
    Agenda Item #  
 

 
CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  August 24, 2009 
 
SUBJECT: 2009-0428: Application for a project located at 1197 

Pomelo Court in an R-1 (Low Density Residential) Zoning 
District.  (APN:  202-17-019): 

Motion Design Review to allow a 1,875 square foot first and second 
story addition to an existing 2,582 square foot residence for 
a total of 4,457 square feet resulting in a 41% Floor Area 
Ratio. 

 
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 Architectural Compatibility with Neighborhood 
 

Environmental 
Status 

A Class 3 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-1 Same R-1 
Lot Size (s.f.) 10,882 Same 8,000 min. 

Gross Floor Area (s.f.) 2,582 4,457 4,050 max. without 
PC review 

Lot Coverage (%) 20% 35% 40% max. for a  
two-story home 

Floor Area Ratio (FAR) 20% 41% 45% max. without 
PC review 

Building Height (ft.)  19’ 25’6” 30’ max. 
No. of Stories 1 2 2 max. 
Setbacks  

Front (First) 
         (Second) 

21’6” 
N/A 

20’6” 
70’ 

20’ min. 
25’ min.  

Left Side (First) 
              (Second) 

8’ 
N/A 

8’ 
11’ 

   6’ min. 
9’ min. 

Right Side (First) 
      (Second) 

17’ 
N/A 

7’7” 
81’ 

  6’ min. 
9’ min. 

Total Side Yard (First) 
             (Second) 

25’ 
N/A 

15’7” 
92’ 

15’ total min. 
21’ total min. 

Rear (First)  
        (Second) 

8’6” 
N/A 

8’6” 
33’ 

20’ min. 
(10% encroachment  

up to 10’ allowed) 
20’ min. 

Parking 
Total Spaces 4 5 5 min. 
Covered Spaces 2 2 2 min. 

  
ANALYSIS 
 
Description of Proposed Project 
 
The applicant is proposing a remodel and addition to an existing 2,582 square 
foot (sf.) single story residence. The addition consists of 1,186 sf. of single story 
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area and a new second story of 689 sf. for a total of 4,457 sf. The proposed 
residence will total 41% floor area ratio (FAR) but requires review by the 
Planning Commission since the project exceeds 4,050 sf. 
 
The new second story addition will create an attached, secondary dwelling unit 
(independent living unit) with exterior access. This portion of the application is 
not subject to review by the Planning Commission since California State Law 
precludes discretionary review of secondary dwelling units by local 
jurisdictions. Sunnyvale Municipal Code (SMC) requires that certain criteria 
are met in order to allow second units such as minimum lot size, required 
parking, and maximum unit size. Staff will approve this portion of the 
application if the Planning Commission approves the Design Review 
application. 
 
Background 
 
Previous Actions on the Sites: This application was heard before the Planning 
Commission at their July 27, 2009 meeting. The Commission voted 6-0 to 
continue review of this item to the August 24, 2009 meeting after the 
Commission reached a 3-3 split decision. As part of the motion to continue the 
item, the Commission asked staff to return with the following 
information/actions: 

1. The size of the deck: The total square footage of the deck is 306 sf. 
2. The deck setback from the property line: The deck is 11 feet from the 

side property line, in-line with the wall of the second story addition.  
3. The stairway setback from the property line: The stairway setback is 13 

feet from the side property line. 
4. The neighbors should meet to attempt to resolve differences and find 

solutions: Staff scheduled a meeting with the applicant and one neighbor 
on August 6, 2009 to discuss the project and resolve issues, if possible. A 
summary of the issues and agreements is located under the Conclusion 
section of this report.  

 
For additional details, see the Planning Commission meeting minutes in 
Attachment E. 
 
Environmental Review 
 
A Class 3 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines. Class 3 Categorical 
Exemptions includes construction of single family homes. 
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Design Review 
 
Floor Area Ratio and Neighborhood Compatibility: The neighborhood 
consists of a mixture of one and two story homes, with a range of FAR’s and 
parcel sizes. Many of the existing one story homes in the neighborhood were 
originally constructed in the 1960’s and range from 27% to 37% FAR. More 
recently approved homes in the immediate neighborhood range from 32% to 
41% FAR and have square footages from 2,500 to 3,600. In the greater 
neighborhood area, new or remodeled homes typically have larger square 
footages due to the larger lot sizes. The highest FAR approved to date in the 
immediate vicinity is a 3,610 square foot home located at 786 Steuben Drive, 
with an FAR of 41%. The following table shows data for the homes adjacent to 
the subject property: 
 

Address Stories Lot Size 
(s.f.) 

Gross Floor 
Area (s.f.) FAR (%) 

798 Trenton 2 9,500 2,556 27 
792 Trenton 1 7,900 2,242 28 
786 Trenton 1 7,900 2,242 28 
780 Trenton 1 7,900 2,242 28 
774 Trenton 2 7,900 2,556 32 
768 Trenton  1 7,900 2,242 28 
762 Trenton 1 11,700 2,473 21 
1196 Pome 2 8,550 2,793 32 
1194 Pome 2 8,075 2,556 32 
1190 Pome 2 8,360 3,031 36 
790 Steuben 1 9,950 3,346 37 
786 Steuben 1 8,800 3,610 41 
1191 Pomelo 2 7,500 2,556 34 
1197 Pomelo * 2 10,882 4,457 41 
1198 Pomelo 1 10,395 3,038 29 
1192 Pomelo 2 7,840 2,556 33 
1197 Queen Ann 2 8,455 2,820 33 
1195 Queen Ann 2 7,790 2,556 33 
1191 Queen Ann 2 7,980 3,149 39 

        *Proposed Project 
         
While the proposed design is larger that other homes in the immediate area, 
the property size is also one of the largest, thereby creating an expectation for a 
larger square footage residence at this location. 
 
Easements and Undergrounding: For new homes, utility service drops are 
required to be undergrounded.  
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The following Guidelines were considered in analysis of the project site design: 
 

Single Family Home Design Techniques 
(Site Layout) 

Comments 

3.4 S. Generally, locates second floor 
additions over the living portions of existing 
homes rather than over garages to maintain 
a visual balance between the first and 
second floor building masses. Especially 
avoid placing second floor additions over 
existing first floor garages that project out in 
front of the remainder of the home.  
 

A second story is set back on all 
sides to help balance the mass 
and scale of the proposed home. 
The second floor is located to 
the rear of the existing 
residence, not over the garage 
and the total square footage 
(689 sf.) has been kept to a 
minimum. 
 

 
Architecture: The new home will be contemporary in architectural style with 
various hipped and gable roof elements integrated along each façade. The 
second story steps back from the first story on the front, left, right, and rear 
elevations of the home. The materials proposed are wood siding, shingle siding, 
and stone. See Attachment C for additional details. 
 
The applicant has designed the second story addition to be in the rear of the 
existing home in order to minimize the mass and scale impact as seen from the 
street. The second story square footage has also been minimized (689 sf.) to 
reduce a mass impact. The addition includes a new second level deck which is 
also located facing the rear yard of the property. New second floor windows 
have been reduced to help minimize potential privacy impacts to the neighbors. 
The total height of the residence is proposed to be only 25’6” to help the second 
story addition blend with other existing second story residences in the 
neighborhood. 
 
The following Guidelines were considered in the analysis of the project 
architecture: 
 

Single Family Home Design 
Techniques  (Architecture) 

Comments 

2.2 Basic Design Principles 2: 
Respect the scale, bulk and 
character of homes in the adjacent 
neighborhood.  
 

While most of the residences on the street 
are smaller in square footage, the 
surrounding neighborhood contains 
many existing two story homes and 
similar FARs.  
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Single Family Home Design 
Techniques  (Architecture) 

Comments 

2.2 Basic Design Principles 3: 
Design homes to respect their 
immediate neighbors. 

The home with be compatible with the 
existing homes in the neighborhood as 
previously discussed.  
 

3.5 Roofs J: Use roof forms for 
additions that blend comfortably 
with the roofs of the existing 
homes. 
 

The proposed home includes lowered 
hipped roof lines and multi-gable roof 
forms to accentuate the architecture and 
blend with the adjacent homes. The 
height of the home is 25’6” where up to 
30’ is allowed. 
 

3.7 Materials G: Wall materials 
for additions should generally 
match those of the existing 
building.  
 

The proposed wall materials are 
compatible with the existing materials on 
the home and in the neighborhood. 

3.4. Second Floors N: Second 
floor decks and balconies should 
be well integrated into the o v d 
design of the home. They should 
avoid the appearance of being 
tacked onto the home. Some ways 
of achieving this integration 
include using columns with caps 
and bases, providing a hierarchy 
of posts and balusters (larger 
posts at intervals infiled with 
smaller balusters), and care in 
relating balcony and deck edges 
to other facade elements. Avoid 
locating decks and balconies 
along narrow side yards. 
 

The proposed balcony is integrated into 
the new second story addition. While the 
balcony is located in the side yard area, it 
is located 11’ back from the property line, 
not at the 6’ minimum side yard setback. 

 
Landscaping: There are no landscaping requirements for single-family projects 
in the R-1 zoning district. No protected trees (greater than 38 inches in 
circumference) are proposed to be removed.  
 
Parking/Circulation: The proposed project meets parking requirements with 
two covered spaces and three uncovered spaces in the driveway area, which 
included one uncovered space for the secondary dwelling unit. 
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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-1 
zoning district. No deviations from the Sunnyvale Municipal Code are 
requested. Additionally, the project meets most Single Family Home Design 
Techniques.  
 
Expected Impact on the Surroundings: Staff does not expect that the 
proposed addition to the existing residence to have a significant impact on the 
surrounding neighborhood. The neighborhood contains a mix of properties and 
homes that vary in size. In addition, the second story square footage, location 
on the site, and architecture has been designed to minimize any new impacts. 
 
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  
• 8 notices mailed to 

property owners and 
residents adjacent to the 
project site  

 

• Posted on the City of 
Sunnyvale's Website 

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

• Posted on the 
City's official 
notice bulletin 
board  

• City of 
Sunnyvale's 
Website  

 
Conclusion 
 
Neighbor Agreement: Staff, the applicant, and a neighbor met on August 6th 
to discuss issues and solutions to the design of the addition. The following 
options were agreed to be redesigned by the applicant and adjacent neighbor: 

 
1) Privacy glass will be used on the bottom half of the upstairs bedroom 

window.  
2) A privacy wall will be built on the side of the balcony adjacent to the 

1191 Pomelo Court’s (Uyeda) yard. It will be 4’ of solid with 2’ of lattice 
on top.  

 
The above redesign options are included in the Conditions of Approval in 
Attachment B. 
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The following item was discussed by the applicant and adjacent property 
owner but was not included in the applicant’s redesign proposals: 
 

1) Reduce the size of the window over the sink and/or use privacy glass.  
 
The following are issues that were discussed by the Planning Commission 
which are no longer a concern between the applicant and the adjacent 
neighbor: 
 

1) With the addition of the privacy wall, the size of the balcony is no 
longer an issue for the adjacent neighbor. 

2) The idea of using trees or a green screen between the two properties is 
not desirable for either property owner due to maintenance difficulties 
with the adjacent pools. 

3) The stairs leading up to the balcony is no longer an issue since it is not 
anticipated that people will linger on the stairs and create a privacy 
issue. 

 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Design Review. Findings and 
General Plan Goals are located in Attachment A. 
 
Conditions of Approval: Conditions of Approval are located in Attachment B. 
 
Alternatives 
 
1. Approve the Design Review with the attached conditions.  
2. Approve the Design Review with modified conditions. 
3. Deny the Design Review. 
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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 orientation of the home is consistent 
with other homes in the neighborhood. 
The entryway feature will be enhanced 
relative to the existing entry to be 
architecturally more significant.  
 

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

As designed and conditioned, the 
proposed home is compatible with other 
homes in the neighboring in appearance 
and scale. 
 

2.2.3 Design homes to respect their 
immediate neighbors 

The proposed home meets or exceeds all 
the required setbacks, has a reduced 
second floor area, and has windows 
designed to be sensitive to the adjoining 
neighbors. 
 

2.2.4 Minimize the visual impacts of 
parking. 

The residence has two-car parking in the 
covered garage area and three uncovered 
parking spaces in the front driveway. 
 

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

Front yard landscaping will be supplied 
at the discretion of the home owner, 
although the entire required front yard 
area will be landscaped in a manner 
consistent with the existing landscaping. 
 

2.2.6  Use high quality materials and 
craftsmanship 

The new home will utilize wood siding, 
shingles, trim, and natural stone 
materials. 
 

2.2.7 Preserve mature landscaping All existing trees will be saved. 
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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. This project must be in substantial conformance with the approved 
plans. Any major site and architectural plan modifications shall be 
treated as an amendment of the original approval and shall be 
subject to approval at the Planning Commission hearing except that 
minor changes of the approved plans may be approved at staff level 
by the Director of Community Development. 

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

C. Permit Lapse if not Exercised (Ordinance 2895-09): The Design 
Review Permit shall be valid for two (2) years from the date of 
approval by the final review authority (as adopted by City Council on 
April 21, 2009, RTC 09-094). Extensions of time may be considered, 
for a maximum of two one year extensions, if applied for and 
approved prior to the expiration of the permit approval. If the 
approval is not exercised within this time frame, the permit is null 
and void. 

D. Privacy glass will be used on the bottom half of the upstairs 
bedroom window. 

E. A privacy wall will be built on the side of the balcony adjacent to the 
1191 Pomelo Court’s (Uyeda) yard. It will be 4’ of solid with 2’ of 
an aesthetically pleasing design on top (lattice or other material that 
has approximately 50% screening). 

 
2. COMPLY WITH OR OBTAIN OTHER PERMITS 

A.    Obtain Building Permits. 
B. Obtain permits from Public Works for all off-site improvements. 

 
3. UNDERGROUND UTILITIES 

A. All utilities (service drops) on the site shall be undergrounded. 
 
 














































































