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REPORT TO MAYOR AND COUNCIL 
 

 

 
 

 

 

NO:   08-258

 

Council Meeting: August 26, 2008 
 
 

SUBJECT: 2007-1302 – Application located at 1035 Daisy Court (near 
Smoke Tree Wy.) in an R-0 (Low Density Residential) Zoning 
District. 
 

Motion Appeal by the applicants of the conditions of approval 
imposed by the Planning Commission in approving a Design 
Review to allow a one- and two-story addition to an existing 
single-story home. 

 
 
REPORT IN BRIEF 
 
Existing Site 
Conditions 

Single-family residence 

Surrounding Land Uses 
North Single-family residence 

South Single-family residence (across Daisy Court) 

East Single-family residence 

West Single-family residence 

Issues Floor Area Ratio 

Environmental 
Status 

A Class 1 Categorical Exemption relieves this project 
from California Environmental Quality Act provisions 
and City Guidelines. 

Planning 
Commission 
Action 

Approved the Design Review with modified conditions 
reducing the project’s Floor Area Ratio to less than 
52%. 

Staff 
Recommendation  

Deny the appeal and uphold the decision of the 
Planning Commission to approve the Design Review 
with the conditions in Attachment B. 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan Residential Low-
Density 

Same Residential Low-
Density 

Zoning District R-0 Same R-0 

Lot Size (s.f.) 6,200 Same 6,000 min. 

Gross Floor Area 
(s.f.) 

2,099 3,507 2,790 max. 
without PC review 

Lot Coverage (%) 33.9% 35.1% 40% max. 

Floor Area Ratio 
(FAR) 

33.9% 56.6% 45% max. without 
PC review 

Building Height (ft.)  Unknown  
(single-story, <20’) 

23’ 3” 30’ max. 

No. of Stories 1 2 2 max. 

Setbacks (First/Second Facing Property) 

Front 23’ 23’ / 42’ 20’/25’ min. 

Left Side  
5’ 10” 5’ 10” / 8 ’10” 

Right Side  6’ 3” 6’ 3” /9’ 2”  

4’/7’ min. per 
side, 12’/18’ min. 

combined 

Rear 
22’ 2” 22’ 2” / 23’ 2” 20’ min. 

 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
 
DISCUSSION 
 
Project Description 
The proposed project is a 1,408 square foot one- and two-story addition to an 
existing single-story home resulting in a Floor Area Ratio (FAR) of 56.6%. In 
2001, the property owners submitted a Design Review application for a two-
story addition (57% FAR) which was similar to the one currently proposed. The 
application was reviewed and approved at staff level, but was never 
constructed. That Design Review is now expired. Staff notes that at the time of 
the original approval in 2001, Floor Area Ratios of up to 60% could be 
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approved at staff level without a public hearing. In 2002, the Municipal Code 
was amended to require Planning Commission review of single-family homes 
with Floor Area Ratios exceeding 45%. As a result, Planning Commission 
review is required for this proposal. 
 
Environmental Review 

A Class 1 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines. Class 1 Categorical 
Exemptions include minor modifications to existing facilities. 

Design Review 

Site Layout: The subject site is an interior lot which is located on the north 
side of Daisy Court. The property currently has one single-story residence with 
a two-car garage and a driveway taking access from Daisy Court. 
 
Surrounding Neighborhood: The surrounding neighborhood consists of one- 
and two-story single-family homes. On Daisy Court, five of the eight homes are 
currently two-story. The homes on Daisy Court have Floor Area Ratios ranging 
from 29% to 48% (see Attachment D – Table of Floor Area Ratios of Neighboring 
Homes). In the surrounding area, 13 of 28 homes are currently two-story. Floor 
Area Ratios range from 26% to 48% (see Attachment D). The architecture of the 
neighborhood is primarily Ranch style, which includes moderately-pitched 
roofs; low, pedestrian-scale entries; front porches oriented parallel to the street; 
and wood siding and shingle materials. 
 
The applicants’ proposed home addresses the design of the neighborhood by 
incorporating horizontal eaves and a Ranch look; however, the proposed 56.6% 
FAR is significantly higher that that of homes in the surrounding 
neighborhood. 
 
Architecture: The applicants have designed a two-story home that respects 
the Ranch-style elements of homes in the surrounding neighborhood. The 
second story addition is a simplified design that emphasizes horizontal lines 
evident in the neighboring Ranch homes. As demonstrated in the applicants’ 
letters of justification, the design has been modified and simplified to place the 
entryway under the eave and reduce the number of gables and hips on the 
second floor roof. As a Condition of Approval, staff is recommending that the 
applicants add finer details to the plan such as awnings, shutters, high-quality 
window trim and decorative lighting fixtures. 
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The following Guidelines were considered in the analysis of the project 
architecture. 
 

Single Family Home Design 
Techniques 

Comments 

If a traditional second floor form is 
necessary, set the front, rear, and side 
of the second floor back from the first 
floor walls. In general, it is best to set 
second floor areas back as far as 
possible from the front façade of the 
home (e.g., five feet or more). Side and 
rear façade setbacks of three to five 
feet are generally sufficient. Care 
should be given to avoiding second 
story bulk near the front of the home 
when similar bulk is absent from 
adjacent homes. 

The proposed second floor is set 
back approximately 20 feet from the 
front of the garage and a minimum 
of five feet from the left side of the 
first story. The side and rear second 
story walls are also set back to 
provide a band of roof material to 
break up the other elevations. 

Second floor ceiling heights should be 
minimized 

The applicants have maintained a 
typical 8-foot ceiling height for the 
second floor. 

Eave lines at entries should match or 
be within approximately twenty- four 
inches of the height of entry eaves in 
the neighborhood. In no case should 
front entry eaves be substantially 
higher than the first floor eaves. . 

The proposed front entry is located 
under the first floor eave which is a 
standard height and orientation 
within the surrounding Ranch-home 
neighborhood. 

Match roof orientation of entries to the 
predominately in the neighborhood. For 
example, if entries are normally 
recessed under an eave line which is 
parallel to the street, avoid using a 
bold gable. 

The entry is recessed under the roof 
eave as is standard in the 
neighborhood. 

 
Compliance with Development Standards/Guidelines: The project meets the 
development standards for the R-0 Zoning District. This project required review 
by the Planning Commission because it exceeds the staff-level review threshold 
of 45% FAR. 
 
Single Family Home Design Techniques: As discussed in the Architecture 
section of this report, the project generally meets the requirements of the Single 
Family Home Design Techniques because the applicants have designed a home 
that matches the style elements found in the neighborhood such as roof 
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orientation and entry design. However, the scale of the home in comparison to 
neighboring homes is significantly larger. Although additional second floor 
setbacks are provided, the second floor exceeds 65% of the first floor, whereas 
second floors of 35% or less are encouraged in the Design Techniques. 
 
Expected Impact on the Surroundings: The project site is a 6,200 square foot 
lot, and staff considers the overall size of the proposed house to be too large 
and visually bulky for the lot and for the cul de sac streetscape of similar lots. 
The applicants propose a large second story addition of approximately 1,400 
square feet. In addition to three bedrooms and a sizeable master suite, the 
second story would feature a large study loft and upstairs hall/landing area. 
Staff believes there is opportunity to reduce the visual impact of the second 
story on the neighborhood by reducing the square footage. Staff commends the 
applicants for modifying the exterior to appear more “Ranch” in style in an 
effort make the home more compatible with the surrounding neighborhood; 
however, staff still recommends a reduction in size with the majority of the 
reduction to be taken from the sides of the second story.  
 
Planning Commission Public Hearing: This proposal was considered by the 
Planning Commission at a public hearing on July 14, 2008. Detailed minutes 
of the hearing are provided in Attachment F.  
 
In the staff report presented to the Planning Commission, staff recommended 
the size of the second story addition be reduced to achieve a Floor Area Ratio 
(FAR) of less than 50%, with the majority of the reduction to be taken from the 
sides of the second story. During the public hearing, the applicants stated that 
they were in agreement with all of the conditions of approval recommended by 
staff with the exception of the requirement to reduce the FAR to less than 50%. 
The applicants stated that this would be a significant reduction causing them 
to lose the equivalent of two bedrooms, which are needed for their large family. 
The applicants also presented signatures from all of the Daisy Court neighbors 
demonstrating that the neighborhood is in support of their proposed plan and 
requested that the Planning Commission approve their proposal at 56.6% FAR. 
No other members of the public spoke on the application. 
 
After conclusion of the applicants’ testimony, the Planning Commission 
approved the Design Review with a modified condition requiring the applicants 
to reduce the FAR below 52%, rather than the 50% standard proposed by staff. 
The Commission noted that several of the homes in the larger surrounding 
neighborhood (Attachment D) are in the 52% FAR range, feeling comfortable 
allowing the applicants to achieve a similar Floor Area Ratio. During discussion 
of the motion, Planning Commissioners stated that the 50% standard proposed 
by staff seems too restrictive, but also expressed concern with the size and 
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bulk of the home at 56.6% FAR, stating that 52% FAR is a reasonable 
compromise. The motion passed 7-0.  
 
Applicants’ Appeal: On July 18, 2008, the applicants submitted an appeal of 
the conditions of approval imposed by the Planning Commission (Attachment 
G). The appeal letters state the following: 

• The neighborhood has many two-story homes and the applicants do not 
believe the appearance of the proposed home will be bulkier than others 
on Daisy Court. The applicants have worked with staff to modify the 
proposed style of the home to more closely match the style used in the 
neighborhood. They have submitted proposed elevations and 
photosimulations to demonstrate the home’s compatibility. 

• The applicants have already reduced the home’s size once at the request 
of staff, from an originally proposed size of 3,845 square feet (62% FAR) 
to the proposal for 3,807 square feet (56.6% FAR) which was presented to 
the Planning Commission. The applicants do not believe they should be 
required to make further reductions. 

• The applicants disagree with staff’s comment that there is “extra” space 
in the floor plan such as the open loft, stating that all of this area is 
needed for their large family. They note that decreasing the floor area as 
recommended by staff and the Planning Commission will not decrease 
the costs of the project and they wish to achieve the maximum space 
possible within their budget. 

• There is no limit on FAR in the R-0 Zoning District (only a threshold for 
Planning Commission review) and the applicants believe the 50% 
standard set by staff in this case is arbitrary and overly restrictive. 

• The applicants believe design changes such as moving second story bulk 
to the back of the home might be options to reduce visual impacts 
without reducing FAR. 

• The applicants believe there are other large homes in the neighborhood 
which have been approved recently for significant additions. 

• The proposed design is supported by all of the surrounding neighbors, 
who do not feel it is out of character or overly bulky. The applicants 
believe the opinion of neighbors, not the opinion of staff, should be the 
primary consideration when looking at potential impacts on surrounding 
properties. 

 
Staff’s Discussion of Appeal: The applicants have worked with staff to make 
the proposal more compatible with the surrounding neighborhood including 
reducing the size of the home and modifying design details; however, staff finds 
the proposed design still too large for the lot and for the neighborhood. 
Although there are several two-story homes on Daisy Court, staff notes that 
they are smaller than the proposed home (none over 50% FAR). Some of these 
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older two-story homes may appear similar to the proposed home in a flat 
elevation drawing (such as the one provided in the appeal letter); a three-
dimensional view reveals that the older homes have relatively small second-
story elements with significant setbacks and very little bulk (which is typical of 
the Ranch style). The largest of the existing two-story homes on Daisy Court is 
less than 3,000 square feet in area and has an FAR of 45.4%.  
 
The applicants are correct that there is no specific limit on FAR. Instead, it is 
subject to discretionary review taking into account the design of the home and 
how it fits with its surroundings. It is possible that a revised design with 
second story bulk being moved from the sides to the back (as mentioned by the 
applicants in their appeal) could have a less bulky appearance as seen from the 
front elevation. However, as viewed from the side elevations (from neighboring 
properties), the home could appear bulkier than what is currently proposed. 
Staff notes that the proposed second-story rear setback appears to be only one 
foot greater than the first-story rear setback, so there is not much space 
available to expand the back of the second story. 
 
The support of property owners on Daisy Court for the proposed design is one 
measure of neighborhood compatibility. In the past, staff’s experience with 
Design Review applications has revealed that the support or lack of support of 
neighboring property owners is frequently motivated by personal issues rather 
than by design issues. In the interest of fairness and consistently applying the 
City’s design standards, staff conducts an independent analysis to determine 
whether the design is compatible, regardless of whether adjacent property 
owners support or oppose a proposal. In staff’s opinion, the proposed home is 
consistent in architectural detailing, but too large for the lot and for the 
surrounding neighborhood. Staff believes approving the proposed design at 
56.6% FAR could set a precedent to allow other homes in the neighborhood to 
transition to larger and bulkier styles. 
 
FISCAL IMPACT 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
PUBLIC CONTACT 
 
Public contact was made by posting the Council agenda on the City's official-
notice bulletin board outside City Hall, in the Council Chambers lobby, in the 
Office of the City Clerk, at the Library, Senior Center, Community Center and 
Department of Public Safety; posting the agenda and report on the City's Web 
site; and making the report available at the Library and the Office of the City 
Clerk. Notice of the Planning Commission and City Council public hearings was 
also published in the Sun newspaper, posted on the site, and mailed to 15 
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property owners and residents adjacent to the subject site. Staff has not 
received any comments from the public related to this application. 
 
CONCLUSION 
 
Staff acknowledges that the applicants have tried to create an architecturally 
compatible home while still trying to achieve a home that meets their individual 
needs for square footage. The applicants have worked closely with staff and 
accepted compromises on the front elevation designs to create a Ranch-style 
feeling that reduces the bulk and size of the home. However, staff still finds 
that the home is too large for the setting and recommends that the project be 
approved with the modifications imposed by the Planning Commission to 
reduce FAR below 52% and to add architectural details to the front elevation. 
 
Findings, General Plan Goals, and Conditions of Approval: Recommended 
Findings are located in Attachment A. The recommended Conditions of 
Approval (as approved by the Planning Commission) are located in Attachment 
B. 
 
ALTERNATIVES 
 
1. Deny the appeal and uphold the decision of the Planning Commission to 

approve the Design Review with the conditions in Attachment B. 

2. Grant the appeal and approve the Design Review with modified conditions. 

3. Deny the Design Review. 

 
RECOMMENDATION 
 
Staff recommends Alternative 1. 
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Reviewed by: 
 
 
 
Hanson Hom, Director, Community Development Department 
Prepared by: Mariya Hodge, Assistant Planner 
 
 
Approved by: 
 
 
 
Amy Chan 
City Manager 
 
 
 
Attachments 

A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Site and Architectural Plans 
D. Table of Floor Area Ratios of Neighboring Homes 
E. Letters and Justifications Submitted by Applicants for Planning 

Commission Hearing 
F. Minutes of Planning Commission Hearing on July 14, 2008 
G. Applicants’ Appeal Letters and Supporting Documents 
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Recommended Findings – Design Review 
 
The proposed project is desirable in that the project’s design and architecture 
conforms to 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 project is designed with an under-
eave entry facing the street which is 
the predominant pattern in the 
neighborhood. 

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

The bulk of the second story is greater 
than the standard for the 
neighborhood. As modified by the 
Conditions of Approval, the applicants 
will reduce the FAR less than 52%. 

2.2.3 Design homes to respect their 
immediate neighbors 

The orientation of the project and the 
location of windows minimizes privacy 
issues for neighbors.  

2.2.4 Minimize the visual impacts of 
parking. 

The project meets Zoning Code 
standards for single-family parking by 
maintaining a two-car garage and two 
driveway parking spaces. 

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

No landscaping plan is required for 
single-family homes. The applicants 
propose to maintain front yard trees 
and keep paving to less than 50% of 
the required front yard. 

2.2.6  Use high quality materials and 
craftsmanship 

The design of the home will use 
standard quality materials found on 
homes in the neighborhood such as 
stucco finishing. Per the Conditions of 
Approval, the applicants will be 
required to add more details to the 
design such as shutters, window trim 
and lighting fixtures. 

2.2.7 Preserve mature landscaping The applicants indicate on the 
proposed plans that the large front 
yard tree will be maintained. 
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Recommended Conditions of Approval – Design Review 
 
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 of this 
Permit: 
 
Unless otherwise noted, all conditions shall be subject to the review of approval 
of the Director of Community Development. 
 
1. GENERAL CONDITIONS 

A. The project shall be in conformance with the plans approved at the 
public hearing(s). Minor changes may be approved by the Director of 
Community Development. Major changes shall be subject to approval 
at a public hearing.  

B. The Conditions of Approval shall be reproduced on a page of the plans 
submitted for a Building permit for this project. 

C. The Design Review shall be null and void one year from the date of 
approval by the final review authority at a public hearing if the 
approval is not exercised, unless a written request for an extension is 
received prior to expiration date. 

2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain Building Permits as required for all proposed demolition and 

construction. 

3. DESIGN/EXTERIOR COLORS AND MATERIALS 

A. The plans shall be revised as follows: 

• Reduce Floor Area Ratio below 50% 52% with the majority of 
the reduction to be from the sides of the second floor (as 
modified by the Planning Commission). 

• Add architectural details to all elevations such as but not 
limited to shutters, awnings, decorative light fixture, and 
decorative window trim, with final details to be reviewed and 
approved by the Director of Community Development.  

B. Final exterior building materials and color scheme are subject to 
review and approval of the Planning Commission/Director of 
Community Development prior to issuance of a building permit. 

C. Roof material shall be 50-year dimensional composition shingle, or 
as approved by the Director of Community Development. 
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4. TREE PRESERVATION 
A. Prior to issuance of a Demolition Permit, a Grading Permit or a 

Building Permit, whichever occurs first, obtain approval of a tree 
protection plan from the Director of Community Development. Two 
copies are required to be submitted for approval. 

B. The tree protection plan shall be installed prior to issuance of any 
Building Permits, subject to on-site inspection and approval by the 
City Arborist.  

C. The tree protection plan shall remain in place for the duration of 
construction. 

D. The tree protection plan shall include measures noted in Sunnyvale 
Municipal Code Section 19.94.120 and at a minimum:  

1. An inventory shall be taken of all existing trees on the plan 
including the valuation of all ‘protected trees’ by a certified 
arborist, using the latest version of the “Guide for Plant 
Appraisal” published by the International Society of 
Arboriculture (ISA).  

2. All existing trees shall be included on the plans, showing size 
and varieties, and clearly specify which are to be retained.  

3. Provide fencing around the drip line of the trees that are to be 
saved and ensure that no construction debris or equipment is 
stored within the fenced area during the course of demolition 
and construction.  

E. Overlay any Civil plans including utility lines to ensure that the tree 
root system is not damaged.  

5. UNDERGROUND UTILITIES 
A. All proposed service drops located in the front of the house shall be 

undergrounded. 

B. Applicant shall provide a copy of an agreement with affected utility 
companies for undergrounding of existing overhead utilities which 
are on-site or within adjoining rights-of-way prior to issuance of a 
Building Permit or a deposit in an amount sufficient to cover the 
cost of undergrounding shall be made with the City. 

C. Install conduits along frontage for Cable TV, electrical and telephone 
lines in accordance with standards required by utility companies, 
prior to occupancy. Submit conduit plan to Planning Division prior 
to issuance of a Building Permit. 

 






































































