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17th STREET CONDOS
1949 17th street, Santa Monica, CA 90404

SHEET INDEX

MEP ENGINEERS:

SCOPE OF WORK:

TWO STORY CONDOMINIUM BUILDING (8,495 G.S.F.)
INCLUDING 5 TOWNHOUSE UNITS AND ONE LEVEL
UNDERGROUND PARKING

DES-ARC
12515 Wagner  St.
Los Angeles, CA 90066

LEE & LEE STRUCTURAL ENGINEERING INC.
3550 WILSHIRE BLVD, SUITE 480
LOS ANGELES, CA 90010
JUNO@LEENLEE.NET
T) 213-351-0034
F) 213-368-0034

DESIGN :

STRUCTURAL ENGINEER:

OWNER:

PROJECT TEAM

GEOLOGY & SOILS ENGINEERS:
Hamilton & Associates, Inc.
1641 Border Avenue
Torrance, California 90501
P 310-618-2190
F 310-618-2191

CIVIL ENGINEER

SURVEY

LANDSCAPE

BROOKS AND ASSOCIATES
3300 LEWIS AVENUE
SIGNAL HILL. CA 90755
(562) 508-9010

Yael Lir Landscape Architects
1010 Sycamore Ave. Suite 313
South Pasadena. CA 91030
Tel 323.258.5222 Fax 323.258.5333

JK & ASSOCIATES
1295 Los Angeles St #4
Glendale, CA 91204
T: 818-507-9881
F: 818-507-9882

JDHUANG Investment Inc. 
15 NEW DAWN 
IRVINE, CA 90275 9
49-630 5765
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A-0.1

PROJECT INFO

VICINITY MAP

1949 17th Street,
Santa Monica, CA 90404

LEGAL DISCRIPTION

Multi family Dwellings
(apartments, condos)

R2  - (Low density housing)

1

48027

 4274-015-020

7,753 s.f.

 1unit/2000 s.f

JDHUANG Investment Inc. 
15 New Dawn Irvine, CA 90275 
949-630 5765

M.B 1167.9.10

PROJECT SUMMERY

7,750 s.f.(exist.)
8,250 s.f.(+1/2 of alley)

EMPTY LOT

5 UNITS 4  two bedroom condos
1  low income unit

UNIT A - 1,475 SF

UNIT B - 1,303 SF

UNIT C - 1,123 SF

2 bedroom / 2.5 bath. townhouse unit, balcony (71SF) - not included

3,280 SF 38.1 %  of lot area

L1 - 3,309 SF
L2 - 3,306 SF

ROOF FLOOR -  635 SF
TOTAL        - 7,250 SF

    B1       - 4,500sf
- 9 parking spaces

roof decks and balcony not included

- bicycle parking

2 stories -
23' max

( as per table 9.28.060 -
for Multifamily Dwelling)

 (as per 9.04.10.14.060 State incentives for
affordable housing in residential zones)
incentives, when providing 20%
of Low Income Units

private:
- L1 -  600 s.f.
- roof deck - 800sf

2 stories
max. 30' height
with roof deck
@23' height

100 s.f./ Unit

( as per table 9.08-030 ) private – 60 sf /unit min. + 300 SF
total - 150 sf / unit min + 750 SF

PROJECT INFORMATION / INQUIRY

( as per table 9.08.030)

- planted area - 30 % of parcel area
adjoining the street
- 50% of interior setback ( min 3' width)

total: 2,500 s.f.

2 bedrooms - 2 spaces /unit
Guest  parking - 0 spaces

1 bedroom - 0.75 space/unit
2 bedrooms - 2 spaces /unit
Guest  parking - 1 space

1 bedroom - 0.75 space/unit 9 parking spaces
 in an underground
garage
+ 1 handicap/ guest
at grade

- as per City Arborist assessment and recommendations (not provided in this inquiry), could require the preservation of some existing trees.
- could effect the initial layout study

NOTE:

The DESIGN REVIEW recommendations and the PUBLIC HEARING comments, could influence, the density, the lot coverage,
height restrictions, the volumetric configuration, which could effect the plan layouts, the unit mix, the build-able area.

+ ½ of alley5,000 s.f.

50'

150'

1unit/2000 s.f
= 4 UNITS
( as per table 9.08-030)

if provide Low Income units on site
(for  20% of low income – up to 35% bonus).
(as per 9.04.10.14.050 Density bonus
increase for affordable housing in residential
zones)

provide 1 Low Income Units  = 20%
(eligible for–  35% bonus ).

4UNITS +  35% bonus = 5 UNITS

45%      = 3,713 sf

90% of L1 = 3,342 sf

( as per table 9.08-030 - for R2 Zone
- Multifamily Residential Districts)

 (as per 9.04.10.14.060 State incentives for
affordable housing in residential zones)
 Eligible for 2 incentives, when providing 20%
of Low Income Units

10% increase of the first floor parcel coverage 3,713 sf + 337sf ( 10% bonus)
= 4,083 sf

90% of the increase first floor parcel coverage 90% of 4,083 sf (L1)
= 3,675 sf

20'
or as established in the Official
District Map, whichever is greater

8'

( as per table 9.08-030 - for R2 Zone
- Multifamily Residential Districts)

 (as per 9.22.040 State incentives for
affordable housing in residential zones)
 Eligible for 2 incentives, when providing 20%
of Low Income Units

NA

up to15% deviation of one side yard setback 15% deviation of side yard setback
= 6.8'

15' up to15% deviation of one side yard setback 15% deviation of rear yard setback
= 12.75'

7,750 s.f.(exist.)

50'

155'

5 UNITS
(4+1 affordable)

7,750 s.f.  + 500sf (½ of alley)
=  8,250 sf

3,280sf

3,326sf
( 89.5%of allowable L1)

7,215 GSF

     6.8'
( west side)

     15'

8,250 s.f.
(+1/2 of alley)

2 bedroom(afford.)- 1 spaces /unit
Guest  parking - 0 space

2 bedroom - 2 spaces /unit

2 bedroom / 2.5 bath. townhouse unit, balcony (49SF) - not included

2 STORY 30' MAX.

( roof decks not included)

( roof decks not included)

( roof decks not included)
2 bedroom / 2.5 bath. townhouse unit, balcony (49SF) - not included

allowed

<7,500 sf  no Development Review required

3,326 SF 89.5 %  of allowable L1

700 SF (stairs enclosure) 21 %  of gross roof area
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tel: 310 435 0752

- exceptions above the height limit:
- stairs enclosure
- mechanical equipment

       enclosure ( up to 12' height)
( as per table 9.21.060)

500 s.f. (required)

LEE & LEE STRUCTURAL 
ENGINEERING INC. 3550 
WILSHIRE BLVD, # 480
LA, CA 90010
213-351-0034

02.02.2020

JDHUANG 
Investment Inc. 
Lin Liu
15 New Dawn 
Irvine, CA 90275 
949-630 5765
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SITE PLAN
3/32'=1'-0"

PROJECT INFO
SITE PLAN

PARKING SUMMARY
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A-0.3

DIAGRAMS

SIDE YARD LANDSCAPING DIAGRAM

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

NORTHERN SIDE SETBACK AREA

SOUTHERN SIDE SETBACK AREA

NORTHERN SIDE ADJUSTABLE SETBACK

SOUTHERN SIDE ADJUSTABLE SETBACK

JDHUANG 
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DIAGRAMS
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A-1.1

FLOOR PLANS
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INSTALLED PRIOR TO COMMENCEMENT

OF DEMOLITION ACTIVITIES.

PHOTOS OF INSTALLED TREE
PROTECTION FENCE TO BE SENT TO
public.landscape@smgov.net"

SEE TREE PROTECTION ZONE GUIDELINE
AT G-103

ALL UTILITIES CONNECTIONS AT THE
ALLEY

24

SITE PLAN (BASEMENT)
SCALE: 1/8" = 1'-0"

SITE PLAN (GROUND FLOOR)
SCALE: 1/8" = 1'-0"

LEGEND

KEYNOTES

PUBLIC WORK NOTES:

PW1: DRIVEWAY APRON SHALL BE REMOVED AND REPLACED
WITH CURBING, PARKWAY, AND SIDEWALK IN
CONFORMITY WITH THE CURBING, PARKING, AND
SIDEWALK ADJOINING SUCH ABANDONED DRIVEWAY
APRON (SMMC 7.24.050 AND 7.24.060.)

UNDERGROUND PER THE APPROVED PLANS SUPPLIED
OR REVIEWED BY THE RELEVANT UTILITY COMPANIES.
A SEPARATE PUBLIC WORKS UTILITY EXCAVATION
PERMIT MUST BE OBTAINED FROM THE PUBLIC WORKS
COUNTER, CITY HALL ROOM 113 FOR ANY EXCAVATION
IN THE PUBLIC RIGHT-OF-WAY

PW3: PRIOR TO FIRE SPRINKLER INSTALLATION, CONTACT
CITY FIELD INSPECTOR AT 310-458-8535 TO
COORDINATE INSTALLATION OF DCDA.

JDHUANG 
Investment Inc.  
Lin Liu
15 New Dawn 
Irvine, CA 90275 
949-630 5765
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B1 coverage - 45% of lot

lot - 7750+500 = 8,250

45%  8250 = 3,712.5

10%  3712.5 = 371

total allowed = 4,083

B1 coverage - 45% of lot

lot - 7750+500 = 8,250

45%  8250 = 3,712.5

10%  3712.5 = 371

total allowed = 4,083

coverage provided = 3,280

L1 NET = 3,090
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Unit 1

L1 area - 689 sf

Type A

2 br + 2.5 bath 

Unit 2

Type B

Unit 3

Type B

Unit 4

L1-area - 634sf

Type B

2 br + 2.5 bath 

Unit 3

L1-area - 390sf

Type C

2 br + 2.5 bath 

L1-area - 634sf

2 br + 2.5 bath 

L1-area - 634sf

2 br + 2.5 bath 

5  slope
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LIVING RM.

KITCHEN

LIVING RM.

KITCHEN
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POWDER
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LIVING RM.

KITCHEN
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LIVING RM.

KITCHEN

(not less than 10X4")
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CONSTRUCTION NOTES
A. ALL FORMS AND ALIGNMENTS OF PAVING, LAYOUT, AND SPECIAL PAVING AREAS SHALL BE 

REVIEWED AND APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO
PLACING (GIVE A MINIMUM OF 48 HOURS NOTICE).

B. THE CONTRACTOR SHALL VERIFY THE LOCATION OF ALL UTILITIES PRIOR TO 
CONSTRUCTION AND SHALL BE HELD LIABLE FOR ALL DAMAGES INCURRED.

C. THE CONTRACTOR SHALL NOTE AND INSTALL ALL SLEEVE LOCATIONS SHOWN ON THE 
IRRIGATION PLANS IN EXCESS OF EXISTING SLEEVES PER THE LANDSCAPE
ARCHITECT'S APPROVAL.

D. ALL CONSTRUCTION AND WORKMANSHIP SHALL CONFORM TO THE LATEST EDITION OF 
THE STANDARD SPECIFICATIONS FOR PUBLIC WORKS AND THE LATEST EDITION
OF THE UNIFORM BUILDING CODE.

E. THESE NOTES SHALL BE USED IN CONJUNCTION WITH THE PLANS. ANY DISCREPANCIES 
SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR
TO ANY INSTALLATION PROCESSES.

F. THE CONTRACTOR MUST CHECK ALL DIMENSIONS, FRAMING CONDITIONS AND SITE 
CONDITIONS BEFORE STARTING WORK. THE LANDSCAPE ARCHITECT SHALL BE
NOTIFIED IMMEDIATELY OF ANY DISCREPANCIES OR POSSIBLE DEFICIENCIES.

G. THE DRAWINGS AND SPECIFICATIONS REPRESENT THE FINISHED WORK. ALL BRACING, 
TEMPORARY SUPPORTS, SHORING, MASONRY, ETC. IS THE SOLE RESPONSIBILITY
OF THE CONTRACTOR. OBSERVATION VISITS TO THE JOB SITE BY THE LANDSCAPE 
ARCHITECT DOES NOT INCLUDE INSPECTION OF CONSTRUCTION METHODS AND
SAFETY CONDITIONS AT THE WORKSITE. THESE VISITS SHALL NOT BE CONSTRUED AS 
CONTINUOUS AND DETAILED INSPECTIONS.

H. SITE CLEAN-UP SHALL TAKE PLACE ON A DAILY BASIS.
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equipment

area

equipment

area

ROOF DECK

ROOF DECK

Unit 1

Unit 2

Unit 5

Unit 3 Unit 4

83sf

106sf

fence

fence

open  to above

83sf

fence

open  to above

83sf

fence

open  to above

open  to above

ROOF OVER

BALCONY

Muhlenbergia capillaris / Pink Muhly

Grevillea 'Robyn Gordoni'

Chondropetalum tectorum / Cape Rush

Carex divulsa / Berkeley SedgeSedum spathulifolium

Table & chairs typ.

Carex divulsa / Berkeley Sedge Chondropetalum tectorum / Cape Rush Grevillea 'Robyn Gordoni' Muhlenbergia capillaris / Pink Muhly Sedum spathulifolium
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5

trash

walkway

20

ramp to garage

Unit 1

Unit 2 Unit 3 Unit 4 Unit 3

Type C

5  slope

LF

LF

LF

M

All pipes and equip.
to be located inside
of planting areas

P.O.C.
Potable water
Contractor to verify
exact location in field

F

RECOMMENDED TREE WATERING SCHEDULE

TREE TRUNK WIDTH

SIZE

RECOMMEN

DED WATER

VOLUME

WATERING

FREQUENCY BASED

ON SPECIES

MONTHS MONTHS

APRIL TO OCTOBER  NOVEMBER TO MARCH

NEWLY PLANTED (LESS

THAN 5")*

10 TO 20

GALLONS

NEWLY PLANTED

TREE

WEEKLY BI-WEEKLY

AVERAGE STREET TREE

(16")*

160

GALLONS

MINIMAL ONCE OR TWICE A MONTH NONE

SMALL (5" TO 12")* 80 GALLONS
MINIMAL ONCE OR TWICE A MONTH NONE

  MODERATE  TWICE TO THREE TIMES  A MONTH ONCE A MONTH

 HIGH WEEKLY ONCE TO TWICE A MONTH

MEDIUM (13" TO 21")* 160

GALLONS

MINIMAL ONCE OR TWICE A MONTH NONE

  MODERATE  TWICE TO THREE TIMES  A MONTH ONCE A MONTH

 HIGH WEEKLY ONCE TO TWICE A MONTH

LARGE (22" TO 30")* 260

GALLONS

MINIMAL ONCE OR TWICE A MONTH NONE

  MODERATE  TWICE TO THREE TIMES  A MONTH ONCE A MONTH

 HIGH WEEKLY ONCE TO TWICE A MONTH

VERY LARGE (31" AND

OVER)*

310

GALLONS

MINIMAL ONCE OR TWICE A MONTH NONE

  MODERATE  TWICE TO THREE TIMES  A MONTH ONCE A MONTH

 HIGH WEEKLY ONCE TO TWICE A MONTH

* WIDTH OF TREE TRUNK AT FOUR FEET FROM GROUND LEVEL

MAINTENANCE NOTES
4 times a year, at the beginning of each season, watering time will be determined by
observing at  which point water runoff starts. The watering time will be done
according to that test. In summer water every 3 days, in winter every 4 days.

Twice a year all sprinkler system should be checked in order to verify
good operating condition of all drippers and valves.

Periodic  landscape consultant visits are  strongly recommended to help verifying
good  & healthy plant development.
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