
 
 

CITY OF GLENDALE, CA 
 

DESIGN REVIEW STAFF REPORT – MULTI-FAMILY / MIXED USE 

 
 
  February 24, 2025 1035 Raymond Avenue 
  Decision Date Address 
   

  Administrative Design Review (ADR) 5623-021-044 
  Review Type APN 
   

  PADR-004032-2024 Sevak Karabachian 
  Case Number Applicant 
 

  Columba Diaz, Planner Daniel Del Bas 
  Case Planner Owner 
 
 
Project Summary 
To construct a new detached 1,038 square-foot one-story dwelling unit with two attached 
two-car garages at the rear of an existing 1,036 square-foot dwelling unit (built in 1924), 
located on a 7,700 square-foot lot in the R-2250 (Medium Density Residential) Zone. The 
project involves the demolition of an existing 274 square-foot detached one-car garage 
and demolition of existing detached 452 square-foot dwelling unit (built in 1947, alley 
facing unit).  
 
Environmental Review 
The project is exempt from CEQA review as a Class 3 “New construction or Conversion of 
Small Structures” exemption, pursuant to State CEQA Guidelines Section 15303(a), 
because the project involves the development of a second dwelling unit in a residential 
zone and will not result in more than four dwelling units. 
 
Existing Property/Background 
The subject multi-family property is a 7,700 square-foot interior lot that was originally 
developed in 1924 with an existing 1,036 square-foot, one-story, single-family residence 
with a detached 275 square-foot one-car garage. The existing detached 452 square-foot 
dwelling unit was constructed in 1947. The project site is located mid-block on the western 
side of Raymond Avenue, between West Glenoaks Avenue to the northeast, and North 
San Fernando Road to the southwest. Access to the property is from Raymond Avenue 
and a 20-foot wide alley at the rear (west) property line. 
 
On September 20, 2024, Administrative Exception Case No. PAE-002971-2024 was 
approved, granting a one-foot reduction (20% deviation) from the minimum interior setback 
requirement of five-feet (5’-0”) in conjunction with the construction of a new 1,038 square-
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foot single-story dwelling unit with two attached two-car garages accessed from a new 
driveway at the rear alley. 
 
On January 6, 2025, parking reduction request case no. PAB2097-004211-2024 was 
approved to permit the construction of a new second dwelling unit without meeting the 
parking standards for providing private and direct access from the parking spaces 
(garages) to the existing dwelling unit as required by the Glendale Municipal Code (GMC 
30.32.040(B)(4)). This approval is in accordance with the AB2097 requirements. 
 
Research and analysis conducted by the City’s historic preservation staff finds that the 
rear unit, built in 1947, and the detached garage are not eligible for historic designation at 
the federal, state, or local level and are therefore not considered a historic resource under 
the California Environmental Quality Act (CEQA). 
 
Staff Recommendation 
Approve with Conditions 
________________________________________________________________________ 
 
Last Date Reviewed / Decision 
First time submittal for final review. 
 
Zone:  R2250 - Medium Density Residential 
Although this design review does not convey final zoning approval, the project has been 
reviewed for consistency with the applicable Codes, and no inconsistencies have been 
identified. 
 
Active/Pending Permits and Approvals   
Administrative Exemption Case No. PAE-002971-2024 was approved on September 20, 
2024, for interior setback reductions (up to 20% deviations) to allow the reduced interior 
setbacks for the new garages where the minimum interior setback requirement is five (5) 
feet.  
 
In accordance with Assembly Bill 2097, Parking Reduction Case No. PAB2097-004211-
2024 was approved on January 6, 2025, to permit the construction of the new second 
dwelling unit without meeting the parking standards for providing private and direct access 
from the parking spaces (garages) to the existing dwelling unit as required by the Glendale 
Municipal Code (GMC 30.32.040(B)(4)). 
 
Building Permit No. BSFD-016957-2024 is pending review, for the construction of a new 
1,038 square-foot single-story dwelling unit with two attached two-car garages in 
conjunction with the demolition of an existing dwelling unit and a detached one-car garage. 
 
Site Slope and Grading 
None proposed. 
 
DESIGN ANALYSIS 
________________________________________________________________________ 
Site Planning  
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
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Building Location 
☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 
  ☐ Setbacks of buildings on site 
 ☐ Prevailing setbacks on the street 
 

 
Yards and Usable Open Space 
☒ yes     ☐ n/a     ☐ no 
 

If “no” select from below and explain: 
 ☐ Outdoor space integrated into site design and acknowledges adjacent 
        development 
 ☐ Common space easily accessible from all units 
☐ Appropriate separation/screening from residential units 
☐ Discrete seating and amenity areas allow for multiple users 
 

 
Garage Location and Driveway 
☐ yes     ☐ n/a     ☒ no 
 

If “no” select from below and explain: 
 ☐ Garage fully integrated into overall structure 
 ☒ Driveway and curb-cut widths minimized 
 ☐ Grade-level garages and parking, if allowed, are appropriately screened from the  
        street 
 ☐ Decorative paving complements building design 
 ☐ Stairs and lifts to subterranean garages incorporated into the design of the project 
 

 
The two proposed attached garages do not provide direct access to the existing front 
dwelling unit per §30.32.040(B)(4). The project is located within a half-mile radius of a 
major transit stop or high-quality transit corridor, which qualifies it for the AB2097 
requirement. The AB2097 application, with the case number PAB2097-004211-2024, was 
approved on January 6, 2025, to allow the construction of a second dwelling unit without 
requiring compliance with the zoning code related to parking requirements.  
 
The proposed garages with access from the rear alley are well integrated into the overall 
design. The existing driveway off Raymond Avenue will no longer be used since the 
project is removing the existing detached garage with access from Raymond Avenue. A 
condition of approval is added to obtain the required permits from Public Works – 
Engineering Department to close the existing curb cut (driveway opening). The project’s 
plans shall be updated to show the removal of the existing driveway and driveway opening 
(apron/curb cut).  

 
Landscape Design 
☐ yes     ☐ n/a     ☒ no 
 

If “no” select from below and explain: 
 ☒ Complementary to building design 
 ☐ Maintain existing trees when possible 
 ☐ Provide landscaping adjacent to driveways and garages 
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 ☐ 20% of planting at above-grade common spaces is within 9 inches of finish floor 
☐ Above-grade tree wells are at least 6 inches higher than box size of tree 
 

 

 
The project’s plans indicate that most of the existing landscaping will remain 
unchanged. However, the plans do not indicate the new plant types and quantity. A 
condition of approval is added to update the proposed project’s plans to incorporate a 
landscape plan to include new drought tolerant plants,  complementary to the overall 
design. A condition of approval is also added to update plans to include the required 
street trees per Public Works – Urban Forestry requirements and obtain the required 
permits for the installation of two new street trees. The proposed site plan and 
landscape plan shall be updated to clearly show the required two (2) street trees. 

 
Walls and Fences 
☐ yes     ☒ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Appropriate style/color/material for building design 
 ☐ Perimeter walls treated at both sides  
 ☐ Retaining walls minimized 
 ☐ Appropriately sized and located 
 

 
There are no proposed changes to the existing perimeter fences and walls. 
 
Equipment, Trash, and Drainage 
☐ yes     ☐ n/a     ☒ no     
 

If “no” select from below and explain: 
 ☒ Equipment screened and well located 
 ☒ Trash storage out of public view 
☐ All screening integrated with overall building and/or landscape design 

 ☐ Downspouts appropriately located 
 ☐ Vents, utility connections integrated with design, avoid primary facades 
 

 
A condition of approval is added to update the proposed project’s plans to show the 
appropriate location of the trash bins/storages to be out of public view and out of the 
required setbacks. 
 
Lighting 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Light fixtures are appropriate to the building and/or landscape design 
☐ Avoid over-lit facades; consider ambient light conditions when developing lighting 
    scheme 
☐ Utilize shielded fixtures to avoid light spillover onto adjacent properties  
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Determination of Compatibility: Site Planning 
 
The proposed site planning is appropriate, as modified by any proposed conditions, to the 
site and its surroundings for the following reasons: 
 
 The overall site planning of the proposed second dwelling unit and two detached two-

car garages at the rear of the existing dwelling unit is consistent with the existing 
dwelling unit’s location and compatible with the surrounding neighborhood, which 
consists primarily of single-story and multi-family units, including two-story multi-family 
residential buildings, and single-family residences. 

 The proposed second dwelling unit meets the street front and interior setbacks, while 
the two new two-car garages are set back adequately from the northerly property line 
(18-foot setback), their interior setbacks do not meet the minimum required 5-foot 
interior setbacks, resulting in a 4’-0” interior setback along the westerly property line 
and 4’-1” along the easterly interior property line. Administrative Exemption Case No. 
PAE-002971-2024 was approved on September 20, 2024, for interior setback 
reductions (up to 20% deviations) to allow the reduced interior setbacks for the new 
garages where the minimum interior setback requirement is five (5) feet. (See 
Attachment # 5). 

 The proposed outdoor common space, located between the existing and proposed 
unit, is easily accessible and provides seating for multiple users. 

 As the zoning code requires, the project appropriately and adequately proposes 
private open spaces as covered porches. 

 The existing driveway off Raymond Avenue will no longer be used since the project is 
removing the existing detached garage with the access from Raymond Avenue. A 
condition of approval is added to obtain the required permits from Public Works – 
Engineering Department to close the existing curb cut (driveway opening). The 
project’s plans shall be updated to show the removal of the existing driveway and 
driveway opening (apron/curb cut).  

 The proposed garages will be accessed from a new driveway at the rear alley. The 
project will provide four (4) parking spaces; however, there is no private and direct 
access from the proposed parking garages to the existing front dwelling unit as 
required by §30.32.040(B)(4). The project is located within a half-mile radius of a 
major transit stop or high-quality transit corridor; therefore, it qualifies for parking 
reduction in accordance with Assembly Bill 2097. The AB2097 application, with the 
case number PAB2097-004211-2024, was approved on January 6, 2025, to allow the 
construction of a second dwelling unit without requiring compliance with the zoning 
code related to parking requirements.  

 The project’s plans indicate that most of the existing landscaping will remain 
unchanged. However, the plans do not indicate the new plant types and quantity. A 
condition of approval is added to update the proposed project’s plans to incorporate a 
landscape plan to include new drought tolerant plants, complementary to the overall 
design. A condition of approval is also added to update plans to include the installation 
of the required street trees per Public Works – Urban Forestry requirements and 
obtain the required permits for the installation of two new street trees. The proposed 
site plan and landscape plan shall be updated to clearly show the required two (2) 
street trees. 

 There are no proposed changes to the existing fences, perimeter walls, and gates. 
  The roof of the proposed second dwelling unit will direct rainfall to two parapet gutter 

outlets, which will then channel the water through painted metal downspouts. 
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 The project plans show the trash bins/storages within the new garages with the 
minimum interior dimensions of 20 feet by 20 feet. A condition of approval is added to 
update the proposed project’s plans to relocate the trash bins/storages to an 
appropriate location, outside of the garages, out of public view, and out of the required 
setback areas.  

 
________________________________________________________________________ 
Massing and Scale 
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
 

Building Relates to its Surrounding Context 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Relates to predominant pattern through appropriate proportions and transitions 
 ☐ Impact of larger building minimized 
 

      
 
Building Relates to Existing Topography 
☐ yes     ☒ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Form and profile follow topography 
 ☐ Alteration of existing land form minimized 
 ☐ Retaining walls terrace with slope 
 

      
 

Consistent Architectural Concept 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Concept governs massing and height 
 

      
 

Scale and Proportion 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐Scale and proportion fit context 
 ☐Articulation avoids overbearing forms 
 ☐Appropriate solid/void relationships 
 ☐Entry and major features well located 
 ☐Avoids sense of monumentality 
 

      
 
Roof Forms 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐Roof reinforces design concept 
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 ☐Configuration appropriate to context 
 
Determination of Compatibility: Mass and Scale 
 
The proposed massing and scale are appropriate, as modified by any proposed 
conditions, to the site and its surroundings for the following reasons: 
 
 Overall, the proposed single-story second dwelling unit and two attached two-car 

garages are consistent with the scale and architectural concept of the existing dwelling 
unit and its surrounding context of single-story and two-story residential buildings. 

 The proposed single-story dwelling unit is a conceptualized Spanish style, compatible 
with the existing single-story Spanish dwelling unit’s architectural style.  

 The existing single-story street-front unit’s overall height is approximately 13’-5”, and 
the overall height of the proposed one-story second dwelling unit and two attached 
two-car garages is 15’-8”, which is compatible with the front unit. 

 The existing dwelling unit consists of a flat roof and terracotta roof tile as coping on the 
roof parapets. The proposed development will feature a flat roof with terracotta-
colored metal coping caps on the roof parapets, matching the existing front dwelling 
unit. 

________________________________________________________________________ 
Design and Detailing 
Are the following items satisfactory and compatible with the project site and surrounding 
area? 
 

Overall Design and Detailing 
☒ yes     ☐ n/a     ☐ no     

 

If “no” select from below and explain: 
 ☐ Design is compatible with neighborhood context 
 ☐ Design is stylistically consistent 
 ☐ Employs consistent vocabulary of forms and materials while expressing 
        architectural variety 
☐ Cladding materials and features such as balconies, canopies, and trim elements 
     enhance the architectural concept and are applied around the building  
 

      
 
Entryway  
☒ yes     ☐ n/a     ☒ no     

 

If “no” select from below and explain: 
 ☐Well integrated into design 
 ☐Avoids sense of monumentality 
 ☐Design provides appropriate focal point 
 ☐Doors appropriate to design 
 

      
 

Windows  
☐ yes     ☐ n/a     ☒ no     
 

If “no” select from below and explain: 
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 ☒ Appropriate to overall design 
 ☐ Overall window pattern appropriate to style 
 ☐ Window operation appropriate to style 
 ☐ Recessed/flush window appropriate to style and/or location 
☐ Openings are well detailed 
 

 
The overall design and operation of the windows are appropriate; however, a condition 
of approval is added to ensure the windows are consistent in terms of the use of grids, 
and any new window visible from the street should not have internal grids.  

 
Finish Materials and Color 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Textures and colors reinforce design 
 ☐ High-quality materials, especially facing the street 
 ☐ Materials appropriately enhance articulation and façade hierarchies 
 ☐ Wrap corners and terminate appropriately 
☐ Cladding is well detailed, especially at junctions between materials 
☐ Foam trim, finished on site, is prohibited 
 

      
 
Paving Materials 
☒ yes     ☐ n/a     ☐ no     
 

If “no” select from below and explain: 
 ☐ Decorative material at entries/driveways 
 ☐ Permeable paving when possible 
 ☐ Material and color related to design 
 

      
 
Ancillary Structures 
☐ yes     ☒ n/a     ☒ no     
 

If “no” select from below and explain: 
 ☐ Design consistent with primary structure 
 ☐ Design and materials of gates, fences, and/or walls complement primary structure 
 

      
 

Determination of Compatibility: Design and Detailing 
 
The proposed design and detailing are appropriate, as modified by any proposed 
conditions, to the site and its surroundings for the following reasons:
 

 Overall, the consistent use of materials and colors throughout the proposed second 
dwelling unit and attached garages is consistent with the architectural style of the 
existing dwelling unit, which is designed in the Spanish Colonial Revival architectural 
style. 
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 The proposed development will feature terracotta-colored metal coping caps on the 
roof parapets and a standing seam metal roof for the patio covers, smooth stucco 
(white color), and recessed aluminum/wood windows (dark color) with molded wood 
edge detail.  

 The new windows are appropriately placed, and the proposed operation of casement 
(and fixed) windows is consistent with the architectural style. No new proposed 
windows directly face adjacent neighbors, so privacy is maintained. 

 The overall design and operation of the windows are appropriate; however, a 
condition of approval is added to ensure the windows are consistent in terms of the 
use of grids, and any new window visible from the street should not have internal 
grids.  

 New wall sconces are proposed on the northern wall alongside the garage doors at 
the rear of the property; the design does not overflow to the public right of way, and 
new recessed lighting under the patio covers. The design and placement are 
appropriate to the overall design concept. 

 The new rooftop mechanical equipment is fully screened with low walls from the 
public right of way. 
 

________________________________________________________________________ 
Recommendation / Draft Record of Decision   
Based on the above analysis, staff recommends approval of the project with conditions, 
as follow: 
 
 Conditions 

1. Update the proposed project’s plans to relocate the trash bins/storages to an 
appropriate location outside of the minimum required spaces within the new 
garages, out of public view, and out of the required setbacks.  

2. Update the proposed project’s plans to incorporate a landscape plan to include new 
drought tolerant plants, complementary to the overall design. 

3. Obtain the required permits from Public Works – Engineering Department to close 
the existing curb cut (driveway opening) along the street.  

4. Update the project plans to show the removal of the existing driveway and driveway 
opening (apron/curb cut). The existing driveway curb cut shall be closed prior to the 
Final Design Review Inspection. 

5. Update the new site plan to clearly show the required two (2) street trees. 
6. Obtain the required permit(s) from Public Works – Urban Forestry for the installation 

of two new street trees. 
7. Update plans for the windows to be consistent in terms of the use of grids. No new 

window visible from the street should have internal grids. 
 
________________________________________________________________________ 
Attachments 
 
1. Reduced Plans 
2. Photos of Existing Property 
3. Location Map 
4. Neighborhood Survey 
5. Administrative Exemption (Case No. PAE-002971-2024) Decision Letter 
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FRONT SETBACK REQUIREMENT
20 FEET MIN. AND AND AVERAGE IF 23 FEET FOR ANY GARAGE OR FIRST RESIDENTIAL FL

MULTI - FAMILY INTERIOR SET BACK AVERAGING:
WEST SIDE SET BACK AVERAGE CALCULATION:
((5'-0" * 15'-0") + (11'-0" * 15'-8")) / 30'-8" = AVG SIDE SETBACK
(75 SF + 172.34 SF) / 30'-8" = AVG SIDE SETBACK
247.34 SF / 30'-8" = 8.07' > REQ. AVG 8'

EAST SIDE SETBACK AVERAGE CALCULATION:
((10'-2" * 14'-1") + (6'-0" * 16'-7 ")) / 30'-8" = AVG SIDE SETBACK
(147.875 SF + 99.5 SF) / 30'-8" = AVG SIDE SETBACK
247.375 SF / 30'-8" = 8.07' > REQ. AVG 8'

REAR SETBACK REQUIREMENT
8 FT MIN

PARKING
REQUIRED: 2 SPOTS PER RESIDENCE = 4 SPOTS PROVIDED: 
4 SPOTS TOTAL 

FAR: 1,036 SF + 1,038 SF + 891 SF = 2,965 SF
7,700 SF X 85% = 6,545 SF
(E) 1,036 SF HOUSE
(N) 1,038 SF NEW RESIDENCE (UNIT #2)
(N) 891 SF ((2) 445.5 SF) GARAGES
= 2,965 SF < 6,545 SF THEREFOR OKAY.

LANDSCAPE CALC. 
25% OF LOT, 50% HAS TO BE LIVE PLANTS.
LOT = 7,700 SF X 25% = 1,925 SF, 
1,925 SF = REQUIRED LANDSCAPE AREA
1,925 SF X 50% = 963 SF
963 SF = LIVE PLANTS ARE.
PROVIDED: 2,252 SF 
2,518 SF  OF LANDSCAPE AREA PROVIDED
2,518 SF > 1,925 SF, THEREFORE OKAY.
MIN. 963 SF TO BE LIVE PLANTS

LOT COVERAGE: 2,086 SF + 1,224 SF  = 3,310 SF
50% OF LOT. 
LOT = 7,700 SF X 50% = 3,850 SF
(E) 1,224 SF HOUSE
(N) 1,038 SF NEW RESIDENCE (UNIT #2)
(N) 891 SF PARKING GARAGES
= 3,310 SF < 3,850 SF THEREFOR OKAY.

COMMON SPACE
200 SF PER UNIT = 400 SF
PROVIDED 405 SF THEREFOR OKAY

PRIVATE SPACE
40 SF PER UNIT
PROVIDED 40 SF PER UNIT THEREFOR OKAY

LANDSCAPE NOTES:
PROTECTED OAK, SYCAMORE, BAY TREES OR CITY STREET TREES ON THE PROPERTY AND 
WITHIN 20’ OF THE PROPERTY ARE INACCESSIBLE TO THE PROPOSED CONSTRUCTION 
ACTIVITY AND WILL EXPERIENCE NO IMPACT. NO PROTECTIVE FENCING IS REQUIRED.

ELECTRIC ENGINEERING NOTES
EXISTING OVERHEAD SERVICE DROP TO FRONT HOUSE IN CONFLICT WITH NEW HOME 
CONSTRUCTION AT REAR OF LOT. EXISTING OVERHEAD DROP MUST BE RELOCATED TO 
PROVIDE CLEARANCES FOR NEW HOME. GWP WILL ONLY ALLOW ONE SERVICE DROP FOR 
THE ENTIRE LOT. A NEW 2-PACK METER PANEL WILL BE REQUIRED FOR THIS PROJECT. 
CONTACT GQP ELECTRIAL PLANNERS AT 818-548-3921 FOR THIS REQUIREMENT.
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PROJECT INFORMATION

SCOPE OF WORK
DEMOLITION OF AN (E) 274 SQUARE FOOT DETACHED 1-CAR 
GARAGE AND AN (E) DETACHED 452 SQUARE FOOT DETACHED 
LIVING QUARTER, TO CONSTRUCT A NEW 1,042 SQUARE FOOT 
SECOND DWELLING UNIT WITH TWO ATTACHED 2-CAR GARAGES 
OF 426 SQUARE FEET EACH, DEMOING THE (E) STREET FRONT 
DRIVEWAY WITH A (N) DRIVEWAY ACCESSED FROM THE REAR 
ALLEY. PAE-002971-2024. PADR-004032-2024. 

APPLICABLE CODES
2022 CALIFORNIA ADMINISTRATIVE CODE 
2022 CALIFORNIA BUILDING CODE VOL. 1&2
2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ENERGY CODE
2022 CALIFORNIA FIRE CODE
2022 CALIFORNIA GREEN BUILDING STANDARDS CODE
2022 CALIFORNIA REFERENCED STANDARDS CODE
2023 CITY OF GLENDALE BUILDING & SAFETY CODE 

ARMCAT LLC
1035 RAYMOND AVE 
GLENDALE, CA 91201

NEW RESIDENTIAL UNIT
TWO NEW  2-CAR GARAGE
PLANNING REVIEW SET

VICINITY MAP

1. OWER NAME: ARMCAT LLC
2. PROJECT ADDRESS: 1035 RAYMOND AVE., GLENDALE 

CALIFORNIA 91201
3. LEGAL DESCRIPTION: TRACT NO 4516 LOT 39
4. NO. DWELLING UNITS: (E) 2, (N) 1
5. TYPE OF CONSTRUCTION: TYPE V-B
6. OCCUPANCY: R-3
7. PARCEL NUMBER: 5623-021-044
8. PRIMARY ZONING: R-2250
9. OVERLAY DISTRICT: N/A
10. NO. OF STORIES: 1 STORY
11. SITE DIMENSIONS: SEE A1-101
12. SITE AREA: 7,700 SF
13. EXISTING BLD SIZE: 1,036 SF
14. EXISTING PROGRAM: MULTI FAMILY PROPERTY
15. ACCESSORY STR. PROPOSED: N/A
16. TOTAL NEW BLD AREA: 2,965 SF
17. TOTAL NEW LOT COVERAGE: 3,310 SF
18. FIRE SPRINKLERS: (E) NO, (N) YES

PUBLIC WORKS ENGINEERING NOTES:
1. THE PROJECT SHALL COMPLY WITH ALL NATIONAL POLLUTANT DISCHARGE

ELIMNATION SYSTEM (NPDES REQUIRMENTS).

2. ALL DRAINAGE FROM ROOF AND ON-SITE IMPROVEMENTS SHALL BE
CONVEYED TO THE STREET BY GRAVITY  FLOW VIA CAST-IRON
PIPES/PARKWAYS DRAINS FROM THE PROPERY LINE AND EXITING THROUGH
THE CURB OR SHEET FLOW OUT THE ALLEY.

3. THE UNUSED DRIVEWAY ON RAYMOND AVENUE SHALL BE REPLACED WITH
CURB, GUTTER, LANDSCAPING, AND IRRIGATION.

4. REMOVE ANY BROKEN CURB, GUTTER, SIDEWALK, LANDSCAPING , AND
IRRIGATION ALONG THE ENTIRE FRONTAGE OF THE PROPERTY AND CONSTUCT
NEW CONCRETE INTEGRAL CURB AND GUTTER, SIDEWALK, LANDSCAPING, AND
IRRIGATION.

5. ALL EXISTING STREET APPURTENANCES INCLUDING TRAFFIC STRIPING,
UTILITIIES, STREET SIGNS, CURB PAINTINGS, LANDSCAPING, AND TREE WELLS
WITHIN THE PUBLIC RIGHT-OF-WAY THAT WERE DAMAGED, REMOVED, OR
RELOCATED DURING CONSTUCTION SHALL BE RESTORED TO THE
SATISFACTION OF THE DIRECTOR OF PUBLIC WORKS.

6. SEPARATE PERMITS ARE REQUIRED FOR ALL WORK WITHIN THE PUBLIC RIGHT-
OF-WAY. ALL APPLICABLE CONSTRUCTION WORK SHALL CONFORM TO THE
LATEST EDITION OF THE SPPWC MANUAL. THEE APPLICANT SHALL BEAR ALL
FEES FOR THE NECESSARY PERMINTS AND CONSTRUCTION INSPECTIONS OF
WORK WITHIN THE PUBLIC RIGHT-OF-WAY.

7. RAYMOND AVE. (BTW SAN FERNANDO & GLENOAKS) IS PLANNED FOR
RESURFACING AS PART OF PW SAN FERNANDO RD. BEAUTIFICATION PROJECT
IN 2025, AND WILL PLACE A MIN. 3-YEAR MORATORIUM (NO WORK WILL BE
ALLOWED IN THE RIGHT-OF-WAY FOR 3 YEARS STARTING IN 2025).

8. ADDITIONAL REQUIREMENTS MAY APPLY AFTER THE INITIAL SUBMITTAL OF
THE FINAL ENGINEERING PLANS FOR BUILDING PLAN CHECKING.

BUILDING DEPARTMENT NOTES:
1. BUILDING COMBINATION PERMIT TO BE OBTAINED FROM BSD.

2. NFPA 13D SPRINKLER SYSTEM PERMIT IS REQUIRED FROM GLENDALE FIRE
DEPARTMENT.

COMMUNITY SERVICES & PARK NOTES:

1. THIS PROJECT IS SUBJECT TO APPROPRIATE PROVISIONS OF THE PUBLIC USE
FACILITIES DEVELOPMENT IMPACT FEE ORDINACNCE WHICH REQUIRES THAT
FEES BE PAID TO OFFSET IMPACTS ON PARKS, RECREATION AND LIBRARY
FACILITIES. DEVELOPER SHOULD COMPLETE THE DEVELOPMENT IMPACT FEE
FORMS FOR STAFF TO CALCULATE THE APPROPRIATE AMOUNT OF THE FEE
DUE BASE UPON THE NET NEW SQUARE FOOTAGE AND/OR NEW UNITS ADDED.

FORESTRY NOTES:
1. PROTECTED OAK, SYCAMORE, BAY TREES OR CITY STREET TREES ON THE

PROPERTY AND WITHIN 20’ OF THE PROPERTY ARE INACCESSIBLE TO THE
PROPOSED CONSTRUCTION ACTIVITY AND WILL EXPERIENCE NO IMPACT. NO
PROTECTIVE FENCING IS REQUIRED.DED.

PROJECT NOTES: 

1. ALL NEWLY CONSTRUCTED ADU'S SHALL BE AN "ALL
ELETCRIC APPLIANCE" IN COMPLIANCE THE CITY OF
GLENDALE REACH CODE ORDINANCE NO. 5999

2. THE REGISTERED DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE
SHALL BE RESPONSIBLE FOR REVIEWING AND COORDINATING
SUBMITTAL DOCUMENTS PREPARED BY OTHERS, INCLUDING PHASED
AND DEFERRED SUBMITTAL ITEMS, FOR COMPATIBILITY WITH THE
DESIGN OF THE BUILDING. FOR UNLICENSED DESIGNER, PLEASE
COORDINATE WITH DESIGNATED LICENSED DESIGN PROFESSION.
(GBSC [A] 107.3.4)

3. NO CITY APPROVAL SHALL RELIEVE OR EXONERATE ANY PERSON
FROM THE RESPONSIBILITY OF COMPLYING WITH THE PROVISIONS OF
THIS CODE NOR SHALL ANY VESTED RIGHTS BE CREATED FOR ANY
WORK PERFORMED IN VIOLATION OF THIS CODE.
(GBSC 105.8 AND R105.8)

4. OBTAIN SEPARATE APPLICATION ( WITH A SEPARATE PLAN REVIEW
FEE) AND PERMIT(S) IS/ARE REQUIRED FOR THE FOLLOWING ITEMS:
A. FIRE SPRINKLER SYSTEM
B. ELECTRICAL METER
C. SHORING
D. GRADING
E. MEHANICAL HVAC UNITS
F. WATER HEATERS
G. EACH SEPARATE STRUCTURE/BUILDING - SWIMMING POOL,
ACCESSORY BUILDINGS, RETAINING WALLS., CMU WALL, DETACHED
PATIO COVERS ETC.
H. NEW GARAGE
I. SUMP PUMP AND SEWAGE EJECTOR PUMP.
J. DEMOLITION OF EXISTING STRUCTURES/BUILDINGS ON SITE.

5. AN AUTOMATIC SPRINKLER SYSTEM SHALL BE INSTALLED IN ALL
NEW OCCUPANCIES INCLUDING ALL NEWLY CONSTRUCTED
SFD/DUPLEX/ADU'S UNLESS EXEMPTED. GBC 903.2.21.1. SEE NOTE 2
BELOW.

6. PROVIDE FIRE HYDRANT OR AS AN ALTERNATIVE, ADU'S MUST BE
SPRINKLERED IF THE MAIN HOUSE IS SPRINKLERED OR IF THE MOST
REMOTE LOCATION OF THE ADU IS MORE THAN 400 FEET FROM THE
NEAREST FIRE HYDRANT. PLEASE CLEARLY SPECIFY/IDENTIFY ON THE
COVER/TITLE SHEET IF THE MAIN HOUSE IS SPRINKLERED AND SPECIFIY
THE DISTANCE TO THE NEAREST ADJACENT FIRE HYDRANT FROM THE
MOST REMOTE LOCATION OF THE ADU.

7. CALL "DIG ALERT" PRIOR TO ANY GROUNDWORK OR EXCAVATION.

8. THE CONSTRUCTOR MUST PROVIDE PUBLIC PROTECTION IN
ACCORDANCE WITH CBC SECTION 3306.1 FOR WORK ON ANY BUILDING
AND STRUCTURE ADJACENT TO THE PUBLIC WAY.
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1035 RAYMOND AVE

NEW CONSTRUCTION  2ND
RESIDENCE UNIT

GLENDALE, CA 91201

GENERAL NOTES

NOTE

GENERAL NOTES - CONTINUED

31. TOILETS SHALL HAVE 24” FRONT CLEARANCE AND A 30” MINIMUM WIDTH CLEARANCE.

32. HOSE BIBS SHALL BE FITTED WITH A NON-REMOVABLE BACKFLOW PREVENTION VALVE.

33. DUCTS SHALL BE SIZED PER CHAPTER 6 OF THE APPLICABLE MECHANICAL CODE.

34. ELEMENTS OF APPLIANCES WHICH CREATE A GLOW, SPARK, OR FLAME SHALL BE LOCATED A
MINIMUM OF 18” ABOVE GARAGE FLOOR. (MC 308.1).

35. PROVIDE PASSAGEWAY 24” WIDE OF SOLID CONTINUOUS FLOORING FROM ATTIC ACCESS TO
FAU  CONTROLS. LENGTH OF PASSAGEWAY SHALL NOT EXCEED 20 FEET. (MC 904.11).

36. PROVIDE A MINIMUM 36 INCH LANDING MEASURED IN THE DIRECTION OF TRAVEL AT ALL
EXTERIOR DOORS.

37. CONTRACTOR TO PROVIDE KIT-KAT BARS AT ALL SITE VISITS PERFORMED BY ARCHITECT.

38. REQUIRED EGRESS DOORS SHALL NOT SWING OVER A LANDING THAT IS MORE THAN 1.5 INCH IN
EIGHT BELOW THE THRESHOLD.

39. ALL STAIRWAYS SHALL HAVE AN ILLUMINATION LEVEL ON TREAD RUNS OF NOT LESS THAN 1
FOOT-CANDLE (11 LUX).

40. IN ANY INTERIOR AREA USED FOR CHARGING ELECTRIC VEHICLES, ELECTRIC EQUIPMENT SHALL
BE INSTALLED PER LOS ANGELES COUNTY ELECTRICAL CODE.

41. UNDER-FLOOR VENTING ADDITIONAL NOTES - ONE VENTILATION OPENING SHALL BE PLACED
WITHIN 3 FEET OF EACH CORNER OF THE BUILDING. THE NET FREE VENTILATION AREA SHALL
NOT BE LESS THAN 1/150 OF THE CRAWL SPACE AREA. OPENINGS SHALL HAVE
CORROSION-RESISTANT WIRE MESH OR OTHER APPROVED MATERIAL WITH ⅛ INCH MINIMUM
AND ¼ INCH MAXIMUM OPENING. UN-VENTED UNDER-FLOOR SPACE SHALL COMPLY WITH
SECTION 408.3.

42. SPECIAL INSPECTOR MUST BE EMPLOYED BY THE OWNER OR DESIGN PROFESSIONAL IN
CHARGE ACTING AS THE OWNER’S AGENT. SPECIAL INSPECTOR MAY NOT BE EMPLOYED BY THE
CONTRACTOR (CBC 1704.2).

43. ALL INSTALLED LUMINAIRES SHALL BE HIGH EFFICIENCY FIXTURES (CENC 150.0(K)1.A)

44. FIXTURE WATER USE VALUES MAXIMUMS:
SHOWERHEADS, RESIDENTIAL 2.0 GPM @80 PSI
LAVATORY FAUCETS, RESIDENTIAL 0.8 GPM @ 20 PSI AND MAX 1.5 GPM @ 60 PSI
KITCHEN FAUCETS 1.8 GPM @ 60 PSI
WATER CLOSET 1.28 GALLONS / FLUSH

FIRE PROTECTION NOTES

1. IF REQUIRED BY CITY ORDINANCES OR FIRE DEPARTMENT, FIRE SPRINKLERS SHALL BE
INSTALLED AND ONE-HOUR FIRE SEPARATIONS SHALL BE PROVIDED. CONTRACTOR SHALL
PROVIDE SPRINKLER PLAN TO FIRE MARSHALL FOR REVIEW AND APPROVAL PRIOR TO
INSTALLATION.

2. SMOKE ALARM SHALL BE INTERCONNECTED HARDWIRED WITH BATTERY BACKUP AND SHALL BE
INSTALLED IN ACCORDANCE WITH NFPA 72. BATTERY SMOKE ALARM PERMITTED IN EXISTING
BUILDINGS WHERE NO CONSTRUCTION IS TAKING PLACE. SMOKE ALARMS SHALL BE TESTED
AND MAINTAINED IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS. SMOKE ALARMS
SHALL BE REPLACED AFTER 10 YEARS FROM THE DATE OF MANUFACTURED MARKED ON THE
UNIT. CONVENTIONAL IONIZATION SMOKE ALARMS THAT ARE SOLELY BATTERY POWERED SHALL
BE EQUIPPED WITH 10 YEAR BATTERY AND HAVE A SILENCE FEATURE.

GENERAL NOTES

1. THE GENERAL CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AT THE PROJECT
SITE AS DESCRIBED IN THE CONTRACT DOCUMENTS PRIOR TO STARTING CONSTRUCTION, AND
SHALL CROSS-CHECK DETAILS AND DIMENSIONS ON THE CIVIL, ARCHITECTURAL, AND
STRUCTURAL DRAWINGS. ANY DISCREPANCIES SHALL BE REPORTED TO THE OWNER PRIOR TO
CONSTRUCTION. ALL TRADES SHALL VERIFY AT THE PROJECT SITE, CONDITIONS AND
MEASUREMENTS RELATED TO THEIR WORK AND COORDINATE THEIR WORK THROUGH THE
GENERAL CONTRACTOR WITH ALL TRADES WORKING IN THE VICINITY OF THEIR WORK.

2. ITEMS MARKED N.I.C. ON THE DRAWINGS ARE NOT PART OF THIS CONTRACT.

3. DETAILS MARKED “TYPICAL” SHALL APPLY IN ALL CASES, UNLESS SPECIFICALLY DETAILED
OTHERWISE. WHERE NO DETAIL IS SHOWN, CONSTRUCTION SHALL BE AS SHOWN FOR OTHER
SIMILAR WORK.

4. DO NOT SCALE DRAWINGS.

5. NO OMISSIONS OR CHANGES SHALL BE MADE WITHOUT WRITTEN APPROVAL OF THE OWNER.

6. NO SUBSTITUTIONS SHALL BE MADE WITHOUT WRITTEN APPROVAL OF THE OWNER.

7. ALL DIMENSIONS ARE FACE OF STUD WALL, CENTERLINE OF COLUMN, OR FACE OF CONCRETE
UNLESS NOTED OTHERWISE.

8. NO MATERIALS FROM THE WORK ARE TO BE STOCK-PILED ON PUBLIC RIGHT-OF-WAYS ALL
RUBBISH AND DEBRIS IS TO BE REMOVED FROM THE SITE.

9. ALL WORKMANSHIP SHALL BE PERFORMED BY SKILLED LABORERS USING THE BEST STANDARD
PRACTICE OF THE TRADE.

10. DAMAGE DONE TO CITY AND/OR ADJOINING PROPERTY, OR EXISTING STRUCTURES NOT
INCLUDED IN THIS CONTRACT, SHALL BE RESTORED TO EXISTING CONDITIONS AT THE EXPENSE
OF THE CONTRACTOR.

11. MECHANICAL SYSTEM SHALL BE DESIGN-BUILD BY THE CONTRACTOR AND SHALL CONFORM TO
ALL TITLE 24 AND MECHANICAL CODE REQUIREMENTS. 1/150 SF OF ATTIC AREA IS TO BE VENTED.
CONTRACTOR TO PROVIDE VENTILATION AS PER ELEVATIONS.

12. PROVIDE GALVANIC INSULATION BETWEEN DISSIMILAR METALS.

13. CLASS “A” ROOFING IS REQUIRED FOR FIRE PROTECTION.

14. ALL GYPSUM BOARD SHALL BE ⅝” TYPE “X”. WATER RESISTANT (W/R) SHALL BE ⅝” TYPE “X”
WATER RESISTANT UNLESS OTHERWISE NOTED. USE MOLD-RESISTANT GYPSUM BOARD AT ALL
WET LOCATIONS.

15. CONTRACTOR SHALL VERIFY ALL UTILITIES AND NOTIFY THE OWNER OF ANY DISCREPANCIES
PRIOR TO COMMENCING CONSTRUCTION.

16. WHERE DOORS ARE LOCATED NEXT TO A WALL, THERE SHALL BE 4” MINIMUM CLEARANCE
BETWEEN WALL FINISH SURFACE AND FACE OF DOOR IN A 30 DEGREE POSITION, UNLESS
DETAILED OR DIMENSIONED OTHERWISE.

17. WHERE THE CHOICE OF FINISH COLOR IS POSSIBLE, IT IS TO BE SELECTED BY THE OWNER.

18. ABOVE GROUND GAS METERS, REGULATORS, AND PIPING EXPOSED TO VEHICULAR DAMAGE
DUE TO THEIR PROXIMITY TO ALLYS, DRIVEWAYS, OR PARKING AREAS, SHALL BE PROTECTED IN
AN APPROVED MANNER. (MC 308.1).

19. ALL MANUFACTURED DOORS AND WINDOWS SHALL BE LABELED AND CERTIFIED BY THE
CALIFORNIA ENERGY COMMISSION AND UL LABELED FOR RATED DOORS AND/OR WINDOWS.

20. ALL SLOPES ADJACENT TO BUILDINGS SHALL SLOPE AWAY AT A 2% GRADE MINIMUM FOR ALL
GRADES, ELEVATIONS, AND DRAINAGE.

21. PROPERTY ADDRESS SHALL BE NUMBERS IN CONTRAST WITH BACKGROUND, BE ARABIC OR
ALPHABETICAL LETTERS AND BE A MINIMUM OF 4” HIGH WITH A MINIMUM STROKE OF ½”.

22. GLASS PANES WITHIN 18” ABOVE FINISH FLOOR OR LESS SHALL BE TEMPERED.

23. RADIANT BARRIER REQUIRED AT ALL NEW ROOF CONSTRUCTION.

24. WALL COVERINGS IN SHOWERS AND TUBS SHALL BE CEMENT PLASTER, TILE, OR EQUAL TO 70”
ABOVE THE DRAIN. ENCLOSURES MUST BE APPROVED SAFETY GLAZING AND DOORS MUST
SWING OUT OF SHOWERS. WINDOWS IN ENCLOSURE WALLS SHALL BE LABELED SAFETY
GLAZING WHEN LESS THAN 60” ABOVE THE DRAIN.

25. ALL SHOWERS AND TUB-SHOWERS SHALL HAVE EITHER A PRESSURE BALANCE OR A
THERMOSTATIC MIXING VALVE. (PC 418).

26. ADDITIONAL VENTING NOTES - A MINIMUM OF 1 INCH AIRSPACE SHALL BE PROVIDED BETWEEN
INSULATION AND ROOF SHEATHING. UN-VENTED ATTIC ASSEMBLIES SHALL MEET ALL THE
CONDITIONS IN SECTION R806.4.

27. PROVIDE A MINIMUM OF 30” VERTICAL CLEARANCE ABOVE COOK-TOP TO UNPROTECTED
COMBUSTIBLE MATERIALS.

28. CLOTHES DRYER SHALL BE VENTED TO EXTERIOR WITH 4” SMOOTH METAL DUCT AND
BACK-DRAFT DAMPER. DUCT SHALL NOT EXCEED 14’-0” LENGTH WITH A MAXIMUM OF 2 ELBOWS.
DUCT LENGTH SHALL BE REDUCED BY 2 FEET FOR EVERY ELBOW IN EXCESS OF THE TWO (MC
504.3.2).

29. ALL BEDROOMS SHALL HAVE A WINDOW THAT IS DESIGNATED AN ESCAPE WINDOW. THE ESCAPE
WINDOW SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 5.75 SF, WITH A MINIMUM NET
CLEAR OPENABLE WIDTH OF 20” AND HEIGHT OF 24”. THE WINDOW SILL HEIGHT SHALL NOT BE
MORE THAN 44” ABOVE FINISHED FLOOR. (1026.1, 1026.2, 1026.2.1, 1026.3) CONTRACTOR TO
VERIFY PROPER DIMENSIONS PRIOR TO ORDERING WINDOWS.

30. AN ATTIC ACCESS OPENING SHALL BE PROVIDED INTO ALL ATTIC SPACES WITH A MINIMUM
OPENING DIMENSION OF 22”X30”. 30” MINIMUM CLEAR HEADROOM IS REQUIRED ABOVE THE
OPENING. (R807.1) PROVIDE SWITCH AND LIGHT.
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PLANNING NOTES: 

A. NO OTHER APPROVALS ARE GRANTED. ANY CONSTRUCTION OR LAND USE CONTRADICTORY TO 
THE GMC IS NOT APPROVED BY THIS PERMIT.

B. ANY NEW FENCES, GATES, OR WALLS FOR WHICH A BUILDING PERMIT IS NOT REQUIRED SHALL 
REQUIRE ZONING/DESIGN REVIEW APPROVAL, PRIOR TO CONSTRUCTION. 

C. NO FIELD CHANGES TO THE EXTERIOR WILL BE ALLOWED UNLESS A PLAN REVISION IS FIRST 
APPROVED BY THE PLANNING DIVISION. ANY CHANGES WITHOUT PRIOR APPROVAL ARE AT THE 
OWNER’S/BUILDER’S RISK AND WILL BE REQUIRED TO BE CORRECTED PRIOR TO OCCUPANCY.

D. IN ACCORDANCE WITH GMC 30.60.040.B.2, IF DEMOLITION OF THE EXISTING OUTSIDE WALLS AND 
ROOF AREA EXCEEDS 50% DURING CONSTRUCTION, THE BUILDING LOSES ITS NONCONFORMING 
STATUS AND MUST BE BROUGHT INTO COMPLIANCE WITH THE CURRENT ZONING CODE. THIS 
MAY INCLUDE, BUT IS NOT LIMITED TO, REQUIRED SETBACKS, PARKING, AND DESIGN REVIEW 
BOARD APPROVAL. 

E. RETAINING WALLS, POOLS, SPAS, JACUZZIS, FENCES, AND PATIO COVERS REQUIRE SEPARATE 
PERMITS.

F. PROTECTED OAK, SYCAMORE, BAY TREES OR CITY STREET TREES ON THE PROPERTY AND WITHIN 
20’ OF THE PROPERTY ARE INACCESSIBLE TO THE PROPOSED CONSTRUCTION ACTIVITY AND WILL 
EXPERIENCE NO IMPACT. NO PROTECTIVE FENCING IS REQUIRED.

G. PER GMC SECTION 12.040.030 (B), “ANY PERSON (INCLUDING, BUT NOT LIMITED TO, AN 
ARCHITECT, ENGINEER, CONTRACTOR OR DEVELOPER) WHO APPLIES FOR A CONSTRUCTION 
PERMIT SHALL SUBMIT AN ACCURATE PLAN SHOWING THE EXACT LOCATION OF EACH CITY TREE 
ADJACENT TO THE SUBJECT PROPERTY AND ALL CITY TREES WHOSE TRUNKS OR BRANCHES ARE 
LOCATED WITHIN 20 FEET OUTSIDE THE SUBJECT PROPERTY LINE. THE TREE'S SIZE, SPECIES, 
DIAMETER, AND DRIPLINE SHALL BE INCLUDED ON THIS PLAN.”
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DRAINAGE LEGEND:

GENERAL DRAINAGE ARROW 2% TYPICAL AT 
CONCRETE WALKWAYS, LANDINGS AND DRIVEWAY. 
PROVIDE A MINIMUM GRADE FALL OF 6" WITHIN THE 
FIRST 10 FEET OF FOUNDATION WALL. CRC401.3

FRONT SETBACK REQUIREMENT
20 FEET MIN. AND AND AVERAGE IF 23 FEET FOR ANY GARAGE OR FIRST RESIDENTIAL FL

MULTI - FAMILY INTERIOR SET BACK AVERAGING:
WEST SIDE SET BACK AVERAGE CALCULATION:
((5'-0" * 15'-0") + (11'-0" * 15'-8")) / 30'-8" = AVG SIDE SETBACK
(75 SF + 172.34 SF) / 30'-8" = AVG SIDE SETBACK
247.34 SF / 30'-8" = 8.07' > REQ. AVG 8'

EAST SIDE SETBACK AVERAGE CALCULATION:
((10'-2" * 14'-1") + (6'-0" * 16'-7 ")) / 30'-8" = AVG SIDE SETBACK
(147.875 SF + 99.5 SF) / 30'-8" = AVG SIDE SETBACK
247.375 SF / 30'-8" = 8.07' > REQ. AVG 8'

REAR SETBACK REQUIREMENT
8 FT MIN

PARKING
REQUIRED: 2 SPOTS PER RESIDENCE = 4 SPOTS PROVIDED: 
4 SPOTS TOTAL 

FAR: 1,036 SF + 1,038 SF + 891 SF = 2,965 SF
7,700 SF X 85% = 6,545 SF
(E) 1,036 SF HOUSE
(N) 1,038 SF NEW RESIDENCE (UNIT #2)
(N) 891 SF ((2) 445.5 SF) GARAGES
= 2,965 SF < 6,545 SF THEREFOR OKAY.

LANDSCAPE CALC. 
25% OF LOT, 50% HAS TO BE LIVE PLANTS.
LOT = 7,700 SF X 25% = 1,925 SF, 
1,925 SF = REQUIRED LANDSCAPE AREA
1,925 SF X 50% = 963 SF
963 SF = LIVE PLANTS ARE.
PROVIDED: 2,252 SF 
2,518 SF  OF LANDSCAPE AREA PROVIDED
2,518 SF > 1,925 SF, THEREFORE OKAY.
MIN. 963 SF TO BE LIVE PLANTS

LOT COVERAGE: 2,086 SF + 1,224 SF  = 3,310 SF
50% OF LOT. 
LOT = 7,700 SF X 50% = 3,850 SF
(E) 1,224 SF HOUSE
(N) 1,038 SF NEW RESIDENCE (UNIT #2)
(N) 891 SF PARKING GARAGES
= 3,310 SF < 3,850 SF THEREFOR OKAY.

COMMON SPACE
200 SF PER UNIT = 400 SF
PROVIDED 405 SF THEREFOR OKAY

PRIVATE SPACE
40 SF PER UNIT
PROVIDED 40 SF PER UNIT THEREFOR OKAY

LANDSCAPE NOTES:
PROTECTED OAK, SYCAMORE, BAY TREES OR CITY STREET TREES ON THE PROPERTY AND 
WITHIN 20’ OF THE PROPERTY ARE INACCESSIBLE TO THE PROPOSED CONSTRUCTION 
ACTIVITY AND WILL EXPERIENCE NO IMPACT. NO PROTECTIVE FENCING IS REQUIRED.

ELECTRIC ENGINEERING NOTES
EXISTING OVERHEAD SERVICE DROP TO FRONT HOUSE IN CONFLICT WITH NEW HOME 
CONSTRUCTION AT REAR OF LOT. EXISTING OVERHEAD DROP MUST BE RELOCATED TO 
PROVIDE CLEARANCES FOR NEW HOME. GWP WILL ONLY ALLOW ONE SERVICE DROP FOR 
THE ENTIRE LOT. A NEW 2-PACK METER PANEL WILL BE REQUIRED FOR THIS PROJECT. 
CONTACT GQP ELECTRIAL PLANNERS AT 818-548-3921 FOR THIS REQUIREMENT.
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1035 RAYMOND AVE

NEW CONSTRUCTION  2ND
RESIDENCE UNIT

GLENDALE, CA 91201

SITE PLAN

1/8" = 1'-0"2 (E) SITE PLAN
1/8" = 1'-0"1 (N) SITE PLAN

AREA CALCULATIONS

Name Area

(E) SINGLE-FAMILY DWELLING 1224 SF

(N) 2-CAR GARAGE 2 445 SF

(N) 2-CAR GARAGE 1 445 SF

(N)UNIT 2 1038 SF

EXEMPT

(E) LIVING QUARTER - TO BE
DEMOLISHED

452 SF

(E) GARAGE - TO BE DEMOLISHED 274 SF

Zone : R-2250

A.  PROVISIONS SHALL BE MADE FOR CONTRIBUTORY DRAINAGE AT ALL TIMES.
B.  OWNER SHALL MAINTAIN DRAINAGE DEVICES AND KEEP FREEE OF DEBRIS.
C.  A PROPERTY LINE SURVEY, PREPARED BY A CALIFORNIA LICENSED LAND SUPVEYOR 
MAY BE REQUIRED BY THE BUILDING OFFICAL BASED UPON SITE CONDISIONS IN 
ACCORDANCE WITH LACBC SECTION 108.1.
D.  NO WORK IS ALLOWED WITHIN THE PROTECTED ZONE OF OAK TREE WITHOUT AN 
OAK TREE REPORT AND PERMIT.
E. SURROUND THE CONSTRUCTION AREA WITH SILT FENCE, GRAVEL BAGS OR FIBER 
ROLLS DURING RAINY SEASON BETWEEN OCT 15TH AND APRIL 15TH.
F.  FINISH FLOOR SHALL BE A MINIMUM OF 8 INCHIS ABOVE FINISH GRADE 
IMMEDIATELY OUTSIDE THE BUILDING.
G.  PROVIDE A MINIMUM GRADE FALL OF 6 INCHES WITHIN THE FIRST 10 FEET (5% 
SLOPE) FROM FOUNDATION WALL.
H.  DOWNSPOUTS SHALL DISCHARGE AT LEAST 5 FEET AWAY FROM EXTERIOR WALLS. 

I.   SHEET FLOW DRAINAGE SHALL MAINTAIN A MINIMUM 1/4" PER FOOT SLOPE.
J.  ALL DRAINAGE ON SITE MUST BE DIRECTED TO THE STREET.
K.  DRAINAGE TO THE ALLEY IS NOT ALLOWED.

DRAINAGE NOTES:

1.  ALL EASEMENTS HAVE BEEN INDICATED ON THIS SITE PLAN AND HAVE BEEN 
VERIFIED BY PUBLIC WORKS AND PLANNING DEPARTMENTS.
2.  THERE ARE NO OAK, BAY AND/OR SYCAMORE TREES ON THIS LOT OR WITHIN 20 
FEET OF THE LOT.
3.  SITE GRADING AS A RESULT OF REMOVAL AND RECOMPACTION EQUAL OR GREATER 
THAN 50 CUBIC YARD WILL REQUIRE SUBMITTAL OF GRADING APPLICATION AND 
GRADING PLANS. 
4.  NO CHANGES IN GRADES OR SITE ELEVATIONS ALLOWED EXCEPT FOR FINE GRADING 
FOR DRAINAGE ONLY NOT TO EXCEED 4-INCHES AT ANY LOCATION. 

GENERAL NOTES:

NO. ISSUE DATE
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DIAGRAM

NO. ISSUE DATE

1/8" = 1'-0"1 AVERAGE SETBACK DIAGRAM

MULTI - FAMILY INTERIOR SET BACK AVERAGING:
WEST SIDE SET BACK AVERAGE CALCULATION:
((A = 5'-0" * 15'-0") + ( B = 11'-0" * 15'-8")) / 30'-8" = AVG 
SIDE SETBACK
(75 SF + 172.34 SF) / 30'-8" = AVG SIDE SETBACK
247.34 SF / 30'-8" = 8.07' > REQ. AVG 8'

EAST SIDE SETBACK AVERAGE CALCULATION:
((10'-2" * 14'-1") + (6'-0" * 16'-7 ")) / 30'-8" = AVG SIDE 
SETBACK
(147.875 SF + 99.5 SF) / 30'-8" = AVG SIDE SETBACK
247.375 SF / 30'-8" = 8.07' > REQ. AVG 8'
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(E) HEDGES
T.O.H = +6' - 0"
TYP.
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JOINTS IN 
(E) CONC. SLAB 
TYP.

(E) NEIGHBOR 
TREE

(E) NEIGHBOR 
TREE

(E) NEIGHBOR 
TREE

RAYMOND AVE

(E) CONC. PAD

TWO (2) NEW CITY STREET TREES OF THE DESIGNATED STREET TREE 
SPECIES: LOPHOSTEMON CONFERTUS. (BRISBANE BOX) WITH A 
MINIMUM 24” ROOT BALL DIAMETER MINIMUM. AN AUTOMATIC 
IRRIGATION SYSTEM WILL BE REQUIRED TO ADEQUATELY WATER 
NEW TREES. CONTACT FORESTRY AT LEAST 48 HOURS PRIOR TO 
RECEIVING DELIVERY OF NEW TREES, TO SCHEDULE A 
TREE INSPECTION BEFORE THEY ARE PLANTED ON SITE.  

(E) MULTI FAMILY PROPERTY
1,224 SF
NO CHANGE

(N) UNIT #2
1,038 SF

(N) 2-CAR 
GARAGE 1
445 SF

(N) 2-CAR 
GARAGE 2
445 SF

(E) 1,280 SF LIVE PLANT AREA

(E) SIDEWALK

LANDSCAPE AREA

LIVE LANDSCAPE AREA

GRAVEL

LANDSCAPE LEGEND:
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1/8" = 1'-0"1 LANDSCAPE PLAN

NO. ISSUE DATE

LANDSCAPE CALC. 
25% OF LOT, 50% HAS TO BE LIVE PLANTS.
LOT = 7,700 SF X 25% = 1,925 SF, 
1,925 SF = REQUIRED LANDSCAPE AREA
1,925 SF X 50% = 963 SF
963 SF = LIVE PLANT AREA.
PROVIDED (E) LIVE PLANT AREA: 1,280 SF 
2,518 SF  OF LANDSCAPE AREA PROVIDED
2,518 SF > 1,925 SF, THEREFORE OKAY.
MIN. 963 SF TO BE LIVE PLANTS

LANDSCAPE NOTES:

1. PROTECTED OAK, SYCAMORE, BAY TREES OR CITY STREET TREES ON THE 
PROPERTY AND WITHIN 20’ OF THE PROPERTY ARE INACCESSIBLE TO THE 
PROPOSED CONSTRUCTION ACTIVITY AND WILL EXPERIENCE NO IMPACT. NO
PROTECTIVE FENCING IS REQUIRED.

2. MWELO CALC. DEFERRED  TO B&S REVIEW.
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DEMO FLOOR PLAN

NOT FOR CONSTRUCTION

1/4" = 1'-0"1 (E) FLOOR PLAN

DEMOLITION CALCULATION

A. AREA OF WALLS TO BE DEMOLISHED

(E) GARAGE
WALL #1   22'-3"
WALL #2   12'-2"
WALL #3   22'-3"
WALL #4   12'-2"

(E) LIVING QUARTERS
WALL #5   20'-8"
WALL #6   20'-2"
WALL #7   20'-8"
WALL #8   20'-2"

TOTAL: 150'-6" x 9 FEET TALL = 1354.5 SF 

B. AREA OF ROOF TO BE DEMOLISHED

(E) GARAGE: 270.8 SF
(E) LIVING QUARTERS: 416.9 SF

TOTAL: 687.7 SF

C. TOTAL AREA OF EXISTING WALLS

(E) GARAGE
WALL #1   22'-3"
WALL #2   12'-2"
WALL #3   22'-3"
WALL #4   12'-2"

(E) LIVING QUARTERS
WALL #5   20'-8"
WALL #6   20'-2"
WALL #7   20'-8"
WALL #8   20'-2"

TOTAL: 150'-6" x 9 FEET TALL = 1354.5 SF 

D. TOTAL AREA OF EXISTING ROOF

(E) GARAGE: 270.8 SF
(E) LIVING QUARTERS: 416.9 SF

TOTAL: 687.7 SF

DEMOLITION CALCULATION: 
(A+B)/(C+D)=X
(1354.5 SF+687.7 SF)/(1354.5 SF+687.7 SF)=1

NO. ISSUE DATE
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GENERAL NOTES:

1. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE- FOOT CLEAR AND UNOBSTRUCTED 
ACCESS TO ANY WATER OR POWER DISTRIBUTION FACILITIES (POWER POLES, PULL-
BOXES, TRANSFORMERS, VAULTS, PUMPS, VALVES, METERS, APPURTENANCES, ETC.) 
OR TO THE LOCATION OF THE HOOK-UP.THE CONSTRUCTION SHALL NOT BE WITHIN 
TEN FEET OF ANY POWER LINES WHETHER OR NOT THE LINES ARE LOCATED ON THE 
PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION DELAYS AND/OR 
ADDITIONAL EXPENSES.

2. AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS 
LINE ON THE OWN STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY 
CONNECTED TO THE EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING THE 
FUEL GAS PIPING. (PER ORDINANCE 170,158) (SEPARATE PLUMBING PERMIT IS 
REQUIRED).

3. PLUMBING FIXTURES ARE REQUIRED TO BE CONNECTED TO A SANITARY SEWER OR 
TO AN APPROVED SEWAGE DISPOSAL SYSTEM. R306.3

4. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A SHOWERHEAD, 
AND SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT 
SURFACE. SUCH WALL SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 
FEET ABOVE THE FLOOR.  R307.2

5. KITCHEN SINKS, LAVATORIES, BATHTUBS, SHOWERS, BIDETS, LAUNDRY TUBS AND 
WASHING MACHINE OUTLETS SHALL BE PROVIDED WITH HOT AND COLD WATER AND 
CONNECTED TO AN APPROVED WATER SUPPLY. R306.4

6. PROVIDE ULTRA-LOW FLUSH WATER CLOSETS FOR ALL NEW CONSTRUCTION. 
EXISTING SHOWER HEADS AND TOILETS MUST BE ADAPTED FOR LOW WATER 
CONSUMPTION.

7. UNIT SKYLIGHTS SHALL BE LABELED BY A LA CITY APPROVED LABELING AGENCY. 
SUCH LABEL SHALL STATE THE APPROVED LABELING AGENCY NAME, PRODUCT 
DESIGNATION AND PERFORMANCE GRADE RATING. (RESEARCH REPORT NOT 
REQUIRED). R308.6.9

8. WATER HEATER MUST BE STRAPPED TO WALL.  SEC. 507.3, LAPC

9. SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DWELLING UNITS INTENDED FOR 
HUMAN OCCUPANCY, WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS, OR 
ADDITIONS.  R314.2

10. WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITIONS, EXISTING 
DWELLINGS OR SLEEPING UNITS THAT HAVE ATTACHED GARAGES OR FUEL-BURNING 
APPLIANCES SHALL BE PROVIDED WITH A CARBON MONOXIDE ALARM IN 
ACCORDANCE WITH SECTION R315.2. CARBON MONOXIDE ALARMS SHALL ONLY BE 
REQUIRED IN THE SPECIFIC DWELLING UNIT OR SLEEPING UNIT FOR WHICH THE 
PERMIT WAS OBTAINED. R315.2

11. VERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH 
NATURAL LIGHT BY MEANS OF EXTERIOR GLAZED OPENINGS IN ACCORDANCE TO 
SECTION R303.1 OR SHALL BE PROVIDED WITH ARTIFICIAL LIGHT ADEQUATE TO 
PROVIDE AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES OVER THE AREA OF THE 
ROOM AT A HEIGHT OF 30 INCHES ABOVE THE FLOOR LEVEL. R303.1

12. A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS OF LISTING SHALL BE 
MADE AVAILABLE AT THE JOB SITE.

13. THE EXTERIOR DOOR MUST OPEN OVER A MIN. 36" LANDING NOT MORE THAN 1.5" 
BELOW THE THRESHOLD. EXCEPTION: PROVIDING THE DOOR DOES NOT SWING OVER 
THE LANDING. LANDING SHALL BE NOT MORE THAN 7.75" BELOW THE THRESHOLD. 
STORM AND SCREEN DOORS ARE PERMITTED TO SWING OVER ALL EXTERIOR STAIRS 
AND LANDINGS. (R311.3.1)

14. ALL DOORS AND WINDOWS SHALL MEET CITY OF GLENDALES SECURITY ORDINANCE

15. ASPHALT SHINGLES SHALL MEET THE CLASSIFICATION REQUIREMENTS OF CRC 
T-R905.2.4.1 OR CBC T-150.1.1 FOR THR APPROPRIATE MAXIMUM BASIC WIND 
SPEED. 

BUILDING  NOTES:

1. ATTIC AREA HAVING CLEAR HEADROOM OF 30" MUST HAVE AN ACCESS OPENING (22" X 
30" MINIMUM). ACCESS SHALL BE LOCATED IN A HALLWAY OR OTHER READILY 
ACCESSIBLE LOCATION. IT IS NOT ALLOWED WITHIN A SMALL CLOSET SPACE. (R807.1)

2. PROVIDE 1-HOUR-RATED ON THE UNDERSIDE OF ROOF EAVES WHERE THE FIRE 
SEPARATION DISTANCE BETWEEN THE EDGE OF THE PROJECTION AND THE ADJACENT 
PROPERTY LINE IS LESS THAN 5'. [CRC TABLE R302.1(1)]

MECHANICAL NOTES:

1. BATHROOMS THAT CONTAIN A TUB, SHOWER OR TUB/SHOWER MUST HAVE EXHAUST 
FANS CONTROLLED BY A HUMIDISTAT.

2. MECHANICAL EQUIPMENT (WATER HEATERS, HVAC, ET.) UNDER SEPARATE REVIEW AND 
PERMITS.

3. 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. (CRC R303.10)

4. NEW INSTALLATION OF HEAT PUMP WATER HEATERS (HPWH) SHALL HAVE ALL THE 
FOLLOWING:

A. A 240V ELECTRICAL RECEPTACLE IS WITHIN 3 FEET FROM THE WATER HEATER 
AND ACCESSIBLE WITH NO OBSTRUCTIONS.

B. A CONDENSATE DRAIN NO MORE THAN 2 INCHES HIGHER THAN THE BASE ON 
WATER HEATER FOR NATURAL DRAINING.

C. A SINGLE 240-VOLT HPWH THAT MEETSD THE REQUIREMENTS OF NEEA 
ADVANCED WATER HEATER SPECIFICATION.

D. THE INSTALLATION SHALL BE IN ACCORDANCE WITH MANUFACTURER'S 
SPECIFICATIONS.

PLUMBING NOTES:

1. EFFECTIVE JAN 1, 2015 CALIFORNIA SB 407 REQUIRES REPLACEMENT OF ALL 
NONCOMPLIANT PLUMBING FIXTURES IN PROPERTIES BUILT ON OR BEFORE JAN, 1994 
WITH WATER CONSERVING PLUMBING FIXTURES.

2. SHOWER STALLS AND BATHTUB WALLS SHALL BE FINISHED WITH A NONABSORBENT 
SURFACE FOR A MINIMUM OF 6-0” ABOVE THE FLOOR (CBC 1210,CRC R307.2)

3. CEMENT, FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GU\SS MAT GYPSUM OR 
FIBER REINFORCE GYPSUM BACKERS SHALL BE USED AS A BASE FOR WALL TILE IN TUB 
AND SHOWER AREAS AND WALL AND CEILING PANELS IN SHOWER AREAS (CRC R702.4.2)

4. SHOWERS AND TUB SHOWER COMBINATIONS SHALL HAVE VALVES THAT ARE PRESSURE 
BALANCING AND THERMOSTATIC. (CPC 408.3)

5. MAXIMUM FLOW RATES FOR ALL PLUMBING FIXTURES PER CGBSC 4.303:
A. WATER CLOSETS SHALL NOT EXCEED 1.28 GALLONS PER FLUSH.
B. SHOWERHEADS SHALL HAVE A MAXIMUM FLOW RATE OF 2.0 GALLONS PER 

MINUTE AT 80PSI.
C. LAVATORY FAUCETS SHALL NOT EXCEED 1.2 GALLONS PER MINUTE AT 60 PSI
D. KITCHEN FAUCETS SHALL NOT EXCEED 1.8 GALLONS PER MINUTE AT 60 PSI

6. WATER CLOSET SHALL BE SET NO CLOSER THAN 15" FROM IT'S CENTER TO ANY SIDE 
WALL OR OBSTRUCTIN OR NO CLOSER THAN 30' CENTER TO CENTER TO ANY SIMILAR 
FIXTURE AND THE CLEAR SPACE IN FRONT OF A WATER CLOSET, LAVATORY, OR A BIDET 
SHALL BE AT LEAST 24" CPC 402.5 SHOW ON FLOOR PLAN.

7. A SHOWER OR TUB EQUIPPED WITH A SHOWERHEAD SHALL HAVE A MINIMUM OF 6'-8" 
CEILING HEIGHT ABOVE A MINIMUM AREA OF 30" X 30" AT THE SHOWERHEAD (CRC 
R305.1 EXCEPTIONS 2)

8. BATHROOMS, WATER CLOSET COMPARTMENTS AND OTHER SIMILAR ROOMS SHALL BE 
PROVIDED WITH MECHANICAL VENTILATION CAPABLE OF 50 CFM EXHAUSTED DIRECTLY 
TO THE OUTSIDE REGARDLESS OF NATURAL VENTILATION AND FENESTRATION SUCH AS 
WINDOWS AND DOORS. ( CRC R303.3)

9. ALL NEW WATER HEATER IN ALL NEWLY CONSTRUCTED SFD/ADU'S SHALL BE AN "ALL 
ELECTRIC APPLIANCE/EQUIPMENT" IN COMPLIANCE THE CITY OF GLENDALE REACH CODE 
ORDINANCE NO. 5999. COORDINATE WITH TITLE-24COMPLIANCE FORMS.

AGING-IN-PLACE DESIGN NOTES:

1. ELECTRICAL RECEPTACLE OUTLETS, SWITCHES AND CONTROLS INTENDED TO BE USED 
BY OCCUPANTS SHALL BE LCATED NO MORE THAN 48" MEASURED FROM THE TOP OF 
THE OUTLET BOX AND NOT LESS THAN 15" MEASURED FROM THE BOTTOM OF THE 
OUTLET BOX. ABOVE THE FINISH FLOOR.

2. SPECIFY DOORBELL CONTROLS TO NOT EXCEED 48" ABOVE EXTERIOR FLOOR, MEASURED 
FROM THE TOP OF THE DOORBELL BUTTON ASSEMBLY.

3. INFORMATION AND/OR DRAWINGS DRAWINGS IDENTIFIYING THE LOCATION OF  GRAB 
BAR REINFORCEMENT SHALL BE PLACED IN THE OPERATIONAL AND MAINTENANCE 
MANUAL IN ACCORDANCE WITH THE CALIFORNIA BUILDING.
STANDARDS CODE, CHAPTER 4, DIVISION 4.4.

SMOKE ALARM REQ:

SMOKE ALARMS SHALL COMPLY WITH SPECIFIC LOCATION REQUIREMENTS PER NFPA 72 
SECTION 29.8.3.4. ( CRC R314.3.3, CBC 907.2.11.8)

A. AN APPROVED SMOKE ALARM SHALL BE INSTALLED FOR NEW CONSTRUCTION AND 
ALTERATION, REPAIR OR ADDITIONS REQUIRING PERMIT EXCEEDING $1000. ( CRC 
R14.8.2)

B. BATTERY OPERATED SMOKE ALARMS PERMITTED IN EXSITING BUILDINGS WHERE NO 
COSTRUCTION IS TAKING PLACE OR IN BUILDING INDERGOING ALTERATION OR REPAIR 
THAT DO NOT RESULT IN THE REMOVAL OF INTERIOR WALLS OR CEILING FINISHES, 
UNLESS THERE IS AN ATTIC, CRAWL SPACE OR BASEMET WHICH COULD PROVIDE 
ACCESS FOR WIRING. ( CRC R314.6 EXCEPTIONS 1, 3, CBC 907.2.11.9)

C. SMOKE ALARMS SHALL BE INTERCONNECTED SUCH THAT THE ACTIVATION OF ONE 
ALARM WILL ACTIVATE ALL ALARMS IN THE INDIVIDUAL DWELLING UNIT.  (CRC R314.4, 
CBC 907.10.5) 

D. SMOKE DETECTORS SHALL BE "HARD WIRED" AND SHALL BE EQUIPPED WITH BATTERY 
BACKUP. (CRC R314.6, CBC 907.12.6, CBC 907.2.11.9)
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FIRST FLOOR
0' - 8"
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__________
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WINDOW
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(N) TRASH ENCLOSURE
SMOOTH PLASTER FINISH
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(N)RECESSED CEILING LIGHT FIXTURE
REFER TO A4-110 FOR B.O.D. TYP.
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1
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2
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ELEVATIONS

1/4" = 1'-0"3 (N) SOUTH ELEVATION

1/4" = 1'-0"1 (N) EAST ELEVATION

1/4" = 1'-0"4 (N) NORTH ELEVATION

1/4" = 1'-0"2 (N) WEST ELEVATION

EXTERIOR WALL OPENING CALC. (PER TABLE 302.1)
25% MAX. WALL OPENING ALLOWED 

TWO WALL ARE BETWEEN 3' - 5' FROM PROPERTY LINE:

GARAGE WALL 1 AREA = 317 SF 
(14'-11" * 21'-3" = 317 SF)

GARGE WALL 1 OPENING AREA: 35 SF
OPENING 1 AREA= 25 SF
(5'-0" * 5'-0" = 25 SF)
OPENING 2 AREA = 10 SF
(5'-0" * 2'-0" = 10 SF)

35 SF(OPENING AREA) / 317 SF ( WALL AREA) = 9%

9% IS LESS THAN 25%, THEREFORE OK.

GARAGE WALL 2 AREA = 317 SF
(14'-11" * 21'-3" = 317 SF)

GARGE WALL 2 OPENING AREA: 35 SF
OPENING 1 AREA= 25 SF
(5'-0" * 5'-0" = 25 SF)
OPENING 2 AREA = 10 SF
(5'-0" * 2'-0" = 10 SF)

35 SF(OPENING AREA) / 317 SF ( WALL AREA) = 9%

9% IS LESS THAN 25%, THEREFORE OK.

GLENDALE SECURITY NOTES:

ADDRESS NUMBER AND IDENTIFYING DATA: ADDRESS NUMBERS AND OTHER IDENTIFYING DATA SHALL BE 
DISPLAYED AS FOLLOWS:

13.1. ALL RESIDENTIAL DWELLINGS SHALL DISPLAY AN ADDRESS NUMBER IN A PROMINENT LOCATION ON 
THE STREET SIDE OF THE RESIDENCE IN SUCH A POSITION THAT THE NUMBER IS EASILY VISIBLE TO 
APPROACHING EMERGENCY VEHICLES.  THE NUMERALS SHALL BE NO LESS THAN FOUR (4) INCHES 
(102MM) IN HEIGHT AND SHALL BE OF A CONSTRASTING COLOR TO THE BACKGROUND TO WHICH THEY 
ARE ATTACHES. IN ADDITION, ANY RESIDENCE WITH REAR VEHICULAR ACCESS THROUGH ANY DRIVEWAY, 
ALLEYWAY OR PARKING LOT SHALL ALSO DISPLAY THE SAME NUMBERS ON THE REAR OF THE BUILDING.

GENERAL NOTES:
1. DO NOT ALTER GRADES. DO NOT ADD OR REMOVE SOIL EXCEPT FOR MINOR FINISH GRAGE FOR 
DRAINAGE PURPOSE NOT TO EXCEED 6" IN HEIGHT IN ANY LOCATION.

NO. ISSUE DATE
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__________
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METAL SHED ROOF

A4-311
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SIM.

FIRST FLOOR
0' - 8"
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0' - 0"
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2-CAR GARAGE 2
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SLOPE

A4-101

1
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__________4
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__________

SPRAY FOAM INSULATION
(R-30) TYP.

BATT INSULATION
(R-21) TYP.

A4-311

1
TYP.

FIRST FLOOR
0' - 8"
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9' - 8"
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0' - 0"
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1
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4
A4-332

TYP.

A4-331

3
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A4-331
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0' - 8"

B.O. CEILING
9' - 8"

T.O. GRADE
0' - 0"

1
A3-103

__________

T.O. PARAPET WALL
15' - 8"
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2-CAR

GARAGE 1

2-CAR

GARAGE 2

A4-101

2
TYP.

INSULATION BASED ON TITLE 24 (SHEET A0-201)

ROOF (CATHEDRAL CEILING)

FRAME TYPE

WOOD METAL CONCRETE

CAVITY INSUL.

ROOF (WITH ATTIC)

CEILING BELOW ATTIC

EXTERIOR WALLS

DEMISING WALLS

INT.FLOOR (NO CRAWLSPACE)

X

X

X

X

X

N/A

R-19

R-30

R-21

R-15

NONE

ATTIC VENT CALCULATIONS:

NOT VENT REQUIRED, SPRAY FOAM INSULATION USED.

LI
CENSED ARCHITECT

S
TATE OF CALIFORN

IA

SEVAK
KARABACHIAN

C-38632

REN. DATE

03/31/2025

4" x 5.5" BOUNDARY RESERVED FOR AHJ APPROVAL STAMP

VARTAN TELIAN, PE
11776 PIERCE ST.
SYLMAR, CALIFORNIA 91342 M: 
818-928-5172
E: TELIAN.VARTAN@GMAIL.COM

PATRIC NOVSHADIAN, PE
PAT'S MECHANICAL ENG. GROUP
9154 TUJUNGA CANYON BLVD
TUJUNGA, CA 91042
M: 818-281-0470
PATRICNOV@PATSMECH.COM

OWNER

CONSULTANTS

TITLE:

ORIGINAL SHEET SIZE: 24" x 36"

SHEET NUMBER:

PROJECT:

SCALE:

DRAWN BY:

DATE:

© KARABACHIAN.COM

KARABACHIAN
ARCHITECTS,INC.

SEVAK KARABACHIAN, RA
3234 1/2 FOOTHILL BLVD
GLENDALE, CALIFORNIA 91214
M: 626-552-5746
ADMIN@KARABACHIAN.COM
WWW.KARABACHIAN.COM
CA LICENSE: C-38632

PERMIT #:

STRUCTURAL ENGINEER

MECHANICAL ENGINEER 

ARCHITECT

PLANNING #:

PADR-004032-2024

XXXXXXXXX

ARMCAT LLC.
1035 RAYMOND AVE.
GLENDALE, CALIFORNIA 91201
M: 323-447-7819
DANIELBAS@GMAIL.COM

PROJECT ADDRESS:

As indicated

K
:\

2
0

2
3

-0
2

8
 1

0
3

5
 R

a
ym

o
n

d
 A

ve
\4

. 3
D

\5
. R

ev
it

\1
. M

o
d

el
s 

a
nd

 D
ra

w
in

g
s\

1
0

3
5

 R
a

ym
o

n
d

 A
ve

 - 
M

S
T

.r
vt

2023-028

A3-103

10/09/2024

1035 RAYMOND AVE

NEW CONSTRUCTION  2ND
RESIDENCE UNIT

GLENDALE, CA 91201

BUILDING
SECTIONS

1/4" = 1'-0"3 Section 3

1/4" = 1'-0"1 Section 1

1/4" = 1'-0"2 Section 2

1/4" = 1'-0"4 Section 4

VALUE USED TO 
DETEMINE FOAM 
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12" = 1'-0" 1EXTERIOR WALL

SCALE
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PVC MEMBRANE
COLOR: WHITE
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T.O. ROOF
12' - 8"

ADHERED RIGID INSULATION 

REFER TO STR. DWG FOR FRAMING 
SIZE

SLOPE TO 
DRAIN

MIN. 1/2" ADHERED COVER BOARD

FULLY ADHERED PVC MEMBRANE, 
DUROLAST EV 50 MIL WHITE 
MEMBRANE  BASIS OF DESIGN TYP.

PLATES AND FASTENERS

HOT-AIR WELD

FULLY ADHERE PVC MEMBRANE 
FLASHING

PTD. SMOOTH PLASTER 
SYSTEM

BEHIND SIDING PROVIDE A 
MINIMUM OF ONE LAYER OF NO. 
15 ASPHALT FELT, FREE FROM 
HOLES AND BREAKS, COMPLYING 
WITH ASTM D 226 FOR TYPE 1 
FELTSHALL BE APPLIED OVER 
STUDS OF ALL EXTERIOR WALLS. 
TYP.  (CRC R703.2)

ALUM. FOIL FACED MEMBRANE

PTD. ALUM METAL COPING
5% MIN. SLOPE 

T.O COPING
VARIES

EXTERIOREXTERIOR

ADHERED RIGID INSULATION 

MIN. 1/2" ADHERED COVER BOARD

FULLY ADHERED PVC MEMBRANE, 
DUROLAST EV 50 MIL WHITE 
MEMBRANE  BASIS OF DESIGN TYP.

PLATES AND FASTENERS

HOT-AIR WELD

FULLY ADHERE PVC MEMBRANE 
FLASHING

T.O COPING
VARIES

EXTERIOREXTERIOR

T.O MECH. EQUIP.
VARIES
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SMOOTH STUCCO 

1/2" ALUM. Z REVEAL BEAD 

CONT. BACKER ROD & SEALANT

CASEMENT/AWNING WINDOW

WINDOW SCREEN 

BEHIND SIDING PROVIDE A MINIMUM OF ONE 
LAYER OF NO. 15 ASPHALT FELT, FREE FROM 
HOLES AND BREAKS, COMPLYING WITH ASTM 
D 226 FOR TYPE 1 FELTSHALL BE APPLIED 
OVER STUDS OF ALL EXTERIOR WALLS. TYP.  
(CRC R703.2)

5/8" GYP. BOARD TYP.

WINDOW OPERATOR BEYOND
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INTERIOR

EXTERIOR

SMOOTH STUCCO 

1/2" ALUM. Z REVEAL BEAD 

ALL PENTRATIONS TO BE SEALED

CONT. BACKER ROD & SEALANT

CASEMENT/AWNING WINDOW

WINDOW SCREEN 

BEHIND SIDING PROVIDE A MINIMUM OF ONE 
LAYER OF NO. 15 ASPHALT FELT, FREE FROM 
HOLES AND BREAKS, COMPLYING WITH ASTM 
D 226 FOR TYPE 1 FELTSHALL BE APPLIED 
OVER STUDS OF ALL EXTERIOR WALLS. TYP.  
(CRC R703.2)

5/8" GYP. BOARD

0' - 0 1/2"

0' - 0 1/2"

SHIM AS REQ.

SEE STR. DWG FOR STUD SIZING.

SMOOTH STUCCO 

WATERPROOFING MEMBRANE

WATERPROOFING MEMBRANE 
TO LAP OVER WEEP SCREED

EXTERIOR PLASTER  WITH CONT. 
GALVANIZED STEEL WEEP SCREED. DIS-
SIMILAR METALS TO BE SEPERATED BY WP

CONT. DRIP EDGE

CONT. BACKER ROD & SEALANT

CASEMENT WINDOW
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WINDOW DETAILS

SCALE

3" = 1'-0" 7SILL DETAIL - CASEMENT WINDOW

SCALE

3" = 1'-0" 8JAMB DETAIL - CASEMENT WINDOW

SCALE
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FINISH FLOOR

OPENABLE AREA

OPENABLE AREA

MIN WINDOW SIZE
FOR 20" CLEAR
WIDTH AND 5.0 SF
OPENABLE AREA

MIN WINDOW SIZE
FOR 24" CLEAR
HEIGHT AND 5.0 SF
OPENABLE AREA

1. 20" MIN CLEAR WIDTH

2. 24" MIN CLEAR HEIGHT

3. 5.0 SF MIN. OPENABLE AREA AT GRADE
FLOOR ONLY, 5.7 SF MIN ELSEWHERE.

SINGLE CASEMENT:
2'-4"X4'-0"
2'-6"X3'-6"
DOUBLE CASEMENT:
4'-8"X 4'-0"
CASEMENT/FIXED
COMBO: 7'-0"X4'-0"
OTHER WINDOW TYPES: 
AWNING & BAY W/ FIXED 
CENTER: NONE W/O 
MANUF. DATA.

SINGLE / DOUBLE HUNG:
3'-0"X5'-0"
3'-0"X5'-6"
3'-4"X5'-0"
3'-8"X5'-0"
4'-0"X5'-0"

SINGLE / FIXED COMBO:
NONE W/O MANUF DATA.

SLIDER:
4'-0"X4'-0"
5'-0"X3'-6"
6'-0"X3'-0"

SLIDER / FIXED COMBO:
8'-0"X4'-0"
10'-0"X4'-0"
12'-0"X3'-0"

THE FOLLOWING WINDOW SIZES WILL BE
THE MINIMUM ALLOWED FOR 5.0 SF

20" CLEAR
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GENERAL NOTES:

1.    THE NFRC TEMPORARY LABEL DISPLAYED ON WINDOWS AND SKYLIGHTS (INCL. TUBULAR) MUST REMAIN ON THE UNIT 
UNTIL FINAL INSPECTION HAS BEEN COMPLETED.

2.    GLASS PANES WITHIN 18” AFF OR LESS SHALL BE TEMPERED.

3.    WHERE DOORS ARE LOCATED NEXT TO A WALL, THERE SHALL BE 2-1/2” MINIMUM CLEARANCE BETWEEN WALL 
FINISH SURFACE AND FACE OF DOOR IN A 30 DEGREE POSITION, UNLESS DETAILED OR DIMENSIONED OTHERWISE.

4.    EGRESS DOORS SHALL BE READILY OPENABLE FROM INSIDE WITHOUT THE USE OF A KEY OR SPECIAL KNOWLEDGE 
OR EFFORT

WINDOW SCHEDULE

WINDOW
NUMBER

NEW OR
EXISTING QUANTITY

DIMENSIONS

MATERIAL
VISIBLE FROM

STREET
EXISTING

OPERATION NEW OPERATION
NEW FRAME

TYPE
EXTERNAL GRID

(SDL)
KEEP EXISTING SILL

& FRAME
BUILD NEW

SILL & FRAME
EXISTING EDGE

DETAIL
NEW EDGE

DETAIL

DETAIL REFERENCE
BEDROOM ENERGY

EFFICIENT TEMPERED GLASS
FIRED HAZARD

ZONE
WINDOW WITHIN 18" OF
FLOOR OR 40" OF DOORWIDTH HEIGHT HEAD JAMB SILL

1 NEW 2 4' - 0" 5' - 0" ALUM./WOOD N N/A CASEMENT NAIL-IN N N/A N N/A NO FRAME 9/A4-301 8/A4-301 7/A4-301 N Y N Y N

2 NEW 1 4' - 0" 3' - 6" ALUM./WOOD N N/A CASEMENT NAIL-IN N N/A N N/A NO FRAME 9/A4-301 8/A4-301 7/A4-301 N Y N Y N

3 NEW 5 5' - 0" 5' - 0" ALUM./WOOD N N/A CASEMENT NAIL-IN N N/A N N/A NO FRAME 9/A4-301 8/A4-301 7/A4-301 Y Y N Y N

4 NEW 2 3' - 0" 5' - 3 1/8" ALUM./WOOD N N/A CASEMENT NAIL-IN N N/A N N/A NO FRAME 9/A4-301 8/A4-301 7/A4-301 N Y REFER TO A2-102 Y N

TYPE 1,2,3 - NEW FRENCH CASEMENT WINDOW TYPE 4 - NEW CASEMENT WINDOW
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B DOUBLE SWINGING
WOOD DOORS

SINGLE SWINGING
WOOD DOOR

AC SINGLE SWINGING
WOOD DOORS W/ GLAZING

E EMERGENCY EXIT
DOOR /
CRAWLSPACE
ACCESS DOOR:
SEALED AND
INSULATED

POCKET
WOOD DOOR

DF SLIDING CLOSET DOORG ROLL-UP GARAGE DOOR
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DOOR TYPE &
SCHEDULES

DOOR SCHEDULE

DOOR NUMBER DOOR TYPE

DOOR SIZE

LOCATION FRAME TYPE

DETAILS

DESCRIPTION

FINISH

WIDTH HEIGHT HEAD JAMB SILL DOOR FRAME COMMENTS

101.1 C 3' - 0" 7' - 0" Exterior PRIMARY ENTRY

110.1 G 16' - 0" 7' - 0" Exterior GARAGE DOOR

111.1 G 16' - 0" 7' - 0" Exterior GARAGE DOOR

102.1 C 3' - 0" 7' - 0" Interior

102.2 53 4' - 0" 7' - 0" Interior

102.4 34 3' - 0" 7' - 0" Interior

104.1 A 2' - 6" 7' - 0" Interior Contemporary Door

105.1 F 6' - 0" 6' - 8" Interior

106.1 A 2' - 8" 7' - 0" Interior Contemporary Door

106.2 F 6' - 0" 7' - 0" Interior

107.1 A 2' - 8" 7' - 0" Interior Contemporary Door

108.1 A 2' - 8" 7' - 0" Interior Contemporary Door

109.1 A 2' - 8" 7' - 0" Interior Contemporary Door

109.2 F 7' - 0" 6' - 8" Interior

RESIDENTIAL SECURITY NOTES:

ALL OPENINGS MARKED * ARE SECURITY OPENINGS AND THE FOLLOWING NOTES SHALL APPLY: 

1. EACH UNIT IN A RESIDENTIAL DEVELOPMENT SHALL BE KEYED DIFFERENTLY THAN ANY 
OTHER UNITS UNDER THE SAME GENERAL PLAN.  A CERTIFICATE FROM THE LOCK SUPPLIER 
DECLARING THAT ALL LOCKS SUPPLIED TO THE PROJECT ARE KEYED SEPARATELY SHALL BE 
ACCEPTABLE AS COMPLYING WITH THE ABOVE REQUIREMENTS. 

2. DOOR JAMBS SHALL HAVE A SOLID BACKING WITH NO VOIDS EXIST BETWEEN THE STRIKE 
SIDE OF THE JAMB AND THE FRAME OPENING FOR A VERTICAL DISTANCE OF SIX (6) INCHES 
(153MM) EACH SIDE OF THE STRIKE. 

3. IN WOOD FRAMING, HORIZONTAL BLOCKING SHALL BE PLACED BETWEEN STUDS AT DOOR 
LOCK HEIGHT FOR THREE (3) STUD SPACES EACH SIDE OF THE DOOR OPENINGS. JAMBS 
SHALL HAVE SOLID BACKING AGAINST SOLE PLATES. 

4. IRON OR STEEL SCREENS SHALL BE 1/8” THICK WITH 2” MESH SECURELY FASTENED. 

5. IRON BARS SHALL BE 1/2" DIAMETER BARS OR 1” X 1/4" FLAT STEEL SPACED AT 5” MAX. 
SECURELY FASTENED. 

6. CYLINDER GUARDS SHALL BE ATTACHED WITH 1/2" CONNECTING SCREWS, AND SHALL BE 
INSTALLED WHENEVER THE CYLINDER PROJECTS BEYOND THE FACE OF THE DOOR, OR IS 
OTHERWISE ACCESSIBLE TO GRIPPING TOOLS. 

7. DOOR STOPS FOR IN-SWINGING DOORS SHALL BE INTEGRATED (RABETTED) WITH THE JAMB. 
JAMBS FOR ALL DOORS SHALL BE CONSTRUCTED OR PROTECTED SO AS TO PREVENT 
VIOLATION OF THE STRIKE. 

8. THE STRIKE PLATE FOR DEADBOLTS ON ALL WOOD FRAME DOORS SHALL BE CONSTRUCTED OF 
AT LEAST SIXTEEN (16) U.S. GAUGE STEEL, BRONZE, OR BRASS AND SECURED TO THE JAMB BY 
A MINIMUM OF TWO SCREWS. 

9. HINGES FOR OUT-SWINGING DOORS SHALL BE EQUIPPED WITH NON-REMOVABLE HINGE PINS 
OR A MECHANICAL INTERLOCK TO PRECLUDE REMOVAL OF THE DOOR FROM THE EXTERIOR BY 
REMOVING THE HINGE PINS. 

10. LOUVERED WINDOWS SHALL NOT BE USED WHEN ANY PORTION OF THE WINDOW IS LESS 
THAN 12 FEET (3658MM) VERTICALLY OR 6 FEET (1829MM) HORIZONTALLY FROM AN 
ACCESSIBLE SURFACE OR ANY ADJOINING ROOF, BALCONY, LANDING, STAIR TREAD, 
PLATFORM, OR SIMILAR STRUCTURE. 

NO. ISSUE DATE

DOOR TYPE - C DOOR TYPE - G



RAYMOND AVE

(E) GRASS AREA

(E) CONCRETE 
DRIVEWAY

(E) GRASS AREA

(E) GRASS AREA

(E) CONCRETE PAD

(E) MULTI FAMILY DWELLING
1,036 SF

(E) GARAGE
274 SF
TO BE DEMOLISHED

(E) LIVING QUATERS
452 SF
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2% SLOPE
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