
 
 

CITY OF GLENDALE, CA 
 

DESIGN REVIEW STAFF REPORT – MULTI-FAMILY / MIXED USE 

 
 
  September 24, 2020 119 West Chestnut Street 
  Decision Date Address 
   
  Administrative Design Review (ADR) 5641-007-016 
  Review Type APN 
   
  PDR2008548 Rodney Khan 
  Case Number Applicant 
 
  Minjee Hahm Maria Gharibyan 
  Case Planner Owner 
 

 
Project Summary 
The applicant is proposing to construct a new, two-story, five-unit, multi-family residential 
building over a semi-subterranean parking garage on an 8,686 square-foot lot located in 
the R-1650 (Medium High Density Residential) Zone.  
 
The proposed work includes:  

• Construction of a new 8,024 square-foot, two-story, multi-family building with a total 
of five units designed in a modern style. The proposed development is comprised of 
five, three-bedroom, units  

• Construction of a new semi-subterranean parking garage with a total of 14 parking 
stalls, including one guest parking space. 

 

Environmental Review 
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 the project involves the development of not more than six dwelling units. 
 

Existing Property/Background 
The project site is an 8,686 square-foot, interior lot located mid-block on West Chestnut 
Street. The property was originally developed in 1920 and now features two detached 
dwelling units, a detached carport, and a gazebo. The South Glendale Historic Resources 
Survey found that the property is not a historic resource.  The lot is rectangular in shape 
with a relatively flat terrain. The surrounding neighborhood features multi-family 
developments in a variety of architectural styles, with building heights ranging from one to 
three stories. 
 

 
Staff Recommendation 
Approve with Conditions 
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Last Date Reviewed / Decision 
First time submittal for final review. 
 
Zone:  R1650 - Medium High Density Residential 
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 and less than 1500 cubic yards of earth movement 
(cut and/or fill); no additional review required. 
 
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 
 

      
Yards and Usable Open Space 

☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 

 ☐ Outdoor space integrated into site design and acknowledges adjacent 
        development 
 ☐ Common space easily accessible from all units 
☐ Appropriate separation/screening from residential units 
☐ Discrete seating and amenity areas allow for multiple users 
 

      
Garage Location and Driveway 

☐ yes     ☐ n/a     ☒ no 
 

If “no” select from below and explain: 

 ☐ Garage fully integrated into overall structure 
 ☐ Driveway and curb-cut widths minimized 
 ☐ Grade-level garages and parking, if allowed, are appropriately screened from the  
        street 
 ☒ Decorative paving complements building design 
 ☐ Stairs and lifts to subterranean garages incorporated into the design of the project 
 

The new semi-subterranean parking garage will be accessed from West Chestnut 
Street. Pedestrian access to the semi-subterranean parking garage is from the rear 
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common open space area and the front with the lift and stairs appropriately 
incorporated into the overall design of the building. The applicant’s proposal includes a 
11-foot wide driveway constructed with permeable pavers. A condition of approval is 
added requiring that the applicant provide details for the proposed pavers prior to plan 
check submittal. 
 

Landscape Design 

☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 

 ☐ Complementary to building design 
 ☐ Maintain existing trees when possible 
 ☐ Provide landscaping adjacent to driveways and garages 
 ☐ 20% of planting at above-grade common spaces is within 9 inches of finish floor 
☐ Above-grade tree wells are at least 6 inches higher than box size of tree 
 

 

Walls and Fences 

☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 

 ☐ Appropriate style/color/material for building design 
 ☐ Perimeter walls treated at both sides  
 ☐ Retaining walls minimized 
 ☐ Appropriately sized and located 
 

 

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 
☐ All screening integrated with overall building and/or landscape design 

 ☐ Downspouts appropriately located 
 ☐ Vents, utility connections integrated with design, avoid primary facades 
 

 

Lighting 

☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 

 ☐ Light fixtures are appropriate to the building and/or landscape design 
☐ Avoid over-lit facades; consider ambient light conditions when developing lighting 
    scheme 
☐ Utilize shielded fixtures to avoid light spillover onto adjacent properties  
 
 
 
 
 
 

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 new five-unit, multi-family building will face West Chestnut Street and satisfies 
minimum and average setback requirements and is considerate of the prevailing 
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setbacks on the street. Outdoor areas including a BBQ and sitting areas are sited in 
the rear and well integrated into the site design.  

 The proposed landscaping plan is complementary to the development of the site 
and complies with the minimum landscaping requirement for the zone.  New 
drought tolerant landscaping in planters is used to create functional and usable 
common space at the rear and also to provide landscape buffer at the perimeters 
from adjacent properties and the street. 

 The new semi-subterranean parking garage will be accessed from West Chestnut 
Street. Pedestrian access to the semi-subterranean parking garage is from the rear 
common open space area and the front with the lift and stairs appropriately 
incorporated into the overall design of the building. The applicant’s proposal 
includes a 11-foot wide driveway constructed with permeable pavers. A condition of 
approval is added requiring that the applicant provide details for the proposed 
pavers prior to plan check submittal.  

 The applicant is proposing split-face, concrete block walls with a maximum height of 
6 feet at the western and rear property line, to match the existing block wall at the 
eastern property line; the new block walls will be finished with white cement plaster 
on both sides. The proposed walls’ style and material are appropriate for the 
modern design of the building. 

 The street-facing pedestrian gates are proposed to be custom-made, bronze-
colored, iron gates with a metal mesh screen, which resembles a grid pattern. The 
railings for the second-floor balconies and the metal screening for the rooftop 
equipment complement the material and design of the entry gates, and are also to 
be custom-made, bronze-colored, iron railings with metal mesh screen. The 
proposed gates, railings, and the metal screening for the rooftop equipment are well 
integrated to the overall design and appropriate in color and material for the 
proposed building.  

 The trash bins and recycling containers are located in the semi-subterranean 
garage and adequately screened from public view. The water and power meters are 
proposed to be in the semi-subterranean garage; the gas meter is located in the 
landscaped area right above the semi-subterranean garage, hidden from view and 
out of the setback area.  

 The proposed light fixtures as shown on the drawings are compatible with the style 
of the new apartment building and are appropriately located by entryways of each 
unit and at the north and south elevations.  

________________________________________________________________________ 
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: 

 ☐ Relates to predominant pattern through appropriate proportions and transitions 
 ☐ 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 
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 ☐ 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 
 

  
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 property is located in a multi-family zone where the neighborhood is comprised 
of a mix of one to three-story, multi-family developments in a variety of architectural 
styles. The new two-story apartment building will complement contextual massing of 
the immediate neighborhood. 

 The project’s design incorporates building forms at different planes and geometric 
volumes, which is appropriate along all four façades, as it avoids overbearing 
presence toward the street and the adjacent neighbors while accentuating the 
modern design.  

 While the overall height of the new building will be 26 feet (including the metal 
screening for the rooftop equipment) the roofline varies in height across the facades. 
The proposed flat roof is appropriate for the design. The difference in height of the 
geometric volumes of the building is the most noticeable from the street-facing 
façade and creates visual interest.  
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________________________________________________________________________ 
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: 

 ☐ Design is compatible with neighborhood context 
 ☐ Design is stylistically consistent 
 ☐ Employs consistent vocabulary of forms and materials while expressing 
        architectural variety 
☐ Cladding materials and features such as balconies, canopies, and trim elements 
     enhance the architectural concept and are applied around the building  
 

 
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 
 ☐ Overall window pattern appropriate to style 
 ☐ Window operation appropriate to style 
 ☐ Recessed/flush window appropriate to style and/or location 
☐ Openings are well detailed 
 

 
Finish Materials and Color 

☐ yes     ☐ n/a     ☒ no     
 

If “no” select from below and explain: 

 ☒ Textures and colors reinforce design 
 ☐ High-quality materials, especially facing the street 
 ☐ Materials appropriately enhance articulation and façade hierarchies 
 ☐ Wrap corners and terminate appropriately 
☐ Cladding is well detailed, especially at junctions between materials 
☐ Foam trim, finished on site, is prohibited 
 

The modern design of the project features a combination of appropriate exterior 
cladding materials including smooth finish cement plaster in light colors, horizontal and 
vertical metal siding in “Hemlock Green” and “Parchment”, and metal fascia. The 
proposed balcony railings, pedestrian gates, and the screening for the rooftop 
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enclosure will be consistent in look and material, which is custom-made in bronze-
colored iron with metal mesh screen. The proposed colors and exterior materials are 
appropriate for the overall design of the development. However, because the colors 
depicted on the elevations do not match the rendering, a condition of approval is added 
requiring that the applicant revise the drawings to show accurate, consistent colors for 
proposed exterior materials. 
 
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 
 

The applicant’s proposal includes a 11-foot driveway with permeable pavers. A 
condition of approval is added requiring that the applicant provide details for the 
proposed pavers prior to plan check submittal. 
 
Ancillary Structures 

☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 

 ☐ Design consistent with primary structure 
 ☐ Design and materials of gates, fences, and/or walls 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 surrounding neighborhood features a mix of architectural styles. The proposed 
modern style of the new building is compatible with the eclectic neighborhood 
context.   

 The entryways for each unit are well integrated into the design and located along the 
east elevation. The entry doors are proposed to be modern-style single-doors with a 
transom window. 

 All new windows will be aluminum-framed, dual-glazed, windows with a dark bronze 
finish and recessed into the openings that have dark bronze-colored concrete sills. 
The windows will be a combination of casement, fixed, single-hung, and sliding 
operations. The proposed windows are compatible with the modern style of the 
building.  

 The window and balcony door openings on the second floor are detailed with 
canopies, which echo the fascia that separates the first and second floor of the 
building and creates visual interest for an otherwise empty space.  

 As previously discussed, the applicant’s proposal includes an 11-foot wide driveway 
with decorative pavers. A condition of approval is added requiring that the applicant 
provide details for the proposed pavers prior to plan check submittal.  

 The modern design of the project features a combination of appropriate exterior 
cladding materials including smooth finish cement plaster in light colors, horizontal 
and vertical metal siding in “Hemlock Green” and “Parchment”, and metal fascia. 
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The proposed colors and exterior materials are appropriate for the overall design of 
the development. However, because the colors depicted on the elevations do not 
match the rendering, a condition of approval is added requiring that the applicant 
revise the drawings to show accurate, consistent colors for proposed exterior 
materials.  

 The proposed balcony railings, pedestrian gates, and the screening for the rooftop 
enclosure will be consistent in look and material, which is custom-made in bronze-
colored iron with metal mesh screen. In addition, the proposed split-face, concrete 
block walls with a maximum height of 6 feet at the western and rear property line will 
be finished with white cement plaster on both sides. The proposed design and 
material of the railings, gates, screening, and the block walls are appropriate for the 
modern design of the building. 

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

 
1. Provide details for the proposed driveway pavers prior to plan check submittal.  
2. Revise drawings to consistently show the accurate colors for all proposed exterior 

materials. 
 _______________________________________________________________________ 
Attachments 
 
1. Reduced Plans 
2. Location Map 
3. Neighborhood Photo Survey with Existing Photos of Property 

 

mhahm
Typewritten Text

mhahm
Typewritten Text



mhahm
Typewritten Text

mhahm
Typewritten Text
Attachment 1

mhahm
Typewritten Text

mhahm
Typewritten Text



NOTE:

THE REQUIRED MAXIMUM FLOW RATES ARE AS FOLLOWS IN TABLE 603.2 - FIXTURE FLOW RATES
a

b

c

a -

b -

c -

VICINITY MAP

PROJECT SUMMARY

SCOPE OF WORK

BUILDING AREA JUSTIFICATION PER CBC 2013

   Aa={At+[AtxIf]+[AtxIs]}

"R2"

R2

S2

   Aa

   Aa

CBC 

PERMIT IS REQUIRED FOR:
DEFERRED APPROVAL & SEPARATE

ENGINEERING NOTES:

NOTES:

ARCHITECT

ARCHITECT L A N D M A R K  D E S I G N    &
CONSTRUCTION, LLC 

 V. SAROIAN, ARCHITECT

A-0
CONTEXTUAL   PLAN

LIPARIT GHARIBYAN
A.  MEDOYAN 

CONTEXTUAL PLAN

C
   

O
   

M
   

M
   

O
   

N
   

   
   

   
   

   
   

O
   

P
   

E
   

N
   

   
   

   
   

   
  S

  P
   

A
   

C
   

E
 

TABLE  "A"

AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
FLOOR, WITHIN 60" OF TUB OR SHOWER FLOOR (CBC 2406.3(5), OR WITHIN 5' OF STAIRS 

AutoCAD SHX Text
AND STAIR LANDINGS (CBC 2406.3(10) SHALL BE TEMPERED.

AutoCAD SHX Text
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AutoCAD SHX Text
PLACED A MINIMUM OF 4-INCHES ABOVE EARTH OR 2-INCHES ABOVE PAVED AREAS.

AutoCAD SHX Text
8- 

AutoCAD SHX Text
LAVATORY AND RESTROOM FAUCETS

AutoCAD SHX Text
1.8 GALLONS PER MINUTE (GPM) MAXIMUM

AutoCAD SHX Text
GRAVITY TANK WATER CLOSET

AutoCAD SHX Text
HIGH EFFICIENCY (HET) OR DUAL FLUSH

AutoCAD SHX Text
SHOWERHEADS 

AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
(FULL FLUSH) FOR SOLIDS AND 1.1 GPF (HALF FLUSH) FOR LIQUIDS.

AutoCAD SHX Text
FOR SINGLE FAMILY PROJECTS, THE 2.0 GPM SHOWERHEAD IS REQUIRED.

AutoCAD SHX Text
INSPECTOR FOR THE JOB FILE PRIOR TO THE FIRST INSPECTION.

AutoCAD SHX Text
7- A CALIFORNIA STATE LICENSED SURVEYOR IS REQUIRED TO CERTIFY THE LOCATION 

AutoCAD SHX Text
AND SETBACKS OF ALL CONSTRUCTION PRIOR TO THE FIRST FOUNDATION INSPECTION. 

AutoCAD SHX Text
A COPY OF THE CERTIFICATION SHALL BE AVAILABLE TO THE BUILDING DIVISION

AutoCAD SHX Text
9- ALL BATHROOMS/KITCHEN TO HAVE FLUORESCENT LIGHTING.

AutoCAD SHX Text
 21 -  PROPOSED DECK ELEVATION

AutoCAD SHX Text
 20 -  AVERAGE CURB HEIGHT

AutoCAD SHX Text
 3 -  TYPE OF CONSTRUCTION

AutoCAD SHX Text
16 -  PROPOSED LANDSCAPING

AutoCAD SHX Text
14 -  PROPOSED LOT COVERAGE

AutoCAD SHX Text
15 -  REQUIRED LANDSCAPING

AutoCAD SHX Text
12 -  MAX. PERMITTED FAR

AutoCAD SHX Text
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AutoCAD SHX Text
18 -  PROPOSED COMMON OPEN SPACE

AutoCAD SHX Text
11 -  PROPOSED No. OF PARKING SPACES

AutoCAD SHX Text
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AutoCAD SHX Text
6 -  TOTAL No. OF UNITS ALLOWED                 = 5 UNITS. 

AutoCAD SHX Text
4 -  LOT SIZE

AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
13 -  PROPOSED FAR 

AutoCAD SHX Text
5 -  LOT AREA

AutoCAD SHX Text
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AutoCAD SHX Text
 1 -  ZONE      

AutoCAD SHX Text
= 497.61'+3.0'=500.61'

AutoCAD SHX Text
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AutoCAD SHX Text
= 8,686.00 SQ. FT.

AutoCAD SHX Text
= 3 BEDROOM UNITS

AutoCAD SHX Text
= 5x2.5 = 13 + ONE GUEST= 14

AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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= 4,212.00 SQ. FT. = 48%%% < 50%%% 

AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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AutoCAD SHX Text
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5. PROPOSED TOTAL BUILDING FLOOR AREA

AutoCAD SHX Text
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AutoCAD SHX Text
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