Agenda Item #
REPORT TO PLANNING COMMISSION

3

SUBJECT:

Motion

Motion

REPORT IN BRIEF:

Existing Site
Conditions

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

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).

Special Development Permit to allow 24 townhomes,

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

Auto repair shop and vacant industrial site

Surrounding Land Uses

North

South

East

West
Issues

Environmental
Status

Staff
Recommendation

Industrial and 36-unit townhome development under
construction (D.R. Horton; former Flick’s Mobile Home
Park)

47-unit townhome development (Classic Communities)
Industrial

Industrial

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

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

Approve with Conditions, including modifications to the
solid waste and recycling facility and floor plans.
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REQUIRED/
EXISTING PROPOSED PERMITTED
Industrial to Same Industrial to
General Plan Residential Residential
Medium Density Medium Density
Zoning District M-S/ITR/R-3/PD Same N/A
54,613 (1.25 Lot Avg: 1,410 8,000 min.
Lot Size (s.f.) acres) | Common Lot: 10,207
Total: 54,613
Gross Floor Area 18,164 52,052 No max.
(s.f.)
Lot Coverage (%) 33% 38% 40% max.
Floor Area Ratio 33% 95% No max.
(FAR)
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 -—-
N/A Plan A: 2,035 N/A
Unit Sizes (s.f.) Plan B: 2,171
(including garage) Plan C: 2,252
Plan C-1: 2,298
No. of Buildings On- 9 4 -
Site
Distance Between N/A Varies 29’ - 30’ 23’ min.
Buildings
Building Height (ft.) N/A 34-9” 35’ max.
No. of Stories Varies 1 — 2 3 3 max.
Setbacks
Front 22’ 16’-6” min., 15’ min.,
19-10” avg. 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.)
. N/A 15,649 10,922 min.
Total Landscaping / (29% of lot) (20% of lot)
Landscaping/Unit N/A 490 425 min.
Usable Open N/A 354 400 min.
Space/Unit (444 including
balconies)
Frontage Width N/A Varies 16-6” — 15 ft. min.
(ft.) 19-10”
Parking Lot Area N/A 52.4% 50% min. in
Shading (%) 15 years
Parking
Total Spaces N/A 63 63 min.
Covered Spaces N/A 48 24 min.
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REQUIRED/
EXISTING PROPOSED PERMITTED
Unassigned N/A 15 15
Compact Spaces/ N/A 3 1 max.
% of Total (20%) (10%)
Unassigned
Accessible N/A 1 1 min.
Spaces
Bicycle Parking N/A Storage within Storage within
garages, garages,
2 Class II 2 Class II min.
Stormwater
Impervious 43,800 41,800 No max.
Surface Area (s.f.)
Impervious 80% 77% No.max
Surface (%)

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:

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

e Encourage compliance with all development standards, if possible;

e Provide information about on-site parking;

e Have visual and practical considerations for solid waste and recycling
carts;

e 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.

e 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):

0 Front yard setback

0 Left side yard setback,

0 Useable open space,

0 Compact parking spaces.

e 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:

e 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 Tvoe Number of Living Area Garage Area Gross Floor
ypP Bedrooms (s.f.) (s.f.) Area (s.f.)
A 3 1,445 590 2,035
B 4* 1,719 452 2,171
C 4% 1,800 452 2,252
1 4* 1,846 452 2,298
(accessible)

* 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 Al-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.
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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).

e 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).

e 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 Staff Report Agenda
Declaration and Public
Hearing
e Published in the Sun e Posted on the City |e Posted on the
newspaper of Sunnyvale's City's official notice
e Posted on the site Website bulletin board
e 161 notices mailed to the | ¢ Provided at the e City of Sunnyvale's
property owners and Reference Section Website
residents within 300 ft. of of the City of
the project site Sunnyvale's Public
Library
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:

mEOOowW

Recommended Findings

Recommended Conditions of Approval

Mitigated Negative Declaration

. Site and Architectural Plans

Letter from the Applicant

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:

Policy C.1:

Goal D:

Goal E:

All new residential developments should build at least 75 percent
of the permitted density.

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.

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.

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

Land Use and Transportation Element

Policy C2.2:

Policy N1.2:

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

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.

2.

That the subdivision is not consistent with the General Plan.

That the design or improvement of the proposed subdivision is not
consistent with the General Plan.

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

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

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.

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

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.

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 Al1-2 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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PS-2.

PS-3.

PS-4.

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]

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.

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]

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]
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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.

BP-2.

BP-3.

BP-4.

BP-5.

BP-6.

BP-7.

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]

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]

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]

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]

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]

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]

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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BP-8.

BP-9.

BP-10.

BP-11.

BP-12.

amount is subject to the fee (based on the value of land) in place at
the time of payment. [SDR] [PLANNING]

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 wunits. [SDR] [HOUSING/BMR
Administrative Guidelines]

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]

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]

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]

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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BP-13.

BP-14.

BP-15.

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]

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]

PHOTOMETRIC PLAN:
Prior to issuance of a Building Permit submit a contour photometric

plan for approval by the Director of Community Development. COA]
[PLANNING]

LIGHTING POLE HEIGHTS:
Pole heights shall not to exceed 8 feet. [COA|] [PLANNING]
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BP-16.

BP-17.

BP-18.

BP-19.

BP-20.

BP-21.

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

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]

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]

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]

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

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.

BP-23.

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.

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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BP-24.

BP-24.

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.

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.

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]



2010-7739 650-660 E. Taylor Avenue Attachment B

Page 10 of 17

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)

b)

g)

h)

k)

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.

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

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)

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

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

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

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

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

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.

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.

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

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)

b)

d)

g)

h)

j)
k)

)

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.

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.

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

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.

Provide a current preliminary title report.

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.

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.

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.

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

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

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

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)

g)

h)

Include provisions for short and long term maintenance of the
common lot, landscaping areas, recreation areas, parking,
driveways and utility connections.

Include all provisions of the Parking Management Plan.

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

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.

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.

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.

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

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.

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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TM-2.

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]

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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TM-3.

TM-4.

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]

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]

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.

PF-2.

PF-3.

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

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]

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]
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PF-4.

PF-5.

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]

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.

AT-2.

AT-3.

AT-4.

AT-5.

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]

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

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

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

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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AT-6.

AT-7.

AT-8.

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]

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]

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]

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]
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PLANMNING DIVISION File Number: 2010-773%
CiTY OF SUNNYVALE Mo, 189-12
P.O. BOX 3767

SUNNYWALE, CALIFORNIA 94088-3707

NOTICE OF INTENT TQ ADGPT A
MITIGATED NEGATIVE DECLARATION

This form is provided as a notification of an intent to adopt a Mitigated Negative Declaration which has
hesn prepared in compliance with the provisions of the California BEnvironmental Quaiity Act of 1570, as
amended, and Resolutior: #118-04,

PROJECT TiTLE:

Application: for a Special Developrnent Permit and Vesting Tentative Map filed by Cify Ventures.

PROJECT DESCRIPTION AND LOCATION {APN):

2010-7739 Spacial Development Permit to aliow 24 townhomes and Yesting Tentative Map o subdivide
avo Tots into 24 lots and ane common lot located at 650-660 E. Taylor Avenue. (APN: 205-30-G20) NG

WHERE TO VIEW THIS DOCUMENT:

The Mitigated Negative Declaration, its supporting documenization and details relating to the project are
on file and availahfe for review and commensi in the Office of the Secretary of the Plarwning Commissian,
City Halt, 456 West Olive Averue, Sunnyvaie.

This Mitigated Megative Declaration may be protestec in writing by any parsen prior to 5:00 p.m. on
Monday, December 13, 2010. Protest shalt be filed in the Department of Community Development, 458
W Olive Avenle, Sunnyvale and shall inciude a written statement specifying anticipated enviranimental
effects which may be significant. A protest of a Mitigated Megative Declaration will be considered by
the adopting authorty, whose acticn on the protest may be appealed.

HEARING INFORMATION:

& public hearing on the project is scheduled for

Monday, December 13, 2010 at 8:20 p.m. in the Council Chambers, City Hali, 436 West Olive Avenue,
Sunnyvaie.

TOXIC SITE INFORMATION,

(Ma) listed taxic sites are present at the project location.

1 .
Circuiated On November 18, 2040 Signed: % W”

Gherfaruso, F’lrﬁt:ipal Fianner

Fhe#: 473 tiHeaio
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Project Title | | Special Developrient Permit and Vesting
Tentative Map for 24 townhomes

1 |
: !

Lead Agency Mame and Address Crry of Sunnyvaie

{ : : PLO. Box 3707, Sunnyvaie, CA 84088-3707

Contact Person Noren Cailva, Associate Planner

[ Phens Number 408-730-7637 _‘
Praject Location 650-660 E. Taylor Avenue ) ﬂ

. Applicant’s Name a Phitip Kerr, City Ventures _f

Project Address | BE0EE0E. Taylor Avenue, Sunnyvale GA 84085

E_Zuni;ng . e R ;

(General Plan | dustrial o Residentiai Medium Density

[ Other Public Agencies whose approval is | None
raquired

DESCRIPTION OF THE PROJECT:

The propossd project is a Special De_veiﬂpmew-’: Permit fo allow 24 fownhomes and Vesting
Tentative Map o subdivide two lois inta 24 |ots and one commor ot

DETAILED PROJECT GESCRIFTION:

On-site Development: The project includes the demolition of all structures and lfandscaping on two
contiguous praperties located at 650 and 860 E. Tayior Avenue. Both sites have historically been
used as agricultural tands and eventually transiticned o industrial sites. Currently, 650 E. Tayler
Awenue is oocupied by an alto repair shop, while 660 E. Taylor Avenug Is vacant. The iwo sites
combined totai 54,613 square feet (1.25 acres) in size.

The applicant proposes to construct 24 three-story townhomes on these fwo lots, The new units
will be grouped into four huildings, with six units in each building. The buitdings will be sited along
the east preperty Hine with a common two-way driveway and uncovered parking spaces positioned
along the west side. Vehicular access will be provided directly from E. Taylor Avenuce. In addition
to the commonly-owned driveway, drive alsles, landscaped areas and uncovered parking spaces,
a cammon recreational area will be centrally-located in the developroent. Four floce nlans are
provided and include three and four bedraom units {dens are incluced in hedroom counts). Each
unit will aiso have individual two-car garages -and storage areas. In addition, private oper spate
wilt be provided in the form of enciosed patio areas and balconies. Living areas range in size from
1 445 sguare feet to 1,848 square feet,
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Construction Activitiss and Scheduls; Construction-actvities include full demolition of all existing
buiidings on e subject properies, and construction of all new residential buildings and
sssociated site improvements, The project will be subject to the Sunnyvale Municipal Code
caquiremenis for noise and heurs of construction contained in Chapters 13.42.0.0 ana 16.08.030.

surrounding Uses and Setting: The subject property is located on the south side of East Taylor
Avenue, between M. Fair Oaks Avenue and Britton Avenue, in an area that has a mix of industial
ang residential uses. The site is bordered aleng the narth znd south praperty Hnes by newdy-
canstructed fownhoms developments. Industrial uses also exist 1o the north, east and west, but
are currently zoned for residential transition areas. Limited retall uses and a Fair Qaks Park (City
park) are also located within the vicinity.

Cff-site Improvemenis: A new sidewalk will be instafled along the satire project fronmiage, which
can be fully accommodated within the pubkic right-of-way. Standard water, sewer, rignt-of-way
and utility upgrades wiil be provided as required by the Munigipal Code.
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EVALUATION OF ENVIRONMENTAL IMPACTS:

4. A brief explznation s required for ail answers except "No Impact” answers that are adequatsly
supparted by the information sources 2 lead agency cites in the parentheses foliowing each
question, A “Mo impact” answer is adequately supported if the referenced information sources
shew that the impact simply dees not apply to projects like the are involved (8., the project
falls outside a fauli rupture zone). A “No Impact” answer shouid be explained whers itis
sased on project-specific factors as welt as general standards (e.g. the project wilt not exgose
sensitive receptors to pollutanis, based on a project-specitic screaning anatysis).

2. Al answers must take account of the whole action involved, including off-site as well as on-
site. cumulative as well as project-level, indirect as welt as direct, and constructicn as weil as
aperational Impacts. _

3. Once the lead agensy has determined that a particuiar physical impact may ocgur, then the
checklist answers must indicate whather the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant impact” is
apprapriate if there is substantial evidence that an effect may be significant. {f there are one
or more *Potantiaily Significant Impact” entries when the determination is made, an EIR i
reglired.

4, “Nagative Declaration: Potentially Significant Unless Mitigation tncarporated” applies where
the incorporation of mitigation measures has reduced an effect from "Potentially Significant
Impact” to a “Less Significant Impact.” The lead ageney must describe the mitigation
measures, and briefly explain how they reduce the effect {0 a Isss than significant level
(mitigation measures from Section 17, "Earlier Analysis,” may be cross-referanced).

5 Earlier apalysis may be used where, pursuant ta the tiering, program EIR, ar other CEGA

process, an effect has besn adequately anatyzed in an eartier EIR ar negative declaration.
Section 15063 (<) (3) (d). In this cass, a brief discussion should identify the foilowing:

. Earlier Anatysis Uised. ldentify and state where they are available for review.

7. |mpacts Adequately Addressed. |dentify which effects from the above checklist were within
ihe scope of and adeguately analyzed in an earfier document pursuant io applicabie legal
standards, ard state whether such effects were addressed by mitigation measures basad on
the earlier analysis. _

8. Mitigation Measures. For effects that are "Less than Significant with BMitigation Measures
lmcorporated,” describe the mitigation measures which were incorporated or refined from the
earlier document ard the extent to which they address site-specific conditions for the project

9. Lead agencies are encouraded io incarporate info the checklist references to information
scurces for patential impacts (e.q. general plans, zoning crdinances). Reference tc a
previously preparsd or cutside document should, where appropriate, inciude a reference to
the page or pages where the statement is substantiated.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmeantsl factors chacked beiow wolld be potentialty affected by this project, involving
at least one impact that is a "Potenially Significant tmpact” as indicated by the checklist an the

following bages.

[] Aesthetics [| Hazards & Hazardous 7]  Public Services
Matesials
[ Agricuttural Resources [[] Hydeology/\vater [] Recreation
1 Cuality

[ Al Quskty [] Land UseFlarning (1] Transportation/Trafic

[} Biologicai Resources [] Mineral Resources 1 Utiiities/Service
Systems

[} Cultural Resources [] Moise [] Mandatary Findings of
Sigrificance

[} Geology/Soils [} Population/Housing

MANDATORY FINDINGS OF SIGNIFICANCE (see checklist for further information):

Does ine project have the potential to degrade the quality of the [ ‘es
environment, substantialy reduce the habiiat of a fish ar wildiife species,
cause a fish ar witdife population io drop below salf-sustaining leveis, < Mo

threaten to eliminata a plant or animal commiunity, reduce the number or
sestrict the range of a rare or endangered piant or animai, or 2liminate
important examptes of the major perlods of California hisiory or prehistory™

Mandatory Findings of Significance? Does the project have impacts that are [ Yes
individuaily Hmited, but cumulatively considerable? {"Cumulatively

considerable” means that the incremental effects of a project are B Mo
considerable when viewed in connection with the effects of the past projects,

the effacts of other current projects, and the sffects of probable future

orojects)?

Mandatory Findings of Significance? Does the project have srvironments [ 3 Yas

effects which will calse substantial adverse effects on human beings, efther
directly of indirecthy? BG Mo
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DETERMINATION:
On the basis of this initiat evaluaiion:

]

| Find that the proposed project CGULD NOT have a significant effect on the environmars, and a NEGATIVE
DECLARATICN wili be prepared.

4

: find that aithough the prapased project coubd have a significant effect an the amvironment, there wit nat be
& significant effect in this case because revisions In the praject have been made by or agroed to by the
project propanant. A MITIGATED NEGATIVE DECLARATION will be prepared,

| find that the propossed progect MAY have a significant affect on the envirpnment, 2nd &n E
EMyIROMMENTAL IAMPACT REPORT is required,

| find that the propesed prject MAY kave 2 "potentia; significant impact or “patentialy sigrificant unless []
mitigated” imaact on the anvimnment, hut at ieas? one effect {1) has been adequately anaiyzed in an carlier
dacumest pursuant o appicable fegal standards, and (2} has been arddressad by mitigation measuies

hased an the earlier znalysis as descrivod on attached sheets, An ErpEOMMENTAL MMPACT REPCRT

is required, but I st analyze orly the effects Bt remain to he addrossad.

| find that sithough the proposed groject couid have a significant stfect on the emvironment, becauss all : E:|
onsentially sigrificant effects (a] have been anabyzed In an earker ELR ar MEZATVE DECLARATION
aursuant to applicable stancares and (b Rave been avoided or mitigated pursuant to that sarliar EIF ar
MEGATIVE GECLARATION, inctuding revisions or miligation measures that are imposed upan the

_propased project, nothing furiher is required.

Checklist Preparer: Merer: Caliva Date: Navemnber 18, 2010

Title: Associate Planner Ciy of Sunnyvale

Signature: &
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i | P ::':'- :E T""‘ §

Ay B8 S8 4 |

s8d =s2H: =2 E- i Source Other Than Project
P ZE S e LB omE | E Description and Plans
R~ = W o= wn |
P eSS s | e 528 )
ioth =P E| Jm 2

1. Aesthetios -Subatantially T ] ' M Sunryvaie General Plar Mag, Open
. damage soBhit fasouces, L — Space Sub-element
©ineciuding, bub not limited W0 W SUIRN Yy Bleckan i cam
_ treas, historic buddings? Project Drescription
Z_ 7~ Aesthelics -Substantially |:| |"_"| ) 5 |:| ' g} Scnnyvaie General Flar hap, Open
; degrade the existing visual - Space Sur-elemant
character or quality of the site ' WY SUMNYY ST NNinG. com
and itz surroundings inciuding Praject Descrimiian
sigrificant adverse visual :
changes in neighborhood :
character?
H . — ) — ..
‘3. Aesthetics -Create 2 new A Co P '">_? Suanyvale General Ptan Aap, Cpean
source of substantial fightor i == — — | ¢ Space Sub-stement
: glars which wouid adverssly v, SUNRvvaleplannindg.com '
: affect day of nighttiome views in : Project Description
the area’? :
% Poaulation and Housing - D ' |:| & : |:| . Sunayvale Land Use and
tnduce scbstantial pepalation . Transgportation Element of e
growth in & areg, either . { General Plan,
diracily (for example, by . : feneral Plan Map
pEOpOSIng new Nomes anc : wna. SLIRN Y elealarning. cor
businesses) or indirecily [for i Projert Description
examale, through exiension of
roads or other infastructure) in
a way that is inconsistent with
the Sunnyvate Generat Plan? |
5. Population and Housing - ¥ T 1T 1] D3 Feusing Sub-Stement, Land Use and
Displace substantial numbers — Transportation Eiement anc Genera
i of exist{ng_hcus%ng. _ ' : Flan Map _
negessitating the construction WA, SURNYYEleaknnme cam
of replacemeant nousing Project Description
glsewhere? :
: B Population amwd Housing - |:| |:| |:| fEi! Housing Sub-Eiement
i Nisplace substantial numbers : P WWW, SUNNyyalepEnning.cem
| af peeple, necessitating the : Project Description
construction of replacement i
nousing elsewhara?
7.7 Land Use Planning - Physisally | T | T DZ[ Sunnyvale General Pian Map
divide an established — _ g wwn sunnvvaleplanning.com

comminty? Project Description

(IR
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TG4 5E8|25 |t 3 _
) S8 g EaR|F é i E i Bource Other Than Project
Planning E = E 9P| wE = : Description and Plans
SFAnE| 38 2
& Land Use Planning condlict - |:| ‘_l |:| E Sunnyvale Land Use and :
Witk the Sunmyvale General L Transpartation Elemeant, Bunnyvale
- Pien, Zoning Crdinance, San General Plan, Titte 19 {Zaning) of the
( Francisco Bay Canservation Sunnyvale Municipat Cods
and Developrment Commission : nttpufigcede. usicedesisunnyvatelvia
I9CDC) area or relzted : w.phpFtonic= 194 frames=cff
sperific plan adopted for the |
ourpose af avaiging or
mitigating an snyvironmentat -
offect? .
3. Transporiation and Traffic - T L} % 1 E Parking Requiroments {Secton
Resuit in inadeguato parking — 19.?5} in the Sunnyvele Municipal
gy ; Cade
cepaciy’ fttrAfgcade, us/codeslsunnyvalsfde
]  |w.phpPtopic=19-4-18 4€&frames=aff

0. Hazards and Hazardous —D_“D ! TX Moffatt Fieid AIGUZ, Sunnyvale
Materizls - Far a project — Zoning Map, Sunnyvele Gereral
lacated the Mofel Fiald Fian Mag o

: AICUZ or an airport land use wWiw, SLNAYYalEpianning.oom
piast, of where sUch a pian has
not bean adopted, within fwo :
miles of a public airport or i
palbilic use alrport, woukd the
project resuit in a safely
hazard for peopie residing or
’ working in the project area’? i 1
147 Hazards and Hazardous f D ) |:| _D_m Therlla are no private airstrips inof in
' Materials - For 2 project within | the vicinity of Sinayvaie
the vicinity of a private airstip,
wouid the proiect resull it a ;
safety hazard for people :
residing of working i the ;
project area’

12, Hazerds and Hezerdous P D D @ Moffett Field AICUZ, Surayvale
wateriais - For a project witbin © — Zoning Map, Sunnyvaie General
the wicinity of Moffett Federal | Plan Map
Ajrfield, wouid the project : ! | Wi, LA yvaleplanaing.com
resdlt in & safety hazard for :
pecple residing or working in !
the project area?

137 Agricditural Rescurces - '"_—D E Lj E Sunnyvale Zoning Map
Confict with existing zoning for Wy, sLNayvaleplznning. com
agriculfural use, or a
Witiamson Act contract?
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Planning

Potenfially
Significant

linpagt.......
Less than

Sig. With
Mitigation

Less Than
Sigrificant

Heo lmpact

Saurce Tther Than Project
Description and Plans

]

P 14.

haise - Exposure of persons to

. or generation of noise laveis in

© excass of standards
established in the Noise Sub-
Element, Maoiss limits in the
Sunnyvaie Municipal Code, or
applicable siandards of the
California Building Cede?

|:|Z

X

Suanyvale Moise Sub-slement, 300
W SHNNYYSEplanning. sam :
19.42 Noise Crdinance
htip:figeads Usicodes/sunnyyalefivie
w.phpTicoie=1S8 frarnas=afl

“Noise -Exposure of persons fo
ar generation of sxcessiva
groundbome vibeation?

s

]

X

Sunnyvale Moise Sub-Element
waaew . sunnyveieplarning . oom
Froject Description

1B,

MNoise - & substantal

parmanetti or gericdic increese

in amhient noise levels in the
project vicinity above levels
existing withous the profect?

IW_HJ:.

Sunnyvaie Noise Sub-element
whia S nmyvaieplanning. com

17.

Biulogi'cél Resources - Have a
substantially adverse impact

on ary riparian habitat or other

sensitive natural community
identified in local or regicnat
pians, policies, regulations, or

by the Californis Department of

Fish ang Game orf U.5 Wildlife
Servica?

18.

Biological ResoLrces Have s

siubatantial adverse effect on

federally protecied wetlands as

defined by Seclion 404 of the

Clean Water Act {including, bt

act limited to, marsh, vemal
aool, coastal, elc.) through
direct rarmoval, fillirg,
hydrological interrupbion, or
other meansT

Genera: Plar Map
Froject Dascription

General Plan Map
Project Description

19,

Eiblugical Rescurcas -Interfere
substantially with the movement
af any resident or migratory fish
ar widlife species or with
gstablished native resident
migratory widlife corridors, or
impede the use of native wildlife
nursery sies’?

L]

Generai Plar Map
Froject Gescription

i
3
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Patentially
Slgnificant

lmpact, |
Less than

Sig. With
Mitigation

L ess Than
Significant
Mo Impact

Source Other Than Project
Dascription and Plans

P — |

7.

Sictogical Resources ~-:‘_‘,ar'".-'f1§:_:t_”—{ : Tl

with ety focal pelicies or
ordinances protecting biciagical
rasources, such as airee
preservation policy ar erdinance?

.

1
]

21.

Binlogical Resources -Conflict
with the provigions of an adopted
Habiat Conservation Bian,
Matural Conservation Community
Flan, other agproved iocal,
regionzl. or siate habiiat
canservation pien?

Fistoric and Cubiural Resources - |

N

[ ]

S0 19.50 Tree Presarvation
Qrdinance

Sunpnyvale lnventory of Heritage
Traes

Praiect Dessription

Suamyvsie Heritags Presarvation

- el .

2Z. : E 1 z
Cause a substantial adverse D : - I: E Sua-Element, _
change in the significance of 8 | Sunnyvaie Invertory of Heritage
Ristarical resaurce o a . Resources
substantist adverss change in an 5 : The United States Secretary of the
archeological resource? ; : : ¢ Interior's "Guidelines for

: Rehabiitation”
¢ Criteria of the Nationa! Register of
¢ Historic Places :

73 Historic and Cultural Resoureas - | | ] | 5 ¢ | <] | [ | Project Deserition :
C¥siurh any human semains, i —
wcluding those interred cutside
of formal cemeteries? : [

74, Public Services - Would the T D D g The fofiowing public schock districts
oroiect result in substantiai P : ; are located in the Cify of Surayvale:
adverse physical impacts Feernont Union High Schoct District,
associated with the prgvisian af Sgnrywale Elerlnentar'_,f Schoot
new of expanded public schaols, : i | Dllstr!cli, Cupertln_o Ursic ?clhlc-cu; €
the congiruction of which could : Disteict ar_&d_ ISama Clara Linified i
cause significant erviranmenial ; Scl-[oul Dzs:r:cjt. .
impacks, in ardsr 1o makntain i Project Description
accaplabie performance ]
objectives? :

26 A Cuality - Conflictwithor L [ ] [T [ ] ' 7] | BAAGND CEQA Guidelines :

' — “ Sunnyvale General Plan Map

ghatruct imolemerntation of the
BAACME air quality plan? How
close is he use to a major road,
Hery, of fresway?

Sunnyvale Al Quality Sub-Element
www sLinhyvaleplaraing corm

e amad A=
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} ~F L - = = E a
S ey 922 F 8 o4
. s SERIEE S Souree Other Than Preject
| Planning cka .7 = =i F .
: SEgE & S5s! w i Descriptlon a2nd Plans
: £g | 402 i e | =
36, Alr Quality - Wollid the project — T | § ‘_| [BAAGMD CEQA Guiceines

generate greenhelss gas
emissions, either girectly or
mndircoty, that may have a
significant impast an the
environment’?

37 Bir Quatity wWolad the project

crnfiict with any applicable pian,
policy or reguiation of any
agency adopted for the purpese
of reducing the cmissiens of
greenhouse gasesy

Profect Desoripton

BAAQMD CEQA Guidelines
Froject Description :

T

Air Chuality -Wiclake army alr quskty
stenciard or coniribuie
substantiafly o an existing ar
prajected air guatity violation.

Air Qusdity -Result in a
cumutaiively considerable nat
increase of any criteria pallutant
for which the project region is
non-attainement under an
applicabio federst or state
ambient air guatity standeard
{including releasing emissions
which exceed guantitative
thresholds for nozone
precursars)”

24,

H

[]

A Quality -Expose sensitive
receptors o substantial poikdtant
soncentrations?

3.

31 Sewmic Satety -Rupfwreofa

krown sarthgusks Fauli as
delinested on the most recent
Alquist-Priclo Earthquake Faut
Zoning Map issued by the State
Geclogist for the area or based
ar: other substantial evidence of
a known Fact?

Seismic Satety - Inundatien by
seiche, tsunami, or mucfiow?

32,

BAADIME CEQA Suidelines
Sunnyvaie A Quaiity Sub-Elersent
Project Description

EAACMD CEQA Guidelines

Sunnyvale Air Quality Sub-Element
W SLNNYYaleplanning com
Project Description

BAACMD CEQA Giidelines
Sunnyvale Air Quality Sub-Element
W sunmyvalestanning, cam
Project Descriotinn

i

Seismic Safsty and Safety Sub-

Elemant of the Surnyvale General
lan :

wyyw SUNCyvEiaplarning.com

Seigmic Safely and Safaty Sub- :
Elgment of the Sunnyvete General |
Ptan

ww SLEnAyvalapianning. com
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i
=T c =i CF +
= = i é e E & A )
. sE gl Es=EiE2 = Source Other Than Project
Planning == Bl .E | E -
s oD mE | = Bescription and Plans
5 SE 22E va| o
o & JRE: S5 1 Z .

33 Seismic Safety-Strong seismic i : ;XI Seismic Safety and Safety Sub-
groand shaking? E b Element of the Sunnyvale General
: Flan

whw Sunnyvaieglanning.cors

g
L]
i

34, Seismic Sately-Seismic-related T 0] 1% X Seismic Sufely and Safety Sub-
graund faiure, including ! PoS —_ ] Elemnent of the Sunnyvale General
liguefacion? Flan

: i W SUNOYYESnlanaing oo

Further Discussion if "Less than Significant” with or without mitigation:

4, Population and Houslng {Less than Significant): The 24 proposed residentiai unids will provide addiional
gpportunities for homaownership in the City of Sunnyvale and is consistant with the General Flan designation of the sitas.
The project's impact will be a shight incremental beneficiad impact fo the City's Jets/Mousing balance. As a result, this
pogitive aspact of the project s a less than significant impact.

9. Transportation and Traffic (Less than Significant): The proposed project meets the Ciy's parking requisgments by
providing bwo-car garage for each unit and an additional 35 .nassigngd surface parking spaces. In edditlon, the project
provides twa Class |l bicycle racks and roem for secured bicycle par<ing within garages. The proposed vehicle and
bicycle parking spaces meet the City's parking requirements and Vadey Transportation Authority (VTA) sisndarcs,
therefore, the project is expected to have a less than significant impact.

14, Noise {Less than Signiflcant with Mitigation}: An Acoustical Analysis was compieted by Davy & Associates, e, in
October 2010, The study measured noise levels along the perimeter property lines of the two properties and provided
cstimated Community Noise Equivaiont Levels (CNEL), which is the weighted average noise level throtghout a 24-hour
period, The study found that the ambient noise levels range from the 59.2 dB aleng the narth (highest noise level) to 53,3
dB sicng the east {lowest naise level) property line. The siucy aiso ggfimated futlre noise levels associated with an
expested increase in traffic volume over the next 10 years, and found that future noise levels would range from: 60.2 4B
along the north {highest noise level) to 52.7 4B along the west (lowest noise isvel} property line. These future noise levels
would be considerad “normally acceptable’ elang west, south and east proverty lines, and “conditionally acceptable” aleng
the north property Hne per the Gity's Noise Element, Therefore noise-reducing measures wouid be required to comply with
City's nolse standards and to reduce the impact to a less than significant level.

This coutd e aceomplished through the following mitication measures:

WHAT: 1) Roof celling construction shall be roofing on plywood, Batt insulation shall be instaled in joist spaces.
Ceitings shall be cne iayer of gyoboard nailed direct. '

2) All exteriar walls shait be Zx4 studs 16" o.e. with balt insulation it the stud spaces. Exterior walls shal
be exterior plaster or stucce, and interior wais shall be gypboard.
3) All windows and glass Goors may e standard glazing.

4) Alt ertry deors shall be 4-34" soiid core Aush wood doors with vinyl bulb weatherstripping on the sides
anz tops. There shall be ne mail slots in entry doors.

5) Since &l windows and doars are required to be shut ta achieve a dbA of 45 or less, ventiladion or air-
sonditioning systems must be incorporated for ait habitable roems in the units facing the north anc gast
grogerty lines.

wHEN: These mitigations shall be canverted into conditions of approval for this Special Devslopment Pemmit
(SDP) prior to its final approval by the City'’s Planning Commission. The conditions will become valid
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when iHe SDP iz agproved and prior to buiiding permil fEsuance. All mitigation measures must be
installed prier to bufding permi final.

WHD: The property owner will pe solely respensible for implernentaton and maintenanse of these mitigaltion
measuUres,

Howy: The conditions of aporoval will require these mitigation measures to be incarporated into the constrieciion
piEns. :

15. Npise {Less than Significant): The project will infroduce short-term sources of noise fo the project arss during
construction’ and cemaliton -of the site. Through the City's implementadion af the Municirai Code noise regulations
coniained 0 Chapters 19.42.03¢ and 15.08.030, this impact will be tessened to a less than significant level during

consiruction.

03, Historic and Cultural Resources {Less than Significant): A Phase 1 Environmental Site Assessment raport wWas
somateted by Stantec Censulting Corporsion on Augus: 26, 2010, which found ro evidence of historic and calturat
resolrces on sie. The existing buidings on site do not have any Fegeral, Stals, iocal historical or architestural
significance. Stalf has no evidence of archaeclogical resources being losaisd on site ar being feund in the immediate
vicinity, Howewer, the scope of the project does incivde grading and excavation of the site zssociated with the
canstructien of the project. There may be the potential that the profect may UNCOVE TES0UFGES. A3 a stancard Condition of
asoroval, staf has inciuded specific preject requirerrents retated to the pokentiat discovery of resources and procediural
cequirements. Basad on this analysis ang standard condftions of approval, staff has determined that the project woulic
have a less than significant impact.

25, Alr Quality {Less than Significant): The project falls below EAADMD's applicadte operational-criteria &ir poilutant
levels and scresning criteria; therefore, this impact wilt be less than significant.

a0, Air Quality (Less than Significant with Mitigation): The project roquires significant grading of the sits, including
demoiition and remaval of the existing building and landscaping. This may intraduce temparary and shart-term dust inte
the =mir, and therefore temporardy affect air quality. Mearby residents could be arfected by the change in ai quasity If
mitigation is not implemented. Tareugh the City's implementation of the Municipal Code’s construction regulations and the
Bay Ares Ay Quality Management District {BAAQMD} regulations, this impact will be lessebed to a iess than significant
raval during conskruction.

This could be ancompiished through the Following mitkgation measures:
WHAT: Permits must e oitained from the City of Sunnyvaie and Bay Area Alr Lusity Management [BAACMEY,

WHEN: This mitigation: shall be converied Inte conditions of approval for this Special Developmer: Fermit (S0P}
prior to its fing! approvai by the City's Planning Commission. The conditons witl hecome velid when the S0F is
zaproved and priot o budding permit issuance. These permits are required prios to any dernolition or construction

o sits.

WwHD: The property owner will be sclely responsibie for implementation and maintenarce of thess mitigatian
Measuras,

HOWY: The conditions of approval will requiro these mitigaticn meassures to e incorporated ko the construction
plans. o

Responsibie Civision: Fianning Compieted by Moren Callva Date: November 18, 2010
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T ans;pc rtation

Potrentially

STgnificant
inpact

Less than
Sig. With
Mitigation

Less Than
Significant

HMo lmpact

Source Other Than Praoject
Bezcription and Plans

"

35, Exceeds the capacity of the

existing circulation system,
based on an applicabie measure
of effectivensess (as designaled
in a general plan poalicy,
ardinance, eic.], taking into
soecount &l modes of
transpodation including
ronmotorized travel and all
relevant components ¢f the
circuiation systam, nclading but
nat limited to intersections,
streats, highways and freeweays,
pedestrian waikways, bicycle
paths, and mass transit?

o

E

36

Confiict with an-applicable
congesion management
program, nclding, but nat
limited to lavel of service
siandards and ravel demancg
measdrements, or other
siandards established by the
colnty congesinn management
agency for designated mads or
nighways?

patterns, including either an

Jncrease n air fraffic fevels or a

change in flight patterns or
tocation that results in swastantil
safety risks to vehicles, bicyctes,
or pedestrians?

City's Land Use and Transportation
Elermert, Santa Clara County
Transporiation Plan, and AAZHTO:
A Palicy en Geometric Gosign of
Highways and Streets,

¢ Guidefines (for conducting TIA and

Senta Glara County Congestion
hManagement Pragrars and Technicat

L3 thresholds)

the Land Use and Transportetion
Eiement.

I8,

Subsiantigiy increase hazasds o ¢

a design feature (e.0., sharp
curves oF dangeraus
intersections} ar incompatible
uses (2.0, Farm equipment)?

a

. Contlict with adapted policies,

slans, or programs regarding
oublic trans# or nonnciorized
transportation?

]

Eity and CA Standard Plans &
Standard Specifications.

_—

7

Sunnyvale Bicycle Plan, VTA Bicycle
Teshnical Guidelines, and WTA Short ¢
Rarge Transit Flan. ;
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Potentially
ct

: Source Other Than Project :
¢ Description and Plans

Significant

| __.mpa
Sig. With

Mitigation

Less Than
Significant

Less than
Mo lmpact

WTA Community Design and
gerformance af the Righway Transportation banuat, and
ancifor street andfor rail andior : Sunnyvale Meighsorbood Traffic
off road nanmoicrived trai : Calming Program.
transportation: facidies, in lerms
of structural, oporationad, or
perception-based measures of :
cffectvenass (c.g. gaiity of i
service for nonmotorized and
transik moges)?

"41, Reduce, sever, or eliminate D D ’ I__ [‘>_‘<' Sunnyvale Bicycls Flan, Pedestrian
padestian or bicycle erculation : and Bicycle Opportuntiies Studies
or access, of preclude future and assaciated capital protects,
piannet and approved bicycle or k
pedestrian ciroculation?

[
[]
[
[

42. Cause a degradation of the D |:| D ; @ : VTA Transit Operations Pedformance
perfarmancs ar avaitability of & : : : Report, VTA Short Range Transi
transit including buses, light or i Pian, and Valley Transportatian Plan
neavy rafl for pecple or goeds o : for 2035,

meyvemeant? ;

H

Eurther Dscussion If “Less than Significant” with ar without mitigation:

42. Transportation and Traffic {Less than Slgnificant}): The Trafic Division of Putlic Works DCepartment has
datermined the project does not warrant the preparation of a Traffic Study based on the aniicipated number of peak trips
relative lo existing peak frip amounts, & additien, there are no roadway or signal upgrades needed o gocommodale the
mist-modal project trips and the proposed project is expected ta result it no impast on peak rafic conditions for the area
stroats. Pedestrizn movements {offfom the site can be accommodated 2y the existing sidewalks and crossing faciities an
Fair Clmks Avenue and Woife Road, A new sidewalk will be installed aiong the entire project frontege (as required by
Sunnyvale Municipal Code Chapler 19.38.080 and not as & mitigation meesure} where is currently dsficiant in order to
connact with the sidewalk facilities within the area. Through implementatian of the City's Transportation Impact Fes
reguiremant, which includes payment of the estimated fee of $2,818.77. this impact is less than significant.

Responsitie Division: Traffic Division  Completed by: Heba EFGuendy Date: November 18, 2010
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Building

Potentialiy
Significant
Impact

Less than
Sig. With
Mitigation

Less Than
Significant

Mo Impact

Seurce Gther Than Projact
Dascription and Plans

43, Hydrology and Watar Quality -
Piace housing withén & 100-year
doodplain, as mapged on a
federal Fiood Hezard Boundary
ar Flood Insurance Rate Map or
ather flood hazard dalineation
map?

44, Hydrology and Water Quality -
Place within 2 100-year floog
hazard area sirustures whick
wolid impede or redirect flood
lows?

e nm s —

[]
[]

P sunnyaleslanning.core

| FEMA Flood insurance Rate Map

Efective 51 E8/05

Cafforniz Bulding Code, Titta 16
{Bullding} of fhe Sunmyvals Municigal |
Code

Praject Description

£
L

FEMA Eiood insurance Rate Map
Effectve 5/48/09

waw sunnyvaleplarning.com,
California Building Code, Tile 15
(Building) of the Sunnyvate Munisipa
Code

Proiect Descriptian

45, Hyureiogy and Water Qoality -
Expose geople or structuras to &
significant risk of loss. njury or
death invetving floading,
including flooding as a result of
the failure of a levee or dam™?

46, Geclogy and Solis -Rasultin
substantiz soil ercsion of the
lose of fopsaily?

1945 ABAG Dam tnundation Map
wiww aban.ce.qov,

Catifornia Building Code, Title 18
{Building; of the Surnywale Municipal
Code

Frofect Deseriation

B e et e T ey

Sunnyvale Muricizal Code 12,60,
Stormn Water Quality Best Sunnyvale
Afaragement Practices Guideling
fanual

Project Description

47, Gealogy 2nd Sois -Be located
on & gealogic unit o soil that is
unstabie, or that would Become
anstable as a resul of e
arofect, and petentially rasudt in
on- or off-site landslide, [aterat
spreading, subsidence,
#guefaction or collapse?

Safety and Seismic Safety Sub-
Element,

waaw sunnyveleckanning.core
Cakfornia Piumbing, Mechanical, 2nd
Electrical Codas and Titie 14
{Building} of the Sunnyvale Municipa!
Code

48, Gedlogy and Soils -Be located
on expansive soil, as defined by
the current building cede,
cresting suirstantial risks ta life
o progerty’?

[ ]

[]

L]

Califarnia Slurabing, Mechanical, and
Elgctricst Codes and Title 16
(Builging) of the Sunnyvale Municipa!
e

Further Discussion if “Less than Significant” with or without mitigation:

47. Geology and Seils (Less than Significant) — The project site is nat located In
exparience strang seismic ground shaking in the svent of an earthquake. Throuch the City's imp§Eme_ntatinr_z af the
tniform Buiiding Code regueirements for areas with potential for seismic activity, this aspect of the peoject wil be reduced

to a begs than significant level,

Responsible Division: Planning

Compieted by: Moran Caliva

an area with any active facks, baf may

Ctate: Movernber 18, 2010

e pe g — AR AL A &
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=t el 5% 5
3 @5 E 2l d 5 3
. - L e T o~ H a2 ,
Engineering =g =85 kg | g Source Other Than Project
g S B as BE ‘T; Description and Plans
: D= = = o H
i WP E Sy 2
i _ L L N
20, Utiltties and Service Sysiems: i Ok i |Z Froject Descriphon o
Exceed wastewater freatment L i : Sunnyvale Wastewater Managemen:
recsrements of the appliceble Sub-Eiement :
Regionai Watsr Ouality Coniral Wi, sURnyvalepignning.nom
: Boarid?
: =0 Utiites and Service Systems: ¢ [ 1 | || | _;E Project Description
Require or result in construction = — Sunnyvaie Waste Water Management
of new water or wastewater [ : Sub-Element
tremtment facikties or expansion ; Water Resourses Sub-Eiement
of existing facilidies, the : W SUnNyyalnclarinineg com
construction of which could
rause significent environmental :
: affacts?
i 51 Utiities and Service Systems: |:| E i Project Description
i Require ar resuft in the ! ' 1 Sunnyvale Waste Water
construction of new storm water i Manzgement Sub-Element
drainage faciliies of expansion | i Water Resources Sub-Elernent
of existing facilities, the P wanw sunnyvaleplanning. com
consiructon of which could i :
sadse significant anvironmental |
effeqis? :
zo_ Ltlities and Service Systems: | '|:_ D _@ Project Descripticn
Hawve sufficient water sunpiles Water Resources Scb-Element
avaiiahle to serve the project ! v SURMVvaienlanning.com
from existing entflaments and i
FESOUMLSS, OF 8r NEW oF
; expanded eniiflements neatded?
I E3. Utlities and Service Systems: | ] E D E ; Project Descrighion
Result in a determination by the — . i Sunnyvale Wastewater Management
wasiewater treatmant provider : Sub-Element
which seinvices of may serve the : © oy sunnyvaleplanning oo
project determined that it has : §
ardequate capacity o serve the
srrject’s projected demand in |
[ addition ta the provider's exisiing
i sornmitments? :
54, Utiities and Senvice Systerms: Be . D ' X | soomyvaie Sclid Waste Maragement

served by a landfill with sufficient
cermittet capacity to

acoommaodate the project’'s solid
weste disposal needs?

Sub-Element
www SUNryvaieplannng.eam
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less Than
Significant
Mo Impact

Solurce Cthar Than Froject
Description and Plans

Fotentially
Significant
Impact
Less than
Sig. With
Mitigation

! Enginesting

p— o

' Regionai Water Cuality Conirol
Boarg (RWOCE) Ragion 2 Municipat
Regionai Permit

55, Hydrology and Water Quality - |
Yiolate any watar quality
standards or waste discharge
requirements?

]
u
5,

Santa Clara "'-.-’alley Water Distric
Graundwater Proteciton Oridinance
wwnw veleywatsr.org

)
[
00
<

54, Hydrology and Waker Quakty - :
Substantially degrade
graundwater supelies or Interfers
sunstantialy with groundwater
recharge such that there walid
be a net deficit in aquifer volume
ar a lowering of the locad
graundwater tabie level (e.g., the
production rate of pre-exisiing : :
nearby wells would drop to & : ;
leved which would not supgart
gxisting land uses or planred
uses for which permits have
been granted)?

Project aescriptiun
Water Resovrces Sub-Elemeant
W sUnRnyvaleplanning. com

57, Hydrology ang Water Quality -
herwise substantially degrade
water gualiby’?

-
O O
1 ]
B

RWQCE, Regicn 2 Municipal
Regicnal Permi,
Stormwater Quatity BMP Guidange

58, Hydrology and Water Gualiy -
Oreate or condribute runoff which
would exceed the capacity of

existing ov planned storm waier i Manual for New and Redevelopment
drainage systems in & manaer : : Prajects
which could create flooding of : i www sUNNyvaleplarning.com

provide substantial additional
sources of pofiutad runcff?

|
&9, Hydrology and Water Quality - [ D ]

Santz Clara Valley Water District

Substantiziy alter the existing (SCVWD) Guidelings and Standards
drainage pattern of the site or ; for Land Use Near Streams
area, including through the whane v leywater arg
atieration of the course of a | City of Sunnyvale Stormwater
stream or river? i Cuality Best Maragament Practices
(BMP) Guidance Manual for New
ant Redevelopment Frogecis
Wiw SUnnyvaliaslanting 5oM
Soiid Waste Manegement Sub-
Element af the Sunnyvale Gereral
Plan
wwn sUniyvaEieplanning.com

6. LitHties snd Service Systems:
Comply with faderal, state, and
local staties and regulaticns

i related fo solid waske’

|'“'"“‘I
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: |
i - -
‘ Shy 558 EE |8 _
Engineering i ES B SE2 R FE = Source Other Than Project
| 2 EE ° E,E‘-’ e = = Description and Plans
Ep | A= g | 2
£ a1. Punlic Services infrasiructura? | |:| j I Z Project Description
Would the aroject result in : —
substantial adverse physical ;
impacts associated with the
: provisior: of new or physically !
aiterad governmeni faciities,
reed for new or ghysically
sHered guvernment faciities, the :
consiruction of which coald
cause significant environmantal
impacks, in order to maintain
acceptabie servics ratias, i
response fimes or other : :

performance obiectives for any ¢
of the public semvices? ;

Further Discussion i “Less than Significant” with or withnﬁil mitigation: None required.

Responsible Division: Flanning Completed by: Neren Caliva Caie: Novermber 18, 2010
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srotection - Wouid tha project
fasult it substantist adverse
ohysical impacts associated with
the provisior of new or physically
gitered government facilities,
nead for new ar physically :
altered government faciltfiss, he
construction of which couid
cause significant envircnmental
impasts, in order to mainiain
scoeptable service ratios,
response times or other
perforrnance objectives for any
of the ouhlic services?

Pupic Services Police ard Fire

arotection - Wouid the project
result it inadeguate emergency
accessT

H

[ ]

[ ]

- = = | cE - :
EEEEE.EEEE é " Other Than Proj

L , = =i = { Zodrce er Than Project

: i — Hazard erials E"'::“’""g“‘el_:t: i .

} Public Safety — Ha ous Materia : E,-, = E 2GS @ = E Description and Plans

P v 42 o
o h o = = o =
‘62, Pubkc Services Police and Fire P }—] I:l ' E Sinnyvale Lew Enforcement Sub-

RIS | I—

T California Buiding Code

Elemant

Sunrvvale Fire Services Sub-
Elemer

Safety and Seismic Safety Sub-
Elernent

whiyw sunnyvaleplaaning.com

SMC Section 16,32 Fire Code

Furher Discussion H “Less than Significant” with or without mitigation: None required.

Responsitie Divisior: Planning

Completad by: Noren Cakva

Data: Movember 18, 2014
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Na lmpact

Source Othar Than Projest

sByfi - teri
Public Safety — Hazardous Matenals Description and Plans

Impact
Sig. With

Mitigation
Less Than

Potentially
Significant
Less than

Significant

64 Hazards and Hazardous Project Description
waterisis - Create a significant
hazard to the public or the
aervironment trouseh the routine
transpart, use or disposal of

hgzardaus matesdals?

D!
.
]
5

B5. Harards and Hazardous
Matesials « Create a significant
hazard to the public or the
environment threugh reazonably
toresesable upset and accident
eonditions involving the likedy
release of hazardous materials
inte the environment?

‘Project Des cription

[]
[
u
]

56, Hazards and Hazardous ! D D_ T | %] | Praject Descripiion
Wateriais - Emit hazardous : —

emissions_ or handle hazardous
or acutely hazardous maleriais,

substances, or waste within ane- - :
querter mile of an axiting or ;
proposed school? :

E7. Hazards and Hazardous _E H XE D : |:| ¢ Project Description ;
Materials - Be located on a site : L : Hazardous Waste & Substances List
which iz included on 3 list of : {Siate of Callfornia}
hazardous matedals sites i List of Known Contamingnts in
compiled pursuart to i Sunnyvaies
Covernment Code Section
EROEZ.5 and, 22 a result woldd it
creats g significant hazard fo the

public or the enviroament? :

38, Hazards and Hazardous |:|_ 11T E Seismic Salety and Safety Sub-
Materials - fmpair : h— Element of the Sunnyvale General
impiementation of, or physically Plzn _
interfere with an adoeptad i www sUNNyvaleolanning. com ;

amergency response gtan or

gmergency evacuatian gianT
|

Further Disgusston If “Less tharrs'igniﬁcant” with or without mitinatien:

§7. HMazards and Hazardous Materials {Less than Significant with Mitigation): Phasa ! Ervironmental Site
Assessment and Fhase || Soif and Sroundwster Investigasion were completed by Stantec Gonsuiting Corporation i
August and November 2010, respectively, The Phase | study found evidence of possible resicuzl pesticides and Total
Proiraleam Hydrocaroens (TPH) from previous uses of these skes. A5 a result g Phass If study was regitired by the Ciy to
further expiore these possicle hazardous malerials. Sased on near-surfoce soill sampies, the consuliant found the
concentratans of pesticides and TPH fo be below established requigiions and recommended no further investigation
regarding sail. Groundwater samples were also’ collected from the properties, which found low levels of TPH,
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ethylbenzane and fotal zylenes, which ara not expecied to affect devetopmant of the site or raquire further regulatery
acticn. However, trichioreethene (TCE) was detected in the groundwater to be above the California Regional Water
Cuality Controé Beard {CRWQCE)] standards. The coasuitant found that ithe lkeky soirce of the TCE is from a regiona
graundwater piume, which fs known fo exist in the vicinity of the properties. The concem with the high tevel of TCE in the
groundwater is related io patentiaf soil vagor migration; therefars, the consultant recommended perfermance of 2 Human
FHeaith 2k Assessment (HHRAY ko address this concern and impiement necessary engineering controls in ofcer to
reduce the impact to & tess than significant iavel,

This could be accomglished through the foilowing mitigation: measures:

WHAT:

W 1O

1} Perform a Human Health Risk Assessmont (HHRA) study o evaluate whether enginsering conkrdls,
such as vapgor oarsders, wili be necessary.

2} Comply with requirements as set forth by the lead regulatory agency oversesing the investigalion and
remediation of envirenmenta pellution on the property. Depending on the #indings of the HHRA, the lsad
agency wii likely be Santa Ciare County, Environmantai Health, California Regional Water Quaiity Contra)
Board, SF Bay Region, or Department of Taxic Subsiarces Conbrol,

- This mitigation shall be converied inio conditions of approval for this Special Development Permit (SDP)

prior to its final aporoval by the City's Planning Coramission. The sondiions will become valid when the
S0P is approved and prior to building permit issuance with instaliation dore at time of construction. The
HHRA study and installation of the enginesring conirois {if required based on the findings of the BEHRA)
will be required prior to issuance of & building permi. Submit evidence to the City of Sunnyvale that all
requiraments set forth by the lead regulatory ageacy fo address gnvironmental pollution have been
satisfied, prior to lssuance of a building permit.

The progerty owner will be solaly responsible for impfementaficn and maintenance of these mitigation
measdres.

HMOW: The conditions of approval will require these mitigation measures fo be incorporated into the construction

pians.

Responsibie Division: Planning Completed by: Noren Cativa Date: Movember 18, 2010
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Comnmunity Services

Patentially

Significant
limpact
Less than
Sig. With

Mitigation

lLess Than

Significant

Na Impact

Seurce Gther Than Projact
Description and Plans

i

g3,

Buhiic Services Paris - Wolkd
the prolect result in substantis
adverse physical impacts
associated with the provision of
new of ohysicaily altered
government facilites, need fur
new or physically altered
governmeni facilities, the
construction of whish coutd
cause synificant snvironmeants:
impacts, in arder to reaintain
acoeptable service ratios,
response timas or other
performance chjeciives for any
of the public services?

]
[]

X

i Onen Scace & Recrestion Sub-
Element

W SUNnyyeleplanning. cam
Froject Description

70

Recraation - Would the project
increase the use of axisting
neighborhood or segional parks
or other recreationat faciities
such that substantial physical
deterioration of the facility would
ooour of be acceierated?

3

Open Space & Recreation Sub-
Etement

b e SURNYYaleplanning, som

; Project Crescription

71,

Recreation - Dees the project
inclucle recreational facilities or
require the canstruction or
expansion of recreationsi
iaciities which might have an
adverse physical effect on the
srwironment’?

COoen Space & Recreation Sub-
clement

W sLENayvalenlanning.com

| Frofect Description

Further Discussion If “Less than SEgniﬁéant” with or without mitigation: Mone required.

ga. & 70 Recreation {Less than Significant):
Threugh impiemnentation of the City's Fari Dedication seguirement, w

fes of 5406 467.07 for the 24 new residential units, this impact is Iess than significant.

Respansibie Division: Planaing

Cempleted by: Norer: Cafiva

Date: Movembear 18, 2010

The project will generale ar increase in the use of existing park fecilities,
hich includes payment of the estimated park in-lieu
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Note:All references are the most recent version as of the date the Initial Study was prepared:

City of Sunnyvale General Plan:

C LG M0

e

nozEr

CHALDO

LS

General Plan Map

Air Quality Sub-Element (1383)

Arts Sub-Element {1953)

Community Design Sub-Elemeant {1930
Corrmunity Engagemest Sub-Element {2007]
Fire Services Sub-Element (1935)
Commanity Vision (2007}

Fiacal Sub-Element (200€)

Heritage Preservation Sub-Eiement {1995}

- Housing & Community Revitalization Sub-

Element {2003}

Land Yse & Transportation Suo-Element {1997)
Revised 4/28/09 with Allocation of Street
Snace FPolfcies

Law Enfarcement Sub-Element (1595)

Legisiative Management Sub-Element (1585)

Library Sub-Elemant (2003)

Moise Sub-Elemeant {1887}

Cpen Space and Recreation Sub-Eiement
(2008} Updated with Parks of the Fuiure
Study 4°28/2000. Revised 4/24/08.

Safety & Seismic Safety Sub-tlement (2008)

Socio-Economic Sub-Element (1585}

Salid Waste Management Sub-Element (1586}

Support Senvicas Sub-Element (1888)

Surface Run-off Sub-Element {1293}

Wastewater Management Sub-Element (1956)

W, Water Resources Sub-Eternent {2008)

City of Sunnyvale Municipal Code:

CIOTMUOPE

= Ao

TOZ

Title & Health and Sanitation

Title @ Public Peace, Safety or Weifare
Title 10 Vehicles and Traffic

Title 12 Water and Sewers

Chapier 12.60 Storm Water Managerment
Title 13 Streets and Sidawalks

Title 16 Buildings and Construction

Chapter 18.52 Fire Code

Chapter 16.54 Building Standards for Buildings
Excesding Seventy —Five Feet in Height
Title 18 Subdivisions

Title 46 Zoning

Chapter 19.28 Downtown Spacific Plan District
Chapter 19.2% Maifelt Park Specific plan
Disfrict

Chapter 19.32 Green Building Regulations
Chapter 19.42 Operating Standards
Chapter 19.54 Wireless Telecornmunication
Facilitias

Chapter 19.5% Sireamside Development
Faview

R.
S.

Chapter 19.96 Heritage Presarvation
Tiga 20 Hazardous Materials

Specific Plans:

ToHmMmmoow e

Deawniown Specific Flan

El Camine Real Precise Plan
Lockheed Site Master Use Parmit
Moffett Park Specific Plan

11 & Lawrence Site Specific Plan
Sewsthern Pacific Corridor Plan
Lakeside Specific Fian

Arues Campus Specific Plan

Environmental impact Reports:

A,
E.

C.

1

=~

7

I

QMMOOwmrE B

aps:

Futures Study Environmental lmpact Report
Lockheed Site Master Use Permit
Enviranmentsl Impact Hegart

Tasman Cormidar LRT Environmental impact
Study {supplemsntal}

Kaiser Permanente Medical Canter
Replacement Center Environmental Impact
Report {City of Santa Clara}

Dowrtown Development Frogram
Enviranmertal impact Regort
Caribbean-Moffeit Park Environmenitat impact
Report

Southern Pacific Corridor Plan Environmental
tmpact Report

East Sunnyvale ITR General Plan Amendment
EiR

Palo Alto Medical Foundation Medical Clinic
Project EIR

Lurtinaire (Lawrence Siation Roadithwy 237
residential) EIR

NASA Ames Development Plan Programmatic
EIS

Mary Avenue Overpass EIR

mathilda Avenue Bridge iR

General Pian Map

Zaning Map

City of Sunnyvale Aerial Maps

Flood Insurance Rate baps {FEMA}

Santa Clara County Assessors Parcel

|Hility Maps

Air Installstions Comapatible Use Zones
(AHCUZ) Study Mag

Naoise Sub-Elerment Appendix A 2010 Neise

Conditions Map
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Note:All references are the most recent version as of the date the fnitial 3tudy was prepared:

Lists [ lnventories..
A Sunnyvale Cuiturat Resources Inventary List
5. Heritage Landmark Designation Lisi
. Sania Clara Counly Heritage Resource
lnvantory
. Hazardous Waste & Subsiances Sites List
{State of California)
List of Knaown Contamirants in Sunnyvale
UsEwWs / CA Dept. F&G Endangerad and
Trreatened Animals of California
nttp:(iwww.dfg. ca.govibicgeadata/enddb/pafs/ TEAR
imais. pof
G. USFWS/ CA Dept. F&G Endangered,
Thrdeatened and Rare Plants of Cakfornia
http: /e dfg.ca.govibiogeodata/cnddbipdfs/ TEF]
ants. pdf
Legislation / Acts { Bills / Resource Agency
Codes and Permits:
A, Subdiviston Map Act
8. San Francisco Bay Region
htunicipal Regional Stormwater NPDES Permit
. Santa Clara County Valley Water District
Groundwater Protection Orcinance
D. The Hazardous Waste and Substance Site List
woaw disc ca.gov/SieCleanup/Conese List.cfm
E. The Leaking Underground Petraleum Stordge
Tank List . )
v geotracker.waterboards. ca gov
. F. The Federal EPA Suparfungd List
www . Bpa.goviregionS/cleanupscalifornia.htmf
Section 404 of Clean Water Act
Transportation:
4. Califormia Department of Transportation
Highway Design ManuJz|
B.  Cslifernia Department of Transporation
Traffic Manual
C. Califomia Depariment of Transportation
Standard Plans & Standard Specifications
0.  Highway Capacity Manual
&, Instituie of Transportation Engineers - Trip
Generaticn hManual & Trip Generation
Handboak
F. Institute of Transportztion Engineers - Traffic
Engiresring Handboox
5. Institute of Transpariation Engineers - Manual
of Traffic Erginesring Studies
H.  |nstifute of Transporiation Engineers -
Transportation Planning Handbook
t, Institute of Transportation Engineers - Manual
of Traffic Signal Design
J.  Institute of Transportation Enginears -
Transportation ard Land Deveicpment

mm

e

W U.8. Dept. of Transportation Federal Mighway
Adrministration Manual or Uniform Trafic
Conirol Devices for Street and Highways & CA
Supplements
California Vehicis Cods
Sarnta Ciara County Congeston Management
Program ang Technical Guideiings
Sarta Ciara County Transportstion Agency
Short Range Transit Plan
Santa Clara County Transportation Plan for
2035 )
P, Traffic Volume Studies, City of Sunnyvale
Puhlic works Department of Traific Engineering
Division :

7 =r

o

Statewide integrated Traffic Records System
Sunnyvale Zoning Crdinance —inclucing
Titles 10 & 13
S.  City of Sunnyvale General Plan — land Use
ang Transporiation Element
. City of Sunryvafe Bicycte Plan
U, City of Sunnyvale Neighharhood Traffic
Calming Prograni
Y. Valley Transportation Authority Bicycle
Technical Guidslines
w. Valley Transportation Authority Comenunity
Design & Transportation — Manual of Bes!
Practices for Integrating Transportation and
Land Use
¥, Banta Clara County Sub-Regional Deficiency
Flan
Y. City of Sunryvale Deficiency Plan
Z. AASHTO: A Folicy on Geometric Design of

Sighways and Streets

AA ity of Sunnyvale Pedestrian and Bicycle
Opportunities Studies

BB.valley Transpartation Authority Operations
Performance Report

Pubdic Works: ,

Standard Specifications and Details of the
Department of Public Waorks

Stmrm Drair Mastar Plan

Sanitary Sewer Mastaer Plan

Water Master Plan

Sclid Wasie Management Plan of 3anta Clara
County

Geotechnical Investigatian Reports
Enginesring Division Project Files
Suhdivision and Parced Map Files

moow  »

@
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Note:All references are the most recent version as of the date the Initial Study was prepared:

Miscellaneous Agency Plans:
A, ABAG Projections 2012
B. Bay Area Clean Alr Plan
C. BAAGMD CEQA Guidelines

J. Criteriz of the Nationat Register of Historic
Flaces

Building Safaty.

California Bullding Code,

Cakfornia Energy Code

California Plumbing Code,

California Mechanicat Code,

Catifornia Electrical Code

Caiifornia Fire Code

Title 18.52 Sunmyvale Municipal Code
Title 16.53 Sunnyvale Municipal Cade
Titke 16.54 Sunryvale Municipal Gode
Titte 18 California Code of Regulaticns

S SoR TulseY ol

Guidelines and Best Management Practices
Storm Water Quality Best Management
Practices Guidelines Manual 2007
Surnnyvaie Cilywide Design Guidelines
Sunnyvale industrial Guidelines

Supnyvale Single-Family Design Techr‘ques
Surnyvale Eichler Guidelines

Blueprint for & Glean Bay

SCVWD Guidelines and Standards for Land
Lise Mear Streams

The United States Secretary of the Interior 's
Guideiines for Rehabilitation

Criteriz of the Nativna! Register of Historic
Places :

=

Gmmoom

Additional Project References:

&, Project Description

B. Sunnyvale Project Enviranmental [nformation

Form

Sroject Development Plans dated 07/14/2010

Project Naise Study

Project Air Quality Analysis

Fiald [nspection

Project Site Plan dated 07/14/201G

Praject construction schedule

Project Draft Storm Water Management Plan
roject Tree inventory

Praject Green Building Checidist

Prgject LEED Checklist

CARCTIRAMDO

{ther:

A.

B.

FPhasea | Environmeniz| Site Assassment,
tantec Consulting Corporation, Dated August

26, 2010

Phase l Soil and Groundwater Investigation,

Stantec Consulting Corporation, Daied

Movernoer 1, 2010 '

Acoustical Analysis, Davy & Associates, Inc.,

Dated Octover 20140

Flie#: a7 148200
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GEan FLTYATO TUNVEALTMENS

Ociober 13, 2010

Moren Caliva :
Associate Planner
City of Sunnyvale i
455 W, OHve Ave |
Sunnyvale CA, 24086

Re: Planning Application APN 205-30-021 & APN 205-30-020 .,
Use Permit/Special Development Permit Justifications i

MNaren:

The proposed project attains the objectives and purposes of the General Plan of the City of Sunnywvale as
the proposed project is 3 medium density residential townhome developmant {19 dwelling units per net i
acre} and the General Plan identifies the site as a "Medium Density Residential” site (14-27 dwelling
units per net acre), The site zoning has been classified as “ITR: industrial to Residenttal.”

The project supparts and enhances the following General Plan Goals and Palicies as outlined in the
General Plan Policy 1.0.1 Land Use and Transportation — Goals, Policies and Action Statements

Palicy €1.1 Recognize that the City is composed of residential, industrial and commercial :
neighborhoods, each with Its own individual character; and allow change consistent with reinforcing '
positive neighborhood values,

Poitcy C2.1 Provide Jand use categories for and maintenance of a variety of residential densitles to offer
axisting and future residents of all income levels, age groups and special reeds sufficient opportunities
and choices for lecating in the community. |

C2.1.4 Support the transition of Industrial to Residentlat {fTR) areas as opportunities to increase housing
variety and stock,

Poiicy C2.2 Encourage the development of ownership housing to maintain a majority of housing in the
city for ownership choice,

C2.4.1 tocate higher density housing with easy access to transportation corridors, rafl fransit stations,
bus transit corridor stops, commercial services, and jobs,




-

650 & 660 East Taylor .ﬂtpp.i.i.:f'i:é.tiﬂn - ATTACHMENT _._.,..,..\:’._...._..
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The project supperts and enhances the following General Pian Goals and Policles as outlined in the
General Plan Policy 2.3.1 Houslng and Community Revitalization — Goals and Policles Provislon of
Adeguate Housing Sites

Policy 0.1 Provide site opportunities for development of housing that responds to diverse community
needs in terms of density, tenure type, location and cost.

Poiicy D.2 Continue to direct new residential development into specific plan areas, near transit, and
closa to employment and activily centers,

Policy D.3 Reguire new devalopment to build to at least 75 pareent of the maximum 2oning density,
unless an exception is granted by the City Council.

Policy D.5 Provide opportunities and incentives for mixed use, muidtifamily infill, and transit-oriented
gdevalopment in Downtown Sunnyvale as part of the City's overall revitalization strategy for the area.

Policy D.6 Provide expanded areas for higher density housing through the conversion of underutilized

industrlal areas to residential use, if the sites are consistent with General Plan standards for resldentlal
uses {l.2., no health hazards exist).

Sincaraly,

Philip H. ®err

vice President of Development
444 Spear Street, Suite 200
San Francisco, CA 24105




S L vl e AR

[y T R -

CLASEICS AT
AROQUES

SulrreaLl oo

t ¥l lmr:
et ey T T
[ et T ————
i

T
1 i 0 : SRR =5 AN e L i
L R B : N oo L T
oo e i -

o B
- . = I L
- | .. Tt .
1 e rfr-Hon 4 B S
en 143 - E
f ﬁ%’ i — T o | c LA A G o = R " LR -z
) 3 1 154 1 — g‘. Lk Al |
5 U N e S R N . 119 Taly SN T N = SHE
] : _"'" eyl 12 Wk te e o e iz o L 2 vl & nr_ [t o =— :
g et & B Tae A s = ot AV Eﬁ:;ﬂ'ﬁfniwﬂiw'ﬁ;iﬂ“‘ﬁilﬂ!‘
A g e o R e T e e e AT
L - A r— oy mhr :
e L B AT .-f'r!:i@-'jf'-:b AVENIS g L Y S e
R R T —————————— bbb b Do BB BB A BB A AN BB B E e
A i T o e ey e Sralby WP Db, CLAOKS 30 F U lﬂ!l]llmn

Gmmmm.remg s Nt hes nmammn nad S S P S



Z010-7739 Cily Veniures
Attachment G (I'C]

covner of Mary &
Washington)

H
i
H

{1.04 acres;

Page 1 of 3
Examples of Townhomes with Similar Densities
. Zoning Density : Approval
Address/ Location District (units/acre) # of Units Date
Classics @l Fair Oules
-2 : o - :
{Argques Ave. belween MRE{I};EI 18.8 (2.87 jﬂ?q] 11724703
Fair Ouks & Britloz:} e
41170 Morse Ave. R-3/PD 21.3 (2.25 acres] fH/26/06
* 6537 E. Taylor Ave. R-3/PD) 19.9 (18] acres) BIA13/07
Asler Towns - :
i 2 : HO
(Aster Ave. belween P";E“Sf’;gf . 2222 .6 noresy | 6712708
BEvelyi & Willow) ~ : B
Aﬁd}ru Terrace o
(Northwesl cormer of R-3/Pt2 20 : 6729707
Bernarden & Cortes} (0.4 acres)
Barranca Terrace . ] _
[Southwest corner of R-3/PD 20 ' 6/29/07
Dornardn & Cortez} (04 acres)
" (lassics at Maay ‘ o
Manor [Morthwest R-3/PD 17 31 18 1/24/04

*Projecls currenily under construction. See upproved site plans on nexl pagce.
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