
    Agenda Item #  
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CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  July 28, 2008 

 

 
SUBJECT: 2008-0407 – The Martin Group LLC [Applicant / Owner]:  

Application located at 384 Santa Trinita Avenue (at Kern 
Avenue) in an M-S (Industrial & Service) Zoning District.  

Motion Use Permit on a 5.56 acre site for a new four-story, 
approximately 99,317 square feet R&D office building, 
resulting in 50% FAR (Floor Area Ratio) where 35% is 
allowed without a Use Permit. 

 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

Vacant Site 

Surrounding Land Uses 
North Industrial/R&D Office 

South Industrial/R&D Office, Daycare, Religious Facility, 
Bank 

East Industrial/R&D Office 

West Commercial Retail (Fry’s Electronics) 

Issues Floor Area Ratio, Site Plan and Architecture 

Environmental 
Status 

A Mitigated Negative Declaration has been prepared 
in compliance with California Environmental Quality 
Act provisions and City Guidelines. 
 

Staff 
Recommendation  

Approve with Conditions 
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PROJECT DATA TABLE 
 
 EXISTING PROPOSED REQUIRED/ 

PERMITTED 
General Plan Industrial Same Industrial 

Zoning District M-S Same M-S 

Site Area (s.f.)  198,634 Same 22,500 min. 

Gross Floor Area 
(s.f.) 

N/A 99,317 69,521 max. 
without a Use 

Permit 
Lot Coverage (%)  N/A 12% 45% max. 

Floor Area Ratio 
(FAR) 

N/A 50% 35% without  P.C. 
review 

No. of Buildings On-
Site 

0 1 --- 

Building Height (ft.)  Unknown 75’ 75’ max. 

No. of Stories N/A 4  8 

Setbacks (Facing Santa Trinita Ave) 

Front  (Santa Trinita 
Ave.) 

N/A 107’ 15’ min. 

Left Side  
N/A 64’ 0 min. (20’ min 

total) 

Right Side  
 (Kern Ave.) 

N/A 92’ 15’ min. 

Rear (Caspian Court) N/A 150’ 15’ min. 

Landscaping (sq. ft.) 

Total Landscaping N/A 68,846 (35%) 39,727 min. (20%) 
Frontage Width 
(ft.) 

N/A 25’’ 15 ft. min. 

% Based on Floor 
Area 

N/A 69% 10% min. 

% Based on 
Parking Lot 

N/A 66% 20% min. 

Parking Lot Area 
Shading (%) 

Unknown 50% 50% min. in 
15 years 

Water Conserving 
Plants (%) 

Unknown 70% 70% min. 
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 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

Parking 

Total Spaces N/A 333 198 min. -  
398 max. 

Standard Spaces N/A 205  99 min. 

Compact Spaces/ 
% of Total 

N/A 123 / 37% 166 / 50% max. 

Accessible 
Spaces 

N/A 8 6 Min. 

Aisle Width (ft.) N/A 26’ 26’ min. 

Bicycle Parking  0 17 min. (75% -
Class I & 25% 

Class two) 

17 min. (75% -
Class I & 25% 

Class two) 

Stormwater    

Impervious 
Surface Area (s.f.) 

83,292 135,094 --- 

Impervious 
Surface (%) 

42% 68% --- 

 
ANALYSIS 
 
Description of Proposed Project
 
The Use Permit application is for a new 99,317 square foot office building at 
384 Santa Trinita Avenue. The site is located at the corner of Santa Trinita 
Avenue and Kern Avenue. The FAR is proposed at 50%. Buildings greater than 
35% FAR require review and approval of a Use Permit by the City Council. 
 
Background
 
Previous Actions on the Site: The following table summarizes previous 
planning applications related to the subject site. 
 

File Number Brief Description Hearing/Decision Date 
1986-0091 Development of 3 high 

FAR (37%) lots 
Planning 

Commission / 
Approved 

7/29/86 

1986-0090 Tentative Maps for 3 lots Staff/Approved 7/29/86 
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A proposal for a 79,080 s.f. office building and a 40% F.A.R. was approved in 
January of 2000 by the Planning Commission. The previous office building was 
demolished but the approved building was never constructed.  
 
Environmental Review
 
A Mitigated Negative Declaration has been prepared in compliance with the 
California Environmental Quality Act provisions and City Guidelines. An initial 
study has determined that the proposed project would not create any 
significant environmental impacts (see Attachment D, Initial Study). 
 
A Traffic Impact Analysis was prepared by Hexagon Transportation 
Consultants, Inc.  Minor mitigation methods are recommended which include 
improvements to the driveway widths and curb radii that will comply with City 
standards. Furthermore, it was recommended that a mutually acceptable TDM 
and bicycle parking plan be developed. A draft TDM program has already been 
submitted and reviewed.  Per Conditions of Approval, A Final TDM program will 
be required prior to approval of building permits.  
 
Use Permit 
 
Detailed Description of Use: The proposed project is for a new office building 
totaling 99,317 square feet. The building is four stories and the FAR is 
proposed at 50%. Buildings greater than 35% FAR require review and approval 
of a Use Permit by the City Council. 
 
Green Building FAR Bonus: For green buildings, SMC section 19.32.075 allows 
all projects located in the M-S zoning district to be granted an additional 5% 
FAR over the permitted FAR. This allowance is intended to encourage 
sustainable developments and the construction of green buildings which are 
designed and constructed to a LEED Certified level. Although not required in 
conjunction with a Use Permit, the applicant has provided a checklist that 
indicates LEED Certified level design.   
 
Site Layout: The proposed site layout will consist of a four-story building 
centrally positioned on the lot. The building is diagonally positioned to provide 
more visual interest to the street. The site contains all surface parking around 
the building. A wide band of landscaping is proposed around the entire site 
with islands throughout the parking area. The proposal contains three 
pedestrian walkways from the street.  The latest revision to the plan includes a 
walkway at the corner.  The site meets and exceeds all setback requirements.  
Two main entrances are located on either side of the central portion of the 
building. Decorative walkways link these potions of the building to each street. 
A plaza area is positioned adjacent to the building along the Santa Trinita side. 
A decorative trellis area provides as an amenity to the site.  Also at the opposite 
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corner facing the Kern Avenue side, is an outdoor seating area. A cafeteria will 
be positioned at this side of the building.   
 
Stormwater Management:  The applicant has provided a preliminary 
stormwater management plan per Municipal Code requirements. A majority of 
the treatment will include the use of landscaping in the form of grassy swales. 
Where necessary, CDS units (hydrodynamic separator) may be used.  A final 
stormwater management plan will be required for review and approval per 
Condition of Approval #11C. 
 
Easements and Undergrounding:  
Overhead utility lines along the southern boundary are required to be 
undergrounded. (Condition of Approval #19A).  
 
The following Guidelines were considered in analysis of the project site design. 

Citywide Design Guideline  
(Site Layout) 

Comments 

A1.  New development shall enhance 
the character of its surrounding area 
through quality architecture, and 
landscaping and appropriate site 
arrangement.  
 

The proposed plan enhances the site 
and surrounding area through 
unique layout and architectural 
design. Increased landscaping also 
improves the overall appearance of 
the site.  

 
Architecture: The proposed building is symmetrically shaped with various 
projecting elements along its façade. The buildings are primarily composed of 
glass material with horizontal aluminum mullions incorporated to break up the 
façade. Three types of glass are used; reflective ribbon and spandrel glass for 
the majority of the building, blue tinted vision glass within the central 
cylindrical shaped portion, and clear glass within the stairwell. Metal panels 
are utilized within the roof screen. The stairwells also incorporate a curved 
metal roof. The four story building reaches the maximum peak of 75 feet 
allowed by the Municipal Code.  
 
The applicant has modified the central portion of the building to incorporate 
more glass and articulation as a response to the Planning Commission study 
session, to address concerns that this element lacked sufficient detail or 
interest.  Instead of what appears as a metal panel cap at the top of this 
element, the reflective glass is continued through to the top of the building. 
Some horizontal articulation is maintained through the use of mullions to 
break up this façade.  
 
Elevations are shown in Attachment E.  Architectural renderings of the new 
buildings are shown in Attachment F. 
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The following Guidelines were considered in the analysis of the project 
architecture. 
 

Citywide Design Guidelines 
Architecture 

Comments 

B1.  New buildings shall maintain 
diversity and individuality in style 
while improving aesthetic character of 
their surrounding area 

The proposed architectural style is 
distinctive and would enhance the 
aesthetic character of the 
surrounding area. The proposal 
utilizes similar materials as found in 
the area with new forms and colors 
providing variety from the other 
industrial buildings. 

B2. Roof equipment shall be fully 
screened by parapets, roof screens or 
equipment wells. 
 

The roof equipment will be 
completely screened within the 
proposed parapet.  

B5.  Main entrances of the buildings 
shall be well defined 

The proposed building includes a 
well-defined entry area along the 
north and south facades of the 
building. 

E1.  A comprehensive material and 
color scheme shall be developed for 
each site. 

The proposed building will have a 
variety of glass materials at different 
sections of the building with metal 
paneling also incorporated  
 

 
Landscaping: The project exceeds current requirements for landscaping (where 
20% is the minimum) with a proposed 35% landscaping of the lot proposed. 
The project would considerably upgrade the landscaping relative to the existing 
site. The landscaping will be located throughout the site, with a larger portion 
of landscaping near the street frontages and directly in front of the buildings. 
The proposal meets Sunnyvale Municipal Code 19.38.070(d) that requires 50% 
of the parking areas to be shaded within 15 years. 
 
The site was demolished in 2000 and only two trees lie within the project 
boundaries. The Arborist Report notes an additional 14 street trees, all of 
which are considered in fair or poor health. The report calls for the removal of 
all of the trees; however, the City Arborist notes that one live oak tree along 
Kern Avenue should remain. The two trees on-site are protected (those greater 
than 38 inches in circumference measured 4.5 feet from the ground). Per 
Conditions of Approval, protected trees must be replaced by a 36-inch box size, 
large, native species as appropriate for the site. 
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Condition of Approval #11A requires the preservation of this tree. In the report, 
six additional trees are referenced on adjacent sites. These trees are required to 
be protected during construction of the project.  
 
A variety of species of trees will be added to the site including Yarwood, Pine, 
Pear, Magnolia, Coast Live Oak, Brazilian Pepper, Juniper, and Laurel. The tree 
selection includes those that provide aesthetic value as well as those that will 
provide shading to the interior parking and drive aisles of the site. The site is 
design to meet the required 50% shading standard.  
 
The following Guidelines were considered in analysis of the project 
landscaping. 
 

Industrial Design Guidelines 
(Landscape) 

Comments 

A2.  All areas not in use by structures, 
driveways, and parking spaces shall 
be properly landscaped.   

The landscaping plan includes an 
extensive plant selection that will be 
dispersed throughout the site.  The 
project will upgrade the vacant site 
with new landscaping in all areas 
that are not utilized by parking and 
driveway areas. 

 
Parking/Circulation: The site attains ingress and egress from each street 
frontage (Santa Trinita Avenue and Kern Avenue). A total of 333 spaces are 
dispersed around the proposed building.  A parking ratio of 1 space per 298 s.f. 
is achieved for the site through the proposed layout. The Municipal Code  
allows 1 space per 500 minimum and 1 space per 250 s.f. maximum for office 
development. The project proposal includes a Transportation Demand 
Management (TDM) Plan which calls for a reduction in total trip generation by 
18%. A preliminary plan has been provided to staff. A final TDM plan is 
required for approval per Condition of Approval #13A. 
 
The bicycle parking is located on either side of the office building. VTA 
guidelines require 17 total bicycle spaces of which 13 are required to be Class I 
secured parking. Bus stops are located nearby at the intersection of Santa 
Trinita Avenue and Arques Avenue and along Lawrence Expressway. 
Pedestrian sidewalks will be required to be repaired along each street frontage 
per Conditions of Approval.  Condition of Approval #19C requires repairing of 
the sidewalks along the entire project frontage. The applicant will work with 
City staff to configure the sidewalk as to preserve an existing mature live Oak 
tree that is required to be preserved. 
 



2008-0407 – The Martin Company   July 28, 2008 
Page 9 of 13  

 

 

Pedestrian connections are proposed to be established to the buildings from 
each public sidewalk.  Staff has worked with the applicant to provide increased 
pedestrian circulation throughout the site. A third walkway has been proposed 
at the corner of the site to enhance this connection.  
 
Art in Private Development: The project is subject to Art in Private 
Development requirements as stated in Sunnyvale Municipal Code Section 
19.52. The applicant is required to provide artwork in publicly viewable areas 
equal to 1% of the construction valuation of the project.  The applicant has met 
with Arts staff to discuss preliminarily how and where to provide the required 
art on-site.  The applicant noted the proposed pedestrian oriented area that 
includes a trellis as a possible location. Arts staff also suggested locations 
closer to the street or at the corner. A possibility may be to include integrating 
art within the architecture at prominent locations.    
 
TDM Program: The applicant has submitted a draft traffic demand 
management program (TDM) from the Hoyt Company.  The program proposes 
TDM measures in five general categories including Carpool/Vanpool program, 
Transit Subsidy Program, Parking Program, Promotional Program, shuttle 
program to the VTA light rail, and Alternative Work Scheduling/Location 
Programs. This program will be managed by tenants of these buildings who are 
not known at this time. 
 
Compliance with Development Standards/Guidelines: The application is in 
compliance with development requirements and design guidelines. Since the 
project exceeds the maximum allowable 35% FAR it requires a Use Permit.   
 
In 1999, the City established a development pool to draw from when 
office/industrial projects proposed to exceed 35% Floor Area Ratio. The current 
available square footage in the pool is approximately 2.6 million square feet. If 
approved the project would require 29,795 square feet from this pool.  
 
Expected Impact on the Surroundings: Short-term impacts related to 
construction activities may increase noise and dust during the phasing of the 
site. Over the long term, the proposal will result in an increased building mass 
and additional traffic. The site is located in an area that can accommodate 
higher FARs without significant adverse traffic impacts. The site plan and 
building design minimize negative impacts and enhance the streetscape. 
Increased landscaping to the site will also have a positive impact to the site and 
nearby area. The project will improve the overall quality of the building 
character in the area. 
 
To the south of the site are properties zoned MS-POA. Current uses of those 
sites include a bank, a religious facility, a day care (legal non-conforming), an 
approved self-storage facility (not built), and an adult health care facility. Class 
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A office is an appropriate use near these uses as there are likely fewer potential 
impacts from hazardous materials than if the subject site were developed with 
an R&D or manufacturing use.  
 
Due to the requested Floor Area Ratio for an industrial development, specific 
criteria are required to be considered. Attachment C evaluates the specific 
aspects of the proposed project relative to these criteria. In summary, the 
criteria outline four major categories: 

• Community Character,  
• Environmental: Air Quality & Traffic 
• Site Design & Architecture 
• Economic Fiscal, and Community Benefit 

 
Green Building Features: As noted previously in the report, the project will 
achieve an equivalent number of points to a LEED Certified rating. In 
summary, LEED emphasizes state-of-the-art strategies for sustainable site 
development, water savings, energy efficiency, materials selection and indoor 
environmental quality. LEED is a performance-based program that provides the 
project design team the ability to select which credits they would achieve and 
how it would be designed. The following are some of the ways in which the 
proposed Project would achieve LEED certification: 

• Site and Landscape – walking paths landscaped with native plants, 
outdoor art and water features, preferred parking for bicycles, carpools, 
hybrids and other low-emission vehicles.  Current design incorporates 
high SRI (Solar Reflectance Index) Cool Roof. 

• Materials - materials with recycled content, re-use of materials from 
demolished buildings, construction waste management plan; 

• Indoor Environmental Quality - Project will provide low emitting 
materials, paints and coating and all wood products will contain zero 
urea formaldehyde.  The project will provide direct line of site to vision 
glazing for 90% of regularly occupied spaces. Interior and exterior 
lighting to be design to minimize light pollution to specific levels. 

• Energy – The project will be at least 14% more efficient than Title 24 
taking into account the envelope and HVAC design; 

• Water Use – inside water efficient bathroom fixtures, and outside 
drought-tolerant landscaping; 

• Tenants – Tenants will be encouraged to comply with LEED certification 
standards both in their tenant improvement build-out and on-going 
building operations. 
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Fiscal Impact 
 
Transportation Impact Fee 
 
The project is subject to citywide transportation impact fees as established in 
the Transportation Strategic Program for all net new square footage. Credit is 
given to the building that was demolished in 2000. The net increase in square 
footage of building area is 49,317 square feet. The estimated fee (based on FY 
‘08/’09) is of $98,057.98. This fee is required and is listed as Condition of 
Approval #9A.  
 
Housing Mitigation Fee 
 
The City of Sunnyvale requires a payment of housing mitigation fees for high 
intensity development greater than the standard FAR levels adopted in the 
1997 General Plan. The standard FAR is 35% within the M-S Zoning District. 
The allowable square footage for the site is then equal to 69,521.9 square feet 
before the housing mitigation fee of $8.95 per square foot is assessed. A total of 
29,795.1 square feet falls above the standard FAR for this project. The 
estimated housing mitigation fee for the proposed development is $266,666.15 
(Condition of Approval #9B).  
 
Public Contact 
 
Staff has not received comments from the public regarding the proposed 
project.   
 
Planning Commission Study Session: A Planning Commission Study Session 
was held on Monday, June 14th, 2008. During the study session, 
Commissioners stated concerns with the amount of impervious material near 
the building (paving), vertical articulation within the architecture, positioning 
of the building on the site, pedestrian connection to Kern Avenue, and visibility 
of bicycle parking area.  The applicant has revised the plans to improve 
pedestrian circulation for the site as noted in the report. Two walkways were 
added including a connection to the corner of the site to improve the visual 
presentation to the street. A second bicycle parking area was added to the 
opposite side of the building that is visible to tenants entering the other main 
entrance. The applicant has also moved the trash enclosure to a location closer 
to the building. 
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Notice of Negative 

Declaration and Public 
Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 19 notices mailed to the 

property owners and 
tenants within 300 ft. of 
the project site  

 

• Posted on the City 
of Sunnyvale's 
Website 

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

• Posted on the 
City's official notice 
bulletin board  

• City of Sunnyvale's 
Website  

 
Conclusion 
 
Discussion: Staff finds that the project is consistent with and promotes the 
goals of the General Plan. The project provides high quality Class A office 
development at a prominent location near Lawrence Expressway and popular 
retail destination (Fry’s Electronics). Staff finds justification for the requested 
50% FAR through provisions for Green Building design, transportation demand 
management, and exceptional site design and architecture.   
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Use Permit and the review criteria 
for industrial development in excess of 35% FAR. Findings and General Plan 
Principles and Objectives are located in Attachment A. 

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

Recommend the City Council: 
 
1. Adopt the Negative Declaration and approve the Use Permit with attached 

conditions. 
2. Adopt the Negative Declaration and approve the Use Permit with modified 

conditions. 
3. Adopt the Negative Declaration and do not approve the Use Permit with 

attached conditions 
4. Do not adopt the Negative Declaration and direct staff as to where 

additional environmental analysis is required.  
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Recommendation 
 
Alternative 1. 
 

 
Reviewed by: 
 
  

Trudi Ryan         
Planning Officer  

Prepared by: Ryan Kuchenig, Associate Planner 

 
Reviewed by: 
 
 

Hanson Hom  
Director, Community Development Department 
 
Reviewed by: 
 

 
Amy Chan 
City Manager 
 
 

 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Criteria for Projects Greater Than 35% F.A.R. 
D. Mitigated Negative Declaration/Initial Study 
E. Site and Architectural Plans 
F. Architectural Renderings 
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Recommended Findings – Use Permit 
 
1. The proposed use attains the objectives and purposes of the General Plan 

of the City of Sunnyvale. 
 

Land Use and Transportation Element 
Goal C4: Sustain a strong local economy that contributes fiscal support for 
desired City services and provides a mix of jobs and commercial 
opportunities.  

 
 Policy C4.2: Balance land use and transportation system carrying 

capacity necessary to support a vital and robust local economy. 
 
 The proposal allows for industrial transition to Class A office and growth, 

which can be accommodated without significant impacts on the existing 
infrastructure and roadway systems.   
 
Policy 4.4: Encourage sustainable industries that emphasize resource 
efficiency, environmental responsibility, and the prevention of pollution 
and waste. 
 
The proposed project would allow redevelopment of a vacant site within 
the City and improve the immediate area. As a LEED Certified proposal, 
the development is an environmentally responsible project.  Conditions of 
Approval will help ensure that the project incorporates sustainable 
methods of development. 
 
Action Statement N1.8.1: Require high quality site, landscaping, and 
building design for higher intensity industrial development. 
 

 The proposed higher intensity industrial development includes distinctive 
architectural detail and site layout that will improve existing conditions 
and can promote investment in the nearby industrial neighborhood. 

 
 Community Design Sub-Element 
 Policy C.1: Place a priority on quality architecture and site design which 

will enhance the image of Sunnyvale and create a vital and attractive 
environment for businesses, residents and visitors, and be reasonably 
balanced with the need for economic development to assure Sunnyvale’s 
economic prosperity. 

 
 The proposed project includes quality architecture that enhances the 

streetscape and the neighborhood. 
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Socio-Economic Element: 
Policy 5.1B.1: Provide existing employers with opportunities to expand 
employment within land use constraints and in accordance with regional 
planning goals. 
 
The proposed project would allow an existing property owner to redevelop 
and upgrade their existing site to meet current Municipal Code 
standards. 

 
2. The proposed use is desirable, and will not be materially detrimental to the 

public welfare or injurious to the property, improvements or uses within 
the immediate vicinity and within the Zoning District because the 
proposed office use replaces a vacant site with Class A architecture and 
site design features with adequate setbacks, parking, and landscaping.  
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Recommended Conditions of Approval – Use Permit  

 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following conditions of approval of this 
Permit: 
 
Unless otherwise noted, all conditions shall be subject to the review of approval 
of the Director of Community Development. 
 
1. GENERAL CONDITIONS 

A. 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 by the 
Planning Commission at a public hearing.   

B. The Conditions of Approval shall be reproduced on a page of the 
plans submitted for a Building permit for this project. The “Green 
Building” checklist shall also be included with the conditions of 
Approval. 

C. The Use Permit shall be null and void two years from the date of 
approval by the final review authority at a public hearing if the 
approval is not exercised.  The project may request an extension up 
to one year prior to expiration of the approval.   

D. The developer shall work with the Santa Clara County Transit 
District in establishing bus stops, shelters, pads and turnout 
locations, if desired by the District. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain necessary permits from the Department of Public Works for 

all proposed off-site improvements. 

B. Obtain approval from the Crime Prevention Division of the Public 
Safety Department for crime prevention measures appropriate to the 
proposed development prior to issuance of a Building Permit. 

3. GREEN BUILDING AGREEMENT 
A. The approved project has targeted 24 LEED points for 

implementation in the proposed project. The new building developed 
on the site is required to implement a minimum of 23 LEED points. 
Upon certification, the applicant shall provide proof that the building 
ha achieved a rating of LEED Certified or better.   
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B. Building permit plans shall include a sheet noting the green building 
features incorporated into the design subject to review and approval 
by the Director of Community Development.  The plan sheet shall 
include notes on where specific provisions are included on which 
plan sets.   

C. Prior to the issuance of any building permit, a signed Green Building 
Agreement shall be submitted to the Planning Division for recording 
against the property identifying requirements for all new 
development to implement green building requirements and to 
maintain facilities in accordance with the installed green building 
techniques.  The agreement is subject to review and approval by the 
Director of Community Development. 

4. ART IN PRIVATE DEVELOPMENT 
A. Comply with the art in private development requirements as noted 

in Sunnyvale Municipal Code Section 19.52.  

B. 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. 

C. A bond, letter of credit, cash deposit or other similar security 
instrument for 1% of the construction valuation of the development 
project will be required prior to issuance of a building permit.  The 
bond will not be released until completion and installation of the 
artwork requirement including related landscaping, lighting, base 
work and commemorative plaque. 

5. DESIGN/EXTERIOR COLORS AND MATERIALS 

A. 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. 

6. EASEMENTS AND DEDICATIONS 

A. Dedicate egress/ingress easements at driveways prior to issuance of 
a Building Permit or Final Map 

7. FEES 
A. Pay Traffic Impact fee estimated at $98,057.98 prior to issuance of a 

Building Permit. (SMC 3.50) The fee may be paid at anytime prior to 
issuance of building permit and is subject to the fee in place at the 
time the payment is made.   

B. Pay Housing Mitigation fee estimated at $266,666.150 for 29,795.1 
square feet above the 1997 General Plan levels. (SMC 19.22)  The fee 
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may be paid at anytime prior to issuance of building permit and is 
subject to the fee in place at the time the payment is made.  

8. FENCES 
A. Design and location of any proposed fencing and/or walls are 

subject to the review and approval by the Director of Community 
Development. 

9. STORMWATER MANAGEMENT 
A. An Impervious Surface Calculation worksheet for each phase and the 

final project is required to be completed and submitted for the 
California Regional Water Quality Control Board and a copy provided 
to the City prior to issuance of a Building permit.   

B. Prior to the issuance of a grading permit, a "Blueprint for a Clean 
Bay" shall be submitted and approved by the City. 

C. A final Stormwater Management Plan is subject to the review of the 
Director of Community Development prior to issuance of a building 
permit in conformance with 12.60 of the Sunnyvale Municipal Code, 
including third party certification of the final plan.   

10. LANDSCAPING  
A. Landscape and irrigation plans shall be submitted for review and 

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 include the 
following elements: 

1. Enhanced paving for pedestrian paths 

2. Provide detailed specifications for bicycle parking and locations 

3. Note location of informational kiosks on site 

B. Provide decorative paving as required by the Director of Community 
Development to distinguish entry driveways, building entries, 
pedestrian paths and common areas. 

C. Provide a separate meter for domestic and irrigation water systems. 

D. At a minimum, the project shall utilize recycled water for irrigation 
purposes, and to the extent practicable, for connections to plumbing 
fixtures or washing and cleaning materials and outdoor surfaces. 

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

F. Trees shall be allowed to grow to the full genetic height and habit 
(trees shall not be topped). Trees shall be maintained using standard 
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arboriculture practices. Specific care for the pruning of the parking 
lot trees is required to ensure full canopy development to meet 
shading requirements. 

G. Of new trees installed, 10% shall be 24-inch box size or larger and 
no tree shall be less than 15-gallon size. Large, native species shall 
be considered as appropriate for the site. 

H. Any “protected trees”, (as defined in SMC 19.94) approved for 
removal, shall be replaced with a specimen tree of at least 36-inch 
box size.  

I. At the expense of the applicant, City staff shall install required street 
trees of a species determined by the Public Works Department. 
Obtain approval of a detailed landscape and irrigation plan from the 
Director of Community Development (SMC 19.38.070) prior to 
issuance of a Building Permit.  

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

11. 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 approval. The Southern Live 
Oak street tree shall be preserved and protected.  

B. The tree protection plan shall remain in place for the duration of 
construction. Phased implementation of protection may be approved 
by the Director of Community Development 

C. The tree protection plan shall include measures noted in Sunnyvale 
Municipal Code Section 19.94.120 and at a minimum:  

1. An inventory shall be taken of all existing trees on the plan 
including the valuation of all ‘protected trees’ by a certified 
arborist, using the latest version of the “Guide for Plant 
Appraisal” published by the International Society of 
Arboriculture (ISA).   

2. All existing (non-orchard) trees on the plans, showing size and 
varieties, and clearly specify which are to be retained.   

3. Provide fencing around the drip line of the trees that are to be 
saved and ensure that no construction debris or equipment is 
stored within the fenced area during the course of demolition 
and construction.   

4. Provide relocation and storage measures for trees to be 
replanted on site.  
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5. Irrigation for protected trees shall be maintained during 
construction activities 

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

12. 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 (including base and fixture) shall not exceed 22 feet 
in height; an alternative height may be permitted by 
demonstrating its necessity in order to achieve green building 
design techniques for energy efficiency and outdoor lighting.  

3. Pedestrian-scaled lighting shall be provided as appropriate, for 
the pedestrian area adjacent to the lighting. 

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

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

6. Wall packs shall not extend above the roof of the building. 

7. Lighting shall be design to be directed downward 

B. Prior to issuance of a Building Permit submit a contour photometric 
plan for approval by the Director of Community Development.  The 
plan shall meet the specifications noted in the Standard 
Development Requirements.   

13. TRANSPORTATION DEMAND MANAGEMENT PROGRAM 
A. Provide a final Transportation Demand Management (TDM) Program 

which establishes specific required measures and provides an 
estimate of the resulting trip reductions. The TDM Program shall 
achieve an 15% reduction in total trips. Trip calculations shall be 
based upon the number of employees over a 24-hour period. The 
TDM Program must be approved by the Director of Community 
Development prior to occupancy. 

B. Provide the City with annual progress reports on the functioning of 
the TDM Program, including a description of ongoing trip reduction 
measures and a report on the actual trip reductions achieved by the 
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program during the year. The TDM monitoring reports shall be due 
on January 1 of each year. 

C. The TDM Program shall incorporate a schedule of monetary fines for 
non-compliance with TDM goals. The schedule of fines shall be 
determined by the Director of Community Development and indexed 
for inflation. 

14. PARKING  

A. Specify compact parking spaces on the Building Permit plans. All 
such areas shall be clearly marked prior to occupancy, as approved 
by the Director of Community Development. 

B. Specify preferential parking stalls in the first row of parking 
adjoining the buildings shall be reserved and so marked for pool 
vans capable of carrying at least eight people. 

C. Specify preferential parking spaces shall be reserved and so marked 
in the closest possible rows adjoining the building (allowing for 
visitor, disabled and pool van parking) for exclusive use by carpool 
vehicles carrying at least two employees per vehicle. 

15. BICYCLE PARKING 
A. Provide a minimum of 17 (75% Class I/25% Class II) bicycle parking 

spaces per VTA guidelines and as approved by the Director of 
Community Development. The secured bicycle lockers shall meet the 
latest VTA standards.  

16. RECYCLING AND SOLID WASTE  
A. Submit a detailed recycling and solid waste disposal plan to the 

Director of Community Development for approval. 

B. All exterior recycling and solid waste shall be confined to approved 
receptacles and enclosures. 

C. The enclosure shall be of masonry construction and shall match the 
exterior design, materials and color of the main building. 

17. RIGHT-OF-WAY IMPROVEMENTS 
A. Obtain a Development Permit from the Department of Public Works 

for improvements. 

B. Curbs, gutters, sidewalks, streets, utilities, traffic control signs, 
electroliers (underground wiring) shall be designed, constructed 
and/or installed in accordance with City standards prior to 
occupancy.  Plans shall be approved by the Department of Public 
Works. 
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C. Install new handicap ramps at the intersection of Santa Trinita 
Avenue and Kern Avenue. Handicap ramps shall conform to City 
standard and Caltrans detail A88A. 

D. Remove and replace all broken/uplifted/depressed sidewalk, curb 
and gutter along project frontage.  

E. Sanitary and storm sewer discharge calculations will be required at 
the street improvement plan stage. 

F. Recycled water lines shall be extended to serve the site and connect 
to the irrigation system of the site at the sole expense of the 
applicant.  Prior to issuance of building permits a plan shall be 
submitted to Public Works Department subject to their review and 
approval. 

G. Slurry seal Kern and Santa Trinita to half street along project 
frontages.  Grind and remove all striping prior to slurry seal.  All 
striping shall be thermoplastic.  Prepare signing and striping plan to 
show all striping to be replaced.  Shall be done in accordance with 
2006 California Manual for Traffic Control Devices (MUTCD) 

H. A Traffic Control Plan is required for any work being done in the 
public right-of-way, short-term and/or long-term. This plan must be 
submitted with the Public Improvement Plans and must be approved 
by a Transportation Engineer. 

I. Provide separate streetlighting plan as part of the improvement 
plans. Remove and replace streetlighting conduits and conductors 
along property frontage. New conduits, pullboxes, LED streetlight 
fixtures and conductors will be required.   

J. Remove all private signs and poles from public right of way.  Remove 
and replace all public signs and poles along project frontages on 
Kern Avenue and Santa Trinita Avenue. 

18. SIGNS 
A. All existing/new signs shall be in conformance with Sunnyvale 

Municipal Code and require separate Planning and Building Division 
approval. 

19. UNDERGROUND UTILITIES 
A. All proposed utilities shall be undergrounded including boundary 

lines and transformers. 

B. The developer shall contribute their fair share of the costs for 
undergrounding as determined by the City where existing overhead 
utilities extend from the boundary of the subject site across 
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adjoining private properties to the south in accordance with SMC 
19.38.100 b & c.  

C. Applicant shall provide a copy of an agreement with affected utility 
companies for undergrounding of existing overhead utilities which 
are on-site or within adjoining rights-of-way prior to issuance of a 
Building Permit or a deposit in an amount sufficient to cover the 
cost of undergrounding shall be made with the City. 

D. If any additional poles are proposed to be added, developer shall 
have PG&E submit the preliminary plan to Public Works 
Department for review. City Council shall make the decision if any 
additional poles are acceptable or not. Under no circumstances shall 
additional poles be permitted along the frontage of this development. 

E. Install conduits along frontage for Cable TV, electrical and telephone 
lines in accordance with standards required by utility companies, 
prior to occupancy. Submit conduit plan to Planning Division prior 
to issuance of a Building Permit. 

F. Conduit sizing and locations shall be included on street 
improvement plans. Submit one copy to the Planning Division. 

G. Improvement plans showing conduits for future undergrounding of 
existing overhead utilities shall be submitted to the Planning 
Division for review and approval prior to issuance of a Building 
Permit.  Complete installation of conduits prior to occupancy. 

H. Any additional poles are proposed to be added, developer shall have 
PG&E submit the preliminary plans to the Director of Public Works 
Department for review. City Council shall make the decision if any 
additional poles are acceptable or not.  Under no circumstances 
shall additional poles be permitted along the frontage of this 
development.  

I. Indoor shower and locker facilities shall be provided for men and 
women at the ratio of one shower for every 30 employees and 
individual lockers at a rate of one shower for every 30 employees. 
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Certain development in excess 35% floor area ratio (FAR) in Industrial Zoning 
Districts (M-3 or M-S) requires approval of a Use Permit. To assist the decision 
makers in considering higher FAR developments, the following review criteria 
will be used: 
 
 

Review Criteria Discussion/Explanation 

CATEGORY I: COMMUNITY CHARACTER addresses the issues of land use 
and transportation capacity and neighborhood compatibility within the context 
of an overall City image. 
A.  Is there sufficient current 

and future land use and 
transportation capacity to 
incorporate this project?  
 
 

There is approximately 2.6 million s.f. in the 
development pool; this project would utilize 
25,426 s.f. The project adds 187 AM and 190 
PM peak hour trips.  

B.  Does project use and 
design contribute 
positively to a City image 
and community character 
that reflects current and 
future “high-tech” Silicon 
Valley?  

The proposal will upgrade a vacant site with 
exceptional architecture through sustainable 
design methods that can contribute 
positively to the community character of 
Sunnyvale. The higher class building in this 
neighborhood will reflect more accurately the 
future of Sunnyvale’s industrial and office 
buildings. 

 
C.  Does the project include 

minor upgrading of the 
building for safety or 
special function 
purposes?  

The proposed project includes redevelopment 
of the entire site and does not include minor 
upgrading of the building for safety or 
specific function purposes.  

 
D.  Have potential adverse 

impacts on nearby land 
uses been avoided, 
minimized or mitigated?  

The project site is surrounded entirely by 
other industrial and office uses in the City’s 
Industrial and Service zoning district. The 
proposed project will not have any adverse 
impacts to the surrounding land uses. A 
Mitigated Negative Declaration has been 
prepared for CEQA. 
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CATEGORY II: ENVIRONMENTAL: TRAFFIC AND AIR QUALITY focuses on 
the ability of a proposed project to avoid, minimize or mitigate City-wide and 
local traffic and air quality impacts. 
E.  Does the project avoid or 

mitigate significant effects 
on the regional or City-
wide roadway system?  
Is the project sited to 
avoid impacts on 
constrained intersections 
or roadway segments? 

The proposed project is subject to a 
Transportation Impact Fee for all new trips 
generated by the new project. The applicant 
has submitted a TDM program aimed at 
reducing the number of trips to the future 
office buildings. 

 
 
 

F.  Are potential air quality 
impacts mitigated?  

The applicant is proposing a TDM program to 
reduce future project trips.  With the 
implementation of this program, additional air 
pollutants from automobile travel would be 
minimized. The applicant is proposing a TDM 
program to reduce future project trips. With 
the implementation of this program, 
additional air pollutants from automobile 
travel would be reduced. 

 
G.  Does the project provide 

opportunities for 
appropriate on-site 
retail/support services 
and amenities to minimize 
mid-day vehicle trips?  

The buildings are speculative only at this 
time. Future tenants may provide on-site 
services such as: 
 
• On-site support services to include 

employee laundry pick-up and delivery 
service; 

• Cafeteria or restaurant; 
• Shipping and postal services; 
• Transit shuttle services; 
• Extended campus facilities may include 

fitness facilities, cafeterias, a sport 
court, and employee training rooms.  

  
General support services are not provided 
and are not within a short walking distance 
of this site. Some retail and food services are 
provided at Fry’s located across the street 
and on Lawrence Expressway approximately 
1 mile away. 
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H.  Does the project provide 
mixed uses on the site to 
complement the primary 
use and adjacent land 
uses? 
 

The project is not a mixed-use project. 

I.  Is the project located in 
close proximity to a light 
rail or Cal-Train station, 
and/or other convenient 
transit stops?   

Caltrain and ACE Shuttles and VTA bus route 
304 provide transit service in proximity to the 
project site. The site is 1.2 miles from the 
Lawrence Caltrain station and 2.5 miles from 
the Sunnyvale Caltrain station, Shuttle 
service to both stations is provided by the free 
AMD Duane area Caltrain shuttle. The site is 
located 3.3 from the Great America ACE 
station and a free shuttle service is provided 
from a stop located in front of the site on 
Santa Trinita. This proximity to transit service 
may promote and encourage transit use. 
While ridership may be low compared to 
vehicle travel, there would be a reduction in 
single-occupant vehicle trips. 

 
J.  Can identifiable and 

measurable negative 
impacts on City 
infrastructure and 
services be mitigated?  

The amount of traffic from the proposed 
project over and above the General Plan 
allowances is negligible, but it does constitute 
a small contribution to a cumulative impact of 
traffic congestion over the life of the General 
Plan. The General Plan currently calls for 
major transportation capital improvements to 
mitigate planned development. These 
improvements are currently funded through 
the Transportation Strategic Program for 
which the TIF is collected. The project will pay 
TIFs to help offset the impacts in the area due 
to the increase in traffic. 
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K.  Is a Transportation 
Demand Management 
program planned for the 
site? Does it reduce traffic 
general and promote 
transit use?   
 

The applicant has submitted a draft traffic 
demand management program (TDM) from 
The Hoyt Company Transportation 
Consultants. The program proposes TDM 
measures in five general categories including 
Carpool/Vanpool program, Transit Subsidy 
Program, Parking Program, Promotional 
Program, and Alternative Work 
Scheduling/Location Programs. This program 
will be managed by the tenants of these 
buildings, which are not known at this time. 

CATEGORY III: SITE DESIGN AND ARCHITECTURE addresses several 
components of site design and architecture; focusing on the visual features and 
aesthetics, techniques to reduce the bulk and mass of the buildings, ways to 
reduce the amount of surface parking on the site. 
L.  Does the project 

demonstrate exemplary 
architecture and design 
through: 
• use of unique and/or 

high quality  building 
materials, singly and 
in combination 

• state of the art design 
and materials 

• introduction of 
significant, innovative, 
and noteworthy 
architectural forms 
and elements 

• special or unique 
features of the site 
plan design and  
implementation 

The proposed project architecture 
demonstrates sensitivity and good design 
through the following elements: 

o Green building practices 
o Various quality materials including 

reflective glass for the exterior facades. 
o Clear glass stair towers 
o Radius entry feature 
 

The architectural form and elements are 
arranged to create a rhythm and balance that 
provides state-of-the-art design. The 
building’s architecture shows excellence in 
design and the building is Class A and a 
GREEN building. Therefore they do induce 
significant, innovative, or special architectural 
forms and elements. 

 
 
 
 

M.  Does the project 
complement the City 
image and community 
character currently 
primarily low profile with 
a less intensive 
development density? 
 

The proposed four-story buildings and the site 
design meet the Industrial Design Guidelines 
and the community’s character of mid-rise 
development. 
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N.  Does the site plan reduce 
the bulk and mass of the 
buildings on the site? Are 
the following techniques 
and others used in a 
creative and resourceful 
way?  
• Façade and roofline    

variations 
• Reduction in the 

building footprint and 
significant increase of 
landscaping required by 
Zoning Code 

• Substantially greater 
setbacks than required 
by the Zoning Code. 

The proposed architecture reduces the effect 
of mass through the following: 

o The variety of roofline heights and 
variations in façade treatments greatly 
reduces the bulk and mass of the 
building 

o Four story buildings 
o Variation in exterior glass materials 
o The buildings generally have strong 

horizontal orientations through the 
lines of exterior materials. 

o Greater building setbacks than is 
required by the zoning code. 

 

O.  Does the site plan include 
techniques to reduce non-
point source pollution? 

The project is subject to current storm water 
management requirements and will 
incorporate “Best Management Practices” to 
reduce storm water runoff from the site. The 
majority of the site will incorporate grassy 
swales for filtration the storm water. 

 
P.  Is a reduction in the 

amount of surface 
parking achieved?  
• Significant reduction 

in the number of 
surface parking spaces 

• Provision of structured 
parking and/or 
underground parking  

• Introduction of a 
landscape reserve that 
can be converted to 
parking on an as-
needed basis, or as a 
permanent park. 

The proposed project reduces the number of 
parking spaces than what is allowed per the 
zoning and has exceeded the minimum 
amount of landscaped area required. 
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Q.  Is the site 
comprehensively planned 
through the creation of a 
Master Plan or Site 
Specific Plan? Has a long 
term development plan 
been prepared that allows 
phasing of the project 
based on implementation 
of improvements and 
mitigations?   
 

The proposal does not include a Master Plan 
or a Site Specific Plan and does not have a 
long-term development plan. The project is 
not a large campus that warrants a long term 
master plan. The project is limited in scope to 
developing one building. 

 

R.  How is the calculation of 
the “effective” FAR being 
conducted?  Does the size 
of the project warrant a 
different method of 
calculating the FAR? 
 

The FAR is being determined based on SMC 
standards for FAR; which includes all square 
footage within the exterior walls of the 
buildings. No “effective” reduction has been 
taken because no significant amenity spaces 
spaces have been planned at this time. 

 
CATEGORY IV:  ECONOMIC, FISCAL AND COMMUNITY BENEFIT identifies 
the need to relate the project to the economic prosperity program of the City, 
potential impact on the City, the relationship to the local economy and 
employment in terms of the types and numbers of jobs likely to be generated by 
the project and other features of the development that will result in an overall 
positive community benefit. The following questions provide examples of how 
benefit can be described. Please respond to as many as apply.  
A. Does the project 

implement the goals of 
the Economic Prosperity 
Program?  

The proposed buildings will implement the 
goals of the Economic Prosperity Program 
which includes business retention, expansion 
and economic vitality in a significant industry 
sector. 

• The proposed project could promote 
retention, expansion, and relocation of 
existing businesses. 

B. Does this project have a 
significant net positive 
fiscal impact over the 
next 5-20 years?  
 
                                     
 

The project does not include a “point of sale” 
use since the buildings are speculative only; 
thus no sales tax revenues are anticipated at 
this time.   
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C. Does the project include 
the provision of on-site 
corporate headquarters 
and/or a “point of sale” 
office? 
 

The proposed buildings are only speculative 
at this time. A corporate headquarters or 
“point of sale” company may or may not 
occupy the site. 

D. To what extent does this 
project provide resident 
and/or youth 
employment 
opportunities both now 
and in the future?  
 

The future tenants of the building are not 
known at this time. 

E. Do the anticipated types 
and numbers of jobs 
complement the current 
and desired future job 
profile in Sunnyvale?  
 

The project would help provide additional 
research and development related jobs that 
are critical to the current and growth of job 
expansion within the City.   

 

F. To what degree do the 
proposed jobs generate 
related jobs and services 
in Sunnyvale?  

Although minor, the proposed jobs will 
generate additional demand for related 
services. Using the industry multiplier 
forecast; for every one job created in this 
industry segment, three additional jobs are 
created in the community as support services. 
 

G. The project is intended 
primarily for a single 
user or has 
common/shared 
management (Action 
Statement C4.2.2.) 

The future tenant(s) of the building are not 
known at this time. 

H. Can the applicant 
identify other community 
benefits that could be 
attributed to the 
proposed project? 

The proposal redevelops an older industrial 
site with a compatible industrial use and 
furthers the City’s goals of higher class “A” 
buildings in the area. 
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