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Applicant/Owner Case No. AA-2023-3919-PMLA-SL-HCA
Tham Sy CEQA: ENV-2023-3921-CE

313 El Bonito Avenue Address: 3120 West Atwater Avenue
Glendale, CA 91204 Los Angeles, CA 90039
Representative Council District: 13 — Soto-Martinez

John Wang Neighborhood Council: Atwater Village

Tritech Engineering Associates, Community Plan Area: Northeast Los Angeles

Inc. Land Use Designation: Low Medium |l Residential
135 N. San Gabriel Boulevard Zone: [Q]RD2-1-RIO

San Gabriel, CA 91775 Legal Description: Tract TR 4689; Block J; Lot 5

In accordance with provisions of Section 17.51 and 17.53 of the Los Angeles Municipal Code
(LAMC), the Advisory Agency determines, based on the whole of the administrative record, that the
project is exempt from CEQA pursuant to State CEQA Guidelines Article 19, Section 15315 (Class
15) and Section 15332 (Class 32), and there is no substantial evidence demonstrating that an
exception to a categorical exemption, pursuant to Section 15300.2 applies, and approves Parcel
Map No. AA-2023-3919-PMLA-SL-HCA, located at 3120 West Atwater Avenue, for a maximum
three (3) small lots, pursuant to the LAMC Section 12.22 C,27, as shown on map stamp-dated
June 8, 2023, in the Northeast Los Angeles Community Plan. This unit density is based on the
RD2-1 Zone. (The subdivider is hereby advised that the LAMC may not permit this maximum
approved density. Therefore, verification should be obtained from the Department of Building and
Safety which will legally interpret the Zoning Code as it applies to this particular property.) The
Advisory Agency denies the request for the waiver of the following improvement to the public right-
of-way along Atwater Avenue adjoining the subdivision: Suitable surfacing to join the existing
pavements and to complete an 18-foot-wide half roadway.

The Advisory Agency’s approval is subject to the following conditions:

NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider
should follow the sequence indicated in the condition. For the benefit of the applicant, subdivider
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shall maintain record of all conditions cleared, including all material supporting clearances and be
prepared to present copies of the clearances to each reviewing agency as may be required by its
staff at the time of its review.

BUREAU OF ENGINEERING - SPECIFIC CONDITIONS
Any questions regarding these conditions should be directed to Julia Li, Land Development Group,
located at 201 N. Figueroa Street, Suite 290, Phone number: (213) 808-8917.

1. That if this parcel map is approved as “Small Lot Subdivision” then, if necessary for street
address purposes, all the common access to this subdivision be named on the final map
satisfactory to the City Engineer.

2. That if this parcel map is approved as small lot subdivision then the final map be labeled as
“Small Lot Subdivision per Ordinance No. “185462” satisfactory to the City Engineer.

3. That all common access easements including the vehicular access and pedestrian access
easement be part of the adjoining lots.

4. That, if necessary, public sanitary sewer easements be dedicated on the final map based on
an alignment approved by the Central Engineering District Office.

5. That, if necessary, the owners of the property record an agreement satisfactory to the City
Engineer that they will provide name signs for the common access driveways.

6. That the subdivider make a request to the Central District Office of the Bureau of
Engineering to determine the capacity of existing sewers in this area.

7. That all pedestrian common access easements be shown on the final map.

8. In the event that AA-2018-3728-PMLA is still valid then it shall be received and filed with the
Department of City Planning prior to the recordation of the final map; or evidence shall be
provided to the City Engineer showing that the parcel map AA-2018-3728-PMLA has
expired.

DEPARTMENT OF BUILDING AND SAFETY, GRADING DIVISION

Grading Division approvals are conducted at 221 North Figueroa Street, 12" Floor suite 1200. The
approval of this Tract Map shall not be construed as having been based upon a geological
investigation such as will authorize the issuance of the building permit of the subject property. Such
permits will be issued only at such time as the Department of Building and Safety has received such
topographic maps and geological reports as it deems necessary to justify the issuance of such
building permits.

9. That prior to issuance of a grading or building permit, or prior to recordation of the final map,
the subdivider shall make suitable arrangements to assure compliance, satisfactory to the
Department of Building and Safety, Grading Division, with all the requirements and
conditions contained in Geology and Soils Report Approval letters dated October 26, 2023,
Log No. 128029 and October 22, 2018, Log No. 104063-02, attached to the case file for
Parcel Map No. AA-2023-3919-PMLA-SL-HCA.

DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION
An appointment is required for the issuance of a clearance letter from the Department of Building
and Safety. The applicant is asked fto contact Helen Nguyen at (213) 482-0427 or
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helen.nguyen@lacity.org to schedule an appointment.

10.

That prior to recordation of the final map, the Department of Building and Safety, Zoning
Division shall certify that no Building or Zoning Code violations exist on the subject site. In
addition, the following items shall be satisfied:

a. Obtain permits for the demolition or removal of all existing structures on the site.
Accessory structures and uses are not permitted to remain on lots without a main
structure or use. Provide copies of the demolition permits and signed inspection
cards to show completion of the demolition work.

b. Provide dimensions for the property lines of each lot after the street dedication. The
minimum lot width shall be 18 feet. Revise the Map to show dimensions.

C. Show all street dedication as required by Bureau of Engineering and provide net lot
area after all dedication. “Area” requirements shall be re-checked as per net lot area
after street dedication. Front yard requirements shall be required to comply with
current code as measured from new property lines after dedication.

Notes:

No parking space can back up onto a street when the driveway is serving more than two
dwelling. Comply with the above requirement at the time of Plan Check or obtain City
Planning Approval.

Backup space for parking space with less than 27’-4” shall provide sufficient parking stall
width and garage door opening width to comply with the current Zoning Code requirement.

This property is located in a Liquefaction Zone.
This property is located in the ZI-2358 River Implementation Overlay District (RIO).

A covenant shall be recorded to specify all easements such as reciprocal private easement
for common access driveway, pedestrian access, drainage, and utility easements on the
subject site.

Any proposed structures or uses on the site have not been checked for and shall comply
with Building and Zoning Code requirements. Plan check will be required before any
construction, occupancy or change of use.

The proposed buildings may not comply with City of Los Angeles Building Code
requirements concerning exterior wall, protection of openings and exit requirements with
respect to the proposed and existing property lines. Compliance shall be to the satisfactory
of LADBS at the time of plan check.

DEPARTMENT OF TRANSPORTATION
Transportation approvals are conducted at 201 N. Figueroa Street, 4" Floor, Station 3. Please
contact DOT at (213)972-8482 for any questions regarding the following.

11.

That the project be subject to any recommendations from the Department of Transportation.
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FIRE DEPARTMENT

The applicant is further advised that all subsequent contact regarding these conditions must be with
the Hydrant and Access Unit. This would include clarification, verification of condition compliance
and plans or building permit applications, etc., and shall be accomplished BY APPOINTMENT
ONLY, in order to assure that you receive service with a minimum amount of waiting please call
(213) 482-6543. You should advise any consultant representing you of this requirement as well.

12. That prior to the recordation of the final map, a suitable arrangement shall be made

satisfactory to the Fire Department, binding the subdivider and all successors to the
following:

a.

Submit plot plans for Fire Department approval and review prior to recordation of
Small Lot subdivision.

Access for Fire Department apparatus and personnel to and into all structures shall
be required.

Address identification. New and existing buildings shall have approved building
identification placed in a position that is plainly legible and visible from the street or
road fronting the property.

One or more Knox Boxes will be required to be installed for LAFD access to project.
Location and number to be determined by LAFD Field Inspector. (Refer to FPB Req
#75).

The entrance or exit of all ground dwelling units shall not be more than 150 feet from
the edge of a roadway of an improved street, access road, or designated fire lane.

Where above ground floors are used for residential purposes, the access
requirement shall be interpreted as being the horizontal travel distance from the
street, driveway, alley, or designated fire lane to the main entrance of individual
units.

No building or portion of a building shall be constructed more than 150 feet from the
edge of a roadway of an improved street, access road, or designated fire lane.

The plot plan shall include the following minimum design features: fire lanes, where
required, shall be a minimum of 20 feet in width; all structures must be within 300
feet of an approved fire hydrant, and entrances to any dwelling unit or guest room
shall not be more than 150 feet in distance in horizontal travel from the edge of the
roadway of an improved street or approved fire lane.

The Fire Department may require additional vehicular access where buildings
exceed 28 feet in height.

Smoke Vents may be required where roof access is not possible; location and
number of vents to be determined at Plan Review.

Site plans shall include all overhead utility lines adjacent to the site.

Any roof elevation changes in excess of 3 feet may require the installation of ships
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ladders.

m. Provide Fire Department pathway front to rear with access to each roof deck via
gate or pony wall less than 36 inches.

n. Building designs for multi-storied residential buildings shall incorporate at least one
access stairwell off the main lobby of the building; But, in no case greater than 150ft
horizontal travel distance from the edge of the public street, Private Street or Fire
Lane. This stairwell shall extend onto the roof.

0. Where rescue window access is required, provide conditions and improvements
necessary to meet accessibility standards as determined by the Los Angeles Fire
Department.

p. Any required fire hydrants to be installed shall be fully operational and accepted by

the Fire Department prior to any building construction.

g. Adequate off-site public and on-site private fire hydrants may be required. Their
number and location to be determined after the Fire Department’s review of the plot
plan.

DEPARTMENT OF WATER AND POWER

13.

Satisfactory arrangements shall be made with the Los Angeles Department of Water and
Power (LADWP) for compliance with LADWP’s Water System Rules and requirements.
Upon compliance with these conditions and requirements, LADWP’s Water Services
Organization will forward the necessary clearances to the Bureau of Engineering. (This
condition shall be deemed cleared at the time the City Engineer clears Condition No. S-

1.(c).)

BUREAU OF STREET LIGHTING - SPECIFIC CONDITIONS

Street Lighting clearance for this Street Light Maintenance Assessment District condition is
conducted at 1149 S. Broadway Suite 200. Street Lighting improvement condition clearance will be
conducted at the Bureau of Engineering District office, see condition S-3. (c).

14.

Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C of O),
street lighting improvement plans shall be submitted for review and the owner shall provide
a good faith effort via a ballot process for the formation or annexation of the property within
the boundary of the development into a Street Lighting Maintenance Assessment District.

BUREAU OF SANITATION

15.

Wastewater Collection Systems Division of the Bureau of Sanitation has inspected the
sewer/storm drain lines serving the subject tract and found no potential problems to their
structure or potential maintenance problem, as stated in the memo dated July 27, 2023.
Upon compliance with its conditions and requirements, the Bureau of Sanitation,
Wastewater Collection Systems Division will forward the necessary clearances to the
Bureau of Engineering. (This condition shall be deemed cleared at the time the City
Engineer clears Condition No. S-1. (d).)
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INFORMATION TECHNOLOGY AGENCY

16. To assure that cable television facilities will be installed in the same manner as other
required improvements, please email cabletv.ita@lacity.org that provides an automated
response with the instructions on how to obtain the Cable TV clearance. The automated
response also provides the email address of three people in case the applicant/owner has
any additional questions.

DEPARTMENT OF RECREATION AND PARKS

Park fees are paid at 221 North Figueroa Street, Suite 400, Los Angeles. Please contact Park Fees
staff at (213) 202-2682 or rap.parkfees@lacity.org for any questions or comments, at your
convenience.

17. That the Park Fee paid to the Department of Recreation and Parks be calculated as a
Subdivision (Quimby in-lieu) fee.

URBAN FORESTRY DIVISION AND THE DEPARTMENT OF CITY PLANNING

Removal of Native Protected Trees and Shrubs and street trees requires approval from the Board of
Public Works. All projects must have environmental (CEQA) documents that appropriately address
any removal and replacement of Native Protected Trees and Shrubs and street trees. Contact
Urban Forestry Division at: (213) 847-3077 for tree removal permit information.

18. STREET TREES

a. Project shall preserve all healthy mature street trees whenever possible. All feasible
alternatives in project design should be considered and implemented to retain
healthy mature street trees. A permit is required for the removal of any street tree
and shall be replaced 2:1 as approved by the Board of Public Works and Urban
Forestry Division.

b. When street dedications are required and to the extent possible, the project shall
provide larger planting areas for existing streets to allow for growth and planting of
larger stature street trees. The includes and is not limited to parkway installation
and/or enlargement of tree wells and parkways.

C. Plant street trees at all feasible planting locations within dedicated streets as
directed and required by the Bureau of Street Services, Urban Forestry Division. All
tree plantings shall be installed to current tree planting standards when the City has
previously been paid for tree plantings. The sub divider or contractor shall notify the
Urban Forestry Division at: (213) 847-3077 upon completion of construction for tree
planting direction and instructions.

Note: Removal of street trees requires approval from the Board of Public Works. All projects
must have environmental (CEQA) documents that appropriately address any removal and
replacement of street trees. Contact Urban Forestry Division at (213) 847-3077 for tree
removal permit information.

DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS

Clearances may be conducted at the Figueroa, Valley, or West Los Angeles Development Services
Centers. To clear conditions, an appointment is required, which can be requested at
planning.lacity.org.
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Prior to the recordation of the final map, the subdivider shall prepare and execute a
Covenant and Agreement (Planning Department General Form CP-6770) in a manner
satisfactory to the Planning Department, binding the subdivider and all successors to the
following:

a. Limit the proposed development to a maximum of three (3) small lots.

b. A Certificate of Occupancy (temporary or final) for the building(s) in Parcel Map No.
AA-2023-3919-PMLA-SL-HCA shall not be issued until after the final map has been
recorded.

C. Provide a minimum of 2 covered off-street parking spaces per dwelling unit. Parking
for Accessory Dwelling Units shall be consistent with Municipal Code and State
regulations.

d. Note to City Zoning Engineer and Plan Check. The Advisory Agency has considered

the following setbacks in conjunction with the approved map. Minor deviations to the
map’s setbacks are allowed in the event that such deviations are necessary in order
to accommodate other conditions of approval as required by other City agencies. In
no event shall the setback from the perimeter boundary of the subdivision measure
less than the yards required pursuant to LAMC Section 12.22 C,27:

(i)

Setbacks shall be permitted as follows:

Setback Matrix
Lot No. Front Rear Side Side
(North) (South) (East) (West)
A 15’ 3'3” 10’ 56"
B 3'3” 2’6" 10’ 56"
C 2’6" 10’ 56" 56"

(i) The Common Access Driveway may have a minimum width of ten (10) feet
clear-to-sky.

That prior to issuance of a certificate of occupancy, a minimum 6-foot-high
slumpstone wall, decorative masonry wall, or wooden fence shall be constructed
adjacent to neighboring residences, if no such wall already exists, except in required
front yard.

The small lot subdivision shall conform to the plans stamped Exhibit A and approved
by the Director of Planning under Case No. ADM-2023-3920-SLD. In the event the
Advisory Agency modifies Parcel Map No. AA-2023-3919-PMLA-SL-HCA in a
manner that is inconsistent with the stamped plans, the subdivider shall submit
revised plans in substantial conformance with the approved map to the satisfaction
of the Advisory Agency, for inclusion in the case file, and prior to the issuance of a
building permit.

That prior to issuance of a certificate of occupancy, a minimum 6-foot-high
slumpstone or decorative masonry wall shall be constructed adjacent to neighboring
residences, if no such wall already exists, except in required front yard.
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h. That the subdivider consider the use of natural gas and/or solar energy and consult
with the Department of Water and Power and Southern California Gas Company
regarding feasible energy conservation measures.

i. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.
Applicant shall do all of the following:

(i) Defend, indemnify and hold harmless the City from any and all actions
against the City relating to or arising out of, in whole or in part, the City’s
processing and approval of this entitlement, including but not limited to, an
action to attack, challenge, set aside, void or otherwise modify or annul the
approval of the entitlement, the environmental review of the entitlement, or
the approval of subsequent permit decisions, or to claim personal property
damage, including from inverse condemnation or any other constitutional
claim.

(i) Reimburse the City for any and all costs incurred in defense of an action
related to or arising out of, in whole or in part, the City’s processing and
approval of the entitlement, including but not limited to payment of all court
costs and attorney’s fees, costs of any judgments or awards against the City
(including an award of attorney’s fees), damages, and/or settlement costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10
days’ notice of the City tendering defense to the Applicant and requesting a
deposit. The initial deposit shall be in an amount set by the City Attorney’s
Office, in its sole discretion, based on the nature and scope of action, butin
no event shall the initial deposit be less than $50,000. The City’s failure to
notice or collect the deposit does not relieve the Applicant from responsibility
to reimburse the City pursuant to the requirement in paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental
deposits may be required in an increased amount from the initial deposit if
found necessary by the City to protect the City’s interests. The City’s failure
to notice or collect the deposit does not relieve the Applicant from
responsibility to reimburse the City pursuant to the requirement in paragraph
(ii).

(v) If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms
consistent with the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of
any action and the City shall cooperate in the defense. If the City fails to notify the
applicant of any claim, action, or proceeding in a reasonable time, of if the City fails
to reasonably cooperate in the defense, the applicant shall not thereafter be
responsible to defend, indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s
office or outside counsel. At its sole discretion, the City may participate at its own
expense in the defense of any action, but such participation shall not relieve the
applicant of any obligation imposed by this condition. In the event the Applicant fails
to comply with this condition, in whole or in part, the City may withdraw its defense
of the action, void its approval of the entitiement, or take any other action. The City
retains the right to make all decisions with respect to its representations in any legal
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proceeding, including its inherent right to abandon or settle litigation.
For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards,
commissions, committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held
under alternative dispute resolution procedures), claims, or lawsuits. Action
includes actions, as defined herein, alleging failure to comply with any
federal, state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights of
the City or the obligations of the Applicant otherwise created by this condition.

20. A Community Maintenance Agreement shall be prepared, composed of all property
owners, to maintain all common areas such as trees, landscaping, trash, parking,
community driveway, walkways, monthly service for private fire hydrant (if required),
etc. Each owner and future property owners shall automatically become party to the
agreement and shall be subject to a proportionate share of the maintenance. The
Community Maintenance Agreement shall be recorded as a Covenant and
Agreement to run with the land. The subdivider shall submit a copy of this
Agreement, once recorded, to the Planning Department for placement in the tract

file.

21. That copies of all recorded Covenant and Agreement(s) for all reciprocal private
easements shall be submitted to the Planning Department for placement in the tract
file.

DEPARTMENT OF CITY PLANNING - STANDARD SMALL LOT CONDITIONS

SL-1.

SL-2.

That approval of this parcel map constitutes approval of model home uses, including a sales
office and off-street parking. If models are constructed under this tract approval, the
following conditions shall apply:

1. Prior to recordation of the final map, the subdivider shall submit a plot plan for
approval by the Development Services Center of the Department of City Planning
showing the location of the model dwellings, sales office and off-street parking. The
sales office must be within one of the model buildings.

2. All other conditions applying to Model Dwellings under Section 12.22A, 10 and 11
and Section 17.05 O of the Code shall be fully complied with satisfactory to the
Department of Building and Safety.

That a landscape plan, prepared by a licensed landscape architect, be submitted to and
approved by the Advisory Agency in accordance with CP-6730 prior to obtaining any
grading or building permits before the recordation of the final map. The landscape plan shall
identify tree replacement on a 1:1 basis by a minimum of 24-inch box trees for the
unavoidable loss of desirable trees on the site.

In the event the subdivider decides not to request a permit before the recordation of the final
map, a covenant and agreement satisfactory to the Advisory Agency guaranteeing the
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submission of such plan before obtaining any permit shall be recorded.

BUREAU OF ENGINEERING - STANDARD CONDITIONS

S-1.

S-2.

(@)

(h)

(i)

(k)
()

That the sewerage facilities charge be deposited prior to recordation of the final map
over all of the tract in conformance with Section 64.11.2 of the Los Angeles
Municipal Code (LAMC).

That survey boundary monuments be established in the field in a manner
satisfactory to the City Engineer and located within the California Coordinate System
prior to recordation of the final map. Any alternative measure approved by the City
Engineer would require prior submission of complete field notes in support of the
boundary survey.

That satisfactory arrangements be made with both the Water System and the Power
System of the Department of Water and Power with respect to water mains, fire
hydrants, service connections and public utility easements.

That any necessary sewer, street, drainage and street lighting easements be
dedicated. In the event it is necessary to obtain off-site easements by separate
instruments, records of the Bureau of Right-of-Way and Land shall verify that such
easements have been obtained. The above requirements do not apply to easements
of off-site sewers to be provided by the City.

That drainage matters be taken care of satisfactory to the City Engineer.

That satisfactory street, sewer and drainage plans and profiles as required, together
with a lot grading plan of the tract and any necessary topography of adjoining areas
be submitted to the City Engineer.

That any required slope easements be dedicated by the final map.

That each lot in the tract complies with the width and area requirements of the
Zoning Ordinance.

That 1-foot future streets and/or alleys be shown along the outside of incomplete
public dedications and across the termini of all dedications abutting unsubdivided
property. The 1-foot dedications on the map shall include a restriction against their
use of access purposes until such time as they are accepted for public use.

That any 1-foot future street and/or alley adjoining the tract be dedicated for public
use by the tract, or that a suitable resolution of acceptance be transmitted to the City
Council with the final map.

That no public street grade exceeds 15%.

That any necessary additional street dedications be provided to comply with the
Americans with Disabilities Act (ADA) of 1990.

That the following provisions be accomplished in conformity with the improvements
constructed herein:
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S-3.

(@)

(e)

Survey monuments shall be placed and permanently referenced to the satisfaction
of the City Engineer. A set of approved field notes shall be furnished, or such work
shall be suitably guaranteed, except where the setting of boundary monuments
requires that other procedures be followed.

Make satisfactory arrangements with the Department of Traffic with respect to street
name, warning, regulatory and guide signs.

All grading done on private property outside the tract boundaries in connection with
public improvements shall be performed within dedicated slope easements or by
grants of satisfactory rights of entry by the affected property owners.

All improvements within public streets, private streets, alleys and easements shall
be constructed under permit in conformity with plans and specifications approved by
the Bureau of Engineering.

Any required bonded sewer fees shall be paid prior to recordation of the final map.

That the following improvements are either constructed prior to recordation of the final map
or that the construction is suitably guaranteed:

(@)
(b)
(c)

Construct on-site sewers to serve the tract as determined by the City Engineer.
Construct any necessary drainage facilities.

Install street lighting facilities to serve the tract as required by the Bureau of Street
Lighting.

(1) No street lighting improvement if no street widening per BOE improvement
conditions. Otherwise, remove and reinstall 50’ of existing conduit behind new curb
and gutter on Atwater Ave.

Notes:

The quantity of street lights identified may be modified slightly during the plan check
process based on illumination calculations and equipment selection.

Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, or 3) by other
legal instrument excluding the Bureau of Engineering conditions, requiring an
improvement that will change the geometrics of the public roadway or driveway
apron may require additional or the reconstruction of street lighting improvements as
part of that condition.

Plant street trees and remove any existing trees within dedicated streets or
proposed dedicated streets as required by the Street Tree Division of the Bureau of
Street Maintenance. All street tree plantings shall be brought up to current
standards. When the City has previously been paid for tree planting, the subdivider
or contractor shall notify the Urban Forestry Division ((213) 847-3077) upon
completion of construction to expedite tree planting.

Repair or replace any off-grade or broken curb, gutter and sidewalk satisfactory to
the City Engineer.
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) Construct access ramps for the handicapped as required by the City Engineer.
(9) Close any unused driveways satisfactory to the City Engineer.

(h) Construct any necessary additional street improvements to comply with the 2010
Americans with Disabilities Act (ADA) Standards for Accessible Design.

(i) a) Improve Atwater Avenue adjoining the subdivision by the construction of the
following:

(1) An integral concrete curb and gutter, and a 5-foot wide concrete sidewalk
and landscaping of the parkway.

(2) Suitable surfacing to join the existing pavements and to complete an 18-foot-
wide half roadway.

(3) Any necessary removal and reconstruction of existing improvements.
(4) The necessary transitions to join the existing improvements.

b) Construct the necessary on-site mainline and house connection sewers
satisfactory to the City Engineer.

NOTES:

The Advisory Agency approval is the maximum number of units permitted under the parcel map
action. However the existing or proposed zoning may not permit this number of units.

Any removal of the existing street trees shall require Board of Public Works approval.

Satisfactory arrangements shall be made with the Los Angeles Department of Water and Power,
Power System, to pay for removal, relocation, replacement or adjustment of power facilities due to
this development. The subdivider must make arrangements for the underground installation of all
new utility lines in conformance with Section 17.05-N of the Los Angeles Municipal Code (LAMC).

The final map must be recorded within 36 months of this approval, unless a time extension is
granted before the end of such period.

The Advisory Agency hereby finds that this tract conforms to the California Water Code, as required
by the Subdivision Map Act.

The subdivider should consult the Department of Water and Power to obtain energy saving design
features which can be incorporated into the final building plans for the subject development. As part
of the Total Energy Management Program of the Department of Water and Power, this no-cost
consultation service will be provided to the subdivider upon his request.

FINDINGS OF FACT (CEQA)
The Advisory Agency determined that based on the whole of the administrative record as supported

by the justification prepared and found in the environmental case file, the project is exempt from the
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Section 15315 (Class
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15) and Section 15332 (Class 32), and there is no substantial evidence demonstrating that any
exceptions contained in Section 15300.2 of the State CEQA Guidelines regarding location,
cumulative impacts, significant effects or unusual circumstances, scenic highways, or hazardous
waste sites, or historical resources applies.

FINDINGS OF FACT (SUBDIVISION MAP ACT)

In connection with the approval of Parcel Map No. AA-2023-3919-PMLA-SL-HCA the Advisory
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, .61 and .63 of the
State of California Government Code (the Subdivision Map Act), makes the prescribed findings as
follows:

(a) THE PROPOSED MAP WILL BE/IS CONSISTENT WITH APPLICABLE GENERAL AND
SPECIFIC PLANS.

The Land Use Element of the General Plan consists of the 35 Community Plans within the
City of Los Angeles. The Community Plans establish goals, objectives, and policies for
future developments at a neighborhood level. Additionally, through the Land Use Map, the
Community Plan designates parcels with a land use designation and zone. The Land Use
Element is further implemented through the Los Angeles Municipal Code (LAMC). The
zoning regulations contained within the LAMC regulates, but is not limited to, the maximum
permitted density, height, parking, and the subdivision of land.

The subdivision of land is regulated pursuant to Article 7 of the LAMC. Pursuant to LAMC
Section 17.50, parcel maps are to be designed in conformance with the parcel map
regulations to ensure compliance with the various elements of the General Plan, including
the Zoning Code. Additionally, the maps are to be designed in conformance with the Street
Standards established pursuant to LAMC Section 17.05 B. The project site is located within
the Northeast Los Angeles Community Plan, which designates the site with a Low Medium I
Residential land use designation. The land use designation lists the RD2 and RD1.5 Zones
as the corresponding zones. The project site is zoned [Q]JRD2-1-RIO, which is consistent
with the land use designation. The site is subject to Qualified “Q” Conditions contained
within Ordinance No. 183,145, which authorizes the establishment of the River Improvement
Overlay (RIO) Districts and River Design Guidelines for designated areas adjacent to the
City’s waterways. The project site has approximately 7,425 square feet of lot area, which
would permit a maximum of three (3) dwelling units. As shown on the parcel map, the
Project proposes to subdivide the project site into three (3) small lots, pursuant to LAMC
Section 12.22 C,27, which is consistent with the density permitted by the zone. Parcel A will
have one single-family dwelling unit, Parcels B and C will each have one single-family
dwelling unit with an attached Accessory Dwelling Unit (ADU).

Pursuantto LAMC Section 17.51 A, a preliminary parcel map is not required to be prepared
by a licensed land surveyor or registered civil engineer, but is required to contain
information regarding the boundaries of the project site, as well as the abutting public rights-
of-way, hillside contours for hillside properties, location of existing buildings, existing and
proposed dedication, and improvements of the parcel map. The parcel map indicates the
parcel map number, notes, legal description, contact information for the owner, applicant,
and engineer, as well as other pertinent information as required by LAMC Section 17.51 A.
Additionally, as a small lot subdivision, the map indicates the common access easement for
vehicular and/or pedestrian access to the proposed small lots, consistent with LAMC
Section 12.22 C,27. Therefore, the proposed map demonstrates compliance with LAMC
Sections 17.05 C, 17.06 B, and 12.22 C,27 and is consistent with the applicable General
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Plan.

THE DESIGN OR IMPROVEMENT OF THE PROPOSED SUBDIVISION IS CONSISTENT
WITH APPLICABLE GENERAL AND SPECIFIC PLANS.

For purposes of a subdivision, design and improvement is defined by Section 66418 and
66419 of the Subdivision Map Act and LAMC Section 17.02. Design refers to the
configuration and layout of the proposed lots in addition to the proposed site plan layout.
Pursuant to Section 66427(a) of the Subdivision Map Act, the location of the buildings is not
considered as part of the approval or disapproval of the map by the Advisory Agency.
Easements and/or access and “improvements” refers to the infrastructure facilities serving
the subdivision. LAMC Section 17.50 and 17.05 enumerates the design standards for a
parcel map and requires that each map be designed in conformance with the Street Design
Standards and in conformance with the General Plan. As indicated in Finding (a), LAMC
Section 17.05 C requires that the parcel map be designed in conformance with the zoning
regulations of the project site. As the project site is zoned [QJRD2-1-RIO, the zone would
permit a maximum of three (3) small lots on the approximately 7,425 square-foot site. As the
map is proposed for a three (3) small lot subdivision, it is consistent with the density
permitted by the zone. As a small lot subdivision, the map indicates the common access
easements from the public right-of-way for vehicular access.

The applicant requested a waiver of the following improvement to the public right-of-way
along Atwater Avenue adjoining the subdivision: Suitable surfacing to join the existing
pavements and to complete an 18-foot wide half roadway. Under the Mobility Plan 2035,
Atwater Avenue is a Local Street-Standard with a designated 36-foot wide roadway or a half
roadway width of 18 feet. Currently, Atwater Avenue has a half roadway width of less than
18 feet. During public testimony provided at the public hearing on May 8, 2024, several
residents who live nearby on Atwater Avenue stated that both sides of the street are often
parked with cars, narrowing the roadway width, and a wider street would help improve
safety. A designated half roadway width of 18 feet per the Mobility Plan would additionally
help improve access for emergency vehicles. The Bureau of Engineering affirmed its
original conditions, including the street widening, consistent with the standards of the
Mobility Plan. Subsequent to the hearing, the Bureau of Engineering provided a feasible
design regarding the driveway and suitable surfacing. Therefore, the waiver of the
improvement and widening the half-roadway width to 18 feet along the project site on
Atwater Avenue is not necessary for the proposed subdivision and as such the Advisory
Agency denied the request.

The parcel map was distributed to and reviewed by the various city agencies of the
Subdivision Committee that have the authority to make dedication, and/or improvement
recommendations. The Bureau of Engineering reviewed the parcel map for compliance with
the Street Design Standards. The Bureau of Engineering has recommended dedication
and/or improvements to the public right-of-way along Atwater Avenue, consistent with the
standards of the Mobility Element. In addition, the Bureau of Engineering has recommended
the construction of the necessary on-site mainline sewers and all necessary street
improvements will be made to comply with the Americans with Disabilities Act (ADA).
Additionally, the Bureau of Street Lighting has required the removal and reinstallation of 50
feet of existing conduit behind the new curb and gutter on Atwater Ave. As conditioned, the
design and improvements of the proposed subdivision are consistent with the applicable
General Plan.
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(c)

THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT.

The project site is a rectangular-shaped 7,425 square-foot lot with frontage along Atwater
Avenue. The Project includes the demolition of an existing single-family dwelling and one (1)
detached garage and the construction, use and maintenance of three (3) small-lot dwellings
on three lots, A, B, and C. Lot A will have one (1) single-family dwelling unit. Lot B will one
have (1) single-family dwelling unit with an attached Accessory Dwelling Unit. Lot C will
have (1) single-family dwelling unit with an attached Accessory Dwelling Unit. Each will have
a maximum height of 41 feet, 6 inches.

The project site is located within 0.6 km (0.4 miles) from the Hollywood Fault, but is not
located within the Alquist-Priolo Fault Zone. The site is not located within a designated
hillside area or within the BOE Special Grading Area. The site is not located within a very
high fire hazard severity zone, flood zone, landslide, methane, or tsunami inundation zone.
However, the site is located within a liquefaction zone and will be required to comply with all
applicable regulations as it pertains to development within a liquefaction zone. Prior to the
issuance of any permits, the Project would be required to be reviewed and approved by the
Department of Building and Safety and the Fire Department. The site is not identified as
having hazardous waste or past remediation. The site is not subject to the Specific Plan for
the Management of Flood Hazards (floodways, floodplains, mud prone areas, coastal high-
hazard and flood-related erosion hazard areas).

Per the Geology and Soils Report Approval Letter dated October 26, 2023, Log # 128029,
the parcel map has been approved contingent upon the satisfaction of the Department of
Building and Safety, Grading Division prior to the recordation of the map and issuance of
any permits. Therefore, the site will be physically suitable for the proposed type of
development.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF
DEVELOPMENT.

The project site consists of approximately 7,425 square feet of land and is developed with a
single-family dwelling and a detached garage. The Project proposes to construct three (3)
small lot dwelling units, which would be four (4) stories with a maximum height of 41 feet, 6
inches. As proposed, the density and height is consistent with the zone and land use
designation, which would permit a maximum of three (3) dwelling units and a height of 45
feet. Per the Geology and Soils Report Approval Letter dated October 26, 2023, Log
#128029, the parcel map has been approved contingent upon the satisfaction of the
Department of Building and Safety, Grading Division prior to the recordation of the map and
issuance of any permits. Additionally, prior to the issuance of a demolition, grading, or
building permit, the Project would be required to comply with conditions herein and
applicable requirements of the LAMC. As conditioned, the proposed parcel map is physically
suitable for the proposed density of the development.

THE DESIGN OF THE SUBDIVISION OR THE PROPOSED IMPROVEMENTS ARE NOT
LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY
AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR HABITAT.

The project site is currently developed with an existing single-family and a detached garage.
The structures will be demolished prior to construction of the new dwelling units. There are
no protected trees on the project site or within the public right-of-way adjacent to the project
site. The applicant proposes to remove two (2) on-site non-protected trees. The surrounding
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area is presently developed with structures. Neither the project site nor the surrounding area
provides a natural habitat for fish or wildlife. It has been determined that the project and the
design of the subdivision and proposed improvements will not cause substantial
environmental damage or injury to wildlife or their habitat.

(f) THE DESIGN OF THE SUBDIVISION OR TYPE OF IMPROVEMENTS IS NOT LIKELY TO
CAUSE SERIOUS PUBLIC HEALTH PROBLEMS.

There appears to be no potential public health problems caused by the design or
improvement of the proposed subdivision.

The development is required to be connected to the City's sanitary sewer system, where the
sewage will be directed to the LA Hyperion Treatment Plant, which has been upgraded to
meet Statewide ocean discharge standards. The Bureau of Engineering has reported that
the proposed subdivision does not violate the existing California Water Code because the
subdivision will be connected to the public sewer system and will have only a minor
incremental impact on the quality of the effluent from the Hyperion Treatment Plant.

9) THE DESIGN OF THE SUBDIVISION OR THE TYPE OF IMPROVEMENTS WILL NOT
CONFLICT WITH EASEMENTS, ACQUIRED BY THE PUBLIC AT LARGE, FORACCESS
THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED SUBDIVISION.

As required by LAMC Section 12.03, the project site has a minimum of 20 feet of frontage
along Atwater Avenue, which is a public street. The project site consists of a parcel
identified as Lot No. 5 of Tract 4689 and is identified by the Assessor Parcel Map No.
5436020006. The applicant requested a waiver of the following improvement to the public
right-of-way along Atwater Avenue adjoining the subdivision: Suitable surfacing to join the
existing pavements and to complete an 18-foot wide half roadway. Under the Mobility Plan
2035, Atwater Avenue is a Local Street-Standard with a designated 36-foot wide roadway or
a half roadway width of 18 feet. Currently, Atwater Avenue has a half roadway width of less
than 18 feet. During public testimony provided at the public hearing on May 8, 2024, several
residents who live nearby on Atwater Avenue stated that both sides of the street are often
parked with cars, narrowing the roadway width, and a wider street would help improve
safety. A designated half roadway width of 18 feet per the Mobility Plan would additionally
help improve access for emergency vehicles. The Bureau of Engineering affirmed its
original conditions, including the street widening, consistent with the standards of the
Mobility Plan. Subsequent to the May 8 hearing, the Bureau of Engineering provided a
feasible design regarding the driveway and suitable surfacing. Therefore, the waiver of the
improvement and widening the half-roadway width to 18 feet along the project site on
Atwater Avenue is not necessary for the proposed subdivision and as such the Advisory
Agency denied the request.

While the Project will provide a private easement for common/vehicular access purposes
within the subdivision, there are no known easements acquired by the public at large for
access through or use of the property within the proposed subdivision, as identified on the
tract map. Necessary easements for utilities will be acquired by the City prior to the
recordation of the proposed parcel map. Therefore, the design of the subdivision and the
proposed improvements would not conflict with easements acquired by the public at large
for access through or use of the property within the proposed subdivision.

These findings shall apply to both the tentative and final maps for Parcel Map No. AA-2023-3919-
PMLA-SL-HCA.
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THE FOLLOWING NOTES ARE FOR INFORMATIONAL PURPOSES AND ARE NOT
CONDITIONS OF APPROVAL OF THIS PARCEL MAP:

Satisfactory arrangements shall be made with the Los Angeles Department of Water and Power,
Power System, to pay for removal, relocation, replacement or adjustment of power facilities due to
this development. The subdivider must make arrangements for the underground installation of all
new utility lines in conformance with Section 17.05 N of the Los Angeles Municipal Code (LAMC).

APPEAL PERIOD — EFFECTIVE DATE

This grant is not a permit or license and any permits and/or licenses required by law must be
obtained from the proper public agency. If any Condition of this grant is violated or not complied
with, then the applicant or their successor in interest may be prosecuted for violating these
Conditions the same as for any violation of the requirements contained in the Los Angeles
Municipal Code (LAMC).

This determination will become effective after the end of appeal period date on the first page of this
document, unless an appeal is filed with the Department of City Planning. An appeal application
must be submitted and paid for before 4:30 PM (PST) on the final day to appeal the determination.
Should the final day fall on a weekend or legal City holiday, the time for filing an appeal shall be
extended to 4:30 PM (PST) on the next succeeding working day. Appeals should be filed early to
ensure the Development Services Center (DSC) staff has adequate time to review and accept the
documents, and to allow appellants time to submit payment.

An appeal may be filed utilizing the following options:

Online Application System (OAS): The OAS (https://planning.lacity.org/oas) allows entitlement
appeals to be submitted entirely electronically by allowing an appellant to fill out and submit an
appeal application online directly to City Planning’s DSC, and submit fee payment by credit card or
e-check.

Drop off at DSC. Appeals of this determination can be submitted in-person at the Metro or Van
Nuys DSC locations, and payment can be made by credit card or check. City Planning has
established drop-off areas at the DSCs with physical boxes where appellants can drop off appeal
applications; alternatively, appeal applications can be filed with staff at DSC public counters. Appeal
applications must be on the prescribed forms, and accompanied by the required fee and a copy of
the determination letter. Appeal applications shall be received by the DSC public counter and paid
for on or before the above date or the appeal will not be accepted.

Forms are available online at http://planning.lacity.org/development-services/forms. Public offices
are located at:

Metro DSC Van Nuys DSC West Los Angeles DSC
(213) 482-7077 (818) 374-5050 (CURRENTLY CLOSED)

201 N. Figueroa Street 6262 Van Nuys Boulevard (310) 231-2901

Los Angeles, CA 90012 Van Nuys, CA 91401 1828 Sawtelle Boulevard

planning.figcounter@lacity.org planning.mbc2@lacity.org West Los Angeles, CA 90025
planning.westla@lacity.org

City Planning staff may follow up with the appellant via email and/or phone if there are any
questions or missing materials in the appeal submission, to ensure that the appeal package is
complete and meets the applicable LAMC provisions.


https://planning.lacity.org/oas
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If you seek judicial review of any decision of the City pursuant to California Code of Civil
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be filed
no later than the 90th day following the date on which the City's decision became final pursuant
to California Code of Civil Procedure Section 1094.6. There may be other time limits which also
affect your ability to seek judicial review.

Verification of condition compliance with building plans and/or building permit applications are
done at the City Planning Metro or Valley DSC locations. An in-person or virtual appointment for
Condition Clearance can be made through the City’s BuildLA portal (appointments.lacity.org). The
applicant is further advised to notify any consultant representing you of this requirement as well.

Of-+d0

o
]
QR Code to QR Code to Forms for In- QR Code to BuildLA Appointment Portal
Online Appeal Person Appeal Filing for Condition Clearance

Filing

No sale of separate parcels is permitted prior to recordation of the final parcel map. The owner is
advised that the above action must record within 36 months of this approval, unless an extension of
time is granted before the end of such period. No requests for time extensions or appeals received
by mail shall be accepted.

VINCENT P. BERTONI, AICP
Advisory Agency

Vanessa Soto, AICP
Deputy Advisory Agency

VS:LL


https://appointments.lacity.org/apptsys/Public/Account
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LADBS - 21010-10000-05410 ( RTI)

PROJECT DIRECTORY

OWNER; STRUCTURAL;

Tham Sy

313 El Bonito Ave
Glendale, CA 91204

TEL: (626) 502-7737
EMAIL: thamsy@gmait.com

BWU Consultants, Inc

1168 N. San Gabriel Bivd., #N
Rosemead, CA 91770

TEL: (626) 288-0708

EMAIL: bwuconsultants@gmail.com

DESIGNER: 1-24:
LUMX Inc PERFECT DESIGN AND INVESTMENT, INC.
2527 LEE AVENUE 2416 WEST VALLEY BLVD. ’

SOUTH EL MONTE 81733

ALHAMBRA, CA 91803
TEL. 626-376-8922

TEL. 626.289.8808

CONTRACTOR:
Ping An Construction Development Services LLC

18223 Senteno Strest Rowland Heights, CA 91748
TEL: (626) 628-8886

DEFERRED APPROVALS

GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING
PERMITS ON ALL DESIGN/ BUILD ITEMS.

1. FIRE ALARM SYSTEM 4. ELECTRICAL
2. FIRE-SPRINKLER SYSTEM 5. PLUMBING

3. MECHANICAL 6. NFPA-13R

APPLICABLE CODES

PROJECT SHALL COMPLY WITH;

2020 CALIFORNIA BUILDING CODE (CBC)

2020 CALIFORNIA ELECTRICAL CODE (CEC)
2020 CALIFORNIA MECHANICAL CODE (CMC)
2020 CALIFORNIA PLUMBING CODE (CPC)

2020 CALIFORNIA ENERGY CODE (CENG)

2020 TITLE 24, 2010 CALIFORNIA ENERGY CODE
2020 CALIFORNIA RESIDENTIAL CODE (CRC)
2020 (LABC) FOR 4-LEVEL BUILDING

NOTE TO CONTRACTOR

PRODUCT SPECIFICATIONS ARE A PART OF THIS PLAN SET, AND MUST BE
REVIEWED DURING BIDDING. THESE SPECIFICATIONS SHALL TAKE PRECEDENCE
OVER THE PLAN, AND ANY DISCREPANCIES SHALL BE BROUGHT TQ THE
ATTENTION OF DESIGNER PRIOR TO BID SUBMITTAL. SUBMISSION OF A PROPOSAL
SHALL BE CONSTRUED AS EVIDENCE THAT THE CONTRACTOR HAS FAMILIARIZED
HIMSELF WITH PLANS, SPECS, AND SITE CONDITIONS. CLAIMS FOR MATERIALS
AND LABOR SUBSEQUENT TO THE BID WILL NOT BE RECQGNIZED FOR LACK OF
PROPER REVIEW OF PLANS, SPECS, AND SITE.

| VICINITY MAP

LADBS - 21010-10000-05411 ( RT!)

PROJECT DATA

| PROJECT ADDRESS: 3120 ATWATER AVE LOS
ANGELES, CA 90039
APN: 5436020006
LOT SIZE: 7,425 (sq ft)

THOMAS BROTHERS GRID:

THOMAS BROTHERS GRID:

PAGE 594 - GRID F2

PAGE 594 - GRID F3

LEGAL DESCRIPTION: TRACT NO 4689 LOT 5 BLK J
ZONING: [QIRD2-1-RIO
MAP REFERENCE: M B 50-56/57
BLOCK: J
MAPSHEET: 151-5A211
1538209
OCCUPANCY GROUP: R3
CONSTRUCTION TYPE: TYPE V-B (4 STORIES)
SPRINKLER: SPRINKLER SYSTEM IN

ACCORDANCE WITH NFPA 13R.
NOTE: THE SPRINKLER SYSTEM
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Planter 4
266 SF

Grass 4

Grass 1

Asphalt 2
b ?:‘3: 817 SF
Grass 3 Trash Base 4 Entranc ti Planter2 | Enirance Palio 2
67 SF 11 8F 18 SF 3SF 32 8F
Planter 3

1ST FLOCR - OPEN SPACE

9SF

Open Space Area Legend

D Asphalt

D Entrance Patio

[:| Grass

D Pedestrian

! Planter

. Trash Base
. U1 Occupancy
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33 SF

Trash Base3  Entrance Patio 4 Enirance Paii Trash Base 2 Grass 2 Trash Base 1 Planter 1 Entrance Patio 1
4S5 11sF | 13sF 13SF 118F Enrance Patio § 279 SF HeF oS 37 SF
I
= =, i
T T 1 7 & T
SIS i i I
—_— aldol: - - "
T} e B2-AL
=L 7 SF | (97 SF)
Oy 7 et
W s | \ i
[ | Asphalt 3 Asphatt 1
544 SF 391 8F
it |
|
/!
I Padestrian I
rn IEREHNKE ! 1201-8F i
|

LUMX
Inc

L :

OWNER &
APPLICANT:

THAM SY

3120 ATWATER AVE,
LOS ANGELES, CA
90039

M2 T.W. DESIGN
2527 LEE AVE

=i South EL MONTE CA
-~
91733
Open Space Sche;ule | THIS MAP wAs
Name [ Area |
PREPARED BY:
Asphalt |
Asphalt 1 391 SF HSHING-LUNG
[pactati2 Jorrse_| (FRANK) LIN, PLS
|Asphal .
Asphalt 1752 SF | TEL: 760-717-3456
Entrance Patio . I
|Entrance Patio 1 Not Placed
]IEn'(rance Patio 2 32 SF
Entrance Patio 3 13 SF
Entrance Patio 4 13 SF
|Entrance Patio 5 |188F . .
|Entrance Patio 6 |138F ReVISIOHSZ
Entrance Patio 1 37 SF
Entrance Patio 124 SF Mo | Date Desoription
Crass
Grass 1 33 SF =
Grass 2 279 SF
|Grass 3 67 SF — e
Grass 4 167 SF
Grass 445 SF
Pedestrian - -
|Pedestrian 1201 SF |
|Pedestrian 166 SF | - ]
Pedestrian 1367 SF S— — —
Planter
Planter 1_ ~JtosF Tham Sy
Planter 2 3SF
Planter 3 9 SF
Planter 4 266 SF
Planter 288 SF Open Space Plan
Trash Base 3120 Atwater Ave
Trash Base 1 _ |11sF
‘Trash Base 2 11SF . 1
Trash Base 3 11 SF |
Trash Base 4 11 SF |
Trash Base 44 SF
U1 Occupancy n ) A1 2
U1 C2-ADU msE |
U1 B2-ADU 97SF | |
U1 Occupancy 195 SF |
Total Area: 4214 SF

| Scale 18" = 10 ;




Section 2
1/8" =1-0"

;‘ ROOF HIGH POINT - PARCEL A
YOS

8'-6"

, SOLAR ROOF - PARCEL A

i‘ 4TH FL - BUILDING A
96"

3RD FL - BUILDING A

198"
(12
\x2)
2ND FL - BUILDING A _
S =

Section 1
118" = 10"

ROOF HIGH POINT - PARCEL A ‘;
416" -

_. _SOLAR ROOF - PARCEL A
= e S

PARAPET_- PARGEL

19'-8"

2ND FL - BUILDING A

910

__1ST FL - BUILDING A
s

ROOF HIGH POINT - PARCELS B&C 4
SG'F&

| SOLAR ROOF - PARCELS B&C 4~
350 P

_ _ _PARAPET - PARGELS BaC

- o P
ROOF DECK - PARGELS B&G

- — - SOURORA ARG S S

_ _ o _ __3RDFL-PARCELSB&C
(TN

_ __ _ _ _____ _ __2NDFL-PARGELSB&C
oA

B 1STFL - PARCELS B&C a1
| et

~m ROOF HIGH POINT - PARCELS B&C
- 360" |

|
AQOF (TOP-SOLAR) - PARCELSB&C  —— "d
35-0"

? SOLAR ROOF - PARCELS B&C
- 330"

PARAPET - PARCELS B&C
2

14-2"

2ND FL - PARCELS B&C
oy

18T FL - PARCELS B&C
56 |

-£'-9
e B.0. FOOTING - PARCELS B&C
-9-9”

T.0. FOOTING - PARCELS B&C
e—_1 3"

Section 3
1/8" = 10"

aEOOF HIGH POINT - PARCELS B&C
< 360"

= FOUNDATION - PARCELS B&C
o 55 ®

- B.O. FOOTING - PARGELS B&C
S85C @)

T.0. FOOTING - PARCELS B&C G

14-3"

ROQF (TOP-SOLAR) - PARCELS B&G _ — =
S

SOLAR ROOF - PARCELS B&C

/733-0"

PARAPET - PARCELS B&C _ _

370"

ROOF DEGK - PARGELS B&C _
S

gL TANEEESEe L —

3RD FL - PARCELS B&C
14'-2

2ND FL - PARCFLS B&C
pory

~m_1ST FL - PARCELS B&C =
“—_. 5.6 I

@ T.0. FOOTING - PARCELS B&G _ _
-14-3"

Section 4
1/8" =1-0"

KEYNOTES

EXTERIOFL WALL - 2X STUD WALL WITH
INSULATION, PLYWQOD SHEATHING PER
STRUCTURAL PLANS

2X STUD INTERIOR WALLS -SEE WALL TYPES

1HR FIRE RATE WALL - STC 50 SOUND RATED
PER P/BC 2011-069 SEE A AND S ON SHEET A48

EXHIBIT
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PageNo. 13 ___of 2
Case No. ADM-2023-3920-5LD

DENOTES DOOR $YMBOL. REFER TO
@ DOOCR SCHEDULE ,SHEET A43

DENOTES WINDOW SYMBOL. REFER TO
™ WINDOW SCHEDULE ,SHEET A4

1-HR RATED WALL 1 STC 50 SOUND RATED
PER P/BC 2011069 sea A AND 4 ON SHEET A48
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F HIGH POINT - PARCELS B&C

33-0"

ROQF HIGH POINT - PAHCEL A

, 18T FL-_'PARCELS_B&LC‘ B
-5"-6" I

Section 5
1/8" = 10"

G&AR RQOF - PARCEL A
386

PARAPET_- PARCELA  _
S5

4TH FL - BUILDING A
29-6"

3RD FL - BUILDING A
19'-8"

2ND FL - BUILDING A
9'-10"

Section 6
1/8" = 10"

4THFL-BUILDING A 4
N 29-6" !'

3RD FL - BUILDING A
198"

'”"‘1{"1«

____I1STFL-BUILDING A
[3
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3120 ATWATER AVE,
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90039

M2 T.W. DESIGN
2527 LEE AVE
South EL MONTE CA
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- IAS
BY:
Page No. __14 NG
ADM-2023-3920-SLD I, PLS
Case No. 73456
ROOF ngﬁOIﬂT_mC_E_LS B&C
S_OLMOQFﬂCELS B&C
Revisions:
__ _PARAPET - PARCELS B&C T 5w = =
_ROOF DECK LABCELS B&C L _
T
_ JD_FL&CELS BAG ] _;
_ __2NDFL-PARCELS B&C —
Tham Sy - —

- 2X STUD WALL WITH

EXTERIOR WAL
INSULATION. PLYWOOD SHEATHING PER

STRUGTURAL PLANS

2X STUD INTERIOR WALLS -SEE WALL TYPES

1 HR FIRE RATE WALL - STC 50 SOUND RATED

PER P/BG 2011-089 SEE A AND 5 ON SHEET A48

% [1ST FL - PARCELS B&C
i 567

DENOTES DOOR SYMEOL, REFER TO
[@®) DOGR SCHEDULE .SHEET Ad3
DENOTES WINDOW SYMBOL, REFER TO
1 WINDOW SCHEDULE SHEET Ad8

m 1-HR RATED WALL 1 STG 50 SOUND RATED
PER P/BG 2011-069 see A AND 4 ON SHEET A48

Building Sections
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Material Board

Exterior Stucco Light Smooth Fin.

Exterior Stucco Dark Smooth Fin.

Wooden Texture Fin.

Cement Board Siding
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- THAM SY

' 3120 ATWATER AVE,
LOS ANGELES, CA
90039

M2 T.W. DESIGN
2527 LEE S. |
EL MONTE CA 91731
THIS MAP WAS
PREPARED BY: |
HSHING-LUNG '
(FRANK) LIN, PLS
TEL: 760-717-3456
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Landscape Concept Plans for:

Three Small Lots Subdivision

3120 Atwater, Los Angeles, CA 90039
APN: 5436-020-006 Lot 5 Tract #4689

Prepared for:

Mr. Tham Sy
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Sht. No.  Sheet Title

LC-100  Cover Sheet
L1

LC-104  irigaion Delois
LC105  imigaion Deloils

L N N

LC107 ROl Chacklist

Londycape Plon & Deloils

Pk ke
G102 ‘Management Plon
LC-103  Iigation Conoept Plan & Woler Cal,

LC-106  Ploniing Concopt and Roof Garden Plon

CONSULTANT TEAM:

CLIENT:

Tham Sy

3923 Lincoln Ave.

El Monte, CA 91731

T: 626-502-7737
Contact: Tham Sy

Emall; thamsy@gmall.com

LANDSCAPE ARCHITECT:

The LCW Group, Inc

31473 Rancho Visjo Rd., Suike 208
San Juan Copisfrano, CA 92675

T: 949-358-8588

Contact: i C. Wang

Email: lwang@thelcwgroup.com

EXHIBIT A’

PageNo. __17__of _
Case No. ADM-2023-3920.51D __

SUBMITTALS:

Date Description

10/11/18 13t Plonning Submitial

10/01/21  2nd Planning Submitial

< % UNDERGROUND UTILITY SERVICE ALERT OF SOUTHERN CALIFORNIA!
Call: {800) 227-2600

"CALL A MINIMUM OF TWO WORKING DAYS BEFORE YOU fiG*

VACINITY MAP:

PROJECT LOCATION
]

Landscape Maintenance Agreement

“The subdivider shall record a covenant and
agreement satisfactory to the Advisory Agency
guaranteeing that:

a. The planting and irrigation system shall be
completed by the developer/builder prior to the
close of escrow of 50 percent of the units of the
project or phase.

b. Sixty days after landscape and irrigation
installation, the landscape professional shall submit
to the homeowners/property owners association a
Certificate of Substantial Completion (§12.40 G.
LAMC.)

c. The developer /builder shall maintain the
landscaping and irrigation for 60 days after
completion of the landscape and irrigation
installation.

d. The developer/builder shall guarantee all
trees and irrigation for a period of six months and
all other plants for a period of 60 days after
landscape and irrigation installation.”

Landscape Professional Certification

| have reviewed the approved "Solar Access
Report"” prepared by Solargy, Inc. dated 09/23/
2021 and the "Tentative Tract Conditions of
Approval" dated12/19/2019 , Case No.
AA-2018-3728-PMLA-SL prior to preparing the
landscape plan. The landscape plan satisfies
tentative tract condition Note SL-2.

DY,

LCWGROUP

LANDSCAPE ARCHITECTURE

31473 Rancho Viejo Road, Suits 208
San Juan Caplstrano, CA 92675

Tel: 949-383-8588

Email: wang@thelcwgroup.com
Web: www.TheLCWGroup.com

Landscape Concept Plan for Tham Sy
3120 Atwater Ave., Los Angeles, CA 90039

Date Revision

10/11/2018  Planning Submittal

10/01/202¢  2nd Planning Submittal

COVER SHEET

Job No. : None
Scale: see details
Drawn:

Checked:

Shest Number:

LC-100
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Y.
7,
LCWGROUP

LANDSCAPE ARCHITECTURE

31473 Rancho Viejo Road, Suite 208
San Juan Capisirano, CA 92675

Tel: 949-388-8588

Email: wang@thslcwgroup.com
Web: www.TheLCWGroup.com

indscape Concept Plan for Tham Sy
20 Atwater Ave., Los Angeles, CA 90039

EXHIBIT "A"| =

of =

Case No. ADM-2023-3920-5LD

KEY | DESCRIPTION DETAIL COMMENTS
finterfocking Concrate Paver with min. 10% e _—— = -
[Driveway ° opening i ," L r == @
Natural Gray Driveway / Color: Natural Gray - 4
Walkway / Paving - Flnish: Med, Washed “[ ' I pA P2
PA " *
Concrete Paver y = PA
Walkway - " l I | 3 < @
hch@pinﬁm
GATE SCHEDULE: ! ” ] RACIES Roa o EE I W
fl T ’\ :: . ] 4 ES
KEY | DESCRIPTION DETAIL COMMENTS — == \ le - <
Wood Sideyard Gate 2LC-101 | . ‘ | ) %
o 4 |
Parcel A Wood Sideyard L - Homs, Cfitce,
cate o | ac-ton g L e
L =
FENCE SCHEDULE: 28 L fd © =4 ';:
KEY | DESCRIPTION DETAILL COMMENTS = P2
Sldeyard Cut-Off Wood ]
Fepard LAFSY00T 1 anc-01 5 f
Parcel A Sideyard { {
@ Cut-Off Wood Fence 8/LC-101 Lr
It
P
NOTES: Q) =
1. Existing property block wall, protect in place. o . <N
2. Existing sidewalk, protect in place. — s— '
3. Existing parkway landscape, protect in place. Scate: 1-,B.=1. o “
Page No. __18
LEGEND LEGEND
1. Redwood cap. refer fo Cap Detoil. 1. 2x6° cap. LE-'-—?:‘:Z it Totch,
2. 4ot Rodwood post. ) 2. 2 x 4" top & bottom rails. ‘ o grovify fateh.
3. 2x4 Douglos Fir horizontal fop roil. Notch botiom - y 3. Nof Used. 2. 2 heavy-duly seff dosing hinges.
1/4" depth to accept pickets. ! oy . AR am s 3. 2%4" diogonal broce.
4. 44 Douglas Fir vertcal side rail. Noich inner side | 4. 4 x4 post 4. 24" horizontal bra
174" dopth fo acospt pickets. o 5. 1/2*x 6" poiling. 5 5 6.°"z°" ) b‘;,d
& I Pckats. * %# 6. Concrete foofing. 5. %26 ohemati boards.
4. 2x4 Douglas Fir hortzontal botom rail. Noich top I " 7. 1 cv. B of grovel. - Finish grade. X :
1/4* depth to acoept pickets. o 8. 90% compacied subgrade. 7. Adjacent Good Neighbor Fence, see detail
7. Finish Grode. = y Fo ) 8/LC-5.01.
8 lolaeh . Finish grade. 8. 4xd post. See Good Neighbor Fence defoil
70, Comerta ot 9 g for footing, 8/LG-5.01.
1. aggregate base material.

13, 1-1/2° rodius cut-out.

Post at 60 0.c.

ELEVATION

[ _ |

L

i

v

8 | PARCEL A FRONTYARD GATE and FENCE

4 | WOOD FENCE

71
4
&
s‘_\lf
ELEVATION
FEOVWDSD02.509
e | 2 | WOOD GATE

Scale:
e =10

LANDSCAPE
CONCEPT PLAN
AND DETAILS
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Scale: see details
Drawn:

Checked:

Sheet Number:
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LANDSCAPE POINT SYSTEM CALCULATION

Square Footage of Site

Polnt Required

Polnts Provided
(1) Street Tree - (24" Box)}

(4) Large Trees

(2) 40" on center
maximum, per tree

Permeable Driveway

TOTAL POINT PROVIDED

WATER MANAGEMENT SYSTEM CALCULATION

7.4249S.F

10 Paints

2 Points

8 Points

2 Points

5 Points

17 Points

|ammonium bicar bonate/D TP

Sep 9, 2021
3120 Atwets Ave, Los Angetea
Tham 8, Arcga Hills LG

" how, ™" modaate

i extractable- mgykg sl
Intarpraintion of de
low medum high
0-7 &1 overis
0-50 60-120 121160
0-4 4- 10 w&t0
10-0506-1 over!
0-1 1-15 16

0-02 0305 ver 05 opper
0-0.2 02 06 over1

Square Footage of Site

Polnt Requlred

Polnts Provided

{20) STA of Drip w/ flow
control device

0 % Lawn and no pool

(1146 sf) Permeable
Paving

74249 SF.

100 Points

100 Points

§ Points

5 Points

[TOTAL POINT PROVIDED

110 Points

lfce cloy andloam sl
urdier 5.2 Istoo scicke

The ECe s a meeaure of
e i) mdinity:
[1-2 sifectsa faw plants

LANDSCAPE SLOPE AREA PROVIDED =NONE

POTENTIAL LANDSCAPE AREA = (Site) 7,429.9 sf - (Building) 3,247.9 sf = 4,182 sf

LANDSCAPE PROVIDED = (Sile) 7,429.9 sf - (Building) 3,247.9 sf= 1,172 sf

OPEN SPACE REQUIREMENT = 3 UNITS, NOT APPLY

catouated pw odation rae indwahos:

Tata ritrogm
Tetal organic crban
e torerii cgunratio
arguricmatie besd on carbon
mlsture cortect of sll
et stuio

gt T ehigh
21259209

[Front Yerd, &

Page No.

19
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Case No. ADM-2023-3920-SLD

WALLACE LABORATORIES, LLC
365 Coral Circle
El Segundo, CA 90245
phone (310) 615-0116 fax (310) 640-6863

September 10, 2021

Tham Sy, thamsy:@ gmail.com
Arcadin Hills LLC

313 El Bonito Ava

Glendale, CA 91204

RE: Soil Managemem: Report
3120 Anwater Ave., Los Angeles
Front Yard, 67, Qur [D No. 21-252-09, received Sept. 7, 2021

Dear Tham,

The pk is acidic at 5.86, The salinity is modest at 0.24 willimho'cm.

Aluminum is high. Aluminum restricts growth by interfering with the metabolism of
phosphorus and calcium. It causcs stunting and discoloralion. Feliage may turn a dull

gray green. Aluminum is high in poorly aersted soil and in avesly acidic soils. Soluble
calvium belps (o roduce the toxivity of aluminum.

Nitrogen and sulfur are low. Boron is modest. F is mod Phosph
manganese. zinc. copper and ium are high. Pl ilable lead is mod

Available sodium is low. SAR (sodium adsorption ralio) is 0.7.

The texture ig sandy loam. Based on the non-gravel fraction, it contains 69.1% sand.
25.5% silt and 5.3% clay. The gravel content is (.5%

Soil organic matter is moderaie at 2.64% on o dry weight basis. The carbon:nitrogen ratio
is good at 9.4.

The cstimated rate of water percolation based on Soil Waler Characteristics version
6.02.74 model developed by Keith Saxton of the USDA is modestly rapid at 3.20 inches
per hour [or normal soil compaction. The model is based on the soil textuse, pereent
gravel and perceat soil organic matier.

The svil is hydrophobic. {1 is difTicult to wet. Water beads up on the soil surfeee initially
and then slowly moves into the soil.

Soil Analyscs  Plant Analyses Water Analyses

Continuation, Seplember 10, 2021, page 2

Recommendations

For soil preparation on a square foot basis, homogeneously broadcast the following at the
indicated rates. Rates ane per 1,000 square feet for a 6-inch ift, Incorporate them & inches
deep:

Calcium nitrate (15.5-0-0) - 6 pounds

Potessium sulfate (0-0-50) - 6 pounds

agricultural gypsum - 10 pounds

ground limesione — sboul 20 pounds, sufficient for a pH of 6.5 for non acid-loving plants

For the preparation on a volume basis, h
1he soil. Rates are expressed per cubic yard:

1y blend the following ials inta

Caiciom pitrate {15.5-0-0) - 1i4 pound

Potassium sulfate (6-0-50) - 1/4 pound

agricultural gypsum — 1:2 pound

ground limestone ~ about 1 pound. sufficient for a pH of 6.5for non acid-loving plants

For maintenance fertilization. apply calvium nitrate (15.5-0-0) al 6 pounds per 1,000
square feet about once per quarter.

Irrigate hydrophobic areas slowly. U'se multiple starts and soaking periods betwesn
rigation cycles. Slightly moist soils are easier to wet than dry soils. Balance soil asration
with soil moisture.

Aonitor the site with periodic testing. Adjust the maintenanca program as needed.

Sincerely.

Gam /. Wallace, Ph. D.
GAWm

Soil Analyses Plunt Analyses Water Analyses

Y.
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LCWGROUP

LANDSCAPE ARCHITECTURE

31473 Rancho Viejo Road, Suite 208
San Juan Capistrano, CA 92675

Telk 949-388-8588

Email: iwang@thelcwgroup.com
Web: www. TheLCWGroup.com

Landscape Concept Plan for Tham Sy
3120 Atwater Ave., Los Angeles, CA 90039
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10/11/2018  Planning Submittal

10/01/2021  2nd Planning Submitial
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#C5: B8 sf #C7:25 58 I #B3: 24 st A T

31473 Rancho Vigjo Road, Suite 208
San Juan Capistrano, CA 92675

Tel: 949-388-8588

Email: wang@thelcwgroup.com
Web: www. TheLCWGroup.com

H#A1: 118 sf

#B6: 32 sf #AZ: 16 f

Parcel C
Carpart

<
ParcelB- =

#AB: 104 sf

o]

#C8: 14 sf

SIDEWALK

#A3: 61 sf

#C3: 274 of

i < Home Office 4 Dinning Room
Permeabla Permeable 1

Paving: 309 sf Paving: 309 st P
-_ nOo

#C4: 35 sf

ATWATER AVE

puninth o Frordi il

|

Permeabls
Paving: 801 sf

#C2: 56 sf

. —

PROPOSED IRRIGATION EQUIPMENT LIST

Landscape Concept Plan for Tham Sy
3120 Atwater Ave., Los Angeles, CA 90039

SYMBOL NTEM DESCRIPTION
ﬁ 3 @ Rainbird ESP-LX 8 Statlon, Wall Mount, irrigation controller w/rain sensor. Location insids of —
garaga of each parcel. Building contractor shall provide 110 Volt power close by. Scale: 1/8"=10'
Irrigation Controller
¢ WATER EFFICIENT LANDSCAPE WORK SHEET
ge§§| R°°f' . Rain Bird 0.5 GPM Rool Watering Syster 18" | RWSMBC 1402 For Plafanus racemosa onfy, wo(2) per free PARCEL A PARCEL B
ubblers for Trees
Hydrozone Plant Factor Hydrozones X Plant Factor Hydrozons Plant Factor Hydrazone X Plant Factor
x0.1 138 #84 x0.1 0.7
On Grade Drip Rain Bird XGD surface dripline XFS-09-18-100 (500}, w/air relief valve and flush point wiball For all planting areas
Line atve: x0.5 %0 #B2 x0.1 14
=——=_---- =}
x0.1 6.1 #B3 x0.2 48 Date Revision
Remata Controller Raln Bird XCZ series model control zone kits w/PR filter for flows below 3 gpm, install 10112018 Planning Submitial

Valve RBY-200MX filter upstream.

X0 29 0.1 8.3 10/01/2021  2nd Planning Submitial

x0.1 x0.1 32

x0.4 X 194
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Architectural Exterior Light Fixture Cut-Sheet




(DPvc EXHAUST HEADER PERIMETER DRIPLINE PIPE TO BE INSTALLED

2°-4" FROM PERMETER OF AREA e e e
(@)Pvc scH 40 TEE OR EL (TYPICAL) (B) ON—SURFACE DRIPLINE:
RAN BIRD XF SERIES DRIPLINE (TYPICA)
@FI-USN POINT (TYPICAL) POTABLE: XFD DRI
SEE RAN BIRD DETAL FO FLUSH POINT NON_FOTABLE: X£bP DRIPUNE
BARB X MALE FITTI (8)PVC SUPPLY MANIFOLD
RAIN BIRD xr-r-m FITIING (TYPICAL)
PERIMETER OF AR @O)PVC SUPPLY PIPE FROM RAN BIRD CONTROL
ZONE KIT (SIZED TO MEET LATERAL FLOW
(6)BARR X BARB INSERT TEE OR CROSS: 0)
RAN BIRD XFF-TEE OR (@) LENGTH OF SELECTED DRIPUNE SHOULD

Ly
NCT EXCEED LENGTH SHOWN IN TABLE
(ZPVC SCH 40 RISER PIPE

RAIN BIRD XFD-CROSS (TYPICAL)

‘%‘f

= —

OTES:
. DISTANCE BETWEEN LATERAL ROWS AND ENITTER SPACING TO BE BASED ON
SOIL TYPE, PLANT MATERIALS AND CHANGES IN ELEVATION. SEE INSTALLATION
SPECIFICATIONS ON RAN BIRD WEB SITE (WWW.RAINBIRD.COM) FOR SUGGESTED
SPAC!NG
IGTH OF LONGEST DRIPUNE LATERAL SHOULD NOT EXCEED THE MAXIMUM @

SPACING SHOVIN IN THE ACCOMPANYING TABLE.

EN USING INSERT FITTINGS WITH DESIGN PRESSURE QVER SOPSL IT IS
RECDMMENDED THAT STAINLESS STEEL CLAMPS BE INSTALLED ON EACH FITTING.

XFD ON-SURFACE DRIPLINE
nrs IRREGULAR SHAPED LAYOUT

,_.,.,

(D FisH Grape
(@) sTANDARD VALYE BOX WiTH COVER:

® 0= ~INCH UNEAR LENGTH OF WIRE.

®r x)s REDUCING

courul
(NGLUDED IN XCZ-LF ~100-PRF KT
(7) PRESSURE REGULATING FILTER:
RAIN BIRD PRF-100-RBY (INCLUDED
IN_XCZ-LF—100-PRF KIT)
(@ wiEraL PiPE

O] FVC_SCH 40 FEMALE ADAFTOR O
REWOTE CONTROL V)
RAIN 6D LPV~100. (NCLUDED N
XCZ-LF-100—PRF KI
(@) PvC SCH 40 TEE OR ELL TO MANIFOLD
(2 3-INCH MINIMUM DEPTH OF 3/4-INCH
GRAVEL

. P99 P

@ MANIFDLD PIPE AND FITTINGS
L —

XCZ-LF-100-PRF 1" CONTROL

ZONE KIT IN SQUARE VALVE BOX -
wrs. OPTION1
TP G 1958

(1) RAIN BIRD ESP-SMT CONTROLLER

(2) RAIN_BIRD ESP-SMT SENSOR

RECOMMENDED MOUNTING SITE

(3) SMES NOT RECOMMENDED FOR

MOUNTING ESP-SMT SENSOR
(%) WIRE_FROM ESP-SMT CONTROLLER TO
SENSOR

NOTES
1

THAN 200 FEET.

“ N

UNDER TRE|

EAVE OF HOUSE.

IGTH OF WIRE FROM CONTROLLER
TD SENSOR SHOULD BE NO GREATER

ES,
BY SPRINKLER SYSTEM OR UNDER

s
1
LCWGROUP

LANDSCAPE ARCHITECTURE

SENSOR MAY BE MOUNTED ON FENCE,
FENCE POST OR ON EAVE OF HOUSE.
SENSOR SHDULD NOT BE MOUNTE)

31473 Rancho Viejo Road, Sulte 208
San Juan Capistrano, CA 92675

Tel: 949-386-8588

Email: wvang@thelcwgroup.com
Web: www.Thel. CWGroup.com
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ESP-SMT SENSOR LOCATION

cept Plan for Tham Sy
os Angeles, CA 90039
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Case No. ADM-2023-3920-SLD

XFD Dripline Maximum Lateral Langths (Feat)

12" Spacing 18" Specing 24* Spacing
Iniat Pressure ps | Nominal Flow (gph) | Nominal Flow {gph) | Nominal Flow (aph)

05 09 [ [X] 0.5 05
15 273 155 | 314 250 | 424 | am
20 318 169 353 294 | so8 | 368
30 360 230 413 350 586 414
40 395 | 255 | 485 | 402 | es2 | 474
50 417 | 285 | 528 | a20 | 720 | 488
) 460 | 290 | 698 | 455 | 780 | 514

(DPve BausT HEADER
(@PvCc sCH 40 TEE OR EL (TYPICAL)
BARD X MALE FITTING:
RAIN BIRD XFF—MA FITTING (TYPICAL)

(®)FLUSH POINT (TYP
® SEE RAN BIRD DETAL “XFD FLUSH POINT”
5

.Pmmmﬂ DRIPLINE PIPE TO B2 INSTALLED
FROM PERIM F AREA

@wc SUPPLY PIPE TRGH RAN BIRD. CONTROL
ZONE KIT (SIZED TO MEET LATERAL FLOW
DEMAND)

(@)Pve SUPPLY MANIFOLD

(3) CONNECTION FROM SUPPLY MANIFOLD TO
DRIPLINE (TYPICAL)~ SEE INSET A
O-SURFACE. DRIPLI:

N BIRD XF SERIES DRIPUNE (TYPICAL)
POTABLE XFO DRIPUNE
NON-POTABLE: XFDP DRIPUNE

(1) 8RB X FEMALE

RAIN BIRD. XFD-TFA-075 FITTING
(%" PVC NIFPLE, LENGTH AS NECESSARY

2B

OTES:
1. DISTANCE BETWEEN LATERAL ROWS AND EMITTER SPACING TO BE BASED Of
SOIL TYPE, PLANT MATERIALS AND CHANGES IN ELEVATION. SEE INSTALLA'HON
SPECIFICATIONS QN RAIN BIRD WEB SITE (WWW.RAINBIRD.COM) FOR SUGGESTED

SPACING.
LENGTH OF LONGEST DRIPLNE LATERAL SHOULD NOT EXCEED THE MAXIMUM @/' 49
SPACING SHOWN IN THE ACCOMPANYING TABLE.
. WHEN USING 17MM INSERT FITTINGS WITH DESIGN PRESSURE
REOOMMENDED THAT STANLESS STEEL CLAMPS BE INSTALLED ON EACH FITTING.

“ N

XFD ON-SURFACE DRIPLINE 1-0-am
ws CENTER FEED LAYQUT INSET &
[E T

OVER 30PSI, IT IS e Q

2. LENGTH 6F LONGEST DRIPLINE LATERAL SHOULD NOT EXCEED THE MAXIMUM

o

TES:
. DISTANCE BETWEEN LATERAL ROWS AND EMITTER SPACING TO BE

XFD Dripline Maxlmum Lateral Langths (Feet)
12" Spacing 16" Spacing 24" Spacing
Inlet Pressure psi | Nominal Flow (gph) | Nominal Flow (gph) | Nominal Fiow {aph}

0.6 0.9 0.6 [ 0.6 09
15 273 155 34 250 424 22
20 318 189 353 204 508 368
30 360 230 413 350 586 a4
a0 395 255 465 402 852 474
50 4“7 285 528 420 720 438
60 450 230 59 455 780 514

(D)PVC EXHAUST HEADER
(@)PVC SCH 40 TEE OR EL (TYPICAL)

(3)BaRE X MALE AITTING:
RAIN BIRD XFF—MA FITTING (TYPICAL)
@FLUSH POINT (TYPICAL
RAIN BIRD DETAIL *XFD FLUSH POINT®
@Pmmm OF AREA

@PERIMETER DRIPUNE PIPE TO BE INSTALLED
—4" FROM_PERIMETER OF AREA
@on SURFACE DRIPLINE:
RAIN BIRD XF SERIES DRIPLINE (TYPICAL)
POTABLE: XD DRIPUNE
—POTABLE: XFDF DRIPLINE
[OL S.IPPL\’ HEADER

.wc DRIP MANIFOLD FROM RAIN BIRD CONTROL
ZONE VALYE T (SIZED TO MEET LATERAL

FLOW DEMAND)
(OPVC SCH 40 RISER PIPE

THE=rg—
S |

BASED Of
SOIL TYPE, PLANT MATERIALS AND CHANGES IN ELEVATION. SEE INSTALLANON
SPECIFICATIONS ON RAIN BIRD WEB SITE (WWW.RAINBIRD.COM) FOR SUGGESTED
SPACING.

SPACING SHOWN IN THE ACCOMPANYING TABLE.
WHEN USING 17MM INSERT AITTINGS WITH DESIGN PRESSURE OVER 5QPSI, IT IS
RECOMMENDED THAT STAINLESS STEEL CLAMPS BE INSTALLED ON EACH FTTTING.

XFD ON-SURFACE DRIPLINE ooy
S END FEED LAYOUT
[* T Y]

ESP-SNTE_SMART CONTROL SYSTEM

w -
ST 1 s ——
0 SELECT MHE JESOED WOBEL
TUN N DE (F TE FIRLINIG LAYERSD
[PTIN-4-STATIN
PTI7-STATEN 10/11/2018  Planning Submittal
(PTION-1#-STATIN
D AT 10/01/2021  2nd Planning Submital
[PTIN-3-STATEN
CPTION-22-5TAT
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LEGEND

FINISH GRADE OR SURFACE

2. SLEEVE (IF UNDER FPAVING REQUIRED.

TWICE OF PIFE SIZE
3. LATERAL LINE
4. MAINLINE OR SLEEVE
5. CONTROL WIRE

NOTE:

L

2

ALL PLASTIC FPIPING TO BE SNAKED
IN TRENCHES

BUNDLE AND TAPE WIRING AT 10"
INTERVALS

TIE A LOOSE 20' LOOF IN WIRING

AT CHANGE OF DIRECTION GREATER
THAN 20°. UNTIE ALL LOOPS AFTER
ALL CONNECTIONS HAVE BEEN MADE

. INSTALL ALL CONTROL WIRE ON THE

UNDERSIDE OF THE MAIN LINE FIFE

5.

SEE [RRIGATION SPECIFICATIONS
FOR BACKFILL AND COMPACTION
REQUIREMENTS

PIFE DEFPTH FOR 2'/2" DIA. AND
LARGER SHALL BE 2

PIFE DEFTH FOR 2" DIA. AND
SMALLER SHALL BE 18"

. PIFE DEFTH FOR NON-| PRESSURE

LATERAL LINES SHALL BE 12

[I} osscs

9
@ wmureH

(@) FLusH cap FOR Ensy AT

COMPRESSION FITTINGS:
POTABLE: RAIN BIRD MDCFCAP
12 NON-POTABLE: RAIN BIRD MDCFPCAP

EASY FIT_COUPUNG:
RAIN BIRD MDCFCOUP
(%) SUBTERRANEAN ENITTER BOX:
RAIN BIRD SEB 7.
@ RAIN BIRD XF BLANK TUBING

@ FINISH GRADE
(7) PVC EXHAUST HEADER
() PvC SCH 40 TEE OR EL

GARB X MALE FITTING:
RAIN BIRD XFF—-MA FITTING (TYPICAL)
ON—SURFACE DRIPUNE:
XF SERIES ORIPUNE
PN ROTABLE: XFD ORPUNE
NON-POTABLE: XFDP DRIPLINE
(17 3-INCH MININUM DEPTH OF
J4" WASHED GRAVEL
(2 BRicK (1 OF 2)

NOTE:
1. ALLOW A MINIMUM QF 6—INCHES OF DRIPLINE TUBING IN VALVE
BOX IN ORDER TO DIRECT FLUSHED WATER OUTSIDE VALVE BOX.

__XFD ON-SURFACE DRIPLINE FLUSH POINT __ a-w.aa
T WITH EASY FIT COMPRESSION FITTINGS

—Z A1) PVC ORP MANIFOLD PIPE
(@) Pvc scH 40 TEE OR EL

@ RAIN BIRD XF SERIES BLANK TUBING

BARB CROSS INSERT FITTING:

RAIN BIRD XFF-TEE

@ PROJECTED CANOPY LINE OF TREE

ON-SURFACE DRIPUNE:

RAIN BIRD XF SERIES DRIPUNE

POTABLE: XFD DRIPLINE

NON-POTABLE: XFDP DRIPUNE

PLACE AS SHOWN {LENGTH AS
REQUIRED)

(8) RooT BALL

TIE DOWN STAKE:

RAIN BIRD TDS—050 WITH BEND

(QUANTITY AS REQUIRED,

N OTES: SEE NOTES 2-3 BELOW)
. DISTANCE BETWEEN LATERAL RINGS AND EMITTER SPACING TO BE BASED ON
SOIL TYPE, AND TREE CANOPY. SEE INSTALLATION SPECIFICATIONS ON RAIN

N
7T
LCWGROUP

LANDSCAPE ARCHITECTURE

31473 Rancho Viejo Road, Suite 208
San Juan Capistrano, CA 92675
Tel: 949-388-8588

Email: wang@thelcwgroup.com
Web: www.TheLCWGroup.com

Concept Plan for Tham Sy
Ave., Los Angeles, CA 90039

BIRD WEB SITE (WWW.RAINBIRD.COM) FOR SUGGESTED SPACING.
2. PLACE TIE DOWN STAKES EVERY THREE FEET IN SAND, FOUR FEET IN LOAM,
AND FIVE FEET IN CLAY.
3. AT FITTINGS WHERE THERE IS A CHANGE OF DIRECTION SUCH AS TEES OR
ELBOWS, USE TIE-DOWN STAKES ON EACH LEG OF THE CHANGE OF

TRENCHING / SLEEVING

TR "

XFD ON-SURFACE DRIPLINE AROUND TREE o

La DIRECTION OF FLOW 5

LEGEND

failie

l. BACKFLOW UNIT FPER LEGEND

BACKFLOW PREVENTER UNIT

LEGEND NOTE: L. INSTALL VALVE BOX SUCH THAT
b THE TOP OF THE COVER 1§ 2"

I FINISH GRADE ABOVE FINISH GRADE IN GROUND
2. FLASTIC VALVE BOX WITH ccgﬁﬁémwmp TUEE"K,QHEAQ'T"

LOCKING LID MARKED "G.V."

3. GATE VALVE SIZE SHALL BE BOX HANDLE
. ONE CUBIC FT. OF 34" CRUSHED GATE VALVES
RoOCK

2. ALL GATE VALVES OVER 2" IN

IS

5. FVC MAIN LINE
&. BRASS UNION

1. PVC MALE ADAFTOR (2
REQUIRED)

GATE VALVE

[t1 Y

RSTI0 Mumtur 81

EXHIBIT “A

of 24

Case No. ADM-2023-3920-5SLD

EASY FIT COMPRESSION TEE:
RAIN BIRD MDCFTEE
ON-SURFACE DRIPLINE:
RAIN BIRD XF SERIES DRIPUNE
POTABLE: XFD DRIPI

NON-|
INUNE DRIP EMITTER Of
TIE DOWN STAKE: RAIN BIRD
TDS—050 WITH BEND (TYPICAL)
MULCH

FINISH GRADE

RATCHET CLAMP (INCLUDED WITH

INS| AnAPrm FOR PVC PIPE:
RAIN_BIRD XFD-INVPC

PVC LATERAL PIPE
MINIMUM 13" IN DIAMETER

600@@@@@ ®o

NOTES:

1. PLACE TIE DOWN STAKES EVERY THREE FEET IN SAND, FOUR FEET IN
LOAM, AND FIVE FEET IN CLAY.

2. AT FITTINGS WHERE THERE IS A CHANGE OF DIRECTION SUCH AS TEES
OR ELBOWS, USE TIE-DOWN STAKES ON EACH LEG OF THE CHANGE
OF DIRECTION.

XFD ON-SURFACE DRIPLINE INSERT ADAPTER rp-1g-s02

POTABLE: XFDP DRIPUNE
UTLET

RAIN BIRD XF SERIES BLANK TUBING

wrs. FOR 1 1/2" OR LARGER PVC

1 ———

Date Revision
10/11/2018  Planning Submittal

10/01/2021  2nd Planning Submitial
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Home Office

T

Parcel B
Carport

-
Parcel B- £--

KitchenlDininq::E 5

Kitchen Room

5
B LI

Dinning Room

ATWATE RX{E

D9

Iy

Scale: 118" =1-0"

TREE SCHEDULE:

KEY BOTANICAL NAME

Plofoc | Plotanus recemosa

1

STORAGE ROOM

SKYLIGHT

=

I W

SKYLIGHT

~ : ,:: oo P
RESTROE ||l| ||||I I e >
DN

LEGEND:

| RESTROOM

STORAGE ROOM

VT E

KEY

DESCRIPTION

COMMENTS

2R
L%
b

Planter for Edibls Plants

Planter wall, drains and water proofing per
architecture details . Soil depth 36",

$

%" Hose hib for planter

Finat location and detail per architecture details

Scale: 1/8°=1'0"

ROOF GARDEN CONCEPT

QusAgr | Quercus agrifalia

Jug Gal | puglans caltformica

SHRUB SCHEDULE:

BOTANICAL NAME

Baccharis pilvioris

Epilobium conum

Heteromeles arbutifolio Toyon

Malosma lourino Laure! Sumoc

Muhlenbergia rigens D

Salvia leucophylia Puplo Sage

Yucco whipplei Choparmal Yucca

GROUND COVER SCHEDULE:

BOTANICAL NAME COMMON NAME

Carex proegrocilis Slender Sedge

Lessingio filoginifolia

EXHIBIT "A”

Page No. __2__of

Case No. ADM-2023-3920-5LD
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31473 Rancho Visjo Road, Suite 208
San Juan Caplstrano, CA 92675

Tel: 949-388-8588

Email: twang@thelewgroup.com
Web: www.TheLCWGroup.com

Landscape Concept Plan for Tham Sy
3120 Atwater Ave., Los Angeles, CA 90039

=
Date Ravision
10/11/2018  Planning Submittal

10/01/2021  2nd Planning Submittal

PLANTING
CONCEPT and ROOF
GARDEN PLAN
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LEGENDS ’V

seesee Pedestrian Circulation ”

Building Entry = s . N S— e - m— o LCWGROUP

Pedestrian Access Point to Sidewalk O R A At B sl R LANDSCAPE ARCHITECTURE
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31473 Rancho Viejo Road, Suite 208
- ; - n : San Juan Capistrano, CA 92675
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d Email: wang@thelcwgroup.com
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Non-Permeable Paving

%

Web: www. ThelL CWGroup.com

R
5
53

Permeable Paving

SR

3

Kitchen Room

3
%
o

Planting

SR
R

PARCEL C ! ‘ ] PARCEL : i Y PARCEL A

SIDEWALK

K%
3%

Architectural Exterior Light

o

RRRE
SRR

X3

Home Offlce it gl i Dinning Room

oo

o

3
ORI

5
R

SRR
3
ATWATER AVE

I

%8

RS
NS

o
X

RS
SRR
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SRR
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OPEN SPACE CALCULATION

Landscape Concept Plan for Tham Sy
3120 Atwater Ave., Los Angeles, CA 90039

Site: 7,425.0 sf
Building Footprint: 3,348.2sf|  45.12%
Scale: 1/8"=1-0"
Open Space: 4,076.8sf| 54.88%
Non-Permeable Paving: | 1,478.3sf| 19.90%
Permeable Paving: 1,419.0sf| 19.11%
Planting: 1,179.5sf| 15.87% E
[agpaadions
RIO APPLICATION AND CHECKLIST FOR MINISTERIAL REVIEW e —
Administrative Clearance for River Impraoverment Overlay District Date Revision

Related Zone Code Qrdi 183,145 ished the River Imp Overtay (RIO) District; 10112018 Planning Submittal

Refar to the Saction 13.17 of the Los Angeles Municipal Cocle for detailed instructions.

Projects within Inner Core: 10/01/2021  2nd Planning Submittal

Note: Tha Administrative Clearance fee shali be paid priar fo receiving the

clearance. a. Landscape Buffer. Indicate the drawing sheet that illustrates the Sheet LC-104

lecation of the 10" buffer.

Drawing Administrative
Sheet Usa Only

Fence. Indicato the drawing shest that illusirates the focation and Sheet LC-101

Section P- Development Regulatlons design, and height of any fance at or within the 10° buffer area.

o 1. Landscaping. Indicats the drawing sheet that i the georSheet LC-103 Fence Height. See (b) above.

=l new landscaped area and the associated plant species. The drawinQSheet LC-104
should identify whether a plant is either a native species, Watershed Wise
andfor from the Los Angeles County River Master Plan Landscaping
Guidelines and Plant Palettes. An exception is also made for herbs, fruits
orvegetable plants.

Gates. Indicate the drawing sheet that Hlustrates the lacation, height Sheet LC-101
dasign and operation of the gate(s). Smaf-lot projects shall comply i

with the requisements of Section F 4.f.i and therefora the gate may

bs a single gate from the enlire project to the river and not from

individual homes.

Screening/Fencing. . Noise. Projects subject to a conditionat use permil for tha sale or _N_!_A_
3, Loading/Off-Street Parking. For a project with any loading areas gfi beeriand|wine, shall

CITY NIF LOS ANGRLES

and/or off-street parking facilities that contain three or more spaces
Indicate the drawing sheet that illustrates the location of the
parkingfloading areas and the location, height and design of the
screenfence that shields views of the parkingloading from the

indicata the drawing sheel that #lustrates the location and design of
all noise-attenueting features such that operational sounds shall not
excead 5 dacibals abova the existing or presumed ambient levels of
the property line(s) of properties on the opposite bank.

abutting right-of-ways and the River. . River Accesa. See (d) ebove.

Equlpment. For a project that includes any exterior equipment
(¢ i 3 ical units, water meters) indicate tha
drawing sheel{s) that illustrate the location of each equipment and
any g 50 that the equi Is from

LLandscape Concept Plans- 10/01/2021

Riverfrant Door. Indicate the drawing sheet that illustrates the
location of a doorway visible to, (not necessarily parallel to) and Sheet Title:
aceessibla from the river corridor or frontage road. :

public view. .

Exterlor Trash Enclosures. For 2 projsct that includes a trash ROI CHECKLIST
rior Tras NC . a S|

disposal unt indicate the drawing shest that illustrates the location ADMINISTRATIVE GLEARANCE FEE—RECEIPT NUMBER - EXHIBIT

ot the unit(s) and the design of any enclosure(s)

>,

b
:“. Fenclng. For any project, with the exception ol single family homes
EE‘-’# ] (but including homes built as part of the small lot ordinance) that
1 _;‘éw faces a street that crosses the fiver or terminates at the river or a == ————————
! E u river fiontage road andior faces a river frontage road and includes a Applicant's signature Todaysdate
— . s fence within the front or side yards that is visible from the street
ALL TOWIIG ASCIHEIGHT OISTRICTS, I THE AFFECTED AREA REAA THE SAUE 3 i indicate the drawing sheet that ilustrates the location and design of Job No. : Naone
B SR LS SYERLAY fh P ST S5 S EHG, L BB A the fence. Scale: see details
:DtI.’JWEXE‘ﬂNGlDNE:‘ EKCE: WHERE NOTED OR DINENSICNED. FREEVAY ] 'i Drawn:
T OF WA AT HOT PARE.OE THI RO VERLAY o 3. Exterior Site Lighting. Indcate the crawing sheet that ilustrates theSheet LC-102 - - .
; location and design characteristics of any site and building mountedSheet LC-104 Applicant's name printed Checked:
|0 LOS ANGELES RIVER £ lighting. HAN
o v
e LOS ANGELES RIVER IMPROVEMENT IVMEROYEMENTIOVERLAVI(LARIO) Y EX H | B | I
OVERLAY DISTRICT BOUNDARY e = Sheet Number:
24

| == ciTY BOUNDARY o CET=—=nll === - CP.3519 RIO (ravised 11A1772014) Page 1012 CP-3519 RIO (revised 11/17/2014) Page NO 24 of
- »

Case No, ADM-2023-3920-5LD LC-107
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