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How To Navigate the Rebuild Process 
Los Angeles County Unincorporated Area 

 

For homeowners in the unincorporated areas of Pacific Palisades / Sunset Mesa (Los Angeles County) who are 
rebuilding after a wildfire. This is based on the guidance from Los Angeles County’s “Road to Rebuilding” 
series. LA County Recovers+4LA County Recovers+4LA County Recovers+4  Toolkit 1: 

 

        Overview 

 

https://recovery.lacounty.gov/?utm_source=chatgpt.com
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• The County has created a step-by-step guide for rebuilding after wildfire damage. LA County 

Recovers+1 

• It’s designed for properties in unincorporated Los Angeles County (including areas like Palisades, 

Sunset Mesa) — not necessarily city jurisdictions. LA County Recovers 

• Even if you’re still within the city limits, many of the steps are relevant (but check the specific city 

rules). 

• Important: Before you start major construction, certain pre-building phases must be addressed: debris 

removal, permit applications, inspections. 

 

 

 

 

 

 

 

https://recovery.lacounty.gov/?utm_source=chatgpt.com
https://recovery.lacounty.gov/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
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   Step-by-Step Rebuild Process 

Here’s a simplified bullet-list of what to expect: 

1. Debris Removal 
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• The first major step: removal of fire-debris and hazardous materials. LA County Recovers+1 

• Even if you want to rebuild, you must wait until the debris-removal phases are completed before 

construction can begin. LA County Recovers+1 

• For properties that opted out of the automatic removal program, you may need to apply for a Fire 
Debris Removal (FDR) Permit. LA County Recovers 

• While removal is underway, you can prepare your rebuild plans concurrently (you don’t have to wait 
for everything to be done to begin planning). LA County Recovers+1 

https://recovery.lacounty.gov/road/debris-removal/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/?utm_source=chatgpt.com
https://recovery.lacounty.gov/road/debris-removal/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
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• Tip: Keep all documentation, photos, and contact info of the debris-removal process; this will help your 

rebuild permit process. 

 

 

 

 

 

 

 

 

 

 

2. Prepare Your Plans 
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• Once cleanup is safe and underway, you’ll develop architectural / engineering plans for your rebuild. 

• Consider the “like-for-like” rebuild option: if you rebuild a home of the same size and same 

footprint/purpose as the previous home, the review is streamlined. LA County Recovers+1 

o For example: same square footage (with minor variation), same location on the lot, same use. 

LA County Recovers 

• Also consider resilient rebuilding: the County has a resource guide for designing homes that are more 

fire-resistant, energy efficient, etc. LA County Recovers+1 

• Tip: Work early with a licensed architect/engineer familiar with wildfire rebuilds and County 

requirements. 

• Tip: If you qualify, explore pre-approved plan catalogs (these can speed up your process). LA County 

Recovers 

 

 

 

 

 

 

 

https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resilient-rebuilding/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/workshops/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/workshops/?utm_source=chatgpt.com
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3. Start Your Permit Application 
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• Go to the County’s rebuild application portal (e.g., EPIC-LA) to apply for: 

o Temporary housing permit (if you’re living in a temporary structure while rebuilding). LA 

County Recovers+1 

o Rebuild project permit (for the permanent home). LA County Recovers+1 

• Review timeframes: 

o Temporary housing applications reviewed within ~2 business days. LA County Recovers 

o Rebuild project applications (for like-for-like or rebuild) ~10 business days after submission (if 

complete) in some cases. LA County Recovers 

• Important: Debris removal must still be completed before a building permit is issued. You can apply 

before full completion, but issuance happens after clearance. LA County Recovers+1 

• Tip: Make sure your application is complete with all required documents to avoid delays (ownership 

proof, site plan, structural plans, electrical/mechanical, etc). 

• Tip: Use the “one-stop permit center” for help if you’re unsure. LA County Recovers 

 

 

 

 

https://recovery.lacounty.gov/rebuilding/apply-for-permits/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/apply-for-permits/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/apply-for-permits/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/apply-for-permits/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/apply-for-permits/?utm_source=chatgpt.com
https://recovery.lacounty.gov/road/debris-removal/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/?utm_source=chatgpt.com
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4. Permit Review & Approval 
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• Once submitted, your plans go through review by multiple County departments: Planning, Building & 
Safety, Fire, Public Health. LA County Recovers+1 

• If you qualify for “like-for-like,” the zoning review is more lenient (same size, footprint, etc.). LA 
County Recovers 

• Newer program: There’s a Self-Certification Pilot Program where eligible licensed 
architects/engineers can self-certify their plans to speed up review. GovDelivery 

• Ultimately once all reviews are done, a building permit is issued and you may begin construction. 
• Tip: Keep track of your permit’s expiration date (usually 12 months if construction doesn’t begin) — 

you may need an extension if delayed. LA County Recovers+1 
• Tip: Ask about fee waivers or refunds for wildfire-impacted properties — County may offer relief. LA 

County Recovers 

 

5. Construction & Inspections 

 

 

 

https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://content.govdelivery.com/accounts/CALACOUNTY/bulletins/3e1517c?utm_source=chatgpt.com
https://recovery.lacounty.gov/wp-content/uploads/2025/02/Fire-Rebuild-FAQ.pdf?utm_source=chatgpt.com
https://recovery.lacounty.gov/?utm_source=chatgpt.com
https://recovery.lacounty.gov/?utm_source=chatgpt.com
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• Once you have your building permit, the construction of the home can start. 

• Inspections will occur at critical phases (foundation, framing, fire-resistive systems, occupancy). 

• Since you’re rebuilding after wildfire in a wildland-urban interface (WUI), expect that fire-resistance, 

defensible space, and similar code requirements will be enforced. The County’s resilient rebuilding 
guidance helps. LA County Recovers+1 

• Tip: Use licensed contractors, keep your build site safe, maintain documentation of inspections, and 

keep your insurance and contractor communications current. 

• Tip: Consider future risk: selecting materials and landscaping that reduce future wildfire risk 

(non-combustible siding, ember-resistant vents, defensible vegetation). 

 

 

 

 

 

 

 

https://recovery.lacounty.gov/resilient-rebuilding/key-resources/?utm_source=chatgpt.com
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          Checklist Summary (for you) 

• Confirm debris removal status for your parcel 

• If opted-out of County removal, apply for FDR Permit 

• Engage an architect/engineer for rebuild plans 

• Decide if “like-for-like” applies (simplifies process) 
• Prepare all documents: site plan, floor plan, structural, mechanical, ownership, etc 

• Submit application via EPIC-LA (or in-person at one-stop center) 

• Track your review & approval status 

• Make sure building permit is issued 

• Begin construction and schedule inspections 

• After final inspection/occupancy, keep all documents and warranties 

 

     Specific Tips for Palisades Area 

• In many parts of Palisades and Sunset Mesa impacted by the fire, special “fire-rebuild” rules may apply 
(wildland interface, higher risk zone). 

• Strongly consider the “like-for-like” path if your previous home footprint fits — it can save time. LA 

County Recovers 

• Use the County’s “Resilient Rebuild Resource Guide” to incorporate fire-resistant design — good for 

rebuilding now with future risk in mind. LA County Recovers 

• Reach out early to the County’s rebuild/one-stop permit center for your area — they can guide you 

through local nuances. 

• Keep in mind: construction and material costs are higher in wildfire-impacted zones. Build contingency 

into your budget. 

• Verify your insurance and financing: rebuilding after fire may require additional documentation, and 

you may be eligible for certain fee waivers or tax relief for fire-impacted properties. LA County 

Recovers 

 

 

 

 

https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/like-for-like-rebuild/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resilient-rebuilding/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resources/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resources/?utm_source=chatgpt.com
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   Final Remarks 

Rebuilding after a wildfire is a multi-phase journey — but by following the steps above you can move through 

the process more confidently. The key is: prepare early, engage professionals, stay on top of permitting, and 

consider resilience for tomorrow’s risk. 

If you like, I can also pull together Toolkit 2: “Budgeting & Funding Your Rebuild” or Toolkit 3: “Choosing 
Resilient Materials & Landscape for Wildfire Zones”—would you like me to build one of those next? 

You said: 

pull together Toolkit 2: “Budgeting & Funding Your Rebuild” or Toolkit 3: “Choosing Resilient Materials & 
Landscape for Wildfire Zones” 

ChatGPT said: 

Great—let’s go for Toolkit 2: “Budgeting & Funding Your Rebuild” tailored for homeowners in the 

unincorporated areas of the Pacific Palisades / Sunset Mesa region of Los Angeles County, who are rebuilding 
after wildfire damage. 

 

Toolkit 2: Budgeting & Funding Your Rebuild 

 

   Why budgeting & funding matter 

• Rebuilding after a wildfire involves many moving parts: clean-up/debris removal, design/engineering, 

permits, construction, inspections, landscaping and resilience upgrades. 

• Costs can escalate due to specialty contractors, fire-resistant materials, site conditions (hillsides/steep 

lots), shortages of labour or materials. 

• Identifying funding sources early—grants, rebates, tax relief, loans—can reduce out-of-pocket burdens 

and accelerate your timeline. 

• Staying on budget helps avoid delays (which may increase costs) and helps you plan accounting, 

financing, insurance, contingency. 
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      Step-by-step budgeting & funding workflow 

Below is a practical workflow with key checkpoints and funding resources. 

1. Estimate Total Rebuild Costs 

• Break down your project into components: 

o Debris/hazardous material removal (if opted out of County program) 

o Architectural/engineering plans & permit fees 

o Construction (foundation, framing, roofing, finishes) 

o Fire-resilient upgrades (non-combustible siding, ember-resistant vents, fire-safe landscaping) 

o Temporary housing (if living off-site or in a temporary structure) 

o Inspections, site remediation (erosion, steep slope, drainage) 

o Contingency / inflation buffer (typically +10–20 %) 
• Obtain preliminary quotes from contractors and architects to ground your estimate. 

• Check zoning/footprint allowances (especially if doing “like-for-like” rebuild) as scope affects cost. LA 

County Recovers+1 

• Include soft costs: architect/engineer fees, permits, impact fees, site work costs (especially in a hillside 

Palisades lot). 

• Create a budget spreadsheet with itemised line items and check‐boxes for “funding source / funded / 
paid”. 

 

2. Identify Funding Sources & Relief Programs 

Here are key programs relevant for Palisades / LA County wildfire‐impacted areas: 

• LA County Fire Recovery Fund: This fund was established by the Board of Supervisors to provide direct 
financial relief to homeowners, renters, workers and small businesses impacted by the wildfires. 

Supervisor Lindsey P. Horvath+1 

• LA County Misfortune & Calamity Tax Relief Program: Property owners may be eligible for property tax 

relief if their property was damaged or destroyed by a calamity (such as wildfire); you must file the 

https://recovery.lacounty.gov/rebuilding/?utm_source=chatgpt.com
https://recovery.lacounty.gov/rebuilding/?utm_source=chatgpt.com
https://lindseyhorvath.lacounty.gov/wildfire-recovery-fund/?utm_source=chatgpt.com
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Application for Reassessment (Form ADS-820) with the Assessor’s Office within 12 months of the 
damage date. LA County Recovers 

• Rebates & Incentives: Through the county’s “Resilient Rebuilding” initiative you can access various 
rebates, discounts and incentives for fire-resilient buildings, fire-resistant/water‐efficient landscapes, 
cool roofs, solar, etc. LA County Recovers 

• State funding: The state of California approved a ~$2.5 billion wildfire relief package to help LA-area 

relief and rebuilding. AP News+1 

• Insurance & loans--be sure to check your homeowners’ insurance (fire damage cover), whether it pays 
for rebuilding, whether you have additional coverage for “loss of use” or temporary housing costs. 

Investigate construction-loan options if insurance proceeds are delayed. 

• Grants/aid from non-profits: e.g., California Fire Foundation’s SAVE card program for immediate relief. 
California Fire Foundation 

• Utility and energy-efficiency incentives: Rebates for solar, electric vehicle charging, battery storage, fire 

resistant upgrades. LA County Recovers 

 

3. Match Funding Sources to Budget Line Items 

• For each major budget item (from Step 1), label which funding sources apply: e.g., “fire‐resistant siding 
upgrade → ResilientRebuild rebate”; “temporary housing → insurance + supplement from 
Fire Recovery Fund”; “landscape fire‐safe zone → County rebate”. 

• Determine what remains as owner’s cost. 

• Prioritise use of “free” or grant funds first (so owner’s cost is minimized), then loans/insurance. 

4. Build a Funding Timeline & Cash‐Flow Plan 

• Map when funds become available and when payments are due: e.g., permit fees due at time of 

application; contractor deposit for foundation due once permit issued; insurance payout delayed until 

damage verified. 

• Keep a short-term cash-flow buffer: delays in funding can stall construction, increasing cost. 

• Set aside contingency funds for surprises (erosion, unforeseen structural damage, material price 

increases). 

• Maintain documentation of all funding applications, approvals, receipts—you’ll need them for audits, 
proof of compliance, tax relief. 

5. Manage Costs, Monitor & Adjust 

• Use the budget spreadsheet as a living document: track actual vs budgeted cost. 

• At each major milestone (e.g., foundation, framing, rough-in, finishes) review costs, compare to 

estimate, adjust next items accordingly. 

• Consider value engineering: if custom finishes are driving cost up, you may scale back finishes or adjust 

scope (within “like-for-like” parameters). 
• Monitor material/contractor market: after major wildfire events, demand and price for skilled labour 

and materials often increase. Be proactive. 

https://recovery.lacounty.gov/resources/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resilient-rebuilding/rebates/?utm_source=chatgpt.com
https://apnews.com/article/ab1e62d70198b5a7086e77932da93be9?utm_source=chatgpt.com
https://www.cafirefoundation.org/what-we-do/for-communities/disaster-relief?utm_source=chatgpt.com
https://recovery.lacounty.gov/resilient-rebuilding/rebates/?utm_source=chatgpt.com
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• Keep insurance, financing, funding approvals valid (e.g., permit deadlines, loan interest rate locks). 

 

 

 

 

 

 

 

 

      Infographic summary  Below is a visual overview of the budget & funding workflow: 
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   Quick-Check Funding & Budget Checklist 

• Have preliminary cost estimate + detailed budget line items 

• Identified all relevant grants / rebates / relief programs 

• Applied for applicable funds (tax relief, rebates, wildfire recovery fund) 

• Mapped funding timeline & cash-flow schedule 

• Created contingency reserve (10-20 % of budget) 
• Monitor actual vs budget, adjust as needed 

• Keep organized records of all applications, approvals, contracts, receipts 

 

    Special Considerations for Pacific Palisades / Unincorporated LA County 

• Many lots in Palisades / Sunset Mesa are steep, hillside, wildland-urban interface (WUI) zones → site 
conditions may increase cost significantly (drainage, slope remediation, erosion control). 

• Because of wildfire impact, fire-resilient upgrades may be required or strongly recommended; 

integrating these upgrades early may reduce future insurance premiums and qualify for rebates. 

• Financing in high-cost coastal/hill zones: materials and labour may command premium pricing; build 

adequate contingency. 

• Permit & rebuild timelines: delays can cost money—by aligning your funding approvals with 

permit/contractor milestones you can reduce idle time. 

• Property tax relief and misfortune/calamity reassessment is worth pursuing given potential tax savings. 

• Rebates and incentives: when doing fire-resilient upgrades, check utility and county programs early so 

you don’t miss deadlines or eligibility windows. 



25 

 

25 

 

• Insurance implications: notify insurer early, document damage thoroughly, and understand how your 

rebuild budget aligns with what your policy covers. 

 

If you like, I can also pull together Toolkit 3: “Choosing Resilient Materials & Landscape for Wildfire Zones” 

so you’ll have the full set (Toolkit 1, 2, 3). Would you like me to build that next? 

You said: 

pull together Toolkit 3: “Choosing Resilient Materials & Landscape for Wildfire Zones” 

ChatGPT said: 

Here’s Toolkit 3: “Choosing Resilient Materials & Landscape for Wildfire Zones”, tailored for homeowners 

rebuilding in areas such as the unincorporated portions of Pacific Palisades / Sunset Mesa 
(Los Angeles County) after wildfire damage. This builds on the guidance from the 
Los Angeles County Department of Public Works / Resilient Rebuilding Resource Guide. LA County Recovers+1 

 

🛠 Why resilient materials + landscape matter 

• In wildfire-prone zones — especially Wildland-Urban Interface (WUI) areas like Palisades hillsides — 

the vast majority of structure ignitions result from embers and surface fire rather than the main flame 

front. LA County Recovers+1 

• Building with fire-resistant materials and designing defensible landscaping increases the odds of your 

home surviving and reduces long-term maintenance/insurance costs. 

• The right combination of materials and landscaping forms a protective envelope: • Structure 
hardening + ignition-resistant site design = much stronger resilience. 

 

   Key Steps & Recommendations 

1. Hardening the Structure: Materials & Construction 

https://recovery.lacounty.gov/resilient-rebuilding/?utm_source=chatgpt.com
https://recovery.lacounty.gov/resilient-rebuilding/?utm_source=chatgpt.com
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What to prioritize: 

• Choose a Class A rated roof covering (tiles, metal standing seam, concrete, or high-grade asphalt 

fiberglass) as these are best for resisting flame spread and embers. LAist 

• Use non-combustible or fire-resistant exterior cladding, such as fiber-cement board, masonry, stucco 

over fire-resistive backing, or treated siding. 

• Install ember-resistant vents, mesh screens on attic & foundation openings, and ensure eaves, 

overhangs, balconies don’t provide ember traps. LAist 

• Select dual-pane or tempered glass windows with good seals to better resist radiant heat and debris 

impact. LAist 

• Enclose underside of decks/floor overhangs; avoid wood fascia exposed to embers. 

• Incorporate fire-resistant landscape materials around your structure: rock, concrete pathways, 

non-combustible hardscape near walls. 

Why it matters: These materials reduce the chance that embers will ignite the structure or the fuels 

immediately adjacent to it. 

 

2. Defensible Landscape & Site Design 

https://laist.com/news/climate-environment/los-angeles-home-rebuild-fire-resistant-guide?utm_source=chatgpt.com
https://laist.com/news/climate-environment/los-angeles-home-rebuild-fire-resistant-guide?utm_source=chatgpt.com
https://laist.com/news/climate-environment/los-angeles-home-rebuild-fire-resistant-guide?utm_source=chatgpt.com
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The site around your home is broken into three ignition zones, per County guidance: LA County Recovers 

• Zone 0 (0-5 ft from structure): 
o Keep this area essentially Ember-Resistant Zone: Avoid flammable vegetation, mulch, debris 

accumulation. Use rock, gravel, or non-combustible surfacing. 

o Don’t store firewood, gas tanks, or combustible items in this zone. 
o Example: no organic mulch, no dense shrubs against walls. 

• Zone 1 (5-30 ft from structure): 
o Thin vegetation, create gaps, use fire-resistant plants (preferably California native, low-oil 

content), avoid species like eucalyptus, juniper, rosemary that accumulate dead material. 

o Incorporate fuel breaks: rock paths, patios, driveways. 

• Zone 2 (30-100+ ft beyond the home): 
o A broader transition zone: manage larger vegetation, reduce ladder fuels, remove or thin trees 

that could convey fire toward the home. 

o Maintain defensible space requirements and slope-sensitive treatments (especially relevant for 

hillside lots in Palisades). 

Additional landscape strategies: 

• Choose gravel/rock mulch rather than bark/wood chips near the structure. 

• Use hard‐scaping (stone walls, pavers) as fuel breaks. 

• Maintain irrigation or high-moisture plants in areas close to the home. 

https://recovery.lacounty.gov/resilient-rebuilding/landscaping/?utm_source=chatgpt.com
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• For steep lots, ensure slope stability, proper drainage, and clear “chimney” effects (where fire could 
race uphill). 

• Coordinate your landscaping hardening with your rebuild timeline—don’t leave the site vulnerable 
while rebuilding takes place. 

 

3. Integration: Materials + Landscape Together 
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Putting materials and landscaping together effectively means: 

• Ensuring there’s non-combustible surfacing right up against the external walls (Zone 0) so embers don’t 
land on flammable mulch/wood. 
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• Extending your non-combustible zone out via hardscape paths and rock landscaping that ties into the 

firesafe perimeter. 

• Using fire-resistant building envelope (roof, siding, vents, windows) and leveraging landscape design to 

reduce exposure and fuel load. 

• Scheduling landscaping and site cleanup early in your rebuild process, so when construction is done, 

you’re not finishing the home in a hazardous site. 

• Working with your architect/engineer and landscape professional to coordinate slope mitigation, 

defensible space, vegetation management, and building hardening (especially critical for hillside/steep 

lots). 

 

          Checklist for Your Property (Palisades / Hillside Focus) 

• Roof: Class A rated covering installed 

• Exterior siding/cladding: non-combustible or fire-resistant 

• Ember-resistant vents & mesh installed on all attic, foundation, soffit penetrations 

• Dual‐pane/tempered glass windows 

• Zone 0 (0-5 ft): minimal to no vegetation, rock/gravel surfacing, no wood-mulch/fuel loads 

• Zone 1 (5-30 ft): fire-resistant plants, spacing between shrubs/trees, hardscape fuel breaks 

• Zone 2 (30 ft+): vegetation management, remove ladder fuels, slope/erosion control 
• Hardscape pathways, rock features and driveways used as fuel breaks 

• Landscape irrigation/maintenance plan in place (especially important on slopes) 

• Contractor and landscape designer familiar with WUI and fire-safe techniques 

• Budget line item for upgraded materials and landscape hardening (fire-resistant landscaping often 

adds cost) 

• Documentation/photos of site conditions, material specs, and landscaping plan (useful for 

insurance, permitting, rebates) 

• Review available rebates/incentives for fire-resilient materials and landscaping (the County guide 

includes this) LA County Recovers+1 

 

      Infographic Summary 

Here’s a quick visual overview of key concepts you’ll want to keep front-of-mind: 

https://recovery.lacounty.gov/resilient-rebuilding/?utm_source=chatgpt.com
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    Special Considerations for Hillside / Coastal / WUI Lots in Palisades 

• Many properties in the Palisades area are on steep slopes, so pay special attention to erosion control, 
slope fuel breaks, and fire behaviour uphill (fire moves faster uphill). 

• Coastal wind/ember exposure is often elevated — embers can travel far and land in littered gutters, 

roof valleys, decks: ensure debris removal and ember-resistant detailing. 

• Because you may be rebuilding after a wildfire event (e.g., the recent Palisades Fire), local permitting 

agencies may require or strongly encourage the resilient materials/landscape measures described in 

this toolkit. 
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• Insurers and lenders may look favourably on homes built with these techniques, possibly getting better 

premiums or terms. 

• Make sure you coordinate with a landscape professional familiar with fire-wise landscaping in 

Southern California and a contractor/architect experienced with WUI rebuilds. 

• Given higher rebuild costs in coastal/hillside zones, budget accordingly for these upgraded materials 

and landscaping hardening. 

 


