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LEGAL DESCRIPTION 
VAN NUYS, CA 91406

PROJECT ADDRESS

2.

1.

ZONING :3. C2-1VL 

7111 N. SEPULVEDA BLVD.

BLOCK #

LOT #
TRACT #

:

:
:

NONE

FR 522
TR 1000

LAND AREA4.
LAND AREA  =

FAR5.
79,834.50 S/F=53,223 x 1.5

DENSITY6.

LAND AREA / 400 133 UNIT
ALLOWED UNIT:

=53,223/ 400:
AFFORDABLE HOUSING INCENTIVE 47 UNIT=133 x 35%:

180 UNIT=TOTAL UNIT - ALLOWED 

NON-RESTRICTED UNIT 160 UNIT
PROPOSED UNIT:

=
RESTRICTED UNIT (VERY LOW INCOME) 20 UNIT133 x 15%: =

180 UNIT=TOTAL UNIT - PROVIDED

8. NO. OF PROVIDED UNITS

9. REQUIRED PARKING:

57
206103 x 2

TOTAL = 298

PROVIDED PARKING:

336

86
49-

6

H/CSTANDARD COMPACT

87
96

190
145=
126=

=

302

P-1 BASEMENT GARAGE
P-2 BASEMENT GARAGE

RESIDENTIAL:

10.

MENU OF DENSITY BONUS INCENTIVES:7.

A-3.10
A-3.9
A-3.8 UNIT PLAN TYPES

UNIT PLAN TYPES
UNIT PLAN TYPES

ROOF EQUIPMENTA-3.7.1

A-3.12

GENERAL INFORMATION:

SITE:

FLOOR PLANS:

ELEVATIONS:

SECTIONS:

SCHEDULES:

DETAILS:

AREA CALCULATION:

THIS BUILDING SHALL BE PROVIDED WITH A MANUAL ALARM SYSTEM WITH
THE CAPABILITY TO SUPPORT VISIBLE ALARM NOTIIFICATIONS APPLIANCES
IN ACCORDANCE WITH NFPA 72.

STAIR NO.3 ,4 ,5 & EXTERIOR STAIRS PLANS & SECTIONS

SHEET INDEX SHEET INDEX

A-3.13
A-3.14
A-3.15

BIKE ROOM PLANS, SECTIONS & DETAILS
WALL TYPES CALL-OUT

STAIR NO.1 AND 2 PLANS & SECTIONS

1ST FLOOR PLAN - ENLARGE PART 1
1ST FLOOR PLAN - ENLARGE PART 2
1ST FLOOR PLAN - ENLARGE PART 3
2ND FLOOR PLAN
2ND FLOOR PLAN - ENLARGE PART 1
2ND FLOOR PLAN - ENLARGE PART 2
2ND FLOOR PLAN - ENLARGE PART 3
3RD FLOOR PLAN
3RD FLOOR PLAN - ENLARGE PART 1
3RD FLOOR PLAN - ENLARGE PART 2
3RD FLOOR PLAN - ENLARGE PART 3
4TH FLOOR PLAN
4TH FLOOR PLAN - ENLARGE PART 1
4TH FLOOR PLAN - ENLARGE PART 2
4TH FLOOR PLAN - ENLARGE PART 3
5TH FLOOR PLAN
5TH FLOOR PLAN - ENLARGE PART 1
5TH FLOOR PLAN - ENLARGE PART 2
5TH FLOOR PLAN - ENLARGE PART 3

P1 GARAGE PLAN
P2 GARAGE PLAN

1ST FLOOR PLAN

EAST ELEVATION
WEST ELEVATION
NORTH ELEVATION
SOUTH ELEVATION

SECTION - A
SECTION - B
SECTION - C
SECTION - D
SECTION - E & F

DOOR & WINDOW SCHEDULE

DETAILS - DOOR & JAMB
DETAILS - PARKING & OTHERS

DETAILS - WALL
DETAILS - WALL
DETAILS - WALL
DETAILS - FLASHING
DETAILS - FLASHING
DETAILS - STAIR
DETAILS - HANDICAPPED
DETAILS - HANDICAPPED
DETAILS - HANDICAPPED

SURVEY
SITE PLAN
SITE DRAINAGE PLAN

BUILDING DATA
GENERAL BUILDING NOTES
GENERAL BUILDING NOTES
HANDICAPPED NOTES

TITLE 24

HANDICAPPED NOTES
HANDICAPPED NOTES

CALCULATION - FLOOR AREA RATIO
CALCULATION - FLOOR AREA & SIDEYARD
CALCULATION - AREA SEPARATION
CALCULATION - SCHOOL FEE
CALCULATION - OPEN SPACE

CALCULATION - GRADE PLANE
CALCULATION - HEIGHT ON SURVEY

CALCULATION - HARDSCAPE

SEPARATE PERMIT
GRADING WORK

FIRE SPRINKLER SYSTEMS

ELECTRICAL
MECHANICAL
PLUMBING

A-8.8 CALCULATION - FLOOR AREA GROSS P1 & P2
A-8.9 CALCULATION - FLOOR AREA GROSS 1ST FLR TO 5TH FLR

2. REAR YARD 16.67% REDUCTION FROM 18FT TO 15FT

BUILDING CODE:17.
CBC  2013
LABC 2014
LACITY GREEN BLDG. 2014

BUILDING CONSTRUCTION:18.
FIVE - STORY TYPE III - A 

OVER 2 - STORY SUBTERRANEAN GARAGE TYPE I-A
FULLY SPRINKELED BUILDING
"THIS BUILDING AND GARAGE MUST BE EQUIPPED WITH AN AUTOMATIC 

THE SPRINKLER SYSTEM SHALL BE APPROVED BY PLUMBING DIVISION
PRIOR TO INSTALLATION". (903.2.8)

FIRE EXTINGUISHING SYSTEM, COMPLYING WITH NFPA 13,

SPECIAL NOTES:

BUILDING HEIGHT ALLOWED                                  1VL = 45 FT 3 TO 4 STORIES A-1.6.1 TITLE 24
A-1.7 GREEN BUILDING NOTES

AREA CALCULATION:
LSP-1.0 P2-GARAGE EXIT ACCESS & EGRESS PER OCC. LOAD
LSP-1.1 P1-GARAGE EXIT ACCESS & EGRESS PER OCC. LOAD
LSP-1.2 1ST FLR EXIT ACCESS & EGRESS PER OCC. LOAD
LSP-1.3 2ND FLR EXIT ACCESS & EGRESS PER OCC. LOAD
LSP-1.4 3RD & 4TH FLR EXIT ACCESS & EGRESS PER OCC. LOAD
LSP-1.5 5TH FLR EXIT ACCESS & EGRESS PER OCC. LOAD

BLOCK FENCE WALLS
SIGNS

A  SEPARATE  STRUCTURE

SHORING
DEMOLITION

TABLE 803.9
INTERIOR WALL AND CEILING FINISH REQUIREMENTS BY OCCUPANCY*

GROUP

SPRINKLERED

R-2

S

VERTICAL EXITS &

a,b
EXIT PASSAGEWAYS

EXIT ACCESS

OTHER EXITWAYS
CORRIDORS & 

ROOMS AND

c
ENCLOSED SPACES

l

C CC

C CC

a. Class C interior finish materials shall be permitted for wainscotting or paneling of not more than
1,000 s/f of applied surface area in grade lobby where applied directly to a noncombustible base or
over furring strips applied to a noncombustible base and fireblocked as required by Section 803.11.1
b. In other than Group I-2 occupancies in buildings less than three stories above grade plane of other
than Group I-3, Class B interior finish for nonsprinklered buildings and Class C interior finish for
sprinklered buildings shall be permitted in interior exit stairways and ramps.
c. Requirements for rooms and enclosed spaces shall be based upon spaces enclosed by partitions.
Where a fire-resistance rating is required for structural elements, the enclosing partitions shall
extend from the floor to the ceiling. Partitions that do not comply with this shall be considered
enclosing spaces and the rooms or spaces on both sides shall be considered one. In determining the
applicable requirements for rooms and enclosed spaces, the specific occupancy thereof shall be the
governing factor regardless of the group classification of the building or structure.
l. Applies when the vertical exits, exit passageways, exit access corridors or exitways, or rooms and
spaces are protected by a sprinkler system installed in accordance with Section 903.3.1.1 or 903.3.3.1.2

A B CB

FLOOR AREA - BUILDING CODE12.

FLOOR AREA - ZONING CODE (FAR) :13.

SEE SHEET (A-8.0)

FLOOR AREA - SCHOOL FEE :14.

OPEN SPACE :15.

GREEN BLDG. :

SECTION 12.03, 12.21.1-A,5 & 12.21G,2(b)(2) LAMC
CASE NO. ZA 2007-3430 (ZAI)

LABC SECTION 1002.1

53,223 S/F

57 x 11-BEDROOM
2-BEDROOM

55 x 1SINGLE

LAND AREA (AFTER ADDITIONAL 5 FT DEDICATION) = 52,273 S/F

BUILDABLE AREA ALLOWED

1. FAR INCREASE 3.7:1 

3. HEIGHT INCREASE 63 FT / 6 STORIES

AREA:
5,000 S/F / 250

4-7 =1ST FLOOR

REQUEST FOR 3.7 BUILDABLE AREA

FAYZ HOLDINGS, LLC

OVER 1 - STORY RETAIL AND PARKING TYPE I-A

BICYCLE PARKING - COMMERCIAL:
PER ZONING ORDINANCE 182386
LONG  TERM

TOTAL PROVIDED
4=

=

4

8

1ST FLR.1 PER 2,000 S/F
LOCATIONPROVIDEDREQUIRED

SHORT TERM 1 PER 2,000 S/F 4
4

8
1ST FLR.

11.1

DENSITY BONUS FAR 196,925 S/F=53,223 x 3.70

DENSITY BONUS HT                                                          = 63 FT         6 STORIES

APARTMENT BUILDING

3-BEDROOM 15 x 2 30

TOTAL PARKING REQUIRED

COMMERCIAL:

RESIDENTIAL:

PARKING SHORTAGE RESIDENTIAL *298 - 282 16=

*ORDINANCE # 182386 : BIKE REPLACEMENT - 15% MAX. ALLOWED 
RESIDENTIAL PROJECTS WITHIN 1,500 FT. OF TRANSIT STOP
SEE TABLE # 11 FOR CALCULATION

BICYCLE PARKING - RESIDENTIAL11.

& TABLE #8 (REQ. PARKING)
LONG  TERM

18
1801 PER UNIT

LOCATIONPROVIDEDREQUIRED

SHORT TERM 1 PER 10 UNIT 18
180

1ST FLR.
TOTAL = 198= 198

1ST FLR.
=
=

PER ZONING ORDINANCE #182386

*ORDINANCE # 182386: BICYCLE REPLACEMENT 
CODE REQ. AUTOMOBILE PARKING SPACE 298 CARS=
CODE REQ. BICYCLE PARKING SPACES (33-UNIT)

198 BIKE=18 (SHORT TERM) + 180 (LONG TERM)
INCENTIVE: 198 BICYCLE PARKING / 4 49 CARS=

(PROPOSED REDUCTION) 5.40% < 15%=
FINAL REQUIREMENT - PARKING 282 CARS=(298 - 16 )
FINAL REQUIREMENT - BIKE SPACE 198 BIKES=

16 / 298

15% MAX. ALLOWED RESIDENTIAL PROJECTS -
WITHIN 1,500 FT. OF TRANSIT STOP

TOTAL 
COMMERCIAL:

929 =1ST FLOOR
TOTAL PARKING PROVIDED

282

20
=

=

11

958199

PARKING PER GREEN BUILDING CODE: 
ELECTRIC VEHICLE CHARGING STATION:
5% OF TOTAL PROVIDED PARKING 282 x 5% 14=

(RESIDENTIAL)

PARKING PER GREEN BUILDING CODE: 
ELECTRIC VEHICLE CHARGING STATION:
5% OF TOTAL PROVIDED PARKING 20 x 5% 1=

(COMMERCIAL)

:

:

:

:

:
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MITIGATION MONITORING PROGRAM 

Section 21081.6 of the Public Resources Code requires a Lead Agency to adopt a “reporting or 

monitoring program for the changes made to the project or conditions of project approval, 

adopted in order to mitigate or avoid significant effects on the environment” (Mitigation 

Monitoring Program, Section 15097 of the CEQA Guidelines provides additional direction on 

mitigation monitoring or reporting).  This Mitigation Monitoring Program (MMP) has been 

prepared in compliance with the requirements of CEQA, Public Resources Code Section 

21081.6, and Section 15097 of the CEQA Guidelines. The City of Los Angeles is the Lead 

Agency for this project.  

 

A Mitigated Negative Declaration (MND) has been prepared to address the potential 

environmental impacts of the Project.  Where appropriate, this environmental document 

identified Project design features, regulatory compliance measures, or recommended mitigation 

measures to avoid or to reduce potentially significant environmental impacts of the Proposed 

Project.  This Mitigation Monitoring Program (MMP) is designed to monitor implementation of 

the mitigation measures identified for the Project. 

 

The MMP is subject to review and approval by the City of Los Angeles as the Lead Agency as 

part of the approval process of the project, and adoption of project conditions. The required 

mitigation measures are listed and categorized by impact area, as identified in the MND. 

 

The Project Applicant shall be responsible for implementing all mitigation measures, unless 

otherwise noted, and shall be obligated to provide documentation concerning implementation of 

the listed mitigation measures to the appropriate monitoring agency and the appropriate 

enforcement agency as provided for herein.  All departments listed below are within the City of 

Los Angeles unless otherwise noted.  The entity responsible for the implementation of all 

mitigation measures shall be the Project Applicant unless otherwise noted.   

As shown on the following pages, each required mitigation measure for the proposed Project is 

listed and categorized by impact area, with accompanying discussion of: 

Enforcement Agency – the agency with the power to enforce the Mitigation Measure. 

Monitoring Agency – the agency to which reports involving feasibility, compliance, 

implementation and development are made, or whom physically monitors the project 

for compliance with mitigation measures. 

Monitoring Phase – the phase of the Project during which the Mitigation Measure shall 

be monitored. 

- Pre-Construction, including the design phase 

- Construction 

- Pre-Operation 

- Operation (Post-construction) 
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Monitoring Frequency – the frequency of which the Mitigation Measure shall be 

monitored.  

Action Indicating Compliance – the action of which the Enforcement or Monitoring 

Agency indicates that compliance with the required Mitigation Measure has been 

implemented.  

The MMP performance shall be monitored annually to determine the effectiveness of the 

measures implemented in any given year and reevaluate the mitigation needs for the upcoming 

year. 

It is the intent of this MMP to: 

Verify compliance of the required mitigation measures of the MND; 

Provide a methodology to document implementation of required mitigation; 

Provide a record and status of mitigation requirements; 

Identify monitoring and enforcement agencies; 

Establish and clarify administrative procedures for the clearance of mitigation measures; 

Establish the frequency and duration of monitoring and reporting; and 

Utilize the existing agency review processes’ wherever feasible. 

This MMP shall be in place throughout all phases of the proposed Project.  The entity 

responsible for implementing each mitigation measure is set forth within the text of the 

mitigation measure.  The entity responsible for implementing the mitigation shall also be 

obligated to provide certification, as identified below, to the appropriate monitoring 

agency and the appropriate enforcement agency that compliance with the required 

mitigation measure has been implemented. 

After review and approval of the final MMP by the Lead Agency, minor changes and 

modifications to the MMP are permitted, but can only be made by the Applicant or its successor 

subject to the approval by the City of Los Angeles through a public hearing.  The Lead Agency, 

in conjunction with any appropriate agencies or departments, will determine the adequacy of any 

proposed change or modification.  The flexibility is necessary in light of the proto-typical nature 

of the MMP, and the need to protect the environment with a workable program.  No changes will 

be permitted unless the MMP continues to satisfy the requirements of CEQA, as determined by 

the Lead Agency. 
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MITIGATION MONITORING PROGRAM 

Aesthetics 

I-120 Aesthetics (Light)  

Environmental impacts to the adjacent residential properties may result due to excessive 

illumination on the project site.  However, the potential impacts will be mitigated to a less than 

significant level by the following measure: 

 Outdoor lighting shall be designed and installed with shielding, such that the light source 

cannot be seen from adjacent residential properties, the public right-of-way, nor from 

above. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance: Plan approval 

I-130 Aesthetics (Glare)  

Environmental impacts to adjacent residential properties may result from glare from the 

proposed project.  However, the potential impacts will be mitigated to a less than significant 

level by the following measure: 

 The exterior of the proposed structure shall be constructed of materials such as, but not 

limited to, high-performance and/or non-reflective tinted glass (no mirror-like tints or 

films) and pre-cast concrete or fabricated wall surfaces to minimize glare and reflected 

heat. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance: Plan approval 
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Air Quality 

III-90  

Air Quality impacts from project implementation due to construction-related emissions may 

occur. However, the potential impact may be mitigated to a less than significant level by the 

following measures: 

 AQ-1 All off-road construction equipment greater than 50 hp shall meet US EPA Tier 4 

emission standards, where available,, to reduce NOx, PM10 and PM 2.5 emissions at the 

Project site to control airborne dust impacts. In addition, all construction equipment shall 

be outfitted with Best Available Control Technology devices certified by CARB. Any 

emissions control device used by the contractor shall achieve emissions reductions that 

are no less than what could be achieved by a Level 3 diesel emissions control strategy for 

a similarly sized engine as defined by CARB regulations. 

 AQ-2 Require the use of 2010 and newer diesel haul trucks (e.g, material delivery trucks 

and soil import/export) and if the Lead Agency determines that 2010 model year or newer 

diesel trucks cannot be obtained, the Lead Agency shall require trucks that meet U.S. 

EPA 2007 model year NOx emissions requirements. 

 AQ-3 At the time of mobilization of each applicable unit of equipment, a copy of each 

units’ certified tier specification, BACT documentation, and CARB or SCAQMD 

operating permit shall be provided. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency:  Los Angeles Department of Building and Safety  

Monitoring Phase: Operation 

Monitoring Frequency: Ongoing during operation 

Action Indicating Compliance: None – ongoing operational compliance required. 
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Cultural/Historic Resources 

V-10 Habitat Modification (Nesting Native Birds, Hillside or Rural Areas)  

The project will result in an impact on an identified cultural/historical resource.  However, the 

impact can be reduced to a less than significant level through compliance with the following 

measure(s):  

 Prior to any ground disturbance and/or grading activities, a Native American Monitor 

shall be secured through the Fernandeno Tatviam Band of Mission Indians (1019 Second 

Street, San Fernando, CA 91340 or cgulley@tataviam-nsn.us) in order to determine the 

presence of, and proper treatment of Native American resources potentially occurring on 

the project site.  The Native American Monitor shall be present during all ground 

disturbances and/or grading activities.  Should the project involve more than one grading 

unit occurring simultaneously, an additional monitor per grading unit shall be required.  

VI. Geology and Soils 

VI-40 Grading (20,000 Cubic Yards, or 60,000 Square Feet of Surface Area or Greater)  

Impacts will result from the alteration of natural landforms due to extensive grading activities.  

However, this impact will be mitigated to a less than significant level by designing the grading 

plan to conform with the City's Landform Grading Manual guidelines, subject to approval by the 

Department of City Planning and the Department of Building and Safety's Grading Division.  

Chapter IX, Division 70 of the Los Angeles Municipal Code addresses grading, excavations, and 

fills.  All grading activities require grading permits from the Department of Building and Safety.  

Additional provisions are required for grading activities within Hillside areas.  The application of 

BMPs includes but is not limited to the following mitigation measures: 

 A deputy grading inspector shall be on-site during grading operations, at the owner’s 

expense, to verify compliance with these conditions.  The deputy inspector shall report 

weekly to the Department of Building and Safety (LADBS); however, they shall 

immediately notify LADBS if any conditions are violated. 

 “Silt fencing” supported by hay bales and/or sand bags shall be installed based upon the 

final evaluation and approval of the deputy inspector to minimize water and/or soil from 

going through the chain link fencing potentially resulting in silt washing off-site and 

creating mud accumulation impacts. 

 “Orange fencing” shall not be permitted as a protective barrier from the secondary 

impacts normally associated with grading activities. 

 Movement and removal of approved fencing shall not occur without prior approval by 

LADBS. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency:  Los Angeles Department of Building and Safety 

Monitoring Phase: Construction 

mailto:cgulley@tataviam-nsn.us
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Monitoring Frequency:  Ongoing during construction 

Action Indicating Compliance:  Issuance of Certificate of Occupancy or Land Use Permit 

 

Noise 

XII-20 Increased Noise Levels (Demolition, Grading, and Construction Activities) 

 Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm 

Monday through Friday, and 8:00 am to 6:00 pm on Saturday. 

 Demolition and construction activities shall be scheduled so as to avoid operating several 

pieces of equipment simultaneously, which causes high noise levels. 

 The project contractor shall use power construction equipment with state-of-the-art noise 

shielding and muffling devices. 

 A temporary noise control barrier shall be installed on the property line of the 

construction site abutting residential uses. The noise control barrier shall be engineered to 

reduce construction-related noise levels at the adjacent residential structures with a goal 

of a reduction of 10dBA. The supporting structure shall be engineered and erected 

according to applicable codes. The temporary barrier shall remain in place until all 

windows have been installed and all activities on the project site are complete. 

 

Enforcement Agency:  Los Angeles Department of Building and Safety  

Monitoring Agency: Los Angeles Department of Building and Safety  

Monitoring Phase: Construction 

Monitoring Frequency: Ongoing during field inspection 

Action Indicating Compliance:  Issuance of Certificate of Occupancy or Use of Land   

XII-60 Increased Noise Levels (Mixed-Use Development)  

Environmental impacts to proposed on-site residential uses from noises generated by proposed 

on-site commercial uses may result from project implementation.  However, the potential impact 

will be mitigated to a less than significant level by the following measure: 

 Wall and floor-ceiling assemblies separating commercial tenant spaces, residential units, 

and public places, shall have a Sound Transmission Coefficient (STC) value of at least 

50, as determined in accordance with ASTM E90 and ASTM E413. 

Enforcement Agency:  Los Angeles Department of City Planning (plan review); Los Angeles 

Department of Building and Safety (operation) 
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Monitoring Agency: Los Angeles Department of City Planning (plan review); Los Angeles 

Department of Building and Safety (operation and maintenance) 

Monitoring Phase: Pre-construction; Construction 

Monitoring Frequency: Once, at plan check for Project; Once, during field inspection 

Action Indicating Compliance:  Plan approval and issuance of applicable building permit 

(Preconstruction); Issuance of Certificate of Occupancy of Use of Land (Construction) 

XII-170 Severe Noise Levels (Residential Fronting on Major or Secondary Highway, 

or adjacent to a Freeway)  

Environmental impacts to future occupants may result from this project's implementation due to 

mobile noise.  However, these impacts will be mitigated to a less than significant level by the 

following measures: 

 All exterior windows having a line of sight of a Major or Secondary Highway shall be 

constructed with double-pane glass and use exterior wall construction which provides a 

Sound Transmission Coefficient (STC) value of 50, as determined in accordance with 

ASTM E90 and ASTM E413, or any amendment thereto. 

 The applicant, as an alternative, may retain an acoustical engineer to submit evidence, 

along with the application for a building permit, any alternative means of sound 

insulation sufficient to mitigate interior noise levels below a CNEL of 45 dBA in any 

habitable room. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-Construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance: Issuance of building permits 

Public Services 

XIV-10 Public Services (Fire)  

Environmental impacts may result from project implementation due to the location of the project 

in an area having marginal fire protection facilities.  However, this potential impact will be 

mitigated to a less than significant level by the following measure: 

 The following recommendations of the Fire Department relative to fire safety shall be 

incorporated into the building plans, which includes the submittal of a plot plan for 

approval by the Fire Department either prior to the recordation of a final map or the 

approval of a building permit.  The plot plan shall include the following minimum design 



ENV-2015-3906-MND  June 16, 2016 

  
Page 8 

 
  

features: fire lanes, where required, shall be a minimum of 20 feet in width; all structures 

must be within 300 feet of an approved fire hydrant, and entrances to any dwelling unit or 

guest room shall not be more than 150 feet in distance in horizontal travel from the edge 

of the roadway of an improved street or approved fire lane. 

 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-Construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance: Issuance of building permits 

 

XIV-20 Public Services (Police – Demolition/Construction Sites) 

Temporary construction fencing shall be placed along the periphery of the active construction 

areas to screen as much of the construction activity from view at the local street level and to keep 

unpermitted persons from entering the construction area. 

 

Enforcement Agency: Los Angeles Department of building and Safety 

Monitoring Agency: Los Angeles Department of building and Safety 

Monitoring Phase: Construction 

Monitoring Frequency: Periodic field inspections during construction 

Action Indicating Compliance: Field inspection sign-off 

 

XIV-30 Public Services (Police)  

Environmental impacts may result from project implementation due to the location of the project 

in an area having marginal police services.  However, this potential impact will be mitigated to a 

less than significant level by the following measure: 

 The plans shall incorporate the design guidelines relative to security, semi-public and 

private spaces, which may include but not be limited to access control to building, 

secured parking facilities, walls/fences with key systems, well-illuminated public and 
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semi-public space designed with a minimum of dead space to eliminate areas of 

concealment, location of toilet facilities or building entrances in high-foot traffic areas, 

and provision of security guard patrol throughout the project site if needed.  Please refer 

to "Design Out Crime Guidelines: Crime Prevention Through Environmental Design", 

published by the Los Angeles Police Department.  Contact the Community Relations 

Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-6000.  

These measures shall be approved by the Police Department prior to the issuance of 

building permits. 

Enforcement Agency: Los Angeles Department of Building and Safety 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-Construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance: Issuance of building permits 

Transportation and Traffic 

XVI-30 Transportation  

 The developer shall install appropriate traffic signs around the site to ensure pedestrian 

and vehicle safety. 

 The applicant shall be limited to no more than two trucks at any given time within the 

site's staging area. 

 There shall be no staging of hauling trucks on any streets adjacent to the project, unless 

specifically approved as a condition of an approved haul route. 

 No hauling shall be done before 9 a.m. or after 3 p.m. 

 Trucks shall be spaced so as to discourage a convoy effect. 

 On substandard hillside streets, only one hauling truck shall be allowed on the street at 

any time. 

 A minimum of two flag persons are required. One flag person is required at the entrance 

to the project site and one flag person at the next intersection along the haul route. 

 Truck crossing signs are required within 300 feet of the exit of the project site in each 

direction.  

 The owner or contractor shall keep the construction area sufficiently dampened to control 

dust caused by grading and hauling, and at all times shall provide reasonable control of 

dust caused by wind. 

 Loads shall be secured by trimming and watering or may be covered to prevent the 

spilling or blowing of the earth material. 

 Trucks and loads are to be cleaned at the export site to prevent blowing dirt and spilling 

of loose earth. 
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 No person shall perform grading within areas designated "hillside" unless a copy of the 

permit is in the possession of a responsible person and available at the site for display 

upon request. 

 A log documenting the dates of hauling and the number of trips (i.e. trucks) per day shall 

be available on the job site at all times. 

 The applicant shall identify a construction manager and provide a telephone number for 

any inquiries or complaints from residents regarding construction activities. The 

telephone number shall be posted at the site readily visible to any interested party during 

site preparation, grading and construction. 

 

Enforcement Agency: Los Angeles Department of Building and Safety, Los Angeles 

Department of Transportation 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Construction 

Monitoring Frequency: Ongoing during construction 

Action Indicating Compliance:  Issuance of Certificate of Occupancy or Land Use Permit 

 

XVI-40 Safety Hazards 

Environmental impacts may result from project implementation due to hazards to safety from 

design features (e.g., sharp curves or dangerous intersections) or incompatible uses.  However, 

the potential impacts can be mitigated to a less than significant level by the following measure: 

 The developer shall install appropriate traffic signs around the site to ensure pedestrian, 

bicycles, and vehicle safety. 

 The applicant shall submit a parking and driveway plan that incorporates design features 

that reduce accidents, to the Bureau of Engineering and the Department of Transportation 

for approval. 

Enforcement Agency: Los Angeles Department of Building and Safety, Los Angeles Bureau of 

Engineering, Los Angeles Department of Transportation 

Monitoring Agency: Los Angeles Department of Building and Safety 

Monitoring Phase: Pre-Construction 

Monitoring Frequency: Once, at plan check 

Action Indicating Compliance:  Issuance of building permit. 
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XVI-80 Pedestrian Safety 

 Applicant shall plan construction and construction staging as to maintain pedestrian 

access on adjacent sidewalks throughout all construction phases. This requires the 

applicant to maintain adequate and safe pedestrian protection, including physical 

separation (including utilization of barriers such as K-Rails or scaffolding, etc) from 

work space and vehicular traffic and overhead protection, due to sidewalk closure or 

blockage, at all times.  

 Temporary pedestrian facilities shall be adjacent to the project site and provide safe, 

accessible routes that replicate as nearly as practical the most desirable characteristics of 

the existing facility. 

 Covered walkways shall be provided where pedestrians are exposed to potential injury 

from falling objects. 

 Applicant shall keep sidewalk open during construction until only when it is absolutely 

required to close or block sidewalk for construction staging. Sidewalk shall be reopened 

as soon as reasonably feasible taking construction and construction staging into account. 

 

Enforcement Agency: Los Angeles Department of Building and Safety, LADOT, BOE 

Monitoring Agency: Los Angeles Department of Building and Safety, LADOT 

Monitoring Phase: Construction 

Monitoring Frequency: Ongoing 

Action Indicating Compliance:  Issuance of Certificate of Occupancy  

 

.   
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Regulatory Compliance Measures 

In addition to the Mitigation Measures required of the project, and any proposed Project Design 

Features, the applicant shall also adhere to any applicable Regulatory Compliance Measures 

required by law. Listed below is a list of often required Regulatory Compliance Measures. Please 

note that requirements are determined on a case by case basis, and these are an example of the 

most often required Regulatory Compliance Measures. 

AESTHETICS 

 
 Regulatory Compliance Measure RC-AE-3 (Vandalism): Compliance with provisions of 

the Los Angeles Building Code. The project shall comply with all applicable building code 

requirements, including the following: 

o Every building, structure, or portion thereof, shall be maintained in a safe and 

sanitary condition and good repair, and free from, debris, rubbish, garbage, trash, 

overgrown vegetation or other similar material, pursuant to Municipal Code Section 

91.8104. 

o The exterior of all buildings and fences shall be free from graffiti when such graffiti 

is visible from a street or alley, pursuant to Municipal Code Section 91.8104.15. 

 

 Regulatory Compliance Measure RC-AE-4 (Signage): Compliance with provisions of 

the Los Angeles Building Code. The project shall comply with the Los Angeles Municipal 

Code Section 91.6205, including on-site signage maximums and multiple temporary sign 

restrictions, as applicable.  

 

 Regulatory Compliance Measure RC-AE-5 (Signage on Construction Barriers): 
Compliance with provisions of the Los Angeles Building Code. The project shall comply 

with the Los Angeles Municipal Code Section 91.6205, including but not limited to the 

following provisions: 

o The applicant shall affix or paint a plainly visible sign, on publically accessible 

portions of the construction barriers, with the following language: “POST NO 

BILLS”. 

o Such language shall appear at intervals of no less than 25 feet along the length of the 

publically accessible portions of the barrier. 

o The applicant shall be responsible for maintaining the visibility of the required 

signage and for maintaining the construction barrier free and clear of any 
unauthorized signs within 48 hours of occurrence. 

AIR QUALITY 

 

 Regulatory Compliance Measure RC-AQ-1(Demolition, Grading and Construction 

Activities): Compliance with provisions of the SCAQMD District Rule 403. The project 

shall comply with all applicable standards of the Southern California Air Quality 

Management District, including the following provisions of District Rule 403: 
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o All unpaved demolition and construction areas shall be wetted at least twice daily 

during excavation and construction, and temporary dust covers shall be used to 

reduce dust emissions and meet SCAQMD District Rule 403. Wetting could reduce 

fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust caused by 

grading and hauling, and at all times provide reasonable control of dust caused by 

wind. 

o All clearing, earth moving, or excavation activities shall be discontinued during 

periods of high winds (i.e., greater than 15 mph), so as to prevent excessive amounts 

of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate means 

to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 

securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so as to 

minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 

 

 Regulatory Compliance Measure RC-AQ-2:   In accordance with Sections 2485 in Title 13 

of the California Code of Regulations, the idling of all diesel-fueled commercial vehicles 

(weighing over 10,000 pounds) during construction shall be limited to five minutes at any 

location. 

 

 Regulatory Compliance Measure RC-AQ-3:   In accordance with Section 93115 in Title 

17 of the California Code of Regulations, operation of any stationary, diesel-fueled, 

compression-ignition engines shall meet specified fuel and fuel additive requirements and 

emission standards. 

 

 Regulatory Compliance Measure RC-AQ-4:   The Project shall comply with South Coast 

Air Quality Management District Rule 1113 limiting the volatile organic compound content 

of architectural coatings. 

 

 Regulatory Compliance Measure RC-AQ-5:   The Project shall install odor-reducing 

equipment in accordance with South Coast Air Quality Management District Rule 1138. 

 

 Regulatory Compliance Measure RC-AQ-6:   New on-site facility nitrogen oxide 

emissions shall be minimized through the use of emission control measures (e.g., use of best 

available control technology for new combustion sources such as boilers and water heaters) 

as required by South Coast Air Quality Management District Regulation XIII, New Source 

Review. 

BIOLOGY 

 

CULTURAL RESOURCES 

 

 Regulatory Compliance Measure RC-CR-1 (Designated Historic-Cultural 

Resource):  Compliance with United States Department of the Interior – National Park 
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Service – Secretary of the Interior’s Standards for the Treatment of Historic Properties. 
The project shall comply with the Secretary of the Interior's Standards for Historical 

Resources, including but not limited to the following measures: 

o Prior to the issuance of any permit, the project shall obtain clearance from the 

Department of Cultural Affairs for the proposed work. 

o A property shall be used for its historic purpose or be placed in a new use that 

requires minimal change to the defining characteristics of the building and its site and 

environment. 

o The historic character of a property shall be retained and preserved.  The removal of 

historic material or alteration of features and spaces shall be avoided. 

o Each property shall be recognized as a physical record of its time, place and 

use.  Changes that create a false sense of historical development, such as adding 

conjectural features or elements from other buildings, shall not be undertaken. 

o Most properties change over time; those changes that have acquired significance in 

their own right shall be retained and preserved. 

 

 Regulatory Compliance Measure RC-CR-2 (Archaeological): If archaeological resources 

are discovered during excavation, grading, or construction activities, work shall cease in the 

area of the find until a qualified archaeologist has evaluated the find in accordance with 

federal, State, and local guidelines, including those set forth in California Public Resources 

Code Section 21083.2. Personnel of the proposed Modified Project shall not collect or move 

any archaeological materials and associated materials. Construction activity may continue 

unimpeded on other portions of the Project site. The found deposits would be treated in 

accordance with federal, State, and local guidelines, including those set forth in California 

Public Resources Code Section 21083.2. 

o Distinctive features, finishes and construction techniques or examples of skilled 

craftsmanship which characterize an historic property shall be preserved. 

o Deteriorated historic features shall be repaired rather than replaced.  Where the 

severity if deterioration requires replacement of a distinctive historic feature, the new 

feature shall match the old in design, color, texture, and other visual qualities, and 

where possible, materials.  Replacement of missing features shall be substantiated by 

documentary, physical, or pictorial evidence. 

o Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used.  The surface cleaning of structures, if appropriate, shall be 

undertaken using the gentlest means possible. 

o Significant archaeological resources affected by a project shall be protected and 

preserved.  If such resources must be disturbed, mitigation measures shall be 

undertaken. 

o New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property.  The new work shall be differentiated 

from the old and shall be compatible with the massing, size, scale, and architectural 

features to protect the historic integrity of the property and its environment. 

o New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic 

property and its environment would be unimpaired. 

 

 Regulatory Compliance Measure RC-CR-3 (Paleontological):  If paleontological 

resources are discovered during excavation, grading, or construction, the City of Los Angeles 

Department of Building and Safety shall be notified immediately, and all work shall cease in 
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the area of the find until a qualified paleontologist evaluates the find. Construction activity 

may continue unimpeded on other portions of the Project site. The paleontologist shall 

determine the location, the time frame, and the extent to which any monitoring of 

earthmoving activities shall be required. The found deposits would be treated in accordance 

with federal, State, and local guidelines, including those set forth in California Public 

Resources Code Section 21083.2. 

 

 Regulatory Compliance Measure CR-4 (Human Remains):   If human remains are 

encountered unexpectedly during construction demolition and/or grading activities, State 

Health and Safety Code Section 7050.5 requires that no further disturbance shall occur until 

the County Coroner has made the necessary findings as to origin and disposition pursuant to 

California Public Resources Code (PRC) Section 5097.98.  In the event that human remains 

are discovered during excavation activities, the following procedure shall be observed:    

 

o Stop immediately and contact the County Coroner:    

1104 N. Mission Road 
Los Angeles, CA 90033   
323‐343‐0512 (8 a.m. to 5 p.m. Monday through Friday) or    
323‐343‐0714 (After Hours, Saturday, Sunday, and Holidays)    

If the remains are determined to be of Native American descent, the Coroner has 24 hours to 

notify the Native American Heritage Commission (NAHC). 

The NAHC will immediately notify the person it believes to be the most likely descendent of 
the deceased Native American.  

o The most likely descendent has 48 hours to make recommendations to the owner, or 

representative, for the treatment or disposition, with proper dignity, of the human 

remains and grave goods.    

o If the owner does not accept the descendant’s recommendations, the owner or the 

descendent may request mediation by the NAHC. 

GEOLOGY AND SOILS 

 Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and construction of 

the project shall conform to the California Building Code seismic standards as approved by 

the Department of Building and Safety. 

 

 

 Regulatory Compliance Measure RC-GHG-1 (Green Building Code): In accordance with 

the City of Los Angeles Green Building Code (Chapter IX, Article 9, of the Los Angeles 

Municipal Code), the Project shall comply with all applicable mandatory provisions of the 

2013 Los Angeles Green Code and as it may be subsequently amended or modified. 

  

 

HYDROLOGY AND WATER QUALITY 
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 Regulatory Compliance Measure RC-WQ-1:  National Pollutant Discharge Elimination 

System General Permit. Prior to issuance of a grading permit, the Applicant shall obtain 

coverage under the State Water Resources Control Board National Pollutant Discharge 

Elimination System General Permit for Storm Water Discharges Associated with 

Construction and Land Disturbance Activities (Order No. 2009-0009-DWQ, National 

Pollutant Discharge Elimination System No. CAS000002) (Construction General Permit) for 

Phase 1 of the proposed Modified Project. The Applicant shall provide the Waste Discharge 

Identification Number to the City of Los Angeles to demonstrate proof of coverage under the 

Construction General Permit. A Storm Water Pollution Prevention Plan shall be prepared and 

implemented for the proposed Modified Project in compliance with the requirements of the 

Construction General Permit. The Storm Water Pollution Prevention Plan shall identify 

construction Best Management Practices to be implemented to ensure that the potential for 

soil erosion and sedimentation is minimized and to control the discharge of pollutants in 

stormwater runoff as a result of construction activities.  

 

 Regulatory Compliance Measure RC-WQ-2: Dewatering. If required, any dewatering 

activities during construction shall comply with the requirements of the Waste Discharge 

Requirements for Discharges of Groundwater from Construction and Project Dewatering to 

Surface Waters in Coastal Watersheds of Los Angeles and Ventura Counties (Order No. R4-

2008-0032, National Pollutant Discharge Elimination System No. CAG994004) or 

subsequent permit. This will include submission of a Notice of Intent for coverage under the 

permit to the Los Angeles Regional Water Quality Control Board at least 45 days prior to the 

start of dewatering and compliance with all applicable provisions in the permit, including 

water sampling, analysis, and reporting of dewatering-related discharges.  

 

 Regulatory Compliance Measure RC-WQ-3: Low Impact Development Plan. Prior to 

issuance of grading permits, the Applicant shall submit a Low Impact Development Plan 

and/or Standard Urban Stormwater Mitigation Plan to the City of Los Angeles Bureau of 

Sanitation Watershed Protection Division for review and approval. The Low Impact 

Development Plan and/or Standard Urban Stormwater Mitigation Plan shall be prepared 

consistent with the requirements of the Development Best Management Practices Handbook.  

 

 Regulatory Compliance Measure RC-WQ-4: Development Best Management Practices. 

The Best Management Practices shall be designed to retain or treat the runoff from a storm 

event producing 0.75 inch of rainfall in a 24-hour period, in accordance with the 

Development Best Management Practices Handbook Part B Planning Activities. A signed 

certificate from a licensed civil engineer or licensed architect confirming that the proposed 

Best Management Practices meet this numerical threshold standard shall be provided.  

  

NOISE 

 Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and Construction 

Activities):   The project shall comply with the City of Los Angeles Noise Ordinance and 

any subsequent ordinances, which prohibit the emission or creation of noise beyond certain 

levels at adjacent uses unless technically infeasible. 

o  

PUBLIC UTILITIES AND SERVICE SYSTEMS 
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Water Supply 

 Regulatory Compliance Measure RC-WS‐1 (Fire Water Flow) The Project Applicant 

shall consult with the LADBS and LAFD to determine fire flow requirements for the 

Proposed Project, and will contact a Water Service Representative at the LADWP to order a 

SAR. This system hydraulic analysis will determine if existing LADWP water supply 

facilities can provide the proposed fire flow requirements of the Project. If water main or 

infrastructure upgrades are required, the Applicant would pay for such upgrades, which 

would be constructed by either the Applicant or LADWP. 

 

 Regulatory Compliance Measure RC-WS-2 (Green Building Code): The Project shall 

implement all applicable mandatory measures within the LA Green Building Code that would 

have the effect of reducing the Project’s water use.  

 

 Regulatory Compliance Measure RC-WS-4 (Landscape)  The Project shall comply with 

Ordinance No. 170,978 (Water Management Ordinance), which imposes numerous water 

conservation measures in landscape, installation, and maintenance (e.g., use drip irrigation 

and soak hoses in lieu of sprinklers to lower the amount of water lost to evaporation and 

overspray, set automatic sprinkler systems to irrigate during the early morning or evening 

hours to minimize water loss due to evaporation, and water less in the cooler months and 

during the rainy season). 

Energy 

 Regulatory Compliance Measure RC-EN-1(Green Building Code): The Project shall 

implement all applicable mandatory measures within the LA Green Building Code that would 

have the effect of reducing the Project’s energy use.  

Solid Waste 

 Regulatory Compliance Measure RC-SW-1 (Designated Recycling Area) In compliance 

with Los Angeles Municipal Code, the proposed Modified Project shall provide readily 

accessible areas that serve the entire building and are identified for the depositing, storage, 

and collection of nonhazardous materials for recycling, including (at a minimum) paper, 

corrugated cardboard, glass, plastics, and metals.  

 

 Regulatory Compliance Measure RC-SW-2 (Construction Waste Recycling) In order to 

meet the diversion goals of the California Integrated Waste Management Act and the City of 

Los Angeles, which will total 70 percent by 2013, the Applicant shall salvage and recycle 

construction and demolition materials to ensure that a minimum of 70 percent of 

construction-related solid waste that can be recycled is diverted from the waste stream to be 

landfilled. Solid waste diversion would be accomplished though the on-site separation of 

materials and/or by contracting with a solid waste disposal facility that can guarantee a 

minimum diversion rate of 70 percent. In compliance with the Los Angeles Municipal Code, 

the General Contractor shall utilize solid waste haulers, contractors, and recyclers who have 

obtained an Assembly Bill (AB) 939 Compliance Permit from the City of Los Angeles 

Bureau of Sanitation.  
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CITY OF LOS ANGELES 
INTER-DEPARTMENTAL MEMORANDUM 

 
7111 N Sepulveda Boulevard 
DOT Case No. SFV 15-103697 

DOT Project ID No. 43764 
 
Date:  November 25, 2015 
 
To:  Deputy Advisory Agency  
  Department of City Planning 
 
From: Kevin D. Ecker, Associate Transportation Engineer III 
  Department of Transportation  
 
Subject: CPC-2015-3905-DB-SPR 
 
 
Reference is made to your request for review of this case regarding potential traffic access problems.  
Based upon this review, it is recommended that: 
  
1. A traffic study for the proposed project is required pursuant to the completed Department of 

Transportation Referral Form dated October 27, 2015.  That all requirements and conditions 
listed in the future DOT traffic assessment letter generated as a result of the review of the traffic 
study, and any subsequent revisions to this traffic assessment, be applied to this case. 

 
2. A minimum of 60-foot reservoir space is required between any security gate or parking stall and 

the property line, to the satisfaction of the Department of Transportation. Two way driveways 
shall be w=30’. 

 
3. A parking area and driveway plan should be submitted to the Citywide Planning Coordination 

Section of the Department of Transportation for approval prior to submittal of building permit 
plans for plan check by the Department of Building and Safety.  Transportation approvals are 
conducted at 6262 Van Nuys Blvd., Room 320, Van Nuys, CA 91401. 

 
4. That fees be paid to the Department of Transportation as required per Ordinance No. 180542 

and LAMC Section 19.15. 
 
 
If you have any questions, you may contact me at 818-374-4699.  
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Date: January 21, 2015 

 
To: Mr. Michael LoGrande, Director 

 Department of City Planning 
 Attn:  Jordann Turner (City Planner)  
 

 
 
 

From: Edmond Yew 
 Land Development and GIS Division 

 Bureau of Engineering 
  
Subject: Case No. CPC 2015-3905 (DB/SPR): 7111-7133 North Sepulveda 

Boulevard 
 

The following recommendations identifying the infrastructure deficiencies 
adjacent to the application site are submitted for your use for the approval of a 
Density Bonus and Site Plan Review adjoining the area involved: 

 
1. Dedication Required: 
 

Sepulveda Boulevard (Boulevard II) – Accept the existing 5-foot future 
street and dedicate a 5-foot wide strip of land south of the future street 

along the rest of the property frontage to complete a 55-foot wide half right-
of-way in accordance with Boulevard II standards of Mobility Plan 2035. 
 

2. Improvements Required: 
 
Sepulveda Boulevard – Fill in the newly dedicated area with concrete 

sidewalk. Repair all broken, off-grade or bad order concrete curb and 
gutters. Upgrade all driveways to standards to comply with ADA 

requirements. Close all unused driveways with full height curb, 2-foot 
gutter, and sidewalk. Repair or replace other existing public improvements 
that may get damaged during construction of the proposed project. These 

improvements should suitably transition to join the existing improvements. 
 

Install tree wells with root barriers, plant street trees, and trim existing tree 
roots satisfactory to the City Engineer and the Urban Forestry Division of 
the Bureau of Street Services. The applicant should contact the Urban 

Forestry Division for further information (213) 847-3077. 
 
Notes:  Street lighting and street light relocation will be required satisfactory 

to the Bureau of Street Lighting (213) 847-1551. 
 



Department of Transportation may have additional requirements offsite for 
dedication and improvements. 

 
3. Roof drainage and surface run-off from the project shall be collected and 

treated at the site and directed to the streets via drain systems constructed 
under the sidewalk and through the curb drains or connections to the catch 
basins. 

 
4. Sewers exist in Sepulveda Boulevard. Extension of the 6-inch house 

connection laterals to the new property may be required. All Sewerage 

Facilities Charges and Bonded Sewer Fees are to be paid prior to obtaining a 
building permit. 

 
5. An investigation by the Bureau of Engineering Valley District Office Sewer 

Counter may be necessary to determine the capacity of the existing public 

sewers to accommodate the proposed development.  Submit a request to the 
Valley District Office of the Bureau of Engineering (818) 374-5088. 

 
6. Submit shoring and lateral support plans to the Bureau of Engineering 

Valley District Office Excavation Counter for review and approval prior to 

excavating adjacent to the right-of-way (818) 374-5090. 
 

7. Submit a parking area and driveway plan to the Valley District Office of the 

Bureau of Engineering and the Department of Transportation for review and 
approval. 

 
Any questions regarding this report may be directed to Sean Mizan of my staff 
at (213) 202-3486. 

 
cc:   Mattew Hayden  
 Valley District Office  









WHITNEY & WHITNEY, INC. 
2876 Anchor Avenue Los Angeles, CA 90064 

tel:  (310) 838-5240  fax:  (952) 658-3556 
 e-mail:  whitneytwice@gmail.com  

 
May 27, 2016 
 
 
Mr. Kamran Benji 
FAYZ HOLDINGS, LLC 
6300 Wilshire Boulevard, Suite 1420 
Los Angeles, CA 90048 
 
RE:  PEER REVIEW OF ALTERNATIVE DEVELOPMENT PROGRAMS FOR A PROPERTY 
        LOCATED AT 7111 NORTH SEPULVEDA BOULEVARD, VAN NUYS 
      
Dear Mr. Benji: 
 
Pursuant to your request, Whitney & Whitney, Inc. (“W&W”) is pleased to submit a "Peer Review" of the 
financial feasibility of three alternative programs provided to W&W by FAYZ HOLDINGS, LLC (“Client”) 
for the development of its property located at 7111 North Sepulveda Boulevard, Van Nuys Community, 
City of Los Angeles ("Property").  As presently conceived, the proposed mixed-use development would 
include 180 rental residential units (20 of which are categorized as Very Low Income) and 4,750 square 
feet of retail space.  The size of the Property after deductions/dedications is 53,223 square feet; this area 
serves as the basis for of calculating the allowable development on the site. 
 
PURPOSE OF THE PEER REVIEW 
The purpose of the Peer Review is to examine the three development programs for the Property that 
underlie the Client's contention that in order for the project to generate a financially-viable rate of return, 
density bonuses that include both "On-Menu" and "Off-Menu" Incentives are necessary, as these would 
provide a sufficient revenue base that can offset the full complement of projected development costs and 
the requirements for the affordable housing units.  Ultimately, the intended recipient for this Peer Review 
is the City of Los Angeles, Department of City Planning.  
 
The three alternative development programs for the Property prepared by the Client are as follows:  Case 1 - By Right + Density Bonus:  ALLOWABLE FLOOR AREA RATIO (FAR):  1.50  Case 2 - By Right + Density Bonus w/On-Menu Incentives:  ALLOWABLE FAR:  3.00  Case 3 - By Right + Density Bonus w/On-Menu & Off-Menu Incentives:  ALLOWABLE FAR: 3.70 
Their basic development characteristics are presented in TABLE A below.  According to the financial 
analyses conducted by the Client and presented to the City of Los Angeles, only the Case 3 alternative 
with an FAR of 3.70 produces a rate of return that provides an acceptable "minimum standard" or 
threshold level that would encourage the Client to proceed with development of the Property. 
 SUMMARY OF THIS PEER REVIEW 
A simple "cash-on-cash" methodology was employed to evaluate financial feasibilty that compares the 
potential annual operating revenues generated by the proposed development program with total 
development costs that does not consider financing costs.  Such an approach effectively eliminates the 
benefits of "leverage" that might otherwise be attainable from financing.   
 
Characteristically, under this pro-forma approach, a project which is located in an established urban 
market where revenues and costs from comparable developments are known and risks reasonably 
understood is considered to be feasible if the program produces a cash-on-cash return percentage in the 
range of 5.5% or higher.  Of the three programs, only Case 3, the program with an FAR of 3.70, 
yields a return that meets this basic criterion. The other two alternatives, Case 1:  FAR 1.50 yields 
a return of 3.7%, and Case 2:  FAR 3.00 generates a return of 4.8%.  Based on these financial tests, 
the Peer Review completed here supports the Client's perception that the development program 
with the 3.70 FAR is only one that is realistic as an investment opportunity. 
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CONSULTING SERVICES PERFORMED 
The services performed in this Peer Review have included the following:  Participate in meetings with Client and/or members of his consultant team to receive basic 

information regarding the Property and the development program alternatives noted above;   Review the three alternatives and the Density Bonus structures (basic Density Bonus, On-Menu 
Density Bonus, and Off-Menu Density Bonus) that underlie each alternative;   Review Building Data Sheet(s) and conceptual plans for the Site;  As necessary, discuss program alternatives with the Client's consultants in order to understand 
the program and the variations between the three alternatives;  Visit the site and surrounding market area;  Review the market context and the basis for rental rate assumptions;  Review development cost assumptions with other industry professionals;   Prepare pro-forma projections of the financial performance of each alternative;  Conduct additional tests on the reasonableness of the assumptions for the three alternatives and 
their comparative financial performance; and  Prepare letter report that summarizes the basic findings of the Peer review.  

 
The three basic development programs that were presented to the City of Los Angeles previously by the 
Client are summarized below in Table 1 with respect to basic uses and floor area in FAR that would 
generate both rental revenues and incur development and operating costs.  
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Case 1 Case 2 Case 3
Total Land Area for FAR Calculations 53,223            53,223            53,223            
Allowable FAR Ratio 1.50                3.00                3.70                
Total FAR Development Area 79,835            159,669          196,925          
Gross Building Area 82,606            165,213          203,835          
Number of Stories 3                     5                     6                     
Garage Area

First Floor 13,500            13,500            13,500            
Subterranean 93,540            93,540            93,540            

Total 107,040          107,040          107,040          
Parking Spaces for Residential 296                 296                 296                 
Parking Spaces for Commercial Retail 31                   31                   31                   

Total 327                 327                 327                 
Potential Revenue Generating Area in FAR

Commercial Retail 4,750              4,750              4,750              
Residential 65,465            135,681          168,510          

Subtotal before Exclusions 70,215            140,431          173,260          
Less Exclusions Counted in FAR

Rec Room/Gym/Computer 3,680              3,680              4,480              Lobby, Hallways, et al NA 1/ NA NA
NET RESIDENTIAL REVENUE AREA NA NA NA

Apartment Units
Market 160                 160                 160                 
Affordable 20                   20                   20                   

Total 180                 180                 180                 
Average Rental Unit Size Per Gross Residential FAR 390                 780                 963                 

1/  NA-Not Available
Source:  FAYZ HOLDINGS, LLC;  Building Data per Architect; W&W.

Table 1

(in Square Feet)

PHYSICAL CHARACTERISTICS OF DEVELOPMENT ALTERNATIVES
ORIGINAL FINANCIAL ANALYSES PROVIDED TO THE CITY OF LOS ANGELES

2015

  
 
 
This analysis holds constant both the number of units (180) and the number of parking spaces (296).  
While this approach provides a level of consistency between the alternatives, it also yields a number of 
unrealistic propositions in the Case 1 or the FAR 1.50 Model.  First, for Case 1 it produces an average 
unit size of 390 square feet, suggesting that the entire project would consist of small Single apartments  
where the typical size would be about 70 square feet or 15% smaller than the market average.  Second, 
the construction of 296 residential parking spaces would represent over-building of this requirement by 
more than 100 spaces, as the basic requirement would approach 180 spaces. 
 
The basic problems of this alternative are addressed in this Peer Review by altering/reducing the number 
of units in Case 1 to a more realistic distribution of unit sizes that (1) fits the basic footprint of the building 
as prepared by the Project Architect; and (2) reduces resident parking spaces to a single level of 
subterranean parking (145+/-) spaces.  This adjusted distribution of units is presented below in Table 2.  
The revised allocation was made by effectively eliminating the residential units found on portions of Floor 
3 and Floors 4 through 6, in keeping with the constraints of the 1.50 FAR, and effectively basing the Case 
1 alternative on the layout for Floors 1 through 3 (part) of the Architect's design.  
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Case 1 Case 2 Case 3
Total Land Area for FAR Calculations 53,223            53,223          53,223        
Allowable FAR Ratio 1.50                3.00              3.70            
Total FAR Development Area 79,835            159,669        196,925      
Gross Building Area 82,606            165,213        203,835      
Number of Stories 3                     5 6                 
Garage Area

First Floor 13,500            13,500          13,500        
Subterranean 46,770            93,540          93,540        

Total 60,270            107,040        107,040      
Parking Spaces for Residential 148                 296               296             
Parking Spaces for Commercial Retail 31                   31                 31               

Total 179                 327               327             
Potential Revenue Generating Area in FAR Total 79,800            159,641        196,000      

Less:  Commercial Retail Revenue Area (4,750)             (4,750)           (4,750)         
Subtotal, Residential before Exclusions 75,050            154,891        191,250      

Less Exclusions Counted in FAR
Rec Room/Gym/Computer Room 3,680              3,680            4,130          
Lobby, Hallways, et al 12,017            22,744          27,820        

NET RESIDENTIAL REVENUE AREA 59,353            128,467        159,300      
Apartment Units

Market 61                   129               160             
Affordable 8                     16                 20               

Total 69                   145               180             
Average Rental Unit Size 860                 886               885             

Source:  FAYZ HOLDINGS, LLC;  Building Data per Architect; W&W.

Table 2
REVISED PHYSICAL CHARACTERISTICS OF CASE 1: 1.50 FAR; CASE 2: 3.00 FAR; AND CASE 3: 3.70 FAR

(in Square Feet)

  
Similarly, several adjustments were made to the Case 2 and Case 3 alternatives, once again based on 
the layout for the project provided by the Project Architect.  For Case 2, the allowable Residential FAR 
was calculated by using the Project Architect's design for Floors 1 through 5, then deducting the 6th Floor 
FAR and the FAR for two 2 Bedroom units from the 5th Floor.  For Case 3, the square footage FAR for 
each unit was calculated, then assembled into aggregate measures of rental revenue FAR space.  The 
adjusted physical characteristics for Case 2 and Case 3 are also shown in Table 2.  More detailed 
information for each of the revised cases are are found in Appendix Tables A-1 through A-3. 
 
REVIEW OF BASIC ASSUMPTIONS 
The Peer Review involved a review of basic market assumptions related to the basic revenue "drivers" of 
the initial financial analyses, unit characteristics and unit pricing.  The Client provided market data that 
were collected in 2015 and utilized as guidelines for the initial analysis.  Similarly, market data were 
collected in May 2016 by W&W, then compared for both basic consistency and to identify recent market 
adjustments/changes.  The data base of market comparables prepared by W&W in May 2016 is 
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presented in Appendix Tables 1 and 2; Appendix Table 3 presents data for market comparables collected 
for the Client in 2015. 
The results of the two market surveys are shown in Table 3.  The May 2016 survey basically tends to 
validate the market findings of the 2015 survey with respect to the Van Nuys Residential Rental Market in  

 

 Difference, 2016 v . 2015
Single Units Single Units
Size Range in Square Feet 400-500 Size Range in Square Feet 425-500

Average 462                 Average 457 -1.2%
Rent Range in $ per Month $880-1,696 Rent Range in $ per Month $995-1,325

Average 1,109$             Average 1,097$            -1.1%
Rent/Sq Ft/Mo Range: $1.91-3.77 Rent/Sq Ft/Mo Range: $1.99-3.12

Average 2.41$              Average 2.43$             0.7%
1 Bedroom Units 1 Bedroom Units
Size Range in Square Feet 545-779 Size Range in Square Feet 540-784

Average 668 Average 678 1.5%
Rent Range in $ per Month $950-1,922 Rent Range in $ per Month $1,100-1,915

Average 1,244$             Average 1,398$            11.0%
Rent/Sq Ft/Mo Range: $1.91-3.77 Rent/Sq Ft/Mo Range: $1.56-2.52

Average 1.87$              Average 2.08$             10.2%
2 Bedroom Units 2 Bedroom Units
Size Range in Square Feet 725-1,410 Size Range in Square Feet 810-1,200

Average 1137 Average 984                -15.5%
Rent Range in $ per Month $950-1,922 Rent Range in $ per Month $1,495-2,150

Average 1,991$             Average 1,747$            -14.0%
Rent/Sq Ft/Mo Range: $1.91-3.77 Rent/Sq Ft/Mo Range: $1.54-2.22

Average 1.78$              Average 1.79$             0.7%
3 Bedroom Units 3 Bedroom Units
Size Range in Square Feet 1,250-1,388 Size Range in Square Feet 1,200-1,800

Average 1,335              Average 1,511             11.6%
Rent Range in $ per Month $1,895-2,550 Rent Range in $ per Month $2,150-2,350

Average 2,183$             Average 2,274$            4.0%
Rent/Sq Ft/Mo Range: $1.52-1.85 Rent/Sq Ft/Mo Range: 0

Average 1.63$              Average 1.56$             -4.9%
All Units All Units
Average Size 913                 Average Size 823                -11.0%
Average Rent per per Month 1,647$             Average Rent per per Month 1,549$            -6.4%
Average Rent per Sq Ft per Month 1.80$              Average Rent per Sq Ft per Month 1.88$             4.2%
Total Sample Size Total Sample Size
Single Units 6                    Single Units 7                   
1 Bedroom Units 14                   1 Bedroom Units 18                  
2 Bedroom Units 18                   2 Bedroom Units 15                  
3 Bedroom Units 5                    3 Bedroom Units 4                   

Total 43                   Total 44                  
Number of Projects 28                  

Source:  W&W, Inc.

2015 Market Survey Results 2016 Market Survey Results

Table 3
COMPARISON OF MARKET SURVEY COMPARABLES, VAN NUYS HOUSING MARKET

2015 and 2016

  
terms of basic unit size characteristics and market pricing.  As noted in below, despite the relatively small 
sample sizes of units in each category, there are very consistent results in the calculation of average unit 
size and rental rates as measured by price per square foot of space.  Of particular note is the high degree 
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of correspondence with respect to the following elements: (1) unit size and per square foot pricing for 
Single units; (2) unit size in the 1 Bedroom category; (3) pricing per square foot in the 2 Bedroom 
category; and (3) rents in the 3 Bedroom category. 
 
While some disparities between samples exist--e.g., the monthly rental rates in 2016 for 1 Bedroom units 
were found to be 11.0% higher on average than units surveyed in 2015 while monthly prices for 2 
Bedroom units are 14.0% lower in 2016 than in the 2015 surveys.  Notwithstanding, these differences 
tend to be off-setting in terms of their impact on the financial feasibility analysis in the Peer Review.   
 
In the aggregate measures for all units, the 2016 sample yielded higher average rents per square foot per 
month than the 2015 cluster, increasing by 4.2% from $1.80 to $1.88.  Given the tightening of the rental 
market--many market analysts suggest that new supply lags growing demand--this rental rate increase 
could reflect higher rental rates, but also could just be a result of basic differences in the samples 
themselves. 
 
Further comparative analysis of rental rates by unit type found in the surveys with the rental rates utilized 
in the original financial analysis is presented in Table 4.  
 

Market Survey Market Survey
Unit Type 2015 2016 Units at Market Rates All Units
Singles 2.41$         2.43$         3.05$         2.68$         
1 Bedroom 1.87$         2.08$         2.41$         2.27$         
2 Bedroom 1.78$         1.79$         2.01$         1.86$         
3 Bedroom 1.63$         1.56$         1.76$         1.64$         
Source:  W& W, Inc.

Table 4
COMPARISON OF RENTAL RATES USED IN 2015 FINANCIAL ANALYSIS
WITH MARKET SURVEY DATA FROM 2015 AND 2016 MARKET SURVEYS

(in rental Rates per Square Foot per Month)
Rental Rates Used in 2015 Financial Analysis

  
This table provides a comparison of the per square foot rental rates for the Van Nuys apartment market 
that were found in both the 2015 and 2016 surveys.  Most importantly for this Peer Review, it shows that 
the rental rates used in the financial analysis presented in 2015 were at market or slightly higher.  On 
average, the unit rental rates per square foot used in the 2015 financial analysis are between 12% and 
26% higher than the rental rates found in the 2016 survey, depending upon the unit type.  The highest 
relative differential is found in the "Singles" category.  After weighing the recent trends and the possible 
constraints in market supply in the immediate future due to both labor shortages and the possible 
influence of local citizen-sponsored initiatives that are inimicable to the possibility of new residential 
development, the analysis here has added a 10% increase to the market survey rental rates found in 
2016 for use in the Peer Review financial analysis. 
 
With regard to the retail space, the Client's Financial Analysis shows the 4,750 square feet of retail space 
on the Property achieving a NNN rent of $18.00 per square foot per year or $1.50 per square foot per 
month.  A review of current retail space rental rates in the Van Nuys community indicates that there is 
variety of offerings available for smaller spaces under 10,000 square feet in size at rates ranging between 
$1.25 and $2.50 per square foot per month, with many concentrated in the range of $1.65 to $1.95 per 
square foot per month.  No real comparable in terms of retail space that was situated on the ground floor 
of a newer mixed-use development was found for the local area.  It should also be noted that many of the 
offerings on street frontage sites (as opposed to locations in established centers) were for smaller spaces 
under 2,000 square feet. 
 
Given the untested character of this type of space and its larger size relative to the typical retail/personal 
service offering, the Client's financial analysis rate of $1.50 per square foot is reasonable, though perhaps 
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a little conservative.  An adjustment to a slightly higher market rate--say $1.75--while reasonable, would 
not have a significant impact on the projected financial performance of the development program under 
any of the alternative cases.  
 
FINANCIAL TESTING OF ALTERNATIVES 
Each of the development program alternatives was reviewed in terms of their physical dimensions to 
ensure that the respective square footages of FAR fit within the physical limitations imposed by the 
applicable City of Los Angeles regulations governing additional density allowances.  In addition, the 
residential component for each alternative was allocated between "market-rate" and "affordable" or "BMR-
below market rate" classifications.  These diomensions were based upon data provided on floor-by-floor 
and unit-by unit dimensions provided by the Project Architect.  This summary analysis for each alternative 
is presented in Appendix Tables A-1, A-2 and A-3. 
 
Table 5 (Case 1:  FAR 1.50), Table 6 (Case 2:  FAR 3.00), and Table 7 (Case 3:  FAR 3.70) provide a 
summary testing of the financial feasibility of the three development programs provided by the Client and 
submitted to the City of Los Angeles following the adjustments to the respective programs as identified 
above. A simple "cash-on-cash" methodology was employed to measure financial feasibility that 
compares the potential annual operating revenues generated by each proposed development program 
with its total development costs that does not consider financing charges or related costs.  Such an 
approach effectively eliminates the benefits of "leverage" that might otherwise be attainable from some 
forms of financing.  Characteristically, under this pro-forma approach, a project which is located in an 
established urban market where revenues and costs from comparable developments are known and risks 
reasonably understood is considered to be feasible if the program produces a cash-on-cash return 
percentage in the range of 5.5% or higher.  Of the three programs tested, only Case 3, the program 
with an FAR of 3.70, yields a return that meets this basic criterion. The other two alternatives, 
Case 1: FAR 1.50 yields a return of 3.7%, and Case 2:  FAR 3.00 generates a return of 4.8%.  Based 
on these financial tests, the Peer Review completed here basically supports the Client's perception that 
the development program he has outlined is only realistic as a potential investment with a 3.70 FAR.  
 
  *  *  *  *  *  * 
 
If the City of Los Angeles or you have questions regarding the approach, methodology and findings of this 
Peer Review, please feel to contact us.  It has been a pleasure serving you on this engagement. 
 
Very truly yours, 
 
WHITNEY & WHITNEY, INC. 
 
       (original signed) 
 
William H. Whitney, Ph.D. 
Principal 
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Property  Size 53,223             Square Feet
FAR 1.50                
Net FAR Available for Residential and Related Use 79,835             Square Feet
Residential Program in Square Feet

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

1 532             532             2.67$         1,422$             17,064$             
21 13,478         642             2.29$         1,468$             370,042$            
33 31,934         968             1.97$         1,905$             754,541$            
6 6,999           1,167           1.72$         2,002$             144,123$            

61 52,943         868             1,285,771$         

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

1 532 532 1.07$         569$               6,826$               
3 1925 642 0.92$         587$               21,145$             
4 3871 968 0.79$         762$               36,584$             
0 0 0 0.69$         -$                -$                  
8 6,328           791             64,555$             

Annual  Operating Income
Gross Potential Rent 1,350,325$         
Retail Rent 4,750         Sq Ft  @ 18.00$               85,500$             
Miscellaneous (including reimbursements for utilities, et al) 65,000$             
Parking ----------
Tenant Storage ----------

Subtotal 1,500,825$         
Adjustments
Vacancy  and Related 6.0% (90,050)$            
    Effective Gross Income 1,410,775.83$     
Less Operating Expenses 36.0% of EGI (507,879)$           
   Net Operating Income 902,897$            
   

Total Development Cost
Land Acquisition and Related 5,040,000$         
Hard Costs:   Main Structure 10,112,745$       

Subterranean Garage (1 level, 148 spaces) 3,746,400$         
13,859,145$       

Soft Costs 2,846,410$         
Subtotal 21,745,555$       

Contingency as Percent of Hard & Soft Costs 5.0% 835,278             
Cost Escalation, 2015-2016, Allowance 10.0% (Hard & Soft Costs +Contingency) 1,754,083$         

Total Development Costs 24,334,916$       
Cash on Cash Return 3.7%

Market Rate Units

Affordable (BMR) Units

Table 5
PROJECTED FINANCIAL PERFORMANCE OF CASE 1: 1.50 FAR ALTERNATIVE
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Property  Size 53,223             Square Feet
FAR 3.00                
Net FAR Available for Residential and Related Use 159,669           Square Feet
Residential Program in Square Feet

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

4 2,120           530             2.67$         1,417$             68,001$             
38 25,369         668             2.29$         1,527$             696,531$            
76 73,496         967             1.97$         1,904$             1,736,552$         
11 12,865         1,170           1.72$         2,007$             264,925$            

129 113,850       883             2,766,009$         

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

0 0 530 1.07$         567$               -$                  
5 3338 668 0.92$         611$               36,660$             

10 9670 967 0.79$         762$               91,397$             
1 1170 1170 0.69$         803$               9,634$               

16 14,178         886             137,691$            
Annual  Operating Income
Gross Potential Rent 2,903,700$         
Retail Rent 4,750         Sq Ft  @ 18.00$               85,500$             
Miscellaneous (including reimbursements for utilities, et al) 150,000$            
Parking ----------
Tenant Storage ----------

Subtotal 3,139,200$         
Adjustments
Vacancy and Related 6.0% (188,351.97)$      
    Effective Gross Income 2,950,847.56$     
Less Operating Expenses 35.0% of EGI (1,032,797)$        
   Net Operating Income 1,918,051$         
   

Total Development Cost
Land Acquisition and Related 5,040,000$         
Hard Costs:   Main Structure 20,025,611$       

Subterranean Garage 7,492,800$         
27,518,411$       

Soft Costs 2,846,410$         
Subtotal 35,404,821$       

Contingency as Percent of Hard & Soft Costs 5.0% 1,518,241           
Cost Escalation, 2015-2016, Allowance 10.0% (Hard & Soft Costs +Contingency) 3,188,306$         

Total Development Costs 40,111,368$       
Cash on Cash Return 4.8%

Table 6
PROJECTED FINANCIAL PERFORMANCE OF CASE 2:  3.00 FAR ALTERNATIVE

Market Rate Units

Affordable (BMR) Units
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Property Size 53,223             Square Feet
FAR 3.70                
Net FAR Available for Residential and Related Use 196,925           Square Feet
Residential Program in Square Feet

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

4 2,118           530             2.67$         1,416$             67,950$             
47 31,354         667             2.29$         1,526$             860,864$            
95 92,125         970             1.97$         1,909$             2,176,733$         
14 16,364         1,169           1.72$         2,006$             336,970$            

160 141,962       887             3,442,517$         

Rent per Average Rent Annual Schedule 
Total Units Sq Ft Sq Ft/Unit Sq Ft/Mo per Unit per Mo Rent

1 530 530 1.07$         566$               6,795$               
6 4003 667 0.92$         611$               43,959$             

12 11637 970 0.79$         764$               109,982$            
1 1169 1169 0.69$         802$               9,628$               

20 17,338         867             170,364$            
Annual  Operating Income
Gross Potential Rent 3,612,881$         
Retail Rent 4,750         Sq Ft  @ 18.00$               85,500$             
Miscellaneous (including reimbursements for utilities, et al) 200,000$            
Parking ----------
Tenant Storage ----------

Subtotal 3,898,381$         
Adjustments
Vacancy and Related 6.0% (233,902.87)$      
    Effective Gross Income 3,664,478.22$     
Less Operating Expenses 31.0% of EGI (1,135,988)$        
   Net Operating Income 2,528,490$         
   

Total Development Cost
Land Acquisition and Related 5,040,000$         
Hard Costs:   Main Structure 25,206,450$       

Subterranean Garage 7,492,800$         
32,699,250$       

Soft Costs 3,035,061$         
Subtotal 40,774,311$       

Contingency as Percent of Hard & Soft Costs 5.0% 1,786,716           
Cost Escalation, 2015-2016, Allowance 10.0% (Hard & Soft Costs +Contingency) 3,752,103$         

Total Development Costs 46,313,129$       
Cash on Cash Return 5.5%

Table 7
PROJECTED FINANCIAL PERFORMANCE OF CASE 3:  3.70 FAR ALTERNATIVE

Market Rate Units

Affordable (BMR) Units
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Property  Size 53,223          square feet
FAR 1.50              
Net FAR Available for Residential and Related Use 79,835          square feet Residential Parking Spaces 148
GROSS BUILDABLE AREA

Floor Total Retail Rec/Gym Comp Rm Residential GBA/Allowable
1 27,375         4,750            2,500           20,125          FAR Ratio
2 35,320         1,180           34,140          
3 35,320         35,320          

Total 98,015         4,750            3,680           -               89,585          1.228            

FAR ALLOCATION
Lobby/Other Net Residential 

Floor Total Retail Rec/Gym Comp Rm Common Area Rentable FAR
1 21,250         2,500           4,746            14,004             
1 4,750           4,750            
2 34,000         1,180           4,595            28,225             
3 19,800         2,676            17,124             

Total 79,800         4,750            3,680           -               12,017          59,353             
Percent of FAR 6.0% 4.6% 0.0% 15.1% 74.4%

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.9% 2 1,064           532               1.8 946                 532               0.2 118               532               
1 Bdrm 34.8% 24 15,403          642               21.3 13,692             642               2.7 1,711            642               
2 Bdrm 53.6% 37 35,805          968               32.9 31,827             968               4.1 3,978            968               
3 Bdrm 8.7% 6 6,999           1,167            5.3 6,221              1,167            0.7 778               1,167            
Total 100.0% 69 59,271          859               61.3 52,685             859               7.7 6,586            859               

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.9% 2 1,064           532               1 532                 532               1 532               532               
1 Bdrm 34.8% 24 15,403          642               21 13,478             642               3 1,925            642               
2 Bdrm 53.6% 37 35,805          968               33 31,934             968               4 3,871            968               
3 Bdrm 8.7% 6 6,999           1,167            6 6,999              1,167            0 -               -               
Total 100.0% 69 59,271          859               61 52,943             868               8 6,328            791               
Source:  Project Architect; FAYZ HOLDINGS, LLC; W&W.

Market Rate Units
DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE (ROUNDED)

BMR UnitsAll Units

CASE 1 DEVELOPMENT PROGRAM, 2016 PEER REVIEW
Table A-1

DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE 
All Units Market Rate Units BMR Units
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Property  Size 53,223          square feet
FAR 3.00              
Net FAR Available for Residential and Related Use 159,669         square feet Resdential Parking Spaces 296
GROSS BUILDABLE AREA

GBA/Allowable
Floor Total Retail Rec/Gym Comp Rm Residential FAR Ratio

1 27,375         4,750            2,500           20,125          
2 35,320         1,180           34,140          
3 35,320         35,320          
4 35,320         35,320          
5 35,250         35,250          
6

Total 168,585       4,750            3,680           -               160,155         1.056           

FAR ALLOCATION
Lobby/Other Net Residential 

Floor Total Retail Rec/Gym Comp Rm Common Area Rentable FAR
1 21,250         2,500           4,746            14,004             
1 4,750           4,750            
2 34,000         1,180           4,595            28,225             
3 34,000         4,568            29,432             
4 34,000         4,574            29,426             
5 31,641         4,261            27,380             

Total 159,641       4,750            3,680           -               22,744          128,467           
Percent of FAR 3.0% 2.3% 0.0% 14.2% 80.5%

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.8% 4 2,120           530               3.6 1,884              530             0.4 236               530               
1 Bdrm 29.7% 43 28,707          668               38.2 25,517             668             4.8 3,190            668               
2 Bdrm 59.3% 86 83,166          967               76.4 73,925             967             9.6 9,241            967               
3 Bdrm 8.3% 12 14,035          1,170            10.7 12,476             1,170           1.3 1,559            1,170            
Total 100.0% 145 128,028        883               128.9 113,803           883             16.1 14,225          883               

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.8% 4 2,120           530               4 2,120              530             0 -               -               
1 Bdrm 29.7% 43 28,707          668               38 25,369             668             5 3,338            668               
2 Bdrm 59.3% 86 83,166          967               76 73,496             967             10 9,670            967               
3 Bdrm 8.3% 12 14,035          1,170            11 12,865             1,170           1 1,170            1,170            
Total 100.0% 145 128,028        883               129 113,850           883             16 14,178          886               
Source:  Project Architect; FAYZ HOLDINGS, LLC; W&W

BMR Units

All Units Market Rate Units BMR Units
DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE 

DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE (ROUNDED)
All Units Market Rate Units

Table A-2
CASE 2 DEVELOPMENT PROGRAM, 2016 PEER REVIEW
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Property  Size 53,223          square feet
FAR 3.70              
Net FAR Available for Residential and Related Use 196,925         square feet Residential Parking Spaces 296
GROSS BUILDABLE AREA

GBA/Allowable
Floor Total Retail Rec/Gym Comp Rm Residential FAR Ratio

1 27,375         4,750            2,500           20,125          
2 35,320         1,180           34,140          
3 35,320         35,320          
4 35,320         35,320          
5 35,250         35,250          
6 35,250         450               34,800          

Total 203,835       4,750            3,680           450               194,955         1.035            
FAR ALLOCATION

Lobby/Other Net Residential 
Floor Total Retail Rec/Gym Comp Rm Common Area Rentable FAR

1 21,250         2,500           4,746            14,004             
1 4,750           4,750            
2 34,000         1,180           4,595            28,225             
3 34,000         4,568            29,432             
4 34,000         4,574            29,426             
5 34,000         4,700            29,300             
6 34,000         450               4,637            28,913             

Total 196,000       4,750            3,680           450               27,820          159,300           
Percent of FAR 2.4% 1.9% 0.2% 14.2% 81.3%

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.8% 5 2,648           530               4.4 2,354              530             0.6 294               530               
1 Bdrm 29.4% 53 35,357          667               47.1 31,428             667             5.9 3,929            667               
2 Bdrm 59.4% 107 103,762        970               95.1 92,233             970             11.9 11,529          970               
3 Bdrm 8.3% 15 17,533          1,169            13.3 15,585             1,169           1.7 1,948            1,169            
Total 100.0% 180 159,300        885               160.0 141,600           885             20.0 17,700          885               

Unit
Distribution Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit Total Units Sq Ft Sq Ft/Unit

Singles 2.8% 5 2,648           530               4 2,118              530             1 530               530               
1 Bdrm 29.4% 53 35,357          667               47 31,354             667             6 4,003            667               
2 Bdrm 59.4% 107 103,762        970               95 92,125             970             12 11,637          970               
3 Bdrm 8.3% 15 17,533          1,169            14 16,364             1,169           1 1,169            1,169            
Total 100.0% 180 159,300        885               160 141,962           887             20 17,338          867               
Source:  Project Architect; FAYZ HOLDINGS, LLC; W&W

BMR Units

All Units Market Rate Units BMR Units
DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE 

DISTRIBUTION OF RESIDENTIAL UNITS BY MARKET CHARACTERISTIC AND TYPE (ROUNDED)
All Units Market Rate Units

Table A-3
CASE 3 DEVELOPMENT PROGRAM PEER REVIEW, 2016
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Star Unit Size in Rental Rent per
Single Units Rating Unit Type Square Feet Rate/Mo Sq Ft/Mo

1 Summer Oaks Apts 6666 Sepulveda Blvd 4 Single 495            1,055$       2.13$         
2 Diamond Head Apartments 15540 Van Owen St 4 Single 500            995$          1.99$         
3 Royal Sepulveda 6920 Sepulveda 4 Single 425            995$          2.34$         
4 Southoaks Pointe Apartments 6628 Sepulveda Blvd 5 Single 452            1,000$       2.21$         
5 Oxnard Terrace 13760 Oxnard St 4 Single 400            1,215$       3.04$         
6 Royal Garden Kittridge 15240 Kittridge 4 Single 500            1,095$       2.19$         
7 Park View Apartments 16551 Victory Blvd -- Single 425            1,325$       3.12$         

Total 3,197         7,680$       17.02$       
Size Range in Sq Ft: 425-500 Average 457
Rent Range: $995-1,325 Average 1,097$       
Rent/Sq Ft/Mo Range: $1.99-3.12 Average 2.43$         

1 Bedroom Units Rating Unit Type Size in Sq Ft Rent/Mo Rent/Sq Ft
1 IMT Sherman Circle 145900 Sherman Way 5 1 Bdrm 784            1,915$       2.44$         
2 Villa Vincennes 14611 Vincennes St 5 1 Bdrm 743            1,450$       1.95$         
3 Diamond Head Apartments 15540 Van Owen St 4 1 Bdrm 750            1,225$       1.63$         
4 Fountain Apartments 7325 Sepulveda Blvd 3 1 Bdrm 600            1,400$       2.33$         
5 Oxnard Gardens 7325 Sepulveda Blvd 3 1 Bdrm 750            1,400$       1.87$         
6 Santerra Bliss 15425 Sherman Way 5 1 Bdrm 630            1,360$       2.16$         
7 North Tower Apartments 7440 Sepulveda Blvd 5 1 Bdrm 727            1,635$       2.25$         
8 Country Club Apartments 15210 Sherman Way 4 1 Bdrm 700            1,395$       1.99$         
9 Elizabeth Arms 15123 Sherman Way 4 1 Bdrm 718            1,450$       2.02$         

10 Park Manor 7010 Sepulveda Blvd 5 1 Bdrm 600            1,500$       2.50$         
11 Southoaks Pointe Apartments 6628 Sepulveda Blvd 5 1 Bdrm 540            1,125$       2.08$         
12 Fountain Terrace Apartments 14757 Sherman Way 5 1 Bdrm 600            1,325$       2.21$         
13 Olive Tree Apartments 14940 Sherman Way 5 1 Bdrm 700            1,100$       1.57$         
14 Fairmont Apartments 16000 Sherman Way (w of 405) 5 1 Bdrm 700            1,450$       2.07$         
15 Manhattan Apartments 8031 Sepulveda Blvd 3 1 Bdrm 800            1,250$       1.56$         
16 Royal Garden Kittridge 15240 Kittridge 4 1 Bdrm 620            1,225$       1.98$         
17 Park View Apartments 16551 Victory Blvd -- 1 Bdrm 585            1,475$       2.52$         
18 Park View Apartments 16551 Victory Blvd -- 1 Bdrm 660            1,485$       2.25$         

Total 12,207       25,165$     37.39$       
Size Range in Sq Ft: 540-800 Average 678            
Rent Range: $1,100-1,915 Average 1,398$       
Rent/Sq Ft/Mo Range: $1.56-2.52 Average 2.08$         

2 Bedroom Units Rating Unit Type Size in Sq Ft Rent/Mo Rent/Sq Ft
1 Villa Vincennes 14611 Vincennes St 5 2 Bdrm 988            1,775$       1.80$         
2 North Tower Apartments 7440 Sepulveda Blvd 5 2 Bdrm 810            1,795$       2.22$         
3 Elizabeth Arms 15123 Sherman Way 4 2 Bdrm 925            1,500$       1.62$         
4 Elizabeth Arms 15123 Sherman Way 4 2 Bdrm 1,047         1,775$       1.70$         
5 Olive Tree Apartments 14940 Sherman Way 5 2 Bdrm 1,000         1,675$       1.68$         
6 Olive Tree Apartments 14940 Sherman Way 5 2 Bdrm 1,000         1,500$       1.50$         
7 Villa Martelli Apartments 6818 Van Nuys Blvd 4 2 Bdrm 1,200         1,825$       1.52$         
8 Villa Andulucia 13805 Sherman Way 5 2 Bdrm 984            1,750$       1.78$         
9 Sylmar Gardens 6310 Sylmar 4 2 Bdrm 950            1,625$       1.71$         

10 Haleakala Luxury Apartments 14227 Magnolia Blvd 5 2 Bdrm 1,060         2,150$       2.03$         
11 Windward Isle Apartments 14543 Burbank Blvd 4 2 Bdrm 850            1,795$       2.11$         
12 Windward Isle Apartments 14543 Burbank Blvd 4 2 Bdrm 875            1,850$       2.11$         
13 Royal Garden Kittridge 15240 Kittridge 4 2 Bdrm 970            1,495$       1.54$         
14 Park View Apartments 16551 Victory Blvd -- 2 Bdrm 1,100         1,895$       1.72$         
15 Nelk Manor 6929 Kester Avenue 4 2 Bdrm 1,000         1,795$       1.80$         

Total 14,759       26,200$     26.83$       
Size Range in Sq Ft: 810-1,200 Average 984
Rent Range: $1,495-2,150 Average 1,747$       
Rent/Sq Ft/Mo Range: $1.54-2.22 Average 1.79$         

3 Bedroom Units Rating Unit Type Size in Sq Ft Rent/Mo Rent/Sq Ft
1 Villa Vincennes 14611 Vincennes St 5 3 Bdrm/2Ba 1,243         2,150$       1.73$         
2 La Buena Ventura Apts 13610 Strathern St (Pan C) 5 3 Bdrm/2Ba 1,200         2,295$       1.91$         
3 Ventura Canyon Apartments 8465 Ventura Canyon (Pan C) 3 3 Bdrm/2Ba 1,800         2,300$       1.28$         
4 Villa Martelli Apartments 6818 Van Nuys Blvd 4 3 Bdrm/2Ba 1,800         2,350$       1.31$         

Total 6,043         9,095$       6.23$         
Size Range in Sq Ft: 1,200-1,800 Average 1511
Rent Range: $2,150-2,350 Average 2,274$       
Rent/Sq Ft/Mo Range: $1.31-1.91 Average 1.56$         

Source:  Asking Prices per Listings, May 2016

Table A-4
ANALYSIS OF RENTAL UNITS BY UNIT TYPE, VAN NUYS MARKET SURVEY

2016
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Star Unit Size in Rental Rent per
Apartment Name/Location Rating Unit Type Square Feet Rate/Mo Sq Ft/Mo

1 Summer Oaks Apts 6666 Sepulveda Blvd 4 Single 495            1,055$       2.13$          
2 IMT Sherman Circle 145900 Sherman Way 5 1 Bdrm 784            1,915$       2.44$          
3 Villa Vincennes 14611 Vincennes St 5 1 Bdrm 743            1,450$       1.95$          
4 Villa Vincennes 14611 Vincennes St 5 2 Bdrm 988            1,775$       1.80$          
5 Villa Vincennes 14611 Vincennes St 5 3 Bdrm/2Ba 1,243         2,150$       1.73$          
6 Diamond Head Apartments 15540 Van Owen St 4 Single 500            995$          1.99$          
7 Diamond Head Apartments 15540 Van Owen St 4 1 Bdrm 750            1,225$       1.63$          
8 Fountain Apartments 7325 Sepulveda Blvd 3 1 Bdrm 600            1,400$       2.33$          
9 Oxnard Gardens 7325 Sepulveda Blvd 3 1 Bdrm 750            1,400$       1.87$          

10 Santerra Bliss 15425 Sherman Way 5 1 Bdrm 630            1,360$       2.16$          
11 North Tower Apartments 7440 Sepulveda Blvd 5 1 Bdrm 727            1,635$       2.25$          
12 North Tower Apartments 7440 Sepulveda Blvd 5 2 Bdrm 810            1,795$       2.22$          
13 Country Club Apartments 15210 Sherman Way 4 1 Bdrm 700            1,395$       1.99$          
14 Royal Sepulveda 6920 Sepulveda 4 Single 425            995$          2.34$          
15 Elizabeth Arms 15123 Sherman Way 4 1 Bdrm 718            1,450$       2.02$          
16 Elizabeth Arms 15123 Sherman Way 4 2 Bdrm 925            1,500$       1.62$          
17 Elizabeth Arms 15123 Sherman Way 4 2 Bdrm 1,047         1,775$       1.70$          
18 Park Manor 7010 Sepulveda Blvd 5 1 Bdrm 600            1,500$       2.50$          
19 Nelk Manor 6929 Kester Avenue 4 3 Bdrm/2Ba 1,000         1,795$       1.80$          
20 Southoaks Pointe Apartments 6628 Sepulveda Blvd 5 Single 452            1,000$       2.21$          
21 Southoaks Pointe Apartments 6628 Sepulveda Blvd 5 1 Bdrm 540            1,125$       2.08$          
22 La Buena Ventura Apts 13610 Strathern St (Pan C) 5 3 Bdrm/2Ba 1,200         2,295$       1.91$          

   
23 Fountain Terrace Apartments 14757 Sherman Way 5 1 Bdrm 600            1,325$       2.21$          
24 Olive Tree Apartments 14940 Sherman Way 5 1 Bdrm 700            1,100$       1.57$          
25 Olive Tree Apartments 14940 Sherman Way 5 2 Bdrm 1,000         1,675$       1.68$          
26 Olive Tree Apartments 14940 Sherman Way 5 2 Bdrm 1,000         1,500$       1.50$          
27 Ventura Canyon Apartments 8465 Ventura Canyon (Pan C) 3 3 Bdrm/2Ba 1,800         2,300$       1.28$          
28 Villa Martelli Apartments 6818 Van Nuys Blvd 4 2 Bdrm 1,200         1,825$       1.52$          
29 Villa Martelli Apartments 6818 Van Nuys Blvd 4 3 Bdrm/2Ba 1,800         2,300$       1.28$          
30 Oxnard Terrace 13760 Oxnard St 4 Single 400            1,215$       3.04$          
31 Fairmont Apartments 16000 Sherman Way (w of 405) 5 1 Bdrm 700            1,450$       2.07$          
32 Villa Andulucia 13805 Sherman Way 5 2 Bdrm 984            1,750$       1.78$          
33 Sylmar Gardens 6310 Sylmar 4 2 Bdrm 950            1,625$       1.71$          
34 Manhattan Apartments 8031 Sepulveda Blvd 3 1 Bdrm 800            1,250$       1.56$          
35 Haleakala Luxury Apartments 14227 Magnolia Blvd 5 2 Bdrm 1,060         2,150$       2.03$          
36 Windward Isle Apartments 14543 Burbank Blvd 4 2 Bdrm 850            1,795$       2.11$          
37 Windward Isle Apartments 14543 Burbank Blvd 4 2 Bdrm 875            1,850$       2.11$          
38 Royal Garden Kittridge 15240 Kittridge 4 Single 500            1,095$       2.19$          
39 Royal Garden Kittridge 15240 Kittridge 4 1 Bdrm 620            1,225$       1.98$          
40 Royal Garden Kittridge 15240 Kittridge 4 2 Bdrm 970            1,495$       1.54$          
41 Park View Apartments 16551 Victory Blvd -- Single 425            1,325$       3.12$          
42 Park View Apartments 16551 Victory Blvd -- 1 Bdrm 585            1,475$       2.52$          
43 Park View Apartments 16551 Victory Blvd -- 1 Bdrm 660            1,485$       2.25$          
44 Park View Apartments 16551 Victory Blvd -- 2 Bdrm 1,100         1,895$       1.72$          
Source:  Asking Prices per Listings, May 2016

Table A-5
LISTING OF RENTAL UNIT COMPARABLES BY PROJECT, VAN NUYS HOUSING MARKET 

2016
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Unit Size in Unit Rent
Unit Type Square Feet Rent/Mo per Sq Ft/Mo

1 Studio 479 915$          1.91$         
2 Studio 495 955$          1.93$         
3 Studio 400 880$          2.20$         
4 Studio 450 1,145$       2.54$         
5 Studio 450 1,696$       3.77$         
6 Studio 500 1,065$       2.13$         

2,774         6,656$       14.48$       
Unit Size in Unit Rent

Unit Type Square Feet Rent/Mo per Sq Ft/Mo
1 1 Bdrm 771 1,080$       1.40$         
2 1 Bdrm 779 1,125$       1.44$         
3 1 Bdrm 645 1,000$       1.55$         
4 1 Bdrm 685 1,075$       1.57$         
5 1 Bdrm 545 950$          1.74$         
6 1 Bdrm 579 1,060$       1.83$         
7 1 Bdrm 620 1,175$       1.90$         
8 1 Bdrm 700 1,345$       1.92$         
9 1 Bdrm 665 1,280$       1.92$         

10 1 Bdrm 665 1,305$       1.96$         
11 1 Bdrm 660 1,305$       1.98$         
12 1 Bdrm 665 1,330$       2.00$         
13 1 Bdrm 678 1,468$       2.17$         
14 1 Bdrm 695 1,922$       2.77$         

9,352         17,420$     26.15$       
Unit Size in Unit Rent

Unit Type Square Feet Rent/Mo per Sq Ft/Mo
1 2 Bdrm 970 1,435$       1.48$         
2 2 Bdrm 725 1,310$       1.81$         
3 2 Bdrm 1200 1,750$       1.46$         
4 2 Bdrm 1577 2,338$       1.48$         
5 2 Bdrm 1515 2,425$       1.60$         
6 2 Bdrm 1200 1,975$       1.65$         
7 2 Bdrm 1410 1,975$       1.40$         
8 2 Bdrm 1409 2,388$       1.69$         
9 2 Bdrm 1100 1,922$       1.75$         

10 2 Bdrm 1309 2,298$       1.76$         
11 2 Bdrm 1395 2,458$       1.76$         
12 2 Bdrm 750 1,355$       1.81$         
13 2 Bdrm 915 1,710$       1.87$         
14 2 Bdrm 940 1,760$       1.87$         
15 2 Bdrm 940 2,428$       2.58$         
16 2 Bdrm 1159 2,428$       2.09$         
17 2 Bdrm 1100 2,457$       2.23$         
18 2 Bdrm 850 1,425$       1.68$         

20,464       35,837$     31.97$       
1.78$         

Unit Size in Unit Rent
Unit Type Square Feet Rent/Mo per Sq Ft/Mo

1 3 Bdrm 1,250         1,895$       1.52$         
2 3 Bdrm 1,288         2,095$       1.63$         
3 3 Bdrm 1,388         2,175$       1.57$         
4 3 Bdrm 1,375         2,200$       1.60$         
5 3 Bdrm 1,375         2,550$       1.85$         

6,676         10,915$     8.16$         
Source: FAYZ HOLDINGS, LLC; W&W

Table A-6
ANALYSIS OF UNITS IN MARKET SURVEY

2015

 



7111 North Sepulveda Blvd Feasibility Analysis

Development Program Total Per Unit Per RSF Total Per Unit Per RSF Total Per Unit Per RSF

Gross Building Area 82,606               459                  1.18            165,213           918               1.18            203,835             1,132            1.18           

FAR 1.50 3.00 3.70

Number of Stories 3 5 6

Commercial Rentable Area 4,750                  4,750               4,750                 

Residential Rentable Area 65,465               364                  135,681           754               168,510             936              

Total Rentable Area 70,215               140,431           173,260            

Apartments

Market Rate 160                      160                   160                     

Affordable 20                        20                     20                       

Total 180                      180                   180                     

Garage Area 107,040             107,040           107,040            

Parking Spaces 327                      1.8                   327                   1.8                327                      1.8               

Development Cost Total Per Unit Per RSF Total Per Unit Per RSF Total Per Unit Per RSF

Land Cost 5,000,000          27,778            71.21         5,000,000        27,778          35.60         5,000,000          27,778          28.86        

Closing Costs 40,000               222                  0.57            40,000             222               0.28            40,000               222               0.23           

Hard Costs ‐ Main Structure 10,112,745       56,182            144.03       20,025,611     111,253        142.60       25,206,450       140,036        145.48      

Hard Costs ‐ Subterranean Garage 7,492,800          41,627            106.71       7,492,800        41,627          53.36         7,492,800          41,627          43.25        

Soft Cost 2,491,632          13,842            35.49         2,846,810        15,816          20.27         3,035,061          16,861          17.52        

Sub‐Total 25,137,177       139,651         358.00       35,405,221     196,696       252.12       40,774,311       226,524       235.34      

Contingency 1,004,859          5,583              14.31         1,518,261        8,435            10.81         1,786,716          9,926            10.31        

Financing Costs 858,490             4,769              12.23         1,221,447        6,786            8.70            1,647,482          9,153            9.51           

Sub‐Total 1,863,349          10,352            26.54         2,739,708        15,221          19.51         3,434,198          19,079          19.82        

TOTAL DEVELOPMENT COST 27,000,526       150,003         384.54       38,144,929     211,916       271.63       44,208,509       245,603       255.16      

Project Income Analysis (Untrended) Total Per Unit Per RSF Total Per Unit Per RSF Total Per Unit Per RSF

Potential Market Rate Apartments 1,498,944          8,327              21.35         2,698,099        14,989          19.21         3,743,760          20,799          21.61        

Potential Affordable Apartments 169,128             940                  2.41            169,128           940               1.20            169,128             940               0.98           

Commercial Space Lease 85,500               475                  1.22            85,500             475               0.61            85,500               475               0.49           

Miscellaneous / RUBS 171,000             950                  2.44            171,000           950               1.22            219,600             1,220            1.27           

Potential Gross Income 1,924,572          10,692            27.41         3,123,727        17,354          22.24         4,217,988          23,433          24.34        

Vacancy (7.0% of PGI) (134,720)            (748)                (1.92)          (218,661)          (1,215)           (1.56)          (295,259)            (1,640)           (1.70)         

Credit Loss (1.0% of PGI) (19,246)              (107)                (0.27)          (31,237)            (174)              (0.22)          (42,180)              (234)              (0.24)         

Model Units (7,905)                (44)                   (0.11)          (13,597)            (76)                (0.10)          (18,577)              (103)              (0.11)         

Total Adjustments (161,871)            (899)                (2.31)          (263,495)          (1,464)           (1.88)          (356,016)            (1,978)           (2.05)         

Effective Gross Income 1,762,701          9,793              25.10         2,860,232        15,890          20.37         3,861,972          21,455          22.29        

Operating Expenses (994,488)            (5,525)             (14.16)        (1,038,389)      (5,769)           (7.39)          (1,238,459)        (6,880)           (7.15)         

Net Operating Income 768,213             4,268              10.94         1,821,843        10,121          12.97         2,623,513          14,575          15.14        

Capital Reserves (45,000)              (250)                (0.64)          (45,000)            (250)              (0.32)          (45,000)              (250)              (0.26)         

NOI AFTER RESERVES 723,213             4,018              10.30         1,776,843        9,871            12.65         2,578,513          14,325          14.88        

Developer Profit Total Per Unit Per RSF Total Per Unit Per RSF Total Per Unit Per RSF

Estimated Project Value (5.5% Exit CAP) 13,149,332       73,052            187.27       32,306,233     179,479        230.05       46,882,054       260,456        270.59      

Cost of Potential Sale (1.5% of Sale Price) (197,240)            (1,096)             (2.81)          (484,594)          (2,692)           (3.45)          (703,231)            (3,907)           (4.06)         

Net Residual Value 12,952,092       71,956            184.46       31,821,640     176,787        226.60       46,178,823       256,549        266.53      

(Less) Total Development Cost (27,000,526)      (150,003)        (384.54)      (38,144,929)    (211,916)      (271.63)      (44,208,509)      (245,603)      (255.16)     

Developer Profit (14,048,434)      (78,047)          (200.08)      (6,323,289)      (35,129)        (45.03)        1,970,314          10,946          11.37        

Feasibility Total Per Unit Per RSF Total Per Unit Per RSF Total Per Unit Per RSF

Return on Cost

Unlevered IRR (3 Year Hold)

Levered IRR (3 Year Hold)

Case 1 ‐ By Right + Density Bonus Case 2 ‐ By Right + Density Bonus 

w/ On‐Menu Incentives

Case 3 ‐ By Right + Density Bonus 

w/ On‐Menu/Off‐Menu Incentives

5.8%

8.7%

4.7%

2.2%

‐2.2%

November 25, 2015

2.7%

‐11.7%

‐26.4% 12.5%
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