
AGENDA REPORT

Meeting Date: December 6, 2016

Item Number: F-3

To: Honorable Mayor & City Council

From: Ryan Gohlich, AICP
Assistant Director of Community Development / City Planner

Subject: AN ORDINANCE OF THE CITY OF BEVERLY HILLS AMENDING
BEVERLY HILLS MUNICIPAL CODE SECTIONS §10-3-2509, §10-3-
2409, AND §10-3-100 TO ALLOW DECKS LOCATED AT FINISHED
FIRST FLOOR LEVEL THAT COVER PORTIONS OF DRIVEWAYS
THAT LEAD TO SUBTERRANEAN PARKING AS PERMISSIBLE
ENCROACHMENTS IN REQUIRED SIDE YARDS, STREET SIDE
YARDS, PAD EDGE SETBACKS, AND REAR YARDS IN THE
HILLSIDE AND CENTRAL AREAS OF THE CITY, AND TO
EXPRESSLY EXEMPT THE SUBTERRANEAN SPACE CREATED
BELOW THE DECKS FROM COUNTING AS FLOOR AREA. THE
CITY COUNCIL WILL ALSO CONSIDER ADOPTION OF A
CATEGORICAL EXEMPTION, PURSUANT TO THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT.

Attachments: 1. Ordinance
2. Planning Commission Resolution No. 1784, recommending a

Zone Text Amendment
3. August 25, 2016 Planning Commission Staff Report (without

attachments)
4. Public Notice
5. Architectural Plans

RECOMMENDATION

Staff recommends that the City Council move to waive the full reading of the ordinance and that
the ordinance entitled “AN ORDINANCE OF THE CITY OF BEVERLY HILLS AMENDING
BEVERLY HILLS MUNICIPAL CODE SECTIONS §10-3-2509, §10-3-2409, AND §10-3-100 TO
ALLOW DECKS LOCATED AT FINISHED FIRST FLOOR LEVEL THAT COVER PORTIONS
OF DRIVEWAYS THAT LEAD TO SUBTERRANEAN PARKING AS PERMISSIBLE
ENCROACHMENTS IN REQUIRED SIDE YARDS, STREET SIDE YARDS, PAD EDGE
SETBACKS, AND REAR YARDS IN THE HILLSIDE AND CENTRAL AREAS OF THE CITY,
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December 6, 2016
1011 Lexington Road

AND TO EXPRESSLY EXEMPT THE SUBTERRANEAN SPACE CREATED BELOW THE
DECKS FROM COUNTING AS FLOOR AREA” be introduced and read by title only.

INTRODUCTION

This Ordinance is the result of a request for a Zone Text Amendment associated with a
proposed deck located at the finished first floor level of a residence. The deck would cover
portions of a driveway that leads to subterranean parking, and would encroach in a required
side yard on the property at 1011 Lexington Road. Currently, the Beverly Hills Municipal Code
(BHMC) allows decks over subterranean driveway ramps as a permissible setback
encroachment in the Central Area of the City, but does not afford the same opportunity in the
Hillside Area. Specifically, the zoning code currently allows decks to extend into a required
yard; however, the code does not allow a deck to extend into a required yard if the deck has a
driveway that leads to subterranean parking below it. The proposed Zone Text Amendment
would allow a deck with a driveway underneath it to extend into a required yard. Thus, the
applicant has requested a Zone Text Amendment to amend BHMC §10-3-2509 in order to allow
said decks as permissible encroachments in side yards, street side yards, pad edge setbacks,
and rear yards in the Hillside Area of the City. Additionally, BHMC §10-3-2409 (regarding these
types of decks in the Central Area) would be amended (non-substantively) to ensure it is
consistent with the language proposed for the Hillside Area of the City. Lastly, the Floor Area
definition applicable to single-family residential zones in BHMC §10-3-1 00 would be clarified to
exempt the space created below the proposed decks from being counted as floor area.

The Planning Commission reviewed the proposed project at its August 25, 2016 meeting, and
unanimously adopted Resolution No. 1784 (Attachment 2) recommending the subject Zone Text
Amendment to the City Council.

This report analyzes the proposed Ordinance, with specific analysis on bulk and mass, privacy,
and landscaping. The proposed Ordinance would allow a deck that acts as an extension of
outdoor space that is contiguous with the first floor level of a main residence and that also acts
as a cover to portions of a driveway that leads to subterranean parking to encroach in a required
side yard, Street side yard, pad edge setback, and rear yard in the Hillside Area of the City.
Such decks are currently allowed by-right in the Central Area of the City, and approval of the
Zone Text Amendment would allow these types of decks to be constructed by-right in the
Hillside Area as well. Staff’s analysis concludes that permitting such decks in the Hillside Area
will provide consistency between the regulations in the Central and Hillside Areas of the City, as
well as soften the appearance of unsightly trenches created by excavation for driveways leading
to subterranean parking.
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December 6, 2016
1011 Lexington Road

A draft Ordinance is included as Attachment 1, which, if adopted, would allow the proposed
deck-over-driveway at 101 1 Lexington Road.

BACKGROUND

Applicant Information

Property Owner: Soraiya Hanasab Trust
Project Representative: Harouni-Hafco & Associates
Project Architect: Harouni-Hafco & Associates

Project Description

The proposed Zone Text Amendment is associated with a proposed project on the property
located at 1011 Lexington Road, at the corner of Lexington Road and Woodland Drive, just
above the line of demarcation between the Hillside and Central areas of the City. The site’s
front property line is along Lexington Road and Woodland Drive. The site is surrounded by one-
and two-story single-family homes and measures 29,620 square feet in area. The site was
recently developed with a two-story single-family residence with a basement. Construction of
the new residence is complete.

The proposed project consists of allowing the construction of an outdoor deck located at the
level of the finished first floor of a single family residence. The deck covers portions of a
driveway that leads to subterranean parking, and would encroach in a required side yard. The
project would not add any additional floor area to the site. As part of the Zone Text
Amendment, the floor area definition applicable to single-family residential zones would be
clarified to expressly exempt the subterranean space created below a deck over a driveway
from counting as floor area. Lastly, as recommended by the Planning Commission as a way to
mitigate potential noise and privacy impacts, the Zone Text Amendment language includes a
requirement for a landscape buffer between the deck and any adjacent property.

Requested Entitlements

As proposed, the project requires the following action by the City Council in order to be
constructed:

Zone Text Amendment:
• Amendment of BHMC §10-3-2509 (Permissible Encroachments in Side Yards, Street

Side Yards, Pad Edge Setbacks, and Rear Yards) to allow a deck located at finished first
floor level that covers portions of a driveway that leads to subterranean parking as a
permissible encroachment in a required side yard, street side yard, pad edge setback,
and rear yard in the Hillside Area of the City; and

• Amendment of BHMC §10-3-2409 (Permissible Encroachments in Side Yards, Street
Side Yards, and Rear Yards) to ensure consistency with the language proposed for the
Hillside.

Page 3 of 8



December 6, 2016
1011 Lexington Road

Amendment of BHMC §10-3-100 (Definitions) to expressly exempt the subterranean
space created below a proposed deck from counting as floor area;

Planning Commission Review

At the August 25, 2016 Planning Commission hearing, the Planning Commission spoke in favor
of the deck as a visual enhancement to what otherwise appears as a trench formed by a
driveway leading to subterranean parking. The Commission also expressed concerns over
applying the proposed provision to all single-family properties in the Hillside Area without
changes to the language in order to mitigate potential privacy and noise impacts to adjacent
properties. Consequently, to mitigate impacts, the Planning Commission recommended that the
Zone Text Amendment include a requirement for a substantial landscape buffer between the
deck and any adjacent property. Staff noted during the meeting that the zoning code currently
allows decks to extend into a required yard; however, the code does not allow a deck to extend
into a required yard if the deck has a driveway that leads to subterranean parking below it. The
proposed Zone Text Amendment would allow a deck with a driveway underneath it to extend
into a required yard. The requirement for substantial landscaping between the deck and any
adjacent property would buffer the adjacent neighbor from any potential privacy or noise
impacts arising from the use of the deck. Lastly, the Commission also recommended amending
the existing deck-over-driveway provision for the Central Area to ensure consistency with the
language proposed for the Hillside Area.

Upon approval of the Zone Text Amendment, decks meeting the development standards in the
proposed language would be approved administratively.

General Plan1 Policies

The General Plan includes numerous goals and policies intended to guide development in the
City. Some policies relevant to the City Council’s review of the Project include:

Policy LU 2.1 City Places: Neighborhoods, Districts, and Corridors. Maintain and enhance
the character, distribution, built form, scale, and aesthetic qualities of the City’s distinctive
residential neighborhoods, business districts, corridors, and open spaces.

Policy LU 2.3 Hillside Development. Maintain the natural landforms that define the City and
require that development on hillsides and in canyon areas be located, designed, and scaled to
respect the natural topography and landscape.

Policy LU 2.4 Architectural and Site Design. Require that new construction and renovation of
existing buildings and properties exhibit a high level of excellence in site planning, architectural
design, building materials, use of sustainable design and construction practices, landscaping,
and amenities that contribute to the City’s distinctive image and complement existing
development.

Policy LU 6.2 Housing Character and Design. Require that new, renovated, and additions to
housing be located and designed to maintain the distinguishing characteristics and qualities of
the neighborhoods in which they are located, including prevailing lot sizes, building form, scale,

1 The Beverly Hills General Plan is available online at
http://www.beverlyhills.orcilbusiness/constructionlanduse/oeneralplan/generalplandocument/
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December 6, 2016
101 1 Lexington Road

massing, relationship to street frontages, architectural design, landscaping, property setbacks,
and other comparable elements.

Policy LU 6.3 Housing Scale and Mass. Regulate renovations of and additions to single-family
housing to ensure that they do not adversely alter the contextual scale, mass, and design
qualities of existing structures.

ENVIRONMENTAL ASSESSMENT

This project has been assessed in accordance with the authority and criteria contained in the
California Environmental Quality Act (CEQA, Public Resources Code Sections 21000 et seq.),
the State CEQA Guidelines (California Code of Regulations, Title 14, Sections 15000 et seq.),
and the environmental regulations of the City.

The project appears to qualify for a Class 3 Categorical Exemption pursuant to Section 15303
(New Construction or Conversion of Small Structures) and a Class 5 Categorical Exemption
pursuant to Section 15305 (Minor Alterations in Land Use Limitations). The exemptions are
applicable to projects characterized as construction of new, small structures accessory to a
residence, as well as minor changes in land use limitations such as the amendment to the
zoning code to allow decks located at finished first floor level that cover portions of driveways
that lead to subterranean parking as permissible encroachments in required side yards, street
side yards, pad edge setbacks, and rear yards in the Hillside Area of the City. Furthermore,
allowing such decks in the Hillside would not result in additional grading as driveways that lead
to subterranean parking are currently allowed structures in the Hillside, and the proposed decks
would be covering the already-approved driveway structures. Therefore, the project has been
determined not to have a significant environmental impact and could qualify for the exemption
from the provisions of CEQA as noted above.

PUBLIC NOTICE AND COMMENTS

Public notice was provided for the City Council hearing in the form of newspaper publication,
site posting, and direct mailing. Newspaper notices ran in the Beverly Hills Courier on Friday,
November 25 and the Beverly Hills Weekly on Thursday, December 1. The Planning
Commission also held a duly noticed public hearing on August 25, 2016 where the applicant’s
representative provided oral comments regarding the history of the request. The applicant’s
representative discussed that they had originally supported the Zone Text Amendment when the
City began the process of amending the Central Area single-family development standards. At
the time, the applicant was not aware that the adopted provision would not apply to the subject
property which is located in the Hillside Area. As of the writing of this report, staff has not
received any additional written comments on this matter.

Page 5 of 8



December 6, 2016
1011 Lexington Road

ANALYSIS2

Adoption, alteration, or denial of the proposed Zone Text Amendment is based upon whether
the Zone Text Amendment will result in a benefit to the public interest, health, safety, morals,
peace, comfort, convenience, or general welfare. The draft Ordinance in Attachment 1 to this
report contains draft language that may be used to guide the Council’s deliberation on the
subject project.

The following analysis describes the different elements and prior city actions related to the Zone
Text Amendment regarding decks located at finished floor level that cover portions of driveways
that lead to subterranean parking as permissible encroachments in required side yards, Street
side yards, pad edge setbacks, and rear yards in the Hillside Area of the City.

Zoning regulations currently do not have any provisions to allow these decks on single-family
properties in the Hillside Area of the City. These types of decks became allowed in the Central
Area as part of an ordinance developed in response to City Council direction to consider
amendments to the Central Area single-family development standards in order to address
concerns related to bulk and mass. The Zone Text Amendment to allow such decks in the
Central Area was approved to allow property owners to cover portions of driveways and
provide hardscape or landscaping on this area, with the aim of creating a better appearance as
viewed from the street and a better experience for the adjacent neighbor who would no
longer be directly adjacent to a concrete trench and ramp leading to the neighbor’s basement.

Prior to the Zone Text Amendment for the Central Area, a covered driveway ramp met the
zoning code definition of basement and was, therefore, not permitted as an encroachment in
the side setback. Allowing such decks as an encroachment in required yards was not only
consistent with a two-foot-wide side setback landscape requirement recommended by the
consultants and later adopted by City Council, but it also worked in tandem with the City’s
efforts to provide options for off-street parking solutions that do not contribute to bulk and mass.
Facilitating subterranean parking would not contribute to bulk and mass because an additional
structure to house additional parking would not need to be constructed, and covering the
access to the subterranean parking level would allow for a residence to continue to appear as a
two-story structure rather than a three-story structure when viewed from the street or from
neighboring properties.

The proposed Zone Text Amendment would allow such decks, which are already allowed
structures in the Central Area of the City, to be allowed in the Hillside Area of the City, thereby
extending the opportunity to screen unsightly trenches caused by driveways to subterranean
parking to the Hillside Area. The Zone Text Amendment would create the following provision
which would allow such decks to constitute permissible encroachments in required side yards,
street side yards, pad edge setbacks, and rear yards of a single-family home, thereby allowing
the decks to be built by-right, without requiring a discretionary entitlement:

Decks located at finished first floor level, covering portions of a driveway that leads
directly to subterranean parking for residences, provided, further, that required handrails

2 The information provided in this section is based on analysis prepared by the report author prior to the
public hearing. The City Council, in its review of the administrative record and based on public
testimony, may reach a different conclusion from that presented in this report and may choose to make
alternate findings. A change to the findings may result in a final action that is different from the staff
recommended action in this report.
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for such elements shall not extend more than forty two inches (42’) above the deck floor
level and that the length of the deck shall be limited to 24’ or the width of the opening
into the subterranean parking, whichever is less, provided that a substantial landscape
buffer is provided between the deck and any adjacent property;3

Subsequent to the adoption of the Central Area single-family development standards two years
ago, staff identified needed clarifications to the language for improved implementation of the
intent of the provision. This ordinance captures the needed clarifications for the language in
both the Hillside and Central Areas of the City.

As mentioned previously, the Planning Commission recommended that the existing language
for the Central Area be amended to match the proposed language for the Hillside Area for
continuity. Staff and the Planning Commission also recommended that the floor area definition
in BHMC 10-3-100 be clarified to exempt the subterranean space created below the proposed
decks from counting as floor area as the decks would be a feature that would both reduce the
visual impacts created from excavation for subterranean parking as well as reduce bulk and
mass. Unlike in the Central Area of the City, floor area in the Hillside Area of the City is
categorized by both above grade floor area—which exempts basement square footage as well
as up to 400 square feet of garage area per the definition in BHMC 10-3-100—and “cumulative
floor area”—which includes all above grade floor area and below grade square footage
(basements), with basement floor area exemptions for up to 1,600 square feet of basement
garage area and up to 300 square feet of basement mechanical area per BHMC 10-3-2502B.
In the Hillside, the subterranean space created below the proposed decks would be exempt
from both floor area calculations.

Based on this analysis, staff believes that the proposed Zone Text Amendment will provide
consistency between the regulations pertaining to single-family properties located in the Central
Area and to those pertaining to single-family properties in the Hillside Area, compliment City
measures that address bulk and mass, and provide an attractive option for capping driveways
that lead to subterranean parking.

FISCAL IMPACT

No fiscal impact to the City is anticipated from a Council decision on this matter.

Note: Since the Planning Commission hearing staff has made minor non-substantive wording changes to clarif’ the
recommended language. The wording “width of the deck” was modified to “length of the deck” and the wording
“opening of the driveway” was modified to “width of the opening to the subterranean parking”.
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RECOMMENDED ACTION

Staff recommends that the City Council move to waive the full reading of the Ordinance and that
the ordinance entitled “AN ORDINANCE OF THE CITY OF BEVERLY HILLS AMENDING
BEVERLY HILLS MUNICIPAL CODE SECTIONS §10-3-2509, §10-3-2409, AND §10-3-100 TO
ALLOW DECKS LOCATED AT FINISHED FIRST FLOOR LEVEL THAT COVER PORTIONS
OF DRIVEWAYS THAT LEAD TO SUBTERRANEAN PARKING AS PERMISSIBLE
ENCROACHMENTS IN REQUIRED SIDE YARDS, STREET SIDE YARDS, PAD EDGE
SETBACKS, AND REAR YARDS IN THE HILLSIDE AND CENTRAL AREAS OF THE CITY,
AND TO EXPRESSLY EXEMPT THE SUBTERRANEAN SPACE CREATED BELOW THE
DECKS FROM COUNTING AS FLOOR AREA” be introduced and read by title only.

Susan Healy Keene, AICP
Director of Community Development

Approved By
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ORDINANCE



ORDINANCE NO. 16-0-

AN ORDINANCE Of THE CITY Of BEVERLY HILLS
AMENDING BEVERLY HILLS MUNICIPAL CODE
SECTIONS §10-3-2509, §10-3-2409, AND §10-3-100 TO
ALLOW DECKS LOCATED AT FINISHED fIRST FLOOR
LEVEL THAT COVER PORTIONS Of DRIVEWAYS THAT
LEAD TO SUBTERRANEAN PARKING AS PERMISSIBLE
ENCROACHMENTS IN REQUIRED SIDE YARDS, STREET
SIDE YARDS, PAD EDGE SETBACKS, AND REAR YARDS
IN THE HILLSIDE AND CENTRAL AREAS OF THE CITY,
AND TO EXPRESSLY EXEMPT THE SUBTERRANEAN
SPACE CREATED BELOW THE DECKS FROM COUNTING
AS FLOOR AREA.

THE CITY COUNCIL OF THE CITY OF BEVERLY HILLS HEREBY ORDAINS AS

FOLLOWS:

Section 1. On August 25, 2016, the Planning Commission held a duly noticed public

hearing after which it adopted Resolution No. 1784, recommending that the City Council amend

portions of Title 10 (Planning and Zoning) of the Beverly Hills Municipal Code to include

provisions related to allowing decks located at finished first floor level that cover portions of

driveways that lead to subterranean parking as permissible encroachments in required side yards,

street side yards, pad edge setbacks, and rear yards in the Hillside Area of the City, to ensure

consistency with the existing provision that allows said decks in the Central Area of the City, and

to exempt the subterranean space created below the decks from counting as floor area

(collectively, the “Amendments”). On December 6, 2016, the City Council held a duly noticed

public hearing, received public testimony, and thereafter introduced this Ordinance.

Section 2. This Ordinance and the Amendments were assessed in accordance with

the authority and criteria contained in the California Environmental Quality Act (CEQA), the
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State CEQA Guidelines, and the environmental regulations of the City. The adoption and

implementation of the Amendments would allow the construction of new, small structures

accessory to a residence, as well as minor changes in land use limitations such as the amendment

to the zoning code to allow decks located at finished first floor level that cover portions of

driveways that lead to subterranean parking as permissible encroachments in required side yards,

street side yards, pad edge setbacks, and rear yards in the Hillside Area of the City. furthermore,

allowing such decks in the Hillside would not result in additional grading as driveways that lead

to subterranean parking are currently allowed structures in the Hillside, and the proposed decks

would be covering the already-approved driveway structures. Therefore, the City Council finds

that the Amendments are exempt from CEQA pursuant to Section 15303 (New Construction or

Conversion of Small Structures) and Section 15305 (Minor Alterations in Land Use Limitations).

Section 3. The Amendments are consistent with the objectives, principles, and

standards of the General Plan. General Plan Policy Land Use “2.1 City Places: Neighborhoods,

Districts, and Corridors” encourages the maintenance and enhancement of the character,

distribution, built form, scale, and aesthetic qualities of the City’s distinctive residential

neighborhoods, business districts, corridors, and open spaces. General Plan Policy Land Use

“2.3 Hillside Development” requires that natural landforms that define the City be maintained

and that development on hillsides and in canyon areas be located, designed, and scaled to respect

the natural topography and landscape. Furthermore, General Plan Policy Land Use “2.4

Architectural and Site Design” requires that new construction and renovation of existing

buildings and properties exhibit a high level of excellence in site planning, architectural design,

building materials, use of sustainable design and construction practices, landscaping, and

amenities that contribute to the City’s distinctive image and complement existing development.
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Additionally, General Plan Policy Land Use “6.2 Housing Character and Design” requires that

new, renovated, and additions to housing be located and designed to maintain the distinguishing

characteristics and qualities of the neighborhoods in which they are located, including prevailing

lot sizes, building form, scale, massing, relationship to street frontages, architectural design,

landscaping, property setbacks, and other comparable elements. Lastly, General Plan Policy

Land Use “6.3 Housing Scale and Mass” encourages the regulation of renovations and additions

to single-family housing to ensure that they do not adversely alter the contextual scale, mass, and

design qualities of existing structures.

Section 4. The City Council hereby amends Section 10-3-2509 of Article 25 of

Chapter 3 of Title 10 of the Beverly Hills Municipal Code by adding one new permissible

encroachment as subsection L of Section 10-3-2509 with all other provisions remaining in effect

without amendment:

“L. Decks located at finished first floor level, covering portions of a driveway that leads

directly to subterranean parking for residences, provided, further, that required

handrails for such elements shall not extend more than forty two inches (42’) above

the deck floor level and that the length of the deck shall be limited to 24’ or the width

of the opening into the subterranean parking, whichever is less, provided that a

substantial landscape buffer is provided between the deck and any adjacent property.”

Section 5. The City Council hereby amends subsection D of Section 10-3-2409 of

Article 24 of Chapter 3 of Title 10 of the Beverly Hills Municipal Code with all other provisions

remaining in effect without amendment:
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“D. Decks located at finished first floor level, covering portions of a driveway ramps

that leads directly to subterranean parking for residences, provided, further, that

required handrails for such elements shall not extend more than forty two inches (42”)

above the deck floor level and that the length of the deck shall be limited to 24’ or the

width of the opening into the subterranean parking, whichever is less, provided that a

substantial landscape buffer is provided between the deck and any adjacent property.”

Section 6. The City Council hereby amends Section 10-3-100 of Article 1 of Chapter

3 of Title 10 of the Beverly Hills Municipal Code by clarifying that the subterranean space

created below the proposed decks is exempt from counting as floor area. Additionally, the City

Council also amends this section by listing the floor area exemptions under the single-family

residential zone floor area definition. All other definitions in the section remain unchanged.

The “floor Area” definition applicable to the single-family residential zone (Subsection B of the

definition) is amended to read as follows:

“B. Single-family residential zone: “Floor area” shall mean the area of all portions of

floors and levels which have a roof or floor level above and are enclosed by exterior walls by

more than fifty percent (5 0%). Further, “floor area” shall include the area of that portion of an

upper level not separated from a lower level by a floor/ceiling assembly, but shall not include

basements, crawl spaces, up to four hundred (400) square feet of garage area, and the space

created below a deck located at the finished first floor level of a residence that extends over a

driveway that leads to subterranean parking.

For the purposes of determining floor area in a single-family residential zone, “basement”

shall mean any floor level below a story which has a finished floor level that is a maximum of
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three feet (3’) above grade at any point along the perimeter of the building facing a front or street

side setback line and which has no windows exceeding eighteen inches (18”) above grade at any

point along such perimeter of the building. A basement may extend beyond the perimeter of the

building provided that such portion of the basement is below the natural grade. For the purpose

of determining whether a floor level is a basement, grade shall be defined as it is defined in

California Building Code as adopted and amended in title 9 of this code.”

Section 7. Severability. If any section, subsection, subdivision, sentence, clause,

phrase, or portion of this Ordinance or the application thereof to any person or place, is for any

reason held to be invalid or unconstitutional by the final decision of any court of competent

jurisdiction, the remainder of this Ordinance shall be and remain in full force and effect.

Section 8. Publication. The City Clerk shall cause this Ordinance to be published at

least once in a newspaper of general circulation published and circulated in the City within

fifleen (15) days after its passage in accordance with Section 36933 of the Government Code,

shall certify to the adoption of this Ordinance, and shall cause this Ordinance and his

certification, together with proof of publication, to be entered in the Book of Ordinances of the

Council of this City.
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Section 9. Effective Date. This Ordinance shall go into effect and be in full force

and effect at 12:01 a.m. on the thirty-first (3 1st) day after its passage.

Adopted:
Effective:

ATTEST:

BYRON POPE
City Clerk

(SEAL)

JOFTh.T A. MIRISCH
Mayor of the City of
Beverly Hills, California

APPROVED AS TO FORM:

MJ
LAURENCE S. WIENER
City Attorney

2012110.4

APPROVED AS TO CONTENT:

MAHDI ALUZRI
City Manager

of Community Development

-6-



ATTACHMENT 2

PLANNING COMMISSION RESOLUTION No. 1784,

RECOMMENDING A ZONE TEXT AMENDMENT



RESOLUTION NO. 1784

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF BEVERLY HILLS
RECOMMENDING ADOPTION Of AN ORDINANCE
OF THE CITY OF BEVERLY HILLS AMENDING
BEVERLY HILLS MUNICIPAL CODE SECTIONS 10-3-
2509, 10-3-2409, AND 10-3-100 REGARDING DECKS
THAT COVER PORTIONS OF DRIVEWAYS THAT
LEAD TO SUBTERRANEAN PARKING AS
PERMISSIBLE ENCROACHMENTS IN REQUIRED
SIDE YARDS, STREET SIDE YARDS, PAD EDGE
SETBACKS, AND REAR YARDS IN THE HILLSIDE
AREA OF THE CITY.

WHEREAS, the Planning Commission has considered the proposed amendment

to the City of Beverly Hills Municipal Code, as set forth and attached hereto as Exhibit A and

more fully described below (the “Amendment”); and

WHEREAS, the Planning Commission conducted a duly noticed public hearing

on August 25, 2016, at which time it received oral and documentary evidence relative to the

proposed Amendment; and

WHEREAS, the Planning Commission finds that the proposed Amendment will

result in a benefit to the public interest, health, safety, morals, peace, comfort, convenience, or

general welfare, and that such Amendment is consistent with the general objectives, principles,

and standards of the General Plan,

NOW, THEREFORE, the Planning Commission of the City of Beverly Hills does

resolve as follows:



Section 1. The Amendment has been environmentally reviewed pursuant to

the provisions of the California Environmental Quality Act (Public Resources Code Sections

21000, et seq. (“CEQA”)), the State CEQA Guidelines (California Code of Regulations, Title 14,

Sections 1 5000, et seq. (hereafter the “Guidelines”)), and the environmental regulations of the

City. The Planning Commission finds that adoption of the Amendment will not have a

significant environmental impact and is exempt from CEQA pursuant to Sections 15305 (Class

5) and 15303 (Class 3) of Title 14 of the California Code of Regulations. The Class 5

exemption is applicable to the Amendment because the Amendment results in minor changes in

land use limitations and applies to properties with an average slope not exceeding 20%.

Additionally, the Class 3 exemption is applicable to the Amendment because the project involves

the construction of new, small structures accessory to a residence. Thus, the Planning

Commission hereby finds that the Amendment is exempt from CEQA pursuant to CEQA

Guidelines Sections 15305 and 15303,

Section 2. The Planning Commission does hereby find that the proposed

Zone Text Amendment is intended to apply a development standard approved to address issues

of bulk and mass in the Central Area to single-family residential properties in the Hillside Area

by allowing decks that can include landscaping to cover portions of driveways that lead to

subterranean parking as permissible encroachments in a side yard, street side yard, pad edge

setback, and rear yard. This is accomplished by allowing building permits to be issued for said

decks located in the Hillside Area of the City. For these reasons, the Amendment serves to

benefit the public interest, health, safety, morals, peace, comfort, convenience, and general

welfare of the public.



Section 3. The Planning Commission does hereby recommend to the City

Council the adoption of an ordinance approving and enacting the proposed Amendment

substantially as set forth in Exhibit A, which is attached hereto and incorporated herein by

reference.

Section 4. The Secretary of the Planning Commission shall certify to the

passage, approval, and adoption of this resolution, and shall cause this resolution and his/her

Certification to be entered in the Book of Resolutions of the Planning Commission of the City.

Adopted: August 25, 2016

shid Jo Shooshani
Chair of the Planning Commission of the
City of Beverly Hills, California

Attest:

Secretary of the Planning Commission

Approved as to form: Approved as to content:

______

David M. Snow Ryan,Ø1ich, MCP
Assistant City Attorney Assit Directori’ City Planner

Community Development Department
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[DRAFT] ORDINANCE NO. 16-0-

AN ORDINANCE Of THE CiTY Of BEVERLY HILLS
AMENDING BEVERLY HILLS MUNICIPAL CODE
SECTIONS §10-3-2509, § 10-3-2409, AND §10-3-100 TO
ALLOW DECKS LOCATED AT FINISHED FIRST FLOOR
LEVEL THAT COVER PORTIONS OF DRIVEWAYS THAT
LEAD TO SUBTERRANEAN PARKING AS PERMISSIBLE
ENCROACHMENTS IN REQUIRED SIDE YARDS, STREET
SIDE YARDS, PAD EDGE SETBACKS, AND REAR YARDS
IN THE HILLSIDE AND CENTRAL AREAS OF THE CITY,
AND TO EXPRESSLY EXEMPT THE SUBTERRANEAN
SPACE CREATED BELOW THE DECKS FROM COUNTING
AS FLOOR AREA.

THE CITY COUNCIL Of THE CITY Of BEVERLY HILLS HEREBY ORDAINS AS

FOLLOWS:

Section 1. On August 25, 2016, the Planning Commission held a duly noticed public

hearing after which it adopted Resolution No, , recommending that the City Council amend

portions of Title 10 (Planning and Zoning) of the Beverly Hills Municipal Code to include

provisions related to allowing decks located at finished first floor level that cover portions of

driveways that lead to subterranean paricing as permissible encroachments in required side yards,

street side yards, pad edge setbacks, and rear yards in the Hillside Area of the City, to ensure

consistency with the existing provision that allows said decks in the Central Area of the City, and

to exempt the subterranean space created below the decks from counting as floor area

(collectively, the “Amendments”). On

__________,

the City Council held a duly noticed public

hearing, received public testimony, and thereafter introduced this Ordinance.

Section 2. This Ordinance and the Amendments were assessed in accordance with

the authority and criteria contained in the California Environmental Quality Act (CEQA), the
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State CEQA Guidelines, and the environmental regulations of the City. The adoption and

implementation of the Amendments would allow the construction of new, small structures

accessory to a residence, as well as minor changes in land use limitations such as the amendment

to the zoning code to allow decks located at finished first floor level that cover portions of

driveways that lead to subterranean parking as permissible encroachments in required side yards,

street side yards, pad edge setbacks, and rear yards in the Hillside Area of the City. Furthermore,

allowing such decks in the Hillside would not result in additional grading as driveways that lead

to subterranean parking are currently allowed structures in the Hillside, and the proposed decks

would be covering the already-approved driveway structures. Therefore, the City Council finds

that the Amendments are exempt from CEQA pursuant to Section 15303 (New Construction or

Conversion of Small Structures) and Section 15305 (Minor Alterations in Land Use Limitations).

Section 3. The Amendments are consistent with the objectives, principles, and

standards of the General Plan. General Plan Policy Land Use “2.1 City Places: Neighborhoods,

Districts, and Corridors” encourages the maintenance and enhancement of the character,

distribution, built form, scale, and aesthetic qualities of the City’s distinctive residential

neighborhoods, business districts, corridors, and open spaces. General Plan Policy Land Use

“23 Hillside Development” requires that natural landforms that define the City be maintained

and that development on hillsides and in canyon areas be located, designed, and scaled to respect

the natural topography and landscape. Furthermore, General Plan Policy Land Use “24

Architectural and Site Design” requires that new construction and renovation of existing

buildings and properties exhibit a high level of excellence in site planning, architectural design,

building materials, use of sustainable design and construction practices, landscaping, and

amenities that contribute to the City’s distinctive image and complement existing development.



Additionally, General Plan Policy Land Use “6.2 Housing Character and Design” requires that

new, renovated, and additions to housing be located and designed to maintain the distinguishing

characteristics and qualities of the neighborhoods in which they are located, including prevailing

lot sizes, building form, scale, massing, relationship to street frontages, architectural design,

landscaping, property setbacks, and other comparable elements. Lastly, General Plan Policy

Land Use “6.3 Housing Scale and Mass” encourages the regulation of renovations and additions

to single-family housing to ensure that they do not adversely alter the contextual scale, mass, and

design qualities of existing structures.

Section 4. The City Council hereby amends Section 10-3-2509 of Article 25 of

Chapter 3 of Title 10 of the Beverly Hills Municipal Code by adding one new permissible

encroachment with all other permissible encroachments listed in the section remaining

unchanged. The term “Decks located at finished first floor level, covering portions of a

driveway that leads directly to subterranean parking for residences, provided, further, that

required handrails for such elements shall not extend more than forty two inches (42”) above the

deck floor level and that the width of the deck shall be limited to 24’ or the opening of the

driveway, whichever is less provided that a substantial landscape buffer is provided between the

deck and any adjacent property” is added at the end of the list of permissible encroachments in

side yards, street side yards, pad edge setbacks, and rear yards as subsection L of Section 10-3-

2509 with all other provisions remaining in effect without amendment:

L. Decks located at finished first floor level, covering portions of a driveway that leads

directly to subterranean parking for residences, provided, further, that required

handrails for such elements shall not extend more than forty two inches (42”) above

the deck floor level and that the width of the deck shall be limited to 24’ or the
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opening of the driveway, whichever is less provided that a substantial landscape

buffer is provided between the deck and any adjacent property;

Section 5. The City Council hereby amends subsection D of Section 10-3-2409 of

Article 24 of Chapter 3 of Title 10 of the Beverly Hills Municipal Code with all other provisions

remaining in effect without amendment:

“D. Decks located at finished first floor level, covering portions of a driveway ramps

that leads directly to subterranean parking for residences, provided, further, that

required handrails for such elements shall not extend more than forty two inches (42”)

above the deck floor level and that the width of the deck shall be limited to 24’ or the

opening of the driveway, whichever is less provided that a substantial landscape buffer

is provided between the deck and any adjacent property.”

Section 6. The City Council hereby amends Section 10-3-100 of Article 1 of Chapter

3 of Title 10 of the Beverly Hills Municipal Code by clarifying that the subterranean space

created below the proposed decks is exempt from counting as floor area. Additionally, the City

Council also amends this section by listing the floor area exemptions under the single-family

residential zone floor area definition. All other definitions in the section remain unchanged.

The “Floor Area” definition applicable to the single-family residential zone (Subsection B of the

definition) is amended to read as follows:

“B. Single-family residential zone: “Floor area” shall mean the area of all portions of

floors and levels which have a roof or floor level above and are enclosed by exterior walls by

more than fifty percent (50%). Further, “floor area” shall include the area of that portion of an
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upper level not separated from a lower level by a floor/ceiling assembly, but shall not include

basements, crawl spaces, up to four hundred (400) square feet of garage area, and the space

created below a deck located at the finished first floor level of a residence that extends over a

driveway that leads to subterranean parking.

For the purposes of determining floor area in a single-family residential zone, “basement”

shall mean any floor level below a story which has a finished floor level that is a maximum of

three feet (3’) above grade at any point along the perimeter of the building facing a front or street

side setback line and which has no windows exceeding eighteen inches (18”) above grade at any

point along such perimeter of the building. A basement may extend beyond the perimeter of the

building provided that such portion of the basement is below the natural grade. For the purpose

of determining whether a floor level is a basement, grade shall be defined as it is defined in

California Building Code as adopted and amended in title 9 of this code.”

Section 7. Severability. If any section, subsection, subdivision, sentence, clause,

phrase, or portion of this Ordinance or the application thereof to any person or place, is for any

reason held to be invalid or unconstitutional by the final decision of any court of competent

jurisdiction, the remainder of this Ordinance shall be and remain in full force and effect.

Section 8. Publication. The City Clerk shall cause this Ordinance to be published at

least once in a newspaper of general circulation published and circulated in the City within

fifteen (15) days after its passage in accordance with Section 36933 of the Government Code,

shall certify to the adoption of this Ordinance, and shall cause this Ordinance and his

certification, together with proof of publication, to be entered in the Book of Ordinances of the

Council of this City.
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Section 9 Effective Date. This Ordinance shall go into effect and be in full force

and effect at 12:01 a.m, on the thirty-first (31st) day after its passage.

Adopted:
Effective:

JOHN A. MRISCH
Mayor of the City of
Beverly Hills, California

ATTEST:

__________________________(SEAL)

BYRON POPE
City Clerk

APPROVED AS TO FORM: APPROVED AS TO CONTENT:

LAURENCE S. WIENER MAHDI ALUZRI
City Attorney City Manager

SUSAN HEALY KEENE
Director of Community Development

2012110.2
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BRLY
City of Beverly Hills

Planning Division
455 N. Rexford Drive Beverly Hille, CA 90210

TEL (310) 285-1141 FAX. (310) 858-5966

Planning Commission Report

August 25, 2016Meeting Date:

Subject:

Project Applicant: Soraiya Hanasab
Representative: Harouni-Hafco & Associates

Recommendation: That the Planning Commission:
1. Conduct a public hearing and receive testimony on the project; and
2. Adopt the attached resolution recommending that the City Council adopt

a Zone Text Amendment.

REPORT SUMMARY
The applicant requests a Zone Text Amendment to allow the construction of an at-grade deck
that covers a portion of a driveway that leads to subterranean parking to be located in a required
side yard at a single-family residential property at 1011 Lexington Road. Currently, the Beverly
Hills Municipal Code (BHMC) allows these types of decks as a permissible encroachment in the
Central Area of the City, but does not afford the same opportunity in the Hillside Area. Thus, the
applicant has requested a Zone Text Amendment to amend BHMC §10-3-2509 in order to allow
said decks as permissible encroachments in side yards, street side yards, pad edge setbacks,
and rear yards in the Hillside Area of the City. Additionally, BHMC §10-3-2409 (regarding these
types of decks in the Central Area) would be amended to ensure consistency with the language
proposed for the Hillside Area of the City. Lastly the Floor Area definition applicable to a single-
family residential zone in BHMC §10-3-100 would be clarified to exempt the space created
below the proposed decks from being counted as floor area. This report analyzes key project
components including scale and mass, privacy, landscaping, and the merits of the proposed
zone text amendment. Based on the analysis contained in this report, the proposed
amendments are not anticipated to result in any significantly adverse impacts, and the
recommendation in this report is for approval of the amendments.

Attachment(s):
A. Required Findings
B. Draft Resolution and Ordinance
C. Public Notice
D. Architectural Plans (Provided as a Separate Attachment)

1011 Lexington Road
Zone Text Amendment
Request for a Zone Text Amendment to allow the construction of decks that
cover portions of driveways that lead to subterranean parking to be located
in required side yards, street side yards, pad edge setbacks, and rear yards
at single-family residences located in the Hillside Area of the City. Pursuant
to the provisions set forth in the California Environmental Quality Act
(CEQA), the Planning Commission will also consider adoption of a
Categorical Exemption for this project.

Report Author and Contact Information:
Cynthia de Ia Torte

(310) 285-1195
cdelatorre@bevetlyhills.otg
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BACKGROUND
File Date 9/1/2015
Application 10/1/2015
Complete
Subdivision N/A
Deadline
CEQA Deadline 60 days from CEQA Determination
CEQA Class 3 Categorical Exemption for construction of new, small structures
Determination accessory to a residence and a Class 5 Categorical Exemption for

amendments resulting in minor changes in land use limitations
pertaining to decks that cover portions of driveways that lead to
subterranean parking in areas with an average slope of less than 20%,
which do not result in any changes to land use or density.

Permit Streamlining Take action on project within 60 days of CEQA determination

Applicant(s) Soraiya Hanasab
Owner(s) Soraiya Hanasab Trust
Representative(s) Harouni-Hafco & Associates

Prior PC Action None
Prior Council Action None

PROPERTY AND NEIGHBORHOOD SETTING
Property Information
Address 1011 Lexington Road
Assessor’s Parcel 4350-011-012
No.
Zoning District R-1.X
General Plan Low Density Single-Family Residential
Existing Land Use(s) Single-Family Residential
Lot Dimensions & Irregularly-shaped lot with a site area of approximately 29,620 square
Area feet
Year Built New single-family residence is under construction
Historic Resource None
Protected None that will be affected by the project
Trees/Grove

Adiacent Zoning and Land Uses
North R-1 .X — Single-Family Residential
East R-1 .X — Single Family Residential
South R-1 ,X— Single-Family Residential
West R-1 .X — Single-Family Residential

Circulation and Parking
Adjacent Street(s) On the corner of Lexington Road and Woodland Drive
Adjacent Alleys None
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Parkways &
Sidewalks
Parking Restrictions

Neatest Intersection

Lexington Road — North Parkway: 14’; Woodland Drive — West
Parkway: 2.5’
Overnight parking is prohibited; no daytime parking restrictions on
Lexington Road or Woodland Drive
Lexington Road and Woodland Drive

Neighborhood Character
The project site is located on Lexington Road, at the corner of Lexington Road and Woodland
Drive, just above the line of demarcation between the Hillside and Central areas of the City.
The site’s front property line is along Lexington Road and Woodland Drive. The site is
surrounded by one- and two-story single-family homes and measures 29,620 square feet. Due
to its size, the property is considered an estate property. The site is currently being developed
with a two-story single-family residence with a basement. Construction of the new residence is
almost complete.

S

Site Looking North
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PROJECT DESCRIPTION
The proposed project consists of allowing the construction of a deck located at the finished first
floor level of a residence that covers portions of a driveway that leads to subterranean parking
to encroach in a required side yard. The deck would act as an extension of the finished first
floor level of the main residence. Said decks are currently allowed in the Central Area of the
City, and approval of the zone text amendment would allow these types of decks in the Hillside
Area as well. The project would not add any additional floor area to the site—the floor area
definition applicable to single-family residential zones would be clarified to expressly exempt the
subterranean space created below the proposed decks from counting as floor area. A summary
of relevant development standards is provided in the table below:

ALLOWED! APPROVEDREGULATIONS REQUIRED

Height 30’ 27.5’

Front Setback 25’ 36’-6”

Side Setback I 7—2” 1 7’—2”(West)

Side Setback I 7’-2” 22’(East)

Rear Setback 20’ 65’

Bedrooms N/A 6

6 spaces in
the basement;Parking 4 spaces 2 spaces in 2-

car garage
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Required Approvals. As proposed, the project requires the following approvals in order to be
established:

• Zone Text Amendment: The zoning code currently does not contain a provision to
allow decks located at finished first floor level that cover portions of driveways that lead
to subterranean parking as permissible encroachments in required side yards, street
side yards, pad edge setbacks, and rear yards on single-family residences located in the
Hillside Area of the City. This request would amend BHMC §10-3-2509 to allow said
decks as an encroachment in the Hillside Area of the City. BHMC §10-3-2409, which is
applicable to single-family residences in the Central Area, would also be amended to
ensure consistency with the language proposed for the Hillside. Lastly, the floor area
definition applicable to a single-family residential zone in BHMC §10-3-100 would be
clarified to expressly exempt the subterranean space created below the proposed decks
from counting as floor area.

GENERAL PLAN1 POLICIES
The General Plan includes goals and policies intended to help guide development in the City.
Some policies relevant to the Planning Commission’s review of the project include:

• Policy LU 2.1 City Places: Neighborhoods, Districts, and Corridors. Maintain and
enhance the character, distribution, built form, scale, and aesthetic qualities of the City’s
distinctive residential neighborhoods, business districts, corridors, and open spaces.

• Policy LU 2.3 Hillside Development. Maintain the natural landforms that define the City
and require that development on hillsides and in canyon areas be located, designed, and
scaled to respect the natural topography and landscape.

• Policy LU 2.4 Architectural and Site Design. Require that new construction and
renovation of existing buildings and properties exhibit a high level of excellence in site
planning, architectural design, building materials, use of sustainable design and
construction practices, landscaping, and amenities that contribute to the City’s distinctive
image and complement existing development.

• Policy LU 6.2 Housing Character and Design. Requite that new, renovated, and
additions to housing be located and designed to maintain the distinguishing
characteristics and qualities of the neighborhoods in which they are located, including
prevailing lot sizes, building form, scale, massing, relationship to street frontages,
architectural design, landscaping, property setbacks, and other comparable elements.

• Policy LU 6.3 Housing Scale and Mass. Regulate renovations of and additions to
single-family housing to ensure that they do not adversely alter the contextual scale,
mass, and design qualities of existing structures.

1 Available online at http:llwww.beverlvhills.pra/services/olanninp dMsion/general DlanlpenDlan.asD
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ENVIRONMENTAL ASSESSMENT
The Project has been assessed in accordance with the authority and criteria contained in the
California Environmental Quality Act (CEQA, Public Resources Code Sections 21000, et seq.),
the State CEQA Guidelines (California Code of Regulations, Title 14, Sections 15000, et seq.)
and the environmental regulations of the City. The project qualifies for a Class 3 Categorical
Exemption pursuant to Section 15303 (New Construction or Conversion of Small Structures)
and a Class 5 Categorical Exemption pursuant to Section 15305 (Minor Alterations in Land Use
Limitations). The exemptions are applicable to projects characterized as construction of new,
small structures accessory to a residence, as well as minor changes in land use limitations such
as the amendment to the zoning code to allow decks located at finished first floor level that
cover portions of driveways that lead to subterranean parking as permissible encroachments in
required side yards, street side yards, pad edge setbacks, and rear yards in the Hillside Area of
the City. Furthermore, allowing such decks in the Hillside would not result in additional grading
as driveways that lead to subterranean parking are currently allowed structures in the Hillside,
and the proposed decks would be covering the already-approved driveway structures.
Therefore, the project has been determined not to have a significant environmental impact and
could qualify for the exemptions from the provisions of CEQA as noted above.

PUBLIC OUTREACH AND NOTIFICATION
Type of Notice

Posted Notice
(agenda)
Newspaper Notice

Mailed Notice (Owners
& Occupants - 500’
Radius + block-face for
the properties in the
Central Area)
Property Posting
Website

Public Comment
As of the writing of this report, staff received a call from a neighbor at 1010 Woodland Drive who
requested additional information about the proposal.

Required
Period
3 Days

Required
Notice Date
8/22/2016

Actual Notice Date

10 Days

Actual Period

8/18/2016 7 Days

8/12/2016 8/12/2016 (Beverly
Hills Courier)

8/18/2016 (The
Weekly)

8/15/201610 Days 8/1512016

13 Days

10 Days

10 Days 8/15/2016
N/A N/A

8/15/2016
8/18/2016

10 Days
7 Days
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ANALYSIS2
Project approval, conditional approval or denial is based upon specific findings for each
discretionary application requested by the applicant. The specific findings that must be made in
order to approve the project are provided as Attachment A to this report, and may be used to
guide the Planning Commission’s deliberation of the subject project.

In reviewing the requested entitlement, the Commission may wish to consider the following
information as it relates to the project and required findings:

Zone Text Amendment. The proposed zone text amendment would create a provision
in the code that would allow decks located at finished first floor level that cover portions
of driveways that lead to subterranean parking as permissible encroachments in
required side yards, street side yards, pad edge setbacks, and rear yards in the Hillside
Area of the City.

Zoning regulations currently do not have any provisions to allow these decks on single-family
properties in the Hillside Area of the City. These types of decks became allowed in the Central
Area when the development standards for single-family properties in the Central Area of the
City were amended in 2014 to address issues related to bulk and mass. The amendment to
allow such decks was approved to allow property owners to cover portions of driveways and
provide hardscape or landscaping on this area, with the aim of creating a better appearance as
viewed from the street and a better experience for the adjacent neighbor who would no
longer be directly adjacent to a concrete trench and ramp leading to the neighbor’s basement.

The zone text amendment would allow such decks, which are already allowed structures in the
Central Area of the City, to be allowed in the Hillside Area of the City. The proposed zone text
amendment would create a provision that would allow such decks to constitute permissible
encroachments in required side yards, street side yards, pad edge setbacks, and rear yards of a
single-family home, thereby allowing the decks to be built by-right, without requiring a
discretionary entitlement. Additionally, to ensure consistency with the language for the Hillside,
staff recommends that the existing language for the Central Area be amended to match the
proposed language for the Hillside Area. The language proposed for the Hillside was
formulated after discussions with the City’s plan checkers, who have worked on such deck
applications in the Central Area. The proposed language for both areas represents language
that was fine-tuned even further after staff had had experience with such deck projects since the
adoption of the Central Area single-family development standards two years ago. Staff also
recommends that the floor area definition be clarified to exempt the subterranean space created
below the proposed decks from counting as floor area in order to incentivize the decks that are
more aesthetically pleasing to be built as a way to mitigate the trench created by a driveway
ramp that leads to subterranean parking.

2 The information provided in this section is based on analysis prepared by the report author prior to the
public heating. The Planning Commission in its review of the administrative record and based on public
testimony may reach a different conclusion from that presented in this report and may choose to make
alternate findings. A change to the findings may result in a final action that is different from the staff
recommended action in this report.
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Based on this analysis, staff believes that the proposed zone text amendment will provide
consistency between the regulations pertaining to single-family properties located in the Central
Area and to those pertaining to single-family properties in the Hillside Area, as well as the
potential for improved aesthetics through hardscape or landscape design to screen unsightly
trenches created by driveways to subterranean parking.

NEXT STEPS
It is recommended that the Planning Commission conduct the public hearing and adopt a
resolution recommending City Council approval of the proposed zone text amendment.

Alternatively, the Planning Commission may consider the following actions:
1. Deny the project, or portions of the project, based on specific findings.
2. Direct staff or applicant as appropriate and continue the hearing to a date (un)certain,

consistent with permit processing timelines.

Report Reviewed By:

Rypr(Øbhlich, AICP, Assistant Director of Community
DveIpment / City Planner
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City Clerk’s Office

NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN that the Council of the City of Beverly Hills, at its meeting to be held

on Tuesday, December 6, 2016 at 7:00 p.m., or as soon thereafter as the mailer may be heard, in the

Council Chamber of the City Hall, 455 N. Rexford Drive, Beverly Hills, CA 90210, will hold a public

hearing to consider:

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF BEVERLY HILLS

AMENDING THE BEVERLY HILLS MUNICIPAL CODE TO ALLOW THE

CONSTRUCTION OF DECKS THAT COVER PORTIONS OF DRIVEWAYS

THAT LEAD TO SUBTERRANEAN PARKING TO BE LOCATED IN REQUIRED

SIDE YARDS, STREET SIDE YARDS, PAD EDGE SETBACKS, AND REAR YARDS

AT SINGLE-FAMILY RESIDENCES

Adoption of the Ordinance would amend portions of the Beverly Hills Municipal Code (BHMC)

10-3-2509 (Permissible Encroachments in Side Yards, Street Side Yards, Pad Edge Setbacks, and

Rear Yards) to allow decks located at finished first floor level that cover portions of driveways that

lead to subterranean parking as permissible encroachments in required side yards, street side yards,

pad edge setbacks, and rear yards in the Hillside Area of the City. Said decks are currently allowed as

permissible encroachments in the Central Area of the City. Additionally, BHMC flO-3-2409

(Permissible Encroachments in Side Yards, Street Side Yards, and Rear Yards) would be amended to

ensure consistency between the regulations in the Central and Hillside Areas of the City. Lastly, the

Floor Area definition applicable to a single-family residential zone in BHMC 10-3-100 would be

clarified to expressly exempt the subterranean space created below the proposed decks from counting

as floor area.

The City previously issued a public notice regarding the Planning Commission’s consideration of the

Zone Text Amendment. At its August 25, 2016 meeting, the Planning Commission adopted a

resolution recommending that the City Council approve the requested Zone Text Amendment. At

the City Council hearing on December 6, 2016, the Council will consider introducing the Ordinance.

The City Council may adopt the Ordinance at a subsequent hearing, and the Ordinance would take

effect on the 3l day thereafter.

City ofBeverly Hills 455 N. Rexford Drive Beverly Hills, California 90210 t(310) 285-2400 fl310) 385-0862 BeverlyHffls.org



The Zone Text Amendment has been assessed in accordance with the authority and criteria

contained in the California Environmental Quality Act (CEQA, Public Resources Code Sections

21000 etseq.), the State CEQA Guidelines (California Code of Regulations, Title 14, Sections 15000 et

seq.), and the environmental regulations of the City. The Amendment appears to qualify for a Class 3

Categorical Exemption pursuant to Section 15303 (New Construction or Conversion of Small

Structures) and a Class 5 Categorical Exemption pursuant to Section 15305 (Minor Alterations in

Land Use Limitations). The proposed zone text amendment would allow decks located at the

finished first floor level of a single-family home that cover portions of driveways that lead to

subterranean parking as a permissible encroachment in a required side yard, street side yard, pad

edge setback, and rear yard in the Hillside Area of the City. The City Council will consider finding

that the Amendment will not have a significant environmental impact and is exempt from the

provisions of CEQA.

At the public hearing, the City Council will hear and consider all comments. All interested persons

are invited to attend and speak on this matter. Written comments may also be submitted and should

be addressed to the City Council, do City Clerk, 455 N. Rexford Drive, Beverly Hills, CA 90210. The

comments should be received prior to the hearing date. Please note that any communication received

by the City becomes part of the public record.

Please note that if you challenge the Council’s action in regards to this matter in court, you may be

limited to raising only those issues you or someone else raised at a public hearing described in this

notice, or in written correspondence delivered to the City, either at or prior to the public hearing.

If there are any questions regarding this notice, please contact Cynthia de la Torre, Assistant

Planner in the Beverly Hills Community Development Department, Planning Division, at (310) 285-

1195, or by email at cdelatorre@beverlyhffls.org. Copies of the project plans and associated

application materials are on file in the Community Development Department and can be reviewed by

any interested person at 455 North Rexford Drive, Beverly Hills, CA 90210.

City Clerk

City ofBeverly Hills 455 N. Rexford Drive Beverly Hills, California 90210 t(310) 285-2400 fl310) 385-0862 BeverlyHffls.org
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GENERAL NOTES
City of Beverly Hills I Building & Safety Division
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CONSULTANTS
surveyor
M&G CIV1L ENGINEERING
& LAND SURVEYING
T 13101 059-0071
F 13101 059-0545

sells EngIneer:
DOS Engineering, Inc.
T 15521 696-6062
F 15621 696-5771

Archftectaral:
Halve & Associates
T (323) 051-0609

F (323) 655-6418

Losdecepe DesIgner

Dan Woedoo
DWIIA Landscape Architects

T 1315) 027-2504
F (310) 0274534

Sbrootunel EngIneer
eenkoz and Associates, Inc.
T (816) 668-6569
F (010) 666-9596

SITE DESCRIPTION

Saps ot Work:— Sec 0-Story Resaencn
vi HthOsSs easement

Scedddreee:— tort Loaogron Rd.
Beverly H0,, cv. atoto

AcoossotN:—435 too toot

Too: voice

ecok: sone
lot

Zoning: 560-0

Gocpen— 0071

Tone d conemoooo:- b-b

Pbo Spriokiern:— NFPA-t50 Roe Sfrn6sos Reoulred
in Resaena + unsorTed Goatee

WIF000 Yes

Number of Ocyr— 0-StORY

Besement— Yes

Rood Zone:— Nope
UMeOde.— None
Lotka— 25420 Sq Ft
Lquoteoco:— None

OWNER / DEVELOPER

Comet Mr HansOn

Mdreoe:— tOrt Loin0000r Rd.

000sdo 904,04 WOtO

Telephone/Fan— 0001001-0000/0001 5SS4dtO
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PROJECT DESCRIPTION

NEW 2-STORY S.F.D. WI HABITABLE BASEMENT

HANASAB RESIDENCE
1011 LEXINGTON RD., BEVERLY HILLS, CA 90210
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PROJECT INFORMATION

FLOOR AREA CALCS tpen 19-3-2s02; 0-201

pww/000rtroaLeosswmneooOrancr5

Lot One 00020 eq.t. @he 25.000030000 eq 1

Fonnua: lIonel Pen cOIN + Sloped keels too
[24.055)000% + 002510 00% —

0406 sq. + 402 nyt.

TOTAL = BrOOD Sq.F. S 05540 d

FLOOR AREA CALCULATIONS:

ESTIMATED EARTHWORK OUANTFIES

50500105 ceweeusmowev omeeemen emuOtooc p00. r0105mcue. OOtWOSEtt.I 55000 50 aweoreemmo owe moe eqs

C = ))d- tto)Aueoge Slopel / 052) + 0.0)0 SAsdoos )eq,t,(
C = ad- tDolS%)5 / t52( + O.l(o25,620sq.f
C = ((3) / 062) + 0.1(0 29,520 sq.?.
Co (0.5 + 0.0)005.020 sqL
C = 3,093 oab.y.

Total Foil = 305 cub.yard
Total Cut = aeso ccb.bavd

110/b//il Ioooleenmoe

FiRSt FLOOR:
- Moth eu:d:rg 4,TdO eqO
- Anoohed Surago dsOeqt

555050 FLOOR:
- Main OuId:no — 4,t70 eq

S455MEOJLSVEL Soempted

ACCESSORY SThdcTtJRCS:
- N/A

nor eoconw newt eouWoL Ieee Sm. sea 50

errces005.0005mr ewsoonno sauoEtoO 0000eocros ran on nov10 ne ieee ooee

Told Altereflwe w 3,195 oab.yerd
ISes chest 5-tO, 5-20 and G-2,t/

REQUIRED PROVIDED

HEIGHT 30 feet 27.5 feet

SETEACKS
-Front 25-IT 36’-W
-Wootoide 17-2’ 17-2’
-SootSido tT.2e nsSe

- Rnar 20’ S 65 - 5•

PARKING 4 spaces 6 spaces

FAR 8,960 sq-f. e,Rtosq.f.

CUT 2,eno o.y.
3,093 op.

FILL 305 op.

52000000 ARES 400 eq.l Stage keg)

For bet + 2nd Roon/. 0,200 eq-f. ISoempted woo eush000pt

INSPECTORS CDMMEWS

FAR In ewmblee8on wHO the soon eye of basement:

52SEMEtU 6904 keg Omscdovn): RoSMFnONs:
- buniOns 5-so = 0,005 eqS Oeq+
-Sssnkce =0050.57 bong.5
-Modseaingt Wee 055 eqt 000 sql
TOTAIAREA — 0475 eqE TOTAt 0,000 eqS

TOTAL SYMUEStTAE ORES 55,005 eq.t. - too eqs
= 50,000 eqS.

DRAWING INDEX
00000 ThoOt,To Sout.uTS,t
1000 nimoY Owesa astSOoceeon lrllu,ce-c.+-,.lo,.

PROFESSIONAL’S CERTIFICATION OF DIOITAL-FORhL4T PLANS
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TLlpsmAg401Ibe&trouobueaan+oomonlsdAaoy’eaoscoperpaponfirroolpbaeq,msdard
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BS1313943
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Farad] Harouni
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Cynth)Sh6fCo.nnt
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(323) 651-0909
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0-memo OWboocin OsSO
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Sbnet Contents

051cm Sa Seer
05122 04 Oeer

on-rIm neeeo-Soeao
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EROSION AND SEDIMENT CONTROL SWPC REQUIREMENTS
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NOTE: Design and plans based on 2010 CBC with City of Beverly Htlls amendments, CMC, CPC, CEC along with 2006 T-24 Energy Standarda
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CAUFORNLN GREEN CODE WITh CDV OF BEVERLY HILLS RNENEINESTH:

1. Onel2GVAC2DawpandanmDOEl24OV4Omrp.grnundedA000Velor
pand rapec4y inn one 120 SAC 20 amp and one 2060400 40 hag, grounded
AC ouNel and conduE ineleded hr lube ouNele inn oath &vetg unit EeWlv
veindo corn shed be pmmdad and may be needed in a elal provided No
compigbeth the rode mbrfrnum pavhng roquimmenle. SweRng roE shaH be
doNned bp the CathaerA BoNding Cede. 4106.4 (See Sheet All A, inooivn)

1 Penneolee paving sAd be ol6taad hr parhog, waNIng or paNe sudacee, 44,1064
(See Sheef 41.1 AehoaNon)

3. Roofing malehele ohM hove e minbevw 5gr aged edarmfedanonandthenv&
em1gonoeeea minbnam Refiedanve bndoa(SR). 44.1065

4. Mmdeeepaaee around plpoe, decay coNe,, rondoS mathm openings th plaice
at eofador wade cAM be pwlavind agalnen paeaage afredmnin by dosing auth apaninge
beth aemenfi randar, conceals maeanepan&mdianmathad aoanplahe in the anhrdng
agency 4406.1

S. Suclapenings and ether haled air diathbvbvr component opethige deed be anoerod
during oovehtofivn. 4544.1

6. htheainee, cedars and rouSe cAM be compliant at ORE and other Ado compound
anNe. 4.54411

1. PelnIa hobo. and ether coolinge deed be compianl beth VOC IfS. 4.5042.2
I. Aerosol pathS end auabnge eball be compliant roth product wdplrbed RIR hvie hnRSC

and ether Edo anmpovnda. 4.504.2.2
6. Savumentagan ehdl be provided B oed thai compliant SOC Ift Set maladda Rave

beer used. 4.55424
IS. Ceopet and corpel epstema shall be anmpbenl vein VOChnils. 4504.3
II. Perfida beard, Mebeumoendhs Boom 1.1SF) and hardwood pbyrovd sad in inladan

Seth systems sAle comply beth Iwo inrorddahpda emiseirn etandends. 4504.1
12. metal theneal ineulalion athivh contains Nw-Added Fannathebyde (NP!) and bin

eampfiaoee ME En VOC-emledon linde dotead in codaberodee ho logO Performance
Sthvde (COPS) Lroo-ensRng Mathrndauet 4410432

13. flee roles hoed plumbeg Slums shed compig with the minImum lea else
In Table 4303.1 and 4.3032

14. See ohs owdfiod hauler Er booing covathuthon canto or aubmtha conetucdvr casIo
managomonh pbe ho approvaL 4,406.1 end 4.4012

15. Guiding rraledds beth visible pens olwaler danraga oAth nofbe inateded. Wall end floor
homing ehed be replaced an admowd B diy belom enAbled. 4505.3

16. Bathroom eohauef tare abed compig at: 4,506.1 a. Erwoy Slarb. Dododinthe odeldo
vi tha buiththgv Conbulled by a humidsthl venIal d. Humleislof consaller ahafi be
ad(uetaoe befivean a bumthufy range of 5100 percent

IT. VErde houee ethauel lane deal have covers or loveero mfothdvaaohevtheho is off
and Eat am inabeahed beth a minimum inaulabavvdunohRrd2 4.5411

12. The aloe edlapaul of the healing and NC eyaleme shed be in awardavee with ACCA
Reared J.ACCA 25-0 and ACCH3V-0 ASHRSE harvthcoka.4 5012 CDV OF
BEVERLY HILLS EREVEMEIETS hr COO.

tin TopebeebeabepmlevfodsraavedhnmveeinmthbthedemanmednutandfitM.10523
Displaced EpsoN abed be einvkphled bemuse in adasignaindarro and covered and
pmlevted hem erosion.

20. Huinmend wigalian eyeleme ho landscape shoi be weathmwco4 beaed conyolem
and ‘aataind afi En 5mw olfiral inapomvv. 4,304.1

21 fiping sNail be vaedwd in povnh blum use obagroy wade iingaflov egebm aerved byEe
dome masber or othm felume. 44,300.1
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IT BuAIK sanely Eel gas a/I ease key as/as. Pate glass n±euess a/sit lamp/sass Pate appaesed EWE Hl7.l reqokeseerle Tepee/s mean/Hal penni/ N raquhed Era/sos/er. 0 Pad/s ethOnaffN h/s attn Es Intl I measured Son grads N seaman nON and n/n KiM/s rrus/be adeqdad Er Ian n/s anaampson.
16 Wastsr Resaee/ 54/and aId as/sand /nons/sndplpe mat/s presided. Pnmdmaa spark san/Is sI th’araey/sminaln. (TEE Sa4/ETOIO.ll) 0191Mg, FLSOR PLAN NOTES

F Wand bueing flagOn ‘a peNN/sd parEONO’s PuleddS. (s/rn Mart 9,2009) It Ba/snme, mate Oaes/anpamnen/s at olin emda anne dad be pa/deanE
n/coaster En alea be pressed 30.Ver4y s/li anneains/sol-Ear dapaese atnar 9569w sye/sn s/es bapradded Hay rns/sdd gas h.p/sn tall Sea Emol-acn/ eea/s-nmband 5 aggmgale gOng an in andane al na//sn ant 3 equate Net (33 o2), nadts/

17 Draqa CO/an 53e anisE, eahsasl dad mat Sc Han In demo/sn and lsngth a Ira/ed 31. WoKs pulled no ass/s supply lee Eke-tea/era/I reaseaed slat at sate. A E tended ES n shad be staSis/I sal/nd means
0. RsleK mn/ed a/lag plane, butting ceO/dee and in/cnn skoabens Er turned addega. eNd mao be epaea/s.

K/OEM/Il cl/sea The duo agE eNs/I be mduaed by2-Pbeeaery s/ban K manes Vet/ps//I mana/sclunn in I ad / dense s/li Seotoo 1205 2asbOl be n/sdade/I H. 40 earsdanat in/ste s/Ide En Se 2e 6 Seeing ormuhpd an sf2 e 5l)o Eaapbn: ma glased wan /sa8 ad be req/sea ukem aroleal i/phi and a mated.
5550 32. taos/no Pa/lIar Nuat (Lose/sm’ Ktten) atonEd a/I / ‘d 00 en a I eta/on at IS Eo/-aaedm We

ueleoa n/nose e4/ad Spaag at epa/In/ens pmtueband mgmee eon/sat system am prom/nd. The ms/Han anBa/sna/sa sbal be 50 eubk/se/psm
II Wa/snnflne 33. Es Ire la/3D nates/sa ethelaarle 0 10051012053

uemqaredbyCuenl8u/sngCeaa.dmmsKpematbepms/nd. Endasad /sedo(24Uo(fae/s/m:/sntaenAattnar/sa/sleatperminu/s(lOus(Ernm/sueus
(9 FA5.MErugk/eelaaakthemn/sandsumne/snsegob,Coms/usoanoroes/ed 34.2daumhe-reda/snasetndeaeeapem/ngS-2fremtutasegaeap(pmACT/201(2() E ‘/s n//nh haS/s i/ads/li 99w spanetstudand,pam/sneandtune/oaleetdlbasehselaps/Kpend oenNa/sm.Ven/sOattomthsspanshdlbestsuslnddmadyatheeu/st(63E3.3(.

aedenea/se sEcts sun/s tnus/be paeded. Poqulmd, pate 25’ pat 2-hour, Se-resla/snao.e/sd fleanlooteg assan/sy sepamleg S-2 Sate 8-3 amopansy
spa p bet/am and a/ad-xe an/a mare than IS Net Egh. Pen/p ml ess4/uid plans.

8i Math/aS ama Eden Sane, at toss n/tube aT a en/am/sad, as/Eden
annrpflemo eM be Waded ME a rum-/sm/set eaten stsa&g K aSSplMa/adEre
tan B let d.oe Es Ed (830/2). Press/n pa’med sha/sn-mNEnt mar/se/nan/am
erdnnm, alloT 1.3.9124304(1), 9111159,E6,7,I

S. uannaas/n mo/nt emep eared e raqaded Sn/a Es shea me/sean &a’ anne
cs/Ian? iOn gand ems 912191./s (SEE OETAO6 69900070102)

T. 4/fat at, dade, bates/es En slap, aen/san a/OS Wad &n/e.1M.I 11611
Prod/s a/seal harm/ste tat Ed, dade end baEdde, aoeNrg paLate 1520.1
Use EteanEde and Ens/am-h/se Pt by’ThaOua Penuan, a’- Hans ‘A’Ne alan/n
a/sEng dad ar/ ‘Waoathg. LAST 824642, ESR-2245.
Bun/p Enateg naNrda sIN anrigly at Es tern//s s/TEd 8/Sd2
(Sn En/ON 02 ho apEs/s ME ol SeEd 0305.1 reqa/rants ad n/es.)

V.570 Wo4aamty s//I S/as/NE 9-01 by’SaS Fm?, to 25780 (SEE S/lEE? u-REt)
Wfiun spewed Snedo En SPanS VEdaa be Er/sled a Es EN gas lee en Es deem

steam Ed dEe utery meter ama be pEEp ann/st/a Es maraho a/Es/sNug.
/1 Tb moeaden tad ad mo/Id she-Er/dee and an/swat er. E paean

wpaentotutn/sdns (pans pa/n, pd-beams, Esaslonesat nfl. xep,, a/set
mare, spagEoumne, n/3m BEs s/aasan si Es tatap. Ira na/Nate Nd. n/be
ate Ed Net ,1 sop pamer Ims-nlie/Imo ad Es Inn am En/ed an the popady. Fakes
B amp/p map nan moe/rattan delays ardOr a/s/snal mapmas.a.

V. Edn000a9e sle5 be appromd nmanbaslba, e /pAlanaers/nt ma/sr/s) testy Sober,
an ad anebudon one/el pate prshan/ toEs n/sn/na/lana and attars
In aeardsnoa eat slanders SFN 12-741(70403.1). TErrnp/ps/1lFhO mqdereoE.

2 Mated an tdy map,, /IN p/peE is len/ed nt/n Ppm Hgh Fm Hanr/
Sea/s/p Oats (7PIFHSZ). Pc/id Cemply at, rsg/smre/s alMa/adds,
eys/smeB ane/stoan mete, ol Chap/sn TA ad C/tap/s 72.
Read VHFHTZ Sgeplemam/s Notes ma sleet Wa/Cl

/1

/://

/
/

N
N

CAUFOMO GREEN CSDE WON CITY OF BEVERLY KILLS ANENSIEIOS:

I Dmei2OVPCDOrpandaeOOSOdOVdOamp.proondedotaulslm
paed npaeAy hone ISO P02/s amp ad ane 22604SP 45 nap, gmun/ea
lit most ama nod/s ne/aBed let/alum euSele lanes/I /seang tnt Eleto
ash/s eupp/p shoP be pete/ad msy bethedad ‘ma sal podded B
amp/pat/Ic at mInimum peal/mg mqu’mmeeb. S/amOng onit tEl be
as/sad byEs CNlems/ Bulldog Code. 4.156,4 (Sn Sbeethl,l Ens/nat)

2. Pemesblepadng sEr)be toad Inn park/sq, aaatg eps/saudane. 40.1004
(Sn Shell 01.1 Er tendon)

3, Raa/sg ms/sale shea hap, e mskmsm3 p. — s/san mgetlrn and then/s
erntannas 9w/rum Ps/stan Ereo(S0(.t.180S

4. n/a/an spans anna p/pee, cOats/n/see, anduile atm eped/rgoh plc/s
at st/an se/s shs/l be pmooNd ages/N passage a/mdens by dosIng Ed epmings
ME amen/anEw, noosE nweanryee/sdn mete ceapl/sAK Esenhrtg
egenoy, 4.406,1

S Dud span/ga and a/Ic/se/edt dathuat nmppnamt epenhgs En be nasred
durIng ana/sadas 4,164.1

P. h/hosdse, resins and n/sue/as be nmpl/sPME POt n/sEe Edo ampaund
n’B.a,S042.l

7. Pains s/sns at eEsn naangs s//st be neplanl s/li VOCbrnNa, 426422
8 hamad pa/se and ae/sge En be nnpllea/s//I pmdud n/gINa MW baa In PEE

at sEar teds ernpaun/s. 4500.13
9 Doaumaaleat shs/ /s pat/s K asEp Est ampllenl PEE leNt bit set/sale haur

been used 450424
10. Cs4/s/at nrps/ systems shah be andy/s/an/I bEE llm:N, 42053
11 Pass/s Ward, Mea/um Dens//p Board (55SF) n/her/sand p91aoa usad In Err/an

lash aye/ems ehdl amply s//I EsEms/dnhyde endear s/nader/s.d 5045
Il Ins/si ten/s insudkn s/rid an/sn, Ne-Ed/nd Fomtai/ety/s (5/Ha) end N In

amptenonMEEsPEE-emladao (en/a /rlned in ad/sam/re ho Egh Prn/rmnoe
SEn/s (CAPS) Lam./s/sg NaNnds Oat 64.50432

13. flneNcEr&tpEn/sngfidumashad anp/petthonddnunleom/ss
at Table 4,303.1 and 4,3032

14. Use a/p a//ted tauHaErtaulng ana/selon mash Sr au/sd a ans/saoon easN
menaosnenl plan Er japan/s 4406,8 add 4S82

15. BE/sir1 ms/sale eta EdO signs sin/s /amsge s/El na/be Ks/sldd, WE sn/to
Seeing 4/s/lbs mplsos/ a slated a /sy be/ne a/saad, 45053

16 Bstnmsdrsust/snssthNampbpat an/Is EnergpS/nb Stat//eEc eat/s
alEs ba/Org a Cam/sled 5ps hams/itt anErl d. lards/al annhbe s/Ni be
pEuNa/s be/sen a tent/p rage ol/SIOpmEn

1/. Wade Pam, eta/at Ine En Sass name al/name /sdo ames/es Es at ‘a at
ad tea, nsa/sods//as mo/sean ‘ma/and adoa/ P42 4507.1

It n/Has Olapeana/Es /sa/smg addut eyetana s/id be K san/n at 0224
NamuN 3 4220 23’O sod 422039-U uS/tAO Pne, 45072 COY 00
EEOS5LT/aEI3 MEeaSEUCTS hr COt.

IS. /gm/s En be p4/edna ensoand Enema la nd/nEed anna/eat at W 64.10023
Oeplsad 91a/s En be stn/pded horesas me at/pinEd area an named at
p4/aced to em/sn.

20. EubewdoOn/pato eye/arm Er/sr/stage En beama/neroad oat ante/se
ad InHales a/Es dote a/Ed Ergete. 4304.8

21 Pplng En/s boded B pmnth lu/am ‘una/a pay se/n/Wan system mate byEs
n/Ems eadea nuder teEms, 64,305,1

22. hOes sIng/s s/oem 54/am am caned bpnanEsn are Eden Mad- Esambomo Edn
a/as Es steen Sn/a En n/seat Es ant/ar Sn as agate In Es 20% Nato
Eden sen/eKed Ta/s 4392 eEs EdenEn be to3ad B alp a/sean abeamlwad

Nbe m apameto ala lena. (4.0032

ENERETBEG//WENENTS:

Es/sIng is pad/ad arE amErlhsa/ng N/Wa, np/s/s msinlafrthg69’ Fat URn/na
Esto

1 Pen/s toenat Iplretg ‘a n/oases ad/san Er gear/s n/leg. Len/s teds
ad IgInWig hEn B Eta engEa’ee.

3. PeErnraeaee CnSbno PeT/h 24 (eoas//-24)
sT/S led/s’g nanpamtee en ma mn/seq seep ant ens/be tan/sd o was/Em

mqaKenanN a/sen/n 150(8 a/Es S/na/a.
StaSH MaSS Sn/ge-Pea/p Tlam/s Stea: 3305/U. Tie Man Wet ten, 1250

lad s/Id Pt
eYEs Mun/’eanpaa/s aide mtE&g maps/den taSbes/Ened/ames/Es

mapadmans a’ Sen/n 152 (Va/Es san/s.
/I TPe n/g38 Paid A/best Rat/n/cEdEd estEe 8Ond Ba/n Est,

mo/ream mae/sq n/N/p at inn/at na/s as spa/Ma N Pet/Am
Apenths ton

4, Prod/c amp/sea lnea/a/sn, a/s/des. avmsawtgs, Edict ban/ma, and stEw
en/slap /salsrea
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KEYNOTES aNuo(vflIoonwith mechanical plans), OeKE24Nr&zeandmod&. (perINCTaEaT2T.1(3)). meansoSopeiiaNeexledorwaH opnhigs notlessthan4%oSSoor&ea. NethaK& j n,uon: PmdoN-l9Min.K,uIabonataN exIeOorwas,indu&g5amo. NlNaNtibandsh&*erSoorswKE above baNEbswtathuwethead, andsEowec
20. GasNmd K-mverywater heater(sKEage Enkwith droiIang puand N-S nsulaNon: abovo (Kee &evaon5). veoNlafinK sflms nay be peaKEd underSedon ITOK.3). pN-TOnkt InsoNUoq fl EDo spaces. NeNbbe 24 braddK thiS befinhed 4th a non-absotheitsurEca nlndInfla h&htofnofless

1_ VenwKEKE24 Farratembupponintheeventafan eathquaNe,secimKwal 3N.OPXOOOfASSffibIyWlNSuflhI-XLby•Ofl Firsr NN#2ETSN W EnfryIexkdoormustopenoveraIandE notmomthaoTrbela.vthovoshdd. lithedoor pmeN-ls rnsidaVooKaEinledorwaiNandN-30 HISUE&O thOS®I{N3TT2). PmeappiodshaKEmsiKElrmtedalsftrsHower
2. SflWroolacasshatcE. (00000TAIL2N4SNEET#lO.fl 3N.OCOTVOnIthC.VCOtYM1O?SFEUWWOflE doesNOTswtnavcrthoIandin,IardngshabenotmomthaoTiYbdooEefls&1d. InmdaNamundpiunbigpipes. °“°‘° Nl.SOTI.391240N4{5),NIIIISNSET,B
3. 24’xEYataess. EorwaNrsaTene pmvidflumboKIoops. 3N,Pmdo 15Th,Kknumbelweentho KEafwaterdoetEanysKewatl 8nd2cdo& Landing atadoorshaflhaveaIcnthmeasndinthedimdonoIflvdofnoIessthaoW. K.AKclJnder-SoorvenNatonequ&to 1/150sf. &AftcIUn&FKarreaIsr.jkt O.Arosnot.psoaedreTuiffidb&owthesNcn*mumof4abcve
4. Albcaccesswtpialdo..iladder. Noto:PnvKe 1SminhihovodpETonnoKEWYpeTEYsumboaKSnish. C SEiOY3YSdKCOSKflS2fldflSNUcNOO: L EuctsEapdvaWEamgoaodducispeneEotnKthewasorceKEssewaTothe&oNnK eatocTaEovapavedatea9l2EO6E5(SETDEYAIL6&NOHEET%IT.5)
5. S,eenedunder-S®rvent ComplyoithChap4er2N-WaterHeate,s(OeoSheet4N02,notesunderF) 4OPoMdespatharasisrInthimoeysoTa1ISmp{acsswIopenKgsuictEexedlt2inches a. MaamaoT.TS’NNKWntsm4nse.NmirnmIYrwt(NaeOaKEl2N3@Shaa44lG3) unnomthaamgaahanboosouKadola minnunG.OlN.idi(O.4Nnwn)ahaa4atad T.AESatmoN,dccka,bniaaah&IKopaamfrnumaf2%towarddraffis.lSaK.1&lBll
N. Uflda-fioofaccOss. 21.Phonopan&:Mlinestabehomemn. Fimdesaconl1E9TandUBC aecNaiNKOT.SNaocEonSlO23.BUNC.aacNon Eaca*n:o4ndvfladaahaNhaveamktlYoeaddepth@apaintlTlmmthonarTuwaldo, andaaThavenooponinKainKthogamge.4O6.l4 O.PI4d6adaaSA.Sre!KEdafltflatrOOLdeckafldb&NeSedflKPefN€dOfllSO5.1
7. KE,auatNn aOoofpmldnfla (5) o$taaErthangasporhoar. VentetauK hCEt 112 Kthscreen). andmE.Gfreaddapth Qthenanowastend. M.GaraeScoraurfaceahah beofnontnbuaKEenmNKaIaataapEaIVcpai1nniKen&a EndumFTexKotabyEndwa Pmduds, E-dasaA’NemNrthM

ffinstoautaidoair(OeomothanicTIaro). 23. NathEbandahoaerSoors,walftabovebathtubaaKEashowotheadandahcwor 41 N. NffiimwnW4veiNvaI hoathoom atfreadnosirç a,,d sha bade&gnedKauppodaunifrydiKEbutedKadafSO-psfarncanflNd LMNN24N42,ENN2245.
N. PmdeaeffosindacoanRcoNaEddoor(seedooradodujeSHOET%tO). 4ZWatbarahdNOTindudaany&thaNHnfln:naSJrgaaauKet22OACeI.ouet ‘ Nmum3flearMKE(ma4.S4ihan&&Ipro$ctoo ispenNTedieathaKa) BUN dngmaIadaahdm*.lththaKEndardsKTabIoN9QO92
N. Unoafeiauathoodabove:VentboataKew1thwmotac,iiauaIfana. VadvenSn afnotleaathanNfaetabovatheSaor (N3OT.2) dauNeUNKbarahikaacaedngooasqfootho1waKENne,mEemtarexcaeUNglOasbS, d. HandrIa34E3Nhh. (Oaathe.tANa2NrsUNtKEolNadanNO5NresUNemonNandNbIa.)

mqLAemenmanufaNimrapedSandnna. 24.Pr44deAmpenedglaae ahawenandneum-SeendathMndmaape&caNane. gathagedApoaal, Aanashee,devicednAgnedbranok:ngorhe&thgalthodthtManunNr e. PinAdaaththwayBwninatthnlev& alftaadmnsofniofleee than I thct-cendle)lI Ian). Tyoxgypeumbo&danerodfrgoeueingnoleeethon4cMA )T-R5526) V.GpsoanrMaoimoithoupmUla II-SLbySaNFoef.NKE2STBN)SEESAEET4KESI)
lD.ForaBanathadordaAthadpanaga,pmoide5tpaTgumboandonwa%&UNg. 25.Soapandebampoonid,e. apaceaeanadthg lOeq.Netcountenffthahparaanefamqusen,onta. S. S&eflmMaobdapprooedemoke&anna)detecthae)muetbopmdded.MamokeMra NB gahdbath4pe odparNFPAITdIndudln9aKadladgomgoa.TheSpKnAor WMappnoedSemthGeShothTVatheoNbethetaKedenthaNdgoekneonthednon

poetand be eaup g&oalbnpp (T-N3526) 2d.BuilNrotddpoid Nb: DnateKEandapbaathmratbapravided. Mmquthed,pmvldaonod 43.BAN-trehatrth9.radflthnnroft ethadbalAtadlnaanordanoaolthUfllTandinaratedth aaanrdanoantthaprovththre& Syarbrnah&Ibeauhanatntppe and approved byYumbirgOrdAonprarththatAAtan. atheanaidanitha UNdmehaandbath44yoannaUNdAtheaateAaoIthabndAng.
Il.FneNaokingehal be :rataiadat (104.2.1) ftd Be deeab-carthenrarathal provide 44. Sec3l4ardthe hooeohaaiflneaamirgequipmentpmvaithneolNPpA72. N-I. DraTathpethed bepoavided aaannana:edflaar-aedngaeeembflmmndnlanmbvohae X,Theanrabvdar sbndnvffiaffidaflne-Pooldearend uowaovdedaamaabarpawon

a.) Concealed apace beioeen sEA alengen alAp and balthmwo. 45.P da 4? guar n4e ode ieee thancd or epa gbaioaan thtormaviale cabs akron the Smoke alarma athall enda ndr& akron tha bathadea are than INN 5d7.2.122i cave r, arbeae the bdedthg is eprirtherod with NFPAIaepothtleregeNn or pecan diabtubon as pc upend, polk aeea, Sanatarnma, nouN, pampa, ralrea,
bjAtopenthge eraurdoenle,ppea,dunA, drknneye)monarbuebwenalniele). 21.Sraanethower-Mr. SNare ecedidmo. MSSupanll: EodoeureabraBbeBmperadaae naitheg cabana Ngtrerthara?o&rea4aannlgroda. (Seen 4N.0I,Se44an3I4-SmokeAarne (I04aedcndfte)gI732N3) rodeo, appudanarana,alo4arlethathcathn aflthehook’up.ThaannanudonethaNrorba
o.) At apanthga bnbonnn argo and damnepe Areas bnflecidey baN dethanoge; nab hopper othrdno above dear. (Fardeth aeakng rAN same marmile eavelle and aropa 46. Tempered SAne T ha approved carbon morodda abean elaN be thatofind outidde a? eadr aepanale elnapthg area 0, Provide dannp-pranthrg bred noTe bnlon groAn that enclose uaabre pen cithir ton leap at amp pnoar NnacvrNether an mar the Ithee are thowod an the penpemlp. Fakuro

l2.ForgarogadooraperoupuahbvToretheNbapraANedbabeppeumxmdlalmatoSnd. TPer I’-?) lmatobaleamuidtperMBF manmovandahane. 47.Elararormarbwinmomethatanntoinaokd-rhaeaquipmnntidboprovidadwithar ththabmmnviaffiAdrdnPthmbndraomair AaelbegunpanthlrwNothlonl-thndapptanana Sped NeanandP NKEonICOON(Nmmemthnme Aannymepceuaaanmabudord&apaan&arad&anaIapeorane.
13. I?aI?mdnimumaoaaapar&thbathbubbapannraoSanalthakpfrto)94-NUPC): 2k indnpnrdaidverBownorabCayetemthprotedagoirroavmheakcgolthnnlnoidole arothetothdardnthoedirguntatrathaveataothed5aragna. PWaNaarmoflNoed(OacSST3 CPQanP2NOIJ).)SeeDnEikIS Y Eorw*etharlbeappmvadnoranmbuasblearAptowrmahammarael&,leaeytoebnc

SodA nap attube nlthoutaanaae pamale must be provided. 29 Dirnotbant Mend Feeboeakthhwthbbeee beak paNere S 5*1* mepabSenAnASSlI flue epetnm eqdpmertper2Slo COC aeo305N 2. (See otheet4N.DI, Sonbom 315- Carbon Monodde Karma) A.1D 5) Cemptynlth CkapAr2B -WabenNeatore (Sea Sthearth-N.02, rowe ucderb) anlogwad anraflEAm orathak provide protoofior from tha krthuoideafflareoe and enbero
IA. Elahaealeubpanal: Saaelehacelplane. buN eooordwrooak aetacaselpiar, Providoanrobua4onaeearoqutred. ProvIde 40. ElevarorNequthemnrla. Enaurethatpitdepthandooethead dearorooiairaenrdaranodth SneflanrpthcathrtheabonolSrrnkeaiamee(S0)andCathorNanoddaManma(CS) 5. FnaaldaclflfluethoatandaeaNhaedmeaaaneoruodOr. Eida4ngthooenlaathard thamerdamanok9r ewodardoFN 2-TA-I )TS4A.3 I).CwnglpnlbbtthZrppuirarnano.
15.Sultthanbtheby. N&gaaothboeokepothe.ProvdegtoaeerdaoureealailreplanProwideopproved ASMEAITIroquAanreoA.SeparatemoryanioidpnrropAroqukndfrrelnvalor, £ Provideamt-Srafflgflthahodekrtheflrertftmaaeurodftnrogradaaradarlaraidhonddooro. Alersmrarboadapradwntamraareranneappndr lMaoedarCtymape,thepro(ed’ethoatadolthmVerythigthFrropoawd
IS. Woolen Reaneaed Pam and rid women and dran ewndplpe must be provided. Floor drain ap&kameetnatdroareptovmmande. (SEE SNEETA-tD.It( OSNESAL FLOOR PLAN MOTES F. Wood burning fireplace Ia proththded pm AOND’a Nule 445. (circe Marothg, 2059) go MaN me, water elceem rrnrparflema and ether ethabar meme ebab be prodded rAN OooerNp Zone CelIFHSZ(. It chair ComplpwvrroqaromanteolMored&e,

andmeaothnrrnueileeobepmvided. 20. ScAlp anN nAmer ilmaEnt-thoF dapaneer and water Nnd4on epetmn athailbe provided, hap Addled gas fireplace stag beedthed.uemm aeded-carthuedor typo. eggmgato glaaleg area in raidnes oP raP bees than3 squaw laid (5,3 mel), ane-thailal epetema Soomormatom mothode at Cthaptm iN end Chapter 7L
ILSryerCththeedrpermobeturoedrauotdudmuatbed4r.thdwmnlarandlecgththkmeked 31 Proddepud&dooldnaberaopnlplkmetolce.vmaemnlthrooooaadohutoffoathe. A. 0 thte dodlanh h abe Aedoith lb
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D ROOF SHEAThING 04’ PLUW005 ROOF SHEAThING U.N.O SEE ROOF FRMAINS
FLAWS FOR SPECIFICA000 AND NOUNS

n EUTERIUR WALL INSAL500N. RIO, SlID’ THICO R00054AUS BAIT INSUL000N
AT SPACE BETWEEN STATS, UPICALAT BETERIOR WAilS. FULL PERIMETER OF
HUASE INCLUDWO WALL SCORTON HOUSE NOD GOHOSU)

ABOA000ANG INSULATION. Roe ir EMERSLAGS BAIT INSALATTUNrn MEIWSED COANU JOIST, AUTO SPACE, TWO ELSORRIERE RA NOTED OS
DNOHAWGS TWICAL RJLL ORTENT OF SECOND FLOOR COANG

ETTOWOR CEMENT FLEDTEM SUER PREFORMED FOUR MOUWINGAT ESUES
TUPIORL STE ORTORIOR FLETATON

05 TWO ‘TO STPSUM BOAST THROUGHOUT THE OWDE AT WAITS, COUNGS,
TWO NOSES STEAL MESAS NOD COLUMNS

THE MAULS TWO SOFFTG OFThE ENCLOSED USABLE SPACE UNDEA BARRIOS
[10 STWMS SHELL BE PROTTETOD ON THE ENCLOSED MUERU R050RACO FOR ONE

HOUR FIRE ROSIODAO OONSW0050N SECTOR 1044409

AUTO SPACE SEE ROOF FLAW FOR AENTLATOR TEOUITEMENTW.

jo AUTO AETED. S 1 SHEET METAL AUTO ACRID WINESES OSOMEENED SEE
ROOF PLUS FOR OENTSAEU FESUIRCMERTS,

REDFINS: 2-PIECE MISSION ClAP ROOF FLU, LEPUED ORES SAUD SHEUTHING WITH
2 LUHORS SF UNDEDEUTMENT SEE ROOF PLUS FOR SPOOR.

CONONUOUS 01, SUITOR UT ROOF EASES. SWAN TO TO DROSS LEAUGH
ESPOSED SI SHEET METAL DOWIASPOUTS. OORATRUOUS ST. GUTTER AT HIGH
ROOF RUES, SRLL NO AOJACENT LOWER ROOF SUBEASEONERFOOCURS.
UHRIFT LDOGOED OF TOONSPOETS ROTH ONTUFFI PRIOR TO INETMJAOOR

MIRIMUR 4? HIUR NOUNS. SEE ORTOROR ESTTAUONS

WROUGHT IRON ROUND MINIMUM 4? REISHTTTPIOSL AERIFO COLOR
FINISH ROTH OWNER

RAWONOL (ROGUIREO FOR A OR MORE RISERS) BETS 54’ ABOUT TRFAO
NOSING 1 11? CLEUHRNOE TO MAUI. I 114 TO B IN CROSS SECTION. ROTH
EROS RETURNED TO WALL OR TORMINSTE UT NEWEL SR SUFEW POST
(1T03 SSSOSI

EDNOROL CONNECTOR DFTMLS R000UATO TO WTSHSTAWOA2EPOUNSS-
PER-FOUR LATERAL LOAO. (100334 SW)

5I9THUFW STUSUM BOAST ThROUGSU[TT THE OFONGS

fl ROOF JOISTS TJI. JOISTS @40’ 00 SEE FRAMING FLAWS FOR SIGNS. SPACING
NOT 0000L

MUILT-UF ROOFING, DOE MOOR FLAW

ROB RISIT INSULNTTOR: 0’ FOIL-FACED FOLR1SO FASTS SREUTHING
EU JOHNS NAUNOULLO. 1010. PER TG R-HSLUE ERR -4440

PROEDE AUTO FOIL WOISTIT GOWNED

!UPRAUMAETMLWIffiWNMTMS
I ANOrwOM slaT MIAT UTOTCEDOTOTTOAØMOIWRO4I oU 6.446MM I,mMg oMI 400645441 o’sRd
BooM. RoMNO1 Rooo Re AitoMo oRTneeM soMos hi 4n SOB ewoMid TFM 12-TM (WHOa 1)
9. O4M40IWMED4bIRM. MM SUHOMOMROIMIMHOMM.IRU,eMb,TMIMM2AM0043MTO[rooo.M5o94
eoo4MU4beeemlHOnMMImIoAeINs4?.&MMAOTSTU&MMSOmHOMOBMMS&HEen(TSHA3SI
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[ES40NOTSSSOMMTM’M oonMmMIIepebms40 I*rOTM eReNSAid SF02 12-TM octhMIM.p.oed
sAl40tha54MOTMO, 4406.6.404006 heofr.9 Ma sM 45 oSThu BOTTT TM HO.e OSToIB In*STNM 94.6
MiMaaaIeM Boa I SHO MAW, 00606 RnnMnMa40 iSAg oTAB Ma Ba 44MneNeROaMMNd
1&SMAGTMFSTA.54.4RHOHM4000SAAM.R05%OTMIMMOOTMAO.MM7EMd.II43OTA40R
[S.oMASINA.NMMn.*H.n WUM.M4014d451,00GTNSSOOSHOLa.RnvNp.M.USJMINOOS.
oIRIn IA MM [3AM ..)MBopNM46.W5n Ma’ A 40100NOdMRaI7MTMM, 5541 OTTMSOBI500fr4.AOOad
.T94S54TSHOM.1
O 46 14406MM .640044103 ad .0MM$I2 9444 9,4 ad Mo). seUdI oMan Ms HIGH-OaTHS
A 64 Al .Mt, a Me flOW Mad 65 atMed B Ba (TS4042,1[
[MuBangesUd Mv.MAR&Mo.ISOTOIWI06R44&.MMMSfl.SOMM4MOSMTMI9.eNdSTeATHOW.
mM 069MPH 4.5 Ta94alahs emoNa,.thaaSTMHOoIoaMdrn me ABO’TWIMT.AlO

.060655 gtoM 9. adooM mO m.MMMOT.RAAMM IU000mORO4.40EDSTTOTT2[

HOED S.R).wt SOWEHOB TPRANOWRM [SNMIMNI[3

KEYED NOTES

D FR0000 SWEEP SCROED FOR SSJ000 AT THE FOONSAOSN FISTS EREUMMIMUM
OF 4’ 55055 010 055TH OR?RMORE FASUO 55550

FLOOR JOISTS TJL JOISTS 06 BOO. GEE FRAMING FLAWS FOR SIGNS. SPACING
TWO OUTOL

U SUEAONG:3I4’ P0464000 RIGOR SHOUTING. UN 0. SEE FOWOINS
FLAWS FOR SFEOIFCRTIORS, ROBING TWO MLOOGRG.

ROOF RAFTERS 25 54000 ROOF ROFTORS. SEE FROMNO FLAW 520,

D FURRIRGNOD FR250 FROSTING. 244 @1B00.A000FFTIGAWS PURR TOWNS
THROUSROUT. COORDINATE ROTH MOOAONCSL OORTROCTOR FOR FOR 150 SOOT
LOOATON AND 000UIREDETUTS. NOS ELECTRICAL CONTRACTOR FOR OUTLET
TEGUIREMERT

54000 REROER AT FROSTED OPENING: SEE FROSTING RUNS FOR SEDANS
DETAILS.
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