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CITY OF SUNNYVALE 

REPORT 
Administrative Hearing 

 
  March 11, 2009 
 
SUBJECT: 2009-0085: Application for a property located at 340 South 

Bayview Avenue (near Southwood Ave. & E. McKinley Ave.) 
in an R-0 (Low Density Residential) Zoning District.  

Motion Variance from Sunnyvale Municipal Code Section 19.34.030 
to allow a 4' rear yard setback where 10' is required for a 
new detached 320 square foot one-car garage. 

REPORT IN BRIEF  
 
Existing Site 
Conditions 

Single Family Home  

Surrounding Land Uses 
North Single Family Residential 

South Single Family Residential 

East Single Family Residential 

West Single Family Residential 

Issues Setbacks 

Environmental 
Status 

A Class 5 Categorical Exemption relieves this project 
from California Environmental Quality Act provisions 
and City Guidelines. 

Staff 
Recommendation  

Approve with Conditions 
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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.) 5,346 Same 6,000 min. 

Gross Floor Area 
(s.f.) 

1,199 (inc. existing 
detached garage) 

1,299 (incl. 
proposed 

detached garage 

No max. 

Lot Coverage (%) 22.4% 24.3% 45% max. 

Floor Area Ratio 
(FAR) 

22.4% 24.3% 45% max. without 
PC review 

No. of Buildings On-
Site 

2 2 --- 

Distance Between 
Buildings 

10’ 4”  min. 

Building Height (ft.)  16’ 10” Same  

Garage Height 10’ 4” 11’ 3” 15’ max. 

No. of Stories 1 1 2 max. 

Setbacks (Facing Property) 

Front  15’ Same 20’ min. 

Left Side  
23’  

3’ (existing 
detached garage) 

23’  
4’ – (proposed 

detached  garage) 

4’ min.  
(12’ combined) 

Right Side  
10’ 

52’ (existing 
detached garage) 

10’ 
42’ (proposed 

detached garage) 

8’ min. 
(12’ combined) 

Rear 33’ 

(1’ – 2’) 

33’ 

(4’) 

20’ min. (10’ min 
with max. 25% 
encroachment) 

Parking 

Total Spaces 2 2 4 min. 

Covered Spaces 1 1 2 min. 

Aisle Width (ft.) 23’ 23’  10’ min. 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
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ANALYSIS 
 
Description of Proposed Project 
 
The proposed project is for the construction of a new detached garage on a 
single family property. An existing garage will be demolished. The proposed 
structure is positioned 4’ from the side and 4’ from the rear property line. A 
Variance application is required for accessory structures greater than 120 s.f. 
that are located closer than 10’ from the rear property line.   
 
Background 
 
Previous Actions on the Site: There are no previous planning actions related 
to this site. 
 
Environmental Review 
 
A Class 5 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines. Class 5 Categorical 
Exemptions include zoning setback Variances. 
 
Variance 
 
Site Layout: The property is located between two corner lots along  
South Bayview Avenue. The 979 s.f. home is positioned towards the center of 
the lot, slightly closer to the south end of the lot. The home maintains legal 
non-conforming front yard setbacks with 15’ where 20’ is required. An existing 
smaller one-car garage, which is located 1’-2’ from the rear property line and 3’ 
from the side property line, will be demolished. The lot width of the property is 
above the minimum standard (66’ where 57’ is required) and beyond what is 
commonly found for properties in the surrounding neighborhood; however, the 
lot depth is considerably less than many nearby properties (81.6’ instead of 
100’), although it is similar to adjacent corner lot properties.   
 
The neighborhood is made up of predominantly single family properties that 
contain detached one-car garages that do not meet setback requirements.  
Many of the structures were legally built at the time of the original homes. An 
aerial photo of the property and surrounding neighborhood can be found in 
Attachment D.  
 
Architecture: The existing home was built in 1943. The proposed garage 
structure will be similarly designed in terms of form and appearance. Similar 
materials will also be utilized to match the home.  
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The following Guidelines were considered in the analysis of the project 
architecture. 
 

Single Family Home Design 
Guidelines (Architecture) 

Comments 

3.10.A. Detached garages and other 
accessory structures should 
incorporate roof pitches and overhangs 
that match the main house. 
 

The proposed garage is consistent 
with the main home and roof pitch 
and overhangs the existing home. 
 

3.10.B. Accessory structures should 
use the same wall, roof and trim 
materials as the main structure. 
 

The structure will utilize similar 
exterior materials as the existing 
home, with horizontal wood siding 
and composition shingle roofing. 
 

 
Landscaping:  The site meets landscaping standards for single family homes 
located within the R-0 Zoning District. There are no tree removals proposed in 
conjunction with this permit.  
 
Parking/Circulation: The site contains a detached one-car garage at the rear 
of the site and an uncovered parking space within a driveway at the side.  The 
property is considered legal non-conforming in terms of parking required for 
single family properties. The proposal is for a new detached one-car garage at a 
similar location although setback further from the property lines. Staff 
consulted with the applicant to consider a two-car garage at this location, but 
it was not desired at this time. Ample space exists for possible expansion of the 
parking area in the future. The site also provides adequate maneuvering area 
for two cars in front of the structure. Since the expansion does not result in 
greater than 1,800 square feet of floor area of the site or a fourth bedroom, a 
second covered space is not required for the site.  
 
The following Guidelines were considered in analysis of the project parking and 
circulation. 
 

Single Family Home Design 
Guidelines (Parking) 

Comments 

3.2.A. Accommodate garages in 
locations similar to the pattern common 
in the neighborhood (e.g., toward the 
rear of the parcel or at the side of the 
house). 

Similar to the pattern of the 
neighborhood, the proposed garage 
is located at the rear corner of the 
lot. 

 
Compliance with Development Standards/Guidelines: The site meets most 
development standards; however, parking requirements and setbacks for the 
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garage are not met. The existing home also does not meet the required 20’ front 
yard setback. An increase to the covered parking is not required, as there is no 
increase in floor area proposed beyond 1,800 square feet or a fourth bedroom 
does not result. Rear yard setbacks are still not met with the current proposal 
but have been increased from current conditions. The proposed garage would 
enable side yard setbacks to be met which are currently not with the existing 
structure.   
 
Expected Impact on the Surroundings:  Staff finds that the proposed garage 
structure will be an improvement over current conditions. The greater 
neighborhood area is mostly comprised of a similar site layout for single family 
properties and the proposal would not create a unique situation. The visual 
impacts should be minimal as existing detached garage structures are 
positioned in close proximity on immediately adjacent properties.  
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
Public Contact 
 
Staff has not received any written public comments regarding the proposal. 
 
 

Notice of Public Hearing Staff Report Agenda 
• Published in the Sun 

newspaper  
• Posted on the site  
• 12 notices mailed to 

property owners and 
residents adjacent to the 
project site  

• Posted on the City 
of Sunnyvale's Web 
site 

• Provided at the 
Reference Section 
of the City of 
Sunnyvale's Public 
Library 

• Posted on the 
City's official notice 
bulletin board  

• Posted on the City 
of Sunnyvale's Web 
site  

 
Conclusion 
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Variance. Recommended Findings 
and General Plan Goals are located in Attachment A. 

Conditions of Approval: Recommended Conditions of Approval are located in 
Attachment B. 
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Alternatives 
 
1. Approve the Variance with the attached conditions.  

2. Approve the Variance with modified conditions. 

3. Deny the Variance. 

 
Recommendation 
 
Alternative 1: Approve the Variance with the attached conditions. 

 
 

Prepared by: 
Ryan M. Kuchenig 
Project Planner 

 
Reviewed by: 
Steve Lynch 
Senior Planner 

 
Attachments: 
 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Site and Architectural Plans 
D. Aerial Photo of Property and Surrounding Neighborhood 
E. Project Description and Justifications Provided by the Applicant 
F. Photo of the Front Elevation 

 
 
 



2009-0085      Attachment A 
Page 1 of 1 

 

 

Recommended Findings - Variance 
 
1. Because of exceptional or extraordinary circumstances or conditions 

applicable to the property, or use, including size, shape, topography, 
location or surroundings, the strict application of the ordinance is found 
to deprive the property owner or privileges enjoyed by other properties in 
the vicinity and within the same zoning district. (Finding Met) 
 
Staff was able to make the finding is made because this is conditions is 
part of a common neighborhood pattern that contains detached garages 
within the back yard. This particular site is further limited due to a 
much more shallow lot depth than most nearby R-0 zoned properties.  

 
2. The granting of the Variance will not be materially detrimental to the 

public welfare or injurious to the property, improvements or uses within 
the immediate vicinity and within the same zoning district. (Finding Met) 
 
Staff finds that the granting of the Variance is not detrimental as the 
proposed location is similarly positioned to structures that lie in the rear 
yard on adjacent properties. This condition shields the view of the new 
garage from habitable areas of such properties. Staff also finds that the 
newly designed structure will be a significant improvement over current 
conditions. Conditions of approval require that the proposed structure be 
maintained and utilized for covered parking. 

 
3. Upon granting of the Variance, the intent and purpose of the ordinance 

will still be served and the recipient of the Variance will not be granted 
special privileges not enjoyed by other surrounding property owners 
within the same zoning district.  
 
Staff finds that granting the Variance will enable the property owner to 
retain a similar privilege as the surrounding neighborhood by locating 
parking area away from the public view from the street.  
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Recommended Conditions of Approval - Variance 

 
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 Variance shall be null and void two years 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 and is approved by the Director 
of Community Development 

B. 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 may be approved at a 
public hearing.   

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

D. The proposed garage shall be maintained at all times so as to allow 
parking of one vehicle and to meet the minimum interior clearance 
dimensions of 8 feet, 6 inches in width by 18 feet in depth. 

E. Obtain necessary permits or demolish any existing accessory utility 
buildings in the rear yard demolished prior to construction of the 
approved accessory utility building.  

F. No ‘significant’ trees shall be removed as a result of this project 
without having first obtained a separate tree removal permit. 

2. DESIGN/EXTERIOR COLORS AND MATERIALS 

A. The garage shall match the existing home in terms of materials used 
and roof slope. 


























