












 

Attachment A 

The City of Burbank is within the boundaries of an urbanized Area and Urban Cluster according to 2010 
US Census from the Census Bureau. 

United States Census Bureau, 
https://www2.census.gov/geo/maps/dc10map/UAUC_RefMap/ua/ua51445_los_angeles--long_beach--
anaheim_ca/. Accessed by Shipra Rajesh, Associate Planner, City of Burbank. July 14, 2021. 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment B – Aerial view of the Project site 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
               
 
 
 
 
 
 

 



Attachment C 

Aerial Map Showing 0.5 Mile Distance from Project Site RITC 

 

 



Attachment D 

2814 W Empire Avenue, Burbank, CA 

 

 

 

Preliminary City Comments 

 



 

Department Burbank Water and Power (Electric) 

DR # 21-3649 

Project Name 2814 Empire Ave (Empire Ave Apartments) 

Location 2814 Empire Ave 

Checked by: Sven Knauth 7/12/2021 

 Electrical Engineering Associate II  

Approved by: Calvin Clark 7/12/2021 

 Senior Electrical Engineer  

General Requirements 

Plan Information 
1. The following information shall be included on the construction plans: 

a. Location of the existing electric service panel  
b. Dimensions/location of existing/proposed public improvements adjacent to 

project. 
c. The width and the location of all the existing and proposed easements. 
d. Fully dimensioned building elevations showing height of structure from natural 

grade. 
e. Proposed location of the electric service panel/meters. 
f. Proposed location of the pad-mount transformer 

2. Plan approval will not be given until an electric service confirmation is obtained.  Contact 
BWP Engineering at (818) 238-3575. The plans must show the pertinent information 
related to the method of service as specified on the confirmation.  

Load Requirements 
3. A load schedule and secondary service schematic will be required to determine the extent 

of the electrical load requirements. An electronic copy of a plot plan of the site, showing 
all the existing and proposed substructures, complying with BWP AutoCAD standards 
should also be provided to BWP Electrical Engineering to aid the electrical design. BWP 
will provide full comments after the electrical sheets are provided. A meeting should be 
scheduled between the developer, project architect, electrical engineer, and BWP 
Electrical Engineering early in the design stage of each phase of the project to discuss all 
the issues and to finalize the location of the facilities. 

4. Loads below 5MW will be fed from the existing system but will require upgrades to 
accommodate the new development, at the developers cost.  



 

5. Loads 5MW or greater will require a new substation. The developer must provide the 
necessary space (a minimum of 125’ x 80’, with two 20’ access roads on two sides), if a 
substation is required. Please contact BWP Engineering at (818) 238-3575 for details if the 
projected load will exceed 5MW.  

Substructure 

6. The proposed development will require the installation of pad-mounted switches and 
transformers. The pad-mounted switches will be looped on the line side. 

7. The proposed development will require transformer and switch pads, which have a vault 
underneath them. No structures are allowed to be constructed underneath these vaults.  

8. The installation of pad-mounted transformers and switches will require the use of a crane 
or boom truck. To facilitate this installation, a vertical clearance of 40’ from the transformer 
or switch pad level should be maintained. Any design that would restrict vertical access 
clearance to a level below 40’ shall be subject to BWP approval. 

9. Provide a minimum 14’ x 18’ clear accessible area at grade level on undisturbed soil with 
easy crane access 20-foot wide for each three phase pad-mount transformer facility.  

10. Provide a minimum 10’ x 17’ clear accessible area at grade level on undisturbed soil with 
easy crane access 20-foot wide for each single-phase pad-mount transformer facility.   

11. The proposed development may require the installation of 4’ x 6’ primary pull-boxes. 

12. The proposed development may require the installation of 8’ x 14’ primary manholes. 

13. Additional conduits may be required to provide for future needs. 

14. The developer will provide 5’ wide recorded easement for the new underground system 
from the property line to the switch and a minimum 25’ x 15’ clear accessible easement for 
a pad-mount switch.  The developer’s surveyor will provide a legal description of the 
easements, which will be reviewed by Burbank Water and Power and then processed by 
the Community Development Department (contact 818-238-5250 for recording). 

15. No permanent structures are allowed within the proposed easement along the conduit run. 

16. The developer’s contractor will provide as-built drawings showing the exact location of 
underground substructure installed to serve the property.   

17. All substructure work including transformer pads, switch pads, pull boxes, grounding 
systems, primary conduits and secondary conduits are the responsibility of the developer 
and shall be done in accordance with Burbank Water and Power drawings and 
specifications.  



 

18. Any existing and proposed substructure on-site and off-site, which may affect the location 
of the new underground electrical system and any other improvements shall be identified 
and shown on the final plans in order to avoid a potential conflict with other substructure. 

19. BWP will provide the following items at the developer’s cost: 

a. Construction drawings for all substructure work 

b. Engineering support during construction 

c. Inspection of the work performed by the developer’s contractor to ensure the work 
is done per the plans provided by BWP and per BWP specifications 

d. Installation of all transformers, switches, primary cables, and metering devices 

e. Termination of the secondary cables at the transformer 

20. The developer’s contractor shall install secondary conduits, pull cable from the transformer 
to the switchboard, and terminate the secondary cables on the switchgear.  

21. Depending on the location of the switchgear (whether it is outside or inside the building), 
secondary conduits and cables will be inspected and approved by both the BWP inspector 
and the Building Inspector (switchgear inside the building) or by the BWP inspector 
(switchgear outside the building).  

22. The Building Inspector will provide structural inspection of secondary conduits for 
compliance with the Building code-concrete encasements, fire walls, support of the conduit 
package, etc. The BWP inspector will inspect the amount and size of secondary conduits 
and cables. 

Safety/Clearances 

23. The developer’s contractor is responsible for protecting any existing Burbank Water and 
Power facilities in place.  Power poles must be protected in place to prevent any movement 
of the pole butt during excavation.  Anchors must also be protected to prevent slippage or 
exposure that could result in the reduction or loss of holding power.  If these requirements 
cannot be met, then no excavation will be allowed within three feet from the face of poles 
and five feet from anchors.  

24. The developer’s contractor is responsible for protecting any existing Burbank Water and 
Power underground facilities from damage during construction. No crane imposed loads 
will be allowed on any existing manhole or pullbox structures.  

25. Any excavation that restricts vehicular access to existing BWP facilities may require the 
relocation of such facilities at the developer’s cost. 



 

Aid-in-Construction 

26. The Burbank Water and Power fees for providing electric service are Aid-in-Construction 
(AIC) charges set forth in Section 3.26 of BWP’s Rules and Regulations for Electric 
Service. AIC charges are to recover the actual cost of:  

a) Providing and installing new facilities to serve the customer;  

b) Conducting feasibility studies and engineering;  

c) Relocating existing overhead or underground facilities.  

27. Depending on local site conditions and the location of the project, AIC costs can vary 
widely from project to project. For reference, historical AIC costs for developments 
between 1 MVA and 5 MVA have ranged from $400,000 - $1,200,000 per MVA. For 
projects in this size range, BWP recommends performing a feasibility study early on in the 
project to determine a proposed electrical route and a rough cost estimate. 

28. If any portion of the existing BWP facilities needs to be upgraded or relocated due to the 
subject project, it will be done at the developer’s expense. 

Metering/Service 

29. All electrical installations must conform to the Burbank Water and Power Rules and 
Regulations for Electric Service (latest revision).  

30. For multi-metered services all numbering must be completed in a permanent manner at all 
individual units and meter sockets before service can be energized.  See BWP Rules and 
Regulations, Section 2.68 (c) for acceptable labeling (stenciling or riveted tags required, 
permanent marker is unacceptable). Contact Public Works Engineering for unit 
designations. 

31. The service switchboard rating shall be limited to 3000 Amps. Five copies of EUSERC 
drawings of the switchboard shall be provided to BWP for approval prior to submittal to 
the manufacturer. Service shall not be energized unless these drawings are provided. 

32. Outdoor meter locations are preferred. When adequate exterior wall space is not available, 
a separately locked, clearly labeled meter room is acceptable. All meter rooms must be 
located on the ground floor and have two exit doors equipped with panic hardware. At least 
one door must lead directly outside.  BWP must be supplied an access key to the room, 
which will be installed in a lock box adjacent to the door. The developer shall consult BWP 
for approved location and obtain a service confirmation prior to any installations. 

33. All new metered services require a path for meter communications to BWP communication 
networks. Installation of meters that fail to continuously communicate with BWP 
communication networks will require additional BWP approved equipment to be installed 
at the developer’s expense in order to create the appropriate communications path.   



 

Street Lighting 

34. The developer is responsible for the street lighting system traversing the project.  The street 
light system is required to be underground fed with LED luminaires. If existing lighting 
conditions do not satisfy this requirement, modification will have to be made at the 
developer’s expense. Standards and luminaries will be supplied by BWP at the developer’s 
expense.  A plot plan of the site must be submitted to BWP during the initial planning stage 
of the project for street light design. 

35. Any construction that impacts existing streetlight standards or infrastructure will require 
relocation at the developer’s cost. 

Fiber/Communication 

36. Burbank Water and Power offers high-speed, high-quality fiber optics-based services 
through its ONE Burbank program. Fiber service is available to the project if desired. For 
further information, email support@oneburbank.com or call (818) 238-3113.  

37. Contact AT&T at (866) 577-7726 for any phone company facility conflicts. Contact 
Charter Communications at (818) 847-5013 for any cable T.V. facility conflicts. 

Landscaping 

38. Any trees planted in the area adjacent to the street/alley will be of a type that will not grow 
into the existing power lines and will also have sufficient clearance from the streetlight 
facilities. 

39. All equipment locations and screening structures will be indicated on the plans and must 
meet the Community Development Department Equipment Screening Guidelines. The 
plans will include the proposed screening method, height of screening, material finish, and 
color or species of vegetation. All screen walls, which are a part of, or adjacent to, the 
proposed building will be shown on the building elevations. All screen walls detached from 
the building will be included as a separate elevation. Verification of submittal requirements 
and recommendations for screening requirements shall be by the CDD Director or his 
designee. 

40. BWP landscaping requirements for transformer pads and switch pads: 

Due to the natural maturation of trees and other landscaping elements, the following 
requirements are to be adhered to: 

a) New plantings within three feet of the back or sides of the pad and within eight 
feet of the front shall be of a groundcover type. This is considered the working 
zone. 

b) Outside of the working zone, shrubbery is acceptable within eight feet of the 
pads, but trees must be beyond an eight-foot radius to lessen future root 
conflicts. 

mailto:support@oneburbank.com


 

c) Landscaping grade shall be a minimum of five inches below the grade level of 
the top of transformer pads. 

d) All irrigation and sprinkler systems shall be constructed so that water shall not 
be directed onto the switch, the transformers, or the concrete pads. 
Additionally, surface water shall drain away from the concrete pads. 

Landscape plans shall adhere to the above requirements, showing proper working clearances 
for electrical facilities on L-sheets. 

Energy Efficiency 

41. The electrical design shall comply with California Building Code Title 24 energy 
efficiency requirements and shall use, wherever practical, surge suppressors, filters, 
isolation transformers, or other available means to preserve a quality of power of its 
electrical service and to protect sensitive electronic and computer-controlled equipment 
from voltage surges, sags, and fluctuations. BWP also recommends the use of an 
uninterruptible power supply (UPS) and a standby generator for critical loads. 

42. Power factor correction to a minimum of 90% will be requested to minimize kVA demand 
as well as energy use. The developer must use California Nonresident Building Standard 
to consider and implement energy efficient electrical equipment and devices for 
minimizing peak demand and wasteful energy consumption. 

Electric Vehicle Charging 

43. At least 6% of the total parking spaces shall be capable of supporting future Electric 
Vehicle Supply Equipment (EVSE).  Plan design shall be based on Level 2 EVSE or 
greater, at maximum operating ampacity. Only underground raceways and related 
underground equipment per Burbank Water and Power standards are required to be 
installed at the time of construction.  Plans shall include the locations and type of EVSE, 
raceway method(s), wiring schematics and electrical calculations to verify that the 
electrical system has sufficient capacity to simultaneously charge all the electrical vehicles 
at all designated EV charging spaces at their full rated amperage.  The electrical service 
panel shall include capacity to simultaneously charge all EVs at their full-rated amperage 
and shall identify the overcurrent protective devices space(s) reserved for future EV 
charging purposes as “EV CAPABLE.” The future EV charging stations shall be placed at 
multiple convenient and visible locations within the new parking facilities. This 
requirement may be superseded by future state building mandates. 

44. As part of our efforts to reduce greenhouse gas emissions, improve air quality, and 
enhance customer service, Burbank Water and Power’s Electric Vehicle Charging 
program promotes the use of electric vehicles by providing rebates for the installation of 
Level 2 (240V) charging equipment. BWP also installs and maintains a public electric 
vehicle charging network, consisting of 45 Level 2 charging ports and 2 DC Fast 
Chargers (480V), with new stations added each year depending on budget and 
availability. For more information on the rebates and the charging network, please 
contact Drew Kidd at 818-238-3653 or dkidd@burbankca.gov. Additionally, information 

mailto:dkidd@burbankca.gov


 

can be found at https://www.burbankwaterandpower.com/conservation/electric-vehicles-
rebate. 

Additional Comments 

45. .     

 

For additional information or questions please contact Sven Knauth, Electrical Engineering 
Associate II, BWP at (818) 238-3568 or SKnauth@BurbankCA.gov.  

 

Attachments: 

A. BWP Specifications for the Construction of Underground Electrical Systems 
B. S-330  Three-phase 6' x 8'-6" Transformer Pad Details  
C. S-458  Barrier Post Detail 
D. S-461  Primary  Riser Pole Grounding Requirements 
E. S-462  7’ x 10.5’ Padmounted Switch Pad Details 
F. S-464  4’ x 4.5’ Single-Phase Transformer Pad Details 
G. S-708  GO-95 Clearances 
H. S-723  Three-phase 8' x 10' Transformer Pad Details  
I. S-724  Clearances for Three phase 6'x 8'-6" Transformer Pad  
J. S-725  Clearances for Three phase 8' x 10' Transformer Pad  
K. S-729  4’ x 6’ x 6’ Traffic Rated Pullbox Details 
L. S-732  7’ x 10.5’ Padmounted Switch Clearances 
M. S-794  8’ x 14’ Precast Manhole Details 
N. S-821  Spec. for bonding grounding electrode conductors and grounding electrodes 

 

https://www.burbankwaterandpower.com/conservation/electric-vehicles-rebate
https://www.burbankwaterandpower.com/conservation/electric-vehicles-rebate
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MEMORANDUM 
 
 
 
 
 
 
DATE: July 14, 2021 
 
TO:               Shipra Rajesh, Associate Planner                
 
FROM:  Daniel J. Rynn, Chief Assistant Public Works Director – City Engineer 
 
SUBJECT:  Project No. 21-0003649 – Development Review (with IDRC Staff Meeting) 
                      Located at 2814 Empire Ave  
 
 
Project Description:   
 
Request for a Development Review for construction of a 79’-0” high multi-family 
residential building with 148 dwelling units that are 100% affordable. Applicant has 
applied for SB 35 streamlining process as well as a preliminary application seeking vested 
rights pursuant to SB 330, Housing Crisis Act of 2019. Additionally, applicant is seeking 
density bonus (to allow 98 additional units – which are included in the total 148 units) 
along with other concessions and waivers including increase in height from 50 feet to 79 
feet, reduction in front yard setback and open space, and increase in FAR from 1.25 to 
3.42, pursuant to State Density Bonus Law. Per requirements of SB 35, vehicular parking 
is not required for a 100% affordable housing projects that are located within half a mile 
of public transit station. Project site is located within half a mile radius of public transit 
station and qualifies for no parking. Project is proposing 13 parking spaces. 
 
 
ENGINEERING DIVISION 
 
General Requirements: 
 
◼ Show dimensions and location of all proposed property dedications. 

 
◼ Applicant shall protect in place all survey monuments (City, County, State, Federal, 

and private).  Pursuant to California Business and Professions Code Section 8771, 
when monuments exist that may be affected by the work, the monuments shall be 
located and referenced by or under the direction of a licensed land surveyor or 
licensed civil engineer legally authorized to practice land surveying, prior to 
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construction, and a corner record or record of survey of the references shall be 
filed with the county surveyor.  A permanent monument shall be reset, or a witness 
monument or monuments set to perpetuate the location if any monument that 
could be affected, and a corner record or record of survey shall be filed with the 
county surveyor prior to the recording of a certificate of completion for the project.  

 
◼ No building appurtenances for utility or fire service connections shall encroach or 

project into public right-of-way (i.e. streets and alleys).  Locations of these 
appurtenances shall be shown on the building site plan and the off-site 
improvement plans [BMC 7-3-701.1]. 

 
◼ No structure is permitted in any public right-of-way or any public utility 

easements/pole line easements [BMC 7-3-701.1, BMC 9-1-1-3203]. 
 
◼ All unused driveways shall be removed and reconstructed with curb, gutter and 

sidewalk [BMC 7-3-504]. 
 
◼ Any work within the public right-of-way must be permitted and approved by the 

Public Works Department before construction can commence.  All construction 
work in the public right-of-way must comply with Burbank Standard Plans and must 
be constructed to the satisfaction of the City Engineer.  A Public Works 
EXCAVATION PERMIT is required. The excavation permit requires a deposit 
acceptable to the Public Works Director to guarantee timely construction of all off-
site improvements. Burbank Standard Plans can be accessed at;  
http://file.burbankca.gov/publicworks/OnlineCounter/main/index.htm 

 
The following must be completed prior to the issuance of a Building Permit: 
 
◼ A portion of the property is within a flood plain.  Applicant shall provide a copy of 

the “Flood Plain Development Permit” pursuant to Part 59 and Part 60 of 
subchapter B of Chapter I of Title 44 of the Code of Federal Regulations as stated 
in “SB 35 – Notice of Intent to Submit Application”.  
 

◼ Applicant shall notify City of Burbank Building Department in regard to proximity 
of flood zone. FEMA flood map can be accessed at 
https://msc.fema.gov/portal/search?AddressQuery=10950%20sherman%20way%20bur
bank%20#searchresultsanchor. 
 

◼ Dedicate* to the City for street right-of-way: a portion of the property adjacent to 
Empire Avenue to create a 15’ parkway per Burbank 2035 General Plan [BMC 7-
3-106]. 
 

◼ The City of Burbank and the applicant must develop an egress/ingress easement 
agreement for the fire access lane that is proposed through Robert E. Gross Park 
(City property). 
 

https://msc.fema.gov/portal/search?AddressQuery=10950%20sherman%20way%20burbank%20#searchresultsanchor
https://msc.fema.gov/portal/search?AddressQuery=10950%20sherman%20way%20burbank%20#searchresultsanchor
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 *Contact Real Estate Division of the Community Development Department 
 at (818) 238-5180 for information to accomplish this dedication  
 

◼ The applicant must coordinate with Public Works to establish a professional 
service Agreement (PSA) for engineering support/project management and 
inspection services to oversee any related Public Works Construction in the public 
right of way or within public utility easements related to this project.  The cost of 
the PSA will be paid by the applicant.  
 

◼ Off-site improvement plans (in the public right-of-way) must be approved by the 
Public Works Director.  Plans must be submitted in City of Burbank Standard 
format and as-built plans must be submitted on mylar paper.  
 

◼ Submit hydrology/hydraulic calculations and site drainage plans.  On-site drainage 
shall not flow across the public parkway (sidewalk) or onto adjacent private 
property.  It should be conveyed by underwalk drains to the gutter through the curb 
face or connected to a storm drain facility [BMC 7-1-117, BMC 7-3-102].  The 
proposed development will need to submit a hydrology/hydraulic calculation, which 
depict both the existing and proposed drainage conditions.  Any drainage studies 
and/or improvements on private property are to be reviewed and approved by the 
City’s Building Department.  Any drainage studies and/or improvements within the 
public right-of-way are to be reviewed and approved by the City’s Public Works 
Department.  The Lockheed Channel hydraulics are at capacity.  Proposed 
drainage to the Lockheed Channel shall not increase the channel’s existing 
capacity.  Development is proposing to connect to the Lockheed Channel, 
applicant must apply for a connection permit from the City of Burbank, Stormwater 
Division.  
 

◼ An address form must be processed [BMC 7-3-907]. 
 

◼ Applicant must contact the City of Burbank, Park and Recreation Department for 
the removal of any parkway tree(s). 
 

◼ Plans should include easements, elevations, right-of-way/property lines, 
dedication, location of existing/proposed utilities and any encroachments.  

 
The following must be completed prior to issuance of Certificate of Occupancy: 
 
◼ Resurface (grind and overlay minimum 2”) with Asphalt Rubber Hot Mix (ARHM) 

to the centerline of Empire Avenue fronting the property per City of Burbank 
Standards.  Plans must be submitted in City of Burbank Standard format. 

 
◼ Applicant must re-stripe the resurface area and re-establish all traffic loops. 
 
◼ Remove and reconstruct sidewalk fronting the property along Empire Avenue per 

City of Burbank Standards. 
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◼ Reconstruct dedicated portion of parkway with PCC sidewalk per City of Burbank 
Standard Plans BS-100 & BS-104-1.  
 

◼ Existing driveway apron along Empire Avenue is to be removed and reconstructed 
with sidewalk, curb and gutter per City of Burbank Standards Plan BS-100 & BS-
104-1.   
 

◼ Any portion of public curb or gutter that is broken, uneven or uplifted at the end of 
the project must be reconstructed to the satisfaction of the City Engineer.  That 
reconstruction will be required whether the damage is pre-existing or is a result of 
the project. Contact the Public Works Inspection Office at (818) 238-3955 to have 
these areas inspected and identified after obtaining a Public Works Excavation 
Permit [BMC 7-3-501]. 

 
Additional Comments: 
 
◼ Building access doors, loading docks doors, and access gates may not swing 

open into the public right-of-way [BMC 7-3-701.1]. 
 

◼ Additional impacts to street triggered by this project could extend the paving 
restoration limits. 

 
For additional information or questions, please contact Anthony Roman, Civil Engineer 
Associate, at (818) 238-3945. 
 
Checked by: ___Anthony Roman  Date: ____July 13, 2021___ 
 
 
WATER RECLAMATION AND SEWER 
 
Required Information Missing on Plans: 
 
◼ Type of existing use, including the gross square footage of the building’s rooms, 

and its disposition. 
 

Wastewater requirements: 
 
◼ Under the current rate structure, pulling the Building Permit for the proposed 

development is subject to a Sewer Facilities Charge estimated at $87,581.70. The 
charge is due prior to issuance of a Building Permit [BMC 8-1-802 and BMC 8-1-
806]. 

 
SFC  = Proposed Developments – Demolition Credits 

= Multi Family Units [$667/unit * 148 units] – Restaurant/Office [$11,134.30] 
= $87,581.70 
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(Note: It is the responsibility of the developer to show proof of the existing sewer 
usage or existing developments so that the proper credit can be given.) 

 
◼ Every building or structure in which plumbing fixtures are installed which conveys 

sewage must be connected to the municipal wastewater system [BMC 8-1-104]. 
 
◼ No person shall connect to or tap an existing public sewer without obtaining a 

permit [BMC 8-1-301]. 
 
◼ A maintenance hole must be installed at the connection point to the City sewer 

main for any newly proposed private sewer lateral connection(s) that are greater 
than or equal to 8-inches in diameter [BMC 8-1-308] per Standard Drawing BSS-
201-2 located in the 2012 edition of Standard Plans for Public Works Construction. 

 
◼ Any existing fixture or connection to the sewer main line must be capped before 

building demolition activities occur. 
 
◼ A backwater valve is required on every private sewer lateral(s) connected to a 

private building(s), unless it can be shown that all fixtures contained therein have 
flood level rim elevations above the elevation of the next upstream maintenance 
hole cover of the public sewer serving the property, or a conditional waiver is 
granted by the Director [BMC 8-1-313]. Please note that Public Works’ Wastewater 
Division will not sign off on the Certificate of Occupancy until the owner/developer 
provides proof that the backwater valve(s) has been installed. 

 
Project Specific Requirements: 
 
◼ A Sewer Capacity Analysis (SCA) is required. If an environmental impact analysis 

is performed, then the applicant needs to include the findings from a sewer study 
analyzing how the proposed project will impact the wastewater flows and assess 
the existing sewer lines’ ability to accommodate the proposed project in a peak wet 
weather scenario for all sewer reaches tributary to the property.  The sewer study 
can be conducted by the applicant, or by Public Works subject to a $482 fee (fiscal 
year 2020-21) paid to the City.  Please be aware that the sewer study must include 
sewer reaches downstream/tributary to the proposed sewer connection to properly 
conduct the analysis.  Public Works requires that the sewer study be completed 
prior to the review of the project’s offsite improvement plans; however, if an 
Environmental Impact Report (EIR) is required, Public Works requires the sewer 
study be completed prior to the draft release of the EIR.  Please note that if 
sufficient capacity does not exist, the Director will require the applicant to restrict 
discharge until sufficient capacity is available, or to construct a public sewer to 
provide sufficient capacity or agree to pay a shared portion of the sewer 
infrastructure improvement costs with the City. The City may refuse service to 
persons locating facilities in areas where their proposed quantity or quality of 
sewage in unacceptable [BMC 8-1-301A and BMC 8-1-304]. 
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◼ For any cooling tower(s) included in this project using recycled water, separate 
recycled water meter(s) will be required. A recycled water meter must be obtained 
and coordinated with Burbank Water and Power, located at 164 E Magnolia Blvd., 
Burbank, CA 91502 or by phone at (818) 238-3500. 

 
Stormwater Requirements: 
 
◼ Per BMC 9-3-407, Best Management Practices shall apply to all construction 

projects and shall be required from the time of land clearing, demolition or 
commencement of construction until receipt of a certificate of occupancy. 

 
◼ Discharges from essential non-emergency firefighting activities (i.e., fire sprinkler 

system testing) is a conditionally allowed non-storm water discharge into the storm 
drain system, provided appropriate Best Management Practices (BMPs) are 
implemented.  Please see the attached Fire Suppression Systems discharge form 
and follow the requirements to comply when conducting the conditionally allowed 
non-storm water discharge. 
 

◼ Certain construction and re-construction activities on private property will need to 
comply with post-construction Best Management Practices (BMPs), which include 
Sections 8-1-1007 and 9-3-414.D of the BMC authorizing the City to require 
projects to comply with the Standard Urban Stormwater Mitigation Plan provisions 
and the City’s Low Impact Development (LID) ordinance.  For questions on these 
requirements, please contact the City’s Building Division at (818) 238-5220. 

 
For additional information or questions, please contact Kenneth Kozovich at (818) 238-
3932. 
 
Checked by: __Stephen Walker_________  Date: ___July 12, 2021__ 
 
 
TRAFFIC ENGINEERING 
 
Conditions: 
 
◼ Driveway apron shall be constructed per Burbank Standard Plan BS-102.  

Driveway slope and transition shall be constructed per Burbank Standard Plan BT-
406.  
 

◼ Driveway shall be minimum 20’ wide to accommodate fire truck access. 
 

◼ Fire Lane shall be a minimum of 24’ wide or per Burbank Fire Department’s 
requirement.  All driveways leading to and from the Fire Lane and the curvature of 
the road should be able to accommodate the turn path of the largest fire engine 
used for fire response. 
 

◼ Provide turning template for fire truck access.  
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◼ Fire truck access, for both ingress & egress, shall be provided on site. 

 
◼ Consult with Fire Department and Parks and Recreation Department on the 

feasibility of the proposed fire truck access thru the public parking lot at the Robert 
Gross Park. 
 

◼ All driveways and access road leading to parking areas shall be designed to 
accommodate turn path of Passenger Car (P) design vehicle per the AASHTO 
Greenbook with minimum 24’ outer turning radius and 15’ inner turning radius. 
 

◼ Site plan shall show a detailed parking arrangement accurately dimensioned, 
showing individual numbered parking spaces, aisles widths, driveway widths, as 
well as location, size, shape, design of curb cuts (driveway width). 

 
◼ Parking spaces shall be constructed per BMC 10-1-1401, 10-1-1403, 10-1-1417, 

10-1-1606. 
 
◼ Parking spaces for residential use shall have a minimum width of 8’-6” and a 

minimum length of 18’ per BMC 10-1-1401. 
 

◼ Access aisle width for standard space and compact space shall be per Burbank 
Standard Plan BT-401 as follows: 

 
STANDARD SIZE AUTOMOBILE 
SPACES ADJOINING ACCESS 
AISLE 
BASIC STALL 
WIDTH 

ACCESS AISLE 
WIDTH 

8'-6" 27'-4" 
8'-8" 26'-8" 
9'-0" 25'-4" 
9'-4" 24'-0" 

 
 

◼ Turn areas and parking spaces adjacent to obstructions shall be constructed per 
Burbank Standard Plan BT-400. Parking stalls adjacent to vertical obstructions 
shall be a minimum of 10’ wide per Burbank Standard Plan BT-400. 

 
◼ End stalls shall be a minimum of 11’ wide or the access aisle must extend 3’ 

beyond the bay per Burbank Standard Plan BT-400. 
 

◼ ADA parking stalls shall be constructed per Caltrans Standard Plan A90A. Stalls 
shall be a minimum of 9 feet wide by 18 feet deep. 
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◼ Investigate the need for traffic control devices at the intersection of Empire Avenue 
and Niagara to improve pedestrian safety and provide transit accessibility to the 
transit stop on the north side of Empire Avenue. 
 

◼ Investigate the need to relocate transit stop on the south side of Empire at 
Empire/Catalina to Empire/Niagara to improve transit accessibility.  

 
◼ On street parking shall be eliminated, by red curb, in the areas 30’ west of the 

driveway and 20’ east of the driveway. 
 

◼ Provide pedestrian circulation paths, to connect the on-site and off-site locations 
and features per BMC 10-1-627 (M). 

 
◼ No visual obstruction shall be erected or maintained above 3’ high or below 10’ 

high in a 5’ by 5’ visibility cut-off at intersection of street and driveway [BMC 10-1-
1303(C)]. 

 
◼ Pedestrian path across project driveway shall be in the public right of way.  Corner 

cutoff requirements shall apply to any corner of the pedestrian path.  
 
For additional information or questions, please contact Vikki Davtian, Principal Engineer 
– Traffic, at (818) 238-3922. 
 
Checked by:       Vikki Davtian   Date: ___July 14, 2021__  
 
 
FIELD SERVICES 
 
Solid Waste: 
 
◼ Must have a common location(s) for trash enclosures large enough to house an 

appropriate number of refuse and recycling bins. 
 
◼ Must comply with AB 341 requirements and 1383 requirements.  

 
◼ There must be an appropriate location on the property for all solid waste 

containers or bins.  Solid waste containers shall not to be visible from the street. 
 
◼ Recycling must be provided for all residents/businesses. 
 
For additional information or questions, please contact Public Works Field Services at 
(818) 238-3800. 
 
Checked by:   John Molinar  ______ Date: ___July 14, 2021___  
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DATE: July 16, 2021 

 
TO: Shipra Rajesh, Associate Planner (ext. 5258) 

 
FROM: Building & Safety Division 

  
SUBJECT: Project No. 21-0003649 (Development Review) 
 Located at 2814 Empire Ave 

   
 
Based on the drawings submitted for this review, the following requirements apply to the 
project. Additional requirements will be included when complete drawings are submitted for 
Plan Check.  The applicant and/or project designer is responsible for ensuring that all 
mandatory information required for permit issuance has been addressed on the plans.  
 
DEVELOPMENT REVIEW IS NOT A PLAN CHECK REVIEW. Plan check review requires 
submittal of complete construction documents and calculations.  Questions concerning exiting, 
fire-resistance, and occupancy should be presented to the Building Division in writing 
accompanied by appropriate plans.   
 
Please review the following comments. 
 

1. All projects shall comply with Title 9, Chapter 1, of the Burbank Municipal Code, and the 
2019 edition of the California Building Code, California Residential Code, California 
Electrical Code, California Mechanical Code, California Plumbing Code, California 
Green Building Standards and Building Energy Efficiency Standards, including all 
intervening Code Cycles. 
 

2. Plans and reports submitted for Plan Check Review are to be submitted electronically. 
For more information about the online submittal process, please contact the Building 
Division at 818-238-5220 or via email at building@burbankca.gov. 

 
3. All conditions of approval are to be reproduced on the construction document drawings 

as part of the Approved Construction Set. 
 
4. All Departments that have provide Conditions of Approval are to review drawings and 

provide final approval via online electronic review, prior to issuance of Building Permit. 
 

mailto:building@burbankca.gov
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5. Development Impact Fees are assessed by the City for construction of new commercial 
square footage as listed in the Burbank Fee Schedule and Title 10, Article 22, of the 
Burbank Municipal Code. 
 

6. Low Impact Development: A LID Plan is required for City review that provides a 
comprehensive, technical discussion of how the project will provide on-site retention in 
compliance with the requirements of the LID Ordinance and LID Standards Manual.  

Best Management Practices and control measures shall be prioritized in the 
following order: 

i. On-site infiltration, bioretention, and/or rainfall harvest. 
ii. On-site biofiltration, off-site ground water replenishment, and/or off-site 

retrofit. 
 

7. New construction projects within the City of Burbank are subject to MWELO review. 
New landscape areas for residential and non-residential projects between 500 and 
2,500 square feet requiring a building or landscape permit, plan check or design 
review will be required to complete, either a Performance or Prescriptive Compliance 
Method. Full house demolition will require MWELO review, either prescriptive or 
performance, no exceptions. 

 
8. The property shall comply with accessibility requirements for the various occupancies 

as stated in California Building Code Chapter 11.  Accessibility regulations apply to all 
common areas and pools and spas. 
 

9. The parking layout will have to comply with City standards, including minimum turning 
radii for accessing parking stalls. 
 

10. Deferral of any submittal items shall have prior approval of building official. The 
registered design professional in responsible charge shall list the deferred submittals on 
construction documents for review. 
 

11. Screening will be required for equipment located in front and side yards.  The screening 
will include the electrical panels, A/C compressor units, gas meters, and transformers.  
All screening will be subject to approval by Planning and Building divisions, and BWP.  
 

12. Grading and drainage plans will be required, and a separate Grading & Shoring Permit 
will be required. Geotechnical report to be submitted along with Grading & Shoring 
Permit Application. 

 
13. The City’s mandatory Construction & Demolition Debris Diversion Ordinance requires 

the recycling and diversion of at least 65% of construction and demolition debris.  A 
refundable deposit and non-refundable administrative fee will be collected prior to 
permit issuance. The Ordinance applies to all demolitions and to new construction, 
additions, remodels, renovation, tenant improvement and alteration projects over 500 
square feet in scope of work. 
 

14. A stamped setback certification by a Licensed Surveyor will be required to certify the 
location of the new construction in relation to the setbacks prior to the first foundation 
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inspection. 
 

15. Plans submitted for plan check must be stamped by State-licensed architect or engineer 
unless the project is one of the following listed below and complies with conventional 
light wood frame construction requirements in the CBC: 
• Wood-framed, single-family dwellings not more than two stories in height;  
• Wood-framed, multi-family dwellings not more than two stories in height, and limited 

to four dwelling units per parcel; 
• Wood-framed, garages or accessory structures for single-family dwellings not more 

than two stories in height; 
• Non-structural or non-seismic storefronts, interior alterations or additions. 

 
16. Approved hours of construction are:  
  Monday – Friday  7:00 am to 7:00 pm 
  Saturday  8:00 am to 5:00 pm 

No construction is permitted by contractors or subcontractors after hours, on Sunday or 
on City holidays without prior written request and approval from the Community 
Development Department. 
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2 Site Plan - 2814 W Empire Ave

SITE:

ADDRESS: 2814 W. EMPIRE AVE.

ZIP CODE: 91504

PARCEL NUMBER/APN: 2464-001-017

LOT AREA: 37,445 GSF (0.86 ACRES)

USEABLE AREA: 35,957 NET SF

LEGAL DESC: NW 1/4 OF SEC 10 T1N R14W

PROPOSED BUILDING AREA: 128,187 GSF

PROPOSED DWELLING UNITS: 148

ZONING: 

APPLICABLE LOCAL REGULATIONS:

BURBANK MUNICIPAL CODE, TITLE 10 ZONING REGULATIONS

BURBANK 2035 GENERAL PLAN

ZONE DESIGNATION: M - 2 (GENERAL INDUSTRIAL)

GENERAL PLAN DESIGNATION: REGIONAL COMMERCIAL

F.A.R. = 128,187 SF (GROSS BUILDING) / 37,475 SF (GROSS SITE) = 3.42

F.A.R. ALLOWABLE: 1.25

LOT COVERAGE = 19,365 SF (LEVEL 1 GROSS BUILDING) / 37,445 SF 
(GROSS SITE) = 51.7%

PROVIDED OPEN SPACE PER UNIT = 16484 SITE OPEN SPACE / 148 

UNITS = 111.38 SF PER UNIT

LOT DENSITY = 148 UNITS / .86 ACRES = 172.1 UNITS / ACRE

PARKING:

BASE PARKING REQUIRED(10-1-633(E)(1):

A. ZERO TO ONE (1) BEDROOMS: ONE (1) ONSITE PARKING
SPACE.

B. TWO (2) TO THREE (3) BEDROOMS: TWO (2) ONSITE PARKING
SPACES.

C. FOUR (4) AND MORE BEDROOMS: TWO AND ONE-HALF (2 1/2)
PARKING SPACES.

PARKING REQUIRED: 0 STALLS

PARKING PROVIDED: 13 STALLS

ACCESSIBLE PARKING REQUIRED:  1 STANDARD, 1 VAN ACCESSIBLE 
PER CALIFORNIA BUILDING CODE TITLE 24, CHAPTER 11A

ACCESSIBLE PARKING PROVIDED: 2 STALLS TOTAL

Zoning Review

A5.C 1" = 20'-0"

1 Demolition Site Plan

REFUSE &
RECYCLING BICYCLE

STORAGE

DRAFT
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A9.C 1/16" = 1'-0"

1 Level 1

A9.C 1/16" = 1'-0"

2 Level 2

A9.C 1/16" = 1'-0"

3 Levels 3-7

2814 W Empire - Rentable Area
Level Area

Level 1 9971 SF

Level 2 15710 SF

Level 3 15703 SF

Level 4 15710 SF

Level 5 15710 SF

Level 6 15710 SF

Level 7 15710 SF

104226 SF

50% 25% 25%

75 37 36 148

Floor 7 11 5 5 21

Floor 6 11 6 6 23

Floor 5 11 6 6 23

Floor 4 11 6 6 23

Floor 3 11 6 6 23

Floor 2 13 6 5 24

Floor 1 7 2 2 11

SF PER

UNIT

450 SF

MIN

700 SF

MIN

900 SF

MIN

1 Bed 2 Bed 3 Bed Total Units

2814 W Empire - Unit Matrix

TOTAL UNIT AREA: 104,226 SF 81.4%
TOTAL COMMON AREA: 23,961 SF 18.6%

Common Space Tabulation
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STORAGE
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ABS Burbank

PRELIMINARY  NOT FOR
CONSTRUCTION

20-0538

06/18/21Planning Pre-Application

No. Date Description

Elevation Keynotes
Mark Description

1 BRICK MASONRY - RED/BROWN

2 HORIZONTAL METAL PANEL - DARK GRAY

3 STUCCO OR FIBER CEMENT PANELS - OFF WHITE/ TWO TONES

4 WOOD-LOOK FIBER CEMENT SIDING

5 METAL MESH BALCONY RAILINGS

6 METAL TRELLIS WITH WOOD MEMBERS

7 BOARD-FORMED CONCRETE

8 PREFINISHED ALUMINUM MECHANICAL SCREEN

A12.C 1/16" = 1'-0"

1 North Elevation (Empire Avenue)

A12.C 1/16" = 1'-0"

2 West Elevation

A12.C 1/16" = 1'-0"

3 South Elevation

A12.C 1/16" = 1'-0"

4 East Elevation
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Typical Unit Plans - 2814
W Empire Ave

A14.C
2021

ABS Burbank

PRELIMINARY  NOT FOR
CONSTRUCTION

20-0538

06/18/21Planning Pre-Application

No. Date Description

A14.C 3/8" = 1'-0"

1 1 Bed - 450 SQ FT

A14.C 3/8" = 1'-0"

2 2 Bed - 700 SQ FT

A14.C 3/8" = 1'-0"

3 3 Bed - 900 SQ FT

1 Bedroom:  20 sf
2 Bedroom:  40 sf
3 Bedroom:  62 sf

Storage Space Table
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2021

ABS Burbank
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CONSTRUCTION

20-0538
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CONCEPTUAL CIVIL SITE PLAN

BASIS OF BEARINGS

LAND DESIGN CONSULTANTS INC.
Land Planning, Civil Engineering, Surveying & Environmental Services

ABS BURBANK, LLC

EMPIRE AVE. AFFORDABLE HOUSING PROJECT
2814 W. EMPIRE AVE.

BENCHMARK

LEGEND

1

2

3

EXISTING CATCH BASIN TO PROTECT-IN-PLACE

EXISTING PULL-BOX (WATER) TO BE REMOVED

EXISTING PULL-BOX (ELECTRICAL) TO REMOVE AND RE-SET TO (N) GRADE

EXISTING STREET LIGHT TO PROTECT-IN-PLACE

EXISTING PULL-BOX (STREET-LIGHT) TO PROTECT-IN-PLACE

EXISTING PARK DECORATIVE COLUMN TO PROTECT-IN-PLACE

EXISTING CONCRETE DRIVEWAY TO PROTECT-IN-PLACE

EXISTING CONCRETE SIDEWALK TO PROTECT-IN-PLACE

EXISTING CONCRETE CURB AND GUTTER TO PROTECT-IN-PLACE

EXISTING MONITORING WELL TO PROTECT-IN-PLACE

EXISTING FDC TO BE REMOVED

EXISTING CHAIN-LINK-FENCE TO BE REMOVED

EXISTING TREE TO BE REMOVED

EXISTING DRAINAGE CHANNEL (LOCKHEED) TO PROTECT-IN-PLACE

EXISTING GAS METER TO BE REMOVED

EXISTING FIRE HYDRANT TO BE REMOVED

EXISTING CATCH BASIN TO BE REMOVED

EXISTING CONCRETE DRIVEWAY TO BE REMOVED

4

DEMOLITION NOTES:

5

6

1

2

3

CONSTRUCT 6' HIGH BLOCK WALL

CONSTRUCT BFP FOR FIRE PURPOSES

CONSTRUCT GAS REGULATOR AND METER

CONSTRUCT CONCRETE SIDEWALK

CONSTRUCT CONCRETE CURB AND GUTTER AND JOIN (E)

CONSTRUCT CONCRETE DRIVEWAY

CONSTRUCT 20' CONCRETE FIRE ACCESS ROAD

CONSTRUCT 3' CONCRETE CURB & GUTTER

CONSTRUCT 20' GATE (FIRE ACCESS)

CONSTRUCT 24"x24" CATCH BASIN

CONSTRUCT UNDERGROUND STORMWATER CISTERN (FOR LID RETAINED SWQDV ON SITE)

CONSTRUCT RAISED PLANTER (TO CAPTURE AND USE OF SWQDV)

CONSTRUCT 5' CONCRETE WALK

CONSTRUCT PLANTING AREA

CONSTRUCT 4' CONCRETE WALK WITH 6" CURB ONLY

CONSTRUCT BFP FOR DOMESTIC PURPOSED AND METER

CONSTRUCT UNDERGROUND TRANSFORMER VAULT

CONSTRUCTION NOTES:
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LEGAL DESCRIPTION:

655.00

655.00

EARTHWORK VOLUMES:

1. NO EXISTING PROTECTED TREE SPECIES ARE ON THE PROPERTY.

2. FINAL LOCATION OF PROPOSED PROJECT UTILITY LATERAL SERVICES (WATER,
SANITARY SEWER, GAS, ETC.) WILL BE DETERMINED DURING THE PREPARATION OF
CONSTRUCTION DOCUMENTS.

3. THE PROPOSED BUILDING FINISHED FLOOR ELEVATIONS WILL BE SET 1.0 FOOT
ABOVE THE BASE FLOOD ELEVATION OF 652.50 AS DEPICTED IN THE FEMA LOMR
REPORT CASE NO. 11-09-3187P. EFFECTIVE: JUNE 28, 2012.

GENERAL NOTES:

17

PROGRESS SET

DRAFT



SITE 'C' TREE LEGEND:

SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE WUCOLS QTY. HYDRO
ZONE #

CAL-IPC
INVASIVE NOTES:

ARB MAR ARBUTUS UNEDO 'MARINA' STRAWBERRY TREE 24" BOX L 5 L1 N

CER CAN CERCIS CANADENSIS EASTERN REDBUD TREE 24"-36"
BOX L 8 L2-6 N

LAG IND LAGERSTROEMIA INDICA 'NATCHEZ' CRAPE MYRTLE 24" BOX L 8 L2-6 N

MYR COM MYRTUS COMMUMIS COMMON MYRTLE 15 GAL L 15 L1 N

WAS FIL WASHINGTONIA FILIFERA MEXICAN FAN PALM 7-8' CT L 8 L1 N

TOTAL 44

2 8 1 4   W E S T
E M P I R E     A V E N U E

OVERALL ILLUSTRATIVE SITE PLAN

Sheet Number

Sheet Title

©Copyright by Cuningham (All Rights Reserved)

Current Revision

Revisions

Project Information

Project No.: PIC / AIC:

Date:Phase:

8665 Hayden Place  |  Culver City  |  CA  90232

cuningham.com

2021

ABS Burbank

PRELIMINARY      NOT FOR
CONSTRUCTION

21-040

06/11/21Concept

No. Date Description

C  O   M   M   U   N   I   T   A   S      D   E   S   I   G   N
landscape architecture + urban design + planning

1425 NORTH SIERRA BONITA AVENUE # 414
LOS ANGELES, CALIFORNIA 90046

(323) 828-4772
WWW. COMMUNITASDESIGN.COMPROPERTY LINE

5'-0"

20'-0"

Overall Illustrative Site Plan

L1

PARKING
ENTRY/EXIT

LEVELS 2 THRU 6
TERRACES

PEDESTRIAN
ENTRY

6'
-0

" T
YP

.

N0            8'           16' 32' 64'

SCALE:  1/16" = 1'-0"

3'-6" WIDE
SIDEWALK

TYP.

3'-6" TYP.

10
'-2

"

29'-0"

PROPERTY LINE

FIRE LANE
TURF BLOCK

VEHICULAR
CONCRETE

49
'-8

"

PROPERTY LINE

PEDESTRIAN
ENTRYFRAGRANCE GARDEN

WITH SCULPTURAL
CONCRETE SEATING

CHILDREN'S PLAY AREA
WITH MOVEABLE PLAY

EQUIPMENT

5'-0" LANDSCAPE
BUFFER WITH
EVERGREEN TREES
AND LARGE SHRUBS

FUTURE WALKWAY
CONNECTION

LANDSCAPE REQUIREMENT CHECKLIST:

THE FOLLOWING LANDSCAPE PLANS WERE
DEVELOPED IN ACCORDANCE WITH THE FOLLOWING
DOCUMENTS:

· BURBANK MUNICIPAL CODE
· BURBANK GENERAL PLAN 2013
· MODEL WATER EFFICIENT LANDSCAPE ORDINANCE
· NORTH SAN FERNANDO BOULEVARD MASTER PLAN

LANDSCAPE CALCULATIONS:

OVERALL SITE:

SITE AREA: 36,549 SF
BUILDING AREA: 19,335 SF
OPEN SPACE  AREA 17,214 SF
HARDSCAPE AREA: 10,791 SF
PLANTING AREA (38%): 6,423   SF

PERMEABLE LAND AREA:

OPEN SPACE AREA: 17,214 SF
PLANTING AREA: 6,423  SF
PERMEABLE PAVING AREA: 4,589  SF
NON-PERMEABLE PAVING AREA: 6,202  SF

PROJECT SITE TREE REQUIREMENTS:

ON-SITE TREE COUNTS REQUIRED:
· (2) EXISTING TREES TO BE REMOVED:

REPLACE 1 TO 1.  0

· REQUIRES 1 TREE TO BE PLANTED
ON-SITE FOR EACH 4 UNITS
(312 UNITS PROVIDED) 39

 ON-SITE TREES REQUIRED: 39

TREE COUNTS PROVIDED:

· ON-SITE GROUND LEVEL TREES: 28
· OFF-SITE STREET TREES  0
TOTAL TREES PROVIDED: 28

2814 West Empire AvenueB L4

AL4

Planning Pre-Application 06/18/21

.C

DRAFT



SITE 'C' TREE LEGEND:

SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE WUCOLS QTY. HYDRO
ZONE #

CAL-IPC
INVASIVE NOTES:

ARB MAR ARBUTUS UNEDO 'MARINA' STRAWBERRY TREE 24" BOX L 5 L1 N

CER CAN CERCIS CANADENSIS EASTERN REDBUD TREE 24"-36"
BOX L 8 L2-6 N

LAG IND LAGERSTROEMIA INDICA 'NATCHEZ' CRAPE MYRTLE 24" BOX L 8 L2-6 N

MYR COM MYRTUS COMMUMIS COMMON MYRTLE 15 GAL L 15 L1 N

WAS FIL WASHINGTONIA FILIFERA MEXICAN FAN PALM 7-8' CT L 8 L1 N

TOTAL 44
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2021

ABS Burbank

PRELIMINARY      NOT FOR
CONSTRUCTION

21-040

06/11/21Concept

No. Date Description

C  O   M   M   U   N   I   T   A   S      D   E   S   I   G   N
landscape architecture + urban design + planning

1425 NORTH SIERRA BONITA AVENUE # 414
LOS ANGELES, CALIFORNIA 90046

(323) 828-4772
WWW. COMMUNITASDESIGN.COM

Ground Level Site Plan

L2

GROUND LEVEL SITE PLAN

PROPERTY LINE

5'-0"

20'-0"

PARKING
ENTRY/EXIT

PEDESTRIAN
ENTRY

6'
-0

" T
YP

.

N0            8'           16' 32' 64'

SCALE:  1/16" = 1'-0"

3'-6" WIDE
SIDEWALK

TYP.

3'-6" TYP.

10
'-2

"

29'-0"

PROPERTY LINE

FIRE LANE
TURF BLOCK

VEHICULAR
CONCRETE

49
'-8

"

PROPERTY LINE

PEDESTRIAN
ENTRYFRAGRANCE GARDEN

WITH SCULPTURAL
CONCRETE SEATING

OUTDOOR GARDEN
WOOD BENCHES TYP.

5'-0" LANDSCAPE BUFFER WITH
EVERGREEN TREES AND LARGE
SHRUBS

FUTURE WALKWAY
CONNECTION

PROPERTY LINE

LANDSCAPE REQUIREMENT CHECKLIST:

THE FOLLOWING LANDSCAPE PLANS WERE
DEVELOPED IN ACCORDANCE WITH THE FOLLOWING
DOCUMENTS:

· BURBANK MUNICIPAL CODE
· BURBANK GENERAL PLAN 2013
· MODEL WATER EFFICIENT LANDSCAPE ORDINANCE
· NORTH SAN FERNANDO BOULEVARD MASTER PLAN

LANDSCAPE CALCULATIONS:

GROUND LEVEL:

SITE AREA: 36,549 SF
BUILDING AREA: 19,335 SF
OPEN SPACE  AREA 17,214 SF
HARDSCAPE AREA: 10,791 SF
PLANTING AREA (38%): 6,423   SF

TREE COUNTS PROVIDED:

ON-SITE GROUND LEVEL TREES:  28

PERMEABLE LAND AREA:

OPEN SPACE AREA: 4,206  SF
PLANTING AREA: 2,390  SF
PERMEABLE PAVING AREA: 1,516  SF
NON-PERMEABLE PAVING AREA:   300  SF

PERMEABLE LAND AREA:
OPEN SPACE AREA: 23,937 SF
LANDSCAPE AREA: 7,434   SF
PERMEABLE PAVING AREA: 5,931   SF
NON-PERMEABLE PAVING AREA: 10,572 SF

LEVEL 2 COURTYARD :
OPEN SPACE AREA: 16,493 SF
HARDSCAPE AREA: 12,370 SF
LANDSCAPE AREA (25%): 4,123   SF

PROJECT SITE TREE REQUIREMENTS:

ON-SITE TREE COUNTS REQUIRED:
· (2) EXISTING TREES TO BE REMOVED:

REPLACE 1 TO 1.  2

· REQUIRES 1 TREE TO BE PLANTED
ON-SITE FOR EACH 4 UNITS
(312 UNITS PROVIDED) 78

 ON-SITE TREES REQUIRED: 80

TREE COUNTS PROVIDED:

· ON-SITE GROUND LEVEL TREES: 61
· LEVEL 2 COURTYARD: 22
TOTAL TREES PROVIDED: 83

2814 West Empire Avenue

(2) LARGE RECTANGULAR
POTS WITH MEDIUM SIZED

SHADE TREES
CHILDREN'S PLAY AREA

WITH VARIOUS COLORED
DECOMPOSED GRANITE

Planning Pre-Application 06/18/21

.C

DRAFT
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landscape architecture + urban design + planning

1425 NORTH SIERRA BONITA AVENUE # 414
LOS ANGELES, CALIFORNIA 90046
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Sections/Elevations

L3

2814 West Empire Avenue

2814 WEST EMPIRE AVENUE WEST ELEVATION
A

2814 WEST EMPIRE AVENUE EAST ELEVATION
B

0            8'           16' 32' 

SCALE:  1/16" = 1'-0"

0            8'           16' 32' 

SCALE:  1/16" = 1'-0"

Planning Pre-Application 06/18/21

.C
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ARB MAR ARBUTUS UNEDO 'MARINA' STRAWBERRY TREE 24" BOX L 5 L1 N

CER CAN CERCIS CANADENSIS EASTERN REDBUD TREE 24"-36"
BOX L 8 L2-6 N
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MYR COM MYRTUS COMMUMIS COMMON MYRTLE 15 GAL L 15 L1 N

WAS FIL WASHINGTONIA FILIFERA MEXICAN FAN PALM 7-8' CT L 8 L1 N

TOTAL 44

Sheet Number

Sheet Title

©Copyright by Cuningham (All Rights Reserved)

Current Revision

Revisions

Project Information

Project No.: PIC / AIC:

Date:Phase:

8665 Hayden Place  |  Culver City  |  CA  90232

cuningham.com

2021

ABS Burbank

PRELIMINARY      NOT FOR
CONSTRUCTION

21-040

06/11/21Concept

No. Date Description
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landscape architecture + urban design + planning

1425 NORTH SIERRA BONITA AVENUE # 414
LOS ANGELES, CALIFORNIA 90046

(323) 828-4772
WWW. COMMUNITASDESIGN.COM

Planting Palette

L4

CERCIS OCCIDENTALIS

ARBUTUS MARINA STANDARD

DICHONDRA ARGENTEA

ROSMARINUS OFFICINALIS 'PROSTRATUS'

BACCHARIS PILULARIS 'PIGEON POINT'

SENECIO MANDRALISCAE

DISTICTIS BUCCINATORIA

CLEMATIS LASIANTHA

TRACHELOSPERMUM JASMINOIDES

CEANOTHUS 'JOYCE COULTER'

AGAVE ATTENUATA

ACACIA COGNATA 'COUSIN ITT'

LEYMUS CONDENSATUS

CERASTIUM TOMENTOSUM

ACHILLEA  MILLEFOLIUM

ARTEMISIA 'POWIS CASTLE'

IRIS DOUGLASIANA

POLYSTICHUM MUNITUM

CONVOLVULUS SABATIUS

TREES: SHRUBS: GROUNDCOVERS: VINES:

DIANELLA 'CASSA BLUE'

LAGERSTROEMIA INDICA 'NATCHEZ'

MYRTUS COMMUNIS

WASHINGTONIA FILIFERA

PLANTING PALETTE

2814 West Empire Avenue

Planning Pre-Application 06/18/21

.C
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