
REPORT TO PLANNING COMMISSION 
 

Agenda Item #    3 
 

Hearing Date: December 13, 2010 
File Number:  2010-7739 

 
 
SUBJECT: City Ventures (Veronica and Ronald D’Amico Trustee): 

Applications for related proposals on a 1.25 acre site 
located at 650-660 E. Taylor Avenue (near N. Fair Oaks 
Ave.) in an M-S/ITR/R-3/PD (Industrial and 
Service/Industrial to Residential/Medium-Density 
Residential/Planned Development) Zoning District (APN: 
205-30-020, 205-30-021). 

Motion Special Development Permit to allow 24 townhomes,  

Motion Vesting Tentative Map to subdivide two lots into 24 lots 
and one common lot. 

 
REPORT IN BRIEF:  
 
Existing Site 
Conditions 

Auto repair shop and vacant industrial site 

Surrounding Land Uses 
North Industrial and 36-unit townhome development under 

construction (D.R. Horton; former Flick’s Mobile Home 
Park) 

South 47-unit townhome development (Classic Communities) 
East Industrial  
West Industrial 

Issues Noise, hazardous materials, architecture, solid waste and 
recycling facility 

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, including modifications to the 
solid waste and recycling facility and floor plans.  
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VICINITY MAP 
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PROJECT DATA TABLE 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan 
Industrial to 

Residential 
Medium Density 

Same Industrial to 
Residential 

Medium Density 
Zoning District M-S/ITR/R-3/PD Same N/A 

Lot Size (s.f.) 
54,613 (1.25 

acres) 
Lot Avg: 1,410  

Common Lot: 10,207 
Total: 54,613  

8,000 min. 

Gross Floor Area 
(s.f.) 

18,164 52,052 No max. 

Lot Coverage (%) 33% 38% 40% max. 
Floor Area Ratio 
(FAR) 

33% 95%  No max. 

No. of Units N/A 24 30 max. 
Density (units/acre) N/A 19/acre 24/acre max. 
Meets 75% min? N/A Yes 23 min. 
Bedrooms/Unit N/A Varies 3 - 4 --- 

Unit Sizes (s.f.) 
(including garage) 

N/A Plan A: 2,035  
Plan B: 2,171  
Plan C: 2,252  

Plan C-1: 2,298 

N/A 

No. of Buildings On-
Site 

9 4 --- 

Distance Between 
Buildings 

N/A Varies 29’ – 30’ 23’ min. 

Building Height (ft.)  N/A 34’-9” 35’ max. 
No. of Stories Varies 1 – 2 3 3 max. 
Setbacks  
Front 22’ 16’-6” min.,  

19’-10” avg. 
15’ min.,  
20’ avg. 

Left Side  Varies 5’ – 7’ Varies 8’ – 10’ 12’ min. 
Right Side  Varies 3’ – 13’ 53’ 12’ min. 
Rear 100’ Varies 22’ – 28’ 20’ min. 
Landscaping (sq. ft.) 

Total Landscaping N/A 15,649  
(29% of lot) 

10,922 min.  
(20% of lot) 

Landscaping/Unit N/A 490 425 min. 
Usable Open 
Space/Unit 

N/A 354  
(444 including  

balconies) 

400 min. 

Frontage Width 
(ft.) 

N/A Varies 16’-6” – 
19’-10” 

15 ft. min. 

Parking Lot Area 
Shading (%) 

N/A 52.4% 50% min. in 
15 years 

Parking 
Total Spaces N/A 63 63 min. 
Covered Spaces N/A 48  24 min.  
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 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

Unassigned N/A 15 15 
Compact Spaces/ 
% of Total 
Unassigned 

N/A 3  
(20%) 

1 max. 
(10%)  

Accessible 
Spaces 

N/A 1 1 min. 

Bicycle Parking  N/A Storage within 
garages,  

2 Class II 

Storage within 
garages,  

2 Class II min. 
Stormwater    

Impervious 
Surface Area (s.f.) 

43,800 41,800 No max. 

Impervious 
Surface (%) 

80% 77% No.max 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
 
BACKGROUND: 
The proposed project includes a Special Development Permit to construct 24 
townhomes and a Vesting Tentative Map to subdivided two parcels totaling 
1.25 acres into 24 lots and one common lot.  

Previous Actions on the Site 
Both parcels have historically been used as industrial sites. Currently, 650 E. 
Taylor Avenue is occupied by an auto repair shop (Dayton Automotive). The 
property located at 660 E. Taylor Avenue is vacant and was previously used by 
manufacturing businesses.   
 
A study issue (Futures Study) allowing the development of residential units in 
areas zoned for industrial use was completed in 1993 to address ongoing 
housing shortages. As a result of the study, City Council approved a Rezone, 
which added the Industrial to Residential (ITR) Combining District and the R-
3/PD designation to the existing M-S Zone in the subject area. The ITR 
Combining District allows industrial, office, commercial and residential uses to 
exist within the same zoning district, and allows existing industrial, office and 
commercial sites to convert to residential use. All existing industrial uses are 
considered to be conforming. The R-3 district defines the residential density 
and development standards. 
 
Planning Commission Study Session: 
On November 22, 2010, the Planning Commission reviewed the project at a 
Study Session. The following is a summary of the comments addressed at the 
Study Session: 

• Consider pedestrian connection to other streets; 
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• Explore secondary wall materials or colors and decorative garage doors to 
better enhance the architecture; 

• Encourage compliance with all development standards, if possible; 
• Provide information about on-site parking; 
• Have visual and practical considerations for solid waste and recycling 

carts; 
• Provide examples of other townhomes with similar densities. 

 
The applicant has attempted to address these concerns by modifying the site 
plan to show an increased average front yard setback and noting potential 
pedestrian connection to the adjacent townhome development to the south 
(Classic Communities on E. Arques Avenue). In addition, the applicant has 
provided alternative elevation drawings and solid waste and recycling facility. 
The following sections of the report will address the applicant’s resubmittal.  
 
Staff has provided a list of other townhomes in Sunnyvale with similar zoning 
designation and densities in Attachment G. The seven developments listed were 
approved between 2003 and 2007, two of which are currently under 
construction. The intent is to allow for the Planning Commission to get a better 
sense of the massing, scale and layout of other Medium Density projects.  
 
DISCUSSION: 

Requested Permit(s) 
The applicant proposes to demolish all existing industrial buildings on the 
subject parcels in order to construct 24 three-story townhomes. The new units 
will be grouped into four buildings, with six units in each building. A common 
driveway will be provided along the west property line and will provide direct 
access to E. Taylor Avenue.  

• Special Development Permit 
A Special Development Permit (SDP) is required for site and architectural 
review of the proposed townhome development. A SDP may allow deviations 
from development requirements. The proposed project includes deviations 
from the following requirements (see discussions below): 

o Front yard setback  
o Left side yard setback, 
o Useable open space, 
o Compact parking spaces.  

• Vesting Tentative Map 
A subdivision is required to subdivide the existing two parcels into 24 
ownership lots and one common lot. The purpose of the Vesting Tentative 
Map is to entitle the project shown on the site plans, by displaying the 
location of lot lines.  
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ANALYSIS: 

Architecture 
The proposed architectural style can be considered Spanish Eclectic, and 
primarily consists of smooth stucco siding and tile roofing. Architectural 
accents include wooden window trim and shutters, hardie siding, exposed 
rafters, wall tile accents, window awnings, wrought iron detailing, and planter 
boxes. The applicant’s preferred architectural elevations are shown on Page 7 
(Sheet A2-2) of Attachment D. As requested at the Planning Commission Study 
Session, the applicant has explored a secondary wall material along the front 
elevation. Page 8 (Sheet A2-2a) of Attachment D provides alternative elevation 
drawings, showing brick entry details and carriage-style garage doors.  

Staff’s Comments on Alternative Elevations: 

Staff finds that the brick material is not in keeping with the architectural style 
proposed and finds that the applicant’s preferred elevations showing a 
secondary wall color for the entries, in lieu of brick material, better 
complements the style. Staff also finds that the carriage-style doors positively 
add to the overall architecture. Therefore, staff recommends a condition to 
modify the garage doors to be high-quality carriage-style doors (Attachment B). 
Alternatively, the Planning Commission may approve the alternative elevations 
shown on Page 8 (Sheet A2-2) of Attachment D, with the addition of brick 
material.  

Development Standards 
The proposed project generally complies with the applicable Development 
Standards as set forth in the Sunnyvale Municipal Code. The following items 
are those in which the applicant is requesting a deviation from the 
requirements of the code or have been identified as items for clarification:  

• Site Layout/Floor Plans 
The proposed townhomes will be sited along the east property line with a 
common two-way driveway and uncovered parking spaces positioned along 
the west side. The project results in lot coverage of 38%, floor area ratio of 
95%, and offers units with three and four bedrooms. The unit sizes are 
comparable to the D.R. Horton townhomes under construction across Taylor 
Avenue. The following is a summary of each unit type: 

Unit Type Number of 
Bedrooms 

Living Area 
(s.f.) 

Garage Area 
(s.f.) 

Gross Floor 
Area (s.f.) 

A 3 1,445  590 2,035 

B 4*  1,719 452 2,171 

C 4* 1,800 452 2,252 

C-1 
(accessible) 4* 1,846 452 2,298 

* Includes dens. 
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The project complies with most development standards regarding site 
layout, such as right side and rear yard setbacks, aisle width, distance 
between buildings, and lot coverage. However, deviations are requested from 
front yard and left side yard setback requirements. The proposed average 
front yard setback is 19 feet 10 inches, where 20 feet is required. The 
proposed left side yard setback varies from 8 feet on the first floor to 10 feet 
on the second and third floors, where 12 feet is required for the entire 
building.    

Staff’s Comments on Setback Deviations: 

Attempts to meet other development standards may create a hardship on 
developers to meet all development requirements, especially on narrower 
lots. Therefore, it is not uncommon for townhome developments within the 
R-3 zoning district to be approved with deviations for setbacks. For example, 
the D.R. Horton townhomes to the north and Classics Communities to the 
south were both approved with deviations from front yard setback (average 
of 16 feet and 19 feet, respectively) and rear yard setback requirements (15 
feet). A review of other similarly-zoned three-story townhome developments 
located near Tasman and N. Fair Oaks (Standard Pacific at 1170 Morse 
Avenue and Sobrato at 1150 Morse Avenue) showed approved side yard 
setback deviations of 5 feet to 6 feet.  

In order for the proposed project to meet side yard setbacks, the units would 
have to be redesigned to be narrower and the entire buildings would have to 
be shifted towards the west property line. This may create a site constraint 
on the required aisle width, uncovered parking spaces and garage widths. 
Therefore, staff finds that the proposed setback deviations are reasonable to 
achieve sizable units, while meeting most development standards. Staff also 
finds that the requested deviations are consistent with previously-approved 
townhomes within an R-3 zoning district. Impacts on the adjacent industrial 
building on the left side is minimal, as the new townhomes will be adjacent 
to an existing parking lot with the industrial building located approximately 
50 feet from the adjoining property line.  

• Solid Waste and Recycling Facilities 
The recently-approved solid waste and recycling requirements allows the 
developer to select from three options for trash service: (1) individual cart 
service at individual units, (2) bins in centralized trash enclosures or (3) 
individual carts set out in a centralized location. The applicant has explored 
all options and has selected the third option by providing a centralized 
location for carts along the right side of the driveway, as shown on Page 4 
(Sheet A1-0) of Attachment D. Residents would store carts within their 
garages and would set out their carts for trash collection within assigned 
areas, striped and marked with unit numbers. Every four carts (two units 
with separate trash and recycling carts) would be separated by a 6-foot tall 
stucco screening wall and a tree well containing an Italian Cypress tree, 
which are illustrated on Page 23 (Sheet L-2) of Attachment D. If this plan is 
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selected, the site plan would need to be modified to allow for a minimum of 
2-foot separation between each cart and wall per Design Requirements.  

The Planning Commission requested that the applicant explore the second 
option of bins in centralized enclosures, in lieu of individual carts. Page 6 
(Sheet A1-2) of Attachment D shows this alternative facility, with two 6-foot 
tall trash enclosures provided within the parking lot area. In order to 
accommodate the size of the enclosures and meet stormwater treatment 
requirements, this alternative will result in the loss of one unassigned 
parking space (see discussion in the Parking/Circulation section).  

Staff’s Comments on Alternative Trash Facility: 

Staff has consulted with the City’s Solid Waste Specialist, who finds that 
both options would be feasible. Staff has a slight preference for bins in 
centralized enclosures, as it may be difficult for residents to maneuver the 
individual carts in the appropriate areas and limits options for landscaping 
along the 5-foot wide landscaping buffer along the west property line. 
Moreover, centralized enclosures have less of an aesthetic impact on the 
street frontage. Therefore, staff recommends approval of bins in centralized 
enclosures, as shown on Sheet 6 (Sheet A1-2) of Attachment D (Attachment 
B). Alternatively, Planning Commission may approve the applicant’s 
preferred option of individual carts as shown on Page 4 (Sheet A1-2) of 
Attachment B.  

• Parking/Circulation 
The proposed project provides two-car garages for each unit, which satisfies 
minimum covered parking requirements of one covered space per unit. 
Based on the applicant’s preferred site plan showing individual carts set out 
in a centralized location, the project meets the minimum parking 
requirements by providing 15 unassigned parking spaces. If the alternative 
site plan showing centralized bins is approved as recommended by staff, the 
project would provide 14 unassigned parking spaces. This would result in a 
deficiency of one uncovered parking space (based on four units with three 
bedrooms and 20 units with four bedrooms). It is the City’s standard 
practice to count dens as bedrooms, as dens can be easily used as sleeping 
quarters. Both site plans also exceed10% compact spaces. 

Staff’s Comment on Unassigned Parking Spaces: 

In order to meet unassigned parking requirements, staff recommends that 
the floor plans be modified to provide eight three-bedroom units and 16 
four-bedroom units). This can be easily accommodated by removing dens on 
four of the units and converting the area to storage in the garage, similar to 
Unit Type A (see Page 8 (Sheet A2-1) of Attachment D). The revised floor 
plans, as recommended by staff, would allow the requirement for the 
number of unassigned parking spaces to be met. Alternatively, if the site 
plan showing individual carts is approved by Planning Commission, no 
further modifications would be required to the floor plans.  



2010-7739 – City Ventures 
 

Page 9 of 13 (PC) 

Staff’s Comments on Compact Parking Space Deviation: 

Staff finds that the uncovered parking layout can be modified to meet 
compact parking space requirement, by providing one compact parking 
space, instead of three as originally proposed. Therefore, staff recommends 
that no more than one of the uncovered parking spaces shall be striped as 
compact (Attachment B). The applicant is in agreement with this 
recommendation and has stated that the modification can be easily 
accommodated on the site plan.  

• Landscaping and Tree Preservation 
The project includes removal of all existing trees on-site, nine of which are 
considered protected. Based on the Arborist Report completed by Hort 
Science in October 2010, seven of the protected trees are considered to be in 
poor health. The other two protected trees are Italian Cypress trees located 
towards the northeast side of the lot and obstruct the existing utility lines 
along the front of the property.  

Preliminary landscaping plans have been submitted, which show a 
combination of trees and groundcover. The plans show compliance with 
parking lot shading and total landscaping requirements. A more detailed 
landscaping and irrigation plan will be submitted for review and approval by 
the Director of Community Development prior to issuance of a building 
permit (Attachment B). 

An 8-foot tall masonry wall will be constructed along the rear and side 
property lines and will step down to 4 feet towards the front of the property. 
The masonry wall is consistent with the perimeter wall for Classic 
Communities. In addition, 4-foot 6-inch tall fences (concrete with stucco 
finish to match the buildings) with wrought iron gates are proposed to 
enclose the “front yards” of each of the units. Fences along the street 
frontage will be set back approximately 10 feet from the front property line. 
All vision triangles must be maintained to minimize potential obstruction. 
As shown on the preliminary landscaping plan, landscaping will be planted 
along the front of the fences to soften the visual impact.  

A combination of private and common useable open space will be provided 
throughout the development, including a common area with seating and a 
fire pit along the east property line. Private useable open space will be 
provided on the ground floor patios and second and third floor balconies. In 
order to qualify as useable open space, patios must be at least 10 feet in any 
direction and 120 square feet in size. Balconies must be at least 7 feet in 
any direction and 80 square feet in size. The balcony depths range in size 
from 4 feet 2 inches to 5 feet 2 inches, and do not meet the minimum 
dimension for usable open space. Without the balconies counted as useable 
open space, 354 square feet of useable open space will be provided per unit, 
where a minimum of 400 square feet is required.  
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Staff’s Comments on Useable Open Space Deviation: 

Although the second floor balconies do not meet the minimum dimensions 
to be counted as useable open space, the balconies would provide additional 
recreation areas for residents and would result in 444 square feet of useable 
open space per unit. Setbacks and access for emergency vehicles and 
garbage trucks limit the ability to design balconies with 7 feet of depth. A 
review of other similarly-zoned three-story townhome developments located 
on the corner of Morse and Toyama Drive (Parkside Villas) and two-recently 
constructed townhomes developments located on the corner of Bernardo 
Avenue and Cortez Drive, showed deviations for useable open space. In each 
of these developments, the deficiency was attributed to the definition of 
what is counted as useable open space. Therefore, staff finds that the 
requested deficiency is consistent with previously-approved townhomes 
within an R-3 zoning district. Staff further finds that the project meets the 
intent of the regulation by providing at least 400 square feet of recreation 
area per unit. 

• Solar Access and Shadow Analysis 
As required, the new townhomes may not shade more than 10% of the roofs 
of existing buildings. A Solar Access and Shadow Analysis was submitted, 
which shows that based on the orientation of the sun the project would not 
shade any portions of the adjacent one-story building roofs.  

• Stormwater Management 
The applicant is aware of the associated Stormwater Management Plan 
requirements. A preliminary Stormwater Management Plan has been 
submitted, which shows proposed drainage patterns and conceptual 
treatment techniques to minimize surface runoff and pollution. As 
conditioned, a more detailed Stormwater Management Plan will be 
submitted during the building permit phase (Attachment B, Recommended 
Conditions of Approval). 

• Green Building Requirements 
The project is required to achieve a minimum of 70 green building points to 
fulfill green building requirements. Most of the green building points are 
incorporated into the design of the landscaping, building materials, energy 
performance and plumbing. Roof-mounted solar panels are not currently 
proposed. A GreenPoint Rated Checklist has been provided and 
demonstrates that the project is expected to achieve 105 points. As 
required, verification of the green building measures will be completed by 
the Building Safety Division during the building permit process (Attachment 
B, Recommended Conditions of Approval). 

• Easements and Utilities 
As required, all utilities and service-drops will be placed underground. In 
addition, a new landscaping strip and sidewalk will be added in the public 
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right-of-way directly in front of the development. The design of the sidewalk 
and selection of trees within the right-of-way will be determined by the 
Department of Public Works during the building and encroachment permit 
process (Attachment B). 

• Below Market Rate (BMR) Housing 
As required, three of the 24 units will be sold as BMR housing. A draft 
agreement has been accepted by the Housing Division and will be 
implemented during the building permit phase (Attachment B). 

• Pedestrian Connection  
The Planning Commission requested that the applicant explore options to 
improve pedestrian connections to other streets. The applicant explored the 
option of providing access to Arques Avenue through the Classic 
Communities townhomes to the south. Page 4 (Sheet A1-0) of Attachment D 
shows two potential areas where pedestrian connections may be provided 
along the south property line; however, Attachment F (the site plan for 
Classic Communities) shows that the entire adjoining property line is either 
developed as private yards for the townhomes, or landscaping and parking 
lot areas. Therefore, the site plan of the Classic Communities townhomes 
would need to be modified to accommodate any pedestrian connection. The 
applicant could explore legal access through this adjacent property, 
however, it is not advisable to make it a condition of approval as there is not 
incentive for the others on Arques to grant an easement. 

Staff finds that there is sufficient pedestrian connection to other streets, 
without requiring access through other private properties. Arques Avenue 
and Wolfe Road are less than 1,000 feet (.19 miles) away and Fair Oaks 
Avenue is less than 500 feet (.09) away. The project will further improve 
pedestrian access along Taylor Avenue through the installation of a new 
sidewalk. Although Taylor Avenue does not currently have complete 
sidewalks, gaps will eventually be filled when the other properties transition 
to residential uses. Therefore, staff does not recommend further changes.  

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 with implementation of the recommended 
mitigation measures (Attachment C).  

Issues that are considered to have less than significant impacts include 
population and housing, transportation and traffic, short-term construction 
noise, historic and cultural resources, geology and soils, and recreation. The 
initial study included further discussion about noise, air quality, and hazards 
and hazardous materials, which included mitigation measures. These 
mitigation measures have been incorporated in the attached conditions of 
approval at the appropriate states of construction (Attachment B).    
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FISCAL IMPACT 

Transportation Impact Fee 
Projects resulting in net new peak hour trips are subject to a transportation 
impact fee. The transportation impact fee is estimated to be $2,918.77, and 
must be paid prior to issuance of a building permit. The amount is subject to 
the fee in place at the time of payment.  

Park Dedication In-Lieu Fee 
The project is subject to a park dedication in-lieu fee for each new residential 
unit. The park dedication in-lieu fee is estimated to be $406,467.07, and must 
be paid prior to recordation of a Final Map. The amount is subject to the fee 
(based on the value of land) in place at the time of payment. 

PUBLIC CONTACT 

The staff report was prepared prior to the planned outreach meeting on 
December 9, 2010. Staff will provide an update on the outreach meeting at the 
Planning Commission public hearing. Staff has not received any letters from 
neighboring residents or businesses at the time the staff report was prepared.  

Notice of Negative 
Declaration and Public 

Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 161 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: Staff finds the project, as conditioned with carriage-style garage 
doors, centralized trash enclosures with bins, modified floor plans, and 
reduced number of compact spaces (see COA #PS-1 in Attachment B), will 
comply with required findings and General Plan Goals.  

Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Special Development Permit and 
Tentative Map. Recommended Findings and General Plan Goals are located in 
Attachment A. 

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

1. Adopt the Mitigated  Negative Declaration and approve the Special 
Development Permit and Vesting Tentative Map with attached conditions, 
including carriage-style garage doors, centralized trash enclosures with 
bins, modified floor plans, and reduced number of compact spaces. 

2. Adopt the Mitigated  Negative Declaration and approve the Special 
Development Permit and Vesting Tentative Map with modified conditions.  

3. Adopt the Mitigated Negative Declaration and deny the Special 
Development Permit and Vesting Tentative Map. 

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

RECOMMENDATION 

 

Recommend Alternative 1 to the Planning Commission. 

 
Prepared by: 
 
  
Noren Caliva 
Project Planner 
 
Reviewed by: 
 
 
Shaunn Mendrin 
Senior Planner 
 
Reviewed by: 
 
 
Trudi Ryan 
Planning Officer 
 
Attachments: 
 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Mitigated Negative Declaration 
D. Site and Architectural Plans 
E. Letter from the Applicant 
F. Site Plan for Classic Communities at 637 E. Arques Avenue 
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RECOMMENDED FINDINGS 

Special Development Permit 
 
General Plan Goals and Policies:  
 
Housing and Community Revitalization Sub-element  
Policy A.2:  All new residential developments should build at least 75 percent 

of the permitted density.  
 
Policy C.1:  Continue efforts to balance the need for additional housing with 

other community values, such as preserving the character of 
established neighborhoods, high quality design, and promoting a 
sense of identity in each neighborhood.  

  
Goal D:  Maintain diversity in tenure, type, size, and location of housing to 

permit a range of individual choices for all current residents and 
those expected to become city residents.   

 
Goal E:  Maintain and increase housing units affordable to households of 

all income levels and ages.  
 
Land Use and Transportation Element  
Policy C2.2: Encourage the development of ownership housing to maintain a 

majority of housing in the city for ownership choices.  
 
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.4: Encourage quality architectural design, which improves the City’s 

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

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

the City of Sunnyvale. [Finding Met] 

The proposed use attains the objectives and purposes of the General Plan of 
the City of Sunnyvale as the project in that the proposed project provides 24 
new housing units and eases the City’s jobs/housing imbalance. The project 
also contributes to the need for affordable housing as defined in the Housing 
and Community Revitalization Sub-Element of the General Plan by providing 
three below market rate ownership units.  

 
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]   
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 The proposed project meets the City-Wide Design Guidelines, will be a 

benefit to the ITR district, and will compliment the surrounding uses. The 
construction of a high quality project will further encourage the transition 
from industrial use to residential use in the neighborhood as desired by the 
city's ITR designation for the area. 

 
Tentative Map 
 
In order to approve the Tentative Map, the proposed subdivision must be 
consistent with the general plan. Staff finds that the Tentative Map is in 
conformance with the General Plan. However, if any of the following findings 
can be made, the Tentative Map shall be denied.  
 
1. That the subdivision is not consistent with the General Plan. 

 
2. That the design or improvement of the proposed subdivision is not 

consistent with the General Plan. 
 

3. That the site is not physically suitable for the proposed type of 
development. 
 

4. That the site is not physically suitable for the proposed density of 
development. 
 

5. That the design of the subdivision or proposed improvements is likely to 
cause substantial environmental damage or substantially and avoidably 
injure fish or wildlife or their habitat. 
 

6. That the design of the subdivision or type of improvements is likely to 
cause serious public health problems. 
 

7. That the design of the subdivision or the type of improvements will conflict 
with easements, acquired by the public at large, for access through or use 
of property within the proposed subdivision. 
 

8. That the map fails to meet or perform one or more requirements or 
conditions imposed by the "Subdivision Map Act" or by the Municipal Code 

 
Staff was not able to make any of the findings (B.1-8), and recommends 
approval of the Tentative Map. 



ATTACHMENT B 

RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
DECEMBER 13, 2010 

 
Planning Application 2010-7739 

650-660 E. Taylor Avenue  
Special Development Permit to allow 24 townhomes and Vesting Tentative Map 

to subdivide two lots into 24 lots and one common lot.  
 

 
The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are 
specific conditions applicable to the proposed project.  The SDRs are items 
which are codified or adopted by resolution and have been included for ease of 
reference, they may not be appealed or changed.  The COAs and SDRs are 
grouped under specific headings that relate to the timing of required 
compliance. Additional language within a condition may further define the 
timing of required compliance.  Applicable mitigation measures are noted with 
“Mitigation Measure” and placed in the applicable phase of the project. 
 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following Conditions of Approval and 
Standard Development Requirements of this Permit: 
 
GC: THE FOLLOWING GENERAL CONDITIONS AND STANDARD 

DEVELOPMENT REQUIREMENTS SHALL APPLY TO THE APPROVED 
PROJECT. 

 
GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 

All building permit drawings and subsequent construction and 
operation shall substantially conform with the approved planning 
application, including: drawings/plans, materials samples, building 
colors, and other items submitted as part of the approved application. 
Any proposed amendments to the approved plans or Conditions of 
Approval are subject to review and approval by the City. The Director 
of Community Development shall determine whether revisions are 
considered major or minor.  Minor changes are subject to review and 
approval by the Director of Community Development.  Major changes 
are subject to review at a public hearing. [COA] [PLANNING]  

 
GC-2. PERMIT EXPIRATION (ORDINANCE 2895-09): 

The Special Development Permit must be exercised within three (3) 
years from the date of approval by the final review authority (as 
adopted by City Council on April 21, 2009, RTC 09-094). Extensions 
of time may be considered, for a maximum of two one year extensions, 
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if applied for and approved prior to the expiration of the permit 
approval. If the approval is not exercised within this time frame, the 
permit is null and void. [SDR] (PLANNING) 

 
GC-3. BMR UNITS (OWNERSHIP): 

The approved project is subject to the City’s Below Market Rate (BMR) 
requirements and shall comply with the requirements of Sunnyvale 
Municipal Code 19.66. 
The project will provide 3 three-bedroom Below Market Rate 
ownership dwelling units in compliance with SMC 19.66 and the 
Below Market Rate Housing Program Administrative Procedures for 
Developers. 
 
All BMR dwelling units shall be constructed concurrently with non-
BMR units, and shall be dispersed throughout the property and shall 
reflect the range in numbers of bedrooms provided in the total project 
and shall not be distinguished by exterior design, construction or 
materials. (SMC 19.66.020(c)). [SDR][HOUSING]  

   
GC-4. STORMWATER MANAGEMENT PLAN: 

Project is subject to Provision C3, of the Municipal Regional 
Stormwater Permit Order No. R2-2009-0074, as determined by a 
completed “Stormwater Management Plan Data Form”, and therefore 
must submit a Stormwater Management Plan as per SMC 12.60.140 
prior to issuance of the building permit. [SDR] [PLANNING] 

 
PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO 

SUBMITTAL OF BUILDING PERMIT, AND/OR GRADING PERMIT.  
 
PS-1. REQUIRED REVISIONS TO PROJECT PLANS: 

The plans shall be revised to address Planning Commission’s decision, 
subject to review and approval by the Director of Community 
Development through a staff-level permit, and shall include the 
following:  
a) Modify all garage doors to be carriage-style doors, with high quality 

material that gives the appearance of wood. [COA] [PLANNING] 
b) Modify solid waste and recycling facilities to bins in a centralized 

enclosure, as shown on Sheet A1-2 of the approved plans. Solid 
waste and recycling facilities shall comply with SMC 19.38.030 
and Design Requirements. [COA] [PLANNING]  

c) Modify unit floor plans to meet the minimum number of 
unassigned parking spaces per SMC 19.46. This may be achieved 
by removing dens from four of the units and converting the area 
into additional storage in the garage, similar to Unit Type A as 
shown on Sheet A2-1. [COA] [PLANNING] 
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d) Modify parking lot layout to meet the maximum number of 
compact spaces per SMC 19.46. This may be achieved by re-
striping the parking spaces to show no more than one compact 
space. [COA] [PLANNING] 

e) Submit a complete landscaping and irrigation plan, showing 
compliance to SMC 19.37, including water-efficient landscaping 
provisions (see details below). [COA] [PLANNING] 

f) A kiosk shall be provided at a centralized location to help identify 
the specific location of each unit on site. [COA] [PLANNING] 

 
PS-2. LANDSCAPING AND IRRIGATION REQUIREMENTS: 

Landscape and irrigation plans shall be prepared by a certified 
professional, and shall comply with Sunnyvale Municipal Code 
Chapter 19.37 requirements. Landscape and irrigation plans are 
subject to review and approval by the Director of Community 
Development. The landscape plan shall include the following 
elements: [COA] [PLANNING] 
b) All areas not required for parking, driveways or structures shall be 

landscaped. 
c) Provide trees at minimum 30 feet intervals along side and rear 

property lines, except where mature trees are located immediately 
adjoining on neighboring property. 

e) Ten percent (10%) shall be 24-inch box size or larger and no tree 
shall be less than 15-gallon size. 

f) 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. 

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

 
PS-3. EXTERIOR MATERIALS REVIEW: 

Final exterior building materials and color scheme are subject to 
review and approval by the Planning Commission/Director of 
Community Development prior to submittal of a building permit. 
[COA] [PLANNING]  

 
PS-4. BMR STANDARD PERMIT CONDITION: 

The developer shall submit a “BMR Standard Conditions Form and a 
site plan, as Exhibit A to the Affordable Housing Manager for review 
prior to submitting building permit plan.  The plan will include a 
description of the number, type, size and location of each unit on the 
site.  The Affordable Housing Manager will then determine the specific 
units to be obligated as Below Market Rate (BMR) unit(s). [SDR] 
[HOUSING/BMR Administrative Guidelines]  

 



2010-7739 650-660 E. Taylor Avenue Attachment B 
Page 4 of 17 

BP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED ON THE 
CONSTRUCTION PLANS SUBMITTED FOR ANY DEMOLITION 
PERMIT, BUILDING PERMIT, GRADING PERMIT, AND/OR 
ENCROACHMENT PERMIT AND SHALL BE MET PRIOR TO THE 
ISSUANCE OF SAID PERMIT(S). 

 
BP-1. CONDITIONS OF APPROVAL: 

Final plans shall include all Conditions of Approval included as part 
of the approved application starting on sheet 2 of the plans. [COA] 
[PLANNING]  

 
BP-2. RESPONSE TO CONDITIONS OF APPROVAL: 

A written response indicating how each condition has or will be 
addressed shall accompany the building permit set of plans. [COA] 
[PLANNING]  

 
BP-3. BLUEPRINT FOR A CLEAN BAY: 

The building permit plans shall include a “Blueprint for a Clean Bay” 
on one full sized sheet of the plans. [SDR] [PLANNING]  

 
BP-4. GREEN BUILDING REQUIREMENTS: 

The project shall comply with green building requirements. A copy of 
the green building checklist shall be included on a sheet of the 
building permit plans. [SDR] [PLANNING] 
 

BP-5. RECYCLING AND SOLID WASTE ENCLOSURE: 
The building permit plans shall include details for the installation of a 
recycling and solid waste enclosure. The required solid waste and 
recycling enclosure shall: 
a) Match the design, materials and color of the main building.  
b) Be of masonry construction. [COA] [PLANNING]  

 
BP-6. RECYCLING AND SOLID WASTE CONTAINER: 

All recycling and solid waste containers shall be metal or State Fire 
Marshall listed non-metallic. The building permit plans shall provide 
details illustrating compliance with this condition. [COA] [PLANNING]  

 
BP-7. FEES AND BONDS: 

The following fees and bonds shall be paid in full prior to issuance of 
building permit or as specified below:  
a) TRANSPORTATION IMPACT FEE - Pay Traffic Impact fee for the net 

new trips resulting from the proposed project, estimated at 
$2,918.77, prior to issuance of a Building Permit and subject to 
the fee in place at time of payment. (SMC 3.50). [SDR] [PLANNING]  

b) PARK IN-LIEU - Pay Park In-lieu fees estimated at be $406,467.07, 
prior to approval of the Final Map or Parcel Map. (SMC 18.10) The 
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amount is subject to the fee (based on the value of land) in place at 
the time of payment. [SDR] [PLANNING]  

 
BP-8. BMR DEVELOPMENT AGREEMENT: 

The developer shall execute a Development Agreement with the City to 
establish the BMR unit(s) prior to issuance of Building Permits. The 
rental/sale price of the BMR unit(s) is established at the time of the 
execution of the Development Agreement (BMR Administrative 
Guidelines).  

 
In the event of any material breach of the Below Market Rate Program 
requirements and conditions, the City may institute appropriate legal 
actions or proceedings necessary to ensure compliance. (SMC 
19.66.140)   
 
In the event that any of the Below Market Rate dwelling units or a 
portion thereof is destroyed by fire or other cause, all insurance 
proceeds therefrom shall be used to rebuild such units.  Grantee 
hereby covenants to cause the City of Sunnyvale to be named 
additional insured party to all fire and casualty insurance policies 
pertaining to said assisted units. [SDR] [HOUSING/BMR 
Administrative Guidelines]  

 
BP-9. LANDSCAPE MAINTENANCE PLAN: 

Prepare a landscape maintenance plan subject to review and approval 
by the Director of Community Development prior to issuance of 
building permit. [COA] [PLANNING]  

 
BP-10. STORMWATER MANAGEMENT PLAN: 

Submit two copies of a Stormwater Management Plan subject to 
review and approval by Director of Community Development and third 
party certification, pursuant to SMC 12.60, prior to issuance of 
building permit.  [COA] [PLANNING/PUBLIC WORKS]  

 
BP-11. STORM WATER MANAGEMENT PLAN THIRD PARTY CERTIFICATION: 

Third party certification of the Storm Water Management Plan is 
required per the following guidance: City of Sunnyvale – Storm Water 
Quality BMP Applicant Guidance Manual for New and Redevelopment 
Projects - Addendum: Section 3.1.2 Certification of Design Criteria 
Third-Party Certification of Storm Water Management Plan 
Requirements. The third party certification shall be provided prior to 
building permit issuance. [SDR] [PLANNING/PUBLIC WORKS] 

 
BP-12. BEST MANAGEMENT PRACTICES: 

The project shall comply with the following source control measures 
as outlined in the BMP Guidance Manual and SMC 12.60.220. Best 
management practices shall be identified on the building permit set of 
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plans and shall be subject to review and approval by the Director of 
Public Works: 
a) Storm drain stenciling.  The stencil is available from the City's 

Environmental Division Public Outreach Program, which may be 
reached by calling (408) 730-7738. 

b) Landscaping that minimizes irrigation and runoff, promotes 
surface infiltration where possible, minimizes the use of pesticides 
and fertilizers, and incorporates appropriate sustainable 
landscaping practices and programs such as Bay-Friendly 
Landscaping. 

c) Appropriate covers, drains, and storage precautions for outdoor 
material storage areas, loading docks, repair/maintenance bays, 
and fueling areas. 

d) Covered trash, food waste, and compactor enclosures. 
e) Plumbing of the following discharges to the sanitary sewer, subject 

to the local sanitary sewer agency’s authority and standards: 
i) Discharges from indoor floor mat/equipment/hood filter wash 

racks or covered outdoor wash racks for restaurants. 
ii) Dumpster drips from covered trash and food compactor 

enclosures. 
iii) Discharges from outdoor covered wash areas for vehicles, 

equipment, and accessories. 
iv) Swimming pool water, spa/hot tub, water feature and 

fountain discharges if discharge to onsite vegetated areas is 
not a feasible option. 

v) Fire sprinkler test water, if discharge to onsite vegetated areas 
is not a feasible option. [SDR] [PLANNING] 

 
BP-13. CITY STREET TREES (SUBDIVISION): 

At the expense of the subdivider, 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. [SDR] [PLANNING/PUBLIC WORKS]  

 
BP-14. PHOTOMETRIC PLAN: 

Prior to issuance of a Building Permit submit a contour photometric 
plan for approval by the Director of Community Development. COA] 
[PLANNING]  

 
BP-15. LIGHTING POLE HEIGHTS: 

Pole heights shall not to exceed 8 feet. [COA] [PLANNING]  
 
 
 



2010-7739 650-660 E. Taylor Avenue Attachment B 
Page 7 of 17 

BP-16. LIGHTING SPACING: 
Installation of lights at a minimum of 50 feet intervals along all 
private streets. [COA] [PLANNING]  

 
BP-17. PARKING MANAGEMENT PLAN (RESIDENTIAL MULTI-FAMILY): 

A Parking Management Plan is subject to review and approval by the 
Director of Community Development prior to issuance of a building 
permit.  The Parking Management Plan shall include the following: 
a) A clear definition of “guest” as proposed by the property 

manager/homeowner’s association and subject to review and 
approval by the Director of Community Development.  

b) The property manager/homeowner’s association may specify that 
25% to 75% of unassigned spaces be reserved for guest use. 

c) Clearly indicate that the property manager/homeowner’s 
association shall not rent unassigned spaces, except that a 
nominal fee may be charged for parking management. 

d) Tenants shall use their assigned parking spaces prior to using 
unassigned parking spaces. 

e) Prohibit tenants from parking RV’s, trailers, or boats in assigned 
spaces. 

f) Notify potential residents of the number of guest and unassigned 
parking spaces provided for on-site as per the approved plans.  

g) All other parking spaces not marked for guests shall remain as an 
open pool of parking spaces to be shared and unassigned. [COA] 
[PLANNING]  

 
BP-18. COMPACT SPACES: 

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

 
BP-19. BICYCLE SPACES: 

Provide 2 Class II bicycle parking spaces for guests (per VTA Bicycle 
Technical Guidelines) as approved by the Director of Community 
Development. [COA] [PLANNING]  

 
BP-20. PRIVATE STREET NAMING:  

The private streets shall be named in accordance with established 
City street-naming protocol. [COA] [PLANNING] 

 
BP-21. HISTORIC AND CULTURAL RESOURCES:  

In the event that there is a discovery of historic or cultural resources, 
the applicant shall meet all procedural requirements. [COA][PLANNING] 
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BP-22. AIR QUALITY STANDARDS:  
The project shall comply with all necessary air quality standards. 
[COA] [PLANNING] Mitigation Measures 
 
WHAT: Permits must be obtained from the City of Sunnyvale and Bay 

Area Air Quality Management (BAAQMD). 
WHEN: This mitigation shall be converted into conditions of approval 

for this Special Development Permit (SDP) prior to its final 
approval by the City’s Planning Commission. The conditions 
will become valid when the SDP is approved and prior to 
building permit issuance. These permits are required prior to 
any demolition or construction on site. 

WHO: The property owner will be solely responsible for 
implementation and maintenance of these mitigation 
measures.  

HOW: The conditions of approval will require these mitigation 
measures to be incorporated into the construction plans. 

 
BP-23. HAZARDS AND HAZARDOUS MATERIALS:  

The project shall comply with all necessary requirements regarding 
hazards and hazardous materials. [COA][PLANNING] Mitigation 
Measures 

 
WHAT: 1) Perform a Human Health Risk Assessment (HHRA) study to 

evaluate whether engineering controls, such as vapor 
barriers, will be necessary.  

 2) Comply with requirements as set forth by the lead 
regulatory agency overseeing the investigation and 
remediation of environmental pollution on the property. 
Depending on the findings of the HHRA, the lead agency will 
likely be Santa Clara County, Environmental Health, 
California Regional Water Quality Control Board, SF Bay 
Region, or Department of Toxic Substances Control. 

WHEN: This mitigation shall be converted into conditions of approval 
for this Special Development Permit (SDP) prior to its final 
approval by the City’s Planning Commission. The conditions 
will become valid when the SDP is approved and prior to 
building permit issuance with installation done at time of 
construction. The HHRA study and installation of the 
engineering controls (if required based on the findings of the 
HHRA) will be required prior to issuance of a building permit. 
Submit evidence to the City of Sunnyvale that all 
requirements set forth by the lead regulatory agency to 
address environmental pollution have been satisfied, prior to 
issuance of a building permit. 
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WHO: The property owner will be solely responsible for 
implementation and maintenance of these mitigation 
measures.  

HOW: The conditions of approval will require these mitigation 
measures to be incorporated into the construction plans. 

 
BP-24. NOISE REDUCTION: 

The project shall comply with noise standards. Final construction 
drawings shall incorporate all noise mitigation measures as set forth 
under “Mitigation Measures” in the approved environmental document 
and all plans shall be wet-stamped and signed by the consultant. 
[COA]  [PLANNING] Mitigation Measures 
WHAT:  1) Roof ceiling construction shall be roofing on plywood. Batt 

insulation shall be installed in joist spaces. Ceilings shall be 
one layer of gypboard nailed direct. 

 2) All exterior walls shall be 2x4 studs 16” o.c. with batt 
insulation in the stud spaces. Exterior walls shall be exterior 
plaster or stucco, and interior walls shall be gypboard. 

 3) All windows and glass doors may be standard glazing.  
 4) All entry doors shall be 1-3/4” solid core flush wood doors 

with vinyl bulb weatherstripping on the sides and tops. There 
shall be no mail slots in entry doors.  

 5) Since all windows and doors are required to be shut to 
achieve a dbA of 45 or less, ventilation or air-conditioning 
systems must be incorporated for all habitable rooms in the 
units facing the north and east property lines.   

WHEN: These mitigations shall be converted into conditions of 
approval for this Special Development Permit (SDP) prior to its 
final approval by the City’s Planning Commission. The 
conditions will become valid when the SDP is approved and 
prior to building permit issuance. All mitigation measures 
must be installed prior to building permit final. 

WHO: The property owner will be solely responsible for 
implementation and maintenance of these mitigation 
measures.  

HOW:  The conditions of approval will require these mitigation 
measures to be incorporated into the construction plans. 

 
BP-24. MECHANICAL EQUIPMENT: 

Any transformer placed between the face of the building and the street 
shall be placed in an underground vault. At any other location, the 
transformer shall be screened as approved by the Director of 
Community Development. [COA] [PLANNING] 
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BP-25: FIRE PREVENTION REQUIREMENTS: 
 The following requirements and upgrades are required, for review and 

approval by the Department of Public Safety: [COA] [PLANNING/ 
PUBLIC SAFETY] 
a) As applicable, comply with the requirements contained in 

Sunnyvale Municipal Code Chapter 16.52, 16.53 and 16.54; 
California Fire Code, and Title 19 California Code of Regulations.  
Building plan submittals after January 1, 2011 will have to comply 
with the 2010 adopted codes. 

b) The water supply for fire protection and fire fighting shall be 
approved by the Department of Public Safety (508 CFC) 

c) A fully automatic fire sprinkler system is required.  The fire 
sprinkler systems shall be in accordance with NFPA 13, and CFC.   
(16.52.270 SMC & Section 903 CFC)  

d) A fire alarm system is required for buildings meeting the 
requirements under Section 907.2.9 CFC.    

e) Install approved smoke detectors in accordance with the 
Sunnyvale Municipal Code (MC 16.52.280). 

f) Fire hydrants are required every 300 feet.  Onsite fire hydrants are 
required along the fire access road.  Provide locations of existing 
city fire hydrants and any proposed on-site hydrants. (508 CFC) 

g) Provide required number of approved fire extinguishers (minimum 
size of 2A10BC) (CCR Title 19: 568) 

h) Fire access roads are required per the Sunnyvale Municipal Code 
and the published requirements for Fire Department Vehicle 
Access. 

i) The main entrance fire access road off  Taylor shall be no less than 
24 feet unobstructed and 13'6" vertical. (16.52.170 SMC).  Confirm 
trees along fire access road do not interfere with the 13'6" vertical 
clearance.  The inside turning radius shall be 30 feet.  The 
remainder of the fire access roads shall be no less than 20 feet 
unobstructed and 13'6" vertical.  The inside turning radius shall be 
30 feet. 

j) After January 1, 2011:  All buildings in excess of 30 feet high will 
require fire access roads no less than 26 feet wide with an inside 
turning radius of 25. 

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

l) 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) 

m) Provide a written construction Fire Protection Plan. (Section 1408 
CFC)(Refer to Unidocs.org , Fire Prevention documents). 
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BP-26:  TENTATIVE MAP AND RIGHT-OF-WAY REQUIREMENTS:  
 The following requirements and upgrades are required, for review and 

approval by the Department of Public Works: [COA] [PLANNING/ 
PUBLIC WORKS] 
a) The developer shall execute a Subdivision Agreement and provide 

improvement securities and/or cash deposit(s) for all proposed 
public and/or private improvements prior to map recordation or 
any permit issuance, whichever occurs first.  

b) This project is subject to, and contingent upon, the approval of a 
tentative map and recordation of a final map prior to any permit 
issuance. The submittal, approval and recordation of the final map 
shall be in accordance with the provision of the California 
Subdivision Map Act and Sunnyvale Municipal Code Title 18 
Subdivision requirements.   

c) Provide a preliminary utility plan and all other documents 
necessary for review of the tentative map. 

d) The developer shall pay all applicable Public Works development 
fees associated with the project, including but not limited to, 
building permit clearance, utility frontage and/or connection fees 
and off-site improvement plan check and inspection fees, prior to 
any permit issuance. An initial plan check fee will be accessed 
when the applicant submits the first public improvement plans for 
City’s review. 

e) Provide a current preliminary title report. 
f) This project requires installation of new sidewalk, curb, and gutter 

along the entire East Taylor Avenue frontage, unless otherwise 
approved by the Public Works Director.   

g) The developer is required to install all public improvements as 
required by Sunnyvale Municipal Code Sections 18.08, including 
but not limited to, curb & gutter, sidewalks, driveway approaches, 
street pavements, utility extensions and connections, 
meters/vaults, trees and landscaping, traffic signal/signs, striping, 
street lights, etc. prior to occupancy as required by the Director of 
Public Works. 

h) All public improvements shall be installed per latest City's design 
standards pursuant to Sunnyvale Municipal Code Sections 18.12 
unless otherwise approved by the Director of Public Works. 

i) All public improvement plans shall be submitted to and be 
approved by the Department of Public Works.   

j) Any existing deficient public improvements shall be upgraded to 
current City standards as required by the Director of Public Works.   

k) Obtain an encroachment permit with insurance requirements for 
all public improvements. 

l) Final approved public improvement plans shall be prepared on 
24"x36", 4 mil mylars.   
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m) The developer is responsible for research on private company 
utility lines (PG &E, telephone, cable, etc.) to ensure there are no 
conflicts with the project.  

n) 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.    

o) 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.   

p) All utility plans (PG&E, telephone, cable TV, fiber optic, etc.) shall 
be submitted to the Public Works Department for review and 
approval prior to the issuance of any permits for utility work within 
public right-of-way or public utility easements.  

q) Install cleanouts at the property line.   
r) Installation of new radio-read meters will be required.  
s) Install new double check detector assembly for fire services. 
t) If centralized trash enclosures are proposed for this development, 

provide Public Works Department with a detailed plan showing the 
location, size, type, etc. to be constructed. The centralized trash 
enclosures will be reviewed as part of the building permit review 
process. 

u) All utility lines and service drops shall be placed underground. 
 
TM: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO THE 

APPROVAL OF THE FINAL MAP OR PARCEL MAP. 
 
TM-1. CONDITIONS, COVENANTS AND RESTRICTIONS (CC&RS) (DRAFT 

REVIEW): 
Any proposed deeds, covenants, restrictions and by-laws relating to 
the subdivision are subject to review and approval by the Director of 
Community Development and the City Attorney.  Four (4) sets of the 
CC&Rs including all information required below shall be submitted to 
the Engineering Division of the Public Works Department for routing. 
In addition to requirements as may be specified elsewhere, the 
CC&R’s shall include the following provisions: 
a) The CC&Rs should include a disclosure statement on the 

potential impacts from the adjoining uses. Future homeowners 
should be notified in advance that they are purchasing property 
adjacent to existing operating industrial uses which are 
associated with noise, pedestrian and vehicle traffic, night 
lighting, etc. 
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b) Include provisions for short and long term maintenance of the 
common lot, landscaping areas, recreation areas, parking, 
driveways and utility connections.  

c) Include all provisions of the Parking Management Plan.   
d) Membership in and support of an association controlling and 

maintaining all common facilities shall be mandatory for all 
property owners within the development. 

e) The owners association shall obtain approval from the Director of 
Community Development prior to any modification of the CC&R's 
pertaining to or specifying the City. 

f) The developer shall maintain all private utilities and landscaping 
for a period of three (3) years following installation of such 
improvements or until the improvements are transferred to a 
owners association, following sale of at least 75% of the units, 
whichever comes first. 

g) The Standard Development Requirements and Conditions of 
Approval included as part of the approved Planning Application, 
Permit #2010-7739, and associated map shall be incorporated 
into the CC&Rs as an exhibit or attachment.  The included map 
shall clearly indicate all public/private easements as disclosure 
for property owners. The CC&Rs shall include a list of all 
attachments and/or exhibits. 

h) The CC&Rs shall contain language for Best Management 
Practices “Agreement to Maintain” pursuant to Sunnyvale 
Municipal Code 12.60.200. 

i) The CC&Rs shall contain the following provisions: 
i) The owners association shall maintain parkstrip landscaping 

in perpetuity along the public street fronting the project site. 
ii) Property owners are prohibited from modifying drainage 

facilities and/or flow patterns unless reviewed and approval 
granted from the Public Works Department.  

j. The CC&Rs shall contain the following language: 
i) “Right to Remedy Failure to Maintain Common Area. In the 

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

iii) It is understood that by the provisions hereof, the City is not 
required to take any affirmative action, and any action 
undertaken by the City will be that which, in its sole 
discretion, it deems reasonable to protect the public health, 
safety and general welfare, and to enforce it and the 
regulations and ordinances and other laws. 

iv) It is understood that action or inaction by the City, under the 
provisions hereof, will not constitute a waiver or 
relinquishment of any of its rights to seek redress for the 
violation of any of the provisions of these restrictions or any of 
the rules, regulations and ordinances of the City, or of other 
laws by way of a suit in law or equity in a court of competent 
jurisdiction or by other action. 

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

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

vii) Hold Harmless.   Declarant, Owners, and each successor in 
interest of Declarant and said Owners, hereby agree to save, 
defend and hold the City of Sunnyvale harmless from any and 
all liability for inverse condemnation which may result from, 
or be based upon, City’s approval of the Development of the 
subject Property.”  [COA] [PUBLIC WORKS/PLANNING/CITY 
ATTORNEY]  

 
TM-2. HOA CREATION: 

The developer/Owner shall create a Homeowner’s Association that 
comports with the state law requirements for Common Interest 
Developments. Covenants, conditions and restrictions (CC&Rs) 
relating to the development are subject to review for consistency with 
the Conditions of Approval by the City Attorney and Director of 
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Community Development prior to approval of the Final Map.  The 
Conditions of Approval shall be attached as an exhibit to the CC&Rs 
created for this subdivision. [COA] [PLANNING]  

 
TM-3. HOA TRANSFER: 

At the time the homeowners association is transferred from the 
developer to the individual property owners (typically at election of 
board members or officers), the developer shall schedule a meeting 
between the board members or officers, the City of Sunnyvale and the 
developer to review the Conditions of Approval of the development and 
other applicable City requirements. [COA] [PLANNING]  

 
TM-4. COMMON LOT: 

The common lot shall be assigned a private street name in accordance 
with the official Street Name System, as selected by the Community 
Development Department. [COA] [PLANNING]  

  
PF: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED ON THE 

CONSTRUCTION PLANS AND/OR SHALL BE MET PRIOR TO 
RELEASE OF UTILITIES OR ISSUANCE OF A CERTIFICATE OF 
OCCUPANCY. 

 
PF-1. LANDSCAPING AND IRRIGATION: 

All landscaping and irrigation as contained in the approved building 
permit plan shall be installed prior to occupancy. [COA] [PLANNING]  

 
PF-2.      CONDITIONS, COVENANTS AND RESTRICTIONS (CC&RS) 

(RECORDATION): 
The Developer/Owner shall submit a copy of the recorded CC&Rs and 
a letter from the Developer/Owner either indicating that the recorded 
CC&Rs are in conformance with the approved draft CC&Rs or 
summary of changes shall be provided to the Director of Community 
Development prior to release if utilities or certificate of occupancy. 
[COA] [PUBLIC WORKS/PLANNING/CITY ATTORNEY]  

 
PF-3. HOA ESTABLISHMENT: 

The developer shall submit to the Planning Division the names, 
addresses and telephone numbers of the officers of the homeowners 
association, architectural review committee or similar committee, at 
the time the organization is granted autonomy. Until such information 
is supplied, the developer shall remain a Responsible Person for 
purposes of maintaining all common property. The chairperson, 
secretary or principal officer of any committee or association shall 
notify the City of any change in officers and provide the names, 
addresses and telephone numbers of the new officers within thirty 
(30) days after the change becomes effective. [COA] [PLANNING]  

 



2010-7739 650-660 E. Taylor Avenue Attachment B 
Page 16 of 17 

PF-4. NOISE REDUCTION VERIFICATION: 
Acoustical tests shall demonstrate that noise regulations are met on 
the finished units. Such test results shall be furnished to the Director 
of Community Development prior to occupancy of the units. [COA] 
[PLANNING]   

 
PF-5. BMR COMPLETION 60 ADVANCE DAY NOTICE: 

The Developer/Owner shall notify the Affordable Housing Manager of 
the BMR unit(s) to be available sixty days (60) prior to the request for 
occupancy. The developer shall also coordinate a site inspection with 
the Affordable Housing Manager to verify that the constructed BMR 
units are in compliance with the BMR Development Agreement. [COA] 
[HOUSING]  

 
AT: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL 

TIMES THAT THE USE PERMITTED BY THIS PLANNING 
APPLICATION OCCUPIES THE PREMISES. 

 
AT-1. LANDSCAPE MAINTENANCE: 

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

 
AT-2. PARKING MANAGEMENT: 

On-site parking management shall conform to the approved parking 
management plan. [COA] [PLANNING]  
 

AT-3. VISION TRIANGLES: 
All vision triangles shall be maintained clear of obstruction, including 
fences and landscaping. [COA] [PLANNING] 
 

AT-4. OFF-STREET PARKING: 
Off-street parking for both residents and guests shall be maintained 
at all times in accordance with approved plans. [COA] [PLANNING]  

 
AT-5. PARKING LOT MAINTENANCE: 

The parking lot shall be maintained as follows: 
a) Garage and carport spaces shall be maintained at all times so as 

to allow for parking of vehicles. 
b) Clearly mark all assigned, guest, and compact spaces. This shall 

be specified on the Building Permit plans and completed prior to 
occupancy. 

c) Maintain all parking lot striping and marking. 
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d) Maintain parking lot lighting and exterior lighting to ensure that 
the parking lot is maintained in a safe and desirable manner for 
residents and/or patrons. [COA] [PLANNING] 

 
AT-6. RECREATIONAL VEHICLE STORAGE PROHIBITED: 

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

 
AT-7. HOA REVIEW AND APPROVAL: 

In common interest developments, any future applications to the City 
for physical modifications on commonly owned property shall require 
consent of the board of directors of the homeowners association, 
architectural review committee or similar committee; applications for 
physical modifications on privately owned property shall require the 
individual property owner’s signature. Individual property owners 
submitting an application for physical modifications on private 
property shall comply with any approval processes outlined as such in 
the conditions, covenants & restrictions (CC&Rs) of their respective 
development. [COA] [PLANNING]  

 
AT-8. HOA RESPONSIBILITIES: 

The chairperson, secretary or principal officer of any committee or 
association shall notify the Planning Division and the Neighborhood 
and Community Resources Division of any change in officers and 
provide the names, addresses and telephone numbers of the new 
officers within thirty (30) days after the change becomes effective. 
[COA] [PLANNING DIVISION/NEIGHBORHOOD AND COMMUNITY 
RESOURCES DIVISION]  

 
 






































































































































