
CF - zo7s-sy
ARMEN MAKASJIAN & ASSOCIATES

5111 SANTA MONICA BLVD #205 
LOS ANGELES, CA 90029

Tel. (213) 665-5293 / Fax. (213) 665-0809

December 10, 2018
V/WcM *S . ^OViiDate:

Committee
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Council FileLos Angeles Central Area Planning Commission 
200 N. Spring St.
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RE: CASE NO. ZA-2017-5252-ZV 
6150-6240 W. Hollywood Blvd., 
1631-1649 N. El Centro Ave. 
615-1631 N. Vista Del Mar Ave. 
1614-1660 N. Argyle Ave.

Dear Honorable Commission Members:

I am a California Certified General Appraiser with over 25 years’ experience in 
appraising apartment and non-residential buildings within the county of Los Angeles. I 
am also a real estate continuing education instructor of various appraisal topics that 
include highest and best use, site analysis, and income property appraisal.

I was asked to review the applicant’s request for a variance to allow a boxing gym in a 
new project which is under construction and located in a C4 zone; the current zoning 
does not allow gymnasiums/fitness centers. The applicant’s claim of “hardship” is not 
warranted for the following reasons:

The applicant did not analyze the alternative uses that are allowable under the 
current zoning law which permits creative office space, medical space, or retail 
use and has failed to submit a proforma with rent projections for the alternate 
uses.
The applicant has submitted articles that the retail industry is facing slower 
growth due to competition from online retailers resulting in store closures within 
malls; the vacant spaces are attracting gyms. While it is understandable that the 
retail industry is undergoing transformation, my research has shown that malls 
are, in fact, being converted into creative office space. According to an article by 
the San Fernando Valley Business Journal (May 30,20181. vacant mall spaces are 
being repositioned with the majority being converted into creative office space or 
medical space. For example, the Northridge Fashion Center which is zoned C4 
like the subject’s site, is being converted into office space. A second article by 
Bisnow.com dated March 6, 2018, gives a similar explanation and states that the 
Westside Pavilion in West Los Angeles will also be converted into creative office
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and retail space. Research shows that the vast majority of malls are being 
converted into creative office and retail space.

Conversion of malls into alternative uses are often the result of either buildings 
reaching the end of their economic life or changes in consumer habits. Most malls 
have an average age of 20 years or more; due to changes in economic conditions 
and consumer habits, they must reposition themselves to remain competitive. The 
applicant’s project is under construction and considered to be “new. 
purposes of building classification, it will consist of a Class “A” building with 
high quality standard finishes, architectural appeal, state-of-the-art systems, 
exceptional accessibility, with a definite market presence* (*The Dictionary of 
Real Estate Appraisal. 5th edition). It is not possible for an uncompleted, Class 
“A” building to face economic hardship as claimed by the applicant.

Based on my experience, the applicant’s claim of hardship for not allowing a boxing gym 
within the project is not supportive based on the lack of any type of financial analysis for 
alternative uses. The current zoning designation has a wide array of uses that must be 
analyzed through the preparation of a proforma depicting the forecasted rents for each 
alternative use. The project is vet to be completed and therefore the applicant cannot 
claim any type of hardship when a financial analysis has not been prepared. The project’s 
structure is considered to be a Class “A” building and can accommodate multiple uses 
allowable under the current zoning designation that will result in an alternate tenant.
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Respectfully submitted

Armen Mak^ajian 
Commercial property appraiser 
Instructor. RET



ARMEN MAKASJIAN 
5111 Santa Monica Blvd, #205 

Los Angeles, CA 90029 
(323) 665-5293 / Fax: (323) 665-0809

MDEPENDENT APPRAISER D.B.A. ARMEN MAKASJIAN AND ASSOCIATES:
(September 1995 to Present)

Independent appraisal work as a private business. Fee appraiser for mortgage lenders, banks, 
attorneys, and various real estate brokers involving commercial property including apartment 
buildings, retail stores, industrial buildings, motels, single-family, condominiums, and two-to four-unit 
properties, including FHA appraisals. Geographic territory covers Los Angeles County and portions of 
Orange County. Expertise includes property appraisals involving nonconforming and unpcrmitted 
uses, and highest and best use. This includes extensive research with various, city building and 
planning departments.
-Appraisal instructor with Real Estate Trainers Inc., teaching various courses including Advanced and 
Complex Appraisals, Highest and Best Use, Expert Witness, Investment Analysis, Cost Approach, 
Appraising Apartment Buildings, and Report Writing.
-Real estate instructor for the real estate salesperson state exam preparation (Real Estate Trainers). 
-Course Written: Appraising Apartment Buildings, March 2015
-January 2001 to January 2002)-Review appraiser for HUD focusing in the south-central Los Angeles 
area.

ARMEN REALTY INC: (February 1984 to Present)

Real Estate Broker: President of Armen Realty. Family real estate office established in 1963, 
incorporated in May 2004. Involved in real estate sales specializing in single family and apartment 
buildings. Provided sellers and buyers with competitive market analyses (CMA's) for property tax and 
probate considerations, including reports regarding city planning and use code changes. Participated in 
"canvassing" and solicited for property listings through "cold calls" and door-to-door farming. 
Rendered market opinions regarding property values based upon market comparisons and interest rate 
fluctuations.

Property Management: Served as off-site manager for multi-family residences. Engaged in rent 
collections and deposits, rental agreements/negotiations, and tenant relations. Supervised property 
rehabilitation and remodeling.

LANDMARK APPRAISALS: (September 1992 to September 19’95)

Fee-split appraiser on single-family and one to four-unit properties. Have prepared
"Broker Price Opinions" (BPO's) and foil property appraisals for GMAC involving REO's and
foreclosures.
During this period, briefly worked at Benjamin Tunnel! Inc., preparing employee relocation appraisals.



Armen Makasjian (cont’d))

EDUCATION:

-Bachelor of Science degree in Finance (real estate option), California State 
University, Los Angeles, 1987. Courses included real estate principles,
practices, finance, appraisal, and real estate law, Uniform Standards of Professional Appraisal Practice, 
(Current),Federal and State Regulations in Real Estate Appraisals, .
FHA and the Appraisal Process (The Appraisal Instiiute)„Statistics, Capitalization, Partial Interests, and 
Reports, FHA Appraisal Practice, Environmental Issues and Obligations, Marshall & Swift Cost 
Seminar.
-Current completion of continuing education requirements which include the Uniform Standards of 
Professional Appraisal Practice (USPAP) and Federal Laws and Regulations.

PROFESSIONAL AFFLIATIONS:

-Los Angeles Board of Realtors 
-California Association of Realtors

LICENSING:

-California Real Estate Appraisal License, #AG018345 
-California Real Estate Broker's License, #00861276

DATA SOURCES:

-Costar Comps.
-Real Quest 
-LoopNet
-Multiple Listing Service 
-Flood Data Services.
-Marshall and Swift Cost Estimator

OTHER:

Active planning committee member, East Hollywood Neighborhood Council
Served on EHNC Board between 2012 and 2015 as vice-president and recording secretary.
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West LA's Westside Pavilion Shopping Mall To 
Become Creative Office Space

Joseph Pimentel, Bisnow Los AngelesMarch 6, 2018

Want to get a jump-start on upcoming deals? Meet the major Los Angeles players at
!

A few months after flirting with the idea of selling the -1
struggling shopping center’s owner, ace rids , has formed a joint venture 
with Hudson Pacific Properties to transform the 6ooK SF retail center into a 
mixed-use center with creative office space and retail.
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Under the partnership, < > > i I will retain 75% 
0 ownership and Macerich 25%. Hudson Pacific will also 
Q serve as the joint venture’s managing member and the 

property’s day-to-day operator and developer.

The JV plans to spend $425M to $475M to reposition the 
shopping mall with 500K SF of 0 i space and retain the
remaining 100K SF for entertainment retail space.
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Company officials did not disclose when the existing stores would close. 
Construction is expected to be completed by mid-2021, officials said.

“Westside Pavilion is a perfect opportunity for us to reposition a marquee asset 
in a premier location — this is what we do best,” Hudson Pacific Chairman and 
CEO Victor Coleman said in a news release. “The project is poised to capture the 
strong demand from tenants for creative office space on the west side of Los 
Angeles.”

The renovation of the struggling shopping mall is indicative of the weak state of 
retail centers and demand for creative office space. A growing number of mall 
owners have turned to new uses for their properties in an effort to return to 
profitability.

A staple in west Los Angeles and ( for decades, the Westside Pavilion
has struggled to keep its anchor tenants with sale of the Macy’s in .lanuary 
2017 and relocation of Nordstrom to . The
mall could benefit from added foot traffic once Westfield Pavilion closes as a
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West LA's Westside Pavilion Shopping Mall To Become Creative Office Space12/10/2018
retail center.

deer w aleh list.In August, the $14oM Westside Pavilion loan landed on the

In October, Macerich was looking into selling the mall,
A. reel ourna .O

Macerich Chairman and CEO Art Coppola said the JV with Hudson Pacific 
would enable the company to maximize the value of the real estate with dynamic 
new7 uses.

“Hudson Pacific brings great expertise in the creative office space segment, and 
w^e are pleased to partner with them on this exciting, high-visibility project,” he 
said.

See Also: Anaheim Ducks Owner Will Develop Entertainment, Retail Centers 
Around Honda Center After Striking Deal With City

Related Topics: Macerich, Hudson Pacific Properties, shopping malls, The 
Macerich Co, West Los Angeles, Hudson Pacific CEO Victor Coleman, Hudson 
Pacific Properties Inc., Macerich Real Estate Co. , Westside Pavilion, Creative 
office space
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Northridge Mall to Convert Retail Floor 
to Creative Offices
By Michael Aushenker (/staff/michael-aushenker/) 

Wednesday. May 30, 2018
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Northridge Fashion Center

Northridge Fashion Center will convert 45,000 square feet of former retail 
space to creative offices and has hired Charles Dunn Co.’s Los Angeles Tri
Cities office to market the property.

The Glendale-based brokerage signed a contract in mid-May with the mall's 
owner, General Growth Properties, to lease out the mail’s third-floor 
tranche at 9301 Tampa Ave. in Northridge. The space has remained 
dormant since 1994.

Conversion of vacated mall space into non-retail usage is trending, said 
Dunn’s Senior Managing Director William Boyd Jr., who has worked in local 
real estate since 1981.

Some are converting to medical, some creative office space,” he said.u

Northridge Fashion Center originally had some 90,000 square feet vacant; 
a block of which an incoming Dave and Buster's restaurant absorbed within 
the last year. A Wood Ranch Barbecue and Grill also took some of that 
square footage. Boyd is pitching the shuttered space as creative office 
because ”45,000 square feet is too big for medical," he said.

Boyd and Charles Dunn Co.’s Lauren Nesmith and Todd Wuschnig plan to 
officially start marketing the space on Friday, and since such inventory in 
that part of the Valley remains scarce, the brokers believe this presents a 
keen opportunity for a prospective business, entertainment or technology 
tenant.

"It will be extremely competitive," Boyd told the Business Journal. "There's 
plenty of parking for the tenant.”
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