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TITLE SHEET

INTERIOR REMODEL & SECOND STORY

ADDITION TO EXISTING SINGLE FAMILY

RESIDENCE

2433 S BRYAN AVE.

VENICE, CA 90291

PROJECT DESCRIPTION

INTERIOR REMODEL & SECOND STORY ADDITION TO EXISTING SINGLE FAMILY RESIDENCE.

PARCEL INFORMATION

SITE ADDRESS:  2433 S BRYAN AVE

VENICE, CA 90291

ASSESSOR'S PARCEL NUMBER: 4228010032

BLOCK: NONE

LOT: 226

TRACT: TR 4424

ARB: NONE

LOT AREA: 3,871.9 SQ FT

PLANNING AND ZONING INFORMATION

ZONING DISTRICT: R1-1

SPECIFIC PLAN: VENICE COASTAL ZONE

SUBAREA: OAKWOOD-MILWOOD-SOUTHEAST VENICE

PARKING PROVIDED: 1 CAR GARAGE (NO CHANGES PROPOSED)

FRONT YARD SETBACK: 16.65' (EXISTING)

REAR YARD SETBACK: 15' (EXISTING)

MINIMUM SIDE YARD SETBACK: 4.33' (EXISTING)

TOTAL PARCEL AREA: 3,871.9 SQ FT

BUILDING AREA (SFD): 1271.00 SQ FT (EXISTING) 

PROPOSED ADDITION AREA +

EXTERIOR COVERED AREA: 746  SQ FT

TOTAL BUILDING AREA

(EXISTING SFD TO REMAIN + PROPOSED): 2,017 SQ FT

EXISTING BUILDING HEIGHT : 13'-2"

PROPOSED BUILDING HEIGHT: 22'-6 1/4"

MAX. BUILDING HEIGHT ALLOWED: 30'-0"

GARAGE HEIGHT: 13'-3 1/2" (EXISTING, NO CHANGES PROPOSED)

BUILDING AND SAFETY INFORMATION

YEAR BUILT: 1956

OCCUPANCY: R-3, U

TYPE OF CONSTRUCTION: TYPE V

NUMBER OF STORIES: 2

SPRINKLERS: YES

RELEVANT CODES

2020 LOS ANGELES BUILDING CODE 2020 LOS ANGELES GREEN BUILDING CODE

2020 LOS ANGELES MECHANICAL CODE 2020 LOS ANGELES FIRE CODE

2020 LOS ANGELES ELECTRICAL CODE 2019 CALIFORNIA ENERGY CODE

2020 LOS ANGELES PLUMBING CODE CITY OF LOS ANGELES MUNICIPAL CODE

OWNER

NASIME YAZDANI

2433 S BRAYN AVE.

VENICE, CA 90291

310-740-7481

ARCHITECT

JOHN HAMILTON, AIA

HAMILTON ARCHITECTS

12240 VENICE BLVD

LOS ANGELES, CA 90066

310-398-1500

ARCHITECTURAL

A0.1 TITLE SHEET

A1.1 EXISTING SITE PLAN

A1.2 SITE PLAN

A1.3 LID PLAN

A1.4 LID DETAILS

A2.0 EXISTING FLOOR PLAN

A2.1 DEMO PLAN

A2.2 FIRST FLOOR PLAN

A2.3 SECOND FLOOR PLAN

A2.4 ROOF PLAN

A3.1 EXISTING EXTERIOR ELEVATIONS

A3.2 EXISTING EXTERIOR ELEVATIONS

A3.3 PROPOSED EXTERIOR ELEVATIONS

A3.4 PROPOSED EXTERIOR ELEVATIONS

A4.1 SECTION

PROJECT

LOCATION

PUBLIC

TRANSPORT

LOCATION

(BUS)
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SCALE:

SITE PLAN

3/16"=1'-0"

1

A1.2

SITE PLAN

WM WATER METER

EXISTING LANDSCAPED AREA

GM GAS METER

EM ELECTRIC METER

AREA

TOTAL PARCEL AREA: 3,871.9 SQ FT

EXISTING BUILDING AREA (SFD): 1,271.00 SQ FT

PROPOSED ADDITION AREA +

EXTERIOR COVERED AREA: 746  SQ FT

TOTAL BUILDING AREA

(EXISTING SFD TO REMAIN + PROPOSED): 2,017 SQ FT

EXISTING GARAGE AREA: 244 SQ FT

BUILDING HEIGHT

EXISTING BUILDING HEIGHT (SFD): 13'-2"

PROPOSED BUILDING HEIGHT: 22'-6 1/4"

MAX. BUILDING HEIGHT ALLOWED: 30'-0"

GARAGE HEIGHT: 13'-3 1/2" (EXISTING, NO CHANGES

PROPOSED)

PARKING

EXISTING PROVIDED: 1 COMPACT (EXISTING TO REMAIN)

CONCRETE DRIVEWAY/ WALKWAY/ PATIO/ PORCH

E WOOD DECK RAMP

E WOOD FENCE

E GARAGE WOOD GATE
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SCALE:

EXISTING SITE PLAN

3/16"=1'-0"

1

A1.3

LOW IMPACT

DEVELOPMENT

PLAN

?

6

1 4

WH

(E) LANDSCAPED AREA. NO NEW PROPOSED.

PROPOSED NEW TRIBUTARY ROOF/IMPERVIOUS AREA: 840 SQ FT

PER APPENDIX E, SMALL SCALE RESIDENTIAL (NEW & REDEVELOPMENT 500-999 SF)

4X 55 GALLON RAIN TANKS = 220 GALLONS REQUIRED*

(1) 15 GALLON SHADE TREE

* OR EQUIVALENT CAPTURE USING LARGER RAIN TANKS.

MITIGATING BMPS PROPOSED: (1) 265-GALLON RAIN TANKS (265 GALLONS TOTAL) +

(1) 15 GALLON SHADE TREE

PROPOSED 265 GAL RAIN TANK

NEW 265 GAL RAIN TANKS (1 TOTAL)

NEW 15 GALLON SHADE TREE

EXISTING LANDSCAPE AREA  TO REMAIN- NO CHANGES PROPOSED

CONSTRUCT 4-INCH PVC DRAIN PIPE AT 1% SLOPE MINIMUM

EXISTING PAVED AREA

EXISTING CONCRETE DRIVEWAY
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?

RAIN TANK FOR SMALL SCALE RESIDENTIAL

SCALE : N.T.S.

1

265 GALLON RAIN TANK

SCALE : N.T.S.

2



2
4

"
 
x

 
3

0
"

WH

4
'
-
4
"

S
I
D

E
 
Y

A
R

D
 
S

E
T

B
A

C
K

16'-8"

FRONT YARD SETBACK

15'-0"

REAR YARD SETBACK

4
'
-
4
"

S
I
D

E
 
Y

A
R

D
 
S

E
T

B
A

C
K

12'-0"

2
0
'
-
9

3

4

"

9
'
-
3

"

10'-1

1

2

" 6'-11

1

2

" 29'-5

1

2

"

5
'
-
9

3

4

"

3
0

'
-
1

1

2

"

39'-4"

15'-6

1

4

"11'-9

1

2

"

1
4
'
-
2

1

4

"

3
0
'
-
0

3

4

"

46'-6

1

2

"

1
0
'
-
1

3

4

"

Project:

Drawn by:

Checked by:

Date:

PROJECT:

CLIENT:

Copyright © 2017 by Hamilton Architects

Drawing Number

JPH

03.31.2021

21001

YAZDANI RESIDENCE

2433 S BRYAN AVE.

VENICE, CA 90291

APN: 4228010032

BLOCK: N/A

LOT: 226

TRACT: TR 4424

ARB: NONE

5 / 31 / 2023

NASIME YAZDANI

2433 S BRYAN AVE.

VENICE, CA 90291

07.12.2021

PRELIM PLANNING

SUBMITTAL

REVISIONDATENO.

SSH

N

O

R

T
H

SCALE:

EXISTING FLOOR PLAN
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EXISTING GARAGE

COVERED PORCH
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SCALE:

DEMO FLOOR PLAN

1/4"=1'-0"

1

A2.1

FIRST

FLOOR

DEMO PLAN

?

GARAGE TO REMAIN

EXISTING HOT WATER HEATER

EXISTING PLUMBING FIXTURES TO BE REMOVED

EXISTING STEPS TO BE REMOVED

EXISTING WINDOW TO BE REPLACED WITH NEW LARGER WINDOW

EXISTING WINDOW TO BE REPLACED WITH NEW SMALLER WINDOW

EXISTING WINDOW/ DOOR TO BE REMOVED

EXISTING CLOSET TO BE REMOVED FOR NEW STAIRS

EXISTING CABINETRY TO BE REMOVED

REMOVE EXISTING WOOD BURNING FIREPLACE

1
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WALL TO BE DEMOLISHED

EXISTING WALL TO REMAIN
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SCALE:

FIRST FLOOR PLAN

1/4"=1'-0"

1

A2.2

FIRST

FLOOR PLAN

?

100

LIVING

ROOM

104

LAUNDRY

PROPERTY LINE

EXISTING GARAGE

STAIRS SHALL HAVE 10" MINIMUM TREAD, AND 7 3/4" MAXIMUM RISE.

ALL TOILETS SHALL HAVE A MAX. FLUSH OF 1.28 GALLONS AND A MIN. CLEAR

FLOOR AREA OF 24" X 30" IN FRONT OF THE BOWL.

NON-SLIP, NON-ABSORBANT FLOORING PER OWNER.  PROVIDE MIN. 72" A.F.F.

NON-ABSORBENT WALL FINISH AT TUB / SHOWER AND SHATTER-RESISTANT

MATERIALS FOR THE SHOWER ENCLOSURE.  CEMENT, FIBER-CEMENT,

FIBER-MAT REINFORCED CEMENT, GLASS MAT GYPSUM OR

FIBER-REINFORCED GYPSUM BACKERS SHALL BE USED AS A BASE FOR WALL

TILE IN TUB AND SHOWER AREAS AND WALL AND CEILING PANELS IN SHOWER

AREAS. (R702.4.2)

EXISTING BATHROOM TO REMAIN

OUTLINE OF FLOOR ABOVE

NON-SOLID FUEL BURNING, DIRECT VENT, SEALED COMBUSTION FIREPLACE.

NEW WASHER/DRYER1

2

3

4

5

6

7

8

9

10

1: ALL HABITABLE ROOMS SHALL BE PROVIDED WITH SPACE-HEATING SYSTEMS

CAPABLE OF MAINTAINING AN INDOOR TEMPERATURE OF NOT LESS THAN 68

DEGREES FAHRENHEIT.

2: HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE

OF 68 °F AT A     POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR

WALLS IN ALL HABITABLE ROOMS AT THE DESIGN TEMPERATURE (R303.9)

3: FANS SHALL BE ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO

THE OUTSIDE OF THE BUILDING.

4: FANS , NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION

SYSTEM, MUST BE CONTROLLED BY HUMIDITY CONTROL..

5: IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION

REPORT MAY BE REQUIRED (1803.5.2).

6: THE PANEL OR SUBPANEL SHALL PROVIDE CAPACITY TO INSTALL A 40-AMPERE

MINIMUM DEDICATED BRACH CIRCUIT AN SPACE(S) RESERVED TO PERMIT

INSTALLATION OF A BRANCH CIRCUIT OVERCURRENT PROTECTIVE DEVICE.

7: THE SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL IDENTIFY THE

OVERCURRENT PROTECTIVE DEVICE SPACE(S) RESERVED FOR FUTURE EV

CHARGING AS EV CAPABLE. THE RACEWAY TERMINATION LOCATION SHALL BE

PERMANENT AND VISIBLY MARKED EV CAPABLE.

NEW WALL

EXISTING WALL TO REMAIN

1

2

3

4

5

8
7

101

KITCHEN

6

105

BEDROOM

106

CLOSET

107

BEDROOM

103

POWDER

102

PANTRY

10

EXISTING LANDSCAPED AREA

WH

WATER HEATER (EXISTING)

?

?
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SCALE:

SECOND FLOOR PLAN

1/4"=1'-0"

1

A2.3

SECOND

FLOOR PLAN

?

PROPERTY LINE

EXISTING ROOF

NOT USED

ALL TOILETS SHALL HAVE A MAX. FLUSH OF 1.28 GALLONS AND A MIN. CLEAR

FLOOR AREA OF 24" X 30" IN FRONT OF THE BOWL.

NON-SLIP, NON-ABSORBANT FLOORING PER OWNER.  PROVIDE MIN. 72"

A.F.F. NON-ABSORBENT WALL FINISH AT TUB / SHOWER AND

SHATTER-RESISTANT MATERIALS FOR THE SHOWER ENCLOSURE.  CEMENT,

FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GLASS MAT GYPSUM OR

FIBER-REINFORCED GYPSUM BACKERS SHALL BE USED AS A BASE FOR

WALL TILE IN TUB AND SHOWER AREAS AND WALL AND CEILING PANELS IN

SHOWER AREAS. (R702.4.2)

PROVIDE A THERMOSTATIC MIXING VALVE AT ALL SHOWERS / SHOWER TUBS

WITH INDIVIDUAL CONTROL VALVES FOR PRESSURE BALANCE AND

THERMOSTATIC, OR A COMBINATION PRESSURE BALANCE / THERMOSTATIC

MIXING VALVE TYPE.  ALL FITTINGS SHALL PROVIDE SCALD AND THERMAL

SHOCK PROTECTION.

SHOWER STALLS SHALL HAVE A CLEAR INTERIOR FINISH AREA OF 7.1 SQ FT

MIN. AND SHALL ACCOMMODATE A 30" MIN. CLEAR CIRCLE AT THRESHOLD

LEVEL.  THESE MIN. CLEARANCES SHALL BE MAINTAINED UP TO A HEIGHT OF

72" ABOVE THE SHOWER DRAIN.
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1: ALL HABITABLE ROOMS SHALL BE PROVIDED WITH SPACE-HEATING SYSTEMS

CAPABLE OF MAINTAINING AN INDOOR TEMPERATURE OF NOT LESS THAN 68

DEGREES FAHRENHEIT.

2: HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE

OF 68 °F AT A     POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR

WALLS IN ALL HABITABLE ROOMS AT THE DESIGN TEMPERATURE (R303.9)

3: FANS SHALL BE ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE TO

THE OUTSIDE OF THE BUILDING.

4: FANS , NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION

SYSTEM, MUST BE CONTROLLED BY HUMIDITY CONTROL..

5: IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION

REPORT MAY BE REQUIRED (1803.5.2).

6: THE PANEL OR SUBPANEL SHALL PROVIDE CAPACITY TO INSTALL A 40-AMPERE

MINIMUM DEDICATED BRACH CIRCUIT AN SPACE(S) RESERVED TO PERMIT

INSTALLATION OF A BRANCH CIRCUIT OVERCURRENT PROTECTIVE DEVICE.

7: THE SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL IDENTIFY THE

OVERCURRENT PROTECTIVE DEVICE SPACE(S) RESERVED FOR FUTURE EV

CHARGING AS EV CAPABLE. THE RACEWAY TERMINATION LOCATION SHALL BE

PERMANENT AND VISIBLY MARKED EV CAPABLE.
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  OUTLINE OF BUILDING BELOW

UL CLASS A MODIFIED BITUMEN ROLL ROOFING FOR LOW-SLOPE

APPLICATIONS.  SEE "LOW SLOPE ROOF MEMBRANE SPECIFICATION,"

SHEET A0.5 FOR PRODUCT INFORMATION.

EXISTING ROOF
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1. ROOF GUTTERS SHALL BE PROVIDED WITH A MEANS TO PREVENT THE ACCUMULATION OF LEAVES AND

DEBRIS IN THE GUTTER.  (RESIDENTIAL CODE R327.534 AND BUILDING CODE 705A.4)

2. ALL ROOF COVERINGS SHALL BE UL CLASS "A" AS SPECIFIED IN BUILDING CODE 1505.1.1 (RESIDENTIAL CODE

R327.5.2 & R902).  SEE SHEET A0.5.1 FOR ROOF COVERING PRODUCT INFORMATION.

3. ROOF VALLEY FLASHINGS SHALL BE NOT LESS THAN 0.019-INCH (NO. 26 GALVANIZED SHEET GAUGE)

CORROSION-RESISTANT METAL INSTALLED OVER A MINIMUM 36-INCH WIDE UNDERLAYMENT CONSISTING OF

ONE LAYER OF NO 72 ASTM CAP SHEET MEETING RUNNING THE FULL LENGTH OF THE VALLEY.  (RESIDENTIAL

CODE R327.5.3 AND BUILDING CODE 705A.3)

ROOFING MATERIALS MUST COMPLY WITH ONE OF THE FOLLOWING REQUIREMENTS:

A. ROOFING MATERIAL MUST HAVE A MINIMUM 3-YEAR AGED SOLAR REFLECTANCE EQUAL TO OR GREATER

THAN THE VALUES SPECIFIED IN TABLE 4.106.5 OF THE LOS ANGELES GREEN BUILDING CODE.  SOLAR

REFLECTANCE SHALL BE DETERMINED BY TESTING BY AN APPROVED AGENCY IN ACCORDANCE WITH

ASTM C1549, ASTM E1918 OR CRRC-1.  SOLAR REFLECTANCE VALUES SHALL BE BASED ON THE AGED

REFLECTANCE VALUE OF THE ROOFING PRODUCT OR THE EQUATION IN SECTION A4.106.5.1 IF AGED

SOLAR REFLECTANCE VALUES ARE NOT AVAILABLE.

B. ROOFING MATERIAL MUST HAVE AN EMITTANCE VALUE EQUAL OR GREATER THAN THOSE SPECIFIED IN

TABLE 4.106.5 OF THE LOS ANGELES GREEN BUILDING CODE.  THERMAL EMITTANCE SHALL BE

DETERMINED BY TESTING BY AN APPROVED AGENCY IN ACCORDANCE WITH ASTM C1371, ASTM E408, OR

CRRC-1.

C. ROOFING MATERIAL MUST HAVE AN AGED SOLAR REFLECTANCE INDEX EQUAL TO OR GREATER THAN

THOSE SPECIFIED IN TABLE 4.106.5 OF THE LOS ANGELES GREEN BUILDING CODE.  SOLAR REFLECTANCE

INDEX (SRI) SHALL BE DETERMINED IN ACCORDANCE WITH ASTM E1980.  CALCULATION OF AGED SRI

SHALL BE BASED ON AGED TESTED VALUES OF SOLAR REFLECTANCE AND ON THERMAL EMITTANCE.

CALCULATION OF INITIAL SRI SHALL BE BASED ON INITIAL TESTED VALUES OF SOLAR REFLECTANCE AND

ON THERMAL EMITTANCE.
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