
COUNTY OF LOS ANGELES 
DEPARTMENT OF BEACHES AND HARBORS 

STAN WISNIEWSKI 
DIRECTOR 

KERRY GOHLIEB 
CHIEF DEPUTY 

April 15, 2003 

The Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, California 90012 

Dear Supervisors: 

APPROVE THE RELEASE OF REQUEST FOR PROPOSALS FOR DEVELOPMENT 
OF HOTEL AND/OR OTHER USES ON PARCELS GR, IR AND NR 

IN MARINA DEL REY 
(4th DISTRICT) 

(3 VOTES) 

IT IS RECOMMENDED THAT YOUR BOARD: 

Approve and authorize the release of the attached Request for Proposals for 
Development of Hotel and/or Other Uses on Parcels GR, IR and NR. 

\. 
.s PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 

The proposed Request for Proposals (RFP) is intended to seek competitive proposals for 
development and operation of hotel and other uses on Parcels GR, IR and NR. The 
solicitation described in the RFP is primarily intended to encourage the realization of hotel 
and other visitor-serving projects in the resort-themed second “catalytic project” area 
surrounding Marina Beach described in the Marina del Rey Asset Management Strategy 
(AMS) adopted by your Board on April 15, 1997. Additionally, the County will consider 
other uses on Parcel NR that may also include residential elements on the upper levels of 
projects in combination with ground level visitor-serving uses, resulting in a mixed-use 
retail/residential project on Parcel NR. It is also anticipated that those who respond may 
also incorporate one or more currently leased Marina parcels in conjunction with the RFP 
parcels offered as part of a proposed project. 

Fax: (310) 821-6345 
(310) 305-9503 13837 FIJI WAY, MARINA DEL REY, CALIFORNIA 90292 

INTERNET: http://beaches.co.la.ca.us/ 
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In furtherance of the goals of the second-generation development contemplated in AMS, 
the Department has issued several previous development solicitations for the second 
generation of development in Marina del Rey. The development opportunity for the three 
County-owned parcels that are the subject of this RFP is the construction and operation of 
hotel and other uses, including mixed-use retail/residential, that pursue development of the 
second of two County-sponsored catalytic project areas that anchor the implementation of 
AMS. As envisioned in AMS, projects that should result from this solicitation consist of 
development of facilities with a relaxed and resort appeal in the Marina Beach area of 
Marina del Rey. 

In order to highlight and clarify the purpose and scope of the proposed solicitation, the RFP 
provides a preamble as follows: 

“Special Note: 

The overriding objective of this RFP is to initiate development that will 
establish Marina del Rey as a prime destination resort area with modern 
and attractive hotels reflecting the full range ,of hotel types now in the 
market. While the emphasis of this effort is clearly on new hotels,, the 
County also recognizes the need to expand associated retail and dir$ng 
facilities to create a fully balanced resort destination. Recognizing the 
importance of Marina Beach as a recreational asset to the general 
population, the County will not consider any proposals that will reduce the 
convenience and accessibility of the beach in the interests of resort 
development. Among other requirements, the County will require that, as a 
condition for developing any parcel currently used as a parking lot, any 
accepted proposal must replace all current public parking prior to closing 
any existing parking lot. The County will also require development of an 
attractive beachfront promenade to accommodate a wide range of leisure 
activities and preservation of primary views of the beach from the Admiralty 
Way/Via Marina intersection. The creation of an active and viable 
community is also enlivened by a rich mix of populated attractions and uses. 
To this end, and in recognition of the general desirability of mixed used 
development, the County will consider residential development on the upper 
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levels of a project for Parcel NR provided the street level uses are visitor - 
serving.” 

Implementation of Strategic Plan Goals 

The proposed action promotes and furthers the Board-approved Strategic Plan Goal of 
Service Excellence, in that it seeks to obtain the development of new, visitor-serving and 
other complementary uses that incorporate a pedestrian-friendly, waterfront-oriented 
ambiance for the public and provide expanded opportunities for public use and enjoyment 
of the Marina del Rey waterfront. 

I FISCAL IMPACT/FINANCING 

This is a solicitation effort to obtain proposals that will both accomplish the planning of 
Marina del Rey improvements in the subject area and maximize County revenues. A full 
financial analysis will accompany any subsequent project recommended to your Board. 
Other-than budgeted consultant costs to evaluate responses to the RFP, no County funds 
are presently contemplated to finance any costs associated with this request. 

FACTS AND PROVISIONS/LEGAL REQUIREMENTS \. 
w’ 

Since additional development entitlements currently provided for in the amended Local 
Coastal Program (LCP) adopted in 1996 are not generally committed to individual parcels 
but rather allocated to Development Zones (DZs), competition for unused entitlements 
among existing lessees and developers of County parcels may well occur. In the interest 
of maximizing the County’s benefit from the existing area entitlements, as well as 
encouraging cohesive planning of area-wide development, the RFP seeks proposals for 
developments including hotels, mixed-use retail/residential and other uses on Parcels GR, 
IR and NR. The RFP also seeks to provide open space on a portion of Parcel IR to provide 
an enhanced view corridor from the Via Marina/Admiralty Way intersection to the 
waterfront. Proposals resulting from this RFP may be in the form of combined proposals 
submitted in conjunction with a lease extension proposal by an existing lessee. Note that 
any use of Parcels GR, IR and NR - all currently utilized as County parking lots - must 
provide for replacement of all public parking either on-site or in the vicinity. 
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Entitlement Aggregation 

The economics of development suggest that full scale redevelopment will only occur where 
significant new entitlements are available, i.e., there may be a need to aggregate large 
numbers of existing entitlements to allow and economically justify construction of new 
improvements to create financially viable and attractive projects. The RFP, therefore, 
provides for consideration of proposals that require the transfer of entitlements across DZ 
lines. In this regard, development within the Marina, as well as within each DZ, was 
primarily regulated by the allocation of p.m. peak hour traffic trips attributable to the 
additional entitled development. Preliminary discussions with the staff of the Regional 
Planning Department indicate that projects requiring the interchange or movement of 
entitlements from adjacent DZs may not present the same problem in achieving California 
Coastal Commission approval as more drastic changes. Nevertheless, the County, in 
issuing the RFP, will make no representation that any such modification will, in fact, be 
obtained or that, in obtaining entitlements, the developer(s) may not be subject to a wide 
range.of conditions and requirements not now provided in the LCP. 

Relocation/Replacement of Public Parking 

One of the prominent development policies enunciated in AMS is the reorganization and 
relocation of public parking both to redevelop key waterfront sites that can accomplish 
better visitor-serving public uses and to encourage pedestrian and other non-automotive 
forms of travel within Marina del Rey. The policy recognizes that the use of waterfront 
areas for parking preempts opportunities for greater access to the water for visitor-serving 
purposes and, thus, seeks convenient replacement parking linked to the waterfront. To 
this end, the County has made arrangements with the lessee of an adjoining parcel 
(Parcel 21) to provide up to 260 spaces of replacement parking to be made available to 
proposers for projects on the RFP parcels in exchange for a pro-rata contribution to the 
costs of such parking. This additional parking is meant to provide nearby off-site 
replacement public parking that may increase the utility of the RFP parcels for visitor- 
serving uses. As indicated in the RFP and in the parcel descriptions detailed below, to the 
extent that a use is proposed for a parcel currently containing public parking, existing 
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parking must be retained or replaced in the vicinity of the existing parking if capacity is lost 
due to the use of all or part of the parcel for other purposes. 

Affordable Housing 

To the extent that any proposal in response to the proposed RFP includes residential 
housing elements, proposers will be required to include an affordable housing element in 
conformity with the County’s adopted Affordable Housing Policy. 

RFP Parcels 

The unleased County parcels that are the subject of this RFP are as follows: 

Parcel GR is an asphalt-paved rectangular site at the northeast corner of Via 
Marina and Panay Way, currently used as a 264~space parking lot serving primarily 
the Marina Beach area as well as overflow parking for the Cheesecake Factory 
Restaurant. Dimensions are approximately 150 X 697” (104,047 sq. ft. or 2.39 
acres). Existing parking capacity on the parcel must be retained or replaced in the 
vicinity if capacity is lost due to use of all or part of the parcel for other purposes. 

Parcel IR is an irregularly-shaped 105,485 sq. ft. (2.42 acres) site located at the 
intersection of Via Marina and Admiralty Way, just east of Parcel JS (Edgington 
Park). The lot currently contains 216 parking spaces, serving primarily the Marina 
Beach area. Existing parking capacity on the parcel must be retained or replaced in 
the vicinity if capacity is lost due to the use of all or part of the parcel for other 
purposes. 

Parcel NR is a paved rectangular site located on Palawan Way, just south of 
Admiralty Way, currently used as a 191-space parking lot. Dimensions are 
approximately 150” X 507” (75,049 sq. ft. or 1.72 acres). Existing parking capacity 
on the parcel must be retained or replaced in the vicinity if capacity is lost due to the 
use of all or part of the parcel for other purposes. 
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At its meeting held on April 9, 2003, the Small Craft Harbor Commission unanimously 
endorsed the Director’s recommendations to your Board to approve and authorize the 
release of the attached RFP. The solicitation has been approved as to form by County 
Counsel. 

I ENVIRONMENTAL DOCUMENTATION 

This development solicitation does not authorize any development of the involved County 
property, let alone the development of a particular project. The County is not committed to 
approving any new development through the release of this solicitation. In the event the 
solicitation yields a proposed development plan, the appropriate environmental 
documentation will be prepared when sufficient information regarding the proposed project 
is known in conjunction with the County’s land use entitlement process. Any selected 
developer will be required to apply for and obtain all necessary land use and coastal 
development permits. 

CONTRACTING PROCESS 

An evaluation committee, selected by the Director of the Department, will review proposals 
submitted in response to the RFP and recommend to the Director a developer or 
developers with whom to pursue exclusive negotiations in the event it determines a 
proposal or more than one is worthy of pursuit. The Director will then request your Board to 
authorize exclusive negotiations with a recommended developer or developers for a lease 
or lease option to design, finance, develop and operate the project(s). 

IMPACT ON CURRENT SERVICES (OR PROJECTS) 

There is no current impact on other projects and services due to the issuance of the RFP. 
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CONCLUSION 

Approve and authorize release of the attached RFP and forward one adopted copy of this 
Board letter to the Department. 

Respectfully submitted, 

Stan Wisniewski, Director 

Attachments (1) 

c: Chief Administrative Officer 
County Counsel 
Executive Officer, Board of Supervisors 
Auditor-Controller 

SW:rm 
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EXECUTIVE SUMMARY 

SPECIALNOTE The overriding objective of this RPP is to initiate development that will 
establish Marina del Rey as a prime destination resort area with modern and 
attractive hotels reflecting the fidl range of hotel types now in the market. While 
the emphasis of this effort is clearly on new hotels, the County also recognizes 
the need to expand associated retail and dining facilities to create a fully 
balanced resort destination. Recognizing the importance of Marina Beach as a 
recreational asset to the general population, the County will not consider any 
proposals that will reduce the convenience and accessibility of the beach in the 
interests of resort development. Among other requirements, the County will 
require that, as a condition for developing any parcel currently used as a parking 
lot, any accepted proposat must replace all current public parking prior to 
closing any existing parking lot. The County will also require development of an 
attractive beachfront promenade to accommodate a wide range of leisure 
activities and preservation of primary views of the beach from the Admiralty 
Way/Via Marina intersection. The creation of an active and viable community is 
also enlivened by a rich mix of populated attractions and uses. To this end, and 
in recognition of the general desirability of mixed used development, the County 
will consider residential development on the upper levels of a project for Parcel 
NR provided the street level uses are visitor serving. 

COUNTY 
OBJFXTIVES 

The County of Los Angeles seeks proposals for long-term ground lease and 
development of new hotel and/or other uses on Parcels GR, IR and NR, Marina de1 
Rev. 

The primary objective of this project is development of new resort-thcmed, visitor- 
serving projects incorporating a pedestrian-f~endl~, waterfront-oriented design. The 
provision of new hotel and/or other uses is intended to enable implementation of the 
County’s long-term vision for strong, urban waterfront development with a relaxed, 
resort atmosphere at Marina de1 Rcy’s Marina Beach. The placement of water-oriented 
recreational and leisure accommodations with pedestrian connections and attractive 
design quality are anticipated to draw visitors to Marina de1 Rev on a regonal basis. 

While the preferred projects will be hotel uses, the County will also consider proposals 
that include a mix of non-visitor-serving uses, such as a mixed-use project with ground 
level retail uses in conjunction with upper floor residential uses on l’arcel NR. The 
County also seeks proposals that supply a public open space on the central portion of 
Parcel IR that will provide an enhanced view corridor and pedestrian connections to 
the Marina Beach waterfront. Vehicular parking will also be rcyuircd to service these 
uses. 

Information about this Request for Proposals (“RFP”) may be obtained from the Los 
Angeles County Department of Beaches and Harbor at l~ttp://bcachcs.co.la.ca.us 

mb041503,doc Draft 
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SITE 
DESCRIPTION 

Respondents may submit proposals for any or all of the offered parcels. The “RIP 
Parcels,” which consist of Parcels GR, IR and NR, are ideally located within Marina de1 
Rev for w;ttcrfroilt-oriented leisure and recreational use, and are conveniently situated 
adjacent to Marina Beach at the foot of Basin D in the western portion of Marina de1 
Rcy (the “Project Sin?). Comprised of three noncontiguous parcels with over 6.5 acres 
of land area, the street frontage of two of the RFI? Parcels arc located along Admiralty 
Way near the intersection of Via Marina, just one block from Washington Boulevard. 
.An aerial photograph of the Project Site is incorporated as Figure 1. A diagram of the 
RIP Parcels follows this Executive Summary and is incorporated as Figure 2. 

All three Rlil’ Parcels arc situated adjacent to Marina Beach, and together include over 
1,300 feet of direct water and beach frontage. While none of the parcels include water 
area, each parcel possesses the direct views of Marina Beach and surrounding boat 
docks that help make Slarina de1 Rey a picturesque setting. 

Each of the RI’P lJarccls is currently utilized for County Parking Lots. The successful 
proposer will assume responsibility for on-site replacement or relocation of existing 
parking in the vicinity. To this end, the County has secured the rights to replacement 
parking for 260 cars on Yarccl21, located immediately adjacent to the eastern border of 
Parcel GR. The successful proposer will be responsible for contributing to funding the 
construction of the replacement parking facility, as described in more detail in the 
hppcnclix. 

DEVELOPMENT The Project Site, located in the vicinity of Marina Beach in Marina de1 Rev, is situated 
OPPORTUNITY amid a number of development projects in the area and over 20 other projects Marina- 

wide. The Department has also recently issued RFPs for an entertainment/retail center 
and boat storage facilities on the M~arina’s east side. 

The selection of primarily hotel projects for the Project Site allows for the addition of 
accommodations that will ultimately constitute sufficient “critical mass” to provide a 
dynamic, vital set of land use components on the Marina’s west side. These 
components are intended to work together with existing hotels, restaurants, 
commercial operations and residcnccs to create an important gathering place in the 
greater Marina community for compliientary pedestrian-oriented leisure and 
recreational uses. To help activate these components to the greatest extent, the County 
will consider proposals that include a mix of non-visitor-serving uses 011 Parcel NR that 
provide attractive designs of the highest quality. 

mb041503.doc Draft 
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Proposals for hotel development should be aware that the County will require that 
proposed hotel owners, operators or franchisees be affiliated with a national hotel 
chain and reservation system and will prefer that such national hotel chrains have an 
equity participation in the hotel. 

Proposals utilizing Parcel IR will be required to provide open space at the center 
portion of the parcel that will provide an enhanced view corridor and pedestrian 
connections to the Marina Beach waterfront. The central location of this public 
amenity on Parcel IR will serve as a focal point for the creation of additional pedestrian 
connections to and along Parcels GR and NR by means of a waterfront promcnadc. 
By linking these amenities together and integrating each into the design of the 
proposed developments, each of the RIP Parcels benefit from the resulting 
“boardwalk” feel along the Marina Beach waterfront. 

Parcel NR, which enjoys Marina Beach frontage along Palawan Way, offers the 
successful proposer an opportunity to mix non-visitor-serving uses on a parcel flanked 
by existing residential units. Contemporary planning objectives suggest, and the Marina 
de1 Rey Asset Management Strateb? encourages, “a varied, high quality residential 
environment” and a “mix of uses.” To this end, the County will consider proposals for 
mixed-use development on Parcel NR that includes both a residential component on 
the upper floor(s) and retail or other visitor-serving uses at ground level, while 
providing attractive designs of the highest quality. 

Proposers arc advised that California Law calls for the provison of affordable housing 
in new development projects constructed within the Coastal Zone. The County has 
adopted ‘an Affordable Housing Policy for Marina de1 Rev and, to the extent that a 
proposal calls for the construction of new residential housing, such project must adhere 
to the provisions of County policy and state law relating to affordable housing. 

.hvailablc entitlcmcnts for the Dcvclopmcnt Zones ((‘DZs”) in which the project Site is 
located arc set forth in Appendix E. The County estimates that sufficient entitlements 
exist to enable appropriately sized hotel #and/or mixed-use development. The County 
will also consider proposals that combining existing entitlements with entitlements 
transferred from adjacent DZs as deemed necessary to achieve hotel and other projects 
of a size that exceeds the eAxisting zoned capacity of the RFP Parcels. 

The development of projects on the RFP I%rcels will require an amendment to the 
Marina de1 Rey Local Coastal Pro~yam to change existing land use des@auons. 

Draft 

This RF? offering also provides the opportunity for a “Combined Project” which may 
include lease extensions for parcels adjacent to or near the RIP Parcels. 

mb041503.doc 
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TRANSACTION 
STRUCTURE 

SUBMISSION 
%XEDULE 
AND FORMAT 

PROPOSER’S 
CONFERENCE 

IJnsubordinnxd ground lease with minimum rents and percentage rents. 

The proposer shall prepare one original and nine topics (excepting large-scale drawings 
and exhibits if included in the package) of a Proposal Package in 8.5” s 11” format. 
Proposals must bc organized following the Submission Rcyuiremcnts section and must 
include at least the rec&sted information. Responses must be submitted not law than 
.S:OO p.m. on Monday, August 11, 200.3. 

Monday, June 9, 200.3 at 1O:OO a.m. 

Burton IX’. Chacc Park Community Building 
136Xl Mindanao Way 
Srina dcl Rcy, California 

Attendance is not mandatory for proposers, however questions regarding this Rccluest 
for Proposals and the overall project will only be addressed at this meeting or for a 
limit4 time afterward in follow-up correspondence that will bc shared with all 
proposers on record. An inform.ation packet containing additional background 
materials is available for purchase from the Los Angcles County Dcpartmcnt of 
Dcachcs and Harbors. 

PARCELS 
INCLUDED 
IN RI?: 
PARC= GR, 
IR AND NR 

mb041503.doc Draft 
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1. PROJECT OVERVIEW 

1.1 THE DEVELOPMENT OPPORTUNITY 

The County of Los Angeles (the “County”), through its Department of Beaches and Harbors (“UBH”), 
seeks a development team that will provide the expertise, experience and financial ability to plan, 
construct and operate new resort-rhemed hotel and mixed-use projects incorporating a pedestrian- 
fricndlq-, waterfront-oricntccl design. The new projects, collcctivcly referred to by the working name 
“Marina Beach Resort,” are to be developed as a regional draw serving greater Los Angeles, the citizens of 
Marina de1 Rev and the visitor-serving public. 

The County seeks proposals for the long-term ground lease and development of new hotel uses together 
with replacement parking. The County will also consider proposals that include a mix of visitor-serving 
and non-visitor-scn-ingn~ uses on Parcel NR. Proposals that seek to utilize Parcel IR will be required to 
include open space in the central portion of Parcel IR that will provide an enhanced view corridor and 
pedestrian connections to the Marim~ Beach waterfront. These new facilities are intended to make 
possible innovative services for the community that will complement significant new clc>~elopment 
planned on nearby parcels designed for visitor-serving, residential, retail and public uses. * 

The County envisions the following main components on 
each RI;P Parcel: the proposed improvements; an ADA- 
accessible waterfront promenade; strong pedestrian 
connections to other parcels; on-site amenities clcs~g~~cd to 
serve the needs of both the users of the facility and visitors to 
the area; and both replacement and site-specific parking, 
implemented through a combination of convenient valet 
parking and limited onsite parking. The County believes that 
such uses, together with competent and experienced 
operational management, will assure the long-term viability of 
each proposed project. 

1.2 PROJECT !&I33 

Respondents may present proposals for any or all of the three 
noncontiguous parcels that comprise the l’roject Site and 
which consist of a total of over 6.5 acres oE kdnd area, as Figure 1. Marina Beach 
described in the Appendix. Proposers that can dcmonstratc Resort Prqject Site 
control of adjacent parcels may expand any of the parcels that 
comprise the Project Site to include such parcel(s). An aerial photograph the Marina Beach Resort 
Project Site is set forth in Egurc 1, and a diagram illustrating the parcels that are the subject of this 
Request for Proposals (“RFP”) is included as l%gure 2. The RFI’ Parcels are located in the northwest 
quarter of Marina de1 Rcy, in an area that contains a mix of uses including hotels/mot&, restaurants, 
apartments, commercial operations and anchorages. 
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The County will consider all proposals :~gainsr the srandards generally set out in this RFP and, to the 
extent competing proposals are submitted, will judge proposals against each other. Proposers arc expected 
to set forth a plan that fully utilizes one or more of each of the RW Parcels comprising the Project Site in 
order to achieve the nxkmum possible buildout mhilc at the same time also providingthe required public 
amenities as set forth in Section 3. The County, in its evaluation of proposed projects, will favor project 
plans chat take advantage of and bcncf-it from proximity to the adjacent Marina Beach, locatcd on 
Psrcd H, and generate sig$ficant, meaning&l use of the proposed facilities. 

Respondents arc further encouraggccl to submit multiple proposals if they have more than one possible 
development solution. The County will also entertain proposals that incorporate parcel(s) adjacent to the 
I)roject Site, provided the proposer can demonstrate control of such parcel(s). %%ilc respondents arc 
encouraged to propose a 1~~1 of development that is most suired to the success of the ovcrall project, 
priority consideration will be given to plans that both maximize buildout and implement the required 
public amcnitics. The Counv will cntcr into negotiations for a ground lcasc with the sclcctcd dcvclop~r 
\vherein the (~ount.y will provide the Project Site in exchange for the ctpportunity for its de\-elopmcnt. 

I~ropos& for hotel development should bc aware that the County will rcyuirc that proposed hotel 
owners, operators or franchisees be affikitcd with a national hotel chain and reservation system and x&l 
prcfcr that such national hotel chains have an equity participation. 

mb041503.cioc 

Figure 2. Parcels Included in RFP: Parcels GR, IR and NR 
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1.4 PROJECT CONSIDERATIONS 

The Couq manages Marina de1 Rev pursuant 
to the goals and objectives set forth in the 
Marina dcl Rcy Local Coastal Program (“LCI”‘) 
and the 3farina de1 Rcy Asset Management 
Strawa (“AMY). The successful proposer is 
rcsponsiblc for recognizing the goals of both 
the LCP and AMS. 

Among these goals, and the focus of this RW, 
is the provision of water-oriented leisure and 
recreational opportunities, as dcscribccl in the 
&‘6. Through the provision of well-located, 
atrrnctivcly desigwd buildings, with a rich mix 
of uses, the County believes the hiarina Beach 
Resort project explicitly addresses needs of the 
communi~. 

In f’urthcrancc of AMS goals, the Countq 
contemplates a number of planned 
redcvclopmcnt projects and rclatcd public 

Figure 3. Vicinity of 
Marina Beach Resort Project Site 

improvcmcnts in the vicinity of the Project Site. The scope, funding and schedule of these potential 
rcdcvclopment projects and public im~rovcments are in various stages of analysis, evaluation and 
ncgo dation, and thus details arc not yet finalized. Noncthclcss, a number of thcsc potential improvcmcnts 
rIX%y complement the A~larina Beach Resort and thcrcfore discussions of these projects are included for 
informational purposes. 

As a condition of implementing the Marina Beach Resort project, the successful proposcruTill bc rcclu&d 
to rclocatc cxisdng parking as dcscribcd in the Appendix. It is expected that the successful proposer will 
join the County in applying for a related LCP amendment that is likcl~ to bc nccdcd to implement the 
?&&a Beach Resort project, also as described in the Appendix. 

Proposers arc also advised that to the extent proposals include new residential housing, projects must 
comply with the Count~‘s adopted Affordable Housing Policy for Mauina de1 Rey, as well as state lam with 
regard to affordable housing in the Coastal Zone. Copies of the County’s affordable housing poliq arc 
available from the Department upon quest. 

mb041503.doc 
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1.5 TRANSACTIONSTRUCTURE 

[Jnsubordinated ground lease with minimum rents and percentage rents. The County will not subordinate 
its fee interest. or ground rental payment 

1.6 SUBMISSIONSCHED~LE,PORMATANDCOUNTYCONTACT 

Responses arc due no later than 5:OO p.m. Pacific Time on Monday, August 11, 2003. The application 
process and the contents of rhe application are discussed herein, principally in Sections 3 and 4 and the 
Appendix. 

Submissions arc” to be delivered to the County Cont:lct: 

D&w-r Address: 
County of Los Angeles 
Department of Beaches and Harbors 
ilttn: Mr. Alexander G. I<~~~~~os, CCIM 
13837 Fiji Way 
Marina de1 Rcy, CA 30292 

Contact 
Phone: 3 10.577.7961 
Pas: 310.821.6345 
En&l: akalamar@dbh.co.la.ca.us 
Internet: http://bcaches.co.la.ca.us 
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2. BACKGROUND AND CONTEXT 

2.1 GENERALBACKGROUND 

Marina de1 Req’ is located at the Pacific 
coast of metropolitan Los Angeles 
O;igure 4). The County of Los Angeles 
owns the land and mater area that 
comprises Marina de1 Rey proper. 
Marina de1 Rey is situated in an 
unincorpomted area of the County. In 
rhc late 195Os, the Marina was dredged, 
and in the 1960s landside ‘and mater 
developments were created. Most of 
this land and water area has been 
developed under ground leases 
administered by DBH. 

Development in the Marina is governed 
by the LCP, which was ccrtificd by the 
Coastal Commission in 1996. The 
County’s Board of Supervisors adopted 

Figtlre 4. Location of Marina de1 Rey 

its .AMS in 1997 to reflect the County’s objectives and goals in seeking to maintain and enhance the 
Marina’s reputation as a premier recreational boating harbor with attractive residential, shopping and 
dining facilities and overnight accommodations. In 2001, the Count established the Marina de1 Rep 
Convention and Visitors Bureau to promote the general guidelines and programs for achieving the visitor- 
serving objectives of the LCP. 

2.2 ONGOINGREDEVELOPMENTEFFORTS 

DBH has previously issued three other solicitations in connection with the first phase of Marina 
rcdcvclopmcnt. Thcsc solicitations have resulted in negotiations for over twenty new development and 
renovation projects with a value approaching one billion dollars that collecrively total 3,577 apartments, 
over 6OC) hotel rooms and 1,544 boat slips. Of the total 3,577 new apartments, 1,656 units will replace 
thirty-year-old apartments and the remaining 1,921 units will consritute new additions to existing parcels. 
The 1,544 new boat slips will replace 2,052 &irty-year-old slips and will utilize the sme water area but 
provide larger slips and improved boater amenities. Aclditionall~, a limited amount of new retail, office 
and specialty storage space, restaurant seats and specialty storage has been proposed, together with a new 
2+ acre park on the Marina’s west side. 
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In addition to general invitations for hlnrina redevelopment, the County has also worked for the past five 
):ears to implement a set of two strategically located projects: a retail project on the east side and a cluster 
of hotel projects near on the west side. Altogether, the County is considering a number of related 
development proposals on the Marina’s east side: 

. Potential retail center on the Marina’s east side 
l Negotiation for a new hotel on Parcel 34U 
. Conversion of Parcel 48R to a joint use facility 
. Expansion of Chace l’ark through the conversion of Parcel 47U 
a Development of new marine commercial and replacement yacht club facilities on Parcels URSA1 
. New boating facilities on Parcels SZ/GG 

Altogether, these improvements, which arc in various stages of planning and negotiation, could result in 
well over $250 million in new development on the Marina’s cast side alone. Together with development 
existing, planned or currently in negotiation, total Xarina development is expected to exceed $750 million 
and may reach as high as one billion or more. 

2.3 OVERVIEWOFh&kRINADEL~Y 

>&&a de1 Rcy is one of the largest small craft harbors under unified management in the United States. 
of the total 800 acres within the &farina, there arc approximately 150 acres ofxvdter area and 2.53 acres of 
land area under long-term unsubordinated ground leases. Marina de1 Rey has over 50 major commercial 
leaseholds and over 300 subleases. Major components of Marina de1 Rey include the following: 

*Approximately 5,300 boat slips; 
0 Approximately 6,000 rental apartment units; 
l GCIO luxu~-y condominiums; 
*Six hotels with a total of 1,1Ml rooms; and 
l Approxtidtely one million square feet of commercial space divided among office, conventional 
retail and restaurants. 

2.4 AS.SETMANAGEMENTSTRATEGY(AMS) 

In the AhfS adopted in 1797 for Martid de1 Rev, the County addressed some of the critical issues for 
preserving sand enhancing the location’s prestigious identity, dealing with second-generation development, 
and ensuring that when the majority of the existing M,arina leaseholds recycle, the Marina will be a riablc, 
exciting area still capable of producing substantial revenues for the County, while set~ng the needs of 
both the recreational boater and co~nn~~mity at large for water-oriented recreation. 

The four main elements of AMS are: 

*A long-term vision for Marina de1 Rey, which establishes the area as a strong urban waterfront 
dev&pment; 

l Catalytic development projects that will draw people on a regional basis, spur further leasehold 
development and set a standard for design quality; 

l Devclopmcnt mechanisms to encourage leasehold rcdcvclopmcnt proposals consistent with the 
long-term vision; and 

l Other mechanisms to cncouragc refurbishment and ensure quality maintenance of those 
leaseholds that will not be red&eloped during the remaining terms of their leases. 
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Five characteristics common to successful waterfront developments that the County wishes to achieve in 
Marina de1 Rcy are: 

011 powerful sense of place; 
l rln accessible waterfront, both physically and visually; 
*An exciting mix of inter-connected uses that relate strongly to the water; 
0~1 multi-modal transportation system that facilitates walking and other non-automotive forms of 

travel; and 
*A varied, hi+-quality residential environment. c , 

Two of the important policies set forth above - increased waterfront access and visitor-serving 
environment - are two of the major objectives of this RI?. 

2.5 L~CALCOASTALPROGRAMO~R~IE~INTRODU~TIONTOMARINAENTUZE~NTS 

The Marina dcl Rcy LCP governs development in Marina de1 Rq. The LCP was adopted by the Los 
Angeles County Board of Supervisors and effectively certified by the California Coastal Commission in 
19%. The last comprchensivc amendment to the LCP established the potential for a limited amount of 
additional development within the Marina based on the capacity of local transportation arteries to handle 
additional traffic. For planning purposes, this additional development potential is allocated among 
fourteen Dcvclopmcnt Zones ((‘DZs”) rather than to individual parcels. Aggregate clcrelopnxx~t in the 
Marina, as well as cle\Aopment within each DZ, is regulated by the allocation of evening (I,.m.) peak hour 
traffic trips. 

Informzion regarding entitlements as set forth in the LCP is presented here for informational purposes. 
The LCP specifies maximum buildout, open space requirements, viewshed protection, parking 
requirements, traffic limitations and other types of entitlement issues. The LOP is available for review at 
the Marina de1 Rq Public Library, the DBH office or the Los Angeles County Regional Planning 
Department (‘DRP”) and is available for purchase at the DBH office. The LCP maybe be viewed online 
at: l~ttp://beacl~cs.co.la.ca.us/bandh/ma~~~a/dev~lo~~ment.h~~~ 

A brief overview of the LCP/Regional Planning/Coastal Commission requirements is set forth in the 
Appendix. \Wlc an LCP amendment will likely be required to implement the Marina Beach Resort 
project, the availability of entitlements is not expected to pose a significant obstacle to project completion. 

2.6 RECENT PRIVATE INVEsTMENT IN THE MARINA 

There has been a significant amount of recent investment in the redevelopment of leased properties 
located in the Marina. Since 1900, this has included the following: 

l Construction of the Ritz-Carlton Hotel; 
*Remodel of existing guest rooms at the Marina Marriott Hotel; 
l Remodel of Dolphin Marina apartments and replacement of anchorage fxility; 
l Construction of 128 new Panay Way apartment units; 
.Rcmodel of the Del Rcy Yacht Club facilities; 
l Replacement of 1.50 existing slips at the California Yacht Club; 
l Remodel of existing Bay Club apartments; 
l Remodel of the Red Onion Restaurdnt into FantaSca Yacht Charters; 
l Remodel of Charley Brown’s Restaurant into Tony P’s Dockside Gri!.l; 
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l Remodel of Reuben’s Restaurant into Harbor House Restaurant; 
l Remodel and expansion of Shanghai Red’s Restaurant; 
l Remodel of The Boat Yard to add ships chandlery; 
l Construction of a new boathouse for Loyola Marymount University; and 
l Remodel of interiors, exterior and landscaping of Oakwood Aparrmcnts. 

2.7 MARINA GOVERNANCE 

Marina de1 Rey is situated in an unincorporated portion of Los Ang&s County and thcreforo is under the 
direct jurisdiction of the County Board of Supervisors (“Board”).‘When the Marina was developed, the 
Board created the Small Craft Harbor Commission (“SCHC”) to oversee activities and recommend leases 

and policy matters to the Board. The SCHC consists of five members appointed by the Board. The SCHC 
rccommcnds actions regarding Marina de1 Rey to the Board, which has the power to make decisions and 
direct activity. 

Ongoing administration is the responsibiliry of DBH, which oversees all County-owned or controlled 
beaches as well as all land and water area encompassed by Marina de1 Rey. Within the Marina, the DBH 
manages and administers over 50 ground lcascs covering hotel, restaurant, office, rcsiclcntial, retail, 
harb&, anchorage, parking and concession uses. The Dqxrtment’s scope of activities entails significant 
asset management responsibility due to the size and complcsity of the leasehold and concession intcrcsts 
that it manages. The County’s powers and rights in its govcmmcntal capacity arc not affcctccl by its 
leasing to proposers or dcvclopcrs in its prop&tary capaciq. 

2.8 MARINA CAPITAL PROJECTS 

The Counq and various other agencies rcsponsiblc for ongoing administration and improvcmcnt of the 
Marina provide capital improvements to the arca’s infrast&ctu& These recent and planned invcstmcnts 
provide a si&ficant level of support for new development and include the following: 

’ The 1J.S. Army Corps of Engineers has jurisdiction over the construction ofshorelinc structures and 
other activities in the water areas of Marina de1 Rey. Bctwccn 1994 and 1996 the Corps and the 
County spent $5.5 million to dredge nearly 300,000 cubic yards of material to maintain the Marina’s 
entrances . . 

l An additional 700,OO~ cubic yards of waterway dredging began in 1998 and was completed in 2000 
(total projected cost of $7.7 million). 

. A $23.5 million project to reinforce all 758 panels of the Marina scawall was completed in 2WU. 
‘ The County is currcntl~r in the process of planning to implcmcnt Phase I of a Martia wide landscape 

and lighting qdesign of roadway medians and two entry parcels. 
n The Counq is currently planning for the widening of i\dlllkdlIy \%~y from four to five lanes 

bctwccn Fiji Way and just west of Bali Way and six lanes from just west of Bali Way to Via Marina. 
. The County, along with state and regional traffic authorities, is working on plans to extend the 

Marina Freeway (State Route 90) from its current renninus at Lincoln Boulevard to a point on 
i~dmirdhy \x;ay near the public libi-dry. 

l Planned expansion of Chace l’ark. 
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3. PROJECT DESCRIPTION 

3.1 ULTIUATEAIMOFTHE~RINABEACHRESORTPROJECT 

The ultimate aim of the Marina Beach Resort project is the provision of hotel accommodations and other 
uses that will ultimately constitute sufficient “critical mass” to provide a dynamic, vital set of land use 
components on the Marina’s west side. These components are intended to work together with existing 
hotels, restaurants, commercial operations and residences to create an important gathering place in the 
greater Marina community for complimentary pedestrian-oriented leisure and recreational uses. 

Through the provision of additional hotels and retail operations on the RFP Parcels, visitors to Marina 
Beach will enjoy the addition of expanded waterfront-oriented leisure and recreational opportunities. To 
help activate these components to the greatest extent, the County will consider proposals that include a 
mix of visitor-serving and residential uses on Parcel NR that provide attractive designs of the highest 
quality. Accomplishment of these goals will allow for the improved integration of the Marina’s 
recreational and commercial areas in furtherance of the f’I&IS goals of creatjng an exciting, user-friendly 
attraction to Southern California residents and visitors. Successful Marina Beach Resort proposals will 
make effective USC of existing transportation infrastructure and available entitlements. By maximizing 
connections to the surroundmg area, projects that are responsive to the vision of an urban resort 
atmosphcrc at Marina Beach Resort are expected to benefit from synergies that will be available to all of 
the lcascholds in the area. 

3.2 PROVISIONOFLANDAREAA~AILABLB FORREPLA~EMENTPARKING 

An essential element of achieving the desired outcomes of the Marina Beach Resort project is the 
provision of parking solutions for each of the RH’ Parcels and for the project as a whole. To this end, the 
County has made arrangements for the proposed construction of replacement parking for as many as 260 
cars on Parcel 21, located immediately adjacent to the eastern border of Parcel GR, and within 
comfortable walking distance of Parcels 1R and NR. The location of the replacement parkitxg on Parcel 21 
has the potential to assure a steady tlow of visitors to and along the Marina Beach waterfront. 

The County’s provision of replaccmcnt parking on Parcel 21 consists of an agreement with the lessee to 
provide land area on Parcel 21 for replacement parking in exchange for other development the lessee is 
undertaking in the Marina. Proposers that wish to take advantage of this replacement parking 
arrangcmcnt will be responsible to pay a pro-rata share of the development cost of the parking. For 
purposes of completing the pro forma development worksheet, each proposer should assume a standard 
per-space structured parking costs for any replacement spaces proposed for Parcel 21 replacement 
parking. While proposers are invited and encouraged to take advantage of this arrangement in the course 
of preparing site plans in response to this RFP, as explained in the Appendix, a cerzain amount of existing 
parking will need to be retained on site and proposers may elect to locate all required replacement parking 
on the parcel itself (“self-contained replacement parking”). 
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3.3 MARINABEACHRESORTPROJECTBUILDOUT 

Project Buildout for each of the RFP Parcels is shown in Figure 5. Because the height limit for the RIV 
Parcels is limited to 45 feet, as set forth in the LCP, it may be necessary to provide a combination of 
onsite parking management that includes both convenient valet parking and limited onsitc parking 
Through the replacement of a portion of existing public parking on Parcel 21 as previously described, It 
may be possible to achieve a maximum buildout on each parcel without requiring the neccl to construct 
parking garages on the RI’P Parcels. 

Figure 5. Marina Beach Resort Project Buildout 

. Proposed improvements 

n ADi1-accessible waterfront promenade 

’ Replacement and site specific parking, 
likely implemcntcd through a combination 
of convenient valet parking and liitcd 
onsite ydrking 

Parcel NR, which enjoys Marina Beach frontage along Palawan Way, offers the successful proposer an 
opportuniQ- to mix non-visitor-sertiiIg uses on 
Contemporary planning objectives su&st, 

a parcel flanked by existing residential units. 
and the Marina de1 Rey Asset Management Strategy 

encourages, “a varied, high quality residential environment” and a ‘“mix of uses.” To this end, the County 
will consider proposals for mixed-use development on Parcel NR that include both a residential 
component on the upper floor(s) and visitor-serving at ground level uses while providing attractive 
designs of the highest quality. 

Proposers for Parcel IR mill be required to provide open space on the central portion of Parcel IR that 
will provide an cnhanccd view corridor and pedestrian connections to the Marina Beach waterfront. The 
central location of this view corridor/open space on Parcel IR is intended to serve as a focal point for the 
creation of additional pedestrian connections to and along Parcels GR and NR by means of a pedestrian 
promenade. By linking these amenities together and integrating each into the design of the proposed 
developments, each of the Rf;P Parcels would benefit from the resulting “boardwalk” feel along the 
Marina Beach waterfront. 
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3.4 SITE DESCRIPTIONS OF MARINA BEACH RESORT RFP PARCELS 

A table summarizing the parcels included in this RN is shown in the Appendix. The County is prepared 
to lease any or all of these three parcels for the Marina Beach Resort project, Descriptions of the 
individual parcels arc as follows: 

. Parcel GR is an asphalt paved rectangular site at the northeast corner of Via Marina and Panay Way, 
currently used as a parking lot serving primarily the Marina Beach arca as well as the Cheesecake 
Factory. Dimensions arc approximately 150 x 697’ (104,047 s.f. or 2.39 acres). Existing parking 
capacity of264 spaces on the parcel must be retained on-site or replaced in the immediate vicinity if 
all or part of the parcel is used for other purposes. 

. Parcel IR is an irregularly shaped 105,697 s.f. (2.42 acres) site located at the intersection of \Jia 
Marina and Admiralty Way, just east of parcel JS. The lot currently contains 225 parking spaces, 
serving primarily the Marina Beach arca. Existing parking capacity on the parcel must bc retained on- 
site or replaced in the immediate vicinity if all or part of the parcel is used for other purposes, ‘and a 
substantial view corridor to the waterfront must be provided from the Admiralty Way/Via Marina 
intersection. 

. Parcel NR is a paved rectangular site located on P&wan Way, just south of Mmiralty Way, 
currently used as a 191~space parking lot. Dimensions are approximatdy 150’ by 507’ (75,049 s.f., or 
1.72 acres). Existing parking capacity on the parcel must be retained on-site or replaced in the 
immediate vicinity if all or part of the parcel is used for other purposes. 
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3.5 LISTOFPARCELSINVIC~ITY/ADJACENTANDNEARBYPARCELUSES 

. Parcel H: hlarina Beach. 

n Parcel 18: Dolphin Ma&a. 

n Parcel 20: Panay Way Marina. 

n Parcel 2 1: Holiday Harbor Marina. 

. Parcel 22: Foghorn Hotel/Cheesecake Factory. 

. Parcel] S: Edgington Park. 

. Parcel 27: Best Western/Jamaica Bay Inn. 

. Parcel 33: Harbor Housc/Edic’s. 

m Parcel 28: Mariner’s Bay Apartments. 

n Parcel 30: Del Rq Yacht Club. 

. Parcel 125-l: Marina City Club. 

. Parcel P: Oxford Flood Control Basin. 

. Parcel OT: County Parking Lot. 

. Parcel 14.5: Marina International Hotel. 

. Parcel 130: .Admiralty Apartmalts. 

. Parcel 141: Siarina Beach Marriott. 
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3.6 POSSIBLE MODIFICATION OF EXISTING PARCEL BOUNDARIES 

In conjunction with rquirements set forth in the LCP, potential future development in the vicinip of the 
hf;lrina may reyuire the planning and construction of improvements to particular intersections and various 
roadway projects designed to improve traffic circulation. In particular, hvo SpCCifk pr0jCCts ma)r 
potentially impinge on the leasehold interests of lessees on the Marina’s eastside: (1) the widening of 
Admiralq Way, which may include the reconfiguration of the Admiralty: Way/Via Marina intersection; 
and (2) the extension of Route 90 to Admitalt~ Way. The need for these projects is described in the 
.~~~?;l;~*~ln’/~~l_*r/lnC~~~z~, Chapter 11, “Circulation,” and the A~~JA%w &Y+ / P!.qzq 
Appendix G, “Transportation Improvement Program.” These projects have not vet been fully dcfmed, 
approved or scheduled, however, Proposers are advised to seek the advice of the County’s Department of 
Public Works in regard to any proposed improvements that may bc proposed alongside current roadwaps, 
intersections or parcel boundaries. 

3.7 %l’E UTIluvlTION 

The primary land use regulations for Marina clcl Rq are contained in the LCP, which is comprised of the 
.MP% A&/&J J!&/(.& P%z/~ and the AUz&~ o‘Y&)~ /~N~/&&w~~~w~~~ PS=q/z,x In 1396, the California 
Coastal Commission and the County of Los Angeles approved a comprehensive amendment to the LCP. 
Currently, the LCP permits principal uses on the subject Parcels shown in the Appendix. 

3.8 SUGGESTED GUIDING PRINCIPLES FOR MARINA BEACH RESORT ~O~CT DESIGN 

Based on the information previously described, including the LCP and the AMS, and a strong desire to 
create the best possible project, the follovAng principles are suggested for the Marina Beach Resort project 
design: 

l Vision consistent with AMS and LCP 
l Facilities that encourage project use by public visitors and lodgers 
l Emphasis on physical environmental quality 
l Secure and comfortable spaces 
l Faciliv and operation evokes a sense of quality and value 
l ‘VC’ater-oriented, visitor-serving ausiliaq uses 

l Appropriate transportation linkages 

In addition to these examples of guiding principles, respondents are advised to review Section 5 of this 
RFP, which includes a brief cxpl&ation of the criteria on which proposals will be judged. 

3.9 AVAILABILITY OF PROJECT ENTITLEMENTS 

Entitlements for the Marina Beach Resort project are expected to be available by virtue of the prioriv 
given to visitor-serving commercial uses in Marina dcl Rcy. Konethcless, a change in land use designation 
will reyuire an LCP amendment and may require the allocation of additional tips, depending on the size 
of the successful project and the extent to which auxiliary uses are included in the project plan. 
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3.10 POTENTIAL LCP AMENDMENT 

Due to the necessity, as above recounted, of certain amendments to the LCP and the requirements for 
regulatory approvals by the Marina Design Control Board, the County Department of Regional Planning, 
and the California Coastal Commission, as well as recommendation by the SCHC and approval of the 
Board of Supervisors, respondents are advised to consult with the Department of Regional Planning to 
assess the complexity, scope and length of time it may take to achieve the approvals needed to complete 
the Marina Beach Resort project. Respondents should consider a time estimate in accordance with 
requirements of the various regulatory bodies including the DCB, SCHC, DRP, Board and Coastal 
Commission. 

3.11 No AVAILABILITY OF PUBLIC FINANCING 

While some form of public-private partnership is anticipated, the Count)- may reject proposals that require 
public financial participation. Respondents should clc:~ly specie any projected contingency, need or 
desire for public financing related to submitted proposals. 

3.12 PROPOSALS THAT INCLUDE PARCELS REQUIRING LEASE EXTENSIONS 

In cases where a respondent cl~ooses to submit a proposal that includes one or more existing leaseholds, 
additional requirements will apply. These requirements are covered in detail in the Appendix. 

3.13 CONFIDFNWLITY 

Details of the proposals submitted in response to this RI’P will remain confidential and will not be 
released to others prior to the Director’s recommendations being presented to the Small Craft Harbor 
Commission. To preserve contidcntiality, some information may be marked “CONFIDENTIAL” or 
“PROPRIETARY” and the County will recognize such designation to the extent permitted under the 
Public Records IZct (see the Notice to Proposers Regarding the Public Records Act” set forth fully in 
Appendix). 
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4. OVERmW OF TERMS 

The County will only accept proposals for a long-term, unsuborclinatcd ground Icasc. IMowing arc temx 
and conditions, which should bc incorporated in the proposals. 

4.1 RENT 

Base minimum rent shall be generally equivalent to 730 of projected rent generated from the higher of 
the minimum or percentage rent. l’ercentagc rents shall bc based on gross rcvenuc per a schedule 
established in each ground lease, subject to adjustment owr the term of the lease. In the following l?gure 
6, examples of percentage rents by use category arc presented. 

Figure 6. 
Examples of Percentage Rents by Use Category for Properties in Marina de1 Rey 
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4.2 ADDITIONALLEA~ETERMS 

‘The County will require that the following additional terms, among others, be incorporated into any 
ground lease: 

. 

. 

. 

. 

. 

. 

. 

. 

. 

. 

. 

Participation by the County in the proceeds from the transfer/sale of the leasehold intcrcst 
based upon the higher of: (a) a fixed percentage of the sale price, or (b) a fixed percentage of 
net profit from the sale; 

Participation by the County in proceeds from the refinancing of the leasehold interest based 
upon a fixed percentage of refinance proceeds not reinvested in the leasehold or used to retire 
csis ting financing; 

Late payment charges for any type of rent or payment due to the County including a fixed 
percentage of the amount due plus interest; 

Provisions for County assignment consent and recapture rights; 

Periodic adjustment of minimum and percentage rents to market levels; 

Disclosure of beneficial ownership; 

Maintenance standards and liquidated damages for failure to adhere to these standards; 

General liability insurance coverage and periodic insurance rcyuiremcnt readjustment; 

Security deposit; 

Waterfront/Beachfront Promenade to be constructed and maintained. 

Fund for removal of improvements at termination of lease. 

The selected development team will be responsible for payment of all costs and expenses in comxction 
with the project including, but not limited to: costs associated with securing necessary entitlements and 
environmental documentation; ground clearing, site preparation and construction of new buildings; 
maintenance; underground utilities; insurance and taxes; permits and inspection fees; costs and mitigation 
fees associated with the development; and architectural, environmental, engineering and other related 
work. Developer will be responsible for all brokerage fees, if any. The County will not pap any broker’s 
fees or finder’s fees. 

The selected developer or development team will be required to: 

l Select the multi-disciplinary team; 

l ( jbtain all necessary entitlements and permits; 

mb041503.doc Draft 



Marina Beach Resort Page 17 

l Coordinate, manage and facilitate the rcvicw of the project by the DCB, the Regional 
Planning Commission, the County’s Board of Supenisors, the California Coastal Con-mission 
and the local community, as well as assist DBH in responding to community issues or 
concerns that map arise; 

l Manage the work effort of the entire dcvclopment team, the architect, the general contractor, 
and construction manager (if any) during construction; 

l Subsequent to completion, manage the daily operations of the commercial facilities in a 
professional manner to maintak high standards of operational quality, including contractual 
agrccmcnts with cxpericncccl operators if necessary to do so; and 

e Market the development. 

In summary, the selected dcvclopmcnt team will be required to address the multitude of issues and 
complctc the multitude of tasks required to dcvclop and operate the proposed clevclopment. 

4.4 PROPERTY CONDITION 

Environmental investigations, tests, reports or rcmediation through various governmental agencies may 
bc required for redevelopment of the Project Site. A due diligence period, if necessary, will be provided 
during negotiations between the County and the selected developer. All costs of any such investigation 
will be borne by the selected developer. Rights of review and approxal of the results of such 
investigations, if required, will bc given to the sclccted developer. If the sclccted clcveloper, acting in 
good faith, disapproves the results of such investigation, negotiations with the County may bc terminated 
prior to the end of the due diligence period. If not terminated, the responsibility for clean-up of 
contamination or toxic materials will rest with the selcctcd developer and will not be the responsibility of 
the County. 

4.5 ENTITLEMENT ISSUES 

A major element in the application and development process will be treatment of entitlanent issues, since 
modification of existing entitlements through an LCP amendment will bc required. A brief ovekew of 
LCP/Rq$onal Plannin$‘Coastal Commission Requirements is set forth in Appendix 6. 

Respondents should be a- that respondents m&ht be subject to a wide range of conditions 
not conterxzplatedia this RFPin connection u&b o&raining entttlentents for aproposedpmject. 
As ckcums~ces &tate, DBH wiUpattk$pate hi DCB, LCP, Re&onaf Pladnrjlg and other 
necessay regulatory pmcee&gs, howem, wMe tbe Couaty is a necess~ co-applikanr; 
sponsodng and ohtatikg LCP amendments and/or otber regulatory appvals is the safe 
responsibi&y of the success&.lptqwser. 
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4.6 APPLICATION PROCESS 

4.6.1 Detailed Response Information 

Proposers must submit by 5:OC) pm. Pacific Time on Monday, August 11,2003, in the form set forth in _ 
Appendix H, “Contents of Proposal.” 

The proposal should bc sent to the Couq Contact as described in Section 1, to the following address: 

County of Los hngclcs Dcpartmcnt of Bcachcs and Harbors 
Attn: Alcsandcr E. Kalamaros, CCIhl 
13837 Fiji Way 
Marina dcl Rey, CA 90292 

4.6.2 Response Schedule 

Release of RFl’ 

Developer’s ()rientadon 
(1O:OO AM at Burton W. Chace Park 
Community Building, Marina de1 Rey) 

April 29,2#03 

June 9,2003 

Proposals Due 

County schcclules interviews 

Evaluation Committee issues 
rccommcndation to Director 

flugust 11) 2003 

To be determined 

To bc dctcrmincd 

Director recommends sclcction of entity with 
which to negotiate cxclusivclp 

To Ix determined 

Small Craft Harbor Commission rcvicws 
Director’s rccommcndation 

To be determined 

Board of Supervisors selects entity with which 
to negotiate exclusively 

To hc dctcrmincd 
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5. PROPOSAL SUBMISSION AND REVIEW 

5.1 DEVELOPER'SORIENTATIONCONFERENCE 

Prior to submitting a proposal in response to this RFP, interested potential respondents should attend the 
Developer’s Orientation Conference. At this meeting, DBH saff will provide an overview of this RFP. 
DBH’s economic and legal consultants, as well as representatives from the Regional Planning Department 
and the Department of Public Works will be invited to answer questions regarding this RFP. If the 
applicant chooses to proceed with a project, the proposal submittal process outlined in Sections 4 and 
sand the Appendix should be followed. 

5.2 PROPOSALPACKAGE 

Proposers must submit 10 copies, in 8.5” x 11” three-ring loose-leaf binders with up to five graphic 
exhibits in 11“ x 17” format, folded to fit within the 8.5” x 11” three-ring format. All pages must be 
numbered. The sealed envelope must state “hIarina Beach Resort RFP Submittal.” Proposals submitted 
bJr electronic mail or facsimile will not be accepted. Proposals are due 1~~ .i:OO p.m. Pacific Time on 
Slonday, August 11,2003 to the County Contact as described in Section 1. DBH reserves the right to 
quest additional information during the RFP review period. 

5.3 CONDITIONSANDLIMITATIONS 

Notwithstanding a recommendation of a department, agency, individual, or other entiq~, the Board of 
Supervisors retains the right to exercise its judgment concerning the selection of a proposal and the terms 
of an): resultant agreement, and to determine the proposals, if any, which best serve the interests of the 
County. The Board is the ultimate decision-making body and makes the final determinations necessaq to 
arrive at a decision to award, or not award, a new lease or lease extension. 

This RFP does not represent an offer or commitment by the Counq of Los Angeles to enter into an 
agreement with a proposer or to pay any costs incurred in the preparation of a response to this request. 
The responses and any information made as part of the responses will not be returned to proposers. This 
RI;l’ and the selected proposer’s response to this RN’, may, by reference, become a part of any formal 
agreement between the proposer and the County resulting from this solicitation. 

The proposer shall not collude in an)r manner or engage in any practices with any other proposer(s) that 
may restrict or eliminate competition or othcnvise restrain trade. Violation of this instruction will cause 
the proposer’s submittal to be rejected bp the Courq. The prohibition is not intended to preclude joint 
ventures or subcontracts that are identified in the proposal. 

All proposals submitted must be the original work product of the proposer. The copying, paraphrasing, 
or otherwise using of substantial portions of the work product of another proposer is not permitted. 
Failure to adhere to this instruction will cause the proposal to be rejected. 

The County has sole discretion and reserves the right to reject any and all proposals received with respect 
to this Reyuest for Proposals and to cancel the Request for Proposals at ang time prior to entering into a 
formal lease agreement. 

The Counq reserves the right to reyucst clarification of the Rt;P or additional data without changing the 
terms of the RP’l-‘. 
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5.4 DE~ELOPMENTCOMPONENTS 

Please identify each of the major components of the proposed development, q hotel, restaurant, p”rking, 
etc. Proposals must include detailed, parallel information for each of these components. 

5.5 ~UBMI'ITALOFhTERNATEPROPOSALS 

Respondents may desire that altcrnativc RI;]’ proposals on a given parcel(s) receive consideration in the 
event their primary proposal is rejected. The County will consider such provided the respondent’s 
alternate proposal is submittcd in a separate document and is labeled with the subtitle “ALTER1\;ATE 
PROlY EAL.” Alternate Proposals: 

l Must bc complctcly self contained; 
l May not include references to any outside documents; and 
l Must be turned in on the same submission schcdulc as all other proposals. 

5.6 OVER~IEWOFCONTBNTSOFPROPOSAL 

In general, all proposals will have nine required sections as shown below and in the order as set forth in 
the Appendix. The sections arc set forth here in summary format. 

5.7 EVALUA~ONC~MM~ 

The evaluation of the proposal responses will be conducted by an “Evaluation Committee” selected by 
the Director of Department of Beaches and Harbors. The Evaluation Committee may include DBH staff 
members, representatives of other County agcncics and departments and/or non-Counq personnel who 
may have demonstxated expertise in pertinent development fields. 

The Evalu;ltion Committee will rank and recommend proposals to the Director who will, in turn, make 
his recommendations to the Small Craft Harbor Commission (“SCHC”) and to the Board of Supervisors. 
Neither the Director, nor the SCHC, nor the Board is bound by the recommendations of the Evaluation 
Committee. The Los Angeles County Board of Supervisors has the ultimate authority and responsibility 
for the selection of a developer, if any, for proposed development on the Projtct Site and any related 
parcels. 

5.8 EVALUATIONCRITERIA 

The County’s primary evaluation criteria are: (1) revenue enhancement, (2) implementability, 
(3) implcmcntation of AhlS, including consideration of impact on and/or enhancement of usability by 
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public visitors and lodgers (4) upgrading the east side of the Mtrina, and (5) creativity. The objective is to 
enhance the Marina as a desirable location and provide a cohesive theme for new private clcvelopment 
and public facilities as well as to improve the County’s revenue flow. Implementability means that the 
County must be satisfied that the responding development team can and will actually complete the 
dcvclopment. The County will consider: 

. Glltitlelllellt risk; 

l Financial risk; 
l Creativity and quality; 
l Design and construction capability; 
l Project management capability; 
l Property managcmcnt capability; 
l Successful marketing and operating experience of the developer and, if applicable, the 

operator of the project; 
l The marketing image, financial strength and management systems of, if applicable, the 

operator of the pro@; 
l Extent to which existing lessee has complied with all terms and conditions of its lease; 
l Compatibility with the goals and objectives of the Marina de1 Rey Asset Management 

Strategy, including boater and water orientation and visitor-serving objectives, and 
r&ted non-monetary public benefits; and 

l Experience in public/private projects. 

5.9 EVALUATIONPROCESS 

The initial review will compare all proposals for compliance with the submission requirements. Any 
proposals with significant omissions may be rejected and the proposers will be notified of their failure to 
comply with the requirements of the RN’ process. The County reserves the right to request that 
proposers bring their submissions into compliance within a very short time period after notification. 

h detailed, point-by-point comparison will be made of all complete proposals. Requests for clarification 
may bc sent to certain proposers. Proposers may IJC asked to attend an interview by the Evaluation 
Committee. 

Based on the evaluation criteria, the proposals will be rated by the Evaluation Committee, which will 
recommend the selected proposer to the Director, who will in turn make his recommendations to the 
SCHC and the Board of Supervisors. 

5.10 F~NALA~ARDBYBOARDOPS~PER~ISORS 

Notwithstanding a recommendation of a department, agency, commission, individual, or other person, 
the Board of Supervisors retains the right to exercise its judgment concerning the selection of a proposal 
and the terms of any resultant agreement, and to determine which proposal, if any, best serves the 
interests of the County. The Board is the ultimate decision-making body and makes the final 
determinations necessary to arrive at a decision. The Board reserves the right to reject any and all 
proposals. 

mb041503.doc Draft 



Marina Beach Resort Page 22 

APPENDIX A 

I~WARTh~lENT OF BEACHES AMI HARBORS 

I’( >LICY STATEMENT 

Leasehold Term Extension - Marina de1 Rey 

The County’s policies and official goals/objectives with regard to granting lease extensions to 
Marina de1 Rey leaseholders are: 

1. Redevelopment and making the properties economically and physically competitive (e.g., 
competitive with the new hotels, condomGums, slips and retail buildings in the new Playa 
Vista project and other new Westside projects). Redevelopment will be rigidly def~wd to 
differentiate it from deferred maintenance, refurbishing or extensive redecoration. 

2. Rcdcvelopmcnt of leasehold uses to ensure long-term economic viabiliq of the improvements, 
increased County revenue, and cnhanccment of public facilities. 

3. It is understood that the Local Coastal Plan (LCP) restricts some lcascholds from redcvcloping 
to higher density, or modifying existing land use. ‘The County will consider sponsoring, in 
concert with the affected leaseholders, an amendment to the LCP when: 

l The proposed project and amendment will trigger redevelopment. 

l Redevelopment may be an upgrade of facilities such as providing larger units, not just 
higher density. 

l The proposed rcdcrelopmcnt will enhance the County’s revenue stream and create public 
facilities. 

l All proposed leasehold LCP amendments have been sufficiently reviewed and processed 
appropriately which will include public hearings. The County is desirous of combining all 
LCP amendments into one planning amcndmcnt and environmental assessment, but at 
appropriate intervals may consider sponsoring additional amendments when they will 
ensure leasehold viability and increased County rent. 

4. Receipt of fair consideration by the County for the extension (in addition to fair market rent). 

l The County will require a lease extension fee equal to the value of granting the extension. 

l The County will require a guarantee that redevelopment will commence promptly and 
within a specific, prescribed time frame. 

l Redevelopment of a leasehold interest satisfactory to the County will entitle the lessee to a 
rent credit of part of the lease estcnsion fee for a limited, prescribed period of time. 
I\ssurancc of the County’s continuity of annual rental income flow will be paramount in 
determining the timing of the partial credit. 
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l The purpose of the extension fee and rcdcvclopment requirements is to provide each lcsscc 
with an incentive to redevelop. 

l Only where redevelopment is not phpsically or legally possible, mill the County consider 
alternative requirements for lease extension if the leasehold’s current USC meets the 
objectives and permitted uses of rqgulatory agencies and, in the County’s judgment, the 
facilities meet appropriate building codes and eco&nic and physical viability is ensured 
during the extended lease term. 

5. Ensuring payment of fair market rents commensurate with the new value of the lease including 
its extension. 

6. Securing County financial participation in sale, assignment or refinancing of leasehold interests. 

7 :. Payment for County administrative costs associated with lease extension and other lcasc rclatcd 
costs. 

8. Staging of rental arrangements and physical redevelopment to ensure continuity of County 
rental income flow. 

9. Retention of 50 percent of the additional funds resulting from lease extension to upgrade 
physical infrastructure of the Xarina. 

10. Processing a master LCP amendment covering as many parcels as possible. 

The department understands that if a lease term extension is granted, certain property or posscssory 
interest taxes may be increased due to reassessment of the leasehold. The role of the dcparunent is 
to act as a traditional landlord and it will only take into account fair economic rent and the direct 
rental revenue paid to the County. The County will not adjust rent or in any way agitate or modify 
future rent adjustments due to higher property or possessory interest taxes that may result from a 
lease extension. 

Certain regulatory procedures (i.e., LCP requirements) must be resolved prior to entering into a 
binding agreement for lease extension containing higher leasehold land use density or leasehold 
land usi modifka tions. 
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BASIS FOR 13 )LICY STATEMENT 

1. Purpose 

The purpose of this Policy Statement is to provide a standard basis for discussing lease 
term extensions and to ensure that the County will receive fair economic value for such 
extension and for its leased property within Marina de1 Rcy. 

It is anticipated that lease term discussions on Marina de1 Rey leaseholds will be requested 
by various lcssccs as the remaining term in the original lease declines. These requests may 
arise because of the lessees’ desire to refinance, sell, assign, or redevelop the leasehold. In 
some cases there may bc an insufficient remaining term of the lease to maximize these 
desires. 

Redevclopmcnt is considered by the County to be the primary justification for a lease term 
extension. 

2. Basic Assumtxions 

2.1 IWicv Assumtxions 

mb041503.doc 

Redevelopment of the leaseholds should be coupled with any lease extension 
commitments. 

Environmental assessment may be required. 

The County is not obligated to agree to lease extensions for any or all lessees. 

Xo rcdcvelopmcnt increasing leasehold land use density or leasehold land use 
modifications will occur without mitigating traffic options such as a bypass. 

Lease extension discussions will be expensive and time consuming to the 
County. 

A preponderance of leaseholds will not be able to significantly intensi@ use or 
density under the land use provisions of the current LCP. 

The Assessor will reassess the property with an extension. 
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3. l-‘rcrcauisitc for Lease Extension 

2.2 The lease term extension must be tied to a commitment acceptable to the Director and Board of 
Supervisors to redevelop the property. A major purpose of this policy is to ensure that the 
improvements will be modernized and of sufficient quality to remain attractive, competitive, and 
physically and economically viable during the extended term of the lease. 

0 County must conclude that redevelopment is feasible under existing regulatory 
control on a case-by-case basis or that land USC modification can be 
accomplished through an amendment of the LCP. In either case, the County 
will require fair consideration for a lease extension. 

0 Redevelopment must enhance the County’s income stream, and public 
facilities. 

2.3 1LTo long term extension containing the higher leasehold land use density or leasehold land use 
modifications will be offered until the G&a de1 Rey bypass or other traffic mitigation measures 
are approved by the appropriate regulatory agencies. 

4. Amendment to the Local Coastal Plan fLCP\ 

4.1 The County will consider sponsoring an amendment to the LCI’. 

If the County is successful in its attempts to amend the LCP, part of the lease 
extension fee paid by the lessee may be credited against future rent when 
redevelopment occurs. 

5. Conditional Parcels 

These policies may be withheld or modified with respect to those parcels for which other 
policies or lease extension amendments have been executed, those properties which have 
recently been redeveloped and meet appropriate building codes and quality standards which 
ensure viability of the facilities or meet objectives of regulatory agencies. 
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CRITERIA CONTEMPLATED FOR 1NCLUSIC)N lN REOUESTING LEASE 
lXTENSI( )N 

1. All requests for lcasc term cxtcnsion arc to be submitted in writing to the Director of the 
dcpartmcnt and shall include documents describing the lcsxe’s &sting financial statement and 
condition, value of the property, purpose for lease term extension, construction scheduling fix 
rcdevclopmcnt, and total construction costs and economic projections. 

3 Y. AtAication Fee 

Upon application for the lease extension, in addition to any other compensation payable 
such as retroactive rent, increases in base rent, etc., the lessee shall pay to the County a 
single application fw for its administrative costs, associated with review of the project for 
economic feasibility, environmental assessment and legal assistance as well as County staff 
time. 

3. Economic Terms 

3.1 

3.2 

3.3 

3.4 

33 

Minimum Rent 

Minimum rent shall bc adjusted periodically based on prior total annual rent paid to 
the county. 

Fair Market Rental Rates 

A revision of all percentage and minimum rent to reflect fair market value as of 
date the estcnsion is granted. Where applicable, the payment of retroactive rentwill 
lx made by the lessee based on the new fair market rental rate pcrccntages. The 
newly adopted arbitration clause clarifying dispute resolution mechanisms will be 
added to those leases not already including it. 

Lease Extension Fee 

The County will receive an extension fw commensurate with the value of granting 
the extension. 

I’articiDation in Sale or Transfer of the Leasehold 

The County will participate in the proceeds from the sale or transfer of leasehold 
interest so as to: 1) assure adequate compensation for administrative costs incurred 
by the department; and 2) share in profits from these lcascholcl sales or transfers. 

Particination in Refinancing 

The County mill rcccive an appropriate share ofproceeds from rcfinancingwhich is 
not used for leas&old improrcmcnts in the Marina. 
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3. 

3.6 Administrative Costs 

In addition to the above econonlic terms, the lessee shall agree to pay for various 
offsetting, or special administrative costs including, but not limited to: 

3.61 Environmental studies. 

3.62 Late rental payment penalties, including audit deficiencies. 

3.63 Increased security deposits. 

3.64 Increased minimum rcncal payments. 

3.65 Increased County insurance requirements, including business interruption 
insurance. 

3.66 Costs for County lease assignment reviews. 

Time Frame for Lease Extension 

Will be tied to resolving transportation rquirements established in the LCP. 
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APPENDIX B 

Adopted 3/21/95 

PROCESS I;OR MANilGIiL;G LEASE EXTENSION PROPOSALS 

The Board of Supervisors of the County of Los Angclcs (Board) has approved an amendment to 
the Marina de1 Rcy Local Coastal Plan (Amcndcd Plan) allowing for an increase in development 
density in Marina dcl Rcy. The Amended Plan divides the Marina into 14 Dcuelopment Zones 
(I)&), each containing scvcral leaseholds, with dcvclopmcnt potential being allotted by l)Zs, rather 
than by indit-idual parcels. The Amended Plan must be rcvicwed and approved by the California 
Coastal Commission (CCC) to bccomc effective. 

In order to encourage timely redcvclopment during this process, the Department of Beaches and 
Harbors (Dcparrment) is willing to enter into negotiations for extending the terms of current 
ground lcascs with interested lcssces and/or other intcrcstcd partics, but will not submit a 
“Memorandum of Understanding for Lease Extension” (MOIJ) to the Board until after the CCC’s 
adoption of the Amcndcd Plan. Two or more lcssccs may compctc for dcvclopmcnt potential 
within a given DZ. 

All lease extension negotiations will rcyuirc the payment of an application fee to fully cover the 
Department’s costs to analyze the applicant’s proposal. Once gcncral agreement is rcachcd, an 
MOU will bc prepared for submission to the Small Craft Harbor Commission (SCHC) for review 
and to the Board for approval. The MOU will outline the basic terms to bc further negotiated as a 
part of a lcasc extension amendment i&case lkcnsion Amendment). 

IJpon Board approval of this MOLJ, the lcsscc will pursue a Coastal Dcvclopmcnt Ycrmit (CDI’) 
and other entitlements through the Department of Regional Planning (DRP). Once these 
entitlcmcnts are issued, the Dcparmxnt will enter into good faith negotiations with the lessee for a 
Lcasc Extension Amendment that will be based upon the terms set forth in the MoLJ. 

In order to provide an opportunity for all interested parties, the Department will require each 
applicant to abide by the following process: 
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PROClSS 

Informal Meeting 
Prior to submitting a formal proposal, the lessee should request meetings with the Dcpartmcnt and 
the DRP’s “One-Stop” processing center. The Department w& outline the County’s 
financial/planning goals for Marina de1 RCJT, and the DRP will clarify whether or not the proposed 
project is within the paramctcrs of the Amended Plan and will help the lessee understand the 
various steps and procedures required by the permit process. No fees will be assessed by either 
dcpartmcnt for thcsc initial meetings. 

I%mxml Submission 
If the lcsscc chooses to proceed with the Project, ten copies of a proposal shall be submitted to the 
Department. The proposal shall be responsive to the Board-approved Marina de1 Rev Lease Term 
Extension P&x (ilttachment 2). In addition, the applicant shall submit: 

il. A description of the proposed project. 

B. h description of the entitlements rcquircd to complete the project. If the required 
entitlements are in CYC~SS of the development potential for the DZ, the applicant shall detail its 
plan for securing increased entitlements. It should be noted that ifan applicant’s proposal requires 
further substantial amendments to the Amcndcd Plan, an MOU will not be forwarded to the Board 
prior to approval of these additional amendments to the CCC. 

c. The basis for leasehold valuation. 

D. Evidence of financial and physical feasibility of the proposed project. 

I.2 The Department’s initial fee of $10,000 as a deposit against its costs of reviewing, 
negotiating and preparing the MOU and Lease &tension Amendment documents. This fee is 
payable upon submission-of a proposal. Additional funds may be rcquircd to ensure that all of the 
Department’s costs are recovered. Any unexpended funds will be refunded to the applicant. 

MOU Neeotiation 
Once the proposal is received, the Department will review the proposal and coordinate the 
appropriate meeting(s) between the lcsscc and County staff and/or its consultants to clarify the 
terms of the proposal - primarily its financial, planning, and legal aspects. IJpon clarification, the 
Department will negotiate in good fait11 to reach agccment on an MOU that the Department can 
recommend to the SCHC and the Board. 
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Notice to Other Lessees 
Upon receipt of any propo~l rcclucsting dcv-elopment potential permitted under the Amended 
Plan, the Department will noti@ all other lessees in the affected DZs that such a proposnl for use 
of that potential has been rcccivcd. If any other lcssce has an intcrcst in submitting a competing 
proposal, chc Department slmuld be not&?ed in writing within 30 days so that the Department can 
scl~cclulc initial meetings with the interested party. 

It is the intent of the Department to select the best proposal for use of the development potential 
within each IX Thcrcforc, the Department may ncgotiatc simultaneously with two or more lessees 
seeking the same entitlcmcnt within the same IX, but only one MOU will result from such 
negotiations. 

Reiected Pronosals 
If the Department rejects a proposal, it will fonvard its comments to the Board by memorandum, 
with copies going to the SCHC and the applicant. The applicant’s proposal and a summary of 
an:~lyses performed by staff or outside consultants will be attached to the memorandum. 

Process After AiOU Execution Br the Board 
lifter the Board and applicant have executed an MOIS, the applicant should secure a CDP and all 
required entitlements. Once all permits and entitlements are secured, the Department will enter into 
good faith negotiations on a Lcasc Extension hmcndmcnt based on the MOU. The proposed 
Lease Extension Amendment will bc forwarded to the SCHC for its review and to the Board for its 
consideration. If the Department and lessee cannot agree upon the terms of the Lease Extension 
Amcndmcnt, or if the Board rejects such Least Extension Amendment, the Department may 
reopen negotiations with other interested parties. 

Parcels Not Currcntlv Under Long Term Lcascs 
After the Amended Plan is approved by the CCC, the Department will seek lessees for 
devclopmcnt of certain Marina de1 Rcy parcels not currently under long-term leases. If the same 
dcvclopmcnt potential within a DZ is sought by a prospective as well as a current lessee, the 
Department will recommend an 5101! to the SCHC and the Board with the party which it 
determines offers the best overall proposal to the County. 
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APPENDIX C 

Coordination with Lease Extension Proposals 

Certain proposals may include plans for combining RFP parcels and existing leaseholds into a single 
dcvclopment project. Such a project is tcrmcd a “Combined Project.” A Combined Project is a project 
that aggregates one or more RFP parcels together with one or more other parcels with existig leases into 
a single, unified development project. In order to clearly distinguish proposals that contain a Combined 
Project, all respondents submitting a Combined Yrojcct must label any response document with the 
subtitle “COMBINID PROJECT.” 

If applicable, please provide the following information for proposals that include development on parcels 
for which a lease extension is requested. 

l Proposed extension fee, which should be calculated in accordance with current 
County policy. For further explanation, please refer to Item 4 of the document 
titled POLICY STATI3IIDT: Leasehold Term Extension - Marina de1 Rcy, 
incorporated as Appendix A. 

l Detailed plan for any existing structures that are to remain or are to be 
rehabilitated, including assurances that the leasehold will maintain a strong 
competitive position in the market for these existing or rehabilitated facilities for 
the duration of any extended lease. 

l Lease extensions and associated new leases must have a common expiration date. 

l Rent structure on retained or reconstructed improvcmcnts, if any. 

l Evidence of site control: if proposing entity is in any way different from current 
lessee, even if lessee is a partial owner, please provide a copy of any contractual 
arrangement as well as the amount and character of consideration to current lessee. 

l County Recovery of Lease Extension Costs 

The County will recover its processing costs and costs of any required appraisal in 
accordance with the provisions of A&IS and its adopted lease extension policies. 
For further explanation, please refer to the document titled Process for Nanaging 
Lease Extension Proposals, dated j/21/95 and incorporated as Appendix B. 

SINGLE,UNIFIEDPROPOSAISMUSTINUUDEBOTHRFPANDRELATEDLEA~EEXTENSION 
DATA 

Respondents submitting a Combined Project are not required to submit separate RFI’ and lease extension 
proposals and should file a single, unified proposal. 

mb041503.doc Draft 



Marina Beach Resort Page 32 

While rcspondcnts should submit a sin&, unified proposal for their Combined Project and thereby 
eliminate duplicating information that overlaps in the RFP and lease extension proposal, respondents 
must assure that all necessary project and financial data are included. 

The following checklist identifies key sections in the RFP document and related lease extension 
information that will assist the respondent in assembling the rcquirecl information. 

l Appendix A, Policy Statement: Leasehold Term Extension - Marina de1 Rey 
l Appendix B, Process for Managing Lease Extension Proposals 
l Appendix C, Coordination with Lease Extension Proposals 
l Related lease extension information, namely: 

a) Identification of leased properties 
b) Proposed ownership and operation 
c) Lease extension terms proposed 
d) Summary of key elements in associated response to RI;I’ 

RESPONSIBILI‘N FOR LBASE EXTENSION DOCUMENTATION 

While an effort has been made in this document to identify the major technical clcments needed in the 
response to this RFP, all lease extension respondents should read all applicable documents in their 
entirety and are responsible for meeting all requirements set forth in the County Lcasc Extension Policy, 
which is included as an attachment to this RFP. 

TIMING OF LEASE EXTENSION EXPIRATION 

Lease extensions and associated new leases must have a common expiration date. 

Tmxww’r OF RETAINED LEASEHOLD IMPROVEMENTS 

As a general rule, the County expects full rcdevclopmcnt of all leaseholds for which lease extensions arc 
grantid or development proposals are awarded. Neither existing land nor water improvements are to be 
retained. All existing improvements, whcthcr situated on parcels subject to this WI’ or on adjacent or 
nearby parcels as a hart of a Combined Project response to this RI;lJ, should be completely replaced with 
new or fully reconstructed improvements. 

However, if any existing structures are to remain, the respondent must provide the same dctailcd 
information for each class of retained improvements. ilny proposal to retain leasehold improvements 
must explain how the respondent plans to assure the County that these structures will remain competitive 
for the full duration of the lease term. 

SUBMITML OF ALTFlRNATE PROPOSALS 

Respondents may desire that alternative RFP proposals on a given parcel(s) receive consideration in the 
event their Combined Project is rejected. The County will consider such provided the respondent’s 
alternate proposal is submitted in a separate document and is labeled with the subtitle “ALTERKATE 
PROPOSAL.” Alternate Proposals: 

l Must be completely self contained; 
l May not include refcrcnces to any outside documents; ancl 
0 Must be turned in on the same submission schedule as all other proposals. 
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APPENDIX D 

Asset Management Strategy (AMS) Map 
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APPENDIX E 

Entitlement Matters 

Overview of Marina de1 Rey Entitlements 

.A major clement in the application and development process will bc treatment ofcntitlement issues, since 
modification of existing cntitlcmcnts through an LCP amcndmcnt will likely bc required. A brief overview 
of LCI’/Rcgional l%nning/Coastal Commission Requirements is thus set forth below. 

Responders &ould be awate that tespondenrs m&hr be subjec to a wide mnge of con&ions 
nor conremplaredti rhk RPPti connection wirb obtaining entitlements for a pqwsedpmjecr. 
As citcumsrances dictate, DBH wlUpatriu!are irr LCP, Regional PIknmig and otbernecessary 
n;5”Iaroqpzoceeo%gs, howem& while the County is a necessary co-applicant, sponso&gand 
obtaining LCP amembnenrs and/or other mgularo~ approvals is the sole responsibih?y of the 
success fidproposer. 

The March 1996 LCP Amcndmcnt fix Marina de1 Rey marked several changes in rhhe land use rcg$ation 
of the Marina. Broadly speaking, these changes addressed four critical issues. They are as follows: 

(1) Height limitation zones wc’rc established to limit development on individual 
parcels; 

(2) View corridor rccluircmcnts were established so that views of the water would bc 
preserved; 

Entitlcmcnts for additional development were, with only a few exceptions, 
allocated among a series of 12 I3cvclopment Zones (DZs) rather than assign4 to 
individual parcels; and, 

Aggrcgatc development in the Marina as well as development within each DZ was 
regAated by the allocation ofp.m. peak hour traffic nips with a total of 2,750 such 
traffic trips being allocated to all additional development within the Marina. The 
allocation of trips and traffic planning was the primary factor in using IXs as a 
device for allocating additional entitlements. 

Prospective Entitlement Processing 

Proposals that are fully consistent with the csisting designations and regulations contained in the LCP will 
require review by the Design Control Board for design features, as well as issuance of a Coastal 
Development Permit and all other normal ministerial and other reviews and approvals associated with 
obtaining a building permit and other code compliance. However, dcpcnding on the qxcific nature of 
the proposal, other discretionary land use entitlements, such as a Conditional Use Permit, may be 
rquirccl. Any project that rcyuircs a change in the LCP will rcquirc an LO amcndmcnt. Prior discussions 
with rcprcscntativcs of the Los Angclcs County Regional Planning Dcpartmcnt familiar with the LCP 
indicate thatprojccts requiring the intcrchangc or movement of entitlements from adjacent DZs may not 
present the same challcngc in achieving approvals as may be rcyuircd for more extensive changes. Land 
USC changes to mxinc commercial us&, which arc likely the emphasis of any changes involv-ccl in the 
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project, are likely to he viewed favorably in light of Coastal Commission policies so long as high priority 
uses (cg. boating, public parking, etc.) arc protected or rclocatcd. The process by which such 
amendments would be processed is outlined below and invol~s approval by both the California Coastal 
Commission and the County of Los Angeles. 

Outline of General Entitlement Process 

Review by DBH Design Control Board 
Preparc Application(s) for Entitlements including Coastal Development Permit 
Submit to Los Angeles County Regional Planning Department 
Environmental and Permit Review Process 
Public Hearings at Los Angeles County Regional Planning Commission 
Planning Commission Decision 
Additional Public Hearing/Board of Supervisors Decision 
Additional Public Hearing/Coastal Commission Decision 
r1ddirional Review by DBH Design Control Board 

County Role in Seeking Modifications to Zoning or LCP 

Selected applicants with proposal concepts that require amcndmcnts to current zoning and/or the LCP 
will have the responsibility for obtaining such amendments. The County, in issuing this RN’, makes no 
representations that such modifications will in fact be obtained or that, in obtaining them, the developer 
may not be subject to a wide range of conditions and requirements not described in the LCP. 

DBH will make available its best understanding of the origins of the policies embodiedin the current LCI? 
and zoning and prior interpretations of these policies in connection with earlier entitlement processing, 
and will, to the extent that DBH does not see any conflict with its long term asset management growth 
objectives, consent to and support the required applications in the entitlement process. In addition, DBH 
will identify kc? staff members with whom to consult at both the California Coastal Commission and the 
Los iZngeles County Regional Planning Department. 

Any assistance provided by the County in its proprietary capacity shall be without prejudice to exercising 
its powers and rights in its governmental capacity. 

LCP/Regional Planning/Coastal Commission Requirements 

The RW references the requirements regarding entitlements imposed by the LCP, including the required 
reviews by the County’s Des@ Control Board, Regional Planning Department, reviews associated with 
code compliance and building permit issuance and the involvement and review by the California Coastal 
Commission in appropriate circumstances. 

The RFP makes it clear that applicants are responsible for obtaining all necessary entitlements and permits 
from appropriate County and/or state agcncics and that any proposal that requires an LCP amcndmcnt 
should be discussed with a representative of the Regional Planning Department familiar with the LCP. 

The provisions of the LCP regarding allocation of cntitlcmcnts, view corridor requirements, building 
height limitations and limitations on both aggregate development in the Marina and development within 
each IX are also discussed and an outline of the general entitlement process is presented. 
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In addition, applicants should be aware that the LCP, planning agencies and other state, regional and/or 
local authorities might impose a variety of other conditions and/or fees related to proposed dcrclopment 
projects. In appropriate cases, these matters may include, but are not limited to the following: 

. Traffic impact fees 

. School impact fees to Los Angeles County Unified School District 
n I%h & Game Department fees 
. Mitigation monitoring fees 
m Sewer impact fees 
’ Park impact fees 
. Hostel impact fees (hotel/motel development) 

The LCP also imposes an “Improvement Phasing Schedule for Internal Category 1 Improvements” which 
provides that ccrain specified road improvements must occur in phases coinciding with new 
development so that no new dcvclopmcnt is occupied before construction of improvements which would 
mitigate the same amount of impact such development has on traffic within Marina de1 Rey. 

In addition, the LCP imposes an “Improvement Planning Schedule for certain Sub-regional Traffic 
(Category 3) Improvements”. In general, these provisions require that if the traffic trips generated by new 
or intcnsifkcl Marina development, along with other previously approved development, escced 50% of 
the total anticipated additional external trips to be generated by new or intensified Marina development, 
additional development that generates external trips shall not occur until certain traffic improvements 
which mitigate those trips has been approved and fundecl by the appropriate agencies. 

To date, only minimal new development has been fully approved. However a number of new 
development proposals are either in negotiation and/or have entered the entitlement process. If a 
substantial number of the projects currently in negotiation are eventually granted entitlements at their 
maximum requested levels, the 50 I/o limit may be attained and anv new projects that may generate , 
additional external trips will not be permitted to move forward until the above reference traffic 
improvements have been approved and funded. 

The requirements discussed in the preceding two paragraphs relating to requirccl Category 1 and 
Category 3 traffic improvements are independent of other LCP requirements and all new developments, 
regardless of their status relating to the SX’o threshold or other traffic improvement or phasing 
requirements, are still subject to all provisions regarding payment of traffic impact fees and other 
appropriate conditions and/or fees relating to proposed projects. 

Potential proposers are advised to consult with Regional Planning Department representatives familiar 
with the LCP in order to asses the terms and conditions which may be imposed upon construction ;md 
occupancy of proposed development and for advice regarding any permits, fees or other requirements 
which may impact their projects. 
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Development Zones Affected by the Project 

Depending on the proposed development program, the amount of entitlements necessary to complete a 
proposed project may vary. As shown in Figures E-1 and E-2 below, two or more dev&)pment zones 
may bc impacted by the Marina Beach Resort project. 

Figure E-l 

Figure E2. Development Zones 
Potentially Affected by Marina Beach Resort Project 

I 

Parcel Area and Height Limits 

As shown in I4gure E-3 below, the total project area consists of land arca of over 6.5 acres, with nowater 
area, although each parcel does include beach and/or water frontage. Site-specific land use restrictions on 
each of the three RFP l’arcels limit construction to 45foot in height, while rqking provision of a 
20 percent view corridor. 
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Figure E-3. Land Area, Frontage, Height Limits and View Corridor 

Land Use Designation and Entitlement Matters Relating to Each Parcel 

As shown in Figure E-3 below, the existing land use designation on each RH’ parcel is Parking. To 
illustrate the &sting mix of uses in the vicinity, the land USC designation of each contiguous parcel is also 
shown. 

Figure E-4. Existing Land Use Designation (Zoning) 
of Marina Beach Resort RFP Parcels 

In order to accommodate the proposed Marina Beach Resort project USC’S, the current zoning for each 
parcel mill likely have to be changed through an LO Amendment to add the designation “Waterfront 
OxTerlay Zone” or, if residential mixed use is proposed on Parcel NR, “Mixed XJse Overlay Zone.” 

Public Amenities 

Draft 

Since attracting visitors is an important goal of this RIil-‘, it is expected that each proposal will include 
plans for a new waterfront promenade. Moreover, the LCP rcyuires that a Z&foot wide pedestrian 
promenade be provided and maintained along the bulkhead. More specific design recommendations for a 
promenade can bc found in draft design guidclincs, “The Marina Walk,” which is contained in the 
information packet available for purchase from DBH. 
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The County envisions facilities that provide public amcnitics designed to serve the needs of both the users 
of the facility and visitors to the Marina. Examples of such facilities include public restrooms, seating 
anxs, waterfront vilewing areas, pedestrian walkways to parking facilities, pedestrian connections to 
Marina Beach and neighboring parcels, securi~ kiosks, night lighting, wading pools for small children, 
electronically controlled water features, public bus stops, taxi loading areas, charter bus drop-off stations, 
bic)rclc racks and sidewalks, which serve the additional purpose of encouraging non-vehicular 
transportation as contemplated in the LCl’. Accommodations for disabled persons will bc required as a 
matter of conformance to the Americans with Disabilities Act, thereby encouraging the use of the faciliv 
by the most diverse population possible. The Count considers thcsc important features to help activate 
public wxss to the waterfront and stimulate connections to other Marina public facilities and lcascholds. 
Proposers are urged to consider creative solutions take advantage of the unique features of each RFP 
Parcel. For instance, the slope of Parcel iLrR will likely rcquirt a multi-level architectural solution that 
integrates ADA-compliant access at the street level with similar access along the waterfront promenade. 

Public Parking 

The conversion ofwaterfront parking lots into Marina redevelopment projects is a stated matter of policy. 
In order to the increase the cfficicncy of rcplaccmcnt parking, the County has made arrangcmcnt for a 
replacement parking structure to be located on Parcel 21. As shown in Figure E-.5, each parcel contains a 
number of existing public parking spaces that must either be retained onsite or relocated nearby, as 
clcscribcd in the LCP. 

Figure E-5. Existing Public Parking on Marina Beach Resort RFP Parcels 

IR 210 

In the course of planning for the replacement of existing parking spaces, proposers arc advised to 
consider creative solutions to implementing onsite parking that will further the goals and ultimate aim of 
this RN’. Lsamplcs of such creative solutions include the placement of underground parking lots beneath 
existing facilities (to the extent allowed by engineering standards), or the placement of small commercial 
operations along the street level of proposed parking structures. 

Available Entitlements 

Availabili~ of entitlements for additional new development in Marina de1 Rep are subject to an ordered 
process of receipt that grants early respondents to County development solicitations prioriF over 
proposals that arc received subscqucntl~. The Count has issued several sets of reclerclopmcnt 
solicit;ttions since 1998 and has received author&ation for exclusive negotiations with a number of 
successful proposers. As shown below in Figure E-6, per the 1996 amendment to the LCP, the County 
has a limited amount of available entitlements in tbc two dcvclopmcnt zones in which the RI’P Parcels arc 
located. 
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Figure E-6. Entitlements Available by Development Zone- 

None! 200 hotel rooms or mow1 units 

Since the date of the compilation of the above table, the County has entered into negotiations for projects 
that, if completed, will utilize a number of the available hotel, residential, retail and other entitlements in 
DZs 4 and 5, However, additional entitlements in adjacent and nearby DZs remain available and the 
County will join with selected proposers in seeking an amendment to the LCI’ should it become necessary 
to aggregate trip allocations from neighboring development zones to allow for the proposed 
development. As the achd mix of retail and restaurant space mag vary with individual project plans, the 
table represents a simplifkd representation of available entitlements and proposers arc advised to consult 
the LCP and appropriate County officials for more precise information on available entitlements. 
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APPENDIX F 

Aerial Photograph of Marina de1 Rey 
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APPENDIX G 

Contents of Proposal 

SECTION 1 - DEVELOPMENT CONCEPT 

a) Overall Approach 

Please submit a brief (one page maximum) narrative description of your vision and approach to the 
devclopmcnt of the proposed Marina Beach Resort project. The description should include 
summary statcmcnts of the key design features, operational strategies, target markets and financial 
assumptions needed to successfully constnlct and operate the Marina Beach Resort project. 

b) Design Description 

Ylcase submit a summaq building program and description of the improx?ements to the Marina 
Beach Resort Project Site. Dcvelopmcnt teams should submit an narrative description of the 
buildings and other uses on the site, the locations of the building(.) F 5 and other uses, the estimated 
syuarc footage devoted to each building and the approximate building footprints. 

c) Preliminary Site Plan 

Please submit a preliminary site plan that visually illustrates the Design Description as described 
above. While a detailed and precise completed site plan is not required at this time, a preliminary 
site plan is ncccssary to properly evaluate each proposal. 

d) Design Graphic 

Please submit at least one graphic image, in color, of the exterior of the proposed Marina Beach 
Resort facility. The graphic may be in the form of a draft perspective, elevation, or other form of 
pictorial rendering that will demonstrate the visual character of the design and the resulting building 
mass. While a detailed and precise completed elevation is not rquircd at this time, a preliminaq 
design graphic is necessary to properly evaluate each proposal. 

SECTION 2 - PROJECT TMJXTABLE AND CRIYKAL ENTWLEMENT ISSUES 

The proposal should include a general, but complete development timetable showing the various 
planning and entitlement steps, construction duration, estimated sarting period and any future phases 
contemplated. A gcncral outline of the entitlement process is provided in the Appendix. As to 
acquiring the entitlements neccssaq for execution of the proposer1 development plan, plleasc provide 
a narrative description of the issues the proposer has identified as critical. Also, please be sure that 
the timetable of approximate dates for obtaining these cntitlcmcnts is realistic -in rcyuesting both the 
narrative and timctnblc, the goal of the County is to assess the proposer’s understanding of the 
entitlement process rather than solicit an impossibly tight schedule for this process. 
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SECTION 3 - COST ESTIMATE 

I;or each component of the proposed development, please include an estimate of development costs 
and a consolidated cost estimate. 

SECTION 4 - FINANCIAL PROPOSAL AND PROJECTIONS 

Please provide a description of proposed lease terms including a suggested minimum and percentage 
rents for the entire project and the basis for periodic adjustments of minimum rents and percentage 
rents. Also provide preliminary clcvclopmcnt pro formas and c&mates of the operating and projected 
County rcvcnucs for the first 10 years of project operation. l%xse submit this information in the 
format specified in the Append&, which is also available online. Developers may use Microsoft Excel 
or a similar program to model their financial projections. The County appreciates receiving both 
financial projections and cost estimates on disk (or bg email) in addition to the hard copy format 
submitted with the proposal. 

SECTION 5 -DEVELOPMENT TEAM INFORMATION, PAST EXPERIENCE (J?OREACH COMPONENT) 
AND FINANCIAL INFORMA~~N 

a) Identification of DeveloDment Team 

As more specifically described below, the name, address, and principal contact for the development 
team should be provided. Should your proposal include a joint venture, simikar information should 
be submitted for other key members of your development team, including financial partners and 
other team members. Please include an organizational chart r&ccting the roles and responsibilities 
of the Development Team. Resumes of key team members, any relevant brochures describing your 
company and its operation, history and projects, as well as and other relevant information for the 
key members of your team, should also be included in your submission. 

Specifically, Four submission should include the following information: 

Lead DeveloDment Team 

Provide an overview of your fin including the number of years you have been in business, 
the firm’s development focus, parent company relationship, the number of professionals 
and location offices in the Los .Angclcs region for the County’s project, and the identity of 
key members of the lead development firm. 

In addition, you should illustrate the organization of the lead development tirm for your 
proposed team and provide resumes of managing partner and project manager for the 
County’s project and a description of the role of the top three members of your firm. 

Draft 

Describe in detail the level of commitment the proposed executive in charge and project 
manager for the County’s project. It is imperative that all respondents identify the 
executive in charge and project manager for this project and specify the duration of the 
development and-prcdevelopment phases. 
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The ProDosed Multi-DiscitAinarv Team 

The County does not require the lead developer to formalize its relationship with each 
team member, but to provide one to three alternatives that your firm is likely to contrxt 
with if selected. This includes at a minimum: 

l Architect and Construction Company or Design/Build Firm 
l Facility Operator 

Optional team mcmbcrs may include: 
l Civil Engineer 
l Traffic Planner 
l Landscape Architect 
l Financial Consultant 
0 Property Manager 

b) ExDerience with develoDments similar to the project propose4 

Please indicate the follow~lg infom&on for three recent projects with which the lead developer 
has been involved: 

l Project name; 
l Location; 
l Size and configxation (e.g., number of hotel units, amenities and parking, etc.); 
0 Approximate cost; 
l Date opened; 
l Approximate current market value, occupancy rate and average monthly storage 

rental rate; 
l Ownership pattern (e.g., build and hold; build and sell; develop only; etc.); 
l Knancing structure; and 
l References for private and public sector parties involved in the project, including 

phone numbers. 

To the extent that the lead developer expects the County to rely on the credentials of any certain 
team member other than the prime developer, please provide the information requested above for 
those team members. The specific project references should preferably be ones on which the 
team member worked with the lead developer. 

The proposer may wish to mark some information, such as financial statements, as 
“CONl~ID~NTlAL” or “PROlXIETARY.” As such, it will be treated by the County in 
accordance with the California Public Records Act, as detailed in the Appendix. 
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SECTION 6 - STATEMENT OF J~NANCIAL QUALJFKATIONS AND RESPONSIBIL~~TY OF DEVELOPER 
Please indicate the following information: 

l 

l 

l 

Name, address, telephone and fax numbers of the responsible party; 
Is the developer a subsidiary of, or affiliated with, any other corporation, corporations, 
partnerships or firms! If so, please specify. If the devclopcr is a subsidiary, please 
indicate the extent to which the parent entity mill guarantee performance by the 
subsidiary; 
Names and addresses of three financial references, including a primaq bank; 
Has the dcvclopcr entity or its officers, principal members, shareholders or investors, or 
any of its parent, subsidiary or affdiatcd entities or other interested parties been 
adjudged bankrupt, either voluntary or involuntarily, within the past ten years? If so, 
explain; and 
Is there pending litigation against the developer entity or its officers, principal members, 
shareholders or investors, or any parent, subsidiary or affiliated cntitics or other 
interested parties other than minor personal injury suits involving claims under 
$250,01H1? If so, explain. 
Financial statements for the previous three years for the proposed entity with whom the 
County will contract. 

SECTION 7 - DISCLOSURE OF BENEFICIAL OWNERSHIP 

The developer must indicate the names of all bcncficial owners of Y/o or more of the proposed lessee 
entity; corporate names will not suffice. 

SECTION 8 - OTmm REQUIRED FORMS 

Proposer must complete a P’inancial Information Rclcasc Authorization form, a Firm/Organization 
Information form and a CBG Sanctions form as prodded in the Appendix. 

SECTION 9 -ADDITIONAL REQUIREMENTS FORPROPOSAL~ WHICH INCLUDE LEA~EEXTENSIONS 

Respondents wishing to submit proposals that include existing Marina de1 Rey leaseholds must 
provide an additional, scp;lratc section that includes information as described in Appendix C, 
“Coordination with Lease I%tcnsion Proposals.” 
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APPENDIX H 

Selected County Contract Terms and Conditions 

ASSU&1XCE OF COMPLIANCE WITH CIVIL RIGHTS LAWS 

Proposers mill assure they will comply with subchapter VI of the Civil Rights Act of 1964, 42 USC 
Section 2000a through 2000~ (17), to the end that no person shall, on the grounds of race, religion, color, 
scs, age, physical disability, marital status, political affiliation or national origin be excluded from 
participation in, bc denied the bcncfits of, nor be othenvisc subjected to discrimination under any 
contract granted by the County nor any project, progam or activity supported by any such contract. 

COMPLIANCE WITH COUN?1’ LOBBYIM; REQUIREMENTS 

Each County lobbyist or County lobbying firm, as dctincd inLos Angeles County Code Section 2.160.010 
retained by anI7 Proposer hereunder, shall full comply with the County Lobb$st Ordinance, Los Angeles 
County Code khapter 2.160. 

GRATIJITIES 

It is improper for any County officer, employee or agent to solicit consideration, ion any form, from a 
Proposer with the implication, suggestion or statement that the Proposer’s provision or the consideration 
may secuxc more favorable treatment for the Proposer in the award of a contract or that the Proposer’s 
failure to provide such consideration ma)- negatively affect the County’s consideration of the Proposer’s 
submission. A Proposer shall not give, either directly or indirectly or through an intermediary, 
consideration, in any form, to a County officer, cmploycc or agent for the purpose of securing favorable 
treatment with respect to the award of a contract. 

A Proposer shall immediately report any attempt by a County officer, employee or agent to solicit such 
improper consideration. The report shall be made either to the Count manager charged with the 
supervision of the employee or to the County Auditor-Controller’s Employee Fraud Hotline at (213) 
974-0913 or (800) 5446861. Failure to report such a solicitation may result in the Proposer’s submission 
being eliminated from consideration. 

Among other items, such improper consideration may take the form of cash, discounts, service, the 
provision of travel or entertkment, or tangible gifts. 

CONSII~ER~TIOX 01; GAIX 1’ROGR;ZhI I’ARTICIPA~TS I’OR 
EhZl’LOkXENT 

Should Contractor require additional or replacement personnel after the effective date of this Agreement, 
Contractor shall give consideration for any such employment openings to participants in the County’s 
Department of Public Social Services’ Greater Avenues for Independence (GAIX) Program who meet 
Contractor’s minimum qualifications for the open position. The County will refer GAIN participants by 
job category to the Contractor. 
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CONSIDGRATIOi% OF GiZIN l’ROGRA\nI Pi\RTICIl’~\NTS FOR 
I3Il’LOYhlL&‘T 

Should Contractor require additional or replacement personnel after the effective date of this i$yxment, 
Contractor shall give consideration for any such cmployncnt openings to participants in the County’s 
Department of Public Social k-vices Greater Avenues for Independence (GAIN) Program who meet 
Contractor’s minimum qualifications for the open position. The County will refer CkAIN participants by 
job category to the Contractor. 

Should Contractor require additional or rcplaccmcnt personnel after the effective date of the Contract to 
perform the services set forth herein, Contractor shall give first consideration for such employment 
openings to qualified permanent County employxs who are targeted for layoff after the effective date of 
this Contract. 

LOBBYISTS 

Jkh County Lobbyist or County lobbying firm as defined in Los Angeles County Code Section 
2.160.010, shall fully comply with County Lobbyist Ordinance, Los Angeles County Code 2.160. Failure 
on the part of any County Lobbyist or County lobbying firm to fully comply with the County Lobbyist 
Ordinance shall constitute a material breach of this Agreement upon which County map immediately 
terminate or suspend this Agreement. 
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APPENDIX I 

Financial Information Release Authorization 

Comact Person 
Financial Institution 
nclclrcss 

(Proposer’s or appropriate name) has submitted a proposal to the County of Los Angeles 
to enter into an option and or gmund lcasc for the purpose of development of certain real 
property in Marina de1 Rc)r, California. As part of the screening process, the County may 
ncecl to contact you about our banking relationship. I (we) authorize you to provide the 
County or its consultants with the infor&ation they require, with the understanding that all 
information providccl will be kept confklential to the extent permitted by law. 

Sincerely, 

mb041503.doc 
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APPENDIX1 

CBE Forms 

(attached) 

Draft 



Marina Beach Resort Page 50 

LOS ANGELES COUNTY COMMUNITY BUSINESS ENTERPRISE (CBE) PROGRAM 

FIRM/ORGANIZATION INFORMATION 

lXS1’1ZI~~;‘I’lONS: .\I1 proposers responding to this solicitatittn must return this form for proper consideration of the I~oposal. 
‘I’he information rcqucstcd bclo~- is for statistical purposes only-. On final analyl;is and consideration of award, 
coiltractorj~-mctor will be selcctcd without regard to gender, race, creed. of color. Categories listed b&w are bawd on thost 
dcscribcd in 49 (X:1< ’ 73.5 

I. 

II. 
III. 

Iv. 

TYPE OF BUSINESS STRUCTURE: 
(Non-profit Ckporation, Partnership, Sole Proprietorship, etc.) 

If you arc 3 non-profit. plcase skip sections 11 thru 1’ and fill in the name of the firm and sip on page 2. 
TOTAL NUMBER OF EMPLOYEES IN FIRM (including owners): -- 
mCE/ETmXC COMPOSI%“ION OF FIM (Partners, .1ssociate Partners, %magcrs, Staff, etc.). i’kase break 
down the abore total number of cmplocccs into the folltwing catcprics: 

OWNERS/PARTNBRS/ MANAGERS STAFF 
ASSOCIATE PARTNERS 

HLackjAfrican American 

3 lispnic/l,atino 

Asian or Pacific Islander 

.\mcrican Indian/.Uaskan 
Native 

I;ilipino ,imcrican 

White 

Male Female 

PERCENTAGE OF OWNERSHIP IN FIRM 131case indicate by percentage ( ) 1 O’O IOW ownership of the firm is 

clistributc!d. 

Hlack/;\kicaii 

American 

'!G, 

I IispanicjLatino 

?,I 

.\sian or 
Pacific 
Islander 

'14, 

Amctican 
Indian/ 

Alaskan Natirr 

"'* 

Fiiipino White 
I\merican 

'k,, ",k 

CERT FICAT ON AS MINORITY: WOME 
&I 

N.DISABLED~ 
Is your form currently certikd as a mintdty, women-owncct, disdvantagcd or cfisablcd veteran business 

cnterprkc by a public agency? (If yes, complctc the ftdov;ing ad attach a copy of your proof of certification.) 
h[ \y I> I)\’ 

Agcncv --__-- Iixpiration Date 

Agency -- - -- ~ I3xpiration Date 

Agcnc! -- - -- __ tixpiradon Date 

I,l~~;l~NI~: hi = [\linority; \Y = Women; 13 = IXsadrantagcd; l>V = I~isabled Veterans 
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b 

CBE SANCTIONS 
I 

It’s the policy of the (kunty of I,os Angclcs Rod of Supervisors that it is unlawful for any person to 
knowingly submit fraudulent information with the intent of receiving (XI’: ccrtitication rind its concurrent 
bcn&ts for which they arc not entitled. 

1. .\ person or ]JUSincSS shall not: 

a. Know4ngly and with the imcm to defraud, fraudulently obtain, retain, attempt to obtain or 
retain, or aid another in ftxudulmtly obtaining or retaining or attempting to obtain or retain, 
acccptxxe or ccrtifkation as a minority or women business cntcqwise, or both, for the 
purposes of this article. 

b. Willfully and knowingly make a false statcmmt with the intent to defraud, whcthcr by affidavit, 
report, or other rcprescntation, to a County official or employee for thr purpose of influencing 
tho acceptzuice or ccrtitkation or denial of acceptance or certification of any entity as a 
minority or women husincss entcrprisc, or both. 

2. 

3 . . 

C. Willfullp and knowingly obstruct, impede, or attempt to obstruct or impede, any county official 
or cmployec who is invwigating the qualifications of a hsincss entity which has rquestcd 
acceptance or certification as a minority or women business mtqwise, or both. 

d. Knowingly and with intent to defraud, frraudulmtly obtain, attempt or obtain, or aid another 
person or business in fraudulently obtaining or attempting to obtain, public moneys to which 
the person or business is not entitled under this nrriclc. 

Any person or business who violates paragraph (1) shall lye suspcndcd from bidding on. or participating 
as contractor, subcontracror, or supplies in, ail): county contract or project for a period of three years. 

No County agency with the powers to award contracts shall cntcr into any contract with any person or 
bUSincSS suspended for violating this section during the period of the pcrson=s or business= 
suspension. No awarding department shall award a contract to any contractor utilizing the scwiccs of 
any person or business as a subcontractor suspcndcd for violating this section during the period of the 
pcrson=s or busificss suspension. 

I ackntwlcdgc, that the undcrsigncd, on behalf of himself or hcrsclf individually and on behalf of his or her 
business or organikon, if any, is fully aware of the above policy of the (&nty of IAS Angclcs and 1 declare 
under penalty of peijury that the foregoing l’irm/( >rganizat.ion Information is tnw and correct, 

Name of Firm 

Signature 

Title: Date‘: 
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APPENDIX K 

Notice to Proposers Regarding 
The California Public Records Act 

RESPONSESTOBECOMEPUBLICRECORDS 

Rcsponscs to this RI+? become the exclusive property of the County of Los Angclcs. At such time 
as the Dcparnncnt recommends ;I proposer to the Board of Supervisors and such wcommendation 
appears on the Board agenda, all materials submitted in response to this RFP become a matter of 
public record and shall bc rcgzudcd as public record except as indicated below. 

DESIGNATION OF CONFIDENTIAL INFORMATION 

The County will recognize as confidential only those elements in each proposal which arc trade 
sccrcts as that term is dcficd in the law of California and which are clearly marked as “TRADE 
SECRET”, “CONI;IDENTIAL,” or “1’ROl’RIETARY.” Vague designations and blanket 
statements regarding cntirc pages or documents arc insufficient and shall not bind the County to 
protect the design&d matter from disclosure. 

COUNTYNOTLLUKEFORRECQUIRED DISCLOSURE 

The County shall not in any way bc liable or rcsponsiblc for the disclosure of any records if they are 
not plainly marked “TRADE SECRET, ” “CONFIDENTIrZL,” OR “PROlWETARY,” or if 
disclosure is required by the California Public Records Act or by an order of any court of 
compctcnt jurisdiction. 
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APPENDIX L 

Project Summaty Form 

(attached) 

In reviewing proposals submitted in response to this RFP, DcpalTment staff and Consultants will 
prepare a comparison chart summarizing the proposals. This form is intended as an aid to the 
13cplutment in completing such a chart. IGal wording in the comparison chart will be that of the 
Department and its consultants. 

The following worksheets are provided to illustrate the format that respondents will be reyuircd to 
submit with their completed proposals. The Department will provide a set of completed 
worksheets at the Proposer’s Conference. Current electronic versions of these forms will be 
available for download at the Dcpartmcnt’s web site at: 

Completed electronic files must be submitted to the County on disk as well as in hard copy format. 

Draft mb041503.doc 
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Project Summary Form - Marina Beach Resort RFP 
Please see instructrons at tno 

of Document 

4/l 512003 

Response Information References to Page 
Numbers in Proposal 

4PPLlCANT IDENTIFICATION 
‘a) Proposal Cover Name 
‘b) Applicant 
‘c) Contact Name, Address, Phone 
‘d) Developer 
‘e) Lease Holder 
(f) Property Manager 
‘g) Financial Partner 
‘h) Architect 
(i) Hotel Operator 
C;) Type of Response (Hotel I Retail & Apt. I etc.) 

I. Development Concept 

1.1 Parcel Use 
1.1.1 Parcel . (Specify) 
1.1.2 Parcel _- (Specify) 
1.1.3 Parcel ..,.. (Specify) 
1 .I .4 Parcel Number for Current Leasehold 
1.1.5 Use for Current Leasehold Parcel 
1.1.6 Structured Parking (#of Spaces) 
1.1.7 Surface Parking (#of Spaces) 
1.1.8 % of Project Area for Open Space 
1.1.9 Public Use Elements 

1.2 Description of Proposed Hotel 
1.2.1 Hotel Type and Projected Rating 
1.2.2 Total Rooms (Keys) 
1.2.3 Average Room Size (SF.) 
1.2.4 Average Daily Room Rate 
1.2.5 Banquet and Meeting Space (S.F.) 
1.2.6 Total Building Size (S.F.) 
1.2.7 Interior and Exterior Amenities 

1.3 Description of Proposed Apartments 
1.3.1 Total Units 
1.3.2 Unit Mix 
1.3.3 Average Unit Size (SF.) 
1.3.4 Average Monthly Rent 
1.3.5 Average Monthly Rent per S.F. 
1.3.6 Interior and Exterior Amenities 

1.4 Description of Proposed Retail I Restaurant 
1.4.1 Total Square Footage - Retail 
1.4.2 Total Square Footage - Restaurant 
1.4.3 Anchor Tenants - Retail 
1.4.4 Tenant Mix - Retail (Boutique I Anchor) 
1.45 Tenant Mix - Restaurant (Fast Food I Sit-Down) 
1.4.6 Average Monthly Rent per S.F. - Retail 
1.4.7 Average Monthly Rent per SF. - Restaurant 
1.4.8 Interior and Exterior Amenities 

mbrsumm.xls SAMPLE Page 1 of 4 
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Project Summary Form - Marina Beach Resort RFP 
Please See instructions at tna 

of Document 

Response Information References to Page 
Numbers in Proposal 

2. Timetable and Entitlement Issues 

2.1 Timetable 
2.1.1 Building Permits issued 
2.1.2 Construction Starts 
2.1.3 Construction Ends 
2.1.4 Date of First Occupancy 
2.1.5 Date 100% Occupied 
2.1.6 Phase I Begin/End (If Phased) 
2.1.7 Phase II Begin/End (If Phased) 

2.2 Required Changes to LCP 
2.2.1 Transfer of entitlements from other Dz’s 
2.2.2 Change in Use of Parcel GR 
2.2.3 Change in Use of Parcel IR 
2.2.4 Change in Use of Parcel NR 
2.2.5 Change in Use of Parcel JS 
2.2.6 Change in Use of Leasehold Parcel 
2.2.7 Change in Use of Leasehold Parcel 
2.2.8 Change in Use of Leasehold Parcel 

2.3 Timetable and Special Considerations 
2.3.1 Estimated Date of Filing with LARPC 
2.3.2 Estimated LARPC Approval Date 
2.3.3 Estimated Date of Coastal Comm. Filing 
2.3.4 Estimated Coastal Comm. Approval Date 
2.3.5 Special Considerations or Issues 
2.3.6 Consultants, Attorneys Used (If known) 

5. Cost Estimate for Each Component 
3.1 Hotel 

3.1.1 Hard Cost of Construction (Total) 
3.1.2 Hard Cost of Construction (Per s.f.) 
3.1.3 FF 8 E (Total) 
3.1.4 FF & E (Per Room) 
3.1.5 soft costs 
3.1.6 Total Costs 
3.1.7 Total Costs Per Room 

3.2 Apartments 
3.2.1 Hard Cost of Construction (Total) 
3.2.2 Hard Cost of Construction (Per s.f.) 
3.2.3 soft costs 
3.2.4 Total Costs 
3.2.5 Total Costs Per Unit 

3.3 Retail I Restaurant 
3.2.1 Retail T.l.‘s 
3.2.2 Fast Food T.l.‘s 
3.2.3 Restaurant T.l.‘s 
3.2.4 Hard Cost of Construction (Total) 
3.2.5 Hard Cost of Construction (Per s.f.) 
32.6 Soft Costs 
3.2.7 Total Costs 
3.2.8 Total Costs Per S.F. 

3.5 Consolidated 
3.5.1 Hard Costs including Hotel FF&E 
3.52 Soft Costs 
3.5.3 Total Costs 

mbrsumm.xls SAMPLE Page 2 of 4 



Marina Beach Resort RFP 4/l 512003 

Please see tnstructrons at tnd 

Project Summary Form - Marina Beach Resort RFP of Document 

Response Information References to Page 
Numbers in Proposal 

i. Financial Terms of Proposal 
Detailed information on all aspects of the 
financial proposal will be filled in by County 
staff or consultants from the financial pro forma 
analysis submitted in the standard format. 

i. Special Req’s. for Lease Extensions 

5.1 Extension Fee 
5.2 Existing Improvements (if any retained) 

5.2.1 Plans for rehabilitation 
52.2 Guarantee of future performance 

5.3 Term of Lease I Date of Termination 
5.4 Existing Lease - Current Expiration Date 
5.5 Existing Lease I Extended Expiration Date 
5.6 Changes in Structure of Ownership of 

of Existing Leasehold (if any) 

i. Development Team 

6.1 Experience w/ Comparable Projects 

6.1.1 COMPARABLE PROJECT #I 
6.1.1.1 Project Name 
6.1.1.2 Location 
6.1.1.3 Size and Configuration 
6.1.1.4 Approximate Cost 
6.1.1.5 Completion Date 
6.1.1.6 Approximate Market Value 
6.1.1.7 Occupancy Rate 
6.1.1.8 ADR I MO. Rent 
6.1.1.9 Ownership Pattern 
6.1.1.10 Financing Structure 
6.1.1.11 Current Ownership 
6.1.1.12 Track Record 
6.1.1.13 Reference: Public Sector Party 
6.1.1.14 Reference: Private Sector Party 

6.1.2 COMPARABLE PROJECT #2 
6.1.2.1 Project Name 
6.1.2.2 Location 
6.1.2.3 Size and Configuration 
6.1.2.4 Approximate Cost 
6.1.2.5 Completion Date 
6.1.2.6 Approximate Market Value 
6.1.2.7 Occupancy Rate 
6.1.2.8 ADR I MO. Rent 
6.1.2.9 Ownership Pattern 
6.1.2.10 Financing Structure 
6.1.2.11 Current Ownership 
6.1.2.12 Track Record 
6.1.2.13 Reference: Public Sector Partv 
6.1.2.14 Reference: Private Sector Party 

mbrsumm.xls SAMPLE Page 3 of 4 
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Please see lnstructrons at tna 
Project Summary Form - Marina Beach Resort RFP of Document 

Response Information References to Page 
Numbers in Proposal 

6.1.3.1 Project Name 
6.1.3.2 Location 
6.1.3.3 Size and Configuration 
6.1.3.4 Approximate Cost 
6.1.3.5 Completion Date 
6.1.3.6 Approximate Market Value 
6.137 Occupancy Rate 

6.1.3.8 ADR I MO. Rent 
6.1.3.9 Ownership Pattern 
6.1.3.10 Financing Structure 
6.1.3.1 I Current Ownership 
6.1.3.12 Track Record 
6.1.3.13 Reference: Public Sector Party 
6.1.3.14 Reference: Private Sector Party 

6.2 Credentials & References 
6.2.1 Narrative on general size & borrowings 
6.2.2 Financial Reference # 1 
6.2.3 Financial Reference # 2 
6.2.4 Financial Reference # 3 

7. Statement of Qualifications 8 
Financial Responsibility 

7.1 Is developer a subsidiary of another firm? 
7.2 Has developer or affiliate ever declared bankruptcy? 
7.3 Is there any pending litigation against developer or 

affiliates? 

8. Beneficial Ownership 
8.1 Beneficial Ownership of Lessee Entity 

Note: In reviewing proposals submitted in response to the RFP, Department staff and consultants will prepare 
a comparison chart summarizing the proposals. This form is intended as an aid to the Department in 
completing such a chart, Final wording in the comparison chart will be that of the Department and 
consultants. 

Instructions: Please respond in both the “Response Information” and “Reference to Page Numbers’* columns above. 
Responses will be abbreviated. as approximate column width must be maintained. Only row heights 
should be expanded. All entries will be reviewed against the proposal itself--be sure to cite the 
appropriate page number in the proposal. 
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APPENDIX M 

Financial Worksheet Formats 

(mlclx!cl) 

The following pro forma financial worksheets are prorided to illustrate the format that proposers 
mill be required to submit with their completed proposals. The Department will provide a set of 
complctcd worksheets at the Proposer’s Confcrencc. Current electronic versions of thcsc forms will 
be available for download at the Department’s web site at: 

Colnpleted &ctronic f&s must be submitted to the County on disk as well as in hard copy format. 

mb041503.doc Draft 
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DEVELOPERINPUTSCHEDULE-APARTMENT I 

ASSUMPTIONS - FOR STABILIZED YEAR 
1 Land Square Footage 
2 Water Square Footage 
3 Stabikzatton Year 

Apartment Income: 
4 Studios 
5 ISDilSA 
6 2BD/lSA 
7 26W2SA 
8 3SD/2SA 
9 TOTAL 

10 Annual Ye Increase 
11 Annual Vacancy 
12 Non-Refundable Fees / Laundry / Other Revenue 

Operating Expenses: 
13 Esbmated Property Tax @ Stabilization 
14 Operatmg Insurance 
15 Property Management 
16 Property Operations and Maintenance 
17 Telephone 
18 Energy Cash 
19 Other Ublities 

21 Reserve for Replacement 
22 Landscavng 
23 Other Expenses 
24 Expense Inflation / Factor (Excludes Prop. Taxes) 

County Lease Terms: 
24 Proposed Term of LandlWater Lease 
25 Proposed Percentage Rent 

Prcposed Mintmum Rent 
26 Scheduled Minimum Rent Before Stabilization 
27 Minimum Rent _ Stab#ized Year 
28 1st Autcmalic Adiostment Year 
29 Subsequent Pen&die Adjustments, Years 
30 lncmase Amount. ?4 of 3 Price Years’ AVQ Total Rent 

Finandng Parameters: 
31 Permanent Fmancino Year Funded 

. 32 Amount Funded 
33 Interest Rate 
34 Amortization Term 

mbwksh.xls 

Sq. Ft. TObl Avg. MO. Rent Total Total 
#I Of Units Per Unit S.F. Per Unit Ma. Rent Annual Rent 

I I I I I I I 
I I I I I 

I I I I I 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Thereafter 
I 1 I I 1 I I I I I I 

J/f512003 

H 
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Manna Beach Resort RFP 

DEVELOPEROUTPUTSCHEDULE-APARTMENT I 

CASH FLOW PROJECTION 

Aps,,,w,nt Income: 
Studios 
IBDilBA 
26DIlBA 
2BD12BA 
3BDi2BA 

Gross Scheduled Revenues: 
Lass vacancy 
Effectwe Revenues: 
Non-Refundable Fees I Laundry / Other Revenue 
Gross Operating hcr~me’ 

Operating Expenses: 
Esbmated Property Tax @ Stabikzation 
operating Insurance 
Property Management 
Property Operations and Maintenance 
Telephone 
Energy Costs 
Other Ubkties 
Maheting 
Reserve for Replacement 
Landscapng 
Other Expenses 
Expense lnflatlon 

County Minimum Rent 
County Percentage Rent 

Total Operatng Expenses 

Net Operating Income After Ground Rent 
NOI as % of Total Development Costs 

(-) Development Costs 
(-) Debt Selv~ca 
Net Cash Flow to Master Dweloper 

Totsi 
Income 

All Years 

Discounted 
Value 

All Years Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 6 Year 9 Thereafter 

4/15/2003 
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DEVELOPER CONSTRUCTION COSTS -APARTMENTS l 

4/15/2003 

COST COMPONENT 

Hard Costs: 
1 Demolition 
2 Unit Construction Costs 
2 Finishes (Fixtures. Plumbfng, Drapes. Carpet) 
3 Common Area Costs 
4 Elevators 
5 Parking Construction _ Surface Lot 
6 Parking Construction -Structure 
7 Landscaping 
8 Off-Site Costs (Identity) 
9 Other Hard Costs 1 (Identify) 

10 Other Hard Costs 2 (identify) 
11 Contmgency 
12 TOTAL HARD COSTS 

soft costs 
13 Model Unit Costs 
14 Leasing Fees 
15 Architecture / Engineering 
16 Permits and Fees 
17 Legal, Accounting, Insurance 
18 Other Professional Services 
19 Developer / OH / Project Management 
20 Adverttsing and Promotion 
21 Working Capital 
22 Mitigation Costs (Identify) 
23 Loan Fees (Identity A Rate) 
24 Appraisal and Closing Costs 
25 Construction Loan Interest (Identify % Rate) 
26 Properly Taxes During Construction 
27 Other Soft Costs 1 (identify) 
28 Other Soft Costs 2 (Identify) 
29 Contingency 
30 TOTAL SOFT COSTS 

31 TOTAL DEVELOPMENT COSTS (Rounded) 

mbrwksh.xls 

PER UNIT #I UNITS MEASURE 

Per Apartment 
Per Apartment 
Per Apartment 
Per S.F. 
Per Apartment 
Per Space 
Per Space 
Per Apartment 
Per Apartment 

Allowance 
Allowance 
% of Hard Costs 
Allowance 
% of Hard Costs 
% of Hard Costs 
X of Hard Costs 
Allowance 
Allowance 
Allowance 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
% of Hard Costs 
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1 DEVELOPER INPUT SCHEDULE - RETAIL 8 RESTAURANT I 

ASSUMPTIONS 

1 Land Square Footage 
2 Water Square Footage 
3 Stabilization Year 

RetaJ/Restaurant income - NNN 
4 Retail Stores 
5 Restaurants - Food and Beverage 
6 Restaurants _ Alcohol 
7 Miscellaneous Income 
8 Other (Specify) 
9 Total 

Operattng Expenses: 
IO Vacancy & Collecbon Allowance 
11 Sales Growth Rate 
12 Rental Growth Rate 
13 Estimated Property Tax @ Stabilization 
14 Utilities ($Nr) 
15 Maintenance &Reserves, (% of Rev.) 
16 Management Fee. (% of Rev ) 
17 Other Expenses, ($lL.F.) 
16 Expanse Inflation / Factor (Excludes Property Tax) 

County Lease Terms: 
19 Proposed Initial Ten of LandiWater Lease 
20 Total Term of LandMlater Lease Incl. Extensions 

Proposed Percentage Rent 
21 Retail 
22 Restaurant _ Food and Beverage 
23 Restaurant -Alcohol 
24 Miscellaneous Income 
25 Other (Specify) 

Proposed Minimum Rent 
26 Scheduled Minimum Rent Before Stabilization 
27 Minimum Rent-Stabilized Year 
26 1st Automatic Adjustment Year 
29 Subsequent Periodic Adjustments. years 
30 Increase Amount, X of 3 Prior Years’ Avg Total Renl 

Financing Parameters: 
31 Year Permanent Financing Funded 
32 Amount Funded 
33 Interest Rate 
34 Amortization Term 

mbwkshxls 

Min. Rent Sales Total Total % Rent Break 
Leasable Per SF Per SF. Annual Annual Charged Pomt 

Area (SF.) (Stab. Yr.) (Stab. Yr.) Income Sales Subtenant 
, 1 I f 

I I 
I 

I 
so SO $0, 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Thereafter 

I I I I I I I I 
I 

I I I I I I I 

I 
H 
I 1 

1 I I I I I I I I I I 

El 
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DEVELOPER OUTPUT SCHEDULE - RETAIL & RESTAURAN’I 

4/15/2003 

CASH FLOW PROJECTION 

Retail Income 
Restaurant _ Food and Beverage 
Restaurant - Alcohol 
Miscellaoeous Income 
Other Income (Specify) 

Gross Scheduled Revenues 

Operating Expenses: 
Vacancy 8 Collection 
Property Tax 
Utilities 
Maintenance & Resewas 
Management Fee 
Other Expenses 
Expense Inflation 

Minimum Rent 
Percentage Rent 

Total Operating Expenses 

Net Operating income After Ground Rent 
NOI as % of Total Development Costs 

(-) Development Costs 

(-) Debt Service 

Net Cash Flow to Master Developer 

mbwkshxls 

Total 
Income 

All Years 

Xscounted 
Value 

All Years Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Thereafter 
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) DEVELOPER CONSTRUCTION COSTS-RETAIL 8 RESTAURANl I 

COST COMPONENT 

Hard Costs 
1 Demolition 
2 Shell 
7 Retail T.l.‘s 
8 Fast Food T.l.‘s 
9 Restaurant T.l.‘s 

10 Landscaping 
4 Parking Construction _ Surface Lot 
5 Parking Construction _ Structure 
6 Landscaping 

1 I Off-Site Costs (Identify) 
12 Other Hard Costs 1 (identify) 
13 Other Hard Costs 2 (Identify) 
14 Contingency 
15 TOTAL HARD COSTS 

soft costs 
12 Architecture / Engineering 
13 Permits and Fees 
14 Legal, Accounting, Insurance 
15 Other Professional Services 
16 Developer / OH / Project Management 
17 Advertismg and Promotion 
18 Working Capital 
19 Mitigation Costs (Identify) 
20 Loan Fees (Identify % Rate) 
21 Appraisal and Closing Costs 
22 Construction Loan interest (Identify 96 Rate) 
23 Property Taxes During Construction 
24 Other Soff Costs 1 (identify) 
25 Other Soft Costs 2 (identify) 
26 Contingency 
27 TOTAL SOFT COSTS 

28 TOTAL DEVELOPMENT COSTS (Rounded) 

mbrwksh.xls 

PER UNIT # UNITS MEASURE TOTAL NOTES 

Per S.F. 
PerS F. 
PerSF 
Per S.F. 
Per S.F 
Per S.F. 
Per space 
Per space 
Per S.F. 

46 of Hard Costs 
Allowance 
% of Hard Costs 
% of Hard Costs 
% of Hard Costs 
Allowance 
Allowance 
Allowance 
Calculated 
Calculated 
Calculated 
Calculated 

% of Hard Costs 

SAMPLE ONLY 

4/1.5/2003 
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4/15/2003 Marina Beach Resort RFP 

1 DEVELOPER INPUT SCHEDULE-HOTEL I 

ASSUMPTIONS _ FOR STABILIZED YEAR 

1 Land Square Footage 
2 Water Square Footage 
3 Stabilization Year 

Hotel Income: 
4 Number of Rooms 
5 Occupancy 
6 Average Daily Room Rate (ADR) 
7 Growth Rate of ADR 
8 Additional Income (W of Room Revenue) 
9 Food & Beverage 

10 Telephone 
11 Merchandise 
12 Meeting Rooms, Equipment Rentals a Other 

Operating Expenses: 
13 Estimated Property Tax @ Stabilization 
14 Rooms Expanse 
15 Food 8 Beverage 
16 Telephone 
17 Other 
18 Admm. & General 
19 Marketing 
20 Energy Costs 
21 Property Operations & Maintenance 
22 Reserve for Replacement 
23 Operating Insurance 
24 Basic Management Fee 
25 Building insurance 
26 Park Maintenance (If Applicable) 
27 Other Expenses 
28 Expense Inflation / Factor (Excludes Prop. Taxes) 

County Lease Terms: 
Proposed Percentage Rent (% of Rev.) 

28 Rooms 
29 Food 8 Beverage 
30 Telephone 
31 Merchandise 
32 Meeting Rooms, Equipment Rentals & Other 

Proposed Minimum Rent 
33 Scheduled Minimum Rent Before Stabilization 
34 Minimum Rent _ Stabilized Year 
35 1st Automatic Adjustment Year 
36 Subsequent Periodic Adjustments. years 
37 Increase Amount, % of 3 Prior Years’ Avg Total Rent 

Financing Parameters: 
38 Permanent Financing Year Funded 
39 Amount Funded 
40 Interest Rate 
41 Amortization Term 

I Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year a Year 9 Thereafter 
I I I I I I I I I 

I I 

B 

H 
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Marina Beach Resort RFP 4/15/2003 

DEVELOPEROUTPUTSCHEDULE-HOTEL I 

CASH FLOW PROJECTION 
Total 

IncOme 
All years 

AVERAGE DAILY ROOM RATE 
OCCUPANCY RATE 

Hotel income 
Rooms 

Food & Beverage 
Telephone 
Merchandise 
Rentals & Other 

Gross Scheduled Revenues 

Departmental Expanses: 
Rooms 
Food & Beverage 
Telephone 
Rentals 8 Other 

Subtotal Departmental Expenses 

Deductions From Income: 
Admin. & General 
Markettng 
Energy Costs / Inflation Factor 
Property Operations & Maintenance 
Park Maintenance 

Subtotal Deductions 

Other Expenses: 
Reserve for Replacement 
Operating Insurance 
Basic Management Fee 
Building insurance 
Other Expenses 
Expense lnflatlon 

Subtotal Other Expenses 

County Minimum Rent 
County Percentage Rent 

Total Operatmg Expenses 

Net Operating Income After Ground Rent 
NOI as % of Total Development Costs 

(-) Development Costs 
(-) Debt Service 
Net Cash Flow to Master Developer 

mbrwkshxls 

liscounted 
Value 

All Years 
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Thereafter 
5 % $ % 5 % S % $ % $ % 0 % s % s % 5 % 

SAMPLE ONLY Page8of11 



Marina Beach Resort RFP 

DEVELOPER CONSTRUCTION COSTS-HOTEL I 

COST COMPONENT PER UNIT 

Hard Costs: 
1 Demolition 
2 Room Construction Costs 
3 FF&E 
4 Common Area Costs (Lobby. Halls, Stairs) 
5 Elevators 
6 Park Development 
7 Parking Construction - Surface Lot 
8 Parking Construction - Structure 
9 Landscaping 

10 Off-Site Costs (identify) 
11 Other Hard Costs 1 (Identify) 
12 Other Hard Costs 2 (Identify) 
13 Contingency 
14 TOTAL HARD COSTS 

son costs 
15 Architecture I Engineering 
16 Permits and Fees 
17 Legal, Accounting, Insurance 
18 Other Professional Services 
19 Developer/OH/Project Management 
20 Advertising and Promotion 
21 Working Capital 
22 Mitigation Costs (Identify) 
23 Loan Fees (Identify % Rate) 
24 Appraisal and Closing Costs 
25 Construction Loan Interest (Identify % Rate) 
26 Property Taxes During Construction 
27 Other Soft Costs 1 (Identify) 
28 Other Soft Costs 2 (Identify) 
29 Contingency 
30 TOTAL SOFT COSTS 

31 TOTAL DEVELOPMENT COSTS (Rounded) 

# UNITS MEASURE 

Per Room 
Per Room 
Per Room 
PerS.F. 
Per Room 
Per Acre 
Per Space 
Per Soace 
Per Room 
Per Room 

% of Hard Costs 
Allowance 
% of Hard Costs 
% of Herd Costs 
% of Hard Costs 
Allowance 
Allowance 
Allowance 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
% of Hard Costs 

TOTAL NOTES 

4/15/2003 
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Marina Beach Resort RFP 4/15/2003 

1 PARCEL(S) PROJECT - CONSOLIDATED (000’s) I 

Physical Parameters 
Total Land Square Footage 
Total Water Square Fcmtege 

Total Sq Ft. Total Acres 
I I 
I I 

Gross Revenues 

Total Discounted 
income Value 
All Years All Years 

Net Operating Income 
Apartments 
Retall / Restaurant 
Hotel 

Total Net Operatmg Income 

Combined Debt Serve 

Net Cash Flow to Master Developer 

I 
Year 1 Year 2 Year 3 Year 4 Ye.8 5 Year 6 Year 7 Year 0 Year 9 Thereafter 

Unleveraged Return on Costs( ROC) 
Leveraged Return on Equity (ROE) 

County Rent 
Minimum Rents-Total 
Combined Percentage Rent 

Apartments 
Retail /Restaurant 
Hotel 

Total County Rent 

County Total Rent as a % of Gross Income 
County Total Rent as a % of NOI 
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Marina Beach Resort RFP 

DEVELOPER CONSTRUCTION COSTS - CONSOLIDATED I 

4/l 512003 

COST COMPONENT 

Hard costs: 
1 Demolition 
2 Hotel Construction 
2 Apartment Construction 
3 Retail/Restaurant Construction 
4 Parking Construction _ Surface Lot 
5 Parking Construction _ Structure 
6 Landscaping 
7 Off-Site Costs (Identify) 
8 Other Hard Costs 1 (Identify) 
9 Other Hard Costs 2 (tdentify) 

10 Contingency 
11 TOTAL DIRECT DEVELOPMENT COSTS 

soft costs 
12 Architecture / Engineering 
13 Permits and Fees 
14 Legal. Accounting. Insurance 
15 Other Professional Services 
16 Developer/OH I Project Management 
17 Adverbsing and Promotion 
16 Working Capital 
19 Mitigation Costs (identify) 
20 Loan Fees (Identify % Rate) 
21 Appraisal and Closing Costs 
22 Construction Loan interest (Identify % Rate) 
23 Property Taxes During Construction 
24 Other Soft Costs 1 (Identify) 
25 Other Soft Costs 2 (identify) 
26 Contingency 
27 TOTAL INDIRECT DEVELOPMENT COSTS 

28 TOTAL DEVELOPMENT COSTS (Rounded) 

mbrwkshxls 

PER UNIT #UNITS MEASURE TOTAL NOTES 

Per Room 
Per Apartment 
Per Square Foot 
Per Space 
Per Space 

% of Hard Costs 

X of Hard Costs 
Allowance 
% of Hard Costs 
% of Hard Costs 
% of Hard Costs 
Allowance 
Allowance 
Allowance 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
Calculated 
% of Hard Costs 

I 

I I I 

SAMPLE ONLY Pagellofll 


	Letter
	RFP for Development of Hotel
	Appendix A
	Appendix B
	Appendix C
	Appendix D
	Appendix E
	Appendix F
	Appendix G
	Appendix H
	Appendix I
	Appendix J
	Appendix K
	Appendix L
	Appendix M



