CITY OF GLENDALE, CA

DESIGN REVIEW STAFF REPORT - SINGLE FAMILY

February 28, 2024 2235 Flintridge Drive
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Administrative Design Review (ADR)  5658-036-005

Review Type APN
PADR-001936-2023 George Grigorian
Case Number Applicant
Shoghig Yepremian, Planner Richard Satur
Case Planner Owner

Project Summary

The project proposes to add a new 1,200 square foot second story to an existing one-
story, 2,353 square-foot single-family house (originally constructed in 1979) with an
attached three-car garage located on a 25,000 square-foot lot. The proposed second story
living area will be situated above the existing 3-car garage and above a portion of the
house. The entire second floor addition is situated on the east side of the house. The total
combined floor area for the existing house including proposed additions will be 3,553
square feet. There are no changes proposed to the first floor except adding an interior
staircase to lead to the second floor. The exiting landscaping will remain as is and no
changes are proposed to the site, except adding a new wall at the front next to the garage
(height and setback are unmarked on the plans). The plans also show interior walls on
each side of the property. The height and location of all “new” walls need to comply with
the zoning requirements.

The property is zoned RIR Il (Restricted Residential Zone, Floor Area Ratio IlI).
Comprehensive Design Guidelines (Hillside) are applicable to this property. The project is
within the Emerald Isle neighborhood.

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 the proposed addition
to the existing structure will not result in an increase of more than 2,500 square feet of
floor area.

Existing Property/Background

Originally developed in 1979, the project site is a 25,000 square-foot lot with frontage on
Flintridge Drive. The existing dwelling is a 2,353 square-foot single-family residence with
an attached three-car garage. The house sits on a flat pad (gentle slope from street to
house). The site then slopes up towards the back of the property. The overall lot has a 40



to 49% slope according to city maps. Access to the existing garage from a driveway
located along Flintridge Drive will be maintained. The project site also features an existing
swimming pool at the rear of the house which is proposed to remain.

Staff Recommendation
Approve with Conditions

Last Date Reviewed / Decision
First time submittal for final review.

Zone: R1R - FAR District: 1l

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
Less than 50% current average slope. No grading is proposed since this is a second-floor
addition to an existing single-family house. No additional review is required.

Neighborhood Survey

Average of Properties | Range of Properties .
within 300 linear feet | within 300 linear feet | SUPIECt Property
. . Proposal
of subject property of subject property
Lot si 16,984 sq. ft. 8,721 sq. ft. — 37,897 25,000 sq. ft.
ot size sq. ft
Setback 25 feet 10 feet — 102 feet 25 feet
Y . 2,863 2,353 sq. ft. — 4,205 3,553 sq. ft.
ouse size
sq. ft.
Floor Area Ratio 0.21 0.08-0.48 0.09
2 homes are 1-story & 1 to 2-stories 2"d story addition
Number of stories 20 homes are 2-
stories

DESIGN ANALYSIS

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

Building Location
yes [n/a [Ono

If “no” select from below and explain:
[0 Setbacks of buildings on site
[ Prevailing setbacks on the street



O Building and decks follow topography
O Alteration of landform minimized

The proposed project is a 1,200 square foot second story addition. The project does
not propose any new square foot addition on the first floor of the house or any other
location on the property.

Yards and Usable Open Space
[lyes [Xn/a []no

If “no” select from below and explain:
O Avoid altering landform to create flat yards
[0 Outdoor areas integrated into open space
O Use of retaining walls minimized
O Provide landscaping to reduce visual impact of retaining walls

[0 Decorative material used for retaining walls to blend into landscape
and/or complement the building design

Garage Location and Driveway
Ll yes n/fa [Ino

If “no” select from below and explain:
O Consistent with predominant pattern on street
0 Compatible with primary structure
[0 Permeable paving material
[0 Decorative paving

Landscape Design (Existing Landscaping to Remain)
L] yes nfa [Ino

If “no” select from below and explain:
OO0 Complementary to building design and surrounding site
00 Maintains existing trees when possible
[0 Maximizes permeable surfaces
O Appropriately sized and located

Walls and Fences
yes [n/a [0Ono

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



The proposed project plans show a solid wall adjacent to the garage (east side) which
has an entry gate behind the wall. The plans also show walls on the east side and on
the west side. However, it is not clear from the submitted plans if these walls are
existing walls or new walls. Any proposed new walls need to comply with the Zoning
Code requirements for location and height.

Determination of Compatibility: Site Planning

The proposed second floor addition does not alter the overall site conditions. The
proposal is to add a second story livable area to an existing single-story house. Site
planning is appropriate to the site and its surroundings, as modified by proposed
conditions, for the following reasons:

e The site plan remains relatively unchanged; the project features a 1,200 square-foot
second story addition, above the existing three-car attached garage, facing
Flintridge Drive and a portion of the addition above the house which is set back
further.

e The second-floor addition above the garage facing the street is setback from the
existing 3-car garage at 6’-6” to the bedroom wall and 2’ to the bathroom bay
window/wall. The portion of the second-floor addition which is located above the
house sets back 16’-6” from the garage building line.

¢ No landscaping or site plan changes are proposed except a new wall in the front
next to the garage. The plans show walls around the property as well, but not clear if
the walls are existing or proposed. Any new walls need to comply with the Zoning
Code requirements.

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 [0Ono

If “no” select from below and explain:
0 Appropriate proportions and transitions
O Impact of larger building minimized

The proposed second floor addition sets back from the garage building line
approximately 6’-6” to the bedroom wall and 2 feet to the bathroom bay windows/wall.
The second-floor addition above the house sets back approximately 16’-6.

Building Relates to Existing Topography
L] yes n/fa [Ino
If “no” select from below and explain:
0 Form and profile follow topography
O Alteration of existing land form minimized
[0 Retaining walls terrace with slope



Consistent Architectural Concept
Ldyes [n/a no

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

The proposed second floor addition, as presented, is not compatible with the existing
house design due to the incorporation of curved features that are inconsistent with the
design of the house. The recommended conditions will help makes the design more
compatible with the existing house design.

Scale and Proportion
yes [n/a [0Ono

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

The addition is in keeping with similar second story volumes found in the area and
appears to not create any overbearing mass that could negatively impact adjoining
properties.

Roof Forms
yes [n/a [Ino

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

Determination of Compatibility: Mass and Scale

The proposed massing and scale would be appropriate to the site and its surroundings, if
modified by the proposed conditions attached to this report, for the following reasons:

e Overall, the mass, proportions, and architectural concept of the project are not
consistent with the existing residence. However, the massing would be improved by
reducing the floor-to-ceiling height at the second floor. A condition of this effect has
been incorporated.

e The immediate neighborhood features a combination of one- and two- story single-
family residences. The subject property will become two-stories, with appropriate
massing for the existing home and the neighboring properties. The proposed staff
conditions will make the massing and scale more compatible with the existing house
and with the houses in the neighborhood.

e The addition features a gable-roof design with a 4:12 pitch that is consistent with the
roof form of the existing house.



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

Overall Design and Detailing
Lyes [n/a no

If “no” select from below and explain:
Consistent architectural concept
O Proportions appropriate to project and surrounding neighborhood
O Appropriate solid/void relationships

The proposed second story facade is not compatible with the existing house design.
The proposed addition introduces different design elements such as curved window,
bay and an adjoining curved balcony that are inconsistent with the rectilinear quality of
the house.

Entryway
Ll yes n/fa [Ino

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

Windows
Ldyes [n/a no

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

The proposed second story windows and balcony door design are not compatible with
the existing rectangular windows and doors. A condition is added to have flat heads at
the new windows and doors for the proposed second story addition to match existing
windows and doors.

Privacy
yes [n/a [Ono

If “no” select from below and explain:
[0 Consideration of views from “public” rooms and balconies/decks
0 Avoid windows facing adjacent windows

Finish Materials and Color
yes [n/a [0Ono



If “no” select from below and explain:
[0 Textures and colors reinforce design
O High-quality, especially facing the street
[0 Respect articulation and facade hierarchy
0 Wrap corners and terminate appropriately
[0 Natural colors appropriate to hillside area

Paving Materials
[ yes n/a [0Ono

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

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

Ancillary Structures
Ll yes n/fa [Ino

If “no” select from below and explain:
[0 Design consistent with primary structure
[0 Design and materials of gates complement primary structure

Determination of Compatibility: Design and Detailing

The proposed design and detailing is appropriate to the site and its surroundings, as
modified by any proposed conditions, for the following reasons:

e The curved walls, window heads, and balcony at the addition makes the design of
the second floor incompatible with the existing design below. A condition is
recommended to use more rectilinear shapes for the second floor fagade and
windows.




Recommendation / Draft Record of Decision

Based on the above analysis, staff recommends Approval. This determination is based
on the plans that were submitted to staff on November 1, 2023 and implementation of the
following recommended conditions:

Conditions

Revise the design to eliminate the curved bay and balcony at the second floor.
Redesign these areas to make them more consistent with the overall rectilinear
quality of the existing house.

Revise the design of the second-floor windows and doors to have a flat head to
make them compatible with the existing openings at the first floor.

Reduce second floor height to 9 feet (floor to ceiling height). Windows shall be
adjusted accordingly.

New window edge details to match existing. Field-finished foam moldings are not
allowed.

The proposed new free-standing walls shown on the plans need to comply with the
Zoning Code requirements for location and height. If in compliance, the stucco color
shall match the building color.

Attachments

1. Reduced Plans

2. Photos of Existing Property
3. Location Map

4. Neighborhood Survey
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WINDOW SCHEDULE
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HEIGHT | HEIGHT YESINO YESNO | SILL& FRAME | SILL & FRAME YESINO YESINO YESNO |OR 40" DOOR
E 1 NIA 60x 60 NIA VINYL YES N/A SLDER NIA NAIL-IN No NIA YES N/A__ [FIBERCEMENT  NO YES YES No No 029 021 WHITE BUILDING DREAMS TOGETHER
2 B 1 NIA 16x54 NIA VINYL YES NIA SLIDER NIA NAIL-IN No NIA YES N/A_ [FIBERCEMENT  NO YES YES No No 029 021 WHITE
3 B 1 NIA 16x54 NIA VINYL YES N/A SLIDER NIA NAIL-IN No N/A YES N/A__[FIBERCEMENT| _ NO YES YES NOo No 029 021 WHITE
4 B 1 NIA 1654 NIA VINYL YES NIA SLIDER NIA NAIL-IN No NIA YES N/A_ |FIBERCEMENT  NO YES YES No No 029 021 WHITE
5 5 1 NIA 1654 NIA VINYL YES N/A SLDER NIA NAIL-IN No N/A YES N/A__[FIBERCEMENT| _ NO YES YES No No 029 021 WHITE
6 B 1 NIA NIA VINYL YES NIA SLIDER NIA NAIL-IN No NIA YES N/A_ |FIBERCEMENT  NO YES YES No No 029 021 WHITE .
16x54 100 N. Brand Blvd Suit 212
7 B 1 NIA 16x54 NIA VINYL YES NIA SLIDER NIA NAIL-IN NO. NIA YES N/A  [FIBERCEMENT|  NO YES YES NO NO. 029 021 WHITE Glendale, CA 91203
s € 1 NIA 60 x 60 NIA VINYL No NIA SLIDER NIA NAIL-IN No NIA YEs NiA_ FIBERCEMENT  vES YEs YEs No No 029 021 WHITE Office: 818.476.0078
o E 1 NIA 60x 60 NIA VINYL No NIA SLIDER NIA NAIL-IN No NIA YES N/A_ |FIBERCEMENT  VES YES YES No No 029 021 WHITE Cell: 310.920.9944
10 F 1 NIA 36x 36 NIA VINYL No NIA SLIDER NIA NAIL-IN No NIA YES N/A__|FIBER CEMENT| _ YES YES YES No No 029 021 WHITE
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13 A 1 60x48 60x48 VINYL VINYL YES SLIDER SLIDER NAIL-N | NAIL-IN No YES NO  [FIBER CEMENTIFIBER CEMENT  NO YES YES No No 029 021 WHITE m
14 A 1 60x 60 60x 48 VINYL VINYL YES N/A SLIDER NAIL-N | NAL-IN No YES YES __[FIBER CEMENT|FIBER CEMENT| _ NO YES YES No No 029 021 WHITE
15 ) 1 72048 72x48 VINYL VINYL No SLIDER SLIDER NAILN | NALIN No YES NO___[FIBER CEMENT[FIBER CEMENT| __ NO YES YES No No 029 021 WHITE
16 A 1 60x48 60x48 VINYL VINYL No SLDER SLDER NAIL-N | NAIL-IN No YES NO  [FIBER CEMENT[FIBER CEMENT|  NO YES YES No No 029 021 WHITE
7 ) 1 72048 72x48 VINYL VINYL No SLIDER SLIDER NAL-N | NAL-N No YES NO |FIBER CEMENTIFIBER CEMENT| _ NO YES YES No No 029 021 WHITE
18 c 1 48x48 48x48 VINYL VINYL No SLIDER SLIDER NAIL-N | NAIL-IN No YES NO  [FIBER CEMENT[FIBER CEMENT  NO YES YES No No 029 021 WHITE
19 A 1 60x48 60x48 VINYL VINYL No SLIDER SLIDER NAL-N | NAIL-N No YES NO  [FIBER CEMENTIFIBER CEMENT  NO YES YES No No 029 021 WHITE
20 B 1 24x48 16x48 VINYL VINYL No SLDER SLDER NAIL-N | NAL-IN No YES YES __[FIBER CEMENT|FIBER CEMENT| __ NO YES YES [ No 029 021 WHITE
2 ) 1 72x48 72x48 VINYL VINYL No SLIDER SLIDER NAL-N | NAIL-N No YES NO__[FIBER CEMENTFIBER CEMENT| _ YES YES YES No No 029 021 WHITE
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Glendale, CA 91203
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LOCATION MAP

2235 FLINTRIDGE DR
GLENDALE, CA 91206
APN: 5658-036-005
500" RADIUS

DATE: 04-15-2023
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