
 ATTACHMENT 4 
PLNG-2025-0122 

1027 W. El Camino Real 
Page 1 of 9 

 

RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 

DECEMBER 10, 2025 
 

Planning Application PLNG-2025-0122 
1027 W. El Camino Real 

Tentative Parcel Map to subdivide one parcel into two lots.  
 

 

The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are specific 
conditions applicable to the proposed project. The SDRs are items which are 

codified or adopted by resolution and have been included for ease of reference, 
they may not be appealed or changed. The COAs and SDRs are grouped under 
specific headings that relate to the timing of required compliance. Additional 

language within a condition may further define the timing of required 
compliance. Applicable mitigation measures are noted with “Mitigation Measure” 

and placed in the applicable phase of the project. 
 
In addition to complying with all applicable City, County, State and Federal 

Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following Conditions of Approval and 

Standard Development Requirements of this Permit: 
 

GC: THE FOLLOWING GENERAL CONDITIONS AND STANDARD 
DEVELOPMENT REQUIREMENTS SHALL APPLY TO THE APPROVED 

PROJECT. 

 

GC-1.  CONFORMANCE WITH APPROVED PLANNING APPLICATION: 
All building permit drawings and subsequent construction and operation 
shall substantially conform with the approved planning application, 

including: drawings/plans, materials samples, building colors, and other 
items submitted as part of the approved application. Any proposed 

amendments to the approved plans or Conditions of Approval are subject 
to review and approval by the City. The Director of Community 
Development shall determine whether revisions are considered major or 

minor. Minor changes are subject to review and approval by the Director 
of Community Development. Major changes are subject to review at a 

public hearing. [COA] [PLANNING]  

 

GC-2. ENTITLEMENTS—EXERCISE AND EXPIRATION: 
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The approved entitlements shall be null and void two years from the date 
of approval by the final review authority if the approval is not exercised, 
unless a written request for an extension is received prior to the expiration 

date and is approved by the Director of Community Development. [SDR] 
(PLANNING)  

 

GC-3. ENTITLEMENTS—DISCONTINUANCE AND EXPIRATION:  
The entitlements shall expire if discontinued for a period of one year or 

more. [SDR] (PLANNING)  
 

GC-4. INDEMNITY: 
The applicant/developer shall defend, indemnify, and hold harmless the 

City, or any of its boards, commissions, agents, officers, and employees 
(collectively, "City") from any claim, action, or proceeding against the City 
to attack, set aside, void, or annul, the approval of the project when such 

claim, action, or proceeding is brought within the time period provided for 
in applicable state and/or local statutes. The City shall promptly notify 

the developer of any such claim, action or proceeding. The City shall have 
the option of coordinating the defense. Nothing contained in this condition 
shall prohibit the City from participating in a defense of any claim, action, 

or proceeding if the City bears its own attorney's fees and costs, and the 
City defends the action in good faith. [COA] [OFFICE OF THE CITY 

ATTORNEY] 

 

GC-5. NOTICE OF FEES PROTEST:  

As required by California Government Code Section 66020, the project 
applicant is hereby notified that the 90-day period has begun as of the 
date of the approval of this application, in which the applicant may protest 

any fees, dedications, reservations, or other exactions imposed by the city 
as part of the approval or as a condition of approval of this development. 

The fees, dedications, reservations, or other exactions are described in the 
approved plans, conditions of approval, and/or adopted city impact fee 

schedule. [SDR] [PLANNING / OCA] 

 

GC-6. PUBLIC IMPROVEMENTS:  

The developer is required to install, per Sunnyvale Municipal Code 
Sections 18.08, all public improvements, which may include but not be 
limited to curb & gutter, sidewalks, driveway approaches, curb ramps, 

street pavements, utility extensions and connections, meters/vaults, trees 
and landscaping, striping, streetlights, etc. 

 

All public improvements shall be designed and constructed in accordance 

with current City design standards, standard details and specifications, 
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and Americans with Disabilities Act (ADA) requirements where applicable, 
unless otherwise approved by the Department of Public Works. 

 

The developer is required to complete the installation of all public 
improvements and other improvements deemed necessary by the Public 

Works Department, prior to occupancy of the first building, or to the 
satisfaction of the Department of Public Works. [COA] [PUBLIC WORKS]  

 

GC-7. PARCEL MAP RECORDATION:  

This project is subject to, and contingent upon the approval of, a tentative 
map and recordation of a Parcel Map. The submittal, approval, and 

recordation of the Parcel Map shall be in accordance with the provisions 
of the California Subdivision Map Act and Sunnyvale Municipal Code Title 
18 Subdivision requirements. All existing and proposed property lines, 

easements, and dedications shown on the tentative map are subject to 
City’s technical review and approval during the parcel map process prior 

to any grading or building permit. Sheet C0.0-C1.0 of Tentative Map 
submittal dated 09/17/25 is subject to change during plan check process. 

[COA] [PUBLIC WORKS] 

 
GC-8. CONFORMANCE WITH PREVIOUS PLANNING PERMIT: 

The subject site shall comply with all conditions of approval and 
requirements of planning application PLNG-2023-0234. [PLANNING] 

[COA] 

 

GC-9. STORMWATER MANAGEMENT PLAN: 

The project is subject to Provision C3, of the Municipal Regional 
Stormwater Permit Order No. R2-2022-0018, as determined by a 
completed Stormwater Management Plan Data Form, and therefore must 

submit a Stormwater Management Plan as per SMC 12.60.210 prior to 

issuance of the building permit. [SDR] [PLANNING]  

 

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. PARCEL MAP:  

This project is subject to, and contingent upon recordation of one or more 
parcel maps. The submittal, approval and recordation of the parcel 
map(s) shall be in accordance with the provisions of the California 
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Subdivision Map Act and Sunnyvale Municipal Code Title 18 Subdivision 
requirements. Parcel map(s) shall be recorded prior to any grading or 
building permit issuance of any building located on that certain lot as 

shown on the corresponding parcel map. [COA] [PUBLIC WORKS]  

 

PM: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO THE 

APPROVAL OF THE FINAL MAP OR PARCEL MAP. 

 

PM-1. PARCEL MAP COMPLIANCE WITH TENTATIVE MAP: The parcel map 
shall be substantially the same as the tentative map. Any alteration of 

the tentative map after the tentative map is approved is subject to 
additional approval by the City and may require a public hearing. Sheet 
C0.0-C1.0 of Tentative Map submittal dated 09/27/25 is subject to 

change during plan check process. [COA] [PLANNING/PUBLIC WORKS] 
 
PM-2. TITLE 18 AND SUBDIVISION MAP ACT:  

The submittal, approval and recordation of the parcel map shall be in 
accordance with the provision of the California Subdivision Map Act 

and Sunnyvale Municipal Code Title 18 Subdivision requirements. 
[COA] [PUBLIC WORKS] 
 

PM-3. RESERVATION/ABANDONMENT OF EASEMENTS:  
Reservation of new and/or abandonment of existing public/private 

utility easement(s), ingress/egress easement(s) necessary for the 
project shall be delineated on the map or recorded concurrently with 
the map with a separate instrument. (SMC 18.16.010 (c), Subdivision 

Map Act §66475 and §66499.20-1/2 for public easements) Quitclaim 
deed is required for abandonment of private easements prior to map 
recordation. All easements shall be kept open and free from buildings 

and structures of any kind except those appurtenances associated with 
the defined easements. [COA] [PUBLIC WORKS] 

 
PM-4. EMERGENCY VEHICLE ACCESS EASEMENT:  

This project requires a minimum 20’-wide dedication of an emergency 

vehicle ingress and egress easement on and over private roadways. 
[COA] [PUBLIC SAFETY/PUBLIC WORKS] 

 
PM-5. UTILITY COMPANY APPROVAL:  

Obtain map approval letters from the utility companies in regards to 

any existing or new easements associated with their facilities. [COA] 
[PUBLIC WORKS]  

 

PM-6. PUBLIC WORKS DEVELOPMENT FEES:  
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The developer shall pay all applicable Public Works development fees 
associated with the project, including but not limited to, utility frontage 
and/or connection fees and off-site improvement plan check and 

inspection fees, prior to map recordation or any permit issuance, 
whichever occurs first. The exact fee amount shall be determined based 
upon the fee rate at the time of fee payment. [COA] [PUBLIC WORKS]  

 
PM-7. IMPROVEMENT SECURITIES:  

The developer shall pay all applicable Public Works development fees 
and provide all improvement securities associated with the project, 
including but not limited to, utility frontage and/or connection fees and 

off-site improvement plan check and inspection fees, prior to map 
recordation or any permit issuance, whichever occurs first. The exact 
fee amount shall be determined based upon the fee rate at the time of 

fee payment. [COA] [PUBLIC WORKS]  
 

PM-8.  COVENANTS, CONDITIONS AND RESTRICTIONS (CC&Rs):  
Any proposed deeds, covenants, conditions, restrictions and by-laws 
relating to the subdivision are subject to review and approval by the 

City. The CC&R’s shall include the following provisions: 
a) All public/private easements pertaining to the project shall be 

identified and/or defined and made aware to the homeowners 
in the CC&R’s. 

b) The Homeowners Association shall maintain parkstrip 

landscaping and sidewalk in perpetuity along the public street 
fronting the project site. (SMC 13.08.370 and 13.08.380) 

c) The developer shall maintain all private utilities and 

landscaping for a period of three years following installation 
of such improvements or until the improvements are 

transferred to a Homeowners Association, following sale of at 
least 75% of the units, whichever comes first. (Subdivision 
Improvement Agreement) 

d) Homeowners are prohibited from modifying drainage facilities 
and/or flow patterns of their lots without first obtaining 

permission from the City. 
e) There shall be provisions of post construction Best 

Management Practices in the CC&R’s in regards to the storm 

water management. (SMC 12.60.200) 
[COA] [PUBLIC WORKS/PLANNING/CITY ATTORNEY] 

  

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. 
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PF-1. CONDITIONS, COVENANTS AND RESTRICTIONS (CC&RS) 
(RECORDATION): 
The Developer/Owner shall submit a copy of the recorded CC&Rs and a 

letter from the Developer/Owner either indicating that the recorded 
CC&Rs are in conformance with the approved draft CC&Rs or summary of 
changes shall be provided to the Director of Community Development prior 

to release if utilities or certificate of occupancy. [COA] [PUBLIC 

WORKS/PLANNING/CITY ATTORNEY]  

 

PF-2. POA ESTABLISHMENT: 
The developer shall submit to the Planning Division the names, addresses, 

and telephone numbers of the officers of the property owner’s 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]  

 

DC: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL 

TIMES DURING THE CONSTRUCTION PHASE OF THE PROJECT. 

 

DC-1. 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]  

 

DC-2. CLIMATE ACTION PLAN – OFF-ROAD EQUIPMENT REQUIREMENT:  
OR 2.1: Idling times will be minimized either by shutting equipment off 
when not in use or reducing the maximum idling time to 5 minutes (as 

required by the California airborne toxics control measure Title 13, Section 
2485 of California Code of Regulations [CCR]), or less. Clear signage will 

be provided at all access points to remind construction workers of idling 
restrictions.  

OR 2.2: Construction equipment must be maintained per manufacturer’s 

specifications.  

OR 2.3: Planning and Building staff will work with project applicants to 

limit GHG emissions from construction equipment by selecting one of the 
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following measures, at a minimum, as appropriate to the construction 

project:  

a) Substitute electrified or hybrid equipment for diesel- and gasoline-

powered equipment where practical.  

b) Use alternatively fueled construction equipment on-site, where 
feasible, such as compressed natural gas (CNG), liquefied natural 

gas (LNG), propane, or biodiesel.  

c) Avoid the use of on-site generators by connecting to grid electricity 

or utilizing solar-powered equipment.  

d) Limit heavy-duty equipment idling time to a period of 3 minutes or 

less, exceeding CARB regulation minimum requirements of 5 

minutes. [COA] [PLANNING]  

 

DC-3. DUST CONTROL:  

At all times, the Bay Area Air Quality Management District’s CEQA 
Guidelines and “Basic Construction Mitigation Measures Recommended 

for All Proposed Projects”, shall be implemented. [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. INTENSIFICATION OF USE 

Based on the allowable density, no additional residential units can be 
added to the Senior Living Housing Development approved on Lot 1 on the 

Tentative Parcel Map. [COA] [PLANNING] 

 
AT-2. RECYCLING AND SOLID WASTE: 

All exterior recycling and solid waste shall be confined to approved 

receptacles and enclosures. [COA] [PLANNING]  

 

AT-3. LANDSCAPE MAINTENANCE: 
All landscaping shall be installed in accordance with the approved 

landscape plan and shall thereafter be maintained in a neat, clean, and 
healthful condition. Trees shall be allowed to grow to the full genetic height 
and habit (trees shall not be topped). Trees shall be maintained using 

standard arboriculture practices. [COA] [PLANNING]  

 

AT-4. PARKING MANAGEMENT 

On-site parking management shall conform with the approved parking 
management plan. [COA] [PLANNING]  
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AT-5. PARKING:  

On-site parking management shall conform to the approved parking 
management plan. The project is required to maintain the approved a total 

of 250 parking spaces (123 parking spaces for the senior housing 
development, 49 spaces for the ground-floor commercial area, and 78 
spaces for the convalescent hospital). Parking spaces shall be used for 

automobile parking purposes only and shall be prohibited from being 
converted to any other use. [COA] [PLANNING] 

 

AT-6. PARKING LOT MAINTENANCE (NONRESIDENTIAL): 
The surface parking and parking garage shall be maintained in 

accordance with the approved plans and as follows: 

a) Clearly mark all employee, customer, and compact spaces. This 
shall be specified on the Building Permit plans and completed 

prior to occupancy. 

b) Maintain all parking lot striping and marking. 

c) Assure that adequate lighting is available in parking lots to keep 

them safe and desirable for the use. 

d) Require signs to direct vehicles to additional parking spaces on-

site, as needed. 

e) Clearly mark all compact spaces as per approved plans. [COA] 

[PLANNING]  

 

AT-7. PARKING LOT MAINTENANCE (RESIDENTIAL): 

The parking lot shall be maintained as follows: 

a) Garage spaces shall be maintained at all times so as to allow for 

parking of vehicles. 

b) Clearly mark all assigned and guest parking 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/or patrons. [COA] [PLANNING] 

 

AT-8. POA 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 property owners’ association, 
architectural review committee or similar committee; applications for 
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physical modifications on privately owned property shall require the 
individual property owner’s signature. Individual property owners 
submitting an application for physical modifications on private property 

shall comply with any approval processes outlined as such in the 
conditions, covenants & restrictions (CC&Rs) of their respective 

development. [COA] [PLANNING]  

 

AT-9. POA RESPONSIBILITIES: 

The chairperson, secretary or principal officer of any committee or 
association shall notify the Planning Division and the Neighborhood and 
Community Resources Division of any change in officers and provide the 

names, addresses and telephone numbers of the new officers within thirty 
(30) days after the change becomes effective. [COA] [PLANNING 

DIVISION/NEIGHBORHOOD AND COMMUNITY RESOURCES DIVISION]  

 


