaif project. The innovative design provides guality housing vear mass transit and the Maffett Park
area, and offers retail (o the tenants and communily. As MPRTA discerns, these complex needs are
smartly addressed in your development.”

--Maffeit Park Business & Transportation Associgtion

“The Luminagire project scoved extremely highly in all the criteria we employ o evaluate proposed
housing projects, namely; transit orientation, profect size, efficient use of land, adaptive re-use of land,
promotion of affordability, environmental design, mived use, and the promotion of community input fv the
design process. The Houwsing Endorsement Committee feels that this iy precisely the type of dense,
transit-oriented, Infill housing that Sunnyvale and the rest of the Bay Area should be promoting and
building if we are to preserve the health of our economy and owr physical environment. "

--Bay Area Council

“For 50 years, Ureenbelt Alliance has protecied the region’s working farms and natural arcas while
malking the Bay Area’s cities better places to live. 4 key component of ouwr work is tdentifying where new
srowth should occur and which development proposals best meet the needs of the region. Our Compct
Development Team (COT} endorses and advocates for livable, transit-accessible communities with a wide
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range of Rousing options for familics of all sizes and income levels. The CDT evatuated the Luminaire
profect proposed by Trumark Companies using an established set of guidelines. We write in support of
ihix development because we feel i will be a pain for this neighborbiond. e to its location, its
pedestrian-friendly aspects, and its inclusiveness, the Sunmyvale Planning Commission and City Council
should approve the Luminaire proposal.”

—-Greenbelt Allianee

“The two ways to obtain affordable housing ave hicher density and smaller units. Four profect includes
both. Furthermore, it is located near lght rail and bus fines, vital to low-income residents, and residents
in the proposed complex cordd walk to jobs in Moffett Park™.

--Sunnyvale Community Services

“As long time advacates for more homes, the Housing Action Cealition befieves this development
praposal is an appropriote fit for this site. Finding land suitable for more Bomes can often be the most
challenging element of housing development. It is our hape that the City will view this property as a good
place to convert underutilized industrial land fo g new mixed uve community thai will provide new homes
Jor thoye who contribate to onr community and economy. In particular, we are pleased to see a rental
product proposed since rentul housing is o much needed housing product type.”

--Santu Clara County Honusing Action Coalition

“We believe that sharing the History of Swmanrvale with new residents witl establish a sense of pride with
Sunmyvale and encourage them to become further invested in the City of Sunmyvale. Furthermore, the
Hfistoric Walking Tour will also educate und connect existing adjacent business employees and residents
in the North Suntpvale area with the rich history of Sunnyvale ™

--Sunnyvale Historical Society

Conclusion

This project report surmmary provides our point of view for the appropriatencss of this project. ' We bave
explained the path we have taken 1o get here, and we have worked closcly with ataff and made meny
accommodations along the way. Even with all of the tremendous details of this application and
community design, we always comehack to the same conclusion, this proposed community simply makes
sense. Il is the ripht project in the night location, at the right time to mect the City's needs. The benefits
are extensive, and the supporl is legitimale.

This entillement pracess started with the broadest of departmental review, 1o the fincly discusscd details
for solid waste chute locations and disposal. We have sccommodated the noeds of the fire department’s
access, and creatively designed the amlistic clements of the sctive community spaces. Storage, parking,
noise, and scwer capacily have heen studied and solved. We have worked with Sunnyvale’s Dicpartment
of Community Development - Housing Division to solidify an inclusionary housing commitment of 46
below market rate homes within the project. This community i no longer a vision or an idea; in faef, in
our eyes, it is poised to scrve the peeds of the community.

While this repori only touches on a handful of project talking points, we have additional information that
we are cager 1o share with those further interested. The ultimate purpose of this report summary is to
demonsirate that the Luminaire community peoposal is nol conceptual, and basn’t been sinee the City
Council’s approval of a Generzal Plan Amendment [nitiation over two and a half years ago. Trumark
Companics has worked in good faith to accormmeodate the various departmental interests with creative
problemt solving and prompt attention to City nceds, all the while never losing the overall vision, purposc,
and meaning of this valuable addition to the community, The Luminaire proposal is supporied by diverse
and respected members of Sunnyvale’s community. We ask you to crobrace Luminaire as the cxciting
cxampic of a sustainable, green, transil orienied, and purposcful City gateway landmark project that it is.

11
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As always, our development tcam is available to discuss project concerns or explain additional benefits.
Thete have heen years of work invested into this project, and we appreciate” Y countless hours the City
has shared towards the success{uf processing of our application.
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San S, Calforda S50 _
[HOBIE1-364 Fax (40815017861 Aarom Yakligian
Aliptweesignel Project Leoader
cam Giennyg Lramark Compranies
Prosklsni £ CEQ 4185 Blackhawk Plaza Circle, Suite 200

Baurd Offteerar
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Sazqala Toechoekgy
ROBERT SHOFRNER
SeeelnmTrensuny
Cishard
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ANRT DE GEUS

Fast Chole

Syoopoys

Board Members:

JOHE ATANES

¥i'liz Foego Bmk
HOHN AMBROSED
Cafiorerd, Ine.
EHELLYE ARCHAMBEAY
Fetric Zmnam, s

HED BARNACHLY
KLA-Tammad

TEM BOTTORFF
Pagfie Gos & Elenlic
MARK DEAN

EH Covporgdion
RADUEL GONZALEZ
Denk of Ameatca
JORHOAK
Horafak-Fackam Company
LEOMARD KAATIOASHY
Lockhoed Murkin Spaced Spstoms
RICHARDHLEWY

Vavtan Maofcod Systoms
FALY LOCATELLE 5.,
Sank Clara Mrdvarsy
DOLYS WERHTT

BAP Labs

LEN PERHAM

Opma Coppdatin

N PR ESE

S, i

IWLLIAM FE, RHODES I
B0 Epsdenies
DAVID L SHIMEHON
Coloaty, fme.

AR TALVALKAR
Lifioghk

Lo WARMEN! fOVEN
Nabwork ArpEamn
TOM WERNER
SonFowar

HENNETH WHCOX
EVE Flnsacis! Growp
Wk Courned Cho
YL TR ARRANAGA, SR
Fipabed MHalanas
Establifind In 1978 by
BAVID PACKARD

Dovyyille, CA 94506
Dear Mr, Yakligian,

O bahalf of the Silicor Valley eadership Group, Tam writing fo cxpress our
support of your development proposal in Sunnyvale called Luminaire ncar Lawrance
Bxpressway and 237,

Oy way of background, the Silicon Valley Leadership Group, founded in 1978 by
David Packard of Hewlett Packard, represcrils more than 250 of Silicon Valley's most
tespected conplovers, Laaderchip Grovp members collectively provide nearly 250,008
il jobs, or one of every four In the private sector in Silicon Yalley,

O oy ansreal basis, the Leadership Group surveys ils members to find out the top
impediments to dolng business in Sitlcon Valley. Every year housing affordability
tops the Hst. Moge specifically, we are Interested in the produdtion of hames that usc
land more cfEdently and provides housing choices close fo jobs and serviees.

The ity of Sunayvale has been proactive In idenfifying areas appropriate bo convert
From industrial to residential. The Leadership Croup is alvo concerned about land
use conversions in berms of compatibility. it this case, althoogh this site was not
originally identified in the City's ITR process for conversion , we believe Tromark's
mixed nse and hovsing development proposal isa good fit for This gateway location
i Survyvale,

We suppaort a mixed vse and housing project for this site, Please Ietus know how we
van be helpful in shepherding the development propesal through the process.

Sincerely,

(Al

Cail Guardino
President & CEHG
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© Much 14,2008

Aaron Yakiigian
Trumark Companies

- #4185 Blackhawk Plaza Circle, Smte EE]E]
Damrﬁla, CA 94506

" Dear Mr. Yakligian:

“The Moffett Park Business and Trausportation As sociation ﬁ'dPETﬂ} would Jike to f:xpmss aur
supp'aﬂ for Tromark’s an:lnaarc development.

By wa_v of reference, the MPBTA is a noo-profit, mmhership based orgamizaiion. Gor

. momhbership includes snch companies as Cgrafi, nfinera, Jay Paul, Juniper Networks, Labeyte,
~ Lockheed Matlin Spaco Systems, Network Appliance Inc., and Yahoo, and employs
approximately 14,000, Sunnyvale-based eoployees, The MPRTA’s objectives arc to address

“local business concems that affect the membership, reduce traffic congestion in thc Muffett Park o

area, and advoeate for better transportation solutions for our members.

. One of the husiness concems that affeet MFBTA mernbiots is the availability of local, quality -
~ housing for members® employess. The MEBTA supports the addition of qualily housing vhits
- wilhin the City of Sunnyvale to help meet this nced. Further, we strongly support the

- development of honsing proximate ko mass transit,  This iz why the MPRTA supports the
development of Trumerk’s Luminaire mixed housing and retait project. The inmovative design
provides quatily howsing ncar mass transit and the Moffou Park ares, and offers rutail to the

‘tenants and Dummumty As MPETA discerns, these complex needs are smartly addmsed in }-’l}ur _

. ~ development.

*_For these reasons MPBTA, finds the Luminaire pmjcct aligng with thc guais of MI—‘B‘I‘A and
- warrants the support of our association,

: mmm
Kﬂy Haywood o
_Excculiwﬂir;ctor .

Ce: MPBTA Board of Directors
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March 11, 2608

Mr, Steven Huang AICP

Trumerk Companics
4135 Blackhawk Plaza Circle, Suifc 280
Danviile CA, 94506

Dear M. Huang,
The Bay Area Council endorses the Luminaire project.

The Luminairs project scored oxtremely highly in all the criteria we employ 10 svaluale proposed
housing projects, namely; transi{ orieniation, project size, elficient uss of land, adaplive re-use of
land, promotion of affordubility, enviranmental design, mixed use, and the promotion of
eommunity input to the design process,

The Housing Endorsemeni Committee feels thal this is precisely the type of dense, frangit-
oriented, infill kousing that Sunnyvale and the rest of the Ray Arca should be promoting and
tirtlding if we are to preserve the health of onr economy and our physieal cavironment.

The fack of all typos of howsing at &) levels of affordebility has hecome & major threai to the
ceonamy of the Bay Acca. Tho rogion’s employers am finding i increasingly difficult to aftract
and keep the top tafent in the Bay Area because the high cost of homsing here.  With our
population expecied fo grow by 20% in the next 25 yeavs, thiz housing shortage, along with
mssociated problems of sprewl, congestion and cnvironmental poliution, are poing to got much
worse unless more projects like Luminaire ara approved and buili.

Wo congratalale yvou, and Trumatk Companies, for producing a well destgned and well siteated
prafecd thal will provide much needed bousing for the residents of Sunmyvale.

Rincerely,

m!;an

Director of Housing
Bay Arca Council

The Bay Arca Couneil is a buzincss-sponenred, publicopolfoy advacacy organizaiion or the ning-counly
Bay Area. The Couneil prozctively advocates for a strong ceonoiny, 7 vital business environmeit, and 2
beiter quality of life or everyons whe Jives bere,
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GREENBELT ALLIANCE
Open Spaces & Vibrant Places

Prday, Febroary 22, 2008

Mayor Tony Spiateri

And City Councilmentbers,
Planning Comimissioners
Sunbyvals City Fall

456 West Olive Avenue
Sunmyvale, CA 95086

RE: Lumingite Doevelopuent Proposzl - SOPPORT
Drear WMayor Spitaler] and Members of the Gity Cowrell and Plzaning Comabssio

For 50 years, Greenbelr Allianec has protccted the repion’s worklng Farms and naturat arces while making the
Bay Area's citics better places to five. & key component of our work is identifying where new groweh should
accur and which devclopment proposals best meet the needs of the tegion, Our Compact Developmenat
Team (COT) endorses and advocates For livable, transit-accessible commanitics with a wide tange of housing
opticns for fatnilies of al sixes and jocome lovels, The CDT cvaluated the Luminaite project propeased by
Trumark Comnpanics using at established set of guidelines, We write o support of this development becanse
we foel it wiil be 2 gatn for this sefghborhood. Due to its location, its pedesttian-friendly aspeets, and iis
inclustveness, the Sunnpvale Mlanning Commistion and City Couneil should approve the Luminaire proposzal,

"the Luminaire project is bound by State Route 237 to the north, Lawience Station Road to the cast, Llko
Dirive 1o the south, and Favwrence Dapressway 1o the west. A nerwork of existing bike lanes surrouads it
T'rumatk proposes 348 rental homes, 16,006 square feet of retail, amenitdes such 25 a swilmming pool and
History Walk, and opon space. 1t has heen said many times that the key to real cstate 38 location. Tromark's
stlection of this site shaws they are aware of this important prineiple. By adding compael neswe homes 1o 2
jobs-rich aren well served by VA, Ttumark 5 ensuting tha residents of Luminaice wall tot have to jurop in
the ear [or every errand and will have the optlon of taking ransi, or even walking, to work. The projcet is
also noar downtoan, meaning that this is an approptiate place for Soanyvale o he growing,

Every new development is an opportanity o remedy the car-oricnted growth of the pask. Realiziag this,
Trumatk has proposed a project that adds a pedestrian-fricndly cdge, with welcoming fron!. stoops, 2tong
1Lawrence Fxpressway, Clever desipn feaiures, including interior couriyards, will help buffer the noise from
the Bxpeessvay, (ther amenitics, including a Eoi pond, senlpiure plaza, sud street. foraiteee, will contribute o
the neighborhoods Ivabiliey, A History Walk encitcling the project will showense the proud past of
Sannyvale as wel 23 tink up the projest’s open spaocs, giving residents an opportnity for recreation, Since
this project is mixed-use, foatwing 16,000 square fect of retail space, fotate residents as well 22 those who
currenily work and Jive nearby will have a chance to access needed sorvices on foot or via tansit,
Futthermore, all of the project’s patking is wrapped Ly the develnpment itself, reeaning that pedestians will
oo loaget have to pavigate the Kind of sast parking ors that currenitly exist onsite,

The developer’s commitment o building 2 high-quality community is enhanced by its plan to exeesd the
tequited perecntage of homes o be reared at below-madket rates, Ty proposing 15% of the homes in this
project be alfordable, Trumark is helping the Cliy of Sunoyyale meet i obligavion to provide homes we can

AN OFFIEE » 821 Howord Street, Sulte 510, San Frontloo, €& 94105 » [415) 5434771 = Fax [4i5] 543-6781
SOUTH DAY OFFIEE » 1972 o Afumedn, Sulle 3, Sondose, O 95126 = (408} 9830854 = Fou [408) 983-100)
EAST BAT OFFICE + 1601 Kordh Moo Streer, Sulte 105, Wolnu) Crook, £h D4595 = [3E53032777b = Fox [925) $32-1970
SOHOMA-MARIH OFFICE = 555 51k Strest, Sulte 300B, Sonta Roso, Ch $5400 = [FOF) 375-3861 = fox (707} 754275
STLAND-NARK GRFICE = 725 Taxos Streey, Folifeld, £A 9533 » {FOF}A27-23008 = Foor {707} 427-2315

WHFOEGREENGELT.ORG » WWW.GREEHBELT.ORG




ATTACHMENT B2
FFage ___W*{ i 7’1/

P m—— e meie

at aFford, This move cosures that prople whoe work in Suanyvale can alzo 2fford oo dive therg, reducing the
armount of time peeple have 0 spend shock in teatfic rathet than telzring with fandly and frieads,

Greenbrelt Allance enconrapes Tramark to permaanently provide VT'A Heo Passes to residents of this
development, 63 male sure bike racks atd sreure bicycle parkisg end up in the project, and to continge to
caplore the ider of shared parkiog as & way to provide only a3 much parking a5 s needed.

Tn closing, Greunbelt Allance applauds the City of Sunnyvale™s fotus on existing infill sites for new hores,
[iwbs, and shops, This kind of developmunt combats climate change and alfevlates pressurs to pave over
natueal avess and working larms while providing homes for the people whe five and work in the comooaity,
Greenbadt Albance ia particularly pleased that the develaper is alsa secking LI} cortification from the U5,
Creen Bullding Councll (USGBL). Natonwide, 65% of wectricity consumpiion and 3% of greetihouse gas
ermissions come from buildinps themselves, according to USGUCL By achieving LEER certification, the
develuper will pready lower the fuviprint of this project, and thos the impect of Sunnyvale, on global climate
change. For these rezsons, Greenbelr Alliance strongly urges the Planning Comimission and Ciry Council’s
support of the Laminaire developmunt.

Heyrards,
/sf

Marls Wilson
Limble Commanitics Gutreach Coondinator
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. Sunnyvale Community Services "
E 725 Kifer Rood, Sunnyvale, CA 4085 |408) 738.4321 Lw
Working fo Prevent Homelessness and Hunger

warch 25, 2008

Aavon Y akligian

Senior Project Leader

Trumark Companies

AVRS Blackhawk Plazs Circle, Sutte 200
Danville CA 94506

Dear Mr. Yakligian

Following our conversation, | am wiiting lo endorse strongly Trumark’s propesed mixed-use
development caifed Luminaire at 1287 Lawrence Station Road.

As the Execative Director of Sunnyvale Community Services, | know that the most pressing
need confronting the low-income families and seninss we serve is afferdabie housing (and that
the term “affordable housing” is vsvally an oxymoron in Suanyvale). According to the City's
2005-2010 Consolidated Plan, 27.3% of Sunayvalc residents falls equally in extremely tow, very
low, and fow income categories, The two ways to obtain affordable housing are higher density
and smaller units. Your project ineludes both, Furthermore, it is localed near light rail and bus
lines, viial to low-imcome residents, and residents in the proposed complex could walk to jobs in
Moffett Park.

I know that whes higher density housing complexes are proposed in or near residential areas,
there is widespread opposition. Your coinplex, however, is not located in a residential area and
is vittaaily a zelf-contained “island,” From what | understand, the closest neighbors are retail
stotes cager to have the complex built to result in more customers. Luminaire would provide
much needed affordable housing and 52 BMR units (hat would be a great benefit to those who
are on the waiting list,

Please let me know if T can anything else to support the Luminaive project.
Sin?mi}r,

oy f : ;
Yhresd ol

Maney S. Tivel
Executive Drivector

Py Pm——
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March 25, 2008

Aaron Yakligiam

Trumark Companies

4185 Blackhawk Plazz Circle, Suife 200
Danville, CA 94506

Dear Mr. Yakligian,

On behalfl of the [Housing Action Coalitfon of Santa Clara County, wo are writing to
support your development proposal near Lawrence and 237 i Sunnyvalc called
Luminaiie.

By way of background, the Housing Action Coalition includes more than 140
organizations and individuals. Tts goal is the production of well-built, appropriately-
located homes that are affordeble to familics and workers in Silicon Valiey,
QOrgenizations participating in the HAC include the Silicon Valley Leadership Group, the
Home Buoilders Association, Greenbelt Allance, the Sicrra Ciub, the Leapue of Women
Voters, Sania Clara County Association of Realiors, and the California Apartment
Association Tri-County Division.

As long time advacates for more homes, the Housing Action Coalition belicves this
development proposal is an sppropriade fil for this site. Finding lard suitable for more
homes can often be the most challenging ciement of housing development, It is our hope
that the Cily will view this property as 2 good place to convert nnderutilized industrial
land t¢ & new mixed use community that will provide new homes for those who
contribute to out community and cconomy, In particular, we are pleased to see a rental
prodect proposed since rentat housing is a much needed housing product type.

Please et us know how we cat bo of assistance as this proposal makes its way through

the development process.

Sincerely,

iviargarst Bard Chris Block
HAC Co-Chair ITAC Co-Chair

Housing Action Coalition, oo SVEG, 224 Airport Perkway, Suite 620, Son Jove, CA 95118
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Sunnyvale, California Sa{;ra Clara County
P |
P.0.Box 51307 Sunnyvale, CA $4088 (408) 7439-0220

March 17, 2008

To: TRUMARK COMPANIES
4185 Blackhawk Plara Circle
Suite 260
Danville, CA 94506

trom: Sunnyvalc Historical Soctety and Musenm Association
Sunnyvale, CA 94087

RE: ENDORSEMENT for Luminaire’s Historic Walking Tonr and Brochure
Dear ‘I'rumark Companies,

On bebalf of ke Sunnyvale Historicat Sqcicty and Myseum ﬁSSﬂClaiI,GII we . The .Executive Beard, fully
endorse the pm;}uaf:d hislorte watking toir a8 designed to be an mtegmi park of the proposed mixed-use
nclghhurhmd known as Lyminaire by Trumark Companivs.
T

We understand that Lummmrc proposes 348 reatal apartments and 16,000 square feet of meighburhood
supp{)mné retail shops, restaurants and services at the interseclion of Lawrence ]*xprﬂ.,&swa}' ang Blko Drive.
The historje walk is a collection of 10 stortes of Stmiwvale s history displayed in the public spaces fronting
Luninaire along Laiwrence Station road and within the proposed publicly accessible netghborhiood park.

We believe that sharing the History of Sunnyvale with now residemts will establish & scnse of pride with
Sunayvale and encourage them to become further invested in the City of Sunayvale. Fodhermore, (he
Historic Watking Touor wil? also educste and connect existing adjacont business employees and residonts in
the Notth Sunnyvale arca with the tich history of Sunnyvale.

This Ietter also provides Tromark Companics with the Sennyvale Historcal Socicly and Muscum
Association’s approval to produce the Bistoric Walk Brochures as designed for public distribution, ‘The
hrochures are intended to tell the 10 selected stories of Sunnyvale's history, while also directing the public to
the Historic Walking Tour and sew Museun.

The Sunmyvale Historical Society and Museum Assoclation 1z gratefl to I‘rumark _Companies for the
coprdinated and- mopcmmre. pmocss tu t..reatc tl'te Sunn}rvalc H!sturm Walkmg Tpur and bmchurc to our
sausfacfmn P -
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Rosid _qua_nf}, President = Jfodi Gorden, Secretary,, .. Iohan Koning, Treasurer;

Singerely,
PO HEH
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Tromark

Companies

September 19, 2008

Mr. Stewe Lynch
Senior Plammer
City oF Sunnywials

RE: Luminaire Light Rail Connection Flan Offer

Dear Steve:
Tromark Compantes is preud o presenr the City of Suomyvale with the attached 20-page Lighe Raif Commection Mlan offer, This plan offers on- and oF

site improvem2ms i3 be implzmenzed by ali reasongble efforts in association with the Lumisie mived-use veighborhood
Plzn Gaoai:
+ The goal of the Luminaire Light #ail CoanecZon Plar: is to promete and ancourage ose of the WTA Tight mail svstzm.

Plan Objectives:
+ Educate residerts, guests and retall patrems about WTA by providing an informationa? Kissk 2t Lumirairs showing the transit system map,

directions 1o Vienra Station, and the vatiery of wegional etractions accessible by Lighe rail.
» Epcourzege use of the lizhe rail system by providing evers apartmen: with an ECOPASS for the Hrst year.
* lIvprawe pedestrian safery along the West edge of Lawrence Expoeseaay by installing & 427 high decorative miling to separete pedestians from
mave] lanes between £lko Drive and Tasmar Drive,
+ [mprove pedestrian safety by installing 2 bumon-actvated fashing light sveeswalk on Tasoan Drive an the East end of the WVienma Starfon
platfort,
# Iroprowe the pedestrian sxperience 3y msliing additional Tees, groundeover and vines on the West edee of Lawrence Expressway.
Ths Lumnirairs Light Rail Cormectign Plan will encourage the nse of (ight rail by educeting residents, zuests and rezil patrens, and by freproving the
aesthebics and pedestrian safery to and from the Vienna Ligkt Rail Seation.

Sincerethy,
TRUMARK COMPANIES

Grarrett Hinds, AICP
Diirecoor of Architecnre
4133 BLACEHAWE, PLAZA CIRCLE - SLUTTE 200 - DAMWILLE., CA 943345 - [9235] f42-3200) - FAX [425] (15363
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Button-Activated Flashking Light
Crosswalk Location
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buyers are logking for 2 place to call homez.

Health

Residents can also feel secure with 24-hour patrols by VTA
peacea officers and deputy sheriffs at stations and onboard bis
and light rail. They'll alseo fikely to be safer zipping along on
light rail rathey than creeping down the freeway. Less cars on
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RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
SUNNYVALE AMENDING THE GENERAL PLAN CHANGING THE
LAND USE DESIGNATION FROM "INDUSTRIAL" TO “VERY HIGH
DENSITY RESIDENTIAL”

WHEREAS, Trumark Companies has requested a General Plan Amendment for a project
site comprised of two parcels with a combined total area of 6.63 acres located at 1275 and 1287
Lawrence Station Road, Sunnyvale, California to change the land use designation from
“Industrial” to “Very High Density Residential” and

WHEREAS, an analysis of the environmental effect of approval of this Plan Amendment
was conducted, and an Environmental Impact Report and Statement of Overriding Consideration
have been prepared in compliance with the California Environmental Quality Act of 1970, as
amended, and City Council Resolution No. ; and

WHEREAS, a draft and final Environmental Impact Report was prepared to assess the
potential environmental impacts of the General Plan Amendment, described alternatives to the
proposal and potential mitigation measures. On November 18, 2008, after a public hearing duly
held, the City Council reviewed the documents comprising the EIR and found that the EIR
reflects the independent judgment of the City Council and its staff, and is an adequate and
extensive assessment of the environmental impacts of the Amendment. The City Council
certified the EIR as having been prepared in compliance with the requirements of the California
Environmental Quality Act (“CEQA”), made necessary findings and adopted the mitigation and
monitoring program (Resolution No. ). The potential environmental impacts of
the proposed rezoning were considered within the scope of the EIR; accordingly, an addendum
to the EIR has been prepared pursuant to CEQA guideline section 15164 to aid in its review; and

WHEREAS, the Planning Commission considered the proposed amendments at a duly
noticed hearing held on October 13, 2008, and has recommended approval of the amendments to
the General Plan; and

WHEREAS, the City Council held a public hearing on November 18, 2008, and
considered the reports and documents presented by City staff, the Planning Commission’s
recommendation, and the written and oral comments presented at the public hearing.

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Sunnyvale
that it hereby adopts the following findings and actions:

1. The City Council finds and determines that the General Plan Amendment conforms
with the requirements provided for in the Sunnyvale Municipal Code, that it is a suitable and logical
change of the General Plan for the development of the City of Sunnyvale, and that it is in the public
interest.

2. The City Council finds and determines that the proposed changes to the General
Plan to change the land use designation from Industrial to Very High Density Residential with
appropriate General Plan residential densities and related zoning designations is in the interest of

Resos\GenPlan\271-07 DSP Amend Intensity 1
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the public as adequate industrial land will be retained within the city limits to support the local
economy. The legally-required environmental review has been conducted.

3. The revised General Plan Amendment, as adopted, a copy of which is on file in the
Office of the City Clerk of the City of Sunnyvale, is hereby incorporated into the 1972 General Plan
of the City of Sunnyvale.

4. The Mayor and City Clerk are directed to endorse the amendment to the 1972
General Plan of the City of Sunnyvale and to show that the same has been adopted by the City
Council.

5. The City Clerk is directed to file a certified copy of the amendment to the 1972
General Plan of the City of Sunnyvale with the Board of Supervisors and the Planning Commission
of the County of Santa Clara and the planning agency of each city within the County of Santa Clara.
The City Clerk is directed further to file a certified copy of the amendment with the legislative body
of each city, the land of which may be included in said plan.

Adopted by the City Council at a regular meeting held on November 18, 2008, by the
following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

ATTEST: APPROVED:

City Clerk Mayor
(SEAL)

APPROVED AS TO FORM AND LEGALITY:

David E. Kahn, City Attorney
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ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
SUNNYVALE AMENDING THE ZONING PLAN, ZONING DISTRICTS
MAP, TO REZONE CERTAIN PROPERTY LOCATED AT 1275 and 1287
LAWRENCE STATION ROAD FROM M-S (INDUSTRIAL AND SERVICE)
TO R-5/MU (HIGH DENSITY RESIDENTIAL AND OFFICE/MIXED USE
COMBINING DISTRICT) ZONING DISTRICT

THE CITY COUNCIL OF THE CITY OF SUNNYVALE DOES ORDAIN AS
FOLLOWS:

SECTION 1. AMENDMENT OF ZONING PLAN. The Zoning Plan, Zoning Districts
Map, City of Sunnyvale (Section 19.16.050 of the Sunnyvale Municipal Code) hereby is amended in
order to include certain properties within the R-5/MU (HIGH DENSITY RESIDENTIAL AND
OFFICE/MIXED USE COMBINING DISTRICT) ZONING DISTRICT which properties are
presently zoned M-S (INDUSTRIAL AND SERVICE) ZONING DISTRICT. The location of the
properties is set forth on the scale drawing attached as Exhibit “A.”

SECTION 2. CEQA- These amendments to the General Plan are subject to a resolution
of findings based on the Environmental Impact Report. As part of the process of amending the
General Plan, the City has analyzed the environmental effects of this ordinance, certified an
Environmental Impact Report and adopted A Statement of Overriding Considerations and made
necessary findings as required by the California Environmental Quality Act (Public Res. Code
88§ 21000 et seq.; "CEQA™). The City finds that the adoption of this ordinance is within the scope
of the program EIR and no new environmental documentation is required.

SECTION 3. EFFECTIVE DATE. This ordinance shall be in full force and effect thirty
(30) days from and after the date of its adoption.

SECTION 4. PUBLICATION. The City Clerk is directed to cause copies of this
ordinance to be posted in three (3) prominent places in the City of Sunnyvale and to cause
publication once in The Sun, the official newspaper for publication of legal notices of the City of
Sunnyvale, of a notice setting forth the date of adoption, the title of this ordinance, and a list of
places where copies of this ordinance are posted, within fifteen (15) days after adoption of this
ordinance.
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Introduced at a regular meeting of the City Council held on November 18, 2008, and adopted as
an ordinance of the City of Sunnyvale at a regular meeting of the City Council held on
November __, 2008, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

ATTEST: APPROVED:

City Clerk Mayor
Date of Attestation:
SEAL

APPROVED AS TO FORM AND LEGALITY:

David E. Kahn, City Attorney
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RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
SUNNYVALE MAKING A STATEMENTS OF OVERRIDING
CONSIDERATION FOR THE TRUMARK DEVELOPMENT
PROJECT IN THE CITY OF SUNNYVALE

WHEREAS, the Luminaire/Lawrence Station Road Project (“Project”) requires the
City of Sunnyvale (“City”) to approve an amendment to the City of Sunnyvale General Plan
and Zoning Ordinance (file no. , SCH no. 2007042068); and

WHEREAS, the project analyzed under the FEIR consisted of: 1) developing a new
Mixed Use (MU) Combining District zoning designation for the City; 2) amending the
General Plan Land use designation on an approximately 6.91-acre site from Industrial to
Very High Density Residential (45-60 dwelling units per acre), which includes a new General
Plan policy statement limiting the use of the northern 0.28 acres of the project site near State
Route (SR) 237 to open space only (i.e., the northern 0.28 acres of the project site cannot be
utilized to increase the maximum allowable number of dwelling units or commercial
development); and 3) rezoning the project site from Industrial and Service (M-S) to High
Density Residential and Office with a Mixed Use Combining District (R-5/MU); and

WHEREAS, the City Council of the City of Sunnyvale is the decision-making body
for the Luminaire/Lawrence Station Road Project; and

WHEREAS, the City Council of the City of Sunnyvale approved not only the
creation of the Mixed Use (MU) Combining District zoning designation as a new zoning tool
within the City of Sunnyvale, but also wishes to approve actions related to the development
Project “APPROVAL OF THE PROPOSED LUMINAIRE/LAWRENCE STATION ROAD
PROJECT”; and

WHEREAS, CEQA requires that in connection with the approval of a development
project for which a FEIR has been prepared which identifies one or more significant
environmental effects, the decision-making body of a responsible agency must first make
certain findings regarding those significant effects on the environment identified in the FEIR,
and where the FEIR identifies one of more significant, unavoidable environmental effects
then the decision-making body of a responsible must first balance economic, legal, social
technological, or other benefits of the proposed project against its unavoidable environmental
risks when determining whether to approve the development project and make findings of
overriding consideration.

NOW THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE
CITY OF SUNNYVALE:

The City Council of the City of Sunnyvale adopts and makes the following Statement
of Overriding Considerations regarding the significant, unavoidable impacts of the Project
and the anticipated benefits of the Project.
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SECTION 1. Significant Unavoidable Impacts

With respect to findings and in recognition of those facts that are included in the
record, the City has determined that the project would result in the following significant and
unavoidable impacts:

o Diesel Particulate Matter Exposure Impact (land use compatibility and air quality
impact) — The proposed project, with the implementation of the identified mitigation
measures, would reduce impacts related to diesel particulate matter exposure, but not
to a less than significant level. The project could also delay occupancy of the units
where significant health risks are identified for at least five years (until approximately
2015), however, the City considers this to be difficult to enforce and implement. For
these reasons, the impact is considered significant and unavoidable.

o Cumulative Regional Air Quality Impact — The cumulative effect of approving and
implementing all of the proposed General Plan Amendments would add residential
units that were not accounted for in the Ozone Strategy, which would result in
cumulatively significant increases in traffic congestion in the area. The proposed
land use amendment for the project site would contribute to this cumulatively
considerable regional air quality impact.

These impacts would not be reduced to a less than significant level by feasible changes or
alterations to the development Project.

SECTION 2. Overriding Considerations

With respect to the significant and unavoidable environmental impacts identified
in Section 1 above, the Council finds that all feasible mitigation measures and
alternatives have been adopted and that, pursuant to Public Resources Code section
21081(b) and Guideline 15093, there are specific overriding economic and social benefits
of the following Project outweigh the significant effects on the environment. These
benefits, which will accrue to the City of Sunnyvale and the general public, warrant
approval of the Project notwithstanding the Project’s remaining significant impacts, and
include the benefits outline below in Section 3.

e General Plan Amendment to change the land use designation from
Industrial to Very High Density Residential,

e Rezone the site from M-S (Industrial & Service) to R-5/MU (High
Density Residential and Office/Mixed Use),

e Special Development Permit to allow development of 338
condominium units and 16,000 square feet of commercial space,

e Vesting Tentative Map for condominium purposes.
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SECTION 3. Benefits of Project

The Project described in the above section will meet the following General Plan

A. Housing and Community Revitalization Sub-element

Goal A: Foster the expansion of housing supply to provide greater opportunities
for current and future residents within limits imposed by environmental, social,
fiscal and land use constraints.

The project will provide 338 new housing units.

Policy B.3:  Continue to permit and encourage a mix of residential and job-
producing land uses, as long as there is neighborhood compatibility and no
unavoidable environmental impacts.

The project provides a mix of residential and commercial units.

Policy C.1: Continue efforts to balance the need for additional housing with other
community values, such as preserving the character of established neighborhoods,
high quality design, and promoting a sense of identity in each neighborhood.

The project will provide new housing units in an existing industrial neighborhood
that does not currently have a residential identity. The project is adequately
separated by a street from the existing industrial neighborhood and provides its
own separate identity.

Goal D: Maintain diversity in tenure, type, size, and location of housing to permit
a range of individual choices for all current residents and those expected to
become city residents.

The project provides additional rental opportunities within a multi-family style of
residential development.

Policy D.1: Encourage innovative types of housing in existing residential zoning
districts.

The project will provide a new/innovative type of housing through the
introduction of live/work units.

Goal E: Maintain and increase housing units affordable to households of all
income levels and ages.

The proposal meets this goal with 304 market rate units and 46 new BMR rental
units.

B. Land Use and Transportation Element
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Goal C1: Preserve and enhance an attractive community, with a positive image
and a sense of place that consists of distinctive neighborhoods, pockets of interest,
and human-scale developments.

The project’s architecture is a high quality design that will be distinctive.

Policy C2.2: Encourage the development of ownership housing to maintain a
majority of housing in the city for ownership choices.

This project proposes rental housing units, not ownership units, although
a map is being requested and the developer may sell ownership units at any time.

C3.2.3: Encourage mixed use developments that provide pedestrian scale and
transit oriented services and amenities. The intent is to provide opportunities for
mixed use.

The project will provide a mixed use project that is located adjacent to
transit. While the project does not provide transit services it will provide an on-
site kiosk for transit and ride share information.

C4.3: Consider the needs of business as well as residents when making land use
and transportation decisions.

As previously stated, the project is adequately separated from the adjacent
industrial neighborhood by a street.

Policy N1.1: Protect the integrity of the City’s neighborhoods; whether
residential, industrial or commercial.

Action Statement N1.1.1: Limit the intrusion of incompatible uses and
inappropriate development into city neighborhoods.

The majority of the existing neighborhood is zoned Industrial and is
occupied by general office or research and development uses. As previously
stated, the project is adequately separated from the adjacent industrial
neighborhood by a street.

Policy N1.2: Require new development to be compatible with the neighborhood,
adjacent land uses and the transportation system.

The project site is situated in an industrial zone on an “island” lot greater
that 6 acres and has its own separate design and identity.

C. Community Design Sub-element

Policy A.2: Ensure that new development is compatible with the character of
special districts and residential neighborhoods.

The project site is situated in an industrial zone on an ““island” lot greater
that 6 acres and has its own separate design and identity.

Policy C.4: Encourage quality architectural design, which improves the City’s
identity, inspires creativity, and heightens individual as well as cultural identity.
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The proposed architecture incorporates high quality design and is creative,

unique (mixed use), and will call attention to its design.

Adopted by the City Council at a regular meeting held on
2008, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

ATTEST: APPROVED:

City Clerk Mayor
(SEAL)

APPROVED AS TO FORM AND LEGALITY:

David Kahn, City Attorney
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