City of Glendale
Community Development Department

Design Review Staff Report — Single Family

Meeting/Decision Date: February 5, 2020 Address: 1900 Montecito Drive
Review Authority: [JDRB KJADR [JHPC [(JcC APN: 5613-023-028
Case Number: PDRNRAF 1921404 Applicant: Ani Mnatsakanian, Arch-Design

Prepared By: Cassandra Pruett Owner: Heghine Gasparyan

Project Summary

To add a 1,101 square foot (SF), two-story addition to an existing two-story, 2,385 SF single-family dwelling,
located on an approximately 10,880 SF lot in the R1R (FAR District Il) zone. The addition includes a new
attached two-car garage and a 42 SF second-story, south-facing balcony. The existing two-car, detached
garage will be demolished.

Existing Property/Background

The project site is an approximately 10,880 SF, interior lot located near the intersection of Montecito Drive
and Sparr Boulevard in the Montecito Park neighborhood. The lot is essentially rectangular in shape with a
flat topography. The site is developed with a two-story, 2,395 SF single-family home, originally built in 1937
in the Spanish Colonial Revival style. Three subsequent additions to the house were constructed over the
course of 50 years. A variance was granted in 1963 to allow the circular driveway. There is one Sycamore
tree located in the front yard that will be preserved.

Staff Recommendation
[] Approve [X Approve with Conditions [ ] Return for Redesign [] Deny

Last Date Reviewed / Decision
X First time submittal for final review.
™1 Other:

Zone: R1RFAR District: Il
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
1 Other:

CEQA Status:
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 10,000 SF of floor area in an area where all public services and facilities
are available to allow for maximum development permissible in the General Plan, and which is not
environmentaily sensitive.
[0 The project is exempt from CEQA review as a Class 3 "New Construction or Conversion of Small
. Structures™ exemption pursuant to Section 15303 of the State CEQA Guidelines because
Other:;

Site Slope and Grading
B None proposed



[J Less than 50% current average slope and less than 1500 cubic yards of earth movement (cut
and/or fill); no additional review required.
] 1500 cubic yards or greater of earth movement:

[1 50% or greater current average siope:

Comparison of Neighborhood Survey:

Average of Properties Range of Properties .
within 300 linear feet of | within 300 linear fest of | SUPISCt Property
subject property subject property P
Lot size 9,801 SF 6,580 SF - 13,120 SF 10,880 SF
Setback 40 21'- 89 24'-g 1/2"
House size 2,358 SF 1,490 SF - 3,835 SF 3,496 SF
Fioor Area Ratio 0.24 0.14-0.39 0.32
. 1.3 stories (5 - two-story, 1 to 2 stories 2 stories (existing)

Number of stories 12 - one-story)

DESIGN ANALYSIS

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

Building Location

Myes [In/a [Ino

If “no” select from below and explain:
1Setbacks of buildings on site
OPrevailing setbacks on the street
OBuilding and decks follow topography

Garage Location and Driveway

Kyes [nia [Ino

If “no” select from below and explain:
O Predominant pattern on block
COCompatible with primary structure
T1Permeable paving material
ODecorative paving

Landscape Design

Kyes [nfa [Ino

If “no” select from below and explain:
CComplementary to building design
OMaintains existing trees when possible
OMaximizes permeable surfaces
DAppropriately sized and located

Walls and Fences
[ yes na [no

If “no” select from below and explain:



CIAppropriate style/color/material
OPerimeter walls treated at both sides
ORetaining walls minimized
OlAppropriately 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 building maintains its existing front setback of approximately 25 feet, in-line with other houses on
the street. The addition is set back from the front fagade by an additional 8 to 10 feet.

= The building footprint is expanded at the front of the house and along the south-west side. The overall
building footprint is consistent with adjacent properties.

* The existing two-car, detached garage wiil be demolished and replaced with a new, two-car attached
garage at the front of the house. Several adjacent and nearby houses have attached garages at the
front fagade, so this placement is consistent with the existing development pattern.

= Landscaping on site is maintained, including a large Sycamore tree in the front yard. An additional
700 SF of low-water use landscaping is added.

Massing and Scale
Are the following items satisfactory and compatible with the project site and surrounding area?

Building Relates to its Surrounding Context
yes [In/a [Jno

If “no” select from below and explain:
OlAppropriate proportions and transitions
[JRelates to predominant pattern
Clmpact of larger building minimized

Building Relates to Existing Topography
ves [Infa [Jno

If "no” select from below and explain:
LIForm and profile follow topography
LlAlteration of existing land form minimized
URetaining walls terrace with slope

Consistent Architectural Concept
ves [Infa [Jno

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

Scale and Proportion
yes [nfa [Jno

If ‘no” select from below and explain:
[U1Scale and proportion fit context
DOlArticulation avoids overbearing forms
UlAppropriate solid/void relationships
DEntry and major features well located
LIAvoids sense of monumentality



Roof Forms
yes [Infa []no

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

Determination of Compatibility: Mass and Scale

The proposed massing and scale are appropriate, as modified by any proposed conditions, o the site and its
surroundings for the following reasons:

e The two-story addition at the front, and along the southwest side, is appropriately scaled to be
compatible with the adjacent two-story houses on either side of the site.

» The addition is set back from the front fagade by 8 to 10 feet, reducing the apparent massing of the
building as visible from the street. The second-story addition along the southwest side is also set
back from the first floor by about 10 feet.

e The front fagade and roof have numerous variations in plane to break up the massing.

e The complex and multi-level roof and building forms complement the asymmetrical design of the
house, true to the Spanish Colonial Revival style.

The existing entryway is preserved, located within the prominent, front-facing, circular tower.

e The addition takes place within the existing flat building pad: therefore, alteration of existing landform

is minimized.

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

Overall Design and Detailing
ves [Infa [dno

Entryway
yes [nfa [no

If “no” select from below and explain:
OWeli integrated into design
OAvoids sense of monumentality
O Design provides appropriate focal point
Cboors appropriate to design

Windows

Kyes [In/a [Ino

If “no” select from below and explain:
CAppropriate to overall design
CPlacement appropriate to style
JRecessed in wall, when appropriate

Privacy

Kyes [Cnia [Ono

If “no” select from below and explain:
ClConsideration of views from “public” rooms and balconies/decks
DAvoid windows facing adjacent windows



Finish Materials and Color
COyes [Onfa no

If “no” select from below and explain:

U Textures and colors reinforce design

High-quality, especially facing the street

CIRespect articulation and fagade hierarchy

U'Wrap corners and terminate appropriately

LNatural colors used in hillside areas
The proposed roof tites are one-piece tiles that do not match the existing two-piece tiles. A condional of
approval has been added to address this issue.

Paving Materials

[ yes nfa []no

if “no” select from below and explain:
ODecorative material at entries/driveways
CIPermeable paving when possible
LiMaterial and color related to design

Equipment, Trash, and Drainage

ves [Infa [Jno

If ‘no” select from below and explain:
CJEquipment screened and weli located
OTrash storage out of public view
UDownspouts appropriately located
[1Vents, utility connections integrated with design, avoid primary facades

Ancillary Structures
[Tyes nla [Jno

If “no” select from below and explain:
UDesign consistent with primary structure
LiDesign and materials of gates complement primary structure

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 updated Spanish Colonial Revival style is appropriate to the surrounding neighborhood which
has an eclectic mix of traditional style homes.

» Building materials are high-quality and consistent with the architectural styie, including smooth stucco
siding, clay mission roof tiles, bronze-colored, aluminum-clad wood windows, decorative wood-
paneled garage doors, and other dark-brown finishes consistent with the color scheme, including
railings, window sills, etc. A condition of approval has been added to ensure the new tile roof matches
the existing two-piece tile roof.

» The building uses architectural details appropriate to the style, including corbels, circular windows
with decorative Ironwork, arched entryways, and recessed windows with sills.

» Elongated vertical windows with external grids complement the existing circular tower and other
similar vertical building forms, and are consistent in proportion with the remaining windows on the
building.



¢ The new development minimizes potential privacy issues by: 1) Locating public rooms on the first
floor, instead of the second floor which has views to other properties, 2) Sizing the south-west second
floor balcony at approximately 42 SF and setting it back from the property line by approximately 11
feet. It is 20'-6" away from the adjacent house and does not face any of its second-story windows;
and 3) Offsetting new window locations from neighboring windows.
Trash collection area is out of public view.
Existing driveway paving will be maintained, with minor expansion to fit new garage door entry and to
match existing paving {per recommended condition of approval).

Recommendation / Draft Record of Decision

Based on the above analysis, staff recommends approval of the project with conditions, as
follows:

Conditions
1. Keep existing roof tiles where possible. New tile roof to match existing two-piece tile
roof.

2. New driveway paving to match existing.
3. Preserve Sycamore tree in front yard per Public Works Urban Forestry direction.
Obtain Indigenous Tree Permit prior to commencing work on the subject site.

Attachments

1. Location Map

2. Neighborhood Survey

3. Photos of Existing Property
4. Reduced Plans
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PROJECT: 1900 MONTECITO DR. GLENDALE, CA 91208



SURVEY LIST

ADDRESS HEIGHT| FAR |SETBACK HOUSE SIZE | LOT SIZE

(STORIES) (SQFT.) (SQFT)
1 3030 SPARR BLVD. 1 017 | 499~ 2,193 72,120
2 3036 SPARR BLVD. B 0.27 | 44-10" 2,475 9,320
3 3040 SPARR BLVD. 2 0.28 | 89-0" 3,364 11.970
* | 1900 MONTECITO DR. 2 032 | 24-%3" | 3,4955 10,880
4 | 1908 MONTECITO DR, 2 | 039 | 3710 3,835 9,740
5 | 1912 MONTECITO DR, 2 0.30 | 64-4" 3,012 10,200
6 | 1918 MONTECITO DR, 2 0.26 | 55-6" 2,860 11,000
7 | 1922 MONTECITO DR, 2 0.20 | 39-10" 2,142 10,600
8 | 1928 MONTECITO DR 1 0.17 | 48-11" 1,881 10,900
9 | 1923 MONTECITO DR, ] 027 | 26-5" 2,462 9,200
10 | 1919 MONTECITO DR, ] 0.23 | 29-8" 2,279 10,100
11 | 1911 MONTECIO DR, 1 018 | 37-4" 1,814 10,040
12 | 1901 MONTECITO DR ] 0114 | 25-0° 1,490 10,370
13 [ 3041 SPARR BLVD. ] 026 | 31-8" 2,662 10,300
14 | 3035 SPARR BLVD. 1 021 | 212" 1,921 9,370
15 | 3031 SPARR BLVD. 1 0.37 | 312" 2,556 6,890
16 | 3027 SPARR BLVD. 1 0.22 | 30-5" 1,632 6,920
17 { 3021 SPARR BLVD, 1 0.24 | &334 1,601 6,580
w f
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PROJECT: 1900 MONTECITO DR. GLENDALE, CA 91208
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3040 SPARR BLVD.

@ 1908 MONTECITO DR,
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1928 MONTECITO DR.

PROJECT: 1900 MONTECITO DR. GLENDALE, CA 91208
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LEGAL DESCRIPTION

DRAWING INDEX

|INDEX, INFORMATION, SCOPE OF WORK, NOTES, NEW SITE PLAN

APN: 5613023008 il
TRACT #: SPARR HEIGHTS A1 1716 SCALE SITE PLAN WITH CONTEXT (ADJACENT PROPERTIES)
LOT: a4
BloCcK: 58 A2 adthabllieta TEL (818) 517-5224
ZONING: RIRY A3 LANDSCAPING AREA, FLAN, DEMO SITE PLAN
A2 EXSTING FLOOR PLANS
SCOPE OF WORK A22 NEW 15T FLOOR PLAN, DOOR & WINDOW SCHEDIAE 405 IRVING DR
A2.3 NEW 2ND FLOOR PLAN
N, 1100,5 §,F. (NET) ADDION TO EXISTING 2395 S.F. 2 STORY $FD, BURBANK, CA 91504
N, 435.4 5.F. 2 CAR GARAGE, RESULTING TOTAL HOUSE: 3495.5 5.F. A31 EXISTING ROOF PLAN, NEW ROOF PLAN
A4 -A42 |EXSTNG ELEVATIONS
B U I L D | N G | Y P E A3 NORTH ELEVATION, SOUTH ELEVATION
! WEST ELEVATION, EAST ELEVATION
TYPE V-8 2
WO STORIES A5 SECTIONS
BUILDING USE Ab.1 DEMO FLOOR PLANS 8
A62-A43  |DEMO EXTERIOR WALL DIAGRAMS, CALCULATONS g
- —
SINGLE FAMILY RESIDENTAL R-3 At DEMO ROOF PLAN, CALCULATIONS o
YEAR BUILT: 1937
A5 FLOOR AREA DIAGRAM PLANS o 8
L o
FAR CALCULATION 5 |y
PROPERTY 10,880 5.F, g g
EX. HOUSE 2,395 S.F. 5
EX. ISTFLOOR  1361,48F. 7 i
EX. 2NDFLOOR  1003.4 5.F. o™ 6
EX, 2 CAR GARAGE TO BE DEMO 330 SF. o
EX. 18T FLOOR TC BE DEMO (50,3 + 102.7) 153,1 §F. = Q o
EX, 2ND FLOOR TO BE DEMO 235F. e = a
N. 15t FLOOR ADDITION (174.9 + 579.9} 754.8 SF. = = c
N. 2ND FLOOR ADDIGN 521.8 8.F. % 5 o
N, 2 CAR GARAGE 4354 8F. P i} O
2ND FLOOR BALCONY 101.18F ccrL; o Q
MAX ALLOWED FAR G| = =
(10000 X 0.4] + (880 X 0.1) = 4088 §.F. /- - DRPUNE e O Q
FAR Y. /- DRIP INE . =
2395 - 153,1 - 23 + 764.8 + 5218 = 3,495.5 5Q. FT. [TGTAL HOUSE) LT i’ e I o o
8,495.5 < 4088 , - - STGAMORE 24" DIA, - EX. EXTERIOR STAIRS (32,94 5.F) - - BX, PORCH e ——— 8 a o
P4 | } /  TOREMAN o - EX.BOUNDARYWALL .~ i u < o
LOT COVERAGE - m oo S Pl N 2
/  ADDMON (1749 §F) 16668 | / - / N
-------- = e e/ o T P S S, e — e - .
B ] = Pk X e if . 5 )
1391.4 + 754.8 + 435.4 - 102.7 + 101.1 + 32.94 + 106 = 2718.94 - 158 172 & b B AR ) 5 SAE s 4/ g s
2718.94 1 10880 = 24.09% < 40% — Té""_' m o . f/ o fé;?‘yi i £55v F i i g g
T GEsixsupassanaes Eay 2 I e / /
% 1,: s //j”/ 1] Ll " — L] = / i
‘. /// e = H i m AS INSTRUMENT OF SERVICE, AlL
;// SN - i N / DESIGN, DEAS AND INFORMATION
LANDSCAPING 7 + ! | \/ A
EX, LANDSCAPING ( L i iy, o st peea e oF
/ g ; s B N OAK30°DIA, [[ARCH DESISN & CONSRUCTION. NO
I PR, FRONI PO - - - i < ! PART THEREOF SHALL BE COPED,
EX. LANDSCAPING: /o 7N e 1STROORTO o ] N = [l moRremaN) i[|Pscrosem o onkRs, ok wEe N
320 + 505.8 + 1022 + 125.6 + 2650.8 = 3704.4 5F, i BE COI D N g (\-) ’Jl i CDNNEC?ISNTHEENMM;HEW?:EESCR
N, LANDSCAPING: / S 1 ST ) i 1/[PROJECT FOR WHICH THEY HAVE pEEN
215,54+ 330 + 156.4 = 701.9 5.F, B 248 e o : /#|||PREPARED: AND DEVELOPED WITHOUT
DRIVEWAY . ot b e v wemen consens oF arch
3704.4 + 701.9 = 4406,3 = EX, 2 STORY I i - DESGN & CONSIRUCTION. VISUA,
- HOUSE - -~ g - CONTACT WITH THESE DRAWNGS
4406.3 / 10880 = 40.5% I [ o e DRAWHES
9o = = EVIDENCE OF ACCEPTANCE OF THESE
CODE . NI i, ] i [RESTRICTIONS,
RS s A S
\ e = a2
RalTR T, S /// 0 ﬁ DIVENSONS, CONDITIONS, EiC.,
2016 CALIFORNIA RESIDENTIAL CODE, 2016 CALIFORNIA 81 A Nererrern ‘ By o s
MECHANICAL CODE, 2014 CALFORNIA ELECTRICAL CODE, el e Wb L ity ; T ADleON (5218 SF) 7!\ — EX, BGUNDARY |} BEFORE PROCEEDING WIH WORK.
2016 CALIFORNIA PLUMBING CODE, 2016 CALIFORNIA - - AR p ot F FENCE
GREEN BULLDING CODE g p=t Ay P TO REMAIN
7O BE DEMO (23,1 5.F =
23150 f REVISIONS
Nﬁm HEW ROOFTOR EQUIPMENT I PROUIFTED IN THES ZONE. = - f ‘ _) 'l ; NO 1SSUE ay
2, RETANING WALLS, POOLS, SPAS, JACUEZS, FENCES, AND PATIO COVERS i? ;‘ e ! . Il & v
REGAIRE SEPARATE PERMITS, e o { j‘— j,' © ADRY 10.24.19 [ AM
J il
/ I EX. 2CAR ! TV ADRZ 12.04.19| AM
/ X a 7, Sl i EX. LANDSCAPING 2 e |
/ ORVEWAY 37 E— . 3
; ' |
%/ = 1485.45.F) e / N TRASH BIN LDCATION : !
/\Q'; / L N ‘,!
STy a DA 'olala' oo Oa'o o' ol D' === —-- ——— o === opps
N L e A R R e ) 1 TR [
P PR, 15T FLOOR 179.5%'
pL TO BECOME - EX. BOUNDARY WALL i S it
PART OF GARAGE (1027 5.F1  LEGEND: O REMAIN Bale
JOB MO.
PROPOSED SITE PLAN EXISTING HOUSE 10 REMAIN [ EXISTING 15T FLOOR 10 BE DEMONOT SHEET NUMEER:!
2 COUNTED iN FAR
Scaler 1/8%:1-0"
7//// PROPOSED 15T STORY ADDITION _ EXISTING 2ND FLOOR TO BE
4 DEMO/NCT COUNTED IN FAR Q
[ ]

ARCH-DESIGN

B CONSTRUCTION CO., INC.

&\ﬁ PROPOSED: 2ND3 STORY ADDITION

PROFOSED 2 CAR GARAGE

OF
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LEGEND:

j===m] FIRST FLOOR WINDOWS
== SECOND FLOOR WINDOWS

NOTE: FOR EXISTING TREE TYPE AND SZE SEE A-1.3

SITE PLAN W/ CONTEXT
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I BURBANK, CA 91504

ADDITION TO EXISTING 2 STORY SFD
1200 MONTECITO DR, GLENDALE, CA 91208

HEGHINE GASPARYAN

BEFORE PROCEEDING WITH WORK,

| REVISIONS
H No| IssuE | By
laor1 10,2419 am
llADRA 12,04.19 | AM

CHECKED BY| ARAM M.
DESIGN BY | ARAM M.
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2ND FLOOR FAR DIAGRAM A 1606389
2 B. 4469236
Scale: 1/4":1-0" C. 320.8333
D, 621094
90,5052 S F.
ADDMON
E. 973028
ALS F.  63.2595
= G. 104167
Ho 376146
EX. HOUSE PER ASSESSOR: 2,395 L 764658
4 1413668
15T FLOOR: 1238,3726 + 153,0693 = 1,391.4419 K 435262
2ND FLOOR: $80,5052 + 23.0208 = 1,003,526 o, al7Me
1991.4419 + 1003,526 = 2,395 5217662 S FT,
15T FLOOR: T0 BE DEMO/NOT COUNTED i FAR
1286,3726 + 764,7858 = 1,993.1564 L 23,0208 {NOW OPEN IO ABOVE/RELOW)
2ND FLOOR: 23,0208 96, F1.
980.5052 + 521.7662= 1,602.2714
TOTAL HOUSE: 960,5052 + 521.7662 = 1502.2714 5. FT,

1993.2 + 15023 = 3,498.56F,

ARCH-DESIGN

& CONSTRUCTION CO., NC.

TEL (818) 517-5224

409 RVING DR,
BURBANK, CA 91504
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CONRACTIOR 1O VERFY ALl
DIVENSIONS,  CONDIONS,  ETC.,
PERTAINING TC THE WORK AT THE SNE
BEFORE PROCEEDING WITH WORIC

I REVISIONS
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PROJECT: 1900 MONTECITO DR. GLENDALE, CA 91208
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