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&j‘/\;; REPORT TO PLANNING COMMISSION
Hearing Date: July 11, 2011
File Number: 2011-7296
SUBJECT: Classic Communities (GMMSC Partners): Applications for
the development of 17 townhouse units and vesting tentative
map project located at 1060 Morse Avenue in M-S/ITR/R-3
Zoning District (APN: 110-14-058):
Motion Special Development Permit to allow the development of 17
Townhouse Units;
Motion Vesting Tentative Map for the creation of 17 residential

townhouse lots and 3 common lots.

REPORT IN BRIEF:

Existing Site Research and Development
Conditions
Surrounding Land Uses
North Residential
South Residential
East Research and Development
West Residential
Issues Architecture and Neighborhood Compatibility
Environmental The project is Categorically Exempt (Class 32, Infill)
Status
Staff Approval with conditions

Recommendation
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PROJECT DATA TABLE
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% %

REQUIRED/
EXISTING PROPOSED
PERMITTED
Industrial-to- Same Industrial-to-
General Plan Residential Residential
Medium to High Medium to High
Density (ITRMIX) Density (ITRMIX)
Zoning District M-S/ITR/R-3/PD Same M-S/ITR/R—3/F’D
Futures Site
Lot Size (s.f.) 36,207 sf. Same sf. min.[R-3]
Gross Floor Area (s.f.) 15,000 sf. 33,011 sf. No max.
Lot Coverage (%) 41.4% 29.7% 40% max.
Floor Area Ratio No max.
(FAR)
No. of Units N/A 17 20 max.
Density (units/acre) N/A 20 20 max.
Meets 75% min? N/A Yes 15 min.
N/A 15 three-bedroom -
) (Plans A and B)
Bedrooms/Unit
2 four-bedroom
(Plan B2)
N/A Plan A - 1,891 -—-
Unit Sizes (s.f.) Plan B -2,014
Plan B2 -2,200
Lockable N/A In garage 300 cu. ft. min.
Storage/Unit
No. of Buildings On- N/A 4 -—-
Site
Distance Between N/A 19° 26’ min.
Buildings
e . N/A 35’ 35’ max. (for
Building Height (ft.) / townhorrfes)
No. of Stories N/A 3 3 max. (for
townhomes)
Front N/A 13’ 1”7 20’ min.
(on Morse Ave.)
Left Side N/A 827 12’ min.
Right Side N/A 8’ 20’ min.

(on Toyama Dr.)
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Surface (%)

REQUIRED/
EXISTING PROPOSED
PERMITTED
Rear N/A 10° 20’ min.
Total Landscaping N/A 10,265 | 7,241 min. (20%)
Landscaping/Unit N/A 603 s.f./d.u. | 425 s.f. min./d.u.
10,265 (7,225 sf. total)
Usable Open N/A 251 s.f./d.u. 400 min./d.u.
Space/Unit 4,267 (6,800 sf.total)
Frontage Width N/A 13’ 15’ min.
(ft.)
Parking Lot Area N/A 56.9% 50% min. in
Shading (%) 15 years
Water Conserving N/A 98% 80% + limit turf,
Plants or water budget
Recreation N/A N/A N/A
Building (s.f.) (Applies to greater
than 50 units)
Total Spaces 40 43 min.
(34 Garage & (34 Garage &
6 Guest) 9 Guest)
Standard Spaces 40 42 min.
Compact Spaces/ 0 10% max. of
% of Total uncovered
Accessible Spaces 1 Per ADA
requirements
Covered Spaces 34 34 min.
Aisle Width (ft.) 24 ft. 24 min.
Bicycle Parking In garages S (1 secured
space, Class I,
per 3 units)
Stormwater
Impervious 33,489 27,106 No max.
Surface Area (s.f.)
Impervious 92.5% 69.5% No max.

Starred items indicate deviations from Sunnyvale Municipal Code
requirements.
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The proposed project includes the demolition
construction of 17 townhouse dwelling. There

at the site.

Preliminary Review

The project applicant submitted an

application for preliminary review on
February 16, 2011. The proposed plans
were reviewed by various departments to
identify issues that may affect the site
design and layout. The initial design
included 18 three bedroom units each with
individual townhouse lots, private
backyards and individual driveway aprons.
The design as proposed would require the
following deviations:

e Separation between buildings

e Front setback on Morse and Toyama

e Rear Setback

e Interior Side Setback

e Encroachment into the Vision Triangle

¢ Guest Parking spaces (deficient S spaces)
e Usable Open Space (unclear)

of the existing building and the
are no relevant previous actions

Preliminary Review Site Plan

MORSE AVENLE
b —

During the preliminary review staff indicated concern about the compatibility of
the proposed project with existing residential developments and the disruption
to the streetscape the individual driveways caused. In addition, staff noted that
the proposed design appeared to be deficient in usable open space.

DISCUSSION:

Requested Permit(s)

The proposed project includes the demolition of the existing structure, grading
and the construction of 17 townhouse units. A Vesting Tentative Map is also

included as part of the project.

e Special Development Permit

A Special Development Permit (SDP) is required for site and architectural
review to allow the development of 17 residential rental units located within
the M-S/ITR/R-3/PD Zoning District. A SDP also allows deviations from
Zoning Code requirements and in this case the applicant is requesting the

following deviations:

0 Separation between buildings

0 Front setback on Morse and Toyama
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Rear Setback

Interior Side Setback

Encroachment into the Vision Triangle
Useable Open Space

Frontage width

Parking spaces (guest)

O O0O0O0OO0O0

e Vesting Tentative Map

The proposed project requires a Tentative Map to subdivide the area to allow
for future development of residential units. The purpose of the Vesting
Tentative Map is to entitle the project shown on the site plans, by displaying
the location of lot lines for buildings, streets (public or private), etc., and
displaying areas of future ownership lots. As indicated on the plans, a total
of 17 residential units are proposed for site. The Vesting Tentative Map vests
the developer’s right to build the project for the life of the map. It also
secures the approved project against future Sunnyvale Municipal Code
(SMC) changes by the City that might otherwise affect the project.

The Vesting Tentative Map is valid only in conjunction with the approved
site map and approved Conditions of Approval. The standard Tentative Map
Conditions of Approval are listed in Attachment B and the Tentative Map
plans can be found in Attachment C.

ANALYSIS:

Architecture

The proposed development will consist of four buildings which would contain
variations of three and four bedroom floor plans. The buildings have been
designed in a Craftsman style vernacular, using horizontal and shingle siding,
stone base material and carriage style garage doors. The proposed architectural
style, massing and architecture will complement the adjacent residential uses.
See Attachment C, Site and Architecture Plans, for additional details.

Development Standards

The proposed project complies with many of 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 by
the Planning Commission:

e Site Layout

The proposed project includes the development of four residential buildings
with three floor plans, landscaping and uncovered guest parking. Thirteen
of the units will have private fenced rear yards and access to the units will
be accomplished through private streets. Front entries for the residences
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will be located adjacent to the garage door for a majority of the units with
minimal to no living area at the ground floor for Plan B and Plan B2. Staff
would like to see additional interest added to the side elevations of the four
unit building through the addition of architectural treatment to add more
interest and to break up the large wall face. Staff has included this as a
condition of approval.

Setbacks

The units will be grouped into four separate buildings on the site and will
range from three, four and seven unit combinations. As noted in the data
table the proposed project requires deviations to all required setbacks,
which results from the following factors: corner lot; small size of the lot, and
height of the proposed buildings. These setback deviations are typical with
townhouse developments located on small lots.

Separation Between Buildings

A building separation of 26 feet is required for all residential development.
The proposed project will require a deviation between the two three unit
buildings. As proposed the separation is approximately 16 feet at the closest
point and approximately 22 feet at the furthest. This type of deviation is also
common in townhouse style developments.

Frontage Width

A 15-foot frontage landscape strip is required along all street frontages. The
proposed project encroaches into the required buffer on the west side of the
larger building and the south side of the two three unit buildings. The
applicant is also requesting a deviation from this requirement. Staff would
normally suggest minor modifications to the plans, but in this case it would
affect several other code requirements such as drive aisle, side setback and
open space.

Corner Vision Triangle

A 40-foot corner vision triangle is required at the intersection of Morse
Avenue and Toyama Drive. The intent of the triangle is to ensure visibility
and pedestrian and traffic safety. As indicated on the site plan, a small
corner of the four unit building encroaches into the triangle approximately
three feet and a total of approximately twelve square feet. The applicant is
requesting a deviation to allow the minor encroachment. As an alternative,
the Planning Commission may consider adding a condition requiring the
modification of the floor plan of the end unit to eliminate the encroachment
(an angled wall element should not be as it would be inconsistent with the
architecture).
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Parking/Circulation

The proposed project has been designed to accommodate two covered
parking spaces per unit and some guest parking. The project as proposed is
deficient three guest spaces. As noted above, the applicant revised the site
plan to address staff’s concerns, which resulted in the elimination of the
proposed driveways from the preliminary review. Although the driveways
provided additional uncovered parking, they did not satisfy the guest
parking requirement. Overall, the initial submittals have all been deficient
in guest parking. Deviations from parking may be allowed through the
approval of the Special Development Permit, which the applicant is
requesting. Staff notes that there will be some additional parking, possibly
four to five spaces on Toyama Drive. Parking is not allowed on Morse Drive.

If the Planning Commission is not supportive of the requested deviation,
they may request that the applicant revise the plans to eliminate the guest
parking deficiency. This may be achieved through redistribution of the unit
type and bedroom count or the elimination of one or two units. The
elimination of unit(s) results in a minimal fractional change in the guest
parking requirements; however, it would allow area for additional uncovere
guest parking spaces.

Landscaping and Tree Preservation

The site currently has seven protected trees (that measure 38 inches or
greater in circumference at four feet from the ground). The preliminary
landscape plans for this project include the preservation of six of the
protected trees including three redwoods at the southwest corner and three
fruitless pear tree along Toyama. The applicant has provided a tree survey
which included recommendations during construction, which have been
included in the Conditions of Approval.

Usable Open Space

The proposed project satisfies the required landscape area; however the site
is deficient in providing the required usable open space per unit. The zoning
code requires 400 square feet per unit. Thirteen of the units have private
rear yards, which provides 300 square feet of usable open space for each
unit for a total of 4,267 square feet. The total usable space required is 6,800
square feet. The remaining landscaped areas on the site do not satisfy the
usable open space design requirement, such as being located out of the
front setback. Deviations from the Usable Open Space requirements are not
common for residential developments.
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In order to provide usable open space for the units in the four unit building,
staff has included a condition requiring the project to include functional
usable open space for these units. This open space will be located within the
front setback and required landscape frontage strip. The open space will
need to be delineated and may either be through use of landscape area or
porches. These areas should strive to provide 10 feet in any direction and
120 square feet. This will require the applicant to revise the current
Stormwater Management Plan since a treatment area will be located in the
new useable open space area (there is room on the Toyama frontage).

e Trash and Recycling Access

The project will provide a centralized trash enclosure for residents to use.
The facility will be accessed by truck from the private road and residents by
a walkway. The trash enclosure will be in close proximity to Unit 7 and staff
is concerned with the visibility of the enclosure from the unit. Staff has
included a condition requiring the pedestrian sidewalk to be relocated to the
south side of the enclosure and to include additional landscaping (including
trees) to screen the enclosure.

e Stormwater Management

A preliminary Stormwater Management Plan has been submitted as
required, which shows proposed drainage patterns and conceptual
treatment techniques to minimize surface runoff and pollution. A more
detailed Stormwater Management Plan will be submitted during the building
permit phase per Conditions of Approval and as noted above, the treatment
areas will need to be adjusted.

¢ 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. As required, verification of the green building
measures will be completed by the Building Safety Division during the
building permit process.

e Below Market Rate (BMR) Housing

Two ownership BMRs are required as part of this project. The applicant has
signed the required Below Market Rate Developer Agreement as required.

Environmental Review

A Class 32 Categorical Exemption relieves this project from California
Environmental Quality Act provisions and City Guidelines. Class 32 Categorical
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Exemptions include infill development that will not result in any significant
effects relating to traffic, noise, air quality or water quality. The proposed
project is below the thresholds to require a traffic study or air quality analysis.
The applicant provided an acoustical analysis which indicated that the six-foot
high wood fence will keep the private open space within the allowable levels
and standard building techniques will ensure interior levels meet the City’s
adopted levels. Water quality will be treated through a required stormwater
management plan.

FISCAL IMPACT

No fiscal impacts other than normal fees and taxes are expected.

PUBLIC CONTACT

Staff has not received any comments of concern regarding the proposed project.

Notice of Negative Staff Report Agenda
Declaration and Public
Hearing
e Published in the Sun e Posted on the City of | e Posted on the
newspaper Sunnyvale's Website City's official
e Posted on the site e Provided at the notice bulletin
e 934 notices mailed to the Reference Section of board
property owners and the City of e City of
tenants within 300 ft. of Sunnyvale's Public Sunnyvale's
the project site Library Website
CONCLUSION

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

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

ALTERNATIVES

1. Approve the Special Development Permit and Vesting Tentative Map with
attached conditions.

2. Approve the Special Development Permit and Vesting Tentative Map with
modified conditions.

3. Deny the Special Development Permit and Vesting Tentative Map.
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RECOMMENDATION

Alternative 1: Approve the Special Development Permit and Vesting Tentative
Map with attached conditions.

Prepared by:

Shaunn Mendrin

Project Planner

Reviewed by:

Steve Lynch

Senior Planner

Reviewed by:

Trudi Ryan

Planning Officer
Attachments:

A. Recommended Findings
B. Recommended Conditions of Approval

C. Site and Architectural Plans
D. Letter from Applicant
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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

Goal C2:

Policy C2.2:

Policy N1.2:

Ensure Ownership and rental housing options in terms of style,
size and density that are appropriate and contribute positively to
the surrounding area.

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 project meets the goals and policies of the General Plan as
listed above by creating 17 townhouse units that promote housing goals
that encourage home ownership. The project also meets the policy for a
minimum 75% of the allowable density for the zoning district. The project
will contribute two below market rate units.
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The proposed use ensures that the general appearance of proposed
structures, or the uses to be made of the property to which the
application refers, will not impair either the orderly development of, or
the existing uses being made of, adjacent properties. (Finding Met)

The proposed project provides a unit type compatible with the
surrounding residential developments. The proposed design and site
layout ensure consistency with adjacent developments. The design of the
homes is considered high quality and will greatly improve the overall
appearance of the area over current conditions.

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. Staff was not able to make
any of the following findings and recommends approval of the Tentative Map.

1.
2.

3.

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
JULY 11, 2011

Planning Application 2010-7296
1060 Morse Ave

Special Development Permit for the development of 17 townhouse units and
Vesting Tentative Map.

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.

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:
The permit shall be null and void two years from the date of approval
by the final review authority at a public hearing if the approval is not
exercised, unless a written request for an extension is received prior
to expiration date and is approved by the Director of Community
Development. [SDR] [PLANNING]




GC-3.

GC-4.

GC-5.

GC-6.

GC-7.
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TITLE 25:

Provisions of Title 25 of the California Administrative Code shall be
satisfied with dependence on mechanical ventilation. [SDR]
[BUILDING]

ON-SITE AMENITIES:

Swimming pools, pool equipment structures, play equipment, and
other accessory utility buildings, except as otherwise subject to
Planning Commission review, may be allowed by the Director of
Community Development subject to approval of design, location and
colors. [COA| [PLANNING]

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 shall provide at least 12.5% of the total number of
dwelling units as Below Market Rate ownership dwelling units in
compliance with SMC 19.66 and the Below Market Rate Housing
Program Administrative Procedures for Developers. Based on the
approved project of 17 total units, 2 BMR units shall be provided.

All BMR dwelling units shall be constructed concurrently with non-
BMR units, shall be dispersed throughout the property, 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]

TEMPORARY TRAILERS:

Temporary sales trailer(s) on the site shall be subject to separate
review and approval by the Director of Community Development.
Plans for temporary trailers shall include the following:

a) Trailers shall be placed on the premises not sooner than 15 days
following the date of final project approval by the City and shall be
removed no later than 30 days after the final unit is sold;

b) Trailer entrances shall be oriented toward the nearest building;

c) Area lighting shall be provided in the vicinity of temporary trailers.
[COA] [PLANNING]

ENCROACHMENT PERMIT:
Obtain an encroachment permit from the Department of Public Works
for all off-site improvements. [SDR| [PUBLIC WORKS]
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PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO
SUBMITTAL OF BUILDING PERMIT AND/OR GRADING PERMIT.

PS-2. REQUIRED REVISIONS TO PLANS:
The plans shall be revised as follows and shall be subject to review
and approval by the Director of Community Development prior to
submittal of a building permit:

a) Four Unit Building Side Elevations — The plans shall be revised to
add architectural treatment to provide more interest and to break
up the large wall face.

b) Useable Open Space for the Four Unit Building — Open space shall
be added in front of the four-unit building to provide additional
open space for the units. The open space will need to be delineated
and may either be through use of landscape area or porches. These
areas should strive to provide 10 feet in any direction and 120
square feet.

c) Trash Enclosure -The pedestrian sidewalk to be relocated to the
south side of the enclosure and to include additional landscaping
(including trees) to screen the enclosure from Unit #7. [COA]
[PLANNING]

PS-3. BMR SPECIAL PERMIT CONDITION FORM:

The developer shall submit a “BMR Special Permit Condition Form”
and a site plan as Exhibit A to the Affordable Housing Manager for
review prior to submitting building permit plans. 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]

PS-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]
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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.

CONDITIONS OF APPROVAL:

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

NOTICE OF CONDITIONS OF APPROVAL:

A Notice of Conditions of Approval shall be filed in the official records
of the County of Santa Clara and provide proof of such recordation to
the City prior to issuance of any City permit, allowed use of the
property, or Final Map, as applicable. The Notice of Conditions of
Approval shall prepared by the Planning Division and shall include a
description of the subject property, the Planning Application number,
attached conditions of approval and any accompanying subdivision or
parcel map, including book and page and recorded document
number, if any, and be signed and notarized by each property owner
of record.

For purposes of determining the record owner of the property, the
applicant shall provide the City with evidence in the form of a report
from a title insurance company indicating that the record owner(s) are
the person(s) who have signed the Notice of Conditions of Approval.
[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:

The building permit plans shall demonstrate the project is designed to
achieve a minimum of 70 points on BuildItGreen’s GreenPoint Rated
Checklist. The GreenPoint Rated Checklist shall be included on plans.
[SDR] [PLANNING /BUILDING]




BP-6.

BP-7.

BP-8.

BP-9.
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FINAL MAP:

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 provisions of the California
Subdivision Map Act and Sunnyvale Municipal Code Title 18
Subdivision requirements. [COA] [PUBLIC WORKS]

SOLID WASTE DISPOSAL PLAN:

A detailed recycling and solid waste disposal plan shall be submitted
for review and approval by the Director of Community Development
prior to issuance of building permit. The solid waste disposal plan and
building permit plans shall demonstrate compliance with current City
requirements and guidelines for multi-family projects. [COA]
[PLANNING]

ROOF EQUIPMENT:

Roof vents, pipes and flues shall be combined and/or collected
together on slopes of roofs or behind parapets out of public view as
per Title 19 of the Sunnyvale Municipal Code and shall be painted to
match the roof (note shall be added on the elevations). [COA]
[PLANNING]

FEES AND BONDS:
The following fees shall be paid in full prior to issuance of building
permit.

a) PARK IN-LIEU FEE - Pay Park In-lieu fees estimated at $16,936.13
per unit (2.25 acres per thousand), for a total of $254,041.92 prior
to approval of the Final Map or Parcel Map. The final fee amount

shall be calculated based on fee schedules in place at the time of
payment. (SMC 18.10) [SDR] [PLANNING]

b) SENSE OF PLACE FEE - Pay Sense of Place fees for neighborhood
pedestrian and streetscape improvements associated with
industrial-to-residential transition. Sense of Place fees are
estimated at $1,071 per dwelling unit and shall be paid prior to
issuance of a building permit. The final fee amount shall be
calculated based on fee schedules in place at the time of payment.
[COA] [PLANNING]

c) TIF — A Transportation Impact Fee is not required due to a net
decrease in peak hour trips. [SDR] [PLANNING]



BP-10.

BP-11.

BP-12.

a)

2011-7296 - Classic Communities
Attachment B
Page 6 of 24 (PC)

MECHANICAL EQUIPMENT (EXTERIOR):

Detailed plans showing the locations of individual exterior mechanical
equipment/air conditioning units shall be submitted for review and
approval by the Director of Community Development prior to issuance
of building permits. Proposed locations shall have minimal visual and
minimal noise impacts to neighbors and ensure adequate usable open
space. Individual exterior mechanical equipment/air conditioning
units shall be screened with screening wall with material similar to
the base material of the buildings, and shall not be roof-mounted or
window-mounted. [COA] [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 units. [SDR] [HOUSING/BMR
Administrative Guidelines]

LANDSCAPE PLAN:

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 through the submittal of a Miscellaneous Plan Permit
application. The landscape plan shall include the following elements:

Required Revisions:

i.) Sidewalks shall be 5-7 feet in width along Toyama (speed
limit below 35 mph). Sidewalks shall be 7-10 feet in width
along Morse (speed limit 35 mph and higher). In some cases,
variations of this standard may be permitted in order to
preserve existing street trees. (Variation on detail 9C)

ii.)  Curb ramps shall be installed at all intersections, one ramp
perpendicular to each crossing direction.
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iii.)  Street trees shall be placed towards the face of curb to act as
a buffer between pedestrians and motor vehicles. The trees
shall be placed 35 to 40 feet apart. (detail variation on
Engineering detail DT 1)

iv.) Pedestrian scale street lighting shall be placed towards the
face of curb. The lights shall be placed 80 feet apart. (detail
Engineering DT 1 and DT 11)

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

Provide trees at minimum 30-foot intervals along all property lines,
except where mature trees are located immediately adjoining on
neighboring property.

Deciduous trees shall be provided along southern and western
building exposures where possible for passive solar heating
purposes.

For new tree selection, preference shall be given to California native
species, and sizes selected shall be as large as appropriate for the
proposed locations. At least ten percent (10%) of trees shall be 24-
inch box size or larger and no tree shall be less than 15-gallon size.
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.

Tree Preservation:

i.)The Landscape Plan shall include the preservation of the six trees
indicated in the Tree Survey.

ii.) Any City street trees to be removed, replaced, or installed shall
be included on the landscape plan.

Provide a 15-foot wide landscaped buffer along the property’s street
frontages, except that the width may be reduced in limited locations
as per the deviations granted and indicated on the approved project
plans.

Ground cover included in the landscape plans shall be planted so as
to ensure full coverage eighteen months after installation.

Decorative paving shall be provided as required by the Director of
Community Development to distinguish entry driveways, pedestrian
paths, pedestrian crossings, and common areas.

Provide details for common area furnishing including tables,
benches, grills, trash receptacles, etc. Common area furnishings
shall be secured to the ground to prevent them from being moved
(excepting recycling and solid waste containers located within
approved enclosures).

Design of all proposed fencing and walls shall be included in the
landscape plans and shall comply with 19.37.080. Specifically, a 6-



)
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foot solid masonry wall shall be installed on the eastern property
line.

Patio and landscape walls shall not be higher than three feet (four
feet may be allowed if the wall is partially open). [COA] [PLANNING]

CITY STREET TREES (SUBDIVISION):

The Applicant shall install required street trees of a species
determined by the Public Works Department. Street trees and
frontage landscaping shall be included in the detailed landscape and
irrigation plan subject to review and approval by the Director of
Community Development and the City Arborist. New street trees shall
be 24-inch box size or 25 gallon size or larger and spaced a minimum
of 35 feet apart. [SDR| [PLANNING /PUBLIC WORKS]

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

LANDSCAPE BUFFER:

Install and maintain a solid decorative masonry wall along the east
property lines compliant with 19.37.080. Wall height shall be
measured from the highest adjoining grade. Wall design shall be
subject to review and approval by the Director of Community
Development prior to issuance of building permits. Wherever the
grade differential is one foot or higher, a concrete or masonry
retaining wall shall be installed. The wall shall not impact the health
of existing trees to be retained on the subject site or adjacent
property. [SDR]| [PLANNING]

TREE PROTECTION PLAN:

Prior to issuance of a demolition permit, a grading permit or a
building permit, whichever occurs first, obtain approval of a tree
protection plan from the Director of Community Development. Two
copies are required to be submitted for review. The tree protection
plan shall include measures noted in Title 19 of the Sunnyvale
Municipal Code, the recommendations of Barrie D. Coate and
Associates (letter dated April 26, 2011) and at a minimum:

a) An updated inventory shall be taken of all existing trees on the
plan including the valuation of all ‘protected trees’ by a certified
arborist, using the latest version of the “Guide for Plant
Appraisal” published by the International Society of
Arboriculture (ISA). The inventory shall include trees proposed
for removal as well as trees to remain.
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b)  All existing trees on the plans, showing size and varieties, and
clearly specify which are to be retained.

c) The Director of Community Development shall have discretion
over the final list of trees to be removed.

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

e) Provide a plan showing overlay of Civil plans including utility
lines with existing trees and provide measures to protect tree
root systems as needed during utility installation.

f) The measures specified in the tree protection plan shall be
installed prior to issuance of any building or grading permits,
subject to the on-site inspection and approval by the City
Arborist and shall be maintained in place during the duration of
construction and shall be added to any subsequent building
permit plans. [COA] [PLANNING/CITY ARBORIST]

STORMWATER MANAGEMENT PLAN:

Submit two copies of a Stormwater Management Plan subject to
review and approval by Director of Community Development,
pursuant to SMC 12.60, prior to issuance of building permit. The
Stormwater Management Plan shall include an updated Stormwater
Management Data Form. [COA|] [PLANNING/PUBLIC WORKS]

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

STORMWATER MEASURES IN USABLE OPEN SPACES:

The preliminary Stormwater Management Plan includes bioretention
basins which are located in usable open space areas. The design of
biorentention basins including size, depth, layout, design of
inlets/drains, and type of vegetation shall be developed to avoid
impairing the usability of the areas for recreation, relocation may be
required. [COA] [PLANNING]
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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
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) Covered trash enclosures and/or receptacles.

d) Plumbing of the following discharges to the sanitary sewer, subject
to the local sanitary sewer agency’s authority and standards:

a) Swimming pool water, spa/hot tub, water feature and
fountain discharges if discharge to on-site vegetated areas is
not a feasible option.

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

EXTERIOR LIGHTING PLAN:

Prior to issuance of a building permit submit an exterior lighting plan,
including fixture and pole designs, for review and approval by the
Director of Community Development. Driveway and parking area
lights shall include the following:

a) Sodium vapor or illumination with an equivalent energy savings.
Lighting which provides true color representation is preferred.

b) Pole heights to be uniform and compatible with the area,
including adjacent single-family residential areas. Light
standards shall be of pedestrian scale and shall not exceed 8 feet
in height on the periphery of the project.

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

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

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

f) Lighting plans shall be developed to provide coverage of all
parking areas, driveways, and building entrances for safety and
security purposes. [COA] [PLANNING]
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PHOTOMETRIC PLAN:

Prior to issuance of a building permit submit a contour photometric
plan for approval by the Director of Community Development. The
plan shall meet the specifications noted in the Standard Development
Requirements. [COA] [PLANNING]

LIGHTING SPACING:

Install lights at a minimum of 50 feet intervals along all private
streets. Final light spacing shall be subject to approval by the Director
of Community Development with review of the exterior lighting plan
and photometric plan. [COA|] [PLANNING]

PARKING MANAGEMENT PLAN (RESIDENTIAL MULTI-FAMILY):

A Parking Management Plan is required 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)  All uncovered spaces shall be reserved as guest and unassigned
residential parking spaces and shall remain unassigned.

b) A clear definition of “guest” as proposed by the property
manager/homeowner’s association.

c) All uncovered parking spaces shall be available for guest use.

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

e) Prohibit residents from parking RV’s, trailers, or boats on the
property. [COA| [PLANNING]

WATER METERS:
Separate metering shall be provided for domestic and irrigation water
systems. [SDR] [PLANNING]

UNDERGROUND UTILITIES:
All  proposed  utilities shall be  undergrounded. [SDR]
[PLANNING /PUBLIC WORKS]

WATER AND SEWER DEMAND:
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. [COA] [PUBLIC WORKS]
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FIRE PROTECTION:

Plans shall demonstrate compliance with the fire protection
requirements in place at the time of building permit submittal as
provided in Sunnyvale Municipal Code chapters 16.52, 16.53 and
16.54; California Fire Code; and Title 19 California Code of
Regulations. The following details shall be included:

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

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

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

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

e) Fire hydrants are required every 300 feet. On-site fire hydrants
are required along the fire access road. Building permit plans
shall provide locations of existing City fire hydrants and any
proposed on-site hydrants (508 CFC).

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

g) Fire access roads are required per the Sunnyvale Municipal Code
and the published requirements for Fire Department Vehicle
Access. Building permit plans shall demonstrate compliance with
the approved Alternate Means agreement for fire access roads.

h) Trash enclosures within 5 feet of building exterior walls or
overhangs require fire sprinkler protection (304.3.3 CFC,
16.52.270 SMC). [SDR] [PUBLIC SAFETY-FIRE PREVENTION]

FIRE PROTECTION PLAN:

Provide a written construction Fire Protection Plan (Section 1408 CFC)
(Refer to Unidocs.org, Fire Prevention documents). [COA] [PUBLIC
SAFETY-FIRE PREVENTION]

AIR CONDITIONING SYSTEMS:
All units shall install air conditioning units as indicated in the
approved plans. [COA| [PLANNING]
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EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF
AN ENCROACHMENT PERMIT APPLICATION.

EP-1: CURB, GUTTER, AND SIDEWALK:
Remove and replace all uplifted and damaged curb, gutter, and
sidewalk along the project frontages. A continuous root barrier shall
be installed as part of the provided along new sidewalk replacement if
adjacent to a City trees per City standard details and specifications.
[COA] [PUBLIC WORKS]

EP-1: STREETSCAPE DESIGN:
This project shall follow the streetscape design pattern established
from previous surrounding projects in the area and shall be designed
in accordance to the Tasman/Fair Oaks Area Pedestrian and Bicycle
Circulation Plan. [COA| [PUBLIC WORKS]

EP-2: INSTALLATION AND UPGRADE REQUIREMENTS:

a) Install cleanout(s) at the property line.

b) Install new radio-read disk-type water meters.

c) Upgrade public fire hydrants to Clow-Rich 75 model.

d) Provide separate service and tap for fire, domestic and irrigation
water.

e) Install an approved backflow prevention device on the discharge
side of the irrigation and domestic meters and above-ground
double check detector assembly for fire service meters. [COA]
[PUBLIC WORKS/PUBLIC SAFETY-FIRE PREVENTION]

EP-3: CURB RAMPS:
This project requires installation of curb ramps at locations specified
by the City in accordance with California Building code, Title 24 and
Americans with Disabilities Act (ADA) requirements. [COA] [PUBLIC
WORKS]

EP-4: WET UTILITIES:

All wet utilities (water, sanitary sewer, storm drain) in private streets
and private drives shall be privately owned and maintained. For water
lines, install public master water meter(s) in the public right-of-way.
For each public master water meter installation, install a double
check detector assembly. For private sanitary sewer and storm, install
a manhole or cleanout at the right-of-way line. Install a separate
irrigation meter with a backflow prevention device. [COA] [PUBLIC
WORKS]
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UTILITY PROVIDERS:

Contact the utility companies for their review/approval requirements
and/or procedures for site development and existing easement
vacation/removal. [COA] [PUBLIC WORKS]

COMPLIANCE WITH STANDARD REQUIREMENTS:

This project shall comply with all required improvements, design
standards and standard details and specifications. [SDR] [PUBLIC
WORKS]

UTILITY ABANDONMENT/RELOCATION

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. Developer is required to pay for all changes or modifications
to existing city utilities, streets and other public utilities within or
adjacent to the project site, including but not limited to utility
facilities /conduits/vaults relocation due to grade change in the park
strip area, caused by the development. [COA| [PUBLIC WORKS]

UTILITY ABANDONMENT/RELOCATION

All utility plans (PG&E, AT&T, Comcast, 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 the public
right-of-way or public utility easements. [COA] [PUBLIC WORKS]

PROVIDE PRELIMINARY CALCULATIONS:

Provide preliminary calculations with the first off-site improvement
plan submittal to ensure that the subject development will not be
detrimental to the existing storm drain system. Public improvement

plans will not be approved without this information. [COA] [PUBLIC
WORKS]

RECORD DRAWINGS:

Record drawings (including street, sewer, water, storm drain and off-
site landscaping plans) shall be submitted to the City prior to permit
sign-off. Final approved public improvement plans shall be prepared
on 24"x36", 4 mil mylars. [COA| [PUBLIC WORKS]
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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.

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

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

d) Include all provisions of the Parking Management Plan.

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

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

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

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

i) The CC&Rs shall contain the following provisions:
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i) The owners association shall maintain landscaping, except
street trees, in perpetuity along the public street fronting the
project site.

ii) The owners association shall maintain all private utilities and
common lot areas as defined on the map.

iii) The owners association shall maintain all facilities (such as
stormwater treatment devices) shown on the approved
stormwater management plan.

iv) The owners association shall maintain and keep up-to-date
transit information and rideshare information for display in
an on-site kiosk or display case. The display shall include a
current VTA transit map, Caltrain station map, and contact
information including Web sites and phone numbers for
Caltrain, VTA, and other area transit resources such as
www.511.org.

v) Property owners are prohibited from modifying drainage
facilities and/or flow patterns unless reviewed and approval
granted by the Public Works Department.g)

TM-2. THE CC&RS SHALL CONTAIN THE FOLLOWING LANGUAGE:

a)

b)

“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 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.

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.


http://www.511.org/

TM-3.

TM-4.

2011-7296 - Classic Communities
Attachment B
Page 17 of 24 (PC)

c) 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.

d) 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.

e) 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.

f) 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
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]
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STREET NAMING:
The private streets located on the project common lots shall be
assigned street names in accordance with the official Street Name
System, as selected by the Community Development Department.
[COA] [PLANNING]

UTILITY EASEMENTS:

Dedicate public utility easements on-site as required by utility
providers. Reservation of new and/or abandonment of existing
public/private utility easement(s), ingress/egress easement(s)
necessary for the project site shall be recorded with the map or with
separate instruments prior to occupancy. Quitclaim Deed is required
for abandonment of private easements. No permanent structures are
allowed within any of the easement limits. [COA] [PUBLIC WORKS]

SUBDIVISION AGREEMENT:

Execute a Subdivision Agreement and provide improvement securities
and/or cash deposits as outlined in the Subdivision Agreement prior
to first map recordation or encroachment permit issuance, whichever
occurs first. [COA] [PUBLIC WORKS]

DEVELOPMENT FEES:

Development fees associated with the entire project, including but not
limited to utility frontage and/or connection fees, off-site improvement
plan check and inspection fees, shall be paid prior to recordation of
the first final map or encroachment permit issuance whichever occurs
first. Improvement securities shall be provided for the entire
subdivision prior to recordation of the first final map. [COA] [PUBLIC
WORKS]

PUBLIC IMPROVEMENTS:

All public improvements for the entire subdivision shall be completed
prior to first building occupancy, unless a phasing plan is approved
by the City prior to first map recordation. [COA] [PUBLIC WORKS]

PUBLIC IMPROVEMENTS WITHIN RIGHT OF WAY:

Remove and replace or install new public improvements including but
not limited to: standard apron-style driveway approaches (no curb-
return style allowed), sidewalks (minimum five feet width), curb and
gutter, treewells, utility extensions and connections, meters/vaults,
trees and landscaping, traffic signal/signs, striping, etc. prior to
occupancy as required by the Director of Public Works. Provide traffic
control plans in accordance to latest MUTCD standards (CA edition)
for all off-site improvement work. [SDR] [PUBLIC WORKS]
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PUBLIC IMPROVEMENT STANDARDS:

All public improvements shall be installed per City's design standards
pursuant to Sunnyvale Municipal Code Sections 18.12 unless
otherwise approved by the Director of Public Works. [SDR] [PUBLIC
WORKS]

STREETLIGHTS:

Install and/or remove and replace streetlights in accordance to latest
City standard specifications and details and City’s latest streetscape
design details. Photometric analysis may be required after initial
review of streetlights. [COA|] [PUBLIC WORKS]

STREET AND UTILITY MAINTENANCE:
All internal private streets and drives, and all on-site wet utilities
(water, sanitary sewer, storm drain) are to be privately owned and

privately maintained in accordance with the provisions stipulated in
the CC&R’s. [SDR] [PUBLIC WORKS]

SANITARY SEWER:

The existing sanitary sewer pipes on both Morse and Toyama have
been identified by a preliminary study as having potential capacities
issues, therefore, provide preliminary calculations to ensure that the
proposed development will not be detrimental to the existing sanitary
sewer system.[COA| [PUBLIC WORKS]

DOMESTIC AND FIRE FLOW WATER:

A project-level domestic and fire flow water analysis is required during
the plan check process to confirm that the project water system is
consistent with the analysis stipulated in the 2007 East Sunnyvale
ITR Project EIR. Any changes to or deficiencies in the existing water
system in the immediate vicinity of the project will need to be
addressed and resolved at the expense of the developer. [COA]
[PUBLIC WORKS]

STORM DRAINS:

The project is required to follow the existing storm drain tributary
pattern. Any changes or deviations would require additional analysis
and be subject to approval by the Director of Public Works during the
plan check process. [SDR| [PUBLIC WORKS]
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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.

PF-4.

PF-5.

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

PARKING LOT STRIPING:

All parking lot striping, guest spaces, and compact spaces shall be
striped as per the approved building permit plans and Public Works
standards prior to occupancy. [COA| [PLANNING/ENGINEERING]

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 of 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]

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]
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PF-7.

PF-8.
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NOISE:

The applicant shall provide a letter of compliance from the Noise
consultant indicating that the structures have achieved the required
noise requirements. [COA] [PLANNING|

PUBLIC STREET REPAIR:

Any changes to or deficiencies in the adjacent public streets as a
result of project construction are to be rectified at the expense of the
developer. [COA] [PUBLIC WORKS]

COMPLETION OF PUBLIC IMPROVEMENTS:

Complete all required public improvements including but not limited
to sidewalks, roadway improvements, streetlights, and signals prior to
occupancy. [COA] [PUBLIC WORKS]

DC: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL

TIMES DURING THE CONSTRUCTION PHASE OF THE PROJECT.

DC-1.

DC-2.

DC-3.

FIRE ACCESS:
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). |[SDR] [PUBLIC SAFETY-FIRE
PREVENTION]

BLUEPRINT FOR A CLEAN BAY:

The project shall be in compliance with stormwater best management
practices for general construction activity until the project is
completed and either final occupancy has been granted. [SDR]
[PLANNING]|

TREE PROTECTION:

All tree protection measures shall be maintained, as indicated in the
tree protection plan, including irrigation, until construction has been
completed and the installation of landscaping has begun. [COA]
[PLANNING]

AT:

THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL
TIMES THAT THE USE PERMITTED BY THIS PLANNING
APPLICATION OCCUPIES THE PREMISES.

AT-1.

RECYCLING AND SOLID WASTE:
All exterior recycling and solid waste shall be confined to approved
receptacles and enclosures. [COA| [PLANNING]
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AT-3.

AT -5.

AT-4.

AT-5.

AT-6.

AT-7.
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EXTERIOR EQUIPMENT:

Exterior equipment shall be maintained within approved enclosure
areas. Individual air conditioning units shall be screened with
architecture or landscaping features. [COA| [PLANNING]

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]

STORMWATER MEASURES IN USABLE OPEN SPACES:

Any bioretention basins which are located within usable open space
areas shall be maintained to ensure the stormwater treatment
measures do not impair usability of the area. [COA] [PLANNING]

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

PARKING LOT MAINTENANCE:
The parking lot shall be maintained in accordance with the approved
plans and as follows:

a) Garage 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.

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 guests. [COA] [PLANNING]

UNENCLOSED STORAGE PROHIBITED:
Unenclosed storage of any kind shall be prohibited on the premises.
[COA] [PLANNING]

VEHICLE SALES, LEASING, AND RENTAL PROHIBITED:
The sales, leasing, or rental of vehicles or trailers are prohibited on
the subject property. [COA] [PLANNING]
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OFF-STREET PARKING:
Off-street parking for both residents and guests shall be maintained
at all times in accordance with approved plans. [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 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/COMMUNITY RESOURCES DIVISION]

STREET AND UTILITY MAINTENANCE:

The project applicant, owner, landlord, or homeowners association
must properly maintain all internal private streets and drives and all
wet utilities (water, sanitary sewer, storm drain) on the site. [SDR]
[PUBLIC WORKS]

BMP MAINTENANCE:

The project applicant, owner, landlord, or homeowners association
must properly maintain any structural or treatment control best
management practices to be implemented in the project, as described
in the approved Stormwater Management Plan and indicated on the
approved building permit plans. [SDR] [PLANNING]
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BMP RIGHT OF ENTRY:

The project applicant, owner, landlord, or homeowners association
shall provide access to the extent allowable by law for representatives
of City, the local vector control district, and the Regional Water
Quality Control Board, strictly for the purposes of verification of
proper operation and maintenance for the stormwater treatment best
management practices contained in the approved Stormwater
Management Plan. [SDR]| [PLANNING]

FIRE DEPARTMENT ACCESS:

A Knox system (key switch) shall be provided and maintained for all
locked gates in accordance with Fire Prevention requirements. [COA]
[PUBLIC SAFETY-FIRE PREVENTION]
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Site Summary:
Total Homes : 17

Homes are 3-story Condominiums
Gross Area  :+ 0.8 Ac.
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Gross Density: + 21.25 Du/Ac.
Parking Provided:
Resident : 34 (2 Garage Spaces/Home)
Visitor : 6 On-Site Parallel Spaces
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g Floor Area (sq.ft.)
& A
> FaA iz | sne 729 143 457
< E PanB 1y | 77 513 1567 w7
ﬁ 240" L{_ ‘ : PanB2 | s | wr 709 1,753 “r
-4 i .
o] 33.4 : Usable Open Space Area
= - g (sqf.)
d] 3 320" = Lot Neo, Area (sqft) .Q-)U 2‘
4'»{}_ 240t | [ 300 «©«© —
| 1 2 300 D >
{ 1 3 300 T
! 3 4 300 T
Mo T 5 300 =
d] | 3 360 '\l
q] \ 1 7 667 T
| B 300 =
o 3 ! ] 300 vy
| 1 10 300 ')
o ] I 300 —i
’J_ 2 300
. : = el
! 5 0
I3 o
- - 17 o
Towl {sqfc) 4287
Natez
Thi el mdy s ot prgs of .
TOYAMA DRIVE it et e sl T Al0
given canfigarstian, 1 pecifia
?;T“?;T:;T?{%m 06.02.11
te e st poi dey g Bassenian | Lagoni
CLASSIC CONCEPTUAL SITE PLAN B

152-10284
COMMUNTTINS




\

TOYAMA DRIVE

INTFNHOVLLY

J

Ny

w
w
=2

All

06.02.11

Bassenian | Lagoni

RACHITECTUAL ~ PLANNING « IXTERIOAS

252.10284




[t HASTER
BEDROOM
15 xn2 v |

R I].l[l‘\li A

i 'gl'li\l Hil\‘ml‘il'll\\‘l‘i_w

] 'annoon 3

90l

S

VT
it Tt

54.08' MIN

26.33' MIN
THIRD FLOOR

o % i ]
SCALE: (147 = 107

729 SF,

263"

B-2 H2

-9 142"

P

| |
_______________________ r b I
1 % I
1 ll‘,:. E
=Ty ' 5 A
3 B N =3
. % ‘ wio ] /\
- il GARAGE
P K I i 4 ) B Mot /] 22 520,
o/ o L = . i H
! g
k] i | )
uf Hig g ,
e HO HEC B !
ol | = T 1
?.QNJT:# g 1o ' i
| 3 |
I - |
! ——
z. i z
= ! =) %
o ! W
\ d
<+ i | - H
uwy I - | wy | -

], ebed

26.33' MIN 26.33'MIN
SECOND FLOOR FIRST FLOOR
576 SE. 129 SE.
SELOOR PLANS VARY SLIGHTLY B
DEPENDING ON LOCATION*
1,434 S.F.

TOYAMA DRIVE

1231 172"

Al2

96.02.11

CLASSIC

COMMUNITIES

SUNNYVALE, CA

¢ 10

INFWHOVLLY

0

Bassenian | Lagoni

KAGRITECTURE » PLANNING « FATERIDRS

252.10z284




lp 212"

| X 1 ] g‘_
- ]ﬂ mgM (O e
[ 144 xllz}
1Y |
. 57 i
o e x ”
— i DINING ;3
2% 128 101 - ! @
LINEN h \;-i |
B E & A e
: LIVING ; BDROOM 2 £
} 121 x138 !
d ! z E[ e izl i ! z
z — z . E oo —
o L o L ' IR
3 o | . | =
| @ ) bl | Wy ; w
S TRTAL T i o CIITeMINgT T = TR T A
THIRD FLOOR SECOND FLOOR FIRST FLOOR
523 S.F. 707 S.F. 337SE
*.OOR PLANS VARY SLIGHTLY
DEPENDING ON LOCATION* § E
(]
a{
UNIT PLAN )
— Al3
1,567 S.F. - g
et e TOYAMA DRIVE mt
i
" o -~ Bassenian i Lagoni
0{ ARGHITECTURE » PLANAEKS » INTIALORS
CLASSIC RN & e
N




| 1
I }g-?gégéﬁ P‘Eﬁ?@ ISLAND E
A |
T S e canace
= Qﬂa@ \
"r;oxF’r_ DINING
33 122 x 10t £ e
s [ 3 e ?W-“
= Sl IO
Dl i =
K[_J'. -Bmzoona oo ‘ = o ey | e
; 1218102 [aaow ] BELOW NTEC.
= i E E -3 E[ ! E
e | | o e \
! | T I ! 515 |
" | = | =] —
c‘- L I o: | | o 1 w |
v | " I o |
21,06 MIN 5 é‘im-‘i«m 77777 = é—ii.—ﬁ'-m—ri _____ -
THIRD FLOOR SECOND FLOOR FIRST FLOOR
709 SF. 707 S.F. 337 S.E
*FLOOR PLANS VARY SLIGHTLY v >
DEPENDING ON LOCATION® 8 -_-j
D I
UNIT PLAN B2 2 Ny
1,753 S.F. — = *
e
. TOYAMA DRIVE w
@ - — Bassenian | Lagoni
il o1y WACHITELTURE = PLANRING » LATERIDAR
C&ﬁ‘{éﬁﬁc SUNNYVALE, CA ra i0res
o]
_—




- x>
83
.
—_ =
g
=
|
=X
T L
MORSE DRIVE e
TOYAMA AND MORSE STREET SCENES NE
TOYAMA DRIVE 06.02.11

ARERITECTURE « FANNING » SHEERIERS

252.10284




o >
LEFT ELEVATION BLDG.SECTION-A RIGHT ELEVATION g ::"i
()
- =
~
=
e |

o
Sl

REAR ELEVATION
EXTERIOR ELEVATIONS

7 PLEX ELEVATIONS A |6

Pt g 11 = e TOYAMA DRIVE 06.02.11

% Bassenian | Lagoni

E AREHITECTURE » PLARXING » INTERIORS
SUNN s
CLASSIC YVALE, CA

COMMUNTTIES 252.10284




- >
Q) =
L=
o
—
==
i1l
L =
—-!

Q.
o e

REAR ELEVATION BLDG. SECTION-B
EXTERIOR ELEVATIONS INT
3 PLEX ELEVATIONS .

et eves TOYAMA DRIVE rone

&I Bassenian Logon
CLASSIC SUNNYVALE, CA

COMBMURITIES

252.10284




BLDG. SECTION-A

0 3
s RIGHT ELEVATION g
o : g
()
— =
NS %
=
=1
AT
N
REAR ELEVATION l
EXTERIOR ELEVATIONS N
4 PLEX ELEVATIONS .
St TOYAMA DRIVE
CLAI.ISSIC

COMMUNITIES

SUNNYVALE, CA

Bassenian | Lagoni

ASHITEETURE - PLARNING « INTERFORS

2152.10284




DECEMBER 21 | 9:00 AM

SOLAR ANALYSIS AND SHADOWY STUDY

TOYAMA DRIVE

N ebed

.

it
2

i

DECEMBER 21 | 3:00 PM

ne

o

/

Al9

06.02.11

[
CLASSIC

COMMUNITIES

AT s A e, B

SLINNYVALE, CA

5 INGWHOYLLY

(% 10

Bassenian | Lageni

ARCRITECTIKE » FLANKINO + INTERIORS

252.10284




DECEMBER 21 { 12:00 PM

aofied

INFWHOVLLY

Iz 10 L]
J

n

)

PARKING STALL SHADING STUDY . JUNE 21 [ 12:00 PM
Al.l0
TOYAMA DRIVE ve021
0 i i
' Bassenian | Lagoni
CLASSIC SUNNYVALE, CA

RACH|TEGTURE = FYAAN NG » IHTENICES

252.10284




'] i + )
T SCALE 1M = 1t

FRONT ELEYATION

i

LEFT ELEVATION FLOCR PLAN RIGHT ELEVATION

REAR ELEVATION

TRASH ENCLOSURE ELEVATIONS

TOYAMA DRIVE

obey

Dl
INFWHOVLLY

g 10
|

Alll

=

CLASSIC

COMUUNITIES

SUNNYVALE, CA

o06.02.11

Bassenian : Lagoni

BRGAITECTURE « PLARKING * INTSRIDRS

252.10284




16 tede e T |
B —_ PLANT LIST
. g T
WY / TEEEg
¢ ) \ e OO WA I TEAENE  WATER PR
i -
. ED Slasscarpus caciplens Japirowa Scbomy Tros 24" BOX A8 SHOIN  MODERATE
N ;o Cogereriomia Tavemars' o T SiBox A3 SHOIN  Low
1 N FE fln 2, ‘Chacticlear Callry 24" BOX A BHOUN TGDERATE
o I Fhaphioledla TMAjdole By’ Inclian Hautarn GAL AS SHOUN  Low
1 Y ooat Ter Match Existing Strzat Trea iy 24V BOR  AB BHIUN -
. e
(g + [ 5 CorTHon NAE SZE
T a Aratostaphylas d. Houars Mainn' M) Marzana s o,
B - =) et i e Ghity Roskona Taal.
T AN 1 v Fortatgnt LIy | &AL,
5 + S Lamana Gal ntara [
Zapg . | s na ‘Spreadiog Sunhins' ntana | AL,
% La Lavatars thriaglsss e Mallow B Gl
3 i Ml aurangsstue Sleanor’ (N) Sobby Forkey Plovor | GAL,
L] Phornlum . Jask Bratt! Haw Zasland Flax [T-r
[V ¢ S s Prermium Surfar Now Tosland Flax 5 GAL
b Bharmtun e, Tricolor Naw Zaaland Flax 5 Gal
e Shomian “allow L' oy Totand Flox 5 GAL,
RC Ranaus cal|foenlma Fus Casa' (N Ceffanbamy = Gak.
I -
SYHBOL  BOTANIGAL NAFE EETISH I
i = Fastucd Eljdh Blog' Ceminon Blua Faectd
a B Festuca Sikigsu Blua® Ceorrmon Blue Feseus
! NT Hassalla taaulssima Tiexlcan Fasthar Graw
v Verlbens \enart hyerics Furl
L [ —
‘ ‘ o i sYMBoL. BOTANICAL NAME COPTMON NANE WATER REQL
% : CB  Disticds buccinatora Btood Fud Tumpe: vine HODERATE
e Rarciambarg|a viclaces tlias vinw MODERATE
BUALE FL TRATION AREAPLATING e e e
‘ BTRBCEL.  BOTANCAL NAME COHHGN NAE iz SFACAE  UATER RE6L
= o Carey cllvulsg O Borkales; Seuiga |GAL  F-E" 0., MODERATE
L Jincus patars (N} mmm‘lh laaL, oY 0.8, TMODERATE

N3« NATRVE PLANTE

HiiNGg

@ | Moqgi .Avf

SUBTOTAL PLANTS WITH NATIVE, Lo LIATER
TOTAL PLANTD O N0 WATER LSE REGUIREFENTS
=670 BF | 1465 5F.
PERGENTAGE OF FLANTS HESTNG NATIVE/ Lo UATER REGUIREHENTS:
285 PORE THAN 86% REGUIRED.
AN

i)

THLEH, SOIL AMENGMENTS AND SRADING IN PLANTING ARZA BHALL
- AT+ 831 MANASFMENT SECTIGH. OF THE WATHR SFRICIENT
LANDECAPE RECIIREMENTS PIR CITY OF BNNTVALE.

EE@$

&

S
: (]
et =L
my A = i.gﬁ

‘ &

D ey =
| =0 % iy S -

| o

M
[

PRELIMINARY FLANTING PLAN

_F'_L.....J_T JUNE D&, 2011

CLASSICS AT TOYAMA
® SUMMNYVALE, CALIFORMIA




"

&

NATIVE AN DROUGHT TOLERANT

CHOEN FOR PRACTICAL AND
ACCENT TREE, AESTHETIC RINGTION, TYRIGAL
3 AT ALl LANDEEAPE ARELS

P

[
~J
LN

A

Q)g&&%?%

I

SMarl TRER AT
e S

& 500n NElGHACTR,
CHEEE TR

k-

BT
AT ALL LANDSCAeE

L OCATED (35 EXETING

£ ~~ PR, ™ . ey T S F e
PRALTICAL AND AEBTHETIC ANGTION SR ) v H A ) ! I} { 4 (" i 5 < i
TTPIGAL AT ALL LANDAGARE AREAS N L e . 3 13 ) . ; r s T : Tl
- g, m}i’r P M TP SO R PO R - s gt e G %
~ o
- Y RS . . — e ‘ _—
P 61 GOOD HEIG BOR }
_pLanns o Iy A X A It A iy } —_
/\\ /i /‘ ff’\ J{A\ / \\ / ,/ \ A it \
\ \ |/ \ I i
/ i | / / ! WA
! \/ Vg YRRy y

L ALL PASTENDRS T BE GALVANZED. 85E
Fa]

2, AL LOCD TO BE CON. HEART REDLSCE
. PROVIDE CLEAR BEALANT OGN ALL LGOS BURFACTE

& GOOD NEIGHBOR FENCE
=gt

STALE: 13"

£33 EXIETING TREES TC-
ANIFER

/J‘
‘\VHY;IIII f\\\H\/IIIIIMEEHHIIIII\\H

L&

—
EXIBTING TREE 1O REMaN LIBTIHE TREE T0-

TREE 1O MATCH EXISTNG
TETREEY TREE, TTF.

LANDSCAPE SITE PLAN

TOTAMA DRIVE-

TREE 10 HATGH Ex|STI

8 s  a uer
e ™ JUNE QB8 20117

CLASSICS AT TOYAMA
SUNNYVALE, CALIFORNIA




ATTACHMENT ( M
Page Al of % -

[
K
m [N
¥
% 3o
“w 3 EW
-
5 g &2
P R
. § Foup
I & 96
_ i M & 20
a ¥ 2 .z
IR L
oA
N
T - Pl -
L ’ /\/ /) //
(ol e} e |
f; Et/IMI \/\/. \T/.( " . 4 Ml RS S S A I SARR IR SRR
o
““ iy \\\H\\ .
o 7 ; wﬁ
. } h
“ AT; HE z
s _ \‘Y > Jq (T [ m
i | ] as o
; T ] N <
— AT [ ¥ Noog i
R NIV VY A a2 58
i \\\ P ] h:J.v Al (=] 2
£ I . o A - P
T ﬂ:\\f M % \\\\\\\\\\ | b WI\ % M_,l.m
AH‘\.\ m ] N H|l; mmw_.m
~] . e D N E s
m rIH\\\ % &\ |0 .I_ mu_v-
Sy \ S g [N O RS - 0z
| ’ 1/ 2 3
\,\\\\\.ﬁ HE. - \ T z oo
=TT NNNWY- D | TH g
\\w\\ ] \ \ | ! H A
/\;V\t;“_\ II‘IA | s \\ " // W.h/ o
f\f\f\f_/ - =) [ (IR Hb o
,na.faﬁ\“f._ 1 N \ & ) \WWV\
s e\t O
1 ) o \MN/
- T~ H M I u
.Juirl;i;i | e ey K HO
<AL Y |V (VY VYT A
A T
LT ING \ y
=< H \ / !
NAEERNEN z
o i & . ]




SWALE/
FILTRATI

A
ARER DIVULS

HARDENBERGIA VIOLAGEA

JUNCUS PATENS

g e Sl R A -
DIETES VEGETA LanTana "5 PREADING SLNEH PHORMIUM T. JAGK SPRATT'

PERERNNIALS/ GRASSES

7 INSWHOVLLY

I i
PHORMILIM YELLOW WAVE RHAMUS

it ‘ R S W -
FESTUGA ELIJaH FESTUCA SiBKIYOU BLUE NassELLA TENUISE IMA VERBENA TEMARI HYBRIDS

FLANT PALETTE

[ P | JUNE O&, 2011

CLASSICS AT TOYAMA
@ SUNNYVALE, DALIFOIRNIA

EATEES E ASSDCIATES




’ . . " . Lo
" = e
) TREES SHALL Y

mRIGATION, INSTALL
INETALLATION I

A

7 :
L 71 AR =
== i - = . PR
m [ el ee] R | A S Sy 1!
=5 i - : i g-- =
‘ z ; i
! i -
; > \,_ / //
! < e IRRIGATICN INSIDE DASFED CUTLING AREA: TORG
h 11 CLI5Co DRIF EMITTER TUBING ¥ -418-08- 1.0
@ ) : &PH EMITTERS I8 ON CENTER DRIFEINE £HE WITH
! TORD LOC-EZE FITTINGS fOR EQUAL. ISTALLED
V4 QUaL) INSTAL:
: ‘ g 4% COVER BELOW S0L LEVEL. NSTALL DRIFLIRE,
N t | PER NETALLATION DETAILS 2HEST L-1
! !
B \RR\GAT\GN-:GHEFEDLLER rCre
FEDESTAL MOUNT 45 DIRECTED |

YELT AC, ELECTRICAL
ELECTRICAL SERVICE TO THI
LOCATION PROVIDED B
ELECTRICAL CONTRACTOR

BT ARCHITEGT. £ERVICE WHTH| 12

20 @PM AT &b PoL

|
rER\&AT\LN DEMAND: il 4! s [ | i ‘
|
;

374" B, oW
PREVENTOR FOR I.‘

\EE!EA':EN
i
/4" WATER METER

FOR IRRIGATION, ~1*

L

==

e
I -
=

4"sl.

: il G
L
L

b

- T et . Foo|m] o ;)U a
S ! B y
H = | < i ? =
e = | = -
A - i -2/
I = e !
| D | < / =

- :F‘..

1% 10
)

LATERAL SIZING CHART
Y 13 GPH
3 e 49 GPR
n — 10-15 GPM

FRELIMINARY IRRI

1
ATION PLAN

— -5

a w a ue JUNE O&. 2011 GATES & ASSCUIATES
CLASSICS AT TOYAMA
® BSUNNYVALE, CALIFORNIA




IRRIGATION NOTES

1. THIS DESIGN I3 DIAGRAMMATIC. ALL PIPING, VAEVES, ETC. SHOWN WTHIN PAVED AREAS IS FOR DESIGN CLARIFICATON ONLY
AND SHALL BE INGTALLED N PLANIING AREAS WHERE POSSIBLE. AWOID ANY CONFUCTS BETWEEN THE SPRINKLER SYSTEM,
PLANTING ARD ARCHTECTURAL FEATURES.

?. 00 K1 'MU.FUU.Y INSTALL THE SPRINKLER SYSTEM AS SHOMK ON THE DRAWINGS WHEN IT IS OBVIOUS IN THE FIELD THAT

BSTRUCTKMS, GRADE DIFFERENCES OR DIFFERENCES W THE AREA OIUENSIONS EXIST THeT MIGHT NOT HAVE BEEN CONSIDERED IN
THE ENCINEERING. SUCH DBSTRUCTIONS UR DIFFERENCES SHOULD BE BROLGHT TO THE ATTENTION OF THE LANDSCAPE ARCHMECT.
IN THE EVENT THAT THIS NOTIFICATION IS NOT PERFORMEE, THE IRRIGATION CONTRACTOR SHALL ASSUME FULL RESPORSIGILITY FOR
ANY REVISIORS MECESSARY.

3. I IS THE PESPONSIBILTY CF THE IRRIGATION CONTRACTOR TO FaMILIBRIZE HIMSELF WIWW ALL GRADE DIFFERENCES, LOCATION
OF WALLS, RETAIMING WALLS, ETC. HE SHALL COORDINATE HIS WORK WITH THE GENERAL. CONTRACTAR #HD CTHER
SUBCONTRACTORS FOR THE LGCATION AND THE INSTALLATION OF PIPE SLEEWES THROUGH WALLS, UNDER ROADWAYS, PAVING.
STRUCTURES, ETC.

4. DUE TO THE SCALE OF THE [RAWINCS, l'T L§ NOT POSSIBLE T0 INDICATE AIL OFFSETS, FITINGS, SLEEVES, ETC., WHICH MAY BE
REQUIRED. THE COMTRACTOR SHALL CAREFL TE THE STRUCTURAL MD FINISHED CONDMONS AFFECENG ALL OF HIS
WORK AHD PLAR HIS WORK ACGORDINGLY, FURN[SH|NB SUCH FITTIRGS, ETC., REQUIRED TO MEET SUCH CONBMONS.
DRANAGS ARE GENERILLY DUACRAMMATIC WD SNDICATVE OF THE WORK 10 EE INSTALEED. THEN WORK SHAL BE INSTALLED N
SLXH A WANNER A5 TG AVDED CONFUCTS AETWEEM IRRIGATION SYSTEMS, PLANTING, AND ARCHRECTURAL FEATURES.

5, VAWVE LOCATIONS SHOWN ARE DUGRAWMATIC, INSTALL IN GROUND COVER/SHRUB AREAS WHERE POSSIELE. (HOT IN LawN
AREAY.

6. SPUCING OF 24 VOLT WRES WAL NOT BE PERMITEED EXCEPT N VALVE HONES, LERVE & 24° COL UF EXGESS WIRE AT EACH
SPLICE AND 100 FEET DN CENTER ALGHG WIRE RUN. TAPE WIRE JN BUNDLES 30 FEET OH CENTER NO TAPING PERMITIED INSIDE
SLEEVES.

7. NSTALL FOUR (4) SPARE CONTROL WIRES OF A DIFFERENT COLOR ALDNG THE EWTRE MAN UNE. LOOP 36" EXCESS WIRE INTQ
EACH SINGLE WALVE BOX AND INTO ONE VALVE BOX IN EACH GROUP QF VALVES.

6. THE WRIGATION DONTRACTOR SHALL FLUSH AND ADJUST ALL SPRINKLER MEADS FOR IPTIMUM PERFORMANCE AND TO PRE\'BF
OVERSPRAY ONTO WALKS, ROADWAYS AND/OR BULIINGS AS MUCH AS PUSSIELE. THIS SHALL INCLUDE SELECTING THE B

DEGREE OF ARC TQ FIT THE EXISTING SITE CONDFIONS #ND 7D THROTILE THE FLGW COMTROL AT EACH VALVE TO OS'WN THE
QPTIHUM OPERATHG PRESSURE FOR EnCH SYSTEM,

9. NOTIFY LANDSCAPE ARCHITECT OF ANY ASPECTS OF LAYOUT WHICH WILL PROMDE INGOMPLETE (R IRSUFFICIENT WATER
COVERAGE QF PLENT MATERML AD DD NOT PROCEEG UNTIL HIS WSFRUCTIONS ARE OBTAMNED.

10. ALL SPRINKLER HEADS SHALL BF SET PERPENDICULAR TO FRESH GRADE OF THE AREA 10 BE [RRIGATED UMLESS OTHERWISE
CESIGRATED O THE PLENS.

1. ELECTRICAL CONTRACTOR TO SUPPLY 120 WOLT AC. {25 AWP) SERVICE 70 CONTROLLER LOCANON. IRRIGATEMN CONTRALTCR
TO MAKE FINAL CONMECTION FROM ELECTRICAL STUB-DUT TG CONTROLLER,

12, I ADOMROM TO THE SLEEVES AND COKOUITS SHOWN OM THE DRAWINGS, TH IRRIGATIDH COMYRACTOR SHALE BE RESPONSIBLE
FGR THE INSTALLATON OF SLEFVES AKD CONDUSS OF SUFFICIENT SIZE UNDER ALL PANED AREAS.

13. WHERE IT IS NECESSARY TO EXCAVATE ADUACENT TO EXISTING TREES, THE CONTRACTOR SHALL USE ALL POSSELE CARE TO
AH0ID INURY TO TREES, AND TREE ROOYS, DXCAVATION IN AREAS WHERE TWG (2} I4CH AND LARGER ROOTS OCLUR Satl BE
DONE BY HAND. RDOTS TWO (2} INCHES AND LARGER LN DIAWETER SHALL BE WRAPPED IN A PLASTIC SAG ARD SECURED WITH A
RUBBER BAND. TRENCHES ADJACENT TO TREE SHOULD BE CLOSED WIEHN TWENTY~FUUR {24) HDURS: WHERE JHIS IS 50T
FOSSIBLE, THE SIDE OF THE SRENGH AQUACENT TO THE TREF SHAEL BF KEPT SHAOED WITH SURLAP OR CANVAS.

14, LOGATE QUICK GAUPLISG WAIYE 127 FROM HARDSCAPE AREA.
15. INSTALL WALYE BOXES 12" FROW AND PERPENDICULAR TO WALK, CURB, BURIIRG OR LANDSCAPE FEATURE. AT MULT]PLE VALYE,

BOX GROUPS, FACH BOX Seli BE AN EQUAL DISTANCE FROM TRE WAUK, CURB, ETC, AND EAUH BOX SHALL BE 12° AP/
SHOST SIDE OF VALVE 80X SHALL BE PARALLEL TO WALX, GURE, LAWN, ETC

6. THE SARINKLER SYSFD‘! DESIGN IS BASED ON THE MINIMUM OPERATNG PRESSURE SHOWN OM THE iRRIGATIOH DRAWINGS. THE
IRAISATION CONTRACTOR $HALL VERIFY WATER PRESSURE PRIOR T0 CONSTRUTTION. REPORT ANY DIFFERENCE BETWEEN THE WATER
PRESSURE [NDICATED DN Th: DRANINGS AND THE ACTUAL PRESSURE READNG AT THE IRRIGATION POINT GF CCHMNECTION TG
LANDSCAPE ARCHITECT.

17, INSTALL & NEW 8 WOLT DURACELL BMTTERY(S) OR APPROVED EQUAL N EACH CONTROLLER TO RETAN PROGRAM IN MEMORY
DURING TEMPDRARY POWER FAILURE.

18, OPERATE IRRIGATION CONTROLLER(S) BETWEEN THE HOURS OF 10:00 P AND 7:00 AW,

19, PRIDR TO TREKCHING, CALL UNDERGROUND SERVICE ALERT, (1-B00) B42-2444 FOR NORTHERN CALIFORNIA

20, WHEN VERTICAL DHSTRUCTIONS (STREEY LIBHTS, TREES, ARE HYORANTS, ETC) INTERFERE WITH THE SPRAY PATTERK OF THE
SO A5 70 FREVENT PROPER COVERAGE, THE IRRIGAMCN CONTRACTOR SHALL FIELD ADJUST THE SPRINKLER SYSTEM B

HEADS
IMSTALLING & CUARTER, THIRD OF MALF CIRCLE HEAD AT THE SIDES OF THE OBSFRIJCTIDN 50 A5 TO PROVIDE PROPER COWERAGE.
ALL ADJUSTMENTS SHALL BE MADE AT HO ADDIMONAL COST TO THE OMMNER,

IRRIGATION LEGEND
SYMSOL | MODEL NUMBER DESCRIFTION PSI GPM  RADIUS
& @ | s70z-126-PR GOM-OT-36 HO | TORO 12" POR-UP SPRAY HEAD WITH PRECISION SERIES MOZZLES 30 12 60 15
Vv B70Z—12P—FR COM—OT-12 HD | TORO 127 POP-UP SPRAY HEAD WITH PRECISION SERIES NOZZLES an \B0, 40 12
@ @ 570Z~12F~PR COM—OT— 8 B | TORC 12" POP-UF SPRAY HEAD WITH PRECISICN SERIES NOZZLES 30 .30, .15 8
. HF~050~PC TOROQ FLDOD BUBBLER ON FLEX RISER - SHRUBS 30 2 GPH -
» 0CTE1e PEFCG OCTA BUBBLER ~ SHRUES 30 2 6PH -
1832 PEFCO QUADRA SUBSLER — SHRUBS W2 oPH -
. RWS~BG-02 RAIN BIRG BUBBLER - TREES 3 s -
- MB4/8P100 SPEARS FLUSHING END PLUG
] 1120111518130 AMIAD 1" FILTER WITH 130 MESH SCREEN
PMR~MF-30—1" WITH SENNINGER 1° IN=UINE FRESSURE REDUCING VALVE [1-22 GFM)
28y ~By=-1" FEBCO REDUCED PRESSURE BACKFLOW PREVENTOR
m
SBBC-SS INSIDE. STRONG BOX "SMOOTH TOUCH" STAINLESS STEEL ENCLOSURE
(] 700 SERIES IRRITROL ULTRA FLOW REMOTE CONTROL VALVE
.. T-113-% NIBCO GATE YALYE (LINE SIZE) WITH GROSS HANDLE I ROUND BOX
- 33 ORC RAIN BIRD QUICK COUPLING YALVE
(o] ESPLIM~ESPLXME (3) RAINBIRD CONTROLLER WTH THREE (3} B—STATION EXPANSION MODULES,
ETu-1XM WCLUDE RAINBIRD ET MANAGER CARD AND PCWDER COATED PEDESTAL.
LtMM-PED
e T o TRRIGATION INSIDE DASHED GUTLINE AREA: TORD DL200Q DRIF EMITER TUBING FRCP-—418—05-1.0
e 2
// 7 // T //,///E_/J GPH EMMITERS 18" ON CENFER DRIPUNE PIPE WITH TORO LOC—EZE FITTINGS (OR EQUAL)
/ /._/ i ’.’/_//_ s IMSTALLED 4" COVER BELGW S0IL. INSTALL ORWPLINE PER INSTALLATION DETAILS SHEET L7
Fe STATION NUMBER
s/ CALLONS PER MINUTE
VALVE $IZE
MAINLINE: 1120--SCHEDULE 40 PVC_PLASTIC PIRE, WITH,
SCHEZOULE 40 #¥C SOLVENT WELD FITTINGS. 1B" GOVER.
LATERAL LHEH120~200 PSI AVC PLASTIC PIPE %/SGHEDULE 40
PUC PLASTIC FITTINGS. 12" COVER,
SLEEVE:1120~200 PSI PVC PLASTIC PIFE W/SCHEDULE 40
PVC PLASTIC £1TTINGS. 247 COVER,
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The primary objective of the proposed plan is to redevelop this under-utilized,
approximately 0.8 acre site into a high quality residential community that implements the
goals of the General Plan and zoning for the property and that respects the existing
neighborhood. The proposed project will facilitate the extension of the newly cteated
Tasman Crossing neighborhood into one of last light industrial parcels remaining in the
Industrial to Residential District and will result in the residential redevelopment of one of
the most prominent corners in the neighborhood. It will also introduce a new type of
townhome to a neighborhood which has been built out with a relatively limited range of
home types (predominated by rear-loading townhomes aligned on pedestrian mews); the
proposed development will add to the variety of home types and richness of the
neighborhood.

The plan provides for 17 townhomes, Although great care has been taken to maximize
the single-family character of these units, the project still achieves a density of 21.0 units
per acre, which, while well below the maximum density of 23.75 units allowed under the
existing ITRR-3 zoning. All of the proposed townhomes will be owner-occupied units,
The proposed homes have an average livable area of approximately 1,480 square feet of
livable area; the homes offer 3 bedrooms, 2.5 bathrooms and 2 car side-by-side garages.
The market rate units are expected to sell in the mid $500,000 range.

The site plan for the proposed community is designed to limit curb cuts on Morse
Avenue, which is a main arterial for the Tasman Crossing neighborhood, and on Toyama
Drive; to maximize the single-family character of the homes by providing a conventional
set of indoor/outdoor relationships; to provide most homes in the community (13 of 17)
with a private rear yard which seeks to meet the City’s usable open space requirement; to
maintain appropriate building setbacks from the public streets; to have the front
elevations of the homes orient to the public rights of way at the intersection of Morse
Avenue and Toyama Drive; and to introduce some variety to the range of townhome
product types in the Tasman Crossing District. The circulation plan through the site is
very straightforward and legible.

The design style of the proposed homes is California Craftsman. It features multiple
siding types that are typical of this style, including horizontal lap, shingle, and board and
batt, The homes are carefully detailed with masonry wainscoting, knee brace brackets,
extensive window trim, and multiple garage door types.

The proposed project provides both total open space and useable open space areas that
exceed the minimum standards of the R-3 zoning district. The proposed project is
generally conforming with other important R-3 zoning district standards; the deviations
associated with the development are typical of approved projects of this size and type
throughout Sunnyvale, Moreover, most of the deviations are attributable to the location
(at a corner), size (only 0.8 acres), and configuration (very little depth from Toyama
Drive) of the property.




