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624 Highview Terrace 
 
Consideration of a request for approval of a second floor addition to the existing single story home, 
porch additions, demolition of the existing garage and construction of a replacement two-car 
detached garage.  
 
Property Owners: Jerry O’Brien and Laura Nekola 
Project Representative: Chris Russo, project manager 
 
Staff Contact:  Jen Baehr, Planner 
   
Summary of Request 
The petitioners are requesting approval of a second story addition that extends across the full width of the 
front of the home, the addition of open porches on the front and rear of the home, demolition of the 
existing garage and construction of a replacement detached two-car garage in the northeast corner of the 
property.  
 
The second story addition is proposed to allow reconfiguration of the existing first floor space and 
relocation of the bedrooms from the first floor to the proposed second floor. The second story addition is 
located above the front of the home to allow the existing interior vaulted ceiling space in the family room, at 
the rear of the house to remain. The front porch addition will replace the existing small covered stoop with 
a more functional porch. A small porch is proposed on rear of the home to provide a covered entry into the 
mudroom from the rear yard.  
 
The existing garage is proposed to be demolished in its entirety and the petitioner is proposing to build a 
new two-car garage generally in the same location as the existing garage. The new garage is proposed to 
provide sufficient space for two vehicles and some storage space.  
 
Action to Date on this Petition 
The project as proposed requires zoning variances from the front yard setback and from the west 
side yard setback. Although the Building Review Board does not have purview over zoning 
variances, because the design and massing aspects of the second floor addition, which are under the 
purview of the Board, create the need for the zoning variance, the following information is 
provided. Requests for zoning variances must demonstrate a hardship that is not created by either 
the current or a former property owner.     
 
As background, on November 22nd 2021, the Zoning Board of Appeals considered the following 
requests with respect to this petition.   
 

 A variance from the front yard setback to allow construction of an open porch that 
encroaches three feet into the required 40 foot setback. The Zoning Board indicated 
general support for this variance. 

 A variance from the side yard setback on the west side of the house to accommodate the 
second floor addition as proposed.  The required side yard setback is 10 feet. The existing 
home is non-conforming to the 10 foot west side yard setback.  The second floor addition 
as proposed extends into the 10 foot setback approximately six feet, close to the same 
distance as the footprint of the existing single story home.  
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 A variance to allow the structures on the property to exceed the allowable lot coverage was 
originally requested, but is no longer requested.  The petitioner revised the plans to reduce 
the size of the garage to eliminate the need for a lot coverage variance.   

 
The Zoning Board of Appeals questioned whether the requested side yard setback variance met the 
applicable criteria and requested that alternative massing and designs be considered by the petitioner, 
beyond those presented to the Board, in an effort to eliminate the need for a setback variance or to 
reduce the extent of encroachment of the two story mass into the side yard setback.  The Zoning 
Board of Appeals requested review and input from the Building Review Board on whether, from a 
massing and design perspective, other options are workable.   
 
The petitioner provided two alternative concepts for the second story addition which are included in 
the Board’s packet. However, the petitioners informed staff that the alternative concepts do not 
accomplish the goals of the project, one of which is retaining the vaulted ceiling area over the family 
room at the rear of the house. Staff encouraged the petitioner to further explore concepts that 
potentially could accomplish their goals while also minimizing the extent of the encroachment of a 
new second floor mass into the required side yard setback.   
 
Description of Property and Existing Residence 
The property is located on the north side of Highview Terrace, one lot east of Maywood Road. 
Generally, the properties along Highview Terrace are larger in size closer to Sheridan Road and 
become narrower moving west. The properties in the immediate area of the property that is the 
subject of this request range in size from 7,300 square feet to 11,800 square feet.  Lots of these sizes 
limit how large of a house and garage can be constructed in a manner that is supported by the Code 
requirements and in a manner that does not negatively impact neighboring homes or the character 
of the streetscape.  The neighborhood is comprised of modest homes constructed in a mix of 
architectural styles. Based on available records, the majority of the homes along Highview Terrace 
were built in the 1950s, although some homes date from as early as the 1930s. As a result of 
construction of the homes being built many decades ago, most of the homes are nonconforming to 
the current zoning setbacks in some manner.   
 
The property at 624 Highview Terrace is 7,950 square feet and is rectangular in shape. The site is 
narrow, as are most properties along Highview Terrace. The existing home was built in 1950 and is a 
single-story vernacular cottage style home. The existing garage was built in 1959. The family room 
on the north side of the home was a later addition built in 1964, this is the area where the vaulted 
ceiling which the owners desire to retain is located.   
 
Staff Evaluation 
An evaluation of the project based on the applicable standards and staff recommendations is offered below 
for the Board’s considerations. 
 
Demolition 
As noted above, the existing detached garage is proposed to be demolished in its entirety. Findings in 
support of the partial demolition of the house and complete demolition of the garage are detailed below.    
 
Criteria 1 – The existing structure itself, or in relation to its surroundings, does not have special historical, architectural, 
aesthetic or cultural significance to the community.  
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This criterion is met. The existing garage does not present any special historical, architectural, aesthetic or 
cultural significance.  
 
The proposed partial demolition of the house includes removal of the roof at the front of the home and 
removal of the existing covered entry on the front elevation. The elements proposed for removal do not 
have any particular significance.   
 
Criteria 2 – Realistic alternatives, including adaptive reuses, do not exist because of the nature or 
cost of work necessary to preserve the structure or to realize any appreciable part of its value.  
This criterion is met.  The existing garage is considered undersized for a modern day two-car garage. The 
work necessary to make the garage functional would ultimately result in a large portion of the garage being 
demolished and rebuilt. 
 
The partial demolition of the home is proposed to allow the addition of second floor living space to the 
single story home. 
 
Criteria 3 – The structure in its present or restored condition is unsuitable for residential, or a 
residentially compatible use; or fire or other casualty damage or structural deterioration has 
rendered the structure (and/or remains) an immediate health or safety hazard.  
This criterion is not fully met. The garage in its present condition appears to be useable although as noted 
above is undersized for a two-car garage. 
 
The single story, small home is suitable for residential use in its present condition.  The current owners 
desire additional living space.   
 
Criterion 4 – The demolition and/or the replacement structure will not adversely impact the value 
of property within the neighborhood.  
This criterion is partially met. No evidence has been presented that the proposed demolition of the garage 
and replacement garage will adversely impact the values of the properties in the neighborhood.  
 
No evidence has been submitted to demonstrate that the proposed partial demolition of the residence will 
adversely affect the neighborhood.  The Zoning Board of Appeals raised concerns about the potential for 
adverse impacts resulting from the second story addition as proposed.    
 
Criterion 5 – The demolition and replacement structure will be compatible with and not adversely 
impact the neighborhood character.  
This criterion is partially met.  The design of the proposed replacement garage appears to be generally 
compatible with the character of the property and existing neighborhood.   
 
The overall massing of the proposed second floor addition, although generally consistent with the massing 
of the house to the east, is not generally consistent with the more refined massing of most of the homes in 
this small lot neighborhood.  The Board’s review and direction from a design and massing perspective are 
intended to assure consistency with the quality and character of the neighborhood.  
 
Staff finds that the criteria for demolition are satisfied and recommends approval of the demolition of the 
garage and partial demolition of the residence subject to review and action on the proposed new 
construction. 
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Site Plan – This standard is met.  
The existing footprint of the house will be maintained. The front porch addition is proposed on the east 
side of the front elevation. The front porch is 6 feet wide and 20 feet and 3 inches long.  
 
The proposed replacement garage is generally in the location of the existing garage, although the 
replacement garage is shifted slightly to comply with the five foot accessory structure setback.  The existing 
driveway will be slightly expanded to accommodate the wider replacement garage. The existing curb cut will 
remain.  
 
Building Massing and Height – This standard requires further due diligence. 
Based on the lot size, the Code permits a residence of up to 2,413 square feet. An additional 241 square feet 
is permitted for design elements, elements as defined in the Code which bring a human scale to the 
residence and serve to mitigate the appearance of overall mass such as single dormers, human scale covered 
entries and screen porches. A garage of up to 576 square feet for a garage is permitted.    
 

• Based on the City’s calculation methodology, the existing residence totals 1,649 square feet.  
• The proposed second story addition totals 737 square feet.  
• A total of 576 square feet is allowed for a garage on this property. The proposed replacement garage 

totals 484 square feet. 
• The new front and rear porches add 154 square feet of design elements. 
• The square footage of the existing residence with the proposed addition is 2,386 square feet and is 

below the maximum allowable square footage by 27 square feet, equal to 1 percent of the allowable 
square footage for the property. 

 
The existing height of the house is not included on the architectural plans, but based on staff’s measurement 
from the plans provided, the existing residence is approximately 15 feet and 8 inches tall. The second story 
addition will increase the height of the home to 24 feet and 2 inches. The maximum height allowed for a 
residence on this size lot is 30 feet as measured from the lowest point of existing grade to the tallest roof 
peak.  
 
The project as proposed conforms to the City’s square footage and height limitations. With the proposed 
addition, the home will reflect a full two-story massing from the street.  Two story massing is not 
unprecedented in this neighborhood, however single and one and a half story homes are much more 
common.  
 
From a design perspective, it is difficult to build a second story addition to a home that was originally 
designed to be a single story cottage in a manner that does not appear disconnected and out of proportion. 
The addition of the second story to the existing home appears to result in some awkward massing 
particularly on the front façade in the area of the existing front facing gable and on the side elevations where 
the second story addition appears unbalanced and top-heavy in relation to the existing home. The alternate 
concepts provided based on staff’s review do not yet achieve a more cohesive massing which may be able to 
be achieved through further study and refinement of the second floor massing.   
 
 Staff requests input from the Board on the massing of the proposed addition.  
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Elevations – This standard requires further due diligence. 
The proposed addition will present a full two-story massing on the front elevation. As noted above, homes 
with single story and one and half story massing are more common in this neighborhood than a full two-
story massing. The home directly east of this property does present a two-story massing and appears to 
loom over the surrounding lower profile homes. Continuing this massing pattern will impact the modest, 
understated character of the neighborhood. Staff recognizes the petitioner’s need for additional square 
footage through a second floor addition, however questions remain as to whether further study and 
refinement could achieve a design that is a more appropriate and a sensitive solution that maintains the 
character of the home and neighborhood. 
 
The existing front and rear shallow gable forms on the house will be maintained. The proposed addition 
presents a combination of steep gable and hip roof forms. Visually, the contrast in the roof types and 
pitches on the existing home and on the proposed addition does not reflect a cohesive appearance. 
 
The existing home has a variety of opening sizes and proportions, although almost all the existing openings 
are vertically oriented. The proposed addition presents mostly double hung windows that are vertically 
oriented however one horizontal window is proposed on the east elevation which appears to stand out from 
the rest of the windows. The horizontal orientation of this window is proposed to accommodate furniture 
in the bedroom. Full double hung windows like those on the rest of the home may not be workable in this 
location, however a series of square shape windows or windows more proportional to the existing double 
hung windows may be more appropriate and could avoid creating a contrast with the existing windows.   
 
 Staff requests input on the proposed roof type and pitches. 
 Staff recommends modification of the horizontal window on the east elevation to more closely 

follow the window proportions and orientations found on the rest of the home.  
 
Replacement Garage 
The replacement garage is a simple, single story structure with gable roof form to match the existing 
residence.  Double hung windows are proposed on the west elevation of the garage. A hipped roof element 
is proposed above the garage door on the south elevation.  
 
Type, color, and texture of materials – This standard is generally met. 
The exterior walls of the existing home are a combination of stone, brick, and cedar shingle siding. The 
proposed addition reflects a combination of fiber cement shingle siding and fiber cement clapboard siding. 
The proposed roof material is asphalt shingle to match the existing home. Fiber cement is proposed for the 
trim, fascia, soffit and rake boards on the proposed addition. Aluminum clad windows to match the existing 
windows are proposed. The petitioner did not provide information on the type of muntins proposed in the 
windows. Clarification on the type of muntin proposed should be provided during the meeting. Metal 
gutters and downspouts are proposed to match the existing home. The existing chimney is brick and will be 
extended with matching brick.   
 
As stated in the City’s Design Guidelines, no more than two wall materials should be visible on any exterior 
wall. As noted above, the existing house already has three different wall materials, stone, brick and shingle 
siding. With the proposed addition a fourth wall material is introduced, clapboard siding. The use of many 
different wall materials can result in a busy appearance and distract from the overall design of the home.  
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 Staff recommends replacing the clapboard siding on the proposed addition with shingle siding to 
match the existing house to avoid a busy appearance with the addition of a fourth wall material on 
the home. 

 Staff recommends that all trim, fascia, soffit and rakeboards be natural wood consistent with past 
Board decisions and the City’s Design Guidelines. 
 

Landscaping – This standard is met. 
No trees are proposed for removal as part of this petition. Although the petitioner did not provide a 
landscape plan for review, the petitioner’s statement of intent describes existing and proposed landscaping. 
There is an existing deciduous tree in the front yard as well as a parkway tree located generally at the center 
of the property’s street frontage. The existing trees in the front of the home can help to mitigate the 
increased height and mass of the home as viewed from the street.  
 
The petitioner’s statement of intent describes plans to plant native shrubs along the front of the home. As 
the plans are more fully developed, a landscape plan will be required and include details on the new 
plantings proposed for staff review to ensure that, at a minimum, foundation plantings are incorporated.   
 
Public Comment  
Public notice of this petition was provided in accordance with the City requirements and practices. Notice 
was mailed by the Community Development Department to surrounding property owners and the agenda 
for this meeting was posted at five public locations. As of the date of this writing, four letters with various 
exhibits attached were submitted by the neighbor to the west expressing concern about impacts to natural 
light due to the proximity of the proposed second story mass to the property line, within the required 
setback area. The neighbor also raised concerns about existing and potential drainage issues.    
 
Two additional letters were submitted to the Zoning Board of Appeals. One of these letters was submitted 
by a neighbor to the north expressing general concerns about the potential for overbuilding on the lot and a 
change to the character of the small lot neighborhood. The second letter was submitted by the previous 
owner of the home to the west. This letter expresses concerns about the requested side yard setback 
variance.  
 
In addition, several form letters were submitted by neighboring property owners that generally express 
support for the proposed addition.  
 
Although many of the letters received to date are addressed to the Zoning Board of Appeals and largely 
express concerns about aspects of the petition not under the purview of the Building Review Board, these 
letters are included in the packet to provide the members of the Board with a full understanding of the 
project recognizing that the massing and design review is closely linked with the encroachment into the 
setback.  
 
Recommendation  
The Zoning Board of Appeals requested input from the Building Review Board on the massing and 
design of the project and whether there are potentially other massing and design options that could 
address both the Design Guidelines and minimize the need for or extent of a side yard setback 
variance. Staff recommends that the Board offer comments and direction on the proposed design 
and massing.   
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Options for Action: 
 
 Continue the portion of the petition relating to the proposed additions to the house with 

clear direction on the areas in need of further study and modification. And, approve a 
motion recommending approval of the demolition of the garage and approval of the 
replacement garage.   
 
OR 
 

 Recommend approval of the second floor addition, porch additions, demolition of the 
existing garage and construction of a replacement garage based on the findings discussed and 
presented during the Board’s deliberations subject to the following conditions:   
 

1. Modify the horizontal window on the east elevation to more closely follow the window 
proportions and orientations found on the rest of the home. 
 

2. Replace the clapboard siding on the proposed addition with shingle siding to match the existing 
house and to avoid a busy appearance with the addition of a different type of siding.  
 

3. All trim, fascia, soffit and rakeboards shall be natural wood consistent with past Board 
decisions and the City’s Design Guidelines. 
 

4. All modifications to the plans including those detailed above, those made in response to 
Board direction and changes made as a result of final design development, shall be clearly 
called out on the plan and a copy of the plan originally provided to the Board shall be 
attached for comparison purposes. Staff is directed to review any changes, in consultation 
with the Chairman as appropriate to determine whether the modifications are in 
conformance with the Board’s direction and approval prior to the issuance of any permits. 
 

5. Prior to the issuance of a building permit, a detailed, landscape plan shall be submitted and 
will be subject to review and approval by the City. 
  

6. Details of exterior lighting shall be submitted with the plans submitted for permit. All 
fixtures shall direct light downward and the source of the light shall be fully shielded from 
view.      
 

7. A plan for construction parking and materials’ staging shall be submitted for review and will 
be subject to approval by the City’s Certified Arborist, City Engineer and Director of 
Community Development. Offsite parking and shuttling workers to the site may be 
necessary due to the narrow street. 
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