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5'5/\97? REPORT TO PLANNING COMMISSION
Hearing Date: March 12, 2012
File Number: 2012-7039
SUBJECT: 2012-7039: Application for a project located at 877 Markham
Terrace (near W. McKinley Avenue) in an R-1.7/PD (Low-
Medium Density Residential/Planned Development) Zoning
District (APN: 165-46-063):
Motion Special development permit for a 309 square foot first floor

addition to an existing two story home for a total of 2,279
square foot (57% far).

REPORT IN BRIEF:

Existing Site Single-family residence
Conditions

Surrounding Land Uses

North Single-family residence

South Single-family residence

East Single-family residence

West Single-family residence
Issues Floor Area Ratio, expanded building footprint
Environmental A Class 1 Categorical Exemption relieves this project from
Status California Environmental Quality Act provisions and City

Guidelines.

Staff Approval with conditions

Recommendation




2012-7039- 877 Markham TR
Page 2 of 7 (PC)

VICINITY MAP

h T Pha gy

C\tj
L= 17— Sirsl/ [ T

2012-7039 i
877 Markham Ter. (APN: 165-46-063) 0 &0 100 200 Feet -.\-q.£|
Special Development Permit Lo 1o | d




2012-7039- 877 Markham TR
Page 3 of 7 (PC)

PROJECT DATA TABLE

REQUIRED/
EXISTING PROPOSED PERMITTED
General Plan Residential Low- Same Residential Low-
Medium Density Medium Density
Zoning District R-1.7/PD Same R-1.7/PD
. 4,000 Same 2,600 min.
Lot Size (s.f.) 4,000 max.
Gross Floor Area 1,970 2,279 2,009 without
(s.f.) SDP
Lot Coverage (%) 29% 37% 40% max.
* Floor Area Ratio 49% S7% S50% max.
(FAR)
Building Height (ft.) Approx. 25’ Same 30’ max.
No. of Stories 2 Same 2 max.
Setbacks (First / Second Facing Property)
Front 19°8” /19’8” Same 20’ / 25’ min.
Left Side 3/3 Same 4’ / 7’ min.
Right Side 9 /12 Same 4’ / 7’ min.
Side Totals 12’/ 15 Same 12’ / 18’ min.
30’ 20’ 8” 20’ min. with
Rear limited areas
permitted to 10’
Parking
Covered Spaces 2 Same 2 min.
Uncovered 2 Same 2 min.
Spaces

* Starred items indicate deviations from Sunnyvale Municipal Code
requirements.

BACKGROUND:

The existing two-story home was constructed in 1993 and is approximately
1,970 square feet in size with a 49% Floor Area Ratio (FAR). There are no
previous planning applications related to the subject site.

DISCUSSION:

Requested Permit(s)

The applicant is requesting approval of a Design Review application to allow a
one-story addition resulting in approximately 2,279 square feet and 56.7%
FAR. The proposed addition will be located at the rear of the home and will
consist of a 309 square expansion of the kitchen/family room area on the
ground floor.
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e Design Review

This Design Review application must be reviewed by the Planning
Commission due to a requested FAR exceeding 45%. The Planning
Commission may take into account the proposed architecture, existing
neighborhood, and adopted Single Family Home Design Techniques. The
following analysis provides information for the Planning Commission’s
consideration for the design review.

e Special Development Permit
This applicant is also requesting an addition that exceeds the 50% FAR
maximum allowed in the zoning district. The Planned Development

combining district allows approval of specified deviations to the zoning code,
including bulk (FAR).

ANALYSIS:

Architecture

The existing architecture of the home is similar to other homes in the
neighborhood. The neighborhood includes 100 homes built in the early 1990’s.
The home’s exterior materials consist of stucco siding and composition roofing.
As proposed, the rear addition will match the materials and design of the
existing house. No modifications are proposed to the second floor or the front
facade.

Floor Area Ratio

The R-1.7/PD neighborhood consists of all two-story homes. The original
development was the first R-1.7/PD development and all homes were built to
an FAR of 50% or less.

The addition will have minimal visual impact on the neighborhood as it will not
visible from the street frontage and will be minimally visible from adjacent
properties. The proposed addition will increase the size of the home by
approximately 16%. Typically one-story additions that add less than 20% to the
existing home can be approved by staff over the counter with only a building
permit. However, in this case Planning Commission review is required due to
the proposal exceeding 45% FAR as well as the proposal to exceed the 50%
maximum for R-1.7/PD.

Applicable Design Guidelines and Policy Documents

The proposed addition is consistent with the adopted Single-Family Home
Design Techniques as it generally maintains the existing shape, form and
streetscape. In addition, privacy impacts are minimal as no changes are
proposed to the second floor. Recommended findings related to the Single-
Family Home Design Techniques are located in Attachment A.
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Development Standards

The proposed project complies with the applicable Development Standards as
set forth in the Sunnyvale Municipal Code. The following items have been
identified for the Planning Commission as clarification:

e Site Layout

The existing home is located towards the center of the property and has a
30 foot rear yard area. The proposed addition approximately 10 feet by 31
feet across the entire rear side of the house; the addition meets all minimum
setbacks for the zoning district. The addition can only be seen by an
adjacent home. As a one story addition it has no impact on privacy of the
adjoining properties.

e Floor Area Ratio

The R-1.7 zoning district was created to allow smaller lots (2,600-4,000 s.f.)
with smaller homes (50% FAR) to offer a more affordable single-family
detached home option. The PD combining district is always included with
the R-1.7 zoning district.

Since this neighborhood was built in 1993 about seven homes have
increased the FAR to approximately 53.3% (one home is now 55%) by
creating a third bedroom within a vaulted ceiling area. In those cases there
were minimal changes to the exterior of the house and no increase in the
size of the exterior of the building. This application is the first in this
neighborhood to request an increase the footprint of a home.

There are two other locations in Sunnyvale with R-1.7/PD zoning, including
31 homes off of Washington Avenue and Lometa Avenue (west of Mary
Avenue). These homes were approved with a deviation to the FAR with a
resulting average FAR of 53.6%. The largest house in that subdivision has a
gross floor area of 2,437 square feet.

Staff finds that the proposed rear addition is compatible with the existing
home and neighborhood due to the location, size and massing. The use of
similar materials and architectural style further reduce the appearance of
the addition.

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 and additions to existing structures.

FISCAL IMPACT

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

Staff has not received any public comments at the time of staff report
preparation.

Notice of Public Hearing Staff Report Agenda

e Published in the Sun e Posted on the City e Posted on the
newspaper of Sunnyvale's Web City's official

e Posted on the site site notice bulletin

e 72 notices mailed to e Provided at the board
property owners and Reference Section of | ¢ Posted on the
residents within 300 feet of the City of City of
the project site Sunnyvale's Public Sunnyvale's Web

Library site
CONCLUSION

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

Conditions of Approval: Recommended Conditions of Approval are located in
Attachment B.

ALTERNATIVES

1. Approve the Special Development Permit with the attached conditions.
2. Approve the Special Development Permit with modified conditions.

3. Deny the Special Development Permit.

RECOMMENDATION

Recommend Alternative 1 to the Planning Commission: Approve the Special
Development Permit with the attached conditions.

Prepared by:

Shaunn Mendrin
Project Planner
Reviewed by:

Gerri Caruso
Principal Planner
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Attachments:

A. Recommended Findings

B. Recommended Conditions of Approval
C. Site and Architectural Plans
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RECOMMENDED FINDINGS

Design Review

The proposed project is desirable in that the project’s design and architecture
conform 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 addition will maintain the existing
neighborhood pattern along the streetscape
as no modifications to the existing home
orientation or front facade are proposed.

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

The addition is modest in scale and will
match the character of the adjacent
neighborhood.

2.2.3 Design homes to respect
their immediate neighbors

The addition will be limited to the first floor
and will be located at the back of the home;
therefore, privacy and visual impacts to
neighbors are minimal.

2.2.4 Minimize the visual impacts
of parking.

The project does not propose any
modifications to the layout of the parking
for the site.

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

There are no planned modifications to the
landscaping associated with this project.

2.2.6 Use high quality materials
and craftsmanship

The proposed addition utilizes high quality
materials including stucco and composition
roofing to match the existing home.

2.2.7 Preserve mature
landscaping

No protected trees will be removed as part
of this project.

Special Development Permit

In order to approve the Special Development Permit the proposed project must

meet the following finding.

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

of the City of Sunnyvale.

The proposed additions maintain existing housing stock that is compatible
with the neighborhood and complies with the previous Planned Development

approval.

Staff was able to make the findings as the design meets the guidelines
described above and the design policies described in the report.
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In order to approve the Special Development Permit, the following finding may
also be made.

2.

The proposed use ensures that the general appearance of proposed
structures, or the uses 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.

The project is expected to have minimal impacts on surrounding
properties in that the addition will not have privacy impacts since it
is a one-story addition to the rear of the existing home and it
complies with the rear and side yard setback requirements.



S 5% CONDITIONS OF APPROVAL AND
STANDARD DEVELOPMENT REQUIREMENTS
MARCH 12, 2012

Planning Application 2012-7039
877 Markham Terrace
Special Development Permit for a 309 square feet first floor addition to an

existing two story home for a total of 2,279 square feet and Floor Area Ratio of
57%.

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.

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 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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GC-3. TITLE 25:
Provisions of Title 25 of the California Administrative Code shall be
satisfied with dependence on mechanical ventilation. [SDR]
[BUILDING]

BP: THE FOLLOWING CONDITIONS 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]

BP-2. EXTERIOR MATERIALS:
Exterior building materials and colors shall match the materials and
colors of the existing home and shall be noted on the plans submitted
for building permits. [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]

DC: THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL
TIMES DURING THE CONSTRUCTION PHASE OF THE PROJECT.

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]




ONOVAN RESIDENCE

877 MARKHAM TERRACE
SUNNYVYALE, CA

APN# 165-46-063

INDEX OF DRAWINGS PROJECT INFORMATION L
A, COVERSHEET PROJEGT DATAINDEX & SITE FLAN ONNER: MARINA DONOYAN
A2 PLOORFLANS ADDRESS: BT1 MARKHAM TERRAGE
A3, EXTERIOR ELEVATIGNS SUNNYVALE, GA
A4, FLOOR PLANS APN# 165-46-063
A5, EXTERIOR ELEVATIONS LOT AREA 4,018 BG. FT.
{EIGARMGE 419 SQFT.
{E) FIRST FLOOR. T44 SQFT.
{E) SECOND FLOOR 807 SQFT.
(E) LIVING AREA 1551 SAFT.
(K) FIRST FLOOR 744 + 30% = 1,053 5G.FT.
(E)SECOND FLOOR 207 SQAFT.
{N) LIVING AREA 1,551 + 309 = 1,860 SRFT,
FAR 1860 + 4192 22T SQFT.= 58 %
YICINITY MAP ZONING R-1.1FD
GCOUPANCY GROUF R3/U
& &
< S
£ ramaminag, i CONSTRUGTION TYPE -5
“ N All werk shall be In complance with the Glly of Surnyvale Munlelpal and the
3. 201¢ Edlians of the Calliomla Bullding Code 2010 Callfornia Mechanlzat
5’ g . Code,2010Califormis Plumbing Sode, 2010 Callfornia Electricat Code,
i § Es the 201¢ Callfomia Energy Code & 2010 Callfornla Residental Code
LI 4 &
e, & i
R &
Surnyvale "-.P
+
o3l 1258000 # Y WM el 2012 Gotgly

"

ATPL

R

i

PROPGSED ADDITION

o e . Yy S— e aan
-
El

S I

Il

[ | .

] A if E:

1

EmeE — \

F T i

! (I DRIVERAT 1I

i |

?,77,\__.,_.,__ anpL, |

]
MARKHAM TERRACE
_V*Aw___.__ﬂ_ﬁ*Aw__-U -

pace]
_Site Plaxn c%

!

INFNHOYLLY

j0

)

ANGREACOSTANIO
£50 819 9045
AndraaCostenze@cemeast.net
wiw. AndreaCostanza.com

T Y

877 MARKHAM TFRRACE
SUNNYVALE, CA

DONOVANRESIDENCE

 —

e 41 vty P D T Lt Y

TR T8 e AL o pel e R

T8 WA UG I, ISPROTVCT LI U PUBAEATIIN DY Ay
e T roRT B P
LS A0 WPEEINGATGKS P PANE P L

SracaeanY Brois B EUeE 10 T ATTENTIIN OF THE
AR

SRR
Deslgn B Drovn

ANPREN E0STANZD | ANDREA COBTANIO
BATE TI2LED FOR

PERMIT

otz

Sheat.

FLOOR PLANG

Goale £ ahoun
r— N

d,




oD o0 seziaee

ieatset

1

% 450 £1% 9045

AndragCestanze@comeast.nat

T SRl IO a— | ANDREACOSTANZO
b

(o}ntonst

i
L A :b i § www.AndranCastanzo.com
B ™ ci (oIbadranm \

i

(o) fasutty

T

s

9

-
&

3

) dining |

(v)gnrags

e

<

[ T r— © et

= —
-
5

(a)living

r
|
|
|
I
E
e

e

Eroi e - @h-w ““““““““
T ) maos

—
!
oXol

.
—+—=

877 MARKHAM TERRACE
SUNNYVALE, CA

S

(E)First Floox Plan (E)Second FloorxrPlan

SCALE 114" =1-0" SCALE AT

[
DONOVAN RESIDENCE

=, INDIGATES A 30" X 3-6" CLEAR WINDOW OFENING FLOOR PLANS NOTES e
T GMILARITY FORDOORS  Tees—ee——————————eeee L T T T

mamren  NERUAALL GV )
m===2  WALL TO BE REMOVED O
e EXISTING WALL

ff Tk e i nte w0 BrEGIncATEN ML BE \

o LT Tl UKL DT FOR AT

PRETAE A3 i KXTU AT O 12 BB LI

TR B 38, e, L TON DR FUMUCA T Y Aot
PRAMETES, TLATE

8
Loy
AT AN BEALL OE IRGALANT T Tall AERENTION O Tt

-
4

I S

I

i

I

I

I

|

|

; \ R st o o)

b

T N)e:12

ANDREA COSTARID | ANDREA COSTANZO

-} Dealgn 1
L

1 AT [ tesvEDFOR |
£

(N)g:12 a2 FERMIT,
1

he4 & > 12
> (M2

H3E2 [LOERH

(E)Roof Plan  ——=====o = =

SCALE 144" = 1-0"




—

ANDREACOSTANZO
650 417 7045
AndrecCostanzo@comeastnet

www. AndraaCostanza.cam
rtmmmwm L._.............___—/

Tar or wiose {} et

ToF Or ESE G_
[

TOPGEATE TOPGRILATE o

23

<
&

EP.

L

(E)fxont Elevation @)

i 1

£77 MARKHAM TERRACE
SUNNYVALE, CA

>
DONOVANRESIDENCE

{PCOHPOAICN SHHSLES
[‘—-mmmmuwom TGP OF DGR TOP OF IPGE g
I 5 [ k4

B ] 4 M
§

gL 8 Dk i P B ST Yo KB
TGP OF BLATE
e ————————— [ M.$, i i

IESSHOL 1O T2k AL, EITE FORMIGH Ty Pt
HATE AR AN AU TN THE oz 1 Ty Lt
o TS L ek

Drezn
AHOREA COBTANIU | ANDREA COSTARIO
$' TATE 1 1SUED FOR
2uriid PERMIT

HE

—

Shant:

FLOOR PLANS

Seale we shown

A3

\\ oF jj

(E)yRocax Elevation (F)Left Elevation

aFipEt

o "I obeg |
INBWHOVLLY

3
g,

i
5
:




L 1z
-+
43
Depioid hﬁ” %t%
[ oM. = jiing! e
S L
bR > | smnen,
§ Lo s L~
H e S
T il ATLIGHT A .,
R -

.

il
bace

sty
- ! Ry |
Imj‘
]
1 t §§
| =
I // P (e)dining I §§
P g £

(s)closet
—bint
08

(e)bedraom

()atfias

]
[

?
(a)living
1]
I ——
y FEC -7 y
3 7
] 4
* L
e
-
(NFirst Floox Pian
SCALE 1M =1gT T T T
=, INDICATES A 50" X 36" CLEAR WINDOW GFENING FRLOOR FLANS NOTES

= SIMILARITY FOR ROGRS

wasezmn  NEW NALL
co=zo  WALLTO BE REMOYED
Coome EXISTING WALL

[
[
I
I
i 1
WB 12 (w)mcnatay bdrm. O
E i
| i
B I o
ms Hla
; o @

(N)SSecomnd Floo

B¢,

T

oy
rPlan [{an]

ANDREACOSTANIO
650 619 F045
AndreaCostanza@comeasl.nek
www.AndreaCastanza.com

st ssssssarareeremrers?
S |
|
2
=
By
=
|
VDUS
R g -
A
ng:
P
= )
z
<L“hz
T;-;ﬁ
o
=
(]
o}

SO ———

[ pesignis Demunt \

| L
ANDREA COITANZA © ANDREA COSTANIO

BATE 1SSUED FOR
SN2, PERHIT
I—
e
Sneet
FLOOR PLANG
Sealn & ohawn

n
T INGWHOYLLY




ANDREACOSTANZO

TorF QR RIRGE TP OF NOSE g 450 819 9045
I AndreaCostanzo@comeasi.net

b - www AncreaCoestanzo.com
|
ToROF faTe | re s ——e
) T

ot

CLARS O 1A, SO SHEN

) LATEN OF 184 FELF U On mrm_uﬁm_\ E
iEu]

&

[ _____________ 1l 2 I i o] g K

STEm LS
PREMOEED ACDITIEN| Pl ciucca (F ebt. e scoth
appeaton Hekramth

877 MARKHAM TERRACE
SUNNYVALE, CA

TOP OF RIDSE g
-

LATE g
i d

DONOVAN RESIDENCE

PLAT ROOF

——

&
£
3
i
|
!

N8 12 - 1‘ Daslgrt by Srum
|
|
|

ANDREA COSTANIO | ANOREA COSTANIO
BRE TBEUED FOR

<

e2 kit FERMIT

Sheet

Y

< 1

A & o {1z

& ez Menz | a2

|
|
1
1
1
(NIBe12 : Seate a2 thewn
1
|
|

(NMhLeft Elevation

145 =1-¢"

FLOGR PLANG

sl

INFNHOV Ly
>

¢

(N)ROOf Plan AN Y .

SCALE 14" = 1-0°
I

10

)




