
CITY OF GLENDALE, CA 

DESIGN REVIEW STAFF REPORT – SINGLE FAMILY 

  October 17, 2023 1620 Del Valle Avenue 
  Decision Date Address 

  Administrative Design Review (ADR) 5614-007-006 
  Review Type APN 

  PADR-000588-2022 Armen Hagobian 
  Case Number Applicant 

  Dennis Joe, Senior Planner Raffi Abolian 
  Case Planner Owner 

Project Summary 
The applicant is proposing to construct an attached 486 square-foot garage at the front 
and side yard, and to legalize a 34 square-foot front entry enclosure and 200 square-foot 
rear patio enclosure to an existing 2,172 square-foot, single-family residence (constructed 
in 1922) on a property approximately 13,875 square-foot lot, located in the R1 (FAR 
District I) Zone. 

Environmental Review   
The project is exempt from CEQA review as a Class 1 “Existing Facilities” exemption 
pursuant to Section 15301 of the State CEQA Guidelines because additions to the existing 
building will not result in an increase more than 50 percent of the existing floor area and is 
less than 2,500 square-feet. 

Existing Property/Background 
The project site is a 13,875 square-foot interior lot located on Del Valle Avenue between 
Hermosita Drive and Weston Place.  The lot is regularly shaped, relatively flat, and is 
developed with an existing 2,172 square-foot, single-family residence (constructed in 
1922). 

Three indigenous trees (coastal live oaks) are located on or within 20 feet of the subject 
property.  The identified coast live oak trees will not have its canopy encroached by the 
project; however, the Urban Forester required that an Indigenous Tree Permit is required 
to perform work the protected species prior to issuance of a building permit. In addition, 
the property does not appear to be eligible for listing at the federal, state, or local level and 
is therefore not a historic resource under the California Environmental Quality Act (CEQA) 
because of extensive alterations, including the addition of stucco cladding and retrofit 
horizontal sliding windows with foam molding surrounds throughout the building. 



 2 

Staff Recommendation 
Approve with Conditions 
________________________________________________________________________ 
 
Last Date Reviewed / Decision 
First time submittal for final review. 
 
Zone: RI       FAR District: I      
Although this design review does not convey final zoning approval, the project has been 
reviewed for consistency with the applicable Codes and no inconsistencies have been 
identified. 
 
Active/Pending Permits and Approvals   
None. 
 
Site Slope and Grading 
None proposed. 
 
Neighborhood Survey   

 
 
DESIGN ANALYSIS 
________________________________________________________________________ 
Site Planning  
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
 

Building Location 
☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 
 ☐ Setbacks of buildings on site 
 ☐ Prevailing setbacks on the street 
 ☐ Building and decks follow topography 
 

      
 

Garage Location and Driveway 
☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 
 ☐ Predominant pattern on block 

 Average of 
Properties within 300 
linear feet of subject 

property 

Range of Properties 
within 300 linear feet 
of subject property 

Subject Property 
Proposal 

Lot size 12,894 SF 9,375 SF - 13,875 SF 13,875 SF 
Setback 35 FT 28 FT - 40 FT 42 FT 
House size 1,670 SF 1,316 SF - 3,351 SF 2,407 SF 
Floor Area Ratio 0.17 0.09 - 0.30 0.17 
Number of stories Primarily 1-story 1 and 2 stories 2-stories 
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 ☐ Compatible with primary structure 
 ☐ Permeable paving material 
 ☐ Decorative paving 
 

The proposed two-car garage will be constructed at front of the building and accessed 
via the existing decorative paver driveway built via Del Valle Avenue.  The overall site 
planning for the new garage is consistent with predominant of the immediate 
neighborhood, as the block is developed with a mix of street facing garages and 
detached garages at the rear.  It will have the same setback as the street-facing garage 
of the adjoining property. 

 
Landscape Design 
☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 
 ☐ Complementary to building design 
 ☐ Maintains existing trees when possible 
 ☐ Maximizes permeable surfaces 
 ☐ Appropriately sized and located 
 

The front yard of the subject property is proposed to remove an unpermitted semi-
circular driveway and curb cut, and re-landscaping these areas with live vegetation with 
a five foot wide walkway path.  While drawings do not indicate the type of replacement 
landscaping, the front yard landscape design should be enhanced with a greater 
variety of low or very-low water use plants identified on www.bewaterwise.com or 
WUCOLS. 

 
Walls and Fences 
☐ yes     ☒ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Appropriate style/color/material 
 ☐ Perimeter walls treated at both sides  
 ☐ Retaining walls minimized 
 ☐ Appropriately sized and located 
 

      
 

Determination of Compatibility: Site Planning 
 
The proposed site planning is appropriate, as modified by any proposed conditions, to the 
site and its surroundings for the following reasons: 
 

• The improvements are configured with code-compliant setbacks along the street 
front and interior yards and continues the setback patterns from Del Valle Avenue.   

• The overall site planning for the new garage is consistent with predominant of the 
immediate neighborhood, as the block is developed with a mix of street facing 
garages and detached garages at the rear. 

• The unpermitted semi-circular driveway will be removed and re-landscaped with live 
vegetation with a five-foot-wide walkway path. As conditioned, the front yard 
landscape design should be enhanced with a greater variety of low or very-low water 
use plants identified on www.bewaterwise.com or WUCOLS. 

  

http://www.bewaterwise.com/
http://www.bewaterwise.com/
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________________________________________________________________________ 
Massing and Scale 
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
 

Building Relates to its Surrounding Context 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Appropriate proportions and transitions 
 ☐ Relates to predominant pattern 
 ☐ Impact of larger building minimized 
 

      
 
Building Relates to Existing Topography 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Form and profile follow topography 
 ☐ Alteration of existing land form minimized 
 ☐ Retaining walls terrace with slope 
 

      
 

Consistent Architectural Concept 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Concept governs massing and height 
 

      
 

Scale and Proportion 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Scale and proportion fit context 
 ☐ Articulation avoids overbearing forms 
 ☐ Appropriate solid/void relationships 
 ☐ Entry and major features well located 
 ☐ Avoids sense of monumentality 
 

      
 
Roof Forms 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Roof reinforces design concept 
 ☐ Configuration appropriate to context 
 

       
  



 5 

 
Determination of Compatibility: Mass and Scale 
 
The proposed massing and scale are appropriate, as modified by any proposed 
conditions, to the site and its surroundings for the following reasons: 
 

• The overall massing of the project will be compatible with nearby dwellings in terms 
of mass and scale.  The front entry enclosure and attached two car garage will not 
project above the existing height of the building and will not alter the massing of the 
house viewed from Del Valle Avenue. 

• The existing dwelling is designed with street and side facing gabled roofs at the first 
level and a shed roof second level, stucco siding and with composition roof 
shingles.  The improvements to the building replicate the overall concept of the 
existing building. 

 
________________________________________________________________________ 
Design and Detailing 
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
 

Overall Design and Detailing 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Consistent architectural concept  
☐ Proportions appropriate to project and surrounding neighborhood 

 ☐ Appropriate solid/void relationships 
 
 

       
 

Entryway  
☒ yes     ☐ n/a     ☐ no     

 

If “no” select from below and explain: 
 ☐ Well integrated into design 
 ☐ Avoids sense of monumentality 
 ☐ Design provides appropriate focal point 
 ☐ Doors appropriate to design 
 

      
 

Windows  
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Appropriate to overall design 
 ☐ Placement appropriate to style 
 ☐ Recessed in wall, when appropriate 
 

 
Privacy  
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 



 6 

 ☐ Consideration of views from “public” rooms and balconies/decks 
 ☐ Avoid windows facing adjacent windows 
 

      
 
Finish Materials and Color 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Textures and colors reinforce design 
 ☐ High-quality, especially facing the street 
 ☐ Respect articulation and façade hierarchy 
 ☐ Wrap corners and terminate appropriately 
 

      
 
Paving Materials 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Decorative material at entries/driveways 
 ☐ Permeable paving when possible 
 ☐ Material and color related to design 
 

      
 
Lighting, Equipment, Trash, and Drainage 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Light fixtures appropriately located/avoid spillover and over-lit facades 
 ☐ Light fixture design appropriate to project 
 ☐ Equipment screened and well located 
 ☐ Trash storage out of public view 
 ☐ Downspouts appropriately located 
 ☐ Vents, utility connections integrated with design, avoid primary facades 
 

      
 

Ancillary Structures 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Design consistent with primary structure 
 ☐ Design and materials of gates complement primary structure 
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Determination of Compatibility: Design and Detailing 
 
The proposed design and detailing are appropriate, as modified by any proposed 
conditions, to the site and its surroundings for the following reasons: 
 

• The 34 square-foot front entry enclosure incorporates design details that are 
complementary to the existing style of the single-family dwelling, such as single door 
with two side lights configuration and updating the gable above the front entry with 
horizontal siding. 

• The Design Guidelines suggests that windows visible from the street should 
complement the architectural design, such as, recessed hung, casement or fixed 
windows with wooden sills and edge/trim detail.  Because the three new windows 
are located at portions of the building not visible from public view (sides and rear), 
the flush nail-on windows with a hung and horizontal sliding operations are 
acceptable at the portions of the dwelling that are out of sight from public view.   
 

________________________________________________________________________ 
 
Recommendation / Draft Record of Decision   
Based on the above analysis, staff recommends Approval with Conditions.  This 
determination is based on the implementation of the following recommended conditions: 
 
 Conditions 

1. The new front yard landscaping shall include a variety of low or very-low water use 
plants identified on www.bewaterwise.com or WUCOLS. 

________________________________________________________________________ 
 
Attachments 
 
1. Reduced Plans 
2. Photos of Existing Property 
3. Location Map 
4. Neighborhood Survey 

http://www.bewaterwise.com/
























MATERIAL BOARD

1 WALLS: STUCCO
COLOR: TO MATCH EXISTING
SINGLE FAMILY DWELLING

2 ROOF: ASPHALT SHINGLE
COLOR: DARK BROWN TO MATCH
EXISTING SINGLE FAMILY DWELLING

3 ENTRY DOOR: SINGLE WOOD
DOOR WITH SIDE LIGHTS

ARCHITECTURE / SPACE PLANNING / INTERIORS

220 S. KENWOOD ST.
STE. 210 GLENDALE
CA. 91205
TEL: (818)  502-0590
armen@hagobianarchitects.net

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING

HEREIN CONSTITUTE THE ORIGINAL UNPUBLISHED

WORK OF THE ARCHITECT AND THE SAME MAY NOT

BE DUPLICATED, USED, OR DISCLOSED WITHOUT THE
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PROJECT:

SHEET TITLE:
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1.  1601 DEL VALLE AVE. 

2.  1611 DEL VALLE AVE. 3.  1617 DEL VALLE AVE. 

1620 DEL VALLE AVE., DRB PHOTOS 

PHOTO 
KEY 



4.  1621 DEL VALLE AVE. 5.  1625 DEL VALLE AVE. 

6.  1631 DEL VALLE AVE. 
7.  1635 DEL VALLE AVE. 

1620 DEL VALLE AVE., DRB PHOTOS 



8.  1643 DEL VALLE AVE. 9.  1642 DEL VALLE AVE. 

10.  1636 DEL VALLE AVE. 
11.  1630 DEL VALLE AVE. 

1620 DEL VALLE AVE., DRB PHOTOS 



12.  1636 DEL VALLE AVE. 13.  1620 DEL VALLE AVE. 

14.  1616 DEL VALLE AVE. 15.  1610 DEL VALLE AVE. 

1620 DEL VALLE AVE., DRB PHOTOS 



16.  1604 DEL VALLE AVE. 17.  1602 DEL VALLE AVE. 

18.  1617 EL RITO AVE. 19.  1625 EL RITO AVE. 

1620 DEL VALLE AVE., DRB PHOTOS 



1620 DEL VALLE AVE., DRB PHOTOS 

13. 1620 DEL VALLE AVE., SUBJECT PROPERTY FRONTAGE 



1620 DEL VALLE AVE., DRB PHOTOS 

SUBJECT PROPERTY REAR YARD PHOTOS 



1620 DEL VALLE AVE., DRB PHOTOS 

SUBJECT PROPERTY REAR YARD PHOTOS 





1620 Del Valle Avenue, Glendale, CA 91208 ~ Design Review Survey List ~ Within 300 linear feet of subject property

PHOTO

KEY
ADDRESS

ASSESSOR’S

PARCEL NO.

HEIGHT IN

STORIES
ROOF

APPROX.

SETBACK

 FLOOR

AREA

LOT

AREA
F. A. R.

1 1601 Del Valle Ave. 5614-006-018 1 Shake 28' 2,829 10,700 .26

2 1611 Del Valle Ave. 5614-006-019 1 Asphalt 30' 2,416 9,375 .26

3 1617 Del Valle Ave. 5614-006-020 1 Tile 38' 2,024 13,875 .15

4 1621 Del Valle Ave. 5614-006-021 1 Asphalt 38' 2,059 13,875 .15

5 1625 Del Valle Ave. 5614-006-022 1 Tile 33' 2,838 13,875 .20

6 1631 Del Valle Ave. 5614-006-023 1 Tile 40' 1,544 13,875 .11

7 1635 Del Valle Ave. 5614-006-024 1 Asphalt 40' 1,495 13,875 .11

8 1643 Del Valle Ave. 5614-006-025 1 Asphalt 40' 1,316 13,875 .09

9 1642 Del Valle Ave. 5614-007-002 1 Asphalt 34' 2,318 13,875 .17

10 1636 Del Valle Ave. 5614-007-003 1 Asphalt 40' 2,136 13,875 .15

11 1630 Del Valle Ave. 5614-007-004 2 Shake 40' 3,069 13,875 .22

12 1626 Del Valle Ave. 5614-007-005 1 Tile 30' 2,638 13,875 .19

14 1616 Del Valle Ave. 5614-007-007 2 Asphalt 40' 3,374 13,875 .24

15 1610 Del Valle Ave. 5614-007-008 1 Asphalt 35' 2,477 13,875 .18

16 1604 Del Valle Ave. 5614-007-009 1 Asphalt 33' 1,658 13,875 .12

17 1602 Del Valle Ave. 5614-007-010 1 Asphalt 32' 1,574 9,840 .11

18 1617 El Rito Ave. 5614-007-018 2 Asphalt 31' 3,351 11,100 .30

19 1625 El Rito Ave. 5614-007-020 1 Asphalt 40' 2,379 10,706 .22

TOTAL ------ ------ 21 ------ 642' 40,293 232,096 3.15

Average 1.17 35.6' 1,669.5 12,894.2 .173

13

Subject

Project

1620 Del Valle Ave. 5614-007-006 2 Asphalt 42' 2,406.6 13,875 .173
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