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LOCATION: 

3355 South Overland Avenue  
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PROPOSED 
PROJECT: 

The construction of a 6-story, 75-foot 9-inch tall residential building with 41 apartment 
units. The project will reserve four (4) dwelling units of the total for Very Low Income 
household occupancy for a period of 55 years, with the following requested incentives: 
 

1. Yard/Setback. A 20 percent decrease in the required depth of the north side yard 
setback from 9 feet to 7 feet and 3 inches.  

2. Floor Area Ratio. An allowance for a 2.48 Floor Area Ratio in lieu of the maximum 
permitted 1.5:1 Floor Area Ratio. 

APPELLANT: 
 
 
APPEAL 
ACTION: 

Dean K. Sugano, adjacent property owner 
Representative: Jacky P. Wang, North American Title Law Group 
 
Appeal of the Director of Planning’s Approval of two on-menu Density Bonus Affordable 
Housing Incentives pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25, 
and an appeal of the Categorical Exemption pursuant to State CEQA Guidelines Section 
15332 (Class 32 – Infill Development), as the environmental clearance for the project. 
 

RECOMMENDED ACTIONS: 
 
1. Deny the appeal and determine that based on the whole of the administrative record, the Project is exempt 

from the California Environmental Quality Act, pursuant to State CEQA Guidelines Section 15332 (Class 32 
– Infill Development), and there is no substantial evidence demonstrating that an exception  to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies; 

 
2. Deny in part the Appeals of the Approval of two on-menu Affordable Housing Incentives;  
 
3.  Approve in part the Appeals of the Approval of two on-menu Affordable Housing Incentives, with revised 

Project Plans (Exhibit A) reflecting the correct property line of the subject site;  
 
4.  Adopt the modified Conditions of Approval and modified Findings; and 
 
5. Sustain the remainder of the Determination of the Director of Planning approving two on-menu Density 

Bonus Affordable Housing Incentives to allow the construction of forty-one (41) residential dwelling units 
reserving four (4) units for Very Low Income households. 
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ADVICE TO PUBLIC: * The exact time this report will be considered during the meeting is uncertain since 
there may be several other items on the agenda. Written communications may be mailed to the Commission 
Secretariat, Room 532, City Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-
1300). While all written communications are given to the Commission for consideration, the initial packets 
are sent to the Commission’s Office a week prior to the Commission’s meeting date. If you challenge these 
agenda items in court, you may be limited to raising only those issues you or someone else raised at the 
public hearing agendized herein, or in written correspondence on these matters delivered to the agency at 
or prior to the public hearing. As a covered entity under Title II of the American Disabilities Act, the City of 
Los Angeles does not discriminate on the basis of disability, and upon request, will provide reasonable 
accommodation to ensure equal access to its programs, services and activities. Sign language interpreters, 
assistive listening devices, or other auxiliary aids and/or other services may be provided upon request. To 
ensure availability of services, please make your request no later than three working days (72 hours) prior 
to the meeting by calling the Commission Secretariat at (213) 978-1300.  
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PROJECT ANALYSIS 
 
 
APPELLATE DECISION BODY 
 
Pursuant to Section 12.22 A.25 of the Los Angeles Municipal Code (LAMC), appeals of on-menu 
Density Bonus Affordable Housing Incentive cases are heard by the City Planning Commission. 
The appellate decision of the City Planning Commission is final and effective as provided in 
Charter Section 245. 
 
PROJECT SUMMARY 
 
On September 15, 2017, the Director of Planning approved two on-menu Density Bonus 
Incentives, pursuant to LAMC Section 12.22 A.25 (Affordable Housing Incentives-Density Bonus) 
in exchange for restricting four (4) units for Very Low Income households within a new 41-unit 
multi-family building for the proposed project located at 3355 South Overland Avenue. The 
Density Bonus Incentives include: 
 

1. Yard/Setback. A 20 percent decrease in the required depth of the north side yard 
setback from 9 feet to 7 feet and 3 inches.  

2. Floor Area Ratio. An allowance for a 2.48 Floor Area Ratio in lieu of the normally 
allowed maximum 1.5:1 Floor Area Ratio. 

 
The proposed Project is for the demolition of 4 residential units and 1 commercial unit, and the 
construction of a 6-story, 75-foot 9-inch in height, residential building with 41 apartment units, 
including a minimum of 4 units for Very Low Income households. The project proposes a total of 
39 on-site parking spaces split between one level of at-grade parking and one level of 
subterranean parking. The floor area of the building is 30,132 square feet, with a Floor Area Ratio 
of 2.48:1. The project also involves a haul route for the export of 1,500 cubic yards of dirt. As 
provided in original project plans (Exhibit C), the street-facing facades are articulated to modulate 
the building wall and create distinct breaks in the building plane. In accordance with the City of 
Los Angeles Residential Citywide Design Guidelines, the building design incorporates a variety 
of recesses, projections, varied rooflines, and architectural materials to create visual interest 
along the streetfront.  
 
PROJECT BACKGROUND  
 
The subject site is located at the intersection of Overland Avenue and Rose Avenue in the Palms 
– Mar Vista – Del Rey Community Plan area. The subject site is comprised of two contiguous lots 
with a net area of approximately 12,141 square feet, with frontages of approximately 80 feet on 
the west side of Overland Avenue and approximately 110 feet on the south side of Rose Avenue. 
The subject site is zoned C2-1 and designated for General Commercial land uses. The site also 
falls within the West Los Angeles Transportation Improvement and Mitigation Specific Plan and 
is identified as an Ellis Act Property, which subjects the project to review by the Los Angeles 
Housing and Community Investment Department (HCIDLA) for affordable housing requirements. 
 
The proposed project qualifies for a Density Bonus FAR increase because it is located within 
1,500 feet of a “Transit Stop” as defined by LAMC Section 12.22.A.25. The proposed project is 
located at the intersection of Overland Avenue and Rose Avenue, which is directly served by Big 
Blue Bus Rapid Line 12 (UCLA/Westwood to Expo). The site is also within 1,500 feet of transit 
stops served by Culver City Bus Line 3 (Crosstown) and Big Blue Bus Line 17 (UCLA - VA Medical 
Center – Palms).  
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In addition, as permitted by LAMC Section 12.22 A.25 (f)(4), the applicant is requesting utilization 
of two on-menu incentives that will facilitate the provision of affordable housing at the site: a 20 
percent decrease in the required depth of the side yard setback from 9 feet to 7 feet and 3 inches, 
and an allowance for a 2.48:1 Floor Area Ratio (FAR) in lieu of the normal maximum 1.5:1 FAR. 
 
In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and 
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los Angeles 
Municipal Code (LAMC), which permits a density bonus of 35 percent. The subject site is zoned 
C2-1 which allows 31 units on the 12,141 square foot site, with a maximum 1.5:1 Floor Area Ratio 
(FAR) and unlimited building height by-right. The 35 percent density bonus increases the allowed 
density from the base density of 31 units to a maximum allowable of 42 units, resulting in an 
additional 10 units maximum through the Density Bonus. A density bonus is automatically granted 
in exchange for the applicant setting aside a portion of dwelling units, in this case 11 percent or 4 
units, for habitation by Very Low Income Households for a period of 55 years. Consistent with the 
Density Bonus Ordinance, the Applicant is also automatically granted a reduction in required 
parking based on two Parking Options, and a reduction based on the Bicycle Parking Ordinance.  
The Applicant selected Parking Option 1, which requires a total of 45 parking spaces. The 
Applicant selected an automobile parking reduction based on the Bicycle Parking Ordinance. 
Based on the 15 percent automobile parking reduction with the replacement of bicycle parking 
spaces in excess of the normally required bicycle parking spaces, the proposed project shall 
provide a minimum of 39 automobile spaces and a minimum of 41 long-term and 5 short-term 
bicycle parking spaces.  
  
Previous Case on Subject Site 
 
The subject case is the second approval by the Director of Planning for Density Bonus at the 
subject site. The previous approval (Case No. DIR-2014-4846-DB) was issued on October 29, 
2015 for the approval of two on-menu Density Bonus Incentives (reduced side yard, increased 
FAR) in exchange for restricting four (4) dwelling units for Very Low Income households. The 
approval was in conjunction with the construction of a five-story, 67-foot 3-inch tall building 
containing 38 dwelling units. No appeals were filed. A Letter of Correction was subsequently 
issued on December 7, 2016 to correct the overall unit count (to 37 dwelling units) and parking 
spaces (to 43 parking spaces) for the project. 
 
In addition, the subject site underwent title disputes with the abutting property owner (Dean K. 
Sugano) of 10718 West Rose Avenue (“Sugano Property”) regarding a 10-foot wide parcel (Lot: 
VAC M D & D 24-27423) located along the western edge of the subject site. The 10-foot wide 
parcel was zoned R3-1 and vacated for an alleyway. The parcel (hereafter referred to as “Half-
Alley”) was owned by the Applicant, and contained improvements that encroached approximately 
5 feet from the Sugano Property, including portions of a 2-story building. In response to and in 
effort to resolve the title disputes, the Applicant intends to quitclaim and transfer ownership of the 
Half-Alley to the Sugano Property.  
 
On June 6, 2017, the Applicant filed for a new Density Bonus approval (subject case) with 
modifications from the prior approval to the site plan, floor plans, and building height, including:  
 

 Increased setbacks along the west property line (rear yard) from 20 feet to 28 feet; 

 Increase in dwelling units from 37 units to 41 units (resulting in 4 additional units); 

 Reduced FAR from 2.65:1 (32,216 square feet of floor area) to 2.48:1 (30,036 square feet 

of floor area); and 

 Increased height from 67 feet and 3 inches to 75 feet and 9 inches. 
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APPEAL POINTS AND STAFF RESPONSES 
 
One appeal was filed in a timely manner on October 2, 2017 (on the last day to appeal) by the 
abutting property owner (Dean K. Sugano, “Appellant”). The appeal points are summarized as 
follows and provided in Exhibit E: 
 
APPEAL POINT 1: The project plans contain erroneous information indicating that the project 

site includes 10 feet of a vacated 20 foot alleyway. The Sugano Property is 
located within the entirety of the 20 foot alleyway. The vacated alleyway is 
owned by and is part of the Sugano Property as a result of deeds recorded 
in 1951 by then common owners of both the Sugano Property and the 
subject site. This fact was brought to the Applicant’s attention in 2013. 

 
Staff Response: As provided in the Project Background and Exhibit F, in response to and in effort 
to resolve title disputes, the Applicant intends to quitclaim the Half-Alley to the Sugano Property. 
The Applicant has submitted revised project plans to reflect the new property line of the subject 
site to no longer include the Half-Alley. The revised plans are provided in Exhibit A. Staff 
recommends adoption of the revised project plans as the new Exhibit A for the project. 
 
APPEAL POINT 2: The Determination contains erroneous calculations for the required 

setbacks. The building is proposed at 6 stories, and would require 
additional setbacks per R4 zoning requirements.  

 
The proposed project would result in a zero setback for the Sugano 
Property, and will restrict the fire department, emergency personnel or its 
emergency equipment from being able to access the rear of the proposed 
project or the west side of the Sugano Property. 
 

Staff Response: The project is in compliance with the setback requirements of the zoning code in 
combination with State Density Bonus Law. In accordance with LAMC Sections 12.14 (C2) and 
12.11 (R4), the project is permitted to maintain a front yard setback of 0 feet (along Overland 
Avenue to the east), and is required a minimum side yard setback of 9 feet for residential levels 
(along Rose Avenue to the north, and to the south), and a minimum rear yard setback of 18 feet 
(to the west). The applicant requested one on-menu Density Bonus Incentive to reduce the side 
yard setback along Rose Avenue to the north from 9 feet to 7 feet and 3 inches, as allowed by 
the Density Bonus Ordinance.  
 
Therefore, the project meets the 18-foot rear yard setback requirement from the Sugano Property, 
as provided in the original project plans contained in Exhibit C. The revised project plans 
contained in Exhibit A more clearly indicate the setbacks as measured from the new property line.  
 
 
APPEAL POINT 3: The proposed project’s request for an expanded building envelope (which 

will include all the elements of the outer shell that maintain a dry, heated, 
or cooled indoor environment and facilitate its climate control) will directly 
and adversely impact the Sugano Property. The proposed project will result 
in noxious fumes being emitted throughout the Sugano Property, creating 
a health hazard due to the close proximity of the parking structures, vents, 
ventilation to occupants of the Sugano Property. The proposed project is in 
dangerous and close proximity to power lines, power poles, and gas lines 
at the Sugano Property. 
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Staff Response: The project is in compliance with the setback requirements of the zoning code in 
combination with State Density Bonus Law (as provided under Appeal Point 2), and qualifies for 
a Class 32 Categorical Exemption (ENV-2017-2230-CE, provided in Exhibit D). The Appellant 
has not provided any substantial evidence that any adverse impacts will occur.  
 
The project qualifies for a Class 32 Categorical Exemption (ENV-2017-2230-CE) because it 
conforms to the definition of “In-Fill Projects” as provided in Exhibit D. Specifically, it was 
determined that the project and its incentives would not result in a specific adverse impact. A 
“specific adverse impact” is defined as “a significant, quantifiable, direct and unavoidable impact, 
based on objective, identified written public health or safety standards, policies, or conditions as 
they existed on the date the application was deemed complete” (LAMC Section 12.22.A.25(b)). 
The proposed Project and potential impacts were analyzed in accordance with the California 
Environmental Quality Act (CEQA) Guidelines and the City’s L.A. CEQA Thresholds Guide. These 
two documents establish guidelines and thresholds of significant impact, and provide the data for 
determining whether or not the impacts of a proposed Project reach or exceed those thresholds.  
 
An air quality assessment was not initially prepared because it did not meet air quality thresholds 
established by DCP. Interim thresholds were developed by DCP based on California Emission 
Estimator Model (CalEEMod) runs relying on reasonable assumptions, consulting with AQMD 
staff, and surveying published air quality studies for which criteria air pollutants did not exceed 
the established SCAQMD construction and operational thresholds. Per the interim thresholds, 
projects with less than 80 residential units and less than 20,000 cubic yards of soils export will 
not likely exceed the SCAQMD construction or operational thresholds. The project is proposing a 
41-unit apartment building, is therefore well within the SCAQMD thresholds, and will not cause 
the SCAQMD's recommended threshold levels to be exceeded. In addition, an Air Quality 
Analysis was prepared by Parker Environmental Consultants, dated October 19, 2017, which 
confirmed that operational emissions are below the SCAQMD thresholds of significance. The Air 
Quality Analysis also concluded that air quality impacts from the project’s operational activities 
would be less than significant. The Air Quality Analysis is provided in Exhibit F. 
 
Analysis of the proposed Project determined that it is Categorically Exempt from environmental 
review pursuant to Article III, Section I, and Class 4 Category 1 and Class 32 of the CEQA 
Guidelines. The Class 32 Exemption is intended to promote infill development within urbanized 
areas. As provided in the Categorical Exemption (Exhibit D), the project is subject to Regulatory 
Compliance Measures that have been historically utilized to work to the satisfaction of the City 
Engineer to reduce any impacts from the specific environment the project is located. 
 
APPEAL POINT 4: The project plans indicate improvements on the Sugano Property that Mr. 

Sugano has not consented, has not agreed, and objects to. This includes 
the “(E) BLOCK WALL W/ CHAIN LINK FENCE ATOP TO BE REMOVED”, 
“(E) WOOD SHED TO BE REMOVED”, and the planting of street trees 
within the Sugano Property.  

 
Staff Response: The original project plans (Exhibit C) indicated a variety of improvements to the 
Half-Alley, including the removal of existing block walls with chain link fencing, the removal of a 
wood shed, and the planting of bamboo trees along the property line of the subject site. As 
provided under Appeal Point 1, the Half-Alley will be deeded to the Sugano Property. Revised 
project plans were submitted to reflect the new property line of the subject site as a result of the 
deed agreement, and are provided in Exhibit A. Staff recommends adoption of the revised project 
plans as the new Exhibit A for the project, which no longer reference any modifications to the 
improvements on the Sugano Property and Half-Alley.   
  



DIR-2017-2229-DB-1A          A-5 

  

CONCLUSION 
 
Staff therefore concludes that the Director of Planning did not err in the approval of two on-menu 
Density Bonus Incentives. Under Government Code Sections 659159(a), 65916(d)(2)(C), and 
65915(d)(3), the City of Los Angeles complies with the State Density Bonus law by adopting 
density bonus regulations and procedures as codified in Section 12.22 A.25 of the Los Angeles 
Municipal Code (LAMC). LAMC Section 12.22 A.25 creates a procedure to waive or modify the 
zoning code standards which may prevent, preclude, or interfere with the effect of the density 
bonus by which the incentive or concession is granted, including legislative body review. The 
Ordinance must apply equally to all new residential developments.  
 
The State Legislature enacted the Density Bonus Law under Government Code Sections 65915-
65918, and promulgated under LAMC 12.22 A.25, to address California's affordable housing 
shortage. The regulations are designed to eliminate barriers to affordable, mixed-income housing 
where financial obstacles and discretionary roadblocks preclude them. An applicant sets aside a 
certain percentage of affordable housing units in exchange for relaxing development standards 
from a menu of “incentives” and to permit an increase in density beyond the zone limits. 
“Incentives" are defined as reductions in site development standards and modifications of zoning 
and architectural design requirements, including increased floor area, or increased building height 
that result in "identifiable, financially sufficient, and actual cost reductions" (California 
Code Section 65915(l)(1)). 
 
With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a 
Density Bonus and up to three “concessions or incentives” for projects that include defined levels 
of affordable housing in their projects. In response to this requirement, the City created an 
ordinance that includes a menu of incentives (referred to as “on-menu” incentives) comprised of 
eight zoning adjustments that meet the definition of concessions or incentives in state law 
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing 
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5) 
increasing height; 6) reducing required open space; 7) allowing for an alternative density 
calculation that includes streets/alley dedications; and 8) allowing for “averaging” of FAR, density, 
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the 
same findings contained in state law for the approval of incentives or concessions.  
 
Further, under Density Bonus Legislation, the standard for denial is statutorily limited: Section 
65915(e) and LAMC 12.22 A.25 (g) (2) (i), density bonus project incentives can only be denied 
for two reasons: 1) the incentive does not contribute to the long-term affordability of the housing 
set-asides; 2) the incentive(s) would have an adverse impact upon public health, safety, physical 
environment, or real property listed on the California Register of Historical Resources. The subject 
property is not listed as a federal, state or local Historical Monument, nor is it located near any 
historical resources, nor is it within an HPOZ Overlay Zone. 
 
Upon in-depth review and analysis of the issues raised by the appellant for the proposed project 
at 3355 South Overland Avenue, no errors or abuse of discretion by the Director of Planning or 
his/her designees were found in regards to the appeal points raised. The appeals of the Director’s 
approval of Density Bonus Incentives for the construction of a new 6-story, 75-foot 9-inch tall 
residential building with 41 apartment units (with 3 restricted affordable units) and 39 parking 
spaces cannot be substantiated and therefore should be denied in part and approved in part with 
the revised Project Plans and modified conditions and findings. 
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CONDITIONS OF APPROVAL  
 
The Conditions of Approval have been modified (by strikethrough and underline) as follows: 
 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit 
A,” and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, West/Coastal/South Project Planning Division, 
and written approval by the Director of Planning. Each change shall be identified and 
justified in writing. Minor deviations may be allowed in order to comply with the provisions 
of the Los Angeles Municipal Code or the project conditions. 

 
2. Residential Density. The project shall be limited to a maximum density of 41 residential 

units including Density Bonus Units. 
 

3. Affordable Units. A minimum of 4 units, that is 11 percent of the base dwelling units, shall 
be reserved as affordable units, as defined by the State Density Bonus Law 65915 (c)(1) 
or (c)(2). In addition to the affordable units pursuant to Density Bonus, the applicant must 
comply with the Determination made by the HCIDLA for replacement units.  Affordable 
units required as replacement units, per Assembly Bill 2222, shall be an equivalent size 
or type, or both, as those units being replaced.  

 
4. Changes in Restricted Units.  Deviations that increase the number of restricted 

affordable units or that change the composition of units or change parking numbers shall 
be consistent with LAMC Section 12.22 A.25 (9a-d). 

 
5. Housing Requirements.  Prior to issuance of a building permit, the owner shall execute 

a covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make 4 units available to Very Low Income Households, for sale 
or rental as determined to be affordable to such households by HCIDLA for a period of 55 
years. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. 
The applicant will present a copy of the recorded covenant to the Department of City 
Planning for inclusion in this file. The project shall comply with any monitoring 
requirements established by the HCIDLA. Refer to the Density Bonus Legislation 
Background section of this determination. 

 
6. Floor Area. The project shall be approximately 30,085 30,132 square feet of floor area, 

as shown in Exhibit “A”. 
 

7. Side Yard Setback. The north side yard setback shall be approximately 7 feet 3 inches, 
as shown in Exhibit “A”. 

 
8. Automobile Parking. Based upon the number and/or type of dwelling units proposed, 45 

parking spaces shall be provided for the project.  Vehicle parking shall be provided 
consistent with LAMC Section 12.22 A.25, Parking Option 1, which permits one on-site 
parking space for each residential unit with one or fewer bedrooms; two on-site parking 
spaces for each residential unit with two to three bedrooms; and two-and-one-half parking 
spaces for each residential unit with four or more bedrooms. The Bicycle Parking 
Ordinance and LAMC Section 12.21.A.4, allows affordable residential projects to reduce 
required vehicle parking by 15 percent. Based upon the number and type of dwelling units 
proposed and the 15 percent reduction per the Bicycle Ordinance, 39 parking spaces shall 
be provided.     
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9. Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i.e. the number of 
bedrooms, or the number of units made available to Senior Citizens and/or Disabled 
Persons), or the applicant selects another Parking Option (including Bicycle Parking 
Ordinance) and no other Condition of Approval or incentive is affected, then no 
modification of this determination shall be necessary, and the number of parking spaces 
shall be re-calculated by the Department of Building and Safety based upon the ratios set 
forth above. 

 
10. Bicycle Parking.  Bicycle parking shall be provided consistent with LAMC 12.21 

A.16.  Long-term bicycle parking shall be provided at a rate of one per dwelling unit or 
guest room.  Additionally, short-term bicycle parking shall be provided at a rate of one per 
ten dwelling units or guest rooms, with a minimum of two short-term bicycle parking 
spaces.  Based upon the number of dwelling units and the permitted replacement of the 
required automobile parking with bicycle parking for residential buildings per LAMC 12.21 
A.4, 41 long-term and 5 short-term bicycle parking spaces shall be provided onsite. The 
Project shall provide 42 long-term and 6 short-term bicycle parking spaces as provided in 
Exhibit “A”. 

 
11. Landscaping. The landscape plan shall indicate landscape points for the project 

equivalent to 10% more than otherwise required by LAMC 12.40 and Landscape 
Ordinance Guidelines “O”.  All open areas not used for buildings, driveways, parking 
areas, recreational facilities or walks shall be attractively landscaped, including an 
automatic irrigation system, and maintained in accordance with a landscape plan prepared 
by a licensed landscape architect or licensed architect, and submitted for approval to the 
Department of City Planning.  

 
Administrative Conditions   
 

12. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building  and  Safety, the applicant shall submit all final construction plans that are 
awaiting issuance of a building permit by the Department of Building  and Safety for final 
review and approval by the Department of City Planning. All plans that are awaiting 
issuance of a building permit by the Department of Building and Safety shall be stamped 
by Department of City Planning staff “Plans Approved”. A copy of the Plans Approved, 
supplied by the applicant, shall be retained in the subject case file.  

 
13. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or 
notations required herein. 

 
14. Approval, Verification and Submittals. Copies of any approvals, guarantees or 

verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file.   

 
15. Code Compliance. Use, area, height, and yard regulations of the zone classification of 

the subject property shall be complied with, except where granted conditions differ herein.  
 

16. Department of Building and Safety. The granting of this determination by the Director 
of Planning does not in any way indicate full compliance with applicable provisions of the 
Los Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or 
modifications to plans made subsequent to this determination by a Department of Building 
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and  Safety Plan Check Engineer that affect any part of the exterior design or appearance 
of the project as approved by the Director, and which are deemed necessary by the 
Department of Building and  Safety for Building Code compliance, shall require a referral 
of the revised plans back to the Department of City Planning for additional review and 
sign-off prior to the issuance of any permit in connection with those plans. 

 
17. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 

concerning all the information contained in these conditions shall be recorded in the 
County Recorder’s Office. The agreement shall run with the land and shall be binding on 
any subsequent property owners, heirs or assign. The agreement must be submitted to 
the Department of City Planning for approval before being recorded. After recordation, a 
copy bearing the Recorder’s number and date shall be provided to the Department of City 
Planning for attachment to the file. 

 
18. 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. 

(ii) 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, but in 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, or 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 
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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 entitlement, or take any other action. The City retains the  
right to make all decisions with respect to its representations in any legal 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. Actions 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. 

 
 
DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 
 
The Findings have been modified (by strikethrough and underline) as follows: 
 
1. Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density 

bonus and requested incentive(s) unless the director finds that: 
 

a. The incentives are not required to provide for affordable housing costs as defined in 
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units. 

 
The record does not contain substantial evidence that would allow the Director to make 
a finding that the requested incentives are not necessary to provide for affordable 
housing costs per State Law.  The California Health & Safety Code Sections 50052.5 
and 50053 define formulas for calculating affordable housing costs for Very Low, Low, 
and Moderate Income Households. Section 50052.5 addresses owner-occupied 
housing and Section 50053 addresses rental households. Affordable housing costs 
are a calculation of residential rent or ownership pricing not to exceed 25 percent gross 
income based on area median income thresholds dependent on affordability levels. 
 
The list of on-menu incentives in 12.22 A.25 was pre-evaluated at the time the Density 
Bonus Ordinance was adopted to include types of relief that minimize restrictions on 
the size of the project.  As such, the Director will always arrive at the conclusion that 
the density bonus on-menu incentives are required to provide for affordable housing 
costs because the incentives by their nature increase the scale of the project. 
 
The requested incentives, an increase in FAR and reduction in the required side yard 
setback, are expressed in the Menu of Incentives per LAMC 12.22 A.25(f) and, as 
such, permit exceptions to zoning requirements that result in building design or 
construction efficiencies that provide for affordable housing costs. The requested 
incentives allow the developer to expand the building envelope so the additional units 
can be constructed and the overall space dedicated to residential uses is increased.  
These incentives support the applicant’s decision to set aside 4 Very Low Income 
dwelling units for 55 years.  
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Side Yard Setback:  The subject site is zoned C2-1 which requires side yards per the 
R4 zone for residential uses. Therefore, the Project would be required to provide a 9-
foot side yard setback.  The requested incentive allows for a 20 percent decrease of 
the side yard setback requirement, which is approximately a 7-foot 3-inch side yard 
setback.  The proposed Project is providing a 7-foot 3-inch side yard setback. This 
requested reduction of the rear yard setback allows for an expanded building 
envelope.   
 
Floor Area Ratio Increase: The subject site is zoned C2-1 which allows 31 units on the 
12,146 12,141 square foot site, with a maximum 1.5:1 Floor Area Ratio (FAR) and 
unlimited building height by-right. Pursuant to LAMC Section 12.22 A.25, the site 
qualifies for the Density Bonus FAR increase from 1.5:1 to 3:1 because it is located 
within 1,500 feet of several transit stops serving the Big Blue Bus Rapid Line 12 and 
Line 17 and Culver City Bus Line 3. The FAR Increase incentive permits a maximum 
3:1 FAR because the subject site is in a commercial zone in Height District 1 and fronts 
on a Major Highway (Boulevard II). While the proposed project qualifies for a maximum 
3:1 FAR, the proposed project is actually providing a maximum floor area of 30,085 
30,132 square feet or a 2.48:1 FAR. The proposed 2.48:1 FAR creates 11,866 
11,920.5 additional square feet.  

 

FAR  
by-right 

Buildable Lot Area 
(sf) 

Total Floor Area (sf) 

1.5:1 12,146 12,141 12,146 12,141 X 1.5= 
18,219 18,211.5 

 

FAR 
proposed 

Buildable Lot Area 
(sf) 

Total Floor Area (sf) Additional Floor Area (sf) 

2.48:1 12,146 12,141 30,085 30,132 30,085 30,132 - 18,219 
18,211.5= 11,866 11,920.5  

 
b. The Incentive will have specific adverse impact upon public health and safety or the 

physical environment, or on any real property that is listed in the California Register of 
Historical Resources and for which there is no feasible method to satisfactorily mitigate 
or avoid the specific adverse Impact without rendering the development unaffordable 
to Very Low, Low and Moderate Income households. Inconsistency with the zoning 
ordinance or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety.  

 
The proposed incentives will not have a specific adverse impact. A “specific adverse 
impact” is defined as “a significant, quantifiable, direct and unavoidable impact, based 
on objective, identified written public health or safety standards, policies, or conditions 
as they existed on the date the application was deemed complete” (LAMC Section 
12.22.A.25(b)). The proposed Project and potential impacts were analyzed in 
accordance with the California Environmental Quality Act (CEQA) Guidelines and the 
City’s L.A. CEQA Thresholds Guide. These two documents establish guidelines and 
thresholds of significant impact, and provide the data for determining whether or not 
the impacts of a proposed Project reach or exceed those thresholds. Analysis of the 
proposed Project determined that it is Categorically Exempt from environmental review 
pursuant to Article III, Section I, and Class 4 Category 1 and Class 32 of the CEQA 
Guidelines. The Class 32 Exemption is intended to promote infill development within 
urbanized areas. 
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The proposed project qualifies for a Class 32 Categorical Exemption because it 
conforms to the definition of “In-fill Projects” as follows: 

 
(a)  The project is consistent with the applicable general plan designation and 
all applicable general plan policies as well as with applicable zoning designation 
and regulations:  
 
The project is consistent with the following elements of the General Plan: Framework 
Element, Land Use Element (Palms – Mar Vista – Del Rey Community Plan), Housing 
Element, and the Mobility Element. 
 
Framework Element: The Citywide General Plan Framework is a guide for 
communities to implement growth and development policies by providing a 
comprehensive long-range view of the City as a whole. The Framework establishes 
categories of land use that are broadly described by ranges of intensity/density, 
heights, and lists of typical uses. The Framework Element’s General Commercial land 
use designation has corresponding zones of C2 and [Q]C2. The subject site is 
designated for General Commercial land uses and zoned C2-1; therefore, the subject 
site is consistent with the Framework Element. 
 
Land Use Element (Palms – Mar Vista – Del Rey Community Plan): The subject 
site is located within the Palms – Mar Vista – Del Rey Community Plan (“Community 
Plan”). The Community Plan designates the site for General Commercial land uses, 
which has corresponding zones of C1.5, C2, C4, RAS3, and RAS4. The subject site 
is zoned C2-1, and is therefore consistent with the Community Plan’s land use 
designation. The C2-1 zoning of the subject site allows for residential uses at R4 
density, unlimited building height and a maximum Floor Area Ratio (FAR) of 1.5:1. The 
subject site has a gross lot area of approximately 12,146 12,141 square feet, which 
allows a by-right density 31 residential units in conjunction with LAMC Sections 12.14 
A.1(a), 12.13.5 A.1, and 12.11, and up to a maximum of 42 residential units pursuant 
to LAMC Section 12.22 A.25 and Assembly Bill (AB) 2501. The proposed Project is for 
the construction of new six-story 41-unit mixed-use development measuring 75 feet 
and 9 inches in height. The proposed uses, density, and height are allowed by the 
Community Plan’s land use designation in combination with the site’s zoning in 
combination with state Density Bonus law. 
 
Housing Element: The Housing Element indicates that not only are more housing 
units needed to accommodate the City’s growth, but that these units need to be a 
broader array of typologies to meet evolving household types and sizes. As mentioned, 
the proposed Project will demolish 4 existing residential units and 1 commercial unit, 
and construct 41 new residential units. The proposed Project will therefore provide a 
net increase of 37 residential units within close proximity to jobs, transit, and other 
amenities. Pursuant to Density Bonus requirements, 4 of the total units will be reserved 
for Very Low Income households, and is therefore achieving the Housing Element goal 
of providing affordable units and promoting mixed-income developments. 
 
Mobility Element: The Mobility Element sets forth objectives and policies to establish 
a citywide strategy to achieve long-term mobility and accessibility within the City of Los 
Angeles. The subject site is located at the intersection of Overland Avenue and Rose 
Avenue, and is served by a variety of transit options. Specifically, the subject site is 
within 1,500 feet of Transit Stops served by Culver City Bus Line 3 and Big Blue Bus 
Lines Rapid Line 12 and Line 17; and is within 0.5 miles from Transit Stops served by 
LADOT Commuter Express Line 431. The proposed Project will allow for a reduction 
of vehicle trips by placing high-density residential within proximity to public transit, as 
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well as existing retail and amenities along Overland Avenue and the greater Mar Vista 
neighborhood. The project also involves the dedication of 8 feet along Overland 
Avenue and 3 feet along Rose Avenue; therefore the building wall will be set back 
further from the street and allow for wider sidewalks to facilitate pedestrian activity. 
The proposed Project will also provide bicycle parking spaces in accordance with the 
Bicycle Parking Ordinance and LAMC Section 12.21 A.16 for residents and visitors, 
thereby facilitating bicycle ridership. 
 
The subject site is also located within the West Los Angeles Transportation 
Improvement and Mitigation Specific Plan. The West Los Angeles Transportation 
Improvement and Mitigation Specific Plan does not address development issues.  It 
identifies trip fee requirements for non-residential projects.  
 
Consistent with the Palms – Mar Vista – Del Rey Community Plan and General Plan, 
the proposed 41-unit mixed-use development adds new mixed-income multi-family 
housing to Los Angeles’ housing supply in a neighborhood which is conveniently 
located to a variety of community services including transit stops. The project meets 
parking, yard, open space, and landscaping requirements, with modifications to allow 
additional FAR, and reduced parking through the Density Bonus Ordinance. 
Therefore, the project is consistent with the applicable general plan designation and 
all applicable general plan policies as well as with the applicable zoning designation 
and regulations. 
 
(b)  The proposed development occurs within city limits on a project site of no 
more than five acres substantially surrounded by urban uses:  
 
The subject site is located in close at the intersection of Overland Avenue and Rose 
Avenue in the Mar Vista neighborhood. The development consists of a mixed-use 
project on a lot that is approximately 12,146 12,141 gross square feet (0.278 acres) in 
size, and is wholly within the City of Los Angeles.  
   
The subject site is substantially surrounded by urban uses in close proximity to major 
arterials including Overland Avenue to the east and Palms Boulevard to the south. 
Lots adjacent to the subject site are zoned R3-1, R4-1, and C2-1, and are developed 
with low- to mid-rise multi-family and commercial uses. Neighboring lots to the south 
are zoned C2-1, to the west are zoned R3-1, and to the northwest (across Rose 
Avenue) are zoned R3-1 and R4-1, and are developed with multi-family uses. The 
subject site is located at the intersection of Overland Avenue and Rose Avenue, and 
is served by a variety of transit options including local and regional bus lines operated 
by Culver City Bus, Big Blue Bus, and LADOT Commuter Express Buses. Therefore, 
it can be found that the proposed development occurs within city limits on a project 
site of no more than five acres substantially surrounded by urban uses. 
 
(c)  The project site has no value as habitat for endangered, rare or threatened 
species:  
 
The subject site is located within an established area that is fully-developed with a low- 
to medium-density multi-family and commercial uses. The site is previously disturbed 
and surrounded by development. There are no protected trees on the site. Therefore, 
the site is not, and has no value as, a habitat for endangered, rare or threatened 
species. 
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(d)  Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality:  
 
The proposed Project replaces 4 existing residential units and 1 existing commercial 
unit, adding 41 new housing units to the subject site. 
 
Based upon the existing mobility and circulation networks in direct proximity to the 
proposed project, the net introduction of 37 units to the community will result in no 
traffic impacts. The project was reviewed by the Los Angeles Department of 
Transportation (LADOT). In a memo dated August 31, 2017, LADOT determined that 
the 41-unit project will result in a net increase of 273 daily trips, 21 a.m. peak hour 
trips, and 20 p.m. peak hour trips, and concluded that the project does not meet the 
threshold for a traffic study. Therefore, the project will not have any significant impacts 
to traffic.  
 
The Department of Building and Safety will require a haul route for the export of 1,500 
cubic yards of soil in a Special Grading Area. The subject site has prior approval from 
the Department of Building and Safety for a haul route for the export of 2,811 cubic 
yards of earth (Board File 160082, dated October 19, 2016). In addition, Regulatory 
Compliance Measures (RCMs) include the submittal of a Geology and Soils Report to 
the Department of Building and Safety (DBS), and compliance with a Geology and 
Soils Report Approval Letter, issued by DBS on June 21, 2016 (LOG # 93478), which 
details conditions of approval that must be followed. In addition, the RCMs require that 
design and construction of the building must conform to the California Building Code, 
and grading on site shall comply with the City’s Landform Grading Manual, as 
approved by the Department of Building and Safety Grading Division. According to 
Navigate LA, there are no other haul route applications within 500 feet of the subject 
site. There are three haul route applications over 1,000 feet away from the subject site 
located at 3644-3658 South Overland Avenue, 3568 South Overland Avenue, and 
3550 South Overland Avenue, which are currently pending. In light of the increase in 
construction activity in Grading Hillside Areas and the increase in associated truck 
traffic related to the import and export of soil, a haul route monitoring program is being 
implemented by the Department of Building and Safety for Council Districts 4 and 5 
for added enforcement to ensure safety and to protect the quality of life of area 
residents. As part of this program, a haul route monitor is assigned to a geographic 
area to monitor haul routes and keep track of daily activities in order to minimize 
impacts to neighboring residents. Haul routes are tracked via a Map for each district 
to identify the locations of construction sites for which a haul route was required. The 
haul route approval will include RCMs and recommended conditions prepared by 
LADOT to be considered by the Board of Building and Safety Commissioners to 
reduce the impacts of construction related hauling activity, monitor the traffic effects of 
hauling, and reduce haul trips in response to congestion. Therefore, no foreseeable 
cumulative impacts are expected. 
 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. The project must comply with the adopted City of Los Angeles Noise 
Ordinances No. 161,574, as well as any subsequent Ordinances, which prohibit the 
emission or creation of noise beyond certain levels. These Ordinances cover both 
operational noise levels (i.e., post-construction), and any construction noise impacts. 
These RCMs will ensure the project will not have significant impacts on noise and 
water. As a result of this mandatory compliance, the proposed project will not result in 
any significant impacts on noise or water. 
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The building construction phase includes the construction of the proposed building on 
the subject property, which grading and a haul-route for the importing/exporting of 
approximately 1,500 cubic yards of dirt, connection of utilities, laying irrigation for 
landscaping, architectural coatings, paving, and landscaping the subject property. 
These construction activities would temporarily create emissions of dusts, fumes, 
equipment exhaust, and other air contaminants. Construction activities involving 
grading and foundation preparation would primarily generate PM2.5 and PM10 
emissions.  Mobile sources (such as diesel-fueled equipment onsite and traveling to 
and from the Project Site) would primarily generate NOx emissions. The application of 
architectural coatings would result primarily in the release of ROG emissions. The 
amount of emissions generated on a daily basis would vary, depending on the amount 
and types of construction activities occurring at the same time. 
 
Nevertheless, appropriate dust control measures would be implemented as part of the 
Proposed Project during each phase of development, as required by SCAQMD Rule 
403 - Fugitive Dust. Specifically, Rule 403 control requirements include, but are not 
limited to, applying water in sufficient quantities to prevent the generation of visible 
dust plumes, applying soil binders to uncovered areas, reestablishing ground cover as 
quickly as possible, utilizing a wheel washing system to remove bulk material from 
tires and vehicle undercarriages before vehicles exit the Project Site, and maintaining 
effective cover over exposed areas. 
 
Best Management Practices (BMP) will be implemented that would include (but not be 
limited to) the following: 
 

• Unpaved demolition and construction areas shall be wetted at least three 
times daily during excavation and construction, and temporary dust covers 
shall be used to reduce emissions and meets SCAQMD Rule 403; 

• All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust; 

• General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions; and 

• Trucks shall not idle but be turned off. 
  
The Project, a 30,085 30,132-square foot mixed-use building, will replace two 
buildings (2,276 square feet and 2,569 square feet) containing commercial and 
residential uses. The project will not result in significant impacts related to air quality 
because it falls below interim air threshold established by DCP staff. Interim thresholds 
were developed by DCP staff based on CalEEMod model runs relying on reasonable 
assumptions, consulting with AQMD staff, and surveying published air quality studies 
for which criteria air pollutants did not exceed the established SCAQMD construction 
and operational thresholds. Possible project-related air quality concerns will derive 
from the mobile source emissions generated from the proposed residential uses for 
the project site. Operational emissions for project-related traffic will be less than 
significant. In addition to mobile sources from vehicles, general development causes 
smaller amounts of "area source" air pollution to be generated from on-site energy 
consumption (natural gas combustion) and from off-site electrical generation. These 
sources represent a small percentage of the total pollutants. The inclusion of such 
emissions adds negligibly to the total significant project-related emissions burden 
generated by the proposed project. An Air Quality Analysis was prepared by Parker 
Environmental Consultants, dated October 19, 2017, which confirmed that the 
The proposed project will not cause the SCAQMD's recommended threshold levels to 
be exceeded. The Air Quality Analysis also concluded that operational 
Operational emission impacts will be at a less-than-significant level.  
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The development of the project would not result in any significant effects relating to 
water quality. The project is not adjacent to any water sources and construction of the 
project will not create any impact to water quality. The project will be subject to 
Regulatory Compliance Measures (RCMs) for pollutant discharge, dewatering, 
stormwater mitigations, and Best Management Practices for stormwater runoff. 
Furthermore, the project will comply with the City’s stormwater management 
provisions per LAMC 64.70.  
 
The subject property has a slope of less than 10 percent and is not in a waterway, 
wetland, or officially designated scenic area. Therefore, there is no substantial 
evidence that the proposed project will have a specific adverse impact on the physical 
environment. 
 
(e)  The site can be adequately served by all required utilities and public 
services:  
 
The project site will be adequately served by all public utilities and services given that 
the construction of a mixed-use development will be on a site which has been 
previously developed and is consistent with the general plan. The site is currently and 
adequately served by the City's Department of Water and Power, the City's Bureau of 
Sanitation, the Southern California (SoCal) Gas Company, the Los Angeles Police 
Department, the Los Angeles Fire Department, Los Angeles Unified School District, 
Los Angeles Public Library, and other public services. These utilities and public 
services have continuously served the neighborhood for more than 50 years. In 
addition, the California Green Code requires new construction to meet stringent 
efficiency standards for both water and power, such as high-efficiency toilets, dual-
flush water closets, minimum irrigation standards, LED lighting, etc. As a result of 
these new building codes, which are required of all projects, it can be anticipated that 
the proposed project will not create any impact on existing utilities and public services 
through the net addition of 37 dwelling units. 
 
The project and its related haul route application can be characterized as in-fill 
development within urban areas for the purpose of qualifying for Class 32 Categorical 
Exemption as a result of meeting the five conditions listed above. 
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LOCATION: 3355 S. OVERLAND AVE, LOS ANGELES, CA 90034

THIS PROJECT IS 100% PRIVATELY FUNDED, NO TAX CREDIT INCENTIVE.

PROPOSED TOTAL 6 STORIES: 5 STORY MULTI-FAMILY RESIDENTIAL APARTMENTS ABOVE 1 STORY GROUND 

FLOOR

PROJECT: PARKING GARAGE OVER 1 LEVEL SUB-GRADE PARKING GARAGE.

LEGAL THE LAND IS SITUATED IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF 

CALIFORNIA, 

DESCRIPTION: AND IS DESCRIBED AS FOLLOWS: LOT 23 AND LOT 24, BLOCK C, MAP SHEET 120B161, APN #
4254024024 & 42540224038.

TRACT: HARRISON CURTIS & SWEETSER'S RESUBDIVISION OF BLOCKS 45, 46, 47, 49 AND 50 WESTERN 

ADDITION TO "THE PALMS".

ZONE: C2-1 GENERAL COMMERCIAL - MUNICIPAL CODE SEC. 12.14.C

METHANE 

HAZARD SITE: NONE

COMMUNITY PLAN: PALMS - MAR VISTA - DEL REY

GROSS LOT AREA:  12,141 S.F.

BUILDABLE AREA: 12,141 S.F. 

SETBACKS: REQUIRED PROVIDED
FRONT YARD [USING C2 ZONE] NONE REQUIRED 0'-0"

SIDE & REAR YARDS [USING R4 ZONE FOR C2 USES]

SOUTH SIDE YARD [5'-0" + 1'-0" EA STORY OVER 2ND] 9'-0" 9'-0"   

   

NORTH SIDE YARD [9'-0" - 20% DENSITY BONUS INCENTIVE] 7'-2 3/8" 7'-2 3/8"

REAR YARD [15'-0" + 1'-0" EA STORY OVER 3RD = 18'-0"] 18'-0" 18'-0"

LOWEST EXISTING ADJACENT GRADE ELEVATION: 102.92' (LOWEST POINT 5' FROM BUILDING)

ALLOWABLE HEIGHT PER ZONING = UNLIMITED (HEIGHT DISTRICT 1). PROVIDED= 75'-8 7/8" 

ALLOWABLE HEIGHT PER BLDG. CODE = 85 FT. PROVIDED = 66'-9 3/4"

OCCUPANCY TYPE:  S-2 / R-2

CONSTRUCTION TYPE: TYPE I-A / TYPE III-A
(6 STORIES TOTAL: 5 STORIES TYPE III-A OVER 1 STORY TYPE I-A 

PARKING GARAGE OVER 1 STORY TYPE I-A SUB-GRADE PARKING 

GARAGE)

TYPE OF USE: RESIDENTIAL

FIRE PROTECTION:  NFPA-13 SUPERVISED AUTOMATIC FIRE SPRINKLER 

SYSTEM

NUMBER OF TREES REQUIRED   10.5

NUMBER OF TREES PROVIDED  (T.B.D.  ≥ 11)

OPEN SPACE REQ'D PER LAMC 12.21 G: <3 HABITABLE ROOMS (10) STUDIOS x 100 SF) =1,000 SF

(27) 1-BEDROOM UNITS x 100 SF) =2,700 SF

3 HABITABLE ROOMS (04) 2-BEDROOM UNITS x 125 SF) =   500 SF

TOTAL REQ'D OPEN SPACE = 4,200 SF

OPEN SPACE PROVIDED:

PRIVATE OPEN SPACE: (PRIVATE DECK (6) x 50 SF) =   300 SF 

AMENITY SPACE: (CLUBROOM) =   723 SF

COMMON OPEN SPACE: (1ST FLOOR - REAR YARD - OPEN TO SKY) = 1,345 SF

(2ND FLOOR - COURTYARD - OPEN TO SKY) =    406 SF 
(6TH FLOOR - TERRACE A - OPEN TO SKY) =    730 SF

(6TH FLOOR - TERRACE B - OPEN TO SKY)  =    726 SF

TOTAL OPEN SPACE PROVIDED = 4,230 SF

DENSITY/F.A.R.

OPEN SPACE

BASE DENSITY PERMITTED: 12,146 SF / 400 SF = 30.3 = 31 UNITS

DENSITY PER DENSITY BONUS SB1818 PURSUANT LAMC 12.22 A.25: 31 UNITS X 1.35 = 41.8 = 42 UNITS

DENSITY PROVIDED: STUDIO 10 UNITS

1-BEDROOM 27 UNITS

2-BEDROOM 04 UNITS

TOTAL 41 UNITS

4 VERY LOW INCOME UNITS PROVIDED (11% SET ASIDE)

BIKE STORAGE

REQUIRED: PROVIDED:

SHORT TERM: 41 UNITS / 10     = 06 SHORT TERM: 06

LONG TERM: 41 / 1 PER UNIT = 41 LONG TERM: 42

PARKING

REQUIRED: PROVIDED:

STUDIOS: 10 UNITS x 1 = 10 1ST FLOOR: VAN: 01

1-BEDROOMS: 27 UNITS x 1 = 27 STANDARD: 13

2-BEDROOMS: 04 UNITS x 2 = 08 TANDEM: 03

     = 45 LEVEL TOTAL: 17

LESS 15% FOR BIKES:     -06

TOTAL PARKING REQUIRED:   = 39 LEVEL P-1 STANDARD: 21
COMPACT: 01

P1 TOTAL: 22

TOTAL PARKING: 39

ROSE AVENUE

O
V

E
R

L
A

N
D

 A
V

E
N

U
EHATCHED AREA 

INDICATES OPEN 

SPACE, SEE T-1.20

OPEN SPACE COURTYARD 
AT 2ND FLOOR 

(E) WATER METER

   

(E
) 

S
ID

E
W

A
L
K

  
 

(E) SIGN

   

(E) POWER AND 

TELEPHONE POLE

   

(E) TRAFFIC SIGNAL

   

(E) TRAFFIC SIGNAL

(E) FIRE HYDRANT(E) PARKING 

SIGN

(E) POWER AND 

TELEPHONE 

POLE

(E) POWER & TELEPHONE POLE

   

(E) POWER AND 

TELEPHONE 

POLE

(N) PROPERTY LINE

(N) TRANSFORMER 
PAD AT 1ST FLOOR

6TH FLOOR 
OPEN SPACE

(E) OFFSITE BLOCK 
WALL W/IRON FENCE 
ATOP

(E) PEDESTRIAN RAMP

   

(E) WOOD FENCE

   

(E) SIDEWALK

(E) CURB AND GUTTER

   

HATCHED AREA INDICATES 

DEDICATION REQUIRED FOR 

MOBILITY PLAN 2035  

(N) ADDRESS 

SIGNAGE LOCATION

   

(E) PROPERTY LINE

BALCONIES AT 

6TH FLOOR

BALCONY AT 

6TH FLOOR

(E) BLOCK WALL W/CHAIN LINK FENCE ATOP TO BE REMOVED
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PROJECT SUMMARY

FLOOR AREA RATIO

BUILDABLE AREA:

FLOOR AREA ALLOWED (2.65:1 FAR):

FLOOR AREA PROVIDED:

FAR PROPOSED (FLOOR AREA PROVIDED/BUILDABLE)

12,141 SF

12,141 SF x 2.65 = 32,173 SF

30,132 SF

30,132 SF / 12,141 = 2.48

238 SF

6,539 SF

6,539 SF

6,539 SF

6,539 SF

3,738 SF

30,132 SF

1ST FLOOR

2ND FLOOR

3RD FLOOR

4TH FLOOR

5TH FLOOR

6TH FLOOR

TOTAL

ZONING CODE

FLOOR AREA:

SCALE:

 1/8" = 1'-0" 1Plot Plan

LEGEND
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REVISION NO.



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
G-01 WHEELSTOP

G-02 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE SECTION 12,21A5, CHART #5

G-03 CONCRETE COLUMN PER STRUCT. - TYP.

G-06 FIRE EXTINGUISHER  CABINET AT 40"A.F.F.(RATING >= 10BC) - VERIFY LOCATIONS WITH
FIRE INSPECTOR

ST-05 CLASS I STANDPIPE. SEE PLUMBING DRAWINGS FOR ADDITIONAL INFORMATION.

N

SCALE:

 1/8" = 1'-0" 1Level P1 Plan

REVISION NO.

MECHANICAL



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL 

NOTES

LEGEN

D

KEYNOTE

S
B-46 FDC PER IDC. LOCATION, NUMBER AND SIZE OF FDC CONNECTIONS TO BE VERIFIED BY

LAFD PRIOR TO INSTALLATION.

B-51 FOR CAB DIMENSIONS SEE 1/A8.30

EL-29 STANBY POWER WITH BACK UP GENERATOR PROVIDED FOR ELEVATORS. 1007.4 CBC]

F-37 DOOR TO HAVE PANIC HARDWARE, SEE A-6.01 DOOR SCHEDULE

G-01 WHEELSTOP

G-02 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE SECTION 12,21A5, CHART #5

G-03 CONCRETE COLUMN PER STRUCT. - TYP.

G-06 FIRE EXTINGUISHER  CABINET AT 40"A.F.F.(RATING >= 10BC) - VERIFY LOCATIONS WITH FIRE
INSPECTOR

G-14 8'-2"A.F.F. MIN. CLEAR HEAD ROOM AT HATCHED AREA FOR ADA ACCESS

G-17 EMERGENCY GENERATOR - SEE ELECTRICAL PLANS FOR MORE INFORMATION.

G-38 DERO DUPLEX - TYPICAL FOR 42 BIKES (REQUIRES 8'-6" CLR. HEADHEIGHT)

G-44 ELECTRIC SWING UP GATE FOR AUTOMOBILE ACCESS. 8'-2" MINIMIM CLEAR HEIGHT WHEN
GATE IS UP. SEE ELECTRICAL FOR ADDITIONAL INFORMATION.

ST-05 CLASS I STANDPIPE. SEE PLUMBING DRAWINGS FOR ADDITIONAL INFORMATION.

N

SCALE:

 1/8" = 1'-0" 11st Floor Plan

REVISION NO.

9/25/2017   3:07 
pm



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-48 SHAFT FOR GARAGE EXHAUST.

B-49 STREET ADDRESS NUMBER.

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-54 RECYCLING CHUTE

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

N

SCALE:

 1/8" = 1'-0" 12nd Floor

REVISION NO.



UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-29 GUTTER DETAIL SEE DETAIL ELEVATION 4/A7.02

N

SCALE:

 1/8" = 1'-0" 13rd Floor

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 14th Floor

REVISION NO.



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 15th Floor

REVISION NO.
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1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 

DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 

BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)

12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 16th Floor

REVISION NO.
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MIN. 3-HOUR NON-COMBUSTIBLE FIRE 
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NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 

COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION
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1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 

DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 

BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)

12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL ROOF RUNOFF TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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OF

New Design - 03/24/17

Background - 05/17/17

As indicated
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GENERAL NOTES

KEYNOTES

LEGEND

R-01 ROOF DRAIN AND OVERFLOW DRAIN

R-02 CONDUCTOR HEAD AND DOWNSPOUT

R-05 MECHANICAL UNITS MOUNTED ON VIBRATION ISOLATORS OVER SHEET METAL LINED
CONCRETE PAD. SEE MECHANICAL DRAWINGS FOR UNIT LOCATIONS AND SPECIFICATION

R-08 TRASH CHUTE VENT

R-09 PARAPET WALL 42" ABOVE ROOF LINE.

R-13 WHITE, CLASS "A" PVC THERMOPLASTIC ROOF MEMBRANE, MECHANICALLY FASTENED TO
A 1/4" COVER BOARD OVER SLOPED ROOF. VERSICO VERSIFLEX PVC OR EQUAL.

R-21 PAINTED GALVANIZED SHEET METAL FLASHING CAP

R-28 FUTURE SOLAR PANEL INSTALLATION AREA

R-31 PVC WALKING PAD WITH CONTRASTING COLOR

R-32 THE SOLAR ZONE SHALL BE FREE OF OBSTRUCTIONS AND BE SETBACK AT LEAST TWO
TIMES THE HEIGHT OF ANY OBSTRUCTION, INCLUDING BUT NOT LIMITED TO, VENTS,
CHIMNEYS, AND EQUIPMENT.

R-35 FOR ROOF SLOPES LESS THAN OR EQUAL TO 2:12, THE SOLAR ZONE SHALL ALLOW FOR A
4-FOOT WIDE CLEAR PERIMETER ACCESS AROUND THE EDGES OF THE ROOF.

R-39 ROOF TIEDOWN

N

SCALE:

 1/8" = 1'-0" 1Roof Plan

SCALE:

 1/4" = 1'-0" 2Elevator Roof Plan

SCALE:

 1/4" = 1'-0" 3Stair 2 - Roof

N

N

REVISION NO.
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B-44 G-01

1 BR UNIT 303

1 BR UNIT 203

1 BR UNIT 403

1 BR UNIT 503

1 BR UNIT 304

1 BR UNIT 204

1 BR UNIT 404

1 BR UNIT 504

CLUB ROOM

STUDIO 205

Roof Parapet
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3rd Floor
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10% SLOPE
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4
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4
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REAR YARD

18'-0"

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1Building Section 3 (E-W)

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

G-01 WHEELSTOP

KEYNOTES

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
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OPENINGS- SEE SHT. T-1.25
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5th Floor
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Roof Plan
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Metal 

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1East Exterior Elevation

B-46 FDC PER IDC. LOCATION, NUMBER AND SIZE OF FDC CONNECTIONS TO BE VERIFIED BY
LAFD PRIOR TO INSTALLATION.

E-01 EXTERIOR PLASTER, STEEL TROWEL FINISH, WHITE

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-08 COR-TEN STEEL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-15 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 2

E-16 EXTERIOR GLASS AT DOORS AND WINDOWS TO BE CLEAR, LOW-E GLASS.

E-17 BUILDING ADDRESS SHALL BE PROVIDED AT OR NEAR THE ENTRANCE OF THE BUILDING IN
ACCORDANCE TO L.A.M.C. 57.09.11. SEE DETAIL 9/A10.06 FOR MORE INFORMATION.

E-22 TRESPA PANEL OR SPANDREL GLASS PANEL

S-47 BIKE RACK. DERO, HOOP RACK. SEE A-5.10 FOR SPECIFICATIONS.

ST-18 SMOKEGUARD MODEL XXX.

KEYNOTE

S

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
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CW5 - SEE SHT. A-6.3CW2 - SEE SHT. A-6.3
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3rd Floor
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4th Floor
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Roof Plan
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Roof Plan
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REAR YARD

18'-0"

EPIC B: OVER STRUCTURE 361 SF

16'-5 7/8"EPIC A: UNDER GROUND 430 SF

63'-11 5/8"

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

SCALE:

 1/8" = 1'-0" 1North Exterior Elevation

E-03 GLASS AND ALUMINUM CURTAINWALL SEE SHT. A-6.30

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-07 METAL PARAPET CAP PAINTED GRAY TO MATCH CORRUGATED METAL PANELS.

E-08 COR-TEN STEEL PANELS.

E-09 DECORATIVE METAL TRELLIS TYPE STRUCTURE PAINTED GRAY TO MATCH CORRUGATED
METAL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-18 PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST 9 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS (6306).

E-21 TRANSFORMER/ELECTRICAL AREA; SEE ELECTRICAL DWGS FOR ADDITIONAL
INFORMATION.

E-23 BREAK METAL FASCIA PAINTED BLACK.

LEGEND

KEYNOTE

S

REVISION NO.
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6th Floor
157' - 7 7/8"

Roof Plan
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EPIC C: OVER STRUCTURE 117 SF

31'-5 1/8"

EPIC D: IN GROUND 220 SF

47'-6"

REAR YARD

18'-0"

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0

Date:
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By:

Project No:

Page No:
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New Design - 03/24/17
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GENERAL NOTES

SCALE:

 1/8" = 1'-0" 1South Exterior Elevation

E-01 EXTERIOR PLASTER, STEEL TROWEL FINISH, WHITE

E-07 METAL PARAPET CAP PAINTED GRAY TO MATCH CORRUGATED METAL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-13 STAR INDICATES EMERGENCY EGRESS WINDOW.

E-15 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 2

E-16 EXTERIOR GLASS AT DOORS AND WINDOWS TO BE CLEAR, LOW-E GLASS.

E-18 PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST 9 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS (6306).

E-23 BREAK METAL FASCIA PAINTED BLACK.

E-28 SEALED C.M.U. WALL.

S-47 BIKE RACK. DERO, HOOP RACK. SEE A-5.10 FOR SPECIFICATIONS.

LEGEND

KEYNOTES

REVISION NO.



2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
96' - 7 1/4"

Level P1
96' - 7 1/4"

1st Floor
106' - 7 7/8"1st Floor

106' - 7 7/8"

B10

PROPERTY LINE

A

B9

D

D

D

D

D

Stair Roof
178' - 7 7/8"

Stair Roof
178' - 7 7/8"

PROPERTY LINE

Lowest Adj Grade
102' - 11"

Lowest Adj Grade
102' - 11"

B1

R
O

S
E

 A
V

E
. D

B9

4
2
"

B3

SIDE YARD

7'-2 3/8"

SIDE YARD

9'-0"

GRADE PLANE 106.01'

1
0

'-
0
 5

/8
"

1
1

'-
0

"

T.O.P.

T.O.P.

Z
O

N
IN

G
 C

O
D

E
 H

T
. 
(U

N
L

IM
IT

E
D

)

7
5

'-
8
 7

/8
"

Z
O

N
IN

G
 C

O
D

E
 H

T
. 
(U

N
L

IM
IT

E
D

)

7
5

'-
8
 7

/8
"

E-05

E-10

E-11

E-23

Roof Parapet
172' - 9 7/8"

Roof Parapet
172' - 9 7/8"

3rd Floor
127' - 7 7/8"

3rd Floor
127' - 7 7/8"

4th Floor
137' - 7 7/8"

4th Floor
137' - 7 7/8"

5th Floor
147' - 7 7/8"

5th Floor
147' - 7 7/8"

6th Floor
157' - 7 7/8"

6th Floor
157' - 7 7/8"

Roof Plan
168' - 7 7/8"

Roof Plan
168' - 7 7/8"

1
0

'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

1
'-
0

"
1

0
'-
0

"

4
'-
2

"

B
U

IL
D

IN
G

 C
O

D
E

 H
T

. 
(8

5
' 
A

L
L

O
W

E
D

)

6
6

'-
9
 3

/4
"

B
U

IL
D

IN
G

 C
O

D
E

 H
T

. 
(8

5
' 
A

L
L

O
W

E
D

)

6
6

'-
9
 3

/4
"

4
2
"

4
2
"

4
2
"

4
2
"

D

D

D

D

B6

4
2

"
4

2
"

4
2

"
4

2
"

4
2

"

1
1

'-
0

"

1
0

'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

1
'-
0

"
1

0
'-
0

"

4
'-
2

"

E-11

A

A

A

A

B9

B9

B9B9

B9

B9

B9 B9G

G

G

G

G B9

2
" 5

'-
2

"

2
" 5

'-
2

"

2
"

5
'-
2

"

2
"

1
0
"

5
'-
2

"
4

'-
2

"
5

"

J

23'-1 1/2"

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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New Design - 03/24/17

Background - 05/17/17

As indicated

1
0

/1
6

/2
0
1

7
 7

:2
9
:3

9
 A

M

TLL

03/24/17

1705

A-4.04

A
P

A
R

T
M

E
N

T
S

3
3
5

5
 S

 O
V

E
R

L
A

N
D

 A
V

E
.

L
O

S
 A

N
G

E
L
E

S
, 
C

A
 9

0
0

3
4

E
xt

e
ri

o
r 

E
le

v a
ti
o

n
s

112

GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1West Exterior Elevation

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-10 MECHANICAL GARAGE EXHAUST LOUVER. SEE MECHANICAL DRAWINGS FOR ADDITIONAL
INFORMATION.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-14 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 1

E-23 BREAK METAL FASCIA PAINTED BLACK.

KEYNOTES

REVISION NO.
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DIRECTOR’S DETERMINATION 
DENSITY BONUS & AFFORDABLE HOUSING INCENTIVES 

 
  September 15, 2017 
 

Applicant/Owner 
Dr. Robert Nolan 
RKR Partners, LLC 
2999 Overland Avenue 
Unit 130 
Los Angeles, CA 90064 
 
Representative 
Dana A. Sayles, AICP 
Three6ixty 
4309 Overland Avenue 
Culver City, CA 90230 
 
 
 

 Case No. DIR-2017-2229-DB 
 CEQA: ENV-2017-2230-CE 
 Location: 3355-3361 South Overland Avenue, 

10704-10710 West Rose Avenue 
 Council District: 5 – Koretz 
 Neighborhood Council Mar Vista 
 Community Plan Area: Palms – Mar Vista – Del Rey  
 Land Use Designation: General Commercial 
 Zone: C2-1 
 Legal Description: HARRISON CURTIS & 

SWEETSER'S RESUBDIVISION OF 
BLOCKS 45, 46, 47, 49 AND 50 
WESTERN ADDITION TO "THE 
PALMS", Block C, Lot FR 23, 24 

   
 Last Day to File an Appeal: October 2, 2017 

 

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.25, I have reviewed the 
proposed project and as the designee of the Director of Planning, I hereby: 
 

Approve a Density Bonus Compliance Review for the following 2 incentives requested 
by the applicant for a project totaling 41 dwelling units, reserving 4 units for Very Low 
Income household occupancy for a period of 55 years, with the following requested 
incentives:  
 
1. Yard/Setback. A 20 percent decrease in the required depth of the north side yard 

setback from 9 feet to 7 feet and 3 inches  
2. Floor Area Ratio. An allowance for a 2.48:1 Floor Area Ratio in lieu of the normally 

allowed maximum 1.5:1 Floor Area Ratio. 
 

Determined, based on the whole of the administrative record the project is exempt from 
the California Environmental Quality Act (CEQA) pursuant to State CEQA Guidelines 
Sections 15304 and 15332 and City CEQA Guidelines Class 4 Category 1, and there is 
no substantial evidence demonstrating that an exception to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies.  
 

The project approval is based upon the attached Findings, and subject to the attached 
Conditions of Approval:  
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CONDITIONS OF APPROVAL 
 
1. Site Development. Except as modified herein, the project shall be in substantial conformance 

with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to 
the subject case file. No change to the plans will be made without prior review by the 
Department of City Planning, West/Coastal/South Project Planning Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Los Angeles 
Municipal Code or the project conditions. 
 

2. Residential Density. The project shall be limited to a maximum density of 41 residential units 
including Density Bonus Units. 

 
3. Affordable Units. A minimum of 4 units, that is 11 percent of the base dwelling units, shall 

be reserved as affordable units, as defined by the State Density Bonus Law 65915 (c)(1) or 
(c)(2). In addition to the affordable units pursuant to Density Bonus, the applicant must comply 
with the Determination made by the HCIDLA for replacement units.  Affordable units required 
as replacement units, per Assembly Bill 2222, shall be an equivalent size or type, or both, as 
those units being replaced.  

 
4. Changes in Restricted Units.  Deviations that increase the number of restricted affordable 

units or that change the composition of units or change parking numbers shall be consistent 
with LAMC Section 12.22 A.25 (9a-d). 

 
5. Housing Requirements.  Prior to issuance of a building permit, the owner shall execute a 

covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make 4 units available to Very Low Income Households, for sale or 
rental as determined to be affordable to such households by HCIDLA for a period of 55 years. 
Enforcement of the terms of said covenant shall be the responsibility of HCIDLA. The applicant 
will present a copy of the recorded covenant to the Department of City Planning for inclusion 
in this file. The project shall comply with any monitoring requirements established by the 
HCIDLA. Refer to the Density Bonus Legislation Background section of this determination. 

 
6. Floor Area. The project shall be approximately 30,085 square feet of floor area, as shown in 

Exhibit “A”. 
 

7. Side Yard Setback. The north side yard setback shall be approximately 7 feet 3 inches, as 
shown in Exhibit “A”. 

 
8. Automobile Parking. Based upon the number and/or type of dwelling units proposed, 45 

parking spaces shall be provided for the project.  Vehicle parking shall be provided consistent 
with LAMC Section 12.22 A.25, Parking Option 1, which permits one on-site parking space for 
each residential unit with one or fewer bedrooms; two on-site parking spaces for each 
residential unit with two to three bedrooms; and two-and-one-half parking spaces for each 
residential unit with four or more bedrooms. The Bicycle Parking Ordinance and LAMC 
Section 12.21.A.4, allows affordable residential projects to reduce required vehicle parking by 
15 percent. Based upon the number and type of dwelling units proposed and the 15 percent 
reduction per the Bicycle Ordinance, 39 parking spaces shall be provided.     

 
9. Adjustment of Parking. In the event that the number of Restricted Affordable Units should 

increase, or the composition of such units should change (i.e. the number of bedrooms, or the 
number of units made available to Senior Citizens and/or Disabled Persons), or the applicant 
selects another Parking Option (including Bicycle Parking Ordinance) and no other Condition 
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of Approval or incentive is affected, then no modification of this determination shall be 
necessary, and the number of parking spaces shall be re-calculated by the Department of 
Building and Safety based upon the ratios set forth above. 

 
10. Bicycle Parking.  Bicycle parking shall be provided consistent with LAMC 12.21 A.16.  Long-

term bicycle parking shall be provided at a rate of one per dwelling unit or guest 
room.  Additionally, short-term bicycle parking shall be provided at a rate of one per ten 
dwelling units or guest rooms, with a minimum of two short-term bicycle parking 
spaces.  Based upon the number of dwelling units and the permitted replacement of the 
required automobile parking with bicycle parking for residential buildings per LAMC 12.21 A.4, 
41 long-term and 5 short-term bicycle parking spaces shall be provided onsite. The Project 
shall provide 42 long-term and 6 short-term bicycle parking spaces as provided in Exhibit “A”. 

 
11. Landscaping. The landscape plan shall indicate landscape points for the project equivalent 

to 10% more than otherwise required by LAMC 12.40 and Landscape Ordinance Guidelines 
“O”.  All open areas not used for buildings, driveways, parking areas, recreational facilities or 
walks shall be attractively landscaped, including an automatic irrigation system, and 
maintained in accordance with a landscape plan prepared by a licensed landscape architect 
or licensed architect, and submitted for approval to the Department of City Planning.  

Administrative Conditions   

 

12. Final Plans. Prior to the issuance of any building permits for the project by the Department of 
Building  and  Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building  and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a building 
permit by the Department of Building and Safety shall be stamped by Department of City 
Planning staff “Plans Approved”. A copy of the Plans Approved, supplied by the applicant, 
shall be retained in the subject case file.  

 
13. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein. 

 
14. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 

of consultations, review of approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning prior to clearance of any building permits, 
for placement in the subject file.   

 
15. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 

subject property shall be complied with, except where granted conditions differ herein.  
 
16. Department of Building and  Safety. The granting of this determination by the Director of 

Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to 
plans made subsequent to this determination by a Department of Building and  Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building 
and  Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans. 
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17. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office. The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must be submitted to the 
Department of City Planning for approval before being recorded. After recordation, a copy 
bearing the Recorder’s number and date shall be provided to the Department of City Planning 
for attachment to the file. 

 
18. 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. 

(ii) 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, but in 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, or 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 
entitlement, or take any other action. The City retains the  
right to make all decisions with respect to its representations in any legal proceeding, including 
its inherent right to abandon or settle litigation. 
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 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. Actions 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. 
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PROJECT BACKGROUND 
 
The proposed Project is for the demolition of 4 residential units and 1 commercial unit, and the 
new construction, use, and maintenance of a 6-story, 75-foot 9-inch in height, residential building 
with 41 apartment units, including a minimum of 4 units for Very Low Income households. The 
project proposes a total of 39 on-site parking spaces split between one level of at-grade parking 
and one level of subterranean parking. The floor area of the building is 30,085 square feet, with 
a Floor Area Ratio of 2.48:1. The project also involves a haul route for the export of 1,500 cubic 
yards of dirt.  
 
The subject site is located at the intersection of Overland Avenue and Rose Avenue in the Palms 
– Mar Vista – Del Rey Community Plan area. The subject site is comprised of two contiguous 
lots with a net area of approximately 12,146 square feet, with frontages of approximately 80 feet 
on the west side of Overland Avenue and approximately 110 feet on the south side of Rose 
Avenue. The subject site is zoned C2-1 and designated for General Commercial land uses. The 
site also falls within the West Los Angeles Transportation Improvement and Mitigation Specific 
Plan and is identified as an Ellis Act Property. 
 
The subject site is substantially surrounded by urban uses in close proximity to major arterials 
including Overland Avenue to the east and Palms Boulevard to the south. Lots adjacent to the 
subject site are zoned R3-1, R4-1, and C2-1, and are developed with low- to mid-rise multi-family 
and commercial uses. Neighboring lots to the south are zoned C2-1, to the west are zoned R3-
1, and to the northwest (across Rose Avenue) are zoned R3-1 and R4-1, and are developed with 
multi-family uses ranging from one to three stories in height. 
 
In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and 
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los Angeles 
Municipal Code (LAMC), which permits a density bonus of 35 percent. This allows for 42 total 
dwelling units in lieu of the otherwise maximum density limit of 31 dwelling units on the property. 
A density bonus is automatically granted in exchange for the applicant setting aside a portion of 
dwelling units, in this case 11 percent or 4 units, for habitation by Very Low Income Households 
for a period of 55 years. Consistent with the Density Bonus Ordinance, the Applicant is also 
automatically granted a reduction in required parking based on two Parking Options, and a 
reduction based on the Bicycle Parking Ordinance.  The Applicant selected Parking Option 1, 
which requires a total of 45 parking spaces. The Applicant selected an automobile parking 
reduction based on the Bicycle Parking Ordinance. Based on the 15 percent automobile parking 
reduction with the replacement of bicycle parking spaces in excess of the normally required 
bicycle parking spaces, the proposed project shall provide a minimum of 39 automobile spaces 
and a minimum of 41 long-term and 5 short-term bicycle parking spaces.  
 
Housing Replacement  
With Assembly Bill 2222, applicants of Density Bonus projects filed as of January 1, 2015 must 
demonstrate compliance with the housing replacement provisions which require replacement of 
rental dwelling units that either exist at the time of application of a Density Bonus project, or have 
been vacated or demolished in the five-year period preceding the application of the project. This 
applies to all pre-existing units that have been subject to a recorded covenant, ordinance, or law 
that restricts rents to levels affordable to persons and families of lower or very low income; subject 
to any other form of rent or price control; or occupied by Low or Very Low Income Households. 
Pursuant to the Rental Covenant Agreement with the Los Angeles Housing and Community 
Investment Department (HCIDLA) dated January 11, 2017, the proposed project will be required 
to provide 4 units affordable to Low or Very Low Income Households. The 4 units required by the 
HCIDLA determination are satisfied by the 4 units set aside for habitation by Very Low Income 
Households proposed through this Density Bonus request. This is reflected in the Conditions of 
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Approval. Refer to the Density Bonus Legislation Background section of this determination for 
additional information. 
 
LAMC Criteria 
As permitted by LAMC Section 12.22 A.25 the applicant is requesting 2 incentives that will 
facilitate the provision of affordable housing at the site: 1) an increase in FAR from 1.5 to 2.48:1, 
and 2) a 20 percent decrease in the side yard from 9 feet to 7 feet and 3 inches. Pursuant to 
LAMC Section 12.22 A.25 (e)(2), in order to be eligible for any on-menu incentives, a Housing 
Development Project (other than an Adaptive Reuse Project) shall comply with the following 
criteria, which it does: 
 

a. The façade of any portion of a building that abuts a street shall be articulated with a 
change of material or a break in plane, so that the façade is not a flat surface.  
 
The subject site is located at the corner of Overland Avenue and Rose Avenue, with 
frontages of approximately 80 feet on the west side of Overland Avenue and 
approximately 110 feet on the south side of Rose Avenue. As provided in Exhibit “A”, 
the street-facing facades are articulated to modulate the building wall and create 
distinct breaks in the building plane. In accordance with the City of Los Angeles 
Residential Citywide Design Guidelines, the building design incorporates a variety of 
recesses, projections, varied rooflines, and architectural materials to create visual 
interest along the streetfront.  
 
The building corner at the intersection of Overland Avenue and Rose Avenue is 
stepped back and features a glass and aluminum curtain wall to create a distinct 
component in the building façade. The residential lobby along Overland Avenue is 
differentiated through the application of grey corrugated metal and a series of recesses 
along the elevator core on the upper floors. The building is designed with columns of 
recessed and projecting balconies along both facades that add depth and breaks in 
the building plane, and are enhanced with perforated aluminum panels. The building 
façade is further modulated through application of varied building materials including 
COR-TEN steel in a rust red color at the ground floor, exterior plaster in white along 
the building wall and yellow adjacent to balconies, exterior Low-E glass at the doors 
and windows, and a decorative metal trellis at the roof terrace.  

 
b. All buildings must be oriented to the street by providing entrances, windows 

architectural features and/or balconies on the front and along any street facing 
elevation.  
 
The subject site is located at the corner of Overland Avenue and Rose Avenue, with 
frontages of approximately 80 feet on the west side of Overland Avenue and 
approximately 110 feet on the south side of Rose Avenue. As provided in Exhibit “A”, 
the residential entrance is located along Overland Avenue, and is recessed to create 
a covered entrance for pedestrians. The residential entrance is differentiated through 
the application of grey corrugated metal and a series of recesses along the elevator 
core on the upper floors. There are two vehicular entrances for the proposed Project, 
with one entrance along Rose Avenue to access at-grade parking spaces, and one 
entrance along Overland Avenue to access subterranean parking. The parking garage 
is screened through the use of painted metal grilles to avoid any blank walls. The 
building is designed with columns of recessed and projecting balconies along both 
facades, and features a glass and aluminum curtain wall at the building corner to 
create a distinct component in the building façade.  
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c. The Housing Development Project shall not involve a contributing structure in a 
designated Historic Preservation Overlay Zone (HPOZ) and shall not involve a 
structure that is a City of Los Angeles designated Historic-Cultural Monument (HCM). 
 
The proposed project is not located within a designated Historic Preservation Overlay 
Zone, nor does it involve a property that is designated as a City Historic-Cultural 
Monument. 
 

d. The Housing Development Project shall not be located on a substandard street in a 
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section 
57.25.01 of the LAMC. 
 
The project is not located in a Hillside Area, nor is it located in a Very High Fire Hazard 
Severity Zone. 
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In accordance with California State Law (including Senate Bill (“SB”) 1818, and Assembly Bills 
(“AB”) 2280, 2222, and 2501, as part of California Government Code Sections 65915–65918), 
the applicant is proposing to utilize the Density Bonus Ordinance (LAMC Section 12.22 A.25), 
which permits a Density Bonus of 35 percent. A Density Bonus is automatically granted in 
exchange for the applicant setting aside a portion of dwelling units, in this case 11 percent of the 
base density, or 4 dwelling units, for habitation by Very Low Income households for a period of 
55 years. In addition, as permitted by LAMC Section 12.22 A.25 (f)(4), the applicant is requesting 
utilization of two on-menu incentive that will facilitate the provision of affordable housing at the 
site: a 20 percent decrease in the required depth of the side yard setback from 9 feet to 7 feet 
and 3 inches, and an allowance for a 2.48:1 Floor Area Ratio (FAR) in lieu of the normal maximum 
1.5:1 FAR. 
  
The proposed project qualifies for a Density Bonus FAR increase because it is located within 
1,500 feet of a “Transit Stop” as defined by LAMC Section 12.22.A.25. The proposed project is 
located at the intersection of Overland Avenue and Rose Avenue, which is directly served by Big 
Blue Bus Rapid Line 12 (UCLA/Westwood to Expo). The site is also within 1,500 feet of transit 
stops served by Culver City Bus Line 3 (Crosstown) and Big Blue Bus Line 17 (UCLA - VA Medical 
Center – Palms).  
 
 
DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 
 
1. Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density 

bonus and requested incentive(s) unless the director finds that: 

a. The incentives are not required to provide for affordable housing costs as defined in 
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units. 

The record does not contain substantial evidence that would allow the Director to make 
a finding that the requested incentives are not necessary to provide for affordable 
housing costs per State Law.  The California Health & Safety Code Sections 50052.5 
and 50053 define formulas for calculating affordable housing costs for Very Low, Low, 
and Moderate Income Households. Section 50052.5 addresses owner-occupied 
housing and Section 50053 addresses rental households. Affordable housing costs are 
a calculation of residential rent or ownership pricing not to exceed 25 percent gross 
income based on area median income thresholds dependent on affordability levels. 

 
The list of on-menu incentives in 12.22 A.25 was pre-evaluated at the time the Density 
Bonus Ordinance was adopted to include types of relief that minimize restrictions on 
the size of the project.  As such, the Director will always arrive at the conclusion that 
the density bonus on-menu incentives are required to provide for affordable housing 
costs because the incentives by their nature increase the scale of the project. 

 
The requested incentives, an increase in FAR and reduction in the required side yard 
setback, are expressed in the Menu of Incentives per LAMC 12.22 A.25(f) and, as such, 
permit exceptions to zoning requirements that result in building design or construction 
efficiencies that provide for affordable housing costs. The requested incentives allow 
the developer to expand the building envelope so the additional units can be 
constructed and the overall space dedicated to residential uses is increased.  These 
incentives support the applicant’s decision to set aside 4 Very Low Income dwelling 
units for 55 years.  

  
Side Yard Setback:  The subject site is zoned C2-1 which requires side yards per the 
R4 zone for residential uses. Therefore, the Project would be required to provide a 9-
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foot side yard setback.  The requested incentive allows for a 20 percent decrease of 
the side yard setback requirement, which is approximately a 7-foot 3-inch side yard 
setback.  The proposed Project is providing a 7-foot 3-inch side yard setback. This 
requested reduction of the rear yard setback allows for an expanded building envelope.   

 
Floor Area Ratio Increase: The subject site is zoned C2-1 which allows 31 units on the 
12,146 square foot site, with a maximum 1.5:1 Floor Area Ratio (FAR) and unlimited 
building height by-right. Pursuant to LAMC Section 12.22 A.25, the site qualifies for the 
Density Bonus FAR increase from 1.5:1 to 3:1 because it is located within 1,500 feet of 
several transit stops serving the Big Blue Bus Rapid Line 12 and Line 17 and Culver 
City Bus Line 3. The FAR Increase incentive permits a maximum 3:1 FAR because the 
subject site is in a commercial zone in Height District 1 and fronts on a Major Highway 
(Boulevard II). While the proposed project qualifies for a maximum 3:1 FAR, the 
proposed project is actually providing a maximum floor area of 30,085 square feet or a 
2.48:1 FAR. The proposed 2.48:1 FAR creates 11,866 additional square feet.  

 

FAR  
by-right 

Buildable Lot Area 
(sf) 

Total Floor Area (sf) 

1.5:1 12,146 12,146 X 1.5= 
18,219 

 

FAR 
proposed 

Buildable Lot Area 
(sf) 

Total Floor Area 
(sf) 

Additional Floor 

Area (sf) 

2.48:1 12,146 30,085 30,085- 18,219= 

11,866  

 
b. The Incentive will have specific adverse impact upon public health and safety or the 

physical environment, or on any real property that is listed in the California Register of 
Historical Resources and for which there is no feasible method to satisfactorily mitigate 
or avoid the specific adverse Impact without rendering the development unaffordable to 
Very Low, Low and Moderate Income households. Inconsistency with the zoning 
ordinance or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety.  

 
The proposed incentives will not have a specific adverse impact. A “specific adverse 
impact” is defined as “a significant, quantifiable, direct and unavoidable impact, based 
on objective, identified written public health or safety standards, policies, or conditions 
as they existed on the date the application was deemed complete” (LAMC Section 
12.22.A.25(b)). The proposed Project and potential impacts were analyzed in 
accordance with the California Environmental Quality Act (CEQA) Guidelines and the 
City’s L.A. CEQA Thresholds Guide. These two documents establish guidelines and 
thresholds of significant impact, and provide the data for determining whether or not 
the impacts of a proposed Project reach or exceed those thresholds. Analysis of the 
proposed Project determined that it is Categorically Exempt from environmental review 
pursuant to Article III, Section I, and Class 4 Category 1 and Class 32 of the CEQA 
Guidelines. The Class 32 Exemption is intended to promote infill development within 
urbanized areas. 
 
The proposed project qualifies for a Class 32 Categorical Exemption because it 
conforms to the definition of “In-fill Projects” as follows: 
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(a)  The project is consistent with the applicable general plan designation and 
all applicable general plan policies as well as with applicable zoning designation 
and regulations:  
 
The project is consistent with the following elements of the General Plan: Framework 
Element, Land Use Element (Palms – Mar Vista – Del Rey Community Plan), Housing 
Element, and the Mobility Element. 
 
Framework Element: The Citywide General Plan Framework is a guide for communities 
to implement growth and development policies by providing a comprehensive long-
range view of the City as a whole. The Framework establishes categories of land use 
that are broadly described by ranges of intensity/density, heights, and lists of typical 
uses. The Framework Element’s General Commercial land use designation has 
corresponding zones of C2 and [Q]C2. The subject site is designated for General 
Commercial land uses and zoned C2-1; therefore, the subject site is consistent with the 
Framework Element. 
 
Land Use Element (Palms – Mar Vista – Del Rey Community Plan): The subject site 
is located within the Palms – Mar Vista – Del Rey Community Plan (“Community Plan”). 
The Community Plan designates the site for General Commercial land uses, which has 
corresponding zones of C1.5, C2, C4, RAS3, and RAS4. The subject site is zoned C2-
1, and is therefore consistent with the Community Plan’s land use designation. The C2-
1 zoning of the subject site allows for residential uses at R4 density, unlimited building 
height and a maximum Floor Area Ratio (FAR) of 1.5:1. The subject site has a gross lot 
area of approximately 12,146 square feet, which allows a by-right density 31 residential 
units in conjunction with LAMC Sections 12.14 A.1(a), 12.13.5 A.1, and 12.11, and up 
to a maximum of 42 residential units pursuant to LAMC Section 12.22 A.25 and 
Assembly Bill (AB) 2501. The proposed Project is for the construction of new six-story 
41-unit mixed-use development measuring 75 feet and 9 inches in height. The proposed 
uses, density, and height are allowed by the Community Plan’s land use designation in 
combination with the site’s zoning in combination with state Density Bonus law. 
 
Housing Element: The Housing Element indicates that not only are more housing units 
needed to accommodate the City’s growth, but that these units need to be a broader 
array of typologies to meet evolving household types and sizes. As mentioned, the 
proposed Project will demolish 4 existing residential units and 1 commercial unit, and 
construct 41 new residential units. The proposed Project will therefore provide a net 
increase of 37 residential units within close proximity to jobs, transit, and other amenities. 
Pursuant to Density Bonus requirements, 4 of the total units will be reserved for Very 
Low Income households, and is therefore achieving the Housing Element goal of 
providing affordable units and promoting mixed-income developments. 
 
Mobility Element: The Mobility Element sets forth objectives and policies to establish a 
citywide strategy to achieve long-term mobility and accessibility within the City of Los 
Angeles. The subject site is located at the intersection of Overland Avenue and Rose 
Avenue, and is served by a variety of transit options. Specifically, the subject site is 
within 1,500 feet of Transit Stops served by Culver City Bus Line 3 and Big Blue Bus 
Lines Rapid Line 12 and Line 17; and is within 0.5 miles from Transit Stops served by 
LADOT Commuter Express Line 431. The proposed Project will allow for a reduction of 
vehicle trips by placing high-density residential within proximity to public transit, as well 
as existing retail and amenities along Overland Avenue and the greater Mar Vista 
neighborhood. The project also involves the dedication of 8 feet along Overland Avenue 
and 3 feet along Rose Avenue; therefore the building wall will be set back further from 
the street and allow for wider sidewalks to facilitate pedestrian activity. The proposed 
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Project will also provide bicycle parking spaces in accordance with the Bicycle Parking 
Ordinance and LAMC Section 12.21 A.16 for residents and visitors, thereby facilitating 
bicycle ridership. 
 
The subject site is also located within the West Los Angeles Transportation 
Improvement and Mitigation Specific Plan. The West Los Angeles Transportation 
Improvement and Mitigation Specific Plan does not address development issues.  It 
identifies trip fee requirements for non-residential projects.  
 
Consistent with the Palms – Mar Vista – Del Rey Community Plan and General Plan, 
the proposed 41-unit mixed-use development adds new mixed-income multi-family 
housing to Los Angeles’ housing supply in a neighborhood which is conveniently located 
to a variety of community services including transit stops. The project meets parking, 
yard, open space, and landscaping requirements, with modifications to allow additional 
FAR, and reduced parking through the Density Bonus Ordinance. Therefore, the project 
is consistent with the applicable general plan designation and all applicable general plan 
policies as well as with the applicable zoning designation and regulations. 
 
(b)  The proposed development occurs within city limits on a project site of no 
more than five acres substantially surrounded by urban uses:  
 
The subject site is located in close at the intersection of Overland Avenue and Rose 
Avenue in the Mar Vista neighborhood. The development consists of a mixed-use 
project on a lot that is approximately 12,146 gross square feet (0.278 acres) in size, and 
is wholly within the City of Los Angeles.  
   
The subject site is substantially surrounded by urban uses in close proximity to major 
arterials including Overland Avenue to the east and Palms Boulevard to the south. Lots 
adjacent to the subject site are zoned R3-1, R4-1, and C2-1, and are developed with 
low- to mid-rise multi-family and commercial uses. Neighboring lots to the south are 
zoned C2-1, to the west are zoned R3-1, and to the northwest (across Rose Avenue) 
are zoned R3-1 and R4-1, and are developed with multi-family uses. The subject site is 
located at the intersection of Overland Avenue and Rose Avenue, and is served by a 
variety of transit options including local and regional bus lines operated by Culver City 
Bus, Big Blue Bus, and LADOT Commuter Express Buses. Therefore, it can be found 
that the proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses. 
 
(c)  The project site has no value as habitat for endangered, rare or threatened 
species:  
 
The subject site is located within an established area that is fully-developed with a low- 
to medium-density multi-family and commercial uses. The site is previously disturbed 
and surrounded by development. There are no protected trees on the site. Therefore, 
the site is not, and has no value as, a habitat for endangered, rare or threatened species. 
 
(d)  Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality:  
 
The proposed Project replaces 4 existing residential units and 1 existing commercial 
unit, adding 41 new housing units to the subject site. 
 
Based upon the existing mobility and circulation networks in direct proximity to the 
proposed project, the net introduction of 37 units to the community will result in no traffic 
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impacts. The project was reviewed by the Los Angeles Department of Transportation 
(LADOT). In a memo dated August 31, 2017, LADOT determined that the 41-unit project 
will result in a net increase of 273 daily trips, 21 a.m. peak hour trips, and 20 p.m. peak 
hour trips, and concluded that the project does not meet the threshold for a traffic study. 
Therefore, the project will not have any significant impacts to traffic.  
 
The Department of Building and Safety will require a haul route for the export of 1,500 
cubic yards of soil in a Special Grading Area. The subject site has prior approval from 
the Department of Building and Safety for a haul route for the export of 2,811 cubic yards 
of earth (Board File 160082, dated October 19, 2016). In addition, Regulatory 
Compliance Measures (RCMs) include the submittal of a Geology and Soils Report to 
the Department of Building and Safety (DBS), and compliance with a Geology and Soils 
Report Approval Letter, issued by DBS on June 21, 2016 (LOG # 93478), which details 
conditions of approval that must be followed. In addition, the RCMs require that design 
and construction of the building must conform to the California Building Code, and 
grading on site shall comply with the City’s Landform Grading Manual, as approved by 
the Department of Building and Safety Grading Division. According to Navigate LA, there 
are no other haul route applications within 500 feet of the subject site. There are three 
haul route applications over 1,000 feet away from the subject site located at 3644-3658 
South Overland Avenue, 3568 South Overland Avenue, and 3550 South Overland 
Avenue, which are currently pending. In light of the increase in construction activity in 
Grading Hillside Areas and the increase in associated truck traffic related to the import 
and export of soil, a haul route monitoring program is being implemented by the 
Department of Building and Safety for Council Districts 4 and 5 for added enforcement 
to ensure safety and to protect the quality of life of area residents. As part of this 
program, a haul route monitor is assigned to a geographic area to monitor haul routes 
and keep track of daily activities in order to minimize impacts to neighboring residents. 
Haul routes are tracked via a Map for each district to identify the locations of construction 
sites for which a haul route was required. The haul route approval will include RCMs and 
recommended conditions prepared by LADOT to be considered by the Board of Building 
and Safety Commissioners to reduce the impacts of construction related hauling activity, 
monitor the traffic effects of hauling, and reduce haul trips in response to congestion. 
Therefore, no foreseeable cumulative impacts are expected. 
 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. The project must comply with the adopted City of Los Angeles Noise Ordinances 
No. 161,574, as well as any subsequent Ordinances, which prohibit the emission or 
creation of noise beyond certain levels. These Ordinances cover both operational noise 
levels (i.e., post-construction), and any construction noise impacts. These RCMs will 
ensure the project will not have significant impacts on noise and water. As a result of 
this mandatory compliance, the proposed project will not result in any significant impacts 
on noise or water. 
 
The building construction phase includes the construction of the proposed building on 
the subject property, which grading and a haul-route for the importing/exporting of 
approximately 1,500 cubic yards of dirt, connection of utilities, laying irrigation for 
landscaping, architectural coatings, paving, and landscaping the subject property. These 
construction activities would temporarily create emissions of dusts, fumes, equipment 
exhaust, and other air contaminants. Construction activities involving grading and 
foundation preparation would primarily generate PM2.5 and PM10 emissions.  Mobile 
sources (such as diesel-fueled equipment onsite and traveling to and from the Project 
Site) would primarily generate NOx emissions. The application of architectural coatings 
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would result primarily in the release of ROG emissions. The amount of emissions 
generated on a daily basis would vary, depending on the amount and types of 
construction activities occurring at the same time. 
 
Nevertheless, appropriate dust control measures would be implemented as part of the 
Proposed Project during each phase of development, as required by SCAQMD Rule 403 
- Fugitive Dust. Specifically, Rule 403 control requirements include, but are not limited 
to, applying water in sufficient quantities to prevent the generation of visible dust plumes, 
applying soil binders to uncovered areas, reestablishing ground cover as quickly as 
possible, utilizing a wheel washing system to remove bulk material from tires and vehicle 
undercarriages before vehicles exit the Project Site, and maintaining effective cover over 
exposed areas. 

 
Best Management Practices (BMP) will be implemented that would include (but not be 
limited to) the following: 

 
• Unpaved demolition and construction areas shall be wetted at least three times 

daily during excavation and construction, and temporary dust covers shall be used 
to reduce emissions and meets SCAQMD Rule 403; 

• All dirt/soil loads shall be secured by trimming, watering or other appropriate means 
to prevent spillage and dust; 

• General contractors shall maintain and operate construction equipment to minimize 
exhaust emissions; and 

• Trucks shall not idle but be turned off. 
  

The Project, a 30,085-square foot mixed-use building, will replace two buildings (2,276 
square feet and 2,569 square feet) containing commercial and residential uses. The 
project will not result in significant impacts related to air quality because it falls below 
interim air threshold established by DCP staff. Interim thresholds were developed by 
DCP staff based on CalEEMod model runs relying on reasonable assumptions, 
consulting with AQMD staff, and surveying published air quality studies for which criteria 
air pollutants did not exceed the established SCAQMD construction and operational 
thresholds. Possible project-related air quality concerns will derive from the mobile 
source emissions generated from the proposed residential uses for the project site. 
Operational emissions for project-related traffic will be less than significant. In addition 
to mobile sources from vehicles, general development causes smaller amounts of "area 
source" air pollution to be generated from on-site energy consumption (natural gas 
combustion) and from off-site electrical generation. These sources represent a small 
percentage of the total pollutants. The inclusion of such emissions adds negligibly to the 
total significant project-related emissions burden generated by the proposed project. 
The proposed project will not cause the SCAQMD's recommended threshold levels to 
be exceeded. Operational emission impacts will be at a less-than-significant level.  

 
The development of the project would not result in any significant effects relating to water 
quality. The project is not adjacent to any water sources and construction of the project 
will not create any impact to water quality. The project will be subject to Regulatory 
Compliance Measures (RCMs) for pollutant discharge, dewatering, stormwater 
mitigations, and Best Management Practices for stormwater runoff. Furthermore, the 
project will comply with the City’s stormwater management provisions per LAMC 64.70.  
 
The subject property has a slope of less than 10 percent and is not in a waterway, 
wetland, or officially designated scenic area. Therefore, there is no substantial evidence 
that the proposed project will have a specific adverse impact on the physical 
environment. 
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(e)  The site can be adequately served by all required utilities and public 
services:  
 
The project site will be adequately served by all public utilities and services given that 
the construction of a mixed-use development will be on a site which has been previously 
developed and is consistent with the general plan. The site is currently and adequately 
served by the City's Department of Water and Power, the City's Bureau of Sanitation, 
the Southern California (SoCal) Gas Company, the Los Angeles Police Department, the 
Los Angeles Fire Department, Los Angeles Unified School District, Los Angeles Public 
Library, and other public services. These utilities and public services have continuously 
served the neighborhood for more than 50 years. In addition, the California Green Code 
requires new construction to meet stringent efficiency standards for both water and 
power, such as high-efficiency toilets, dual-flush water closets, minimum irrigation 
standards, LED lighting, etc. As a result of these new building codes, which are required 
of all projects, it can be anticipated that the proposed project will not create any impact 
on existing utilities and public services through the net addition of 37 dwelling units. 
 
The project and its related haul route application can be characterized as in-fill 
development within urban areas for the purpose of qualifying for Class 32 Categorical 
Exemption as a result of meeting the five conditions listed above. 
 

 
DENSITY BONUS LEGISLATION BACKGROUND 

 
The California State Legislature has declared that "[t]he availability of housing is of vital statewide 
importance," and has determined that state and local governments have a responsibility to "make 
adequate provision for the housing needs of all economic segments of the community." Section 
§65580, subds. (a), (d). Section 65915 further provides that an applicant must agree to, and the 
municipality must ensure, the "continued affordability of all Low and Very Low Income units that 
qualified the applicant” for the density bonus.  
 
With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a 
density bonus and up to three “concessions or incentives” for projects that include defined levels 
of affordable housing in their projects. In response to this requirement, the City created an 
ordinance that includes a menu of incentives (referred to as “on-menu” incentives) comprised of 
eight zoning adjustments that meet the definition of concessions or incentives in state law 
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing 
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5) 
increasing height; 6) reducing required open space; 7) allowing for an alternative density 
calculation that includes streets/alley dedications; and 8) allowing for “averaging” of FAR, density, 
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the 
same findings contained in state law for the approval of incentives or concessions.   
 
California State Assembly Bill 2222 went into effect January 1, 2015, and with that Density Bonus 
projects filed as of that date must demonstrate compliance with the housing replacement 
provisions which require replacement of rental dwelling units that either exist at the time of 
application of a Density Bonus project, or have been vacated or demolished in the five-year period 
preceding the application of the project. This applies to all pre-existing units that have been 
subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to 
persons and families of lower or very low income; subject to any other form of rent or price control 
(including Rent Stabilization Ordinance); or is occupied by Low or Very Low Income Households 
(i.e., income levels less than 80 percent of the area median income [AMI]). The replacement units 
must be equivalent in size, type, or both and be made available at affordable rent/cost to, and 
occupied by, households of the same or lower income category as those meeting the occupancy 
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criteria.  Prior to the issuance of any Director’s Determination for Density Bonus and Affordable 
Housing Incentives, the Housing and Community Investment Department (HCIDLA) is 
responsible for providing the Department of City Planning, along with the applicant, a 
determination letter addressing replacement unit requirements for individual projects. The City 
also requires a Land Use Covenant recognizing the conditions be filed with the County of Los 
Angeles prior to granting a building permit on the project.  
 
Assembly Bill 2222 also increases covenant restrictions from 30 to 55 years for projects approved 
after January 1, 2015. This determination letter reflects these 55 year covenant restrictions.  
 
Under Government Code Section § 65915(a), § 65915(d)(2)(C) and  § 65915(d)(3) the City of Los 
Angeles complies with the State Density Bonus law by adopting density bonus regulations and 
procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal Code. Section 12.22 
A.25 creates a procedure to waive or modify Zoning Code standards which may prevent, preclude 
or interfere with the effect of the density bonus by which the incentive or concession is granted, 
including legislative body review. The Ordinance must apply equally to all new residential 
development. 
 
In exchange for setting aside a defined number of affordable dwelling units within a development, 
applicants may request up to three incentives in addition to the density bonus and parking relief 
which are permitted by right. The incentives are deviations from the City’s development standards, 
thus providing greater relief from regulatory constraints. Utilization of the Density 
Bonus/Affordable Housing Incentives Program supersedes requirements of the Los Angeles 
Municipal Code and underlying ordinances relative to density, number of units, parking, and other 
requirements relative to incentives, if requested. 

 
For the purpose of clarifying the Covenant Subordination Agreement between the City of Los 
Angeles and the United States Department of Housing and Urban Development (HUD) note that 
the covenant required in the Conditions of Approval herein shall prevail unless pre-empted by 
State or Federal law. 
 
FINANCIAL ANALYSIS/PRO-FORMA 
 
Pursuant to the Affordable Housing Incentive Density Bonus provisions of the LAMC (Section 
12.22 A.25), proposed projects that involve on-menu incentives are required to complete the 
Department’s Master Land Use Permit Application form, and no supplemental financial data is 
required. The City typically has the discretion to request additional information when it is needed 
to help make required findings. However, the City has determined that the level of detail provided 
in a pro forma is not necessary to make the findings for on-menu incentives. This is primarily 
because each of the City’s eight on-menu incentives provides additional buildable area, which, if 
requested by a developer, can be assumed to provide additional project income and therefore 
provide for affordable housing costs. When the menu of incentives was adopted by ordinance, 
the impacts of each were assessed in proportion to the benefits gained with a set-aside of 
affordable housing units. Therefore, a pro-forma illustrating construction costs and operating 
income and expenses is not a submittal requirement when filing a request for on-menu incentives. 
The City’s Density Bonus Ordinance requires “a pro forma or other documentation” with requests 
for off-menu incentives but has no such requirement for on-menu requests. In addition, pursuant 
to AB 2501 (Government Code Section 65915 (a)(2)) which modifies state Density Bonus law, 
pro formas are now no longer required for on-menu and off-menu Density Bonus projects.  
 
TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional 
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upon the privileges being utilized within three years after the effective date of this determination 
and, if such privileges are not utilized, building permits are not issued, or substantial physical 
construction work is not begun within said time and carried on diligently so that building permits 
do not lapse, the authorization shall terminate and become void. 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 
 
VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 
 
The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 
 
Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code.  Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction.  An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section.  Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 
 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
APPEAL PERIOD - EFFECTIVE DATE 
 
The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed 
with the City Planning Department.  It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires.  Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be accepted.  
Forms are available on-line at http://planning.lacity.org. 
 
Planning Department public offices are located at: 
 
Downtown Office 
Figueroa Plaza  
201 North Figueroa Street, 
4th Floor 
Los Angeles, CA 90012 
(213) 482-7077 

Valley Office 
Marvin Braude Constituent 
Service Center 
6262 Van Nuys Boulevard, 
Suite 251 
Van Nuys, CA 91401 
(818) 374-5050 

West Office 
West Los Angeles Development 
Services Center 
1828 Sawtelle Boulevard,  
2nd Floor 
Los Angeles, CA 90025 
(310) 231-2912 

 

http://planning.lacity.org/
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JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2017-2230-CE 

On September 15, 2017, the Planning Department determined that the City of Los Angeles 
Guidelines for the implementation of the California Environmental Quality Act of 1970 and the 
State CEQA Guidelines designate the subject project as Categorically Exempt under State CEQA 
Guidelines Article 19, Sections 15304 and 15332, and City CEQA Guidelines Article III, Section 
1, Class 4 Category 1, Case No. ENV-2017-2230-CE. 
 
The proposed Project is for the demolition of 4 residential units and 1 commercial unit, and the 
new construction, use, and maintenance of a 6-story, 75-foot 9-inch in height, residential building 
with 41 apartment units, including a minimum of 4 units for Very Low Income households. The 
project proposes a total of 39 on-site parking spaces split between one level of at-grade parking 
and one level of subterranean parking. The floor area of the building is 30,085 square feet, with 
a Floor Area Ratio of 2.48:1. The project also involves a haul route for the export of 1,500 cubic 
yards of dirt. As a mixed-use development, and a project which is characterized as in-fill 
development, the project qualifies for the Class 4, Category 1 and Class 32 Categorical 
Exemptions. 
 
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 
 
The project is consistent with the following elements of the General Plan: Framework 
Element, Land Use Element (Palms – Mar Vista – Del Rey Community Plan), Housing 
Element, and the Mobility Element. 
 
Framework Element: The Citywide General Plan Framework is a guide for communities 
to implement growth and development policies by providing a comprehensive long-
range view of the City as a whole. The Framework establishes categories of land use 
that are broadly described by ranges of intensity/density, heights, and lists of typical 
uses. The Framework Element’s General Commercial land use designation has 
corresponding zones of C2 and [Q]C2. The subject site is designated for General 
Commercial land uses and zoned C2-1; therefore, the subject site is consistent with the 
Framework Element. 
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Land Use Element (Palms – Mar Vista – Del Rey Community Plan): The subject site 
is located within the Palms – Mar Vista – Del Rey Community Plan (“Community Plan”). 
The Community Plan designates the site for General Commercial land uses, which has 
corresponding zones of C1.5, C2, C4, RAS3, and RAS4. The subject site is zoned C2-
1, and is therefore consistent with the Community Plan’s land use designation. The C2-
1 zoning of the subject site allows for residential uses at R4 density, unlimited building 
height and a maximum Floor Area Ratio (FAR) of 1.5:1. The subject site has a gross lot 
area of approximately 12,146 square feet, which allows a by-right density 31 residential 
units in conjunction with LAMC Sections 12.14 A.1(a), 12.13.5 A.1, and 12.11, and up 
to a maximum of 42 residential units pursuant to LAMC Section 12.22 A.25 and 
Assembly Bill (AB) 2501. The proposed Project is for the construction of new six-story 
41-unit mixed-use development measuring 75 feet and 9 inches in height. The proposed 
uses, density, and height are allowed by the Community Plan’s land use designation in 
combination with the site’s zoning in combination with state Density Bonus law. 
 
Housing Element: The Housing Element indicates that not only are more housing units 
needed to accommodate the City’s growth, but that these units need to be a broader 
array of typologies to meet evolving household types and sizes. As mentioned, the 
proposed Project will demolish 4 existing residential units and 1 commercial unit, and 
construct 41 new residential units. The proposed Project will therefore provide a net 
increase of 37 residential units within close proximity to jobs, transit, and other amenities. 
Pursuant to Density Bonus requirements, 4 of the total units will be reserved for Very 
Low Income households, and is therefore achieving the Housing Element goal of 
providing affordable units and promoting mixed-income developments. 
 
Mobility Element: The Mobility Element sets forth objectives and policies to establish a 
citywide strategy to achieve long-term mobility and accessibility within the City of Los 
Angeles. The subject site is located at the intersection of Overland Avenue and Rose 
Avenue, and is served by a variety of transit options. Specifically, the subject site is 
within 1,500 feet of Transit Stops served by Culver City Bus Line 3 and Big Blue Bus 
Lines Rapid Line 12 and Line 17; and is within 0.5 miles from Transit Stops served by 
LADOT Commuter Express Line 431. The proposed Project will allow for a reduction of 
vehicle trips by placing high-density residential within proximity to public transit, as well 
as existing retail and amenities along Overland Avenue and the greater Mar Vista 
neighborhood. The project also involves the dedication of 8 feet along Overland Avenue 
and 3 feet along Rose Avenue; therefore the building wall will be set back further from 
the street and allow for wider sidewalks to facilitate pedestrian activity. The proposed 
Project will also provide bicycle parking spaces in accordance with the Bicycle Parking 
Ordinance and LAMC Section 12.21 A.16 for residents and visitors, thereby facilitating 
bicycle ridership. 
 
The subject site is also located within the West Los Angeles Transportation 
Improvement and Mitigation Specific Plan. The West Los Angeles Transportation 
Improvement and Mitigation Specific Plan does not address development issues.  It 
identifies trip fee requirements for non-residential projects.  
 
Consistent with the Palms – Mar Vista – Del Rey Community Plan and General Plan, 
the proposed 41-unit mixed-use development adds new mixed-income multi-family 
housing to Los Angeles’ housing supply in a neighborhood which is conveniently located 
to a variety of community services including transit stops. The project meets parking, 
yard, open space, and landscaping requirements, with modifications to allow additional 
FAR, and reduced parking through the Density Bonus Ordinance. Therefore, the project 
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is consistent with the applicable general plan designation and all applicable general plan 
policies as well as with the applicable zoning designation and regulations. 
 

(b) The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 

 
The subject site is located in close at the intersection of Overland Avenue and Rose 
Avenue in the Mar Vista neighborhood. The development consists of a mixed-use 
project on a lot that is approximately 12,146 gross square feet (0.278 acres) in size, and 
is wholly within the City of Los Angeles.  

   
The subject site is substantially surrounded by urban uses in close proximity to major 
arterials including Overland Avenue to the east and Palms Boulevard to the south. Lots 
adjacent to the subject site are zoned R3-1, R4-1, and C2-1, and are developed with 
low- to mid-rise multi-family and commercial uses. Neighboring lots to the south are 
zoned C2-1, to the west are zoned R3-1, and to the northwest (across Rose Avenue) 
are zoned R3-1 and R4-1, and are developed with multi-family uses. The subject site is 
located at the intersection of Overland Avenue and Rose Avenue, and is served by a 
variety of transit options including local and regional bus lines operated by Culver City 
Bus, Big Blue Bus, and LADOT Commuter Express Buses. Therefore, it can be found 
that the proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses. 
 

(c) The project site has no value as habitat for endangered, rare or threatened 
species. 
 
The subject site is located within an established area that is fully-developed with a low- 
to medium-density multi-family and commercial uses. The site is previously disturbed 
and surrounded by development. There are no protected trees on the site. Therefore, 
the site is not, and has no value as, a habitat for endangered, rare or threatened species. 
 

(d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 

 
The proposed Project replaces 4 existing residential units and 1 existing commercial 
unit, adding 41 new housing units to the subject site. 
 
Based upon the existing mobility and circulation networks in direct proximity to the 
proposed project, the net introduction of 37 units to the community will result in no traffic 
impacts. The project was reviewed by the Los Angeles Department of Transportation 
(LADOT). In a memo dated August 31, 2017, LADOT determined that the 41-unit project 
will result in a net increase of 273 daily trips, 21 a.m. peak hour trips, and 20 p.m. peak 
hour trips, and concluded that the project does not meet the threshold for a traffic study. 
Therefore, the project will not have any significant impacts to traffic.  
 
The Department of Building and Safety will require a haul route for the export of 1,500 
cubic yards of soil in a Special Grading Area. The subject site has prior approval from 
the Department of Building and Safety for a haul route for the export of 2,811 cubic yards 
of earth (Board File 160082, dated October 19, 2016). In addition, Regulatory 
Compliance Measures (RCMs) include the submittal of a Geology and Soils Report to 
the Department of Building and Safety (DBS), and compliance with a Geology and Soils 
Report Approval Letter, issued by DBS on June 21, 2016 (LOG # 93478), which details 
conditions of approval that must be followed. In addition, the RCMs require that design 
and construction of the building must conform to the California Building Code, and 
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grading on site shall comply with the City’s Landform Grading Manual, as approved by 
the Department of Building and Safety Grading Division. According to Navigate LA, there 
are no other haul route applications within 500 feet of the subject site. There are three 
haul route applications over 1,000 feet away from the subject site located at 3644-3658 
South Overland Avenue, 3568 South Overland Avenue, and 3550 South Overland 
Avenue, which are currently pending. In light of the increase in construction activity in 
Grading Hillside Areas and the increase in associated truck traffic related to the import 
and export of soil, a haul route monitoring program is being implemented by the 
Department of Building and Safety for Council Districts 4 and 5 for added enforcement 
to ensure safety and to protect the quality of life of area residents. As part of this 
program, a haul route monitor is assigned to a geographic area to monitor haul routes 
and keep track of daily activities in order to minimize impacts to neighboring residents. 
Haul routes are tracked via a Map for each district to identify the locations of construction 
sites for which a haul route was required. The haul route approval will include RCMs and 
recommended conditions prepared by LADOT to be considered by the Board of Building 
and Safety Commissioners to reduce the impacts of construction related hauling activity, 
monitor the traffic effects of hauling, and reduce haul trips in response to congestion. 
Therefore, no foreseeable cumulative impacts are expected. 

 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. The project must comply with the adopted City of Los Angeles Noise Ordinances 
Nos. 144,331 and 161,574, as well as any subsequent Ordinances, which prohibit the 
emission or creation of noise beyond certain levels. These Ordinances cover both 
operational noise levels (i.e., post-construction), and any construction noise impacts. 
These RCMs will ensure the project will not have significant impacts on noise and water. 
As a result of this mandatory compliance, the proposed project will not result in any 
significant impacts on noise or water. 
 
The building construction phase includes the construction of the proposed building on 
the subject property, which grading and a haul-route for the importing/exporting of 
approximately 1,500 cubic yards of dirt, connection of utilities, laying irrigation for 
landscaping, architectural coatings, paving, and landscaping the subject property. These 
construction activities would temporarily create emissions of dusts, fumes, equipment 
exhaust, and other air contaminants. Construction activities involving grading and 
foundation preparation would primarily generate PM2.5 and PM10 emissions.  Mobile 
sources (such as diesel-fueled equipment onsite and traveling to and from the Project 
Site) would primarily generate NOx emissions. The application of architectural coatings 
would result primarily in the release of ROG emissions. The amount of emissions 
generated on a daily basis would vary, depending on the amount and types of 
construction activities occurring at the same time. 
 
Nevertheless, appropriate dust control measures would be implemented as part of the 
Proposed Project during each phase of development, as required by SCAQMD Rule 403 
- Fugitive Dust. Specifically, Rule 403 control requirements include, but are not limited 
to, applying water in sufficient quantities to prevent the generation of visible dust plumes, 
applying soil binders to uncovered areas, reestablishing ground cover as quickly as 
possible, utilizing a wheel washing system to remove bulk material from tires and vehicle 
undercarriages before vehicles exit the Project Site, and maintaining effective cover over 
exposed areas. 
 
Best Management Practices (BMP) will be implemented that would include (but not be 
limited to) the following: 
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• Unpaved demolition and construction areas shall be wetted at least three times 

daily during excavation and construction, and temporary dust covers shall be used 
to reduce emissions and meets SCAQMD Rule 403; 

• All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust; 

• General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions; and 

• Trucks shall not idle but be turned off. 
  

The Project, a 30,085-square foot mixed-use building, will replace two buildings (2,276 
square feet and 2,569 square feet) containing commercial and residential uses. The 
project will not result in significant impacts related to air quality because it falls below 
interim air threshold established by DCP staff. Interim thresholds were developed by 
DCP staff based on CalEEMod model runs relying on reasonable assumptions, 
consulting with AQMD staff, and surveying published air quality studies for which criteria 
air pollutants did not exceed the established SCAQMD construction and operational 
thresholds. Possible project-related air quality concerns will derive from the mobile 
source emissions generated from the proposed residential uses for the project site. 
Operational emissions for project-related traffic will be less than significant. In addition 
to mobile sources from vehicles, general development causes smaller amounts of "area 
source" air pollution to be generated from on-site energy consumption (natural gas 
combustion) and from off-site electrical generation. These sources represent a small 
percentage of the total pollutants. The inclusion of such emissions adds negligibly to the 
total significant project-related emissions burden generated by the proposed project. 
The proposed project will not cause the SCAQMD's recommended threshold levels to 
be exceeded. Operational emission impacts will be at a less-than-significant level.  
 
The development of the project would not result in any significant effects relating to water 
quality. The project is not adjacent to any water sources and construction of the project 
will not create any impact to water quality. The project will be subject to Regulatory 
Compliance Measures (RCMs) for pollutant discharge, dewatering, stormwater 
mitigations, and Best Management Practices for stormwater runoff. Furthermore, the 
project will comply with the City’s stormwater management provisions per LAMC 64.70.  

 
The subject property has a slope of less than 10 percent and is not in a waterway, 
wetland, or officially designated scenic area. Therefore, there is no substantial evidence 
that the proposed project will have a specific adverse impact on the physical 
environment. 
 

(e) The site can be adequately served by all required utilities and public services. 
 
The project site will be adequately served by all public utilities and services given that 
the construction of a mixed-use development will be on a site which has been previously 
developed and is consistent with the general plan. The site is currently and adequately 
served by the City's Department of Water and Power, the City's Bureau of Sanitation, 
the Southern California (SoCal) Gas Company, the Los Angeles Police Department, the 
Los Angeles Fire Department, Los Angeles Unified School District, Los Angeles Public 
Library, and other public services. These utilities and public services have continuously 
served the neighborhood for more than 50 years. In addition, the California Green Code 
requires new construction to meet stringent efficiency standards for both water and 
power, such as high-efficiency toilets, dual-flush water closets, minimum irrigation 
standards, LED lighting, etc. As a result of these new building codes, which are required 
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of all projects, it can be anticipated that the proposed project will not create any impact 
on existing utilities and public services through the net addition of 37 dwelling units. 
 
 

The project and its related haul route application can be characterized as in-fill development within 
urban areas for the purpose of qualifying for Class 32 Categorical Exemption as a result of 
meeting the five conditions listed above. Therefore, based on the facts herein, it can be found that 
the project meets the qualifications of the Class 32 Exemption. 
 
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
 
The City has further considered whether the proposed project is subject to any of the six (6) 
exceptions that would prohibit the use of any of a categorical exemption as set forth in State 
CEQA Guidelines Section 15300.2. None of the exceptions are triggered for the following 
reasons. 
 
There are six (6) Exceptions which the City is required to consider before finding a project exempt 
under Class 15303 and 15332:  
 
1) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is 

to be located – a project that is ordinarily insignificant in its impact on the environment may 
in a particularly sensitive environment be significant. Therefore, these classes are 
considered to apply in all instances, except where the project may impact on an 
environmental resource of hazardous or critical concern where designated, precisely 
mapped, and officially adopted pursuant to law by federal, state, or local agencies. 

 
While the subject site is located within a Special Grading Area and is approximately 2.31 
kilometers from the Newport – Inglewood Fault Zone (Onshore), specific Regulatory 
Compliance Measures in the City of Los Angeles regulate the grading and construction of 
projects in these particular types of “sensitive” locations and will reduce any potential 
impacts to less than significant. Regulatory Compliance Measures (RCMs) include but are 
not limited to: 

 

 Regulatory Compliance Measure RC-AQ-1(Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of District 
Rule 403: 

o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control of 
dust caused by wind. 

o All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive 
amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so as 
to minimize exhaust emissions. 
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o Trucks having no current hauling activity shall not idle but be turned off. 

 Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

 Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities):   The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

 
These RCMs have been historically proven to work to the satisfaction of the City Engineer 
to reduce any impacts from the specific environment the project is located. Thus, the location 
of the project will not result in a significant impact based on its location. 

 
2) Cumulative Impacts. All exemptions for these classes are inapplicable when the 

cumulative impact of successive projects of the same type in the same place, over time is 
significant. 

 
There is not a succession of known projects of the same type and in the same place as the 
subject project. There are three sites within a 500-foot radius from the subject site that are 
under construction. The sites are at:  
 
3644-3658 South Overland Avenue, which is located approximately 1,860 feet to the 
southeast of the subject site, approved per Case No. DIR-2014-4832-DB-SPR, with building 
permits (15010-10000-02247) issued on 01/19/2016.  
 
3568 South Overland Avenue, which is located approximately 1,300 feet to the southeast of 
the subject site, approved per  Case No. DIR-2014-4840-DB, with building permits (15010-
10000-02105) issued on 04/12/2016.  
 
3550 South Overland Avenue, which is located approximately 1,200 feet to the southeast of 
the subject site, approved per Case No. DIR-2015-3935-DB, with building permits (16010-
10000-00807) issued on 06/22/2017.  
 
In addition, all projects will be subject to Regulatory Compliance Measures (RCMs) as 
mentioned above, which also require compliance with the City of Los Angeles Noise 
Ordinance; pollutant discharge, dewatering, stormwater mitigations; and Best Management 
Practices for stormwater runoff. The haul route approval will include RCMs and 
recommended conditions prepared by LADOT to be considered by the Board of Building 
and Safety Commissioners to reduce the impacts of construction related hauling activity, 
monitor the traffic effects of hauling, and reduce haul trips in response to congestion. 
Therefore, no foreseeable cumulative impacts are expected.   

 
3) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not be 

used for an activity where there is a reasonable possibility that the activity will have a 
significant effect on the environment due to unusual circumstances. 

 
The Project is for the construction of a mixed-use development containing 41 residential 
units. The project involves the demolition of 4 residential units and 1 commercial unit. 
  
The subject site is substantially surrounded by urban uses in close proximity to major 
arterials including Overland Avenue to the east and Palms Boulevard to the south. Lots 
adjacent to the subject site are zoned R3-1, R4-1, and C2-1, and are developed with low- 
to mid-rise multi-family and commercial uses. Neighboring lots to the south are zoned C2-
1, to the west are zoned R3-1, and to the northwest (across Rose Avenue) are zoned R3-1 
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and R4-1, and are developed with multi-family uses. The subject site is served by a variety 
of transit options including local and regional bus lines operated by Culver City Bus, Big 
Blue Bus, and LADOT Commuter Express Buses. Therefore, it can be found that the 
proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses. The subject site is located within an established 
area that is fully-developed with a low- to medium-density multi-family and commercial uses. 
The site is previously disturbed and surrounded by development. As such, there are no 
unusual circumstances which may lead to a significant effect on the environment. 

 
4) Scenic Highways. A categorical exemption shall not be used for a project which may result 

in damage to scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway. 

 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon State 
Scenic Highway, State Route 27, which travels through a portion of Topanga State Park. 
The Scenic Highway is located over 9 miles west of the subject site. Therefore, no damage 
to scenic resources within a state scenic highway would occur as a result of this Project. 

 
5) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on 

a site which is included on any list complied pursuant to Section 65962.5 of the Government 
Code. 

 
The subject property is not in an officially mapped area of severe geologic hazard, or within 
an official Seismic Hazard Zone. According to Envirostor, the State of California’s database 
of Hazardous Waste Sites, neither the subject site, nor any site in the vicinity, is identified 
as a hazardous waste site.  

 
6) Historical Resources. A categorical exemption shall not be used for a project which may 

cause a substantial adverse change in the significance of a historical resource. 
 

The project site has not been identified as a historic resource by local or state agencies, and 
the project site has not been determined to be eligible for listing in the National Register of 
Historic Places, California Register of Historical Resources, the Los Angeles Historic-
Cultural Monuments Register, and/or any local register; and was not found to be a potential 
historic resource based on the City’s HistoricPlacesLA website or SurveyLA, the citywide 
survey of Los Angeles. Finally, the City does not choose to treat the site as a historic 
resource Based on this, the project will not result in a substantial adverse change to the 
significance of a historic resource and this exception does not apply. 
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October	20th,	2017	
	
	
Honorable	Members	of	the		
West	Los	Angeles	Area	Planning	Commission	
City	of	Los	Angeles	
200	N.	Spring	Street	
Los	Angeles,	California	90012	
	
	

RE:	 3355-3361	S.	Overland	Avenue,	10704-10710	Rose	Avenue	
Los	Angeles,	CA		90034		
DIR-2017-2229-DB	/	ENV-2017-2230-CE	

	
	
Honorable	Commissioners:	
	

three6ixty	represents	RKR	Partners	LLC,		(the	“Applicant”)	with	respect	to	the	real	property	
located	at	3355-3361	S.	Overland	Avenue,	10704-10710	Rose	Avenue,	Los	Angeles,	CA		90034	(the	
“Property”).		This	letter	responds	to	the	Appeal	of	Case	No.	DIR-2017-2229-DB-1A,	(the	“Appeal”)	
filed	by	Mr.	Dean	Sugano	(the	“Appellant”),	dated	October	2,	2017.			On	behalf	of	the	Applicant,	we	
urge	you	to	deny	the	appeal	and	uphold	the	decision	of	the	Director	of	September	15,	2017	(the	
“Determination),	which	approved	the	Density	Bonus	for	a	41	dwelling	unit	apartment	building	
setting	aside	4	units	for	Very	Low	Income	households	(the	“Project”).	
	

We	respectfully	request	that	the	Area	Planning	Commission	(“APC”)	uphold	the	Director’s	
decision,	and	deny	the	Appeal	on	the	grounds	that	the	Appeal	lacks	any	foundation	in	law	or	policy	
and	is	based	on	a	technical	inconsistency	within	the	architectural	plans	filed	as	part	of	the	Project	
application.		The	Project	complies	with	the	Los	Angeles	Municipal	Code	(“LAMC”)	with	respect	to	
the	C2-1	zoning	for	the	Property,	and	complies	all	applicable	laws	and	regulations	including	but	not	
limited	to	those	governing	density,	floor	area,	height,	setbacks,	open	space,	and	access.		
Additionally,	it	is	consistent	with	the	General	Plan,	including	the	Palms	–	Mar	Vista	–	Del	Rey	
Community	Plan	and	the	Mobility	Element.			As	such,	the	findings	made	by	the	Director	are	
supported	by	substantial	evidence.	
	
BACKGROUND	
	

On	September	15,	2017,	the	Director	of	Planning	approved	Case	No.DIR-2017-2229-DB	(the	
“DIR	Determination”)	as	well	as	ENV-2017-2230-CE	(the	“Categorical	Exemption”),	which	approved	
a	Density	Bonus	pursuant	to	LAMC	12.22.A.25	including	two	on-menu	incentives	for	increased	
Floor	Area	and	a	20	percent	reduction	in	the	required	depth	of	the	north	side	yard	from	9	feet	to	7	
feet	and	3	inches.	
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Prior	to	the	September	15,	2017	DIR	Determination,	the	Director	of	Planning	had	approved	
on	October	29,	2015	a	previous	Case	No.	DIR-2014-4846-DB	on	the	subject	property	for	a	Project	
with	38	dwelling	units	with	Density	Bonus	incentives	pursuant	to	LAMC	12.22.A.25	(the	“2015	DIR	
Determination”).			The	adjacent	property	owner	and	current	Appellant,	Mr.	Sugano,	did	not	appeal	
the	prior	project	approved	on	the	subject	property.		

	
Both	grant	deeds	for	the	Property	(3355-3361	S.	Overland	Avenue	and	10704-10710	Rose	

Avenue)	provided	that	the	Property	included		a	10-foot	portion	of	a	20-foot	alley,	which	alley	was	
listed	in	the	1888	original	subdivision	map	but	vacated	by	the	City	in	1910.			The	Applicants’	title	
insurance	policies	both	insured	that	the	Applicant	owned	a	10-foot	portion	of	the	20-foot	alley.		
The	Applicant’s	original	project	was	designed	utilizing	the	land	area	for	density	and	floor	area,	as	
well	as	required	setbacks	and	open	space.		This	alley	area	of	land	is	between	the	Applicant’s	and	
Appellant’s	properties.	

	
Concurrent	with	this	2015	DIR	Determination,	the	Appellant	claimed	that	he	owned	entire	

20	feet	of	the	alley.		Appellant	spent	considerable	time	and	resources	researching	the	alley	title	
issue.		Applicants’	title	insurer	wanted	to	sue	the	Appellant	to	quiet	title	to	the	alley.		But	Applicant	
did	not	want	to	sue		its	neighbor,	the	Appellant.		Accordingly,	Applicant	decided	at	great	expense	to	
re-design	the	apartment	building	project	so	that	no	portion	of	the	20	foot	alley	land	was	being	
used,	at	all.			

	
The	re-designed	project,	as	approved	by	the	2017	DIR	Determination,	provides	an	increase	

in	unit	count,	despite	an	overall	reduction	in	floor	area.		The	Department	of	City	Planning	
determined	that	the	increase	in	unit	count	could	not	be	considered	through	a	Letter	of	Correction	
to	the	2015	case,	and	instead	required	that	the	Applicant	file	a	new	Density	Bonus	Project	to	
evaluate	the	new	project	on	its	own	merits	and	impacts.		As	a	result,	the	city	issued	the	new	DIR	
Determination	approving	a	41	unit	project	on	the	smaller	land	area.		The	Applicant	submitted	a	
detailed	letter	to	the	Department	of	City	Planning	on	May	8,	2017	detailing	this	issue.		This	
correspondence	is	included	as	Attachment	“A”.		

	
The	Applicant	and	its	counsel	have	repeatedly	told	Appellant	and	Appellants’	title	insurance	

attorneys	that	no	portion	of	the	20	foot	alley	land	was	being	used	for	the	project.		Applicant	
intends	to	quitclaim	the	disputed	property	area	to	the	Appellant	in	an	effort	to	resolve	this	dispute.		
Even	though	this	quitclaim	offer	has	not	yet	been	accepted,	the	Project	as	currently	designed	does	
not	utilize	any	portion	of	that	property	for	density,	floor	area,	or	yards,	and	therefore	is	complaint	
with	all	provision	of	the	LAMC	with	or	without	the	property.		As	such,	the	Appellant’s	claim	is	
baseless	and	thus	must	be	dismissed	by	the	WAPC.		

	
Nonetheless,	the	Appeal	is	predicated	upon	the	incorrect	belief	that	the	Applicant	is	

utilizing	10-feet	of	the	vacated	alley	for	the	proposed	Project	due	to	some	informational	errors	on	
the	plot	plan,	Exhibit	“A”	to	the	DIR	Determination.			Despite	these	graphical	errors,	the	zoning	
information	and	calculations	pertinent	to	the	DIR	Approval	are	accurate	and	there	has	been	no	
error	by	the	Department	of	City	Planning	approving	the	requested	Density	bonus	action.		
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The	following	additional	responses	address	the	“Justification/Reason	for	Appeal”	as	
submitted	by	the	Appellant	on	October	2,	2017.		
	

A. The	project	complies	with	all	provisions	of	the	LAMC	for	the	project	including	setbacks	
and	floor	area:	

	
• Setbacks:		The	Appellant	claims	that	the	yards	provided	are	inconsistent	with	the	

provisions	of	the	Los	Angeles	Municipal	Code	(“LAMC”)	requirements	for	the	C2-1	
zone.	This	results	in	a	zero	setback	adjacent	to	the	Appellant’s	property,	which	includes	
a	portion	of	an	alley	vacated	by	the	City	in	the	1950’s.	The	Appellant	claims	that	the	
proposed	Project	is	predicated	upon	utilization	of	this	vacated	alley	area.	Pursuant	to	
the	Project	plans	submitted	to	the	City	on	6/6/17,	included	as	Exhibit	“A”	to	the	DIR	
Determination,	and	revised	on	10/10/17	(included	as	Attachment	“B”),	the	Project	is	
required	the	following	setbacks,	as	prescribed	by	LAMC	Sections	12.11.C	and	12.14	C	
for	the	R4	Multiple	Dwelling	Zone	and	C2	Commercial	Zone	Respectively:			

	
YARDS	/	SETBACKS:	

	
	 	 	 	 	 Required	 	 Provided	
Front	Yard:	 	 	 	 None	(per	C2)	 	 None	(per	C2)	
Side	Yard	North	(6-story):	 	 9’-0”	 	 	 7’-3”		
Side	Yard	South	(6-story):	 	 9’-0”	 	 	 9’-0”	
Rear	Yard	 	 	 	 18’-0”	 	 	 18’-0”	

	
These	setbacks	are	consistent	with	the	LAMC	requirements	for	a	6-story	residential	
building	in	the	C2	zone.	The	Applicant	requested	a	20%	yard	reduction	pursuant	to	
LAMC	12.22.A.25(f)	from	9	feet	to	7	feet	3	inches	for	the	north	side	yard	as	part	of	the	
requested	entitlements	granted	by	the	DIR	Determination.		These	yards	are	consistent	
with	the	provisions	of	the	LAMC	for	front	yards	in	the	C2	zone,	and	side	and	rear	yards	
for	the	R4	required	for	residential	uses	in	the	C2	zone.	Additionally,	as	shown	in	the	
Exhibit	“A”	submitted	to	the	City,	no	portion	of	the	subject	yards	utilize	any	portion	of	
the	adjacent	vacated	alley	for	setback	purposes.		

	
• Floor	Area:	The	Appellant	claims	that	the	Project	incorrectly	utilizes	a	reduced	side	

yard	setback	and	portion	of	the	adjacent	vacated	alley	in	calculating	the	proposed	Floor	
Area	Ratio	(“FAR”).	The	proposed	Project	does	not	utilize	any	portion	of	the	vacated	
alley	or	side	yard	for	the	purposes	of	calculating	gross	lot	area	or	FAR	and	is	consistent	
with	the	definition	of	“Buildable	Area”	provided	in	LAMC	Section	12.03	which	permits	
that	buildable	area	be	the	same	as	lot	area	for	a	residential	project	in	the	C2	zone.		

	
The	Project	proposes	an	FAR	of	2.48:1,	less	than	the	otherwise	permitted	3.0:1	by	
LAMC	Section	12.22.A.25(f)(4)(ii)	for	a	project	in	a	commercial	zone	with	Height	District	
1	fronting	a	Major	Boulevard	and	the	overall	maximum	floor	area	over	the	entire	site	
will	not	be	exceeded.	The	gross	floor	area	of	the	Project	site	is	12,141	square	feet,	does	
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not	utilized	any	portion	of	the	vacated	alleyway,	and	permits	a	gross	building	area	of	
30,132	square	feet	utilizing	a	permitted	2.48:1	FAR.	The	Appellant’s	claims	in	the	
appeal	are	erroneous	and	not	based	on	any	actual	technical	calculations	or	quantitative	
support	for	this	accusation,	and	thus	must	be	dismissed	as	relevant	by	the	APC.	

	
• Site	Planning:	The	Appellant	claims	that	the	Exhibit	“A”	submitted	to	the	City	on	6/6/17	

contains	references	to	“(E)	BLOCK	WALL	W/	CHAIN	LINK	FENCE	ATOP	TO	BE	REMOVED”	
and	“(E)	WOOD	SHED	TO	BE	REMOVED”	that	are	on	portions	of	the	Appellant’s	
property	and	that	the	Appellant	has	not	consented	to	have	such	property	removed.	
Such	references	constituted	a	erroneous	and	technical	inconsistency	within	the	
previously	submitted	Exhibit	“A”	and	any	reference	to	an	existing	structure	or	property	
of	the	Appellant	to	be	removed	have	be	clarified	and/or	removed	from	the	updated	
Exhibit	“A”	submitted	to	the	City	on	10/17/17.		

	
Additionally,	the	Appellant	claims	that	Page	19	(Landscape	Plan,	sheet	LP-1)	of	the	
Exhibit	“A”	shows	the	planting	of	trees	on	the	Appellant’s	property	as	part	of	the	
proposed	Project.	As	shown	in	the	Exhibit	“A”	submitted	to	the	City	on	6/6/17	and	the	
revised	Exhibit	“A”	submitted	to	the	City	on	10/17/17,	the	proposed	trees	are	
consistent	with	LAMC	Section	12.22.C.20(i)	which	permits	trees	to	be	planted	within	
any	required	yards	of	a	Project	at	a	minimum	spacing	of	three	feet	between	the	trunk	
of	each	tree.	The	proposed	trees	will	be	planted	within	the	property	lines	of	the	
proposed	Project,	within	the	rear	yard	of	the	proposed	Project	as	permitted	by	the	
LAMC,	and	are	not	located	on	the	Appellant’s	property	as	claimed	in	the	Appeal.		
	

• Air	Quality:	The	Appellant	claims	that	the	location	and	design	of	the	proposed	Project’s	
parking	garage	and	garage	ventilation	system	would	impact	air	quality	on	the	
Appellant’s	property.	As	discussed	in	the	Director’s	Determination	for	the	proposed	
Project	issued	on	September	15th,	2017,	the	South	Coast	Air	Quality	Management	
District’s	(SCAQMD)	thresholds	of	significance	for	operational	air	quality	impacts	would	
not	be	exceeded	by	operation	of	the	Project	and	issuance	of	a	Categorical	Exemption	is	
appropriate.	These	thresholds	were	developed	the	Department	of	City	Planning	in	
Conjunction	with	the	SCAQMD	and	are	based	on	established	CalEEMod	air	quality	
modeling	standards	for	the	construction	and	operation	of	projects	in	the	City	of	Los	
Angeles.		
	
Additionally,	a	third	party	Air	Quality	assessment	prepared	by	Parker	Environmental	
Consultants	on	October	19th,	2017	confirmed	the	Director’s	Determination	assessment	
of	operational	air	quality	impacts.	The	assessment	utilized	the	CalEEMod	modeling	
program	to	assess	the	operational	emissions	of	the	proposed	Project	in	addition	to	
analyzing	the	location	of	the	passive	ventilation	system	located	on	the	at	grade	parking	
level	and	the	mechanical	ventilation	system	for	the	subterranean	garage	level.	A	copy	
of	this	assessment	is	included	as	Attachment	“C”	to	this	response	letter.		This	voluntary	
third	party	assessment	confirmed	that	there	will	be	no	air	quality	impact	due	to	



	
DIR-2017-2229-DB-1A	
APC	–	Appeal	Response	
October	20,	2017	
Page	5	of	4		
	

		

operation	of	the	proposed	Project	and	the	Appellant’s	claim	should	be	dismissed	based	
on	lack	of	quantitative	evidence.		

	
As	demonstrated	herein,	the	Appeal	is	not	based	on	any	fact	or	substantial	evidence,	and	

only	on	false	and	incorrect	interpretations	of	the	project	facts.		As	outlined	in	this	letter,	the	
Appellant’s	contentions	are	baseless	and	do	not	merit	overturning	the	Director’s	Determination.		
The	Project	complies	with	all	mandatory	laws	governing	the	Project,	and	there	was	no	error	by	the	
Director	in	granting	the	Determination.			

	
Therefore,	on	behalf	of	the	Applicant,	we	respectfully	request	that	the	WAPC	deny	the	

Appeal	and	sustain	the	Director’s	decision	to	approve	DIR-2017-2229-DB	and	ENV-2017-2230-CE.		
	
	
	 Thank	you	for	your	attention	to	this	matter.	
	
Sincerely,	

	
Dana	A.	Sayles,	AICP	
	
	
cc:	 Councilmember	Paul	Koretz,	CD	5	
	 Ms.	Connie	Chauv,	Department	of	City	Planning	
	 Mr.	Robert	Nolan	
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ATTACHMENT	“A”	
	
	

APPLICANT	CORRESPONDENCE,	MAY	8,	2017	
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ATTACHMENT	“B”	
	

REVISED	EXHIBIT	“A”	October	17th,	2017	



LOCATION: 3355 S. OVERLAND AVE, LOS ANGELES, CA 90034

THIS PROJECT IS 100% PRIVATELY FUNDED, NO TAX CREDIT INCENTIVE.

PROPOSED TOTAL 6 STORIES: 5 STORY MULTI-FAMILY RESIDENTIAL APARTMENTS ABOVE 1 STORY GROUND 

FLOOR

PROJECT: PARKING GARAGE OVER 1 LEVEL SUB-GRADE PARKING GARAGE.

LEGAL THE LAND IS SITUATED IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF 

CALIFORNIA, 

DESCRIPTION: AND IS DESCRIBED AS FOLLOWS: LOT 23 AND LOT 24, BLOCK C, MAP SHEET 120B161, APN #
4254024024 & 42540224038.

TRACT: HARRISON CURTIS & SWEETSER'S RESUBDIVISION OF BLOCKS 45, 46, 47, 49 AND 50 WESTERN 

ADDITION TO "THE PALMS".

ZONE: C2-1 GENERAL COMMERCIAL - MUNICIPAL CODE SEC. 12.14.C

METHANE 

HAZARD SITE: NONE

COMMUNITY PLAN: PALMS - MAR VISTA - DEL REY

GROSS LOT AREA:  12,141 S.F.

BUILDABLE AREA: 12,141 S.F. 

SETBACKS: REQUIRED PROVIDED
FRONT YARD [USING C2 ZONE] NONE REQUIRED 0'-0"

SIDE & REAR YARDS [USING R4 ZONE FOR C2 USES]

SOUTH SIDE YARD [5'-0" + 1'-0" EA STORY OVER 2ND] 9'-0" 9'-0"   

   

NORTH SIDE YARD [9'-0" - 20% DENSITY BONUS INCENTIVE] 7'-2 3/8" 7'-2 3/8"

REAR YARD [15'-0" + 1'-0" EA STORY OVER 3RD = 18'-0"] 18'-0" 18'-0"

LOWEST EXISTING ADJACENT GRADE ELEVATION: 102.92' (LOWEST POINT 5' FROM BUILDING)

ALLOWABLE HEIGHT PER ZONING = UNLIMITED (HEIGHT DISTRICT 1). PROVIDED= 75'-8 7/8" 

ALLOWABLE HEIGHT PER BLDG. CODE = 85 FT. PROVIDED = 66'-9 3/4"

OCCUPANCY TYPE:  S-2 / R-2

CONSTRUCTION TYPE: TYPE I-A / TYPE III-A
(6 STORIES TOTAL: 5 STORIES TYPE III-A OVER 1 STORY TYPE I-A 

PARKING GARAGE OVER 1 STORY TYPE I-A SUB-GRADE PARKING 

GARAGE)

TYPE OF USE: RESIDENTIAL

FIRE PROTECTION:  NFPA-13 SUPERVISED AUTOMATIC FIRE SPRINKLER 

SYSTEM

NUMBER OF TREES REQUIRED   10.5

NUMBER OF TREES PROVIDED  (T.B.D.  ≥ 11)

OPEN SPACE REQ'D PER LAMC 12.21 G: <3 HABITABLE ROOMS (10) STUDIOS x 100 SF) =1,000 SF

(27) 1-BEDROOM UNITS x 100 SF) =2,700 SF

3 HABITABLE ROOMS (04) 2-BEDROOM UNITS x 125 SF) =   500 SF

TOTAL REQ'D OPEN SPACE = 4,200 SF

OPEN SPACE PROVIDED:

PRIVATE OPEN SPACE: (PRIVATE DECK (6) x 50 SF) =   300 SF 

AMENITY SPACE: (CLUBROOM) =   723 SF

COMMON OPEN SPACE: (1ST FLOOR - REAR YARD - OPEN TO SKY) = 1,345 SF

(2ND FLOOR - COURTYARD - OPEN TO SKY) =    406 SF 
(6TH FLOOR - TERRACE A - OPEN TO SKY) =    730 SF

(6TH FLOOR - TERRACE B - OPEN TO SKY)  =    726 SF

TOTAL OPEN SPACE PROVIDED = 4,230 SF

DENSITY/F.A.R.

OPEN SPACE

BASE DENSITY PERMITTED: 12,146 SF / 400 SF = 30.3 = 31 UNITS

DENSITY PER DENSITY BONUS SB1818 PURSUANT LAMC 12.22 A.25: 31 UNITS X 1.35 = 41.8 = 42 UNITS

DENSITY PROVIDED: STUDIO 10 UNITS

1-BEDROOM 27 UNITS

2-BEDROOM 04 UNITS

TOTAL 41 UNITS

4 VERY LOW INCOME UNITS PROVIDED (11% SET ASIDE)

BIKE STORAGE

REQUIRED: PROVIDED:

SHORT TERM: 41 UNITS / 10     = 06 SHORT TERM: 06

LONG TERM: 41 / 1 PER UNIT = 41 LONG TERM: 42

PARKING

REQUIRED: PROVIDED:

STUDIOS: 10 UNITS x 1 = 10 1ST FLOOR: VAN: 01

1-BEDROOMS: 27 UNITS x 1 = 27 STANDARD: 13

2-BEDROOMS: 04 UNITS x 2 = 08 TANDEM: 03

     = 45 LEVEL TOTAL: 17

LESS 15% FOR BIKES:     -06

TOTAL PARKING REQUIRED:   = 39 LEVEL P-1 STANDARD: 21
COMPACT: 01

P1 TOTAL: 22

TOTAL PARKING: 39
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PROJECT SUMMARY

FLOOR AREA RATIO

BUILDABLE AREA:

FLOOR AREA ALLOWED (2.65:1 FAR):

FLOOR AREA PROVIDED:

FAR PROPOSED (FLOOR AREA PROVIDED/BUILDABLE)

12,141 SF

12,141 SF x 2.65 = 32,173 SF

30,132 SF

30,132 SF / 12,141 = 2.48

238 SF

6,539 SF

6,539 SF

6,539 SF

6,539 SF

3,738 SF

30,132 SF

1ST FLOOR

2ND FLOOR

3RD FLOOR

4TH FLOOR

5TH FLOOR

6TH FLOOR

TOTAL

ZONING CODE

FLOOR AREA:

SCALE:

 1/8" = 1'-0" 1Plot Plan

LEGEND
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REVISION NO.



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
G-01 WHEELSTOP

G-02 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE SECTION 12,21A5, CHART #5

G-03 CONCRETE COLUMN PER STRUCT. - TYP.

G-06 FIRE EXTINGUISHER  CABINET AT 40"A.F.F.(RATING >= 10BC) - VERIFY LOCATIONS WITH
FIRE INSPECTOR

ST-05 CLASS I STANDPIPE. SEE PLUMBING DRAWINGS FOR ADDITIONAL INFORMATION.

N

SCALE:

 1/8" = 1'-0" 1Level P1 Plan

REVISION NO.

MECHANICAL



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL 

NOTES

LEGEN

D

KEYNOTE

S
B-46 FDC PER IDC. LOCATION, NUMBER AND SIZE OF FDC CONNECTIONS TO BE VERIFIED BY

LAFD PRIOR TO INSTALLATION.

B-51 FOR CAB DIMENSIONS SEE 1/A8.30

EL-29 STANBY POWER WITH BACK UP GENERATOR PROVIDED FOR ELEVATORS. 1007.4 CBC]

F-37 DOOR TO HAVE PANIC HARDWARE, SEE A-6.01 DOOR SCHEDULE

G-01 WHEELSTOP

G-02 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE SECTION 12,21A5, CHART #5

G-03 CONCRETE COLUMN PER STRUCT. - TYP.

G-06 FIRE EXTINGUISHER  CABINET AT 40"A.F.F.(RATING >= 10BC) - VERIFY LOCATIONS WITH FIRE
INSPECTOR

G-14 8'-2"A.F.F. MIN. CLEAR HEAD ROOM AT HATCHED AREA FOR ADA ACCESS

G-17 EMERGENCY GENERATOR - SEE ELECTRICAL PLANS FOR MORE INFORMATION.

G-38 DERO DUPLEX - TYPICAL FOR 42 BIKES (REQUIRES 8'-6" CLR. HEADHEIGHT)

G-44 ELECTRIC SWING UP GATE FOR AUTOMOBILE ACCESS. 8'-2" MINIMIM CLEAR HEIGHT WHEN
GATE IS UP. SEE ELECTRICAL FOR ADDITIONAL INFORMATION.

ST-05 CLASS I STANDPIPE. SEE PLUMBING DRAWINGS FOR ADDITIONAL INFORMATION.

N

SCALE:

 1/8" = 1'-0" 11st Floor Plan

REVISION NO.

9/25/2017   3:07 
pm



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-48 SHAFT FOR GARAGE EXHAUST.

B-49 STREET ADDRESS NUMBER.

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-54 RECYCLING CHUTE

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

N

SCALE:

 1/8" = 1'-0" 12nd Floor

REVISION NO.



UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-29 GUTTER DETAIL SEE DETAIL ELEVATION 4/A7.02

N

SCALE:

 1/8" = 1'-0" 13rd Floor

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 14th Floor

REVISION NO.



UP

UP

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

WALL RATING 

MIN. 1-HOUR FIRE RATED WALL W/ MIN. 

SOUND RATING OF 50 STC

MIN. 1-HOUR FIRE RATED WALL

MIN. 2-HOUR FIRE RATED WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE 

RATED WALL

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0

1

A-3.02

BA

BA BKBE

B10 B10

B8

BM

BMBGBC

B5

B7

BL

1

A-3.01

1

A-3.04

1

A-3.03

1

A-3.03

B1B1

B4B4

G2

G10

G8

GH GI

B9

BB BJ

G6

B3

1

A-3.05

KITCHEN

LIVING

BEDROOM

W.I.C.

BATH

LIVING ROOM

KITCHENW/D

LIVING

LIVING ROOM
BEDROOM

W.I.C.

BATH

W/D

KITCHEN

KITCHEN

LIVING ROOM

BEDROOM

W/D

LIVING ROOM

BEDROOM 2

BATH

W.I.C.

W/D

M BEDROOM

KITCHENBATH

BATH 2

W/D

UNIT 501
1BR

636 SF UNIT 502
2BR

1038 SF

UNIT 504
1BR

679 SF
UNIT 505
STUDIO
449 SF

UNIT 506
1BR

694 SF

UNIT 507
STUDIO
460 SF

UNIT 508
1BR

648 SF

KITCHEN
LIVING ROOM

W/D

BEDROOM
BATH

F/L

F/L

UNIT 509
1BR

667 SF

UNIT 503
1BR

675 SF

OPEN TO
BELOW

F/L

F/L

F/L

DWP LINES MOVED 
UNDERGROUND

BD

BH

B6

115'-0 3/8"

9
6

'-
1

1
 1

/4
"

9
'-
2
 1

/8
"

1
4

'-
1

1
 1

/2
"

8
'-
8

"
4

'-
8
 1

/4
"

4
'-
6
 1

/2
"

4
'-
5
 1

/4
"

1
3

'-
5
 3

/8
"

1
3

'-
3
 7

/8
"

1
4

'-
6
 1

/4
"

1
'-
9
 5

/8
"

7
'-
4
 1

/2
"

115'-0 3/8"

0" 18'-2 1/8" 4'-2 3/4" 20'-7 3/4" 40'-2" 12'-0 3/4" 7'-0" 12'-4 7/8" 4 1/8"

9
6

'-
1

1
 1

/4
"

7
'-
4
 1

/2
"

2
9

'-
7
 3

/4
"

7
'-
6
 5

/8
"

9
'-
4
 1

/8
"

6
'-
6
 5

/8
"

2
7

'-
3
 1

/2
"

9
'-
2
 1

/8
"

147.66'

2 1/8" 3'-9 5/8" 5'-0 1/4" 5'-8 3/8" 4'-11 1/2"

2 1/8"

3'-10 3/4"

1"1'-3 3/4"

1 5/8" 2 1/8"

6'-6 5/8" 6'-6 3/4"

2 1/8"

8 7/8"

1
9

'-
1

0
 3

/8
"

2
 1

/8
"

6
'-
0
 7

/8
"

1
'-
6
 1

/8
"

2
 3

/8
" 2'-6"

6
'-
3

"
5

'-
3
 5

/8
"

1
 5

/8
"

2
 1

/8
"

4
'-
9
 1

/8
"

4
'-
6
 1

/8
"

2
 1

/8
"

3
 3

/8
"

2
 1

/8
"

4
'-
3
 5

/8
"

2
'-
6

"

2 1/8"

3 3/4"

6'-5 1/4" 11'-11 1/4"

5 5/8"

5'-0 1/4" 6'-0 7/8" 5'-11 1/8" 4 1/4" 6'-6 1/4" 3'-8 1/2"

DWP POWER 
POLE RELOCATED

1 5/8" 2 1/8"

RELOCATED 
DWP 34.5 Kv 
POWER LINE

SCE 66 Kv 
POWER LINE

1
1

'-
0
 1

/8
"

1
 7

/8
"

9
'-
3
 3

/4
"

7
'-
9
 5

/8
"

2
 1

/8
"

7
/8

"
2

 1
/8

"

5
 1

/2
"

1
 1

/4
"

2
 1

/8
"

3
'-
9
 5

/8
"

4
"

F/L

F/L

F/L

A-8.30

6

A-8.01

6

A-8.02

6

STAIR 2

ELEVATOR

STAIR 1

BF

EW3 EW3EW5

B8 B8

B9

B9

B9 B9 B9 B9

SF2

A

A FF A A

A

EW3

EW1EW1 EW1 EW3EW2EW1EW1EW1 EW1

EW1

EW1

C

B10

EW3

EW5

EW3

SS1

G

EW3

SW1SS1

C E

EW3 CW2

CW1

EW1EW1

B

B

EW3

EW3

B-44

B-44

S1

U1

U1

U1

U3

U2

U1

U3 U3

U1

U3

U1

U2

U2

U2

U1

U3

U2

U1

S1

U2U2

U2

U3

U2

U1

U3

U3

H

B5

B4

B5

B-52

B-52

B-21

B-21

B-53

B-53

EW1 EW1

EW3

EW1EW1EW1EW1
EW1

EW1

EW3

EW3 EW3

SS1

B-63

4
'-
1

"

E-05

E-05

E-05

18'-2 1/8" 8'-10 3/4" 24'-2 7/8" 19'-6 1/4" 6'-2 3/8" 18'-3 5/8" 16'-4 1/4" 3'-0" 4 1/8"

REAR YARD

18'-0"

S
ID

E
 Y

A
R

D

7
'-
2
 3

/8
"

S
ID

E
 Y

A
R

D

9
'-
0

"

Date:

Scale:

By:

Project No:

Page No:

OF

New Design - 03/24/17

Background - 05/17/17

As indicated

1
0

/1
6

/2
0
1

7
 7

:2
9
:1

4
 A

M

TLL

03/24/17

1705

A-2.06

A
P

A
R

T
M

E
N

T
S

3
3
5

5
 S

 O
V

E
R

L
A

N
D

 A
V

E
.

L
O

S
 A

N
G

E
L
E

S
, 
C

A
 9

0
0

3
4

5
th

 F
lo

o
r 

P
la

n

112

GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 15th Floor

REVISION NO.
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1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 

DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 

BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)

12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

KEYNOTE

S
B-21 TRASH CHUTES. SEE DETAIL 1,2 & 3 ON SHEET A10.12 FOR MORE INFORMATION

B-52 90 MIN RATED TRASH CHUTE DOOR

B-53 AT THE BASE OF THE EACH CHUTE AN AUTOMATIC FIRE CUT-OFF DOOR SHALL BE
INSTALLED TO PREVENT THE SPREAD OF SMOKE AND FIRE. IN ADDITION, TRASH CHUTE
SYSTEM TO BE EQUIPPED WITH ELECTRIC INTERLOCK INTAKE DOORS WITH LOCK
ACTIVATION MECHANISM INSTALLED INSIDE REFUSE/RECYCLE ROOM

B-63 COOKSON FIRE DOOR, 90 MINUTE, COUNTER DOOR, FACE OF WALL MOUNT, PUSH-UP
OPERATION, GALVANIZED SHEET METAL, 7'-6 1/2" HIGH BY 10' WIDE.

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

N

SCALE:

 1/8" = 1'-0" 16th Floor

REVISION NO.
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1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 

DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 

BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)

12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL ROOF RUNOFF TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

KEYNOTES

LEGEND

R-01 ROOF DRAIN AND OVERFLOW DRAIN

R-02 CONDUCTOR HEAD AND DOWNSPOUT

R-05 MECHANICAL UNITS MOUNTED ON VIBRATION ISOLATORS OVER SHEET METAL LINED
CONCRETE PAD. SEE MECHANICAL DRAWINGS FOR UNIT LOCATIONS AND SPECIFICATION

R-08 TRASH CHUTE VENT

R-09 PARAPET WALL 42" ABOVE ROOF LINE.

R-13 WHITE, CLASS "A" PVC THERMOPLASTIC ROOF MEMBRANE, MECHANICALLY FASTENED TO
A 1/4" COVER BOARD OVER SLOPED ROOF. VERSICO VERSIFLEX PVC OR EQUAL.

R-21 PAINTED GALVANIZED SHEET METAL FLASHING CAP

R-28 FUTURE SOLAR PANEL INSTALLATION AREA

R-31 PVC WALKING PAD WITH CONTRASTING COLOR

R-32 THE SOLAR ZONE SHALL BE FREE OF OBSTRUCTIONS AND BE SETBACK AT LEAST TWO
TIMES THE HEIGHT OF ANY OBSTRUCTION, INCLUDING BUT NOT LIMITED TO, VENTS,
CHIMNEYS, AND EQUIPMENT.

R-35 FOR ROOF SLOPES LESS THAN OR EQUAL TO 2:12, THE SOLAR ZONE SHALL ALLOW FOR A
4-FOOT WIDE CLEAR PERIMETER ACCESS AROUND THE EDGES OF THE ROOF.

R-39 ROOF TIEDOWN

N

SCALE:

 1/8" = 1'-0" 1Roof Plan

SCALE:

 1/4" = 1'-0" 2Elevator Roof Plan

SCALE:

 1/4" = 1'-0" 3Stair 2 - Roof

N

N

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 

COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
96' - 7 1/4"

Level P1
96' - 7 1/4"
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106' - 7 7/8"1st Floor
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B-44 G-01

1 BR UNIT 303

1 BR UNIT 203

1 BR UNIT 403

1 BR UNIT 503

1 BR UNIT 304

1 BR UNIT 204

1 BR UNIT 404

1 BR UNIT 504

CLUB ROOM

STUDIO 205

Roof Parapet
172' - 9 7/8"

Roof Parapet
172' - 9 7/8"

3rd Floor
127' - 7 7/8"

3rd Floor
127' - 7 7/8"

1
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4th Floor
137' - 7 7/8"
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5th Floor
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6th Floor
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6th Floor
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Roof Plan
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Roof Plan
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20% SLOPE
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STUDIO 305
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STUDIO 505
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4
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4
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REAR YARD

18'-0"

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1Building Section 3 (E-W)

B-44 FIRE EXTINGUISHER CABINET AT 40"A.F.F.(RATING >= 2-A OR 2-A10BC) - VERIFY LOCATIONS
WITH FIRE INSPECTOR

G-01 WHEELSTOP

KEYNOTES

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
96' - 7 1/4"

Level P1
96' - 7 1/4"

1st Floor
106' - 7 7/8"1st Floor

106' - 7 7/8"
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E-15

E-08

E-05

OPENING
RAMP TO P1

E-17
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SIDE YARD
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CW6 - SEE SHT. A-6.3 GARAGE VENTILATION 
OPENINGS- SEE SHT. T-1.25
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3rd Floor
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5th Floor
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5th Floor
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6th Floor
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Roof Plan
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Roof Plan
168' - 7 7/8"

E-22E-22

4
2
"

4
2
"

4
2
"

4
2
"

4
2
"

4
2
"

4
2
"

4
2
"

4
8
"

1
0

'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

1
'-
0

"

B
U

IL
D

IN
G

 C
O

D
E

 H
T

. 
(8

5
' 
A

L
L

O
W

E
D

)

6
6

'-
9
 3

/4
"

B
U

IL
D

IN
G

 C
O

D
E

 H
T

. 
(8

5
' A

L
L

O
W

E
D

)

6
6

'-
9
 3

/4
"

Z
O

N
IN

G
 C

O
D

E
 H

T
. 
(U

N
L

IM
IT

E
D

)

7
5

'-
8
 7

/8
"

Z
O

N
IN

G
 C

O
D

E
 H

T
. 
(U

N
L

IM
IT

E
D

)

7
5

'-
8
 7

/8
"

1
0

'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

0
'-
0

"
1

1
'-
0

"
4

'-
2

"

T.O.P.

E-11

4
2
"

B

B

B

B B

B

B

B

4
2
"

4
2
"

4
2
"

6
"

4
2
"

SF2

SF2

SF2

SF2

1'-0" 13'-2" 1'-0" 5'-3 7/8"

2"
8"
2"

1
'-
0

"
9

'-
8

"

Metal 

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1East Exterior Elevation

B-46 FDC PER IDC. LOCATION, NUMBER AND SIZE OF FDC CONNECTIONS TO BE VERIFIED BY
LAFD PRIOR TO INSTALLATION.

E-01 EXTERIOR PLASTER, STEEL TROWEL FINISH, WHITE

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-08 COR-TEN STEEL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-15 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 2

E-16 EXTERIOR GLASS AT DOORS AND WINDOWS TO BE CLEAR, LOW-E GLASS.

E-17 BUILDING ADDRESS SHALL BE PROVIDED AT OR NEAR THE ENTRANCE OF THE BUILDING IN
ACCORDANCE TO L.A.M.C. 57.09.11. SEE DETAIL 9/A10.06 FOR MORE INFORMATION.

E-22 TRESPA PANEL OR SPANDREL GLASS PANEL

S-47 BIKE RACK. DERO, HOOP RACK. SEE A-5.10 FOR SPECIFICATIONS.

ST-18 SMOKEGUARD MODEL XXX.

KEYNOTE

S

REVISION NO.



NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

2nd Floor
117' - 7 7/8"

2nd Floor
117' - 7 7/8"

Level P1
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CW5 - SEE SHT. A-6.3CW2 - SEE SHT. A-6.3
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Roof Parapet
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127' - 7 7/8"
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5th Floor
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5th Floor
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6th Floor
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Roof Plan
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Roof Plan
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REAR YARD

18'-0"

EPIC B: OVER STRUCTURE 361 SF

16'-5 7/8"EPIC A: UNDER GROUND 430 SF

63'-11 5/8"

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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New Design - 03/24/17
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GENERAL NOTES

SCALE:

 1/8" = 1'-0" 1North Exterior Elevation

E-03 GLASS AND ALUMINUM CURTAINWALL SEE SHT. A-6.30

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-07 METAL PARAPET CAP PAINTED GRAY TO MATCH CORRUGATED METAL PANELS.

E-08 COR-TEN STEEL PANELS.

E-09 DECORATIVE METAL TRELLIS TYPE STRUCTURE PAINTED GRAY TO MATCH CORRUGATED
METAL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-18 PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST 9 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS (6306).

E-21 TRANSFORMER/ELECTRICAL AREA; SEE ELECTRICAL DWGS FOR ADDITIONAL
INFORMATION.

E-23 BREAK METAL FASCIA PAINTED BLACK.

LEGEND

KEYNOTE

S

REVISION NO.
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EPIC C: OVER STRUCTURE 117 SF

31'-5 1/8"

EPIC D: IN GROUND 220 SF

47'-6"

REAR YARD

18'-0"

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0

Date:

Scale:

By:

Project No:

Page No:

OF

New Design - 03/24/17

Background - 05/17/17

As indicated

1
0

/1
6

/2
0
1

7
 7

:2
9
:3

0
 A

M

TLL

03/24/17

1705

A-4.03

A
P

A
R

T
M

E
N

T
S

3
3
5

5
 S

 O
V

E
R

L
A

N
D

 A
V

E
.

L
O

S
 A

N
G

E
L
E

S
, 
C

A
 9

0
0

3
4

E
xt

e
ri

o
r 

E
le

v a
ti
o

n
s

112

GENERAL NOTES

SCALE:

 1/8" = 1'-0" 1South Exterior Elevation

E-01 EXTERIOR PLASTER, STEEL TROWEL FINISH, WHITE

E-07 METAL PARAPET CAP PAINTED GRAY TO MATCH CORRUGATED METAL PANELS.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-13 STAR INDICATES EMERGENCY EGRESS WINDOW.

E-15 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 2

E-16 EXTERIOR GLASS AT DOORS AND WINDOWS TO BE CLEAR, LOW-E GLASS.

E-18 PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST 9 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS (6306).

E-23 BREAK METAL FASCIA PAINTED BLACK.

E-28 SEALED C.M.U. WALL.

S-47 BIKE RACK. DERO, HOOP RACK. SEE A-5.10 FOR SPECIFICATIONS.

LEGEND

KEYNOTES

REVISION NO.
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23'-1 1/2"

NON-BEARING CONCRETE MASONRY UNIT (CMU) WALL PER 

STRUCTURAL DWGS U.O.N.

CONCRETE WALL, FLOOR OR COLUMN PER STRUCTURAL 

DWGS

SMOOTH TROWEL EXTERIOR CEMENT PLASTER W/ INTEGRAL 
COLOR AND PAINTED, U.O.N.

METAL STUD WALL AT P1 AND 1ST FLOOR, WOOD STUD WALL 

AT FLOORS 2 TO 6. SEE WALL TYPES SHEET FOR MORE 

INFORMATION

CONCRETE MASONRY UNIT (CMU) WALL

MIN. 3-HOUR NON-COMBUSTIBLE FIRE RATED FLOOR

FIRE CURTAIN SPRINKLER HEAD

1. LEVEL P1 AND FIRST FLOOR ARE TYPE I-A CONSTRUCTION.

2. SEE SHEET A-6.01 FOR DOOR SCHEDULE AND SHEET A-6.02 FOR 

WINDOW SCHEDULE.

3. SEE SHEET A-6.05 TO A-6.07 FOR WALL AND FLOOR TYPE ASSEMBLIES.

4. SEE ENLARGED UNIT PLAN SHEETS A-5.01 THRU A-5.06 FOR MORE 

INFORMATION.

5. ALL ROOFS, COMMON & DWELLING UNIT DECKS TO BE SLOPED TO 
DRAIN AT 1/4" PER LINEAR FOOT, MINIMUM.

6. IN THE PARKING GARAGE MAINTAIN 8'-2" MINIMUM CLEAR HEIGHT AT 

VEHICULAR PATH OF TRAVEL TO AND INCLUDING ACCESSIBLE PARKING 

STALLS. MAINTAIN 7'-0" CLEAR MINIMUM IN ALL OTHER LOCATIONS.

7. BUILDING TO BE EQUIPPED WITH NFPA-13 AUTOMATIC SPRINKLER 

SYSTEM THROUGHOUT.

8. ALL DIMENSIONS ARE TO FACE OF STUDS, FACE OF CONCRETE/ CMU 

OR CENTERLINE OF COLUMNS U.O.N.

8. SEE T-1.14 CALGREEN INFORMATION FOR ADDITIONAL GREEN BUILD 

INFORMATION

9. INTERIOR WALL AND CEILING FINISHES SHALL BE TESTED AS 

SPECIFIED IN CHAPTER 8 SECTION 803.

10. INTERIOR WALL AND CEILING FINISHES FOR AREAS IN SPRINKLERED 
BUILDING WITH R3 & S OCCUPANCY SHALL NOT EXCEED THE MAXIMUM 

FLAME SPREAD RATING LISTED BELOW AND IN ACCORDANCE TO 

CHAPTER 8 AND TABLE 803.9, 2013 CBC, LATEST OR APPLICABLE 

EDITION : 

- INTERIOR EXIT STAIRWAYS, INTERIOR EXIT RAMPS, EXIT 

PASSAGEWAYS: 200

- CORRIDORS AND ENCLOSURE FOR EXIT ACCESS STAIRWAYS AND 

EXIT ACCESS RAMPS: 200

- EXIT CORRIDORS: 75

- OTHER ROOMS AND ENCLOSED SPACES: 200

11. THE FLAME-SPREAD RATING OF PANELING MATERIALS ON THE WALLS

OF THE CORRIDOR, LOBBY AND EXIT ENCLOSURE MUST BE IDENTIFIED

ON PLANS. (T803.9)
12.  PROVIDE FIRE EXTINGUISHER AS REQUIRED BY FIRE DEPARTMENT

FIELD INSPECTOR.

13. ALL DOWNSPOUTS TO DRAIN TO EPIC SYSTEM. SEE CIVIL SHEET C8.0
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GENERAL NOTES

LEGEND

SCALE:

 1/8" = 1'-0" 1West Exterior Elevation

E-05 42" HIGH GUARDRAIL. PERFORATED ALUMINUM PANELS IN ALUMINUM TUBE FRAME. SEE
DETAIL 5/A-10.06

E-10 MECHANICAL GARAGE EXHAUST LOUVER. SEE MECHANICAL DRAWINGS FOR ADDITIONAL
INFORMATION.

E-11 GARAGE VENTILATION OPENING WITH PAINTED METAL GRILLE. SEE SHT. T-1.25 FOR MORE
INFORMATION.

E-14 EXTERIOR PLASTER, STEEL TROWEL FINISH, YELLOW 1

E-23 BREAK METAL FASCIA PAINTED BLACK.

KEYNOTES

REVISION NO.
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ATTACHMENT	“C”	
	

AIR	QUALITY	ASSESSMENT	October	19th,	2017	–	PARKER	ENVIRONMENTAL	
	
	

	



 

23822 Valencia Boulevard, Suite 301 
Valencia, CA 91355 

(661) 257-2282 (tel)  
www.parkerenvironmental.com 

 

October 19, 2017 
[via email: zachary@three6ixty.net] 

 
 

Zachary Andrews 
Three6ixty  
4309 Overland Avenue 
Culver City, CA 90230 

Re: Operational Air Quality Analysis for the 3355 Overland Avenue Apartment Project 

Dear Zachary: 

Per your request, Parker Environmental Consultants has quantified the operational air quality 
emissions associated with the proposed 41-unit apartment project located at 3355 S. Overland 
Avenue in the City of Los Angeles using the CARB-recommended California Emissions 
Estimator Model (CalEEMod) (Version 2016.3.2). As shown in the summary tables presented on 
the following pages, the operational emissions for the Proposed Project are below the thresholds 
of significance set by the South Coast Air Quality Management District (SCAQMD). For 
purposes of compliance with the California Environmental Quality Act (CEQA), this analysis and 
the supporting CalEEMod worksheets (included in Appendix A) can be referenced to support the 
finding that the project’s operational activities would be less than significant and no mitigation 
measures are required.   

Please feel free to contact me should you have any questions or comments.  

Sincerely,  
 
PARKER ENVIRONMENTAL CONSULTANTS  

 

Shane E. Parker, President 

Attachment A:  Air Quality CalEEMod Worksheets, 3355 Overland Avenue Project, October 19, 2017. 
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23822 Valencia Blvd., Suite 301 
Valencia, CA 91355 

(661) 257-2282 (tel)  
www.parkerenvironmental.com 

 

Proposed Project 

The Proposed Project consists of a six-story multi-family residential apartment building with 41 
dwelling units. The proposed building includes approximately 30,132 square feet of floor area 
consisting of apartment units, residential support areas, and open space. Approximately 39 
parking spaces are proposed on-site with 17 spaces located on the ground floor and 22 spaces 
located on level P1.  

South Coast Air Quality Management District  (SCAQMD) 

The SCAQMD is the agency principally responsible for comprehensive air pollution control in 
the South Coast Air Basin (Basin). The SCAQMD develops air quality related rules and 
regulations, establishes permitting requirements, inspects emissions sources, and provides 
regulatory enforcement through such measures as educational programs or fines, when necessary. 
The SCAQMD is directly responsible for reducing emissions from stationary (area and point), 
mobile, and indirect sources to meet federal and state ambient air quality standards for the Basin. 

Thresholds of Significance  

The SCAQMD recommends that projects should be evaluated in terms of air pollution control 
thresholds established by the SCAQMD and published in the CEQA Air Quality Handbook.  
These thresholds were developed by the SCAQMD to provide quantifiable levels to which 
projects can be compared. The most current mass regional significance thresholds, shown in 
Table 1, SCAQMD Air Quality Significance Thresholds, are used in this analysis. 

Table 1 
SCAQMD Air Quality Significance Thresholds 

Mass Daily Thresholds  
Pollutant Operation  

NOx 55 pounds/day 
VOC  55 pounds/day 
PM10 150 pounds/day 
PM2.5 55 pounds/day 
SOx 150 pounds/day 
CO 550 pounds/day 

Notes:  
Source: SCAQMD Air Quality Significance Thresholds, website: 
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-
thresholds.pdf?sfvrsn=2, Revision March 2015.  
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23822 Valencia Blvd., Suite 301 
Valencia, CA 91355 

(661) 257-2282 (tel)  
www.parkerenvironmental.com 

 

Operational Emissions  

Operational emissions associated with the Proposed Project were calculated using CalEEMod 
Version 2016.3.2 and the project characteristics as defined above. Operational emissions 
associated with the Project would be comprised of mobile source emissions and area source 
emissions.  Mobile source emissions are generated by the increase in motor vehicle trips to and 
from the Project Site.  Area source emissions would be generated by natural gas consumption for 
space and water heating, and landscape maintenance equipment. To determine if a regional air 
quality impact would occur, the increase in the project’s operational air quality emissions are 
compared to the SCAQMD’s recommended mass regional thresholds for operational emissions 
shown in Table 1, above. As shown in Table 2, Proposed Project Estimated Daily Operational 
Emissions, below, the Project Site’s operational emissions would be below the regional 
thresholds of significance set by the SCAQMD. Accordingly, the project would result in less than 
significant regional air quality emissions and no mitigation measures are required. 

Table 1 
Proposed Project Estimated Daily Regional Operational Emissions 

Emissions Source 
Emissions in Pounds per Day 

ROG a NOx CO SOx PM10 PM2.5 

Summertime (Smog Season) Emissions 
Area Sources 0.76 0.04 3.40 <0.01 0.02 0.02 
Energy Sources 0.01 0.10 0.04 <0.01 <0.01 <0.01 
Mobile Sources 0.51 2.35 5.69 0.02 1.30 0.36 

Total Project Emissions: 1.28 2.49 9.13 0.02 1.32 0.38 
SCAQMD Thresholds 55 55 550 150 150 55 

Potentially Significant Impact? No No No No No No 

Wintertime (Non-Smog Season) Emissions 

Area Sources 0.76 0.04 3.40 <0.01 0.02 0.02 
Energy Sources 0.01 0.10 0.04 <0.01 <0.01 <0.01 
Mobile Sources 0.49 2.39 5.44 0.02 1.30 0.36 

Total Project Emissions 1.26 2.53 8.88 0.02 1.32 0.38 
SCAQMD Thresholds 55 55 550 150 150 55 

Potentially Significant Impact? No No No No No No 

Notes: 
a  The SCAQMD significance threshold is in terms of VOC while CalEEMod calculates reactive organic 
compounds (ROG) emissions.  For purposes of this analysis, VOC and ROG are used interchangeably since 
ROG represents approximately 99.9 percent of VOC emissions. 
 
Source: CalEEMod 2016.3.2, Calculation worksheets are provided in Appendix A to this report. 
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1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Apartments Mid Rise 41.00 Dwelling Unit 0.28 30,132.00 117

Enclosed Parking with Elevator 39.00 Space 0.00 15,600.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

11

Wind Speed (m/s) Precipitation Freq (Days)2.2 31

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Los Angeles Department of Water & Power

2019Operational Year

CO2 Intensity 
(lb/MWhr)

1227.89 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

3355 Overland Avenue Project - Operational Emissions Only
South Coast AQMD Air District, Summer

CalEEMod Version: CalEEMod.2016.3.2 Date: 10/19/2017 1:18 PMPage 1 of 17

3355 Overland Avenue Project - Operational Emissions Only - South Coast AQMD Air District, Summer



Project Characteristics - 

Land Use - Project data per Site Plan (5.26.17)

Construction Phase - IGNORE CONSTRUCTION EMISSIONS FOR OPERATIONAL EMISSIONS SCENARIO.

Woodstoves - No woodstoves or fireplaces proposed.

Sequestration - 

Mobile Land Use Mitigation - 

Area Mitigation - 

Water Mitigation - 

Waste Mitigation - 

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 5.00 100.00

tblConstructionPhase PhaseEndDate 6/27/2018 11/7/2018

tblFireplaces FireplaceDayYear 25.00 0.00

tblFireplaces FireplaceHourDay 3.00 0.00

tblFireplaces FireplaceWoodMass 1,019.20 0.00

tblFireplaces NumberGas 34.85 0.00

tblFireplaces NumberNoFireplace 4.10 0.00

tblFireplaces NumberWood 2.05 0.00

tblLandUse LandUseSquareFeet 41,000.00 30,132.00

tblLandUse LotAcreage 1.08 0.28

tblLandUse LotAcreage 0.35 0.00

tblSequestration NumberOfNewTrees 0.00 11.00

tblWoodstoves NumberCatalytic 2.05 0.00

tblWoodstoves NumberNoncatalytic 2.05 0.00

tblWoodstoves WoodstoveDayYear 25.00 0.00

tblWoodstoves WoodstoveWoodMass 999.60 0.00

CalEEMod Version: CalEEMod.2016.3.2 Date: 10/19/2017 1:18 PMPage 2 of 17
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2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2018 2.2652 12.0190 9.7688 0.0176 0.4472 0.7181 1.1653 0.1196 0.6609 0.7805 0.0000 1,780.559
5

1,780.559
5

0.3852 0.0000 1,790.188
8

Maximum 2.2652 12.0190 9.7688 0.0176 0.4472 0.7181 1.1653 0.1196 0.6609 0.7805 0.0000 1,780.559
5

1,780.559
5

0.3852 0.0000 1,790.188
8

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2018 2.2652 12.0190 9.7688 0.0176 0.4472 0.7181 1.1653 0.1196 0.6609 0.7805 0.0000 1,780.559
5

1,780.559
5

0.3852 0.0000 1,790.188
8

Maximum 2.2652 12.0190 9.7688 0.0176 0.4472 0.7181 1.1653 0.1196 0.6609 0.7805 0.0000 1,780.559
5

1,780.559
5

0.3852 0.0000 1,790.188
8

Mitigated Construction
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Energy 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mobile 0.6030 3.0140 8.1201 0.0261 1.9811 0.0290 2.0101 0.5301 0.0273 0.5574 2,647.655
0

2,647.655
0

0.1376 2,651.095
2

Total 1.3736 3.1489 11.5641 0.0269 1.9811 0.0553 2.0364 0.5301 0.0536 0.5837 0.0000 2,775.557
5

2,775.557
5

0.1459 2.2300e-
003

2,779.871
5

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Energy 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mobile 0.5116 2.3532 5.6882 0.0174 1.2828 0.0194 1.3022 0.3433 0.0183 0.3616 1,766.166
9

1,766.166
9

0.0978 1,768.612
9

Total 1.2822 2.4880 9.1321 0.0182 1.2828 0.0458 1.3286 0.3433 0.0446 0.3879 0.0000 1,894.069
3

1,894.069
3

0.1062 2.2300e-
003

1,897.389
2

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 IGNORE Building Construction Building Construction 1/25/2018 6/13/2018 5 100

2 IGNORE Architectural Coating Architectural Coating 6/21/2018 11/7/2018 5 100

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

IGNORE Architectural Coating Air Compressors 1 6.00 78 0.48

IGNORE Building Construction Cranes 1 4.00 231 0.29

IGNORE Building Construction Forklifts 2 6.00 89 0.20

IGNORE Building Construction Tractors/Loaders/Backhoes 2 8.00 97 0.37

Trips and VMT

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

6.65 20.99 21.03 32.37 35.25 17.22 34.76 35.25 16.74 33.55 0.00 31.76 31.76 27.25 0.00 31.75

Residential Indoor: 61,017; Residential Outdoor: 20,339; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 936 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 0

Acres of Paving: 0
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Total 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

IGNORE Building 
Construction

5 36.00 7.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

IGNORE Architectural 
Coating

1 7.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0298 0.8483 0.2113 1.8300e-
003

0.0448 6.2000e-
003

0.0510 0.0129 5.9300e-
003

0.0188 195.0606 195.0606 0.0133 195.3925

Worker 0.1940 0.1391 1.8063 4.4100e-
003

0.4024 3.2100e-
003

0.4056 0.1067 2.9600e-
003

0.1097 438.9666 438.9666 0.0150 439.3408

Total 0.2238 0.9874 2.0176 6.2400e-
003

0.4472 9.4100e-
003

0.4566 0.1196 8.8900e-
003

0.1285 634.0272 634.0272 0.0283 634.7333

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 0.0000 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Total 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 0.0000 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Mitigated Construction On-Site
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0298 0.8483 0.2113 1.8300e-
003

0.0448 6.2000e-
003

0.0510 0.0129 5.9300e-
003

0.0188 195.0606 195.0606 0.0133 195.3925

Worker 0.1940 0.1391 1.8063 4.4100e-
003

0.4024 3.2100e-
003

0.4056 0.1067 2.9600e-
003

0.1097 438.9666 438.9666 0.0150 439.3408

Total 0.2238 0.9874 2.0176 6.2400e-
003

0.4472 9.4100e-
003

0.4566 0.1196 8.8900e-
003

0.1285 634.0272 634.0272 0.0283 634.7333

Mitigated Construction Off-Site

3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 1.9288 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2986 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 281.4485 281.4485 0.0267 282.1171

Total 2.2274 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 281.4485 281.4485 0.0267 282.1171

Unmitigated Construction On-Site
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3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0377 0.0270 0.3512 8.6000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 85.3546 85.3546 2.9100e-
003

85.4274

Total 0.0377 0.0270 0.3512 8.6000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 85.3546 85.3546 2.9100e-
003

85.4274

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 1.9288 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2986 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 0.0000 281.4485 281.4485 0.0267 282.1171

Total 2.2274 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 0.0000 281.4485 281.4485 0.0267 282.1171

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Limit Parking Supply

3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0377 0.0270 0.3512 8.6000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 85.3546 85.3546 2.9100e-
003

85.4274

Total 0.0377 0.0270 0.3512 8.6000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 85.3546 85.3546 2.9100e-
003

85.4274

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.5116 2.3532 5.6882 0.0174 1.2828 0.0194 1.3022 0.3433 0.0183 0.3616 1,766.166
9

1,766.166
9

0.0978 1,768.612
9

Unmitigated 0.6030 3.0140 8.1201 0.0261 1.9811 0.0290 2.0101 0.5301 0.0273 0.5574 2,647.655
0

2,647.655
0

0.1376 2,651.095
2

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Apartments Mid Rise 272.65 261.99 240.26 910,671 589,659
Enclosed Parking with Elevator 0.00 0.00 0.00

Total 272.65 261.99 240.26 910,671 589,659

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Apartments Mid Rise 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

Enclosed Parking with Elevator 16.60 8.40 6.90 0.00 0.00 0.00 0 0 0

4.4 Fleet Mix

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Apartments Mid Rise 0.546418 0.044132 0.199182 0.124467 0.017484 0.005870 0.020172 0.031831 0.001999 0.002027 0.004724 0.000704 0.000991

Enclosed Parking with Elevator 0.546418 0.044132 0.199182 0.124467 0.017484 0.005870 0.020172 0.031831 0.001999 0.002027 0.004724 0.000704 0.000991
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5.0 Energy Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

NaturalGas 
Unmitigated

0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

5.1 Mitigation Measures Energy

Historical Energy Use: N
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6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Apartments Mid 
Rise

1035.33 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Apartments Mid 
Rise

1.03533 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mitigated
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No Hearths Installed

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Unmitigated 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0528 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.6021 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.1044 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 6.0992 6.0992 6.0000e-
003

6.2492

Total 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Unmitigated
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8.1 Mitigation Measures Waste

Apply Water Conservation Strategy

Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0528 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.6021 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.1044 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 6.0992 6.0992 6.0000e-
003

6.2492

Total 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Mitigated
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Institute Recycling and Composting Services

11.0 Vegetation

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Apartments Mid Rise 41.00 Dwelling Unit 0.28 30,132.00 117

Enclosed Parking with Elevator 39.00 Space 0.00 15,600.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

11

Wind Speed (m/s) Precipitation Freq (Days)2.2 31

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Los Angeles Department of Water & Power

2019Operational Year

CO2 Intensity 
(lb/MWhr)

1227.89 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

3355 Overland Avenue Project - Operational Emissions Only
South Coast AQMD Air District, Winter
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Project Characteristics - 

Land Use - Project data per Site Plan (5.26.17)

Construction Phase - IGNORE CONSTRUCTION EMISSIONS FOR OPERATIONAL EMISSIONS SCENARIO.

Woodstoves - No woodstoves or fireplaces proposed.

Sequestration - 

Mobile Land Use Mitigation - 

Area Mitigation - 

Water Mitigation - 

Waste Mitigation - 

Table Name Column Name Default Value New Value

tblConstructionPhase NumDays 5.00 100.00

tblConstructionPhase PhaseEndDate 6/27/2018 11/7/2018

tblFireplaces FireplaceDayYear 25.00 0.00

tblFireplaces FireplaceHourDay 3.00 0.00

tblFireplaces FireplaceWoodMass 1,019.20 0.00

tblFireplaces NumberGas 34.85 0.00

tblFireplaces NumberNoFireplace 4.10 0.00

tblFireplaces NumberWood 2.05 0.00

tblLandUse LandUseSquareFeet 41,000.00 30,132.00

tblLandUse LotAcreage 1.08 0.28

tblLandUse LotAcreage 0.35 0.00

tblSequestration NumberOfNewTrees 0.00 11.00

tblWoodstoves NumberCatalytic 2.05 0.00

tblWoodstoves NumberNoncatalytic 2.05 0.00

tblWoodstoves WoodstoveDayYear 25.00 0.00

tblWoodstoves WoodstoveWoodMass 999.60 0.00
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2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2018 2.2685 12.0337 9.6205 0.0173 0.4472 0.7182 1.1654 0.1196 0.6610 0.7806 0.0000 1,746.706
3

1,746.706
3

0.3852 0.0000 1,756.336
4

Maximum 2.2685 12.0337 9.6205 0.0173 0.4472 0.7182 1.1654 0.1196 0.6610 0.7806 0.0000 1,746.706
3

1,746.706
3

0.3852 0.0000 1,756.336
4

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2018 2.2685 12.0337 9.6205 0.0173 0.4472 0.7182 1.1654 0.1196 0.6610 0.7806 0.0000 1,746.706
3

1,746.706
3

0.3852 0.0000 1,756.336
4

Maximum 2.2685 12.0337 9.6205 0.0173 0.4472 0.7182 1.1654 0.1196 0.6610 0.7806 0.0000 1,746.706
3

1,746.706
3

0.3852 0.0000 1,756.336
4

Mitigated Construction
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

CalEEMod Version: CalEEMod.2016.3.2 Date: 10/19/2017 1:17 PMPage 4 of 17

3355 Overland Avenue Project - Operational Emissions Only - South Coast AQMD Air District, Winter



2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Energy 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mobile 0.5760 3.0904 7.6115 0.0247 1.9811 0.0292 2.0103 0.5301 0.0274 0.5576 2,506.036
8

2,506.036
8

0.1370 2,509.461
2

Total 1.3466 3.2253 11.0555 0.0255 1.9811 0.0555 2.0366 0.5301 0.0538 0.5839 0.0000 2,633.939
2

2,633.939
2

0.1453 2.2300e-
003

2,638.237
4

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Energy 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mobile 0.4874 2.3925 5.4446 0.0164 1.2828 0.0196 1.3024 0.3433 0.0185 0.3617 1,669.658
0

1,669.658
0

0.0986 1,672.122
4

Total 1.2580 2.5273 8.8885 0.0172 1.2828 0.0460 1.3288 0.3433 0.0448 0.3881 0.0000 1,797.560
5

1,797.560
5

0.1069 2.2300e-
003

1,800.898
7

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 IGNORE Building Construction Building Construction 1/25/2018 6/13/2018 5 100

2 IGNORE Architectural Coating Architectural Coating 6/21/2018 11/7/2018 5 100

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

IGNORE Architectural Coating Air Compressors 1 6.00 78 0.48

IGNORE Building Construction Cranes 1 4.00 231 0.29

IGNORE Building Construction Forklifts 2 6.00 89 0.20

IGNORE Building Construction Tractors/Loaders/Backhoes 2 8.00 97 0.37

Trips and VMT

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

6.58 21.64 19.60 32.36 35.25 17.15 34.76 35.25 16.68 33.54 0.00 31.75 31.75 26.43 0.00 31.74

Residential Indoor: 61,017; Residential Outdoor: 20,339; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 936 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 0

Acres of Paving: 0
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Total 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

IGNORE Building 
Construction

5 36.00 7.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

IGNORE Architectural 
Coating

1 7.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0311 0.8497 0.2345 1.7800e-
003

0.0448 6.2900e-
003

0.0511 0.0129 6.0200e-
003

0.0189 189.5295 189.5295 0.0143 189.8861

Worker 0.2109 0.1524 1.6347 4.1300e-
003

0.4024 3.2100e-
003

0.4056 0.1067 2.9600e-
003

0.1097 410.6445 410.6445 0.0140 410.9948

Total 0.2420 1.0021 1.8693 5.9100e-
003

0.4472 9.5000e-
003

0.4567 0.1196 8.9800e-
003

0.1286 600.1740 600.1740 0.0283 600.8809

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 0.0000 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Total 1.0848 11.0316 7.7512 0.0114 0.7087 0.7087 0.6520 0.6520 0.0000 1,146.532
3

1,146.532
3

0.3569 1,155.455
5

Mitigated Construction On-Site
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3.2 IGNORE Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0311 0.8497 0.2345 1.7800e-
003

0.0448 6.2900e-
003

0.0511 0.0129 6.0200e-
003

0.0189 189.5295 189.5295 0.0143 189.8861

Worker 0.2109 0.1524 1.6347 4.1300e-
003

0.4024 3.2100e-
003

0.4056 0.1067 2.9600e-
003

0.1097 410.6445 410.6445 0.0140 410.9948

Total 0.2420 1.0021 1.8693 5.9100e-
003

0.4472 9.5000e-
003

0.4567 0.1196 8.9800e-
003

0.1286 600.1740 600.1740 0.0283 600.8809

Mitigated Construction Off-Site

3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 1.9288 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2986 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 281.4485 281.4485 0.0267 282.1171

Total 2.2274 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 281.4485 281.4485 0.0267 282.1171

Unmitigated Construction On-Site
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3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0410 0.0296 0.3179 8.0000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 79.8475 79.8475 2.7200e-
003

79.9157

Total 0.0410 0.0296 0.3179 8.0000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 79.8475 79.8475 2.7200e-
003

79.9157

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 1.9288 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2986 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 0.0000 281.4485 281.4485 0.0267 282.1171

Total 2.2274 2.0058 1.8542 2.9700e-
003

0.1506 0.1506 0.1506 0.1506 0.0000 281.4485 281.4485 0.0267 282.1171

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Limit Parking Supply

3.3 IGNORE Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0410 0.0296 0.3179 8.0000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 79.8475 79.8475 2.7200e-
003

79.9157

Total 0.0410 0.0296 0.3179 8.0000e-
004

0.0782 6.2000e-
004

0.0789 0.0208 5.7000e-
004

0.0213 79.8475 79.8475 2.7200e-
003

79.9157

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.4874 2.3925 5.4446 0.0164 1.2828 0.0196 1.3024 0.3433 0.0185 0.3617 1,669.658
0

1,669.658
0

0.0986 1,672.122
4

Unmitigated 0.5760 3.0904 7.6115 0.0247 1.9811 0.0292 2.0103 0.5301 0.0274 0.5576 2,506.036
8

2,506.036
8

0.1370 2,509.461
2

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Apartments Mid Rise 272.65 261.99 240.26 910,671 589,659
Enclosed Parking with Elevator 0.00 0.00 0.00

Total 272.65 261.99 240.26 910,671 589,659

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Apartments Mid Rise 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

Enclosed Parking with Elevator 16.60 8.40 6.90 0.00 0.00 0.00 0 0 0

4.4 Fleet Mix

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Apartments Mid Rise 0.546418 0.044132 0.199182 0.124467 0.017484 0.005870 0.020172 0.031831 0.001999 0.002027 0.004724 0.000704 0.000991

Enclosed Parking with Elevator 0.546418 0.044132 0.199182 0.124467 0.017484 0.005870 0.020172 0.031831 0.001999 0.002027 0.004724 0.000704 0.000991
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5.0 Energy Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

NaturalGas 
Unmitigated

0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

5.1 Mitigation Measures Energy

Historical Energy Use: N
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6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Apartments Mid 
Rise

1035.33 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Apartments Mid 
Rise

1.03533 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0112 0.0954 0.0406 6.1000e-
004

7.7100e-
003

7.7100e-
003

7.7100e-
003

7.7100e-
003

121.8032 121.8032 2.3300e-
003

2.2300e-
003

122.5271

Mitigated
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No Hearths Installed

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Unmitigated 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0528 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.6021 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.1044 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 6.0992 6.0992 6.0000e-
003

6.2492

Total 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Unmitigated
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8.1 Mitigation Measures Waste

Apply Water Conservation Strategy

Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0528 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.6021 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 0.1044 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 6.0992 6.0992 6.0000e-
003

6.2492

Total 0.7594 0.0394 3.4033 1.8000e-
004

0.0186 0.0186 0.0186 0.0186 0.0000 6.0992 6.0992 6.0000e-
003

0.0000 6.2492

Mitigated
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Institute Recycling and Composting Services

11.0 Vegetation

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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