
 

 
 
 
 
CDD – Planning Division (Last updated: 10/16/2025) 

BURBANKCA.GOV 
INFO@BURBANKCA.GOV 

275 EAST OLIVE AVENUE 
BURBANK, CA 91502 

 
October 16, 2025 
 
ANI MANUKYAN 
30 N RAYMOND AVE,  
PASADENA, CA 91103 
 
Via email: anim@jvca.com  
 
RE: Determination of Application: Approved   

Project No. 25-0001158 – Minor Fence Exception Permit Application 
Located at 1521 E Alameda Avenue, Burbank, CA 91501 
Date Application Deemed Complete: 04/28/2025  

 
Dear Ani, 
 
This letter is to notify you the Community Development Director has conditionally approved your 
application for a Minor Fence Exception Permit (Attachment A) located at 1521 East Alameda 
Avenue, for two (2) retaining walls higher than 4 ft along the interior side property line and outside 
the front yard setback, pursuant to the ability of staff to affirmatively determine the project satisfies 
the requisites for approval (Attachment B) upon implementation of the attached Conditions of 
Approval (Attachment C). The approved plans are included as Attachment D. 
 
Please be advised that the decision of the Community Development Director will become final 
fifteen (15) days from the date of this letter, unless the decision is appealed to the Planning 
Commission within 15 days. Any appeal of the Director’s decision must be submitted to the 
Planning Commission with the applicable filing fee prior to the expiration of the fifteen (15) day 
appeal period, or by 5:00 p.m. on October 31, 2025. If no appeal is filed, you may submit to the 
Building & Safety Division for Building Plan Check review the first business day following the 
conclusion of the 15-day appeal period. If appealed, this decision will be set aside, and the 
Planning Commission will conduct a De Novo review of the application and make a decision. The 
Planning Commission decision is final and cannot be appealed. 

 
If you have any questions about this letter or the review process, I may be reached by telephone 
at (818) 238-5250, or via e-mail at ssulis@burbankca.gov. 
 
Sincerely, 
 

 
SILVIA SULIS 
PLANNING TECHNICIAN 
 

Enc: Attachment A – Community Development Department Director’s Decision 
Attachment B - Findings for Granting a Minor Fence Exception Approval 
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Attachment C - Conditions of Approval 
Attachment D - Approved Plans 

cc: Owner: Ara Abrahamian 
abrahamian.a@gmail.com 
1521 E Alameda Avenue, Burbank CA, 91501 
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ATTACHMENT A 

Community Development Department Director's Decision 

DATE: October 16, 2025 

PROJECT TITLE: Project No. 25-0001158 - Minor Fence Exception 

PROJECT ADDRESS: 1521 E Alameda 

APPLICANT: Ani Manukyan 

PROJECT DESCRIPTION: Minor Fence Exception Permit for two (2) retaining walls higher than 4 ft along 
the interior side property line and outside the front yard setback. The proposed wall on the northeast is 
approximately 33'1 ½" in linear length and has a maximum height of 6 ft above the proposed grade of the 
subject property. The proposed wall along the northwest property line has a linear length of 39' - 2 ¼" and 
a maximum height of 5'-1" above the existing grade of the adjacent lot (1515 E Alameda). The proposed 
retaining walls will comply with the corner cut off requirement per Municipal Code section 10-1-1303. 

ZONING: R-1 GENERAL PLAN: Low Density Residential 

MUNICIPAL CODE CONFORMANCE: The project complies with all the requirements in the 
BMC, other than those for which a Minor Fence Exception is being requested. In addition, the project is 
consistent with the findings for a Minor Fence Exception Permit specified in BMC Section 10-1-19200. 
Further, there will be no alterations made to the main dwelling or any other structures on the property as 
part of this permit. 

ENVIRONMENTAL REVIEW: The proposed project is exempt from the California Environmental Quality 
Act (CEQA) pursuant to Section 15303 of the State CEQA Guidelines pertaining to a Class 3 Categorical 
Exemption: New Construction or Conversion of Small Structures: Accessory (appurtenant) structures 
including garages, carports, patios, swimming pools, and fences. 

DATE SIGN POSTED ON-SITE: 

DATE PUBLIC NOTICE MAILED: 

DATE OF DIRECTOR'S DECISION: 

END OF APPEAL PERIOD: 

Silvia Sulis, Planning Technician 
Planning Division (818) 238-5250 

October 6, 2025 

October 14, 2025 

October 16, 2025 

October 31, 2025 

For Patrick Pre 
Community Developmen 
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ATTACHMENT B
Findings for Granting a Minor Fence Exception Approval 

The Community Development Director finds the proposed project satisfies the requisite findings 
contained in the Burbank Municipal Code Section 10-1-19200(D) necessary for approval of the 
Minor Fence Exception Permit, subject to the attached conditions of approval. 

FINDINGS 

1. The feature does not obstruct the visibility of motorists at a street or alley intersection or exiting
a driveway or otherwise affect a motorist’s ability to safely operate their vehicle.

This finding can be made. The proposed retaining walls do not encroach on the corner cutoff
areas on either side of the property, as they are located further than 5 ft from the intersection
of the neighbor’s driveway and the street. The wall on the western side of the property is
located in the top corner of the parcel and approximately 51 linear feet from the street. The
eastern wall is located approximately 26 linear feet from the street.

2. The feature is not constructed of any materials that may pose a danger to motorists,
pedestrians, or other persons.

This finding can be made. The proposed retaining walls is made of Concrete Masonry Units
(CMU), a material that is commonly used for retaining walls and do not pose danger to
motorists, pedestrians or other persons. In addition, the retaining walls will be required to
comply will all applicable Building Code Requirements. Furthermore, a condition of approval
has been included on this Minor Fence Exception permit that requires the property owner to
always maintain the walls in a state of good repair. This includes carrying out any necessary
repairs promptly, upon discovery.

3. The feature is structurally sound and is adequately maintained.

This finding can be made. The proposed retaining walls will be required to comply with all
applicable regulations of the Burbank Municipal Code and California Building Code.
Furthermore, a condition of approval has been included on this Minor Fence Exception permit
that requires the property owner to always maintain the walls in a state of good repair. This
includes carrying out any necessary repairs promptly, upon discovery.

4. The feature does not affect the ability of emergency personnel to respond to an emergency
on the property or to adequately view the property and structures upon it from the public right-
of-way.

This finding can be made. The proposed retaining walls would be located towards the rear
of the property, outside of the front yard area. Therefore, they would not affect the ability of
emergency personnel to respond to an emergency on the property or to adequately view the
property and structures upon it from the public right-of-way. Furthermore, the property owner
is responsible for ensuring that the proposed walls are constructed in accordance with all
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applicable codes, including compliance with any required regulations of the City’s Police and 
Fire Departments. 

5. The feature is compatible in size, scale, proportion, and location with other yard features in
the neighborhood, or is otherwise consistent with the prevailing neighborhood character.

This finding can be made. The proposed retaining walls would be between 5 and 6 feet in
height and would be located along the interior side property lines, outside of the front yard
area. They are consistent with the size, scale, proportion, and location of retaining and free-
standing walls within the neighborhood. Similar structures were observed between properties
along the interior side property lines and the rear side property lines (e.g. 1445 E Alameda,
1433 E Alameda). Materials for these walls include finished and unfinished CMU blocks or
exposed brick walls, and some of the structures have a maximum height of up to 6 ft. In
addition, several of the structures have a fence on top of the wall, and fence materials include
vinyl and wrought iron. Neighborhood for the purposes of this findings is defined by the City
as the neighborhood block as the properties on the same side of the street as the project site,
between intersecting/intercepting streets.

6. The scale and proportion of the feature are consistent and compatible with structures on the
same property and in the general area.

This finding can be made. The proposed retaining walls would be between 5 and 6 feet in
height and would be located along the interior side property lines, outside of the front yard
area. Immediately adjacent properties (1531 E Alameda, 1515 E Alameda, 1066 E Valencia,
and 1070 E Valencia) have retaining walls abutting the subject property. These walls are made
of finished and unfinished CMU. Within the general area, similar retaining walls were observed
(e.g. 1445 E Alameda, 1433 E Alameda, 1061 E Valencia, 1058 E Valencia). Most properties
along the block face are improved with a retaining wall and fence/hedge combination in the
back yard, these features are between 5-6 ft in height. The most common materials for these
walls are exposed bricks, unfinished CMU blocks, or CMU blocks finished with plaster or
stucco. Similarly, along the rear property lines, between the properties on E Alameda Ave and
E Valencia Ave properties are separated by CMU retaining walls topped with vinyl or iron
fences and/or vegetation. The proposed retaining walls will be similarly constructed to the
walls already existing at the rear of properties within the general area. General Area for the
purposes of this finding is defined as a 300-foot radius around the project site’s property lines.

7. The feature does not encroach upon neighboring properties or structures in a visual or
aesthetic manner through its size, location, orientation, setbacks, or height.

This finding can be made. The proposed retaining walls would be between 5 and 6 feet in
height and would be located along the interior side property lines, outside of the front yard
area. The proposed retaining walls are located within the property lines of the subject property
and immediately adjacent to the existing retaining walls of the neighboring properties (1531 E
Alameda, 1515 E Alameda, 1066 E Valencia, and 1070 E Valencia). The proposed retaining
wall is common for residential properties within this part of the City and many of the
surrounding properties have similar retaining walls. Furthermore, the wall would comply with
all wall and fence requirements in the Burbank Municipal Code, except for the allowed height
– which is the reason for which the Minor Fence Exception is being requested. Neighboring
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properties for the purposes of this finding is defined as a 300-foot radius around the project 
site’s property lines. 

8. The feature does not impose detrimental impacts on neighboring properties or structures,
including but not limited to impacts related to light and glare, sunlight exposure, air circulation,
privacy, scenic views, or aesthetics.

This finding can be made. The proposed retaining walls range in height from approximately
5 to 6 feet and are located along the interior side property lines, outside of the front yard
setback. Retaining walls of this scale and location are common features within this residential
neighborhood, and similar walls constructed with comparable materials can be found on
surrounding properties. Given their placement and typical residential character, the proposed
retaining walls would not result in detrimental impacts on adjacent properties or structures,
including but not limited to light and glare, sunlight exposure, air circulation, privacy, scenic
views, or aesthetics. In addition, any future walls or fences will be subject to compliance with
all applicable regulations in the Burbank Municipal Code. Neighboring properties for the
purposes of this finding is defined as a 300-foot radius around the project site’s property lines.
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ATTACHMENT C
Project No. 25-0001158, Conditions of Approval 

PLANNING DIVISION 

1. Project No. 25-02117, Minor Fence Exception Permit, approves the construction of
two (2) retaining walls located along the northeast and northwest property lines,
respectively. The wall on the northeast is approximately 33’1 ½” in linear length and
has a maximum height of 6 ft above the proposed grade of the subject property. The
wall along the northwest property line has a linear length of 39’ – 2 ¼” and a maximum
height of 5’-1” above the existing grade of the adjacent lot (1515 E Alameda). The
proposed retaining walls will comply with the corner cut off requirement per Municipal
Code section 10-1-1303.

2. This permit shall expire if the use is not initiated within one year of the date of this
approval (expires on October 31, 2026) unless the Applicant has diligently developed
the proposed project, as shown by the issuance of a grading, foundation, or building
permit and the construction of substantial improvements.

3. The operation/construction on the site shall remain in substantial conformance with
the request and with the application materials submitted by the applicant dated
October 31, 2026 and placed on file in the office of the Planning Division.

4. The applicant shall comply with all Federal, State, and local laws. Violation or
conviction of any of those laws in connection with the use will be cause for revocation
of this permit.

5. By using this Minor Fence Exception Permit, the permittee acknowledges all of the
conditions imposed and accepts this permit subject to those conditions and with full
awareness of the provisions of the Burbank Municipal Code. These conditions are
binding upon all future property owners and occupants of the subject property.

6. The exterior material and design shown on the approved set of plans dated October
16, 2025 must be the same used during construction. Any modifications to materials
must be reviewed and approved by the Planning Division prior to installation.

7. Pursuant to Burbank Municipal Code (BMC) Section 10-1-19401, the Applicant,
including their successors and assignees, shall defend, indemnify, and hold harmless
the City of Burbank (the City) and its agents, officers, employees, agencies, boards,
commissions, or City Council from any claim, action or proceeding brought against the
City, its agents, officers, employees agencies, boards, commissions, or City Council
to attack, set aside, void or annul the subject approval and environmental
determination under the California Environmental Quality Act or National
Environmental Policy Act by the City, its agents, officers, employees, agencies,
commissions, or City Council. The indemnification shall include damages awarded
against the City, if any, cost of suit, attorney’s fees, administrative expenses, and other
costs and expenses incurred in connection with such action, including, but not limited

7 of 16



Project No. 25-0001158 
Address 1521 E Alameda, Burbank, CA 91501 
Page 8 

to, all such City costs and expenses incurred by enforcing this indemnification 
provision. This duty to defend, indemnify, and hold harmless the City and its agents, 
officials, employees, agencies, boards, commissions, or City Council shall apply even 
if the applicant fails or refuses to enter into the indemnification agreement. In the event 
of a legal challenge, the provisions under BMC Section 10-1-19402 shall be followed. 

8. The retaining walls shall be finished with plaster, stucco, or brick or other similar
materials that is consistent with the exterior finish of the main dwelling on the Project
site.

9. The retaining walls shall be adequately maintained and shall be kept free of any excess
building materials or vegetation at all times.

BUILDING AND SAFETY DIVISION 

10. All projects shall comply with Title 9, Chapter 1, of the Burbank Municipal Code, and
the 2022 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.

The 2022 California Building Standards Code is applicable to projects that submit a
building permit application on or before December 31, 2022.  The 2025 California
Building Standards Code is applicable to projects that submit a building permit
application on or after January 1, 2026.

11. 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 eplancheck@burbankca.gov.

12. All conditions of approval are to be reproduced on the construction document drawings
as part of the Approved Construction Set.

13. 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.

14. Plans, engineering and a Building Permit are required for all fences exceeding 7 feet
in height from grade level and any wall that will be retaining dirt and exceeds 4 feet in
height from the bottom of the foundation.

15. The California Division of Mines and Geology Active Fault Near-Source Zones Map
for Burbank indicates the city is within 2 km - 5 km of the Verdugo and Hollywood
Faults.  Structural design of construction projects must address the impact of the Near-
Fault Zones.

16. A Building Permit may be issued to the Property Owner provided that the work is
limited to:
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a. A single-family dwelling of wood frame construction not more than two stories and
a   basement in height.

b. Garages or other structures appurtenant to single-family dwellings of wood frame
construction not more than two stories and basement in height.

c. Nonstructural or non-seismic alterations or additions.

17. 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.

POLICE DEPARTMENT 

18. All outside lighting shall comply with the requirements of Burbank Municipal Code 5-
3- 505 - Outside Lighting.

19. Buildings/structures shall display a street number in accordance with Burbank
Municipal Code 9-2-505.1(A) – Residential Building Identification and/or Burbank
Municipal Code 9-2-505.1(B) – Commercial Building Identification.

20. Pursuant to Burbank Municipal Code 9-2-505.1.1 - approved numbers or addresses
shall be placed on all new and existing buildings in such a position as to be plainly
visible and legible from the street or road fronting the property and from the alley or
rear accessway to the property. Numbers/addresses on residential structures shall be
at least four (4) inches (101.6 mm) in height with three-fourths (3/4) inch (19.1 mm)
stroke. All other occupancies shall have numbers/addresses a minimum of six (6)
inches (152.4 mm) in height with three-fourths (3/4) inches (19.1) stroke. All
numbers/address shall contrast with their background.

FIRE DEPARTMENT 

21. The owner and the owner’s architect and/or contractor are responsible for ensuring
compliance with all applicable provisions of fire life/safety codes. Failure to cite a
specific code requirement in the approved plans does not relieve the applicant of such
responsibility.
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ATTACHMENT D 

Approved Plans 
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AC = ASPHALT PAVEMENT
CP = CONCRETE PAVEMENT
CONC = CONCRETE PAVEMENT
EMB = ELECTRIC METER BOX
PP = POWER POLE
FF = FINISH FLOOR
GM = GAS METER
STP = TOP OF STEP
AIR = AIR CONDITIONER
OHP = OVERHEAD POWER
WM = WATER METER
TRW = TOP ROCK WALL
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BASIS OF BEARINGS
THE BEARING N57°16'50"W ALONG THE CENTERLINE OF SUNSET CANYON DRIVE
(FORMERLY 11TH STREET) PER  TRACT MAP 3545 RECORDED IN MAP BOOK 40 PAGES 35-36,
RECORDS OF LOS ANGELES COUNTY, WAS TAKEN AS THE BASIS OF BEARINGS SHOWN ON
THIS MAP.

BENCHMARK  1709-1 (CITY OF BURBANK BM)
ELEVATION = 703.125 (feet) NAVD88
2-1/2" BRASS CAP STMP CITY OF BURBANK BM 1709-1 AT THE SOUTHWEST QUADRANT
OF THE INTERSECTION OF PROVIDENCIA AVENUE AND KENNETH ROAD, ABOUT 20
FEET SOUTH OF THE CENTERLINE OF KENNETH ROAD AND ABOUT 49 FEET WEST OF
THE CENTERLINE OF PROVIDENCIA AVENUE, SET IN THE TOP SOUTHWEST CORNER OF
A 7x2 FOOT CATCH BASIN WITH DROP INLET ON THE SOUTH SIDE OF KENNETH ROAD
AND ABOUT 0.7 FEET EAST OF STOP SIGN.

TBM: ELEV= 500.08', SPK&W LS8294, CENTERLINE INT, OLIVE AVE & ALTA VISTA AVE

Sheet 1 of 1
Topographic  Map

Scale: 1/8" = 1'

FD L & T STAMPED LS 2507
NO REF. 11.42' FROM PROP
CORNER & 0.10' FROM PL
PROD SW'LY.

FD L & TAG LS 7764 NO REF.
11.42' FROM PROP CORNER
& 0.04' FROM PL PROD NE'LY.

FD L & TAG RCE 16362 NO REF.
11.44' FROM PROP CORNER
& 0.09' FROM PL PROD SW'LY.

SET L & TAG LS 7699 ON SLY
FACE OF WALL UP 4.0'. 0.50'
FROM PROPERTY CORNER
ALONG PROPERTY LINE.

SET TAG LS 7699 IN EPOXY
ON TOP WALL UP 5.0'. 0.50'
FROM PROPERTY CORNER
ALONG PL PROD SW'LY.
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