
CITY OF SUNNYVALE REPORT 
ZONING ADMINISTRATOR HEARING 
September 26, 2012 

File Number: 2012-7618 Permit Type: Special Development Permit 

1 Location: 737 E. Homestead Rd. (near Heron Ave.) (APN: 309-46-059) I 
Staff Contact: Mariya Hodge, Associate Planner, (408) 730-7659 

Project Description: To allow one covered parking space where two are 
required for a 350 square foot addition to the rear of an  existing 1,448 square 
foot home resulting in four bedrooms. 

Reason for Permit: A Special Development Permit is required to allow 
deviations from Code requirements for a property in a Planned Development 
Combining District. SMC 17.46.060(a)(4) requires that two covered parking 
spaces be provided when an addition to an  existing single family home results 
in four or more bedrooms. 

Issues: Parking 

Recommendation: Approve with Conditions 
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Existing 

, ,  , 
Gross Floor Area (sq ft): 1 1,448 / 1,798 

Lot Coverage: 1 35.5% 143.7% 

Proposed 

Zoning District: 
Lot Area (sq ft): 

Lot Width iftl: 

General Plan: ( Residential Low-Medium / Same 
Density 
R-2/PD 
4,300 
43.28 

- 
Floor Area Ratio: 

No. of Stories: 
No. of Bedrooms: 
Covered Parkine: 

Previous Planning Projects related to Subject Application 
On May 26, 198 1, the City Council approved Tentative Map 
#3890 to allow subdivision of an existing lot into three lots. The 
City Council also approved Special Development Permit #3853 to 
allow retention of an existing single-family home (the subject 
structure) and development of two new single-family homes. The 
conditions of approval included providing a 33-foot wide 
dedication along the property's street frontage consistent with 
the City's official plan lines. The two new homes were developed 
with two-car garages. A single-car garage was added to the 
existing home (on what is now the subject site) because it was 
determined to be infeasible to add a two-car garage given the 
required dedication and resulting property constraints. 

Neighborhood Preservation Complaints 

Same 
Same 
Same 

- 
Uncovered Parking: 

Deviations from Standard Zoning Requirements 
The existing single-family home has a one-car garage. The 
proposed project will result in a total of four bedrooms. SMC 
17.46.060(a)(4) requires that two covered parking spaces be 
provided when an addition to an existing single family home 
results in four or more bedrooms. The applicant finds it 
infeasible to expand the existing garage and requests a deviation 
from the covered parking requirement. 

34.6% 
1 
3 
1 

Yes 

41.8% 
Same 
4 
Same 

5 (3 spaces on on-site 
driveway, with 2 additional 
spaces on driveway but in 
City right-of-way) 

Same 



2012-7618 - 737 E. Homestead Rd. September 26, 2012 
Page 3 of 8 

Site Layout: The project site is a rectangular lot with a net lot area of 4,300 
square feet, which is significantly smaller than the 8,000 square foot minimum 
lot size in an R-2 Zoning District. The lot's width is approximately 43 feet, 
where 76 feet is the minimum for an interior lot in an R-2 Zoning District. 
When the subject lot was created through a subdivision in 1981, the west 
property line was established approximately five feet from the western wall of 
the existing home. There is an additional four-foot wide area located on the 
adjacent property to the west which was established as  an easement for use by 
the subject site. 

The existing single-story home is set back significantly from the street, but the 
majority of this setback area is in the public right-of-way due to the 33-foot 
dedication required in 198 1. The home's actual setback from the front property 
line is approximately 11 feet six inches, and the existing rear setback is 
approximately 27 feet. A single-car side-loading garage is located at  the front of 
the home. The garage is served by 20-foot wide driveway which can 
accommodate three cars on the site including the easement area on the 
neighboring property to the west, and another two cars on the portion of the 
driveway located in the public right-of-way. The proposed project will add a 350 
square foot single-story rear addition meeting all setback requirements. 

I 

I 
Floor Plan: The existing home has three bedrooms and one bathroom which 

I are located toward the rear of the home. The proposed project will add a master 
bedroom and master bathroom at  the rear of the home resulting in four 
bedrooms and two bathrooms. The applicant has stated that Bedroom #2 as  
shown on the plans is currently used as  an  office. Bedroom #3 is the existing 
master bedroom while Bedroom #1 is used as  a guest room. In the proposed 
layout, two bedrooms would be available as  guest rooms, along with a master 
suite and one office. 

Exterior Changes: The existing structure is a single-story Ranch style home 
with horizontal siding and composition shingle roofing. The proposed rear 
addition will continue the roofline of the existing structure with no change in 
height or pitch, and will use colors and materials to match the existing home. 

Parking: The project will result in four bedrooms, therefore two covered 
parking spaces are required per SMC section 19.46.060(a)(4). The proposed 
project will provide only one covered space and the applicant requests a 
deviation to allow one covered parking space. The existing garage has a floor 
area of 280 square feet and has interior dimensions of nine feet six inches wide 
by 18 feet six inches deep. This exceeds the size requirement for a one-car 
garage, but is insufficient to meet the requirements for a two-car garage. The 
existing driveway is 20 feet wide and approximately 46 feet long, including the 
portion of the driveway located in the public right-of-way. An additional paved 
area at  the top of the driveway is approximately 10 feet wide and 19 feet long. 
A s  noted by the applicant in the project justifications (Attachment D), the 
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existing driveway provides sufficient area to park five vehicles if parked in 
tandem. There is no street parking permitted on Homestead Road due to 
existing bicycle lanes. 

Staff worked with the applicant to explore alternatives for providing additional 
covered parking on the site or reducing the number of bedrooms. The following 
options were considered: 

* Expand garage toward the front to meet required size for two cars - The 
existing home is set back only 11 feet from the front property line, so an 
expanded garage would further encroach into the front setback. In addition, 
there is a 10-foot public utilities easement (PUE) located along the front 
property line. Public Works staff has indicated this is a no-build easement 
which must be kept clear of any structures. A s  a result, the garage cannot 
be expanded toward the front. 

Expand garage toward the rear to meet required size for two cars - The 
existing garage is side-loading and directly adjacent to the living room. The 
foundation of the garage appears to be level with the foundation of the living 
areas. In order to meet size requirements for two cars, the garage would 
need to be expanded at least five feet into the living room area. A portion of 
the living room area would also need to be demolished to allow side-loading 
entry into the garage. The resulting living room area would be narrow, and 
expansion of the living room into the home's interior space would require 
significant floor plan modifications. This option would be costly and would 
significantly expand the project scope of work, and is therefore undesirable 
to the applicant. 

Construct a new one-car carport - Along the west side of the home is an 
existing 80 square foot covered front porch. Directly adjacent to this porch 
is a paved area currently used for uncovered parking of one vehicle (see 
Attachment C - Site Photographs). A portion of the uncovered paved area is 
located on the adjacent property and is available for use by the subject site 
through an easement. A structure cannot extend across a property line, so 
it would not be possible to cover the entire area currently used for parking. 
However, it would be possible to construct a wider carport structure in the 
same location to provide one additional covered parking space. There are 
several challenges associated with this option. Expansion of the covered 
patio area would result in approximately 47% lot coverage, requiring a 
deviation to be granted. A deviation from the required side setback would 
also be needed to allow a carport here, as  the resulting side setback would 
likely be one foot or less. It would be challenging to meet Building Code 
requirements if the side setback is less than five feet; the carport would 
need to be fire-rated and could not be constructed of wood or other 
combustible materials. The slope of the existing roof could not be continued 
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due to  interior height requirements, so the  porch would need to  be replaced 
with a carport having a different roof pitch. Roof modification to  the  existing 
home m a y  also be needed i n  order to  support a new carport. Finally, the 
existing porch is  17 feet long where 18 feet i s  the min imum required depth 
for parking. This  option i s  undesirable to the  applicant, and it would 
require additional deviations to  be granted. 

* Modify the  floor plan to  reduce the number o f  bedrooms - The applicant has  
stated that  Bedroom #2 is  used as a n  office and i s  intended for the same 
u se  after completion o f  the project. I f  the project were modified to  remove 
the  existing door and expand the wall opening so the office could not be 
closed a s  a separate room, the project would be reduced to  three bedrooms 
and would not  require a n  additional covered parking space. The applicant 
has  stated this  i s  not desirable because he works from the  home office 
frequently while there are other residents at home, and closing the  office 
door is  necessary to reduce noise. 

Based o n  the  above considerations, it i s  possible for the  applicant to meet 
covered parking requirements through project modifications. Options include 
expanding the  garage to  accommodate two cars, constructing a new single-car 
carport, or modifying the floor plan to  reduce the number o f  bedrooms. 
However, these options are more difficult and more expensive than  the 
proposed project, and i n  some cases would require deviations from other 
development standards. 

Public Contact: 7 notices were sent t o  surrounding property owners and 
residents adjacent to  subject site i n  addition to  standard noticing practice. No 
letters or public comments were received a s  o f  the  date o f  preparation o f  this 
s taf f  report. 

Environmental Determination: A Categorical Exemption Class 1 (minor 
additions to  existing structures) relieves this  project from CEQA provisions. 

Conclusion: There are many physical constraints associated with the subject 
site including substandard lot area, substandard lot width, existing legal non- 
conforming front setback, existing floor plan, and a 10-foot public utilities 
easement at the  front o f  the  property. These constraints make it more 
challenging for this  site to  provide a n  additional covered parking space than is  
typical i n  a n  R-2 Zoning District. There are several potential options for 
providing a n  additional covered space, although they would be more costly and 
are less desirable to  the applicant. The  project does have the  potential to  
intensify the  demand for parking on  the  site, and it could be difficult to  meet 
increased demand since street parking is  not permitted on  Homestead Road. 
Currently the  site has  six parking spaces (one covered and five uncovered) 
which can be used for residents and guests. Two o f  these parking spaces are 
located i n  the  public right-of-way in  the  area which was dedicated to  the City i n  
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1981. If a future project to widen Homestead Road requires the use of this 
area, the remaining parking available for this site would be one covered space 
and three uncovered spaces. While there would continue to be a deficiency in 
the number of covered parking spaces in that event, the total number of 
parking spaces on the site (four) would be equal to the total number of spaces 
required for a new home. As  a result, this application can be construed as a 
request to trade one of the required covered parking spaces for an additional 
uncovered space. 

FINDINGS 
In order to approve the Special Development Permit the following findings must 
be made: 

1. The proposed use attains the objectives and purposes of the General Plan of 
the City of Sunnyvale. 

Staff is able to make this finding for the project including the requested 
deviation from covered parking requirements. The design of the proposed 
addition is consistent with the Single Family Home Design Techniques. The 
proposed project meets the minimum setback requirements for the R-2 
Zoning district and complies with lot coverage and floor area ratio 
requirements. There are a number of physical constraints on the site 
including substandard lot area, substandard lot width, existing legal 
nonconforming front setback, existing floor plan, and a 10-foot public 
utility easement, all of which limit the ability to provide additional covered 
parking on the site. Staff identified two potential options to provide 
additional covered parking: expansion of the existing garage into the living 
area and construction of a new one-car carport. Expansion of the garage 
would require demolition of a significant portion of the living room, which 
could only be replaced by expanding the project scope significantly and 
revising the layout of the entire home. Construction of a new carport would 
also be more difficult and costly than the proposed project, and would 
require deviations from other development standards to be granted by the 
City. The proposed home addition will allow the applicant to achieve a 
reasonable floor area and layout which is comparable to other homes in the 
R-2 Zoning District. It is not expected to have a negative impact on the 
streetscape or surrounding sites (as discussed in more detail in Finding #2 
below). A s  a result, staff finds that granting the requested deviation from 
covered parking requirements is consistent with the objectives and 
purposes of the General Plan. 
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2. The proposed use  ensures that the general appearance of proposed 
structures, or the u se s  to be made of the property to which the application 
refers, will not impair the orderly development of, or the existing uses  being 
made of, adjacent properties. 

S ta f f  is  able to make this  finding for the  project including the  requested 
deviation from covered parking requirements. The proposed single-story 
addition is  located at the  rear o f  the  home,  i s  consistent with the  existing 
home i n  design and materials, and is  not expected to  have negative visual 
impacts or privacy on  adjacent properties. The proposed deviation from 
parking standards is  not expected to  have a detrimental impact on the 
surrounding neighborhood. The project has  the  potential to increase the 
overall demand for parking o n  the  site, and there is  n o  street parking 
permitted along Homestead Road to  meet this  demand, But  while the 
project does not provide the  required number o f  covered parking spaces, 
the total number o f  parking spaces available on  the  site (one covered and 
five uncovered) will exceed the four total spaces required for a new single- 
family home. There are numerous other homes i n  the neighborhood, 
including a recent development nearby at Fala Terrace, which have four or 
more bedrooms and provide a total o f  four parking spaces with no available 
street parking. The available spaces o n  the driveway, although uncovered, 
are expected to  provide sufficient parking for residents and guests o f  the 
site even i f  there is a n  increase i n  parking demand associated with the 
proposed addition. As a result, the project is  not  expected to  have a 
detrimental impact on  the streetscape or surrounding properties. 

ALTERNATIVES: 

I 
1. Approve the  Special Development Permit, including the  requested deviation 

from covered parking requirements, with the recommended Conditions i n  
Attachment A. 

2. Approve the  Special Development Permit with modified conditions requiring 
the provision o f  additional covered parking, and deny the requested 
deviation from covered parking requirements. 

3. Deny the Special Development Permit 
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RECOMMENDATION 

Alternative 1. Approve the Special Development Permit with the recommended 
Conditions in Attachment A. 

Reviewed by: 

Senior Planner 

Prepared By: Mariya Hodge, Associate Planner 

Attachments:  
A. Standard Requirements and Recommended Conditions of Approval 
B. Site and Architectural Plans 
C. Site Photographs 
D. Applicant's Project Justifications 
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RECOMMENDED 
CONDITIONS OF APPROVAL AND 

STANDARD DEVELOPMENT REQUIREMENTS 
September 2 6 ,  2 0 1 2  

Planning Application 2 0 1 2 - 7 6 1 8  
Special Development Permit to allow one covered parking space where two are 
required for a 350 square foot addition to the rear of an existing 1,448 square 

foot home resulting in four bedrooms. 

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- 1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 
All building permit drawings and subsequent construction and 
operation shall substantially conform to 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. PERMIT EXPIRATION: 
The permit 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. [SDR] [PLANNING] 

GC-3. CONFORMANCE WITH PREVIOUS PLANNING PERMIT: 
The subject site shall comply with all conditions of approval and 
requirements of Special Development Permit #3853. [COA] 

I [PLANNING] 

GC-4. ENCROACHMENT PERMIT: 
Obtain an  encroachment permit from the City's Department of Public 
Works prior to any work in the public right-of-way. [SDR] [PUBLIC 
WORKS] 

BP- 1. CONDITIONS OF APPROVAL: 
Final plans shall include all Conditions of Approval included as  part 
of the approved application starting on sheet 2 of the plans. [COA] 
[PLANNING] 

BP-2. RESPONSE TO CONDITIONS OF APPROVAL: 
A written response indicating how each condition has or will be 
addressed shall accompany the building permit set of plans. [COA] 
[PLANNING] 

BP-3. BLUEPRINT FOR A CLEAN BAY: 
The building permit plans shall include a "Blueprint for a Clean Bay" 
on one full sized sheet of the plans. [SDR] [PLANNING] 

BP-4. MATERIALS AND COLORS: 
Exterior materials and colors for the addition shall match the existing 
structure. The plan submitted for building permits shall indicate 
materials and colors to match existing. [COA] [PLANNING] 
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BP-5. TREE PROTECTION PLAN: 
Prior to issuance of a Demolition Permit, a Grading Permit or a 
Building Permit, whichever occurs first, obtain approval of a tree 
protection plan from the Director of Community Development. Two 
copies are required to be submitted for review. The tree protection 
plan shall include measures noted in Title 19 of the Sunnyvale 
Municipal Code and at  a minimum: 

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

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

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

d) The tree protection plan shall be installed prior to issuance of any 
Building or Grading Permits, subject to the on-site inspection and 
approval by the City Arborist and shall be maintained in place 
during the duration of construction and shall be added to any 
subsequent building permit plans. [COA] [PLANNINGICITY 
ARBORIST] 

BP-6. 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) Plumbing of the following discharges to the sanitary sewer, 
subject to the local sanitary sewer agency's authority and 
standards: 
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i) Swimming pool water, spa/hot tub, water feature and 
fountain discharges if discharge to onsite vegetated areas is 
not a feasible option. 

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

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] 

AT- 1. PARKING MAINTENANCE: 
The garage shall be maintained at  all times so as  to allow parking of a 
vehicle within the garage interior. This includes maintaining a 
functional garage door and maintaining a clear parking area within 
the garage in accordance with the approved plans and Sunnyvale 
Municipal Code requirements. [COA] [PLANNING] 
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Site Photographs 
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Applicant's Project Justifications 
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SPECIAL DEVELOPMENT PERMIT JUSTIFICATION 

1. Unique property condition which prevents the applicant from meeting the 
two car aarage requirement: 

A) Currently there is a single car garage with the garage door perpendicular to 
Homestead Road. If the garage is expanded to a two car garage in its current 
orientation i.e. garage door not facing Homestead Road, the front offset 
requirements cannot be met. Moreover if the garage is expanded to a two 
car garage in its current orientation it will be very difficult to park the second 
car in the garage (if there is already one car parked in the garage) due to the 
restriction on turning radius and the resulting sharp 90 degrees turn into the 
garage from the drive way. 

B) The garage orientation cannot be changed to make the garage door face 
Homestead Road (garage door parallel to Homestead Road) due to the 
location of a city lamp post and a city tree as seen in the photograph. If the 
garage orientation is changed to make the door face Homestead Road, the 
location of the driveway will need to change (drive way will need to be moved 
east of its current location). This change of driveway is not possible due to 
the lamp post and the tree. This orientation may also prevent meeting the 
front offset requirement. 

2. Sinqle car qaraqe parking would not have a negative impact on the 
surroundinq area: 

As evident from the attached photographs, the current driveway can hold up to 
five cars for parking. In fact, from November 2007 to December 2008, the 
applicant had four cars (one employer provided car during that period, and three 
family owned cars). Even when visitors came, the visitor could also park hislher 
car in the driveway to avoid the hazard of speeding cars on Homestead Road. In 
essence there were several occasions over a period of one year when there 
were five cars parked in the driveway without causing any inconvenience to the 
neighbors on either side. Currently the applicant family has only two cars (since 
the only child in the household has moved away to a different city for college). 
These two cars for the applicant couple are always parked in the driveway as 
seen in the photograph. 




