
Planning Commission

City of Sunnyvale

Notice and Agenda - Final

Council Chambers and West Conference 

Room, City Hall, 456 W. Olive Ave., 

Sunnyvale, CA 94086

6:00 PMMonday, July 23, 2018

Special Meeting - Study Session - 6:00 PM | Special Meeting - Public Hearing 7 PM

6 P.M. STUDY SESSION

Call to Order in the West Conference Room

Roll Call

Study Session

A. 18-0664 Proposed Project: 

SPECIAL DEVELOPMENT PERMIT: to develop five new single 

family homes on a 0.80-acre lot.

TENTATIVE MAP: to subdivide a 0.80-acre lot into five lots. 

Location: 18771 E Homestead Road (APN: 313-41-070) 

File #: 2017-7816

Zoning: R-0/PD

Applicant / Owner: Dutchints Development LLC/18771 Homestead 

Road LLC 

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

mishijima@sunnyvale.ca.gov

B. 18-0649 Project Description: Consideration of Usable Open Space in 

Required Front Yards (Study Issue)

Locations: Citywide

File #: 2018-7191

Project Planner: Kelly Cha, (408) 730-7408, kcha@sunnyvale.ca.gov

Public Comment on Study Session Agenda Items

Adjourn Study Session
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7 P.M. PLANNING COMMISSION MEETING

CALL TO ORDER

Call to Order in the Council Chambers

SALUTE TO THE FLAG

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 

commissioners to take action on an item not listed on the agenda. If you wish to 

address the commission, please complete a speaker card and give it to the 

Recording Secretary. Individuals are limited to one appearance during this 

section.

CONSENT CALENDAR

1.A 18-0666 Approve Planning Commission Meeting Minutes of July 9, 2018 

Recommendation: Approve Planning Commission Meeting Minutes of July 9, 

2018 as submitted.

PUBLIC HEARINGS/GENERAL BUSINESS

2. 18-0602 Proposed Project: DESIGN REVIEW to allow a new two-story, 

single-family home resulting in 5,480 square feet (3,957 square feet 

living area, 825 square feet garage, and a 698 square feet attached 

ADU) and (59%) floor area ratio. The FAR without the ADU is 51%. 

Existing home to be demolished. 

Location: 1441 Norman Drive (APN: 313-14-041)

File #: 2018-7190

Zoning: R-1 (Low Density Residential)

Applicant / Owner: Team2 Architecture + Design, Shilpa Pathare 

(applicant) / Nirmal Sharma Trustee & et al (owner)

Environmental Review: A Class 3 Categorical Exemption relieves this 

project from California Environmental Quality Act (CEQA) provisions. 

Class 3(a) Categorical Exemptions includes construction of one-single 
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family residence in a residential zone.

Project Planner: Teresa Zarrin, (408) 730-7429, 

tzarrin@sunnyvale.ca.gov

Recommendation: Recommend Alternative 1 to approve the Design Review 

based on the Findings in Attachment 6 and the recommended 

Conditions of Approval in Attachment 7.

3. 18-0623 Proposed Project: DESIGN REVIEW to allow a 498-square foot 

second-story addition to an existing 2,465-square foot two-story 

single-family home resulting in 2,963 square feet (2,603 square feet 

living area plus 360-square foot garage) and 58.6% FAR. Project 

includes removing a shed in the rear yard and in the side yard to meet 

the 40% lot coverage requirement. 

Location: 863 San Pablo Ave. (APN: 205-04-040)

File #: 2017-7797

Zoning: R0

Applicant / Owner: Megan Miner Design (applicant) / Gursharanjit (Jit) 

Jagait

Environmental Review: A Class 1 (e) (1) Categorical Exemption 

relieves this project from the California Environmental Quality Act 

provisions. Class 1 (e) (1) Categorical Exemptions, Section 15301(e) 

include additions to existing structures resulting in no more than a 50% 

increase in floor area.

Project Planner: Teresa Zarrin, (408) 730-7429, 

tzarrin@sunnyvale.ca.gov

Recommendation: Recommend Alternative 1 in accordance with the 

Recommended Findings in Attachment 3 and Conditions of 

Approval in Attachment 4.

4. 18-0645 Proposed Project:

DESIGN REVIEW to demolish an existing single-story, 

single-family residence and construct a new two-story, 

single-family residence resulting in 3,849.3 square feet of floor 

area (3,443.5 square feet living area and 405.8 square feet 

garage) and 42.8% floor area ratio (FAR). The project also 

proposes to remove the existing pool and construct a 647-square 

foot basement and a 512-square foot attached Accessory 

Dwelling Unit on the first floor.

Location: 982 Yorktown Drive (APN: 202-24-002)

File #: 2018-7197

Zoning: R-1 (Low Density Residential)

Applicant / Owner: LELDesign / Spencer Shiou Pen Tsai and Chih 

Lan Kung Trustee

Environmental Review: Class 3 Categorical Exemption relieves this 
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project from the California Environmental Quality Act (CEQA) provisions 

that include construction of one-single family residence in a residential 

zoning district (CEQA Section 15303).

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

mishijima@sunnyvale.ca.gov

Recommendation: Recommend Alternative 1 in accordance with the Findings in 

Attachment 3 and Conditions of Approval in Attachment 4.

5. 18-0488 Proposed Project: Rezone - Change the zoning from R-1 (Low Density 

Residential) to R-0 (Low Density Residential) for two lots.

File #: 2018-7309

Location: 932 Eleanor Way and 1358 Hampton Drive (APNs:  

313-01-033, 313-01-034)

Zoning: R-1

Applicant / Owner: Cyrus Fakhari (applicant and owner)

Environmental Review: The project is exempt from the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 

Section 15061(b)(3).

Project Planner: Shétal Divatia, (408) 730-7637, 

sdivatia@sunnyvale.ca.gov

Recommendation: Recommend to City Council, Alternative 2: Determine the 

project is exempt from the California Environmental Quality Act 

(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3) 

and Deny the Rezone for the two parcels from R-1 (Low 

Density Residential) to R-0 (Low Density Residential).

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

NON-AGENDA ITEMS AND COMMENTS

-Commissioner Comments

-Staff Comments

ADJOURNMENT

Notice to the Public:

Any agenda related writings or documents distributed to members of the Planning 

Commission regarding any open session item on this agenda will be made 

available for public inspection in the Planning Division office located at 456 W. 

Olive Ave., Sunnyvale CA 94086 during normal business hours, and in the Council 

Page 4 City of Sunnyvale Printed on 7/20/2018

http://sunnyvaleca.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7139


July 23, 2018Planning Commission Notice and Agenda - Final

Chambers on the evening of the Planning Commission meeting pursuant to 

Government Code §54957.5. 

Agenda information is available by contacting Katherine Hall at (408) 730-7440. 

Agendas and associated reports are also available at sunnyvaleca.legistar.com or 

at the Sunnyvale Public Library, 665 W. Olive Ave., 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, if you need special assistance in 

this meeting, please contact the Planning Division at (408) 730-7440. Notification 

of 48 hours prior to the meeting will enable the City to make reasonable 

arrangements to ensure accessibility to this meeting. (28 CFR 35.160 (b) (1))
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City of Sunnyvale

Agenda Item A.

18-0664 Agenda Date: 7/23/2018

SUBJECT
Proposed Project:

SPECIAL DEVELOPMENT PERMIT : to develop five new single family homes on a 0.80-acre
lot.
TENTATIVE MAP : to subdivide a 0.80-acre lot into five lots.

Location: 18771 E Homestead Road (APN: 313-41-070)
File #: 2017-7816
Zoning: R-0/PD
Applicant / Owner: Dutchints Development LLC/18771 Homestead Road LLC
Project Planner: Momoko Ishijima, (408) 730-7532, mishijima@sunnyvale.ca.gov
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City of Sunnyvale

Agenda Item B.

18-0649 Agenda Date: 7/23/2018

SUBJECT
Project Description: Consideration of Usable Open Space in Required Front Yards (Study Issue)

Locations: Citywide

File #: 2018-7191

Project Planner: Kelly Cha, (408) 730-7408, kcha@sunnyvale.ca.gov
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City of Sunnyvale

Agenda Item 1.A

18-0666 Agenda Date: 7/23/2018

SUBJECT
Approve Planning Commission Meeting Minutes of July 9, 2018

RECOMMENDATION
Approve Planning Commission Meeting Minutes of July 9, 2018 as submitted.
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City of Sunnyvale

Meeting Minutes - Draft

Planning Commission

6:00 PM Council Chambers and West Conference 

Room, City Hall, 456 W. Olive Ave., 

Sunnyvale, CA 94086

Monday, July 9, 2018

Special Meeting: Closed Session - 6 PM | Study Session - 6:30 PM | Special Meeting - 

Public Hearing 7 PM

6 P.M. SPECIAL PLANNING COMMISSION MEETING (Closed Session)

Call to Order in the West Conference Room

Roll Call

Public Comment

The public may provide comments regarding the Closed Session item just prior to the Commission 

beginning the Closed Session. Closed Sessions are not open to the public.

Convene to Closed Session

18-0499 CLOSED SESSION PURSUANT TO GOV. CODE SECTION 54957(a): 

Meeting with officers of the Department of Public Safety to discuss 

matters related to threats to the security of public buildings and facilities.

Adjourn Closed Session

6:30 P.M. STUDY SESSION

Call to Order in the West Conference Room

Roll Call

Study Session

A. 18-0621 Proposed Project: 

PEERY PARK PLAN REVIEW PERMIT: to redevelop existing 

industrial site with 18 duets and 47 townhomes for a total of 65 

residential units.  

Location: 370 San Aleso Avenue (APN: 204-01-005) 

File #: 2018-7315
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Zoning: PPSP/NT

Applicant / Owner: Toll Brothers Inc./ Eos At San Aleso LLC 

Project Planner: Gerri Caruso, (408) 730-7591, 

gcaruso@sunnyvale.ca.gov

Public Comment on Study Session Agenda Items

Adjourn Study Session

7 P.M. PLANNING COMMISSION MEETING

CALL TO ORDER

Chair Rheaume called the meeting to order at 7:05 PM in the Council Chambers.

SALUTE TO THE FLAG

Chair Rheaume led the salute to the flag.

ROLL CALL

Commissioner Daniel Howard

Commissioner John Howe

Commissioner Ken Olevson

Commissioner David Simons

Chair Ken Rheaume

Present: 5 - 

Vice Chair Carol Weiss

Commissioner Sue Harrison

Absent: 2 - 

Status of absence; Vice Chair Weiss’s absence is excused.

Status of absence; Commissioner Harrison’s absence is excused.

ORAL COMMUNICATIONS

CONSENT CALENDAR

Commissioner Howard moved and Commissioner Olevson seconded the motion to 

approve the Consent Calendar. 

The motion carried by the following vote:
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Yes: Commissioner Howard

Commissioner Olevson

Commissioner Simons

Chair Rheaume

4 - 

No: 0   

Absent: Vice Chair Weiss

Commissioner Harrison

2 - 

Abstained: Commissioner Howe1 - 

1. A 18-0622 Approve Planning Commission Meeting Minutes of June 25, 2018 

PUBLIC HEARINGS/GENERAL BUSINESS

2. 18-0559 Proposed Project: Related applications on a .34-acre site:

SPECIAL DEVELOPMENT PERMIT and VESTING 

TENTATIVE MAP to allow a three-story six-unit townhouse 

development.

Location: 669 & 673 Old San Francisco Rd. (APNs 209-17-050 & 

209-17-051)

File #: 2018-7048

Zoning: R-3/PD

Applicant / Owner: Innovative Concepts / George Nejat

Environmental Review: Mitigated Negative Declaration

Project Planner: Ryan Kuchenig, (408) 730-7431, 

rkuchenig@sunnyvale.ca.gov

Assistant Director Andrew Miner advised that the applicant has requested a 

continuance to the Planning Commission meeting on August 13, 2018 to make site 

plan corrections and respond to public comments. 

Chair Rheaume opened the Public Hearing. 

Maria Hamilton, Sunnyvale resident, stated her opposition to the proposed project 

and discussed her concerns with the proposed project’s impact on quality of life, 

neighborhood compatibility and parking. 

Cecelia Morrison discussed her concerns with the height, density, parking, drainage 

and visibility impacts of the proposed project. 

Chair Rheaume closed the Public Hearing. 
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MOTION: Commissioner Howe moved and Commissioner Howard seconded the 

motion to continue this item to the Planning Commission meeting on August 13, 

2018.  

The motion carried by the following vote:

Yes: Commissioner Howard

Commissioner Howe

Commissioner Olevson

Commissioner Simons

Chair Rheaume

5 - 

No: 0   

Absent: Vice Chair Weiss

Commissioner Harrison

2 - 

3. 18-0532 Proposed Project: 

DESIGN REVIEW: To allow a one-story addition of 308-s.f. and 

a two-story addition of 898-s.f. to an existing one-story 

single-family home, resulting in 3,435 square feet (2,592 square 

feet of living space and an 843-square foot 3-car garage) and 

49% floor area ratio (FAR).

Location: 348 Morse Avenue (APN: 204-40-028)

File #: 2018-7431

Zoning: R-2

Applicant / Owner: KDG (applicant) / Ravi K Purushotma and Olwen T 

Reina (owner)

Environmental Review: A Class 1 Categorical Exemption relieves this 

project from the California Environmental Quality Act (CEQA) provisions 

that include minor additions to an existing single-family residence 

(CEQA Section 15301).

Project Planner: Kelly Cha, (408) 730-7408, kcha@sunnyvale.ca.gov

Associate Planner Kelly Cha presented the staff report. 

Chair Rheaume opened the Public Hearing. 

Kaneshka Salehi, representing Kaneshka Design Group, presented information 

about the proposed project. 

Commissioner Simons confirmed with Mr. Salehi that they are amenable to 

extending the roof ridge. 
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Commissioner Olevson clarified with Mr. Salehi that the first-floor bedroom has a 

closet. 

Mr. Salehi presented additional information about the proposed project. 

Chair Rheaume closed the Public Hearing.

Chair Rheaume discussed the turnaround space for the garage with Associate 

Planner Cha.  

Commissioner Simons confirmed with Associate Planner Cha that staff is agreeable 

to modifying the Conditions of Approval (COA) to extend the roof ridge. 

MOTION: Commissioner Howe moved and Commissioner Simons seconded the 

motion for Alternative 2 – Approve the Design Review with modified conditions – 

extend the single-story roof ridge to the second story wall. 

Commissioner Howe stated an opinion that the proposed project will fit reasonably 

well with the neighborhood and should be approved. 

Commissioner Olevson stated that he will be supporting the motion. Commissioner 

Olevson noted his agreement with Commissioner Simons regarding the roof 

modification, to avoid potential structural issues and maintain continuous roof 

ridgelines in the neighborhood. Commissioner Olevson stated an opinion that this 

will be an attractive home and noted his appreciation for the front curtains. 

The motion carried by the following vote:

Yes: Commissioner Howard

Commissioner Howe

Commissioner Olevson

Commissioner Simons

Chair Rheaume

5 - 

No: 0   

Absent: Vice Chair Weiss

Commissioner Harrison

2 - 

Assistant Director Miner stated that this decision is final unless appealed to the City 
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Council within 15 days or called up by the City Council within 15 days.

4. 18-0612 Proposed Project: Related applications on a 6,186-square foot 

residential lot:

DESIGN REVIEW: To allow demolition of an existing one-story 

single family

residence and construction of a new two-story single-family home

resulting in 3,223 square feet (2,790 square feet living area and 

433

square feet garage) and 52% Floor Area Ratio (FAR).

Location: 1159 Norththumberland Drive (198-38-040)

File #: 2018-7065

Zoning: R-0

Applicant / Owner: Nilsene Builder Inc (applicant) / Jamie Young 

(property owner)

Environmental Review: Categorically exempt from CEQA pursuant to 

Section Class 3, Section 15303 (New Construction or Conversion of 

Small Structures) of the California Environmental Quality Act (CEQA).

Project Planner: Cindy Hom, (408) 730-7411, chom@sunnyvale.ca.gov

Associate Planner Cindy Hom presented the staff report. 

Chair Rheaume asked staff about mitigating privacy concerns related to the 

proposed back bedroom window. Associate Planner Hom provided information 

about the distance to the property line, the distance to the adjacent home and the 

rear setback. Assistant Director Miner stated that there are no specific design 

criteria for windows in relation to adjacent properties and that the proposed project 

exceeds the second story setback requirement. 

Chair Rheaume opened the Public Hearing. 

Chunyang Xia, the applicant’s husband, presented information about the proposed 

project. 

Azadeh Masrour, representing AMS Design LLP, presented information about the 

proposed project.

Commissioner Simons confirmed with Mr. Xia that they would consider using a 

faster growing tree for screening. 

Commissioner Simons confirmed with Ms. Masrour that the front door will be 

customized. 
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Chair Rheaume confirmed with Ms. Masrour that the windows will be built with 

external dark brown grids as shown in the site plan. 

Robert Pushor, Sunnyvale resident, discussed his concerns with the size of the 

back bedroom window and the privacy impacts on his backyard.  

Commissioner Howe discussed the implementation of trees for screening with Mr. 

Pushor. Mr. Pushor asked for the window to be moved to the side elevation. 

Commissioner Howard confirmed with Mr. Pushor that a high sill window would be 

an improvement. 

John Daly, Sunnyvale resident, discussed his concerns with the location of the back 

bedroom window and privacy impacts. 

Ms. Masrour and Mr. Xia presented additional information about the proposed 

project.   

  

Commissioner Simons confirmed with Ms. Masrour and Mr. Xia that slightly 

obscured glass could be used to protect the neighbor’s privacy and retain light for 

the back bedroom. 

Chair Rheaume discussed the possibility of a side window facing Bernardo Avenue 

with Ms. Masrour. Chair Rheaume confirmed with Mr. Xia that they would be 

amenable to a high sill window. 

Chair Rheaume closed the Public Hearing. 

Commissioner Howe asked staff if the fire code requirements for egress can be met 

without the back window. Assistant Director Miner stated that the Building code 

outlines the requirements for egress windows. Assistant Director Miner and 

Associate Planner Hom provided wall and window dimensions.   

  

Commissioner Simons asked staff if obscured glass could address the privacy 

concerns. Assistant Director Miner stated that the Planning Commission can direct 

staff to work with the applicant and Building staff to use obscured glass while 

maintaining egress requirements. 

Commissioner Howard asked staff about privacy standards for backyards. Assistant 
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Director Miner stated that there is nothing to regulate window proximity to an 

adjacent home and commented that the goal is to not create an undue hardship for 

an adjoining property. Commissioner Howard confirmed with Assistant Director 

Miner that if the proposed project did not exceed the 45% Floor Area Ratio (FAR) 

limitation then this window would have been reviewed at staff level. 

Commissioner Olevson asked staff about the use of vegetation as screening to 

mitigate privacy concerns. Assistant Director Miner stated that landscaping can be 

used as a tool to alleviate privacy concerns and noted that landscaping additions 

were made to past projects for this reason. 

MOTION: Commissioner Howe moved and Commissioner Howard seconded the 

motion for Alternative 2 – Approve the Design Review with modified conditions – 

staff will consult with the City arborist and the homeowner to determine appropriate 

landscaping, with City staff to have the final authority.  

Commissioner Howe commented that proposed project meets the setback 

requirements and that it is only before the Planning Commission because it exceeds 

the FAR. Commissioner Howe stated that staff can determine the appropriate 

number and type of trees prior to issuance of the building permit and that City staff 

will have the final authority. 

Commissioner Howard complimented Commissioner Howe’s comments. 

Commissioner Howard stated that the proposed project has generous setbacks 

which meet the requirements. Commissioner Howard noted that the window would 

have been reviewed at staff level if it did not exceed the FAR and stated an opinion 

that the staff recommendation will provide a balance for the neighbors. 

Commissioner Olevson stated that he will be supporting the motion. Commissioner 

Olevson stated that the proposed project meets the City’s zoning and setback 

requirements and will use vegetation to mitigate privacy concerns. 

FRIENDLY AMENDMENT: Commissioner Simons offered a friendly amendment to 

specify that the divided windows will have external grids as depicted in the site plan. 

Commissioner Howe and Commissioner Howard accepted the friendly amendment. 

Commissioner Simons stated that he will be supporting the motion. Commissioner 

Simons commented that staff will work with the applicant to ensure that the 

landscaping mitigates the privacy issues. 
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Chair Rheaume stated that he will be supporting the motion and noted the sufficient 

setbacks for the proposed project. Chair Rheaume commented that the applicant 

has followed City policy. Chair Rheaume thanked the applicant for investing in the 

City and stated that the project has a quality design. Chair Rheaume noted his 

agreement with the use of vegetation to mitigate privacy issues. 

The motion carried by the following vote:

Yes: Commissioner Howard

Commissioner Howe

Commissioner Olevson

Commissioner Simons

Chair Rheaume

5 - 

No: 0   

Absent: Vice Chair Weiss

Commissioner Harrison

2 - 

Assistant Director Miner stated that this decision is final unless appealed to the City 

Council within 15 days or called up by the City Council within 15 days.

5. 18-0557 Proposed Project: General Plan Amendment Initiation to consider 

amending the Lawrence Station Area Plan (LSAP) to expand the 

boundary of the plan area to include 932 and 950 Kifer Road (APNs 

205-49-005 and 205-49-012).

File #: 2018-7447

Locations: 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).

Applicant/Owner: Intuitive Surgical, Inc.

Environmental Review: The project is exempt from the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 

Section 15378 (a).

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

gschroeder@sunnyvale.ca.gov

Senior Planner George Schroeder presented the staff report. 

Commissioner Simons confirmed with Assistant Director Andrew Miner that the 

proposed project, if approved, would be integrated in the Lawrence Station Area 

Plan (LSAP). Assistant Director Miner provided information about the parcels owned 
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by Intuitive Surgical and the potential LSAP expansion. Commissioner Simons 

confirmed with Assistant Director Miner that the Planning Commission can add the 

same recommendation as for the LSAP Preferred Housing Study to integrate the 

proposed project with the City’s Bicycle and Pedestrian Master Plan.  

Chair Rheaume confirmed with Senior Planner Schroeder that the park owned by 

Intuitive Surgical is currently zoned Industrial and Service (MS). Assistant Director 

Miner provided a history of the park. Chair Rheaume asked staff about preservation 

of the park. Assistant Director Miner stated that property specific policies can be 

built into the LSAP that incorporate the applicant’s and the City’s goals.  

Commissioner Howard confirmed with Assistant Director Miner that Intuitive Surgical 

is headquartered in the City and is leasing space elsewhere. 

Chair Rheaume opened the Public Hearing. 

Eric Morley, representing The Morley Brothers and Intuitive Surgical, presented 

images and information about the proposed project. 

Mr. Morley presented additional information about the proposed project. 

Commissioner Simons asked staff about preservation of the tree canopy in the park 

owned by Intuitive Surgical. Assistant Director Miner advised that the Planning 

Commission can provide direction to staff on options to consider in the amendment.  

Chair Rheaume closed the Public Hearing. 

MOTION: Commissioner Howe moved and Commissioner Simons seconded the 

motion for Alternative 1 – Recommend to the City Council to initiate the General 

Plan Amendment to add the properties at 932, 950, 945-955 Kifer Road in the 

Lawrence Station Area plan boundaries and direct staff to include these 

amendments in the LSAP residential study currently underway.

FRIENDLY AMENDMENT: Commissioner Simons offered a friendly amendment that 

the proposed project be integrated into the City’s Bicycle and Pedestrian Master 

Plan. Commissioner Howe accepted. 

FRIENDLY AMENDMENT: Commissioner Simons offered a friendly amendment to 

request that the LSAP study analyze methods to maximize the existing tree canopy 

Page 10City of Sunnyvale



July 9, 2018Planning Commission Meeting Minutes - Draft

within the 945-955 Kifer Road site. 

Commissioner Howe asked to preserve all trees in the LSAP, as feasible, and 

analyze the use of the open space. Commissioner Simons requested an emphasis 

on the tree canopy. Chair Rheaume clarified with Assistant Director Miner that the 

park is not currently available for public use but that open space should be 

maintained when the property redevelops. 

MODIFIED FRIENDLY AMENDMENT: Commissioner Simons offered a friendly 

amendment to request that the LSAP study analyze methods to maximize the 

existing tree canopy, preserve the existing trees and maintain the open space within 

the 945-955 Kifer Road site. Commissioner Howe accepted the friendly amendment. 

Commissioner Howe commented that it makes sense to integrate the residential and 

this non-residential area within the LSAP. Commissioner Howe commented on the 

subject site’s proximity to the Caltrain station and complimented Senior Planner 

Schroeder for his presentation.    

Commissioner Simons noted that certain sub-elements of area plans tend to get 

neglected over the long term and that his modifications were to ensure connectivity 

and pedestrian throughput for the LSAP. Commissioner Simons commented on the 

need for long term variation in the City’s development in regards to trees, 

landscaping, variation in heights and open space surrounding buildings. 

Commissioner Howard stated that he will be supporting the motion and that this is 

an intuitive amendment. 

Commissioner Olevson stated that he will be supporting the motion and that the City 

will benefit from supporting a premier company headquartered in the City. 

Commissioner Olevson noted that Intuitive Surgical has a manufacturing operation 

and is looking to expand in the City. Commissioner Olevson commented that this 

study will provide the data required to make a final decision. 

Chair Rheaume stated that he will be supporting the motion. Chair Rheaume 

thanked the applicant for providing a history of Intuitive Surgical. Chair Rheaume 

stated that the City should support a growing company headquartered in the City. 

Chair Rheaume noted his agreement with the need for variations in tree height and 

the important of retaining open space, especially as an anchor for the LSAP. 

The motion carried by the following vote:
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Yes: Commissioner Howard

Commissioner Howe

Commissioner Olevson

Commissioner Simons

Chair Rheaume

5 - 

No: 0   

Absent: Vice Chair Weiss

Commissioner Harrison

2 - 

Assistant Director Miner stated that this item goes to the City Council on August 

14th, 2018.

6. 18-0618 Selection of Chair

Commissioner Howard was selected as the new Chair for the Planning Commission.

7. 18-0619 Selection of Vice Chair

Commissioner Simons was selected as the new Vice Chair for the Planning 

Commission.

8. 18-0620 Selection of Seats

Seats were selected by the Planning Commissioners in order of seniority.

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

Commissioner Simons asked staff about a study issue to analyze cost effective 

upgrades related to Americans with Disabilities Act (ADA) requirements to help the 

City build housing for the long term. Assistant Director Miner stated that staff will 

complete a write up for review and noted that this study issue would be not ranked 

by the Planning Commission.

NON-AGENDA ITEMS AND COMMENTS

-Commissioner Comments

-Staff Comments

Assistant Director Miner provided information about the approval of the LSAP 

Preferred Housing Study by the City Council on June 26, 2018.
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ADJOURNMENT

Chair Rheaume adjourned the meeting at 8:44 PM.

Page 13City of Sunnyvale



City of Sunnyvale

Agenda Item 2

18-0602 Agenda Date: 7/23/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Proposed Project: DESIGN REVIEW to allow a new two-story, single-family home resulting in 5,480
square feet (3,957 square feet living area, 825 square feet garage, and a 698 square feet attached
ADU) and (59%) floor area ratio. The FAR without the ADU is 51%. Existing home to be demolished.
Location: 1441 Norman Drive (APN: 313-14-041)
File #: 2018-7190
Zoning: R-1 (Low Density Residential)
Applicant / Owner: Team2 Architecture + Design, Shilpa Pathare (applicant) / Nirmal Sharma
Trustee & et al (owner)
Environmental Review: A Class 3 Categorical Exemption relieves this project from California
Environmental Quality Act (CEQA) provisions. Class 3(a) Categorical Exemptions includes
construction of one-single family residence in a residential zone.
Project Planner: Teresa Zarrin, (408) 730-7429, tzarrin@sunnyvale.ca.gov

REPORT IN BRIEF

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

North: One-Story Single Family Residence
South: One-Story Single Family Residence
East: One-Story Single Family Residence
West: One-Story Single Family Residence

Issues: Neighborhood Compatibility, Floor Area Ratio, Compliance with Single-Family Home Design
Techniques
Staff Recommendation: Approve the Design Review with the Conditions of Approval in Attachment
7.

BACKGROUND

Description of Proposed Project
The project site is .2135 acres (9,300 square feet) in size and is currently developed with a single-
story, single family home. The applicant requests to demolish the existing home and construct a new
two-story single-family home resulting in 5,480 square feet and 59% floor area ratio (FAR). The
project includes an attached, two-story, 698-square foot accessory dwelling unit (ADU) and an 825-
square foot garage (three-car with one tandem space).

A design review is required for construction of a new house to evaluate compliance with the City’s
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development standards and the Single Family Home Design Techniques. This project requires
Planning Commission review because the proposed gross floor area exceeds 3,600 square feet and
the FAR exceeds 45%.

See Attachment 1 for a vicinity map and 300 ft. mailing area for notices and Attachment 2 for the
Project Data Table.

Previous Actions on the Site
In 1996, the property was included in the Raynor Park area rezone from R-0 to R-1.
There are no past or current Neighborhood Preservation complaints on the property.

DISCUSSION

The subject property is located within the Raynor Park neighborhood with a mix of one and two-story
single family residences. Because this is a neighborhood of large lots (generally 9,000 square feet or
larger), the neighborhood has been in transition with the construction of larger scale, two-story single
family homes replacing the existing smaller, Postwar Minimal one-story single-family homes.

Architecture
The proposed project is a two-story, single-family home with an attached two-story accessory
dwelling unit. The project includes an 825-square foot 3-car garage with one tandem space. The
garage and front entry facing the street is the prevailing pattern in the neighborhood and, therefore,
makes the proposed project compatible with the neighborhood.

The design has modern elements with geometric forms combined with traditional gabled-roof
elements that blend well with the neighborhood. The second story of the accessory dwelling unit is on
the right side of the house and setback from the main house with an open wooden trellis in the front.
The applicant proposes to utilize a combination of high-quality materials such as horizontal red cedar
siding, stacked-stone veneer accent columns, and a bronze-colored standing seam metal roof to add
texture to the proposed white stucco house. The proposed architectural style, a well-articulated
building façade, and a variety of high quality materials will enhance the streetscape and help in
minimizing the visual impact of the proposed project.

Staff finds the proposed architecture and building materials to be aesthetic and harmonious with the
surrounding neighborhood because it includes traditional as well as modern elements. See Site and
Architectural Plans in Attachment 8.

Development Standards
The proposed project complies with the applicable development standards as set forth in the
Sunnyvale Municipal Code, such as lot coverage, parking, height, and setbacks. The Project Data
Table is in Attachment 2.

Floor Area and Floor Area Ratio
A single-family residential project with a floor area greater than 3,600 square feet and/or a floor area
ratio (FAR) greater than 45% requires Planning Commission review. The existing floor area in the R-1
zoned properties in the Raynor Park neighborhood ranges from 1,102 square feet to 5,986 square
feet with an average of 2,215 square feet. The existing floor area ratio in the neighborhood ranges
from 11% to 61% with an average of 24%. See Attachment 3 for the Raynor Park (R-1 only) FAR
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Data Table. See Attachment 4 for Raynor Park (R-1 only) High FAR Properties which shows the
properties with:

· greater than 3,600 square feet of floor area, and

· greater than 3,600 square feet floor area and 45% FAR.
(based on County records).

The proposed project has a gross floor area of 5,480 square feet and 59% FAR, including the
proposed 698 square foot accessory dwelling unit (ADU), and it would be the one of the largest
homes in Raynor Park. The floor area without the ADU is 4,782 square feet and the FAR is 51%. On
this block of Norman Drive, it will be the largest house; however, as Attachment 3 and 4 show, the
Raynor Park area is a neighborhood in transition with the smaller, Postwar Minimal homes being
replaced by larger homes with higher floor area and FAR.

Neighborhood Compatibility
The design addresses scale and architectural compatibility with the neighborhood. Although the
proposed gross floor area exceeds 3,600 square feet with a 59% FAR, the mass and bulk of the
proposed new house is similar in scale, mass, and height with the existing recently approved two-
story homes in the Raynor Park neighborhood.

The proposed height of the structure is 28’, which is comparable to the newer homes in the R-1 area
of Raynor Park. There are twelve newer homes in the project vicinity that range from 27 to 29 feet in
height. See Attachment 5 - Raynor Park (R-1 only) Homes 27-29 Ft. in Height.

The 10-foot plate height for the first-story and 9-foot plate height for the second story are common for
recently approved projects in the R-1 zone of Raynor Park.

The roof segment on the side elevations between the first and second story as well as the recess of
the second story from the first story helps break up the two-story wall surfaces and reduces the visual
bulk of the proposed house.

Since this neighborhood consist of several two-story homes and is not a predominately one-story
neighborhood as defined by the Single-Family Home Design Techniques, the 35% second floor to
first floor ratio guideline is not applicable.

Privacy Impacts
The design addresses neighbor privacy concerns. The proposed home exceeds the minimum
required combined second floor setbacks proposing 26’8” where 21 feet minimum is required. The
second-story left side 12-foot setback is the closest setback but it does not face the living area of the
left neighbor (faces a detached garage). All the second-floor windows facing both side yards will be
high sill to insure the privacy of the neighboring properties. The second-story rear setback is 45’8”
where 20 feet is required and provides a generous distance from the rear yard neighbor.

The 127-square foot rear balcony has a 6-foot privacy wall on the left side. The right side of the
balcony is partially blocked from view of the right neighbor by a walk-in closet which extends further
out than the balcony.  The balcony is also set back 40 feet from the right property line providing
sufficient privacy for the neighbor on the right.
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The generous setbacks, high-sill second floor windows, and the privacy wall of the balcony will
minimize the privacy impact on the neighboring properties.

Accessory Dwelling Unit
The proposed two-story, 698-square foot accessory dwelling unit (ADU) is attached (internal to) the
main house. City review of ADUs is ministerial. The City comments only on whether the ADU meets
the development standards and is architecturally compatible with the main house.  In this case, the
proposed ADU meets the development standards and is architecturally compatible with the main
house.

A deed restriction is required stating that the ADU or the main unit shall be owner-occupied from the
date of recordation of the deed restriction (See COA PS-1 in Attachment 7).  In addition, a Traffic
Impact Fee is required (See COA PS-2 in Attachment 7).

Parking
The code requirement for a single-family home is two covered spaces and two additional driveway
spaces.  The project exceeds the requirement. The plan proposes a three-car garage that includes
one tandem space. There are two additional spaces provided on the driveway.  No additional parking
space is required for the ADU.

Solar Access
SMC 19.56.020 states that no permit may be issued for any construction which would interfere with
solar access by shading more than 10 percent of the roof of any structure on a nearby property. The
project plans demonstrate that the shading would comply with this requirement. The project shades
the roof area of the adjacent one-story home on the right side 0% in the morning and 2.3% in the
afternoon.

Landscaping
Prior to submittal for a building permit, the applicant is required to apply for a Miscellaneous Plan
Permit (MPP) for a landscape plan that conforms to the water- efficient landscaping requirements
described in SMC 19.37. After landscaping has been installed, and prior to final building permit
inspection, a Landscaping Certificate of Completion with a Maintenance Schedule must be
submitted. (See COAs PS-3 and PS-4 in Attachment 7).

No protected trees are proposed to be removed as part of the application.

Applicable Design Guidelines
The proposed home is consistent with the adopted Single-Family Design Techniques. Staff has
included findings for the Single-Family Design Techniques in Attachment 6.

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

· 58 notices mailed to property owners and residents within 300 feet of the project site
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Staff Report
· Posted on the City’s Website

· Provided at the Reference Section of the City’s Public Library
Agenda
· Posted on the City’s official notice bulletin board

· Posted on the City’s Website
Public Comments: As of the date of staff report preparation, staff has received no comments from
the neighbors.

ALTERNATIVES
1. Approve the Design Review based on the Findings in Attachment 6 and the Conditions of Approval
in Attachment 7.
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
Recommend Alternative 1 to approve the Design Review based on the Findings in Attachment 6 and
the recommended Conditions of Approval in Attachment 7.

Prepared by: Teresa Zarrin, Associate Planner
Approved by: Gerri Caruso, Principal Planner

ATTACHMENTS
1. Vicinity and Noticing Map
2. Project Data Table
3. Raynor Park (R-1 only) FAR Data Table
4. Raynor Park (R-1 only) High FAR Properties
5. Raynor Park (R-1 only) Homes 27-29 Ft. in Height
6. Recommended Findings
7. Recommended Conditions of Approval
8. Site and Architectural Plans
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2018-7190
1441 Norman Dr. (APN: 313-14-041)
DESIGN REVIEW
300-ft Area Map

ATTACHMENT 1 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED 
REQUIRED/ 
PERMITTED 

General Plan 
Residential Low 

Density 
Same - 

Zoning District R-1 Same - 
Lot Size (s.f.) 9,300 Same 8,000 min. 

Gross Floor Area (s.f.)  
 

2,476 
5,480 with ADU 

4,782 w/out ADU 
(698 – ADU) 

 
3,600 1  

Lot Coverage (%) 
26.6 

(2,530 s.f.) 
39.6 

(3,686 s.f.) 
40% max. 

Floor Area Ratio 
(FAR)(%) 

 
26.6 

 
58.9 with ADU 

51.41 w/out ADU  

 
451 

Building Height (ft.)  Approx. 13’5”  28’0” 30’ max. 

No. of Stories One Two 
 

Two max. 
 

 
Setbacks (Facing Property) 
Front (ft.) 

1st Floor 
2nd Floor 

 
27’ 
N/A 

 
20’ 

27’6” 

 
20’ min. 
25’ min. 

Left Side (ft.) 
 

1st Floor 
 

2nd Floor 

 
 

13’ (to house) 2’3” 
(to shed) 

N/A 

 
 

9’0” 
 

12’0” 

 
 

9’ min. 
 

12’ min. 
Right Side (ft.) 

1st Floor 
 
 

2nd Floor 

 
14.5’ (to house) 

2’ (to det. garage) 
 

N/A 

 
6’0”  

 
 

14’8” 

 
6’ min. 

 
 

9’ min. 
Side Total (ft.) 

1st Floor 
2nd Floor 

 
32’ 
N/A 

 
15’ 

26’8” 

 
15’ min. 
21’ min. 

Rear (ft.) 
1st Floor 

 
2nd Floor 

 
15’3” (to det. 

garage) 
2’6” (to shed) 

 
N/A 

 
37’7” 

 
 

45’8” 

 
20’ min. 

 
 

20’ min. 

Parking 
Total Spaces 4 5 4 min. 

Covered Spaces  2 3 (one tandem) 2 min. 
1 Threshold for Planning Commission review. 
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APN Lot Size

Sq. Ft.

County 

Building 

(Sq. Ft.)

Garage 

(Sq. Ft.)

House 

Size

(Sq. Ft.) 

FAR

(%)

31301033 1358 Hampton Dr 9375 1168 435 1,603 17

31301034 932 Eleanor Wy 13600 1272 567 1,839 14

31301035 1359 Ramon Dr 14000 2655 842 3,497 25

31301036 1363 Ramon Dr 9920 1016 0 1,016 10

31301037 1367 Ramon Dr 9920 3225 200 3,425 35

31301038 1373 Ramon Dr 9920 2606 392 2,998 30

31301039 1379 Ramon Dr 9920 1300 0 1,300 13

31301040 1385 Ramon Dr 9920 2897 735 3,632 37

31301041 1391 Ramon Dr 9920 3389 600 3,989 40

31301042 1397 Ramon Dr 10416 967 252 1,219 12

31301048 1345 Eleanor Wy 11700 1333 400 1,733 15

31301049 917 Eleanor Wy 9432 1110 200 1,310 14

31302016 1315 Poplar Av 7875 2168 0 2,168 28

31302017 995 Bryant Wy 9125 1722 0 1,722 19

31302018 989 Bryant Wy 9125 1034 251 1,285 14

31302019 985 Bryant Wy 9125 1274 520 1,794 20

31302020 981 Bryant Wy 9125 1554 0 1,554 17

31302021 977 Bryant Wy 9125 1638 240 1,878 21

31302022 1320 Norman Dr 15000 5626 360 5,986 40

31302023 1321 Norman Dr 11250 2278 0 2,278 20

31302024 963 Bryant Wy 10625 3419 234 3,653 34

31302025 961 Bryant Wy 10625 3980 275 4,255 40

31302026 959 Bryant Wy 10625 3459 0 3,459 33

31302027 957 Bryant Wy 10625 2081 520 2,601 24

31303003 1340 Poplar Av 9375 995 400 1,395 15

31303004 1003 Bryant Wy 9375 2086 0 2,086 22

31303005 1336 Poplar Av 9125 1300 440 1,740 19

31303006 1332 Poplar Av 9072 840 264 1,104 12

31303014 1350 Poplar Av 11250 1344 400 1,744 16

31311001 1384 Norman Dr 9000 1530 400 1,930 21

31311002 1380 Norman Dr 9525 1102 0 1,102 12

31311003 1376 Norman Dr 9600 1066 234 1,300 14

31311004 1372 Norman Dr 9525 2332 640 2,972 31

31311005 1368 Norman Dr 9600 2044 294 2,338 24

31311006 1364 Norman Dr 9525 2641 0 2,641 28

31311007 1360 Norman Dr 9525 1897 0 1,897 20

31311008 1356 Norman Dr 9525 3258 1222 4,480 47

31311009 1352 Norman Dr 9525 4101 234 4,335 46

31311010 1348 Norman Dr 9144 2981 400 3,381 37

31311011 1344 Norman Dr 9525 1300 0 1,300 14

31311012 1340 Norman Dr 9398 827 275 1,102 12

31311013 1336 Norman Dr 9500 1300 425 1,725 18

31311014 982 Bryant Wy 10625 1152 456 1,608 15

31311015 1339 Rosalia Av 9375 1133 480 1,613 17

31311016 1343 Rosalia Av 9375 2600 440 3,040 32

31311017 1347 Rosalia Av 9375 906 880 1,786 19

31311018 1348 Rosalia Av 9375 1336 532 1,868 20

31311019 1344 Rosalia Av 9375 1104 396 1,500 16

31311020 1340 Rosalia Av 9375 806 360 1,166 12

31311021 986 Bryant Wy 9375 1304 352 1,656 18

31311022 988 Bryant Wy 9375 1158 400 1,558 17

31311023 1339 Poplar Av 9375 2114 400 2,514 27

31311024 1343 Poplar Av 9375 1450 352 1,802 19

31311025 1345 Poplar Av 8125 2233 420 2,653 33

31311026 1347 Poplar Av 5625 1773 462 2,235 40

31312001 1335 Norman Dr 9338 3258 242 3,718 40

31312002 1339 Norman Dr 9300 1699 360 2,059 22

31312003 1343 Norman Dr 9300 1383 675 2,058 22

31312004 1347 Norman Dr 9300 1066 234 1,300 14

31312005 1351 Norman Dr 9300 4478 540 5,018 54

31312006 1355 Norman Dr 9300 2652 620 3,272 35

31312007 1359 Norman Dr 9300 2009 400 2,409 26

31312008 1363 Norman Dr 9300 3938 0 4,342 47

31312009 1367 Norman Dr 9300 2836 0 2,836 30

31312010 1371 Norman Dr 9300 1566 234 1,800 19

31312011 1375 Norman Dr 9300 827 275 1,102 12

Address

ATTACHMENT 3 
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APN Lot Size

Sq. Ft.

County 

Building 

(Sq. Ft.)

Garage 

(Sq. Ft.)

House 

Size

(Sq. Ft.) 

FAR

(%)

31312012 1379 Norman Dr 9300 1497 234 1,731 19

31312013 1383 Norman Dr 9462 3311 0 3,311 35

31312014 1384 Navarro Dr 9462 3061 480 3,541 37

31312015 1380 Navarro Dr 9300 827 1305 2,132 23

31312016 1376 Navarro Dr 9300 2500 0 2,500 27

31312017 1372 Navarro Dr 9300 1016 0 1,016 11

31312018 1368 Navarro Dr 9300 3024 598 3,622 39

31312019 1364 Navarro Dr 9300 3515 252 3,767 41

31312020 1360 Navarro Dr 9300 3490 686 4,176 45

31312021 1356 Navarro Dr 9300 1682 600 2,282 25

31312022 1352 Navarro Dr 9300 1300 0 1,300 14

31312023 1348 Navarro Dr 9300 1016 400 1,416 15

31312024 1344 Navarro Dr 9300 3321 430 3,751 40

31312025 1340 Navarro Dr 9300 4514 0 4,514 49

31312026 1336 Navarro Dr 9338 1742 0 1,742 19

31312027 1335 Navarro Dr 10454 2128 275 2,403 23

31312028 1339 Navarro Dr 9920 3700 275 3,975 40

31312029 1343 Navarro Dr 9920 1102 234 1,336 13

31312030 1347 Navarro Dr 9920 2416 0 2,416 24

31312031 1351 Navarro Dr 10454 1816 400 2,216 21

31312032 1359 Navarro Dr 9090 1460 0 1,460 16

31312033 1363 Navarro Dr 9176 2524 538 3,062 33

31312034 1367 Navarro Dr 9176 3633 0 3,633 40

31312035 1371 Navarro Dr 9176 1219 0 1,219 13

31312036 1375 Navarro Dr 9176 2553 333 2,886 31

31312037 1379 Navarro Dr 9176 1312 440 1,752 19

31312038 1383 Navarro Dr 9090 1133 0 1,133 12

31312039 1398 Ramon Dr 9170 967 252 1,219 13

31312040 1392 Ramon Dr 9176 1852 240 2,092 23

31312041 1386 Ramon Dr 9176 967 252 1,219 13

31312042 1382 Ramon Dr 9176 3647 0 3,647 40

31312043 1376 Ramon Dr 9176 816 200 1,016 11

31312044 1370 Ramon Dr 9176 1016 0 1,016 11

31312045 1366 Ramon Dr 9090 1484 572 2,056 23

31312047 1354 Ramon Dr 8100 1102 0 1,102 14

31312048 1350 Ramon Dr 8910 2491 640 3,131 35

31312049 1348 Ramon Dr 8140 1558 260 1,818 22

31312050 1346 Eleanor Wy 8400 1969 600 2,569 31

31312053 954 Bryant Wy 7900 1377 0 1,377 17

31312054 956 Bryant Wy 8700 1354 352 1,706 20

31312055 1358 Ramon Dr 7500 981 576 1,557 21

31313001 1411 Ramon Dr 8208 4293 696 4,989 61

31313002 1417 Ramon Dr 9300 1431 600 2,031 22

31313003 1425 Ramon Dr 9300 3238 264 3,502 38

31313004 1433 Ramon Dr 9300 1270 462 1,732 19

31313005 1441 Ramon Dr 9300 3385 200 3,585 39

31313006 1447 Ramon Dr 9300 1016 0 1,016 11

31313007 1455 Ramon Dr 9300 1597 420 2,017 22

31313008 1465 Ramon Dr 9300 1016 432 1,448 16

31313009 1473 Ramon Dr 9300 1580 0 1,580 17

31313010 1483 Ramon Dr 9300 1016 600 1,616 17

31313011 1489 Ramon Dr 9300 3586 0 3,586 39

31313012 1491 Ramon Dr 6545 1196 0 1,196 18

31314001 1494 Ramon Dr 11307 1231 0 1,231 11

31314002 1490 Ramon Dr 9300 1219 0 1,219 13

31314003 1480 Ramon Dr 9300 1636 200 1,836 20

31314004 1474 Ramon Dr 9300 1249 240 1,489 16

31314005 1464 Ramon Dr 9300 1116 208 1,324 14

31314006 1454 Ramon Dr 9300 1219 400 1,619 17

31314007 1448 Ramon Dr 9300 816 200 1,016 11

31314008 1440 Ramon Dr 9300 2309 0 2,309 25

31314009 1432 Ramon Dr 9300 3489 0 3,489 38

31314010 1424 Ramon Dr 9300 967 252 1,219 13

31314011 1416 Ramon Dr 9300 3344 900 4,244 46

31314012 1410 Ramon Dr 10160 1464 564 2,028 20

31314013 1411 Navarro Dr 10168 2623 374 2,997 29

31314014 1417 Navarro Dr 9300 1156 400 1,556 17

Address
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APN Lot Size

Sq. Ft.

County 

Building 

(Sq. Ft.)

Garage 

(Sq. Ft.)

House 

Size

(Sq. Ft.) 

FAR

(%)

31312012 1379 Norman Dr 9300 1497 234 1,731 19

31312013 1383 Norman Dr 9462 3311 0 3,311 35

31312014 1384 Navarro Dr 9462 3061 480 3,541 37

31312015 1380 Navarro Dr 9300 827 1305 2,132 23

31312016 1376 Navarro Dr 9300 2500 0 2,500 27

31312017 1372 Navarro Dr 9300 1016 0 1,016 11

31312018 1368 Navarro Dr 9300 3024 598 3,622 39

31312019 1364 Navarro Dr 9300 3515 252 3,767 41

31312020 1360 Navarro Dr 9300 3490 686 4,176 45

31312021 1356 Navarro Dr 9300 1682 600 2,282 25

31312022 1352 Navarro Dr 9300 1300 0 1,300 14

31312023 1348 Navarro Dr 9300 1016 400 1,416 15

31312024 1344 Navarro Dr 9300 3321 430 3,751 40

31312025 1340 Navarro Dr 9300 4514 0 4,514 49

31312026 1336 Navarro Dr 9338 1742 0 1,742 19

31312027 1335 Navarro Dr 10454 2128 275 2,403 23

31312028 1339 Navarro Dr 9920 3700 275 3,975 40

31312029 1343 Navarro Dr 9920 1102 234 1,336 13

31312030 1347 Navarro Dr 9920 2416 0 2,416 24

31312031 1351 Navarro Dr 10454 1816 400 2,216 21

31312032 1359 Navarro Dr 9090 1460 0 1,460 16

31312033 1363 Navarro Dr 9176 2524 538 3,062 33

31312034 1367 Navarro Dr 9176 3633 0 3,633 40

31312035 1371 Navarro Dr 9176 1219 0 1,219 13

31312036 1375 Navarro Dr 9176 2553 333 2,886 31

31312037 1379 Navarro Dr 9176 1312 440 1,752 19

31312038 1383 Navarro Dr 9090 1133 0 1,133 12

31312039 1398 Ramon Dr 9170 967 252 1,219 13

31312040 1392 Ramon Dr 9176 1852 240 2,092 23

31312041 1386 Ramon Dr 9176 967 252 1,219 13

31312042 1382 Ramon Dr 9176 3647 0 3,647 40

31312043 1376 Ramon Dr 9176 816 200 1,016 11

31312044 1370 Ramon Dr 9176 1016 0 1,016 11

31312045 1366 Ramon Dr 9090 1484 572 2,056 23

31312047 1354 Ramon Dr 8100 1102 0 1,102 14

31312048 1350 Ramon Dr 8910 2491 640 3,131 35

31312049 1348 Ramon Dr 8140 1558 260 1,818 22

31312050 1346 Eleanor Wy 8400 1969 600 2,569 31

31312053 954 Bryant Wy 7900 1377 0 1,377 17

31312054 956 Bryant Wy 8700 1354 352 1,706 20

31312055 1358 Ramon Dr 7500 981 576 1,557 21

31313001 1411 Ramon Dr 8208 4293 696 4,989 61

31313002 1417 Ramon Dr 9300 1431 600 2,031 22

31313003 1425 Ramon Dr 9300 3238 264 3,502 38

31313004 1433 Ramon Dr 9300 1270 462 1,732 19

31313005 1441 Ramon Dr 9300 3385 200 3,585 39

31313006 1447 Ramon Dr 9300 1016 0 1,016 11

31313007 1455 Ramon Dr 9300 1597 420 2,017 22

31313008 1465 Ramon Dr 9300 1016 432 1,448 16

31313009 1473 Ramon Dr 9300 1580 0 1,580 17

31313010 1483 Ramon Dr 9300 1016 600 1,616 17

31313011 1489 Ramon Dr 9300 3586 0 3,586 39

31313012 1491 Ramon Dr 6545 1196 0 1,196 18

31314001 1494 Ramon Dr 11307 1231 0 1,231 11

31314002 1490 Ramon Dr 9300 1219 0 1,219 13

31314003 1480 Ramon Dr 9300 1636 200 1,836 20

31314004 1474 Ramon Dr 9300 1249 240 1,489 16

31314005 1464 Ramon Dr 9300 1116 208 1,324 14

31314006 1454 Ramon Dr 9300 1219 400 1,619 17

31314007 1448 Ramon Dr 9300 816 200 1,016 11

31314008 1440 Ramon Dr 9300 2309 0 2,309 25

31314009 1432 Ramon Dr 9300 3489 0 3,489 38

31314010 1424 Ramon Dr 9300 967 252 1,219 13

31314011 1416 Ramon Dr 9300 3344 900 4,244 46

31314012 1410 Ramon Dr 10160 1464 564 2,028 20

31314013 1411 Navarro Dr 10168 2623 374 2,997 29

Address
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APN Lot Size

Sq. Ft.

County 

Building 

(Sq. Ft.)

Garage 

(Sq. Ft.)

House 

Size

(Sq. Ft.) 

FAR

(%)

31314014 1417 Navarro Dr 9300 1156 400 1,556 17

31314015 1425 Navarro Dr 9300 3368 254 3,622 39

31314016 1433 Navarro Dr 9300 1176 0 1,176 13

31314017 1441 Navarro Dr 9300 1687 0 1,687 18

31314018 1447 Navarro Dr 9300 1016 240 1,256 14

31314019 1455 Navarro Dr 9300 1571 231 1,802 19

31314020 1465 Navarro Dr 9300 1016 0 1,016 11

31314021 1473 Navarro Dr 9300 1512 254 1,766 19

31314022 1483 Navarro Dr 9300 816 200 1,016 11

31314023 1489 Navarro Dr 9300 1219 0 1,219 13

31314024 1491 Navarro Dr 10540 1136 0 1,136 11

31314025 1490 Navarro Dr 7210 967 252 1,219 17

31314026 1484 Navarro Dr 9300 1016 0 1,016 11

31314027 1478 Navarro Dr 9300 1219 0 1,219 13

31314028 1464 Navarro Dr 9300 1016 228 1,244 13

31314029 1454 Navarro Dr 9300 1769 252 2,021 22

31314030 1450 Navarro Dr 9300 1016 200 1,216 13

31314031 1446 Navarro Dr 9300 3493 0 3,493 38

31314032 1440 Navarro Dr 9300 2557 264 2,821 30

31314033 1432 Navarro Dr 9300 1219 240 1,459 16

31314034 1424 Navarro Dr 9300 967 652 1,619 17

31314035 1416 Navarro Dr 9300 1016 480 1,496 16

31314036 1410 Navarro Dr 9150 2346 234 2,580 28

31314037 1411 Norman Dr 9300 2098 620 2,718 29

31314038 1417 Norman Dr 9300 1696 0 1,696 18

31314039 1425 Norman Dr 9300 1102 0 1,102 12

31314040 1433 Norman Dr 9300 1777 0 1,777 19

31314041 1441 Norman Dr 9300 1219 0 1,219 13

31314042 1447 Norman Dr 9300 1679 597 2,276 24

31314043 1455 Norman Dr 9300 2095 0 2,095 23

31314044 1465 Norman Dr 9300 3506 240 3,746 40

31314045 1473 Norman Dr 9300 827 270 1,097 12

31314046 1481 Norman Dr 9300 1267 252 1,519 16

31314047 1487 Norman Dr 9300 3296 200 3,496 38

31314048 1491 Norman Dr 7360 2329 700 3,029 41

31314049 1498 Norman Dr 11000 1842 594 2,436 22

31314050 1494 Norman Dr 9450 1102 440 1,542 16

31314051 1490 Norman Dr 9600 2287 0 2,287 24

31314052 1484 Norman Dr 9600 1329 0 1,329 14

31314053 1476 Norman Dr 9600 3145 408 3,553 37

31314054 1464 Norman Dr 9600 1954 200 2,154 22

31314055 1454 Norman Dr 9300 985 254 1,239 13

31314056 1446 Norman Dr 9600 965 254 1,219 13

31314057 1440 Norman Dr 9600 816 200 1,016 11

31314058 1432 Norman Dr 9600 1258 0 1,258 13

31314059 1424 Norman Dr 9600 2376 858 3,234 34

31314060 1416 Norman Dr 9600 965 254 1,219 13

31314061 1410 Norman Dr 9520 2930 896 3,826 40

31326061 946 Marion Wy 9424 3560 0 3,560 38

31326062 948 Marion Wy 9424 3572 496 4,068 43

31326063 950 Marion Wy 9424 1253 254 1,507 16

31326064 952 Marion Wy 9424 3123 200 3,323 35

31326065 954 Marion Wy 9424 1102 0 1,102 12

31326066 956 Marion Wy 9424 2009 254 2,263 24

31326067 958 Marion Wy 9424 1116 528 1,644 17

31326068 960 Marion Wy 9224 4140 0 4,140 45

31326069 962 Marion Wy 9576 1506 400 1,906 20

31326070 964 Marion Wy 11780 2958 470 3,428 29

Average 2215 24

Address
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Raynor Park R-1 Homes that  
Range from 27 to 29 Feet in Height 
 
 
1. 1446 Navarro Dr 28 feet 
2. 959 Bryant Way  28 feet 
3. 1351 Norman Dr. 28 feet 
4. 1356 Norman Dr. 27 feet 
5. 1363 Norman Dr.  27 feet 
6. 948 Marion Dr.  29 feet 
7. 1441 Ramon Dr. 27 feet 
8. 1416 Ramon Dr. 28 feet 
9. 1411 Ramon Dr. 27 feet 
10. 1385 Ramon Dr. 28 feet 
11. 1382 Ramon Dr. 29 feet 
12. 1367 Ramon Dr. 27 feet 
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RECOMMENDED FINDINGS 

Design Review 

The proposed project is desirable in that the project’s design and architecture complies 
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 house will maintain its home 
orientation toward the street and the entry will 
remain consistent with the existing residence 
and adjacent neighbors. The entrance to the 
Accessory Dwelling Unit will be behind a side 
yard gate and fence on the right side of the 
house and not visible from the street. Finding 
Met 

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

While the proposed two-story house and 
attached Accessory Dwelling Unit increase the 
floor area, the well-articulated building façade, 
generous second-story setbacks, and a variety of 
high quality materials will enhance the 
streetscape and help in minimizing the visual 
impact of the proposed project. Finding Met 

2.2.3 Design homes to respect their 
immediate neighbors 

The proposed design respects the privacy of the 
adjacent neighbors as only high-sill windows are 
proposed on the second floor side elevations, the 
right side setback exceeds minimum 
requirement, and the left side second story 
setback does not face the living area of the left 
neighbor. The six foot privacy screen on the left 
side of the balcony provides privacy for the 
neighbor on the left. The moderate 4:12 slope 
roof matches the roof slopes of the side 
neighbors. 
Finding Met 

2.2.4 Minimize the visual impacts of 
parking. 

The project exceeds the required covered parking 
requirement and provides an additional covered 
space in the garage (tandem). Finding Met 

2.2.6   Use high quality materials and 
craftsmanship 

The proposed design includes high-quality 
materials such as red cedar siding, stacked-
stone veneer accent columns, and a bronze-
colored standing seam metal roof. The 
traditional white stucco exterior of the main 
body of the house blends well with the 
neighborhood. Finding Met 

2.2.7 Preserve mature landscaping No protected trees will be removed as part of this 
project. Finding Met 
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RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
JULY 23, 2018 

 
Planning Application 2018-7190  

1441 Norman Drive 
Design Review to allow a new two-story, single-family home resulting in 5,480 
square feet (3,957 square feet living area, 825 square feet garage, and a 698 

square feet attached ADU) and (59%) floor area ratio. The FAR without the ADU 
is 51%. Existing home to be demolished. 

 
The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are specific 
conditions applicable to the proposed project.  The SDRs are items which are 
codified or adopted by resolution and have been included for ease of reference, 
they may not be appealed or changed.  The COAs and SDRs are grouped under 
specific headings that relate to the timing of required compliance. Additional 
language within a condition may further define the timing of required 
compliance.  Applicable mitigation measures are noted with “Mitigation 
Measure” and placed in the applicable phase of the project.  
 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following Conditions of Approval and 
Standard Development Requirements of this Permit: 
 

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

 
GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 

All building permit drawings and subsequent construction and 
operation shall substantially conform with the approved planning 
application, including: drawings/plans, materials samples, building 
colors, and other items submitted as part of the approved application. 
Any proposed amendments to the approved plans or Conditions of 
Approval are subject to review and approval by the City. The Director 
of Community Development shall determine whether revisions are 
considered major or minor.  Minor changes are subject to review and 
approval by the Director of Community Development.  Major changes 
are subject to review at a public hearing. [COA] [PLANNING]  

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

 
GC-3. ENTITLEMENTS—DISCONTINUANCE AND EXPIRATION:  

The entitlements shall expire if discontinued for a period of one year or 
more. [SDR] [PLANNING]  

 
GC-4. INDEMNITY: 

The applicant/developer shall defend, indemnify, and hold harmless 
the City, or any of its boards, commissions, agents, officers, and 
employees (collectively, "City") from any claim, action, or proceeding 
against the City to attack, set aside, void, or annul, the approval of the 
project when such claim, action, or proceeding is brought within the 
time period provided for in applicable state and/or local statutes. The 
City shall promptly notify the developer of any such claim, action or 
proceeding. The City shall have the option of coordinating the defense. 
Nothing contained in this condition shall prohibit the City from 
participating in a defense of any claim, action, or proceeding if the City 
bears its own attorney's fees and costs, and the City defends the action 
in good faith. [COA] [OFFICE OF THE CITY ATTORNEY] 

 
GC-5. NOTICE OF FEES PROTEST:  

As required by California Government Code Section 66020, the project 
applicant is hereby notified that the 90-day period has begun as of the 
date of the approval of this application, in which the applicant may 
protest any fees, dedications, reservations, or other exactions imposed 
by the city as part of the approval or as a condition of approval of this 
development. The fees, dedications, reservations, or other exactions are 
described in the approved plans, conditions of approval, and/or 
adopted city impact fee schedule. [SDR] [PLANNING/OCA] 
 

GC-6. 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]  

 

PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO SUBMITTAL 
OF BUILDING PERMIT, AND/OR GRADING PERMIT.  

 

PS-1. OWNER-OCCUPANCY DEED RESTRICTION: 
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Prior to submittal of Building Permit, a Conformed Copy of a deed 
restriction stating that either the accessory dwelling unit or the primary 
dwelling shall be owner-occupied from the date of recordation. The 
dwelling unit not owner-occupied may be rented. [COA] [PLANNING]  
 

PS-2. TRAFFIC IMPACT FEE: 
A Transportation Impact Fee will be required to be paid prior to building 
permit issuance. [COA] [PLANNING]  
 

PS-3 LANDSCAPING PLAN: 

Apply for a Miscellaneous Plan Permit (MPP) for a landscape plan that 

conforms to the landscaping requirements described in SMC 19.37. 

 

PS-4 LANDSCAPE CERTIFICATE OF COMPLETION AND MAINTENANCE 

SCHEDULE: 

After landscaping has been installed (and prior to final inspection for 

a building permit), a Landscaping Certificate of Completion, including 

a Maintenance Schedule and must be submitted.  

PS-5  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. NOTICE OF CONDITIONS OF APPROVAL: 
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A Notice of Conditions of Approval shall be filed in the official records 
of the County of Santa Clara and provide proof of such recordation to 
the City prior to issuance of any City permit, allowed use of the 
property, or Final Map, as applicable. The Notice of Conditions of 
Approval shall be prepared by the Planning Division and shall include 
a description of the subject property, the Planning Application number, 
attached conditions of approval and any accompanying subdivision or 
parcel map, including book and page and recorded document number, 
if any, and be signed and notarized by each property owner of record. 

 

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

 
BP-4. 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. 

ii) Dumpster drips from covered trash and food compactor 
enclosures. 

iii) Discharges from outdoor covered wash areas for vehicles, 
equipment, and accessories. 
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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-5. DEMOLITION/CONSTRUCTION/RECYCLING WASTE REPORT FORM: 
To mitigate the impacts of large projects on local waste disposal and 
recycling  levels, demolition, waste weights/volumes, construction 
weights/volumes, and recycling weights/volumes are to be reported to 
the City, per City’s “waste & recycling reporting form” (electronic copy 
available) or a similar chart approved by the City. As part of the project’s 
construction specifications, the developer shall track the type, quantity, 
and disposition of materials generated, and forward a complete report 
to the Department of Environmental Services, Solid Waste Division 
both periodically and at project completion. [COA] [ENVIRONMENTAL 
SERVICES] 
 

BP-6. 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-way or public easements. [COA] [PUBLIC WORKS]  
 

EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF 
AN ENCROACHMENT PERMIT APPLICATION.  

 
EP-1.  UPGRADE OF EXISTING PUBLIC IMPROVEMENTS: 

As part of the encroachment permit review and approval, any existing 
public improvements to be re-used by the project, which are not in 
accordance with current City standards and are not specifically 
identified in the herein project conditions (such as water meters, 
cleanouts, etc.), shall be upgraded to current City standards and as 
required by the Department of Public Works. [COA] [PUBLIC WORKS] 

 
EP-2. 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] 

 
EP-3. DRY UTILITIES: 

Submit dry utility plans and/or joint trench plans (PG&E, telephone, 
cable TV, fiber optic, etc.) to the Public Works Department for review 
and approval prior to the issuance of any permits for utility work within 
any public right-of-way or public utility easements. Separate 
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encroachment permits shall be required for various dry utility 
construction. [SDR] [PUBLIC WORKS] 

 
EP-4. WET UTILITIES: 
 All wet utilities (water, sanitary sewer) on private property shall be 

privately owned and maintained. The domestic water system shall be 
privately owned and maintained beyond the meter. [COA] [PUBLIC 
WORKS] 

 
EP-5. SEWER CLEANOUT: 
 Install new sewer cleanout at the street right-of-way line for proposed 

sanitary sewer lateral used for the project. Sheet A-0 of Site Plan dated 
03/01/18 is subject to change during plan check process. [SDR] 
[PUBLIC WORKS] 

 
EP-6. UTILITY METER/VAULT: 
 No existing or new utility meters or vaults shall be located within the 

driveway approach. All existing or new utility vaults serving the project 
site shall be located on-site and not within the public utility easement. 
[COA] [PUBLIC WORKS] 

 
EP-7. TRAFFIC CONTROL PLAN: 
 Submit a traffic control plan with the encroachment permit for review 

and approval. Per the City’s Temporary Traffic Control Checklist, the 
traffic control plan shall include a summary of the traffic control types, 
dates, times and blocks affected. All construction related materials, 
equipment, and construction workers parking need to be stored on-site 
and the public streets need to be kept free and clear of construction 
debris. [COA] [PUBLIC WORKS] 

 
EP-8. DAMAGE TO EXISTING PUBLIC IMPROVEMENTS: 
 Developer shall be responsible to rectify any damage to the existing 

public improvements fronting and adjacent to the project site as a 
result of project construction, to City’s satisfaction by the Public Works 
Department. [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. 

 
PF-1. 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]  
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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.  

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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City of Sunnyvale

Agenda Item 3

18-0623 Agenda Date: 7/23/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Proposed Project: DESIGN REVIEW to allow a 498-square foot second-story addition to an existing
2,465-square foot two-story single-family home resulting in 2,963 square feet (2,603 square feet
living area plus 360-square foot garage) and 58.6% FAR. Project includes removing a shed in the
rear yard and in the side yard to meet the 40% lot coverage requirement.
Location: 863 San Pablo Ave. (APN: 205-04-040)
File #: 2017-7797
Zoning: R0
Applicant / Owner: Megan Miner Design (applicant) / Gursharanjit (Jit) Jagait
Environmental Review: A Class 1 (e) (1) Categorical Exemption relieves this project from the
California Environmental Quality Act provisions. Class 1 (e) (1) Categorical Exemptions, Section
15301(e) include additions to existing structures resulting in no more than a 50% increase in floor
area.
Project Planner: Teresa Zarrin, (408) 730-7429, tzarrin@sunnyvale.ca.gov

REPORT IN BRIEF
General Plan: Residential Low Density
Existing Site Conditions: Single-Family Residence
Surrounding Land Uses

North: Two-Story Single-Family Residence
South: One-Story Single-Family Residence
East: One and Two-Story Single-Family Residences
West: One-Story Single-Family Residence

Issues: Neighborhood Compatibility, Floor Area Ratio, Compliance with Single Family Home Design
Techniques
Staff Recommendation: Approve the Design Review with the Conditions of Approval in Attachment
4.

BACKGROUND

Description of Proposed Project
The project site is 5,054 square feet in size and is currently occupied with a single-family, two-story
home. The applicant proposes to add a two-story addition of 498 square feet to the existing 2,465-
square foot two-story home. The original one-story home was built in 1956. A two-story addition was
completed in 2017. This second addition to the second story is to provide additional space for a multi-
generational extended family due to the rising cost of living in the Bay Area.The proposed two-story,
single-family home would be a total of 2,963 square feet, including a 360-square foot garage and
58.6% floor area ratio (FAR). A Design Review permit is required for second-story additions to
evaluate compliance with development standards and with the Single-Family Home Design
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Techniques. Planning Commission review is required for homes that exceed 45% FAR.

See Attachment 1 - Vicinity and Noticing Maps and Attachment 2 - Project Data Table.

Previous Actions on the Site
Design Review #2014-7236 approved a 497-square foot, two story addition resulting in 49% FAR.
The building permit for that project was finaled on 12/9/2017.

DISCUSSION
The project site is located on the west side of San Pablo Ave near East Ahwanee Ave. and US Hwy
101. The existing neighborhood is comprised of single-family residences, which were developed in
the mid-1950s with Postwar Minimal homes. The overall neighborhood is mostly one-story homes;
however, the house next door on the right and the house diagonally across the street are two-story
homes. See Attachment 6 for a map of two-story homes in the vicinity.  Most homes on San Pablo
Avenue have two-car garages, some which are below the current 400-square foot requirement.

Architecture The second story addition is situated to the right and front of the existing second story.
The addition balances the appearance of the second story with the proposed second story evenly
distributed across the first story instead of the existing second story which is mostly on the left. The
proposed second story addition matches the stucco exterior and existing roof of the existing first and
second stories.

The staff finds the proposed architecture and building materials to be aesthetic and harmonious with
the surrounding neighborhood because the new second story addition balances the appearance of
the second story and has minimal impact on the adjoining neighbors. See Site and Architectural
Plans in Attachment 8.

Development Standards
The proposed project complies with the applicable development standards as set forth in the
Sunnyvale Municipal Code, such as lot coverage, parking, height, solar access and setbacks. The
Project Data Table is in the Attachment 2.

Floor Area Ratio The current FAR of the home is 49%. The proposed 58.6% FAR requires Planning
Commission review because it exceeds the 45% FAR threshold. The neighborhood contains mostly
one-story homes with four, two-story residences on San Pablo Ave and five additional two-story
homes nearby. See Attachment 6 - Two-Story Homes in the Vicinity.

The gross floor area of the homes on San Pablo Avenue ranges from 1,424 to 2,637 square feet, with
the average of 1,726 square feet. The FARs on San Pablo Avenue range from 24% to 44% FAR with
an average of 34%. The proposed gross floor area of 2,963 square feet and 58.6% FAR would make
the home the largest on the block. The next largest home is the two-story home next door on the right
with 2,637 square feet and 43% FAR. See Attachment 7 - Neighborhood FAR Data.

Neighborhood Compatibility
The addition would make the house the largest house on the block; however, the design of the new
second story addition minimizes the impact on the neighbors and streetscape because:

· The location of the addition is inside the L-shape of the existing second story;

· The second-story rear and left setbacks remain the same;

· The front extends only an additional 5 feet towards the street;
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· The right side of the house extends an additional 9 feet to the right side.

· The front setback is a generous 34’9” when 25’ is required

The new second story addition extends mostly to the right; however, the house on the right is also a
two-story home with its second story portion on the left next to the new addition.

The proposed house is 23’2” in height, with 8-foot plate heights on both the first and second stories.
The height is comparable to the height of the 21’10” two-story house next door on the right.

The exterior materials of composite shingle roof and stucco are compatible with the neighborhood.
The 4:12 pitch hip roof matches the roof pitch of the existing home and other homes in the
neighborhood.

Privacy Impacts
There are no additional windows proposed on the left or right side elevations. There is one additional
window on the rear elevation which has a 31-foot setback from the rear property line where 20 feet is
allowed. This is an additional 11-foot setback compared to the existing second story. There are
additional windows on the front elevation, but they do not affect the privacy of the neighbors.

Second Floor Massing (proportion of first story to second story) The City's Single Family
Design Techniques suggest a second floor massing of up to 35% of the first floor when a
neighborhood is predominantly single-story. Two of the immediate neighbors of the property are two-
story homes and are located on the end of the block near Ahwanee Ave and Hwy 101. The adjacent
neighbor on the right (869 San Pablo Ave.) has an approximate second story massing of 37% which
was approved in 1975 prior to adoption of the City’s current design guidelines. The addition on 869
San Pablo is a rectangle on the left side of the house which lacks integration with the first story. The
second story massing on the diagonal neighbor at 868 San Pablo has 43%massing on an L-shaped
second story that was built in 1992.

The second-story massing of the existing house is 25%. The proposed second story massing of the
project home is 50%, however, the addition is placed to minimize the added mass by fitting it in to the
L-shape of the existing second story and creating a more balanced appearance on the front
elevation. The generous setbacks and location of the addition adjacent to the neighbor’s second
story also lessens the impact of the addition on the streetscape.

Lot Coverage The existing lot coverage shown on the plan is 44% which exceeds the maximum
allowable lot coverage of 40%. The applicant has removed the 160-square foot side yard shed and
will remove the 63-square foot rear yard shed prior to receiving a building permit final to achieve the
maximum allowable lot coverage of 40%. See Condition of Approval PS-1 in Attachment 4.

Solar The Sunnyvale Municipal Code (SMC) Section 19.56.020 states that no permit may be issued
for any construction which would interfere with solar access by shading more than 10% of the roof of
any structure on a nearby property. The bulk of the addition is on the north side of the existing second
story and is adjacent to the second story of the neighbor on the right so the addition has little
additional solar impact on the neighbor. The shading of the neighbor on the right is 1.2% in the
morning and 4.8% in the afternoon, which is less than the 10% maximum allowed.

Garage The legal non-conforming, 360-square foot garage does not meet the 400-square foot
minimum currently required by code but has functioned as a two-car garage since it was built in the
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mid-1950s. Of the 33 homes on San Pablo Avenue, 10 of the homes have garages with 360 square
feet and two have no garages (converted with permits).

Protected Trees No protected trees are proposed to be removed as part of the application.

Applicable Design Guidelines and Policy Documents Staff considers the proposed home to be
consistent with the adopted Single-Family Home Design Techniques regarding second story
additions. It positively adds to the streetscape. The proposed second story massing of the home is
50%, however, the addition is placed to minimize the added mass by fitting it in to the L-shape of the
existing second story and creating a more balanced appearance on the front elevation. The project is
also located adjacent to two other two-story homes. The generous setbacks and location of the
addition adjacent to the neighbor’s second story also helps lessens the impact of the addition on the
streetscape. The exterior materials of stucco and composition shingle roofing match the existing
house and are compatible with the neighborhood.

Staff has included findings for the Single-Family Home Design Techniques in Attachment 3.

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

· 65 notices mailed to property owners and residents within 300 feet of the project site
Staff Report
· Posted on the City’s website

· Provided at the Reference Section of the City’s Public Library
Agenda
· Posted on the City’s official notice bulletin board

· Posted on the City’s website

Public Comments: As of the date of staff report preparation, staff has received no comments from
the neighbors.  See Attachment 5 - Letter from Applicant.

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
Recommend Alternative 1 in accordance with the Recommended Findings in Attachment 3 and
Conditions of Approval in Attachment 4.

Prepared by: Teresa Zarrin, Associate Planner
Approved by: Gerri Caruso, Principal Planner
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ATTACHMENTS

1. Vicinity and Noticing Map
2. Project Data Table
3. Recommended Findings
4. Recommended Conditions of Approval
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8. Site and Architectural Plans
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED 
REQUIRED/ 
PERMITTED 

General Plan 
Residential Low 

Density 
Same - 

Zoning District R-0 Same - 
Lot Size (s.f.) 5,054 Same 6,000 min. 
Lot Width (linear ft.) 55’ Same 57’ 

Gross Floor Area (s.f.)  
 

2,465  
 

2,963 
 

3,6001 

Lot Coverage (%) 
44 

(2,211 s.f.) 
39 

(1,988 s.f.) 
40 max. 

Floor Area Ratio (FAR) (%) 53% 59% 451 

 
Building Height (ft.)  

 
20’2”  

 
23’2” 

 
30’ max. 

 

No. of Stories Two Two 
 

Two max. 
 

 
Setbacks (Facing Property) 

Front (ft.) 
1st Floor 
2nd Floor 

 
20’2” 

39’10” 

 
20’2” 
34’9” 

 
20’ min. 
25’ min. 

 

Left Side (ft.) 
1st Floor 
2nd Floor 

 
5’2” 
8’2” 

 
5’2” 
8’2” 

 
4’ min. 
7’ min. 

 

Right Side (ft.) 
1st Floor 
2nd Floor 

 
9’10” 
20’8” 

 
9’10” 

11’11” 

 
7’ min. 

10’ min. 
 

Side Total (ft.) 
1st Floor 
2nd Floor 

 
15’ 

28’10” 

 
15’ 

20’1” 

 
11’ min. 
17’ min. 

 

Rear (ft.) 
1st Floor 
2nd Floor 

 
20’5” 
20’5” 

 
20’5” 
20’5” 

 
20’ min. 
20’ min. 

 

Parking 
Total Spaces  4  4 4 min. 
Covered Spaces   2  2 2 min. 

1 Threshold for Planning Commission review. 
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RECOMMENDED FINDINGS 

Design Review 

The proposed project is desirable in that the project’s design and architecture complies 
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 house will maintain its home 
orientation toward the street and the entry will 
remain consistent with the existing residence 
and adjacent neighbors. Finding Met 

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

While the proposed two-story house increases 
the floor area, the placement of the addition, the 
generous setbacks, and the location of the 
addition next to adjacent two-story house on the 
right help minimize the visual impact of the 
proposed project on the streetscape. Finding 
Met 

2.2.3 Design homes to respect their 
immediate neighbors 

The proposed design respects the privacy of the 
adjacent neighbors. There are no new windows 
on the side elevations. The new window in the 
rear is 31’ from the rear property line. The roof 
pitch and material is compatible with the 
immediate neighbors. The generous setbacks 
reduce the impact of the mass of the addition. 
Finding Met 

2.2.4 Minimize the visual impacts of 
parking. 

The project meets the parking requirement. 
Finding Met 

2.2.6   Use high quality materials and 
craftsmanship 

The traditional stucco exterior and composite 
roof of the proposed addition blends well with 
the neighborhood. Finding Met 

2.2.7 Preserve mature landscaping No protected trees will be removed as part of this 
project. Finding Met 
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RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
JULY 23, 2018 

 
Planning Application 2017-7797  

863 San Pablo Ave. 
Design Review Allow a 498 sq. ft. second-story addition to an existing 2,465 
sq. ft., two-story single-family home resulting in 2,963 sq. ft. (2,603 living area 
plus 360 garage) and 58.6% FAR. Project includes removing a shed in the rear 

yard and in the side yard to meet the 40% lot coverage requirement. 
 
The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are specific 
conditions applicable to the proposed project.  The SDRs are items which are 
codified or adopted by resolution and have been included for ease of reference, 
they may not be appealed or changed.  The COAs and SDRs are grouped under 
specific headings that relate to the timing of required compliance. Additional 
language within a condition may further define the timing of required 
compliance.  Applicable mitigation measures are noted with “Mitigation 
Measure” and placed in the applicable phase of the project.  
 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following Conditions of Approval and 
Standard Development Requirements of this Permit: 
 

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

 
GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 

All building permit drawings and subsequent construction and 
operation shall substantially conform with the approved planning 
application, including: drawings/plans, materials samples, building 
colors, and other items submitted as part of the approved application. 
Any proposed amendments to the approved plans or Conditions of 
Approval are subject to review and approval by the City. The Director 
of Community Development shall determine whether revisions are 
considered major or minor.  Minor changes are subject to review and 
approval by the Director of Community Development.  Major changes 
are subject to review at a public hearing. [COA] [PLANNING]  

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

 
GC-3. ENTITLEMENTS—DISCONTINUANCE AND EXPIRATION:  

The entitlements shall expire if discontinued for a period of one year or 
more. [SDR] [PLANNING]  

 
GC-4. INDEMNITY: 

The applicant/developer shall defend, indemnify, and hold harmless 
the City, or any of its boards, commissions, agents, officers, and 
employees (collectively, "City") from any claim, action, or proceeding 
against the City to attack, set aside, void, or annul, the approval of the 
project when such claim, action, or proceeding is brought within the 
time period provided for in applicable state and/or local statutes. The 
City shall promptly notify the developer of any such claim, action or 
proceeding. The City shall have the option of coordinating the defense. 
Nothing contained in this condition shall prohibit the City from 
participating in a defense of any claim, action, or proceeding if the City 
bears its own attorney's fees and costs, and the City defends the action 
in good faith. [COA] [OFFICE OF THE CITY ATTORNEY] 

 
GC-5. NOTICE OF FEES PROTEST:  

As required by California Government Code Section 66020, the project 
applicant is hereby notified that the 90-day period has begun as of the 
date of the approval of this application, in which the applicant may 
protest any fees, dedications, reservations, or other exactions imposed 
by the city as part of the approval or as a condition of approval of this 
development. The fees, dedications, reservations, or other exactions are 
described in the approved plans, conditions of approval, and/or 
adopted city impact fee schedule. [SDR] [PLANNING/OCA] 
 

GC-6. 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]  

 

PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO SUBMITTAL 
OF BUILDING PERMIT, AND/OR GRADING PERMIT.  
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PS-1  SHEDS: 
Any remaining sheds shall be removed achieve less than 40% lot 
coverage. 

 
PS-2  FIRE SPRINKLERS: 

The entire house will require fire sprinklers since the prior addition of 
497 sq. ft., plus the new addition of 498 sq. ft., totals more than 50% 
of the existing 1,608 sq. ft. prior to the first addition. To waive the 
requirement, one year must pass after the current building permit 
(#2016-1650) was finaled on 12/9/2017 before obtaining the building 
permit for the current application (DR #2017-7797). [COA] [FIRE 
SAFETY]  

 
PS-3  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. NOTICE OF CONDITIONS OF APPROVAL: 

A Notice of Conditions of Approval shall be filed in the official records 
of the County of Santa Clara and provide proof of such recordation to 
the City prior to issuance of any City permit, allowed use of the 
property, or Final Map, as applicable. The Notice of Conditions of 
Approval shall be prepared by the Planning Division and shall include 
a description of the subject property, the Planning Application number, 
attached conditions of approval and any accompanying subdivision or 
parcel map, including book and page and recorded document number, 
if any, and be signed and notarized by each property owner of record. 
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For purposes of determining the record owner of the property, the 
applicant shall provide the City with evidence in the form of a report 
from a title insurance company indicating that the record owner(s) are 
the person(s) who have signed the Notice of Conditions of Approval. 
[COA] [PLANNING]   

 
BP-4. 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. 

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-5. DEMOLITION/CONSTRUCTION/RECYCLING WASTE REPORT FORM: 
To mitigate the impacts of large projects on local waste disposal and 
recycling levels, demolition, waste weights/volumes, construction 
weights/volumes, and recycling weights/volumes are to be reported to 
the City, per City’s “waste & recycling reporting form” (electronic copy 
available) or a similar chart approved by the City. As part of the project’s 
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construction specifications, the developer shall track the type, quantity, 
and disposition of materials generated, and forward a complete report 
to the Department of Environmental Services, Solid Waste Division 
both periodically and at project completion. [COA] [ENVIRONMENTAL 
SERVICES] 
 

BP-6. 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-way or public easements. [COA] [PUBLIC WORKS]  
 

EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF 
AN ENCROACHMENT PERMIT APPLICATION.  

 
EP-1.  UPGRADE OF EXISTING PUBLIC IMPROVEMENTS: 

As part of the encroachment permit review and approval, any existing 
public improvements to be re-used by the project, which are not in 
accordance with current City standards and are not specifically 
identified in the herein project conditions (such as water meters, 
cleanouts, etc.), shall be upgraded to current City standards and as 
required by the Department of Public Works. [COA] [PUBLIC WORKS] 

 
EP-2. 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] 

 
EP-3. DRY UTILITIES: 

Submit dry utility plans and/or joint trench plans (PG&E, telephone, 
cable TV, fiber optic, etc.) to the Public Works Department for review 
and approval prior to the issuance of any permits for utility work within 
any public right-of-way or public utility easements. Separate 
encroachment permits shall be required for various dry utility 
construction. [SDR] [PUBLIC WORKS] 

 
EP-4. WET UTILITIES: 
 All wet utilities (water, sanitary sewer) on private property shall be 

privately owned and maintained. The domestic water system shall be 
privately owned and maintained beyond the meter. [COA] [PUBLIC 
WORKS] 

 
EP-5. SEWER CLEANOUT: 
 Install new sewer cleanout at the street right-of-way line for proposed 

sanitary sewer lateral used for the project. Sheet A-0 of Site Plan dated 
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03/01/18 is subject to change during plan check process. [SDR] 
[PUBLIC WORKS] 

 
EP-6. UTILITY METER/VAULT: 
 No existing or new utility meters or vaults shall be located within the 

driveway approach. All existing or new utility vaults serving the project 
site shall be located on-site and not within the public utility easement. 
[COA] [PUBLIC WORKS] 

 
EP-7. TRAFFIC CONTROL PLAN: 
 Submit a traffic control plan with the encroachment permit for review 

and approval. Per the City’s Temporary Traffic Control Checklist, the 
traffic control plan shall include a summary of the traffic control types, 
dates, times and blocks affected. All construction related materials, 
equipment, and construction workers parking need to be stored on-site 
and the public streets need to be kept free and clear of construction 
debris. [COA] [PUBLIC WORKS] 

 
EP-8. DAMAGE TO EXISTING PUBLIC IMPROVEMENTS: 
 Developer shall be responsible to rectify any damage to the existing 

public improvements fronting and adjacent to the project site as a 
result of project construction, to City’s satisfaction by the Public Works 
Department. [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. 

 
PF-1. 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: 
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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.  

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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July 15, 2018 

Planning Department 

426 West Olive Avenue 

Sunnyvale, California 94088 

 

Re: Jagait Residence 

863 San Pablo Ave 

Sunnyvale, CA 

Project: 2017-7797 

 

 

 

To whom it may concern, 

The Home addition being proposed was designed keeping the neighbors and neighborhood in mind. The 

addition proposed in the north of the existing residence is designed to minimize the solar and visual 

impact on the neighbors and streetscape. Our primary reason for the addition is that my younger son is 

planning to marry soon. Being an Indian family that traditionally lives together and also due to the rising 

cost of living in the Bay Area, we decided as a family that it would be best for my both sons and 

daughters-in-law to continue living at this residence, rather than finding a place of their own. Total 

number of residents living here is now 6 (myself, my wife, my mother, my 2 sons, and my 

daughter-in-law). After my younger son gets married, we will be seven family members and the living 

space would become somewhat constricted. Therefore, we felt the proposed addition was necessary. 

 

Best Regards. 

Jit Jagait 
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863 San Pablo Dr – Neighborhood FAR 

 

APN Zoning Lot Size (s.f.) House Size (s.f.) FAR(%)

20504038 875 San Pablo Av R0 5,850 1,424 24

20504039 869 San Pablo Av R0 5,040 2,144 43

20504040 863 San Pablo Av R0 5,005 2,963 59

20504041 857 San Pablo Av R0 5,060 2,013 40

20504042 851 San Pablo Av R0 4,929 2,075 42

20504043 845 San Pablo Av R0 5,022 1,449 29

20504044 839 San Pablo Av R0 5,076 1,664 33

20504045 833 San Pablo Av R0 5,035 1,521 30

20504046 827 San Pablo Av R0 5,088 1,964 39

20504047 839 Alvarado Av R0 3,818 1,664 44

20504048 791 San Pablo Av R0 5,292 1,969 37

20504049 785 San Pablo Av R0 4,900 1,933 39

20504050 779 San Pablo Av R0 4,950 1,521 31

20504051 773 San Pablo Av R0 4,950 1,424 29

20504052 767 San Pablo Av R0 5,000 1,664 33

20504053 761 San Pablo Av R0 5,000 1,521 30

20504054 755 San Pablo Av R0 5,400 1,521 28

20505018 756 San Pablo Av R0 5,247 1,784 34

20505019 762 San Pablo Av R0 5,148 1,521 30

20505020 768 San Pablo Av R0 5,096 1,830 36

20505021 774 San Pablo Av R0 4,214 1,914 45

20505022 780 San Pablo Av R0 5,247 1,782 34

20505023 786 San Pablo Av R0 5,194 1,521 29

20505024 792 San Pablo Av R0 5,141 1,521 30

20505025 814 San Pablo Av R0 5,141 1,424 28

20505026 820 San Pablo Av R0 5,115 1,521 30

20505027 826 San Pablo Av R0 5,184 1,664 32

20505028 832 San Pablo Av R0 5,184 1,521 29

20505029 838 San Pablo Av R0 5,130 1,438 28

20505030 844 San Pablo Av R0 5,225 1,697 32

20505031 850 San Pablo Av R0 5,640 1,521 27

20505032 856 San Pablo Av R0 5,580 1,686 30

20505033 862 San Pablo Av R0 4,650 1,521 33

20505034 868 San Pablo Av R0 6,882 2,386 35

Average 1726 34

Data sourced from County Assesor's Office - 6/2018

Address
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City of Sunnyvale

Agenda Item 4

18-0645 Agenda Date: 7/23/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Proposed Project:

DESIGN REVIEW to demolish an existing single-story, single-family residence and construct a
new two-story, single-family residence resulting in 3,849.3 square feet of floor area (3,443.5
square feet living area and 405.8 square feet garage) and 42.8% floor area ratio (FAR). The
project also proposes to remove the existing pool and construct a 647-square foot basement
and a 512-square foot attached Accessory Dwelling Unit on the first floor.

Location: 982 Yorktown Drive (APN: 202-24-002)
File #: 2018-7197
Zoning: R-1 (Low Density Residential)
Applicant / Owner: LELDesign / Spencer Shiou Pen Tsai and Chih Lan Kung Trustee
Environmental Review: Class 3 Categorical Exemption relieves this project from the California
Environmental Quality Act (CEQA) provisions that include construction of one-single family residence
in a residential zoning district (CEQA Section 15303).
Project Planner: Momoko Ishijima, (408) 730-7532, mishijima@sunnyvale.ca.gov

REPORT IN BRIEF
General Plan: Low Density Residential (0-7 du/ac)
Existing Site Conditions: Single-family residence
Surrounding Land Uses

North: Single-family residence
South: Single-family residences (across W. Fremont Ave.)
East: Commercial (Chevron Gasoline Station and Westmoor Village Shopping Center)
West: Single-family residence

Issues: Neighborhood compatibility, floor area
Staff Recommendation: Approve the Design Review with conditions of approval in Attachment 4.

BACKGROUND

Description of Proposed Project
The 8,986-square foot project site is located on the south side of Yorktown Drive where the street
meets Mandarin Drive. The applicant proposes to demolish the existing single-story, single-family
residence, constructed in 1962, and construct a new two-story, single-family residence. The project
also includes the demolition of the existing pool and the construction of a basement and an attached
Accessory Dwelling Unit (ADU). The project proposes small balconies on the left side and in the front
on the second floor.

A design review is required for construction of a new house to evaluate compliance with the City’s
development standards and Single Family Home Design Techniques. The project requires Planning
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18-0645 Agenda Date: 7/23/2018

Commission review because the total floor area on the site would exceed 3,600 square feet. The
proposed total floor area is 4,361.3 square feet (3,849.3 square feet without the Accessory Dwelling
Unit) and 48.5% FAR (42.8% FAR without the Accessory Dwelling Unit). See Attachment 1 for a map
of the vicinity and mailing area for notices and Attachment 2 for the Project Data Table of the project.

ENVIRONMENTAL REVIEW
A Class 3 Categorical Exemption relieves this project from California Environmental Quality Act
(CEQA) provisions. Class 3(a) Categorical Exemptions includes construction of one-single family
residence in a residential zoning district.

DISCUSSION
The existing 2,380-square foot house is a one-story ranch style home with brick veneer on the front
elevation, stucco walls on all other elevations, and a low-pitched roof form. The project site is a pie-
shaped lot with a narrower frontage on Yorktown Drive and the lot is wider in the rear where it backs
up to West Fremont Avenue.

Architecture: The proposed two-story, single-family house has a basement and an attached
Accessory Dwelling Unit (ADU). The proposed design is a contemporary design incorporating some
Ranch style elements with an emphasis on horizontal lines, low-pitched roof, deep roof overhangs,
and a mix of exterior materials such as wood siding and stucco exterior materials. The roof will be
standing seamed metal with a combination of gabled, hipped, and shed roof forms. The second story
is proposed to be located toward the center of the property with setbacks from all property lines far
exceeding the minimum requirement which help to address the vertical massing. The proposed
architectural style with varying wall planes and roof forms with the application of high quality
materials will enhance the streetscape while respecting the predominant style of the neighborhood.
(See Attachment 5 for Site and Architectural Plans, and Attachment 6 for Material Board)

Development Standards: The proposed project complies with the applicable Development
Standards as set forth in the Sunnyvale Municipal Code, such as lot coverage, setbacks, parking,
and height.

Floor Area Ratio: The proposed total floor area is 4,361.3 square feet (3,849.3 square feet without
the Accessory Dwelling Unit) and 48.5% FAR (42.8% FAR without the Accessory Dwelling Unit). An
FAR greater than 45% or building size of 3,600 square feet or greater requires review by the
Planning Commission.

The neighborhood is predominantly single story with the FAR range between 21% to 47% (average
FAR 26%) and larger lot sizes between 7,700 to 11,858 square feet (Attachment 7). The proposed
FAR at 48.5% is comparable to the other two-story residence on Yorktown Drive. In addition, the
second story to first story ratio is approximately 27%, exceeding the City design guidelines of 35%.
Due to the shape of the lot and mature trees located around the perimeter of the lot, the proposed
two-story house would not be dominant from the street level.

Accessory Dwelling Unit: The proposed two-story, 698 sq. ft. accessory dwelling unit (ADU) is
attached (internal to) the main house. City review of ADUs is ministerial. The City comments only on
whether the ADU meets the development standards and is architecturally compatible with the main
house. The proposed ADU meets the development standards and is architecturally compatible with
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18-0645 Agenda Date: 7/23/2018

the main house.

A deed restriction is required stating that the ADU or the main unit shall be owner-occupied from the
date of recordation of the deed restriction (See COA PS-1 in Attachment 4).  In addition, a Traffic
Impact Fee is required (See COA PS-2 in Attachment 4).

Privacy: The design addresses neighbor privacy concerns. The proposed home exceeds the
minimum required combined second floor setbacks proposing 61’-4” where 21 feet minimum is
required. The second-story left side setback is 21’-5” where a small balcony is proposed however,
this side faces the side yard of the adjacent residential neighbor and the commercial property to the
left (gasoline station and shopping center).  There are no windows proposed on the second-floor on
the right side and the window on the left side is a small window for the bathroom insure the privacy of
the neighboring properties. The second-story rear setback meets the requirement of 20 feet. The rear
faces West Fremont Avenue and there are tall mature trees (Eucalyptus and Pine) lining the rear
property line.

The generous setbacks, minimal second floor windows, and the mature trees along the property lines
will minimize the privacy impact on the neighboring properties.

Solar Access
SMC 19.56.020 states that no permit may be issued for any construction which would interfere with
solar access by shading more than 10 percent of the roof of any structure on a nearby property. The
project plans demonstrate that the shading would comply with this requirement.

Landscaping
No protected trees are proposed to be removed as part of the application. Prior to submittal of a
building permit, the applicant is required to apply for a Miscellaneous Plan Permit (MPP) for a
landscape plan that conforms to the landscaping requirements described in SMC 19.37. After
landscaping has been installed (and prior to final inspection for a building permit), a Landscaping
Certificate of Completion, including a Maintenance Schedule and must be submitted. See COAs PS-
3 and PS-4.

Applicable Design Guidelines and Policy Documents: The proposed home is consistent with the
adopted Single-Family Design Techniques since the proposed design maintains the prevailing
neighborhood home orientation; the second story to first story ratio is less than 35%; and applies high
quality material and craftsmanship. It would have minimal visual impact to the neighborhood as the
lot is pie-shaped and the second floor addition and accessory dwelling unit are located toward the
rear of the lot and existing trees provide privacy and screening from West Fremont Avenue and the
adjacent commercial property. Staff has included findings for the Single-Family Design Techniques in
Attachment 3.

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

PUBLIC CONTACT
As of the date of staff report preparation, staff has received no comments on the item.
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18-0645 Agenda Date: 7/23/2018

Notice of Public Hearing, Staff Report and Agenda:
· Published in the Sun newspaper
· Posted on the site
· 43 notices mailed to property owners and residents within 300 feet of the project site
· Posted on the City of Sunnyvale’s website
· Provided at the Reference Section of the City of Sunnyvale’s Public Library
· Agenda Posted on the City’s official notice bulletin board

ALTERNATIVES
1. Approve the Design Review with the conditions 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.

RECOMMENDATION
Recommend Alternative 1 in accordance with the Findings in Attachment 3 and Conditions of
Approval in Attachment 4.

Prepared by: Momoko Ishijima, Associate Planner
Approved by: Gerri Caruso, Principal Planner

ATTACHMENTS
1. Site, Vicinity and Public Notice Mailing Map
2. Project Data Table
3. Recommended Findings
4. Recommended Conditions of Approval
5. Site and Architectural Plans
6. Material Board
7. FAR Analysis
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2018-7197 982 Yorktown Dr.  Attachment 2 
 

 
PROJECT DATA TABLE 

 EXISTING PROPOSED 
REQUIRED/ 

AS PERMITTED 

General Plan 
Low Density 
Residential 

Same - 

Zoning District R-1 Same - 

Lot Size 8,986 s.f. Same 8,000 s.f. 

Gross Floor Area  2,380 s.f. 
3,849.3 s.f. 

4,361.3 s.f. (w/ ADU) 
3,600 s.f.1 

Lot Coverage 26.5% 39.9% 40% max. 

Floor Area Ratio 
(FAR) 

26.5% 
42.8% 

48.5% (w/ ADU) 
45%1 

Building Height  15’-0” 26’-5” 30’ max. 

No. of Stories One Two Two max. 

Setbacks 

Front    

1st Floor 20’-1” Same 20’ min. 

2nd Floor n/a 47’-6” 25’ min. 

Left Side    

1st Floor 12’ 9’ 9’ min. 

2nd Floor n/a 21’-5” 12’ min. 

Right Side    

1st Floor 6’ Same 6’ min. 

2nd Floor n/a 39’-11” 9’ min. 

Combined Side    

1st Floor 18’ Same 15’ min. 

2nd Floor n/a 61’-4” 21’ min. 

Rear    

1st Floor 20’ 10’2 20’ min. 

2nd Floor 29’-6” 20’ 20’ min. 

Parking 

Total Spaces 4 Same 4 min. 

Covered Spaces 2 Same 2 min. 

 

1 Threshold for Planning Commission Review. 
2 SMC 19.48.050 allows for extensions up to 10 feet in the required rear yard provided the 

structural coverage does not exceed 25%. 
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RECOMMENDED FINDINGS 

Design Review 

The proposed project is desirable in that the project’s design and architecture complies 
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 house will maintain its 
home orientation toward the street and 
the entry will remain consistent with the 
existing residence and adjacent 
neighbors. The entrance to the Accessory 
Dwelling Unit will be behind a front yard 
fence and not visible from the street. 
Finding Met 

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

While the proposed two-story house and 
attached Accessory Dwelling Unit 
increases the floor area, the lot is a pie-
shaped lot with a narrower frontage, and 
most of the living area would be located 
toward the rear of the lot behind the 
garage. The new second story would be 
set in the center of the house, 
approximately 50 feet from the front 
property line, which provides relief for the 
scale and bulk of the new home.  Finding 
Met 

2.2.3 Design homes to respect their 
immediate neighbors 

The proposed design respects the privacy 
of the adjacent neighbors as only small 
windows are proposed on the second floor 
on the sides and the side setbacks far 
exceed minimum requirements. Finding 
Met 

2.2.4 Minimize the visual impacts of 
parking. 

The project meets the required parking 
requirements. Finding Met 

2.2.6   Use high quality materials and 
craftsmanship 

The proposed design includes elements 
that are compatible with the residence 
and the neighborhood such as stucco and 
wood siding on the exterior walls and low 
pitched roof forms. Metal guardrails and 
standing seemed metal roof materials are 
proposed. Finding Met 

2.2.7 Preserve mature landscaping No protected trees will be removed as part 
of this project. Conditions will be included 
to provide tree protection during 
construction. Finding Met 
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RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
JULY 23, 2018 

 
Planning Application 2018-7197  

982 Yorktown Drive 
Design Review to demolish an existing single-story, single-family residence 
and construct a new two-story, single-family residence resulting in 3,849.3 

square feet of floor area (3,443.5 square feet living area and 405.8 square feet 
garage) and 42.8% floor area ratio (FAR). The project also proposes to remove 
the existing pool and construct a 647-square foot basement and a 512-square 
foot attached Accessory Dwelling Unit (ADU) on the first floor. The proposed 

floor area would be 4,361 square feet and 48.5% FAR with the ADU. 
 
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]  
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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 
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. 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]  

 

PS: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO SUBMITTAL 
OF BUILDING PERMIT, AND/OR GRADING PERMIT.  
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PS-1. OWNER-OCCUPANCY DEED RESTRICTION: 
Prior to submittal of Building Permit, a Conformed Copy of a deed 
restriction stating that either the accessory dwelling unit or the primary 
dwelling shall be owner-occupied from the date of recordation. The 
dwelling unit not owner-occupied may be rented. [COA] [PLANNING]  
 

PS-2. TRAFFIC IMPACT FEE: 
A Transportation Impact Fee will be required to be paid prior to building 
permit issuance. [COA] [PLANNING] 
 

PS-3. LANDSCAPE PLAN 
Submit a Miscellaneous Plan Permit (MPP) for a landscape plan that 
conforms to the landscaping requirements described in SMC 19.37. 
[COA] [PLANNING] 
 

PS-4. LANDSCAPE CERTIFICATE OF COMPLETION AND MAINTENANCE 
SCHEDULE: 
After landscaping has been installed (and prior to final inspection for a 
building permit), a Landscaping Certificate of Completion, including a 
Maintenance Schedule and must be submitted. [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. NOTICE OF CONDITIONS OF APPROVAL: 

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

 

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

 
BP-4. 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. 

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] 
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BP-5. DEMOLITION/CONSTRUCTION/RECYCLING WASTE REPORT FORM: 
To mitigate the impacts of large projects on local waste disposal and 
recycling  levels, demolition, waste weights/volumes, construction 
weights/volumes, and recycling weights/volumes are to be reported to 
the City, per City’s “waste & recycling reporting form” (electronic copy 
available) or a similar chart approved by the City. As part of the project’s 
construction specifications, the developer shall track the type, quantity, 
and disposition of materials generated, and forward a complete report 
to the Department of Environmental Services, Solid Waste Division 
both periodically and at project completion. [COA] [ENVIRONMENTAL 
SERVICES] 
 

BP-6. 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-way or public easements. [COA] [PUBLIC WORKS]  
 

EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF 
AN ENCROACHMENT PERMIT APPLICATION.  

 
EP-1.  UPGRADE OF EXISTING PUBLIC IMPROVEMENTS: 

As part of the encroachment permit review and approval, any existing 
public improvements to be re-used by the project, which are not in 
accordance with current City standards and are not specifically 
identified in the herein project conditions (such as water meters, 
cleanouts, etc.), shall be upgraded to current City standards and as 
required by the Department of Public Works. [COA] [PUBLIC WORKS] 

 
EP-2. 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] 

 
EP-3. DRY UTILITIES: 

Submit dry utility plans and/or joint trench plans (PG&E, telephone, 
cable TV, fiber optic, etc.) to the Public Works Department for review 
and approval prior to the issuance of any permits for utility work within 
any public right-of-way or public utility easements. Separate 
encroachment permits shall be required for various dry utility 
construction. [SDR] [PUBLIC WORKS] 

 
EP-4. WET UTILITIES: 
 All wet utilities (water, sanitary sewer) on private property shall be 

privately owned and maintained. The domestic water system shall be 
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privately owned and maintained beyond the meter. [COA] [PUBLIC 
WORKS] 

 
EP-5. SEWER CLEANOUT: 
 Install new sewer cleanout at the street right-of-way line for proposed 

sanitary sewer lateral used for the project. Sheet A-0 of Site Plan dated 
03/01/18 is subject to change during plan check process. [SDR] 
[PUBLIC WORKS] 

 
EP-6. UTILITY METER/VAULT: 
 No existing or new utility meters or vaults shall be located within the 

driveway approach. All existing or new utility vaults serving the project 
site shall be located on-site and not within the public utility easement. 
[COA] [PUBLIC WORKS] 

 
EP-7. TRAFFIC CONTROL PLAN: 
 Submit a traffic control plan with the encroachment permit for review 

and approval. Per the City’s Temporary Traffic Control Checklist, the 
traffic control plan shall include a summary of the traffic control types, 
dates, times and blocks affected. All construction related materials, 
equipment, and construction workers parking need to be stored on-site 
and the public streets need to be kept free and clear of construction 
debris. [COA] [PUBLIC WORKS] 

 
EP-8. DAMAGE TO EXISTING PUBLIC IMPROVEMENTS: 

 Developer shall be responsible to rectify any damage to the existing 
public improvements fronting and adjacent to the project site as a 
result of project construction, to City’s satisfaction by the Public Works 
Department. [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]  
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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.  

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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House 

SF

Garage 

SF

Total 

SF Lot SF FAR Zoning

Proposed 

SF

Proposed 

FAR

Proposed 

ADU SF

Proposed 

FAR w 

ADU Notes

982 Yorktown Dr 1820 543 2363 8986 26% R1 3849 48.4% 512 48.5%

two-story home 

proposed w attached 

ADU

990 Yorktown Dr 1768 759 2527 11858 21% R1

994 Yorktown Dr 2030 483 2513 7700 33% R1

998 Yorktown Dr 1436 483 1919 7700 25% R1

1002 Yorktown Dr 1661 400 2061 7700 27% R1

1008 Yorktown Dr 1644 420 2064 7700 27% R1

1009 Yorktown Dr 1368 420 1788 8000 22% R1

1003 Yorktown Dr 1644 420 2064 8500 24% R1  

995 Yorktown Dr 3637 420 4057 8556 47% R1 two-story home

1290 Mandarin Dr 1652 484 2136 8364 26% R1  

1280-1284 Mandarin Dr 1663 504 2167 8532 25% R1

1278 Mandarin Dr 1889 486 2375 8848 27% R1

1272 Mandarin Dr 1885 546 2431 8848 27% R1

1289 Mandarin Dr 1889 486 2375 9520 25% R1

1277 Mandarin Dr 1624 483 2107 8960 24% R1  

1269 Mandarin Dr 1889 486 2375 8960 27% R1

1290 Lime Dr 1368 420 1788 8160 22% R1

1282 Lime Dr 1368 420 1788 8190 22% R1  

1002 Westchester Dr 1685 420 2105 8300 25% R1

1010 Westchester Dr 1438 460 1898 8000 24% R1  

Project site shown in BOLD and adjacent homes shown in italics
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City of Sunnyvale

Agenda Item 5

18-0488 Agenda Date: 7/23/2018

REPORT TO PLANNING COMMISSION

SUBJECT
Proposed Project: Rezone - Change the zoning from R-1 (Low Density Residential) to R-0 (Low
Density Residential) for two lots.
File #: 2018-7309
Location: 932 Eleanor Way and 1358 Hampton Drive (APNs: 313-01-033, 313-01-034)
Zoning: R-1
Applicant / Owner: Cyrus Fakhari (applicant and owner)
Environmental Review: The project is exempt from the California Environmental Quality Act (CEQA)
pursuant to CEQA Guidelines Section 15061(b)(3).
Project Planner: Shétal Divatia, (408) 730-7637, sdivatia@sunnyvale.ca.gov

REPORT IN BRIEF
General Plan: Residential Low Density
Existing Site Conditions: Two single family lots with a single-family home on each lot.
Surrounding Land Uses

North: Single family homes (across Eleanor Way)
South: Single family home
East: Single family homes
West: Single family homes (across Hampton Drive)

Issues: Preservation of a large lot single-family neighborhood
Staff Recommendation: Planning Commission recommend to City Council: Determine the project is
exempt from CEQA and deny the request to rezone the two parcels.

BACKGROUND
The project consists of two single family residential lots located in Sunnyvale’s Raynor Park
neighborhood. This neighborhood can generally be identified as the area bound by El Camino Real
on the north, Wolfe Road on the west, Marion Drive on the south and Peterson Middle School on the
east. Much of this neighborhood was created and developed in the 1940s as part of Santa Clara
County and was annexed to Sunnyvale in 1970s. This neighborhood has a distinct character with
larger lots zoned R-1 on the eastern side of the project sites and smaller R-0-zoned lots on the
western side. There is an absence of sidewalks and a mix of single family home styles. The two
subject lots are at the end of a block and abut an R-0 zoning district (on the south and west sides)
and the R-1 district on north and east sides (see maps in Attachments 2, 4 and 5).

Although many Raynor Park lots are at least 9,000 s.f. in size, the Raynor area was originally zoned
R-0 (Low Density Residential) upon annexation which required a minimum lot size of 6,000 square
feet. In 1996, at the request of the neighborhood, a portion of this neighborhood was rezoned to R-1
(Low Density Residential) zoning district which has a minimum lot size requirement of 8,000 square
feet. The rezoning addressed concerns of losing the large-lot character of this neighborhood
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(Attachment 8 - 1996 Raynor Park Rezone Map). The lower lot size allowed by the original R-0
zoning district created opportunities for subdivision. For example, two adjacent 9,000 s.f. lots could
be subdivided into three 6,000 s.f. lots. The concern at the time was that this type of subdivision
pattern could change the character of the large-lot neighborhood.

The applicant has indicated that the rezoning request for the two lots is to allow a future subdivision
into three lots that would meet the R-0 (Low Density Residential) zoning standards. If the rezoning is
approved a subdivision that meets the Zoning and Subdivision standards/codes could be considered
through the Zoning Administrator Hearing process.

The City Council is scheduled to consider this rezoning on August 23, 2018.

EXISTING POLICY
The General Plan is the primary policy plan that guides the physical development of the City. When
used together with a larger body of City Council policies, it provides direction for decision-making on
City services and resources. The recently adopted Land Use and Transportation Chapter within the
General Plan created an integrated set of policies to guide land use, development, and transportation
choices with a horizon year of 2035.

GENERAL PLAN
Both the R-0 and R-1 zoning districts zones are consistent with the General Plan land use
designation of Low Density Residential; therefore, the proposed rezone does not require a General
Plan Amendment (Attachment 4 - General Plan Map of Site and Vicinity).

LAND USE AND TRANSPORTATION CHAPTER
Goal LT-1: Coordinated Regional and Local Planning- Protect the quality of life, the natural
environment, and property investment, preserve home rule, secure fair share of funding, and provide
leadership in the region.

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.

GOAL LT-6: Protected, maintained, and enhanced residential neighborhoods - Ensure that all
residential areas of the city are maintained and that neighborhoods are protected and enhanced
through urban design which strengthens and retains residential character.

Policy LT-6.2: Limit the intrusion of incompatible uses and inappropriate development in and
near residential neighborhoods, but allow transition areas at the edges of neighborhoods

Goal LT-7: Diverse Housing Opportunities- Ensure the availability of ownership and rental housing
options with a variety of dwelling types, sizes, and densities that contribute positively to the
surrounding area and the health of the community

Policy LT-7.2: Determine the appropriate residential density for a site by evaluating the site
planning opportunities and proximity of services (such as transportation, open space, jobs,
and supporting commercial and public uses).

Policy LT-7.3: Encourage the development of housing options with the goal that the majority of
housing is owner-occupied.
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ENVIRONMENTAL REVIEW
The project is exempt from the California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines Section 15061(b)(3), which states that a project is exempt from CEQA if the activity is
covered by the general rule that CEQA applies only to projects, which have the potential for causing
a significant effect on the environment; where it can be seen with certainty that there is no possibility
that the activity in question may have a significant effect on the environment, the activity is not
subject to CEQA.

The rezoning of the two lots could result in a three-lot subdivision thereby creating one additional
single-family lot. It can be seen with certainty that one additional single-family home on the project
site will not have a significant impact on the environment. In addition, a Class 2 Categorical
Exemption (CEQA Guidelines, Section 15303(a)) applies to the construction of up to three single
family residences in a residential zone in urbanized areas.

DISCUSSION
The two lots proposed for rezoning abut both the R-0 and R-1 zoning districts. The request to move
the zoning line for the R-0 district to include both lots may be considered reasonable by some as it
allows for one additional home at a time when additional housing is desired by housing advocates.
The R-0 zoning has a smaller minimum lot size requirement, which would allow the properties to be
split from two to three lots. On the other hand, there may be the perspective that this rezoning could
be a catalyst for similar rezoning requests which, if approved, undermine the purpose of the 1996 R-1
zoning.

Since 1996 the Raynor Park neighborhood has experienced intensification of individual lots as the
original 800 square foot homes were expanded or rebuilt with larger homes. These larger homes
have been built on both R-0 and R-1-zoned sites. The surrounding land uses and zoning types are
visible on the zoning map in Attachment 4.

The following table summarizes the lot size requirements and project proposal.

Lot size Existing  R-1 Zone
Density - 7 du/ac. Min. lot
size = 8,000 s.f.

Proposed  R-0 Zone
Density - 7 du/ac. Min. lot
size = 6,000 s.f.

Combined Lot Size - 21,826 s.f.
(Lot 1 = 9,713 s.f.; Lot 2 size =
12,826 s.f.)

 2 lots  3 lots

ANALYSIS
The proposed rezoning to the R-0 (Low Density Residential) zoning district would allow a subdivision
of the two lots into three lots. Consideration of the rezoning request requires examination of the
existing zoning, lot size, street orientation of the homes and the effect of a possible subdivision at this
end of block location as well as the possible change to the neighborhood character.

Option 1: Retain the existing R-1 (Low Density Residential) Zoning:

Both the lots meet the R-1 (Low Density Residential) zoning district’s minimum lot size requirement of
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8,000 square feet, and the residential structures on these lots meet the development standards
including setbacks, lot coverage and floor area ratio (FAR). These lots were rezoned from R-0 to R-1
as part of a larger rezoning study for the Raynor Park neighborhood in 1996 to preserve the large lot
character of the neighborhood. The purpose of the rezoning study was to address the neighborhood’s
concern that subdivision of existing lots into smaller lots would affect the neighborhood.  The study
and rezoning occurred 22 years ago, and although change has occurred in the neighborhood, some
of the issues regarding potential subdivisions may still be relevant.

Following are Sunnyvale’s General Plan goals and policies that support maintaining the R-1 zoning:
GOAL LT-6: Protected, maintained, and enhanced residential neighborhoods - Ensure
that all residential areas of the city are maintained and that neighborhoods are protected and
enhanced through urban design which strengthens and retains residential character.

Denial of the rezoning request would prevent a subdivision that would reduce the number of large
lots in this neighborhood and could set a precedence for similar rezoning requests and similar
subdivisions in the future which would then change the urban design and residential character of this
large-lot neighborhood.

Option 2: As proposed, rezone the two lots from the R-1 to the R-0 Zoning District:

The two subject lots are at the edge of the both R-1 and R-0 portions of the Raynor Park
neighborhood and could relate to either zoning district. Lot 1 is adjacent to R-0 zoned lots on
Hampton Drive. The requested rezone for the two lots, if approved, could potentially result in a three-
lot subdivision as shown in the Survey Plan submitted by the applicant (Attachment 2 - Applicant’s
Rezone Request, Page 3). This three-lot subdivision would result in one lot on Eleanor Way, a
second lot at the corner of Eleanor Way and Hampton Drive and a third lot on Hampton Drive.

Based on the applicant’s preliminary plan, the corner lot and the new lot on Hampton Drive would be
consistent with the existing R-0 lots facing the Hampton Drive streetscape. It would extend the R-0
streetscape to the end of the block. The third lot facing Eleanor Way would be located at a three-way
intersection. The applicant notes that this end of street condition is similar with that found at the end
of Hampton Drive and Marion Way at the southern edge of Raynor Park neighborhood where the R-0
and R-1 zones come together.

Following are Sunnyvale’s General Plan goals and policies that address this option:
Goal LT-7: Diverse Housing Opportunities - Ensure the availability of ownership and rental
housing options with a variety of dwelling types, sizes, and densities that contribute positively
to the surrounding area and the health of the community.
Policy LT 7.2: Determine the appropriate residential density for a site by evaluating the site
planning opportunities and proximity of services (such as transportation, open space, jobs,
and supporting commercial and public uses).
Policy LT 7.3: Encourage the development of housing options with the goal that the majority of
housing is owner-occupied.

If the rezoning is approved, the applicant’s plan to subdivide is consistent with the General Plan by
placing more housing nearer to services as the site is near El Camino Real which has a variety of
services and serves as a major transportation corridor. A potential three-lot subdivision would also
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provide an additional owner occupied housing opportunity.

FISCAL IMPACT
No fiscal impact other than normal fees, impact fees and taxes are expected if, and when, the rezone
results in a subdivision and construction of new home(s).

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

See Attachment 3 for a map of the vicinity and mailing area.

Staff Report
· Posted on the City’s website

· Provided at the Reference Section of the City’s Public Library

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

· Posted on the City’s website

Public Contact: Staff has not received comment(s) from the public to date.
ALTERNATIVE
Recommend to City Council:
1. Determine that the project is exempt from CEQA pursuant to CEQA Guidelines Section 15061

(b)(3) and make the Findings (Attachment 9) to Approve the Rezone for the two parcels from R-1
(Low Density Residential) to R-0 (Low Density Residential) as requested by the applicant

2. Determine the project is exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)
(3) and deny the request to rezone the two parcels.

STAFF RECOMMENDATION
Recommend to City Council, Alternative 2: Determine the project is exempt from the California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15061(b)(3) and Deny the
Rezone for the two parcels from R-1 (Low Density Residential) to R-0 (Low Density Residential).

The two lots are in Raynor Park’s R-1 zoning district that was specifically rezoned to R-1 zone by the
City Council in 1996, to not allow further subdivision of the large lots in this neighborhood. The
proposed rezoning could allow a future subdivision of the two lots to three lots. Although, this
subdivision would result in a net increase of one lot thereby increasing ownership housing
opportunity while maintaining the streetscape and character found of the R-0 zoned lots and homes
on Hampton Drive, it would negate the intent of the R-1 rezoning and could also set a precedence for
future requests for rezoning and subdivisions that would adversely impact the large-lot character of
this neighborhood.

If the Planning Commission finds that the rezoning that would potentially allow an additional housing
unit would not adversely affect the neighborhood character, it is appropriate to recommend rezoning
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to R-0.

Prepared by: Shétal Divatia, Senior Planner
Reviewed by: Gerri Caruso, Principal Planner
Reviewed by: Andrew Miner, Planning Officer
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 City Council
2. Applicant’s Rezone Request
3. Vicinity and Noticing Map
4. General Plan Map of Site and Vicinity
5. Zoning Map of Site and Vicinity
6. Aerial View of Site and Neighborhood
7. Draft Rezone Ordinance
8. 1996 Raynor Park Rezone Boundary Map
9. Recommended Findings
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General Plan Map of Site and Vicinity 
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REZONE MAP

2018-7309
932 Eleanor Way (APN: 313-01-033 and -034)
Rezone from zoning from R-1 (Low Density Residential) to R-0 (Low Density Residential)

Legend
Subject Site
R1 - Low Density Residential
R0 - Low Density Residential
R1.5 - Low Medium Density Residential
R1.7 - Low Medium Density Residential
R2 - Low Medium Density Residential
R3 - Medium Density Residential
R4 - High Density Residential
R5 - High Density Residential and Office District
RMH - Residential Mobile Home
PF - Public Facilities
MS - Industrial and Service
M3 - General Industrial
MPT - Moffett Park Specific Plan - TOD
MPI - Moffett Park Specific Plan - Industrial
MPC - Moffett Park Specific Plan - Commercial
PPSP - Peery Park Specific Plan
O - Administrative and Professional Office
C1 - Neighborhood Business
C2 - Highway Business
C3 - Regional Business
C4 - Service Commercial
DSP - Downtown Specific Plan
LSP - Lakeside Specific Plan
MXD-I - Lawrence Station Flexible Mixed-Use I
MXD-II - Lawrence Station Flexible Mixed-Use II
MXD-III - Lawrence Station Flexible Mixed-Use III
O-R - Lawrence Station Office/Retail
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ORDINANCE NO. 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF SUNNYVALE AMENDING THE PRECISE ZONING 
PLAN, ZONING DISTRICTS MAP, TO REZONE CERTAIN 
PROPERTIES LOCATED AT 932 ELEANOR WAY AND 
1358 HAMPTON DRIVE FROM R-1 (LOW DENSITY 
RESIDENTIAL) TO R-0 (LOW DENSITY RESIDENTIAL) 

THE CITY COUNCIL OF THE CITY OF SUNNYVALE DOES ORDAIN AS 
FOLLOWS: 

SECTION 1. AMENDMENT OF PRECISE ZONING PLAN. The Precise Zoning Plan, 
Zoning Districts Map, City of Sunnyvale (Section 19.16.050 of the Sunnyvale Municipal Code) 
hereby is amended to rezone certain properties located at 932 Eleanor Way and 1358 Hampton 
Drive (APNs: 313-01-033 & 313-01-034) from R-1 (Low Density Residential) to R-0 (Low 
Density Residential). The locations of the properties are set forth on the scale drawing attached as 
Exhibit A. 

SECTION 2. CEQA - EXEMPTION. The City Council finds that this ordinance is 
exempt from the requirements of the California Environmental Quality Act (CEQA) pursuant to 
the general rule that CEQA only applies to projects that have the potential for causing a 
significant effect on the environment. Where it can be seen with certainty that there is no 
possibility that the action may have a significant effect on the environment, the activity is not 
subject to CEQA. (Section 15061(b)(3)). In addition, a Class 2 Categorical Exemption (CEQA 
Guidelines, Section 15303(a)) applies to the construction ofup to three single family residences 
in a residential zone in urbanized areas. The Council therefore directs that the Planning Division 
may file a Notice of Exemption with the Santa Clara County Clerk in accordance with the 
Sunnyvale Guidelines for the implementation of CEQA adopted by Resolution No. 118-04. 

SECTION 3. EFFECTIVE DATE. This ordinance shall be in full force and effect thirty (30) 
days from and after the date of its adoption. 

SECTION 4. PUBLICATION. The City Clerk is directed to cause copies of this ordinance 
to be posted in three (3) prominent places in the City of Sunnyvale and to cause publication once 
in The Sun, the official newspaper for publication of legal notices of the City of Sunnyvale, of a 
notice setting forth the date of adoption, the title of this ordinance, and a list of places where 
copies of this ordinance are posted, within fifteen (15) days after adoption of this ordinance. 

T-CDD-180109/31525 
Council Agenda: 
Item No.: 

1 
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T-CDD-180109/31525 2 
Council Agenda: 
Item No.: 

 
 Introduced at a regular meeting of the City Council held on ______________________, 
and adopted as an ordinance of the City of Sunnyvale at a regular meeting of the City Council 
held on ______________, by the following vote:  
 

 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
RECUSAL:  
 

ATTEST: APPROVED: 
  
  
   

City Clerk 
Date of Attestation: ____________________ 
 

Mayor 

(SEAL) 
  
 
APPROVED AS TO FORM: 
 
 

____________________________________ 
City Attorney 
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RECOMMENDED FINDINGS 
 

CEQA Determination 

In order to adopt the CEQA Determination, the Planning Commission must make the 
following findings. 

1. The rezone request is exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3).  
 
15061: Review for Exemption 
(b) A project is exempt from CEQA if: 
(3) The activity is covered by the general rule that CEQA applies only to projects, 
which have the potential for causing a significant effect on the environment; 
where it can be seen with certainty that there is no possibility that the activity in 
question may have a significant effect on the environment, the activity is not 
subject to CEQA.  

 
The rezoning of the two lots could result in a three-lot subdivision thereby creating 
one additional single-family lot. It can be seen with certainty that one additional 
single-family home on the project site will not have a significant impact on the 
environment. In addition, a Class 2 Categorical Exemption (CEQA Guidelines, 
Section 15303(a)) applies to the construction of up to three single family residences 
in a residential zone in urbanized areas 
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Rezone 

Goals and Policies that relate to this project are: 
LAND USE AND TRANSPORATION CHAPTER 
Goal LT-1: Coordinated Regional and Local Planning- Protect the quality of life, the 
natural environment, and property investment, preserve home rule, secure fair share of 
funding, and provide leadership in the region. 

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. 
 

GOAL LT-6: Protected, maintained, and enhanced residential neighborhoods - Ensure 
that all residential areas of the city are maintained and that neighborhoods are protected 
and enhanced through urban design which strengthens and retains residential 
character. 

Policy LT-6.2: Limit the intrusion of incompatible uses and inappropriate 
development in and near residential neighborhoods, but allow transition areas at 
the edges of neighborhoods 
 

Goal LT-7: Diverse Housing Opportunities- Ensure the availability of ownership and 
rental housing options with a variety of dwelling types, sizes, and densities that 
contribute positively to the surrounding area and the health of the community 

Policy LT-7.2: Determine the appropriate residential density for a site by 
evaluating the site planning opportunities and proximity of services (such as 
transportation, open space, jobs, and supporting commercial and public uses). 
Policy LT-7.3: Encourage the development of housing options with the goal that 
the majority of housing is owner-occupied. 

 
Finding:  

1. The rezone, as proposed, changed or modified is deemed to be in the public 
interest. Finding Not Met.  
 

The two lots are in Raynor Park’s R-1 zoning district that were specifically rezoned to R-
1 zone by the City Council in 1996, to not allow further subdivision of the large lots in 
this neighborhood. The proposed rezoning could allow a future subdivision of the two 
lots to three lots. Although, this subdivision would result in a net increase of one lot 
thereby increasing ownership housing opportunity while maintaining the streetscape 
and character found of the R-0 zoned lots and homes on Hampton Drive, it would 
negate the intent of the R-1 rezoning and would also set a precedence for future 
request for rezoning and subdivisions that would adversely impact the large-lot 
character of this neighborhood   
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