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CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  August 25, 2008 

 

 
SUBJECT: 2008-0456 – Johnson Lyman Architects [Applicant] 

Pacific Dsla No 2 [Owner]: Application for a property located 
at 112 East El Camino Real (at Sunnyvale-Saratoga Rd.) in 
a C-2/ECR (Highway Business/Planned Development) 
Zoning District. 

Motion Special Development Permit to allow demolition of an 
existing building (Firestone Tires) and construction of two 
new retail buildings, for a total of 18,339 square feet. 

 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

Automotive repair shop (Firestone Tires) within an 
existing shopping center 

Surrounding Land Uses 
North Shopping Center  

South Residential 

East Shopping Center 

West Shopping Center 

Issues Landscaping and architecture 

Environmental 
Status 

A 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 Commercial  
General Business 

Same  Commercial 
General Business 

Zoning District C-2/ECR Same C-2/ECR 

Lot Size (s.f.) 107,441  
(836,278 total)  

Same                      None 

Gross Floor Area 
(s.f.) 

4,525  18,339  
(223,266 total)*  

37,604 max.  
(292,697 total) 

Lot Coverage (%) 25.4% 26.7%* 35% max. 

No. of Buildings On-
Site 

1  
(3 total) 

2  
(4 total) 

--- 

Distance Between 
Buildings 

N/A 21’ 20’ min. 

Building Height (ft.)  24’ 37’ 75’ max. 

No. of Stories 1 1 8 max. 

Setbacks  

Front (El Camino 
Real) 

80’ 0-15’ back of 
sidewalk/  

15-22’ from 
property line 

Per Precise Plan 
Node Concept 

Front (Sunnyvale-
Saratoga Rd.) 

130’ 8’ back of sidewalk/ 
10’ from property 

line 

Per Precise Plan 
Node Concept 

Landscaping  

Total Landscaping 11,000 (10.2%) 13,198 (12.3%)**  21,488 (20%) min.  

Frontage Width 
(ft.) 

15’ 0-5’ back of 
sidewalk/    

5-10’ to 
property line 

15 ft. min. 

Parking Lot Area 
Shading (%) 

Unknown 50.9% 50% min. in 15 
years 

Water 
Conserving 
Plants (%) 

Unknown 70% 70% min. 

Parking (total shopping center) 

Total Spaces 936 994 992 min. 
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 EXISTING REQUIRED/ PROPOSED PERMITTED 
Standard Spaces Unknown 914 893 min. 

Compact 
Spaces/ % of 
Total 

Unknown 80 (8%) 99 (10%) max. 

Accessible 
Spaces 

Unknown 28 21 min. 

Bicycle Parking 
(corner project)  

Unknown 14  
(2 Class I,  

12 Class II 

14 min.  
(2 Class I,  

12 Class II) 

Stormwater (total shopping center) 

Impervious 
Surface Area 
(s.f.) 

761,479 759,146 --- 

Impervious 
Surface (%) 

91% 90.7% --- 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 

* Includes pending Special Development Permit 2008-0457, which includes 
modifications to the main building, parking lot and landscaping areas.   

** An approval of Special Development Permits 2008-0456 (subject property) 
and 2008-0457 would result in a total of 64,367 square feet of landscaping 
for the entire shopping center (7.7%).  The minimum required for the Zoning 
district is 167,256 square feet (20%), for a total landscaping deficiency of 
102.889 square feet for the entire shopping center. 

ANALYSIS 
 
Description of Proposed Project 
 
The proposed project is for the redevelopment of a portion of an existing 19-
acre shopping center that is located on the southeast corner of El Camino Real 
and Sunnyvale-Saratoga Road.  The shopping center is currently developed 
with three buildings that are being occupied by a variety of tenants and a mix 
of uses. The proposed project involves the demolition of the existing automotive 
repair shop (Firestone Tires) and construction of two new retail pad buildings 
totaling 18,339 square feet. This project also includes upgrades to the 
landscaping and parking lot area along this portion of the shopping center, as 
well as upgrades to the sidewalk frontage that are required by the Precise Plan 
for El Camino Real.  A second Special Development Permit for this shopping 
center is also being considered under a separate application (2008-0457), 
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which includes the redevelopment of the southern portion of the shopping 
center.  The following is a detailed table of overall site status information for 
the entire shopping center: 

Tenants: Existing   
Use/Building 

Area: 

Proposed 
Use/Building  

Area: 
Pep Boys Auto Repair/ 

25,109 sq. ft. 
No change. 

Petco  Retail/         
30,288 sq. ft. 

Façade modifications only. 

Pak N Save, Drug 
Barn, Shoe 
Pavillion 

Retail/        
113,120 sq. ft. 

2008-0457:  
Demo and Rebuild. 
Safeway and retail tenants/ 
110,030 sq. ft.                      
(3,090 sq. ft. net decrease) 

Toys R Us Retail/       
39,500 sq. ft. 

No change. 
Recent façade modifications 
made per 2007-0655. 

Firestone Tires  Auto Repair/ 
4,525 sq. ft. 

2008-0456:  
Demo and Rebuild.                     
Retail or restaurant tenants/ 
18,339 sq. ft. 
(22,864 sq. ft net increase) 

 
The project was originally scheduled for the Planning Commission hearing of 
July 28, 2008, but was continued to August 11, 2008 per the applicant’s 
request. Staff requested a subsequent continuance to the August 25, 2008 
hearing due to noticing errors. No changes have been made to the proposed 
project since the previous hearing date.  
 
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 
2007-0655 Miscellaneous Plan 

Permit for façade 
upgrades to existing Toys 
R Us building 

Staff/Approved 10/19/2007 
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File Number Brief Description Hearing/Decision Date 
1995-0101 

(8030) 
Special Development 
Permit for an addition to 
an existing shopping 
center (Pep Boys), 
including landscape 
modifications 

City Council/ 
Approved 

2/08/1994 

1984-0314 
(5239) 

Special Development 
Permit to construct 
service station (currently 
Firestone Tires) 

Planning 
Commission/ 

Approved 

6/26/1984 

1970-0304 
(2106) 

Use Permit to construct 
retail store (Toys ‘R Us) 

Planning 
Commission/ 

Approved 

7/10/1970 

1963-0096 
(868) 

Use Permit to construct 
new retail shopping 
center and tire shop (Pak 
‘N Save, Drug Barn, Shoe 
Pavillion, Petco) 

Planning 
Commission/ 

Approved 

4/05/1963 

 
In addition to those listed above, there have been several Planning applications 
related to the site, including unenclosed sales of goods, temporary events in the 
parking lot and numerous sign permits.  Staff-level permits were also granted 
in the 1990’s to include additional landscaping to the site and modify the 
parking lot.   
 
Environmental Review
 
A Negative Declaration for the entire shopping center (in conjunction with 
Special Development Permit application 2008-0457) has been prepared in 
compliance with the California Environmental Quality Act provisions and City 
Guidelines. An initial study has determined that the proposed projects would 
not create any significant environmental impacts (see Attachment C, Initial 
Study).  
 
A traffic analysis was prepared by Fehr and Peers for the entire shopping 
center, dated May 22, 2008, which found that the projects would result in a 
net increase of 7 AM peak hour trips and 34 PM peak hour trips.  The traffic 
analysis was reviewed by the City’s Transportation Division, and project 
impacts were found to be less than significant.  Additional impacts regarding 
air quality, noise, geology and soils, utility and service systems, and hydrology 
and water quality were also found to be less than significant.   
 
Staff also consulted with the City’s Hazardous Waste Inspector, who indicated 
that a Closure Permit will be required as part of the demolition of the existing 
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building.  Sampling of the site, including the soil, may be required as part of 
Closure Permit process through the City’s Department of Public Safety 
(Attachment B, Recommended Conditions of Approval).  
 
Special Development Permit 
 
Detailed Description of Use: The corner project site is part of an existing 
shopping center that is currently developed with three buildings with common 
parking and landscaping areas.  The main building, housing Pep Boys, Petco, 
(former) Shoe Pavillion, (former) Drug Barn and Pak n’ Save, is located on the 
southern portion of the property. A separate Special Development Permit 
(2008-0457) addresses the redevelopment of the main building. A second 
building is located northwest of the main building, along Sunnyvale-Saratoga 
Road, and is currently occupied by Toys R Us and Babies R Us. This building 
was recently remodeled and no modifications are proposed for this building or 
use. The provisions of the original Use Permit for Toys R Us (2106) are still 
applicable and will not be impacted by the proposed project. 
 
The subject building (Firestone Tires) is located north of Toys R Us and Babies 
R Us, on the southeast corner of El Camino Real and Sunnyvale-Saratoga 
Road.  It is on a separately-assessed lot that is approximately 107,441 square 
feet in size. Two new retail pad buildings are proposed with nine tenant spaces, 
which account for approximately 8% of the gross floor area of the new shopping 
center.  
 
Future uses will be subject to provisions contained in Sunnyvale Municipal 
Code (SMC) Section 19.20.030 and parking regulations contained in SMC 
19.46.050. All uses in the C-2 Zoning District that are permitted by right, such 
as retail and personal service uses, do not require a separate Special 
Development Permit. Additionally, restaurant establishments (not serving 
alcohol) are permitted to occupy up to 10% of the gross floor area of the 
shopping center, without requiring a separate Special Development Permit.   
 
Hours of Operation: The hours of operation for all new tenants are limited to 
6:00 a.m. to midnight for standard hours of operation, excluding short 
duration sales events which may have extended hours. Hours extending 
beyond midnight shall require approval of the Director of Community 
Development through a Miscellaneous Plan Permit (Attachment B, 
Recommended Conditions of Approval).   
 
Delivery Hours: Delivery hours must comply with SMC 19.42.030 (Attachment 
B, Recommended Conditions of Approval). Delivery hours are limited to 
daytime (period from 7:00 a.m. to 10:00 p.m. daily) only. Nighttime delivery 
(period from 10 p.m. to 7:00 a.m. daily) is prohibited.  
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Precise Plan for El Camino Real - Use: The site is located within the Precise Plan 
for El Camino Real that was adopted by the City Council in January 2007.  The 
Precise Plan identifies this site as part of the “Downtown Node”.  Although the 
Precise Plan encourages mixed use (with residential) developments within the 
nodes, the Precise Plan acknowledges the constraints of this property.  First, 
the property contains an existing high-voltage PG&E easement through the 
northern portion of the property.  No structures can be built within the 
easement area, which runs through almost a third of the property.  And 
second, Toys ‘R Us, Petco and Pep Boys are on long-term leases with the 
property owner.  For these reasons, staff feels that the applicant’s request to 
construct a retail center, with no residential uses, is reasonable.     
 
Site Layout: The site layout consists of two buildings that will be sited towards 
the corner of the lot, which will face both frontages. The two buildings have 
been designed to be located outside the 40-foot corner vision triangle, as 
measured from the property line. The buildings are one-story and range in 
height from 20 feet to 37 feet (to the peak of the roof).  The entrances to the 
individual tenant spaces will face away from the street frontages, and will be 
oriented towards an outdoor plaza area.  The intent of the plaza is to provide an 
active pedestrian space that would add to the streetscape. The plaza would be 
able to accommodate space for outdoor seating areas for future restaurants, 
which would be considered under a separate staff-level permit.   
 
The parking lot will be located just south of the retail buildings, with two 
driveway entrances that would provide access from El Camino Real and 
Sunnyvale-Saratoga Road.  
 
Precise Plan for El Camino Real – “Pedestrian Realm”: The Precise Plan for El 
Camino Real requires that the existing sidewalks along this corner project 
frontage be widened to create a 15-foot wide “pedestrian realm”, which will 
include sidewalk area, landscaped parkway strips and can accommodate other 
pedestrian amenities (i.e. street lights and street furniture).  The landscaped 
setback that would normally separate the sidewalk from the buildings will be 
moved to the parkway strip, where it will separate pedestrians from the streets.  
The intent of this requirement is to bring buildings closer to the street, while 
creating a more pedestrian-friendly environment. A future project is planned 
for the Public Work’s Division to create a Master Design Program.  Although the 
City has not established design specifications for the pedestrian realm, the City 
will refer to VTA’s guidelines for help to determine the appropriate treatment for 
this project site (Attachment B, Recommended Conditions of Approval). 
 
Stormwater Management: A Preliminary Stormwater Management Plan has 
been provided per Municipal Code requirements. The plan indicates the use of 
bioretention areas, bioswales and filter devices. A final stormwater 
management plan will be required for review and approval, as contained in the 
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recommended conditions of approval in Attachment B. The City of Sunnyvale 
requires Stormwater Management Plans to be certified by a qualified third 
party consultant prior to issuance of building permits. 
 
Easements and Undergrounding: The existing sidewalk along El Camino Real 
and Sunnyvale-Saratoga Road is approximately 8 feet in width. The additional 
7 feet will be provided on private property and will not extend into the public 
streets. New easements will be created where the “pedestrian realm” goes 
beyond the existing property line, per the Department of Public Works.  No 
right-of-way dedications are required to accommodate this design.   
 
The project will not conflict with the existing PG&E easement, and all utilities 
will be placed underground per SMC 19.38.  As El Camino Real is within the 
Santa Clara Valley Transportation Authority (VTA) and Caltrans jurisdiction, 
additional upgrades may be required. The applicant has submitted applications 
to both agencies to solicit comments on the project’s impacts on El Camino 
Real.  All requirements and potential upgrades required by VTA and Caltrans 
will be incorporated into the project scope, including potential upgrades to the 
existing bus stop along the project frontage (Attachment B, Recommended 
Conditions of Approval). 
 
The following Guidelines were considered in analysis of the project site design. 

Precise Plan for El Camino Real 
Design Guidelines (Site Layout) 

Comments 

4.1.1.A. Orient building entries to El 
Camino Real rather than to side 
parking lots.  For larger complexes of 
multiple structures where this may not 
always be possible, treat street facing 
elevations with the same care and 
detail as entry facade.  

Although the entries to the two retail 
buildings will not face the street 
frontages, architectural details have 
been added to the street-facing.  As 
conditioned by staff, the applicant 
will continue to work with staff and 
the City’s architectural consultant 
on a final architectural design.    

4.1.1.C. Limit the amount of parking lot 
area separating buildings from the 
setback line of El Camino Real to a 
maximum of one aisle and two rows of 
cars whenever possible. 

Due to the shape of the corner lot, 
the parking lot area will be visible 
from the street frontages. However, 
the applicant has positioned the two 
buildings to maximize visibility to 
the street along El Camino Real and 
Sunnyvale-Saratoga Road. 

4.1.1.D. Projects located on corner 
parcels should incorporate major 
design features on the intersection 
corner. 

The project includes an outdoor 
plaza area on the corner of the lot to 
create a more pedestrian-friendly 
environment. 
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Architecture: The two retail buildings have been designed with Mediterranean-
style features, with stuccoed wall surfaces, stone veneers and trim and metal 
elements. A combination of metal roof forms are proposed, including flat roofs 
with decorative cornices, front-facing gables and rounded tower elements 
towards the corner outdoor plaza.  Entries to the buildings are oriented 
towards the plaza area, with arcades and awnings that provide shelter for 
pedestrians.  The entries are recessed from the face of the wall, with aluminum 
and glass storefronts.   
 
The outdoor plaza contains decorative paving, ornamental landscaping, seat 
walls and metal trellis features that run parallel to the streets. Planter pockets 
and decorative walkways provide a buffer between the buildings and plaza from 
the parking lot area.  Although building entries do not face the street frontages, 
decorative features, such as metal trellis, varying roof forms and wall planes 
have been added to the street-facing elevations. Gold, beige and grey color hues 
are proposed. 
 
The architectural plans were reviewed by the City’s architectural consultant, 
who was generally supportive of the plans, and finds that the architecture has 
a strong design relationship with the newly-remodeled Toys R Us building and 
the proposed redevelopment of the main building.  The consultant recommends 
that the project architect continue to work with staff to address the 
intrusiveness of the parking lot at the edge of the outdoor plaza in order to 
separate the pedestrians from the parking lot.  The consultant suggested that 
the applicant explore the use of small hedges and trees to create a separation 
between the pedestrians and the parking lot (Attachment B, Recommended 
Conditions of Approval). 
 
Exterior Equipment: Parapet walls have been incorporated into the design of the 
roof plan, and will be in keeping with the proposed architecture.  All future 
roof-mounted equipment will be required to be fully screened behind the 
parapet walls and are not considered as part of this application. 
 
Trash Facilities: Two centralized trash enclosures are proposed for the corner 
project site. One trash enclosure was designed as part of the retail building 
along Sunnyvale-Saratoga Road. The trash enclosure will be visible from the 
parking lot, but will be fully enclosed inside the building; therefore the visual 
impact to the street frontage is minimal.  A second trash enclosure will be 
located along El Camino Real, which will be approximately 10 feet from the new 
sidewalk and 17 feet from the property line.  The area between the trash 
enclosure and sidewalk will include new landscaping and vines that will grow 
onto the walls of the enclosure.  The trash enclosure will be approximately 9 
feet in height, and will be made of painted masonry wall with decorative 
cornices, metal gates, and a metal roof.  Staff recommends that the trash 
enclosure match the colors of the retail buildings, and that the roof be made of 



2008-0456 – Johnson Lyman Architects  August 25, 2008 
Page 11 of 18  

 

Revised 8/22/08 

 

a metal trellis, instead of a solid metal roof. The applicant shall work with the 
City’s Solid Waste Coordinator to ensure that that the trash enclosures are 
sufficient for all future tenants and meet the City standards (Attachment B, 
Recommended Conditions of Approval). 
 
Signs: The building elevations show tentative wall sign locations facing both 
street frontages and into the outdoor plaza area. New signs are not part of this 
application, but will require separate Planning and Building permits. There are 
also existing ground signs along both street frontages.  The existing Master 
Sign Program (8030) was approved in 1994 and is required to be modified in 
order to coordinate all future signs within the shopping center (Attachment B, 
Recommended Conditions of Approval). 
 
The following Guidelines were considered in the analysis of the project 
architecture. 

Precise Plan for El Camino Real 
Design Guidelines (Architecture) 

Comments 

41.3 Emphasize all entries to projects 
and individual buildings with special 
treatment of the paving and 
landscaping. 

The entries to the buildings are 
oriented towards the outdoor plaza, 
which is designed with decorative 
paving and landscaping. 

4.2.2 Integrate the design of all project 
buildings. 

The two new retail buildings are 
compatible with the recently-
remodeled Toys R Us building and 
the proposed remodel of the main 
building.   

4.2.3 Provide a well integrated 
architectural design 

The proposed architectural design 
creates a distinctive base, middle 
and top, and contributes to the 
streetscape. 

4.2.4 Provide well designed and 
articulated building facades. 

The varied roof lines and wall planes 
provide interest to the buildings and 
help reduce the visual mass. 

4.2.5 Emphasize the use of high 
quality materials. 

A variety of materials are proposed, 
which are high quality and well-
integrated into the architecture of 
the building. 

 
Landscaping: The entire shopping center and the corner project site are 
currently deficient with landscaping.  The proposed landscaping plan for the 
corner project site includes landscaping that is dispersed throughout the 
parking area, in front of the new buildings, and within the new outdoor plaza.  
However, the project will result in a deficiency in total landscaping and the 
frontage landscaping for the subject site.  
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The applicant proposes to add approximately 2,000 square feet of net new 
landscaping to the property, which will result in 13,198 square feet of 
landscaping for the corner lot.  Approximately 12.3% of the corner lot will be 
landscaped, where 20% (or 21,488 square feet) is the minimum required. While 
the project would not exacerbate the existing landscaping deficiency on this 
corner lot, the project would result in a landscaping deficiency of approximately 
8,290 square feet. The applicants have worked with staff to identify areas 
where landscaping could be added. However, staff finds that the required 
parking spaces and widened pedestrian realm limit the applicant’s options to 
increase landscaping. Therefore, staff finds that the proposed landscaping 
deficiency is reasonable. Additionally, specific trees have been selected to 
provide adequate shading of the site, and meet the City’s shading 
requirements.   
 
An arborist report was prepared by Ian Geddes Tree Care, Inc., dated May 22, 
2008, which inventoried all trees within the entire shopping center.  The study 
found that there are 411 existing trees within the entire shopping center.  
Within the project site, 66 trees are proposed for removal and include 
liquidamber, eucalyptus, privet, Bradford Pear, Monterey Pine and Raywood 
Ash. Six of the trees for removal are considered protected trees, and are 
adjacent to the Firestone building.  “Protected trees” are trees that have trunks 
that are at least 38 inches in circumference, as measured 4 feet from the 
ground.   
 
In order to accommodate the widening of the sidewalk along both frontages to 
meet the Precise Plan requirements, the existing frontage landscaping (shrubs 
and non-protected trees) must be removed. The new retail buildings will be 
built approximately 0-15 feet from the back of the new widened sidewalk and, 
overall, will not meet the 15-foot frontage width requirement. However, the 
Precise Plan guidelines allow landscaping to be reduced in order to bring 
buildings closer to the street.  
 
While the sidewalk widening will result in a loss of existing landscaping on this 
site, staff finds that the new street trees that will be planted in the parkway 
strips will help to mitigate this loss and will improve the overall appearance 
and pedestrian-environment of the public streets.  As conditioned by staff, the 
existing trees within the frontage landscaping will be preserved where possible. 
The applicants will work with the City’s Public Works Division and Planning 
Division to determine the appropriate parkway strip dimensions and 
appropriate trees that will be planted (Attachment B, Recommended Conditions 
of Approval). 
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The following Guidelines were considered in analysis of the project 
landscaping. 

Precise Plan for El Camino Real 
Design Guidelines (Landscaping) 

Comments 

4.1.2.B. At Nodes: Landscaping 
requirements can be reduced to allow a 
building to be placed close to the 
corner. Also add a parkway strip 
between the street and sidewalk. 

The proposed project will add 
landscaping to the site, while also 
removing the existing frontage 
landscaping along both street 
frontages. The result is a deficiency 
in the subject site’s total landscaping 
and frontage width. However, the 
existing sidewalks will be widened 
and new parkway will be added, 
which will be designed to 
accommodate trees.   

4.1.5 Provide well organized and 
landscaped parking lots.   

New landscaping will be dispersed 
throughout the parking lot area, and 
help to break up the visual impact of 
paved surfaces. 

 
Parking/Circulation: The project meets the City’s parking requirements 
contained in SMC 19.46.050. Parking requirements are considered for the 
entire shopping center as a whole. For shopping centers with 20,000 to 50,000 
square feet of gross floor area, 1 parking space per 225 square feet is required.  
A total of 992 parking spaces are required, while 994 parking spaces are 
proposed.  80 compact spaces will be provided (8% of the total), and 28 spaces 
will be handicap accessible.   
 
The two new retail pad buildings account for approximately 8% of the gross 
floor area of the new shopping center. Although future tenants for the new 
buildings have not been identified, the applicant has stated interest in 
occupying most of the retail spaces for restaurant uses.  If all of the tenants 
within the retail pad buildings were restaurants, the parking requirements 
would still be met. All future tenants will be subject to City’s parking 
requirements contained in SMC 19.46.  A Parking Management Plan may be 
required in the future if the concentration of uses create parking congestion of 
the site, as deemed necessary by the Director of Community Development 
(Attachment B, Recommended Conditions of Approval). 
 
Bicycle Parking: A total of 34 bicycle parking spaces are provided throughout 
the entire shopping center, which meets the minimum requirements.  A 
combination of bicycle lockers and racks will be incorporated into the project. 
Six Class I spaces and 28 Class II spaces are proposed in total for the entire 
shopping center, and will be required to meet VTA guidelines.    
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For this corner project site alone, one Class I spaces (a double sided bike 
locker) and 12 Class II spaces (bike racks) will be provided (Attachment B, 
Recommended Conditions of Approval). 
 
On-site Circulation: Access to the shopping center is provided by two 
ingress/egress driveways and one egress driveway along Sunnyvale-Saratoga 
Road, three ingress/egress driveways along El Camino Real and two existing 
ingress/egress driveways along Cezanne Drive.  The two driveways within the 
corner project site will be required to meet City standards, including driveway 
width and grading. Additional driveways, as deemed appropriate by the 
Department of Public Works, will be upgraded as part of SPD 2008-0457. The 
project meets the aisle width and emergency drive aisle access requirements 
throughout the entire shopping center. 
 
Pedestrian walkways provide connections to the main building to the Toys R Us 
building, as well as to both street frontages. However, the corner project site 
does not contain a direct pedestrian connection to the remaining shopping 
center.  Instead, pedestrians will have to walk through the parking lot or on the 
sidewalk to access the rest of the shopping center.  The applicant has worked 
with staff to determine if an additional pedestrian walkway could be 
accommodated.  However, parking spaces or landscaping would be removed in 
order to add this direct connection.  
 
The following Guidelines were considered in analysis of the project parking and 
circulation. 

Precise Plan for El Camino Real 
Design Guidelines (Parking) 

Comments 

4.1.4 Provide well-defined and 
designed pedestrian circulation. 

The project does not provide a direct 
pedestrian connection from the new 
retail corner buildings to the other 
buildings in the shopping center. 

4.1.5 Provide well organized and 
landscaped parking lots. 

Where possible, landscaping is 
provided within the parking lot area 
and helps to reduce the visual 
impact of parking.   

 
Art in Private Development: The project is subject to Art in Private 
Development requirements as required per SMC Section 19.52.  The applicant 
is required to provide artwork in publicly viewable areas equal to 1% of the 
construction valuation of the entire shopping center development project 
(including companion project 2008-0847). The applicant has contacted the 
City’s Visual Arts coordinator, and a separate application and public hearing 
by the Arts Commission will be conducted to determine the appropriate art 
piece and location.   
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Compliance with Development Standards/Guidelines: The proposed project 
meets most of the development standards for the C-2/ECR Zoning District, 
including lot coverage, building height and parking.  However, the project will 
result in deficiencies for total landscaping and frontage landscaping.  
 
Precise Plan for El Camino Real: The proposed project meets the vision of the 
Precise Plan “Downtown Node” concept, by bringing the buildings closer to the 
street, separating the pedestrian realm from the streets, and creating active 
outdoor space that will add to the streetscape. The proposed architecture meets 
the Precise Plan Design Guidelines and are coordinated with the design of the 
other buildings within the shopping center.    
 
Expected Impact on the Surroundings: The proposed development will 
improve the aesthetic quality of the streetscape and will set a precedent for 
future improvements along El Camino Real.  Additionally, the proposed design 
and future uses will increase activity to the site. 
 
The applicant will be required to develop a construction plan, which will allow 
all the redevelopment of portions of the shopping center, but will not conflict 
with the existing uses, accessibility, circulation and parking (Attachment B, 
Recommended Conditions of Approval). 
 
Fiscal Impact 
 
Transportation Impact Fee: 
 
The project is subject to citywide transportation impact fees established in the 
Transportation Strategic Program for all net new square footage. The 
transportation impact fee was assessed for only this corner project site, and 
not for the entire shopping center. The net increase in square footage (credit 
given for the Firestone building) for this corner is 13,814 square feet for an 
estimated transportation impact fee (based on FY ’08-’09) of $52,410.73.  The 
applicant is required to pay the fee in place at the time of payment, and prior to 
issuance of final building permits. 
 
Public Contact 
 
Community Outreach Meeting – May 8, 2008: Staff attended a community 
outreach meeting that was held by the applicants on May 8th, 2008 to solicit 
ideas from the community regarding for both pending projects within the 
shopping center. Approximately 20 residents attended the meeting. The 
following concerns were expressed regarding the corner project site: 

• There is an existing “dip” in the existing driveway entrances, which is 
dangerous for vehicles entering and leaving the shopping center. 
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• Impact of construction on existing uses and shopping center circulation. 
 
As conditioned by staff, the applicant will address both of these issues.  The 
existing design of El Camino Real contributes to the “dip” that is experience by 
vehicles.  As El Camino Real is not the City’s right-of-way, upgrades and 
modifications to the street (including curb and gutter) can not be prescribed by 
the City. However, the existing driveways will be upgraded to current City 
standards, and the grading will be improved to the extent possible within the 
project site.  Additionally, a construction plan will be required to ensure that 
construction activities do not conflict with existing uses.   
 
Generally, the residents expressed satisfaction of the proposed project, 
architectural design and site modifications. A majority of the discussion was 
regarding the redevelopment of the main building. 
 
Planning Commission Study Session – July 14, 2008: The Planning 
Commission reviewed the proposal at the Study Session of July 14th, 2008.  
Commissioners generally were supportive of the concept of bringing the 
building up to the street, creating an active pedestrian environment and the 
proposed architectural design.  However, the following concerns were expressed 
regarding the corner project site: 

• The building entrances are oriented into the property and do not face the 
street frontages. 

• Increase landscaping areas. 
• There is inadequate pedestrian circulation between all buildings within 

the shopping center. 
• Explore green building techniques. 

 
The applicants have submitted a letter, dated August 18, to address these 
concerns (Attachment H). Minor modifications to the architectural plans and 
pedestrian circulation have been made.  However, due to site constraints and 
additional requirements, the applicants have not incorporated these changes 
into their plans for this corner project site. City staff has continued to 
encourage the applicants to incorporate sustainability features into the project.   
 
Planning Commission Hearing – July 28, 2008: The project was continued 
by the applicant to August 11, 2008, and no action was made.  
 
Planning Commission Hearing – August 11, 2008: Staff requested 
continuance to the August 25, 2008 hearing due to noticing errors. Since then, 
staff has completed the noticing requirements, including sending notices to all 
property owners and residents within 300 feet of the project site, and posting 
notices on-site. Draft minutes from the August 11th Planning Commission 
meeting are contained in Attachment J. 
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A neighboring resident provided comments about the project during the 
hearing. The resident expressed concerns regarding traffic patterns and 
driveway access along Sunnyvale-Saratoga Road. The applicant’s traffic 
consultant has performed a review of internal traffic circulation and access 
movements, which was reviewed by the City’s Transportation and Traffic 
Division. The traffic report concluded that changes to the driveway 
configuration and vehicular access are not needed.  It should also be noted 
that changes to the Sunnyvale-Saratoga Road street configuration is not 
possible, and cannot be considered as part of this application. In addition, 
limiting the traffic movements in and out of driveways would adversely affect 
the overall traffic circulation on-site and along Sunnyvale-Saratoga Road. 
 

Notice of Negative 
Declaration and Public 

Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 844 notices mailed to the 

property owners and 
residents 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: As conditioned, staff finds that the proposed project will be a 
compatible retail development along El Camino Real and will meet the intent of 
the Precise Plan for El Camino Real for properties located within a Node.  While 
the project will result in deficiencies to total landscaping and frontage 
landscaping, staff finds that the deviations are justified and that the overall 
streetscape will be enhanced with the proposed improvements.   

Findings and General Plan Goals: Staff was 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. 

Conditions of Approval: Conditions of Approval are located in Attachment B. 
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Alternatives 
 
1. Adopt the Negative Declaration and approve the Special Development 

Permit with attached conditions. 

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

3. Adopt the Negative Declaration and deny the Special Development Permit, 
Use Permit and Tentative Map). 

4. Do not adopt the Negative Declaration and direct staff as to where 
additional environmental analysis is required.  

 
Recommendation 
 
Alternative 1. 

 
Prepared by: 
 
  

Noren Caliva 
Project Planner 

 
Reviewed by: 
 
 

Gerri Caruso 
Principal Planner 

 
Attachments: 
 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Negative Declaration/Initial Study 
D. Site and Architectural Plans 
E. Perspective Renderings 
F. Letter from the Applicant 
G. Special Development Permit Justifications 
H. Updated Letter from Applicant 
I. Draft Minutes of the August 11, 2008 Planning Commission Meeting 
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Recommended Findings - Special Development Permit 
 
Goals and Policies that relate to this project are: 
 
Land Use and Transportation Element  
Policy N1.2:  Require new development to be compatible with the 

neighborhood, adjacent land uses and the transportation 
system.   

   
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 business, residents, and visitors, 
and be reasonable balanced with the need for economic 
development to assure Sunnyvale’s economic prosperity.   

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

City’s identity, inspires creativity, and heightens individual as 
well as cultural identity.  

 
Precise Plan for El Camino Real 
Policy 3.2.1 To provide a variety of needed retail services for residents, 

particularly those types of retail services which are not 
normally found in the downtown or in neighborhood shopping 
areas. 

 
Policy 3.2.2 To maintain and enhance the retail sales tax revenue 

generated for the City. 
 
Policy 3.2.3 To maintain and enhance the capacity of the street to 

accommodate automobile and transit traffic, while providing 
improved facilities for bicyclists and pedestrians. 

 
Policy 3.2.4 To create a series of quality places which are valued by the 

people of Sunnyvale as attractive, functional and comfortable 
destinations.  

 
Policy 3.2.5 To ensure that properties are developed and operated in such 

a manner as to minimize their negative impacts upon adjacent 
residential areas. 

 
Policy 3.2.6 To design, develop and maintain the public right-of-way in a 

manner which creates a strong, positive image of the City of 
Sunnyvale for both residents and visitors. 

 



2008-0456 – Johnson Lyman Architects    Attachment A 
Page 2 of 2 

 

 

Policy 3.2.7 To require quality design, architecture and landscaping which 
incorporate sustainable design principles. 

 
Policy 3.2.8 To encourage development which supports the use of public 

transit. 
 
Policy 3.2.9 To develop a visual and functional linkage with Downtown 

Sunnyvale. 
  

A. The proposed use attains the objectives and purposes of the General Plan 
of the City of Sunnyvale. (Finding Met)  

 
 The project is consistent with the policies and objectives for land uses in 

the General Plan. The proposal meets most development standards for the 
C-2 Zoning District and is compatible with surrounding uses along El 
Camino Real.  The project meets the overall vision of the Precise Plan for El 
Camino Real for properties located with Nodes, by bringing buildings up 
closer to the street, creating outdoor pedestrian spaces and creating a 
more pedestrian-friendly streetscape. 

 
B. The proposed use ensures that the general appearance of proposed 

structures, or the uses to be made of the property to which the 
application refers, will not impair either the orderly development of, or 
the existing uses being made of, adjacent properties. (Finding Met) 

 
The proposed project will significantly improve the streetscape of El 
Camino Real by redeveloping a portion of an older shopping center into 
new retail buildings of high quality architectural design. The new buildings 
will be consistent with the other buildings in the shopping center, and will 
be built to address the pedestrian scale. Landscaping and site 
improvements will contribute to the streetscape, and implements the 
guidelines contained in the Precise Plan for El Camino Real. 
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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. Execute a Special Development Permit document prior to issuance 
of the building permit. 

B. 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.  

C. Any major site and architectural plan modifications shall be 
treated as an amendment of the original approval and shall be 
subject to approval at a public hearing except that minor changes 
of the approved plans may be approved by staff level by the 
Director of Community Development.  

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

E. The Special Development Permit for the use shall expire if the use 
is discontinued for a period of one year or more.  

F. 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. 

G. Comply with all requirements of previously approved Special 
Development Permit File Numbers 2106 (Toys R Us) and 8030 (Pep 
Boys). 

H. The developer shall work with the Santa Clara Valley 
Transportation Authority (VTA) in establishing bus stops, shelters, 
pads and turnout locations, if desired by VTA. 

I. The project shall submit the improvement plans and associated 
studies to the Santa Clara Valley Transportation Authority (VTA), 
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H. A bond, letter of credit, cash deposit or other similar security 

instrument for 1% of the construction valuation of the entire 
shopping center development project will be required prior to 
applying for a building permit. The bond will not released until 
completion and installation of the artwork requirement including 
related landscaping, lighting, base work and commemorative 
plaque. 

4. COMMERCIAL USE 

A. Restaurant establishments (not requiring a general license or on-
sale liquor license) are permitted to occupy up to 10% of the gross 
floor area of the shopping center, without requiring a separate 
Special Development Permit.  

B. All permitted uses within the C-1 and C-2 Zoning District (SMC 
19.20.030) shall be permitted on this property. 

5. DESIGN/EXTERIOR COLORS AND MATERIALS 

A. The project architect shall work with the Director of Community 
Development and the City’s architectural consultant to address the 
intrusiveness of the parking lot at the edge of the outdoor plaza in 
order to separate the pedestrians from the parking lot. The 
applicant shall consider the use of small hedges and trees for 
treatment. 

B. The final architectural design is subject to review and approval by 
the Director of Community Development, prior to issuance of a 
building permit. 

C. Final exterior building materials and color scheme are subject to 
review and approval by the Director of Community Development, 
prior to issuance of a building permit. 

D. Fabric awnings shall be replaced at least every five years. Any 
change of color, materials or design and are subject to review and 
approval by the Director of Community Development. 

6. EASEMENTS AND DEDICATIONS

A. The applicant shall provide a sidewalk, landscaping, and street 
lighting easement as required to accommodate the 15' pedestrian 
realm as per the Valley Transportation Authority Pedestrian 
Technical Guidelines and as approved by the Director of 
Community Development and Director of Public Works. Existing 
easements shall be abandoned in place of the newly created 
easement. 
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B. The applicant shall provide, as necessary, a 10' Public Utility 

Easement along the entire project frontage as determined by the 
Director of Public Works. 

C. The project will not conflict with the existing PG&E easement that 
runs through the property. 

7. EXTERIOR EQUIPMENT 

I. All future roof-mounted equipment shall be fully screened behind 
the parapet wall. 

J. Any modification or expansion of unenclosed uses shall require 
approval from the Director of Community Development. 

K. All unenclosed materials, equipment and/or supplies of any kind 
shall be maintained within approved enclosure area. Any stacked 
or stored items shall not exceed the height of the enclosure. 

8. FEES  

A. Pay Traffic Impact fee estimated at $52,410.73 prior to issuance of 
a Building Permit (SMC 3.50), subject to the fee in place at the 
time the payment is made.  

9. FENCES 

A. No modifications are permitted to the existing fence along the 
south property line. 

B. Design and location of any new fencing and/or walls are subject to 
the review and approval by the Director of Community 
Development. 

C. Only fences, hedges and shrubs or other natural objects 3 feet or 
less in height may be located within a “vision triangle” (For 
definition, refer to Vision Triangle brochure or SMC 19.12.040(16), 
SMC 19.12.050 (12)) 

10. LANDSCAPING  

A. Landscape and irrigation plans for all on-site landscaping shall be 
submitted to the Director of Community Development 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. 

B. A separate landscaping plan for all new parkways shall be subject 
to approval by the Director of Community Development prior to 
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issuance of a Building Permit. The applicant shall work with the 
Director of Community Development and the Director of Public 
Works to determine the appropriate tree species to be planted.  

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

D. Provide separate meter for domestic and irrigation water systems. 

E. All landscape and irrigation systems, located in the public park 
strip areas shall be connected to the water system metered to the 
property owner.  

F. A tree protection plan shall be submitted for any existing trees on 
the site. Where possible, trees shall be protected and saved. 
Provide an inventory and valuation of any trees proposed to be 
removed prior to issuance of building permits. 

G. All existing frontage trees shall be preserved where possible. 

H. The landscape plan shall include street trees and shall be 
submitted and approved per the City Arborist and Public Works 
Division. 

I. Any landscaping proposed within a public utility easement is 
subject to approval by the Director of Public Works and Director of 
Community Development.  

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

K. Prepare a landscape maintenance plan subject for review and 
approval by the Director of Community Development  

L. Trees shall be allowed to grow to the full genetic height and habit 
(trees shall not be topped, or pruned into smaller topiary shapes). 
Trees shall be maintained using standard arboriculture practices. 

M. Of new trees installed, 10% shall be 24-inch box size or larger and 
no tree shall be less than 15-gallon size. 

N. 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. 

O. At the expense of the subdivider, City staff shall install required 
street trees of a species determined by the Public Works 
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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.  

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

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

R. For commercial and industrial projects, to ensure appropriate 
sewer billing (water used for irrigation may not be billed for sewer), 
the developer may provide separate (irrigation and other) intake 
meters. Such meters could be installed prior to occupancy of the 
building.  

S. The corner and all driveway vision triangles shall be maintained. 

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. 

B. The tree protection plan shall be installed prior to issuance of any 
Building Permits, subject to the on-site inspection and approval by 
the City Arborist. 

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

D. 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.  
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California Water Service Company (Calwater) and Caltrans for their 
review and feedback. The project shall accommodate and establish 
improvements as required by VTA, Calwater and Caltrans. 

J. A Construction Plan shall be submitted to the Director of 
Community Development to ensure that all construction activities 
throughout the shopping center do not conflict with existing uses, 
accessibility, circulation and parking, prior to issuance of final 
building permits. 

K. The hours of operation are limited to 6:00 am to midnight for 
standard hours of operation. Hours extending beyond midnight 
shall require approval of the Director of Community Development 
through a Miscellaneous Plan Permit. 

L. Delivery hours for the corner retail buildings must comply with 
SMC 19.42.030: 

1. Delivery hours are limited to daytime (period from 7:00 a.m. 
to 10:00 p.m. daily) only. 

2. Nighttime delivery (period from 10 p.m. to 7:00 a.m. daily) is 
prohibited. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 

A. Obtain necessary permits from the Development Permit from the 
Department of Public Works for all proposed off-site improvements. 

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

C. Obtain necessary encroachment permit through Caltrans and the 
City of Sunnyvale for work along El Camino Real. 

D. Obtain a Closure Permit from the Department of Public Safety.  

3. ART IN PRIVATE DEVELOPMENT 

E. Comply with the art in private development requirements as noted 
in Sunnyvale Municipal Code Section 19.52.  

F. Provide publicly visible artworks along El Camino Real and 
Sunnyvale-Saratoga Avenue. 

G. 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. 
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4. Overlay Civil plans including utility lines to ensure that the 

tree root system is not damaged.  

5. The tree protection plan shall also include the 
recommendations contained in the arborist report prepared by 
Ian Geddes Tree Care, Inc., dated May 22, 2008. 

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 to be uniform and compatible with the areas, 
including the adjacent residential areas. Light standards shall 
not exceed 18 feet on the interior of the project and 8 feet in 
height on the periphery of the project near residential uses. 

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

6. Lights shall have shields to prevent glare onto adjacent 
residential properties. 

7. All new light poles shall be consistent with the height of 
existing poles. 

8. Lights shall face downward and shall not shine onto adjacent 
residential properties. 

B. Prior to issuance of a Building Permit submit a contour 
photometric plan for approval by the Director of Community 
Development to assure adequate security lighting without 
excessive light glare.  

C. Out-of door loudspeakers shall be prohibited. 
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13. PARKING  

A. Specify customer and employee parking areas on plans. All such 
areas shall be clearly marked. 

B. 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. 

C. Submit a revised parking and circulation plan to the Director of 
Community Development for review and approval prior to issuance 
of a Building Permit. 

D. Unenclosed storage of any vehicle intended for recreation 
purposes, including land conveyances, vessels and aircraft, but 
excluding short term parking for registered attached camper bodies 
and motor homes not exceeding 18 feet in length, shall be 
prohibited on the premises. 

E. A Parking Management Plan may be required in the future if the 
concentration of uses create parking congestion of the site, as 
deemed necessary by the Director of Community Development. 

14. BICYCLE PARKING  

A. As shown on the submitted preliminary project plans, the project 
shall provide bicycle parking in the amount of 2 Class I spaces (a 
double sided bike locker) and 12 Class II spaces (bike racks).  
Selected models of the bike locker and racks, dimensions, and 
installation/spacing details must follow the December 2007 VTA 
Bicycle Technical Guidelines and provided as part of the on-site 
improvement plan details. 

15. RECYCLING AND SOLID WASTE  

A. The applicant shall also work with the City’s Solid Waste 
Coordinator to ensure that that the trash enclosures are sufficient 
for all future tenants and meet the City standards 

B. Submit a detailed recycling and solid waste disposal plan to the 
Director of Community Development for approval. 

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

D. The enclosure shall be of masonry construction and shall match 
the exterior design, materials and color of the main building. 
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E. Remove all debris, structures, area light poles, and paving from the 

site prior to commencement of new construction. 

F. The metal roof on the trash enclosure shall be modified into a 
metal trellis design, subject to review and approval by the Director 
of Community Development. 

16. RIGHT-OF-WAY/TRAFFIC IMPROVEMENTS 

A. Obtain a Development and Encroachment Permit with insurance 
requirements and provide improvement securities and/or cash 
deposit for all public and/or private improvements prior to any 
permit issuance. 

B. The applicant shall work with the Community Development 
Department and Public Works Division to establish specifications 
for the treatment of the “Pedestrian Realm”, consistent with VTA 
guidelines. 

C. Remove and replace associated driveways as deemed appropriate 
by the Director of Public Works. 

D. Remove and replace entire curb, gutter and sidewalk along corner 
frontage of El Camino Real and Sunnyvale Saratoga Road to 
‘Grand Boulevard’ requirements. 

E. Remove and replace existing curb ramp to Americans with 
Disabilities Act (ADA) standards at corner frontage of El Camino 
Real and Sunnyvale Saratoga Road. 

F. Remove and replace 2 fire hydrants along El Camino Real and 1 
fire hydrant along Sunnyvale Saratoga Road. 

G. The project shall replace the streetlights along Sunnyvale-Saratoga 
Road along the project frontage in order to reflect new City design 
and placement standards. There is currently 1 streetlight along the 
project frontage (on Sunnyvale-Saratoga Road) that wil be replaced 
with 2 streetlights.  The street lighting plan shall include location 
of the service points, pullboxes, size of conduits and wiring. The 
project shall also provide loading and photometric analysis. City 
standard Type IIIAF unmetered 120/240V streetlight service 
pedestal shall be used. Conduits located within concrete 
foundation shall be Galvanized Rigid Steel (GRS) wrapped with 
10mil tape. 

H. 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 
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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. 

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

J. 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. 

K. This project shall comply with all Public Works/Engineering 
standard development requirements. 

L. The project shall submit a traffic control plan for any work in the 
public right-of-way, short and/or long-term. This plan must be 
submitted with the off-site improvement plans and must be 
reviewed and approved by the Transportation and Traffic Division 
prior to issuance of the Encroachment Permit. A traffic control 
plan typically shows any potential closure of sidewalks, crossings, 
and/or travel lanes during the project construction. It also shows 
the on-site location that would be dedicated for storage of 
construction materials, equipments, and construction related 
parking. Following the most updated California MUTCD, temporary 
warning devices, potential provision of flagman, etc. must be 
shown on the plan. Truck routes to and from the site also need to 
be described. 

M. Provide the Public Works Department with a detailed estimate of 
water consumption in gallons per day and peak water demand in 
gallons per minute, and estimate of sanitary sewer generation in 
gallons per day. 

N. All proposed on-site drainage, sanitary sewer systems, water, and 
irrigation shall be privately owned and maintained unless 
otherwise approved by the City as public system. The fire and 
domestic water systems shall be privately owned and maintained 
beyond the meter.  

O. This project shall not cause any negative impact on the drainage 
pattern for adjacent properties. 

P. Adequate drainage/erosion control shall be provided at all times 
during each phase of the development. 
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Q. The applicant shall submit a signing and marking plan to be 

reviewed and approved by the Director of Public Works.  All on-site 
signing and markings must follow the most updated California 
MUTCD. 

R. Any pavement markings, signs, pavement surfaces and utilities 
damaged due to project construction shall be replaced.  

17. SIGNS 

A. No new signs are approved as part of this project. 

B. All existing/new signs shall be in conformance with Sunnyvale 
Municipal Code Section 19.44.  

C. The existing Master Sign Program (File Number 8030) shall be 
modified to include all existing and new tenants. Obtain a separate 
sign permit from the Planning and Building Divisions. 

18. UNDERGROUND UTILITIES 

A. All proposed utilities shall be undergrounded. 

B. 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. 

C. 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. 

D. 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. 

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

F. 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. 
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G. A copy of an agreement with affected utilities companies for 

existing overhead utilities which are on-site or within adjoining 
rights-of-way shall be provided to the Director of Community 
Development prior to issuance of a Building Permit or a deposit or 
bond in an amount sufficient to cover the cost of undergrounding 
shall be made with the City. 

H. All existing utility lines and/or their appurtenances not serving the 
project and/or have conflicts with the project, shall be capped, 
abandoned, removed, relocated and/or disposed to the satisfaction 
of the City.  

19. STORMWATER 

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. 

D. Certified Stormwater plans must be recorded with the property 
deed. The owner is responsible for maintaining the Stormwater 
Best Management Practices (BMPs). 

E. Final Certified Stormwater plan needs to indicate no conflict with 
civil, landscape and tree protection plan. 
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