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CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  September 22, 2008 
 
SUBJECT: 2008-0756 – International Technological University 

[Applicant] DPM San Aleso LLC [Owner]: Application for a 
property located at 744 & 756 San Aleso Avenue (near N. 
Mathilda Ave.) in an M-S (Industrial & Service) Zoning 
District. 

Motion Use Permit to allow an institute of higher learning to occupy 
approximately 9,156 square feet of tenant space within two 
existing industrial office buildings 

 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

Industrial Office  

Surrounding Land Uses 
North Industrial Office 

South Auto Body Shop 

East Single Family Residential 

West Industrial Office 

Issues Compatibility of Use, Parking 

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 & Service Same Industrial & 
Service 

Zoning District M-S Same M-S 

Lot Size (s.f.) 

• 740-748 San 
Aleso Ave. 

• 750-756 San 
Aleso Ave. 

 

52,620 

 

52,624 

 

 

Same 

 

 

22,500 min. 

Gross Floor Area 
(s.f.)  
• 740-748 San 

Aleso Ave. 
• 750-756 San 

Aleso Ave. 

 
 
 

18,018 
 

18,335 
 
  

 
 
 
 

Same 
 

 
 
 

18,417 
 

18,418 
 

Gross Floor Area of 
Tenant 

N/A 9,156 (two 
tenants spaces 

N/A 

Lot Coverage (%) 35% Same  45% max. 

Floor Area Ratio 
(FAR) 

45% Same 35% max.  

No. of Buildings On-
Site 

1 per parcel Same --- 

Building Height (ft.)  17’ Same 75’ max. 

No. of Stories 1 Same 8 max. 

Landscaping (sq. ft.) (Includes all 3 parcels) 

Total Landscaping Approx. 10,600 on 
each lot 

Same 10,524 min. 

Frontage Width 
(ft.) 

Approx. 25’ Same 15 ft. min. 

Buffer (ft.) Adj. 
Residential 

0 Same 10 ft. min. 

% Based on 
Parking Lot 

42% Same 20% min. 
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 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

Water Conserving 
Plants (%) 

80% Same 70% min. 

Parking (includes both parcels) 

Total Spaces 106 Same 97 min. 

Standard Spaces 102 Same 91 min. 

Accessible Spaces 4 6 6 min. 

Aisle Width (ft.) 26’ Same 26’ min. 

Bicycle Parking  None 1 Class I per 
30 employees 
+ 1 spot per 9 
student seats 
(25% Class I 

and 75% Class 
II)  

1 Class I per 
30 employees 
+ 1 spot per 9 
student seats 
(25% Class I 

and 75% Class 
II)  

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 

ANALYSIS 
 
Description of Proposed Project 
 
The application is for an institution of higher learning (International 
Technological Institute) within two tenant spaces of two existing industrial 
buildings. The International Technological Institute is a university that offers 
graduate programs in electrical, computer, and software engineering and 
business administration. Almost 98% of the students are international 
students. The university enables students to work legally in a field related to 
their studies while they continue to pursue a degree. 
 
Sunnyvale Municipal Code allows consideration of an “Education-Institution of 
Higher Learning” use in an M-S (Industrial and Service) zoning district through 
a Use Permit application. “Education-Primary” and “Education-High School” 
uses are not permitted in industrially zoned properties. “Education-Recreation 
and Enrichment” uses are only permitted in industrial zoned properties with 
the Place of Assembly (POA) combining district and approval of a Use Permit. 
 
The Code definition of “Education - Institution of Higher Learning” includes 
technical or trade schools where training is conducted and educational credits, 
degrees and “certificates of completion” are earned.  The proposed use meets 
this definition. 
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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 
2005-0191 Miscellaneous Plan 

Permit for an Auto 
Broker office (two 

vehicles)  

Staff / Approved 3/21/2005 

1977-0014 Use Permit to allow 
Unenclosed Eating Area 

Planning 
Commission / 

Approved 

11/23/1977 

1972-0007 Variance for Rear Yard 
Setbacks 

Planning 
Commission / 

Approved 

10/25/1972 

 
The above noted auto brokers office had occupied 754 San Aleso Avenue, but is 
no longer present at the site. The subject site has already been occupied by the 
International Technological University but operating without an approved Use 
Permit. The Neighborhood Preservation Division notified the tenant in May of 
2008 that a Use Permit is required to operate the business.   
 
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 C, Initial Study).  
 
Environmental Mitigation Measures for Surrounding Uses: Although not 
currently located near a property or use containing hazardous materials, future 
businesses could locate within the immediate vicinity and operate with such 
hazardous materials or activities based on the current Industrial and Service 
zoning. The occupancy of a school, which includes a concentration of students 
that have an irregular attendance, and irregular emergency training of 
students (as opposed to full time workers), could result in the exposure of a 
population to hazardous materials impacts in the event of an accidental release 
or upset. Various local, State, and Federal laws, regulations, and ordinances 
require engineering controls to help prevent chemical releases, and in the event 
of a release, to help protect human health and the environment. The 
implementation and enforcement (State and City) of these regulations regarding 
the use, storage, transport, and disposal of hazardous materials, together with 
the proposed mitigation measures requiring emergency training and 
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procedures, will reduce the potential for impacts to the school population to be 
Less Than Significant with Mitigation. 
 
The following mitigation measures are proposed: 
 
WHAT: 1.  The applicant shall develop a Site Safety Plan addressing the risks 

presented to employees and trainees/students, from the 
surrounding industrial facilities. The plan shall include the 
following components: 

• Identification of high risk locations within 1000 ft. 
• Knowledge of risks presented by these facilities (toxic gases, 

corrosive vapors, liquid leaks, fires). 
• Contact information for nearby high risk facilities (names 

and phone numbers of management / safety personnel at 
nearby facilities). 

• Arrangements with nearby facilities for phone notification in 
the event of a hazardous material release or potential 
release. 

• Procedures for appropriate responses to chemical releases 
from nearby high risk facilities (complete evacuation / 
shelter in place procedures), addressing the specific needs of 
trainee/student population. 

• Initial and ongoing safety training program for staff to insure 
on-site personnel are familiar with the Site Safety Plan and 
emergency procedures.  

• Site and floor plan showing, at a minimum,  building exits, 
evacuation routes, interior area of refuge (shelter in place), 
fire extinguishers and air handler shutoffs. 

• The plan shall be reviewed and updated annually.  
 

2.   The applicant shall acknowledge in writing that it is locating in an 
industrial area that may result in higher levels of noise, traffic, and 
exposure to hazardous materials than would normally be 
encountered in non-industrial areas.  

 
WHEN:  These mitigation measures were converted into conditions of approval 

for this Use Permit prior to its review by the City’s Planning 
Commission. The conditions will become valid when the Use Permit is 
approved. The mitigation measures are required to be approved by the 
City prior to occupancy of the site by either employees or 
trainees/students. 

 
WHO:   The applicant shall draft and submit Mitigation Measure #1 for review 

and approval of the Director of Community Development. The 
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property owner will be solely responsible for implementation and 
maintenance of the mitigation measure. 

 
 The applicant shall draft and submit Mitigation Measure #2 for review 

and approval of the City’s Hazardous Materials Specialist. The 
property owner will be solely responsible for implementation and 
maintenance of the mitigation measure. 

 
HOW:   The conditions of approval will require these mitigation measures if 

the project is approved (Condition of Approval #3). 
 
Use Permit 
 
Detailed Description of Use: Class schedules for the university vary from 
morning to daytime and on Saturdays. Office hours are from 10am-6pm, 
Monday through Friday. A total of 12 employees are working fulltime at the 
campus. At any given time, no more than three classes are in session 
concurrently with approximately 20-30 students.  
 
Site Layout: The site layout consists of two industrial buildings on two lots 
that are centrally positioned perpendicular to the street. Two tenant spaces 
would be occupied by the university; one in each building. These spaces face 
each other and are separated by a common parking area. A majority of the 
landscaping lies along the front of the site within an approximately 25 foot 
buffer. Additional landscaping is positioned in front of the buildings and within 
islands next to parking spaces abutting the entrances. The site was developed 
without a landscape buffer adjacent to the residential uses to the east. This 
deficiency does not meet current Municipal Code standards but was part of the 
original site layout for the development. Staff does not find an opportunity to 
modify this condition as part of this application due to needed vehicle access 
around the building.  
 
Floor Plan:  The two tenant spaces are composed of mostly office space and 
open classroom space. The floor plans indicate that a majority of 744 San Aleso 
Avenue would be the classroom area while 756 San Aleso Avenue contains 
more administrative office area (See Attachment D for more detail.). Roll-up 
doors are located at the back of the individual tenant spaces but do not appear 
to be utilized for the proposed use. 
 
Architecture: The industrial buildings were built between 1974 through 1976.  
No exterior alterations are planned with this application.  
 
Parking/Circulation: As previously noted, the subject project includes two 
tenant spaces within two separate buildings on separate lots. The two parcels 
share a common parking area with a third lot adjacent to the north (740-766 
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San Aleso Avenue), each of which are owned by the same property owner. A 
total of 165 spaces between the three properties are positioned around the 
buildings (106 spaces on the two subject properties). The buildings were 
developed under the “General Industrial Office/R&D” rate of 1 space 500 s.f. 
min. – 1 space per 250s.f. max. Each of the properties meets this parking 
requirement individually. 
 
The proposed use would occupy 9,156 s.f. of the 36,353 s.f. of industrial office 
space on the two sites. The applicable parking requirement for university uses 
according to Sunnyvale Municipal Code Section 19.46 require a rate of 1 space 
per 3 fixed seats, plus 1 space per 21 s.f. of open area useable for seating, plus 
1 space per employee, plus 1 space per special purpose vehicle. The classes 
would contain a specific number of seats. As previously noted in the report, the 
applicant has stated that no more than three concurrent classes would be in 
session with approximately 20-30 seats for students in each class. Using the 1 
space per 3 seat rate, three classes of a total of 90 students would result in a 
need for 30 spaces. When added to the 12 spaces needed for faculty (using 
office area), the result, based on Code, is 42 spaces. Four classrooms are noted 
on the floor plans, but only three would be occupied at a given time by 
students.  
 
Most of the remaining tenant spaces are currently vacant while some are 
occupied by small industrial office/R&D businesses.  For the remaining 27,197 
square feet, a minimum 55 spaces would be needed based on the industrial 
rate. A total of 97 spaces (55 + 42 for proposed school) would be needed for the 
site.  
 
The applicant has stated that the university has already coordinated with the 
VTA to offer students an unlimited bus pass for the duration of their studies 
which would improve parking capacity at the site. The provided information 
indicates that parking capacity can accommodate the proposed use; however; 
staff has included Condition of Approval #1D, which requires that for further 
expansion at the site beyond the maximum 90 students at a given time, would 
require review and approval by the Planning Commission 
 
Per Conditions of Approval #6B and 7A and as has been indicated by the 
applicant, additional accessible parking spaces and bicycle parking will be 
added to the site to meet Code standards and VTA Guidelines.  
 
Stormwater Management: This project does not require compliance with the 
new Stormwater Management requirements since the project is not disturbing 
an area of 10,000 square feet or more. 
 
Compliance with Development Standards/Guidelines: The project meets 
most applicable development standards and guidelines in terms of parking, 



2008-0756 – International Technological University   September 22, 2008 
Page 9 of 11 

 

Revised 9/19/08 

 

landscaping and site layout. Upgrades are planned to increase accessible 
parking by two spaces and bicycle parking standards to meet VTA standards 
for the site and are required through Conditions of Approval. The landscape 
buffer is legal non-conforming and staff finds no nexus with this change in use 
to require an upgrade. 
 
Expected Impact on the Surroundings: No significant impacts on 
surrounding properties are expected to result from the proposed use. An 
increase of traffic to the site may occur; however, staff does not find that this 
increase is significant. Conditions of Approval require additional permits to be 
attained for any proposed expansion or modifications to the use. 
 
Fiscal Impact 
 
Transportation Impact Fee: As a school, the project would be subject to a 
Transportation Impact Fee (TIF) as specified in the Conditions of Approval, 
since the new use would create additional PM peak hour trips in excess of the 
existing use. The proposed use is estimated to generate 15 peak hour trips, as 
stipulated in the ITE provisions for junior and community college type uses. 
Assuming the rest of the building remains at the previous industrial uses, the 
TIF is estimated at $ 16,686.71. 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
Public Contact 
 
Staff has not received any written comments regarding this application. 
 

Notice of Negative 
Declaration and Public 

Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 89 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  
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Conclusion 
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Use Permit. Findings and General 
Plan Goals are located in Attachment A. 

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

Alternatives 
 
1. Adopt the Mitigated  Negative Declaration and approve the Use Permit 

with attached conditions. 

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

3. Adopt the Mitigated Negative Declaration and deny the Use Permit. 

4. Do not adopt the Mitigated  Negative Declaration and direct staff as to 
where additional environmental analysis is required.  
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Recommendation 
 
Alternative 1. 

 
Prepared by: 
 
  

Ryan M. Kuchenig 
Project Planner 

 
Reviewed by: 
 
 

Gerri Caruso 
Principal Planner 

 
Reviewed by: 
 
 
Trudi Ryan 
Planning Officer 

 
Attachments: 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Negative Declaration 
D. Site and Floor Plans 
E. Project Description from Applicant 
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Recommended Findings - Use Permit 
 
Goals and Policies that relate to this project are: 
 
Land Use and Transportation Element 
Policy N1.1 – Protect the integrity of the City’s neighborhoods; whether 

residential, industrial or commercial. 
 
N1.1.4 Anticipate and avoid whenever practical the incompatibility that can 

arise between dissimilar uses. 
 
Policy N1.14 Support the provision of a full spectrum of public and quasi-public 

services that are appropriately located. 
 
1. The proposed use attains the objectives and purposes of the General Plan 

of the City of Sunnyvale (Finding met). The proposed institute of higher 
learning would support industrial and research and development 
businesses within the City by providing opportunities for a contributing 
workforce. The proposed location is located ideally near a major arterial 
(Mathilda Avenue) and Highway 101 and public transit (bus stop on 
Mathilda Ave). 

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

structures, or the uses to be made of the property to which the 
application refers, will not impair either the orderly development of, or 
the existing uses being made of, adjacent properties (Finding met). Based 
on information provided by the applicant, staff reviewed the needed 
parking for the proposed use and determined that capacity would be met. 
Conditions of Approval required further evaluation if expansion should 
occur.  
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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. Minor changes may be approved by the Director of 
Community Development; major changes may be approved at a 
public hearing.   

B. The Use Permit shall expire if the use is discontinued for a period of 
one year or more.   

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, unless a written request for an extension is 
received prior to expiration date and is approved by the Director of 
Community Development.  

D. Any expansion or modification of the approved use shall be approved 
by separate application at a public hearing by the Planning 
Commission. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain the necessary Building permits for all tenant improvements 

related to this use. 

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. 

3. ENVIRONMENTAL MITIGATION MEASURES 

A. In addition to complying with applicable City Codes, Ordinances, 
and Resolutions, the following mitigation measures are incorporated 
into the project to minimize the identified potential environmental 
impacts: 

1)  The applicant shall develop a Site Safety Plan addressing the 
risks presented to employees and trainees/students, from the 
surrounding industrial facilities. The plan shall include the 
following components: 
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• Identification of high risk locations within 1000 ft. 
• Knowledge of risks presented by these facilities (toxic gases, 

corrosive vapors, liquid leaks, fires). 
• Contact information for nearby high risk facilities (names 

and phone numbers of management / safety personnel at 
nearby facilities). 

• Arrangements with nearby facilities for phone notification in 
the event of a hazardous material release or potential 
release. 

• Procedures for appropriate responses to chemical releases 
from nearby high risk facilities (complete evacuation / 
shelter in place procedures), addressing the specific needs of 
trainee/student population. 

• Initial and ongoing safety training program for staff to insure 
on-site personnel are familiar with the Site Safety Plan and 
emergency procedures.  

• Site and floor plan showing, at a minimum,  building exits, 
evacuation routes, interior area of refuge (shelter in place), 
fire extinguishers and air handler shutoffs. 

• The plan shall be reviewed and updated annually.  

2)   The applicant shall acknowledge in writing that it is locating in 
an industrial area that may result in higher levels of noise, 
traffic, and exposure to hazardous materials than would 
normally be encountered in non-industrial areas.  

4. FEES 
A. Pay Traffic Impact fee estimated at $16,681.71, prior to issuance of 

a Building Permit. (SMC 3.50) 

5. LANDSCAPING  
A. All landscaping shall continue to be maintained in a neat, clean, and 

healthful condition.  

6. PARKING  

A. Two accessible parking spaces shall be added for the site at 740-748 
San Aleso Avenue. 

7. BICYCLE PARKING 
A. Provide 1 Class I plus 10 Class II bicycle parking spaces (per VTA 

Bicycle Technical Guidelines) as approved by the Director of 
Community Development. 
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8. RECYCLING AND SOLID WASTE  
A. All exterior recycling and solid waste shall be confined to approved 

receptacles and enclosures. 
9. SIGNS 

A. All existing/new signs shall be in conformance with Sunnyvale 
Municipal Code  

10. FIRE REGULATIONS 

1. As applicable, comply with the requirements contained in Sunnyvale 
Municipal Code Chapter 16.52, 16.53 and 16.54; California Fire 
Code, Title 19 California Code of Regulations. 

2. Provide required number of approved fire extinguishers (minimum 
size of 2A10BC and/or K-class for kitchens as required) (CCR Title 
19: 568) 

3. Buildings in excess of 3600 square feet require an automatic fire 
sprinkler system. Provide a fully automatic fire sprinkler system in 
accordance with NFPA 13.   (16.52.270 SMC & Section 903 CFC) 

4. The water supply for fire protection and fire fighting shall be 
approved by the Department of Public Safety 

5. Provide information/locations of any onsite and City fire hydrants.  
Project may require the installation of fire hydrants. 

6. A fire access road is required.   Fire access roads require a minimum 
unobstructed width of 20 feet and a minimum inside turning radius 
of 30 feet.  (MC 16.52.180) 

7. Fire access roads shall be marked in accordance with MC 16.52.170. 

8. Trash enclosures, within 5 feet of building exterior walls or 
overhangs require fire sprinkler protection (304.3.3 CFC, MC 
16.52.270). 

9. If the facility is deemed to contain public assembly occupancy (over 
50 occupants) multiple exits, exit signs, and emergency lighting may 
be required depending on the occupant load. 

10. Places of assembly require a Fire Operations permit, to be 
obtained/issued at the time of the Fire Prevention inspection, after 
completion of all construction. 
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11. Prior to any combustible construction or materials on site, provide 
fire access drives and operational on-site fire protection systems if 
applicable. (Chapter 14 CFC). 

12. Provide a written Fire Protection Plan. (Section 1408 CFC)(Refer to 
Unidocs.org, Fire Prevention documents). 

 

 

 














































