
Planning Commission

City of Sunnyvale

Notice and Agenda - Final

Telepresence Meeting: City Web Stream | 

Comcast Channel 15 | AT&T Channel 99

7:00 PMMonday, September 13, 2021

Special Meeting: Study Session - Canceled | Public Hearing - 7:00 PM

Meeting Online Link: https://sunnyvale-ca-gov.zoom.us/j/91827390357

TELECONFERENCE NOTICE

Because of the COVID-19 emergency and the “shelter in place” orders issued by 

Santa Clara County and the State of California, the meeting of the Sunnyvale 

Planning Commission on September 13, 2021, will take place by teleconference, 

as allowed by Governor Gavin Newsom’s Executive Order N-29-20 and N-08-21.

• Watch the Planning Commission meeting on television over Comcast Channel 

15 and AT&T Channel 99, or at https://Sunnyvale.ca.gov/YouTubeMeetings or 

https://Sunnyvaleca.Legistar.com/Calendar.aspx

• Submit written comments to the Planning Commission up to 4 hours prior to the 

meeting to planningcommission@sunnyvale.ca.gov or by mail to Sunnyvale 

Planning Division, 456 W. Olive Avenue, Sunnyvale, CA 94086-3707.

• Teleconference participation: You may provide audio public comment by 

connecting to the teleconference meeting online or by telephone. Use the Raise 

Hand feature to request to speak (*9 on a telephone):

Meeting Online Link: https://sunnyvale-ca-gov.zoom.us/j/91827390357

Meeting call-in telephone number: 833-548-0276 | Meeting ID: 918 2739 0357

Pursuant to the Americans with Disabilities Act (ADA) and Executive Order 

N-29-20, if you need special assistance to provide public comment, contact the 

City at least 2 hours prior to the meeting in order for the City to make reasonable 

alternative arrangements for you to communicate your comments. For other 

special assistance, please contact the City at least 48 hours prior to the meeting to 

enable the City to make reasonable arrangements to ensure accessibility to this 
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meeting. The Planning Division may be reached at 408-730-7440 or at 

planning@sunnyvale.ca.gov (28 CFR 35.160 (b) (1)).

STUDY SESSION CANCELED

7 P.M. PLANNING COMMISSION MEETING

CALL TO ORDER

Call to Order via Teleconference

ROLL CALL

ORAL COMMUNICATIONS

This category provides an opportunity for members of the public to address the 

commission on items not listed on the agenda and is limited to 15 minutes (may 

be extended or continued after the public hearings/general business section of the 

agenda at the discretion of the Chair) with a maximum of up to three minutes per

speaker. Please note the Brown Act (Open Meeting Law) does not allow the 

Planning Commission to take action on an item not listed on the agenda. If you 

wish to address the Planning Commission, please refer to the notice at the 

beginning of this agenda. Individuals are limited to one appearance during this 

section.

CONSENT CALENDAR

All matters listed on the consent calendar are considered to be routine and will be 

acted upon by one motion. There will be no separate discussion of these items. If 

a member of the public would like a consent calendar item pulled and discussed 

separately, please refer to the notice at the beginning of this agenda.

1. 21-0885 Approve Planning Commission Meeting Minutes of August 23, 2021 

Recommendation: Approve Planning Commission Meeting Minutes of August 23, 

2021 as submitted.

PUBLIC HEARINGS/GENERAL BUSINESS

If you wish to speak to a public hearing/general business item, please refer to the 

notice at the beginning of this agenda. Each speaker is limited to a maximum of 

three minutes.

2. 21-0820 Proposed Project: General Plan Amendment Initiation: to consider a 

100% Floor Area Ratio (FAR) combining district on 10 parcels in the 
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M-S zoning district totaling 63 acres.

Location: 974 East Arques Avenue (APNs: 205-36-006, 205-36-007, 

205-36-008), 190 Commercial Street (APN: 205-35-001), 198 

Commercial Street (APN: 205-35-002), 930 East California Street 

(APN: 205-35-003), 1050/1090 East Arques Avenue (APN: 

205-37-009), 928/930 East Arques Avenue (APN: 205-35-017), and 

955/965 East Arques Avenue (APNs: 205-25-018 and 205-25-019)

File #: 2021-7282

Zoning: M-S - Industrial and Service

General Plan: Industrial

Applicant / Owner: RMW Architecture & Interiors (applicant) / Applied 

Materials, Inc. (owner)

Environmental Review: The project is exempt from the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 

Section 15378(a).

Project Planner: Momoko Ishijima, (408) 730-7532, 

mishijima@sunnyvale.ca.gov

Recommendation: Alternative 2: Recommend to the City Council to initiate a 

General Plan Amendment study of a larger study area as an 

industrial intensification site in the General Plan to allow 100% 

FAR with the preparation of a Specific, Area, or Precise Plan 

(as shown in Attachment 7 to the report).

3. 21-0862 Proposed Project: 

DESIGN REVIEW for a new two-story single-family residence with 

4,257 square feet gross floor area (3,815 square feet living area and 

442 square foot garage) and 43.6% Floor Area Ratio (FAR).

Location: 575 Crawford Drive (APN: 201-34-010)

File #: 2020-7579

Zoning: R-0

Applicant / Owner: Deng Design Studio (applicant) / Chaolin Chiang 

(owner)

Environmental Review: A Class 3 Categorical Exemption relieves this 

project from the CEQA provisions. 

Project Planner: Aastha Vashist, (408) 730-7458, 

avashist@sunnyvale.ca.gov

Recommendation: Alternative: Approve the Design Review with the Conditions of 

Approval in Attachment 4

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

INFORMATION ONLY REPORTS/ITEMS
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4. 21-0886 Planning Commission Proposed Study Issues, Calendar Year: 2022 

(Information Only)

NON-AGENDA ITEMS AND COMMENTS

-Commissioner Comments

-Staff Comments

ADJOURNMENT

Notice to the Public:

 

Any agenda related writings or documents on this agenda distributed to members 

of the Planning Commission are available by contacting the Planning Division at 

planning@sunnyvale.ca.gov. Agendas and associated reports are also available at 

sunnyvaleca.legistar.com/calendar.aspx 72 hours before the meeting.

 

Planning a presentation for a Planning Commission meeting? To help you prepare 

and deliver your public comments, please review the "Making Public Comments 

During City Council or Planning Commission Meetings" document available on the 

City website.

 

PLEASE TAKE NOTICE that if you file a lawsuit challenging any final decision on 

any public hearing item listed in this agenda, the issues in the lawsuit may be 

limited to the issues which were raised at the public hearing or presented in 

writing to the City at or before the public hearing.

 

PLEASE TAKE FURTHER NOTICE that Code of Civil Procedure section 1094.6 

imposes a 90-day deadline for the filing of any lawsuit challenging final action on 

an agenda item which is subject to Code of Civil Procedure section 1094.5. 

Pursuant to the Americans with Disabilities Act (ADA), if you need special 

assistance in this meeting, please see the notice at the beginning of this agenda.
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City of Sunnyvale

Agenda Item 1

21-0885 Agenda Date: 9/13/2021

SUBJECT
Approve Planning Commission Meeting Minutes of August 23, 2021

RECOMMENDATION
Approve Planning Commission Meeting Minutes of August 23, 2021 as submitted.
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City of Sunnyvale

Meeting Minutes - Draft

Planning Commission

7:00 PM Telepresence Meeting: City Web Stream | 

Comcast Channel 15 | AT&T Channel 99

Monday, August 23, 2021

Special Meeting: Study Session - Canceled | Public Hearing - 7:00 PM

TELECONFERENCE NOTICE

STUDY SESSION CANCELED

7 P.M. PLANNING COMMISSION MEETING

CALL TO ORDER

Pursuant to Section 3 of Executive Order N-29-20 (March 17, 2020) and Section 42 

of Executive Order N-08-21 (June 11, 2021), issued by Governor Newsom, the 

meeting was conducted telephonically.

Chair Howard called the meeting to order at 7:00 PM.

ROLL CALL

Chair Daniel Howard

Vice Chair Martin Pyne

Commissioner Sue Harrison

Commissioner Ken Rheaume

Commissioner Carol Weiss

Present: 5 - 

Commissioner John HoweAbsent: 1 - 

Commissioner Howe’s absence is excused.

ORAL COMMUNICATIONS

None.

CONSENT CALENDAR

1. 21-0823 Approve Planning Commission Meeting Minutes of August 9, 2021 

MOTION: Vice Chair Pyne moved and Commissioner Rheaume seconded the 
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motion to approve the Consent Calendar.

Yes: Chair Howard

Vice Chair Pyne

Commissioner Harrison

Commissioner Rheaume

4 - 

No: 0   

Absent: Commissioner Howe1 - 

Abstained: Commissioner Weiss1 - 

2. 21-0844 Proposed Project: Related applications on a 0.14-acre site:

DESIGN REVIEW to allow a single-story addition of 498 square 

feet to an existing two-story home, resulting in 2,977 square feet 

(2,513 square feet living space and 464 square feet garage) and 

49.6% floor area ratio (FAR).

Location: 693 W. Remington Drive (APN: 201-30-040)

File #: 2021-7169

Zoning: R-0

Applicant / Owner: CAGE Design Build (applicant) / Cole and Jessica 

N Lodge (owner)

Environmental Review: A Class 1 Exemption relieves this project from 

the California Environmental Quality Act (CEQA) provisions.

Project Planner: Kelly Cha, Associate Planner, 

kcha@sunnyvale.ca.gov

MOTION: Vice Chair Pyne moved and Commissioner Rheaume seconded the 

motion to approve the Consent Calendar.

Yes: Chair Howard

Vice Chair Pyne

Commissioner Harrison

Commissioner Rheaume

4 - 

No: 0   

Absent: Commissioner Howe1 - 

Abstained: Commissioner Weiss1 - 

PUBLIC HEARINGS/GENERAL BUSINESS

3. 21-0642 Proposed Project:

Forward recommendations related to the Lawrence Station Area Plan 

(LSAP) to the City Council to:

1. Adopt a Resolution to:
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a. Certify the Subsequent Environmental Impact Report;

b. Make the findings required by the California Environmental 

Quality Act;

c. Adopt the Statement of Overriding Considerations and 

Mitigation Monitoring and Reporting Program;

d. Adopt the Water Supply Assessment;

e. Amend the Lawrence Station Area Plan;

f. Amend the General Plan and update the General Plan Map;

g. Adopt the LSAP Sense of Place Plan;

h. Amend the LSAP Development Incentives Program.

2. Adopt a Resolution to:

a. Amend Resolution No. 1060-21 (Master Fee Schedule) to 

add the LSAP Plan Fee, LSAP Sense of Place Fee, 

LSAP Residential Wastewater Fee, and LSAP 

Transportation Impact Fee.

3. Introduce an Ordinance to:

a. Amend Sunnyvale Municipal Code (SMC) Section 19.16.020 

(Zoning Districts-Creation), Chapter 19.35 (Lawrence 

Station Area Plan Specific Plan District), and make 

related changes to the SMC to implement the amended 

LSAP;

b. Amend the Precise Zoning Plan Districts Map and re-zone 

parcels within the LSAP district;

c. Add Chapter 3.52 (LSAP Transportation Impact Fee) to Title 

3.50 (Revenue and Finance).

Location:

Existing Plan: Lawrence Station Area

Proposed Boundary Expansion Sites: 932 Kifer Road (APN 

205-49-005), 950 Kifer Road (APN 205-49-012), 945 Kifer Road 

(APN 205-40-002), and 955 Kifer Road (APN 205-40-001)

File nos.:

2017-7082 (Lawrence Station Area Plan Amendment)

2018-7714 (Sense of Place Plan)

2018-7723 (General Plan Amendment/Rezoning for Boundary 

Expansion Sites)

Zoning:

LSAP - Various designations of Flexible Mixed-Use I (MXD-I), 

Flexible Mixed-Use II (MXD-II), Flexible Mixed-Use III (MXD-III), 

LSAP Industrial and Service (M-S/LSAP), Office/Retail (O-R), and 

High Density Residential and Office (R-5)

Proposed Boundary Expansion Sites - General Industrial 

(M-3) [932 and 950 Kifer Road] and Industrial and Service (M-S) 

[945 and 955 Kifer Road]

Applicants: City of Sunnyvale (file #’s 2017-7082 and 2018-7714) and 
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Intuitive Surgical, Inc. (file # 2018-7723)

Environmental Review (SCH # 2019012022): Adopt a resolution to 

make findings required by CEQA, certify the Subsequent Environmental 

Impact Report (SEIR), and adopt a Statement of Overriding 

Considerations and Mitigation Monitoring and Reporting Program.

Project Planner: George Schroeder, 408-730-7443, 

gschroeder@sunnyvale.ca.gov

Senior Planner George Schroeder presented the staff report with a slide 

presentation.

Commissioner Weiss requested clarification on whether recent state legislation 

permits maximum housing capacity and referenced information on the fifth slide of 

the staff presentation. Senior Planner Schroeder explained that the City is unable to 

enforce a maximum housing capacity, and the number of units were studied from an 

environmental review standpoint. Assistant Director Andrew Miner and Senior 

Planner Schroeder both confirmed that an increase in density within developments 

is permitted as long as certain incentives, such as community benefits and housing 

affordability, are offered.

Commissioner Rheaume asked whether the proposed plan update will preserve 

existing redwoods such as those on Sonora Court. Senior Planner Schroeder stated 

that chapter six of the amended Lawrence Area Station Plan (LSAP) discusses the 

guidelines and policies for public improvements and tree preservation. He also 

mentioned that some sidewalks will be created behind the trees on Sonora Court to 

avoid impacting the mature trees there.

Vice Chair Pyne asked whether the language in the Lawrence Area Station Plan 

(LSAP) pertaining to the preservation of trees is sufficient to satisfy state laws. 

Senior Planner Schroeder assured him that requirements for preserving trees are 

evaluated according to arborist reports and the removal of trees is assessed on a 

per-project basis. 

Vice Chair Pyne questioned whether the plan amendments will impact the project in 

progress on 1178 Sonora Court. Senior Planner Schroeder confirmed that the 

project located at 1178 Sonora Court is expected to be deemed complete prior to 

adoption of the plan updates. 

Vice Chair Pyne asked whether adoption of the LSAP and its aim to rezone the 

Lawrence Station Area for commercial use will impact the residential project that is 

currently underway at 1202 Kifer Road. Senior Planner Schroeder stated that staff 
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informed the applicant of their option to file a SB 330 preliminary application prior to 

adoption of the plan updates, which would allow them to proceed with a residential 

project regardless of whether the Lawrence Station Area Plan is adopted. 

Commissioner Harrison and Senior Planner Schroeder discussed the method for 

reading the table listed on page 14 of the staff report. 

Commissioner Harrison inquired about why residential uses on the Costco site 

would be prohibited under the plan update. Assistant Director Miner explained that 

nonresidential zoning proposed under the plan update would preserve the existing 

use, so the City cannot require residential on that site. There is also a concern 

under recent changes in state law that opportunities for residential development 

elsewhere in the Lawrence Station area would be diminished. 

Commissioner Harrison explored the possibility of property owners and developers 

taking advantage of density incentives by building part of The Loop Road and 

providing public open spaces. According to Senior Planner Schroeder, there are 

minimum requirements in place to ensure that easements are provided for public 

access if a property is within the path of the Loop Road. Higher incentive points are 

awarded for the construction of these improvements. He stated that property owners 

and developers who are subject to these requirements benefit since these roads 

may be used for other purposes such as emergency vehicle access.

Commissioner Harrison probed whether the City has areas in mind that may be 

designated as public open space. Senior Planner Schroeder stated that 

opportunities for public open space are always considered and noted that the area 

east of Lawrence Expressway is one such example. He also noted that the City has 

two LSAP projects that include open space areas.

Chair Howard asked whether staff had a response to the letter sent by PS Business 

Parks, Inc. (PSBP). Senior Planner Schroeder acknowledged that the site owned by 

PS Business Parks, Inc. (1310-1380 Kifer Road) is in the path of many of the 

proposed improvements within the LSAP. He also countered that in spite of this, 

these roads may be used for other purposes such as emergency vehicle access, 

there are plenty of density incentives available, and the site’s land area may allow 

for the most units in the plan area.

Chair Howard opened the Public Hearing.
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Dick Scott, Divisional Vice President of PS Business Parks, Inc. (PSBP), stated that 

the proposed plan update involves a 60-foot-wide Loop Road that will intersect their 

site, restrict their flexibility, and negatively impact the number of units they may 

provide. Instead, Mr. Scott suggested that this road instead be placed to the west of 

their site to alleviate the burden that the proposed project will have on their site.

Bradley Karvasek, a colleague of Mr. Scott’s, urged the Planning Commission to 

consider moving the Loop Road to the west, rather than through the center, of their 

site.

Cliff Bargar, a regular commuter to the Lawrence Station area, recognized how the 

area has improved by transforming from industrial to urban over the years. While he 

spoke in favor of the proposed project, he offered a few suggestions. These 

included considering the impact of widened intersections and additional turn lanes 

on pedestrians and bicyclists; a Kifer Road diet complete with protected bike lanes; 

and the construction of sidewalks on existing public right-of-way. 

Blake Reinhardt, Vice President of Construction for Intuitive Surgical, Inc., spoke in 

favor of the plan updates and requested the Planning Commission’s approval of the 

LSAP and Environmental Impact Report.

Commissioner Harrison offered the possibility of a development incentive for 

consolidating parcels in the Lawrence/Willow/Reed subarea (MXD-IV zoning district) 

as a means for facilitating development. Assistant Director Miner advised that this 

recommendation may be made to City Council.

Commissioner Rheaume sought staffs’ response to the request made by 

representatives of PS Business Parks, Inc. (PSBP) to relocate the Loop Road to the 

west of their site rather than the center. Assistant Director Miner provided an 

overview of the Loop Road’s proposed location and explained that its incorporation 

in the plan is incentive-based. Senior Planner Schroeder added that the Loop 

Road’s alignment with Corvin Drive allows for a protected crossing and stated that 

there is flexibility for its placement on the site as long as it extends southward and 

aligns with the parcel adjacent to it since this will allow for extension in the future. 

He also pointed out that it is an easement rather than a dedication which will not 

negatively affect unit potential. Chair Howard and Assistant Director Miner reiterated 

these points in a subsequent conversation. 

Chair Howard asked whether staff considered the possibility of a Kifer Road diet.
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Chair Howard closed the Public Hearing.

Principal Transportation Engineer Lillian Tsang confirmed that, in the past, the City 

of Santa Clara, which partially shares Kifer Road with the City of Sunnyvale, 

expressed no interest in exploring a Kifer Road diet. As a result, the City is not 

proposing a road diet for Kifer Road.

Vice Chair Pyne questioned whether fully protected bike lanes on Kifer Road were 

considered. Principal Transportation Engineer Tsang responded that the 

right-of-way on Kifer Road poses limitations that inhibit the maintenance of two 

lanes for travel in both directions as well as a median allowing turn lanes into 

various driveways.

MOTION: Commissioner Harrison moved and Commissioner Rheaume seconded 

the motion to approve Alternative 2 – Recommend the Actions in Alternative 1 with 

modifications provided the modifications are with the scope of the environmental 

review.

The modifications are as follows:

1.) Extend the availability of development incentives for consolidating parcels to the 

Lawrence/Willow/Reed subarea (MXD-IV zoning district); and

2.) City staff shall follow up with the City of Santa Clara to determine whether there 

is interest in a road diet on Kifer Road that would accommodate Class IV protected 

bicycle lanes.

Commissioner Harrison articulated that the staff recommendation is well thought out 

and shared her appreciation of staff’s efforts to tie together the proposed plan 

update’s many moving pieces.

Commissioner Rheaume commended Senior Planner Schroeder and staff involved 

with the proposed project and highlighted the proposed plan update’s flexibility and 

holistic approach.

Vice Chair Pyne spoke in favor of the motion and thanked staff for a well-done plan.

Commissioner Weiss voiced her support of the motion and expressed that she is 

impressed with the proposed plan update’s scope.
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Chair Howard spoke in favor of the motion and praised staff’s efforts to address 

concerns surrounding the proposed plan update.

The motion carried by the following vote:

Yes: Chair Howard

Vice Chair Pyne

Commissioner Harrison

Commissioner Rheaume

Commissioner Weiss

5 - 

No: 0   

Absent: Commissioner Howe1 - 

These recommendations will be forwarded to the City Council for consideration at 

the September 14, 2021 meeting.

4. 21-0758 Proposed Project: Related applications on multiple sites totaling 

32.4-acres:

SPECIAL DEVELOPMENT PERMIT: To demolish two existing 

industrial/office/R&D buildings and three accessory structures 

and construct two new three-story office/R&D/manufacturing 

buildings totaling 1,211,000 sq. ft. (including 148,000 sq. ft. of 

basement space) connected by a pedestrian bridge across Kifer 

Road; and construct an 11,000 sq. ft. freestanding amenity 

building for a total combined FAR of 77%. The project also 

includes a five-level, above ground parking structure with an 

attached 12,000 sq. ft. central utility plant.

VESTING TENTATIVE PARCEL MAP: To merge four existing 

lots into two.

DEVELOPMENT AGREEMENT: Introduction of an Ordinance 

Approving and Adopting a Development Agreement Between the 

City of Sunnyvale and Intuitive Surgical, Inc. 

Location: 932 Kifer Road (APN 205-49-005), 950 Kifer Road (APN 

205-49-012), 945 Kifer Road (APN 205-40-002), 955 Kifer Road (APN 

205-40-001)

File #: 2019-7557

Zoning: M-S (945/955 Kifer Road) and M-3 (932/950 Kifer Road)

Applicant / Owner: Foster + Partners/Intuitive Surgical, Inc.

Environmental Review: No additional review required as per CEQA 

Guidelines 15168(c)(2) and (4) - environmental impacts of the project 
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are addressed in the Lawrence Station Area Plan Update/Intuitive 

Surgical Corporate Campus Project Subsequent Environmental Impact 

Report (SEIR - State Clearinghouse No. 2019012022)

Project Planner: George Schroeder, (408) 730-7443, 

gschroeder@sunnyvale.ca.gov

Senior Planner George Schroeder presented the staff report with a slide 

presentation.

Vice Chair Pyne requested an explanation for why the revised Recommended 

Condition of Approval PF-2 excluded mention of gateway signage although it is still 

mentioned in the staff report. Senior Planner Schroeder advised that the gateway 

signage will still be built by the proposed project, but it is no longer part of the 

Development Agreement that is referenced in PF-2. Director Trudi Ryan added that 

the applicant requested to complete the gateway signage and median improvements 

in lieu of paying the sense of place fee. 

Vice Chair Pyne and Senior Planner Schroeder discussed the potential for future 

projects installing sidewalks to the west of the project site that would connect to the 

sidewalks that will be built by the proposed project. 

Commissioner Harrison questioned how the median to be built on Kifer Road will be 

affected by the recommendation that will be made to City Council pertaining to the 

buffered bike lanes and Kifer Road diet that the City will collaborate with the City of 

Santa Clara on. Senior Planner Schroeder assured her that any modifications to the 

Kifer Road cross section will not affect the overall median since it has always been 

part of plans for the road diet.

Commissioner Weiss and Senior Planner Schroeder conversed about the proposed 

project’s many security features. Among them are the eight-foot security fencing on 

both sides, driveway gates, and additional security measures that will control 

access to the building. 

Commissioner Weiss inquired about the proposed project’s solid waste disposal 

plan and whether it will address disposal of hazardous materials. Senior Planner 

Schroeder explained that this plan pertains to regular solid waste and recycling. 

Assistant Director Miner recommended that Commissioner Weiss follow up with the 

applicant for a more detailed explanation of the solid waste disposal plan. 

Commissioner Rheaume probed about whether the proposed project incorporates 

enclosures around utilities. Senior Planner Schroeder revealed that the proposed 
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project’s main transformers will be located within the building and that its many 

backflow preventers will be shielded from street view by landscape screening. 

Applicants Blake Reinhardt and Blake Dobbin from Intuitive Surgical Inc. presented 

the project including additional images and information.

Commissioner Weiss followed up with the applicant regarding the proposed 

project’s use of hazardous materials. Eric Morley, co-founder of The Morley Bros., 

confirmed that the proposed project will involve assembly of existing parts—all of 

which do not use hazardous materials.  

Commissioner Weiss and Mr. Morley engaged in a discussion about whether the 

demolition of the existing property and construction of the proposed project will be 

done in phases. Mr. Morley voiced that while demolition will occur over the course 

of approximately 30 to 45 days, the construction of both the north and south sites of 

the proposed project are intended to be done simultaneously.

Vice Chair Pyne inquired about the placement of public art referenced in the staff 

report. Mr. Morley disclosed that while its placement is subject to the approval of the 

Arts Commission, this art is planned to be situated on Kifer Road at the parking 

garage.

Vice Chair Pyne and Mr. Morley deliberated upon the possibility of including more 

parking spaces than what is required by the code minimum. Mr. Morley revealed 

that they are open to repurposing or utilizing the parking garage to include more 

parking spaces than is required in the future.

Vice Chair Pyne and Mr. Morley conversed about what experience the shared-use 

path will offer to those passing through. Mr. Morley clarified that since Intuitive 

Surgical Inc. does not own the adjacent property where the path would continue 

(960 Kifer Road), they may only provide a recreation space that is lighted, 

landscaped, comfortable, convenient, and safe on the project site until the adjacent 

site redevelops.

Commissioner Rheaume questioned whether there is still cleanup of soil required on 

one of the properties and how long the process will take. Mr. Morley explained that 

the proposed project is subject to a remedial action plan to clean up and dispose of 

contaminated soil as per local, state, and federal requirements. He assured that this 

process will take place within the planned demolition phase of the existing property 
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site.

Chair Howard opened the Public Hearing.

Cliff Bargar, an employee of Intuitive Surgical Inc., emphasized the beauty of the 

proposed project, congratulated the team responsible for its creation, and proposed 

the continuation of new sidewalks that will connect to Wolfe Road as a means for 

improving pedestrian experience.  

Vincent Anderson, the City’s Fire Marshal, advised that he is available for inquiries 

pertaining to hazardous materials or fire protection. 

Mr. Morley and Mr. Reinhardt thanked staff and Planning Commissioners for their 

support and efforts to move the Lawrence Station Area Plan and their proposed 

project forward. Mr. Reinhardt respectfully requested the approval of the Planning 

Commissioners for the proposed project.

Chair Howard closed the Public Hearing.

MOTION: Commissioner Harrison moved and Commissioner Rheaume seconded 

the motion for Alternative 1 - Make the Determination required by Resolution No. 

371-81 for a Development Agreement (Attachment 12 to the Report) and 

Recommend that the City Council approve Alternatives 2 and 3: 2) Make the 

required findings to approve the CEQA determination that the project is consistent 

with the Lawrence Station Area Plan Update/Intuitive Surgical Corporate Campus 

Project Subsequent Environmental Impact Report and no additional environmental 

review is required and approve the Special Development Permit and Vesting 

Tentative Parcel Map based on findings in Attachment 3 to the report and 

Recommended Conditions of Approval in Attachment 6 to the report with staff's 

modified conditions as presented at the hearing; and 3) Introduction of an 

Ordinance Approving and Adopting a Development Agreement between the City of 

Sunnyvale and Intuitive Surgical, Inc. (revised Attachment 2 to the report).

Commissioner Harrison spoke in favor of the motion due to the proposed project’s 

coordination with the Lawrence Station Area Plan and subsequent Environmental 

Impact Report; ability to offer such benefits to the City as medians, water line 

extension and signage; well-done architecture (i.e., curved roofs and large 

overhangs); and optimization of existing vegetation.
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Commissioner Rheaume voiced his support of the motion due to the proposed 

project’s quality industrial design and preservation of existing trees. He also noted 

that he is impressed with the applicant for maintaining the City’s assembly jobs.

Vice Chair Pyne asked staff when the development of the 960 Kifer  Road parcel 

will occur. Assistant Director Miner confirmed that it is currently in use, so it is 

unknown at this time when development will take place. Vice Chair Pyne then stated 

he is pleased with the proposed project’s architecture and is excited about the 

improvements it will contribute to the City (i.e., signage, median, sidewalks, 

shared-use path, and aesthetically pleasing parking garage). For these reasons, he 

is in favor of the motion.

Commissioner Weiss revealed that she is in support of the motion since the 

proposed project meets all applicable requirements, goals and policies. She also 

voiced her appreciation for its attention to maintaining the existing tree canopy, 

improved pedestrian and bike circulation, architecture, and the number of 

community benefits it offers.

Chair Howard stated his support of the motion and his agreement with the 

sentiments of the other Planning Commissioners.

The motion carried by the following vote:

Yes: Chair Howard

Vice Chair Pyne

Commissioner Harrison

Commissioner Rheaume

Commissioner Weiss

5 - 

No: 0   

Absent: Commissioner Howe1 - 

These recommendations will be forwarded to the City Council for consideration at 

the September 14, 2021 meeting.

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

INFORMATION ONLY REPORTS/ITEMS

5. 21-0824 Planning Commission Proposed Study Issues, Calendar Year: 2022 
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(Information Only)

NON-AGENDA ITEMS AND COMMENTS

-Commissioner Comments

Commissioner Weiss requested information pertaining to the closure of Target. 

Assistant Director Miner informed her that Target decided to close of its own accord 

due to issues related to fire protection, and he invited Fire Marshal Anderson to 

speak on the matter. Fire Marshal Anderson advised that Target’s closure was not 

initiated by the City and that research is being done to determine what prompted the 

closure.

-Staff Comments

Assistant Director Miner announced that a Brown Act and Parliamentary Procedure 

training is being offered to Planning Commissioners by the City Clerk and City 

Attorney’s Office on August 24, 2021.

ADJOURNMENT

Chair Howard adjourned the meeting at 9:30 PM.
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City of Sunnyvale

Agenda Item 2

21-0820 Agenda Date: 9/13/2021

REPORT TO PLANNING COMMISSION

SUBJECT
Proposed Project: General Plan Amendment Initiation: to consider a 100% Floor Area Ratio (FAR)
combining district on 10 parcels in the M-S zoning district totaling 63 acres.
Location: 974 East Arques Avenue (APNs: 205-36-006, 205-36-007, 205-36-008), 190 Commercial
Street (APN: 205-35-001), 198 Commercial Street (APN: 205-35-002), 930 East California Street
(APN: 205-35-003), 1050/1090 East Arques Avenue (APN: 205-37-009), 928/930 East Arques
Avenue (APN: 205-35-017), and 955/965 East Arques Avenue (APNs: 205-25-018 and 205-25-019)
File #: 2021-7282
Zoning: M-S - Industrial and Service
General Plan: Industrial
Applicant / Owner: RMW Architecture & Interiors (applicant) / Applied Materials, Inc. (owner)
Environmental Review: The project is exempt from the California Environmental Quality Act (CEQA)
pursuant to CEQA Guidelines Section 15378(a).
Project Planner: Momoko Ishijima, (408) 730-7532, mishijima@sunnyvale.ca.gov

REPORT IN BRIEF

BACKGROUND
General Plan Amendment Initiation (GPI) requests are considered on a quarterly basis through a
recommendation from the Planning Commission, and then action by the City Council. The process
for considering a General Plan Amendment (GPA) begins with a written request from a property
owner or applicant (Attachment 2). If the City Council approves the GPI, a formal application for a
GPA may be filed by the property owner or applicant. The City Council must approve the GPA and
related rezoning before the specific project is considered.

Staff received a GPI request from the applicant on April 16, 2021 requesting to consider a 100% floor
area ratio (FAR) combining district for 10 parcels totaling 63 acres. All parcels are owned by Applied
Materials, where they envision expanding their Sunnyvale Campus as their core global innovation
platform for business, engineering, and advanced research, and development (R&D) lab operations.
Three of the parcels (APNs: 205-36-006, -007, and -008) are part of the Arques Campus Specific
Plan adopted by City Council in 1999, which allowed 72% FAR. The new proposal would expand
Applied Materials’ campus plan, and the General Plan designation and subsequent rezoning would
allow the company to grow in the City. Applied Materials, Inc. was founded in 1967 and has had a
campus presence in Sunnyvale since 1995.

The City Council is scheduled to consider this item on September 28, 2021.

EXISTING POLICY
The General Plan is the primary policy plan that guides the physical development of the City. When
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used together with a larger body of City Council policies, it provides direction for decision-making on
City services and resources. The 2017 adopted Land Use and Transportation (LUTE) Chapter within
the General Plan created an integrated set of polices to guide land use, development, and
transportation choices with a horizon year of 2035. The LUTE anticipates that the proposed project
area would experience minor infill, improvements, and redevelopment up to 35% FAR through 2035.
The LUTE has several policies to improve the jobs-to-housing ratio, promote business retention and
expansion, and ensure coordinated development with community benefits.

Regional Participation
Policy LT-1.3: Contribute to a healthy jobs-to-housing ratio in the region by considering jobs, housing,
transportation, and quality of life as inseparable when making planning decisions that affect any of
these components.

Effective Integration of Transportation and Land Use Planning
Policy LT-3.4: Require large employers to develop and maintain transportation demand management
programs to reduce the number of vehicle trips generated by their employees.

Open Space, Parks and Wetlands
Policy LT-9.1: Ensure that the planned availability of open space in both the city and region is
adequate.

Action LT-9.1d: Integrate useable open spaces and plazas into commercial and office
developments.

Supportive Economic Development Environment
Policy LT-11.1: Provide existing businesses with opportunities to grow in Sunnyvale and provide
opportunities to expand into new technologies.

Policy LT-11.3: Promote business opportunities and business retention in Sunnyvale.

A Balanced Economic Base
Policy LT-12.4: Attract and retain a diversity of commercial enterprises and industrial uses to sustain
and bolster the local economy and provide a range of job opportunities.

Policy LT-12.5: Encourage land uses that generate revenue while preserving a balance with other
community needs, such as housing.

Protected Commercial Districts
Policy LT-13.8: require high design standards for office, industrial, and research and development
(R&D) buildings in all business districts.

Action LT-13.8b: Maintain and review, as needed, criteria for superior quality architecture,
landscaping, and site development for office, industrial, and R&D projects that request to
develop beyond standard floor area ratio limits.

Policy LT-13.9: Maintain areas of Class B and C buildings to support all types of businesses and
provide a complete community.

Specialized Plans and Zoning Tools
Policy LT-14.1: Prepare specific area plans and special zoning tools (including, but not limited to
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specific plans, precise plans, design guidelines, specialized zoning, and sense of place plans) to
guide change in areas that need special attention.

Community Benefits
Policy LT-14.8: Ensure that development projects provide appropriate improvements or resources to
meet the City’s future infrastructure and facility needs, and provide development incentives that result
in community benefits and enhance the quality of life for residents and workers.

Action LT-14.8c: Include a discussion of community benefits in area plans and specific plans
that defines the City’s priorities and outlines an implementation program.

General Plan Land Use Map
The entire area has a General Plan designation of Industrial and is zoned M-S (Industrial and
Service). The General Plan designation is for R&D, manufacturing, office, and heavy industrial uses.
Attachment 5 is a General Plan land use map of the vicinity.

Arques Campus Specific Plan
As mentioned in the Background section of this report, City Council adopted the Arques Campus
Specific Plan in 1999, which includes three parcels of the main Applied Materials campus (APNs: 205
-36-006, -007, and -008). The Arques Campus Specific Plan allowed 72% FAR with a Development
Agreement, which included a 15-year guarantee of entitlements and financial contributions for
community-wide benefits (See Attachment 8). The development envisioned in the Specific Plan has
not been realized and the existing FAR remains at 34%. The GPI request area includes the Arques
Campus Specific Plan area and the surrounding properties and envisions a larger campus
development.

Council Policy 1.1.13 - Review Criteria for Projects Greater than 35% FAR:
The policy establishes criteria to evaluate the merits of Use Permit applications that exceed the
baseline FAR in industrial zoning districts. The review criteria consist of: community character;
environmental (traffic and air quality); site design and architectural; and an optional category of
economic and fiscal factors.

ZONING STANDARDS
The M-S zoning district allows a maximum FAR of 35%, with building heights up to 75 feet and eight
stories. An additional 10% FAR or height by 10 feet can be earned by exceeding the maximum
standards in the City’s Green Building program. Requests for FAR beyond 45% (or above 35% FAR
without the Green Building incentive) require a Use Permit with Planning Commission and City
Council review, and are subject to the review criteria for higher intensity industrial development.

There are certain industrial areas in the City that are designated for more intensive development (up
to 70% or 100% FAR). Properties zoned M-S/100% are allowed an additional 25 feet in height for a
maximum of 100 feet and eight stories (not including rooftop equipment and elevator shafts).
Transportation Demand Management (TDM) programs are also required for projects in designated
high-intensity industrial zoning districts. The Central and Wolfe campus is the only site currently
zoned M-S/100%; all the sites originally designated with 70% or 100% FAR are now part of the
Moffett Park Specific Plan or Peery Park Specific Plan areas.

CITYWIDE DEVELOPMENT POOL
The City maintains a limited amount of available office/industrial square footage (Citywide
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Development Pool) that may be applied to higher FAR projects that provide community benefits. The
Pool was created by crediting square footage (35% FAR) for sites developed without industrial,
research and development or office uses. Sites with uses such as places of worship, hotels and
commercial retail contribute to the Citywide Development Pool. The square footage approved for a
specific project (typically a Use Permit) is subtracted from the Citywide Development Pool. There is
no formal Council policy on whether the Citywide Development Pool should be adjusted if there are
zoning changes to higher FARs. However, one example of how the City has previously addressed
this issue is the nearby development at Central Expressway and Wolfe Road, which was rezoned in
2014. In that case, the additional development potential approved was deducted from the
Development Pool. The current balance of the Citywide Development Pool is 1.2 million square feet.

If the GPI is granted, future GPA and rezoning is approved for this project, and the City Council
decides to grant the square footage from the Citywide Development Pool, the balance would be
exhausted.

ENVIRONMENTAL REVIEW
The decision to initiate a GPA study does not require environmental review under the California
Environmental Quality Act (CEQA) because the mere initiation of a study does not constitute a
project under CEQA pursuant to CEQA Guidelines Section 15378(a) as it has no potential for
resulting in either a direct physical change in the environment, or a reasonably foreseeable indirect
physical change in the environment. If initiated, the proposed GPA and associated rezoning (RZ)
would be subject to the provisions of CEQA and environmental analysis would be conducted.

DISCUSSION
The requested study area is bound by Central Expressway to the south, Commercial Street to the
west, and East Arques Avenue to the north except for 955/965 East Arques Avenue, which is located
on the north side of East Arques Avenue. There are 10 parcels in the requested boundary of the
study area. See Attachment 3 for the applicant’s conceptual site plan.

The total GPI request area is 63 acres. The existing land uses in the area are industrial, with the
largest use by Applied Materials for R&D and office. Currently, there is approximately 932,825 square
feet of building area in 10 buildings with an overall FAR of approximately 33%.

The area proposed for study, by Applied Materials, is shown in the map below:
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The GPI request area is surrounded by industrial uses. The City of Santa Clara border is located
south of Central Expressway and the Lawrence Station Area Plan (LSAP) boundary is also located
0.25 mile to the south. Industrial uses are currently located within the portions of the City of Santa
Clara, and industrial and multi-family uses are located within the LSAP south of Kifer Road.
Residential development is also located in the East Sunnyvale Industrial to Residential (ITR) area
about 0.25 miles away, north of Stewart Avenue. This ITR area includes several residential
developments, with 1051 units currently under construction. The Central and Wolfe project (100%
FAR) and the proposed Fortinet General Plan Amendment (GPA) and rezoning project (100% FAR)
are located to the west and south within 0.25 mile. See Attachment 4 for vicinity maps of the area.

The GPI request area is located 0.5 mile north of the Lawrence Caltrain station and 1.5 miles east of
the Sunnyvale Caltrain station. These major transit sites are conveniently located for potential new
commuters with rides to transit or who may bicycle the distance. The area is also serviced by Santa
Clara Valley Transportation Authority (VTA) and Altamont Corridor Express (ACE) bus lines.

Conceptual Proposal
The applicant, representing Applied Materials, Inc., is requesting that the City consider a study to
enable rezoning the proposed study area from M-S to M-S/FAR 100%, which would facilitate a
master-planned office/R&D campus project. A conceptual project proposal was submitted with the
GPI application to illustrate the request (See Attachments 2 and 3). The actual project would require
a separate permit consideration if the GPI is initiated, and the GPA and rezoning are ultimately
approved.

The conceptual proposal consists of the following elements:
§ Retain 167,000 sq. ft. of Office/R&D and 17,000 sq. ft. of manufacturing at the existing Applied

Materials campus
§ Demolish existing structures on all other parcels totaling 748,825 sq. ft.
§ Construct 2,385,297 sq. ft. of Office/R&D (net increase by 1,636,472 sq. ft.)
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§ Allow a height limit of 100 feet and 8 stories
§ Allow lot coverage maximum of 45%
§ Parking ratio of 3.3 spaces per 1,000 gross square footage of FAR
§ Overall plan area FAR of 100%.

Recent Examples of Projects with 100% or Greater FAR
The proposed density is similar to the nearby Central and Wolfe office development. The project was
rezoned from M-S to M-S/FAR 100% based on the site’s industrial designation, proximity to arterial
roadways, and sufficient distance away from single-family residential and other sensitive land uses.
The City also approved a rezoning from M-S/FAR 55% and 75% to M-S/FAR 100% for the office
campus at the northwest corner of Mathilda and Maude Avenues in 2012, because of the site’s
gateway location, and because of how the project met the City’s objectives of encouraging Class A
office developments while being able to provide traffic mitigation measures and public improvements.
That campus is now in the Peery Park Specific Plan (PPSP) with a different zoning designation.

If sufficient development reserve is available, all properties within the PPSP can be considered for
100% or 120% FAR if specified community benefits are provided and approved by the Planning
Commission or City Council. Since the adoption of the PPSP in 2016, four office projects have been
approved for 100% FAR or greater; the development reserve is essentially depleted.

The Lawrence Station Area Plan (LSAP) was adopted in 2016 and is scheduled for City Council
consideration of an update on September 14, 2021. The update would increase housing and would
expand the boundary line to the west. Office/R&D projects in the LSAP can be considered for up to
150% FAR in some locations with a Development Agreement and the provision of community
benefits.

The Fortinet campus GPI was considered by City Council on August 22, 2017, which included 11
parcels on 17.85 acres. City Council authorized a GPA study for a larger study area as an industrial
intensification site in the General Plan to allow 100% FAR with the preparation of a Specific, Area, or
Precise Plan. This project is currently on hold by the applicant.

Proposed General Plan Amendment and Rezoning
If initiated by the City Council, subsequent GPA and rezoning applications would be required to
consider the 100% FAR. The recently adopted LUTE did not identify the proposed study area as an
industrial intensification area; therefore, the General Plan would need to be amended to reflect the
change. The Changing Conditions Map contained in the LUTE (Attachment 6) identifies the study
area as where enhancement is to occur through build-out (2035). This enhancement would entail
minor infill, improvements and redevelopment where urban form may change, but would still be
consistent with the current character. The LUTE categorizes industrial intensification sites as
“transform” areas where major redevelopment would occur with significant changes to urban form
and character, including FAR. The subsequent GPA request would designate the study area as a
“Transform - Office/Industrial” character of change area in the LUTE. Other than Moffett Park and
Peery Park the only other Industrial/Office Transform area is Reamwood Avenue and Tasman Drive
(industrial sites) near a VTA Light Rail Train station.

The rezoning request would be needed to amend the existing M-S zoning designation to the M-
S/FAR 100% to be consistent with a General Plan change. Appropriate studies would be completed
as part of the application. A recommendation hearing would be conducted by the Planning
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Commission and the final determination would be made by the City Council. The following finding is
required to approve a future GPA and rezoning:

The City Council may approve a General Plan or zoning amendment upon finding that the
amendment, as proposed, changed or modified is deemed to be in the public interest.

To study the applicant’s proposal, the City would analyze the potential benefits of increasing the
allowable floor area or retaining similar existing land uses. The study would analyze: traffic and
transportation implications; water, sewer, and other utility impacts; effects on city services; other
environmental impacts; and potential visual impacts associated with increased building heights and
massing. Typically, a fiscal impact analysis is also prepared to gauge the potential effects on
revenues and City services. The potential for Community benefits will also be evaluated as part of the
study. The City would also review the appropriateness of the proposed boundary for the industrial
intensification area. The applicant would be responsible for the costs of all studies as part of the GPA
and rezoning review process.

Staff suggested the GPI process for this potential development because of the programmatic nature
of the request. The request affects several properties and was not contemplated with the recently
adopted LUTE. The applicant could apply for a Use Permit for higher FAR without changing the
General Plan and Zoning, but the application would still require review by the Planning Commission
and City Council. The differences in the processes are as follows:
§ A GPA/RZ requires conceptual-level design details. If a GPA is approved, a subsequent

application with specific project design features would be submitted for Planning Commission and
possibly City Council consideration.

§ A Use Permit application to exceed 35% FAR would be subject to the specific review criteria
for project over 35% FAR as specified in Council Policy 1.1.13;

§ The City does not have the discretion to specify the boundary of a study area with a Use
Permit Application, but may do so for a GPA/RZ; and

§ Use Permits expire if not exercised within two years, whereas GPAs (including Specific Plans)
and rezoning actions do not expire.

Recent Development Activity in the Vicinity
As noted earlier in the report, the GPI request area is located within close proximity to the Central
and Wolfe office development and the LSAP boundary. The Central and Wolfe office development
was approved in 2014 with 100% FAR. The City approved a project within the LSAP to construct two
new four-story office buildings and associated parking structures resulting in 80% FAR for Intuitive
Surgical’s campus on Kifer Road. Phase I of this development has been constructed with Phase II
pending construction. The Greystar development east of the Intuitive Surgical campus has been
developed with a 520-unit multi-family residential and 7,000 square feet of retail development.
Intuitive Surgical is proposing a 77% FAR office development project also on Kifer Road (part of the
expanded LSAP boundary), which is scheduled to be considered by City Council on September 14,
2021.

Potential Expanded Study Area Option
Staff proposes a slightly expanded Applied Materials study area to capture three additional parcels
on Commercial Avenue and two additional properties on the north side of Arques Avenue. This
boundary includes five properties not controlled by Applied Materials. Staff finds these boundaries
recognize the changing nature of real estate, including the possibility that future requests will be
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made for the other properties in the area, or an interest to protect some lighter industrial uses from
future land use changes. Expanding the study area to include the entire area described above (see
Attachment 7) could provide better guidance of how to plan the area. If that option is chosen, a new
Specific Plan would provide the best direction for the applicant, future projects, and decision makers
reviewing the projects. These parcels total 17 acres and the expanded study area would total 80
acres. Staff will contact the owners of any property not owned by Applied Materials, Inc. to advise
them of the study and potential study.

An expanded study area would help ensure a coordinated review of traffic and environmental
impacts, provision of community benefits, sense of place and infrastructure improvements, and
support for retention and expansion of existing businesses. The LUTE suggests preparation of
specific plans to guide change in areas that need special attention.

The PPSP, adopted in 2016, is an example of a comprehensive plan for a larger industrial area that
includes a community benefits program, provision for open space, and requirements to fund
transportation improvements. The PPSP encourages a range of workplace types and expansion
opportunities to ensure the continued success of existing businesses in the area.

FISCAL IMPACT
There are no fiscal impacts associated with a GPI request. All fees and costs for development
processing, related special studies and CEQA analysis would be covered by the applicant. A General
Plan Amendment study will include a fiscal impact analysis.

PUBLIC CONTACT
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As of the date of the staff report preparation, staff has received no comments on the item.

Notice of Public Hearing, Staff Report and Agenda:
· Published in the Sun Newspaper

· Posted on the City of Sunnyvale’s Website

· Agenda posted on the City’s official notice bulletin board

· Notices mailed to property owners and tenants within 300 feet

See Attachment 4 for Vicinity and Noticing Map.

ALTERNATIVES
Recommend to City Council:
1. Initiate a General Plan Amendment study to consider identifying the 10 parcels within the GPI

request area as an industrial intensification site in the General Plan to allow 100% FAR.
2. Initiate a General Plan Amendment study of a larger study area as an industrial intensification

site in the General Plan to allow 100% FAR with the preparation of a Specific, Area, or Precise
Plan (as shown in Attachment 7 to the report).

3. Do not initiate a General Plan Amendment study and leave the current zoning designation as
M-S. An applicant could apply for a Use Permit for the City to consider a FAR greater than 35%
for a specific development project.

STAFF RECOMMENDATION
Alternative 2: Recommend to the City Council to initiate a General Plan Amendment study of a larger
study area as an industrial intensification site in the General Plan to allow 100% FAR with the
preparation of a Specific, Area, or Precise Plan (as shown in Attachment 7 to the report).

The area is already planned for higher intensity development through the Arques Campus Specific
Plan. Expanding the boundaries and considering higher intensity development could assist a
successful company expanding their presence in Sunnyvale. Staff finds that a larger GPI study area
is a more thorough approach to planning for this area. A Specific Plan could provide a thorough study
of the types of uses and intensities, a holistic view of traffic impacts and area improvements and
sense of place additions. It is possible the area will experience more redevelopment interest in the
future and doing a study of a slightly larger area would provide a broader approach rather than taking
projects on a piecemeal basis. All studies required for a General Plan Amendment or preparation of a
specialized plan would be paid by the applicant.

Prepared by: Momoko Ishijima, Senior Planner
Reviewed by: Noren Caliva-Lepe, Principal Planner
Reviewed by: Andrew Miner, Assistant Director of Community Development
Reviewed by: Trudi Ryan, Director of Community Development
Reviewed by: Teri Silva, Assistant City Manager
Approved by: Kent Steffens, City Manager

ATTACHMENTS
1. Not Used, Reserved for Report to Council
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2. Applicant’s GPI Request Letter
3. Applicant’s Conceptual Development Plan
4. Vicinity and Noticing Maps
5. General Plan Land Use Map of Vicinity
6. LUTE Changing Conditions Map
7. Expanded Study Area
8. Link to Arques Campus Specific Plan (1999)
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974 East Arques Avenue 
Sunnyvale, California 94085 
Telephone:  408-748-5508 

www.appliedmaterials.com 

April 15, 2021 

Ms. Trudi Ryan 
Director, Community Development 
City of Sunnyvale 
456 W. Olive Avenue 
Sunnyvale, CA  94086 

Re:  GPI Request Letter for Applied Materials’ Arques Campus Expansion—190 & 198 Commercial Street 
and 928/930, 955/965, 974 & 1050-1090 E. Arques Avenue  

Dear Ms. Ryan: 

I am writing to respectfully request a General Plan Initiation (GPI) for Applied Materials’ properties 
located on East Arques Avenue and Commercial Street.  Specifically, we are requesting consideration of 
increasing the current 72% floor-area-ratio (FAR) to 100% FAR.  This increase is requested to support 
Applied’s vision to transform these properties into our core global innovation infrastructure platform 
encompassing expanded business, engineering, and advanced R&D lab operations in Sunnyvale.   

Currently, Applied owns the following properties in Sunnyvale that are part of this GPI request: 

• 190 & 198 Commercial Street

• 928 & 930 East Arques Avenue

• 955 & 965 East Arques Avenue

• 974 East Arques Avenue

• 1050 – 1090 East Arques Avenue

A conceptual master plan (attached) illustrates potential building footprints, parking, and overall site 
treatment with a 100% FAR.  While not intended to communicate a final design or arrangement of 
structures, the conceptual master plan demonstrates the ability of the sites to accommodate the 
following planning considerations: 

• Parking of ratio of 3.33 stalls per 1,000 GSF of FAR

• Height limit of 100’

• Site coverage maximum of 45%

An essential component of this request is the development of a major laboratory facility adjacent to 
Applied’s existing Maydan Technology Center (MTC).  The MTC is a premier R&D facility operating for the 
past 20 years and is near its service capacity.  A second lab building will supplement the MTC’s capacity 
while expanding Applied’s ability to maintain Sunnyvale as the core hub for our global innovation 
infrastructure and is the catalyst for our GPI request. 

Given the national focus on expanding semiconductor capabilities in the United States and investing in 
infrastructure for the future, Applied Materials intends to partner with the State of California, local 
premier universities and other public/private entities to position our new R&D facilities as a key part of 
the national effort to accelerate U.S. leadership in semiconductors as envisioned in the federal CHIPS Act 
and President Biden’s national infrastructure plan. We are committed to significantly expanding 
infrastructure in the U.S. over the coming years and plan to make major investments to establish new 
R&D labs that would supplement the innovation infrastructure we currently have. With these next-
generation facilities, world-class talent, and strong partnerships throughout the high-tech eco-system, 
Applied Materials will establish a sustainable new platform for technology leadership to advance the state 
of chip making for years to come. The initiation of a General Plan amendment for Applied’s property 
holdings is the first step toward allowing us to realize our future vision in Sunnyvale. 

Attachment 2 
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Trudi Ryan 
April 15, 2021 

Page 2 

By way of background, Applied Materials is the leader in materials engineering solutions used to produce 
virtually every new chip and advanced display in the world. Founded in 1967, Applied is one of the 
companies that put the “silicon” in Silicon Valley while building a reputation as a leading corporate citizen. 
Since 1995, Applied has made a home in Sunnyvale. In 1999, the City of Sunnyvale adopted the Arques 
Campus Specific Plan to transform our 35-acre site into one of the world’s foremost R&D campuses.  

With more than 2,500 engineers and technologists working in Sunnyvale, Applied reinvests approximately 
$2 billion each year in R&D – much of that centered on activities in Sunnyvale.  As a high-tech 
manufacturer, we employ a variety of engineers and partner with numerous local companies making us 
unique among our current Silicon Valley peers. At Applied, we work to make a positive contribution not 
only to our industry but to our larger communities and the world around us.  We take a holistic approach 
to our business to consider our operations, how we work with customers and suppliers, and how our 
technology can be used to advance sustainability on a global scale. In 2020, we adopted several 
challenging new goals and commitments for environmental performance as well as reinforcing our 
Culture of Inclusion to improve diversity and inclusion within our company and in the electronics industry. 

In the City of Sunnyvale, Applied Materials generates millions of dollars in property taxes and with our 
planned investment in new facilities would likely double our current property tax run rate with ongoing 
annual investment of hundreds of millions of dollars in new capital equipment and improvements.  In 
addition, an expanded campus would potentially allow for a new sales tax nexus.  We believe that as 
leaders in business, we have an obligation to be leaders in the community. We demonstrate this 
commitment through strategic grantmaking and employee engagement that align what matters to 
employees and the community to who we are and what we stand for as a company. Causes of particular 
importance to Applied include education for underserved youth, girls empowerment, alleviation of 
hunger, access to arts and culture and environmental stewardship.  We are supporters of key community 
organizations like Sunnyvale Community Services and nonprofits with focused work in Sunnyvale including 
Greenbelt Alliance/People for Open Spaces, Livable Sunnyvale and organizations providing services in 
Sunnyvale’s Title I schools. 

We believe that Applied Materials’ desire to grow and expand our presence in Sunnyvale is aligned with 
the City’s vision to have a vibrant and innovative local economy that is comprised, in part, of leading-edge 
business. Our goal is to reimagine our Sunnyvale site as an expanded R&D facility and campus serving as a 
global hub for innovation driven by the next-generation of engineers and technologists, and we begin by 
requesting approval of this GPI to initiate the General Plan amendment process.   

The City of Sunnyvale has a played a prominent role in the history of the Silicon Valley technology 
revolution. We look forward to continuing to collaborate with the City as Applied Materials grows and 
invents what comes next.     

Sincerely, 

Joe Pon 
Corporate Vice President 

cc:  Andy Miner, George Schroeder, Connie Verceles 

Attachments:  Planning Application, Conceptual Master Plan 
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Figure 1: Changing Conditions 2010–2035 
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City of Sunnyvale

Agenda Item 3

21-0862 Agenda Date: 9/13/2021

REPORT TO PLANNING COMMISSION

SUBJECT-
Proposed Project:
DESIGN REVIEW for a new two-story single-family residence with 4,257 square feet gross floor area
(3,815 square feet living area and 442 square foot garage) and 43.6% Floor Area Ratio (FAR).
Location: 575 Crawford Drive (APN: 201-34-010)
File #: 2020-7579
Zoning: R-0
Applicant / Owner: Deng Design Studio (applicant) / Chaolin Chiang (owner)
Environmental Review: A Class 3 Categorical Exemption relieves this project from the CEQA
provisions.
Project Planner: Aastha Vashist, (408) 730-7458, avashist@sunnyvale.ca.gov

REPORT IN BRIEF

General Plan: Low Density Residential
Existing Site Conditions: One-story Single-Family Residence
Surrounding Land Uses

North: Two-story single-family residence
South: One and two-story single-family residences across Crawford Drive
East: One-story single-family residence
West: One-story single-family residence

Issues: Neighborhood compatibility and compliance with Single Family Home Design Techniques
Staff Recommendation: Approve the Design Review with recommended conditions in Attachment 4.

BACKGROUND

Description of Proposed Project
The applicant proposes demolition of the existing one-story single-family residence and construction
of a new two-story single-family residence with 4,257 square feet gross floor area and 43.6% FAR on
a 9,750 square-foot interior lot.

A Design Review is required for new single-family residences for evaluating compliance with the
development standards and the City’s Single-Family Home Design Techniques. Planning
Commission review is required for homes exceeding 3,600 square feet floor area or 45% FAR.

See Attachment 1 for a map of the vicinity and mailing area for notices and Attachment 2 for the data
table of the project.

Previous Actions on the Site

Page 1 of 4



21-0862 Agenda Date: 9/13/2021

A Tree Removal Permit (2020-7139) was approved for the removal of two protected trees (a Fir and a
Maple tree) on the site due to declining health and conflict with the proposed new house layout. The
City Arborist verified that the trees had decayed roots and limbs. Two 24” box replacement trees will
be planted after the demolition of the existing house (See Attachment 4, Condition GC-6). There are
no other previous planning applications or active neighborhood preservation complaints for the
property.

EXISTING POLICY
The City’s Design Guidelines as noted in the Single-Family Home Design Techniques provide
recommendations for site layout, architecture, and design. These guidelines are referenced in the
discussion and analysis below. Refer to Attachment 3 for the required findings regarding Design
Review.

ENVIRONMENTAL REVIEW
A Class 3 Categorical Exemption (CEQA Guidelines, Section 15301) relieves this project from the
requirements of the California Environmental Quality Act that covers construction and location of
limited numbers of new, small facilities or structures. A new single-family residence is covered by this
exemption.

DISCUSSION

Architecture and Site Design
The subject property is located within a residential neighborhood, which is generally located between
Sunnyvale-Saratoga Road and Hollenbeck Avenue, and south of El Camino Real. The immediate
neighborhood has a mix of one and two-story single-family residences.

The proposed two-story home has characteristics associated with Modern-style architecture including
an emphasis on rectangular forms and horizontal lines, low pitched roofs with overhangs, simple
details, and strategic use of materials for visual interest and texture. The articulation of the building
forms with a variety of finishes creates an attractive front elevation. The building materials will include
a combination of stucco, stone veneer, and wood siding, asphalt shingled roofing, and composite
windows that are recessed two inches from the wall face. All exterior material and finishes work
together as a palette of grey and beige colors.

The design includes a two-story stone veneer-clad wall for the staircase adjacent to the entry porch.
The applicant proposed two porch canopy options, including one with a wide, extended porch canopy
(see page 2 of Attachment 5) and one with a narrow canopy (see page 3 of Attachment 5). Staff
recommends the wider porch canopy. This will help in providing a visual break to the two-story wall
and minimizing the visual building mass along the front façade (See Attachment 4, Condition PS-1
(b)).

As conditioned, staff finds the proposed design to be aesthetically pleasing and will enhance the
existing streetscape of the neighborhood.

Refer to Attachment 5 for architectural and site plans. No protected trees are proposed to be
removed as part of this application.

Floor Area and Floor Area Ratios

Page 2 of 4



21-0862 Agenda Date: 9/13/2021

A single-family residential project with a gross floor area greater than 3,600 square feet requires
review by the Planning Commission. The existing floor area in the neighborhood ranges from 1,440
square feet to 4,194 square feet (15% to 43% FAR) with an average of 2,601 square feet area (26%
FAR). See Attachment 6 for a neighborhood comparison of gross floor area and floor area ratio.

The proposed 4,257 square feet gross floor area will be the largest in the neighborhood. However,
the new home has mass and bulk similar to the existing two-story homes within the immediate
neighborhood. The well-articulated building facade with offsets and high-quality decorative elements
further helps in minimizing the potential visual impact. The proposed design also includes a 285
square foot double-height area with a ceiling height over 15 feet, which is counted twice in the floor
area calculation.

Since this neighborhood consists of several two-story homes and is not predominately one-story, the
35% second floor to first-floor ratio design guideline is not applicable.

Solar Access
SMC 19.56.020 states that no permit may be issued for any construction that would interfere with
solar access by shading more than 10% of the roof of any structure on a nearby property. The project
plans demonstrate that the shading would comply with this requirement (shades 8.2% of the roof
area of the adjacent home at 9:00 a.m. on December 21st).

Neighborhood Impacts and Compatibility
The surrounding neighborhood is an eclectic mix of densities and house styles. It contains single-
family homes and duplexes, including one and two-story structures. The proposed project is
consistent with the common site layout, density, and character of the neighborhood.

The neighborhood also has a mix of architectural styles. Staff finds the proposed Modern architecture
to be compatible with the neighborhood and the existing streetscape. The proposed home, with an
overall height of 28 feet, has compatible mass, scale, and heights as the surrounding two-story
homes including 591 Crawford (29’-3” height), 595 Crawford (30’ height), and 576 Crawford (29’
height). The use of roof segments, wall offsets, and materials further helps in minimizing the visual
bulk of the proposed house.

The proposed home exceeds the minimum required side and rear yard setbacks from the
neighboring properties, which helps to reduce impacts to neighbors. The second-floor windows facing
the neighboring properties (except those required for egress) will have high sills to minimize the
privacy impacts of the neighbors (Attachment 4, Condition PS-1(c)). Based on the setback and
location of the second-floor windows, staff does not find any privacy impacts to the neighbors.

The first and second-floor plate heights are 9 feet along the front elevation. The first floor has an
additional two-feet-six-inch cavity space to accommodate HVAC, fire sprinklers, and electrical wires
above the first-floor ceiling (Attachment 7). However, this space is not required for the garage. Staff
recommends the removal of the cavity space over the garage. This will result in a two-feet-six-inches
decrease in the wall height along the front elevation of the garage, which will help to minimize the
visual prominence of the parking area (Attachment 4, Condition PS-1(a)).

As conditioned, staff finds that the proposed design generally complies with the Single-Family Home
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21-0862 Agenda Date: 9/13/2021

Design Techniques. The project also complies with all development standards, such as setbacks,
height, parking and lot coverage.

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

PUBLIC CONTACT
Notice of Public Hearing

· Published in the Sun newspaper

· Posted on the site

· 64 notices mailed to property owners and residents within 300 feet of the project site

Staff Report
· Posted on the City of Sunnyvale’s website Agenda

· Posted on the City’s official notice bulletin board

· Posted on the City’s website

Public Contact: Staff has not received any correspondence or phone calls from neighbors at the
time of writing of this report.

ALTERNATIVES
1. Approve the Design Review with the Conditions of Approval in Attachment 4.

2. Approve the Design Review with modified conditions.

3. Deny the Design Review and provide direction to staff and the applicant where changes
should be made.

STAFF RECOMMENDATION
Alternative: Approve the Design Review with the Conditions of Approval in Attachment 4

Prepared by: Aastha Vashist, Associate Planner
Approved by: Noren Caliva-Lepe, Principal Planner

ATTACHMENTS
1. Vicinity and Noticing Map
2. Project Data Table
3. Recommended Findings
4. Recommended Conditions of Approval
5. Architectural and Site Plans
6. Neighborhood Square Footage Comparison
7. Project Description Letter by the Applicant
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2020-7579 
575 Crawford Dr 

PROJECT DATA TABLE 

EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan Low-density 
Residential 

Same -- 

Zoning District R-0 Same -- 
Lot Size (s.f.) 9,750 s.f. Same 6,000 s.f. min. 
Living Area 948 3,815 s.f. -- 
Garage 587 442 s.f. 400 s.f. min. 

Gross Floor Area (s.f.) 1,905 s.f. 4,257 s.f. 3,600 s.f. without PC 
review 

Lot Coverage 19.8% 29% 40% max. 

Floor Area Ratio (FAR%) 19.5% 43.6% 45% without PC 
review 

Building Height 14’ 28’-4” 30’ max. 
No. of Stories 1 2 2 max. 
SETBACKS 
First Floor 
Front 25’-0” 21’-0” 20' min. 
Side 7’-0” 5’-0” 4’ min. 
Combined/Total Side 18’-0” 15’-0” 15’ min. 
Rear 70’-0” 56’-0” 20’ min. 
Second Floor 
Front -- 25’-0” 25’ min. 
Side -- 11’-0” 7’ min. 
Combined/Total Side -- 25’-0” 21’ min. 
Rear -- 65’-0” 20’ min. 
Parking 
Total Spaces 4 4 4 min. 

Covered 2 2 2 min. 
Uncovered 2 2 2 min. 

Attachment 2



2020-7579 
575 Crawford Dr 

RECOMMENDED FINDINGS 

Design Review 

The proposed project is desirable in that the project’s design and architecture conforms 
with the policies and principles of the Single-Family Home Design Techniques. 

Basic Design Principle Comments 

2.2.1 Reinforce prevailing neighborhood 
home orientation and entry patterns 

The proposed entry porch is well 
designed as it helps in defining the front 
entry and is consistent with the proposed 
architectural style of the house. Finding 
met. 

2.2.2 Respect the scale, bulk and 
character of homes in the adjacent 
neighborhood. 

As conditioned, the design, scale and 
bulk of the proposed addition is similar to 
the existing two-story homes within the 
neighborhood. The proposed second floor 
has well-articulated building facade with 
offsets and high-quality materials that 
help in minimizing the potential visual 
impact. Finding met. 

2.2.3 Design homes to respect their 
immediate neighbors 

The proposed project complies with the 
requirements related to height and 
setbacks and is respectful of the 
surrounding neighborhood. The proposed 
project, as conditioned, respects the 
privacy of adjacent neighbors by 
providing high sill windows on the second 
floor along the side yards. Side and rear 
setbacks exceed minimum required, 
which helps to further reduce impacts to 
neighbors. Finding met. 

2.2.4 Minimize the visual impacts of 
parking. 

The project meets the minimum required 
parking of two covered and two 
uncovered parking spaces. The entry 
porch is projected forward of the garage 
that helps in minimizing the visual 
prominence of the garage. The proposed 
location of the garage is consistent with 
the pattern common in the neighborhood. 
As conditioned, the reduced plate height 
of the garage will further help in 
minimizing the visual impact of the 
parking. Finding met. 

2.2.5 Respect the predominant materials 
and character of front yard landscaping. 

The project proposes landscaping 
improvements that include new planting 
in the front yard. Finding met.  

Attachment 3 
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2020-7579 

575 Crawford Dr 
2.2.6   Use high quality materials and 
craftsmanship 

The applicant proposes to utilize high-
quality material that will complement the 
proposed architectural style and will 
enhance the existing streetscape. 
Finding Met 

2.2.7 Preserve mature landscaping Two protected trees were approved to be 
removed through a previous Tree 
Removal Permit. The project includes two 
new 24-inch box trees that will mitigate 
the loss of the protected trees, per the 
City’s Tree replacement standards. 
Finding met. 
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2020-7579 
575 Crawford Dr 

RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
PLANNING COMMISSION HEARING ON SEPTEMBER 13, 2021 

Planning Application 2020-7579 
575 Crawford Drive 

DESIGN REVIEW to allow a new two-story single-family residence with 4,257 
square feet gross floor area (3,815 square feet living area and 442 square foot 
garage) and 43.6% Floor Area Ratio (FAR). 

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: 
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 
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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. CONFORMANCE WITH PREVIOUS PLANNING PERMIT: 

The subject site shall comply with all conditions of approval and 
requirements of planning application 2020-7139. The applicant will 
plant two 24" Box replacement trees [PLANNING] [COA] 
 

GC-7. ENCROACHMENT PERMIT:  
Prior to any work in the public right-of-way, obtain an encroachment 
permit with insurance requirements for all public improvements 
including a traffic control plan per the latest California Manual on 
Uniform Traffic Control Devices (MUTCD) standards to be reviewed and 
approved by the Department of Public Works. [COA] [PUBLIC WORKS]  
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PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO SUBMITTAL 
OF BUILDING PERMIT, AND/OR GRADING PERMIT.  
 

PS-1. REQUIRED REVISIONS TO PROJECT PLANS: 
The plans shall be revised to address comments from the Planning 
Commission including the following:  
a) Reduce the overall first floor wall height for the proposed garage. The 

maximum plate height for the garage area shall be 9 feet and the 
cavity space should be removed.  

b) Extend the entry porch canopy to the two-story staircase wall, as 
shown on page 2 of the project plans dated 07/06/2021. 

c) Second floor windows on the side yards should maintain a minimum 
sill height of 5 feet (unless a larger window is required for meeting 
egress requirement). [COA] [PLANNING]  

 
PS-2. EXTERIOR MATERIALS REVIEW: 

Final exterior building materials and color scheme are subject to review 
and approval by the Director of Community Development prior to 
submittal of a building permit. [COA] [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. CONDITIONS OF APPROVAL: 
Final plans shall include all Conditions of Approval included as part of 
the approved application starting on sheet 2 of the plans. [COA] 
[PLANNING]  

 
BP-2. RESPONSE TO CONDITIONS OF APPROVAL: 

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

 
BP-3. BLUEPRINT FOR A CLEAN BAY: 

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

BP-4. 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 
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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 and at a 
minimum:  
a) An 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).   

b) All existing (non-orchard) trees on the plans, showing size and 
varieties, and clearly specify which are to be retained.  

c) 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.   

d) 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]  

 
BP-5. BEST MANAGEMENT PRACTICES - STORMWATER: 

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

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

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

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

iii) Discharges from outdoor covered wash areas for vehicles, 
equipment, and accessories. 

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

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

 
BP-6. CONSTRUCTION MANAGEMENT PLAN: 

The project applicant shall implement a Construction Management 
Plan (CMP) to minimize impacts of construction on surrounding 
residential uses to the extent possible. The CMP shall be subject to 
review and approval by the Director of Community Development prior 
to issuance of a demolition permit, grading permit, or building permit. 
The CMP shall identify measures to minimize the impacts of 
construction including the following: 

a) Measures to control noise by limiting construction hours to those 
allowed by the SMC, avoiding sensitive early morning and 
evening hours, notifying residents prior to major construction 
activities, and appropriately scheduling use of noise-generating 
equipment. 

b) Use ‘quiet’ models of air compressors and other stationary noise 
sources where such technology exists. 

c) Equip all internal combustion engine-driven equipment with 
mufflers, which are in good condition and appropriate for the 
equipment. 

d) Locate all stationary noise-generating equipment, such as air 
compressors and portable power generators, as far away as 
possible from residences or other noise-sensitive land uses. 

e) Locate staging areas and construction material areas as far away 
as possible from residences or noise-sensitive land uses.  

f) Route all construction traffic to and from the project site via 
designated truck routes where possible. Prohibit construction-
related heavy truck traffic in residential areas where feasible. 
Obtain approval of proposed construction vehicle truck routes 
from the Department of Public Works. 

g) Manage construction parking so that neighbors are not impacted 
by construction vehicles. When the site permits, all construction 
parking shall be on-site and not on the public streets. 

h) Prohibit unnecessary idling of internal combustion engine-driven 
equipment and vehicles.  
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i) Notify all adjacent business, residents, and noise-sensitive land 
uses of the construction schedule in writing. Notify nearby 
residences of significant upcoming construction activities at 
appropriate stages in the project using mailing or door hangers.  

j) Designate a “disturbance coordinator” who would be responsible 
for responding to any local complaints about construction noise. 
The disturbance coordinator will determine the cause of the noise 
complaint and will require that reasonable measures warranted 
to correct the problem be implemented. Conspicuously post a 
telephone number for the disturbance coordinator at the 
construction site and include it in the notice sent to neighbors 
regarding the construction schedule. [COA] [PLANNING] 
 

BP-7. CONSTRUCTION MATERIAL AND STAGING:  
All construction related materials, equipment, and construction workers 
parking need to be managed on-site and not located in the public right-of-
ways or public easements. [COA] [PUBLIC WORKS] 

 
EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF 

AN ENCROACHMENT PERMIT APPLICATION.  
 
EP-1. UTILITY CONNECTION: 

This project requires connection to all City utilities or private utilities 
operating under a City or State franchise which provide adequate levels 
of service. [COA] [PUBLIC WORKS] (SMC 18.08.030, SMC 12.08.010) 

 
EP-2. SEWER CLEANOUT: 

Install new sewer cleanout at the street right-of-way lines for all existing 
and proposed sanitary sewer laterals to be used for the project. [SDR] 
[PUBLIC WORKS] 

 
EP-3. STREETSCAPE IMPROVEMENTS: 
 Along Crawford Drive frontage, conform to existing adjacent swales to 

create flowline.   
 
EP-4. DECORATIVE PAVEMENT: 
 Any and all proposed decorative pavement and vertical curb pertaining 

to on-site development shall not be located within the City right-of-way. 
[COA] [PUBLIC WORKS] 

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

PF-2. COMPLETION OF PUBLIC IMPROVEMENTS: 
 Developer shall complete all required public improvements as required 

and in accordance with City approved plans, prior to any building 
occupancy. [COA] [PUBLIC WORKS] 

 
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. TREE PROTECTION: 

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

DC-3. 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 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.  
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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-4. 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] 
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View from Crawford Drive (with extended porch roof) 
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View from Crawford Drive (without extended porch roof) 
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FINISH MATERIAL SAMPLE/COLOR BOARD 
575 CRAWFORD DR. SUNNYVALE, CA 94087 

Exterior Wall Finish 

Manufacturer: Quarry Mills 

Style: Versailles Natural Stone Veneer 

Colors: Gray Tones 

Size: 5” H. x 4”-16” L. 

Exterior Wall Cement Plaster 

Color: White with Fine Texture 
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Exterior Wood Siding Panel 

Location: Canopy at Front Porch, First-Floor Side & Rear Walls 

Color: Cherry (To Match Garage Door) 

Window & Patio Door 

Manufacturer: Anderson Window & Door 

Model: 100 Series 

Frame Material/Glaze: Composite/Low-E Clear Dual-Pane Glass 

Setting: 2” Window Recess from Face of Exterior Wall 
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Main Entry Door 

Manufacturer: Jeld-Wen 

Model: W02M All Panel 

Material: Solid Core Wood Door 

Color: Cherry (To Match Garage Door) 
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Garage Door 

Manufacturer: Clopay 

Style: Design 5 (Long Windows Down Side-Right Side). Accent Strip Spliced. Horizontal 

Cladding Spliced. 

Glass: Frosted 

Color: Cherry 

Size: 16’ L x 8’ H. 

P.O.Box 1834 ∙ Danville, California 94526-6834 Cell 510-331-6059  ∙  Fax 925-235-0808 
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STREETSCAPE ELEVATION
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1ST & 2ND FLOOR ROOF PLAN
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2020-7579 
575 Crawford Dr 

Address Use Zoning Units 
Year 
Built 

Lot 
Area 
(s.f.) 

Living 
Area 
(s.f.) 

Garage 
Area 
(s.f.) 

Floor Area 
(s.f.) FAR Stories Notes 

588 Crawford Dr 

Single-
Family 
Residence R0 1 1949 19,536 2,190 900 3,090 15.8% 2 

584 Crawford Dr 

Single-
Family 
Residence R0 1 1956 9,900 2,413 1,205 3,618 36.5% 1 

Design Review# 
2018-7326 

582 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,900 2,635 476 3,111 31.4% 1 

Design Review# 
2008-0714 

576 Crawford Dr 

Single-
Family 
Residence R0 1 2004 9,900 3,554 468 4,022 40.6% 2 

Design Review# 
2002-0414 

572 Crawford Dr 

Single-
Family 
Residence R0 1 1955 9,900 2,861 661 3,559 35.9% 1 

Design Review# 
2016-7320 

568 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,825 1,096 480 1,576 16.0% 1 

564 Crawford Dr 

Single-
Family 
Residence R0 1 1954 9,900 2,331 480 2,811 28.4% 2 

562 Crawford Dr Duplex R0 2 1951 9,825 2,459 2,459 25.0% 1 
Design review# 
2004-0885 

556 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,825 1,173 396 1,569 16.0% 1 

552 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,825 1,125 396 1,521 15.5% 1 
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2020-7579 

575 Crawford Dr 

Address Use Zoning Units 
Year 
Built 

Lot 
Area 
(s.f.) 

Living 
Area 
(s.f.)  

Garage 
Area 
(s.f.) 

Floor Area 
(s.f.) FAR Stories Notes 

548 Crawford Dr 

Single-
Family 
Residence R0 1 1952 9,825 2,296 1,108 3,404 34.6% 1   

544 Crawford Dr 

Single-
Family 
Residence R0 1 1949 9,825 1,408 400 1,808 18.4% 1   

543 Crawford Dr 

Single-
Family 
Residence R0 1 1956 9,000 1,246 506 1,752 19.5% 1   

547 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,750 1,665 405 2,070 21.2% 1 

Design Review# 
2015-7532 

551 Crawford Dr 

Single-
Family 
Residence R0 1 1950 9,750 1,341 320 1,661 17.0% 1   

555 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,750 3,823 399 4,222 43.3% 2   

559 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,750 2,652 742 3,394 34.8% 2   

563 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,750 1,000 440 1,440 14.8% 1   

565 Crawford Dr 

Single-
Family 
Residence 
and ADU R0 2 1951 9,750 1,511 336 1,847 18.9% 1   

571 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,750 1,718 625 2,343 24.0% 1 

Design Review# 
2014-7824 
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2020-7579 

575 Crawford Dr 

Address Use Zoning Units 
Year 
Built 

Lot 
Area 
(s.f.) 

Living 
Area 
(s.f.)  

Garage 
Area 
(s.f.) 

Floor Area 
(s.f.) FAR Stories Notes 

575 Crawford Dr 

Single-
Family 
Residence R0 1 1951 9,750 3,815 442 4,257 43.7% 2 Proposed project 

579 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,750 3,099 381 3,480 35.7% 1   

583 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,750 2,297 440 2,737 28.1% 1 

Design Review# 
2005-0202 

587 Crawford Dr 

Single-
Family 
Residence R0 2 1955 9,750 1,407 400 1,807 18.5% 1   

591 Crawford Dr 

Single-
Family 
Residence R0 1 1953 9,750 3,603 591 4,194 43.0% 2 

Design Review# 
2014-7047 

Existing Average 10,159 2,074 548 2,601 26.0%   
Proposed Average 10,159 2,189 542 2,710 26.7%   
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This Contemporary-style home is designed to promote an open space design by 

utilizing abundant natural light. The great room and kitchen area extends to the back 

patio with modern double-sliding doors, creating a spacious location for casual 

gatherings. A modern floating staircase is an extraordinary focal point that ties together 

public and private spaces of the home. The home contains a lavish master suite as well 

as a sizable guest suite, each with their own bathroom and walk-in closet. Modern stone 

and wood materials are used to promote the Contemporary exterior, while staying 

compatible with neighboring homes. 

We have designed our first floor with nine-foot plate heights, which is a common height 

for new home designs. Additionally, a minimum 2’-6” cavity space between the first and 

second floors is required for installation of the HVAC ductwork, fire sprinkler pipes, 

electrical wires, and structural support beams. Thus, we cannot reduce this cavity space 

to lower the overall building height/first floor exterior height.  

However, we have accepted the City’s recommendations to lower the exterior garage 

height by a total of 2’ (we have already incorporated a 1’ decrease in an earlier revision) 

in order to be more compatible with adjacent homes, as it is not necessary to include 

this cavity space for the unconditioned garage. 

A common design element of Contemporary-style homes is a two-story staircase wall. 

We have designed this part of our exterior to consist of stone and to be a mostly 

unbroken wall.  

However, we have also incorporated the City’s recommendations. We shifted the 

staircase wall to be behind other front-facing exterior walls, ensuring that the staircase 

wall does not overpower the rest of the design. In addition, our proposed porch 

overhang and split window design already divides the staircase wall into two distinct 

sections. If we extend the overhang further to split the staircase wall, we believe that the 

altered balance of the overhang and the staircase wall will compromise our 

Contemporary design. 
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City of Sunnyvale

Agenda Item 4

21-0886 Agenda Date: 9/13/2021

Planning Commission Proposed Study Issues, Calendar Year: 2022 (Information Only)

*The study issues have been proposed for future sponsorship

Toward the end of the calendar year, no later than October, boards and commissions will review the

list of proposed study issues and officially vote on sponsorship for each individually listed study issue.

Official sponsorship means that the study issue is approved for ranking with a majority vote of the

board or commission. Staff will then prepare the sponsored study issue papers, including fiscal

impact but not the staff recommendation.
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