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TOORANI,
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ZAVAREH
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Author

Checker

5922 N BUFFALO
AVE ,5924  N
BUFFALO AVE,
5924 1/2
BUFFALO AVE.
VAN NUYS
CA.91401

FULL-PRIVATELY FUNDED PROJECT , NOT RECEIVING TAX CREDIT INCENTIVE PROGRAM .

FULLY SPRINKLER BUILDING.

5926,5928,5930 N. BUFFALO AVE, 

VAN NUYS CA. 91401 

104 UNITS, INCLUDING MANAGER UNIT
5-STORY TYPE III (66 ONE BEDROOM, 38 SINGLE )

W/ NO PARKING,  
ELIGIBLE :ED-1, AB 2334, GOV. 65915, AB 2097

1ST FLOOR 2ND FLOOR 3RD FLOOR 4TH FLOOR 5TH FLOOR ROOF

ROOF OPEN SPACE
3117 SF

REC-ROOM
769 SF (INCL. 100 SF BAL.)

BICYCLE ROOM- 33 BIKES
BICYCLE ROOM- 44 BIKES

BIKE REPAR
110 SF.

TRASH 200 SF W/ CHUTE

6' HI.
6" CONC.
BLK FENCE
WALL TYP.

TRANSFORMER
PAD 8'X10'

9 SHORT TERM
BICYCLE

INFILTRATION PLANTER
BOX- LID X2

BUFFALO A
VE

BUFFALO A
VE

BUFFALO A
VE

BUFFALO
 A

VE

BUFFALO A
VE

BUFFALO A
VE

FRONT VIEW RENDERING

No. Description Date

UNIT 121 WITH  FRONT DOOR FACING STREET
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INFORMATION

0508

OWNER:ROOZBEH
TOORANI,
MARYAM
ZAVAREH

JUNE/11/2024

Author

Checker

5922 N BUFFALO
AVE ,5924  N
BUFFALO AVE,
5924 1/2
BUFFALO AVE.
VAN NUYS
CA.91401

STAIR #1 SHAFT WALL=     2 HR   WALL (1022.1)
STAIR #2 SHAFT WALL=     2HR    WALL (1022.1)
LIFT. SHAFT=                       2 HR   WALL (1022.1)
EXTERIOR WALL =              2 HR   WALL(T-602)
EXIT CORRIDOR=                1 HR   WALL(1022.1&6)
UNIT'S PARTY WALL=         1 HR   WALL(420.2, 709.1)
INT. BEARING =                    1 HR   WALL (T-602)
INT. NON-BEARING=            NONE RATED(T-602)

1ST FLOOR                           4" SLAB ON GRADE
2D FLOOR                             1 HR CONC. SLAB
PARTITION WALL                 1 HR ASSEMBLY
ROOF                                    1 HR ASSEMBLY 
SHAFT FLR. & CEILING.:      SAME AS SHAFT WALL
FLOOR                                   1 HR ASSEMBLY

DOOR OPENG. @ 2 HR SHAFT           1 1/2 HR (715.4)
DOOR @ 1 HR SHAFT& EXT. WALL   3/4 HR (715.5)
DOOR & UNIT ENTRY                           20 MIN. (715.4.3)
OPENING @ STREET                  NON-RATED-FSD >30'
WINDOW @ SIDES                         3/4 HR-MOD. REQ'D.

INTERIOR FINISH PER SEC. 803, 804 & TABLE 803.9
CLASS "C", FLAME SPREAD INDEX 76-200,
SMOKE DEVELOPED INDEX 0-450

SHEET INDEX BUILDING DATA ZIMAS INFORMATIONBUILDING DATA

Sheet List

Sheet
Number Sheet Name GROUP

A0-0 COVER SHEET-3D VIEW 1-GEN.

A1-0 PROJECT INFORMATION 1-GEN.

A1-00 PARCEL REPORT

A1-1 OPEN SPACE DIAGRAM 1-GEN.

A1- 6 SURVEY 1-GEN.

A2-1 SITE PLAN 2-SITE

A3-1 1ST FLOOR PLAN

A3-2. 2ND FLOOR PLAN 3-PLAN

A3-3 3RD FOOR PLAN 3-PLAN

A3-4 4TH FLOOR PLAN

A3-5 5TH FLOOR PLAN

A3-6 ROOF PLAN/OPEN SPACE 3-PLAN

A3-7 FLOOR AREA GRAPHICS- OCCUPANT LOAD 3-PLAN

A3-8 ENLARGED STAIR PLAN 3-PLAN

A4-1 SECTION 4-SECTION

A4-2 SECTION 4-SECTION

A5-1 ELEVATION 5-ELEVATION

A5-2 ELEVATION 5-ELEVATION

PROJECT ADDRESS:
5926, 56928, 5930 N BUFFALO AVE
VAN NUYS CA.  91401

1

LEGAL DESCRIPTION & LOT AREA:2

LOT # 

TRACT #

BLOCK #

ARB REF

FR 14

5949

NONE

3

ZONING : [Q] RD1.5-1

3

LOT AREA

APN 2343001021

LOT # 

TRACT #

BLOCK #

ARB REF

FR 14

5949

NONE

2

APN 2343001020

LOT # 

TRACT #

BLOCK #

ARB REF

FR 13

5949

NONE

2

APN 2343001020

7049.2 SF LOT AREA LOT AREA

5926 N BUFFALO AVE. 5928 N BUFFALO AVE. 5930 N BUFFALO AVE.

2493.0  SF 4570.3 SF

LAND AREA

[Q] = PROVIDE LANDSCAPE , MAX. BASIC HEIGHT PER ZONE LIMIT TO 30'-0"

REQ'D SETBACK         PROVIDED SETBACK         

FRONT

RT SIDE

LFT SIDE

REAR

15'-0"

8'-0"

8'-0"

15'-0"

15'-0"

5'-0"

5'-0"

8'-0"

REQUESTED INCENTIVES5

INCENTIVE        

CODE : 
OR. 179681
GOV. CHAP 4.3, SEC.65915   
AB 2097  
MAYOR BASS DIRECTIVE VERSION JULY 1ST, 2024
      

SIDES YARD

OPEN SPACE 

ON MENU OFF MENU WAIVER

1

2

3

4

FAR

4

3- LOTS AREA PER SURVEY 14127 SF

7 FAR

FAR INCREASE PER 7/1/2024 DIRECTIVE =

ALLOWABLE UNITS:

8 DENSITY

5'

5'

15'15'

138.5'

1
0
2
'

3X BUILD-ABLE AREA (92' X 108.5) = 3 X 9982 SF=29946 SF (MAX. ALLOWED PER ZONE)

TOTAL FLOOR AREA PER ZONING = 37478 SF

25.15% INCREASE < 100% OK.

9

UNIT AFFORDABILITY RATE

OPTION I: FAR 3.5 => 37478 SF / 9982 SF = 3.76 > 3.5 NOT APPLICABLE

OPTION II: 100% FLOOR AREA INCREASE = 29946 X 2= 59892 SF > 37478 SF OK.

FLOOR AREA CLAC.6

5

CODE       1ST FLOOR 2ND FLOOR 3RD FLOOR 4TH FLOOR 5TH FLOOR

ZONING       

BUILDING      

SCHOOL FEE      

7555 SF 7255 SF 7343 SF 7770 SF 7555 SF

7842 SF 7542 SF 7630 SF 8057 SF 7842 SF

TOTAL

37478 SF

39200 SF

5926,5928,5930 N. BUFFALO AVE, 

VAN NUYS CA. 91401 

104 UNITS, INCLUDING MANAGER UNIT
5-STORY TYPE III (66 ONE BEDROOM, 38 SINGLE )

W/ NO PARKING,  
ELIGIBLE :ED-1, AB 2334, GOV. 65915, AB 2097

BASE DENSITY FOR RD1.5 ZONE : LAND AREA / 1500 = 14127 SF / 1500 = 9.4=> 10 UNITS > 5

DENSITY INCREASE GOV. 65915 & 100% AFFORDABLE  UNLIMITED

10 UNIT

PROPOSED 104 UNITS

REQUIRED PARKING

REQUIRED 104 UNITS

PROVIDED PER AB 2097 NONE

MODERATE UNIT @ 20% 21 UNITS

LOW INCOME

MANAGER UNIT

82 UNITS

  1 UNITS

TOTAL 104 UNITS

10

40363 SF- 2X2160 SF (E)= 36043 SF

OPEN SPACE CALCULATION

REQ'D         104 UNITS, 3ROOM X100 = 10400 SF.

11

PROVIDED        @ 1ST FLOOR YARD                1340 SF. 

@ 5TH FLOOR REC-ROOM        669  SF.

@ ROOF COM. OPEN SPACE  3317  SF

1340+ 669 +3317= 5326 SF
5326 SF > 5200 SF (10400 X 50%)
=> OK.

BICYCLE PARKING

TYPE       REQUIRED

12

LONG TERM        (1-25)

LONG TERM        

SHORT TERM        

SHORT TERM        

UNITS                

(26-100) 

SHORT TERM        

SHORT TERM        

LONG TERM        (101-104) 

(1-25)

(25-100) 

(100-104) 

REQ'D.  SPACE CLAC.             

1 SPACE PER UNIT

1 SPACE PER 1.5 UNIT 

1 SPACE PER 2 UNIT 

1 SPACE PER 10 UNIT

1 SPACE PER 15 UNIT 

1 SPACE PER 20 UNIT 

25

TOTAL  BICYCLE PARKING     

57

2

93

3

   5

   1

13 BUILDING CODE

CBC 2019

LABC 2020

LA CITY GREEN CODE 2020

14 BUILDING CONSTRUCTION

5 STORY BUILDING TYPE III CONSTRUCTION, WITH NO PARKING

FULL WITH AUTOMATIC SPRINKLERS SYSTEM COMPLYING WITH NFPA 13

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

THIS BUILDING SHALL BE PROVIDED WITH MANUAL ALARM SYSTEM WITH CAPACITY TO SUPPORT VISIBLE
ALARM NOTIFICATIONS APPLIANCES IN ACCORDANCE WITH NFPA 72 & CFC 907

THIS BUILDING SHALL HAVE APPROVED RADIO COVERAGE FOR EMERGENCY RESPONDER PER 
LA FIRE SECTION 510 

" THIS BUILDING IS 100% PRIVATELY FUNDED, NOT A PUBLIC HOUSING "

15 INTERIOR FINISHES

16 FIRE RATE FOR WALLS & OPENING

PLACE FOR APPROVAL STAMPS3D IMAGES

SMOKE INDEX:

L
O

T
 1

L
O

T
 F

R

L
O

T
 2

EXISTING UNITS

LOT 1

LOT 2 & 3

NUMBER OF UNITS

3- 1 BEDROOM

3- 1 BEDROOM

2- INCL. DETACHED GARAGE

TOTAL 6 -ONE BEDROOM 4 STRUCTURES

17

(E) FLOOR AREA NUMBER STRUCTURES

2- INCL. DETACHED GARAGE

2160 SF

2160 SF

4320 SF

BUILDING HEIGHT18

MAX. HEIGHT FROM LOWEST GRADE

STAIRS & ELEVATOR SHAFTS

21

52'-0", NO 10' EXTRA SETBACK @ TOP FLR.

10'-0" EXEMPT

VICINITY MAP (ZIMAS)

VICINITY MAP (GOOGLE)

SITE

SITE

UNIT COMBINATION PER FLOOR19

1ST FLOOR

2ND FLOOR

3RD FLOOR

4TH FLOOR

5TH FLOOR

GRAND TOTAL

FLOOR LEVEL ONE BEDROOM SINGLE TOTAL

13

7

21

13

8

20

13

8

21

14

7

22

13

104

20

8

TREES20

1- NEW= 104/4 = 26 TREES, PROVIDED 8 @ ROOF & 18 @ 1ST FLOOR
2- EXISTING=  ONE 8" TREE TO BE REMOVED (NOT PROTECTED)

[66 ONE BEDROOM(INCL. ONE MANAGER UNIT) , 38 SINGLE] 

TOTAL                

84

9

TOTAL                

84

9
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SIDES YARD 

REAR SIDE 

BASIC HEIGHT FOR R-3 ZONE & [Q] = 45'-0" ,PROPOSED  HEIGHT = 52'-0"  EXTRA HT IS NOT > 22' -    PER AB2334

30'-0" PER [Q] + 22' EXTRA = 

ROOF STAIR

287 SF

No. Description Date

BUILDING CODE FLOOR AREA INCLUDES  ALL STAIRS' FLOOR AREA IN ALL FLOORS (161 SF STAIR #1 + 126 SF STAIR #2=287 SF) 

5' SIDES(-37.5%)

50% REDUCTION

25.15 % INCREASE

5' SIDES(-37.5%)

8' REAR(-46.66%)

STOP ID 4197

BUS 154
DISTANCE 554 '

DISTANCE TO BUS STOP

SITE
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REC-ROOM

LINE OF BALCONY ABOVE2
6

' -
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 3
/4

"

1
5

' -
 0

"

1
6

' -
 5

"

15' - 2 1/4" 7' - 7" 37' - 7 3/4"

1340 SF
CPMMOM 

OPEN SPACE

TOTAL
OPEN SPACE

669 SF

R
E

C
-R

O
O

M

2
3

' -
 3

 1
/4

"

93' - 2 1/2"

24' - 8 3/4"

7
1
' -

 1
1
"

4
8

' -
 8

"

SOLAR PANELS

USE SMART THERMOSTAT
INSTEAD OF PROVIDING SOLAR PANELS

SOLAR PANELS

9' - 4"

9
' -

 4
"

9
' -

 5
"

9
' -

 4
"

9' - 4"

OPEN COURT YARD

ELEV.

3317 SF
FOOF DECK

OPEN SPACE

1
1
' -

 1
1
 1

/4
"

12' - 0 1/4"

93' - 2 1/2"

7
1
' -

 1
1
"
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3/32" = 1'-0"

A1-1

OPEN SPACE
DIAGRAM

0508

OWNER:ROOZBEH
TOORANI,
MARYAM
ZAVAREH

JUNE/11/2024

Author

Checker

5922 N BUFFALO
AVE ,5924  N
BUFFALO AVE,
5924 1/2
BUFFALO AVE.
VAN NUYS
CA.91401

3/32" = 1'-0"
1

1ST FLOOR -OPEN SPACE

3/32" = 1'-0"
2

5TH FLOOR -OPEN SPACE

3/32" = 1'-0"
3

ROOF OPEN SPACE

No. Description Date

OPEN SPACE CALCULATION

REQ'D         104 UNITS, 3ROOM X100 = 10400 SF.

PROVIDED        @ 1ST FLOOR YARD                1340 SF. 

@ 5TH FLOOR REC-ROOM        669  SF.

@ ROOF COM. OPEN SPACE  3317  SF

1340+ 669 +3317= 5326 SF
5326 SF > 5200 SF (10400 X 50%)
=> OK.
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LEGEND

North

PATH OF TRAVEL, EXIT PATH

4'-0"

5'-0"

2'-0"
MIN.

5'-0"

5'-0"

3'-0" X 6'-0" GATE

12" HI. KICK PLATE

FLAT LANDING AT BOTH SIDE OF THE GATE
WITH MAX. 2% SLOPE @ PATH OF TRAVEL

SIDE YARD GATE -TYP.

LOT SIZE

PERVIOUS PAVER 

LANDSCAPING 

ROOF * SEC: 4.106.7 @SITE: HARDSCAPE WITH MIN. REFLATION OF 0.3,     USED: UNCOLORED CONCRETE WITH SMOOTH CEMENT FINSH.

SEC: 4.106.2

SEC: 4.106.3

SEC: 4.106.4 & 4.1

DURING CONSTRUCTION PER CITY OF LOS ANGELES  STORM WATER MANAGEMENT ,SEE CIVIL DWGS.

SITE WATER COLLECTION VIA SLOPE ,UNDERGROUND PIPE &SUMPUMP(IF REQ'D.) INTO LID OPTION.

PROVIDE EV PARKING STALL @ 5% MIN., AT LEAST 1 EVSE CHARGING COUPLER W/ 1" RACEWAY TO ELEC. CABINET.

SEC: 4.106.1.1 PROVIDE 1" RACEWAY TO ELEC. CABINET W/ EV CAPABLE LABEL ( MULTIPLE EV 1" EMPTY UNNDERGROUND RACEWAY). 
* *

@ ROOF: A590 , ACRYSHILED,BALCONY COATING/ CARLISLE TPO ROOF COVERING. SOLAR REFLECTANCE       

THRMAL EMITTANCE       

SRI       

INITIAL AGEDBRIGHT WHITE

0.92 0.87

0.87 0.88

117 110

VOC: 0,  ICC-ES ESR 2140

GREEN CODE COMPLIANCE METHOD OR OPTION

3
4
" 
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I 
@

 L
E

V
E

R
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. 
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Ib
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S
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P
E

N

LOCATION AREA PER SF. PERCENTAGE COMMENT

14127

6" FENCE WALL 163

8934

1924

1548

100%

13.62%

10.96%

63.24%

1.15%

ROOF LANDSCAPE = 873 SF, NOT INCLUDED IN PERCENTAGE OF COVERAGE.*

**

IMPERVIOUS PAVER

BALCONY

LANDSCAPE AREA

BUILDING FOOTPRINT @ 1ST FLOOR

1- THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR & UNOBSTRUCTED ACCESS
    TO ANY WATER OR POWER DISTRIBUTION FACILITIES ( POWER POLES, PULL-BOXES, TRANSFORMERS,
    VAULTS, PUMPS,VALVES, METER , APPURTENANCES, ETC) OR TO THE LOCATION OF THE HOOK-UP.

2-THE CONSTRUCTION SHALL NOT BE WHITING 10 FEET OF ANY POWER LINE, WEATHER OR NOT THE 
    LINES ARE LOCATED ON THE PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION DELAYS & OR
   ADDITIONAL EXPENSES.

3- AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS LINE ON THE 
    DOWN STREAM SIDE OF THE BUILDING OR STRUCTURE CONTAINING THE FUEL GAS PIPING(PER ORDINANCE
    170,158).  SEPARATE PLUMBING PERMIT REQUIRED.

4- FENCES, PLANTERS,AND RETAINING WALL SHALL NOT EXCEED A HEIGHT OF 3'-6" ABOVE THE NATURAL 
    GROUND LEVEL IN REQUIRED FRONT YARD.
5-PROVIDE ADEQUATE LIGHTING TO ENSURE SAFE ACCESS TO BICYCLE PARKING FACILITIES PER SEC. 12.21A.5 (K)
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FLOOR AREA
GRAPHICS-

OCCUPANT LOAD

0508

OWNER:ROOZBEH
TOORANI,
MARYAM
ZAVAREH

JUNE/11/2024

Author

Checker

5922 N BUFFALO
AVE ,5924  N
BUFFALO AVE,
5924 1/2
BUFFALO AVE.
VAN NUYS
CA.91401

3/32" = 1'-0"
2

2ND FLOOR-EXIT TRAVEL & OCCUPANT
LOAD

3/32" = 1'-0"
3

3RD FLOOR-EXIT TRAVEL & OCCUPANT
LOAD

3/32" = 1'-0"
5

1ST FLOOR -EXIT TRAVEL & OCCUPANT
LOAD

ELEV

1/16" = 1'-0"
1

ROOF OPEN SPACE ,EXIT TRAVEL DIST.
& OCCUP. LOAD

3/32" = 1'-0"
4

4TH FLOOR -EXIT TRAVEL & OCCUPAT
LOAD

3/32" = 1'-0"
6

5TH FLOOR -EXIT TRAVEL & OCCUPANT
LOAD

FLOOR AREA CALCULATION NOTES:

1-THE PURPLE LINE INDICATE THE LIMITS OF THE AREA CONSIDERED FOR EACH FLOOR AREA CALCULATION (PER PLANNING FLOOR AREA DEFINITION).
2- FOR FLOOR AREA PER ZONING, STAIRS'  AREA ONLY AT 1ST FLOOR INCLUDED. SEE 1ST FLOOR HERE AND FIND THAT 
THE STAIRS ARE COVERED W/ HATCHED LINE.
3- FOR BUILDING FLOOR AREA ALL STAIRS AREA ON ALL FLOOR INCLUDED.
4- FOR SCHOOL FEE, EXTERIOR WALLS INCLUDED BUT NOT FOR ZONING OR BUILDING AREA.
5- IF A AN AREA COVERED BY HATCHED LINE, MEANS THE AREA INCLUDED FOR FLOOR AREA CALC.

FLOOR AREA DEFINITION: PLANNING SECTION 12.03

FLOOR AREA DEFINITION: BUILDING CODE

No. Description Date

FLOOR AREA  PER BUILDING CODE  INCLUDES  ALL STAIRS' FLOOR AREA IN ALL FLOORS (161 SF STAIR #1 + 126 SF STAIR #2=287  SF) 

HATCHED AREAS SHOW FLOOR AREA PER PLANNING DEFINITION
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AREA OF WALL ABOVE GROUND FLOOR (1ST FLOOR) @ 2ND 3RD,4TH, & 5TH =
36.65' X 9.5' + 43.38 X9.5(FLR. TO FLR. HT.)= 760.31 SF.

MIN. REQ 'D GLAZING PER PROVISION  #7= MIN. 20% WALL AREA= 760.31 X 20%= 152 SF.
PROVIDED = 40 + 6 + 8 + 40 + 36.66+ 20 + 8= 158.66 SF > 152 SF => OK. 

MAX  PER BUILDING CODE:  UNLIMITED
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ELEVATION NOTES- INDEX

NOTE
NUMBER NOTE TEXT

VIEW
TYPE

1 THUNDER SKY P2090, BASE 200, BY LA HABBRA-GREY
COLOR

E

2 X830(40) BASE 200 BY LA HABRRA, CLAY COLOR E

3 ALUM STUCCO SCREED E

4 VINYL WIN. & DOOR E

5 DECORATIVE ALUM FIN E

6 METAL BAR AUTOMATIC GATE E

7 METAL SIDE YARD GATE E

9 INFILTRATION PLANTER W/ 42" HI MAX. WALL HT E

10 42" HI ALUM RAILING @ BALCONY W/ ,4" SPACING TYP. E

11 SOILD CONOPY W/ 12" PROJ. TYP. E

12 DORATIVE ELEMENT COVERED BY STUCCO- TYP E

3/16" = 1'-0"
1

Elevation- FRONT SIDE

3/16" = 1'-0"
2

Elevation -REAR SIDE

SEE SHEET A5-1, FRONT ELEVATION FOR METERIAL INDEX

TYPICAL MATERIAL LIST FOR ALL ELEVATIONS

No. Description Date
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3/16" = 1'-0"

A5-2

ELEVATION

0508

OWNER:ROOZBEH
TOORANI,
MARYAM
ZAVAREH

JUNE/11/2024

Author

Checker

5922 N BUFFALO
AVE ,5924  N
BUFFALO AVE,
5924 1/2
BUFFALO AVE.
VAN NUYS
CA.91401

3/16" = 1'-0"
1

Elevation- RIGHT SIDE

3/16" = 1'-0"
2

Elevation -LEFT SIDE

SEE SHEET A5-1, FRONT ELEVATION FOR METERIAL INDEX

SEE SHEET A5-1, FRONT ELEVATION FOR METERIAL INDEX

No. Description Date


