
REPORT TO PLANNING COMMISSION 
 

Agenda Item #    5 

 

Hearing Date: July 25, 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 
Conditions 

Research and Development 

Surrounding Land Uses 
North Residential 

 
South Residential 

 
East Research and Development 

 
West Residential 

 
Issues Architecture and Neighborhood Compatibility 

 
Environmental 
Status 

The project is Categorically Exempt (Class 32, Infill) 
 

Staff 
Recommendation  

Approval with conditions 
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VICINITY MAP 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED 
REQUIRED/ 

PERMITTED 

General Plan 

Industrial-to-
Residential 
Medium to 

High Density 
(ITRMIX) 

Same Industrial-to-
Residential 

Medium to High 
Density (ITRMIX) 

Zoning District 
M-S/ITR/R-

3/PD 
Same M-S/ITR/R-3/PD 

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 
(FAR) 

  No max.  

No. of Units N/A 17 20 max. 

Density (units/acre) N/A 20  20 max. 

Meets 75% min? N/A Yes 15 min. 

Bedrooms/Unit 

N/A 4 two-bedroom 
(Plans B & BX) 

13 three-bedroom 
(Plans A & AX) 

--- 

Unit Sizes (s.f.) 
N/A Plan A & AX – 1,882 

Plans B & BX -2,131 
--- 

Lockable 
Storage/Unit 

N/A In garage 300 cu. ft. min. 

No. of Buildings On-
Site 

N/A 4 --- 

Distance Between 
Buildings 

N/A 19’ 26’ min. 

Building Height (ft.)  
N/A 35’ 35’ max. (for 

townhomes) 

No. of Stories 
N/A 3 3 max. (for 

townhomes) 

 

Front  
(on Morse Ave.) 

N/A 13’ 1” 20’ min. 

Left Side N/A 8’ 2” 12’ min. 

Right Side 
(on Toyama Dr.) 

N/A 8’ 20’ min. 
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 EXISTING PROPOSED 
REQUIRED/ 

PERMITTED 

Rear N/A 10’ 6” 20’ min. 

 

Total Landscaping N/A 10,265 7,241 min. (20%) 

Landscaping/Unit 
N/A 603 s.f./d.u. 

10,265 

425 s.f. min./d.u. 
(7,225 sf. total) 

Usable Open 
Space/Unit 

N/A 285 s.f./d.u. 

4,869 

400 min./d.u. 
(6,800 sf.total) 

Frontage Width 
(ft.) 

N/A 13’ 15’ min. 

Parking Lot Area 
Shading (%) 

N/A 56.9% 50% min. in 
15 years 

Water Conserving 
Plants 

N/A 98%  80% + limit turf, 
or water budget 

Recreation 
Building (s.f.) 

N/A N/A N/A 
(Applies to greater 

than 50 units) 

 

Total Spaces  40 
(34 Garage & 

8 Guest) 

43 min. 
(34 Garage &  

9 Guest) 

Standard Spaces  40 42 min. 

Compact Spaces/ 
% of Total 

 0 10% max. of 
uncovered 

Accessible Spaces  1 Per ADA 
requirements 

Covered Spaces  34 34 min. 

Aisle Width (ft.)  24 24 min. 
 

Bicycle Parking   In garages 5 (1 secured 
space, Class I, 

per 3 units) 

Stormwater    

Impervious 
Surface Area (s.f.) 

33,489 27,106 No max. 

Impervious 
Surface (%) 

92.5% 69.5% No max. 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
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BACKGROUND: 
The Planning Commission reviewed the proposal on July 11, 2011. The report 
and draft minutes have been attached for your reference (see Attachments E 
and F). The Planning Commission provided comments on the proposed design 
and continued the item to July 25, 2011. The Planning Commission also 
directed the applicant to look at the following changes: 

 Address the deviations in usable open space, including pursing the deck 
option. 

 Address the deviation in required parking. 
 Provide more information on how the deviations relate to other projects 

The applicant has made  further refinements to the proposed project to address 
the concerns noted by the Planning Commission. The applicant has completed 
the following changes: 

Usable Open Space 

 Introduction of decks, measuring approximately 50 square feet, for all 
units (i.e., Plan A, AX, B and BX)  

 Introduction of enclosed private yard areas for Plan B and BX units, 
measuring approximately 223 square feet each.  

Parking 

 Introduction of 2 new guest parking spaces, with a planting buffer to the 
property line.  

 Replacement of two four-bedroom units and two-three bedroom units 
with four two-bedroom units (Plan AX), at lots 2, 4, 9 and 12, which 
reduces the required guest parking to 8.1 spaces.  

Other Issues 

 Reduction of encroachment into vision triangle by approximately 60 
percent (formerly, there was an approximately 5 foot encroachment; it is 
now approximately 2 feet), achieved by reducing the depth of Plan B and 
BX and by shifting the B building to the north by 1.9 feet and to the east 
by 0.7 feet.  

The applicant’s site plan changes have resulted in a reduction in the extent of 
the requested deviations; however, the number of deviations has not changed. 
The proposed architecture and overall site layout generally remains the same. 
Please refer to the discussion below for further clarification.  
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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.  

 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: 

o Separation between buildings  
o Front setback on Morse and Toyama 
o Rear Setback 
o Interior Side Setback  
o Encroachment into the Vision Triangle  
o Usable Open Space  
o Frontage width  
o Parking spaces (guest) 

 Vesting Tentative Map 

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.  

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:  
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 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 
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 A and Plan AX.  

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 (see sheet A1.8 of plans). 
The applicant has not addressed this issue and understands that it will 
need to be addressed with the building permit submittal. 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. The revised plans have not 
resulted in any significant changes in the requested setback deviations.  

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. The revised plans have not 
resulted in any significant changes in the requested setback deviations. 

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 setbacks and 
open space. The revised plans have not resulted in any significant changes 
in the requested setback deviations.   
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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 revised plans have reduced the extent of the encroachment into the 
vision triangle from five feet to two feet. Although the plans have offered a 
reduction, the proposed project would still require a deviation. As noted in 
the staff presentation on July 11th, the Transportation and Traffic Division 
reviewed the plans and cannot support the requested deviation. Staff has 
included a condition requiring the modification of the floor plan(s) of the 
four unit building to eliminate the encroachment (an angled wall element 
should not be used as it would be inconsistent with the architecture).  

 Parking/Circulation 

The proposed project has been designed to accommodate two covered 
parking spaces per unit and guest parking. The applicant has revised the 
bedroom count for the units to eliminate two four-bedroom units and to add 
two two-bedroom units. The revised plans resulted in a change in the 
required guest parking from 8.8 parking spaces to 8.1 parking spaces. The 
Zoning Code requires that any fraction of parking be rounded up, resulting 
in nine guest parking spaces still being required. The revised site plan now 
accommodates eight guest parking spaces. Staff finds the one space 
deviation reasonable in this case. 

The applicant has added the two additional parking spaces perpendicular to 
Toyama Drive. The plans include a small planter strip and a street tree 
immediately adjacent to the spaces to provide screening and shading. The 
landscape plan only indicates small one foot shrubs. Staff has 
recommended a condition of approval requiring the final landscape plan to 
include shrub plantings that will grow to screen the additional spaces along 
the frontage and partial sides. An additional condition has been included 
requiring the parking surface to be changed to pervious pavers (to further 
soften its appearance) for the two additional 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 
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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 provide 300 square feet of usable open space for each unit 
for a total of 4,267 square feet, where 6,800 square feet is required. The 
resulting square footage per unit is 251 square feet. The applicant has 
revised the plans to address open space requirements in the following ways 
(see Open Space Exhibit, Attachment G): 

 Private balconies located at the rear of the building, each deck is 
approximately 57 square feet (approximately 12 feet by 6 feet). This adds 
a total of 969 square feet of usable open space. The new total is 4,869 
square feet. This increases the total per unit to 285 square feet per unit. 
Staff notes that the Zoning Code requires balconies to have a minimum 
dimension of 7 feet and total of 80 square feet. The proposed balconies 
comply with the required 7 foot in one  dimension only and the total 
square footage is under the 80 square feet requirement.   

 The addition of front yard areas for units 14 through 16. This adds 
approximately 344 square feet of usable open space for these units. The 
proposed front walls will be located approximately 2.4 feet from the back 
of sidewalk. This results in a total usable open space for the site of 6,802 
square feet, which equals 400 square feet per unit.  

Staff is concerned about the amount of landscaping between the wall and 
back of sidewalk. The applicant has provided a second table in 
Attachment G, which indicates the change in the total area if the wall is 
setback further from the back of sidewalk. Staff recommends that the 
Planning Commission consider an increased setback of four feet to allow 
ample plantings and buffer between the sidewalk and wall. A four foot 
setback would reduce the total are down to 6,666 square feet, which 
would equal 392 square feet per unit. Staff has included this in 
Alternative 2 for the Planning Commission.  

Staff notes that the balconies and front yard areas do not qualify as usable 
open space as per the code, but it may be considered as an alternative 
through the Special Development Permit application. The proposed revisions 
will increase the functional usable space from 4,869 square feet (286 square 
feet per unit) to 6,802 square feet, which results in 407 square feet per unit 
or 6,666 square feet (392 square feet per unit) if the setback is increased. 
This brings the project into closer compliance with the intent of the 
requirement. 
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 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 Unit 7. 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.  

 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. Some 
stormwater features were relocated to accommodate the front yard areas on 
Morse Avenue. 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. 

 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.  

Comparison to other projects 

The project applicant had indicated that other 
projects in the area had deviations from open space. 
Staff looked at the projects identified in the adjacent 
map.  

1. 1170 Morse – Requested deviations for Building 
Height, Number of Stories, Front Setback, and 
Right Setback. 

2. 1038 Morse - Requested deviations for Distance 
Between Buildings, Building Height, Number of 

1 

2 

3 

4 
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Stories, Front Setback, Usable Open Space (398 per unit) and Frontage 
Width. 

3. 545 Wedell - Requested deviations for Building Height, Number of 
Stories, Right Setback, and Rear Seatback. 

4. 1049 Keil Court - Requested deviations for Distance Between Buildings, 
Building Height, Number of Stories, Parking (deficient 8 spaces), Front, 
Right, Left and Rear  Setbacks, and Frontage Width. 

Based on the data tables for the projects noted above, it appears that many of 
the requested deviations are quite common for townhouse developments, 
especially in this area. However, deviations from Usable Open Space are not 
common for residential developments. As noted above, the applicant has 
revised the plans provide additional usable open for the development, bringing 
the total closer to the required 400 square feet per unit.  

Environmental Review 

A Class 32 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines. Class 32 Categorical 
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 
Declaration and Public 

Hearing 

Staff Report Agenda 

 Published in the Sun 
newspaper  

 Posted on the site  
 934 notices mailed to the 

property owners and 
tenants within 300 ft. of 
the project site  

 Posted on the City of 
Sunnyvale's Website 

 Provided at the 
Reference Section of 
the City of 
Sunnyvale's Public 
Library 

 Posted on the 
City's official 
notice bulletin 
board  

 City of 
Sunnyvale's 
Website  
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CONCLUSION 

Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Permit and the revised plans 
submitted by the applicant. 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 requiring the front yard walls on Morse Drive to be 
adjusted to provide a four foot setback from the back of sidewalk.  

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

4. Deny the Special Development Permit and Vesting Tentative Map. 
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RECOMMENDED FINDINGS 

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

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

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

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

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

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

all income levels and ages.  
 
Land Use and Transportation Element  
Goal C2:  Ensure Ownership and rental housing options in terms of style, 

size and density that are appropriate and contribute positively to 
the surrounding area. 

 
Policy C2.2: Encourage the development of ownership housing to maintain a 

majority of housing in the city for ownership choices.  
 
Policy N1.2:  Require new development to be compatible with the 

neighborhood, adjacent land uses and the transportation system.  
 
Community Design Sub-element  
Policy C.4: Encourage quality architectural design, which improves the City’s 

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

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

of the City of Sunnyvale. (Finding Met). 
 
The proposed 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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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) 

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

consistent with the General Plan. 
3. That the site is not physically suitable for the proposed type of 

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

development. 
5. That the design of the subdivision or proposed improvements is likely to 

cause substantial environmental damage or substantially and avoidably 
injure fish or wildlife or their habitat. 

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

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

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

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












































































































































