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APPENDIX A
OUTREACH SUMMARY REPORT
1. EXECUTIVE SUMMARY

In the fall of 2018, Metro’s Joint Development department initiated an outreach effort to
facilitate a community visioning process for the long-term reuse of the former bus yard known
as Division 6. The team used various engagement methods to gather feedback and ideas
about how this site could be developed to have broader positive community impact, increase
mobility connections and improve quality of life – all of which is now shaping the long-term
planning the Division 6 site. The following report summarizes the outreach efforts and key
findings.
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OUTREACH GOALS
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>> Provide stakeholders with a sense of transparency and a roadmap for Metro’s Joint
Development process.
>> Facilitate an informed community conversation that reflects the community’s collective
vision while ensuring the site’s viability for long-term development.
>> Gather and utilize the community’s feedback to inform the creation of the development
guidelines.
SUMMARY OF OUTREACH EFFORT
>>
>>
>>
>>
>>
>>

T

Series of three focus group sessions
9,000 hand-delivered flyers
Workshop: What is the Community’s Vision, October 25, 2018
Workshop: Refining the Vision, December 1, 2018
Open House: Preview of Development Guidelines, February 20 and March 1, 2019
Staffed booth at the Venice Farmers Market
October 19th, 2018
October 26th, 2018
November 16th, 2018
November 30th, 2018
February 15th, 2019
March 1st, 2019
>> “Virtual Workshop” and “Virtual Open House” with over 1,300 participants
>> Participation in various Venice community events
>> Comments through Metro’s website, comment cards, e-mail and social media
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KEY FINDINGS
Feedback collected at each of stage of the outreach process is summarized below. The team
took away the following high-level key findings.
Housing was a significant priority, across all income levels and for all groups of
people.

DR

Strong preference for a mixed-use development with some limited retail that
primarily is locally serving rather than destination serving.
Development of the Site should be responsive to the creative nature of community
by providing amenities including the potential for artists, galleries, performance
space, and general community uses.

AF

Open space and connection to existing walk street network was also considered
to be desirable.
There was extensive discussion regarding the desire for additional community
vehicular parking.

T

A more moderate priced hotel was considered desirable by some but not by others.
There was a discussion of relieving demand for AirBnb.
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2. OUTREACH EFFORTS
FOCUS GROUPS

October 17-18, 2018, the Venice Skills Center
Metro’s team met with 30 Venice community members including businesses, residents and
local artists during three separate sessions.
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The focus groups were attended by community members representing adjacent neighbors/
residents to Division 6, Art Block Artists, Venice Institute of Contemporary Art, A Window
Between Worlds, Venice Art Place, Venice Kids Counts, Abbot Kinney Merchants Associations,
Venice Beach Business Improvement District and the Venice Chamber of Commerce.
Feedback was gathered on the stakeholders’ vision for the long-term development of the
opportunity site.
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The meeting consisted of an overview of Metro’s Joint Development process followed by
a facilitated group discussion. The discussion was supported by precedent images from a
variety of development projects to gather initial reactions in terms of massing and density and
asked the following discussion questions:
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DISCUSSION QUESTIONS
1. What are some current attributes of the site and nearby areas that you like?
2. What are some aspects of the current site and nearby areas that you do not like?
3. What are some future types of use or plans for the site that you would like to see?
4. What are some future uses that you would prefer not to see happen on this site?
5. How should this site connect and respond to the existing community? (in terms of Main
Street and Abbott Kinney commercial corridors, access to the ocean via existing walkstreets, and connection to the existing street grids and access points, for example)
TAKEAWAYS

>> Some participants, particularly adjacent neighbors, were strongly opposed to the City of
Los Angeles’ proposed Bridge to Home Housing project.
>> Local residents and businesses supported a range of housing types including affordable
options.
>> Artists requested a set aside of affordable housing specifically for artists.
>> All three groups were open to increase in building height provided is was stepped back
from the street.
>> All three groups supported mixed use options that would include retail and
residential uses.
>> Support for a hotel was mixed.
>> Participants expressed a desire for a project that includes live-work opportunities for
artists and/or other creative and independent businesses.
>> Support for a campus feel with walk street rather than one large building.
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WORKSHOP #1
October 25, 2018, Westminster Elementary School
The purpose of this workshop was aimed at identifying community concerns and desires for
varying program elements. It was a listening session to hear the participants’ general likes
and dislikes of the area surrounding the Site and to review opportunities and constraints for
the Site. The workshop included a brief overview of the purpose of the meeting, the Metro
Joint Development’s process, and a summary of the opportunities and constraints on the
site. This was followed by table discussions to understand what uses would be preferred
and opposed by participants. Each table had a facilitator, note taker and spokesperson that
reported to the entire group. Additionally, a brief polling was taken to gather information from
the attendees.

DR

INSTANT POLLING
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The workshop included a series of live click-polling questions designed to actively engage
the audience and capture demographic information. Each participant was provided with a
clicker with individual buttons numbered 1 through 10. At the appropriate moment a slide
was projected with the question and alternative answers that were individually numbered
consecutively up to 10 in quantity. Participants were asked to provide the number that
corresponded to the answer they most agreed with. This was transmitted to the presenter’s
computer, which collated the information and projected it instantaneously for all to see in
the form of a vertical bar graph. The live-polling collected the following basic information on
workshop participants:
>>
>>
>>
>>

T

73% had lived in Venice for 10 years or longer (many for over 20 years)
63% of participants spend 30% or less their income on housing
90% spend 50% or less on housing
58% were 55 years or older

DISCUSSION QUESTIONS

Following the workshop introduction and polling, participants broke out into small groups.
Facilitators prompted discussion with the following questions:
1. What are some current attributes of the site and nearby areas that you like?
2. What are some aspects of the current site and nearby areas that you do not like?
3. What are some future types of use or plans for the site that you would like to see happen?
4. What are some future uses that you would prefer not to see happen on this site?
5. How should this site connect and respond to the existing community? (in terms of Main
Street and Abbot Kinney commercial corridors, access to the ocean via existing walkstreets, and connection to the existing community)
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One of the advantages of a community workshop is that it allowed the community to have
a discussion with each other as well as for the Metro team to hear from the community.
In general, there was a high level of consensus with a few divergent views regarding some
limited aspects.
VIRTUAL WORKSHOP
Metro promoted an opportunity for residents and businesses who were unable to attend the
October workshop via social media. Over 1,000 people shared their ideas and concerns about
the project.

DR

The on-line survey and workshop revealed almost the same spectrum of strengths,
weaknesses opportunities and threats that the focus groups and workshop revealed. However
the emphasis was slightly different.

AF

What people liked about community was very similar in emphasis. Greater concern was
expressed about traffic, condition of the streets, and gentrification. In terms of what should be
present on the site greater emphasis was given to affordable housing and public open space.
Concerns about what should not be present focused almost exclusively on homelessness.

T

The following word clouds reflect the most common themes and keywords from feedback
collected through the virtual workshop:
WHAT DOES THE COMMUNITY LIKE MOST ABOUT VENICE?

WHAT ARE THE THINKS FOLKS DON’T LIKE?
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WHAT ARE SOME OTHER THINGS THAT WOULD BE GOOD FOR THE COMMUNITY ON
THIS SITE?

DR

WHAT ARE SOME OF THE THINGS PEOPLE DO NOT WANT TO SEE ON THIS SITE?

TAKEAWAYS

AF
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>> The community appreciated the mixed-use, cultural diversity, and outdoor beach life
that is Venice.
>> Concern was expressed regarding the presence of homelessness and homeless
encampments.
>> Residents were supportive of retail particularly to help connect Main Street north to Abbot
Kinney.
>> There was desire to see residential use across the economic spectrum.
>> Housing and facilities for artists is desirable.
>> Parking is of significant concern within the community; more needs to be provided.
>> There was a desire for cultural and community amenities.
>> Support for a hotel was mixed.
>> The walkable fabric of the area needs to be preserved and enhanced.
>> The development should not appear monolithic.
>> Generally, height was acceptable provided the edges connected into the general height of
the surrounding environment.
>> Offices, industrial and big-box uses considered undesirable.
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WORKSHOP #2
December 1, 2018, Venice Boys’ and Girls’ Club
The purpose of the workshop was to summarize community desires and concerns heard at
the previous workshop and to begin to develop a vision for the Site. In the first portion of the
workshop, Metro and consultants reflected comments and ideas that have been collected
thus far. The second portion focused on translating this feedback into a program and design
vision for the site. To facilitate the process, participants were engaged in a trade-offs activity
using blocks to represent different uses and the associated value to the future development.
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A community pin-up board was provided.
Community members brought their ideas and
visions to share with their neighbors and team.

TRADE-OFF EXERCISE

AF

A trade-off game was developed to understand participants priorities for the Site.
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The trade-off exercise was also designed to help participants understand that any program on
the Site would also have to be financially viable in order to succeed. Some aspects create a
return on investment while others may incur a cost or be in between. The following elements
were considered in order of financial return:
>> Hotels
>> Market rate housing
>> Retail
>> Open space
>> Additional parking
>> Community amenities
Participants were given blocks representing different land uses for the Site. Each use included
the relative financial value associated with each land use (i.e., retail has a higher financial
value than open space). Participants were asked to balance their desired uses for the site to
achieve an overall positive land value.
The aggregate of the responses prioritized the following:
>> Market rate housing
>> Affordable housing
>> Retail
>> Additional parking
>> Open space
>> Hotel
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Example of Trade-off Exercise
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The trade-offs exercise helped the participants to better understand that the density of the site
would have to be increased in order to facilitate the construction of additional and significant
amounts of affordable housing.
Overall the participants prioritized housing, with around two thirds of the total proposed
housing being market rate housing, and one third affordable housing. There was also a clear
desire for some open space, additional parking, some limited retail, the potential for a hotel,
and community amenities.
INSTANT POLLING

T

The trade-offs discussion continued with a series of live click-polling questions.
Round 1

This round occurred prior to the trade-offs exercise and was used to determine the kinds of
uses that people would be willing to see occur on the Site.
Participants were asked to indicate their support for the following uses.

Support
Oppose
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Round 2
After the trade-offs and table exercises the following instant polling questions were asked.
I would accept additional height if...

Public facilities/space was provided

DR
Public open space was provided

Additional public parking was provided

It would allow for more affordable housing

0%

AF
20%

40%

60%

80%

100%

A hotel/hospitality use is acceptable if...

I would allow for other desired uses

I would allow for artist/live work space

0%

20%

40%

60%

80%

Would you accept more market rate housing if...

It would make possible flexible community use/event spaces

It also allowed for more affordable housing

70%

75%

80%

85%

90%

T
100%

95%

This post trade-off round of questions was intended to visually confirm to the participants as
a whole where they saw the trade-offs occurring.
The following topic garnered primarily negative responses:
>> Only 32% would accept less affordable housing in exchange for more public parking
Community Walk
A community walk was held after the workshop including the project site and surrounding
area. This helped community members express what they desire in the future development
and under what conditions certain uses are acceptable.
Nearly 40 attendees participated in Workshop #2.
46

DRAFT Development Guidelines for Venice Division 6

OPEN HOUSE
February 20, 2019, Westminster Elementary School
The purpose of this culminating event was to summarize what Metro heard through the
outreach process and to present and gather feedback on the preliminary elements of the
draft Development Guidelines. There were five stations summarizing different sections of
the proposed development guidelines. Each station had a facilitator to capture feedback and
answer questions.
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In addition, a “pop-up open house” was held at the Farmers Market on March 1st, 2019.
Approximately 90 individuals participated in the open house and pop-up event.
The five stations included information about the following topics:

AF

>> Station 1: Joint Development Process, Development Guidelines, Outreach Efforts
>> Station 2: Community Space, Housing, Other Uses
>> Station 3: Circulation, Organization and Pedestrian Experience, Scale, Massing,
and Character
>> Station 4: Neighborhood Connectivity and Transportation and Mobility
>> Station 5: Sustainability and Resilience
VIRTUAL OPEN HOUSE

T

Individuals were also able to learn more about the development guidelines and provide
feedback via an on-line interactive survey and through Metro’s web-based commenting
feature. Similar to the Open House, the interactive survey educated participants on the joint
development process, the purpose of development guidelines, and the outreach efforts to
date. The survey also reiterated the trade-offs concept from Workshop 2. Over 300 responses
were collected in this phase,
Key input received from more than 300 responses to the virtual open house included:
>> There was strong support for additional building height stepped back toward the center of
the site if this allowed for additional community benefits such as community space, public
parking and affordable housing.
>> Among issues such as the size and scale of development, affordable housing, artsoriented uses, community amenities and parking and ped and bike improvements, no one
issue emerged as more important than the other.
>> Participants continue to be concerned about homelessness as well as the availability of
parking in the neighborhood.
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Question 1: Which are the most important to you? Drag and drop the topics below to rank
which are most important to you (1 being most important and 8 being least important):
Size and Scale of Development
Addressing need for affordable housing
Setting aside space for arts-oriented uses such as galleries,
workshops, performing space
Open space and community amenities

DR
Parking

Dedicated space for bike share, Uber/Lyft pick-up/
drop-off, and upgraded transit shelters
Pedestrian safety in and around the site
Other

AF

Question 2: Would you support additional building height stepped back toward the center of
the site if this allowed for additional community benefits such as community space, public
parking, and afforadable housing?
Strongly Agree
Agree

Neither Agree or Disagree
Disagree

Strongly Disagree

Question 3: Anything else you would like to share?

48
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TAKEAWAYS
The themes from previous outreach efforts remained largely the same after the final workshop
reinforcing some, amending others, and refining a few. The following were the major
reoccurring themes:
>> Housing remains the primary topic. Affordable housing was consistently stressed.
Affordable to those who work in Venice was also important.
>> Community space should have a 24-hour capability.
>> Retail and restaurants should be affordable.
>> It should be about people not cars.
>> There should be parking for tourists and visitors.
>> Walkability is a primary concern, including transitions to the adjoining neighborhoods.
>> Height transitions to the adjoining neighborhoods are important but could allow for
greater height internally.
>> The architecture should be mixed and eclectic, not ‘franchise’.
>> Transportation alternatives are important.
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CONCLUSION
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Participants in the outreach process positively received the prospect of the redevelopment of
the Division 6 Site. Throughout the process, community members and stakeholders actively
engaged in conversations and activities regarding the future redevelopment. The outreach
process showed that while there were differences in opinion there was also much consensus.
In particular, outreach participants largely agreed that the Site offered the opportunity to
create a significant amount of much-needed housing, even if that means allowing additional
height.
While the key takeaways have been summarized above, two recurring themes surfaced at
every meeting: Venice’s unique character as an eclectic beach town and the importance of
maintaining the sense of community. To be successful, any future development will need to
respond sensitively and thoughtfully to this context.
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Appendix B:
Site Development
Scenarios Evaluatiuon
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S C E N A R I O | 1: Basic Inclusionary

D

PROGRAM SUMMARY
Use

Building B

103
0
20
0
83
15,000
2500
296
75

104
0
20
0
84
15,000
2500
298
75

STRENGTHS

Total
207
0
40
0
167
30,000
5,000
594
150

 Affordable housing is mixed in with market rate creating a more
inclusive community
 Tenants of affordable housing can enjoy same level of amenities as
market rate tenants
 Most financially feasible
 Minimizes visual impact on surrounding neighborhood
 Simplified construction financing

CONSIDERATIONS




POTENTIAL SOURCES

FT

A
R

Total Residential Units
Extremely Low
Very Low
Moderate
Market Rate
Retail (sq. ft)
Community Space (sq. ft)
Code Required Parking (spaces)
Visitor Parking (spaces)

Building A

o
o
o

o

o
o

Traditional very low income affordable housing financing sources
o
are scarce
If awarded NHTF funds can pursue additional grant funding such o
as Housing for a Healthy California (HHC)
Developers are encouraged to pursue creative financing strategies o
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Developer Equity
Debt
Multifamily Housing Program
(MHP)
Low Income Housing Tax Credits
(LIHTC)
New Market Tax Credits (NMTC)
Affordable Housing and Sustainable
Communities Program (AHSC)
National Housing Trust Fund (NHTF)
Supportive Housing Multifamily
Housing Program (SHMHP)
Veterans Housing and Homeless
Prevention Program (VHHP)
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S C E N A R I O | 2: 50 -50 Split

D

PROGRAM SUMMARY
Use

Building A Building B
145
0
0
0
145
15,000
2500
380
75

150
75
75
0
0
15,000
2500
390
75

Total
295
75
75
0
145
30,000
5,000
770
150

A
R

Total Residential Units
Extremely Low
Very Low
Moderate
Market Rate
Retail (sq. ft)
Community Space (sq. ft)
Code Required Parking (spaces)
Visitor Parking (spaces)

POTENTIAL SOURCES

STRENGTHS



FT



o
Dedicated market rate building attracts highest rents, which in turn
may help subsidize additional affordable housing on block B
o
o
Allows for services and counselling to be consolidated in one
building
Deeper level of affordability
o
o

CONSIDERATIONS
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Of all scenarios would require the greatest level of nontraditional sources
Funding sources for Very Low income rental housing
are available
Increased flexibility of financing structures

o
o
o
o
o
o

Developer Equity
Debt
Multifamily Housing Program
(MHP)
New Market Tax Credits
Affordable Housing and Sustainable
Communities Program (AHSC)
National Housing Trust Fund (NHTF)
No Place Like Home
Section 811
Prop HHH
Supportive Housing Multifamily
Housing Program (SHMHP)
Veterans Housing and Homeless
Prevention Program (VHHP)

DRAFT Development Guidelines for Venice Division 6

S C E N A R I O | 3: Low-Mod + 100% Market

D

PROGRAM SUMMARY
Use

Building A Building B Total
142
0
0
0
142
15,000
2500
374
75

165
60
0
105
0
15,000
2500
420
75

307
60
0
105
142
30,000
5,000
794
150

A
R

Total Residential Units
Extremely Low
Very Low
Moderate
Market Rate
Retail (sq. ft)
Community Space (sq. ft)
Code Required Parking (spaces)
Visitor Parking (spaces)

STRENGTHS




Demonstrates new microunit product type, delivering
subsidy free, affordable below market rate housing.
Provides housing options for “missing middle” income
populations
Responsive to community feedback
100% market rate block may achieve best financial
performance, which in turn may be used to support
below market rate program in the other building

CONSIDERATIONS





o
o
o
o

Developer Equity
Debt
Prop HHH
Low Income Housing Tax Credits
(LIHTC)
Multifamily Housing Program (MHP)
New Market Tax Credits (NMTC)
Affordable Housing and Sustainable
Communities Program (AHSC)
National Housing Trust Fund (NHTF)
No Place Like Home
Section 811
Supportive Housing Multifamily
Housing Program (SHMHP)
Veterans Housing and Homeless
Prevention Program (VHHP)

FT



POTENTIAL SOURCES

Requires significant gap subsidy
Microunits not currently permitted by code
May qualify for state funds for moderate income housing
Incorporation of microunits may present some design
challenges
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o
o
o

o
o
o
o
o

53

S C E N A R I O | 4: Mixed Affordable + Mixed Mod-Market

Building A Building B

D

PROGRAM SUMMARY
Use

180
0
0
40
140
15,000
2500
450
75

130
70
60
0
0
15,000
2500
350
75

Total
310
70
60
40
140
30,000
5,000
800
150

A
R

Total Residential Units
Extremely Low
Very Low
Moderate
Market Rate
Retail (sq. ft)
Community Space (sq. ft)
Code Required Parking (spaces)
Visitor Parking (spaces)

POTENTIAL SOURCES

STRENGTHS





Provides broadest spectrum of housing affordability,
including moderately-priced microunits
Dedicated standalone affordable block increases
efficiency and reduces complexity in seeking financing
Responds to all
Provides greater opportunity for artist housing and
creative/gallery space
High amenity market rate housing

CONSIDERATIONS



o
o
o
o

Requires significant gap subsidy
Larger pool of funding sources for various types of
income levels served

o
o
o

o
o
o
o
o
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Developer Equity
Debt
Prop HHH
Low Income Housing Tax Credits
(LIHTC)
Multifamily Housing Program (MHP)
New Market Tax Credits (NMTC)
Affordable Housing and Sustainable
Communities Program (AHSC)
National Housing Trust Fund (NHTF)
No Place Like Home
Section 811
Supportive Housing Multifamily
Housing Program (SHMHP)
Veterans Housing and Homeless
Prevention Program (VHHP)

FT
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CC-2 - Vehicular Access

CC-2 - Walk Streets

CC-1 - Community Compatibility

1. COMMUNITY
CONNECTIVITY

DEVELOPER

LOCATION

PROJECT

Achievement Score

DATE

DESIGN GUIDELINES CHECKLIST

Notes

Improvement Needed
Unacceptable

DR
2
1

5 LEVEL ACHIEVEMENT SCALE
5
Exceptional
4
Exceeds Expectations
3
Meets Expectations

APPENDIX C. DESIGN GUIDELINES CHECKLIST

AF
T
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CS-5 - Public Art

CS-4 - Design of Walk Streets

CS-3 - Open Space

CS-2 - Landscape

CS-1 - Streetscape

2 .COMMUNITY SPACE

DEVELOPER

LOCATION

PROJECT

Achievement Score

DATE

DESIGN GUIDELINES CHECKLIST

Notes

Exceptional
Exceeds Expectations
Meets Expectations

Improvement Needed
Unacceptable

5
4
3

2
1

5 LEVEL ACHIEVEMENT SCALE

DR

AF
T
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ABD-4 - Building Materials

ABD-3 - Massing & Scale

ABD-2 - Design & Character

ABD-1 - Building Frontages

3. ARCHITECTURE &
BUILDING DESIGN

DEVELOPER

LOCATION

PROJECT

Achievement Score

DATE

DESIGN GUIDELINES CHECKLIST

Notes

Exceptional
Exceeds Expectations
Meets Expectations

Improvement Needed
Unacceptable

5
4
3

2
1

5 LEVEL ACHIEVEMENT SCALE

DR
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SR-2 - Building Sustainability

SR-1 - Site Sustainability

4. SUSTAINABILTY AND
RESILIENCE

DEVELOPER

LOCATION

PROJECT

Achievement Score

DATE

DESIGN GUIDELINES CHECKLIST

Notes

Exceptional
Exceeds Expectations
Meets Expectations

Improvement Needed
Unacceptable

5
4
3

2
1

5 LEVEL ACHIEVEMENT SCALE

DR

AF
T
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MP-5 - Bus

MP-4 - Bike Parking

MP-3 - Design & Technology

MP-2 - Onsite Parking

MP-1 - Mobility

5. MOBILITY & PARKING

DEVELOPER

LOCATION

PROJECT

Achievement Score

DATE

DESIGN GUIDELINES CHECKLIST

Notes

Exceptional
Exceeds Expectations
Meets Expectations

Improvement Needed
Unacceptable

5
4
3

2
1

5 LEVEL ACHIEVEMENT SCALE

DR

AF
T
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D. MARKET FACT SHEET
DEMOGRAPHIC / MARKET RENT ANALYSIS
VENICE NEIGHBORHOOD
Basic Demographics 1
A. Population

I.

36,898

DR
II.

B.

Households
% of HHs that are 1-Person HHs
% of HHS that include Children Under 18

C.

Average Household Size

D.

Median Household Income
All Households
Top 95% of Households
Bottom 20% of Households

2

Market Rents
Studio Units
One-Bedroom Units
Two-Bedroom Units
Three-Bedroom Units

19,242
47%
14%
1.92

AF

IV. Market Rents as a % of Monthly Median Household Income
Studio Units
One-Bedroom Units
Two-Bedroom Units
Three-Bedroom Units

IV. Market Rents as a % of Monthly Median HH Income for Bottom 20%
Studio Units
One-Bedroom Units
Two-Bedroom Units
Three-Bedroom Units

1
2
3
4

Monthly
$7,958
$20,833
$1,275

Annual
$95,500
$250,000
$15,300

Average
Rents 3
$2,125
$2,794
$3,395
$4,618

Highest
Rents 4
N/A
$4,249
$5,227
$5,574

Average
Rents 3
27%
35%
43%
58%

Highest
Rents 4
N/A
53%
66%
70%

Average
Rents 3
167%
219%
266%
362%

Highest
Rents 4
N/A
333%
410%
437%

T

Source: wwwstatisticalatlas.com
Source: www.costar.com; apartment projects with 25+ units.
Includes apartment projects with 25 and more units.
Avalon Venice on Rose (70 units and built in 2012) has the highest apartment rents in Venice.

Prepared by: Keyser Marston Associates, Inc.
Filename: Parking and Rents; Sheet3; jlr; 2/8/2019
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