
City of Glendale 
Community Development Department 

Design Review Staff Report – Single Family 
 

Meeting/Decision Date:  March 20, 2020 Address:  2752 Sycamore Avenue 

Review Authority: DRB ADR HPC CC APN:  5611-015-030 

Case Number:  PDR1925466 Applicant:  Mike Geragos 

Prepared By:  Dennis Joe, Planner Owner:  Terry Lamn 

 
Project Summary: 
The applicant is proposing to construct a 10 square foot front entry addition, a 307 square foot ground level 
rear addition and a 422 upper level rear addition to an existing two story, 1,515 square foot, single-family 
residence (constructed in 1951), with an existing attached two-car garage on a property approximately 5,610 
square foot lot, located in the R1 (FAR District II) Zone. 
 

Existing Property/Background 
 
The project site is a 5,610 square foot interior lot developed with a two story, 1,515 square foot, single-family 
dwelling with an attached, street-facing, two-car garage. The subject lot gently slopes downward from the 
street, giving the building a one story profile at the street and a two story profile at the rear and side 
elevations. 
 
A total of five protected indigenous trees (all Coastal Live Oaks) are on or within 20 feet of the subject 
property.  None of the trees is proposed to be removed.  The City’s Urban Forester had visited the subject 
property and reviewed the project plans and does not anticipate negative impacts to these trees.  A condition 
of approval is included calling for the applicant to obtain an indigenous tree permit prior to issuance of a 
building permit to ensure adequate tree protection measures are implemented. 
 

 
Staff Recommendation 

  Approve        Approve with Conditions       Return for Redesign       Deny 
______________________________________________________________________________ 
 
Last Date Reviewed / Decision 

  First time submittal for final review.   
  Other:       

 
Zone:  R1 FAR District:  II     
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    
  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 additions to the single-family will not result in an increase 
of more than 50 percent of the building. 

  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:        
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Site Slope and Grading 
  None proposed 
  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: 

             
  50% or greater current average slope: 

             

 
Comparison of 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 

The existing dwelling will maintain street front setback configuration, as the additions will be located at 
the rear and side yards.  

 

Garage Location and Driveway 
 yes      n/a     no 

 
If “no” select from below and explain: 

 ☐Predominant pattern on block 

 ☐Compatible with primary structure 

 ☐Permeable paving material 

 ☐Decorative paving 

The dwelling is configured with an existing attached two-car garage facing Sycamore Avenue.  
 

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 

 
 

 

Walls and Fences 

 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 7,920 sq. ft. 4,160 sq. ft. - 14,700 sq. ft. 5,610 sq. ft. 

Setback 24-feet 6-feet - 50-feet 20-feet 

House size 1,538 sq. ft. 935 sq. ft. - 3,325 sq. ft. 2,244 sq. ft. 

Floor Area Ratio 0.21 0.10 - 0.40 0.40 

Number of stories 1-primarily story 1 & 2-story 2-story 
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 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 proposed project will be sited at the rear yard and will not change the street front setback pattern 
of the neighborhood on Sycamore Avenue.  

 The addition maintaining the existing setback from the adjoining property and will not significantly 
alter the relationship between the two houses. 

 As conditioned, the project will mitigate potential negative effects to the existing five oak trees.  
 

______________________________________________________________________________ 

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 
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Roof Forms 
 yes      n/a     no     

 
If “no” select from below and explain: 

 ☐Roof reinforces design concept 

 ☐Configuration appropriate to context 

   
 

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 mass of the addition is diminished from the street because the expanded areas will be located 
at the rear and side yards.  Additionally, the rear first and second level additions will be designed 
with a flat roof which are set lower than the building’s existing pitched roof.  The overall height of the 
dwelling will not be increased.   

 The overall massing of the project will be compatible with the adjacent dwellings in terms of mass 
and scale because the sloping site allows the new second floor mass to extend directly behind the 
one story volume of the existing house.   

 The form of the addition relates well with the overall building concept and surrounding context of the 
neighborhood. 
 

_________________________________________________________________________ 

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     

 

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 

The location of the front door will essentially remain the same ; however, the entry area will be improved 
with a 116 square foot raised porch covered by a flat-roofed shade structure.  The front entry is well 
integrated with the building's 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 
The windows on the existing dwelling and the addition will be configured with a mix of casement, awning, 
fixed and combination (fixed/casement) windows.  The new windows will be constructed of fiberglass 
and set into the walls with a recessed (block frame) placement.  A condition is recommended that prior to 
plan check submittal, a window section shall be provided to staff demonstrating the recessed placement 
into the wall. 
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Privacy  
 yes      n/a     no     

 
If “no” select from below and explain: 

 ☐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 

 ☐Natural colors used in hillside areas 

The project incorporates design details that are complementary to the existing style of the single-family 
dwelling, such as a stucco, 8" hoirzontal cementitious fiberboard siding and metal standing seam roof 
throughout the building.  A condition is included that prior to building plan check submittal, the materials 
and design of the posts, fascia, railings and roofing materials at the front entry and rear balcony cover 
shall be specified for staff review and approval. 
 
 

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 

      
 

Equipment, Trash, and Drainage 
 yes      n/a     no     

 
If “no” select from below and explain: 

 ☐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 project incorporates design details that are complementary to the existing style of the single-
family dwelling, such as a stucco, horizontal siding, asphalt shingles, and a brick base band.   

 The new recessed single-hung windows at the addition will complement the existing style, placement, 
operation and pattern of the exiting dwelling.   

______________________________________________________________________________ 

Recommendation / Draft Record of Decision   
Based on the above analysis, staff recommends approval of the project with conditions, as 
follow: 
 
 Conditions 

1. That prior to building plan check submittal, the materials and design of the posts, fascia, railings and 
roofing materials at the front entry and rear balcony cover shall be specified for staff review and 
approval. 

2. That prior to plan check submittal, a window section shall be provided to staff demonstrating the 
recessed placement into the wall. 

3. That prior issuance of a building permit the applicant shall obtain approval of an indigenous tree 
permit from the Public Works – Maintenance Services Division. 

 
 

______________________________________________________________________________ 

Attachments 
 

1. Location Map 
2. Neighborhood Survey 
3. Photos of Existing Property 
4. Reduced Plans 
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3 - 2734 SYCAMORE 4 - 2742 SYCAMORENeighborhood Pics
Lamn Residence Addition  •  2752 Sycamore Ave

1 - 2728 SYCAMORE 2 - 2730 SYCAMORE - Rear Flag Lot



8 - 3746 LA CRESCENTA

5 - 2746 SYCAMORE 6 - 2750 SYCAMORE

Neighborhood Pics7 - 3750 LA CRESCENTA
Lamn Residence Addition  •  2752 Sycamore Ave



12 - 3600 GLENWOOD

10 - 3734 LA CRESCENTA

11 - 3730 LA CRESCENTA Neighborhood Pics

9 - 3740 LA CRESCENTA

Lamn Residence Addition  •  2752 Sycamore Ave



13 - 2800 SYCAMORE

15 - 3751 LA CRESCENTA

14 - 2806 SYCAMORE

16 - 2809 SYCAMORENeighborhood Pics
Lamn Residence Addition  •  2752 Sycamore Ave



17 - 3778 LA CRESCENTA 18 - 3774 LA CRESCENTA

19 - 3768 LA CRESCENTA 20 - 2759 SYCAMORENeighborhood Pics
Lamn Residence Addition  •  2752 Sycamore Ave



21 - 2755 SYCAMORE 22 - 2753 SYCAMORE

24 - 2743 SYCAMORENeighborhood Pics23 - 2749 SYCAMORE
Lamn Residence Addition  •  2752 Sycamore Ave



25 - 2739 SYCAMORE 26 - 2733 SYCAMORE

Neighborhood Pics27 - 2725 SYCAMORE
Lamn Residence Addition  •  2752 Sycamore Ave












