
 

PLANNING COMMISSION STAFF REPORT 
 

Agenda Item No.     Agenda Date: April 24, 2012 
 
Applications:  DP-2012-01, ASA-2012-01, U-2012-04, TR-2012-04  
Applicant:   John Noori (Apple, Inc.) 
Location: 20625 Alves Dr (APN: 326-34-069) 

APPLICATION SUMMARY:  
1. Development Permit (DP-2012-01) to allow the construction of an approximately 21,468 square foot 

cafeteria for Apple employees. 
2. Architectural and Site Approval (ASA-2012-01) to allow site improvements associated with 

construction of a new 21,468 square foot cafeteria for Apple employees. 
3. Use Permit (U-2012-04) to allow the operation of a new cafeteria for Apple in a mixed-use zoning 

district. 
4. Tree Removal Permit (TR-2012-04) to allow the removal and replacement of approximately 33 trees 

to facilitate the construction of a new cafeteria.   
 
Please note: The square footage of the total proposed building size and numbers of trees being removed have been 
slightly adjusted according to the latest revised plans. 
 
RECOMMENDATION: 
Staff recommends that the Planning Commission recommend approval of the following: 
1. Development Permit (DP-2012-01); 
2. Architectural and Site Approval (ASA-2012-01); 
3. Use Permit (U-2012-04); and 
4. Tree Removal Permit (TR-2012-04) in accordance with the draft resolutions. 
 
PROJECT DATA: 
General Plan Designation Office/Industrial/Commercial/Residential 
Conceptual Plan North De Anza Blvd Conceptual Plan 
Zoning Designation P (CG, ML, Res 4-10) 
Environmental Assessment Categorically Exempt per Section 15332 (In-Fill Development Projects) of 

the California Environmental Quality Act (CEQA). 
Lot Size 38,333 square feet (.88 acres) 
Proposed Cafeteria Area 21,468 s.f. 

1st Floor (Includes 
Courtyard Areas) 

17,655 s.f. 

2nd Floor 3,813 s.f. 
Underground Parking Area 27,099 s.f.  
Existing Restaurant Area 4,010 s.f. 
   Proposed Demolition -4,010 s.f. 

OFFICE OF COMMUNITY DEVELOPMENT 
 
CITY HALL 
10300 TORRE AVENUE • CUPERTINO, CA 95014-3255 

(408) 777-3308 • FAX (408) 777-3333 • planning@cupertino.org 
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Proposed Building Height 29’9” 
 Required by Code Proposed 
Total Parking  69 70 
Total Bicycle Parking  4 Class II 30 Class I 

64 Class II 
Project Consistency with:  

General Plan: Yes 
Zoning:  Yes 

 
BACKGROUND: 
Project Site and Surrounding Land Uses 
The project site is located on the northeast corner of Bandley and Alves Drives, within the North De 
Anza Conceptual Plan Area. To the west of the property are multi-family residential and residential 
duplex uses, office uses to the north, and commercial uses to the east and south.  A majority of the office 
uses to the north are also occupied by Apple.   
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Previous City Approvals 
On December 22, 1975, a Use Permit (U-1975-13) was issued by the Planning Commission approving the 
former 3,470 square foot Japanese restaurant.  On January 22, 1991, the City Council approved a Use 
Permit (U-1990-24) for a 540 square foot addition to the Japanese restaurant.   
 
DISCUSSION: 
Apple is proposing a cafeteria facility to accommodate their employees that currently work out of the 
various Apple occupied or owned satellite buildings along Bandley Drive on the west side of De Anza 
Boulevard.  Currently, most of these employees walk or bike across De Anza Boulevard to the cafeteria 
located in the Infinite Loop Campus.  Some employees walk or bike to the neighboring commercial 
centers for food options.   Apple would like to provide another more convenient and safe dining option 
for their employees closer to their satellite buildings on the west side of De Anza Boulevard.  
 
Cafeteria and Building Layout 
The proposed podium project consists of a new two story 21,468 square foot cafeteria (17,655 square feet 
ground floor and 3,813 square feet 2nd floor).  The ground floor includes the kitchen area, serving area, 
dining area, restrooms, café, meeting rooms, lounge areas, and courtyard space.  The 2nd floor will be used 
by employees of the cafeteria only, and will accommodate storage, mechanical, and conference rooms, as 
well as staff locker rooms and restrooms.  The underground garage is approximately 27,099 square feet in 
area, containing 70 parking stalls. 
 
Development Allocation 
The project will draw from the entire remaining 14,715 square foot commercial development allocations 
available in the North De Anza Blvd Area and would require an additional 2,743 square feet to be taken 
out from the City Center Area.  Please refer to the table below for the summary account of the allocation 
numbers.  The City of Cupertino General Plan allows for the transfer of allocations from one 
geographical area to another if no significant environmental impacts are associated with the project.   
 
 Square Feet 
Project Allocation Demand 17,458 (21,468 - 4,010 existing restaurant) 
Available Allocation in North De Anza Blvd Area 14,715 
Available Allocation in City Center Area 14,867 
 
Remaining Balance in City Center with Project 0  
Remaining Balance in City Center Area with 
Project 

12,124 (14,867 - 2,743) 

         
Architectural Considerations 
The City's Architectural Consultant has reviewed and supports the project.  The proposed building is 
simple and modern in design with attention to architectural details and materials.  The building exterior 
will feature glass–fiber reinforced concrete, frameless windows, and steel finishes.  See Attachment 2 for 
architectural recommendations.   
 
Landscaping, Outdoor Areas, & Site Improvements 
The project proposes to externalize some of its uses by providing outdoor lounge and trellis areas along 
Bandley Drive, Alves Drive and along the east side of the building.  There will also be four courtyard 
areas within the project.  The outdoor lounge and trellis areas are going to be enclosed by a short pre-cast 
landscape planter wall (3 to 4 feet in height) along the perimeter with ample landscaping features on 
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both sides.  Other site features surrounding the project include pedestrian amenities such as fire pits, 
lounge furniture, water features, wood decks, trellises, and decorative courtyard lighting.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Landscape Sections 
 
The proposed landscape plan features a varied and extensive plant palette, including: grass strips, vines, 
groundcover, trees, bamboo, shrubs, citrus plants, bio-retention features, and a kitchen garden.  
Landscaping enhancements proposed are primarily along the perimeter of the building and within the 
courtyard/terrace areas. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Landscape Plan 
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New pavers and detached pedestrian sidewalk are proposed along the public frontage to enhance the 
pedestrian environment.  The project also proposes to install new detached sidewalk with new street 
trees/park strip along the west side of Bandley Drive, from Alves Drive to Lazaneo Drive.    The 
applicant will be required to submit a final detailed landscaping and site improvement plan to the City 
for review and approval prior to issuance of building permits.  
 
Tree Removal 
The project proposes to remove 33 trees and transplant two trees on-site, one of which is a Weeping Blue 
Atlas Cedar, the other a Japanese Maple.  Of the 33 trees to be removed, nine are street trees, and only one 
is a specimen tree (Deodar Cedar).  The trees proposed for removal are located within the footprint of the 
development and a majority are in fair, poor, or very poor condition.  The City’s Consulting Arborist has 
determined that the loss of these trees will be considered minor, and the proposed development provides 
for a superior tree landscape (See Attachments 3 & 4).     
 
A total of 91 replacement trees are proposed on or around the site.  Furthermore, 31 new street trees will 
be planted along the north side of Alves Drive and the west side of Bandley Drive (up until Lazaneo 
Drive).  Out of the total 122 new replacement trees proposed, 28 are 36” box size, and 94 are 24” box size.  
The proposed replacement measures exceed the requirements prescribed by the City’s Protected Tree 
Ordinance. 
 
The City’ Consulting Arborist has also recommended the removal of nine neighboring trees to the north 
should the bio-retention area located on the northeast portion of the property be built.  Staff supports the 
removals of these trees and no further tree replacements are required. 
   
Traffic and Parking Analysis 
Fehr and Peers was retained by the City to analyze the project to ensure that the proposed parking 
arrangement is adequate to serve the demand of the cafeteria and that there are no significant traffic 
impacts to the surrounding neighborhood.  Fehr and Peers evaluated the project based on Apple's 
proposed robust transportation demand management plan, the detailed cafeteria operation plan and the 
trip generation rates from Apple’s existing Infinite Loop Campus cafeteria.  The study concludes that the 
proposed 70 underground parking stalls will be sufficient to support the demand of the cafeteria, 
especially given that a fair amount of the Apple employees are going to be walking, biking, carpooling or 
taking the company lunch time shuttles to the proposed facility.    In addition to the dedicated company 
lunch time shuttles, Apple employees can also take the inter-campus transit services that are available to 
them all day.  Please refer to Attachment 5 & 6 for the detailed discussions in the transportation study 
and TDM measures.    
 
A condition of approval has been added to ensure that Apple’s parking, circulation, and transportation 
management plan are properly implemented and maintained.   
 
Future Use of the Site 
If Apple were to vacate the site in the future, the building may be occupied by any of the permitted uses 
(including food related uses) as prescribed in the City's General Commercial and/or Light Industrial 
zoning districts, provided that the appropriate City parking and building/fire codes are met.  The City 
has the ability to require a modification to the use permit and/or additional environmental analysis in 
the event any of the future proposed uses are found to be more intense than the cafeteria use.   
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North De Anza Conceptual Plan 
The project complies with the North De Anza Conceptual Plan development requirements. 
 
Green Features     
The project is striving to be LEED (Leadership in Energy and Environmental Design) Platinum Certified 
according to the standards set forth by the U.S. Green Building Council.  In doing so, the project is 
expected to demonstrate water and energy efficiency, recycling and reusing of construction materials 
where appropriate, and promoting sustainability on the site wherever possible.  Furthermore, solar 
panels will be installed on the rooftop, while “Green Screens” will help obscure any rooftop equipment 
with foliage and vegetation.     
 
ENVIRONMENTAL ASSESSMENT: 
The project is Categorically Exempt from Environmental Review pursuant to Section 15332 (In-
Fill Development Projects) of the California Environmental Quality Act (CEQA). 
 
Prepared by:  Simon Vuong, Assistant Planner 
 
Reviewed by: Approved by:     
 
/s/Gary Chao                                             /s/Aarti Shrivastava      
Gary Chao Aarti Shrivastava   
City Planner Community Development Director 
 
 
ATTACHMENTS: 
Attachment 1: Draft Resolutions 
Attachment 2: Apple Cafeteria, architectural recommendations by Cannon Design Group dated 

February 6, 2012 
Attachment 3: Tree Assessment and Protection Recommendations by Walter Levison, dated December 

19, 2011 
Attachment 4: An Arborist Review of the Proposed Alves Restaurant (Apple Cafeteria), 20625 Alves 

Drive, Cupertino, CA 95014, dated March 9, 2012 
Attachment 5: Focused Transportation Study for the Apple Cafeteria in Cupertino, California by Fehr & 

Peers Transportation Consultants, Inc., dated April 19, 2012 
Attachment 6:  Alves Café Transportation, TDM Overview  
Attachment 7:  Plan Set 
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