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Legal Description:  Lot 43, Block none, Tract TR
11134

Athena Novak (R) 
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Encino, CA 91316 

PRELIMINARY PARCEL MAP REPORT WITH CONDITIONS 

In accordance with provisions of Section 17.51 of the Los Angeles Municipal Code (LAMC), the 
Advisory Agency determines that the project is Categorically Exempt, and issues ENV-2023-
7643-CE as the environmental clearance and approves Parcel Map No. AA-2023-7642-PMLA, 
located at 4400 North Carpenter Avenue for a maximum two parcels, as shown on map stamp-
dated January 10, 2024, in the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass 
Community Plan. This unit density is based on the R1-1 Zone. (The subdivider is hereby advised 
that the LAMC may not permit this maximum approved density.  Therefore, verification should be 
obtained from the Department of Building and Safety which will legally interpret the Zoning Code 
as it applies to this particular property.)  The Advisory Agency’s approval is subject to the following 
conditions: 

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

BUREAU OF ENGINEERING - SPECIFIC CONDITIONS  
Any questions regarding this report should be directed to Julia Li of the Permit Case Management 
Division, located at 201 North Figueroa Street, Suite 290, or by calling (213) 808-8917. 

1. That along Moorpark Street adjoining the subdivision, a 3-foot wide strip of land be
dedicated to complete a 43-foot wide half right-of-way dedication in accordance with
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Avenue II standards of the LA Mobility Plan; including a 20-foot radius property line return 
be dedicated at the intersection with Carpenter Avenue adjoining the subdivision. 

 
2. That the subdivider make a request to BOE Valley District to determine the capacity of 

existing sewers in this area. 
 

Any questions regarding this report should be directed to Julia Li of the Permit Case Management 
Division, located at 201 North Figueroa Street, Suite 290, through BOE online customer service 
portal at http://engpermits.lacity.org/. 

 

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

Division for recordation of the final map and issuance of any permit. 
 
DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION  
An appointment is required for the issuance of a clearance letter from the Department of Building 
and Safety. The applicant is asked to contact Laura Duong at (213) 482-0434 to schedule an 
appointment. 

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

 

a. Obtain permit for the demolition or removal of the existing structures on the site.  
Accessory structures and uses are not permitted to remain on lot without a main 
structure or use.  Provide copy of the demolition permit and signed inspection card 
to show completion of the demolition work. 
 

b. Obtain a grading permit for the removal of the swimming pool and backfill of pool 
area.  Provide a copy of the finaled grading permit to show completion of the work. 

 
c. Show all street dedication as required by Bureau of Engineering and provide net 

lot area after all dedication.  “Area” requirements shall be re-checked as per net lot 
area after street dedication.   

 
  Notes:   

  There is a 15 ft. Building Line along Moorpark St.  

  Per LAMC Section 12.21C.1(e), the original frontage along Moorpark Street is to 
remain even after parcel map subdivision. Proposed Parcel B shall maintain 
original frontage along Moorpark Street. There 15 ft. Building Line to remain along 
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Moorpark Street unless otherwise removed. See Zoning Manual for front lot line 
options. 

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

An appointment is required for the issuance of a clearance letter from the 
Department of Building and Safety. The applicant is asked to contact Laura Duong 
at (213) 482-0434 or Laura.Duong@lacity.org to schedule an appointment. 
 
 

DEPARTMENT OF TRANSPORTATION 
If you have any questions, you may contact sheila.ahoraian@lacity.org or 818-374-4699. 

5. That prior to recordation of the final map, satisfactory arrangements shall be made with 
the Department of Transportation to assure: 
 
a. A minimum 20-foot reservoir space is required between any security gate or 

parking space and the property line, or to the satisfaction of DOT.  

b. A two-way driveway width of W=20 feet is required for all driveways, or to the 
satisfaction of LADOT.  

c. A parking area and driveway plan should be submitted to the Citywide Planning 
Coordination Section of the Los Angeles Department of Transportation for 
approval prior to submittal of building permit plans for plan check by the 
Department of Building and Safety. Transportation approvals are conducted at 
6262 Van Nuys Blvd., Room 320, Van Nuys, CA 91401. 

d. The report fee and condition clearance fee be paid to the Los Angeles Department 
of Transportation as required per Ordinance No. 183270 and LAMC Section 19.15 
prior to recordation of the final map. Note: The applicant may be required to comply 
with any other applicable fees per this new ordinance.  

 

FIRE DEPARTMENT  
The applicant is further advised that all subsequent contact regarding these conditions must be 
with the Hydrant and Access Unit.  This would include clarification, verification of condition 
compliance and plans or building permit applications, etc., and shall be accomplished BY 
APPOINTMENT ONLY, in order to assure that you receive service with a minimum amount of 
waiting please call (818) 374-4351. You should advise any consultant representing you of this 
requirement as well. 

3. That prior to the recordation of the final map, a suitable arrangement shall be made 
satisfactory to the Fire Department, binding the subdivider and all successors to the 
following: 
 

a. Submit plot plans for Fire Department approval and review prior to recordation of 
Parcel Map Action. 
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b. Access for Fire Department apparatus and personnel to and into all structures shall 
be required. 
 

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

 
d. One or more Knox Boxes will be required to be installed for LAFD access to project. 

Location and number to be determined by LAFD Field Inspector.  (Refer to FPB 
Req # 75).  

 
e. The entrance or exit of all ground dwelling units shall not be more than 150 feet 

from the edge of a roadway of an improved street, access road, or designated fire 
lane. 

 
f. No building or portion of a building shall be constructed more than 150 feet from 

the edge of a roadway of an improved street, access road, or designated fire lane. 
 

g. The following recommendations of the Fire Department relative to fire safety shall 
be incorporated into the building plans, which includes the submittal of a plot plan 
for approval by the Fire Department either prior to the recordation of a final map or 
the approval of a building permit.  The plot plan shall include the following minimum 
design features:   

 
1) fire lanes, where required, shall be a minimum of 20 feet in width;  

 
2) all structures must be within 300 feet of an approved fire hydrant,  

 

3) and entrances to any dwelling unit or guest room shall not be more than 150 
feet in distance in horizontal travel from the edge of the roadway of an 
improved street or approved fire lane. 

 
h. The Fire Department may require additional vehicular access where buildings 

exceed 28 feet in height. 
 
i. Smoke Vents may be required where roof access is not possible; location and 

number of vents to be determined at Plan Review.    
 
j. Site plans shall include all overhead utility lines adjacent to the site. 
 
k. Any roof elevation changes in excess of 3 feet may require the installation of ships 

ladders. 
 
l. Provide Fire Department pathway front to rear with access to each roof deck via 

gate or pony wall less than 36 inches.  
 
m. Building designs for multi-storied residential buildings shall incorporate at least one 

access stairwell off the main lobby of the building; But, in no case greater than 
150ft horizontal travel distance from the edge of the public street, Private Street or 
Fire Lane. This stairwell shall extend onto the roof.  
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n. Where rescue window access is required, provide conditions and improvements 
necessary to meet accessibility standards as determined by the Los Angeles Fire 
Department. 

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

by the Fire Department prior to any building construction.  
 
p. Adequate off-site public and on-site private fire hydrants may be required. Their 

number and location to be determined after the Fire Department’s review of the 
plot plan.  

 
 
DEPARTMENT OF WATER AND POWER 

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

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

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

BUREAU OF SANITATION 

36. Wastewater Collection Systems Division of the Bureau of Sanitation has inspected the 
sewer/storm drain lines serving the subject tract and found no potential problems to their 
structure or potential maintenance problem, as stated in the memo dated May 23, 2024. 
Upon compliance with its conditions and requirements, the Bureau of Sanitation, 
Wastewater Collection Systems Division will forward the necessary clearances to the 
Bureau of Engineering.  (This condition shall be deemed cleared at the time the City 
Engineer clears Condition No. S-1. (d).) 

 
INFORMATION TECHNOLOGY AGENCY 

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

 
 

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

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

 
 
DEPARTMENT OF CITY PLANNING - SITE SPECIFIC CONDITIONS 
Clearances may be conducted at the Figueroa, Valley, or West Los Angeles Development 
Services Centers. To clear conditions, an appointment is required, which can be requested at 
planning.lacity.org. 

5. Prior to the recordation of the final map, the subdivider shall prepare and execute a 
Covenant and Agreement (Planning Department General Form CP-6770) in a manner 
satisfactory to the Planning Department, binding the subdivider and all successors to 
the following: 
 

a. A Certificate of Occupancy (temporary or final) for the building(s) in Preliminary 
Parcel Map No. AA-2023-7642-PMLA-HCA shall not be issued until after the final 
map has been recorded. 
 

b. The subdivision shall be limited to residential uses. 
 

c. Limit the subdivision to two (2) lots. 
 

d. Parking shall be provided in compliance with the Municipal Code and to the 
satisfaction of the Department of Building and Safety.  No variance from the parking 
requirements has been requested or granted herein. shall be provided in 
conformance with Government Code Section 66411.7(e)(3). 
 

f. That the subdivider considers the use of natural gas and/or solar energy and 
consults with the Department of Water and Power and Southern California Gas 
Company regarding feasible energy conservation measures. 
 

g. Recycling bins shall be provided at appropriate locations to promote recycling of 
paper, metal, glass, and other recyclable material, unless individual receptacles are 
provided in each home. 
 

h. The applicant shall install shielded lighting to reduce any potential illumination 
affecting adjacent properties. 
 

i. Copies of all recorded Covenant and Agreement(s) for all reciprocal private 
easements shall be submitted to the Planning Department for placement in the 
parcel map file.  

 
6. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.   

 
Applicant shall do all of the following: 

 

http://planning.lacity.org/
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(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, of if the City fails to reasonably cooperate in the defense, the applicant 
shall not thereafter be responsible to defend, indemnify or hold harmless the 
City. 

The City shall have the sole right to choose its counsel, including the City 
Attorney’s office or outside counsel.  At its sole discretion, the City may 
participate at its own expense in the defense of any action, but such 
participation shall not relieve the applicant of any obligation imposed by this 
condition.  In the event the Applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its 
approval of the 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.  
Action includes actions, as defined herein, alleging failure to comply with 
any federal, state or local law. 

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

 

DEPARTMENT OF CITY PLANNING - STANDARD SINGLE-FAMILY CONDITIONS 
   
SF-1. That approval of this tract constitutes approval of model home uses, including a sales 

office and off-street parking.  If models are constructed under this tract approval, the 
following conditions shall apply: 

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

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

SF-2. That a landscape plan, prepared by a licensed landscape architect, be submitted to and 
approved by the Advisory Agency in accordance with CP-6730 prior to obtaining any 
grading or building permits before the recordation of the final map. The landscape plan 
shall identify tree replacement on a 1:1 basis by a minimum of 24-inch box trees for the 
unavoidable loss of desirable trees on the site.   

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

 
 
BUREAU OF ENGINEERING - STANDARD CONDITIONS 
 
S-1. (a) That the sewerage facilities charge be deposited prior to recordation of the final 

map over all of the tract in conformance with Section 64.11.2 of the Los Angeles 
Municipal Code (LAMC). 

(b) That survey boundary monuments be established in the field in a manner 
satisfactory to the City Engineer and located within the California Coordinate 
System prior to recordation of the final map. Any alternative measure approved by 
the City Engineer would require prior submission of complete field notes in support 
of the boundary survey. 
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(c) That satisfactory arrangements be made with both the Water System and the 
Power System of the Department of Water and Power with respect to water mains, 
fire hydrants, service connections and public utility easements. 

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

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

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

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

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

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

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

(k) That no public street grade exceeds 15%. 

(l) That any necessary additional street dedications be provided to comply with the 
Americans with Disabilities Act (ADA) of 2010. 

S-2. That the following provisions be accomplished in conformity with the improvements 
constructed herein: 

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

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

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

(d) All improvements within public streets, private streets, alleys and easements shall 
be constructed under permit in conformity with plans and specifications approved 
by the Bureau of Engineering. 
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(e) Any required bonded sewer fees shall be paid prior to recordation of the final map. 

S-3. That the following improvements be either constructed prior to recordation of the final map 
or that the construction be suitably guaranteed: 

(a) Construct on-site sewers to serve the parcel as determined by the City Engineer. 

(b) Construct any necessary drainage facilities. 

(c) Install street lighting facilities to serve the parcel map as required by the Bureau of 
Street Lighting. 

Construct new street light: one (1) on Carpenter Ave. If street widening per BOE 
improvement conditions, relocate and upgrade street light; one (1) on Moorpark 
St.  
 
Notes:  

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

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

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

(e) Repair or replace any off-grade or broken curb, gutter and sidewalk satisfactory to 
the City Engineer. 

(f) Construct access ramps for the handicapped as required by the City Engineer. 

(g) Close any unused driveways satisfactory to the City Engineer. 

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

(i) That the following improvements are either constructed prior to recordation of the 
final map or that the construction is suitably guaranteed: 
 
a) Improve Moorpark Avenue being dedicated and the subdivision by the 

construction of a full width concrete sidewalk, including any necessary remove 
and reconstruction of the existing improvement satisfactory to the City 
Engineer. 
 

b) Improve Carpenter Avenue adjoining the subdivision by the construction of the 
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following: 
 

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

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

 
3. Any necessary removal and reconstruction of the existing 

improvements. 
 

4. The necessary transitions to join the existing improvements. 
 

5. Suitable improvement of the roadway intersection satisfactory to 
BOE Valley District. 

 

Note: There are street trees existing along Carpenter Avenue. If the Bureau of 
Street Services, Urban Forestry Division denies the removal of street trees, 
which could impact the ability to widen the roadway, then the above 
improvements be revised as follows: 

Improve Carpenter Avenue adjoining the subdivision by the removal of the 
existing berm; and construction of a concrete curb and gutter at the existing 
berm location, a 5-foot wide concrete sidewalk and landscaping of the 
parkway, including any necessary removal and reconstruction of the 
existing improvements satisfactory to the City Engineer. 

c) Improve newly dedicated corner cuts with concrete sidewalks and construction 
of an ADA compliant curb ramp. 
 

d) Construct necessary house connection sewers to serve each parcel. 
 

 

NOTES: 

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

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

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

The final map must be recorded within 36 months of this approval, unless a time extension is 
granted before the end of such period. 
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The Advisory Agency hereby finds that this tract conforms to the California Water Code, as 
required by the Subdivision Map Act. 

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

 

FINDINGS OF FACT (CEQA) 

The Department of City Planning issued Case No. ENV-2023-7643-CE. Based on the whole of 
the administrative record, that the Project is exempt from CEQA pursuant to CEQA Guidelines, 
Section 15315, and there is no substantial evidence demonstrating that an exception to a 
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 

FINDINGS OF FACT (SUBDIVISION MAP ACT) 

In connection with the approval of Parcel Map No. AA-2023-7642-PMLA-HCA the Advisory 
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, .61 and .63 of the 
State of California Government Code (the Subdivision Map Act), makes the prescribed findings 
as follows: 

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

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

The subdivision of land is regulated pursuant to Article 7 of the LAMC. Pursuant to LAMC 
Section 17.50, parcel maps are to be designed in conformance with the parcel map 
regulations to ensure compliance with the various elements of the General Plan, including 
the Zoning Code. Additionally, the maps are to be designed in conformance with the Street 
Standards established pursuant to LAMC Section 17.05 B. The project site is located 
within the Sherman Oaks – Studio City – Toluca Lake – Cahuenga Pass Community Plan, 
which designates the site with a Low Residential land use designation. The land use 
designation lists the R1 as the corresponding zone. The Project Site is zoned R1-1-RIO, 
which is consistent with the land use designation. The project site has approximately 
18,399 square feet of lot area. As shown on the parcel map, the Project proposes to 
subdivide the project site into two lots, which is consistent with the density permitted by 
the zone. 

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

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

For purposes of a subdivision, design and improvement is defined by Section 66418 and 
66419 of the Subdivision Map Act and LAMC Section 17.02. Design refers to the 
configuration and layout of the proposed lots in addition to the proposed site plan layout. 
Pursuant to Section 66427(a) of the Subdivision Map Act, the location of the buildings is 
not considered as part of the approval or disapproval of the map by the Advisory Agency. 
Easements and/or access and “improvements” refers to the infrastructure facilities serving 
the subdivision. LAMC Section 17.50 and 17.05 enumerates the design standards for a 
parcel map and requires that each map be designed in conformance with the Street 
Design Standards and in conformance with the General Plan. As indicated in Finding (a), 
LAMC Section 17.05 C requires that the parcel map be designed in conformance with the 
zoning regulations of the project site. As the map is proposed for a subdivision for three 
single family parcels, it is consistent with the density permitted by the zone.  

The parcel map was distributed to and reviewed by the various city agencies of the 
Subdivision Committee that have the authority to make dedication, and/or improvement 
recommendations. The Bureau of Engineering reviewed the parcel map for compliance 
with the Street Design Standards. The Bureau of Engineering has recommended 
dedication and improvements to the public right-of-way along Moorpark Street and 
Carpenter Avenue, consistent with the standards of the Mobility Element. In addition, the 
Bureau of Engineering has recommended the construction of the necessary on-site 
mainline sewers and all necessary street improvements will be made to comply with the 
Americans with Disabilities Act (ADA) of 2010. The Bureau of Street Lighting conditions 
the parcel map to provide one new light. As conditioned, the design and improvements of 
the proposed subdivision are consistent with the applicable General Plan. 

(c) THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT. 

The subject site is currently developed with a one-story single-family residence with 
garage fronting Carpenter Avenue. The tree disclosure statement dated March 23, 2023 
states no trees are to be removed as part of this project.  

The subject site is a level, rectangular shaped, corner lot consisting of 18,399 gross square 
feet of lot area. The site is located within the Sherman Oaks – Studio City – Toluca Lake 
– Cahuenga Pass Community Plan, which designates the site with a Low Residential land 
use designation and is zoned R1-1. The R1 Zone would permit a maximum of three lots 
after required dedications. The site is located on the north side of Moorpark Street and 
also has a frontage on Carpenter Avenue. 

The properties to the north, abutting the site are zoned R1-1-RIO and developed with one 
and two-story single-family dwellings. The properties to the west, across Carpenter, are 
developed with one-story single-family dwellings. The property to the east, adjacent to the 
site, is developed with a two-story single-family dwelling.  The properties to the south 
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across Moorpark Street are zoned RD1.5-1-RIO and are developed with condominium 
style, two-story single-family residences. 

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

The parcel map has been approved contingent upon the satisfaction of the Department of 
Building and Safety, Grading Division prior to the recordation of the map and issuance of 
any permits. Therefore, the site will be physically suitable for the proposed type of 
development. 

(d) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 
DEVELOPMENT. 

The properties to the north, abutting the site are zoned R1-1-RIO and developed with one 
and two-story single-family dwellings. The properties to the west, across Carpenter, are 
developed with one-story single-family dwellings. The property to the east, adjacent to the 
site, is developed with a two-story single-family dwelling.  The properties to the south 
across Moorpark Street are zoned RD1.5-1-RIO and are developed with condominium 
style, two-story single-family residences. The proposed subdivision of one lot into two 
parcels is consistent with the zone and land use designation, which would permit a 
maximum of three parcels. 

The parcel map has been approved contingent upon the satisfaction of the Department of 
Building and Safety, Grading Division prior to the recordation of the map and issuance of 
any permits. Additionally, prior to the issuance of a demolition, grading, or building permit, 
the project would be required to comply with conditions herein and applicable 
requirements of the LAMC. As conditioned the proposed tract map is physically suitable 
for the proposed density of the development. 

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

The project site is currently developed with a one-story 2,386 square-foot single-family 
residence and detached garage. The single family dwelling is attached to the garage and 
is shown as an existing structure to be removed on the preliminary map. No protected 
trees are scheduled for removal according to the Tree Disclosure Statement. The 
surrounding area is presently developed with structures. Neither the project site nor the 
surrounding area provides a natural habitat for fish or wildlife. It has been determined that 
the project and the design of the subdivision and proposed improvements will not cause 
substantial environmental damage or injury to wildlife or their habitat. 
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(f) THE DESIGN OF THE SUBDIVISION OR TYPE OF IMPROVEMENTS IS NOT LIKELY 

TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS. 

There appears to be no potential public health problems caused by the design or 
improvement of the proposed subdivision. The site currently contains a single-family 
residence and detached garage that is proposed for removal. The development is required 
to be connected to the City's sanitary sewer system, where the sewage will be directed to 
the LA Hyperion Treatment Plant, which has been upgraded to meet Statewide Ocean 
discharge standards. The Bureau of Engineering has reported that the proposed 
subdivision does not violate the existing California Water Code because the subdivision 
will be connected to the public sewer system and will have only a minor incremental impact 
on the quality of the effluent from the Hyperion Treatment Plant. 

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

As required by LAMC Section 12.03, the project site has a minimum of 20 feet of frontage 
along Carpenter Avenue and Moorpark Street, which are public streets. The project site 
consists of a parcel identified as Lot No. 43 of Tract 11134 and is identified by the Assessor 
Parcel Map No. 2364-011-007. There are no known easements acquired by the public at 
large for access through or use of the property within the proposed subdivision, as 
identified on the parcel map. Necessary easements for utilities will be acquired by the city 
prior to the recordation of the proposed parcel map. 

Therefore, the design of the subdivision and the proposed improvements would not conflict 
with easements acquired by the public at large for access through or use of the property 
within the proposed subdivision. 

These findings shall apply to both the tentative and final maps for Parcel Map No. AA-2023-7642-
PMLA-HCA.  

THE FOLLOWING NOTES ARE FOR INFORMATIONAL PURPOSES AND ARE NOT 
CONDITIONS OF APPROVAL OF THIS PARCEL MAP:  

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

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

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

An appeal may be filed utilizing the following options: 

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

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

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

Metro DSC Van Nuys DSC 

201 N. Figueroa Street 
Los Angeles, CA 90012 

planning.figcounter@lacity.org 
(213) 482-7077

6262 Van Nuys Boulevard 
Van Nuys, CA 91401 

planning.mbc2@lacity.org 
(818) 374-5050

South LA DSC West LA DSC 

(In person appointments available on Tuesdays 
and Thursdays 8am-4pm only) 

8475 S. Vermont Avenue 
1st Floor 

Los Angeles, CA 90044 
planning.southla@lacity.org 

(CURRENTLY CLOSED) 
1828 Sawtelle Boulevard 

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

(310) 231-2901

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

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

http://planning.lacity.org/
mailto:planning.figcounter@lacity.org
mailto:planning.mbc2@lacity.org
mailto:planning.southla@lacity.org
mailto:planning.westla@lacity.org
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Verification of condition compliance with building plans and/or building permit applications are 
done at the City Planning Metro or Valley DSC locations.  An in-person or virtual appointment for 
Condition Clearance can be made through the City’s BuildLA portal (appointments.lacity.org). The 
applicant is further advised to notify any consultant representing you of this requirement as well. 

QR Code to 
Online Appeal Filing 

QR Code to Forms for In-
Person Appeal Filing 

QR Code to BuildLA 
Appointment Portal for 
Condition Clearance 

Note: The above action shall become effective upon the decision date noted at the top of this 
letter unless an appeal has been submitted to the South Valley Area Planning Commission 
Planning Commission within 15 calendar days of the decision date.  If you wish to file an appeal, 
it must be filed within 15 calendar days from the decision date as noted in this letter.  For an 
appeal to be valid to the South Valley Area Planning Commission, it must be accepted as 
complete by the City Planning Department and appeal fees paid, prior to expiration of the above 
15-day time limit.  Such appeal must be submitted on Master Appeal Form No. CP-7769 at the
Department’s Public Offices.

Pursuant to Ordinance 176,321, effective January 15, 2005, Parcel Map determinations are only 
appealable to the Area Planning Commission.  There is no longer a second level of appeal to the 
City Council for Parcel Map actions of the Advisory Agency. 

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedure Section 1094.6.  Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City’s decision becomes final, including all appeals, if any.  

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

VINCENT P. BERTONI, AICP 
Advisory Agency 

______________________ 
Dang Nguyen 
Deputy Advisory Agency 
DQN:JP:MG:CP:ly

https://appointments.lacity.org/apptsys/Public/Account
http://appointments.lacity.org/
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TREE INVENTORY
NO. SCIENTIFIC NAME COMMON NAME DBH STATUS

1 ULMUS PARVIFOLIA CHINESE ELM 21" MULTI REMOVE
2 FRAXINUS SPP. ASH 21" SINGLE REMOVE
3 PODOCARPUS MACROPHYLLUS YEW PINE 14.5" MULTI REMOVE
4 FRAXINUS VELUTINA VELVET ASH 47" SINGLE PROTECT
5 MAGNOLIA GRANDIFLORA SOUTHERN MAGNOLIA 25" MULTI REMOVE
6 LAGERSTROEMIA SPP. CRAPE MYRTLE 19" MULTI REMOVE
7 LAGERSTROEMIA SPP. CRAPE MYRTLE 12" MULTI REMOVE
8 PITTOSPORUM UNDULATUM VICTORIAN BOX 20" SINGLE REMOVE
9 FRAXINUS VELUTINA VELVET ASH 40" SINGLE REMOVE

10 JUNIPERUS SPP. JUNIPER 7" MULTI REMOVE
11 JUNIPERUS SPP. JUNIPER 17" MULTI REMOVE
12 JUNIPERUS SPP. JUNIPER 5" SINGLE REMOVE
13 JUNIPERUS SPP. JUNIPER 20" MULTI REMOVE
14 JUNIPERUS SPP. JUNIPER 3.5" SINGLE REMOVE
15 PERSEA AMERICANA AVOCADO 29" SINGLE REMOVE

TREE INVENTORY - CONTINUED
NO. SCIENTIFIC NAME COMMON NAME DBH STATUS
16 PODOCARPUS HENKEIJI YELLOWOOD 19" MULTI REMOVE
17 FICUS MICROCARPA INDIAN LAUREL FIG 12" SINGLE REMOVE
18 FICUS MICROCARPA INDIAN LAUREL FIG 10" SINGLE REMOVE
19 FICUS MICROCARPA INDIAN LAUREL FIG 12" MULTI REMOVE
20 FICUS MICROCARPA INDIAN LAUREL FIG 16" MULTI REMOVE
21 FICUS MICROCARPA INDIAN LAUREL FIG 9" SINGLE REMOVE
22 ARCHONTOPHOENIX CUNNINHAMIANA KING PALM 12 FT MULTI REMOVE
23 EUGENIA SPP. EUGENIA 15" SINGLE REMOVE
24 PODOCARPUS FALCATUS AFRICAN FERN PINE 30" SINGLE REMOVE
25 PODOCARPUS FALCATUS AFRICAN FERN PINE 30" SINGLE REMOVE
26 ARCHONTOPHOENIX CUNNINHAMIANA KING PALM 6 FT MULTI REMOVE
27 ARCHONTOPHOENIX CUNNINHAMIANA KING PALM 15 FT SINGLE REMOVE
28 ARCHONTOPHOENIX CUNNINHAMIANA KING PALM 9 FT MULTI REMOVE
29 MELALEUCA SPP. PAPERBARK 18" MULTI REMOVE
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Nathan Romine
Case Condition Clearance
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PLANT SCHEDULE
QTY CODE SCIENTIFIC NAME COMMON NAME SIZE HXW H2O NATIVE WATER LACO

PARKING LOT TREES
62 FIMI FICUS MICROCARPA LAUREL FIG 8' TALL 40' X 5' 0.6
2 FRVE FRAXINUS VELUTINA CORIACEA VELVET ASH 36" BOX 30' X 30' 0.5 Y
2 OLEW OLEA EUROPAEA 'WILSONII' FRUITLESS OLIVE 36" BOX 25' X 20' 0.3 WW

SHRUBS
3 CACA CALLIANDRA CALIFORNICA BAJA FAIRY DUSTER #5 5' X 5' 0.1 N WW
3 OELO OLEA EUROPAEA 'LITTLE OLLIE' LITTLE OLLIE DWARF OLIVE #5 6' X 6' 0.3 WW

33 POMA PODOCARPUS MACROPHYLLUS YEW PINE #10 20' X 10' 0.6 WW

ORNAMENTAL GRASSES
13 B BOUTELOUA GRACILIS BLUE GRAMA GRASS #1 2' X 2' 0.2 N WW
21 F FESTUCA CALIFORNICA CALIFORNIA FESCUE #1 18" X 18" 0.2 N WW
7 MSYJ MISCANTHUS SINENSIS 'YAKU JIMA' EUTALIA GRASS #2 4' X 4' 0.4

PERENNIALS
12 C CAREX TUMULICOLA BERKELEY SEDGE #1 2'X3' 0.2 N WW
11 Z EPILOBIUM CANUM CALIFORNIA FUSCHIA #1 2' X 3' 0.1 N WW Y
28 E ERIGERON KARVINSKIANUS SANTA BARBARA DAISY #1 2' X 3' 0.2 N WW
17 J JUNCUS PATENS CALIFORNIA GREY RUSH #1 2' X 2' 0.2 N WW Y
19 V LAVANDULA INTERMEDIA 'PHENOMENAL' LAVENDER #1 30" X 30" 0.2 WW
29 L LOMANDRA LONGIFOLIA 'BREEZE' SPINY HEADED MAT RUSH #1 3' X 4' 0.2 WW
27 M MIMULUS AURANTIACUS STICKY MONKEY FLOWER #1 3' X 3' 0.1 N WW Y

GROUNDCOVERS
217 DYMA DYMONDIA MARGARETAE DYMONDIA 2" POT 3" X 24" 0.1 WW

E

M

C

J

L

Z

V

F
B

LANDSCAPE REQUIREMENTS:
SITE AREA: 9,090 SF
BUILDING: 3,225 SF
HARDSCAPE : 1,654 SF
LANDSCAPE: 3,777 SF

POOL 434 SF

TREES REQUIRED: 8 (1 PER 500 SF LANDSCAPE)
TREES REMOVED: 19
TREES PROVIDED: 64

(ALL NEW TREES SHALL BE MINIMUM 24" BOX AND 8' TALL)

LANDSCAPE POINTS
POINTS REQUIRED: 15

STREET TREES: 4 (2 PER LARGE TREE)
36" BOX TREES: 12 (3 PER TREE)
MORE THAN 50 SF PER TREE: 4 (2 PER TREE)
30' O.C. PER TREE 4 (2 PER TREE)
TOTAL POINTS: 24

WATER MANAGEMENT POINTS
POINTS REQUIRED: 200

DRIP CIRCUITS: 40 (5 PER CIRCUIT)
NO LAWN: 10
LOW WATER PLANT: 430 (2 PER PLANT)
TOTAL POINTS: 480

WELO WATER USE CALCULATIONS:

MAWA: 78,008

ETWU: 61,247

TOTAL DIFFERENCE: 16,761
PROJECT MEETS WATER BUDGET

RIO PLANT REQUIREMENTS:
LANDSCAPE PLANT AREA: 3,343 SF
WATERSHED PLANT AREA: 2,775 SF (83%)
NON-WATERSHED PLANTS: 568 SF (17%)
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TREE PLANTING DETAIL SHRUB PLANTING DETAIL  

LANDSCAPE NOTES:
LANDSCAPE WORK SHALL INCLUDE, BUT IS NOT LIMITED TO, THE SUPPLYING OF ALL PLANT MATERIALS SPECIFIED, THE
FURNISHING OF ALL LABOR, EQUIPMENT WATER, ELECTRICITY, EQUIPMENT AND ALL MATERIALS CALLED FOR, INCLUDING ALL
RELATED PREPARATION WORK REGARDING SITE INCONSISTENCIES AND SOIL ISSUES.

CONTRACTOR SHALL MAINTAIN ALL PLANTS AND PLANTED AREAS UNTIL FINAL ACCEPTANCE BY THE OWNER. THE
CONTRACTOR SHALL ASSIGN A QUALIFIED PROJECT MANAGER AND FIELD SUPERVISOR TO WORK DIRECTLY WITH THE
OWNER AND SUPERVISE THE WORK AT ALL TIMES THROUGH FINAL OWNER ACCEPTANCE.

ALL LANDSCAPE WORK SHALL COMPLY WITH ALL APPLICABLE CODES AND ORDINANCES. PERMITTING IS THE RESPONSIBILITY
OF THE CONTRACTOR.

THE CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL UNDERGROUND UTILITIES AND SHALL AVOID DAMAGE TO ALL
UTILITIES DURING THE COURSE OF THE WORK. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY AND ALL DAMAGE TO
UTILITIES, STRUCTURES, ETC. WHICH OCCURS AS A RESULT OF THE CONSTRUCTION, AT NO ADDITIONAL COST TO OWNER.

THE CONTRACTOR MUST CONFIRM THE AVAILABILITY OF ALL SPECIFIED PLANT MATERIAL PRIOR TO THE COMMENCEMENT OF
WORK. THE CONTRACTOR WILL ARRANGE FOR APPROVAL FOR PLANT MATERIALS BY THE OWNER VIA FIELD VISITS/TAGGING
AND OR SUBMISSION OF PLANT SAMPLES AT THE DISCRETION OF THE OWNER.

ALL PLANT MATERIAL MUST MEET OR EXCEED THE LATEST EDITION OF AMERICAN STANDARDS FOR NURSERY STOCK. ALL
PLANT MATERIAL SIZES SPECIFIED ARE MINIMUM SIZES. ALL CONTAINER AND TREE CALIPER SIZES ARE MINIMUM. CONTAINER
OR CALIPER SIZE MAY BE INCREASED IF NECESSARY TO PROVIDE OVERALL PLANT SIZE SPECIFIED.

ALL PLANT MATERIAL SHALL BE SUBJECT TO APPROVAL AT THE JOB SITE BY THE OWNER PRIOR TO INSTALLATION. WHEN
DELIVERED PLANT MATERIAL DOES NOT COMPLY WITH THE REQUIREMENTS. THE OWNER RESERVES THE RIGHT TO REJECT
SUCH PLANTS AND REQUIRE THE CONTRACTOR TO REPLACE REJECTED WORK AND CONTINUE SPECIFIED MAINTENANCE
UNTIL RE-INSPECTED AND FOUND TO BE ACCEPTABLE. THE CONTRACTOR WILL REMOVE REJECTED PLANTS AND MATERIALS
FROM THE PLANTING SITE WITHIN 72 HOURS AND REPLACE WITH ACCEPTABLE MATERIAL AT THE COST OF CONTRACTOR.

THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT THE SOIL IN ALL PLANTED AREAS IS OF AN APPROPRIATE TYPE AND
CONSISTENCY FOR PLANTING. THE CONTRACTOR IS RESPONSIBLE FOR FIELD VERIFYING SOIL AND SUITABILITY, AND ANY
NECESSARY AMENDMENTS SHOULD BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER. ALL PLANTED AREAS
SHALL RECEIVE CLASS I COMPOST AMENDMENT PRIOR TO PLANTING.

ALL PLANTING BEDS SHALL RECEIVE 3" DARK BROWN MULCH AS SPECIFIED IN DETAILS.

ALL PLANT MATERIALS SHALL RECEIVE ADEQUATE WATERING BY THE CONTRACTOR AS REQUIRED UNTIL FINAL ACCEPTANCE
BY OWNER. THE CONTRACTOR SHALL COORDINATE SUPPLEMENTAL WATERING OF NEWLY PLANTED MATERIAL UNTIL
IRRIGATION SYSTEM IS FULLY OPERATIONAL.

THE CONTRACTOR SHALL IMMEDIATELY REPORT ANY CONTRACT DOCUMENT DISCREPANCIES OR CONFLICTS TO THE
OWNER, INCLUDING, BUT NOT LIMITED TO MATERIAL QUANTITIES AND LOCATIONS PRIOR TO CONTRACT AWARD AND
COMMENCEMENT OF WORK. QUANTITY ESTIMATES HAVE BEEN MADE CAREFULLY, BUT THE LANDSCAPE ARCHITECT
ASSUMES NO LIABILITY FOR OMISSIONS OR ERRORS. HIS ESTIMATES ARE ONLY AN AID FOR CLARIFICATION OF UNITS. THE
CONTRACTOR MUST COMPARE WITH HIS OWN ESTIMATES. NO EXTRA COMPENSATION SHALL BE ALLOWED FOR EXTRA
QUANTITIES NECESSARY TO COMPLETE THE WORK AFTER EXECUTION OF THE CONTRACT DOCUMENTS. CONTRACTOR WILL
BE RESPONSIBLE FOR INSTALLATION OF PLANT MATERIAL ACCORDING TO DRAWINGS.

WIRE BASKETS AND STRAPPING SHALL BE REMOVED FROM ALL PLANT MATERIALS PRIOR TO INSTALLATION, SEE DETAILS.

CONTRACTOR SHALL INSPECT ALL DELIVERED PLANT MATERIAL TO ENSURE ALL MATERIAL MEETS ALL MINIMUM STANDARDS
OF THE LATEST EDITION OF AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1), INCLUDING SHIPPING STANDARDS.

CONTRACTOR TO INSTALL AUTOMATIC IRRIGATION SYSTEM TO PROVIDE 100% COVERAGE IN ACCORDANCE WITH SPRINKLER
MANUFACTURER'S SPECIFICATIONS.

ROOTBALLS FOR DECIDUOUS TREES ARE APPROXIMATELY 3' IN DIAMETER AND 2' HIGH.  ACTUAL ROOTBALLS IN NURSERY
CONTAINERS MAY VARY.  NURSERY CONTAINER SHOULD BE REMOVED PRIOR TO PLANTING.  ANY BURLAP OR TWINE SHOULD
BE LOOSENED AND REMOVED, WHERE POSSIBLE, PRIOR TO BACKFILLING PLANTING HOLE.

WHERE POSSIBLE, PLANTING HOLES SHOULD EXTEND TO THREE TIMES THE ROOTBALL WIDTH.

SHRUB ROOTBALLS ARE APPROXIMATELY 12" IN DIAMETER AND 18" HIGH.

CARE SHOULD BE TAKEN TO NOT OVER DIG HOLES.  PLANTS SHOULD BE PLANTED ON UNDISTURBED OR SLIGHTLY
COMPACTED SOIL.

WHEN BACKFILLING PLANTER HOLES, STOP AT LEAST TWICE TO WATER IN PLANT AND SOIL.  COMPLETE PLANTING WITH A
THOROUGH WATERING OF EACH PLANT.

"I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT LANDSCAPE ORDINANCE AND SUBMIT A
COMPLETE LANDSCAPE DOCUMENTATION PACKAGE."

"RECIRCULATING WATER SYSTEMS SHALL BE USED FOR WATER FEATURES".

"A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES OF PLANTING AREAS EXCEPT
TURF AREAS, CREEPING OR ROOTING GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.:

"FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6 INCHES OF SOIL, COMPOST AT A RATE OF A MINIMUM OF FOUR
CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO THE
SOIL."

"ALL HARDSCAPES, RETAINING WALLS, SWIMMING POOLS, AND/OR BLOCK WALLS MUST BE REVIEWED AND APPROVED UNDER
A SEPARATE PERMIT."

"TREE CANOPIES ARE SHOWN AT FULL MATURITY."
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LOCATE PIPES IN LANDSCAPE
WHEREVER POSSIBLE, SLEEVE
WHENEVER UNDER PAVEMENT, TYP.

LOCATE PIPES IN LANDSCAPE
WHEREVER POSSIBLE, SLEEVE
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A1

VALVE ID TAG

VALVE SIZE

1 

VALVE NUMBER

GALLONS PER MINUTE

25.5

CONTROLLER NUMBER,

RAINBIRD ESP-ME3 INDOOR CONTROLLER WITH RAIN AND SOIL MOISTURE SENSORS CONNECT TO POWER AND VALVES

REMARKSSYMBOL DESCRIPTION

INSTALL IN 10" ROUND VALVE BOX

COORDINATE W/CONCRETE & ASPHALT

REFERENCE IRRIGATION DETAILS2" SCHEDULE 40 MAIN LINE  (UNLESS OTHERWISE NOTED)

1" RAINBIRD QUICK COUPLER VALVE, MODEL #44LRC AND MU1008 1" BRASS FLOW SENSOR  

CLASS 200 SLEEVE (SIZE TO BE A MIN. OF TWICE THE DIAMETER OF THE LATERAL.)

SEE DETAILS

TREE EMITTER SYSTEM SEE DETAILS

INSTALL IN JUMBO VALVE BOX

INSTALL IN STD. VALVE BOX

1.5" APOLLO REDUCED PRESSURE BACKFLOW ASSEMBLY #4ALF-217-T2

IRRIGATION LEGEND

RAINBIRD  XCZ-100-B-COM CONTROL ZONE KIT (SHRUBS) 

ROUTE WITH MAINLINENOT SHOWN 14 GAUGE CONTROL WIRE (SOLID COPPER, SINGLE STRAND)

REFERENCE IRRIGATION DETAILSSCHEDULE 40 PVC LATERAL LINE FOR TREES (3/4", UNLESS NOTED OTHERWISE ON PLAN)

INSTALL IN STD. VALVE BOX

RAINBIRD XCZ-100-PRB-COM OR XCZ-150-LCS CONTROL ZONE KIT (TREES)

SHRUB EMITTERS @ 30 PSI

SCHEDULE 40 PVC LATERAL LINE FOR SHRUBS (3/4", UNLESS NOTED OTHERWISE ON PLAN) REFERENCE IRRIGATION DETAILS

INSTALL IN 10" ROUND VALVE BOXISOLATION VALVE

1 2 3

T

SCHEDULE 40 PVC LATERAL LINE FOR DRIP TUBING (3/4", UNLESS NOTED OTHERWISE ON PLAN) REFERENCE IRRIGATION DETAILS

REFERENCE IRRIGATION DETAILSRAINBIRD XFCV-06-18 INLINE EMITTER DRIP TUBING
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WATER EFFICIENT LANDSCAPE WORKSHEET
HYDROZONE PLANT

FACTOR
IRRIGATION

METHOD
IRRIGATION
EFFICIENCY

ETAF
(PF/IE)

LANDSCAPE
AREA ETAF X AREA ETWU

ZONE 1 -
STREET SHRUBS

0.20 DRIP 0.81 0.16 1,019 SF 165.08 7,815.00

ZONE 2 - RAIN
GARDENS

0.20 DRIP 0.81 0.16 300 SF 48.60 2,301.00

ZONE 3 - FRONT
SHRUBS

0.30 DRIP 0.81 0.24 250 SF 60.00 2,876.00

ZONE 4 - FRONT
TREES

0.30 DRIP 0.81 0.24 200 SF 48.00 2,301.00

ZONE 5 - NORTH
SHRUBS

0.20 DRIP 0.81 0.16 680 SF 110.16 5,215.00

ZONE 6 - REAR
TREES

0.60 DRIP 0.81 0.49 575 SF 277.73 13,230.00

ZONE 7 - REAR
SHRUBS

0.20 DRIP 0.81 0.16 215 SF 34.83 1,649.00

ZONE 8 - SOUTH
SHRUBS

0.60 DRIP 0.81 0.49 538 SF 259.85 12,379.00

POOL 1.00 1.00 1.00 434 SF 435.00 13,481.00
TOTALS 4,211 SF 1439.25 61,247.00

ETAF
CALCULATIONS
TOTAL ETAF X

AREA
1439.25 ETWU TOTAL 61,247.00

TOTAL AREA 4211.00 MAWA 78,008.00
AVERAGE ETAF 0.34

ETO = 50.1

IRRIGATION NOTES:

LANDSCAPE CONTRACTOR SHALL PROVIDE AND INSTALL SLEEVES FOR ALL PIPES AND WIRES UNDER
PAVEMENT AND SIDEWALKS.  SLEEVES SHALL BE 2 SIZES LARGER THAN PIPE INSIDE. ALL WIRING UNDER
HARDSCAPING SHALL BE IN SEPERATE SLEEVES (NOT SHOWN).

MAIN LINES SHALL BE 18" DEEP MIN. AND LATERAL LINES 12" DEEP MIN. NO ROCK SHALL BE ALLOWED IN
TRENCHES.

ALL MAIN LINES AND LATERALS SHALL BE SCH. 40 PVC.

PROVIDE AN AS-BUILT, REPRODUCIBLE DRAWING TO OWNER SHOWING ALL DRAINS, HEADS, VALVES, AND
PIPES. PROVIDE INSTRUCTIONS TO MAINTENANCE PERSONNEL FOR WINTERIZATION.  SYSTEM SHALL BE
BLOWN OUT WITH AN AIR COMPRESSOR EACH FALL THROUGH QUICK COUPLER VALVES.

PLACE PIPES, VALVE BOXES, AND ALL OTHER SPRINKLER CONSTRUCTION IN LANDSCAPE AREAS. ALL PIPES
SHALL BE ON PROPERTY OF OWNER.  VALVE BOXES IN PLANTER AREAS SHALL BE TAN OR BROWN IN COLOR.
VALVE BOXES IN LAWN AREAS SHALL BE GREEN IN COLOR.  VALVE BOXES SHALL BE CAPABLE OF BEING
BOLTED CLOSED AFTER INSTALLATION.

LANDSCAPE CONTRACTOR SHALL HAVE ALL UTILITIES STAKED BEFORE DIGGING, ANY DAMAGE TO THE
UTILITIES SHALL BE REPAIRED AT THE EXPENSE OF THE L.C. WITH NO EXTRA COST TO THE OWNER.

MAIN LINE SHALL BE 2" (UNLESS OTHERWISE NOTED). LATERAL LINES SHALL BE NO SMALLER THAN 3/4".
MAINLINE AND LATERAL LINE LAYOUT IS SCHEMATIC.  ADJUST LOCATION OF MAINLINE AND LATERAL LINES
AS NECESSARY IN ORDER TO AVOID PLANTING TREES, SHRUBS AND/OR PLACING BOULDERS DIRECTLY OVER
PIPES.  PIPES SHALL CARRY NO MORE THAN THE FOLLOWING:
         3/4" PIPE MAX. 8 GPM
         1" PIPE MAX. 13 GPM
         1-1/4" PIPE MAX. 23 GPM
         1-1/2" PIPE MAX. 35 GPM

INSTALL ALL HEADS 2" AWAY FROM ALL WALKS AND 12" AWAY FROM ALL WALLS.  INSTALL VALVE BOXES 12"
MIN. FROM WALKS AND WALLS SQUARED WITH THE WALK.

LANDSCAPE CONTRACTOR SHALL ONLY USE COMMERCIAL GRADE RAINBIRD PRODUCTS OR EQUAL.
LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR ENSURING ACCURATE COUNTS AND QUANTITIES OF ALL
IRRIGATION MATERIALS FOR BIDDING AND INSTALLATION PURPOSES.

LANDSCAPE CONTRACTOR SHALL PRESSURE TEST MAIN AND VALVES AT 100 PSI BEFORE BURIAL.

ALL WORK SHALL BE IN ACCORDANCE WITH APPLICABLE CITY AND/OR COUNTY CODES. THE LANDSCAPE
CONTRACTOR SHALL APPLY FOR ALL PERMITS AND PAY FOR THE SAME.

ALL SPRINKLERS TO BE ADJUSTED ON SITE AS NECESSARY TO AVOID ANY WATER SPRAYING ONTO STREETS,
SIDEWALKS AND BUILDINGS.

ACTUAL INSTALLATION OF IRRIGATION SYSTEM MAY VARY SOMEWHAT FROM PLANS. CONTRACTOR IS
RESPONSIBLE TO MAKE NECESSARY ADJUSTMENTS AS NEEDED TO ENSURE PROPER COVERAGE OF ALL
LANDSCAPED AREAS.

POWER TO CONTROLLER TO BE PROVIDED BY OWNER.  OWNER TO SPECIFY EXACT LOCATION OF
CONTROLLER.

LANDSCAPE CONTRACTOR IS RESPONSIBLE TO ENSURE SYSTEM DRAINS PROPERLY.  INSTALL MANUAL
DRAINS AS NECESSARY.

RAIN SENSOR DEVICE TO BE INSTALLED AT OR NEAR CONTROLLER PER MANUFACTURER'S
RECOMMENDATIONS.

STATIC PRESSURE AT POINT OF CONNECTION IS UNKNOWN.  CONTRACTOR SHALL FIELD VERIFY EXACT
STATIC PRESSURE PRIOR TO INSTALLING IRRIGATION SYSTEM. CONTRACTOR SHALL MAKE NECESSARY
ADJUSTMENTS TO IRRIGATION SYSTEM IF PRESSURE FLUCTUATES FROM STATED PRESSURE.  PRESSURE
REDUCER TO BE INSTALLED IF STATIC PRESSURE EXCEEDS 100 PSI AT POINT OF CONNECTION.

2" IRRIGATION STUB  SHALL BE INSTALLED BY GENERAL CONTRACTOR.

NO BLUE GLUE ALLOWED FOR ANY PVC WELD CONNECTIONS. CONNECTIONS TO BE GLUED WITH GRAY
CEMENT AND PURPLE PRIMER PER MANUFACTURES SPECS.

"PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE IS BELOW OR EXCEEEDS THE
RECOMMENDED PRESSURE OF THE SPECIFIED IRRIGATION DEVICES."

"CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS WHERE LOW POINT
DRAINAGE COULD OCCUR."

"I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE DESIGN PLANS."

"A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE IRRIGATION
CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES."

"A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE SIGNER OF THE
LANDSCAPE PLANS, THE SIGNER OF THE IRRIGATION PLANS, OR THE LICENSED LANDSCAPE CONTRACTOR
FOR THE PROJECT."

"AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION."
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BACKFLOW PREVENTOR NOTES:
1.  EQUIPMENT TO BE INSTALLED AT A MINIMUM OF 24" FROM ANY STRUCTURES OR HARDSCAPING.
2.  WHEN UNIT IS NEXT TO STRUCTURE (i.e. WALL BUILDING, ETC.) MOUNT TEST COCKS ON SIDE
    AWAY FROM STRUCTURE.
3.  PROVIDE OWNER WITH COMPLETE WRITTEN INSTRUCTIONS ON HOW TO DRAIN ENTIRE BACKFLOW
    UNIT TO PREVENT FREEZING.
4.  SEE SPECIFICATIONS FOR ALL PIPE AND FITTING MATERIALS USED FOR BACKFLOW ASSEMBLY.
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TOP VIEW

SIDE VIEW
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INSTALL NETAFIM F-TLFV-1 FLUSH VALVES IN 6" EMITTER
BOX AT ALL LOW SPOTS PER MANUFACTURER'S
RECOMMENDTATIONS.

INSTALL NETAFIM AV-COMBO-075 SCH 80 RISER WITH AIR
VACUUM RELIEF VALVE IN 6" EMITTER BOX PER
MANUFACTURER'S RECOMMENDATIONS.
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