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Date: May 17, 2016 

   

To:  Mayor and City Council  

From:  Andy Agle, Director of Housing and Economic Development  
 
Subject: Bergamot Advisory Committee Recommendations  

Introduction 

This report presents the Bergamot Advisory Committee recommendations for the 

revitalization of the City-owned Bergamot Station Arts Center (Arts Center).  Staff is 

currently analyzing the recommendations, the developer's financial projections, and the 

Council-adopted Guidelines for the Arts Center, with the intent to prepare a staff report 

for Council’s consideration later this year. 

 
Background  

Bergamot Station Arts Center is located at 2525 Michigan Avenue and consists of 

City-owned land and private land.  The City-owned portion of the site consists of 

approximately five acres with five buildings totaling approximately 62,000 square feet and  

is currently occupied by approximately 27 small, creative business tenants, including art 

galleries, designers, a non-profit theatre company, and a café.  The tenants sublease 

from Bergamot Station Ltd., which leases the Arts Center from the City for 

$528,000 per year.  The current lease, with options, expires on December 31, 2017.  

The master lessee of Bergamot Station Ltd. also owns the adjacent 1.3 acres of land 

which constitutes the privately owned portion of Bergamot Station Arts Center, which 

contains additional art galleries and previously housed the Santa Monica Museum of Art 

before they relocated. In 1989, the City purchased the public portion of the property with 

transit funds with the goal of serving future transit needs in Santa Monica and providing 

a source of revenue for the Big Blue Bus (BBB). Recognizing the impending opening of 
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the Exposition (Expo) light rail line, with a stop immediately adjacent to the Arts Center, 

the City began the process of envisioning the future of the Arts Center in 2011. 

 

On September 9, 2014, Council authorized exclusive negotiations with 

Worthe Real Estate Group (Worthe Group) for the revitalization of the City-owned portion 

of Bergamot Station Arts Center and directed staff to develop a recommendation on the 

formation of a Bergamot Advisory Committee (Advisory Committee) to participate in 

shaping the conceptual design of the project. The exclusive negotiation agreement with 

the Worthe Group is set to expire on July 1, 2017. 

 

On February 10, 2015, Council approved the creation of an eleven-member Bergamot 

Advisory Committee including representatives of the Bergamot Station Gallery and 

Cultural Association, Santa Monica Neighborhood Council, Arts Commission, Chamber 

of Commerce and Santa Monica Travel and Tourism (see Attachment A).  Council also 

adopted a set of guidelines for the revitalization of the City-owned Bergamot Station Arts 

Center property, and defined the role of the Advisory Committee.  The Advisory 

Committee held its inaugural meeting on April 15, 2015 and subsequently met fourteen 

times over the past year with a final meeting on April 18, 2016. Staff from the Housing 

and Economic Development Department staffed the Advisory Committee and Jeff Worthe 

and his team from the Worthe Group also attended all meetings and participated 

throughout the process.  

 
It was initially estimated that the Advisory Committee would need to meet for six to nine 

months in order to complete the assignment of recommending the mix of uses for a 

conceptual project for the Arts Center. On February 9, 2016, Council authorized an 

extension of service for the Advisory Committee to complete its assignment 

until April 2016.  For purpose of transparency and access to the public meetings, staff 

established a website for the project at www.smgov.net/Bergamot and a dedicated 

webpage for the Advisory Committee, which is accessible from the Bergamot website, 

and contains all Committee’s agendas, meeting minutes, audio recordings, 

http://www.smgov.net/departments/council/agendas/2014/20140909/s2014090908-A.htm
http://www.smgov.net/departments/council/agendas/2015/20150210/s2015021008-A.htm
file:///C:/Users/jason.harris/Downloads/Snapshot-6290.pdf
http://www.smgov.net/Bergamot
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and handouts.  Additionally, an email list was established to notify interested parties of 

the monthly meetings. 

 
Discussion 

To facilitate the Advisory Committee’s efforts, staff produced a matrix that listed the key 

categories related to project deliverables, as well as the Advisory Committee comments 

and motions made at each meeting (see Attachment B).   

 
The Advisory Committee reviewed the Worthe Group’s original proposal, (which included 

a hotel in response to the City’s planning efforts and request for proposal) and discussed 

the merits of the proposed square footage, type of uses, and locations on site.  

The Advisory Committee’s recommendations include the following: 

 Increase the amount of arts-related space to ensure that Bergamot remains a safe 
harbor for the fine arts. 
 

 Increase the amount of space for restaurant(s) and adjacent community center 
with locational recommendations. 
 

 Reduce the amount of space proposed for “creative” office, coupled with dedication 
of some space for arts-related commercial uses. 
 

 Reduce the size and proposed operations of a bike center facility, to be located 
within a shared parking facility. 

 
Land Use/ Activity Worthe Original Proposal 

Square footage 
BAC Recommendation 

Square footage 

Gallery, Nonprofit, and 
Cultural Uses (“GNCs”) 

61,600 65,700 

Restaurant/Cafe 5,000 7,000 

Creative Office 44,000 30,000 

Museum 21,100 21,100 

Community Space 2,000 4,000 

Bike Center 4,600 600 

Arts-Related Commercial 
Use 

n/a 9,000 

Hotel 80,000 n/a 

Total 220,300 137,400 
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The Advisory Committee also provided input on the construction phasing, infrastructure, 

site improvements, parking, and arts management strategy.  In particular, the report 

recommends construction be phased and commence only after a new shared parking 

facility is built, or sufficient offsite parking is available to serve Arts Center visitors and 

tenants on an interim basis.  Retaining existing tenants was also deemed of utmost 

priority.  The Committee had initially voted in support of a hotel, later rescinded its support, 

and was ultimately unable to reach consensus on a potential hotel within the mix of uses 

at the Arts Center.  The financial analysis of the recommendations will include an 

evaluation of the impact of a potential hotel.  Because the Advisory Committee was tasked 

with evaluating future revitalization of the Arts Center, current property management 

issues such as parking, were not part of the discussion.   

 

The Advisory Committee concluded its efforts by adopting a Bergamot Advisory 

Committee Recommendation Report (BAC Report) that summarizes its efforts, analysis, 

and recommendations, as well as the positions of the minority vote (see Attachment C). 

Staff is currently evaluating the Advisory Committee’s recommendations relative to the 

Council-adopted guidelines and the City’s efforts to revitalize the Arts Center. In addition, 

the City’s financial consultant, Keyser Marston and Associates, is analyzing the 

developer’s updated financial projections. Staff is expecting to complete the analysis and 

provide formal recommendations to Council later this year. 

 

Prepared By:  Jason Harris, Economic Development Manager 

 

Attachments 

A. Bergamot Advisory Committee Members 
 

B. Summary of BAC Approved Motions and Discussion Points 
 

C. Bergamot Advisory Committee Recommendation Report 
 



Attachment A 

Bergamot Advisory Committee Members 

 

Bergamot Arts Center Tenant Representatives 

 Charles Duncombe, City Garage (Non-profit tenant representative) 

 Jeffery Gordon, Writer’s Boot Camp 

 Lois Lambert, Gallery of Functional Art / Lois Lambert Gallery 

 William Turner, William Turner Gallery (Co-Chair) 

 

Santa Monica Neighborhood Council Representatives 

 Laurence Eubank, Wilshire/Montana Neighborhood Coalition 

 Diana Gordon, North of Montana Association 

 Maria Loya, Pico Neighborhood Association 

 Mary Marlow, Ocean Park Association (Co-Chair) 

 

Arts Commission Representative 

 Michael Myers, Arts Commission/The Ruskin Group Theater  

 

Chamber of Commerce Representative  

 Carl Hansen, Santa Monica Chamber of Commerce 

 

Santa Monica Travel and Tourism Representative 

 Richard Peterson, Santa Monica Convention & Visitors Bureau 

 



ATTACHMENT B

 Summary of BAC Approved Motions and Discussion Points

Meeting Date
   Parking Management Strategy Construction Phasing of improvements

Mix of Uses + Final Urban Design + Site 

Management Strategy

Infrastructure + overall Site 

improvements  Arts Center Management Plan
Phased construction to minimize impacts to tenants Increase amount of art-related use space to include market-rate arts-

related uses (additional 9,000 SF)

BSBCA Bergamot Signage (along Olympic Blvd - B 

Building) important short-term site improvement

Preserve fine arts focus = overall site remains desirable 

for fine art galleries

 Potential for new office space in corner of site to be built 

early on + then used temporarily for the galleries to 

minimize construction impacts during renovation of existing 

buildings (i.e. construction mitigation)

Performing Arts Space/Center: Requires ground floor access for 

ADA/loading/fire requirement for audience/performances

Bergamot bike center amenities shouldn't 

include showers/lockers, only bike parking

BSBCA would like a list of tenants to be retained and 

their spatial needs

 Hotel – jobs, revenue to support rest of site/property & 

programming - won't happen until after construction Phase 1 

(estimated 7-8 years out)

Performing Arts Space/Center: Admin & storage on 2nd floor would be 

ok.

The need for Public Relations campaign to notify public 

that Bergamot will be open throughout Construction.

Center of Bergamot site is focal point + community area.  Flexible 

space for community arts fairs/book fair/Farmers Mkt + large events   

Hotel – jobs, revenue to support subsidized rents and arts center 

programming

Bergamot Café – patio communal space, gathering area, ideal location 

in center of Bergamot, serves as commissary for events, 

loading/unloading considerations

Importance of  merging public space with outdoor, specifically 

outdoor performance space

Creative office tenants – Film/production companies, needed to offset 

the rent.  Potential for market rate galleries instead

Phased development to tie in with timing for City 

Yards shared parking - can't add new uses until 

we can park it

Phased development to tie in with timing for City Yards 

shared parking

Preference to locate additional space for galleries @ SE corner (+4,100 

in Gallery space added to D Bldg in motion)

Per BSGCA: Public bathrooms Berg II tenant retention goal/relocate to Berg. I once all 

Berg I tenants have been sited

Interim (pre Parking Structure) management of 

free parking to ensure it benefits Bergamot 

tenants + visitors

Worthe recommends “Butler-style building” – pre-fab – easy 

+ quicker construction option. Ties in with existing buildings/ 

character.

 Important for café/restaurant to be close to the open/event space. Per BSGCA: parking lot paving, security and 

Michigan Avenue entrance Kiosk

Re: Tenant retention, there is not enough ground space 

on Berg I site to include all Berg II tenants

more parking onsite will lead to less open space, 

preference for offsite parking at City Yards

New building -- prioritize SE corner “infill” Need for museum to have Café/restaurant space; frees up some of “A” 

building area (existing or new) ground floor space for galleries.

Per BSGCA: Landscaping, better/more lighting, 

and bike racks and bike-sharing amenities

Re: Tenant retention - need to think what could be 

located to upper levels e.g. Writers Boot Camp 2nd floor

Retain existing parking until alternate parking is 

built.

Bergamot site affordable for arts and a “safe harbor” for cultural arts 

for the community

Per BSGCA: Flood protection and septic tank 

repair

A museum is a priority of Council and Arts Commission.

Per BSGCA:  No removal of surface parking until 

offsite (City Yards) parking is completed

Push to reduce creative office space square footage and replace with 

other arts-related uses that can pay market rate rents.

Goal to retain Berg I + II tenants

Per BSGCA: Removal of parking in center of lot is 

permissible

Hotel can include community space plus public exhibition and/or 

gallery space

Per BSGCA: Plan and cultivate a monthly Sunday Series 

Art Walk that opens the campus to the community and 

to families who may access Bergamot locally or 

through new Expo line station at Bergamot.

Motion 1 Approved: 61,600 SF minimum for galleries and non-profit 

art and cultural uses

Per BSGCA: create annual summer programs like 

Theater and Art Camp supported by the larger events 

spaces and directed in alliance with cultural tenants 

and galleries volunteering their expertise.

Motion 2 Approved: 600 sf for a bike facility, to be located on 

periphery of property

Per BSGCA:  Make room for diverse ownership of at 

least one gallery as new space allows and to empower 

access of new fine art voices as galleries become 

available.

Motion 3 Approved: 3,500-5,000 sf enclosed restaurant space, 

centrally located. Consider potential for adding flexible, adjacent 

community space that could be utilized for food prep/event catering.

Per BSGCA: create an annual music festival that 

supports local artists to develop a layer of tiers in the 

community to educate the next generation of fine 

artists.

KEY DELIVERABLES PER FEBRUARY 10TH 2015 COUNCIL MEETING
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ATTACHMENT B

 Summary of BAC Approved Motions and Discussion Points

7,000 sf for restaurant w/ catering facilities + food prep is Worthe 

recommendation 

Food Service for Expo Station

Food/restaurant services needed for Bergamot Station Arts Center 

include event catering/commissary, nighttime and weekend hours 

once site is activated.

outdoor dining/community space important

Worthe proposal: 133,000 sf open space

Open space could “share” w/ delivery access for galleries, restaurant

Open space to be near restaurant/café AND  flexible community space 

Per BSGCA: Public space and restaurant/café in center of Bergamot I 

site

Worthe Group: 6-7 years before City Yards 

shared parking structure completed.   Worthe 

Group would assume management of the site in 

January 2018

Worthe Group: Prioritize existing tenants into available 

space (especially if they are currently located in a building 

that will not be preserved)

Approval of Art-related uses – 9k sq. ft.  (Upper floor of D building) Worthe Group: Prioritize existing tenants into available 

space (tenant-retention plan)

Worthe Group response to importance of 

maintaining delivery access to tenants is:  We 

will make it work when needed and parking will 

disappear when not needed to allow for active 

community space. 

Worthe Group: Development team loses money until hotel 

gets built; but it’s a critical part to economic viability of 

project.

Community space – indoor/outdoor flexible design with hardscape Potential for a Bergamot marketing committee to help 

coordinate + plan events w/ all tenants

Worthe Group:  "T" building will serve as temporary/short-

term occupancy for Berg tenants until the hotel construction 

starts.  Once hotel construction starts, “T” Building will need 

to be demolished.

20,000-25,000 sq. ft. of open space adjacent to the Community Space 

to be used as “outdoor” community space 

SMMoA – City subsidized museum for many years; 

Council desire to bring them back to Bergamot

Motion 1 Approved:  to support the H building as proposed by 

Revised Worthe proposal with a maximum of 4,000 square feet of 

enclosed community space with up to 5,000 square feet of open 

space connecting with the community space.

Potential market rate, art-related uses: Examples include talent 

agencies, writers, graphic designers, Jazz Bakery-type of businesses

Galleries @ 65,700 sq. ft.  = “Galleries + non-profit cultural arts”

Motion 2 Approved:  to approve Building “C” w/ no more than 30,000 

square feet devoted to creative office space + support Building “D” 

w/ at least 9,000 square feet of art-related uses on the 2 nd  floor.  

The ground floor of Buildings “C” and “D” shall be devoted to art 

galleries + non-profit uses.  

Motion 3 Approved:  The development should provide to galleries, 

non-profit cultural and creative arts a minimum of 65,700 sq. ft.   

Priority to be offered to existing and present Berg 1, followed by Berg 

2 tenants, if and when space at Berg 1 site is/becomes available.

Motion 3 Approved:  The development should provide 

to galleries, non-profit cultural and creative arts a 

minimum of 65,700 sq. ft.   Priority to be offered to 

existing and present Berg 1, followed by Berg 2 

tenants, if and when space at Berg 1 site is/becomes 

available.

Worthe Group: to make the development feasible, the upper floors 

need to be market rate uses.

First priority to Berg I tenants who will be impacted by 

any building demolition.

Motion 4 Approved: to set a minimum square footage of 21,100 for 

the museum space, accepting the revised design by the Worthe team, 

to include 12,100 square feet  below grade and 10,000 square feet to 

be split into two buildings on the ground floor, allowing for a 

sightline from the Bergamot Expo Station.

Motion 5 Approved: to allocate up to 7,000 square footage for 

retail/restaurant uses, allocating a majority of the square footage to 

the center of Bergamot (Building “G” in the Worthe proposal), with a 

portion of the remaining square footage being allocated to the 

Museum building.
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ATTACHMENT B

 Summary of BAC Approved Motions and Discussion Points

Restaurant/bar/café retail space brings opportunity to activate site + 

attract Expo commuters early am/lunchtime/after work

Motion 1 Approved:  To protect sufficient 

onsite parking for existing Bergamot tenants 

until there is comparable alternative parking 

as part of the development, with the 

exceptions of landscaping, open space and site 

modification.

Worthe Group reasons for a hotel on Bergamot: Hotel will generate at 

least 50% of  baseline revenues needed to support the Site (i.e., 

subsidize gallery rents); hotel will create high-paying, local-preference 

union jobs to support local economy and residents; Bergamot hotel 

rates will be lower than Downtown Santa Monica and Ocean Avenue 

hotel rates; and will cater to business clientele as well as visitors 

taking Expo Line.

City reasons for a hotel at Bergamot: Both Bergamot Area Plan and 

LUCE identify a hotel as a compatible use for Bergamot; lower traffic 

impacts of hotel vs.  office; generates "off-hour" activity to support 

galleries/site +  does not compete or add to daytime traffic + parking 

demand; citywide market demand w/ high occupancy rates year-

round (85%) +  high average daily rates (in the mid-$200's) both 

support the need for additional hotels in the area; and the hotel will 

help attract much-needed food and beverage services to the Site.

Worthe Group: With no hotel, we'd need to replace with something 

else to fund below-market rents for galleries, as well as site 

improvements and funding and staffing cultural programming.

Any hotel at Bergamot should focus and support local artists and have 

interesting architecture. The hotel should support and activate the 

Bergamot Arts Center at times when businesses are closed (i.e., 

weeknights and weekends)

Motion 2 Approved:  to vote on hotel mix of uses, size and location in 

January meeting. 

Hotel employee parking  All hotel parking, 

including employee parking would be located in 

the hotel garage (underneath hotel, access via 

26th St)

Worthe Group: Revisioned hotel at 82,900 sq. ft., reduced ground floor 

site area, increases open space/connectivity to site, 100-105 rooms – 

suite mix, room size variables; ground floor uses incl. restaurant & 

additional art space; Tier 2 development with potential for roof 

activities.  Worthe estimates hotel closer to 65’ total height, with 15’ 

ground floor height + 10’ upper floors height.

Worthe Team:  The construction improvements 

proposed by the BGSCA are estimated to cost 

approximately $225,000.

Reference to Bergamot Arts Center Mgmt Plan --public 

events, will draw people to the site; hotel operator can 

work w/ BAC Program Mgr.  

Hotel access via 26th Street Worthe Team:  Asked BAC to review the draft arts center 

management framework for next meeting’s discussion.  

It’s a broad framework, will evolve over time with 

City/CCS annual performance requirements and BGSCA 

input.

Hotel restaurant Proposed hotel would include 3k – 5k sf restaurant 

w/bar &/or roof bar (e.g. Shangri La roof bar with view) with goal it’d be 

flexible space so BAC galleries could potentially use for openings/events

Hotel employee parking  All hotel parking, including employee 

parking would be located in the hotel garage (underneath hotel, access 

via 26th St)

 Hotel total floors Worthe Team response:  Previously 7, now 

proposed for 6  floors, including restaurant + GNC space at ground floor

Motion 1 Approved: BAC to accept a Tier 2 hotel as part of the mix of 

uses. (Passes 6/4)

Worthe Group: Proposed hotel footprint same area as “T” bldg.  Two 

hotel options for consideration: 

Option 1 (as proposed above) is 65 feet, 6 floors, 100 rooms, utilizing 

same footprint land area as “T” building.

Option 2:  55 feet, 5 floors, 100 rooms with a larger foot print (see 

PowerPoint slides), resulting in less open space on the Site.
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ATTACHMENT B

 Summary of BAC Approved Motions and Discussion Points

Motion 1 Approved: Rescind/nullify + render void the prior approved 

motion of a Tier 2 hotel.

Motion 5 Approved:  to to negotiate with the 

Worthe Team to reserve as much onsite 

(surface) parking as necessary for GNCs to 

conduct business

Motion 1  Tie-vote/Not approved:  to accept hotel as proposed by the 

Worthe Group, with 100 rooms at six-stories with galleries on ground 

floor.

Motion 4 Approved:  to prioritize access to 

existing and new buildings as site and 

infrastructure improvements are made.

Motion 2 Approved:  to dedicate from the existing 65,700 GNC space, 

two separate 3,000 square-foot, non-profit spaces for performing 

arts uses AND to prioritize leasing to City Garage for  one of the two 

shared spaces.

Motion 6 Approved:  to accept the 

infrastructure and site improvements as 

discussed in the BAC meeting. 

Motion 3 Approved:  to support Jeff Stupler to first right of refusal to 

run an expanded restaurant and kiosk at Bergamot. 

See Motion 1 under "Mix of Uses" regarding 

parking pricing

Motion 4 Approved: to revise the BAC report with the 

following amendments -  add 'Economic Hardship with a 

possible rent reduction based on sales tax figures reported 

to the City' under the ‘Construction Mitigation’ section; add 

‘Historic District’ as an ‘Unresolved Issue’ under the 

appropriate section of the BAC report; and add specific 

introductory language to the BAC report and post the 

report to the City’s BAC webpage.

Motion 1 Approved: the Worthe Team, BSGCA and City are to meet to 

reach agreement on method of determining rent subsidies for 

galleries and non-profits, in addition to determining daily/weekend 

parking pricing and other parking issues for GNCs and visitors. 

Motion 3 Approved:  to develop an Arts Center 

Management Strategy that covers two aspects of 

programming: (A) event programming to be overseen 

by an Arts Center Manager as proposed by the Worthe 

Group and to be selected by a steering committee 

comprised of representatives from the BSGCA, the 

Worthe Group, City staff (Cultural Affairs Division), 

and select community members and (B.) that there be 

a steering committee comprised of representatives of 

the BSGCA and the Worthe Group to curate the 

composition of tenants at Bergamot. 

Motion 2 Approved: that a distinction between Bergamot non-profit 

rental rates being the most subsidized, with the exception of the 

Museum space, from all other Uses rental rates. 

Motion 5 Approved: to approve the BAC report and all of the 

recommendations in it, including all discussed and agreed to at April 

18, 2016 BAC meeting, and for City staff to include the report in all 

future public hearings regarding Bergamot, including but not limited 

to the Planning Commission and City Council hearings, and to post 

the report on the City’s Bergamot webpage.
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Bergamot Advisory Committee Report and Recommendations for Bergamot Art Center 
 
OVERVIEW 
 

A. The Reputation and Success of the Bergamot Art Center 
 
The Bergamot Art Center is essentially an unplanned place that evolved over time from 
abandoned warehouses and tumbleweeds into an arts mecca.  The concentration of warehouse 
buildings rehabbed and occupied by so many art galleries and creative businesses has forged a 
unique place.  Bergamot’s extraordinary success and reputation has helped burnish Santa 
Monica’s reputation as a world class arts city while the hundreds of thousands of annual visitors 
have also contributed to our City’s economic vitality.  
 
Adding to what makes Bergamot special is the fact that, like all great public spaces, it is very 
accessible and it offers a place to gather, walk around and look at art in a comfortable, open-air 
setting with easy parking. Its varied cultural events draw large crowds year round from in and 
beyond the greater Los Angeles community. 
 

B. Only the City-Owned Part of the Bergamot Art Center Is Slated for Development 
 
As viewed by visitors, the Bergamot Art Center includes both City-owned land and private land.  
The public land – over 5 acres – was purchased by the City in 1989 with transit funds and is 
leased to Bergamot Station Ltd. (Wayne Blank) under a ground lease that expires December 
31, 2017. The Big Blue Bus is entitled to receive the ground lease revenues generated from the 
site. The City is entitled to receive the sales and other taxes generated from the site, which are 
dedicated to the City’s general fund. 
 
There are approximately 30 for profit art galleries, a few non profits such as City Garage 
Theatre and the Bergamot Café located in five repurposed warehouse buildings.  This is the 
part of the Bergamot Art Center that is subject to redevelopment.  Currently, these Bergamot 
tenants pay an estimated annual rent of $1.4 million to Bergamot Station Ltd. under their 
subleases; Bergamot Station Ltd. pays $528,000 in annual rent to the City under the current 
ground lease; and those funds are then transferred to the Big Blue Bus (“BBB”) for transit use. 
 
Our Committee referred to this 5-acre site as “Bergamot” or “Bergamot I” throughout our 
discussions.  There is also an additional approximately 2 acres of privately-owned property 
(owned by Wayne Blank) that adjoins the site from Michigan Avenue. It houses another 10 or 
more art galleries and an additional 10 or more creative businesses (e.g., Hiromi Paper, Writers 
Boot Camp). We referred to it as “Bergamot II” in our discussions. 
 
Unfortunately, the City does not own or control “Bergamot II” so that the entire 7 acres could be 
thoughtfully redeveloped as one site.  Beyond expressing the hope that some future outcome 
would unify the ownership and enable both Bergamot I and II to remain arts-centered, our 
Committee was limited to a recommendation that existing Bergamot II gallery, nonprofit and 
cultural businesses (“GNCs”) be given priority, at subsidized rents, to relocate to Bergamot I in 
the future if space were available and they chose to do so.  
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C. Our Advisory Committee Members, Goals and Overall Recommendations 
 
Our Committee – the Bergamot Advisory Committee – was the brainchild of the Neighborhood 
Council, representing Santa Monica’s neighborhood associations, and the Bergamot arts 
businesses who formed the Bergamot Station Gallery Cultural Association (“BSGCA”) to 
represent all of the creative businesses at Bergamot (Bergamot I and II) in shaping Bergamot’s 
future.   
 
In September 2014, the City Council selected a developer and agreed to the formation of an 
advisory committee to take an in depth review of a specific development proposal from that 
developer, with the developer at the table, and then make recommendations to the Council 
about the project.  The Council established some guidelines for us. See Exhibit 1.  
 
As a result, our 11-member Bergamot Advisory Committee formed and has held monthly 
meetings with the Worthe Group (“Worthe”), the developer selected by the City, to discuss 
Bergamot’s redevelopment. The Neighborhood Council and BSGCA each selected 4 
representatives; and the Council also asked the Chamber, the Travel and Tourism Board and 
the Arts Commission to each select its respective representative.1 
 
Our Committee began its work in April 2015. It was important to us that the Bergamot Art Center 
retain its essence and valuable arts reputation and that these assets be preserved and 
enhanced through changes to the site. Of equal importance is the community’s desire to 
maintain the unique character that defines Bergamot, as residents expressed repeatedly in 
community meetings throughout the LUCE and Bergamot Area Plan planning process. Under 
the Bergamot Area Plan, Bergamot was included in an Arts Conservation District and the floor 
area ratio (FAR) for future development was restricted to 1.0 – one times the parcel size, the 
lowest in the City.  
 
The project being proposed by Worthe is on public land: It requires extraordinary scrutiny and 
transparency to assure that the City’s and the community’s expressed expectations are met.  
Under the Bergamot Area Plan, new development, including compatible commercial uses, 
should “complement and contribute to the economic vitality, sustainability and continuation of 
the Bergamot art center’s activities and cultural identity.” (See Bergamot Area Plan, Policy 
LU2.2 and LU2.3 at p.79; new uses could include galleries, museums, performance venues, 
education, cafes and restaurants, a hotel, and limited creative office space).  
 
In addition, Worthe proposes a project in multiple construction phases under a 55-year ground 
lease with the City (with two possible 10-year extensions until 2093). Prior to adding new uses 
to the site in Phase 1, Worthe and/or the City would develop a parking garage adjacent to the 

                                                       
1 The members selected by the Neighborhood Council were asked to serve as community stakeholders, 
not as individual neighborhood association representatives.  The role of the City in our Committee 
discussions was limited to representatives responding to questions, directly or via presentations as to 
specific planning, infrastructure, lease or related issues.  Staff assigned to us helped us formulate our 
agendas, took notes and prepared the minutes summarizing our discussions, and prepared a key 
deliverables chart to guide our discussions and record our recommendations. Their work was appreciated 
and it also enabled every member of our Committee to fully participate in the discussions. For more 
information about the process, audiotapes of our discussions, agendas, notes, minutes and handouts 
see:  
http://www.smgov.net/Departments/HED/Economic_Development/Space_and_Opportunities/Bergamot_S
tation_Advisory_Committee.aspx 
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site. During Phase 1, five new buildings, housing more galleries, arts related, and non profit 
spaces, a museum, a community center, restaurant and commercial office space would be built, 
as discussed in detail below.  Subsequently, Phase 2 would add a 6-story hotel with ingress and 
egress from 26th Street. This phasing is intended to “minimize displacement and disruption to 
the fine art galleries and other creative businesses on the Site,” as the City Council directed.  
See Exhibit 1. 
 
If both Phases 1 and 2 of the project were built, there would be approximately three acres of 
open space (131,000 square feet) in and around the existing and planned buildings. This would 
include a central area of the site that would no longer be used for parking due to a new parking 
facility Worthe and/or the City would build first (before Phase 1) on City Yards property directly 
across the street from the main Bergamot entrance on Michigan Avenue for the use of 
Bergamot businesses, visitors, and City employees. 
 
A Committee majority supports and recommended the Phase 1 build-out as the result of our 
changes, but we are at a crossroads over constructing the hotel Worthe proposes for Phase 2, 
as discussed below.  If both phases are built, Worthe estimates that the City (Big Blue Bus) 
would receive $50 million dollars under a 55-year ground lease; over the same time period, the 
City would receive approximately $33.2 million in estimated sales taxes and fees and also 
collect approximately $125 million in transit occupancy taxes (TOT). Worthe estimates $260 
million in its net profits (based on positive net cash flows starting in 2051 - year 34 of the lease 
once its capital balance is zero) through 2072. If only Phase 1 were built (no hotel) the ground 
lease payments to the Big Blue Bus remain $50 million; the City’s sales taxes and fees are 
about $26.2 million; and Worthe’s net profits are about $105 million by 2072. See Exhibits 7(a) 
and (b); 9(a) and (b); and 12.  
 

D. Summary of Changes Recommended to the Initial Worthe Proposal for Phase 1 
 

Construction at Bergamot is scheduled to occur in two, distinct, non-overlapping phases, only 
after a new parking facility is built adjacent to the site or unless there is sufficient off-site 
parking on an interim basis (such as the pending permit for a parking garage on land owned by 
the Kardashians adjacent to Bergamot I).   
 
Our Committee viewed retaining the existing, successful gallery, nonprofit, and cultural uses 
(“GNCs”) businesses and ensuring that Bergamot remain a safe harbor for the fine arts for the 
next 50 years as essential. In fact, we asked Worthe to increase the amount of arts-related 
square footage relative to the commercial office space proposed for the southeast area of the 
site. We did not want to see new buildings with non-arts uses dominate the site or take away 
from the way Bergamot feels today.  
 
This arts-focused approach is consistent with action taken by our City Arts Commission in 
August 2014 when it discussed various proposals to redo Bergamot. The Commission affirmed 
the need to retain the existing galleries and expand the arts uses with rent subsidies, maintain a 
certain amount of open space, and explore various parking options.  It also called for “re-
examining the amount of collateral uses, such as the hotel and creative office.” September 9, 
2014 Bergamot City Council report, p.6 
(http://www.smgov.net/departments/council/agendas/2014/20140909/s2014090908-A.htm) 
 
Expo Activation of the Site: Starting in May, the new Expo station at Bergamot is anticipated to 
greatly increase community and visitor activity at Bergamot. The City estimates 3400 people a 
day will use this stop.  We were very supportive of building a new museum next to the station, 
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which could make coming to Bergamot via Expo for “a day of arts and culture” convenient.  The 
right, financially viable museum would draw visitors to Bergamot, increase exposure to the 
existing arts businesses, and enable more coordinated arts-related events than currently exists 
now that the Santa Monica Museum of Art (SMMoA) has left Bergamot Station.  Further, we 
recommended reconfiguring the proposed museum’s 2-story design by placing about half of the 
building below ground and splitting the above ground building into two separate wings to enable 
Bergamot to remain visible from Olympic Boulevard.  
 
Triggering greater community involvement with Bergamot through a new community center 
was also important to us because Santa Monica is subsidizing the arts by keeping the GNC 
rents lower than market rates now and in the future. We recommended a new, centrally-sited 
community center that would offer a wide variety of free art programs and workshops, film and 
music events (both indoors and outdoors) to draw residents and visitors to Bergamot.  
 
Taking these things together, in Phase 1 of the project, the total arts-related uses on the site 
would be increased to about 100,000 square feet from 60,000 square feet (95,800 plus a 
community center space of 4,000).  That’s a 60% increase in arts and cultural uses and 
associated programming that we believe can be added to enhance the arts without 
compromising the site’s integrity.  
 
The rest of the buildings in Phase 1 are for commercial uses, at market rate rents, including a 
café, a full-service restaurant and creative office space. We recognized the need for some new 
commercial uses with market rate rents to help pay the increase in the ground lease, enable 
more arts uses on the site, and partially offset the historically lower (below-market) rents for the 
existing Bergamot GNC tenants.  
 
We recommended allocating 7,000 square feet in total to two different locations for restaurant 
and café uses. The Bergamot Café indoor/outdoor operation would relocate adjacent to the 
museum building to accommodate a 2,000 square foot café and a “grab-n-go” operation and the 
remaining 5,000 square feet would be a full service, sit-down restaurant with catering facilities 
and capabilities located within the center of the site.  
 
We recommended that the amount of “creative” office space proposed be reduced from the 
44,000 square feet Worthe initially proposed to 30,000 square feet to better accommodate the 
site. 
 
As to certain aspects of development that the Committee recommended for Phase 1, BSGCA 
representatives, in consultation with their members, expressed a different perspective and 
concerns as to parking pricing, sufficient parking on and off-site; the necessity to demolish part 
of Building “A” to enable commercial office space; and their members’ ability to survive multi-
year construction. These issues are explained by the BSGCA in Exhibit 13.  
 
Our Committee supports ongoing discussions with the City, Worthe, and the BSGCA to work 
through these issues, including construction mitigation proposals as the project plans are 
finalized in the DDA.  
 

E. Summary of Discussions Regarding Worthe’s Hotel for Phase 2 
 

We considered the hotel proposal last for two reasons:  1) It was proposed to be built after 
Phase 1 with a 2022 anticipated opening; and 2) its proposed location in the western portion of 
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the site, accessed from 26th Street, appeared to be the only realistic location for it, given 
Bergamot’s limited site access.  
 
The hotel that Worthe proposes to build remains the most controversial aspect of the entire 
project and we were unable to achieve consensus. The initial proposal Worthe submitted to the 
City’s Evaluation Committee called for a 7-story, art-centric 83,000 square-foot hotel, with 120 
guest rooms, a roof top bar, restaurant, conference rooms, a gym, art uses on the ground floor 
and a subterranean parking garage with 106 spaces for guests and employees. The height was 
the maximum 86 feet (a Tier 3 under the Bergamot Area Plan).   
 
The City’s Evaluation Committee was concerned about the hotel design.  The September 9, 
2014 staff report states: “The selection panel expressed concerns about whether the proposed 
hotel design complements its surroundings.  While the inclusion of the Site’s original design firm 
is valued, the selection panel felt that the proposal did not add to or diversify the Site’s overall 
design potential and circulation objectives in a way that would be beneficial to help usher 
Bergamot Station into a new phase of operations.”  
 
Several Committee members and various members of the public at community meetings about 
Bergamot have echoed these sentiments – that as designed, the hotel felt “corporate,” “plunked 
down” or not integrated with the existing buildings or respecting the character of the site. 
 
In addition to the design issue, some Committee members were concerned about the overall 
scope and scale of development and whether it was too much.  (The 2/10/15 City staff report 
and recommendations to the City Council on Bergamot noted that when the Council selected 
Worthe as the developer, “Council expressed concern regarding the overall scope and scale of 
development included in its (and the other) proposals” and encouraged “more creative license 
on the part of Worthe and the Advisory Committee in developing solutions to satisfy the 
goals….” See February 10, 2015 Staff report, page 3: 
http://www.smgov.net/departments/council/agendas/2015/20150210/s2015021008-A.htm 
 
In December, after discussing the initial hotel design and raising key questions and noted 
concerns, the Committee asked Worthe to return with a smaller, boutique hotel design of 80 
rooms and 4-5 stories and to report if it was financially feasible.  
 
At our January meeting Worthe came back with a proposal to eliminate one story, thereby 
reducing the hotel height to 6 stories, 70,800 square feet, with a height between 65 feet to a 
maximum of 75 feet and 100-105 total guest rooms.  Worthe mistakenly described this to us as 
a “Tier 2” hotel height under the Bergamot Area Plan. 
 
After discussing Worthe’s presentation, the Committee voted to recommend “a Tier 2” hotel at 
Bergamot. After the meeting, some Committee members reviewed the Bergamot Area Plan 
maximum height for Tier 2, expressed concern to Worthe that what Worthe had represented 
was not correct, and asked City staff to clarify the maximum heights for a Tier 2 hotel at the next 
Committee meeting. 
 
At our February meeting, City staff informed the Committee that a Tier 2 hotel could not exceed 
60 feet under the Bergamot Area Plan, (which meant that the hotel the Committee had 
approved was actually a Tier 3 project). Worthe explained that he erroneously had said “Tier 2” 
when describing the proposal, but reiterated the reasons for keeping the hotel at 6-stories. He 
told us that additional reductions in the hotel height or room count would not be financially 
feasible. Worthe also stated that if the minimum first floor heights in the Bergamot Area Plan 
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could be reduced from the 15-feet ground floor requirement for this project in the DDA, it would 
lower the height further from 65 feet. 
 
The Committee voted to rescind and nullify the previous motion recommending “a Tier 2” hotel 
on the basis of ambiguity.  After further discussion of the hotel Worthe was proposing, a motion 
to re-vote on the hotel was withdrawn until Worthe submitted revised pro formas for Phase 1 
and Phase 2 net cash flows to determine the respective profitability of each Phase, as to the 
City and Worthe. 
 
At our March meeting Worthe provided us with the financial breakdown we requested, which 
included the changes we had recommended in Phase 1.  For Phase 1 (no hotel) from 2018-
2072, Worthe estimates that the City (Big Blue Bus) would receive $50 million dollars in ground 
lease payments, the City itself would receive $26.2 million in estimated sales taxes and fees, 
and Worthe estimates its net profits at about $105 million by 2072.  
 
For Phase 2, with the hotel, the ground lease payments to the Big Blue Bus would stay the 
same at $50 million over the lease term, and the City’s sales taxes and fees would go up from 
$26.2 million to $33.2 million.  In addition, the City would collect approximately $125 million in 
transit occupancy taxes or TOT. Worthe estimates its net profits would exceed $260 million by 
2072.2 
 
The Committee then voted on Worthe’s 6-story/100 room hotel with art galleries on the ground 
floor and deadlocked 5/5 with one Committee member absent. Following the meeting, the 
missing Committee member reviewed all of the information provided, listened to the meeting 
audiotape and joins with the 5 Committee members who voted against the hotel proposal.  
 
 

1. Reasons to Recommend a Hotel at Bergamot: 
 

The Committee members advocating for the inclusion of the hotel in Phase 2 of the project 
consider the hotel to be: a catalyst for new jobs, locally hired employees and an overall positive 
impact to the economy of Santa Monica. This would be realized through retail tax, tourism and 
occupancy tax as outlined in this report.  The hotel would provide Bergamot Station a core 
venue to accommodate visiting artists, gallery goers, musicians and performers that would 
participate in seasonal events, festivals and programs at the redesigned Bergamot Station, the 
galleries, stage space and museum. 
 
And currently, with 76.3% of Santa Monica visitors not utilizing a car to traverse our community, 
the opening of the Metro Expo Light Rail station will encourage those visitors and hotel guests 
to access the best of Santa Monica directly from the station adjacent to Bergamot Station; while 
also taking in the eclectic and unique arts & culture experiences that only Bergamot Station can 
offer. 

                                                       
2 Worthe calculates its net projects by applying its annual net cash flows to its capital balance year-by-
year. From 2051-2072, Worthe estimates $260 million in net profits or $17.2 million in 2016 dollars. See 
Exhibits 7(a)-(c), Keyser Marston Public Revenue Estimates and Developer Returns, revised by Worthe; 
Exhibits 8(a) and (b), Worthe revised revenues and construction and financing costs; Exhibits 9(a) and (b) 
(Worthe updated pro formas, capital balances and net cash flows for Phases 1 and 2; and Exhibit 12 
(Worthe 4/16 calculation of City revenue through the lease term). 
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Further, the 2014 Santa Monica hotel occupancy rate of 85.84% represents the continued 
demand for our destination by tourists and business travelers alike.  
 
Conversely, new hotel development is ongoing in the greater Los Angeles area. The various 
convention & visitors bureaus around the region have reported (as of December 2015) that 
collectively there are 8,500+ hotel rooms to be built over the next four to five years.  The 
majority of this new inventory will be in the Downtown Los Angeles area and Hollywood; with 
numerous hotel room allocations clustered in convention hotel projects. 
 
As the Bergamot Station proposed hotel project is slated to be low-rise, arts centric and 
community focused for dining, events and convenience for visiting family, friends and relatives, 
the location will be complemented by the local creative use office space adjacent to Bergamot; 
also supporting less traffic and commuting business travelers conducting business at those 
office and corporate headquarter locations. 
 

 
2. Reasons to Oppose a Hotel at Bergamot at this Time: 

 
Background:  
 
The Committee members who oppose the hotel were concerned about its size and overall 
design as “corporate,” not “boutique,” out of scale with the surrounding warehouse buildings, 
feared that it would overdevelop the site to the detriment of Bergamot as an Art Center, and 
potentially threaten the economic survival of the GNCs. 
 
The fundamental issue of whether a hotel made sense at Bergamot was a big part of our 
discussions. Roughly a third of our meetings included discussions about Worthe’s proposals for 
a hotel and issues arising from them. This was partly due to the fact that the City Council did 
not specify a hotel as part of the mix of uses as had been the case with “a museum” and 
“additional non‐profit cultural uses.”  The Council guidelines for future city revenues for the Big 
Blue Bus (BBB) are open‐ended:  
 

In addition to uses that would support “a consistent revenue source for the BBB,” 
through annual ground lease payments of $622,000, increasing over time, the 
Committee was to consider uses that would “generate additional municipal revenues 
that could be used to supplement BBB funds.” See Exhibit 1. 

 
While City planning anticipates a public/private partnership for a hotel on the site, many who 
attended a community meeting about Bergamot or who were surveyed disagree. See May 7, 
2014 Santa Monica Daily Press, “Residents, artists question Bergamot station development” 
(audience members vocal in questioning why a hotel was part of the mix of uses): 
http://smdp.com/residents-artists-question-bergamot-station-development/134378  
 
At that community meeting, a city survey was handed out, asking 9 questions, including a 
specific question about how important/likely or unimportant/unlikely participants would use 
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hotel services, rooms, meeting rooms or event venue.  Of the 42 respondents, 32 or 76.19% 
said a hotel was the least important and not likely to use/attend. See staff report, Attachment 
A: 
http://www.smgov.net/departments/council/agendas/2014/20140909/s2014090908-A-
1.pdf 
 
During May, the City also asked the community, via its Bergamot website, to comment on the 
three developer proposals. Many of the two dozen respondents disapproved of siting a hotel at 
Bergamot or building it on public land. See staff report, Attachment B: 
http://www.smgov.net/departments/council/agendas/2014/20140909/s2014090908‐A‐2.htm 
 
Our specific issues and concerns relating to the hotel: 
 

 There is a perceptible shift in Santa Monica as to what the public believes is the 
appropriate use of public land for new development and the nexus to the public good that 
should be shown ‐‐ the case has not been made that hotel TOT revenue that would go into 
the City’s General Fund is a sufficient basis (or nexus) to justify building a hotel at Bergamot;  
in other words, just because a hotel would generate the most revenue for the City doesn’t  
ipso facto make it the right use of City land; and there is also the broader question of 
whether the City, which would own an aging hotel once the lease expires, should be in the 
hotel business; 

 

 Under LUCE, the City has multiple hotels approved or pending with full discretion to use 
those TOT revenues for transit or other purposes without building a hotel on public land at 
Bergamot to generate more TOT; 

 

 The City does not share in the additional revenues from building the hotel on public land 
(other than TOT and sales taxes) ‐‐ it all goes to Worthe under its proposal; 

 

 The Improvements to Bergamot Art Center in Phase 1 and the revenues that are projected 
are sufficient to meet the City’s guidelines and fund Bergamot over the next 55 years 
without Phase 2 (the hotel); our review of Worthe’s cash pro formas for Phase 1 shows that 
Phase 1 is sufficiently profitable to the City to achieve the guidelines for consistent, ongoing 
BBB revenues; subsidize the GNCs; make needed site improvements; generate enough 
revenue to support a new museum, community center, and robust programming; and turn 
a profit for Worthe; 

  

 The Bergamot Art Center Would Not Benefit from Hotel‐Generated Revenue: our review 
of Worthe’s cash flow pro formas and submission financing information for Phase 2 show 
that the loans, the hotel revenue, expenses and net operating income are independent of 
Phase 1. The resulting annual positive net cash flows and revenues to the City or Worthe 
are not expected to subsidize Bergamot in the future or to be reinvested into Bergamot or 
the arts.  The City would get the TOT for the General Fund and Worthe would get the net 
profits. For these reasons, we respectfully disagree with the September 7, 2014 staff report 
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at page 13 to the Council stating that adding a hotel would help “underwrite . . . a museum 
building, open space, transit amenities, community arts and cultural programming, and the 
ability to continue to provide below‐market rents for galleries and cultural uses while 
investing necessary improvements in the Site” (including the creative office does this); 

 

 An insufficient case was made as to the viability of an art‐centric hotel outside the 
downtown for business or tourist clientele and/or hipsters; we did not have access to any 
market study or other objective information that would justify giving such a valuable 
entitlement to a developer to build it on public land (or possibly transfer an entitlement to 
another developer downstream); 

 

 Activation of Bergamot will already occur from the volume of anticipated Expo station 
ridership together with the Phase 1 mix of new arts and commercial uses intended to 
activate the site, (i.e., restaurant, commercial offices, museum, and a steady program of 
arts and cultural events); building a hotel to further “activate” the site is an insufficient 
justification when weighed against all of the other countervailing issues; 

 

 There is a construction “tipping point” beyond which the existing GNC tenants’ businesses 
cannot reasonably be expected to survive – the present plan calls for a hotel in Phase 2 
after Phase 1 is completed, adding 2 more years to a 3‐year construction plan to first build a 
parking garage off‐site, followed by 5 new buildings on‐site; taking both Phases together 
virtually the entire site around the existing, preserved GNC buildings will constitute an 
ongoing, highly impactful construction zone; 

 

 The hotel’s architectural concept is not a “boutique” hotel as envisioned in the Bergamot 
Area Plan; rather, it is an oversized corporate, “barrier” building that would overshadow 
the site and be at odds with the understated human scale of the open space and buildings 
on the site; (By contrast, see BAP, p. 79 ‐ photograph of a boutique hotel that “respects the 
character of its surroundings” ‐‐ the Hotel Healdsburg, a 3‐story/55‐room luxury hotel); 
While Worthe did propose to reduce the height of the hotel from 7 to 6 stories in response 
to Committee and community concerns about the height, it did not resolve these design 
and compatibility issues; 

 

 The siting of a hotel with ingress and egress from 26th Street is a serious, intractable 
problem ‐  this narrow one‐way, two‐lane street cannot accommodate the traffic it has 
now. Traffic will be further impacted by delays for Expo trains as well as the new 
development proposed for Phase 1; and Worthe and our Committee recognized that there 
was no other location on‐site where a hotel could be built due to the limited access from 
Michigan Avenue which dead ends into Bergamot; 

 

 The adverse environmental impacts of a 100‐room hotel – water, electricity, blocking 
solar shadows, infrastructure and increased traffic congestion may be significant for this 
already seriously congested area – we understand that a project Environmental Impact 
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Report (EIR) will be prepared if the City moves forward with a DDA with Worthe; hotels are 
among the highest commercial users of water and electricity.  Bergamot historically has had 
low usage of both. In addition, the failure of the City to require that Michigan Avenue be 
extended as shown in LUCE means that all of the new recommended uses at Bergamot and 
events programming will continue to generate traffic headaches for those who drive there 
with no solutions in sight; and 

 

 Approvals of a hotel or any additional uses other than the five new buildings in Phase 1, 
should be deferred for at least 10 years (5 years for Phase 1 construction and 5 years to 
evaluate Bergamot’s resurgence); otherwise the potential for overdevelopment of 
Bergamot, the loss of the established arts community there, and the loss of what Bergamot 
represents to Santa Monica could be irreversible. 

 
Bergamot is one of the City’s most valued public assets:  Careful City stewardship is essential to 
protect it and enable it to flourish as an Arts Center.  For all of these reasons, 6 Committee 
members believe that it is premature to approve a hotel in concept at Bergamot at this time.  
We recommend that the City not enter into negotiations with Worthe for a hotel as Phase 2 of 
Bergamot or include it as a mix of uses in the DDA.  
 

F. Helping the GNCs Survive Multi-Year Construction Impacts 
 
The galleries have expressed concern about the potential impact that construction could have 
on their operations. To help reduce these concerns, the proposed construction is phased to 
minimize the impacts on tenants.  We believe there may be some additional ways that the City 
could assist the tenants in dealing with the construction impacts, based on experience the City 
gained during the Pier reconstruction project.  It could include the following: 
 

 Assistance with an outreach and marketing campaign that would: 

o  Communicate that “Bergamot is Open” during construction  

 Using prominent signage, social media, email. 

o Provide an up‐to‐date access strategy, explaining how gallery patrons can best 

access Bergamot during different phases of construction (parking options, Expo, 

etc.).  

 

 Rent reductions for the GNCs during the time period of significant construction activity if 
the sales tax revenue generated from the site or other relevant information reported to 
the City during the multi‐year construction falls significantly below expected levels. We 
recommend that the City include language in its ground lease with Worthe that requires 
Worthe to “pass thru” such rent reductions to the respective, impacted GNCs. 
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G. Our Specific Recommendations for the Project 

 
An aerial view of Bergamot Art Center is shown in Exhibit 2. The initial “before” concept for the 
Bergamot Art Center is shown in Exhibits 3(a) and (b); a comparison of the “before” and “after” 
concepts is reflected in Exhibits 4(a) and (b). These exhibits all contain conceptual renderings.  
 
Our recommendations to Worthe and the City for the Bergamot Art Center are: 
 

 Comparable, adjacent parking to code of not less than 561 shared parking spaces built 
offsite to replace the existing surface parking at Bergamot for its existing and new 
businesses and visitors (211 spaces) and City Yards employees (350 spaces) before 
Phase I construction begins (or satisfied on an interim basis elsewhere such as at the 
pending, adjacent Kardashian garage project;  the entrance to the Bergamot parking 
garage would be located directly across from the main Bergamot Art Center entrance on 
Michigan Avenue; 
 

 Preservation of the majority of the existing industrial warehouse buildings known as A, B, 
E, and F to protect Bergamot’s character, and demolishing only part of Building “A” in 
order to accommodate a new arts-related Building (“D”) and commercial “creative office” 
space (“C”); 

 
 Retention of existing Bergamot tenants who would be temporarily displaced by 

construction by relocating short-term elsewhere on the site, and later moving to finished 
space thereafter, if they choose to remain; and priority for existing arts tenants on the 
adjacent private property on Michigan Avenue (Bergamot II) to relocate to the City-
owned part of Bergamot (Bergamot I), at subsidized rents, in the future if there is space 
and they would like to do so;  

 
 Substantial increase in arts and cultural spaces (ground floor, new buildings “C” and 

“D);” both restricted to art gallery, non profit, and cultural uses (“GNCs”) on the first floor, 
such as City Garage Theatre, Building Bridges Art Foundation, and the Sculpture 
Foundation, enabling them to fit well with Bergamot’s one-story arts scene; and 
allocating at least 6,000 square feet of the total 65,700 square feet of GNC space to two 
separate 3,000 square feet spaces for non profit performing arts with City Garage 
Theatre given priority as to future programming and use of the space;  

 
 Recognition of the importance and interactive impact of a new museum (Building “M”) 

near Expo to add to Bergamot’s art center reputation, increase its success, and enable 
more arts-related events interacting with Bergamot’s existing “GNC” businesses and the 
community (the museum partner to be determined before it is built); 

 
 Creation of a centrally-sited community center (Building “H”) a 4,000-square-foot 

multipurpose facility centrally sited, designed with a fluid connection between inside and 
out with up to 5,000 square feet of connecting open space, for indoor/outdoor activities, 
such as community art exhibits, workshops, film and music events and other events free 
to the community; for large-scale events, its new location, adjacent to the relocated 
Bergamot Café, could also serve, as needed as an overflow food venue;  
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 Development of an arts center management plan and budget of $270,000 for a full-time 
program director ($70,000) with an additional $200,000 a year for programming and 
marketing for a wide range of arts events and activities; an annual plan to be determined 
by a steering committee comprised of the dedicated Bergamot program director,  
BSGCA representatives, members of the community and the City’s Cultural Affairs 
Division (not programmed solely by our City’s Cultural Affairs Division); See Exhibit 5 
(Worthe Arts Center Management Plan). Any revenue from private events would be 
reinvested into the budget. The steering committee would also make recommendations 
as to the tenant mix for new GNC tenants when space becomes available.  
 

 Relocation of the Bergamot Café and new full-service restaurant (Building “G”) To 
enable new construction, the Bergamot Café which presently occupies approximately 
2,000 square feet would need to relocate to a similar size location adjacent to the new 
museum building for a café and “grab-n-go” kiosk. In addition, a new, 5,000 square foot 
full service restaurant with catering capabilities would be centrally sited with 
indoor/outdoor dining to add to visitor’s overall experience with Jeff Stuppler, owner of 
Bergamot Café to be given priority for operating the restaurant, in addition to the Café; 

 
 New construction: a three-story Building “C” for market rate commercial “creative 

offices,” restricted to 30,000 square feet, with an additional 15,000 ground floor uses 
reserved for the “GNCs” (30% reduction in office space from the initial proposal) and a 
new two-story Building “D” with 9,000 square feet of “GNC” ground floor space and 
9,000 square feet of arts-related uses at market rates; (Note: Unlike the existing 
warehouse buildings, these new buildings will not be scattered randomly throughout the 
site. They would be built in the southeast corner of the site abutting Agensys on the east 
and the south property line of Bergamot in a reverse “L,” designed to complement the 
existing strong industrial identity of Bergamot under the Bergamot Area Plan);  

 
 Deferred maintenance and infrastructure improvements – site upgrades such as better 

public restrooms, lighting, plumbing, pavement and landscaping to be more attractive 
and inviting to visitors who, once they arrive, tend to spend time at Bergamot. Worthe 
estimates spending up to $200,000 a year once the new buildings are built in Phase 1. 
See Exhibit 6 for an illustrative list of improvements. Worthe also estimates $1 million in 
tenant improvements to existing buildings (See Exhibits 6 and 8(b)); 

 
 Preservation of open space in the central portions of the site and in and around existing 

buildings to keep the open air campus feel and the special experience of wandering 
around Bergamot to discover the arts. There will be approximately 131,000 square feet 
of public open space in a central area and scattered throughout the property. If Phase 2 
is not built, there will be even more open space; and 

 
 Reduction and relocation of the bike center from a 4,600-square-foot space to a 600-

square-foot facility on the periphery of the site or in the adjacent parking garage to be 
built by Worthe on the City Yards property across from the main entrance to Bergamot 
that abuts a proposed bike path. (Note: This is due to the close proximity of bike spaces 
at Agensys; 488 bike spaces at the Papermate site across the street, and a nearby 
Breeze bike share on Olympic; this also enabled the space that would have been used 
as a bike center to be used instead for a new community center). 
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The Committee’s recommendations are all based upon self-reported financial information 
Worthe included either in its initial 2014 project submission to the City or that it updated and 
provided to aid us in our discussions. (See Exhibits 7- 9). 
 
The end result is that much of the site remains one story, including the remaining industrial 
buildings, as well as the single-story profile of a new museum building (by placing about half of 
its square footage below grade). Both the “new” Bergamot Café and the community center also 
would be one story.  Removing surface parking except as necessary for gallery and restaurant 
delivery needs, and turning the surface lot into landscaped public open space will keep the 
campus feel of Bergamot while enhancing outdoor events and dining.   
 

H. The Increase in Revenues to the BBB, City and Worthe from Phases I and 2 
 
1. Phase 1 Revenues 
 
Current GNC Revenues  
 
Selling art is pretty much a marginal economic activity. This means that to survive financially, 
galleries have to go where the rents are economically viable to their business. Fortunately for 
Santa Monica, a nucleus of diverse art galleries, nonprofit, and cultural tenants (“GNCs”) have 
been attracted to Bergamot since it opened in 1996.  They have been able to remain because of 
the relatively modest rents Bergamot offered for industrial space that wasn’t new and didn’t offer 
amenities like air conditioning, modern bathrooms, or leak-proof roofs.  
 
The for profit galleries on Bergamot I currently pay anywhere from about $1.35 to $2.14 per 
square foot. The non profit and cultural tenants pay about $1.00 to $1.50 per square foot. This 
information comes from a 2013 Bergamot Rent Roll as well as financial information Worthe 
submitted to the City in 2014 in structuring proposed rent subsidies in connection with a new 
ground lease. These rents may have increased since then. 
 
In 2013, Bergamot Station Ltd. (Wayne Blank) collected approximately $1.4 million in rent 
revenues from these “GNC” tenants.  After ground lease and operating expenses, that year’s 
annual positive net cash flow was approximately $600,000.  
 
In January 2018, under a new ground lease Worthe is proposing to the City the payments would 
increase to $700,000 a year (an increase of $180,000 a year, with 5-year increases payable to 
the Big Blue Bus).3 
 
Presently, two different rent subsidy formulas have been proposed for the GNC tenants. Under 
a fixed formula Worthe initially proposed to the City, the for profit galleries would pay 
approximately $2.09 per square foot (a 35% discount based upon an estimate of $3.09 per 
square foot market rate for arts-related space); the non profits, such as City Garage Theatre 
and a new museum would pay $1.24 per square foot (a 60% discount). 

                                                       
3 Worthe and City staff have advised us that none of the ground lease terms or rent subsidy formulas 
have been negotiated. If these assumptions change, it could affect the revenue assumptions that we 
reviewed as the basis for our recommendations. We recommend that BSGCA representatives meet with 
the City and Worthe, to arrive at mutually agreeable sublease terms to memorialize in the ground lease. 
As to non profits, except the museum, those discussions should include the maximum subsidies to enable 
their survival in the long term. 
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The BSCGA proposed a second formula that is based on the existing GNC subleases and a 
2014 Memorandum of Understanding and Addendum signed by Worthe. It would be a 
continuation of current GNC rents and rent increases tied to the Consumer Price Index (CPI), 
not calculated as a discount or percentage from market rents. (The current aggregate average 
of $1.74 per square foot includes common area maintenance charges for existing GNCs with 
with some GNC tenants paying a higher or lower rent rate). Worthe’s updated pro formas use 
the BSGCA rent formula. See, e.g., Exhibit 9(a).   
 
Both formulas represent an ongoing subsidy to existing and possibly future “GNC” tenants. This 
would enable businesses to remain or to newly establish themselves based upon a long-term 
commitment of below market rents. We did not discuss the rent that Bergamot Café is paying or 
would likely pay for the new space. The proposed community center and the separate bike 
facility would not pay rent. 
 
When our Committee recommended that “existing” Bergamot I and II tenants receive rent 
subsidies, we did not address whether “future” GNC tenants not presently occupying space at 
Bergamot I or II, would be entitled to the same rent subsidies. It remains unclear if there is any 
reason for the Committee to have distinguished between existing and future GNC tenants in our 
recommendations. Worthe has indicated it is up to the City to decide this. 
 
Once that decision is made, we believe the City ground lease agreement should require Worthe 
to provide the City with all Bergamot tenant sublease and annual rent rolls to ensure that the 
project remains affordable to those GNCs that are subsidized for the duration of the ground 
lease to verify that the agreed upon subsidized GNC rates remain in effect. Previously, City staff 
recommended that at least 75,000 square feet of GNC uses remain subsidized and be so 
monitored.  In fact, our Committee has recommended that even more than that amount be 
subsidized as discussed above (65,700 square feet of GNC, and a minimum of 21,100 square 
feet for a museum).  
 
New Market Rate Tenant Revenues 
 
Under the Worthe rent formula, new commercial “creative office” tenants occupying 30,000 
square feet in Building “C” would pay commercial market rates of $4.00 per square foot. The 
new arts-related tenants occupying 9,000 square feet in Building “D,” would pay a market rate of 
$3.09 for arts-related uses.4 
 
Comparing BBB, City, and Worthe Revenues in Phase 1 
 
Under the Worthe proposal, beginning in 2018 the annual ground lease payments to the City 
(Big Blue Bus) would increase from $528,000 to $700,000, increasing thereafter by 1%, 
annually compounded, every 5 years, totaling approximately $50 million over the 55-year lease 
term. Once Phase 1 construction is finished, without constructing a hotel in 2022, the City’s 
annual sales, tax and license revenues are estimated at $454,837 a year or $26.2 million over 
the lease term. (See Exhibit 7(a), Keyser Marston Public Revenue Estimates, as revised by 
Worthe; See Exhibit 12, Worthe 4/16 calculation of City revenue through the lease term). 
 
                                                       
4 This category of “arts-related” uses has yet to be defined under the Disposition and Development 
Agreement (“DDA”) but it is something different than the existing rent-subsidized GNC” tenants on 
Bergamot I and II. 
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For Phase 1, after the first 5-year stabilization period, Worthe has gradually increasing annual 
positive net cash flows, after paying the ground lease and debt service (interest payments), 
resulting in approximately $150 million over the entire 55-year lease term. Worthe estimates net 
profits of $105 million (Worthe estimates its nets profits for Phase 1 by deducting the annual 
positive net cash flow year by year from the total capital costs for Phase 1 with net profits 
beginning in 2050 and continuing through 2072).   
 
Worthe and the Committee agree that the City’s independent economic consultant will need to 
scrutinize this project’s finances, including all revenue, income, and expense reimbursements, 
Worthe’s return on equity, internal rate of returns, and relevant financial practices and metrics 
based on industry standards.  
 
2. Comparing BBB, City and Worthe Revenues Adding a Hotel in Phase 2  
 
Adding a hotel use to the project mix greatly enhances City revenues because of the hotel 
transient occupancy taxes or TOT. If a hotel were built in Phase 2, the City would receive TOT 
of approximately $1 million a year, beginning in 2022 (the hotel’s first year of operation), 
increasing annually to $4.7 million in 2072, and totaling approximately $125 million by 2072. 
See Exhibit 12. 
 
The City’s sales taxes and fees would go up from $26.2 million in Phase 1 to approximately 
$33.2 million ($545,147, increasing annually to $755,121 in 2072, totaling $33.2 million by 
2072). The ground lease payments owed to the Big Blue Bus would stay the same, totaling 
about $50 million in 2072. 
 
Building a hotel in Phase 2 is also profitable for Worthe.  Adding the hotel annual positive net 
cash flows to those in Phase 1, after paying the ground lease and debt service (interest 
payments), results in an initial $2 million in annual positive cash flows to Worthe once the hotel 
is built by year 5, increasing to over $15 million annually by 2072. These stabilized increasing 
positive net cash flows total over $350 million over the lease term (2022 – 2072). Worthe 
estimates net profits of $260 million by 2072. (See Exhibit 8, Revised Revenues, and Exhibit 
9(b) updated pro forma and cash flow projections).   
 
The City’s independent consultant used a RevPAR figure of $215 (average occupancy rate and 
average daily room rate) in its analysis. (See Exhibit 7(b). These projections will likely go up 
before a hotel is built in 2022, increasing TOT to the City, and hotel revenues, positive cash 
flow, and net profits to Worthe. (See Exhibit 9(b) – hotel revenues shown in 2022). In 2014 the 
average occupancy rate for Santa Monica hotels was 85.84%, the average room rate was 
$308.25 per night, and the RevPAR rate was $258. The hotel being proposed is slated to be 
one step below the luxury hotel rate in Santa Monica although the September 9, 2014 staff 
report called for a “mid-priced hotel.” While the expenses of running a hotel are variable, based 
upon occupancy levels, staffing requirements and related guest services, an incremental 
increase in room rates and/or occupancy rates would flow to the hotel operator and to Worthe’s 
bottom line.  
 
3. Unknown Parking Garage Costs and Revenues  
 
As to parking revenues from a new shared parking garage, nothing has been determined as to 
who pays for the garage, the rates for City employee spaces (350), or Bergamot tenants and 
visitor spaces (211). Both the City and Worthe recognize that daily pricing needs to be more 
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than $2 per day to discourage daily Expo parking.5  Free surface parking at Bergamot has been 
a factor in its success so pricing, sufficient parking for gallery businesses, and valet or other 
options for senior citizens and the disabled all need to be resolved. This is included in our list of 
unresolved issues at the end of this report. Once this information is known, it will need to be 
factored into the overall project costs and revenues before this project is approved.  
 

I. Unresolved Issues for the City, Worthe, the Committee and the Community 
 

 Changes to the Project as Recommended if Bergamot I and II Were Both Owned by the 
City or all or some portion of it or adjacent land was purchased by Worthe before Phase 
1 or 2 was undertaken; 

 Possible Relocation of the Proposed Hotel to Adjacent Property – if the City or Worthe 
were to acquire adjacent property before the building of a hotel in Phase 2 of the project, 
could the hotel be relocated off-site instead of at Bergamot? 

 Site Improvements before 2018 when a new ground lease is in effect to spruce up the 
site, add landscaping and better paving, modern restrooms, etc.; 

 Clarification of rent subsidy formulas for existing and future GNC tenants (i.e., whether 
the same subsidy would apply to all or some other formula for new GNCs); 

 Hardship Mitigation Strategies to help GNCs survive multi-year construction impacts on 
their businesses, including marketing, signage, and temporary rent reductions provided 
by Worthe to the GNCs during the time period of significant construction activity if the 
sales tax revenue generated from the site or other relevant information reported to the 
City during the multi-year construction falls significantly below expected levels; 

 Clarification of the extent of tenant improvements proposed for existing buildings A, B, E 
and F – the level of renovation could trigger building to code and whether that would 
result in unforeseen changes to the existing buildings, displace the current GNC tenants 
during the process, and cost increases that could negatively impact rent subsidies, 
forcing existing GNC tenants out; 

 Shared Parking Facility for Bergamot Art Center and City Yards Employees - costs of 
construction and who pays for it; the number of spaces dedicated to City Yards 
employees; free or discounted parking for City Yards employees; Worthe proposal that 
the City, or City Yards employees pay 65% of the market rate of $200 per month for 
parking for 350 City Yards employees; cost and sufficient number of parking spaces for 
Bergamot I and II tenants and visitors; valet or other on-site parking for elderly or 
disabled; and daily parking rate to discourage daily Expo parking; 

 Further Survey of City Yards Employees – to determine how many of them live in Santa 
Monica, their driving patterns and potential off-site parking, with shuttles or vans to 
Bergamot to decrease vehicular traffic at peak hours; 

 Hotel Parking – should a hotel located adjacent to a transit stop have fewer guest and 
employee parking spaces than the 1:1 ratio of room to parking space currently 
proposed? (Worthe to explore with the City); 

 Inconsistency between LUCE and BAP over Extension of Michigan Avenue to Stewart 
Street (LUCE calling for a street extension; the BAP only a pedestrian/bike path – see 

                                                       
5 The City has floated various scenarios, ranging from $12/day for Bergamot tenants and visitors or $150 
per month to $0 - $30 a month for City employees. Worthe has proposed that City Yards employees pay 
65% of a market rate of $200 a month for parking in the event Worthe pays for 100% of the costs of the 
entire garage (versus City Yards paying their pro rate share and Worthe paying their pro rata share).  
 

Attachment C



   
   

17

attached Exhibits 10(a) and (b)); and whether a reverse 1-lane approach through the 
City Yards site without moving buildings could work while restricting overuse of Stewart; 

 Possible Street Extension through City Yards other than extending Michigan Avenue to 
Stewart (from the southern area abutting the freeway) to help alleviate the limited street 
access in and out of Bergamot, particularly with daily increase in employees, guests, and 
night and weekend visitors who will drive to programmed events); 

 Agensys “tombstone” and additional barrier placed above ground on the westerly lot line 
that abuts Bergamot that impedes ingress and egress to Bergamot, including in an 
emergency – is this permitted under Agensys’ Development Agreement? 

 Security Gates at Bergamot to prevent Expo riders and adjacent workers from parking at 
Bergamot; 

 Drop-offs/Pick-ups for Expo Riders convenient to the 26th Street station; 
 Increased Marketing for Bergamot to counter the public perception, following the 

departure of SMMoA, or during construction of Phases 1 or 2 that Bergamot may be 
closed or closing; 

 Better Signage for Bergamot on Building “B” adjacent to Expo tracks – see Exhibit 11 as 
an example; 

 Determination of the Project FAR: The project FAR may actually be less than 1.0 if the 
hotel is 70,800 square feet and the square footage of the portion of the museum building 
that would be below grade is not counted towards the FAR. If it isn’t included, Worthe 
has said that he will not try to use that approximately 12,100 square feet elsewhere on 
the site to reach the maximum 1.0. If the City and Worthe fail to agree to a reduced FAR 
under the Disposition and Development Agreement (“DDA”), Worthe has agreed to 
return to our Committee to discuss adding that square footage elsewhere; 

 Investigation/Determination as to appropriateness of Bergamot as a historic district, as 
requested to the Landmarks Commission at its April meeting, including when the 
buildings were built, their use and their association with the rail line; 

 Authorization by the City Council to enable the Bergamot Advisory Committee to 
Reconvene to discuss (a) material changes to the project that our Committee did not 
review or consider but which are proposed in the DDA; or (b) changed circumstances, 
such as the unification of Bergamot I and II if such changes would impact the Committee 
recommendations and result in substantial changes to the project. 

 
CONCLUSION 
 
From the beginning, our Committee operated as an independent body of diverse stakeholders 
with diverse opinions.  Our job was to preserve what makes Bergamot unique and balance 
expectations among the various entities, including the City, BBB, Worthe, BSGCA, and the 
widespread community of residents and visitors among whom Bergamot has earned its well-
deserved reputation for fine arts and cultural programming excellence. We made these 
recommendations to the best of our ability, based on the information we were given, to enable 
Bergamot to thrive as an extraordinary arts and cultural center for many years to come.   
 
Our recommendation to scale back the amount of commercial office space was based on 
discussions with Worthe as well as self-reported revised pro formas and revenue estimates and 
other materials we requested that Worthe readily provided. In looking at the City’s economic 
goals and hearing from Ed King of the BBB as to its future revenue expectations, there was 
concern as to the amount of new commercial uses (office and hotel) proposed to be added to 
the site in order to achieve them.  We also believed that the proposed museum and bike center 
needed to be rethought; and, in the case of the museum, to have less of a visual impact to 
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LIST OF EXHIBITS 
 
Exhibit 1 City Council Guidelines for Bergamot 
Exhibit 2 Aerial view of Bergamot Art Center 
Exhibit 3(a)  Worthe initial development concept for Bergamot from 

re:envisionbergamot:station proposal, p. 43  
Exhibit 3(b) Worthe initial summary of key facts and figures for redeveloping Bergamot 
Exhibit 4(a) Revised concepts for Bergamot following Bergamot Advisory Committee review 
Exhibit 4(b) Before” and “after” renderings of Bergamot 
Exhibit 5 Worthe arts center management plan (draft) 
Exhibit 6 Bergamot infrastructure improvements (draft) 
Exhibit 7(a) Keyser Marston public revenue estimates revised by Worthe (4/16 without hotel) 
Exhibit 7(b) Keyser Marston public revenue estimates revised by Worthe (4/16 with hotel) 
Exhibit 7(c) Worthe update costs, lease and developer return assumptions – Phase 1 and 

Phase 2 (2/16) 
Exhibit 8(a) Worthe revised revenues chart (comparison of 2015 to 2016 estimates) 
Exhibit 8(b) Worthe update construction costs and financing – Phase 1 and 2 
Exhibit 9(a) Worthe revised financial pro forma and cash flow projections for Phase 1 
Exhibit 9(b)  Worthe revised financial pro forma and cash flow projections for Phase 2 
Exhibit 10(a) LUCE street map showing Michigan Avenue extension to Stewart Street 
Exhibit 10(b) Bergamot Area Plan street map (no extension of Michigan Avenue) 
Exhibit 11 Signage and lighting illustration for Building “B” 
Exhibit 12  Worthe 4/16 calculation of City revenue through the lease term 
Exhibit 13  BSGCA Memo, MOU and Addendum  
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