
Division 6 Joint Development

Workshop #2: Refining The Vision-
What we’ve heard from you so far.

December 1, 2018



Welcome and Agenda
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Thank you for joining us! 

10:00am Welcome & Sign-In

10:10am Introduction 

10:15am Division 6 Presentation/Survey

10:30 am Group Exercise 1:  Trade Offs

11:00 am Group Exercise 2: Table Mark Up

11:25 am Report Back

11:40 am Q&A / Final Survey/Next Steps



Today’s Goals

• Brief review of project and purpose.

• Review outcomes of Phase One Outreach:
What did we hear from the community?

• Refine feedback:
Did we capture your priorities and concerns?

• Discuss physical characteristics, future site 
uses, & development tradeoffs.



Metro Joint Development
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• Joint Development (JD) is the real 
estate management program 
through which Metro collaborates 
with qualified developers to build 
transit-oriented developments on 
Metro-owned properties.

• JDs are opportunities to leverage 
public land to support community 
goals -- this requires your feedback 
and strong partnerships with other 
public agencies and community-
based organizations.



Metro Joint Development Process

Initial Community Outreach 

Developer Solicitation/Selection

Project Refinement, Joint Development 
Agreement (JDA) and Ground Lease (GL) 

Negotiations

Permitting and Construction
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Metro Joint Development Process

Initial Community Outreach 

Developer 
Solicitation/Selection

Project Refinement, Joint 
Development Agreement 
(JDA) and Ground Lease 

(GL) Negotiations

Permitting and Construction

Actions

Results

➢ Community Meetings

➢ Creation of Development 
Guidelines

➢ Board approves Development 
Guidelines

Timeframe

➢ 6-8 months



Metro Joint Development Process
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Metro Joint Development Process
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Metro Joint Development Process

Results

➢ Issue Request for Information and 
Qualifications (RFIQ) and/or 
Request for Proposals (RFP)

➢ Evaluate proposals 

➢ Community update 

➢ Metro Board authorizes Exclusive 
Negotiation Agreement (ENA) 
with recommended developer(s)

Actions

Timeframe

➢ 6-8 months

Initial Community Outreach 

Developer 
Solicitation/Selection

Project Refinement, Joint 
Development Agreement 
(JDA) and Ground Lease 

(GL) Negotiations

Permitting and Construction
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Metro Joint Development Process

Initial Community Outreach 

Developer 
Solicitation/Selection

Project Refinement, Joint 
Development Agreement 
(JDA) and Ground Lease 

(GL) Negotiations

Permitting and Construction

Actions

Results

➢ Developer progresses     
architectural design

➢ Developer-led community outreach 
and input – several iterations

➢ Entitlements and CEQA process

➢ Negotiation of financial terms 

➢ Metro Board approves JDA and GL 

Timeframe

➢ 12-24 months
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Division 6 Phase One Outreach

• 3 Focus Group meetings 

• 6000 hand-delivered flyers

• Workshop #1 October 25th

• Venice Farmers Markets

• “Virtual Workshop” with over 
1000 participants

• Comments through our website

• Facebook forum comments 



What does the community 
like most about Venice?
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beach
diversity

people
community

culture

vibe

character

neighborhood

restaurants
art



What are the things folks do NOT like?
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homeless
crime

dirty cost of housing

traffic
parking

gentrification

encampments

drugs

trash



What are some of the things that be good for 
the community on this site?
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parks
homeless services/housing

live/work spaces

services

community spaces

housing

mixed-use development

art
retail



What are some of the things people do NOT 
want to see on this site?
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homeless services
homeless housing

shelter
parking

expensive

condos

retail
development

Bridge housing



What makes a successful development?
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Elements that work together!

• Community Interests

• Development Standards

• Physical connection to existing 

community fabric

• Financial Feasibility



Venice Household Income Distribution (2018)
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Population:  15,145

Average HH Size:  1.92

Median HH Income:  $88,962

Per Capita Income:  $68,654



Affordable Housing Income Ranges
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Venice Households by Income Category
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$100,000 + 
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Apartment Rent Ranges
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Affordable Housing Types
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• The Courtyard at La Brea, West Hollywood

• 31 Units

• 100% Extremely-Low Income

Permanent Supportive Housing 
• Up to 30% of Area Median Income:

An individual earning up to 
$20,350/year would pay 
$364 for a studio

• Intensive on-site services

• Typical tenants: Individuals

• Funding Sources:

• Federal (Tax Credits)
• State
• Local



Affordable Housing Types

23

• Belmar Apartments, Santa Monica, CA

• Developer: Related California

• 100% affordable; 160 rental units

• Contains live/work studios with roll-up storefr
onts, as well as apartments in one-to-three-be
droom floorplans

Very Low-Income Housing 
• Up to 50% of Area Median Income:

A family of three earning up to 
$43,650/year would pay $779 for 
a 2-bedroom apartment

• Some on-site services

• Typical tenants: Seniors, Families

• Funding Sources:

• Federal (Tax Credits)

• Minimal State / Local



Affordable Housing Types
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Low-Income Housing 
• Up to 80% of Area Median Income:

An couple earning up to 
$62,000/year would pay $780 
for a 1-bedroom apartment

• Some on-site services

• Typical tenants: Seniors, Families

• Funding Sources:

• Federal (Tax Credits)

• Minimal State / Local

• Long Beach Senior Arts Colony (Meta Housing)
• 161 senior rental units: 

67 very low-, 131 low-income 
• Includes art studios, an art gallery, and a 99-seat 

performance theatre



Affordable Housing Types
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• Residences at Pacific City, Huntington Beach

• 516 luxury units, ranging from studios to three-bedroom 
penthouses

• 20% reserved for Moderate Income households

Moderate/Workforce Housing 
• 80 to 120% of Area Median Income:

A family of four earning
up to $83,150/year would 
pay $1,982 for a 3-bedroom 
apartment

• Minimal on-site services

• Typical tenants: Families

• Funding Sources:

• None



Trade-Offs that Impact Land Value
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Decreases Land Value

• Open Space

• Affordable Housing

• More Parking

• Ground Floor Retail

• Community Space

Increases Land Value

• High-End Residential

• Higher Density

• Less Parking

Feasibility
threshold



Group Exercises
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Group Exercises
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Remaining Workshop Agenda: 

10:30 am Group Exercise 1:  Trade Offs

11:00 am Group Exercise 2: Table Mark Up

11:25 am Report Back

11:40 am Q&A / Final Survey/Next Steps

Table Rules:
• Respect other peoples ideas
• Allow everyone to speak
• Please be brief
• Keep focus on the program as we have 

a lot of material to get through



Group Exercise: Table Discussion

• Physical Characteristics 
• Design Principles
• Program
• Massing and Density

• Streets and Connections
• Sidewalk and street improvements (where 

possible)
• Street pattern and integration into 

neighborhood context



Group Exercise 1: Trade Offs Game

Revenue Generating
Market-Rate Housing
Hotel
Retail

Cost
Affordable Housing
Community 
Amenities
Public Parking
Open Space
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Group Exercise 1: Trade Offs Game

Example 1

Example 2

Rules
• Trade cubes
• Stack cubes
• Write in uses
• Make conditions

Point total must 
equal 90 or greater
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Wrap-Up
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Stay tuned for our upcoming workshop in early 2019

Keep in touch!

metro.net/projects/jd-division6/

Olivia Segura, Sr. Manager Wells Lawson, Sr. Director
Joint Development Joint Development
Division6@metro.net lawsonw@metro.net
213.922.7156 W 213.922.7217 W 

mailto:Division6@metro.net
mailto:lawsonw@metro.net

