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Van Nuys Site Logistics
Developed by Graham Moitoso and Jennifer Wilson

Permanent affordability is possible! Here’s an example of how 14412 
Gilmore Street could become a safe space for low and moderate 

income community college students for years to come...

Van Nuys Ownership Logistics
Developed by Graham Moitoso and Jennifer Wilson

This table raises potential questions as to who will participate in the running and functions of the community, who will fund this project and future public, social 
hosing projects in Van Nuys, and how permanent affordability may potentially be achieved for those who so desire...

Two bed, one bath standard unit

First Level: 4
Second Level: 8
Third Level: 8
Total Site Units: 20
Average Unit Size: One module 
(~600 square feet), plus one shared, shaded 
outdoor courtyard with ~225 square feet

These units would be split: half would be 
available for rental, where half would be 
available for rent-to-own opportunities

How will public concern and participation be 
accounted for through the site structure?

How can residential affordability be
maintained and guaranteed for residents?

How can the transiency of community college 
students be balanced through the option of 

permanence on-site?

How is the project funded originally?

- Require different representatives to serve in bi-weekly community 
meetings, including students and families living on-site, ACT-LA partners, 
affordable project developers and officials of the elected land trust
- Keeping meetings open to residents, with both renters and owners able 
to participate and raise any problems
- Equal ownership between the land trust and the project developer, with 
a set rate at which the developer is compensated; seek minority 
developers and construction workers that are adequately compensated 
and offered housing if “undocumented” or housing insecure

- Require an agreed-upon contract between the land trust and Van Nuys 
elected officials on a rent cap for the more transient residents, that does 
NOT increase unless agreed upon by the GSCLT
- Ensure that the land is completely owned by the land trust, and that 
there are no zoning or city loopholes through which the property could 
be acquired by a developer or by the city for master planning purposes
- Ensure that, if the development company has any struggle and goes 
bankrupt, the land trust would become the sole owner of the property

- Keep mutiple options open for residents (including the two and four 
bedroom standard units, the studios, and the work/live spaces)
- Agree upon percentages of units that would be rented vs. owned – in 
this proposition, half the two and four bedrooms respectively would be 
available for affordable purchase, while the studios and work/live spaces 
would be open for short or long-term rentals
- Have both renters and owners participating in site functions equally 
(including garden development, woodworking workshops to build and 
install kitchen cabinets and interior furniture, equal employment on-site)

- Modular construction, with design and construction contributions from 
training community college students that will give a sense of pride and 
ownership in the community; LATER unit customization from the 
woodworking studio allows for quick, cheap structural investment only 
- Community development loan from Van Nuys, Los Angeles

Four bed, two bath standard unit

First Level: 4
Second Level: 0
Third Level: 0
Total Site Units: 4
Average Unit Size: Two modules
(~1200 square feet), plus two shared, shaded 
outdoor courtyards with ~225 square feet each 

These units would be split: half would be 
available for rental, where half would be 
available for rent-to-own opportunities

Studio units

First Level: 8
Second Level: 6
Third Level: 14 (including work/live)
Total Site Units: 28
Average Unit Size: One half module each 
(~225 square feet), plus attached indoor 
amentity spaces, one private and one public 
courtyard for each studio grouping

These units would be all open to short-term 
renters, though rent-to-own opportunities would 
become available if residents so desire

STEP 1 (DEVELOPER): Receives a community development loan 
fund to acquire the land cheaply from the city through the Chapter 8, 
tax-defaulted ordinance; the site is currently a near-vacant parking 

lot, and this project encourages transit usage with countless LA 
Metro stops within a five minute walking distance

STEP 2 (PROSPECTIVE INITIAL SITE RESIDENTS): Establish the 
Gilmore/Sylmar Community Land Trust, comprising of elected residents 
of manybackgrounds who establish a contract and do not modify (e.g. 

raise rent prices) unless there is a unanimous agreement

STEP 3 (GSCLT): The Gilmore/Sylmar Community Land Trust 
continues to make money by leasing commercial spaces to minority 
and POC business owners who agree to employ the residents of the 

land trust and site; the Land Trust also continues to make money from 
the 52 total units on-site, whether through affordable rent or rent-to-own 
payments, to self-preserve, also making money from the solar and EV 

installments on-site and partial profiting from the business sales

STEP 4 (RENTAL VS. RENT-TO-OWN): Residents will own shares of 
the building in either position by paying rent to the cooperative, allowing 
unit customization, and the ability to pass up cooperative shares if they 
need to move, maintaining unit prices for up to 99 years if needed; the 

GSCLT works cooperatively and collaboratively with the California 
Community Land Trust Network to improve and gain inspiration
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SITE LOGISTICS:
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Van Nuys Neighborhood Analysis

SITE

Developed by Graham Moitoso and Jennifer Wilson

- Van Nuys is a neighborhood of Los Angeles, 
California, with a population of over 100,000 (110,747 
at the 2008 LA Department of City Planning Census)
- The neighborhood is 8.99 square miles overall
- Van Nuys has a large Latino population (60.5% of 
the population), most of which have an education level 
of less than high school; 49.8% of the population was 
born outside the United States, highlighting the need 
for essential community services
- The area has an average income of $41,134, low for 
the county, resulting from the high service sector 
employment for the neighborhood
- 73.9% of housing stock is rented with an average 
household size of 3.0 people
- The East San Fernando Light Rail project will provide 
public transit access to Van Nuys residents by 2028
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SITE ANALYSIS:



Van Nuys: First Level Site Plan
Developed by Graham Moitoso and Jennifer Wilson

- The first level is entirely ADA-accessible, and 
permeable pavers allow for seamless connection 
from the road and sidewalk to the units, as well as 

from each unit to the shared site amentities

- The first level provides five electric vehicle parking 
spaces, incentivizing car shares for emergencies in a 

way that harms the planet less than a typical car; 
these cars can also be leased to neighborhood 

residents to allow them to sell their vehicles and to 
generate additional income to fund the complex

- The existing central green space on site is 
preserved, showing a site priority for green spaces; 

additional trees are planted on-site around units

- Three shared garden spaces, semi-public to Gilmore 
Street residents, are placed as barriers between 

buildings and aim to provide farm-to-table vegetable 
service to residents, with on-site farm training at 
the workshops to educate on sustainable practices

- Natural lawns grow around building units, planted 
trees, garden spaces and permeable paving to 
increase greenery, provide outdoor spaces and 

facilitate community interaction and allow shade

- 5’ back and side yard setbacks (LA code) give 
spacing between surrounding buildings and the 

housing units, and larger setbacks between the units 
and the street provide ample visual and sound barriers 

without removing the complex from its context   
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SITE PLAN:
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Van Nuys: Second Level Plan
Developed by Graham Moitoso and Jennifer Wilson

- The second level provides the entrances to the 
second and third floor units throigh the use of 

elevated courtyard spaces, enclosed 
on four sides but open to allow for fresh air and 

outdoor staircases leading to the first level pathway 
and backyard spaces

- The second level courtyards feature permeable 
pavers and small trees to offer extensive shade to 

the space, which is shared by two second floor units 
and two third floor units. Natural lawnspaces break up 

the paved areas and provide greenspace accessed 
directly by the upper floors

- At the studio building, there are two options: a two 
bed, two bath quadrant and a four bed, four bath 

quadrant, offering more private studio spaces for a 
wide range of budgets and needs

- At the workshop building, there are four different 
workshop spaces, all corresponding with a different 

discipline, that feed into a central work space. This 
space is accessed via an exterior staircase leading 

directly to the lot’s central greenspace, and each 
workshop space features a staircase leading to private 
work-live studio spaces. The workshop spaces are for 

agriculture, woodworking, engineering design, 
and general studio art, corresponding with Los 

Angeles Valley College programs of study

- The dark grayed areas surrounding buildings and 
trees represent the first level outdoor spaces (shaded 

in this diagram to accentuate second level space) 

Workshop 
Building 

Studio
Building 

0’ 10’ 20’ 30’ 40’ 50’

Page 6

SECOND LEVEL PLAN:
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Van Nuys: Third Level Plan
Developed by Graham Moitoso and Jennifer Wilson

- All of the non-studio spaces on the third level are two 
bed, one bath units, accessed from the second floor 

courtyard spaces via a private indoor staircase

- The third floor units harness the power of passive, 
natural ventilation, with windows placed directly 

across from one another within units when 
possible – when the windows are opened, this 

facilitates and increases airflow through the space, 
minimizing energy use and increasing comfort

- The third floor units are all vaulted as well, using 
clerestory windows along the northern walls to 
harness the stack effect, another passive strategy 

that draws fresh air through southern-facing windows, 
depositing the air at the clerestory windows above with 

an increased velocity passing through the indoors

- At the workshop building, there are four different 
workshop spaces, all corresponding with a different 

discipline, that have two attached work-live units on 
this floor. These units correspond with the specialty 

practiced in the workshop spaces below and offer 
private kitchens and bathrooms, ideal for a more 
temporary resident looking to deepen their studies 

while still connecting with the rest of the complex

- The dark grayed areas surrounding buildings and 
trees represent the first and second level outdoor 

spaces (shaded in this diagram to accentuate second 
level space); white dashed lines indicate the building 

footprints of the first and second levels below 

0’ 10’ 20’ 30’ 40’ 50’

Work-Live
Units

Studio
Building 
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THIRD LEVEL PLAN:



Van Nuys: Roof Plan
Developed by Graham Moitoso and Jennifer Wilson

- Dashed lines on the plan indicate the roof’s slope 
and orientation, as well as the building footprint 

beneath; the roofs canteliever between 0’ and 5’ from 
the northern and southern facades to shade the 

windows beneath and decrease solar gain, thus 
consuming less energy and improving comfort

- 10W panels cover the majority of roof spaces, 
generating more than enough energy for the 

residents’ needs; excess solar energy not used by 
residents is sold back to the Los Angeles power 

grid (thanks to the California Assembly Bill 920), 
ensuring long-term affordability when paired with the 
site commerical spaces and EV car-sharing service

- 18º roof slopes allow for primary solar orientation 
and gain throughout the year, and provide visually 
pleasing and shade-generating slops with a Palm 

Springs mid-century modern aesthetic

- On the flat portions of the roof, there are planters 
with succulents that are fire-resistant and 

water-holding, helping cool the structure below and 
improve the air quality when wildfires rage around 

the city. The depth of the planters allow for simple 
plantings that do not disturb systems/structure below

- The roof itself is tinted a light gray, allowing for the 
reflection of solar rays away from the structure and 

helping reduce the urban heat island effect  

0’ 10’ 20’ 30’ 40’ 50’

Open to first level 

Succulent planters
Roof systems
Succulent/solar mounting systems

10W solar panels
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ROOF PLAN:



Sample Unit Floor Plans
Developed by Graham Moitoso and Jennifer Wilson

This diagram seeks to explore potential unit layouts for 
each of the unit types on-site, all catering to different 

intended users of the project; these units are filled with 
furniture that would be built on-site in the woodworking 

studio, and all center upon ideas of site modularity 
with the ability to customize interiors as desired

(Note: Information colors correspond with all levels of 
the site plan and aim to reduce confusion as to where 

the units are located across the site) 

Two bed, one bath standard unit

- This unit type would be perfect for students who may live with one 
or two family members, or for two to four students who are friends or 
classmates who would choose to live together to build community

- This unit type features windows placed 15’ across from one another 
on opposing facades, facilitating a cross breeze and reducing 
reliance on electricity by using passive strategies; this idea is 
continued with corner windows in the bedroom spaces

- This unit type features built-in desks from the woodworking studio 
on-site, space for indoor plantings to improve air quality and 
mental health, and full kitchen, closet, and bathroom amentities

Four bed, two bath standard unit

- This unit type would be perfect for larger families with 
at least one student in the mix, or for a larger 
community or student group (4-8 individuals) that 
choose to live cooperatively and share spaces

- This unit type features two hall bathrooms, 
corresponding with the increased number of bedrooms 
in the plan, as well as a large, unprogrammed dining 
and living space perfect for gathering and individual 
student projects corresponding with college disciplines

- This unit type features front and back entrances, 
allowing access to two outdoor courtyards

Four bed studio apartment

- This unit type would be perfect for four 
individuals or couples who desire private 
space, as each studio would feature a large 
private bedroom and bathroom space

- Each studio has access to a large kitchen, 
dining room, and living room, pushing the 
importance of shared amentities and 
reduced utilities for environmental benefit, 
as well as the importance of interactions

- Each studio would have access to a private 
and a shared outdoor courtyard space

Work/live studios and workshops

- This unit type would be perfect for a 
more temporary tenant (maybe from a 
neighborhood further away), only living on 
the complex while enrolled in classes

- Each work-live studio is placed above a 
corresponding discipline, providing direct, 
24/7 access to a creative space

- Due to the smaller nature of these 
spaces, students would not feel 
burdened to make or buy their own 
furniture to fill an indoor space

First level stores, community, and gallery spaces

- This diagram shows the commercial spaces on-site that ensure long-term 
residential affordability and employment; included are a coffee shop, 24/7 
unprogrammed community space for relaxing and/or employment and taking action, 
a restaurant seating area and a culinary space (allowing residents to grow and sell 
their own vegetables in one of the three on-site garden spaces). The central space is 
largely unprogrammed, allowing students to display and sell their art or 
woodworking production to neighbors in the surrounding Van Nuys community, 
generating income for the complex to use and self-preserve

- Students in classes are offered priority employment opportunities at these 
businesses, allowing income generation without relying on transit to get to work; 
businesses are managed and controlled by the land trust and long-term development 
company, both of which are non-hierarchical and inclusive in nature
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SAMPLE UNIT FLOOR PLANS:
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Through this section diagram, we can begin to see the fundamental passive strategies incorporated into our project as climate resilient solutions. There is a critical 
need for shade, fire safety and equitable refuge from the sun. We’ve designed South-facing sloping roofs with solar panels, and 5’ cantilevers in each direction, to 
not only shade the spaces below, but also take advantage of the sun’s energy to reduce electricity and utility costs for residents. Each unit includes South to North 
operable windows to allow for the passing of natural breeze through the units to receive fresh air and breathable atmospheres. Energy produced by the solar panels 
could be sold back to to the grid to generate revenue that could subsidize housing costs or community services and programming.

SECTION DIAGRAM:
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SECOND FLOOR EXTERIOR PERSPECTIVE:

Here we can see an exterior view of each green space outside of the 
units. We can begin to truly visualize the importance of these plantings, 
as they not only create shaded gathering space, but also help to cool the 
units from the beating sun. 
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CENTRAL COURTYARD PERSPECTIVE:

Through this rendering of the central courtyard space, we can again see the importance of 
shade, and how open, habitable green space can serve as a foundation of community life – 
and the beauty of interaction. This inspirational mural seen here is by LA based artist 
Bunnie Reiss. Community residents may decide to paint or commission their own mural. 
(source: https://theculturetrip.com/north-america/usa/california/articles/l-a-muralist-bunnie-reiss-is-painting-the-town/)
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GALLERY PERSPECTIVE:

Facing Gilmore Street – the busiest commercial street of our site – this gallery will not only serve as a community space, but also a neighborhood amenity, 
and a productive co-op space. Displaying the work made by the residents in our workshop and makerspaces, this amenity can not only benefit the 
residents as a means of income and gathering space, but also benefit the greater Van Nuys neighborhood, as the gallery, cafe, and 24 work space can 
serve as a vibrant hub and social space for community college students and other local residents. 



Page 14

SECTION AXONOMETRIC:
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EXPLODED AXONOMETRIC:




