
 
 

AGENDA REPORT SUMMARY 
 

 
 
 
                                                                                                  

STUDY SESSION 
 

Agenda Item # 1 

       

Meeting Date: June 4, 2020 
 
Subject: 140 Lyell 5 Unit Subdivision Planning Commission Study Session 
 
Prepared by:  Guido F. Persicone, Planning Services Manager, AICP 
Reviewed by:  Jon Biggs, Community Development Director 
 
Attachment(s):   
A. Planning Package 
B. R3-1.8 Zoning Standards 
C. Project Applicant’s PowerPoint 
 
Initiated by: 
City staff 
 
Previous Council Consideration: 
NA 
 
Fiscal Impact: 
No direct fiscal impact is anticipated 
 
Environmental Review: 
It is anticipated that this project will be categorically exempt from environmental review under 
Section 15332 of the California Environmental Quality Act because it is an in-fill development on a 
site that is under five-acre in size. A more detailed analysis will be conducted prior to formal 
Planning Commission review. 
 
Summary: 

• The applicant is proposing a five (5) unit subdivision with 1 below market rate unit at the 
very low-income level. Per the City’s density bonus ordinance, the project is eligible for three 
(3) development concessions. At this time, the applicant is not seeking an increase in the 
number of units via the density bonus ordinance just the concession afforded by said 
legislation.  

 
Staff Recommendation: 
Staff suggests that the Planning Commission review the submitted material and provide preliminary 
feedback to the applicant so they can address these before submitting the formal application.  
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Purpose 
The purpose of the meeting is to get initial preliminary application comments from the Planning 
Commission about a five (5) unit subdivision at 140 Lyell.  
 
Background 
This is a design review study session for a new development proposal at 140 Lyell. The applicant is 
proposing a five-unit subdivision with 1 unit dedicated as a very low income below market rate unit 
(BMR). Since twenty percent of the units are being dedicated as affordable, the applicant is eligible 
for three density bonus concessions. The project is generally consistent with the Los Altos Zoning 
Code (see Table 1) with a few key exceptions. Two minor noncompliance issues are that in the R3-
1.8 zone, applicants are required to provide 96 square feet of storage and bicycle parking1. These will 
be addressed by the applicant during the formal submittal.  
 
The three major exceptions to the code the applicant is requesting relate to the setbacks and height 
for the project. First, the project seeks an exception to 15 foot height requirement of the R3-1.8 
zoning district, which constrains the ability to construct a project at allowable densities with unit 
sizes in-line with contemporary expectations. Second, the applicant is requesting a modification to 
the street side and interior side setbacks. Like the height limitation, the setback requirements limit 
the ability to develop a project at the allowable density of five (5) units in a configuration that meets 
present day lifestyles. These “on menu” concession requests are ministerial, unless the City makes 
one of the following findings:  

 The concession or incentive does not result in identifiable and actual cost reductions, 
consistent with the definition of "concession" or "incentive", to provide for affordable 
housing costs, as defined in Health & Safety Section 50052.5, or for rents for the targeted 
units to be set as specified in Subsection (I). 

 The concession or incentive would have a specific, adverse impact upon public health and 
safety or the physical environment or on any real property that is listed in the California 
Register of Historical Resources and for which there is no feasible method to satisfactorily 
mitigate or avoid the specific, adverse impact without rendering the development 
unaffordable to low-income and moderate-income households 

 The concession or incentive would be contrary to state or federal law. 

 
 

1 1 Class I  (bike locker) must be provided for every 3 units and a 1 Class II (bicycle rack) must be provided for every 
15 units.  
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The Los Altos Municipal Code also provides that the maximum density of a project shall be 
constructed unless findings of fact demonstrating a reduced density is necessary per Section 
14.22.030 of the Los Altos Zoning Code: 
 
14.22.030 - Maximum density development requirement.  

The maximum density permitted shall be constructed unless it is determined by the city council 
that a less dense project would be in the best interests of the community. In approving a less dense 
project, the city council shall make at least one of the following findings:  

A.  That a maximum density project would be detrimental to the health, safety, comfort, 
convenience, prosperity, or welfare of persons residing or working in the vicinity or 
injurious to property or improvements in the vicinity;  

B.  That the development of fewer units would enhance opportunities for the development of 
affordable housing within the project.  

A City’s ability to reduce a project’s density may be further be limited by recently enacted legislation, 
specifically Senate Bill 330 (SB 330). Staff will need to do additional research on the applicability of 
this to the project.  
 

Table 1(General Development Standards) 

 Standard Proposed Complies 

Zoning R.3-1.8 No change Yes 

Density 1,800 square feet per lot or 
5.91 units 

5 units  Yes 

Lot Size 10,650 No change No change to lot size 

Height 15 feet 27 feet No-Density bonus 
concession 

Lot Coverage 40% 39% Yes 

Front 
Setback 

20 ft. 20 ft 4 inches Yes 

Interior Side 
Setback 

17.5 feet 7.5(first floor) 
12.5 (second floor) 

No-density bonus 
concession 
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Street Side 
Yard Setback 

25 feet 15 feet  No-density bonus 
concession 

Parking 2 spaces (1 covered 1 
uncovered) 

2 spaces (1 covered; 1 
uncovered) 

Yes 

Visitor 
Parking 

1 for every 4 units or 1.25 
spaces 

2.0 visitor parking spaces Yes 

Storage 96 square feet of storage per 
unit 

None provided No 

Bicycle 
Parking 

1 Class I (Bike Locker) for 
every 3 units 

None provided No 

 
 
 

 
Table 2-Site Plan 
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Community Meeting 
On May 14, 2020 a virtual community meeting took place with abutting property owners. The 
project was generally received well by the neighborhood, but  residents did have the following input 
and questions: 
 

Sidewalks-the neighborhood requested that the sidewalk along Lyell be completed so there is an 
accessible path of travel all along Lyell.  
 
Traffic-the neighborhood inquired if a traffic signal would be installed at the corner of Lyell and 
Gabilian Street. City staff are following up with the Engineering Division about this request.  

 
Discussion/Analysis 
In general, these type of infill development projects are what will help Los Altos meet it’s long term 
Regional Housing Needs Allocation (RHNA), as set by the California Department of Housing and 
Community Development (State HCD). With the addition of a below market rate unit and the 
corresponding density bonus concessions, the City must allow certain modifications to its 
development standards in order to meet the requirements of state law. 
 
Los Altos General Plan Conformance 
 
Housing Element Policy 2.1:  The City will maintain zoning that provides for a range of 

housing sizes and residential densities. 
 
Housing Element Goal 4:  Allow a variety of housing densities and types in appropriate 

locations to accommodate housing needs at all income 
categories. 

 
Housing Element Program 4.3.4   Continue to encourage maximum densities 
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T-1

140 LYELL STREET, LOS ALTOS, CA 94022

5 NEW RESIDENCES FOR:

MR. SAMIR SHARMA

2 - 11 - 20

170 - 39 - 043

R 3 - 1.8

10,650  S.F.

10,650 X .40 = 4,260  S.F.LOT COVERAGE ALLOWED:

PROPOSED:

A.P.N. :

ZONING:

OCCUPANCY GROUP:  R-3, U

TYPE OF CONSTRUCTION: VB

LOT SIZE:

EXISTING HOUSE:

VICINITY MAP

SITE DATA

THIS PROJECT SHALL COMPLY WITH 2019 CBC, CRC, CMC, CPC,  CEC,
CFC, CAL GREEN, CAL ENERGY CODE, AND LOCAL ORD.

1,802  S.F. (TO BE REMOVED)

UNIT #1:

UNIT #2:

UNIT #3:

UNIT #4:

UNIT #5:

FIRST
FLOOR

SECOND
FLOOR

TOTAL

TOTAL:

641.3

641.3

641.3

3,119.7

569.3

770.7

769.7

727.9

3,800.9

773.3

1,411  S.F.

1,414.6  S.F.

1,412  S.F.

1,297.2  S.F.

6,920.6 S.F.

GARAGES:

COVERED PORCHES:

SHEET INDEX
T-1 TITLE SHEET

T-2 STREET SCAPE

A-1 SITE PLAN
A-2 FIRST FLOOR PLANS
A-3 SECOND FLOOR PLANS

A-4 ELEVATIONS, EAST & NORTH

A-5 ELEVATIONS, WEST & SOUTH
A-6 SECTIONS
A-7 SECTION, ROOF PLAN

A-8 AREA CALCULATIONS

C-1 COVER SHEET/VESTING TENT. MAP
C-2 PRELIM GRADING & DRAINAGE PLAN

C-3 PRELIM UTILITY PLAN

L-1 PRELIM LANDSCAPE PLAN

TS TOPOGRAPHICAL SURVEY

4,258 = 39.99%

319.68  S.F.

1,138.44  S.F.

626.5 759.3 1,385.8  S.F.

MEDIUM DENSITY MULTI-FAMILY (MDMF)GENERAL PLAN:

PROJECT DESCRIPTION:
REMOVE EXISTING SINGLE FAMILY RESIDENCE.

BUILD A 2-STORY MULTI-FAMILY BUILDING CONSISTING OF 5 UNITS
INCLUDING 1 B.M.R. UNIT.
ALL UNITS WILL HAVE AN ATTACHED 1-CAR GARAGE.

F.A.R. PROPOSED: 8,056  = 75.6%

PARKING PROVIDED:  1 COVERED,  1 UNCOVERED PER UNIT (20 CARS)

GUEST PARKING PROVIDED:  3 UNCOVERED TOTAL

PERVIOUS PAVER DRIVEWAYS PROPOSED:  1,443  S.F.

PATIOS, WALKWAYS PROPOSED:  1,006  S.F.

LANDSCAPING PROPOSED:  3,942 S.F. = 37.01%

OWNER

SAMIR SHARMA

1495 FLAMINGO WAY

SUNNIVALE, CA  94087

206-931-4169

samir19@gmail.com

ARCHITECT

RICHARD A HARTMAN
HOMETEC ARCHITECTURE

555-B MERIDIAN AVENUE

SAN JOSE, CA  95126
408-995-0496
hometecarch@gmail.com

CIVIL ENGINEER

SAEID RAZAVI, PE

SMP ENGINEERS
1534 CAROB LANE

LOS ALTOS, CA  94024
650-941-8055

srazavi@smpengineers.com

LANDSCAPE ARCHITECT

MARA YOUNG, LA
650-327-2644

marayoung@gmail.com

ARBORIST

KEVIN KIELTY

POB 6187
SAN MATEO, CA  94403
650-515-9783

kkarbor0476@yahoo.com

ATTACHMENT A
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2 - 11 - 20

T-2STREET SCAPE

LYELL STREET

GABILLAN STREET

LYELL
STREET

SUBJECT438 GABILLAN ST.

GABILLAN
STREET

ALLEY

SUBJECT 126 - 134  LYELL ST.
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1st FLOOR = 641.3
2nd FLOOR = 773.3
TOTAL  =  1,414.6  S.F.

1st FLOOR = 569.3
2nd FLOOR = 727.9
TOTAL  =  1,297.2  S.F.

1st FLOOR = 626.5
2nd FLOOR = 759.3
TOTAL  =  1,385.8  S.F.

1st FLOOR = 641.3
2nd FLOOR = 770.7
TOTAL  =  1,412  S.F.

1st FLOOR = 641.3
2nd FLOOR = 769.7
TOTAL  =  1,411  S.F.
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Chapter 14.22 - R3-1.8 MULTIPLE-FAMILY DISTRICT 

Sections:  

14.22.010 - R3-1.8 District.  

The regulations, general provisions, and exceptions set forth in this chapter and in Chapter 14.66 
shall apply in the R3-1.8 District.  

(Prior code § 10-2.1001) 

14.22.020 - Permitted uses (R3-1.8). 

The following uses shall be permitted in the R3-1.8 District: 

A. Multi-family residential dwelling units with not more than one dwelling unit for each one
thousand eight hundred (1,800) square feet of lot area;

B. For affordable housing requirements, see Chapter 14.28 of this title;

C. For density bonus provisions, see Chapter 14.30 of this title; and

D. Animals as provided in Chapter 5.10 of this code.

(Ord. 02-410 § 2; prior code § 10-2.1002) 

14.22.030 - Maximum density development requirement. 

The maximum density permitted shall be constructed unless it is determined by the city council that a 
less dense project would be in the best interests of the community. In approving a less dense project, the 
city council shall make at least one of the following findings:  

A. That a maximum density project would be detrimental to the health, safety, comfort,
convenience, prosperity, or welfare of persons residing or working in the vicinity or injurious to
property or improvements in the vicinity;

B. That the development of fewer units would enhance opportunities for the development of
affordable housing within the project.

(Prior code § 10-2.1002.1) 

14.22.040 - Site area (R3-1.8). 

The minimum site area shall be seven thousand one hundred (7,100) square feet on vacant property 
and fourteen thousand (14,000) square feet on properties with existing structures.  

(Prior code § 10-2.1003) 

14.22.050 - Coverage (R3-1.8). 

The maximum coverage for all structures shall be forty (40) percent of the total area of the site, 
including garages (not including driveways or off-street parking areas).  

(Prior code § 10-2.1004) 

ATTACHMENT B



14.22.060 - Front yard (R3-1.8).  

The minimum depth of front yards shall be twenty (20) feet. The minimum width on a public street 
shall be fifty (50) feet on vacant property and one hundred (100) feet on property with existing structures.  

(Prior code § 10-2.1005) 

14.22.070 - Side yards (R3-1.8).  

The minimum width of side yards shall be seven and one-half feet, except that on a corner lot, the 
minimum width of the side yard adjoining the street shall be fifteen (15) feet. Five feet shall be added to 
each side yard for each story above the first story or for each ten (10) feet of height, or fraction thereof, 
above the lowest twelve (12) feet of the height of the structure, whichever is the lesser, except on the 
secondary setback on a corner lot. When a garage or carport faces a side yard adjoining a street, the 
minimum setback to the face of the structure shall be twenty (20) feet. Where R3-1.8 District property 
abuts on R1-10 District property, the minimum side yard shall be twenty-five (25) feet for one-story 
structures, of which the ten (10) feet abutting the property in the R1-10 District shall have a six-foot solid 
fence or wall outside a planting screen of evergreen trees or bushes of a variety, height, and spacing as 
approved by the building and planning department, all of which shall be permanently maintained by the 
property owner. Such ten-foot planting strip shall be used exclusively for landscaping purposes.  

(Prior code § 10-2.1006)  

(Ord. No. 2012-375, § 5, 1-24-2012) 

14.22.080 - Rear yard (R3-1.8).  

The minimum depth of rear yards shall be twenty-five (25) feet, and no structure shall be placed 
within the required rear yard. Where R3-1.8 District property abuts on R1-10 District property, the 
minimum depth of rear yards shall be thirty (30) feet, of which the ten (10) feet abutting on the property in 
the R1-10 District shall have a six-foot solid fence or wall outside a planting screen of evergreen trees or 
bushes of a variety, height, and spacing as approved by the building and planning department, all of 
which shall be permanently maintained by the property owner. Such ten (10) foot planting strip shall be 
used exclusively for landscaping purposes.  

(Prior code § 10-2.1007) 

14.22.090 - Off-street parking (R3-1.8).  

(As provided in Chapter 14.74 of this title.)  

(Prior code § 10-2.1008) 

14.22.100 - Height of structures (R3-1.8).  

No structure shall exceed two stories or thirty (30) feet in height, whichever is the lesser. No 
structure shall exceed one story or fifteen (15) feet in height if located within one hundred (100) feet of the 
R1-10 District. In no case shall this preclude a basement when used for parking and/or storage.  

(Prior code § 10-2.1009) 



14.22.110 - Design control (R3-1.8).  

All structures erected in the R3-1.8 District shall be subject to the provisions of Chapter 14.78 of this 
title. Each multi-family residential dwelling unit shall have a minimum of ninety-six (96) cubic feet of 
enclosed storage, excluding closet and garage areas. (Amended during 2/06 supplement; Ord. 02-410 § 
3; prior code § 10-2.1011) 

14.22.120 - Exceptions (R3-1.8).  

On lots facing on Gabilan Street and known as Lots 4 through 14 and Lot 24 of Block 34, Map No. 3, 
town of Los Altos, the side yard abutting the R1-10 District shall be not less than ten (10) feet for a one-
story building, of which five feet shall be landscaped as provided in Section 14.22.070 of this chapter, and 
no structure shall exceed one story or fifteen (15) feet in height if located within fifty (50) feet of the R1-10 
District.  

(Prior code § 10-2.1012) 

14.22.130 - Signs (R3-1.8).  

(As provided in Chapter 14.68 of this code.)  

(Prior code § 10-2.1013; Ord. No. 2015-414 , § 12, 9-8-2015) 

14.22.140 - Fences (R3-1.8).  

(As provided in Chapter 14.72 of this title.)  

(Prior code § 10-2.1014) 

14.22.150 - Nonconforming use regulations (R3-1.8).  

(As provided in Chapter 14.66 of this title.)  

(Prior code § 10-2.1015) 

14.22.160 - Accessory structures.  

As provided in Chapter 14.15 of this title.  

(Ord. No. 2018-440 , § 3, 3-13-2018)  

http://newords.municode.com/readordinance.aspx?ordinanceid=755302&datasource=ordbank
http://newords.municode.com/readordinance.aspx?ordinanceid=881735&datasource=ordbank


140 Lyell St., Los Altos,  CA

140 Lyell St. – PC Study Session
June 4th, 2020



Los Altos: 140 Lyell St.
• Project Overview:

• 5 Condo/Townhome Project, 4 Market Rate units, 1 BMR (Very Low) Unit

• Floor Plan Details
• 1385 Sq.ft. with 1 Car Garage
• 1412 Sq.ft. with 1 Car Garage
• 1411 Sq.ft. with 1 Car Garage
• 1414 Sq.ft. with 1 Car Garage
• 1297 Sq.ft. with 1 Car Garage

• 3 BD, 2.5 BA, 2 stories

• 2 On-site guest parking spots and 1 Off-site Guest parking spot



Los Altos: 140 Lyell St. Site Plan



Los Altos: 140 Lyell St. Aerial Siteplan



Los Altos: 140 Lyell St. Outreach Meeting

• We held a neighborhood outreach meeting on May 14th

• The project received positive feedback from the neighbors and 
was attended by 5 neighbors 

• 2 main concerns that were discussed 
• Project Height, we’re proposing a 30’ tall building 
• Sidewalk connectivity on Lyell St.

• We have worked to drop the building height to 27’ and also 
intend to do the off-site improvements to match the existing 
neighborhood



Los Altos: 140 Lyell St. PC Feedback
• We are seeking feedback on the following items from PC

• Architectural Style 

• Exterior Colors

• Overall Neighborhood Compatibility
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