
From:  Becky Dennison <bdennison@vchcorp.org>
Sent time:  01/0�/2022 02:39:26 PM

To:  Julie Romey <jromey@keysermarston.com>; Eleanor Atkins <eatkins@hollywoodhousing.org>; Rick Tonthat <rick.tonthat@lacity.org>; Tim
Elliott <timothy.elliott@lacity.org>; Magdalina Zakaryan <magdalina.zakaryan@lacity.org>; Laura Byeon <laura.byeon@lacity.org>

Cc:  Sarah Letts <sletts@hollywoodhousing.org>; Victoria Senna <vsenna@hollywoodhousing.org>; Allison Riley <ariley@vchcorp.org>; Anup Patel
<apatel@vchcorp.org>; Deanna Williamson <dwilliamson@keysermarston.com>

Subject:  RE: Venice Dell - KM Review

AttacKments:  VDC parking summary.docx     Venice Dell Community Supportive Services Plan.docx     Venice Dell Community Project Overview.docx     VTT-
82288 - Map.pdf    

 

,i :ulie,
 
>aura and Zick might have additional answers on behalf of the �ity, but our team͛s answers are in red below, as well as
attached and in the dropboǆ link below.  
 
te are available to answer any follow up Ƌuestions or clarifications.  
 
Thanks,
 
�ecky
 
�ocuments in dropboǆ͗ Entitlements, VTTM and �EY� approvals Θ EKE͖  EE� Θ Tolling Krder͖ �ppraisal͖ Zelo Wlan͖ Whase I Θ II͖
htility allowance schedule
 
https͗ͬͬwww.dropboǆ.comͬshͬaϳnϱlpƋoϳϴbrsykͬ���w>�zϰϭ3F:ͺ�ǆ�eMǌh�cSũa͍dlс0
 
�dditional documents attached͗  Summary of parking͖ Wroũect Summary͖ Social Services Wlan͖ new Tract Map
 
Term Sheet Zelated͗
 

ϭ. Wlease verify whether the �ity has agreed to separate out the land parcels that the public parking structure will be built
on, from the over all ground lease.  The following is the list of parcels that were originally proposed to be ground
leased.  thich parcels should be removed from the ground lease͍ This list of parcels is outdated.   �s part of the
entitlements process, the tract map was revised.  The new tract map is attached with approvals included in the dropboǆ
files ;with appeals denied, so it͛s the final versionͿ, and the parking structure is on >ot ϴ ;specially drawn for that
purposeͿ.   The V�� proũect͛s ground lease should not include >ot ϴ.   Ira �rown from �ity Wlanning was the assigned
Wlanner, ira.brown@lacity.org, for further Ƌuestions regarding Wlanning͛s work and the approvals if needed.

 
  

AGGress
 

A31
3arcel

Size �SI�
Legal

Description
Parcel 1 2100 S. Pacific Avenue �238-02�-900 2�,�80 Attachment A
Parcel 2 128 E. Venice Blvd �238-02�-902 1�,000 Attachment A
Parcel 3 208 E. Venice Blvd �238-02�-903 6,300 Attachment A
Parcel � 216 E. Venice Blvd �238-02�-905 6,300 Attachment A
Parcel 5 302 E. Venice Blvd �238-02�-906 3,100 Attachment A
Parcel 6 319 E. Venice Blvd �238-02�-90� ��,800 Attachment A
Parcel � 200 E. Venice Blvd �238-02�-908 3,200 Attachment A
Parcel 8 N/A �238-02�-909 1,100 Attachment A
Parcel 9 212 E. Venice Blvd �238-02�-910 3,200 Attachment A
Parcel 10 125 E. Venice Blvd �238-02�-911 2,�00 Attachment A
Total Site  �������  

 
2. till there be two Term Sheets ;one for the 'round >ease and one for the turn‐key construction contract for the public

parking structureͿ͍  zes, that is our preference, though we are open to feedback from the �ity on the best path forward.  
For eǆample, it may make sense to have two Term Sheets attached to one ���.

3. that is the current term of the amended EE�͍  I have only seen the one that eǆpired in 20ϭϵ. ʹ The EE� was formally
eǆtended to March 3ϭ, 202ϭ. Since that time the EE� was automatically tolled ͬ eǆtended per the Mayor͛s tolling order,
which was enacted in �pril 2020 and is still in place ʹ moving the eǆpiration date to at least :an ϭ, 2023 ;20 months
eǆtended to dateͿ. Wlease see documentation included in dropboǆ.

ϰ. Wlease provide the most recent appraisal for the Site. Included in dropboǆ.
ϱ. that entitlements are needed to enable the proposed proũect to be developed͍  �ensity �onus, ǌoning changes, etc.

The entitlements reƋuested for the proũect were͗ �EY� statutory eǆemption, vesting tentative tract ;tract map revisionͿ,
coastal development permit, site plan review, mello act compliance, proũect permit compliance, general plan
amendment, ǌone change, height district change and specific plan amendment.   They were approved on �ecember ϭ,
202ϭ.  ,owever, the general plan amendment‐related entitlements were approved pending the drafting and approval of
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the two �ity ordinances needed to implement the 'eneral Wlan �mendment.  Those are being drafted now, and
eǆpected to be approved by �ouncil in :anuary or February 2022.   The last step is then to get the �oastal Wermit
approved by the �oastal �ommission, as the proũect is in the dual ũurisdiction ǌone ʹ eǆpected in approǆimately �pril
2022.   The council files for the entitlements and approvals are͗ 2ϭ‐0ϴ2ϵ ;�EY� and tract map ʹ have final approvalͿ and
2ϭ‐0ϴϭϵ‐Sϭ ;'W� amendment and related ʹ approved but in process of finaliǌingͿ.    �ll �ity approvals documents are in
the drop boǆ.    

ϲ. Is there a written proũect summary that discusses the proũect type ;WS,ͬfamilyͬseniorͬetc.Ϳ, height of building, unit miǆ,
type of construction, η of units, amenities, etc.͍   �ttached.    

ϳ. Wlease provide a summary of the parking situation ;reƋuirements, provided, users, etc.Ϳ  The proũect includes two
parking garages, one on the test parcel and one on the East, and both are in the center of the lots, surrounded by the
housing ;Teǆas‐wrap styleͿ.  Warking associated with the residentialͬcommercial development will be located on the
test side ;ϭ0ϱ spacesͿ, and a public parking garage will be located on the East side ;2ϰϲ spacesͿ.  Eǆisting public parking
is reƋuired to be replaced, per the original ZFYͬW, and increased, per �oastal �ommission reƋuirements.  The public
parking will be financed separately from the housing, and owned and operated by the �ity.   � summary of parking
typesͬusers and locations is included in the drop boǆ.   

ϴ. Wlease provide a description of the target population.  The target populations are͗  ϱ0й of units for people eǆperiencing
chronic homelessnessͬhomelessness͖ 2ϱй of units with a preference for low‐income artists͖ 2ϱй of units for other low‐
income households.  

ϵ. Wlease provide a description of the commercial space. The ground‐floor commercial space will be prioritiǌed for small
businesses, M�E‐t�E businesses andͬor micro‐enterprises that provide small‐scale, neighborhood and visitor‐serving
retail.    There is one space designed for a small cafĠͬcoffee shop‐type business facing South Venice and the 'rand �anal,
and another fleǆible space ;for one or more operatorsͿ facing Wacific �venue.  �dditionally, there is a community art
studio space on the east side of the canal.   The inclusion of this small‐moderate level of commercial uses ;approǆ. ϲ,000
sfͿ were driven by two factors͗   the reƋuirement of the �oastal �ommission to include some visitor‐serving purposes in
residential sites and from community engagement results in which there was almost ϭ00й consensus to include artist
uses and small‐scale retail in this location.   

ϭ0. till there be any remediation reƋuirements for the site͍  Eo, not based on information to date.  ,as a Whase I been
completed for the Site͍  zes, and also a Whase II.  If so, what are the results͍  Whase I and II are included in dropboǆ. �n
initial Whase I in 20ϭϳ recommended a subsurface investigation to evaluate potential impacts associated with a former
adũacent gas station and dry cleaner use at the adũacent property as well as any potential impacts from the historic
machine and repaid shop usage on the northeast portion of the Site. In 20ϭϵ, samples from a subsurface investigation ;ϲ
soil boringsͿ indicated no detectable levels of VK� or other ZE�s. Wer the Whase II study and updated 202ϭ Whase I
completed by Wacific Environmental, ͞΀b΁ased on the results and our site observations, it is our opinion that the past use
of the subũect property has not impacted the subsurface conditions at the subũect property. There are also no indications
that the former use adũacent to the southwest of the subũect property have impacted the subsurface conditions of the
subũect site.͟

ϭϭ. till the proũect be reƋuired to enter into a Wroũect >abor �greement͍ Eo.  ,owever, there are increased labor
reƋuirements for the proũect because it includes a 'eneral Wlan �mendment, which triggers the labor reƋuirements of
Measure ::: related to a skilled and trained workforce.   � W>� is one way to achieve these reƋuirements, though there
are also '�s with eǆperience to meet the reƋuirements without a W>�.   Either way, there are cost increase implications
in order to meet the ::: labor reƋuirements, and both options are being considered at this time.   

ϭ2. that services will be provided onsite͍  tho is the anticipated service provider and how many case managers will be
provided͍  Venice �ommunity ,ousing is the planned service provider.  � social services plan was prepared and
submitted as part of the �EY� eǆemption approvals, and is also attached, which indicates 3.ϰ FTE case managers
providing Intensive �ase Management Services to supportive housing tenants, and an additional ϭ.ϲ FTE for service
coordination for all tenants.    Wlease note that the attached services plan reflects the proũect name change to Venice
�ell �ommunity ʹ the one on file with �ity Wlanning and supporting the �EY� eǆemption is eǆactly the same, though it is
labeled with the former name of the development, Zeese �avidson �ommunity.   

ϭ3. Financing Wlan͗
a. that does ͞�,MW͟ stand for͍  �ffordable ,ousing ͺͺͺͺͺͺ Wrogram͍  till >�,� allow for the interest on this loan

to accrue͍ �,MW stands for �ffordable ,ousing Managed Wipeline. Ψϲ.3MM in �ffordable ,ousing Trust Funds
were awarded to the test Whase in �ug 202ϭ. Wer the �,MW regs, interest will accrue through � of K and be paid
at perm conversion.

b. thy are the II' and �,W loans categoriǌed as 'W >oans in the pro forma͍ �oth sources are grant funds that will
come to ,�,�ͬV�,, who will then contribute the funds as separate 'W loans to the proũect.

ϭϰ. Wlease fill in the anticipated timeline for the Wroũect͗
 
Action Timing
Key Terms and Conditions Executed Jan 2022
DDA Executed Mar 2022
CDLAC Application Submittal / Approval Jan 2023 / Apr 2023
TCAC Application Submittal / Approval Jan 2023 / Apr 2023
LAHD AHMP Application Loan Submittal / Approval May 2021 / Aug 2021
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HCD ± MHP/VHHP/AHSC Application Submittal / Approval Apr 2022 / Dec 2022
II* Loan Application Submittal / Approval Apr 2022 / Dec 2022
FHLB AHP Loan Application Submittal / Approval Mar 2022 / Jun 2022
Entitlements Application Submittal / Secured Nov 2018 / Feb 2022
Financing / *round Lease Closing Oct 2023
Construction Commences / Completed Oct 2023 / Mar 2026
Project Stabilization Sept 2026

 

>oan �ommittee Zeport͗
 

ϭ. that is the proposed ��>�� score͍ ϭ20 points that category will the proũect be competing in͍ Special Eeeds
2. that type of construction is being proposed͍  Type V over Type I͍ There will be two buildings, comprised of 3 stories of

Type V wood frame construction wrapped around ϰ stories of Type I construction ;parkingͿͶsometimes referred to as a
Teǆas‐wrap style of construction.

3. �re there any eǆtraordinary costs included in the construction costs estimated in the pro forma͍ The site is located in a
Methane �one. The costs assume a passive methane mitigation system. �dditionally, the construction costs include the
proũected cost of a Wroũect >abor �greement, or similar method, to meet the skilled and trained labor reƋuirements of
Measure :::.   �lso please note that the proũect pro forma does not include most of the costs associated with constructing
the 2ϰϲ‐space public parking garage, as the garage will be financed separately from the housing development.  The
reason that about Ψϭ.3 million in construction costs for �each Impact Warking ;�IWͿ is included in the housing
development budget is because the ϭϰ0 units of housing and small scale commercial resulted in a reƋuirement for 2ϳ �IW
spaces in the public parking garage.

ϰ. thy is there Ψ3,3ϰϵ,000 included in the development cost budget given that this will be a Ψϭͬyear ground lease͍ hnder
state regs, the Ψϭͬyr ground lease meets the definition of donated land, which makes the proũect more competitive for
soft financing. The Ψ3.3ϰϵMM is shown as both a source and use.

ϱ. that is the taǆ credit eƋuity rate estimated at Ψ0.ϵ0ͬcredit͍  That seems low for Southern �alifornia. Ψ0.ϵ0ͬcredit was
suggested by �,W�. te believe this is a conservative assumption based on an anticipated construction closing by late
2023.

ϲ. that is included in the tenant paid utility allowances͍ htility allowance schedule included in dropboǆ. Eote that we
need to update the h�s in the pro forma per the schedule in dropboǆ eff ϭ2ͬϭͬ2ϭ, which decreased slightly from 2020.

ϳ. that is included in the Ψ3ϭϵ,ϭ2ϱ in offsite improvements and Ψϱϵϱ,ϴϭϴ in demolition and abatement costs ;are there
known environmental issues with the site͍Ϳ Kff‐site improvements include ϰ new driveway approaches ;2 in each
garageͿ, an allowance for replacement of sidewalk, curb and gutter around the entire site ;E Venice, S Venice, �ell and
WacificͿ, street trees and repaving the aprons of the pedestrian bridge that spans the canal and connects both portions of
the site. �emolition and abatement costs include demolition of the ϭϵϲ‐space asphalt parking lot and eǆisting
residential ϰ‐pleǆ, including an allowance for abatement of lead based paint and asbestos of the eǆisting structure.
Environmental studies for the eǆisting residential structure have not yet been completed ;the co‐developers are
seeking permission from >�,� to contact tenants and access the siteͿ, however, the structure was built in ϭϵϲϲ and the
presence of >W� andͬor asbestos is presumed.

ϴ. thy is only a 20 year perm loan termͬamortiǌation considered͍  Especially on the T��� rents͍ This is a conservative
assumption at this time. The perm loan term aligns to the 20‐yr ,�W contact for the W�Vs. If there are financing gaps in
the future, we can look at eǆtending the termͬamortiǌation.

ϵ. I am not able to open the Ma�KSy documents for some reason. �an you clarify which files you mean͍ �re they in the
dropboǆ͍ ,ow are they labeled͍ Eleanor couldn͛t see anything with a Ma�KSǆ eǆtension, but she is on a Mac.

ϭ0. Is there a relocation plan͍ Included in dropboǆ.
ϭϭ. Kf the Wersonal Wroperty in the �onstruction �ontract, how much is common area FFΘE͍  Is the Ψ2ϵϳ,ϱ00 in FFΘE that is

included in the soft costs for common area or WS, unit furnishings͍ Wersonal Wroperty includes items like appliances,
bathroom fiǆtures and accessories, signage, cabinets, countertops and window treatments‐‐ for the residential units and
common areas. The costs are broken out from structures because they have a shorter depreciation schedule. The
Ψ2ϵϳ,ϱ00 in the soft cost budget includes full unit furnishings for the ϲϴ WS, units, as well as common area furnishings.

ϭ2. Is there a reason why the proũect will not be applying for >���� funds͍ The proũect architect does not currently meet
>����͛s threshold affordable housing eǆperience criteria.

ϭ3. thy aren͛t security eǆpenses included in the operating budget͍ te are not proposing security staffing during
operations. The proũect will be sufficiently staffed with well‐trained personnel, including ϰ onsite property management
professionals to ensure close to 2ϰ‐ϳ staffing, and 3.ϱ to ϱ case managersͬservice coordinators providing additional
staffing coverage, including de‐escalation and other safety‐related services and interventions.   

ϭϰ. ,as the proũect been awarded any of the proposed funding sources as to today͍ Ψϲ.3MM in �,TF funds ;originally
awarded to Whase I‐test, now assumed in the financing stack for the single‐phase.Ϳ te are also counting the value of
the ground lease as a committed land donation for competitiveͬscoring purposes͗ Ψ3.3ϰϵMM.

ϭϱ. that is included in the Ψϱ0,000 holding costs͍ This represents the Ψϱ0< nonrefundable deposit paid to the �ity as
reƋuired by the ��K �ffordable ,ousing Kpportunity Sites ZFYͬW from 20ϭϲ.

ϭϲ. that are the termsͬassumptions about the predevelopment loan and Ψϱ33,000 interestͬfee estimate͍ The proũect has
an unsecured Ψ3.2ϳ3MM predevelopment loan from the �orporation for Supportive ,ousing. The loan closed in 20ϭϴ.
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The interest rate is ϲй and the loan term is approǆ. ϰ.ϱ yrs ;or ϱϰ moͿ.
 
Thanks,
:ulie
 
 
&ƌŽŵ͗ :ulie Zomey ΀mailto͗ũromey@keysermarston.com΁ 
^ĞŶƚ͗ Thursday, :anuary ϲ, 2022 2͗3ϵ WM
dŽ͗ Eleanor �tkins фeatkins@hollywoodhousing.orgх͖ Zick Tonthat фrick.tonthat@lacity.orgх͖ Tim Elliott
фtimothy.elliott@lacity.orgх͖ Magdalina �akaryan фmagdalina.ǌakaryan@lacity.orgх͖ >aura �yeon фlaura.byeon@lacity.orgх
�Đ͗ Sarah >etts фsletts@hollywoodhousing.orgх͖ Victoria Senna фvsenna@hollywoodhousing.orgх͖ �ecky �ennison
фbdennison@vchcorp.orgх͖ �llison Ziley фariley@vchcorp.orgх͖ �nup Watel фapatel@vchcorp.orgх͖ �eanna tilliamson
фdwilliamson@keysermarston.comх
^ƵďũĞĐƚ͗ ZE͗ Venice �ell ‐ <M Zeview
/ŵƉŽƌƚĂŶĐĞ͗ ,igh
 
Eleanor Θ >auraͬZick,
 
The following Ƌuestions have come up during the <M� review of the pro formaͬproũect information as we are working on the
term sheet ͬ loan committee report.  My understanding is that the term sheet is to be completed by :anuary ϭϰ and we will be
taking the proũect to >�,� >oan �ommittee on :anuary 2ϭ.  Therefore, please provide the term sheet related information first
so that I can get the draft out �S�W.
 
Term Sheet Zelated͗
 

ϭ. Wlease verify whether the �ity has agreed to separate out the land parcels that the public parking structure will be built
on, from the over all ground lease.  The following is the list of parcels that were originally proposed to be ground
leased.  thich parcels should be removed from the ground lease͍

 
  

AGGress
 

A31
3arcel

Size �SI�
Legal

Description
Parcel 1 2100 S. Pacific Avenue �238-02�-900 2�,�80 Attachment A
Parcel 2 128 E. Venice Blvd �238-02�-902 1�,000 Attachment A
Parcel 3 208 E. Venice Blvd �238-02�-903 6,300 Attachment A
Parcel � 216 E. Venice Blvd �238-02�-905 6,300 Attachment A
Parcel 5 302 E. Venice Blvd �238-02�-906 3,100 Attachment A
Parcel 6 319 E. Venice Blvd �238-02�-90� ��,800 Attachment A
Parcel � 200 E. Venice Blvd �238-02�-908 3,200 Attachment A
Parcel 8 N/A �238-02�-909 1,100 Attachment A
Parcel 9 212 E. Venice Blvd �238-02�-910 3,200 Attachment A
Parcel 10 125 E. Venice Blvd �238-02�-911 2,�00 Attachment A
Total Site  �������  

 
2. till there be two Term Sheets ;one for the 'round >ease and one for the turn‐key construction contract for the public

parking structureͿ͍
3. that is the current term of the amended EE�͍  I have only seen the one that eǆpired in 20ϭϵ.
ϰ. Wlease provide the most recent appraisal for the Site.
ϱ. that entitlements are needed to enable the proposed proũect to be developed͍  �ensity �onus, ǌoning changes, etc.
ϲ. Is there a written proũect summary that discusses the proũect type ;WS,ͬfamilyͬseniorͬetc.Ϳ, height of building, unit miǆ,

type of construction, η of units, amenities, etc.͍
ϳ. Wlease provide a summary of the parking situation ;reƋuirements, provided, users, etc.Ϳ
ϴ. Wlease provide a description of the target population. 
ϵ. Wlease provide a description of the commercial space.

ϭ0. till there be any remediation reƋuirements for the site͍  ,as a Whase I been completed for the Site͍  If so, what are the
results͍

ϭϭ. till the proũect be reƋuired to enter into a Wroũect >abor �greement͍
ϭ2. that services will be provided onsite͍  tho is the anticipated service provider and how many case managers will be

provided͍
ϭ3. Financing Wlan͗

a. that does ͞�,MW͟ stand for͍  �ffordable ,ousing ͺͺͺͺͺͺ Wrogram͍  till >�,� allow for the interest on this loan
to accrue͍

b. thy are the II' and �,W loans categoriǌed as 'W >oans in the pro forma͍
ϭϰ. Wlease fill in the anticipated timeline for the Wroũect͗
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