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CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  April 27, 2009 
 
SUBJECT: 2009-0126: Application for a property located at 1125 

London Avenue (at Vireo Ave.) in an R-0 (Low Density 
Residential) Zoning District. 

Motion Design Review to allow an approximately 1,200 square foot 
second story addition to a single story home resulting in a 
Floor Area Ratio (FAR) of approximately 55% where 45% FAR 
may be allowed without Planning Commission review. 

 
REPORT IN BRIEF  
 
Existing Site 
Conditions 

One-Story Single-Family Home 

Surrounding Land Uses 
North Single-Family Home 

South Single-Family Home 

East Single-Family Home 

West Single-Family Home 

Issues FAR, visual bulk and mass 

Environmental 
Status 

A Class 1 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.) 6,074 Same 6,000 min. 

Gross Floor Area 
(s.f.) 

2,105  3,312 2,733 max. 
without PC review 

Lot Coverage (%) 34.6% 35.4% 40% max. 

Floor Area Ratio 
(FAR) 

34.6% 54.5% 45% max. without 
PC review 

Building Height (ft.)  17’-6” 25’-1” 30’ max. 

No. of Stories 1 2 2 max. 

Setbacks (First/Second Facing Property) 

Front 20’-5” 20’-5” / 29’ 20’/25’ min. 

Reducible Front  11’ 11’ / 11’ 9’ / 9’ min. 

Right Side  
6’ 6’ / 9’-3”  

(17’ combined / 
19’-3” combined) 

4’ / 7’ min.  
(12’ combined / 

18’ combined) 

Rear 30’-11” 30’-11” / 30’-11”  20’ min. 

Parking 

Total Spaces 4 Same 4 min. 

Covered Spaces 2 Same 2 min. 

 
ANALYSIS 
 
Description and Background 
 
The applicant proposes a 46 square foot entryway addition on the first floor 
and a new 1,161 square foot second story to an existing single-story home, for 
a total addition of 1,207 square feet. The project would result in a 3,277 square 
foot two-story home with five bedrooms. Planning Commission review is 
required as the Floor Area Ratio (FAR) is proposed to be 54.5% where up to 
45% FAR can be reviewed by staff. The project complies with the development 
standards of the R-0 Zoning District, such as setbacks and parking. 
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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 located on the corner of London Avenue and 
Vireo Avenue. The property currently has one single-story home with a two-car 
garage and a driveway taking access from London Avenue.  
 
The applicant proposes to add 46 square feet to the first floor by filling in the 
existing front porch area and converting 28 square feet of garage area into a 
half bathroom. Approximately 1,161 square feet is proposed to be added to the 
second floor consisting of three bedrooms, two bathrooms and a reading room. 
A 256 square foot terrace is also proposed with a trellis-style roof which is not 
counted towards the gross floor area as the roof is less than 50% solid.  
 
Existing Unpermitted Structures: During a site visit, staff observed four 
existing unpermitted structures on-site. An existing storage shed in the rear 
yard and covered awning along the right side yard do not meet development 
standards for accessory utility buildings. A foot of plastic material has also 
been added to the existing 6 foot-tall fence along the reducible front yard 
(facing Vireo), and several 3 foot-tall wood posts have been installed along the 
front yard area. Staff recommends that all existing unpermitted structures be 
removed or modified to meet code requirements prior to issuance of final 
building permits. If building permits are not obtained, the City’s Neighborhood 
Preservation Division will take action to ensure compliance with code 
requirements. 
 
Floor Area Ratio and Neighborhood Compatibility: The existing 
neighborhood bound by Vireo, London, Waxwing and Lochinvar Avenues 
consists of predominately one-story homes (Attachment E, Neighboring Homes 
and FARs). Of the 60 homes in this neighborhood, only four homes are two-
story. Two of these homes exceed 45% FAR and were approved through staff-
level permits in the 1990’s. The highest FAR found in the neighborhood is 
48.5% located at 1613 Waxwing Avenue on a similarly-sized lot as the subject 
parcel. The existing home is 2,939 square feet in size and is 338 square feet 
smaller than the proposed home.  
 
Staff has encouraged the applicant to reduce the size of the proposed home; 
however, only minor changes were made and the proposed 54.5% FAR is 
significantly higher than that of homes in the surrounding neighborhood.  
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Architecture: The proposed home can be considered traditional in 
architectural style. The applicant has attempted to incorporate energy-efficient 
materials into the design of the home, including horizontal vinyl siding and a 
metal shingle roofing. Although wood siding and composition shingle roof 
materials are common for the neighborhood, the applicant has indicated that 
the proposed materials will have similar visual dimensions and textures. Staff 
recommends that the final colors and materials be subject to review by the 
Director of Community Development prior to issuance of final building permits. 
Staff further recommends the addition of finer details to the plan such as 
awnings, shutters, high-quality window trim and decorative lighting fixture to 
add visual interest to the walls (Attachment B, Recommended Conditions of 
Approval).  
 
Entry Feature: The original design of the entry was too large for the size of the 
home and was not compatible with the architectural style. In response to staff’s 
concerns, the applicant has significantly reduced the size of the entry and 
incorporated lighter elements, such as thinner posts and a trellis-style roof. 
However, staff finds that the current design is now too light in comparison to 
the scale of the home. Staff recommends that the entry be redesigned with 
thicker wooden posts with proportional detailing (Attachment B, Recommended 
Conditions of Approval). Having a proportional entry feature would help 
deemphasize the size and bulk of the home. 
 
Visual Bulk and Mass: Staff finds that there are several design issues that 
make the proposed home visually bulky and massive along the streetscape and 
in relation to other homes found in the neighborhood. Although second floor 
setbacks comply with zoning standards, the second floor is almost 55% of the 
first floor where second floors of 35% or less are encouraged in the adopted 
Single Family Home Design Techniques. The large terrace adds to this visual 
bulk and would increase the second floor proportion to 67% if counted towards 
gross floor area.  In addition, the home appears “boxy” with significant portions 
of the first and second floor walls that vertically line up, and extend to within 2 
feet from the edge of the eave line.  
 
Staff believes that there is opportunity to address the visual impact of the 
second story. First, staff recommends that the size of the second floor be 
reduced by 240 square feet, resulting in 50% FAR. This size reduction would 
allow for better compatibility with the size of other homes found in the 
neighborhood and is consistent with other recently approved two-story homes 
approved by the Planning Commission. Second, staff recommends that the size 
reduction be taken from the front and left sides (street-facing elevations) of the 
second floor. The intent is to reduce the appearance of the mass of the second 
story through additional articulation and setback of the second story. 
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Staff’s recommended changes will result in significant redesign of the second 
floor. However, staff finds the proposed 921 square foot second floor to be 
sizable and that a size reduction can be reasonably accommodated by reducing 
the size of the bedrooms and/or terrace, and removing or reducing the reading 
room.  
 
The following Guidelines were considered in the analysis of the project 
architecture. 

Single Family Design Techniques Comments 
3.4 D. For second floors with an area 
greater than 35% of the ground floor 
area, setbacks should generally be 
greater unless the prevailing pattern of 
second floors in the neighborhood is 
less. 

The applicant’s proposed second 
floor is almost 55% of the first floor. 
As conditioned by staff, this 
proportion would be reduced to 
43.5% and would result in increased 
second floor setbacks. 

3.6 A.  New homes and additions to 
existing structures should be located to 
minimize blockage of sun access to 
living spaces and actively used outdoor 
areas on adjacent homes.   

The applicant has submitted a solar 
access and shadow analysis which 
demonstrates that the proposed two-
story home will shade no more than 
8.9% of the existing one-story home 
on the right side of the property, 
where 10% is the maximum allowed. 

3.6 C.  Windows should be placed to 
minimize views into the living spaces 
and yard spaces near neighboring 
homes.  When windows are needed 
and desired in side building walls, 
they should be modest in size and not 
directly opposite windows on adjacent 
homes. 

Two windows are proposed along the 
right side elevation, which face an 
existing single-story home. One of 
the windows is located in the 
staircase and is almost 26 feet from 
the side property line, while a second 
window is located in the master 
bedroom and is 10 feet from the side 
property line. To address privacy 
concerns, the applicant designed the 
bedroom window to have a high sill. 

3.7 Use materials that are compatible 
with the neighborhood.   

The proposed materials will be 
visually similar to other materials 
found in the neighborhood. 

 
Landscaping: The existing front yard area is primarily made of impervious 
surface. The applicant proposes to modify the areas exceeding 50% impervious 
surface with pervious pavement material. No trees are proposed for removal as 
part of this project. 
 
Parking/Circulation: The proposed project meets parking requirements with 
two covered spaces and two uncovered spaces in the driveway area. 
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Compliance with Development Standards/Guidelines: The proposed project 
was designed to meet or exceed the development standards required in the R-0 
zoning district, including setbacks, lot coverage and parking. This project 
requires 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 report section on 
Architecture, the applicant’s proposed project does not comply with the design 
techniques. Staff’s recommended changes including additional architectural 
detailing, reduction in the size of the second floor and increased second floor 
setbacks address these concerns.  
 
Expected Impact on the Surroundings: The new home proposed by the 
applicant is visually bulky and massive along the streetscape. As conditioned 
by staff, the new home would be similar in size to other homes in the 
neighborhood and would not create significant privacy impacts to adjacent 
homes. 
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected.  
 
Public Contact 
 

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

newspaper  
• Posted on the site  
• 13 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  

 
Staff has not received any written comments from the general public or 
adjacent neighbors related to this application. 
 
Conclusion 
 
Staff acknowledges that the applicant has tried to create an architecturally- 
compatible home while still trying to achieve a home that meets their individual 
needs for their growing family and visiting relatives (Attachment D, Letter from 
Applicant). Staff still finds that the home is too large for the setting and 
recommends that the project be approved with changes including additional 
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architectural detailing, reduction in the size of the second floor by 240 square 
feet (resulting in 50% FAR) and increased second floor setbacks on the front 
and reducible front yards. While the changes require significant redesign of the 
second floor, staff finds that the changes can be reasonably achieved with 
further collaboration between staff and the applicant. 
 
The applicant has reviewed staff’s recommended conditions prior to the public 
hearing. The applicant is not in agreement with the attached conditions and 
requests approval of the project as currently proposed. 
 
Findings and General Plan Goals: The Findings are located in Attachment A.  
Staff is recommending the Conditions of Approval shown in Attachment B. 

Alternatives 
 
1. Approve the Design Review with the conditions in Attachment B. 

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 
 
Alternative 1. 

 
Prepared by: 
 
  

Noren Caliva 
Project Planner 

 
Reviewed by: 
 
 

Gerri Caruso 
Principal Planner 

Attachments: 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Site and Architectural Plans 
D. Letter from Applicant      
E. Neighboring Homes and FARs          
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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 home has similar orientation and 
an entry pattern as other homes 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 and established design 
techniques. As conditioned, the 
applicant will reduce the FAR to a 
maximum of 50%. 

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 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 applicant 
proposes to reduce impervious paving 
to less than 50% of the required front 
yard. 

2.2.6   Use high quality materials and 
craftsmanship 

The design of the home would use 
standard quality materials that are 
visually similar to other materials 
found in the neighborhood. As 
conditioned, the applicant 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 applicant proposes to maintain all 
existing trees and landscaping. 
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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, subject to review and approval 
by the Director of Community Development: 

a. The size of the second floor shall be reduced by 240 square 
feet, resulting in a maximum of 50% FAR and 43.5% second-
story coverage. 

b. The size reduction shall be taken from the front and left sides 
of the second floor, and shall result in increased setbacks. 

c. Add architectural details to all elevations such as but not 
limited to shutters, awnings, decorative light fixture, and 
decorative window trim. 

d. The entry shall be redesigned with thicker wooden posts or 
other details in proportion with the house.  

B. All existing unpermitted fences and accessory utility buildings shall 
be removed or modified to meet code requirements prior to issuance 
of final building permits, subject to approved FAR limitations. If 
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building permits are not obtained, the City’s Neighborhood 
Preservation Division will take action to ensure compliance with 
code requirements. 

C. No more than 50% of the required front yard shall be made of 
impervious surface. 

D. 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. 

E. No trees are proposed for removal as part of this project. A separate 
tree removal permit shall be required for removal of protected trees 
in the future. 

 


































