
 
 

CITY OF GLENDALE, CA 
 

DESIGN REVIEW STAFF REPORT – COMMERCIAL / INDUSTRIAL / MIXED USE 
 
 

  April 14, 2025 712, 714 and 716 Ivy Street 
  Decision Date Address 
   

  Administrative Design Review (ADR) 5695-009-005 and 5695-009-006 
  Review Type APN 
   

  PADR-003896-2024 Alex Albarian 
  Case Number Applicant 
 

  Columba Diaz Alex Albarian 
  Case Planner Owner 
 

 
Project Summary 
To construct a new two-story, approximately 4,580 square-foot detached commercial 
building (warehouse) at the rear of an existing 3,046 square-foot one-story commercial 
building (warehouse and dental office), located on two adjoining lots, totaling 14,557 
square feet, zoned IMU (Industrial/Commercial Mixed Use). The project includes 18 new 
surface parking spaces. 
 
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 (b) of the State CEQA Guidelines 
because the proposed construction of a new commercial building, located in an urbanized 
area and does not exceed 10,000 square feet in area; and it does not involve the use of 
significant amounts of hazardous substances where all necessary public services and 
facilities are available, and the surrounding area is not environmentally sensitive. 
 
Existing Property/Background 
The project site was originally developed in 1946, with additions and remodeling completed 
in 1951 and 2011. It consists of two adjoining, rectangular-shaped, relatively flat interior 
lots, totaling 14,557 square feet, located on the south side of Ivy Street in the Riverdale 
neighborhood. The site features a surface parking and an existing 3,046-square-foot, one-
story commercial building (medical/dental office and a warehouse).  
 
Staff Recommendation 
Approve with Conditions 
 ______________________________________________________________________________ 
 
Last Date Reviewed / Decision 
First time submittal for final review. 
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Zone: IMU - Ind./Comm'l Mixed Use       Height District: N/A      
 
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. 
 
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: 
  ☐ Located at or near front property line 
 ☐ Conforms to prevailing setbacks on the street 
 ☐ Maintains appropriate sidewalk width 

 
Usable Open Space 

 yes      n/a     no 
 
If “no” select from below and explain: 
 ☐ Incorporates outdoor pedestrian space 
 ☐ Integrated with design and overall context 
 ☐ Appropriate relationship with adjoining properties 
 

The proposed project is not required to provide common open space. 
 

Access and Parking 
 yes      n/a     no 

 
If “no” select from below and explain: 
☐ Parking location is appropriate to the site and its neighborhood context 

 ☐ Appropriate pedestrian and vehicle access points 
 ☐ Appropriate service and loading locations 
 ☐ Landscape screening for street-facing parking  
 ☐ Techniques employed to reduce stormwater runoff 
 ☒ Decorative or colored paving to delineate pedestrian areas 
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The proposed parking lot restriping will replace the existing concrete slabs and surface 
parking spaces. A condition of approval is added to update the design to include 
decorative or colored paving materials at building entries to delineate pedestrian areas. 
 

Landscape Design 
 yes      n/a     no 

 
If “no” select from below and explain: 
 ☐ Complementary to building design 
 ☒ Appropriately sized and located 

 
The proposed trees and shrubs are adequately located adjacent to the sidewalk, 
appropriately screening the street front surface parking lot. A condition of approval is 
added to update plans to include the required street trees per Public Works – Urban 
Forestry requirements and obtain the required permits for the installation of two new street 
trees. The proposed site plan and landscape plan shall be updated to clearly show the 
required two (2) street trees. 
 

Walls, Fences, and Retaining Walls 
 yes      n/a     no     

 
If “no” select from below and explain: 
 ☐ Minimize use whenever possible 
 ☒ Use decorative material to complement building and/or landscape design  
 ☒ Provide landscaping to minimize visual impact 

 
The project is proposing street-facing fences and gates. A condition of approval is added 
to provide the design and materials for the proposed fence and gates to be appropriate to 
the overall design concept and that they be set back behind landscaped areas to help 
minimize the visual impact. 

 
Screening 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Mechanical equipment appropriately screened 
 ☐ Trash bins appropriately located and screened  

 
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 site planning is consistent with the existing front building and 
compatible with the vicinity, which consists primarily of commercial and industrial 
buildings that utilize similar materials, finishes, and an architectural style. 
Approximately 300 feet east of the subject site, the multifamily zone primarily 
features traditional-style multifamily buildings and single-story traditional residences. 

 The proposed parking lot will replace the existing concrete slabs and surface parking 
spaces. The outdoor pedestrian areas connect to the proposed entrances of the new 
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building and the loading zone is located at the rear of the site, partially behind the 
existing building. The parking design and location are appropriate to the site and its 
neighborhood context. However, a condition of approval is added to update the 
design to include decorative or colored paving materials at building entries to 
delineate pedestrian areas. 

 The project is proposing street-facing fences and gates. A condition of approval is 
added to provide the design and materials for the proposed fence and gates to be 
appropriate to the overall design concept and that they be set back behind 
landscaped areas to help minimize the visual impact. 

 The proposed trees and shrubs are adequately located adjacent to the sidewalk, 
appropriately screening the street front surface parking lot. A condition of approval is 
added to update plans to include the required street trees per Public Works – Urban 
Forestry requirements and obtain the required permits for the installation of two new 
street trees. The proposed site plan and landscape plan shall be updated to clearly 
show the required two (2) street trees. 

 The proposed parapets and screening hide the rooftop mechanical equipment from 
public view. The trash enclosure is appropriately located at the rear of the site, 
enclosed by block walls, and behind the existing building for adequate screening. 

 
________________________________________________________________________ 
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 
 ☐ Articulation, solid/void balance, and open space relate to predominant pattern  
 
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 to minimize height 

 
The existing site is flat, and no grading is proposed. 
 

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     
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If “no” select from below and explain: 
 ☐ Articulation avoids overbearing forms 
 ☐ Appropriate solid/void relationships 
 ☐ Entry and major features well located 

 
Massing 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Larger masses broken into separate volumes 
 ☐ Long, unbroken street walls avoided 
☐ Visual impact of larger building minimized 

 
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 proposed two-story commercial building (warehouse) at the rear of the site 
aligns with the immediate vicinity, which includes one- and two-story commercial 
and industrial buildings that feature similar materials, finishes, and architectural 
style. The design incorporates patterns and material texture variation, which helps 
reduce the visual massing of the structure.  

 The proposed building, with an overall height of 26’-6”, will be located at the rear of 
the property and is designed in a contemporary style, representing an industrial 
design concept, using exposed split-face and standard concrete block walls in a 
warm neutral color palette that is compatible with the existing building on site and 
neighboring context. 

 The entry is a prominent architectural element, defined by a two-story storefront 
system that aligns appropriately with the overall scale and proportions of the 
building. 

 The variation in the proposed building height from 26’-6” to 20’-0” helps reduce the 
overall massing. Additionally, the scale and proportion of the main entry door and 
roll-up curtain door are well-integrated into the design. 

________________________________________________________________________
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     
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If “no” select from below and explain: 
 ☐ Well integrated into design 
☐ Location promotes pedestrian activity 

 ☐ Design provides appropriate focal point 
 

Storefronts and Windows  
 yes      n/a     no     

 
If “no” select from below and explain: 
 ☐ Maximize transparency at ground floor  
 ☐ 12-15’ floor-to-floor height at ground-floor is encouraged 
 ☐ Coordinate design with overall style of building 
 ☐ Use durable materials for windows, such as aluminum or steel 
☐ Locate security gates/grilles inside commercial spaces, preferably set back from 
storefront 

 
Awnings and Canopies 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Integrate awnings and canopies into overall building design 
☐ Avoid long treatments spanning multiple openings 
☐ Back-lit awnings are not allowed  

 
The are no proposed awnings or canopies. 

 
Lighting 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Light fixtures are appropriate to the building design 
☐ Avoid over-lit facades; consider ambient light conditions when developing lighting 
scheme 
☐ Utilize shielded fixtures to avoid light spillover onto adjacent properties  

 
Finish Materials and Color 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Textures and colors reinforce design 
 ☐ High-quality, durable materials used, especially facing the street 
 ☐ Materials appropriately enhance articulation and façade hierarchies 
 ☐ Wrap corners and terminate cladding appropriately 
☐ Cladding is well detailed, especially at junctions between materials 
☐ Foam trim, finished on site, is prohibited 
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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 proposed parking lot will replace the existing concrete slabs and surface parking 
spaces. A condition of approval is added to update the design to include decorative or 
colored paving materials at building entries to delineate pedestrian areas. 

 
Roof Forms 

 yes      n/a     no     
 
If “no” select from below and explain: 
 ☐ Configure roofline to provide visual interest and deemphasize mass 
 ☐ Roof forms are consistent with overall design 
 ☐ Continue roofs and parapets around building or terminate in logical manner 

 
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 proposed commercial building, designed in a contemporary style, features an 
industrial design concept, using exposed split-face and standard concrete block 
walls in a warm neutral color palette, which is compatible with existing building on 
site and neighboring context. 

 The main entrance of the new commercial building appropriately serves as a focal 
point, framed by a two-story storefront system, ensuring high visibility and easy 
identification from the public right-of-way. 

 The main entrance consists of a durable anodized aluminum storefront system that 
is compatible with the overall design concept. 

 The proposed wall-mounted lighting fixtures will have LED lights with a die-cast 
housing for durability. The three light fixtures are appropriately placed on the main 
façade, with housing designed to prevent light spillover onto adjacent properties and 
the public right-of-way. 

 The proposed finishes of the new building include split-face and standard durable 
concrete block walls in a warm tan color palette. The design incorporates patterns 
and material texture variation, which helps reduce the visual massing of the 
structure.  

 The proposed parking lot will replace the existing concrete slabs and surface parking 
spaces. A condition of approval is added to update the design to include decorative 
or colored paving materials at building entries to delineate pedestrian areas. 

 Roof parapets with scored concrete block ridge coping are proposed along the entire 
roof perimeter, maintaining consistency with the project's architectural style. 
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________________________________________________________________________ 
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 conditions: 
 
 Conditions: 

1. Update plans to include the required street trees per Public Works – Urban Forestry 
requirements and obtain the required permits for the installation of two new street 
trees.  

2. Update the site plan and landscape plan to clearly show the required two (2) street 
trees. 

3. Provide the design and materials for the proposed fence and gates (street facing) to 
be appropriate to the overall design concept. 

4. Update plans to set back the street facing fences and gates to locate behind the 
landscaped areas to help minimize the visual impact. 

5. Update the design to include decorative or colored paving materials at building 
entries to delineate pedestrian areas. 

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