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AMIR ZAGROSS

1601 SEPULVEDA BLVD, #512
MANHATTAN BEACH, CA 90266
ZAGROSS2005@A0L.COM
310-780-4442

ARCHITECT

JOHN HAMILTON, AIA

HAMILTON ARCHITECTS
12240 VENICE BLVD

LOS ANGELES, CA 90066
310-398-1500

SURVEY
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PROJECT DATA: NEW SINGLE FAMILY RESIDENCE BUILDING INFORMATION

DESCRIPTION

EXISTING

PROPOSED

PARCEL NUMBER(s):

4174-022-003

PROJECT ADDRESS(s):

620 25th Street

NO. OF STORIES:

2 + Basement

PROJECT DESCRIPTION

GROUND UP TWO STORY SINGLE FAMILY RESIDENCE OVER BASEMENT. VARIANCE REQUEST FOR FRONT YARD
SETBACK REDUCTION FROM 20'-0" TO 10'-0".

ASSESSOR'S PARCEL NUMBER
4174-022-003

LEGAL DESCRIPTION
TRACT #2474 LOT COM AT NW COR OF LOT 3 BLK 86 TH S 88.44 FT TH N 53 06' E 100.43 FT TH N TO N LINE OF SD LOT
TH W TO BEG PART OF LOT 3

PLANNING AND ZONING INFORMATION

PARCEL AREA: 4,683 SF (AS MEASURED FROM SURVEY)
ZONING DISTRICT: RS (SINGLE FAMILY RESIDENTIAL DISTRICT)
AREA DISTRICT: I

BUILDING INFORMATION f

REQUIRED SETBACKS:

FRONT YARD: 20-0"
SIDE YARD: 7'-4 1/4" (SEE SHEET A1.4 FOR SIDE YARD CALCULATIONS)
REAR YARD: 12'-0"
PROPOSED SETBACK:
FRONT YARD: 10'-0"
SIDE YARD: 7'-4 1/4"
REAR YARD: 12'-0"
MAXIMUM ALLOWABLE HEIGHT: 26'-0"

PROPOSED BUILDING HEIGHT: 24'-11 3/4" (70.68")

PROPOSED NUMBER OF STORIES: 2 STORIES OVER SUBTERRANEAN BASEMENT

REQUIRED PARKING: 3 SPACES

PROPOSED PARKING: 3 SPACES (INCLUDING 1 ON VERTICAL CAR LIFT IN GARAGE)

AVERAGE GRADE CALCULATION: 47.00 +45.80 + 41.72 + 42.75 = 177.27/4 = 44.3175'

OCCUPANCY: R-3/U
TYPE OF CONSTRUCTION: V-B
NUMBER OF STORIES: 2
PROPOSED FIRE SPRINKLER SYSTEM: YES

SHALL COMPLY WITH THE FOLLOWING 2025 CALIFORNIA CODES:

CALIFORNIA BUILDING CODE (CBC)

CALIFORNIA RESIDENTIAL CODE (CRC)

CALIFORNIA MECHANICAL CODE (CMC)

CALIFORNIA PLUMBING CODE (CPC)

CALIFORNIA ELECTRICAL CODE (CEC)

CALIFORNIA ENERGY CODE (CEnC)

CALIFORNIA GREEN BUILDING STANDARDS CODE (CGBSC)
MANHATTAN BEACH MUNICIPAL CODE (MBMC)

SEPARATE PERMITS

TYPE OF CONSTRUCTION: V-B V-B
CODE CYCLE: 2022 California Code of Regulations Title 24
OCCUPANT USE: R-3/U R-3/U
AUTOMATIC FIRE
SPRINKLER SYSTEM TYPE: NFPA-13D
SPECIAL CONDITIONS:
MAIN RESIDENCE (gross floor area)
DESCRIPTION EXISTING (SF) PROPOSED (SF) GRADING DATA
GRADING/ SITE WORK

INSIDE FOOTPRINT: (CUBIC YARDS)
BASEMENT 2: N/A CUT:
BASEMENT 1: N/A 2092.72 SF FILL:
1" FLOOR: 912 SF 1623.57 SF NET EXPORT:
2"° FLOOR: N/A 1624.31 SF
3R0 FLOOR”
GARAGE: 409.98 SF
DECKS OVER 30”
ACCESSORY STRUCTURE (gross floor area) ADU (gross floor area)

(J ATTACHED () DETACHED (JATTACHED (] DETACHED

DESCRIPTION EXISTING (SF) | PROPOSED (SF) DESCRIPTION EXISTING (SF) | PROPOSED (SF)

INSIDE FOOTPRINT: INSIDE FOOTPRINT:
BASEMENT 2: BASEMENT 2:
BASEMENT 1: BASEMENT 1:
15" FLOOR: 15" FLOOR:
2"° FLOOR: 2"° FLOOR:
3R° FLOOR” 3R FLOOR”
GARAGE: GARAGE:
DECKS OVER 30” DECKS OVER 30”
JADU (gross floor area) EXTERIOR DECK, PORCH, PATIO STRUCTURE (gross floor

(C) ATTACHED area)

DESCRIPTION EXISTING (SF) | PROPOSED (SF) DESCRIFTION EX'(SSTF')NG PROPOSED (SF)

INSIDE FOOTPRINT: EXTERIOR FOOTPRINT:
BASEMENT 2:
BASEMENT 1:
15" FLOOR:
2"° FLOOR:
3R0 FLOOR”
DECKS OVER 30”

1. A CAL-OSHA PERMIT IS REQUIRED FOR EXCAVATIONS DEEPER THAN 5' AND FOR SHORING AND UNDERPINNING.
2. THE SOLAR PHOTOVOLTAIC SYSTEM SHALL BE UNDER A SEPARATE REVIEW AND PERMIT.

3. THE AUTOMATIC FIRE SUPPRESSION SYSTEM SHALL REQUIRE A SEPARATE REVIEW AND PERMIT.
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MANHATTAN BEACH, CA, 90266
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1
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3

MANHATTAN BEACH, CA, 90266
1601 SEPULVEDA BLVD., #512
MANHATTAN BEACH, CA 90266
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RESIDENCE
620 25TH STREET
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EXISTING

KEYNOTES
LEGEND

PROPERTY EXTENT

EXISTING WALL TO BE LOWERED TO 42" MAX. HEIGHT WITHIN 20'-0" FRONT

XISTING CONCRETE STEPS TO BE DEMOLISHED
YARD SETBACK

XISTING DRIVEWAY TO BE DEMOLISHED
EXISTING 2'-0" HIGH CONCRETE WALL

XISTING SITE WALL TO REMAIN
XISTING DECK TO BE DEMOLISHED
XISTING CURB TO BE DEMOLISHED

XISTING LANDSCAPE AREA

PROPERTY LINE
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KEYNOTES

PROPERTY LINE

OUTLINE OF BUILDABLE AREA

OUTLINE OF SECOND STORY SHOWN DASHED

LOS ANGELES, CA 90066 HAMILTONARCHITECTS.NET
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EXISTING CONCRETE RETAINING WALL

I%OII

2,#

DRIVEWAY VISIBILITY. SEE SITE NOTE #18 FOR FURTHER DETAILS.

EXISTING COUNTY SEWER MAIN

PARKING ENCROACHMENT AREA PER CITY STANDARD ST-23
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7] / 3] "\ 4] 94
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PROPOSED HVAC EQUIPMENT LOCATION
© 'SIDEYARD = OPOS CEQU OCATIO

PROPOSED ELECTRICAL PANEL & METER LOCATION
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PROPOSED 42" TALL FENCE AND GATE

| Ar 2 : 7 Ar EXISTING SITE WALL WITHIN FRONT 20'-0" OF PROPERTY TO BE LOWERED TO 42" MAXIMUM
HEIGHT
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EXISTING 2'-0" HIGH CONCRETE WALL W/ NEW WOOD FENCE ABOVE
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NOTES

DIMENSIONS INDICATED ARE TO FACE OF FINISHED SURFACE, UNLESS NOTED OTHERWISE.

2. CONTRACTOR TO VERIFY IN FIELD ALL EXISTING CONDITIONS. REPORT ANY DISCREPANCIES
WITH ARCHITECT AND OWNER PRIOR TO ANY CONSTRUCTION.
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47.25
AT PC

CALL UNDERGROUND SERVICE ALERT (DIGALERT - 811) FOR UTILITY NOTIFICATIONS / MARKINGS
PRIOR TO REMOVALS AND EXCAVATIONS. REMOVE ALL MARKINGS AFTER CONSTRUCTION IS
COMPLETED.

CONNECTIONS TO THE SEWER OR STORM DRAINS REQUIRE A SEWER PERMIT.

5. PRIOR TO COMMENCING ANY UNDERGROUND UTILITY WORK, OBTAIN SEPARATE UTILITY
EXCAVATION PERMITS AND STREET USE PERMITS FOR UTILITY EXCAVATION.

PROVIDE SAFEGUARDING DURING CONSTRUCTION SUCH AS PROTECTION ADJOINING PROPERTY
AS REQUIRED BELOW AND OTHER ITEMS SUCH AS SITE FENCING AND BARRIERS (3306),
SANITATION (3305), ETC.

PROVIDE PROTECTION OF ADJOINING PROPERTY WHEN EXCAVATION IS TO GREATER DEPTH
THAN THE WALLS OR FOUNDATION OF AN ADJACENT BUILDING OR STRUCTURE AND THE
ADJACENT BUILDING OR STRUCTURE IS LOCATED CLOSER TO THE PROPERTY LINE THAN THE
DEPTH OF THE EXCAVATION. SUBMIT TO B&S (PRIOR TO ISSUANCE OF PERMIT) EVIDENCE OF
ADJOINING PROPERTY OWNER(S) WRITTEN NOTIFICATION AND PROVIDE PLANS FOR TEMPORARY
SHORING (3307).

NO WORK SHALL BE DONE WITHIN THE PUBLIC RIGHT-OF-WAY WITHOUT PRIOR APPROVAL.
NO CONSTRUCTION DEBRIS SHALL BE SPILLED OR STORED ONTO PUBLIC RIGHT-OF-WAY.

10. ALL LABOR, EQUIPMENT AND MATERIAL REQUIRED FOR OFF-SITE IMPROVEMENTS ARE THE
RESPONSIBILITY OF THE OWNER. OWNER IS RESPONSIBLE FOR REPAIR OF ALL DAMAGE TO
OFF-SITE IMPROVEMENTS CAUSED BY CONSTRUCTION.

< . ALL ABANDONED CURB CUTS RESULTING FROM NEW DEVELOPMENT ARE TO BE REMOVED AND
g . . . // v v v v v v v REPLACED WITH CURB, GUTTER, SIDEWALK AND LANDSCAPING TO MATCH EXISTING, PER CITY OF
LOS ANGELES STANDARD DRAWINGS.

v _ < v v v v v v > 12. PROPOSED IMPROVEMENTS SHALL NOT OBSTRUCT DRAINAGE OR DRAIN INTO NEIGHBORING
, PRIVATE PROPERTIES.

(N : / QQ yZ '%\ o v V¥ N v Y —- 13. WATER SHALL BE DRAINED AWAY FROM THE FOUNDATION AND SHALL BE MITIGATED FROM NO.
1 38 , W

48'-10 1/2"

X\\\\

]
PROJECT:

GROUND UP SINGLE FAMILY
RESIDENCE

S0°00'35"W R 8844

620 25TH STREET,
MANHATTAN BEACH, CA, HIZii%

.
DATE REVISION
07.17.25  VARIANCE SUBMITTAL
10.21.2025 VARIANCE
03.23.2026 PLANNING RESUBMITTAL
3 04.16.2026 PLANNING RESUBMITTAL

NEIGHBORING
STRUCTURE
k¢

L PERMEATING INTO FOUNDATION WALL FOOTING OF THE NEW PROPOSED IMPROVEMENTS. FINISH j
v 6—370'7,55 v b v GRADE AROUND THE STRUCTURE SHALL SLOPE AWAY FROM THE FOUNDATION A MINIMUM OF 5%

O FOR A MINIMUM OF 10 FEET. 1
\$ 14. NO RUNOFF SEDIMENT OR WASTES IS ALLOWED IN WATER LEAVING THE SITE. 2

7/
N2 v N2 v
/ D 7@ v v D v Q\ 15. ALL CONCENTRATED DRAINAGE SHALL BE CONDUCTED TO THE STREET AT A 2% MIN. SLOPE
g /j: O o

1 s

16. CONNECT ALL BUILDING RAIN GUTTER DOWNSPOUTS TO SUB-GRADE DRAINAGE SYSTEM. SEE
G CIVIL DRAWINGS.
OUTLINE

17. PROVIDE A LANDING (SLOPED 2% AWAY FROM THE BUILDING AT EXTERIOR) AT EACH EXTERIOR
DOOR, WITH A WIDTH NOT LESS THAN THE WIDTH OF THE DOOR OR THE STAIR SERVED
OF EAVE

N
-

(WHICHEVER IS GREATER) (CBC 1008.1.6; R311.3).

18. DRIVEWAY VISIBILITY. VISIBILITY OF A DRIVEWAY CROSSING A STREET PROPERTY LINE SHALL NOT BE
BLOCKED BETWEEN A HEIGHT OF 3 FEET AND 9 FEET FOR A DEPTH OF 5 FEET FROM THE STREET
PROPERTY LINE AS VIEWED FROM THE EDGE OF THE RIGHT-OF-WAY ON EITHER SIDE OF THE
DRIVEWAY AT A DISTANCE OF 15 FEET OR AT THE NEAREST PROPERTY LINE INTERSECTION THE
STREET PROPERTY LINE, WHICHEVER IS LESS (MBMC 10.64.150).

o o \ EXCEPTION: PROPERTIES CONSISTING OF LOTS HAVING VEHICULAR ACCESS ONLY ACROSS A SIDE
o ) YARD LOCATED IN RESIDENTIAL DISTRICTS IN AREA DISTRICTS Il AND IV ARE EXEMPTED FROM THIS
\ REQUIREMENT.

/

19. THE PROPOSED SETBACKS SHOWN ON THE SITE PLAN ARE MEASURED FROM THE PROPERTY
LINES TO THE FOUNDATION IN ACCORDANCE WITH THE DEFINITION OF A "YARD" FOUND IN MCBC
SECTION 10.04.030/MBLCP SECTION A.04.030.
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N % 0 |  LANDSCAPED/ PLANTING AREA CLIENT:
| N . O R
o Ié y \ o+ A
| Jo ’ @ \30 AMIR ZAGROSS
* . $ ,«\ s
] v N2 N /7 /7
. e % Q]r (| HARDSGAPEAREA 1601 SEPULVEDA BLVD., #512
| QA I/ MANHATTAN BEACH, CA 90266
P 20 R DR
! .| CONCRETE AREA
Z S
o
41.72 X
ATPC 7 ADDITIONAL FRONT SETBACK REQUIREMENT, 6% OF LOT AREA (280.8 SF),
PROPOSED SITE PLAN 4680 SF X 0.6 = 280.8 SF
1 PROVIDED SETBACK: 334 SF
e PROPOSED
PARKING ENCROACHMENT AREA PER CITY STANDARD ST-23 S IT E P L AN
WATER METER
NEW WALL-MOUNTED TANKLESS WATER HEATER.
Project: 25013  Drawing Number
RECESSED MAIN ELECTRICAL PANEL. LOCATION TO BE COORDINATED & APPROVED BY Dator 02/06/2026
SERVICE PROVIDER (LOCATION INDICATED IS PROPOSED). A NEW ELECTRICAL SERVICE ate:
.y SHALL BE PROVIDED WITH A STAINLESS STEEL GROUNDING ELECTRODE, MINIMUM 5/8" Drawn by: LCH
DIAMETER, MINIMUM 8' DRIVEN INTO THE SOIL, AND LISTED FOR THIS PURPOSE. (CEC .
250.70) SHALL BE AESTHETICALLY SCREENED FROM PUBLIC VIEW. Checked by: JPH
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20' DAYLIGHT-EXPOSED PROJECTION
(FROM EXCESS EGRESS WELL WIDTH) _\

S BASEMENT: e
2092.7 SF

/ NO. DATE REVISION
- 07.17.25 VARIANCE SUBMITTAL
1 10.21.2025 VARIANCE
2 03.23.2026 PLANNING RESUBMITTAL
3 04.16.2026 PLANNING RESUBMITTAL

@ FIRST FLOOR PLAN v @ BASEMENT FLOOR PLAN

v
v

29.9 SQFT
20% X 29.9 SQ FT = 5.98 SQ FT
N
GARAGE AREA
/7 409.98 SQ FT CLEAR
7'-41/4" L : \ t T
- , == Z1 |# i = B= s :O e
d d' b &1 gLE & I8E :
\ / "=
| : ¢\ /i SRSV OMNNN N
fesl / M v o\ I = |
7% ) ' | R | v
; / i ! f : \\ // : Sl EGRESS
T A yd H | \ / | WELL
G al : R
b
bt v i N
| i oy
7 6 / 7:} '\Q‘ﬁ\ / I ;i — _v_ —— [ II II
V595 Tk Z g g
/) g J /
j// ELEVATOR SHAFT I ELEVATOR SHAFT
: - 24.9 SQFT 249 SQFT
rsres .
f \ AREA OPEN TO ALLWAY
, g7 AREADPENTOBELOW 25 SQ FT 37.2 SQFT
V% J/ CLEVATOR O
STAIRS % : 24.36 SQ FT PROJECT:
75.9 SQ FT
/ GROUND UP SINGLE FAMILY
RESIDENCE
f % 4 STAIRS
) _ ! s % 759 8aFT 620 25TH STREET,
s o | 7 MANHATTAN BEACH, CA 90266
" L SECOND FLOOR BFA L— FIRST FLOOR BFA e
e 1,477.15 SQ FT e 1512.85SQ FT e
e ~
% / | L WHOLE
|
|
|

SCALE: 1/8"=1'-0" SCALE: 1/8"=1'-0" SCALE: 1/8"=1'-0"

@ SECOND FLOOR PLAN

CLIENT:

LEGEND BUILDABLE FLOOR AREA

AMIR ZAGROSS

7 CARAG 1601 SEPULVEDA BLVD., #512
O ] ARAGE AREA OVERHANGS/
’ % o g FLOOR LEVEL R-3 BFA (U OCCUPANCY) | COVERED PORCHES MANHATTAN BEACH, CA 90266
7S,
/
2092.72 (143.44 IS
INTERIOR FLOOR GARAGE AREA OVERHANGS/ BASEMENT COUNTED TOWARDS
AREA U OCCUPANCY COVERED BFA)
R-3 OCCUPANCY PORCHES

409.98 (MAX 600
FIRST FLOOR 1512.85 SF EXEMPT PER - 1512.85
10.64.030)

LN
SECOND FLOOR 1477.15 - - 1477.15

TOTAL 3133.44 . - 3133.44 B U I L D I N G

FLOOR

TOTAL BFA: 3,133.44 SQ FT AR EA
ALLOWABLE BFA: 0.7 X LOT AREA = 0.7 X 4683 = 3,278.1 ANALYS I S

3,133.44 SQ FT BFA < 3,278.1 SQ FT MAX ALLOWABLE

DAYLIGHT
PROJECTION
AREA

Project: 25013  Drawing Number
Date: 02/06/2026
Drawn by: LCH A1 . 3
Checked by: JPH
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T X EXISTING SINGLE SECOND PROPOSED
'y = E STORY SFR FLOOR BFA SIDE YARD |
oH® 314.4 SF PROPOSED: FIRST FLOOR .
S 9 SUPPLEMENTAL 1,477.15 SE BFA
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8-7 1/2"
17'-5 1/4"
1,606.82 SF OF FRONT EXISTING SIDE YARD
’i' EXISTING SIDE YARD SETBACK AREA ’i'
bh - - - - - - - - - - - - -
« $+9258 I
| mEZ
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REQUIRED SETBACKS

0

SCALE: 1/8"=1'-0"

D

SIDE YARD SETBACK CALCULATIONS/DIAGRAM

BFA CALCULATIONS

LEGEND

58'-3 1/4" LOT DEPTH

40'_2" V 40'_2" I,
EQ '| EQ '|
5 | |
o |
N
80'-J 1/4"
90° — LOT WIDTH: (80'-4" + 66'-10") / 2 = 73'-7"
SIDE YARD SETBACK: 10% X 73-7"=7"-4 ;"
LOT DEPTH: 58'-3 /4"

36'-3 /4" X 0.20 = 7"-3"

26'-3 4" X 0.20 = 5'-3"

SUPPLEMENTAL SETBACK (W/ REDUCED 10' FRONT YARD SETBACK):
BUILDABLE DEPTH: 58'-3 4" - 10' FRONT SETBACK - 12' REAR YARD SETBACK = 36'-3 4"

SUPPLEMENTAL SETBACK (W/ REQUIRED 20' FRONT YARD SETBACK):
BUILDABLE DEPTH: 58'-3 4" - 20' FRONT SETBACK - 12' REAR YARD SETBACK = 26'-3 4"

TOTAL BUILDABLE AREA COMPARISON

POTENTIAL BFA UNDER ZONING
CODE'S DEVELOPMENT STANDARDS
(NO VARIANCE)

PROPOSED BFA (WITH VARIANCE)

MAX BUILDABLE ENVELOPE

1,528.32 SF

1,979.92 SF

FIRST FLOOR BFA

1,128.32 SF (SUBTRACTS 600 SQ FT

1,512.85 SF (SUBTRACTS 409.98 SQ FT FOR

FOR GARAGE) GARAGE - MAX 600 SF EXEMPT)
1,247.42 SF (SUBTRACTS 6%
SUPPLEMENTAL SETBACK 1,477.15 SF

REQUIREMENT)

I
I
2
SECOND FLOOR BFA g
%
%
é

GARAGE (EXEMPT FROM BFA) 600 SF 409.98 SF (MAX 600 SF EXEMPT)
BASEMENT (SEE A1.3) - 143.44 SF
TOTAL BF 2,375.74 SF 3,133.44 SF
3,278.10 SF 3,278.10 SF

MAX BFA ALLOWED PER COD%

2375.74 SF/ 3278.10 SF = 72.47% BFA

3133.44 SF / 3278.10 SF = 95.59% BFA

V.

FIRST FLOOR BUILDABLE FLOOR AREA

SECOND FLOOR BUILDABLE FLOOR AREA

SETBACK LINE

PROPERTY LINE

EXISTING HOUSE OUTLINE

Nl S N e’ " N N N e N N N N N N NN IIN L N N N N N N N N NN N NN N
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7 41/4" 11-0" 23-111/2" 100" 13-6" CLEAR 7-41/4" < Z w <
<3> OPEN TO ABOVE IEw
N
Ir <29
ALL TOILETS SHALL HAVE A MAXIMUM FLUSH OF 1.28 GALLONS, AND A MINIMUM CLEAR FLOOR —w-
@ AREA OF 24"x30" IN FRONT OF THE BOWL
NON-SLIP, NON-ABSORBANT FLOORING PER OWNER. PROVIDE MINIMUM 6'-0" A.F.F.
NON-ABSORBANT WALL FINISH AT TUB/SHOWER AND SHATTER-RESISTANT MATERIALS FOR THE
] Y <5> SHOWER ENCLOSURE. CEMENT, FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GLASS MAT
— =488 \ GYPSUM OR FIBER-REINFORCED GYPSUM BACKERS SHALL BE USED AS A BASE FOR WALL TILE
Ib\ /4| | e Y IN TUB AND SHOWER AREAS AND WALL AND CEILING PANELS IN SHOWER AREAS. (R702.4.2)
I / :
\ / iy é . PROVIDE A THERMOSTATIC MIXING VALVE AT ALL SHOWERS/SHOWER TUBS WITH INDIVIDUAL
E] \ / L] Ed o| 2 CONTROL VALVES FOR PRESSURE BALANCE AND THERMOSTATIC, OR A COMBINATION
-0" 90" CLEAR ;- d B H—h + n PRESSURE BALANCE/THERMOSTATIC MIXING VALVE TYPE. ALL FITTINGS SHALL PROVIDE SCALD
\ / / 7 AND THERMAL SHOCK PROTECTION
BATHROOM @
oA L o o = SHOWER STALLS SHALL HAVE A CLEAR INTERIOR FINISH AREA OF 7.1 SQ FT MINIMUM AND
PN [ o \ <> SHALL ACCOMODATE A 2'-6" MINIMUM CLEAR CIRCLE AT THRESHOLD LEVEL. THESE MINIMUM
P I CLEARANCES SHALL BE MAINTAINED UP TO A HEIGHT OF 6'-0" ABOVE THE SHOWER DRAIN.
| \\ // I 7
| ) / | 4 o CUSTOM BUILT-IN MILLWORK
| S |
9 & | / I FAMILY < . .
A AAAATIA AN My\megfw»w AN A AN AN AR A A AN I STAIRS SHALL HAVE 10" MINIMUM TREAD, AND 7 3/4" MAXIMUM RISE.
A4.1 S 5| 002 | / | 003 A\
2 / | 3-0" TALL GUARDRAIL AT STAIR
\ /
| \ cAR LIET PIT EL | WINDOW WELL / EGRESS AREAWAY. 9 SQ FT MINIMUM HORIZONTAL AREA AND 3'-0" MINIMUM
| \ / | 4 @ WIDTH. CAST-IN-PLACE CONCRETE FLOOR FINISH, 4" MINIMUM BELOW LOWER BASEMENT
| 8029 | FLOOR ELEVATION.
| \ / | POWDER PERMANENTLY AFFIXED METAL LADDER, PROVIDING A MINIMUM INSIDE RUNG WIDTH OF 12"
O \ / 0 BASEMENT FLOOR ROOM . MINIMUM. RUNGS SHALL PROJECT NOT LESS THAN 3" FROM THE WALL AND SHALL BE SPACED
| \ | 32.58" 004 \Q\fo @ NOT MORE THAN 18" ON CENTER VERTICALLY FOR THE FULL HEIGHT OF THE WINDOW WELL.
Vo LADDER MAY PROJECT NO MORE THAN 6" INTO 3'-0" MINIMUM WINDOW WELL WIDTH. LADDER TO
EI L '] COMPLY WITH IRC SECTION R310.4.2
| . \/ | SUBTERRANEAN CAR LIFT BY LA PARKING LIFTS, SEE PRODUCT INFORMATION ON SHEET AO0.5.
| N\_g' v | % GARAGE TO HOLD 3 PARKING SPACES TOTAL.
- — — —F MN— o —— — — — —] \/D
n n I — s HOME ELEVATOR BY GARAVENTA LIFT. SEE PRODUCT INFORMATION ON SHEET A0.5
6,
_____ \!\\‘
w | | N ° 14 J
o %
) oS
AN
1 4' %
A4.1
q GYM 2 7
S (001 ] o3 0,
© N
‘“ NOTES PROJECT
1:  ALL HABITABLE ROOMS SHALL BE PROVIDED WITH SPACE-HEATING SYSTEMS CAPABLE OF
J MAINTAINING AN INDOOR TEMPERATURE OF NOT LESS THAN 68 DEGREES FAHRENHEIT. GROUND UP SINGLE FAMILY
RESIDENCE
2:  HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68 °F AT A
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE
ROOMS AT THE DESIGN TEMPERATURE (R303.9) 620 25TH STREET,
GO R
3:  FANS SHALL BE ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO THE OUTSIDE OF MANHATTAN BEACH, CA, SIZ65
THE BUILDING.
. 4:  FANS, NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION SYSTEM, MUST
Q'\\'L / n BE CONTROLLED BY HUMIDITY CONTROL..
N
e
N v W 5. IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION REPORT MAY BE I —
REQUIRED (1803.5.2).
NO. DATE REVISION
6: THE PANEL OR SUBPANEL SHALL PROVIDE CAPACITY TO INSTALL A 40-AMPERE MINIMUM
DEDICATED BRACH CIRCUIT AN SPACE(S) RESERVED TO PERMIT INSTALLATION OF A BRANCH i 07.17.25  VARIANCE SUBMITTAL
% CIRCUIT OVERCURRENT PROTECTIVE DEVICE. 1 10.21.2025 VARIANCE
' ) e P4 7:  THE SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL IDENTIFY THE OVERCURRENT 2 03.23.2026 PLANNING RESUBMITTAL
10'-8 1/2 // PROTECTIVE DEVICE SPACE(S) RESERVED FOR FUTURE EV CHARGING AS EV CAPABLE. THE 3 04.16.2026 PLANNING RESUBMITTAL
y J RACEWAY TERMINATION LOCATION SHALL BE PERMANENT AND VISIBLY MARKED EV CAPABLE.
yd 8: GARAGE DOORS: EACH ENCLOSED PARKING SPACE SHALL BE PROVIDED WITH A MINIMUM
% CLEAR OPENING (AFTER FINISH TREATMENT) OF 8 FOOT WIDE (9’ FOR SINGLE-CAR DOORS, 6.67
P FOOT HIGH ACCESS/DOOR (MBMC 10.64.100 E).
1
CLIENT:
y AMIR ZAGROSS
I  NEW FRAMED WALL
/ 1601 SEPULVEDA BLVD., #512
MANHATTAN BEACH, CA 90266
NEW CONCRETE WALL
P S PROPOSED SF IN THE SETBACK AREA
o
py)
/ 4
I
4 .\ BASEMENT FLOOR PLAN coRESS WNDOW A
SCALE: 1/4" = 1'-0"

BASEMENT
FLOOR PLAN

TEMPERED WINDOW

SMOKE DETECTOR

CARBON MONOXIDE DETECTOR
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SCALE: 1/4" = 1'-0"

PROPERTY LINE

OUTLINE OF BUILDABLE AREA

OPEN TO BELOW

ALL TOILETS SHALL HAVE A MAXIMUM FLUSH OF 1.28 GALLONS, AND A MINIMUM CLEAR FLOOR
AREA OF 24"x30" IN FRONT OF THE BOWL

NON-SLIP, NON-ABSORBANT FLOORING PER OWNER. PROVIDE MINIMUM 6'-0" A.F.F.
NON-ABSORBANT WALL FINISH AT TUB/SHOWER AND SHATTER-RESISTANT MATERIALS FOR THE
SHOWER ENCLOSURE. CEMENT, FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GLASS MAT
GYPSUM OR FIBER-REINFORCED GYPSUM BACKERS SHALL BE USED AS A BASE FOR WALL TILE
IN TUB AND SHOWER AREAS AND WALL AND CEILING PANELS IN SHOWER AREAS. (R702.4.2)

PROVIDE A THERMOSTATIC MIXING VALVE AT ALL SHOWERS/SHOWER TUBS WITH INDIVIDUAL
CONTROL VALVES FOR PRESSURE BALANCE AND THERMOSTATIC, OR A COMBINATION
PRESSURE BALANCE/THERMOSTATIC MIXING VALVE TYPE. ALL FITTINGS SHALL PROVIDE SCALD
AND THERMAL SHOCK PROTECTION

SHOWER STALLS SHALL HAVE A CLEAR INTERIOR FINISH AREA OF 7.1 SQ FT MINIMUM AND
SHALL ACCOMODATE A 2'-6" MINIMUM CLEAR CIRCLE AT THRESHOLD LEVEL. THESE MINIMUM
CLEARANCES SHALL BE MAINTAINED UP TO A HEIGHT OF 6'-0" ABOVE THE SHOWER DRAIN.

CUSTOM BUILT-IN MILLWORK

STAIRS SHALL HAVE 10" MINIMUM TREAD, AND 7 3/4" MAXIMUM RISE.

3'-0" TALL GUARDRAIL AT STAIR

WINDOW WELL / EGRESS AREAWAY. 9 SQ FT MINIMUM HORIZONTAL AREA AND 3'-0" MINIMUM
WIDTH. CAST-IN-PLACE CONCRETE FLOOR FINISH, 4" MINIMUM BELOW LOWER BASEMENT
FLOOR ELEVATION.

PERMANENTLY AFFIXED METAL LADDER, PROVIDING A MINIMUM INSIDE RUNG WIDTH OF 12"
MINIMUM. RUNGS SHALL PROJECT NOT LESS THAN 3" FROM THE WALL AND SHALL BE SPACED
NOT MORE THAN 18" ON CENTER VERTICALLY FOR THE FULL HEIGHT OF THE WINDOW WELL.
LADDER MAY PROJECT NO MORE THAN 6" INTO 3'-0" MINIMUM WINDOW WELL WIDTH. LADDER TO
COMPLY WITH IRC SECTION R310.4.2

NON-SOLID FUEL BURNING, DIRECT VENT, SEALED COMBUSTION FIREPLACE.

SUBTERRANEAN CAR LIFT BY LA PARKING LIFTS, SEE PRODUCT INFORMATION ON SHEET AO0.5.
GARAGE TO HOLD 3 PARKING SPACES TOTA

REQUIRED PARKING AREA IS TO BE 18' X 19' CLEAR OF ANY OBSTRUCTIONS NOT LESS THAN
SEVEN (7) FEET ABOVE THE FINISH FLOOR TO ANY CEILING, BEAM, PIPE, VENT, MECHANICAL
EQUIPMENT OR SIMILAR CONSTRUCTION. (MBMC 10.64.100 C)

EXCEPTION: AUTOMATIC GARAGE DOOR OPENING EQUIPMENT AND THE GARAGE DOOR
ENTRANCE MAY BE 6.67 FEET.

OO @ OO & OO O & & OOOO

7'X18' GARAGE DOOR. SEE NOTE 8.

42" TALL GUARDRAIL AT AREAS OPEN TO BELOW

HOME ELEVATOR BY GARAVENTA LIFT. SEE PRODUCT INFORMATION ON SHEET A0.5

NOTES

ALL HABITABLE ROOMS SHALL BE PROVIDED WITH SPACE-HEATING SYSTEMS CAPABLE OF
MAINTAINING AN INDOOR TEMPERATURE OF NOT LESS THAN 68 DEGREES FAHRENHEIT.

HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68 °F AT A
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE
ROOMS AT THE DESIGN TEMPERATURE (R303.9)

FANS SHALL BE ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO THE OUTSIDE OF
THE BUILDING.

FANS , NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION SYSTEM, MUST
BE CONTROLLED BY HUMIDITY CONTROL..

IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION REPORT MAY BE
REQUIRED (1803.5.2).

THE PANEL OR SUBPANEL SHALL PROVIDE CAPACITY TO INSTALL A 40-AMPERE MINIMUM
DEDICATED BRACH CIRCUIT AN SPACE(S) RESERVED TO PERMIT INSTALLATION OF A BRANCH
CIRCUIT OVERCURRENT PROTECTIVE DEVICE.

THE SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL IDENTIFY THE OVERCURRENT
PROTECTIVE DEVICE SPACE(S) RESERVED FOR FUTURE EV CHARGING AS EV CAPABLE. THE
RACEWAY TERMINATION LOCATION SHALL BE PERMANENT AND VISIBLY MARKED EV CAPABLE.

GARAGE DOORS: EACH ENCLOSED PARKING SPACE SHALL BE PROVIDED WITH A MINIMUM
CLEAR OPENING (AFTER FINISH TREATMENT) OF 8 FOOT WIDE (9 FOR SINGLE-CAR DOORS, 6.67
FOOT HIGH ACCESS/DOOR (MBMC 10.64.100 E).

LEGEND

1 NEW FRAMED WALL

1 NEWCONC. WALL

ENCLOSURE SHALL MEET THE REQUIREMENTS OF CRC R302.6.
GARAGE WALLS SHALL BE CONSTRUCTED WITH A MINIMUM OF

- 5/8" GYPSUM BOARD ON THE ENCLOSED SIDE; CEILING SHALL
BE CONSTRUCTED WITH A MINIMUM OF 5/8" "TYPE X" GYPSUM
BOARD ON THE UNDERSIDE. SEE DETAIL 3/A5.3.

TERMINATION POINT OF A LISTED RACEWAY ORIGINATING AT
THE MAIN ELECTRICAL SERVICE POINT, FOR FUTURE USE FOR
ELECTRICAL VEHICLE CHARGING. SEE "ELECTRICAL FIXTURE
NOTES," NOTE #11, SHEET A0.9 FOR ADDITIONAL INFORMATION
AND REQUIREMENTS.

g
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1 SCALE: 1/4" = 1'-0"

KEYNOTES

PROPERTY LINE

OUTLINE OF BUILDABLE AREA

OPEN TO BELOW

ALL TOILETS SHALL HAVE A MAXIMUM FLUSH OF 1.28 GALLONS, AND A MINIMUM CLEAR FLOOR
AREA OF 24"x30" IN FRONT OF THE BOWL

NON-SLIP, NON-ABSORBANT FLOORING PER OWNER. PROVIDE MINIMUM 6'-0" A.F.F.
NON-ABSORBANT WALL FINISH AT TUB/SHOWER AND SHATTER-RESISTANT MATERIALS FOR THE
SHOWER ENCLOSURE. CEMENT, FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GLASS MAT
GYPSUM OR FIBER-REINFORCED GYPSUM BACKERS SHALL BE USED AS A BASE FOR WALL TILE
IN TUB AND SHOWER AREAS AND WALL AND CEILING PANELS IN SHOWER AREAS. (R702.4.2)

PROVIDE A THERMOSTATIC MIXING VALVE AT ALL SHOWERS/SHOWER TUBS WITH INDIVIDUAL
CONTROL VALVES FOR PRESSURE BALANCE AND THERMOSTATIC, OR A COMBINATION
PRESSURE BALANCE/THERMOSTATIC MIXING VALVE TYPE. ALL FITTINGS SHALL PROVIDE SCALD
AND THERMAL SHOCK PROTECTION

SHOWER STALLS SHALL HAVE A CLEAR INTERIOR FINISH AREA OF 7.1 SQ FT MINIMUM AND

SHALL ACCOMODATE A 2'-6" MINIMUM CLEAR CIRCLE AT THRESHOLD LEVEL. THESE MINIMUM
CLEARANCES SHALL BE MAINTAINED UP TO A HEIGHT OF 6'-0" ABOVE THE SHOWER DRAIN.

NON-SOLID FUEL BURNING, DIRECT VENT, SEALED COMBUSTION FIREPLACE.

STAIRS SHALL HAVE 10" MINIMUM TREAD, AND 7 3/4" MAXIMUM RISE.

3'-0" TALL GUARDRAIL AT STAIR

HOME ELEVATOR BY GARAVENTA LIFT. SEE PRODUCT INFORMATION ON SHEET A0.5

SO0 O & & OOOO

NOTES

1.  ALL HABITABLE ROOMS SHALL BE PROVIDED WITH SPACE-HEATING SYSTEMS CAPABLE OF
MAINTAINING AN INDOOR TEMPERATURE OF NOT LESS THAN 68 DEGREES FAHRENHEIT.

2: HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68 °F AT A
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE
ROOMS AT THE DESIGN TEMPERATURE (R303.9)

3: FANS SHALL BE ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO THE OUTSIDE OF
THE BUILDING.

4: FANS , NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION SYSTEM, MUST
BE CONTROLLED BY HUMIDITY CONTROL..

5. IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION REPORT MAY BE
REQUIRED (1803.5.2).

6: THE PANEL OR SUBPANEL SHALL PROVIDE CAPACITY TO INSTALL A 40-AMPERE MINIMUM
DEDICATED BRACH CIRCUIT AN SPACE(S) RESERVED TO PERMIT INSTALLATION OF A BRANCH
CIRCUIT OVERCURRENT PROTECTIVE DEVICE.

7: THE SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL IDENTIFY THE OVERCURRENT
PROTECTIVE DEVICE SPACE(S) RESERVED FOR FUTURE EV CHARGING AS EV CAPABLE. THE
RACEWAY TERMINATION LOCATION SHALL BE PERMANENT AND VISIBLY MARKED EV CAPABLE.

8: GARAGE DOORS: EACH ENCLOSED PARKING SPACE SHALL BE PROVIDED WITH A MINIMUM
CLEAR OPENING (AFTER FINISH TREATMENT) OF 8 FOOT WIDE (9 FOR SINGLE-CAR DOORS, 6.67
FOOT HIGH ACCESS/DOOR (MBMC 10.64.100 E).

LEGEND

1 NEW FRAMED WALL

PROPOSED SF IN THE SETBACK AREA

A\

EGRESS WINDOW

TEMPERED WINDOW

SMOKE DETECTOR
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CARBON MONOXIDE DETECTOR
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26'-0" MAXIMUM ALLOWABLE BUILDING HEIGHT

MAX. ALLOWABLE HEIGHT
EL: 70.68'
Sﬁ
PROPOSED BUILDING HEIGHT /
EL: 69.66'
:i
™
]
AN
SECOND FLOOR ELEVATION
EL: 55.54'
AVERAGE GRADE
EL: 44.68'
FIRST FLOOR ELEVAION /
EL: 43.75'
BASEMENT GRADE
EL: 32.58'
|
MAX. ALLOWABLE HEIGHT
EL: 70.68'
Sﬁ

26'-0" MAXIMUM ALLOWABLE BUILDING HEIGHT

24'-11 3/4"

PROPOSED BUILDING HEIGHT /
EL: 69.66'

SECOND FLOOR ELEVATION
EL: 55.54'

AVERAGE GRADE

EL: 43.75'

GARAGE ELEVATION
EL: 43.57

EL: 44.68'
FIRST FLOOR ELEVATIO

BASEMENT GRADE
EL: 32.58'

NORTH ELEVATION

1 SCALE: 1/4"=1'-Q"

AVERAGE GRADE CALCULATION

AVERAGE GRADE CALCULATION:

47.25+41.72 + 42.75 + 47.00 = 178.72/4 = 44.68'

KEYNOTES
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PROPERTY LINE

OUTLINE OF BUILDABLE AREA

MIN. 42" TALL GLASS GUARDRAIL AT BALCONIES

%" THREE-COAT CEMENT PLASTER WALL FINISH, SMOOTH TEXTURE,
COLOR PER OWNER

SOLID WOOD PIVOT ENTRY DOOR, SEE DOOR SCHEDULE SHEET

EXISTING GRADE SHOWN DASHED

MAXIMUM BUILDING HEIGHT SHOWN DASHED

CLEAR TEMPERED GLASS RAILING WITH GATE AT EGRESS WELL

7' X 18' FLUSH GARAGE DOOR

EVERY OTHER WOOD SLAT REMOVED AT OPENINGS

VERTICAL WOOD SIDING

BRAKE METAL CANOPY/ BALCONY EDGE.

OUTLINE OF BASEMENT

OUTLINE OF LIGHT WELL, CANNOT BE MORE THAN 6' BELOW FIRST FLOOR

2\

PROPOSED FINISHED GRADE

ABUTTING NEIGHBORING GRADE

EXISTING SITE WALL WITHIN FRONT 20'-0" OF PROPERTY TO BE LOWERED
TO 42" MAXIMUM HEIGHT

SUITE NO. TWENTY-FIVE FACSIMILE 310-398-8600
LOS ANGELES, CA 90066 HAMILTONARCHITECTS.NET
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26'-0" MAXIMUM ALLOWABLE BUILDING HEIGHT

MAX. ALLOWABLE HEIGHT

VOLUME OVER 24' IS SET BACK 3' -
SEE SHEET A2.2 SECOND FLOOR PLAN
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AVERAGE GRADE CALCULATION

AVERAGE GRADE CALCULATION:

47.25+41.72 + 42.75 + 47.00 = 178.72/4 = 44.68'
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PROPERTY LINE

OUTLINE OF BUILDABLE AREA

MIN. 42" TALL GLASS GUARDRAIL AT BALCONIES

7" THREE-COAT CEMENT PLASTER WALL FINISH, SMOOTH TEXTURE,
COLOR PER OWNER

BRAKE METAL CANOPY/ BALCONY EDGE.

EXISTING NATURAL GRADE SHOWN DASHED

MAXIMUM BUILDING HEIGHT SHOWN DASHED

VERTICAL WOOD SIDING

NEW WOOD DECK

CLEAR TEMPERED GLASS RAILING WITH GATE AT EGRESS WELL

OUTLINE OF BASEMENT

OUTLINE OF LIGHT WELL, CANNOT BE MORE THAN 6' BELOW FIRST FLOOR

PROPOSED FINISHED GRADE

ABUTTING NEIGHBORING GRADE
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NOTE

THIS SURVEY AND MAP ARE THE PROPERTY OF EAGLE EYE LAND SURVEYING
AND MAY NOT BE MODIFIED, ALTERED, OR CHANGED IN ANY FASHION

WITHOUT PRIOR WRITTEN APPROVAL BY E.E. LAND SURVEYING AND THE CLIENT
FOR WHOM THE SURVEY WAS PREPARED. THIS PROVISO EXTENDS TO THE
RESULTING PLOT OF SAID MAP AND THE COMPUTER DISC OR E—MAIL OF THAT
MAP AS PROVIDED TO THE CLIENT. ANY VIOLATION OF THIS PROVISO WILL VOID
ANY PROFESSIONAL OBLIGATION OR WARRANTY, EITHER EXPRESSED OR IMPLIED,

BY EAGLE EYE LAND SURVEYING AS TO SUCH CHANGED MATERIAL.

LEGEND & BLOCKS

SYMBOLS

HATCHING & LINE TYPE

POWER POLE
LIGHT POLE
WATER VALVE
FIRE HYDRANT
WATER METER
SEWER MANHOLE
GAS VALVE
GAS METER
ELECTRIC BOX
ELECTRIC METER
ELECTRIC TRANSFORMER
IRRIGATION VAULT
WATER HEATER
WATER SERVICE GRATE
STORM DRAIN INLET
MAIL BOX
BOLLARD

~\— DOUBLE GATE
—— SLIDE GATE

~  SINGLE GATE

® o4V Box

O TRAFFIC LIGHT

o SN

@ UNKNOWN UTILITY

OCOEBRQPQUEENEHXEE X:® E O X3 -

BRICK PAVERS

BUILDING

ASPHALT

CONCRETE

STONE FPAVERS

TILE PAVERS

WooD DECK

BRICK WALL
CONCRETE BLOCK WALL
CENTER LINE
CHAIN LINK FENCE
PLANTER WALL
PROPERTY LINE
POWER LINE

IRON FENCE
RETAINING WALL
ROOF LINE
STONE WALL

VINYL FENCE

WooD FENCE
DRIPLINE

TREE
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TITLE POLICY NOTE:

A TITLE REPORT HAS BEEN PROVIDED AND REVIEWED
BY EASLE EYE LAND SURVEYING AT THE TIME OF THIS
SURVEY.

WFG NATIONAL TITLE COMPANY
ORDER NO.: 24-20359883
DATED AS OF FEBRUARY 18, 2025

NO PLOTTABLE EASEMENTS PER SAID DOCUMENT

BASIS OF BEARINGS: N90°00’00”E SHOWN AS THE SIDELINE OF TRACT NO.
2474, MB. 24/3 AS FILED IN THE RECORDS OF LOS ANGELES COUNTY.
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LAND SURVEYING
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PROJECT NOTES:

LOT AREA = 4683 S.F.

ASSUMED BENCHMARK:

SMH IN FRONT OF LOT 1 OF BLOCK &

FL= 35.67" AS SHOWN HEREON

CLIENT:
ZAGROSS

PROJECT NO.

25-281
DATE:

10/03/25
ASSESSORS'S I.D. NUMBER:
APN; 4174-022-003

LEGAL DESCRIPTION

POR OF LOT 3, BLOCK 3
TRACT NO. 2474
M.B. 24/3
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MAP ISSUE DATE: 10,/04 /2025
DRAFTED BY: M.A.P.
AB AGGREGATE BASE
AC ASPHALT PAVEMENT
AD AREA DRAIN
BM BENCHMARK
BOS BOTTOM OF STAIRS
LOT NO. 8 BOW BACK OF WALK
BRMP BOTTOM OF RAMP
BS BOTTOM OF SLOPE
2 STORY STRUCTURE o BOTIMOF S
CBW CONCRETE BLOCK WALL
CF CURB FACE
CLF CHAIN LINK FENCE
CONC CONCRETE
E EAST
EG EDGE OF GUTTER
EL ELEVATION
EM ELECTRIC METER
EMH ELECTRIC MANHOLE
EP EDGE OF PAVEMENT
EPB ELECTRIC PULL BOX
EV ELECTRIC VAULT
EEH EDGE OF EAVE HEIGHT
FF FINISH FLOOR
FG FINISH GRADE
FH FIRE HYDRANT
FL FLOW LINE
FND FOUND
FOW FACE OF WALK
FS FINISHED SURFACE
GB GRADE BREAK
oM GAS METER
GV GAS VALVE
HPR HIGHEST POINT OF ROOF
IE INVERT ELEVATION
IP IRON PIPE
LP LEAD, TACK & TAG
LT LEAD & TACK
MP METAL POST
N NORTH
NG NATURAL GROUND ELEVATION
0/S OFFSET
OHW OVERHEAD WIRE
PB PULL BOX
PC PROPERTY CORNER
PL PROPERTY LINE
PLS PROFESSIONAL LAND SURVEYOR
PLT PARKING LOT LIGHT
PM PARKING METER POST
PP POWER POLE
PROD PRODUCED
RCE REGISTERED CIVIL ENGINEER
RH RIDGE HEIGHT
S SOUTH
N SB SPLASH BOX
SDMH STORM DRAIN MANHOLE
SMH SEWER MANHOLE
SPB SIGNAL PULL BOX
STLT STREET LIGHT
W E SW SPIKE & WASHER
TBM TEMPORARY BENCHMARK
TC TOP OF CURB
TELMH TELEPHONE MANHOLE
TG TOP OF GRATE ELEVATION
T0S TOP OF STAIRS
S TR TREE
TS TRAFFIC SIGNAL
o g . TOP TOP OF PARAPET
™ TOP OF WALL
e — TX,/BX TOP /BOTTOM OF X
W WEST
g’ WD—FENCE WOOD FENCE
= WI—FENCE WROUGHT IRON FENCE
WM WATER METER
WV WATER VALVE

BOUNDARY /TOPOGRAPHIC SURVEY
620 25th St, Manhattan Beach, CA 90266

SITE ADDRESS:

LICENSED LAND SURVEYOR

ALL MAPS, PLATS, REPORTS, DESCRIPTIONS, OR OTHER
DOCUMENTS ARE PREPARED UNDER THE RESPONSIBLE
CHARGE OF A LICENSED LAND SURVEYOR, LICENSED TO
PRACTICE LAND SURVEYING IN THE STATE OF
CALIFORNIA, MICHAEL PROFET, LS 9806,
PURSUANT TO THE PROFESSIONAL LAND SURVEYOR'S
ACT BUSINESS AND PROFESSIONS CODE SECTION 8700-8805.

10/13,/2025

PREPARED BY:

EAGLE EYE LAND SURVEYING

CIVIL ENGINEERING & LAND SURVEYING
1601 PACIFIC COAST HWY.
HERMOSA BEACH, CA 90254
PHONE (562) 452-3519




/, 87.65 NG

7

NEIGHBORING

STRUCTURE

X\\\\

- N N -~
‘V 2 2

S0°00'35"W R 88.44

LN [T

WH

S~
-
~—
é\
A

W\

é
, <
AANRR

%

%
é

41.72
AT PC

P-3

PROPOSED LANDSCAPE PLAN

KEYNOTES

S0°00'35"W R 28.14

HLYON
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PROPERTY LINE

OUTLINE OF BUILDABLE AREA

NEW DRIVEWAY AND CURB CUT

36" BOX TREE, WESTERN REDBUD (CERCIS OCCIDENTALIS) OR SIMILAR BY

OWNER

42" LOW HEDGING AROUND PROPERTY LINE, BY OWNER

FLAGSTONE PAVERS WITH DECOMPOSED GRANITE FILL

DROUGHT TOLERANT GROUNDCOVER

CONCRETE PAVERS WITH DG INFILL

NEW PERMEABLE PAVER

EXISTING WALL TO REMAIN

STAINED CEDAR SLAT FENCE & GATE

NEW CURB

DRIVEWAY VISIBILITY

LANDSCAPE CALCULATIONS

FRONT YARD PLANTING

MAXIMUM PLANTING REQUIRED IS 20% OFF ALL VISIBLE PORTIONS OF A REQUIRED
FRONT OR CORNER SIDE YARD PER MBMC 10.12.030 (O)).

LANDSCAPED PLANTING AREA, 432.2 SF PROPOSED. MINIMUM 20% OF ALL VISIBLE
PORTIONS OF A REQUIRED FRONT YARD SHALL BE PLANTING AREA (803.45 SF
FRONT YARD X 0.20 = 160.7 SF)

AREA OF FRONT YARD: 803.45 SF
REQUIRED PLANTING AREA: 160.7 SF
PROVIDED PLANTING AREA: 432.2 SF
TOTAL SITE LANDSCAPE

LOT AREA: 4,681.78 SF

PROPOSED LANDSCAPE AREA: 1,180 SF
PROPOSED HARDSCAPE AREA: 1,201 SF

PLANTING SCHEDULE

TAG PLANT NAME éVLLi\CSgII_IEE g)@ggﬁ USE | WATER USE
CERCIS OCCIDENTALIS LOW 10-30%
PITTOSPORUM CRASSIFOLIUM MODERATE 40-60%
LIPPIA NODIFLORA 'CAMPAGNA VERDE' LOW 10-30%

NOTE: 0% OF PROPOSED PLANTS ARE HIGH WATER USE PLANTS

LEGEND

| LANDSCAPED/PLANTING AREA

-
>UODO§ HARDSCAPE AREA

SUITE NO. TWENTY-FIVE FACSIMILE 310-398-8600
LOS ANGELES, CA 90066 HAMILTONARCHITECTS.NET
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