
REPORT TO PLANNING COMMISSION 
 

Agenda Item #    4 

 

 
Hearing Date: July 25, 2011 

File Number:  2011-7240 
 

 
SUBJECT: Ken Reheaume (Owner): Application located at 319 Bishop 

Avenue in a R-O Zoning District (APN: 209-31-062): 
 

Motion 2011-7240 - Appeal of Zoning Administrator decision (denial) 
to allow a one car garage where two covered parking spaces 
are required when an addition results in a home with at least 
1,800 square feet or four bedrooms. 

 
REPORT IN BRIEF:  
 
Existing Site 
Conditions 
 

Single-Family Residential 

Surrounding Land Uses 
 

North Single-Family Residential 
 

South Single-Family Residential 
 

East Single-Family Residential 
 

West Single-Family Residential 
 

Issues Design  
 

Environmental 
Status 

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

Staff 
Recommendation  

Deny the Appeal and uphold the Decision of the Zoning 
Administrator to Deny the Variance 
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VICINITY MAP 
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PROJECT DATA TABLE 
 

 EXISTING PROPOSED REQUIRED/ 
PERMITTED 

General Plan Residential Low 
Density 

Same Residential Low Density 

Zoning District R-O Same R-O 
Lot Size (s.f.) 6,666 Same 6,000 
Gross Floor Area 
(s.f.) 

1,419 1,962 N/A 

Lot Coverage (%) 21% 29% 40% max. 

Floor Area Ratio 
(FAR) 

21% 29% 45% threshold 
(Threshold for Planning 

Commission Review) 
Building Height (ft.)  14’ Same 30’ max. 
No. of Stories 1 1 2 max. 
Setbacks (First/Second Facing Property) 
Front:  
 1st Floor 

 
24’9” 

 
Same 

 
20’ min. 

Right Side: 
 1st Floor 

 
6’ 

 
4’8” 

 
4’ min. 

Left Side: 
 1st Floor 

 
6’ 

 
6’ 

 
7’ min. 

Rear 27’ 8” 23’ 20’ min. 
Parking 

Total Spaces 3 Same 4 min. 
Covered Spaces 1 Same 2 min. 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
 
BACKGROUND: 

 

Zoning Administrator Hearing 

The applicant submitted the original Variance application on April 13, 2011. 
The application was reviewed at a public hearing by the Zoning Administrator 
on May 25, 2011. Staff found that the addition could be modified to keep the 
addition under 1,800 square feet and could not make the required findings to 
support the project. The Zoning Administrator concurred and the Variance 
request was denied (see Attachments E and F, Zoning Administrator Report 
and Minutes). 

 

On May 31, 2011 the applicant requested additional clarification from the 
Zoning Administrator regarding her decision (see Attachment G). The Zoning 
Administrator reviewed recent applications requesting a variance from the 
parking requirements including the following applications: 
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275 W. Arbor Avenue (2008) 

The project involved a 400 square foot addition at the back of the existing 
home, with one covered parking space, in an R-0 zoning district. The addition 
resulted in a 2,015 square foot home with three bedrooms and two bathrooms. 
The Variance was approved by the Zoning Administrator due to the difficulty of 
expanding the existing one-car garage and because the lot was 52 feet wide, 
while other properties within the same zone are at least 57 feet wide. The 
Zoning Administrator required the applicant to widen the driveway to provide 
one additional uncovered parking space on the site.  
 

156 Florence Street (2011) 

The project involved an 870 square foot addition at the back of the existing 
one-story home with one covered parking space home in an R-2 zoning district. 
The addition would result in a 2,025 square foot home with three bedrooms 
and a one car garage.  The Variance request was denied by the Zoning 
Administrator since she was not able to make the findings that there were 
unique circumstances for this property because the lot is typical in the 
neighborhood.  Granting the Variance would be considered a special privilege 
because there is adequate lot area to enjoy a reasonable economic value of the 
property and add a master bedroom without exceeding the imposed building 
limits of 1,800 square feet. 
 
In the response, the Zoning Administrator stated that in hindsight, the Arbor 
variance may have been reasonable at the time, but that it may not be similarly 
applied to applications moving forward. The Zoning Administrator 
acknowledged that an applicant’s expectation of a reasonable addition may be 
different, further making it difficult to apply consistently. The Zoning 
Administrator felt that a reduction in the total square footage would be the 
easiest means to address the variance issue.  

 
City Council Study Issue – Upgrading Covered Parking  

In 2002, the City Council initiated a study to evaluate the requirements 
triggering covered parking compliance (see Attachment H). The study was 
brought forward to address excessive street-side parking and cluttered streets. 
The study evaluated the changes in the parking requirements from the 1970’s 
through 1988. The Zoning Code is 1988 required homes to retain the amount 
of parking that existed on the site. Additions to homes with less than two 
covered parking spaces often resulted in more cars parked on the street.  
 
The study evaluated possible alternatives (triggers), which were presented to 
neighborhood groups, the Planning Commission and City Council. Staff 
recommended the Council consider two triggers, which were adopted by 
Council and include the following: 
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 Any modification or addition to a single-family home which would 
increase the total square footage of the home (including square footage of 
covered parking spaces, i.e., garages and carports) to 1,800 or more 
square feet; or  

 Any modification or addition which would result in four or more 
bedrooms.  For purposes of this subdivision, the term “bedroom” shall be 
liberally defined, and shall include any room intended for or capable of 
being used for sleeping purposes. 

 
Since the adoption of the “upgrading” requirements, the code has been applied 
to residential additions to single-family homes. Numerous property owners 
have either modified their homes to add a second garage space or have reduced 
the addition to stay under the 1,800 square foot threshold.  
 

DISCUSSION: 

 

Requested Permit 

The applicant proposes addition of a master suite to the existing home, which 
will accommodate a master bedroom, walk-in closet and master bath for a total 
of three bedrooms. The proposed addition is approximately 528 square feet and 
would result in a 1,962 square foot home with three bedrooms and a one car 
garage.  
      

 Appeal 

The applicant is requesting approval of an appeal of the Zoning 
Administrator decision in which a Variance request to allow a one car 
garage when two covered parking spaces are required (due to the total floor 
area on the site) was denied.  

 

Design 

The proposed addition will extend from the rear of the existing one-car garage 
approximately 35 feet. The addition will accommodate a master bath, walk-in 
closet, and master bedroom. The exterior of the addition will be compatible 
with the existing home and will include stucco siding, similar roof materials 
and trim to match the existing home. The proposed plate height for the master 
suite will be increased to 9 feet, which is a foot taller than the existing. The 
addition is located at the rear of the home which will minimize visibility. 

 

Variance 

As noted above, the applicant is requesting a Variance to allow the master suite 
addition of 528 square feet and a total floor area of 1,962 square feet. The 
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resulting project is 163 square feet over the threshold requiring two covered 
parking spaces. The applicant has submitted material supporting his request 
(see Attachment D). Staff discussed alternatives to address parking which 
included the following: 

 The addition of one covered parking space. This would result in the loss 
of over half the living area and adjustments to a structural wall between 
the garage and living room. In addition, the garage will become the 
prominent feature on the front façade. The applicant has indicated great 
concern regarding this alternative, since it results in the loss of many of 
the charming elements of his home. 

 The reduction of the proposed addition.  The floor area of the existing 
home is 1,419 square feet, which leaves 380 square feet for a master 
suite addition. The proposed master suite is 528 square feet, which 
would need to be reduced by 148 square feet to remain under the 1,800 
square foot threshold. This would result in a 28% reduction in the 
addition. Since the addition is all new construction staff suggests that 
the proposed addition could be adjusted accordingly to stay under the 
1,800 threshold. The applicant has indicated that reducing the addition 
would require significant changes to the proposed floor plan and 
encroachment into the existing garage.   

In order to approve a Variance, all Findings must be made (see Attachment A), 
in which the first finding is the most difficult to make: 

 The site is not exceptional or extraordinary, since it complies with the 
required lot size and width for the Zoning District.  

 Granting of the Variance may be detrimental to the neighborhood as it 
may set a precedent and result in additional cars parking on the street.  

 Although subject to different parking standards before SMC 19.46.060 
took effect, there are three homes within the neighborhood that at least 
1,800 square feet in size and have maintained a one car garage.  
 

Appeal 

The applicant’s materials (Attachment D) provide additional clarification as to 
why the two alternatives stated above do not meet the needs of the applicant. 
In addition, the applicant also mentions the 275 Arbor Ave Variance (addressed 
by the Zoning Administrator above) and 401 Carroll Street, which was a Special 
Development Permit to allow only two covered parking spaces, since there was 
physically no room to add it to the site. In addition, the findings for a Special 
Development Permit are less restrictive than a Variance.  

 

As noted above, the study issue implementing the parking upgrade 
requirement was vetted by Neighborhood Groups, Planning Commission and 
City Council. Ultimately, the concern regarding impacted street parking was an 
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issue that needed to be addressed and it has resulted in smaller additions or 
significant remodels of certain existing homes. The loss of neighborhood 
character is questionable since additions triggering additional parking often 
require a Design Review, in which case the existing neighborhood character 
would be taken into account.  

 

Environmental Review 

A Class 1 Categorical Exemption relieves this project from California 
Environmental Quality Act provisions and City Guidelines. The proposed 
addition is exempt in that the proposed project will result in a small addition to 
an existing structure.   
 

FISCAL IMPACT 

No fiscal impacts other than normal fees and taxes are expected.  

 

PUBLIC CONTACT 

Staff has not received any comments at the time the staff report was prepared.  
 
 

Notice of Public Hearing Staff Report Agenda 
 Published in the Sun 

newspaper  
 Posted on the site  
 64 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 

Staff finds that the proposed addition can be modified to reduce the total floor 
area for the site below 1,800 square feet and that this would not be 
unreasonable. Although this would result in an addition not fully meeting the 
needs of the applicant, it will allow the addition of a master bedroom.   
 

Findings: Staff was not able to make the required Findings based on the 
justifications for the Variance (see Attachment A).  
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ALTERNATIVES 

1. Deny the Appeal (upholding the Zoning Administrator decision denying 
the Variance). 

2. Grant the Appeal and approve the Variance. 

 

RECOMMENDATION 

 

Recommend Alternative 1 to the Planning Commission: Deny the Appeal. 

 

 
Prepared by: 
 
  
Shaunn Mendrin 
Project Planner 
 
Reviewed by: 
 
 
Trudi Ryan 
Planning Officer 

 
 
Attachments: 
 
 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Site and Architectural Plans 
D. Letter from Applicant 
E. Zoning Administrator Report, dated May 25, 2011 
F. Zoning Administrator Minutes, dated May 25, 2011 
G. Zoning Administrator email to Application, dated June 1, 2011 
H. City Council Study Issue Report (RTC 03-004), dated January 7, 2003 
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RECOMMENDED FINDINGS 

Findings  
 
In order to approve the Error! Reference source not found. the following 
findings must be made:   
 
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 of privileges enjoyed by other properties in the vicinity 
and within the same zoning district. [Finding not met]  

More recently approved additions in the neighborhood have been restricted 
to less than 1,800 square feet in order to meet the current parking 
requirement or additional parking has been provided. In addition, the 
proposed master suite may be reduced to ensure the site floor remains 
under 1,800 square feet.    

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 not met] 

The project does increase the number of bedrooms within the home, which 
could result in additional cars parked on the street, which may negatively 
impact surrounding properties. If the Variance is approved, precedent could 
be set and there could be an increase in Variance requests in the 
neighborhood.   

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. [Finding met] 

Although subject to different parking standards before SMC 19.46.060 took 
effect, there are three homes within the neighborhood that at least 1,800 
square feet in size and have maintained a one car garage.  
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RECOMMENDED 

CONDITIONS OF APPROVAL AND  
STANDARD DEVELOPMENT REQUIREMENTS 

July 25, 2011 
 

Planning Application 2011-7240 
319 Bishop Avenue 

Variance to allow a one car garage where two covered parking spaces are 
required for a single family home. 

 
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: THE FOLLOWING GENERAL CONDITIONS OF APPROVAL AND 
STANDARD DEVELOPMENT REQUIREMENTS SHALL APPLY TO THE 
APPROVED PROJECT. 

 
GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 

All building permit drawings and subsequent construction and 
operation shall substantially conform with 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]  

 

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)  
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BP: THE FOLLOWING SHALL BE ADDRESSED ON THE CONSTRUCTION 
PLANS SUBMITTED FOR ANY DEMOLITION PERMIT, BUILDING 
PERMIT, GRADING PERMIT, AND/OR ENCROACHMENT PERMIT 
AND SHALL BE MET PRIOR TO THE ISSUANCE OF SAID PERMIT(S). 

 
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]  
 

EP: THE FOLLOWING SHALL BE ADDRESSED AS PART OF AN 
ENCROACHMENT PERMIT APPLICATION.  

 
EP-1. UPGRADED CURB CUT: 

The existing curb cut shall be upgraded to meet standards to allow for 
a two-car driveway, subject to Department of Public Works standards. 
[COA] [PUBLIC WORKS] 
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