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The following memoranda are attached to this letter and are summarized below.

1. 11971 San Vicente Boulevard — Retrcfit Schemes by Englekirk Structural
Engineers (June 2021) (Soft Story Retrofit Letter Report) (Attachment A to this
letter);

2. 11971 San Vicente Boulevard — Retrcfit Schemes by Englekirk Structural
Engineers (June 2022) (Attachment B to this letter);

3. 11973 San Vicente Boulevard, ASCE 41-13 Seismic Assessment by Englekirk
Structural Engineers (June 2022) (Attachment C to this letter);

4. Prcject Impacts Assessment, 11973 San Vicente Boulevard by Historic
Resources Group (October 2022) (Attachment D to this letter);

5. Barry Building ADA Update Requirements by Gruen Associates (June 2021)
(Attachment E to this letter);

6. Barry Building Renovations by Hill International (November 2022)
(Attachment F to this letter); and

7. Barry Building Land Residual Analysis by CBRE, Inc. (March 2023) (Pro
forma) (Attachment G to this letter).

The Barry Building is currently seismically unsound for occupancy. On October
21, 2014, the property was inspected by the City of Los Angeles Department of Building
and Safety. Based on their inspection of the Property, the Department determined that the
Barry Building falls within the scope of Division 93, Article I, Chapter IX of the Los
Angeles Municipal Code (LAMC § 91.9300 et seq.), titled Mandatory Earthquake Hazard
Reduction in Existing Wood Frame Buildings with Soft, Weak or Open Front Walls (Soft
Story Ordinance). As a result, the Barry Building is required to meet the minimum seismic
standards outlined in the Soft Story Ordinance through either seismic retrofit of the
Building or demolition.

A voluntary seismic evaluation was completed to determine the safety of the Barry
Building outside of the requirements of the Soft Story Ordinance (which applies only to
the South Wing of the Barry Building). The evaluation conducted by Englekirk Structural
Engineers (discussed in detail below and attached herein as Attachments B and C)
determined that that even with the implementation of a structural retrofit pursuant to the
Soft Story Ordinance, the remaining building wings would not be structurally sufficient to
protect building occupants if the building was subject to a moderate to severe seismic event.
Englekirk’s assessment determined that the wings not subject to the Soft Story Ordinance
were currently 190 to 650% overstressed.

Englekirk noted that the building is a historic building and thus is subject to the
2016 California Historical Building Code. Although the California Historical Building
Code allows an analysis and retrofit to meet 75% of the current building code forces, based
on the level of overstress, Englekirk determined that the same retrofit recommendations
should apply.
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Thus, in addition to the retrofitting required under the Soft Story Ordinance, if
efforts were undertaken to retrofit the Barry Building in an attempt to make it safe for
occupancy, additional structural retrofit requirements would be needed on the rest of the
Building to address the other identified structural deficiencies and ensure the Barry
Building 1s sufficiently sound to protect building occupants (and pedestrians) in the event
of a moderate to severe seismic event.

Furthermore, given the date it was constructed, the Barry Building is currently not
in compliance with the Americans with Disabilities Act (ADA) and requires significant
renovations to provide even the most basic amenities under the ADA. For example, there
1s currently no women’s restroom on the ground floor; the only women’s restroom in the
Barry Building is on the second story, which is only accessible by stairs. These and other
renovations must be made for the Barry Building to meet the requirements of the ADA and
to be suitable for public use. Additional renovations are also required for the existing
structure to meet certain provisions of the Building Code.

Collectively, the above-referenced reports found that extensive modifications are
required to renovate the Barry Building to meet minimum standards for safety and
accessibility, costing approximately $12,818,000. In addition, these upgrades could destroy
some historic materials and features that characterize the property and permanently alter
the essential form and integrity of the Barry Building.

In addition, a pro forma analyzed the expected value of the land and rental income
based on the current real estate market and the costs to complete necessary renovations.
This analysis found that the value of the land (assuming rental of the Barry Building) after
completing all the necessary costs would be approximately negative $5,663,653. The total
cost of preservation and renovation of the Barry Building, even where leasable space is
maximized, i1s significantly greater than value of the renovated Property. Therefore,
rehabilitating the Barry Building is not an economically feasible alternative to demolition.

L. Required Structural Upgrades

The Barry Building is currently seismically unsound and is not suitable for
occupancy without significant structural improvements. On October 21, 2014, the property
was inspected by the City of Los Angeles Department of Building and Safety. The
Department determined that based on its inspection of the Building, the Barry Building
falls within the scope of Division 93, Article I, Chapter IX of the Los Angeles Municipal
Code (LAMC § 91.9300 et seq.), Mandatory Earthquake Hazard Reduction in Existing
Wood Frame Buildings with Scft, Weak or Cpen Front Walls (the “Soft Story Ordinance”).
As a result of its current noncompliance, the Barry Building is required to either undergo
seismic retrofitting or demolition in order to meet the minimum seismic standards outlined
in the Soft Story Ordinance. The work required to comply with this Ordinance 1s discussed
in Englekirk Structural Engineers’ Soft Story Retrofit Letter Report (Attachment A to this
letter).
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Separate from the retrofitting required under the Soft Story Ordinance (which
applies to the south wing of the Barry Building), additional renovations are needed on the
north, east, and west wings in order to address other (non-soft story) structural deficiencies
if efforts were undertaken to make the Barry Building safe for occupancy. This is noted in
the second memorandum prepared by Englekirk Structural Engineers (Attachment B to this
letter). The third memorandum (Attachment C to this letter) details the additional
renovations that are required to address the entire Building’s structural deficiencies and
necessary upgrades to ensure the Barry Building is sufficiently sound to protect building
occupants and pedestrians in the event of a moderate to severe seismic event. All three
memoranda regarding the Barry Building’s seismic and structural deficiencies are
summarized below.

In addition to the required seismic renovations, additional work 1s needed to bring
the existing Building into compliance with the ADA and the Building Code. These
upgrades are detailed in a report prepared by Gruen Associates (Attachment E to this
letter).!

1. 11971 San Vicente Boulevard — Retrc fit Schemes (Soft Story Retrofit
Letter Report), Englekirk Structural Engineers (June 2021)

This report provides a structural analysis identifying the work necessary to repair
the Barry Building to conform to the City of Los Angeles Soft Story Ordinance. The Soft
Story Ordinance applies only to the Barry Building’s south wing (the only wing with a
“soft story”).

The report identifies a seismic retrofit solution that addresses the south wing portion
only. The seismic retrofit scheme (referred to as Phase I) consists of steel moment frame
structures that are located within the Barry Building and are supported on new concrete
footings. These steel moment frame structures provide lateral bracing for the south wing.
In addition, there would be new wood shear walls installed to minimize architectural
impact on the Barry Building. This scheme is depicted in the sketches attached to this report
on pages 3-8.

In addition, Phase II of the retrofit work identifies structural work that is needed
beyond the Phase I work described above. This work includes the work to the north, east
and west wings that are not retrofitted in the Phase I Soft Story scheme. This includes new

! The Barry Building is a designated by the City of Los Angeles as Historic-Cultural Monument. Historic
Resources Group considered the voluntary seismic retrofits proposed by Englekirk Structural Engineers and
the ADA upgrades recommended by Gruen Associates (both discussed above). It is important to note that
Historic Resources Group found that the proposed structural upgrades would destroy some historic materials
and features that characterize the property and permanently alter the essential form and integrity of the Barry
Building. However, the renovations could still meet standards for rehabilitation of historic buildings. This
report is provided as Appendix H-7 to the DEIR and Attachment D to this letter.
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and strengthened wood shear walls, new foundations to support the seismic loads resisted
by the new shear walls, and adding and strengthening the first floor, second floor, and roof
diaphragms. This work is explained in additional detail in ASCE 41-13 Seismic Assessment,
Englekirk (June 2022) discussed below.

(This report is provided as Appendix H-2 to the DEIR and at Attachment A to this letter.).

2. 11971 San Vicente Boulevard — Retrcfit Schemes (Scft  Story
Memorandum), Englekirk Structural Engineers (Rev. June 2022)

This letter explains that the soft story structural retrofit (Phase I work identified
above) addresses only the structural deficiencies in the Barry Building’s south wing. The
Soft Story Ordinance is limited to this Building portion because there is no ascertainable
lateral system (commonly referred to a “soft story”) and the second and roof levels are not
supported on the ground level isolated steel columns. The Soft Story Ordinance does not
apply to the remaining wings because they do not have a “soft story.” Thus, even with the
implementation of the Soft Story Ordinance structural retrofit, the remaining Building
wings would not be structurally retrofitted and would not be sufficient to protect building
occupants or pedestrians if the Barry Building was subject to a moderate to severe seismic
event.

(This letter is provided as Appendix H-3 to the DEIR and at Attachment B to this letter.)

3. 11973 San Vicente Boulevard ASCE 41-13 Seismic Assessment, Englekirk
Structural Engineers (June 2022)

Englekirk Structural Engineer’s analysis found that the Barry Building’s seismic
force resisting system is generally highly overstressed. As a result, their report proposes
seismic retrofit upgrades to address structural deficiencies in the Barry Building. The report
notes several structural deficiencies in the Barry Building. For example, (1) interior
demising walls do not form a complete seismic-force-resisting system or a complete lateral
bracing system; (2) vertical elements of the seismic-force-resisting system are
discontinuous between floors; (3) the north, east, and west wings range from being 190%
- 650% overstressed; (4) the steel posts in the south wing do not possess any lateral
resistance, so a possible collapse of this wing could result during a seismic event; (5) there
1s no existing wall or lateral resisting element to resist seismic loads in the south wing, so
significant lateral displacement may be expected during a seismic event; and (6) the
demand over capacity ratios for the typical diaphragm at the roof and second floor is highly
overstressed.

To conform the seismic force resisting requirements, Englekirk identified a seismic
retrofit scheme that would include: strengthening the existing walls, adding new 2-story
shear walls, and adding new steel moment frames. (A figure depicting a conceptual scheme
for the new shear wall and moment frame locations is included as Figure 7.1 on page 11 of
the report.) Specifically, this work would include:
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A. Strengthening the existing shear walls would include adding new plywood
sheathing and nailing to existing framing; adding new hold-down anchors
at each end of each wall and new floor-to-wall connections; and enhancing
existing footings or adding new footings. These include exterior and interior
walls of the north, east and west wings.

B. Strengthening the existing shear walls would include adding new plywood
sheathing and nailing to existing framing; adding new hold-down anchors
at each end of each wall and new floor-to-wall connections; and enhancing
existing footings or adding new footings. These include exterior and interior
walls of the north, east and west wings.

C. New floor and roof diaphragm sheathing would include the addition of new
3/4" plywood sheathing over the entirety of the existing floor and roof
sheathing.

D. New two-story steel moment resisting frames would be constructed at the
south wing.

While efforts would be made to preserve the historic fabric of the Barry Building
where possible, these renovations, may impact the availability or quality of the rentable
space. For example, the recommended new shear walls may render portions of the Barry
Building less rentable because of the shear wall obstruction at the storefront and office
windows. As noted previously, although the California Historical Building Code allows an
analysis and retrofit to meet 75% of the current building code forces, based on the Barry
Building’s current level of overstress, Englekirk determined that the same retrofit
recommendations should apply.

The scope of work considered by this report does not include additional required
improvements related to Building Code, ADA compliance, plumbing, mechanical, and
lighting upgrades.

(This report is included as Appendix G to the DEIR and at Attachment C to this letter.)

4. Barry Building ADA Upgrade Requirements, Gruen Associates (June 2021)

This report evaluates the Barry Building’s compliance with the Americans with
Disabilities Act (ADA). Gruen Associates conducted a site visit and examined various
aspects of the Barry Building. Their analysis identifies the elements of the structure(s) are
currently not in compliance with the ADA.

The report identifies several instances of significant non-compliance with the ADA.
For example, the second story is currently not accessible; there is no women’s restroom on
the ground floor, the only women’s room is on the second story which is not accessible; all
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doors, thresholds and landings are not sufficiently sized for wheelchair or accessibility
device access which requires significant renovation to tenant spaces; and the two-lane
driveway to the east does not have a legal sidewalk width.

A number of other issues were identified that would require modification of the
Barry Building or property. Among other deficiencies, there is no passenger drop-off or a
loading zone provided at the street or along the alley; the parking layout is not compliant
and does not include the required number of accessible stalls; and the parking lot needs to
be re-paved at the ADA stalls to ensure floor levelness all the way to the Building’s entries.

Some of the illustrated noncompliant conditions may have more than one solution.
For example, there are different types or locations of an elevator that could be installed to
the second story accessible. Many conditions, however, call for costly and systematic
modifications to the building components which overlap with the key character defining
features and potentially overall building functionality. See pages 9-34 of the report for
photographs of the identified noncompliant conditions.

Some of the upgrades recommended to bring the Barry Building into compliance include:

A. Accessible path of travel improvements, such as new compliant parking,
paving, layout, stalls and signage; widening the sidewalk along the east
facade?; modification or replacement of exterior doors on the east facade;
addition of a floor-mounted handrail on the courtyard steps; addition of a
curb to the courtyard ramp; addition of a rail or landscape element as a
barrier to the underside of the stairs;

B. Plumbing improvements, such as upgrading the first-floor men’s room and
second-floor women’s room to compliance; addition of single unisex
restrooms on both floors; code-compliant signage; and installation of an
ADA-compliant drinking fountain;

C. Stair and balcony railing improvements, such as the addition of solid or
perforated panels to the floating stair risers; contrasting stripes at each tread;
replacement of existing stair handrails and balcony guardrails with new
handrails at code-compliant height; and addition of wall-mounted handrails
at each of the four stairs between the second floor levels;

2 The existing driveway, to which alternation is suggested to accommodate a wider sideway is under shared
ownership with another building. Consent of the building’s owner would be required to make this
accommodation. As a result, a waiver of the sideway width would likely be required (and may necessitate
input from the Fire Marshall). If the waiver is not granted, some tenant spaces will require two doors opening
into the patio which would negatively impact window space. See pages 1-2.
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D. Vertical transportation improvements, such as addition of elevators and/or
lifts to provide access to the second floor; and addition of two exterior areas
of assisted rescue on the second-floor balcony; and
E. Tenant space improvements, such as widening all tenant doorways;

modifying interior doors, landings and steps; providing code-compliant
entry signage; replacement of all door hardware with lever-type; relocation
of hardware mounted outside required range; modification of 9” bottom
rails on glazed doors; removal and infill of mails slots in doors; relocation
of all switches and outlets mounted outside required range; and
modification or replacement of at least one window in each unit with
operating parts within the required range.

A total of 37 different ADA upgrades are recommended to bring the Barry Building
into full ADA compliance.’

(This report is also included as Appendix H-5 to the DEIR and Attachment E to this letter.)
1L Cost Analysis of Structural Upgrades

An additional memorandum was prepared to analyze and develop a comprehensive
estimate of the cost to complete all renovations required to address the Barry Building’s
numerous seismic, structural, and accessibility deficiencies identified in the previously

discussed reports.

1. Barry Building Renovations, Hill International (November 2022)

Attachment F to this letter contains a Cost Report Regarding Barry Building
Renovations, prepared by Hill International on November 2, 2022. This report estimates
that the projected costs associated with implementing numerous upgrades to the Barry
Building (including seismic retrofitting and ADA and Building Code upgrades) would cost
approximately $12,818,000.%

The cost estimate in this report reflects the findings contained in the following
reports (discussed above): 11973 San Vicente Boulevard, ASCE 41-13 Seismic Assessment
by Englekirk Structural Engineers; Prcject Impacts Assessment, 11973 San Vicente
Boulevard by Historic Resources Group; Barry Building ADA Update Requirements by
Gruen Associates; and a site visit completed by the report’s author.

3 The authority having jurisdiction (AHJ) over any renovation project (including a fire official and ADA Plan
Checker) may need to identify compromises in the event that an ADA requirement conflicts with the Barry
Building’s historic character or other Building Code requirement.

“ This is likely a conservative estimate, Hill International estimates that construction costs have risen since
this estimate was prepared in November 2022.
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The data from these reports was used to develop an estimate of the full scope of
work required to complete the necessary renovations. The construction items were then
priced and totaled using cost metrics as of November 2022.

This report estimates the cost of three categories of construction improvements to
the Barry Building: (1) Structural and Life Safety & Building Code Compliance, (2) ADA
Access, and (3) Energy and Water Conservation. The report contains two attachments, the
first contains estimate supporting documentation. These three tables provide cost details
regarding each item of work identified. The second attachment is a repair matrix which
identifies the scope of the major categories of work required, and where additional costs
may occur. (For example, repairing a sewer line may require work on the existing courtyard
concrete.)

The Structural and Life Safety & Building Code Compliance scope of work
includes: (1) abatement; (2) structural upgrades; (3) upgrades to steel stairs and railings;
(4) fire protection; (5) replacement of HVAC System; and (6) electrical system upgrade.

The ADA Access scope of work includes: (1) development of ramps at second floor
walkways and upgrades to railings; (2) replacing doors to increase width to code minimum;
(3) upgrading the parking lot to meet ADA requirements; (4) installing an elevator for
second floor access; (5) widening the east elevation sidewalk; and (6) realigning restrooms
on the first and second floor to meet ADA requirements.

The Energy and Water Conservation scope of work includes: (1) replacing all
windows with dual glazed Low E glass; (2) replacing the HVAC system with an energy
efficient system; (3) diverting storm water to the storm drain system; and (4) replacing
lighting with LED fixtures.

The cost calculation assumed that all minimum code requirements will be met.’ The
necessary renovations to complete the established scope of work are itemized in the three
tables included as Attachment 1 to this report. The first table, located on page 9 of the
report, identifies the project subtotals for work as divided into 9 subcategories. The second
table, spanning pages 10-12 contains an itemized list of each task and required materials to
complete the renovations. Finally, table 3 provides a detailed cost estimate for each of the
itemized task items on table 2, including required hours per unit, total hours, and cost per
square foot. (See table 3 on pages 13-31.)

5 While it is possible that some of the items estimated could get a waiver from one agency, it is unlikely that
all agencies will agree to any specific item. There are some areas where ADA compliance may conflict with
other building requirements. For example, the ADA report recommends widening of the East Sidewalk to 5
feet. However, this change would reduce the access drive width. This creates a conflict between the minimum
roadway requirement and the ADA sidewalk width requirement. One of the controlling agencies will be
required to waive the code requirement to achieve compliance.
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As noted 1n the reports above, a number of major renovations are required to bring
the Barry Building into compliance with the ADA, the Building Code, and to ensure the
Building 1s safe for occupancy. For example, the structural work required (including
seismic upgrades) would cost approximately $4.5 million; bringing tenant spaces into
compliance (including modifying doorways and windows) would cost approximately $2
million; abatement of asbestos, lead paint and other hazardous materials would cost $1.5
million; and installing an elevator to make the second story accessible per the ADA would
cost approximately $850,000. (See page 9 for all subtotals.) The total projected cost for
these and the other identified required improvements is $12,818,000.°

III.  Revenue Analysis

In addition to estimating the total cost associated with renovating the Barry
Building for occupancy, an additional analysis was conducted to determine the maximum
revenue that would be generated from a rehabilitated Barry Building and compared that
potential revenue against the costs of renovating and leasing the Barry Building.

2. Barry Building Land Residual Analysis, CBRE, Inc. (March 2023)

CBRE prepared a pro forma regarding the land residual value for the Barry Building
project, provided here as Attachment G. “Residual land value” 1s a method for calculating
the value of development land. In general terms, residual land value is determined by
subtracting all of the expenses and costs associated with an improvement project from the
total value of the improved property (referred to as “Gross Development Value” or GDV).’
Gross development value estimates the value of the property upon completion and lease of
a completed project. This is an estimate of what a property will be worth upon refinance or
re-sale.

First, CBRE evaluated Alternative 2 of the DEIR (the “Preservation Alternative”
or Land Residual Analysis (Remodei)), which would mvolve seismic retrofitting of the
existing Barry Building, and the ADA upgrades and Building Code compliance
renovations identified in the Hill International Report (Attachment F, discussed above).
This alternative estimates a total of an approximate 12,800 square feet of retail uses (and
includes some common areas like bathrooms).

® This estimate does not take into consideration legal fees, finance costs, or tenant improvements. Hill
International’s estimate considers approximately 12,800 square feet of leasable space as identified in the
DEIR, plus an additional 1,156 square feet of restrooms, mechanical / electric spaces and 1,478 of common
spaces including an elevated walkway, main breezeway, and back breezeway into the courtyard which would
also require some renovation under the ADA and/or Building Code. The total square footage considered is
15,434. See page 8 of Attachment F.

7 This is done by subtracting from the total value of a development, all costs associated with the development,
including profit but excluding the cost of the land.
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To perform the land residual analysis, CBRE analyzed the costs of construction as
of November 2022, and evaluated office, retail, and land sale comparable data (or “comps”)
to the Barry Building and the costs associated with necessary renovations per the Hill
International Report. This data is included with the attached pro forma. CBRE was able to
estimate the annual projected rent for the renovated Building (assuming ADA, seismic, and
Building Code compliance as discussed above). Under the assumptions of Alternative 2,
the annual gross rental income for the retrofitted Barry Building is estimated at
approximately $736,960; the total value of the retrofitted Building is $11,361,308.

To determine the residual land value, expenses and costs associated with
construction are totaled, and then the full suite of costs is subtracted from the Gross
Development Value of $11,361,308. In addition to the $12,818,000 estimated cost to
complete necessary renovations (per Hill International, discussed above), leasing
commissions, costs for improvements to the leased spaces (“Tenant Improvement
Allowance”), transfer taxes and developer profit were considered.® Total costs of
Alternative 2 are estimated at $17,024,961. Note that some costs associated with the
development, property taxes, insurance, and certain maintenance fees are reimbursed by
building tenants, and thus are not included. (These reimbursable expenses are tabulated on
page 3 of Attachment G.)

Thus, preserving the Barry Building per Alternative 2, the residual land value is
$11,361,308 minus $17,024,961, or negative $5,663,653. This proposed project alternative
returns a negative valuation. That 1s, the total costs of the necessary renovations and
preparing the Barry Building for lease are greater than the value of the renovated property.

In addition, CBRE prepared a pro forma valuation based on Alternative 3 of the
DEIR (the “Partial Preservation with New Construction Alternative” or Land Residual
Analysis (Remodel + Annex)), which would involve renovation and preservation of most
of the existing Building and construct an additional annex on the on the remaining portion
of the Project Site. As explained in the Alternatives Section of the DEIR, Alternative 3
would preserve the south, east, and west wings of the Barry Building, the courtyard, and
the south facade of the north wing, and would include the seismic retrofit, ADA upgrades,
Building Code compliance, and energy efficiency upgrades. In addition, Alternative 3
would include the construction of a new building behind (north of) the existing building
(referred to as the annex). To accommodate the new construction, Alternative 3 would
involve demolition of the building volume behind the south fagade of the north wing
(approximately 25% of the existing building’s square footage). This alternative was
selected to evaluate because of all of the alternatives that include preservation of the
existing Barry Building, it provides for the maximum income potential for the Property. In
total, Alternative 3 would include approximately 19,771 square feet of office and retail
uses.

¥ Calculating residual land value requires consideration of gross development value, and that gross
development value is the total development cost inclusive of the developer’s profit.
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