10 enrich lives through effective and caring service

SMALL CRAFT HARBOR COMMISSION

AGENDA Santos H Kreimann
October 10, 2012 e
10:00 A.M. o e
BURTON W. CHACE PARK COMMUNITY ROOM I
13650 MINDANAO WAY
MARINA DEL REY, CA 90292

1. 4)) CALL TO ORDER AND PLEDGE OF ALLEGIANCE
2. APPROVAL OF MINUTES

Small Craft Harbor Commission Meeting of September 12, 2012

3. COMMUNICATION FROM THE PUBLIC

This is the opportunity for members of the public to address the Commission on items that are
not on the posted agenda, provided that the subject matter is within the jurisdiction of the
Commission. Speakers are reminded of the three-minute time limitation.

4. }))) COMMUNICATION WITH THE COMMISSIONERS

This is the opportunity for members of the Commission to provide notification to the public
regarding any communication received by the Commissioners from the public, lessees, or other
interested parties regarding business of Marina del Rey.

5.9)) REGULAR REPORTS
a. Marina Sheriff - September (DISCUSS REPORTS)
- Crime Statistics
- Enforcement of Seaworthy & Liveaboard
Sections of the Harbor Ordinance with
Liveaboard Permit Percentages
b. Marina del Rey and Beach Special Events (DISCUSS REPORT)
b))) C. Marina Boating Section Report (DISCUSS REPORT)
6. OLD BUSINESS

a. None
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7.4)) NEW BUSINESS

a. Adoption of Mitigated Negative Declaration (RECOMMEND TO BOARD
and approval of Option to Amend Lease Agreement OF SUPERVISORS)
to Facilitate Redevelopment at Parcels 95 and LLS
(Marina West Shopping Center)

8.4)) STAFF REPORTS

Ongoing Activities (DISCUSS REPORTYS)
- Board Actions on Items Relating to Marina del Rey
- Regional Planning Commission’s Calendar
- California Coastal Commission Calendar
- Venice Pumping Plant Dual Force Main Project Update
- Redevelopment Project Status Report
- Design Control Board Minutes
- Bike Access on Strip of Land between Ocean Front Walk and the Beach
- Marina Slip Report
- Coastal Commission Slip Report

9. ADJOURNMENT

PLEASE NOTE

1. The Los Angeles County Board of Supervisors adopted Chapter 2.160 of the Los Angeles Code (Ord. 93-0031 ~ 2 (part), 1993,
relating to lobbyists. Any person who seeks support or endorsement from the Small Craft Harbor Commission on any official
action must certify that he/she is familiar with the requirements of this ordinance. A copy of the ordinance can be provided
prior to the meeting and certification is to be made before or at the meeting.

2. The agenda will be posted on the internet and displayed at the following locations at least 72 Hours preceding the meeting
date:

Department of Beaches and Harbors Website Address: http://marinadelrey.lacounty.gov

Department of Beaches and Harbors MdR Visitors & Information Center
Administration Building 4701 Admiralty Way

13837 Fiji Way Marina del Rey, CA 90292

Marina del Rey, CA 90292

Burton Chace Park Community Room Lloyd Taber-Marina del Rey Library
13650 Mindanao Way 4533 Admiralty Way

Marina del Rey, CA 90292 Marina del Rey, CA 90292

3. The entire agenda package and any meeting related writings or documents provided to a Majority of the Commissioners
(Board members) after distribution of the agenda package, unless exempt from disclosure Pursuant to California Law, are
available at the Department of Beaches and Harbors and at http://marinadelrey.lacounty.gov

Si necesita asistencia para interpreter esta informacion llame al (310) 305-9503.
ADA ACCOMODATIONS: If you require reasonable accommodations or auxiliary aids and services such as material in alternate format or a
sign language interpreter, please contact the ADA (Americans with Disabilities Act) Coordinator at (310) 305-9590 (Voice) or (310) 821-1734
(TDD).
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SMALL CRAFT HARBOR COMMISSION MINUTES
September 12, 2012 — 10:00 a.m.

Commissioners: David Lumian, Chair; Dennis Alfieri, Vice Chair; Allyn Rifkin, Commissioner; Russ Lesser,
Commissioner; Vanessa Delgado, Commissioner (excused absence).

Department of Beaches and Harbors: Gary Jones, Deputy Director; Steve Penn, Acting Chief, Asset
Management Division; Carol Baker, Chief, Community and Marketing Services Division; Debra Talbot,
Manager, Marina Boating Section.

County: Amy Caves, Senior Deputy County Counsel; Captain Oceal Victory, Sheriff's Department;
Lieutenant Reginald Gautt, Sheriff's Department; Brittany Barker, Department of Public Works; Josh
Svensson, Department of Public Works.

Call to Order and Pledge of Allegiance:
Chair Lumian called the meeting to order at 10:05 a.m. followed by the Pledge of Allegiance.

Captain Oceal Victory announced Lieutenant Reginald Gautt as the new Captain for Marina del Rey Sheriff's
station as of October 14, 2012 and her promotion to Commander.

Approval of Minutes: Motion to approve by Commissioner Lesser, seconded by Commissioner Rifkin,
unanimously approved.

Item 3 — Communication from the Public:
None.

Item 4 — Communication with the Commissioners

Commissioner Rifkin reported that he had a meeting with City of Los Angeles Department of Transportation
regarding the coordination of the traffic signal at Washington and Lincoln in conjunction with the construction
activities in the area. He also shared that he attended the Westside Mobility Study meeting in which
recommendations were made to widen the bridge on Lincoln Boulevard over Ballona Creek.

Item 5a — Marina Sheriff
Lieutenant Gautt provided the report to the Commission.

Commissioner Alfieri inquired about the 12 impounded vessels noted on the report.
Lieutenant Gautt spoke about the causes of impoundment and the process after impoundment.

Item 5b — Marina del Rey and Beach Special Events

Ms. Baker announced the creation of the new Department Boating Section and gave a brief introduction on
Ms. Talbot’'s background. She reported the Summer Concert’s attendance totaling 20,000 attendees for the
classical concert series, and attendance of 2,000 for Lisa Loeb, 3,500 to 4,000 for Arturo Sandoval, 3,000 to
3,500 for Ambrosia, and 4,000 for Evelyn King during the pop concerts of the series. She also discussed the
one day program “A day in the Marina”. She further noted that the Water Bus ridership was up significantly
this summer.

Item 5¢c — Marina Boating Section Report
Ms. Talbot talked about the goals of the Boating Section.

Chair Lumian thanked Ms. Talbot for sharing her goals and complimented the Department for moving
forward.

Mr. Jones spoke about the transfer of operations with the creation of the Boating Section and welcomed any
suggestions and feedback.
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Item 6 — Old Business
None.

Item 7a — Presentation by the DPW on the status of the Oxford Basin Project
Mr. Svensson provided a detailed presentation on the Oxford Basin project.

Commissioner Lesser commented that he felt it was a great project.
Captain Alex Balian asked about parking that will provide access to the site.

Mr. Svensson replied that parking lots No. 6 and 7 provide the direct access and there are several parking
lots nearby as well. Ms. Barker also advised the availability of various accessible public parking facility.

Commissioner Rifkin inquired about odor concerns that were brought up in the last meeting.

Mr. Svensson spoke about the project alleviating aesthetic and odor concerns.

Ms. Barker gave a detailed explanation on the situation regarding the air scrubber.

Commissioner Alfieri asked about the funding sources used to finance the project.

Mr. Svensson spoke about the funding sources including the flood control district funds, grants, and others.
Chair Lumian inquired about the start time of the project.

Mr. Svensson said it depends on the time of approval of various permits.

Chair Lumian asked when the project is anticipated to be completed once started.

Mr. Svensson replied around 8 months to a year.

Item 8 — Staff Reports
Mr. Jones provided the report.

Commissioner Lesser inquired about Parcel 103’s appraisal status.

Mr. Jones explained the date on the report was referred to the rental adjustment date and the reason the
adjustment date had previously been put on hold.

Commissioner Alfieri asked if there will be any impacts as a result of the delay.

Mr. Jones said it would not affect the County’s status as any adjustment will be retroactive once the
adjustment is completed.

Mr. Jones gave the status of the preparation of an aerial map delineating dry storage rental rates.
Commissioner Alfieri clarified his request asking for each of the land uses and their respective locations.

Adjournment
Chair Lumian adjourned the meeting at 10:55 p.m.



LOS ANGELES COUNTY SHERIFF'S DEPARTMENT
MARINA DEL REY STATION
PART | CRIMES SEPTEMBER 2012

West | East Lost | Marina | Upper | County | Lower |Windsor| View

Marina | Marina| R.D. | Water | Ladera| Area |Ladera| Hills Park |[TOTALS

2760 | 2761 | 2762 | 2763 | 2764 | 2765 | 2766 | 2767 | 2768
Homicide 0
Rape 0
Robbery: Weapon 0
Robbery: Strong-Arm 1
Aggravated Assault 2
Burglary: Residence 3 12
Burglary: Other Structure 1 1 1 3
Grand Theft 3 1 1 2 8
Grand Theft Auto 1 1 4
Arson 0
Boat Theft 0
Vehicle Burglary 4 4 S 2 15
Boat Burglary 1 2 3
Petty Theft 7 5 2 1 6 3 24

REPORTING
DISTRICTS 19 7 1 3 3 2 6 19 12 72
TOTALS

Note- The above numbers may change due to late reports and adjustments to previously reported crimes.

Source- LARCIS, Date Prepared October 02, 2012
CRIME INFORMATION REPORT - OPTION B



LOS ANGELES COUNTY SHERIFF'S DEPARTMENT

MARINA DEL REY STATION

PART 2 CRIMES - SEPTEMBER 2012

Upper Lower

Community
Advisory Ladera | Ladera
Committee 2764 2766
Homicide 0 0
Rape 0 0
Robbery: Weapon 0 0
Robbery: Strong-Arm 0 0
Aggravated Assault 0 0
Burglary: Residence 2 0
Burglary: Other Structure 1 0
Grand Theft 0 1
Grand Theft Auto 0 0
Arson 0 0
Boat Theft 0 0
Vehicle Burglary 0 4
Boat Burglary 0 0
Petty Theft 0 1
Total 3 6

Note- The above numbers may change due to late reports and adjustments to previously
reported crimes.

Source- LARCIS, Date Prepared October 02, 2012
CRIME INFORMATION REPORT - OPTION B



LOS ANGELES COUNTY SHERIFF'S DEPARTMENT

MARINA DEL REY STATION

PART 3 CRIMES- SEPTEMBER 2012

B Orpstd

- of s_srgice |
l__ 4 {)ﬁgqoﬂ@

MARINA AREA EAST END
(RD’S 2760- (RD’S 2764-

Part | Crimes 2763) 2768)
Homicide 0 0
Rape 0 0
Robbery: Weapon 0 0
Robbery: Strong-Arm 0 1
Aggravated Assault 0 2
Burglary: Residence 3 9
Burglary: Other Structure 2 1
Grand Theft 4 4
Grand Theft Auto 2 2
Arson 0 0
Boat Theft 0 0
Vehicle Burglary 4 11
Boat Burglary 3 0
Petty Theft 12 12
Total 30 42

Note- The above numbers may change due to late reports and adjustments to previously

reported crimes.

Source- LARCIS, Date Prepared — October 02, 2012
CRIME INFORMATION REPORT - OPTION B




MARINA DEL REY HARBOR
LIVEABOARD COMPLIANCE REPORT

2012

Liveaboard Permits Issued

August September

New permits Issued: 3 2
Renewal Issued: 11 20

Total: 14 22

Notices to Comply Issued: 22 39

Totals: August September
Liveaboard: 292 292
Current Permits: 196 198
Expired Permits: 78 74
No Permits: 18 20
Total reported vessels in Marina del Rey Harbor: 4690
Percentage of vessels that are registered liveaboards 6.23%

Number of currently impounded vessel: 11

Monday, October 01, 2012
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TO: Small Craft Harbor Commission Kerry Silverstrom
Jore s Chief Deputy
FROM: &xSanto:s H. Kreimann, Director Syl

Deputy Director

SUBJECT: AGENDA ITEM 5b - MARINA DEL REY AND BEACH SPECIAL EVENTS

MARINA DEL REY

DISCOVER MARINA DEL REY DAY 2012
Sponsored by Supervisor Don Knabe and the
Los Angeles County Department of Beaches and Harbors
Burton Chace Park ¢ 13650 Mindanao Way ¢ Marina del Rey ¢ CA ¢ 90292
Sunday, October 7" « 11:00 a.m. to 4:00 p.m.

Discover Marina del Rey Day 2012 is a community event that can be enjoyed free of charge
and features booths from various organizations on health, safety and the environment, plus
water events, games, music, arts & crafts and children’s marionette shows. Visitors who wish to
access the popular inflatable games must pay $5.00 for a wristband. Food and soft drinks are
also available for purchase at the park’s Hornblower Café throughout the day.

Event parking is available for $8 in County Lots #77 and #4 located at 13560 and 13500
Mindanao Way respectively.

For more information call: Marina del Rey Visitors Center at (310) 305-9545
FISHERMAN'S VILLAGE WEEKEND CONCERT SERIES

Sponsored by Pacific Ocean Management, LLC
All concerts from 2:00 p.m. - 5:00 p.m.

Saturday, October 6
Friends, playing Rhythm and Blues

Sunday, October 7
The Elian Project, Latin Contemporary

Saturday, October 13
Fred Horn, playing Jazz

Sunday, October 14
Jimi Nelson & The Drifting Cowboys, playing Country

13837 Fiji Way * Marina del Rey « CA 90292 e 310.305.9503 ¢ fax 310.821.6345 e beaches.lacounty.gov
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Marina del Rey and Beach Special Events
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Saturday, October 20
Floyd & The Flyboys, playing American Music

Sunday, October 21
Susie Hansen’s Latin Jazz Band, playing Latin Jazz

Saturday, October 27
Bob De Sena, playing Latin Jazz

Sunday, October 28
Ismskzm, playing Reggae

For more information call: Pacific Ocean Management at (310) 822-6866

BEACH EVENTS

“BEACH EATS” GOURMET FOOD TRUCKS IN TO MARINA DEL REY
Marina “Mother’s” Beach ¢ 4101 Admiralty Way ¢ Marina del Rey
Thursday’s - 5:00 p.m. to 9:00 p.m.

Gourmet food trucks visit Marina del Rey on Thursday evenings offering delectable dishes plus
a chance to picnic on the beach. The “Beach Eats” gourmet food truck events are held from 5
p.m. to 9 p.m. The assortment of trucks varies week to week. Paid parking is available at the
beach lot for 25 cents for every 15 minutes.

For more information call: Marina del Rey Visitors Center at (310) 305-9547

SHORE FISHING
Dockweiler Youth Center ¢ 12505 Vista del Mar ¢ Los Angeles, CA 90245
Saturdays: 9:00 a.m. — 10:30 a.m.

Los Angeles County Department of Beaches and Harbors is offering an introduction to shore
fishing class. Come enjoy a beautiful morning of fishing from the shores of Dockweiler Beach.
Fishing poles and bait will be provided at no cost. All ages are welcome. Anyone under the age
of 12 years old must be accompanied by an adult. Anyone over the age of 16 years old must
present a valid California fishing license to participate. Fishing licenses can be purchased
locally at West Marine: 4750 Admiralty Way, Marina del Rey, CA, 90292, (310) 823-5357 or
Marina Del Rey Sportfishing: 13759 Fiji Way, Marina del Rey, CA, 90202 (310) 371-3712.
Please call to pre-register at (310) 726-4128. *Limited to 10 participants per session.

Fishing Dates: October 6, 7, 13, 14, 20, 21, 2012

For more information call: (310) 726-4128
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SKECHERS PIER TO PIER WALK
City of Hermosa Beach
Saturday, October 27

Sunday, October 28
9:30 a.m. — 12:00 p.m.

This annual Skechers Pier to Pier stroll, from Manhattan Beach Pier to the Hermosa Beach Pier
and back, raises funds for our education system and children with special needs. At the finish
line, there will be live music and entertainment, refreshments and exciting activities for all ages.

For more information: visit www.pier2pierwalk.com.

SHK:CB:cm
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Santos H. Kreimann

OCtObef 4, 2012 Director

Kerry Silverstrom
Chief Deputy

To: Small Craft Harbor Commission Gary Jones

Jone s Deputy Director
From: (OFSantos H. Kreimann, Director

Subiject: AGENDA ITEM 5¢ — Marina Boating Section Report

Item 5c¢ on your agenda is a report from the Beaches and Harbors Boating Section.

Beaches and Harbors Boating Assets Transition Plan — On October 1%, Parcel 77, dinghy
storage at (Marina Beach/Boat Launch Ramp), mast-up storage and the bike storage lockers
transitioned from DBH Asset Management to the DBH Community & Marketing Services
Division.

Management and operation of Anchorage 47 are ongoing by CMSD staff.

Boating Assets Inventory — A complete inventory of all boating assets will be categorized for
purposes of effective management.

LACO Treasurer & Tax Collector/LACO Sheriff’s Department/DBH partnered to conduct
illegal charter operators “sting” operations for non-compliant charter operators and tax
collection. Warnings have been issued and violations will be enforced.

Boating Section Community Coordination for Discover Marina del Rey — For the first time
ever, a boat show in conjunction with Discover Marina del Rey will be held at the Burton Chace
Park transient docks with Marina del Rey yacht brokers and marine-related businesses
landside.

LA Boat Show (LA Convention Center and Burton Chace Park) — A proposal has been
submitted by the National Marine Manufacturers Association for a combo Boat Show at Burton
Chace Park and the LA Boat Show at the downtown Convention Center February 7-10 with
luxury shuttle transportation provided between Burton Chace Park and the LA Convention
Center.

Production Shooting Permitted at Anchorage 47 — A local production company was
permitted to film the NBC show “The Office” at the Anchorage 47 docks to encourage a “film
friendly” waterside environment available for film production.

SHK:dt
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October 4’ 2012 Santos H. Kreimann
Director
Kerry Silverstrom
TO: Small Craft Harbor Commission Chief Deputy
Jores Gary Jones
FROM: for Santos H. Kreimann, Director Deputy Director

SUBJECT: ITEM 7a — ADOPTION OF MITIGATED NEGATIVE DECLARATION AND
APPROVAL OF OPTION TO AMEND LEASE AGREEMENT TO FACILITATE
REDEVELOPMENT AT PARCELS 95 AND LLS (MARINA WEST SHOPPING
CENTER) -~ MARINA DEL REY

item 7a pertains to proposed redevelopment on Parcels 95 and LLS. Lessee submitted
a request to County for an Option to extend the existing lease on Parcel 95S and
incorporate Parcel LLS so that both Parcels 95S and LLS are covered by a single lease
document. The redevelopment proposed would create a revised Parcel 95S,
comprising of an exterior renovation of the existing Islands restaurant and a demolition
of the existing office/retail buildings and replacement of those buildings with 16,719
square feet of retail space and associated parking. The redevelopment for Parcel LLS
is comprised of the creation of a public park. Staff will provide a report at the meeting.

Your Commission’s endorsement of the recommendations in the draft Board letter
attached is requested. Staff will inform your Commission should there be any material
change made to this draft prior to submitting it to the Board of Supervisors for approval.
SHK:gj:mk

Attachments
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DRAFT

Department of

Beaches &
Harbors

LOSs ANGELES COUNTY

Santos H, Kreimann
Ditector

November xx, 2012 Kerty Silvetstrom
Chief Deputy
The Honorable Board of Supervisors Gary Jones

County of Los Angeles Deputy Director

383 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, California 90012

Dear Supervisors:

APPROVAL OF OPTION TO AMEND LEASE AGREEMENT TO FACILITATE
REDEVELOPMENT AND DEVELLOPMENT OF A PUBLIC PARK — MARINA WEST
SHOPPING CENTER
(Parcel 95S at 404-480 Washington Boulevard and Parcel LLS at 4001 Via Marina)
MARINA DEL REY
(4th DISTRICT-- 4 VOTES)

SUBJECT

Request to adopt the Mitigated Negative Declaration for: i) demolition of single-story
office/retail buildings, and ii) the exterior renovation of the existing Islands restaurant
building, and to approve an Option to Amend Lease Agreement to extend the term of
the existing Marina West Shopping Center lease (Parcel 95S) and add to the leasehold
area County Parcel LLS. Exercise of the Option is contingent upon Lessee’s receipt of
entittiements and fulfililment of other conditions required therein.

IT IS RECOMMENDED THAT YOUR BOARD:

1. Consider the Mitigated Negative Declaration for the Marina West Shopping
Center lease extension and renovation project together with any comments
received during the public review period; find that the Mitigated Negative
Declaration reflects the independent judgment and analysis of the Board and
adopt the Mitigation Monitoring Program, finding that the Mitigation Monitoring
Program is adequately designed to ensure compliance with the mitigation
measures during project implementation; find on the basis of the whole record
before the Board that there is no substantial evidence the project, as revised
and implemented in accordance with the Mitigated Negative Declaration and
Mitigation Monitoring Program, will have a significant effect on the
environment; and adopt the Mitigated Negative Declaration prepared for the
project.

12440695.1
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The Honorable Board of Supervisors
November xx, 2012
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2. Approve and authorize the Chair of the Board to sign the Option to Amend
Lease Agreement granting to the current Lessee, upon fulfillment of stated
conditions, the right to extend the term of its existing ground lease on Parcel
95S by 28 years and add Parcel LLS to the leased premises.

3. Approve and authorize the Chair of the Board to sign the Amended and
Restated Lease in substantially similar form to Exhibit A attached to the
Option to Amend Lease Agreement (along with a memorandum of lease and
other associated documentation in a form acceptable to the Director), upon
confirmation by the Director of the Department of Beaches and Harbors that
the Lessee has fulfilled the option conditions.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

Your Board previously granted Gold Coast West, LLC (“Lessee”) an option to extend
the term of the lease for Parcel 95S and to incorporate Parcel LLS into Parcel 95S
(hereafter collectively referred to as Parcel 95S) on July 8, 2003 to facilitate the
redevelopment of the parcel that initially included retail/office/restaurant uses and, upon
the recommendation of the Regional Planning Commission, later added a 72
residential-unit component. The Lessee ultimately decided that a mixed-use project
was economically unfeasible and let the previous option expire without exercise on
October 8, 2005.

Subsequently, Lessee re-designed the project into its currently proposed configuration
and entered into negotiations with the Chief Executive Office and the Department of
Beaches and Harbors (“Department”) to extend the Parcel 95S lease for 28 years, from
its current expiration on May 31, 2028 to May 31, 2056.

Among the significant terms of the lease extension are the following:

i) Lessee will pay an option fee of $100,000 upon grant of the option and has agreed to
spend no less than $5,296,300 in renovating the improvements. Lessee, upon exercise
of option, must fulfill all the conditions of the Option to Amend Lease (“Option”) within 12
months following the grant thereof. In the event that Lessee is unable to do so, the
Department Director may in his discretion extend the Option term for one additional six-
month period on the following conditions: a) Lessee is diligently pursuing fulfillment of its
obligations under the Option; and b) Lessee pays to the County an extension fee of
$66,000.

i) Lessee has agreed to pay the County percentage rent in an amount following the
completion of construction equal to 16% of all gross revenue derived by Lessee from
the leasehold including square footage rents, percentage rents, CAM charges, and
reimbursements for any operating expenses billed to the sublessees.
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iii) During the first seven years of the Amended and Restated Lease (“Lease”), Lessee
will receive a $50,000 annual rent credit to total $350,000 as a reimbursement for the
costs of creating the public park.

iv) Lessee shall: a) perform an exterior renovation of the existing Islands restaurant
building, b) demolish the three existing office/retail building structures, c) replace the
three demolished buildings with two retail buildings totaling approximately 16,719
square feet of rentable space, d) renovate 130 existing surface parking spaces, and e)
construct a public park at the southwest corner of Washington and Via Marina to
replace parking on County Parcel LLS.

A more detailed summary of the proposed terms for the lease extension is set forth in
Attachment A.

The Department of Regional Planning has prepared an Initial Study for the proposed
project in compliance with the California Environmental Quality Act ("CEQA") and, along
with the Department, recommends your Board's adoption of the Mitigated Negative
Declaration (“MND”) and Mitigation Monitoring Program (Attachment B).

The Department has obtained an appraisal that confirms that the anticipated returns to
the County from the proposed lease extension for Parcel 95S are equivalent to, or
greater than, fair market value.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The recommended action will allow Lessee to continue its effort towards the proactive
redevelopment of the parcel, which will result in fulfilment of Strategic Plan Goal No. 1,
“Operational Effectiveness,” Strategy No. 1, “Fiscal Sustainability,” and Goal No. 3,
“Community and Municipal Services,” Strategy No. 1, “Cultural and Recreational
Enrichment,” respectively.

FISCAL IMPACT/FINANCING

The transaction will produce the following fiscal benefits to the County of Los Angeles
(“County”): 1) an Option fee; and 2) if the Option is exercised, revenue increases due to
renovation of the restaurant and replacement of the office/retail buildings. Each
component is discussed below.

Option Fee
Lessee shall pay a non-refundable (except in the case of a default by County) fee of

$100,000 for the option, due upon execution of the Option.
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Revenue Increase Due to Project Redevelopment

The total revenue derived from Parcel 95S during Fiscal Year 2011-12 was $151,092.
After stabilization in 2015, our economic consultant has estimated that the total County
rent will increase to approximately $230,000 annually, an increase of approximately
$79,000.

OPERATING BUDGET IMPACT

Upon your Board’s approval of the Option, the Department’s Marina operating budget
will receive a one-time $100,000 option fee as stated above. The option fee is included
in the Department’s 2012-13 budget as one-time revenue.

Costs of consultants and for the Department Deputy Director and Asset Management
Division Chief involved in the negotiation and development of the Option and the
Amended and Restated Lease are being reimbursed by Lessee.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The existing 60-year lease for Parcel 95S expires on May 31, 2028. The proposed
extension provides for a 28-year extension through May 31, 2056. The current
improvements on Parcel 95S include an existing free-standing restaurant and single-
story office/retail buildings and associate parking. Parcel LLS is currently in use as
public parking with eight available spaces. Parcel 95S has frontage on Washington
Boulevard and Parcel LLS is located at the intersection of Washington Boulevard and
Via Marina.

Approval of the Option is without prejudice to the County’s full exercise of its regulatory
authority in the consideration of the land use entitlements required for the possible
exercise of the Option.

Entering into leases of the County's Marina del Rey real property is authorized by
Government Code sections 25907 and 25536. The lease terms are in conformance
with the maximum 99-year period authorized by California law.

At its meeting on October 10, 2010, the Small Craft Harbor Commission
the recommendations to adopt the MND and approve the Option in the form attached.
County Counsel has approved the documents as to form.

ENVIRONMENTAL DOCUMENTATION

The Department recommends that an MND is the appropriate environmental
documentation under the California Environmental Quality Act (“CEQA”) and County
environmental guidelines. The Initial Study concluded that there are certain potentially
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significant environmental impacts associated with the project that can be reduced to
less than significant with the implementation of the proposed mitigation measures. The
Initial Study identified potentially significant impacts of the project relative to aesthetics,
air quality, biological resources, geology/soils, greenhouse gas emissions,
hazards/hazardous substances, hydrology/water quality, noise, transportation/traffic,
utilities/services, and mandatory findings of significance. Prior to the release of the
proposed MND and Initial Study for public review, revisions in the project were made or
agreed to which would avoid significant impacts or mitigate potential impacts to a point
where there would exist less than significant impacts as mitigated. The Initial Study and
project revisions showed that, in light of the whole record before the County, the project
as revised will not have a significant effect on the environment. Based on the Initial
Study and project revisions, an MND was prepared for this project (Attachment B). The
proposed Mitigation Monitoring Program, included with the MND, was prepared to
ensure compliance with the environmental mitigation measures included as part of the
final MND relative to these areas during project implementation. There have been no
substantial changes to the proposed project since circulation of the environmental
document.

The MND was circulated from August 16, 2012 through September 17, 2012 to the
appropriate government agencies and public. Notice was posted on the Department of
Regional Planning website. Public Notice was mailed to 977 owners and occupants
located within 500 feet of the subject property and was then published in the Daily
Breeze on August 18, 2012 pursuant to Public Resources Code section 21092 and
notice was posted at the office of the County Clerk, the local library, and the subject
property pursuant to section 21092.3. During the 30-day comment period, no written
comments were received from the public.

The location of the documents and other materials constituting the record of the
proceedings upon which your Board's decision will be based in this matter is the County
of Los Angeles Department of Regional Planning, 320 West Temple Street, Los
Angeles, California 90012. The custodian of such documents and materials is Anita
Gutierrez, in the Department of Regional Planning.

The project is not exempt from payment of a fee to the California Department of Fish
and Game (“DFG”), pursuant to section 711.4 of the Fish and Game Code, to defray the
costs of fish and wildlife protection and management incurred by DFG. Upon your
Board's adoption of the MND, the Department of Regional Planning will file a Notice of
Determination with the Registrar-Recorder/County Clerk in accordance with section
21152(a) of the Public Resources Code, along with Lessee's payment of the DFG-
required filing and processing fees in the amount of $2,176.50.
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CONTRACTING PROCESS

Lessee acquired the leasehold interest to Parcel 95S through a bankruptcy court sale
on December 3, 1998. Lessee thereafter entered into negotiations with the Department
to extend the lease term for Parcel 95S. The Lease will be available to Lessee only
upon the exercise of the Option. Upon the Department Director's confirmation to the
Executive Officer, Board of Supervisors that Lessee has satisfied the conditions for
exercise of the Option and has received all planning, zoning, environmental and other
entittement approvals required to be obtained from governmental authorities for
construction of the renovation project associated with the Option, we will request the
execution of the Lease in substantially similar form to Exhibit A of the Option
(Attachment C).

IMPACT ON CURRENT SERVICES (OR PROJECTYS)

There is no impact on other current services or projects.

CONCLUSION

It is requested that the Executive Officer, Board of Supervisors send two copies of the
executed Option and an adopt-stamped Board letter to the Department of Beaches and
Harbors.

Respectfully submitted,

Santos H. Kreimann, Director
SK:gj;mk

Attachments (3)

c: Chief Executive Officer

County Counsel
Executive Officer, Board of Supervisors



Attachment A

Summary of Terms
PARCEL 95S and LLS — MARINA WEST SHOPPING CENTER

e Lessee: Gold Coast West, LLC

e Project: Complete an exterior renovation of the existing Islands restaurant building and
associated parking. Demolition of the three existing office/retail buildings and
redevelopment of approximately 16,719 square feet of single-story retail space in two
buildings. Replacement of an existing 8 space parking lot with a public park.

e Term: 28-year extension
Current expiration: Expires 5/31/2028
Extended expiration: Expires 5/31/2056

e Option Fee: $100,000

e Development Cost: Not less than $5,296,300.

e Minimum Rent (during construction period): The greater of a) Not less than 75% of
the previous three years’ average annual rent paid to the County or b) upon Islands
Construction period, 3.5% of gross sales for Islands.

e Minimum Rent (upon operation): Upon the earlier of the award of the Certificate of
Occupancy for the retail buildings or required completion date, the minimum rent shall be
adjusted to $172,500. Thereafter, minimum rent resets every three years to equal 75% of
previous three years’ average total annual rent due to County until the next renegotiation.

e Percentage Rent: Upon exercise of the lease extension option, Lessee shall pay as rent
to County the great of Minimum Rent or 3.5% or gross sales for Islands Restaurant.
Upon completion of construction (but not later than the Required Completion Date)
Lessee shall pay 16% of all of Lessee’s gross revenue derived from the leasehold,
including base rent, CAM reimbursement, property tax reimbursements, insurance
reimbursement, percentage rents and any other amounts received from sub-lessees. If a
sub-lessee pays any of the aforementioned costs directly in lieu of reimbursements to
Lessee, Lessee shall provide County a reconciliation of those costs paid directly, and add
those costs to the rent basis upon which the 16% ground rent is calculated.

e Percentage Rent Adjustment: Subject to renegotiation to a fair market rent ten years
after the earlier of the completion date or the required completion date, and every ten
years thereafter, but under no circumstances will the percentage rent rates be reduced
below those set forth above.

e Rent Credit: Lessee to receive a $350,000 rent credit to be provided in equal monthly
installments during the first seven (7) years of the lease.

e County Participation in Sales: Greater of a) 20% of Net Proceeds, or b) lesser of (1)
5% of Gross Proceeds or (2) 100% of Net Proceeds upon assignment or other direct or
indirect transfer of leasehold.

e County Participation in_a Refinance: 20% of net loan proceeds not reinvested in
leasehold.




Environmental Checklist Form (Initial Study)
County of Los Angeles, Department of Regional Planning

Project title: Parcel 95/1.1S Redevelopment / Project No. R2012-00180/ Case No(s). RENV201200026

Lead agency name and address: Los Angeles County, 320 West Temple Street, Los Angeles, CA 91020

Contact person and phone number: Anita Gutierrez, Special Projects Section, (213) 974-4813

Project sponsor's name and address: Gold Coast Village, LLC c/o Pacific Ocean Management, LLC.
13737 Fijp Way, C10 Marina del Rey, California 90292

Project location: Lease Parcels 95 and LLS: (West Coast Escrow) 444 Washineton Boulevard, (Islands) 404
Washington Boulevard, 450 Washington Boulevard (vacant) and 480 Washington Boulevard (Images
Furniture), Marina Del Rev, California 90292

APN: 4224 005 910 Thomas Guide: Page 671 -7 USGS Qnad: Venice (T2S. R15W)

Gross Acreage: About 2.0 acres

General plan designation: Specific Plan
Community/Area wide Plan designation: Marina del Rey Specific Plan
Zoning: Marina del Rev T.and Use Plan (Parcel 95: Visitor-Serving/Convenience Commercial: LLS: Public

Facilities)

Description of project: The Proposed Project consists of the demolition of the existing three office and
retail structures to be replaced by the construction of two new commercial retail buildings. The existing.
5.713-square-foot Islands restaurant will remain and will undergo rehabilitation. The existing 115-space
surface parking area covering 35,000 square feet will undergo renovation. In addition, a new entrance
gateway public park will be constructed at the southeast corner of Washington Boulevard and Via Marina.
There are four existing buildines on Parcel 95, totaling 22.393 square feet: the Islands restaurant of 5713
square feet; a bank building of 7,500 square feet; a 4,584-square-foot building; and a 4,596-square-foot
building. The bank and two other buildings will be demolished, to be replaced by two new buildings of
5797 square feet (Building A) and 11,296 square feet (Building B). The total coverage of the two new
buildings with the existing Islands restaurant will be 22.806 square feet. Fire Department requirement for
public safety access is 28 feet width, clear to sky with vehicular access to within 150 feet of all exterior walls.
The required Fire Department fire flow is 3.500 gallons per minute (gpm) at 20 PST for duration of 3 hours,
with an additional public hydrant required on Washington Boulevard, west of Grayson.

Building A is estimated to requite a 2-inch water meter and 2-inch domestic water line lateral. Building B is
estimated to require a 2.5-inch water meter and a 2.5-inch water line lateral. The average daily water
demand 1s anticipated to be 2091 gallons/day. An existing 12-inch Department of Water and Power water
main is located in the alley south of the project site.

The existing number of parking spaces is 115, excluding street parking, with an existing total parking area of
approximately 35,000 square feet. The project proposes 129 parking spaces that will cover about 31,800
square feet. Per I.A. County Code, the project requires 131 parking spaces; therefore, a parking deviation
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would be required to allow a modest (two-space) reduction in Code-required parking, as justified in the
shared-parking analysis submitted with this application, prepared by a licensed traffic engineering firm.

The front parkway will be fully landscaped and make use of decorative intetlocking pavers. The parking
areas will be flanked by shade trees.

The proposed accent pedestrian-oriented park, to be located at the corner of Washington Boulevard and Via
Marina, would be approximatelv 0.20 acre (8,700 sa. ft) in size. The park would consist of raised and on

grade planters surrounded by palms with a lowered central gathering or seating area for pedestrians and
community gatherings. Irrigation would be an underground weep system and the landscape plant palette
would consist of low water demand plant material.

Project mmplementation will be developed in a single, one-year development phase. The demolition of
existing structures, with the exception of the Islands restaurant, will require about 2,900 cubic yards of
materials deportation from the site, to occur over an approximate two-week period. Site grading would
require about 16 days with an additional two weeks for utlity infrastructure trenching. The building
construction stage 1s estimated to last up to nine weeks, with two weeks of asphalt paving and two weeks of
final architectural coating.

The proposed grading plan includes 750 cubic vards of cut and an over excavation and recompaction of
approximately 4,850 cubic yards. Construction disturbance area is approximately 1.24 acres. In total,
roximately 4,000 cubic yards of material (demolition debris and cut earth) would be exported off-site

(Puente Hills landfill), requiring about 400 haul trucks.

The proposed project will require a coastal development permit and a patking deviation approval in addition

to the ministerial building permit.

Surrounding land uses and setting: The project site is an existing commercial retail complex with

restaurant, bank, escrow company, and furniture sales. On the opposite side of Washington Boulevard
within the Citv of Los Angeles, are restaurants {(Japanese and Italian), a mixed-use building structure with

office/retail space on the ground floor and a multi-story apartment complex above, two-story multi-family
apartments, and commercial/retail buildings includine hair and nail care and clothing alterations. Single-
family residences are located farther north of Washington Boulevard. To the west 1s a mixed-use multi-story
building with apartments above the ground floor. To the east is a Wells Fargo Bank and commercial strip
mall along with the Marina del Rey Marriott hotel on Admiralty Way at Via Marina. To the south of the

project site is the Oakwood Marina del Rey residential hotel and apartment complex.

Major projects in the area:
Project/ Case No. Description and Status
Parcels 42 _and 43(APN No. 4224-008-900): Coastal Development Permit for

R2 - / . . . ; S -

§P01\770[/020067f)90 0022 rehabilitation of the Marina del Rey Hotel, an existing 154-room bolel, and the
3 = demolition and subsequent redevelopment of the botel’s private boat anchorage.

R2006.-03647 Parcel 10R (APN No. 4224-003-900): Pending Coastal Development Permit to

R2006-03647/ i

N authorize _the demolition of an exusting 136 -unit _apartment complex and_the
L development of a 400-unit complex (including a total of 62 affordable housing units).
Parcel FE_(APN No. 4224-003-900): Pending Coastal Development Permit to
R2006-03652/ CDP200600009  authorize the demolition of an existing parking lot and the development of a 126-unit
apartment complex.

Parcel 9U, Northern Portion (APN No. 4224-002-900): Pending Coastal
Development Permit to anthorize the construction of a 19-story, 288-unut hotel with a
restaurant and other auxiliary facilities.

TR067861/
CDP200600007




R2006-03643/ CDP200600006

Parcel U, Southern Portion  (APN_No. 4224-002-900): Pendine Coastal

Development Permit to_anthorize the development of a_public wetland and upland

R2007-01480/
CDP200700001

R2005-04106/
CDP200500006

R2006-01570/
CDP200600002 ¢
CDP 20060003

R2009-00924

R2009-00752
PP207000954

R2008-02340/ CDP200800007

bark.
Parcels 55, 56 & W (APN No. 4224-011-901): Pending Coastal Developmrent

Permit to authorize the demolition of Fisherman’s Village and all existing parkin.

landscaping, and hardscaping, and the development of a new mixed-use commercial

plaza and multi-story parking structure.

Parcel 27R (APN No. 4224-005-906): Coastal Development Permif to authorize
the rehabilitation and expansion of the Jamaica Bay Hotel for 69 new ouest rooms
(total of 111 guest rooms) and a new restaurant. (Under Construction)

Parcely OT & 21 (APN No. 4224-006-900): Pending Coastal Developrment
Permit fo authorize the demolition of all existing landside unprovements and_the
construction of a 1714 ynit senior accommodations facility, 5000 square feet of retail
space_and other site amenities and facilities; &> 447 -space_parking_structure, marine
commercal e compunty park (Parcel 27)

Parvel 145R (APN No. 4224-006-900): (Pending) Interior and exterior renovation
of the excasting 132-room Marina International Hotel

Parcel 64 (APN No. 4224-017-901): Interior _and_exterior renovation of the
excisting 224-unit Villa Venetia apartment complex.

Parcels 52R & GG (APN No. 4224-003-900): Pending Coastal Development
Permit to authorize a dry stack boat storage facility, with capacily for 345 boats, along
with appurienant q/ﬁc‘e space_and customer lonnge, 30 mast up storave shaces, parking,
and a new Sheriff's Department/ Lifeguard Boatwright facility.
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Reviewing Agencies:
Responsible Agencies

[[] None

Regional Water Quality Control
Board:
Los Angeles Region

[ ] Lahontan Region
X Coastal Commission
L] Army Corps of Engineers
City of Los Angeles
L] City of Culver
[ ]Los Angeles City Bureau of

Sanitation

Trustee Agencies

[ ] None

[ ] State Fish and Game
[ ] State Parks

Special Reviewing Agencies
[ ] None

[ ] Santa Monica Mtns.
Conservancy

[ ] National Parks
[ ] National Forest
[ ] Edwards Air Force Base

[ ] Resource Conservation Dist.
of Santa Monica Mtns. Area

Local Native American Tribe

County Reviewing Agencies

[ ] Subdivision Committee

DPW: Traffic & Lighting
-Waterworks Division

-Land Development (Road
Grading)

-Watershed Mngt. (NPDES)

-Geotechnical & Materials Eng.

-Environmental Programs

-Sewer Maintenance

Public agency approvals which may be required:

Public Agency

Approval Reguired

(E.o.. permits, financing approval, or participation agreement.)

Regronal Significance

[ ] None
[ ] SCAG Criteria

[ 1 Air Quality
[ ] Water Resources

[ ] Santa Monica Mtns. Area

Public Health: Env. Hygiene

(Noise)
X Sheriff Department

[X] Beaches & Harbors Dept.

X Sanitation District

Fire Dept.: Planning Division

-Forestry, Environmental Div.

et}



ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project.

OO X X O

X

Biological Resources

Aesthetics XI Greenhouse Gas Emissions [:] Population/ Housmng
Agriculture/Forest Hazards/Hazardous Materials [ ] Public Services
Air Quality Hydrology/Water Quality Recreation

X O

Land Use/Planning Transportation/Traffic

O 0O X K

Cultural Resources Mineral Resources Utilittes/Services
Energy Noise <] Mandatory Findings

of Significance
Geology/Soils

DETERMINATION: (To be completed by the Lead Department.)
On the basis of this initial evaluation:

[]

X

I find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.

I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an eatlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
giﬁtigation measures that are imposed upon the proposed project, nothing further is required.

A
;
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EVALUATION OF ENVIRONMENTAL IMPACTS:

M

)

®)

©)

)

8

A bref explanation 1s required for all answers except "No Impact” answers that are adequately
supported by the information sources the Lead Department cites in the parentheses following each
question. A "No Impact" answer is adequately supported if the referenced information sources show
that the impact simply does not apply to projects like the one involved (e.g., the project falls outside a
fault rupture zone). A "No Impact" answer should be explained where it is based on project-specific
factors as well as general standards (e.g., the project will not expose sensitive receptors to pollutants,
based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
mpacts.

Once the Lead Department has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact 1s potentially significant, less than significant with
mitigation, ot less than significant. "Potentially Significant Impact” is appropriate if there is substantial
evidence that an effect may be significant. If there are one or more "Potentially Significant Impact”
entries when the determination 1s made, an EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact” to a
"Less Than Significant Impact." The lead agency must describe the mitigation measures, and briefly
explain how they reduce the effect to a less than significant level. (Mitigation measures from Section
XVII, "Earlier Analyses,”" may be cross-referenced.)

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA processes,
an effect has been adequately analyzed in an earlier EIR or negative declaration. (State CEQA Guidelines
Section 15063(c)(3)(ID).) In this case, a brief discussion should identify the following:

(a) Earlier Analysis Used. Identfy and state where they are available for review.

(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of, and adequately analyzed in, an earlier document pursuant to applicable legal standards,
and state whether such effects were addressed by mitigation measures based on the earlier analysis.

() Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures which were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the project.

Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

The explanation of each issue should identfy: the significance threshold, if any, used to evaluate each
question, and; mitigaton measures identified, if any, to reduce the impact to less than significance.
Sources of thresholds include the County General Plan, other County planning documents, and County
ordmances. Some thresholds are unique to geographical locations.

Climate Change Impacts: When determining whether a project’s impacts are significant, the analysis
should consider, when relevant, the effects of future climate change on : 1) worsening hazardous
conditions that pose risks to the project’s inhabitants and structures (e.g., floods and wildfires), and 2)
worsening the project’s impacts on the environment (e.g., impacts on special status species and public
health).



1. AESTHETICS

Less Than

Significant
Potentially  Impact with  Less Than
Significant Mitigation Significant No

Impact Incorporated Impact Impact
Would the project:
a) Have a substantial adverse effect on a scenic vista, L] [] X ]

including County-designated scenic resources areas
(scenic highways as shown on the Scenic Highway
Element, scenic corridors, scenic hillsides, and scenic
ridgelines)?

The proposed project site is located on the south side of Washington Bonlevard between Via Dolee and 1Via Marina on Lease
Larcel 95 and L ease Parcel LLS, within a bighly nrbanized commercial corridor on the peripmeter of County unincorporated
Marina del Rey. The closest designated scenic bighway is the streteh of roadway from Via Marina to Admiralty Way to Fiji

Way (south and east); therefore, the project site is not easily visible from this scenic hiohway.l The most significant gualities of
the Marina del Rey area in terms of visnal resonrces are the waters within the small craft harbor, the boats, and boating related

elements (e.g., masts, sails, moles, slips, ete.).> None of these water oriented aesthetic gualities are visible from the Dproject site.

b) Be visible from or obstruct views from a regional L] ] ] X
riding or hiking trail?

The project site is not located near or adjacent to a resional riding or hiking trail. Since the proposed Dproject wonld not_be
substantially visible from or obstruct views from a regional riding or hiking trail, there would be no impacts. Further analysis on
this topic is not be required.

¢) Substantially damage scenic resources, including, [] ] [] X
but not limited to, trees, rock outcroppings, historic
buildings, or undeveloped or undisturbed areas?

Lhe project site is lpcated on a hishly nrbanized commercial corridor on the perimeter of the Connty unincorporated community
of Marina del Rey. The proposed project site is currently developed with surface parking lots, and commercial retail structures.
There_are no_undeveloped_or undisturbed areas on the project site. adjacent to the project site. or near the project site_that
contains unique aesthetic features. Therefore. implementation of the renovation of the proposed project and redevelopment of the
Parcels 95/1LS would not influence unigue aesthetic features in the area. including bistoric buildings. There wonld be no
tmpact and further analysis on this topic would not be required.

d) Substantially degrade the existing visual character [] ] [] X
or quality of the site and its surroundings because of

height, bulk, pattern, scale, character, or other

features?

Lhe proposed project includes demolition of three existing commercial buildings. construction of two new commercial buildings.
construction of a "pocket park' at the Washington Blvd/Via Marina corner. and the renovation of an existing Islands
restanrant and associated surface parking. The new commercial structures proposed are one-story structures, consistent with the
beight of the buildings to be removed from the site. The newly constructed buildings would thus be of a_similar height and

Los Angeles County Local Coastal Program, Marina Del Rey Land Use Plan, February 8, 1996, pg- 7-1 through pg. 9-3.
2 Los Angeles County Local Coastal Program, Marina Del Rey Land Use Plan, February 8, 1996, pg. 7-1 through pg. 9-3.
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massing to those being removed from the site The proposed project site would be redeveloped in a similar character to other
commercial _uses _along the Washington Bonlevard commercial corridor. Therefore, there would be no impacts with
plementation of the proposed project and further analysis would not be required.

e) Create a new source of substantial shadows, light, ] ] X ]
or glare which would adversely affect day or nighttime
views in the area?

The proposed project does not include the construction of additional floors to the replacement buildings nor does it include a
substantial increase of floor area and bulke to the replacement building (total increase of 413 square feet). The buildings in the
area are located at a distance froms the proposed project structures. so any shadows that are cast due to the height and bulk of the
burlding are typically cast across the adjacent structures opposite the Parcels 95/LLS for a brief period in the morning or
evening. Since the proposed project desion would not include significant additional butlding height or bulk. it is expected that the
shadows that are cast by the new building wonld remain_similar upon_completion of the proposed project. Furthermore, the
proposed project would include the renovation of exterior windows and glass doors, which would be required by County
Standards 1o be designed to produce minimal glare. Additionally. the proposed project will include nodern lighting features that
would minimize impacts and further analysis would not be required on this topi.




2. AGRICULTURE / FOREST

Less Than
Significant
Potentially  Impact with  Less Than
Significant Mitigation Significant No
Impacr Incorporated Impact Impact
Would the project:
a) Convert Prime Farmland, Unique Farmland, or L] L] ] X

Farmland of Statewide Importance (Farmland), as
shown on the maps prepared putsuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

The project site is not Jocated in an area that is desionated as Prime Farmland, Unigue Farmiland, or Farmland of Statewide
Lmportance pursnant to_the Farmland Mapping and Monitoring Program of the California Department of Conservation.
Further analysis resarding this topre wonld not be reguired.

b) Conflict with existing zoning for agricultural use, ] L] ] X
with a designated Agricultural Opportunity Area, or
with a Williamson Act contract?

The project site is located in the community of Marina del Rey. which is designated as Specific Plan Zone as zoned under the
County of Los Angeles. Parcel 95 is_desionated VVisitor Serving/ Convenience Commercial and Parcel 1.1.S is desionated
Public Facility. The project site does not have nor is it located near an area that is contracted under the Williamson Act
Therefore, no impacts would occur fo goricultural land uses or conflict with any agricultural sones. and further analysis on this
fopic is not required.

¢) Conflict with existing zoning for, or cause rezoning ] ] L] X
of, forest land (as defined in Public Resources Code §

12220 (g)) or timberland zoned Timberland

Production (as defined in Public Resources Code §

4526)?

Lhe project site is located in the unincorporated community of Marina del Rey, which is desionated as Specific Plan Zone as
zoned under the County of Los Angeles. Parcel 95 is desionated Visitor Serving/ Convenience Commercial and Parcel 1.LS is
designated Public Facility. The project site is not located near or within an area that is soned as or for forestland or timberland.
Lherefore, no ippacts would occur and further analysis on this fopic s not required.

d) Result in the loss of forest land ot conversion of [] ] ] X
forest land to non-forest use?

Lhe project site is located in the unincorporated community of Marina del Rey, and is within the Marina del Rey Specsfic Plan
area pursuant to the County of Los Angeles Zoning Code . Parcel 95 is desionated Visitor Servina/ Convenience Commercial
and Parcel IS is desionated Public Facility. The project site is not located near or within an area that is soned as forestland
or_timberland. Therefore, no impacts resulting from the loss of forestland would occur or be converted. and further analysis on
1his topic is not required,
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e) Involve other changes in the existing environment [ ] ] X
which, due to their location or nature, could result in

conversion of Farmland, to non-agricultural use or

conversion of forest land to non-forest use?

The proect site is located in the unincorporated community of Marina del Rey. a bighly urbanized area that is within the
Marina_del Rey Specfic Plan area pursuant to the County of Los Angeles Zoning Code. Parcel 95 is designated Visitor
Serving/ Convenzence Commercial and Parcel ILS is designated Public Facility. The proposed project site does not contain
agricultural farmland nor is it near an area of agricultural farmland. Therefore, implementation of the proposed project would
not convert farmland to non-agricultnral land, No further analysis on this topic is required.
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3. AIR QUALITY

Where available, the significance criteria established by the applicable air quality management or air pollution control district
may be relied upon to make the following determinations.

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Conflict with or obstruct implementation of ] ] X ]

applicable air quality plans of the South Coast AQMD
(SCAQMD) or the Antelope Valley AQMD?

Lhe proposed project falls under the jurisdiction of the SCAQMD. In conjunction with the Southern C. alifornia Association of
Governments (SCAG), the SCAQMD s responsible for formulating and implementing air pollution control strategies. The
SCAQMDs _Air Quality Management Plan (AOMP) was adopred in 2003 and updated in 2007 to establish a
comprehensive air pollution control program leading to the attainment of CAAQS and NAAQS in the Basin. The AOMP
also addresses the requirements set forth in the California_and Federal Clean Azr Acts. Potential impacts on local and regional
air quality are anticipated to be less than significant, falling below SCAQMD thresholds as a result of the nature and small
scale of the proposed project. Inplementation of the proposed project would fall below the SCAQMD significance thresholds for
both_short-term _construction_and long-term_operation emissions. Because construction and operation of the Dproject wonld not
exceed the SCAQOMD sionificance thresholds, the proposed project wonld not increase the frequency or severity of existing air
quality violations, neither canse or contribute to new air quality violations, not delay timely attainment of air quality standards
or the interim emission reductions specified in the AQMP. Based on the above discussion, the proposed project would not conflict
with applicable regional plans or policies adopted by agencies with jurisdiction over the project. Lherefore, the proposed project
wonld be consistent with the AQMP and would have a less than sionificant impact with respect fo this criterion.

b) Violate any applicable federal or state air quality L] ] ] X
standard or contribute substantially to an existing or

projected air quality violation (i.e. exceed the State’s

criteria for regional significance which is generally (a)

500 dwelling units for residential uses or (b) 40 gross

acres, 650,000 square feet of floor area or 1,000

employees for nonresidential uses)?

The proposed project is a renovation of Parcel 95 lpcated in the unincorporated community of Marina Del Rey in Los Angeles
County. The proposed project would redevelop less than 23,000 square feet of space, fo include retarl space and _a_coffee shop.
The project does not propose the addition of new dwelling units or substantial extension of its existing facilities. Therefore. the

proposed project would not_exceed the state’s criteria for resional significance_ and wonld have no zmpact with _respect to this
crilerion.

¢) Exceed a South Coast AQMD or Antelope Valley ] ] X L]
AQMD CEQA significance threshold?

In 1993, the SCAQMD prepared its CEQA Air Quality Handbook to assist local government agencies and consuliants in
preparing environmental documents for projects subject to CEQA. The SCAQOMD is in the process of developing an _Air
Quality Analysis Guidance Handbook to_replace the CEOA Air Quality Handbook. While the Air Quality Analysis
Guidance Handbook 25 being_developed. supplemental information_bas been_adopted by the SCAQMD. These include
revisions lo the air guality significance thresholds and a new procedure referred fo as “localized significance thresholds,” which
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has been added as a sionificance threshold under the Final Localized Sionificance Threshold Methodolpay.> The SCAOMD
has recommended that lead asencies not use the screening tables in the CEOA Air Ownality Handbook s Chapter 6 because
the tables were dertved nsing an obsolete version of the California Air Resources Board (CARB) mobile sonrce emission factor

tnventory and are also based on outdated trip generation rates from a prior edition of the Institnte of Transportation Engineer’s
Trip Generation Handbook. The SCAQMD has _also recommended that lead agencies not use the on-road mobile source
emission Jactors in Table A9-5-]1 through A9-5-L of the CEQA Air Quality Handbook as they are obsolete, and instead
recommends using on-road mobile source enission factors approved by CARB. The outdated and obsolete screening tables and
information were not used in this analysis. The applicable portions of the CEQA Air Quality Handbook. the Air Quality
Apnalysis Guidance Handbook supplemental_information. and other revised methodologies were nsed in_preparing the air
quality analysis for this section.

Traffic Congestion

The proposed project includes the redevelopment and renovation of retail and commercial land uses in an existing mixed-use
commercial_corridor_along Washington Boulevard in Marina Del Rey. While the proposed project would result in_modest
additional traffic, it is not anticipated to result in a substantial number of new frips to the area. The project wonld not canse a
signtficant increase in traffic volumes or parking structure use.

CO Hotspots

Emtssions associated with the proposed project would primarily be generated by motor vebicles visiting the site. Traffic congested
roadways and intersections bave the potential to generate localized bigh levels of carbon monoxzde (CO). Localized areas where

ambient concentrations exceed the state 1-hour standard of 20 ppm or the 8-hour standard of 9.0 ppm are termed CO hotspots.
CO is produced in greatest guantities from vehicle combustion and is usually concentrated at or near ground level becanse it does
not readily disperse into the atmosphere. As a result, potential air quality impacts to sensitive receplors are assessed through an
analysis of localized CO concentrations. The project would redevelop less than 23,000 square feet of space and would not result
in_substantial extension of its existing facilities. As a resull, the project wounld not result in a substantial additional number of
vebicle trips and would not be anticipated to create additional traffic congestion in the vicinity. Therefore, the proposed project
wonld not canse or contribute to CO holspots and would be less than significant with respect fo this criterion.

Construction Emissions

Constryction_activities have the potential lo cause shorf-term impacts with respect lo air gquality standards. According fo

SCAQMD. a project’s construction emissions are considered to canse a_significant impact lo air gualty if they wonld exceed
the SCAQMD threshold of significance for the following criteria_pollutants: volatile organte compounds (VOC), nitrogen
oxides (NO, ), CO, sulfur oxides (SO.), respirable particulate matter (PM710). and fine particulate matrer (PM2.5). The
construction_emissions associated with the proposed project were estimated using the California Emissions Estimator Model
(CalEEEMod). CalEEMod is a program that caleulates air pollutant emissions from land nse development projects and
incorporates CARB's EMEAC2007 model for on-road vehicle emissions and the OFFROAD2007 nodel for off-road
vebicle_emissions. The model also incorporates factors specific to the Basin and the SCAQMD, such as VOC content in
architectural coating and vebicle fleet mixes.

Site-spectfic or project-specific data were used in the CallEMod model, where avazlable. The project Applicant provided the
estimated construction schedule and information. The number and types of construction equipment, vendor trips (e.g., transport
of building materials), and worker tribs were based on values provided in the CallEEMod model The existing project sife
contains primarily commercial and retail space. including a 7.500-square-foot bank, a 5.713-square-foot sit-down restaurant,
and two other buildings of approximately 4,600 square feet each. The development would also include 129 parking spaces. The
Dproject would be constructed over a period of approximately 15 months, anticipated to begin in late 2012 and to end in fall or

3 South Coast Air Quality Management District, Final Localized Significance Threshold Methodology, (2008).



winter of 2013. Construction wonld include sequential demolition, fine orading, trenching, building construction, architectiural
coating, and asbhall paving sub-phases.

Table 1, Estimated Unmitigated Construction Emissions, shows the construction emissions that wonld occHr
during _each sub-bhase of construction of the project. As indicated below. emissions wonld not exceed the SCAOMD s
significance thresholds during any phase of construction.

Table 1
Estimated Unmitigated Construction Emissions

Maximum Emissions in Pounds per Day?

Construction Phase vocC NOx - CO 50x PM10 PM2.5
Demolition 1.64 11.14 8.68 0.01 3.85 0.87
Grading 9.79 83.73 48.51 0.09 33.24 7.25
Trenching 1.15 6.77 5.04 0.01 0.74 0.59
Building Construction 1.60 11.36 8.07 0.01 112 0.63
Architectural Coating 67.19 2.99 2.33 0.00 0.35 0.28
Asphalt Paving 1.88 10.00 7.13 0.01 1.07 0.87
Maximum pounds per day: 67.19 83.73 48.51 0.09 33.24 7.25
SCAQMD Threshold: 75 100 550 150 150 55
Exceeds Threshold? NO NO NO NO NO NO

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
Totals in table may not appear to add exactly due to rounding in the computer model calculations.
' PMI0 and PM2.5 emissions reflect compliance with SCAQMD Rule 403 (Fugitive Dust).

Operational Emissions

Ewmissions from operation of the project have the potential to cause lons-term impacts with respect to air quality standards.

According to SCAQMD, a project’s operational emissions are considered fo _cause a sionificant impact to air guality if they

would exceed the SCAOMD threshold of significance for the following criteria_pollutants: 170C, NO,, €O, SO, PM10,

and PM2.5. Operational emissions wonld be generated by both mobile and stationary sources as a result of normal day-to- day
aclivities on the project site affer occupation. Mobile emissions would be senerated by the motor vebicles traveling to. from. and
within_the project site. Stationary emissions, both point_source_and area source, would be generated by the consumption of
natural gas for space and walter heating devices (including water heater and boilers).

Table 2, Estimated Unmitigated Operational Emissions. shows the enissions that wonld occnr due to operation
of the project. As indicated below, emissions wonld not exceed the SCAQMD s sionificance thresholds.

Table 2
Estimated Unmitigated Operational Emissions

Maximum Emissions in Pounds per Day

Operational Source vVOC ~NOx CO 50x PM10 PM2.5
Area Sources 1.81 0.00 0.00 0.00 0.00 0.00
Energy 0.01 0.12 0.10 0.00 0.01 0.01



Maximum Emissions in Pounds-per Day

Operational Source VOC NOx Co S50x PM10 PM2.5
Mobile Sources 5.23 12.16 51.02 0.07 7.32 0.68
Maximum pounds per day: 7.05 12.28 51.12 0.07 7.33 0.69
SCAQMD Threshold: 75 100 550 150 150 55
Exceeds Threshold? NO NO NO NO NO NO

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
Note: Totals in table may not appear to add exactly due to rounding in the computer model calculations.

Localized Significance Thresholds

The SCAQOMD recommends that the potential localized impacts be evaluated on the ambient air concentrations of NO,, CO,
PM10, and PM2.5 due fo on-site emissions. The evaluation requires that anticipated ambient air concentrations, determined
using a computer based air guality dispersion model. be compared to localized significance thresholds. The thresholds for NO .
and CO represent the allowable increase in_concentrations above background levels in the vicinity of the project that wonld not
canse or contribnte to an exceedance of the National Ambient Air Quality Standards (NAAQS) or California Ambient Air
Quality Standards (CAAQS). The threshold for PM10, which is 10.4_micrograms per cubic meter (ug/n?), represents
compliance with SCAQMD s Rule 403 (Tugitive Dust). The threshold for PM2.5, which is also 70.4 pg/ 77, 35 intended to
constrain emissions 1o aid in progress foward attainment of the NAAQS and CAAQS.

The SCAQMD Final Localized Significance Threshold Methodology (LST Methodology) includes screening tables that can

be_ssed for projects less than 5 acres in size to determine the maximum allowable datly emissions that would satisfy the LSTs

(i.c.. not canse an exceedance of the applicable concentration limits). The allowable emissions rates depend on (a) the Source
Receptor Area (SRA) in which the project is located, (b) the sise of the project site, and (¢) the distance between the project sile
and_the_nearest_sensitive receplor (e.o., residences. schools, hospitals). To monitor the concentrations of the pollutants, the
SCAQMD has divided the Basin into SRAS for the purbose of operating ambient air guality monitoring stations. The project
site is located in Marina Del Rey, which is in SRA 2 (Northwest Los Angeles County Coastal). The entire project site area
ineluding parking spaces is_approximately 1 _acre. The project site is located in a mixed-use area, immediately adiacent lo

Dpotential receptors. According to the LST Methodology, “projects with boundaries located closer than 25 meters to the nearest

receplor should use the ISTs for receptors located at 25 meters.”* Therefore. the thresholds are based on a 25-meter distance

Jor a 1-acre site.

The ISTs for the construction portion_of the proposed project are shown in Table 3, Localized Significance
Thresholds Analysis during Construction. and _are _compared with the maximum daily on-site constriction
ermLSSIon.

Table 3
Localized Significance Thresholds Analysis during Construction

Maximum
On-Site Emissions’ = LST Thresholds?  Exceeds
Pollutant (Pounds per day) = (Pounds per day) LST?
Nitrogen Oxides (NOx) 4542 103 NO
Carbon Monoxide (CO) 24.71 562 NO

4 South Coast Air Quality Management District, Final Localized Significance Threshold Methodology, (2008).
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Maximum
On-Site Emissions! = LST Thresholds? . Exceeds

Pollutant (Pounds per day) ~ (Pounds per day) LST?
Respirable Particulate Matter (PM10) 3.23 4 NO
Fine Particulate Matter (PM2.5) 2.85 3 NO

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
T PM10 and PM2.5 emissions reflect compliance with SCAQMD Rule 403 (Fugitive Dust).
* South Coast Air Quality Management District, Final Localized Significance Threshold Methadology, (2008).

The LSTs for the operation of the proposed project are_shown in_Table 4, Localized Sionificance Thresholds
Analyvsis during Operation, and are compared with the maximum datly on-site operational emissions.

Table 4
Localized Significance Thresholds Analysis during Operation

Maximum , :
On-Site Emissions' - LST Thresholds?  Exceeds
Pollutant (Pounds per day)  (Pounds per day) LST?
Nitrogen Oxides (NOx) 0.12 103 NO
Carbon Monoxide (CO) 0.10 562 NO
Respirable Particulate Matter (PM10) 0.01 1 NO
Fine Particulate Matter (PM2.5) 0.01 1 NO

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
T PMI0 and PM2.5 emissions reflect compliance with SCAQMD Rule 403 (Fugitive Dust).
? South Coast Air Quality Management District, Final Localized Significance Threshold Methodology, (2008).

As mndicated in_ Table 3 and Table 4. on-site construction and operational emissions of NO,, €O, PM10. and PM2.5
would not_exceed the SCAOMD LST thresholds Jfor _nearby sengitive _receptors. It should be noted that the U.S.

Environmental Protection Agency (EPA) promuloated a new 1-hour NAAOS for nitrosen dioxide (INO,). The new 1-hour
standard is 100 parts per billion (ppb) (188 micrograms per cubic peter [lg/ m 7 ) and went into effect on April 12, 2010,

Compliance with the standard is defermined on a statistical basis [i.c., the 3-year average of the 98" -percentile of the annual
dustribution of darly maximum 1-hour concentrations). The IST analysis should be based on the most strinsent ambient air
guality standards in effect. Prior to the new U.S. EPA standard, the 1-hour CAAOS Jor NO,_was the most stringent
standard at 180 ppb. The SCAQMD screening tables Jor NO,_are based on the 1-hour CAAOS. The SCAOMD hays not
revised the LST sereening lables to correspond to the new U.S. EPA 1-honr NO, standard. However, as shown in Table 3
and Table 4. the NO . emissions are much less than the screening thresholds based on Dprevious standards. Given that the
Dproject’s NO, emissions are well under the screening thresholds. the project would not exceed the new U.S. EPA 1 /{mnh\O

standard at nearby sensitive receptors.

Based on the above analysis, the Dproject wonld not exceed the SCAQOMD thresholds of potential significance. The project wonld
have a less than sionificant pact with respect fo this criterion.




d) Otherwise result in a cumulatively considerable net ] L] X ]
increase of any criteria pollutant for which the project

region is non-attainment under an applicable federal

or state ambient air quality standard?

According to the SCAQMD s CEQA Air Quality Handbook, projects that are within_the emission thresholds identified

above_for_construction_and _operation should be considered less than significant on_a cumulative basis, unless there is other

pertinent information to_the contrary.>_As discussed previoushy. emissions associated with construction and operation of the
proposed_project would not_exceed any of the SCAQMD:-recommended significance thresholds and would not cause an
individually sisnificant impact. There is_no_other pertinent information_that would suggest that the project could have a
cumulatively considerable net increase in emissions. Since both construction and operation emissions are below the thresholds of
significance. the proposed project wounld result in a less than significant cumulative tmpact.,

e) Expose sensitive receptors (e.g., schools, hospitals, ] L] ] <
parks) to substantial pollutant concentrations due to
location near a freeway or heavy industrial use?

The proposed project is located in the South Coast Air Basin (Basin), which is under the jurisdiction of the SCAQMD. The
SCAQMD considers a sensitive receptor to_be a receplor where i is possible that an individual conld remain for 24 hours.0
The project consists of a retail land use where 1t is not possible under normal operating circupstances for individuals fo remain
for 24 _hours; therefore, the proposed project is not considered fo be a sensitive use and would have no ipzpact with respect fo this
criterion.

f) Create objectionable odors affecting a substantial L] [] X ]
number of people?

The proposed project consists of renovating the existing land uses and would not develop new land uses. The land uses associated
with the proposed project are not excpected to cause odor nuisances, dust, and hazardous enissions. Construction of the project is
terporary and is not expected to canse an odor nuisance. Refuse associated with operation of the proposed project will continue fo
be_disposed of in_accordance with applicable regulations. Therefore, the proposed project wonld not have a significant tpipact on
air guality with respect to this criterion.

2 South Coast Air Quality Management District, CEQA Air Quality Handbook, (1993) 9-12.
6 South Coast Air Quality Management District, Final Localized Significance Threshold Methodology, (2008).
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4. BIOLOGICAL RESOURCES

Less Than
Significant
Porentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Have a substantial adverse effect, either directly or ] 4 L] L]

through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game (DFG) or U.S. Fish and Wildlife Service
(USFWS)?

The project site is curvently occupied by urbanized, commercial-retas] land uses and surface parking lots without any common or
gensitive natural babital areas. There are no habitar areas that may support any federally or state-listed endansered or
threatened species. such as the least tern that may occur at Venice Beach or foraging over the marina waters. Since the project
stte_does not have any natural habitat areas that can be affected by project construction or infrastructure improvensents, the
Dproposed project would not have a substantial adverse effect fo a species regulated by the California Depariment of Fish and
Garnre or the U.S. Fish and Wildlife Service. However, there is a shight possibility that special-status birds may _nest in the

landscape trees within_or adjacent to the Dbroject _site that many affect the breeding suecess for those species. Applicant’s
mandatory compliance with all applicable policies contained in LCP Policy Nos. 23 (“Marina del Rey Tree Pruning and Tree
Removal Polsey’). 34 (“Marina del Rey Ieasehold Tree Pruping and Tree Removal Policy”). and 37 (“Biological Report ¢
Construction Monitoring Reguirements”’) (BIOTA 1) will reduce this potential impact to special-status bird shecies to a less
than_significant level. Therefore, no further analysis would be reguired on this lopic_with the adoption of the recommended
mtigation measiure.

b) Have a substantial adverse effect on sensitive ] ] ] <]
natural communities (e.g., riparian habitat, coastal

sage scrub, oak woodlands, non-jurisdictional

wetlands) identified in local or regional plans, policies,

and regulations DFG or USFWS? These communities

include Significant Ecological Areas (SEAs) identified

in the General Plan, SEA Buffer Areas, and Sensitive

Environmental Resource Areas (SERAs) identified in

the Coastal Zone Plan.

The project site is currently occupied by commercial-retasl land nses and surface parking lots. The project site is urbanized and
does not contain_any natural habitat areas, sensitive or common. The proposed project is located within the state-designated
Coastal Zone but is surrounded on_all sides by urban land uses. The project site is not located within a desionated SEA,
coastal Sensitive Environmental Resonrce Area (SERA) or ESHA. The closest SEA 1o the project site is the Ballona Creek
SEA. located approximately 1 mile southeast of the project site. Becanse the project site is not located within or adiacent to an
SEA or SERA, no_impacts would occur from implementation_of the proposed project. Moreover, there are no_known

“important biological resonrces” located on the subject property, as defined in the certified Local Coastal Program for Marina
del Rey. Ay noted in_the response to item 4(a) above, there is a slight possibility that special-status birds may nest in the

landscape trees within or adjacent fo the project site that many affect the breeding success for those species; however, Applcant's
mandatory comipliance with all applicable policies contained in I.CP Policy Nos. 23 (‘Marina del Rey Tree Pruning and Tree
Remaval Poliy”). 34 (“Marina del Rey Ieasehold Tree Pruning and Tree Removal Policy”). and 37 (“Biological Report &>
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Construction Monitoring Reguirements”) (BIOTA 1) will reduce this potential impact to_special-itatus bird species fo a less
than significant level. Therefore, no further analysis would be required on this topic.

c) Have a substantial adverse effect on federally [:| D [:] 4
protected wetlands (including marshes, vernal pools,

and coastal wetlands) or waters of the United States,

as defined by § 404 of the Clean Water Act through

direct removal, filling, hydrological interruption, or

other means?

The project site is currently occupied by urbanized, commercial-retarl land uses and surface parking lots without any common or
sensitive_natural habitat areas, including wetlands or waters of the United States. Since the project site does not have any
natural_jurisdictional habitat areas that can be affected, removed, or filled by construction, fire clearance. or flood related
inprovements, there would be no impacts. Therefore, no further analysis would be required on this lopic.

d) Interfere substantially with the movement of any ] X L] ]
native resident or migratory fish or wildlife species or

with established native resident or migratory wildlife

corridors, or impede the use of native wildlife nursery

sites?

The project site is not adpacent to_or located in a wildlife corridor, nor is it adjacent to_an open space linkage. The above
discussion regarding impacts associated with renovation and redevelopment of the project site to nesting and roosting birds such as
the Great Blue Fleron, Black-crowned Nioht Heron, Double-crested Cormorant,_and the Great Foret conclude that these may
be mitigated 1o a less than significant level with the adoption of the recommended mutipation measures. Impacts to nesting birds
would be less than significant with mitigation and no further analysis wonld be required. In addition, there would be no impact
on_wildlife movement corridors.

e) Convert oak woodlands (as defined by the state, oak ] L] ] X
woodlands are oak stands with greater than 10 percent

canopy cover with oaks at least 5” inch in diameter

measured at 4.5 feet above mean natural grade) or

otherwise contain oak or other unique native trees

(junipers, Joshuas, etc.)?

The project site is currently occupied by urbanized, commercial-retasl land uses and surface parking lots without any natural
babitat areas. There are no habitat areas that support oak woodlands and no native trees occur on the project site. Therefore. no
oak_resources would be impacted and no further analysis is required.

f) Conflict with any local policies or ordinances [] ] ] X
protecting biological resources, including Wildflower

Reserve Areas (L.A. County Code, Title 12, Ch. 12.36)

and the Los Angeles County Oak Tree Ordinance

(L.A. County Code, Title 22, Ch. 22.56, Part 16)?

The_project site is currently occupied by urbanized, commercial-retail land uses and surface parking lots withont any natural
habitat areas. There are no habitat areas that supbort oak resonrces on the project site, so the Oak Tree Ordinance wonld not
apbly to_the proposed project. The project site is located in or near a Wildflower Reserve Area. Therefore, the proposed project
would not conflict with any local policies or ordinances protecting biological resonrces and no further analysis is required.
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g) Conflict with the provisions of an adopted state, ] ] ] X
regional, or local habitat conservation plan?

The project site is_currently occupied by urban: 2ed._commercial-retail land uses and surface parking lots without any natural
babitat areas. There are no babitat areas that support native biolggical resonrces on the project site. The proposed project wonld
not conflict with any adopted state, regional, or local habitat conservation Dplan, a5 none exist in the project vicinity. Therefore,
the proposed project would not conflict with provisions of any habitat conservation plan and no further analysis is reanired.

MITIGATION MEASURES:

BIOTA 1. Applicant shall strictly comply with all applicable policies contained in Policy Nos. 23 (“Marina del Rey Tree Pruning
and Tree Removal Policy”) and 34 (“Marina del Rey Leasehold Tree Pruning and Tree Removal Policy™} and 37
(" Biological Report & Construction Monitoring Requirements”) of the certified LCP.
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5. CULTURAL RESOURCES

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Cause a substantial adverse change in the (] ] [] 4

significance of a historical resource as defined in Srare
CEQA Guidelines Section 15064.5?

The project site is not considered a_bistorical site nor does it contain bistorical structures. The proposed project sife does nol

contain known historic structures and is not considered a historic site according to of the Qffice of Historic Preservation webiite.’
Furthermore, _the Marina del Rey Land Use Plan_does not identify any known historical structures_or sifes within the

community of Marina Del Rey.8 Implementation of the proposed project site would not include renovation of a bistoric strictire
or historic site. Therefore, the proposed project would have no impact on bistorical resounrces and no further analysis is required.

b) Cause a substantial adverse change in the [] [ ] L] X
significance of an archaeological resource pursuant to
Srate CEQA Guidelines Section 15064.5?

The proposed project site is located in an area of Marina del Rey that is curvently developed and has been developed for the past
50 years. The proposed project site_does not contain known archaeological resources. drainage conrses, springs. knolls, rock
outcroppings. or oak trees that indicate potential archacological sensitivity. Demolition and export of approximately 4,000 cubic
yards_of _underlving soil_and debris would take place during the renovation procesi. The closest area contarning known
archaeological resources is the Ballona Creek Watershed area, approximately 1 mile from the project site, where remnants of
past human activity have been located. Any resources on Marina del Rey land already altered or designated for development
have been or have already been impacted. The proposed project would have no impact on archacological resonrces and no further
analysis is required.

c¢) Directly or indirectly destroy a unique L] L] [] X
paleontological resource or site or unique geologic

feature, or contain rock formations indicating

potential paleontological resources?

The proposed project site is currently developed with commercial-retarl structures and surface parking lots. As described above,
the proposed project site has been nrbanized over the past 50 years and the likelthood of paleontological resonrees exisiing under
the project site is limited. The proposed project would involve limited excavation on_sife with no_mpigue geologic feature.
Additionally, the project site is nol adjacent fo_any unique geologic features. Since the proposed project wonld not directly or
indirectly destroy a unigue paleontological resource or site or unique geologic feature there wonld be no impacts. Further analysis
on_this topic would not be required.

7 Office of Historic Preservation, California State Parks, California Historical Resources,
http://ohp.parks.ca.gov/listed_resources/ Accessed January 8, 2010.

8 Los Angeles County Local Coastal Program, Marina Del Rey Land Use Plan, February 8, 1996, pg. 7-1 through pg. 7-3.
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d) Disturb any human remains, including those [] [] [] X
interred outside of formal cemeteries?

The project site is not known to contain any buman remains. Furthermore, the proposed project entails prinimal excavation or
exctenszve grading. Only minor surface grading is proposed. The proposed project wonld have no impact on human remains and
10 further analysis is required.
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6. ENERGY

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Comply with Los Angeles County Green Building [] L] ] 4

Standards? (L.A. County Code Title 22, Ch. 22.52, Part
20 and Title 21, Section 21.24.440.)

The _proposed project would comply with the County Green Building Ordinance and would be designed in_compliance with the
County of Los Angeles Green Building S tandards. Further. the project would be developed in compliance with all state and
local resulations related to energy conservation. Therefore, additional analysis is not required.

b) Involve the inefficient use of energy resources (see [] L] ] X
Appendix F of the Srate CEQA Guidelines)?

The project site is currently served by Southern California Edison for its electrical needs. The existing commercial-retarl uses on
the project site are currently outdated with respect to energy reduction resources within its design. Renovation of the Parcel 95
structures would include replacement of outdated liohting fixctures with replacement of more energy efficient lighting fixctures and
LED bulbs. This would reduce the net_amount of energy that the proposed project would reguire, compared lo exisiing
condifions.
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7. GEOLOGY AND SOILS

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated Impact Impact
Would the project:
a) Be located in an active or potentially active fault
zone, Seismic Hazards Zone, or Alquist-Priolo
Earthquake Fault Zone, and expose people or
structures to potential substantial adverse effects,
including the risk of loss, injury, or death involving:
i) Rupture of a known earthquake fault. ] ] X H

The proposed project site is located in Southern California, which is considered an active seismric area. The proposed project is
10t located in an active or potentially active fault zone, Seismic Hlazards Zone, or Alguist-Priols Earthgnake Fault Zone?
However, the Charnock Fault and Ouverland Fault, which ke respectively 2.75 miles and 5.5 miles 1o the east of Marina del
Rey. are part of the major Newport-Inglewood Fault Zone.'® Furthermore, the Malibu Coast Fault lies approximately 7 miles
Lo the northwest of Marina del Rey and is_considered a potentially active fanlt. Both of these faults are capable of producing
earthguakes up to a magnitude of 7.0. Since the propased project is not located in an aclive or polentially active fanlt zone.
Sedsmic Hazards Zone, or Alguist-Priols Earthguake Fanlt Zone, impacts would be less than sionificant, and no further
analysis would be required.

ii) Strong seismic ground shaking? L] [] X L]

The proposed project site is located in Southern California. which is considered an active seismic area. The proposed project is
not located in_an_active or potentially active fanlt zone, Seismic Hazards Zone, or Alguist-Prioly Earthguake Fanlt Zone.'
However, the Charnock Fault and Quverland Fanlt, which lie respectively 2.75 miles and 5.5 miles to the east of Marina del
Rey, are part of the major Newport-Inglewood Fault Zone” Furthermore, the Maliby Coast Fault lies approximately 7 miles
to_the northwest of Marina del Rey and is considered a potentially active fault. Both of these faults are capable of producing
carthguakes up to a magnitude of 7.0. Since the proposed project is not located in an active or potentially active fanlt zone,
Seismic Hazards Zone, or Alguist-Priolo Earthguake Fanlt Zone, pacts from setsmic ground shaking wonld be less than
sigmificant, and no further analysis would be reguired. The structural engineering of all proposed project structures will be
required o comply with all applicable seismric engineering standards enforced by LA County Division of Building & Safety.

iii) Seismic-related ground failure, including ] L] X L]
liquefaction?

The_proposed project site is located in an area that has been desionated as a liguefiable area sl _Furthermore, the proposed

project is lpcated within an area baving a bigh groundwater level Y2 _As noted, the proposed project involves redevelopment and
renovation of existing commercial retarl_structures_and_appurtenant facilities. If required by the Los Angeles County

County of Los Angeles, Department of Regional Planning, Marina Del Rey Land Use Plan, February 9, 1996, pg. 10-1.
10

11

County of Los Angeles, Department of Regional Planning, Marina Del Rey Land Use Plan, February 9, 1996, pg. 10-1.

County of Los Angeles, Department of Regional Planning, County of Los Angeles General Plan, Safety Element, Plate 4,
Liquefaction Susceptibility.

< County of Los Angeles, Department of Regional Planning, County of Los Angeles General Plan, Safety Element, Plate 3,
Shallow and Perched Groundwater.
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Department of Public Works (DPW), the apblicant would submit g seotechnical report to DPW to determine whether
liguefaction and/ or groundwater level could pose a threat fo the project site.

iv) Landslides? ] L] [] X

The proposed project site is located on land that is topograpbically flat. There are no hills, mounds. or nrountains located on the
broposed project site. Lurthermore. the surrounding area of the project site is topographically flat as well. The proposed project is

not located in an area_containing a_major landslide: therclore. there would be no impacts, and no further analysis would be
required.

b) Result in substantial soil erosion or the loss of [:I D D X
topsoil?

The proposed project site is located on land that is topographically flat. There are no bills, mounds or mountains located on the
proposed project site. Furthermore. the surrounding area of the project site is topographically flat as well. The proposed project is
currently developed with a surface parking lot. and commercial retail structures. An adequate drainage system currently exisis
on_the project site; since the proposed project site is currently developed with non-permeable surfaces and wounld remain_so
developed after the proposed renovation project, the project site would not be subject to high erosion. Because the proposed project
25 _not located in_an_area containing easily erodible soil, there would be no tmpacts, and no _further analysis would be required.
Moreover, the applicant will be required to comply with all applicable NPDES and low-inzpact development building
requirements affecting site drainage to the satisfaction of LA County Division of Building & S afety.

c) Be located on a geologic unit or soil that is L] 4 L] ]
unstable, or that would become unstable as a result of

the project, and potentially result in on- or off-site

landslide, lateral spreading, subsidence, liquefaction

or collapse?

The proposed project site is located in_an area that has been designated as a liguefiable area. Furthermore, the proposed project
5 Jocated within an_area baving a bigh groundwater level. As noted, the proposed project involves the redevelopment and
renovation_of existing commercial retarl structures_and _appurtenant facifities. If required by the Los Angeles County
Department of Public Works (DPW), the applicant would submit_a_geotechnical report fo DPW to determine whether
liguefaction and/ or groundwater level could pose a threat fo the project site.

d) Be located on expansive soil, as defined in Table L] [] X ]
18-1-B of the Uniform Building Code (1994), creating
substantial risks to life or property?

The proposed project is located on_an area of land that is currently developed with an existing commercial refail facility. The
Dossibility does exist that the proposed project is located on an area of expansive soils due lo the proposed project sife being
located in_a_liguefaction _area_per the Los Angeles County General Plan. However, the proposed project includes the
redevelopment of the existing commercial retarl buildings. rebabilitation of the existing restanrant, and surface parking lot. The
proposed project would canse niinor disturbance lo the existing soils that are beneath the project site including the above-noted
surface_demolition, minor site_drainage improvements. and_storm water management trenching work. There would be no

additional excavation or grading associated with renovation activities. The applicant would submit expansive soil data as part
of any Geotechnical Report that may be required by DPW.
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e) Have soils incapable of adequately supporting the ] L] ] X
use of septic tanks or alternative waste water disposal

systems where sewers are not available for the disposal

of waste water?

LThe proposed project does not include the nse of a septic Systern as samitary sewers are used in the project area. Building A and
Building B are each estimated to require 4-inch sewer lines and the new buildinos will cenerate 1882 vallons /day of sewage. An
exesting 15-inch Los Angeles City sewer main is located south of the project site in the alley. Thersfore. the proposed project
wonld have no impact in resard fo the use of septic gystens or allernative wastewater disposal. No urther analysis is required.

f) Conflict with the Hillside Management Area ] ] ] X
Otrdinance (L.A. County Code, Title 22, § 22.56.215) or

hillside design standards in the County General Plan

Conservation and Open Space Element?

The proposed project site is located on land that is topographically flat and therefore the project site not located within a Hillside
Management Area. There are no hills, mounds, or mountains on the project site that conld result in the project site having slope
nstability or conflict with the Hillside Management desion standards. No substantial alteration of topography is involved due fo
the fact that all existing buildings wonld be replaced by similar structures or wonld remain on site; only minor excavation in
conpunction with drainage improvements and trenching for storm water management wonld occur. T berefore. no_impacts wonld
oceur and no further analysis on this topic would be qumed

MITIGATION MEASURES:

GEOLOGY AND SOILS 1: Applicant shall conform to Dept of Public Works' soils and seismic engineering
requirements, to the satisfaction of said Dept.



8. GREENHOUSE GAS EMISSIONS

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated Impact Impact
Would the project:
a) Generate greenhouse gas (GhGs) emissions, either ] ] X ]

directly or indirectly, that may have a significant
impact on the environment (i.e., on global climate
change)? Normally, the significance of the impacts of
a project’s GhG emissions should be evaluated as a
cumulative impact rather than a project-specific
impact.

Construction of the proposed project would result in one-time emissions of greenhouse gases (GHGs). These emissions, primarily
carbon dioxide (CQ,), methane (CH,), and nitrous oxide (IN,O). are the result of fuel combustion by construction equipment
and_motor vehicles. The other primary GHGy (hydrofluorocarbons, perfluorocarbons, and sulfur hexcafluoride) are typically

associated with specific industrial sonrces_and_are not expected fo _be emutted by the proposed project. The project’s GHG
ernsszons were estimated using Call.EMod using the same parameters for criteria pollutants.

Table 5, Estimated Construction GHG Emissions, lists the estimated GG emissions associated with
construction_of the project. The SCAQMD recommends amortizing construction-related GHG emissions over a_project’s

lifetime in order to include these emissions as part of a project’s annualized lifetime total emissions, so that GHG reduction
measures will address construction GHG emissions as part of the operational GHG reduction strategies. The SCAQMD bas
defined a project lifetime fo be a 30-year period. In accordance with this methodology, the project’s construction GHG emissions
have been amortized over a 30-year period.

At full buildont, the project would result in_direct_annual emissions of GHGs during project operation. These enrissions,
primarily CO,, CH,, and N,O. are the result of fuel combustion from building beating systems and motor vebicles. Building

and motor vebicle air conditioning systerms may use hydrofluorocarbons (and hydrochlorofluorocarbons and chlorofluorocarbons to
the exctent that they have not been completely phased out at later dates).

The SCAQMD has not yet formally adopted significance thresholds for enzissions of GHG. However, a SCAQMD working
group_has produced drafl guidance that includes proposed significance thresholds for land wuse projects. The draft threshold
applicable for mixed-use or all land nse projects is 3.000 metric tons of carbon dioxide equivalents per year (MTCO ¢/ year).




Table 5
Estimated Construction GHG Emissions

Emissions
GHG Emissions Source (Metric Tons COze/year)
Demolition 9.08
Grading 72.78
Trenching 4.54
Building Construction 187.27
Architectural Coating 3.73
Asphalt Paving 8.30
One-Time Total Construction GHG Emissions 285.70
Amortized over Project Lifetime 9.52

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
Note: Totals in table may not appear to add exactly due to rounding.

Table 6, Estimated Operational GHG Emissions, lists the estimated GHG emissions associated with operation of
the project as well as construction emissions amortized over a 30-vear project lifetime. The existing sit-down restaurant (i.e.,

Lslands restanrant, which is to remain but be renovated) was assumed fo have no impact on GHG emissions as no chanee in
Jzze or operation for this building is associated with the Dbroject.

Table 6
Estimated Operational GHG Emissions

Emissions ,
GHG Emissions Source o (Metric Tons COze/year)

Energy 202.32
Mobile 991.21
Waste 17.05
Water 18.38
Amortized Construction 9.52
One-Time Total Construction GHG Emissions 1,238.48
Draft Significance Threshold 3,000

Exceeds Threshold? NO

Source: Impact Sciences, Inc. Emissions calculations are provided in the Appendix.
Totals in table may not appear to add exactly due to rounding.

17 75 penerally the case that an individual project 5 of insufficient magnitude by itself fo nfluence climate change or result in a
substantial contribution 1o the olobal GHG inventory. 13 GHG impacts are recosnized as exelusively cummlative impacts; there

13" California Air Pollution Control Officers Association, CEQA & Climate Change: Evaluating and Addressing Greenhouse
Gas Emissions from Projects Subject to the California Environmental Quality Act, (2008) 35.
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are_no_non-cumulative GHG emission impacts from a climate change perspective. 4 Ay shown in Table 6. the project’s net
GHG emissions wonld not exceed the SCAQMD draft thresholds. Therefore, the project’s net GHG emissions would have a

less than significant imipact on the environment.

b) Conflict with any applicable plan, policy, or [] ] X ]
regulation adopted for the purpose of reducing the

emissions of greenhouse gases including regulations

implementing AB 32 of 2006, General Plan policies

and implementing actions for GhG emission

reduction, and the Los Angeles Regional Climate

Action Plan?

On January 16. 2007, the County Board of Supervisors instructed the Directors of Regional Planning and Public Works to
create a green building program that wonld incorporate green butlding standards into all appropriate industrial, commercial, and
residential development Projects within all unincorporated areas of the Connty. The green butlding program was approved by the
Board on November 18. 2008 and became effective on January 1. 2009. However, the green building program applies to new
buildings or first-time tenant improvements greater than or equal to 10,000 square feet. This program would reguire non-
residential projects greater than 10,000 and less than 25,000 square feet with butlding pervits filed after January 1, 2010 to
meet the punimum standards:

@

Linergy: 15 percent more energy efficient than Title 24 (2003) and LEED certification or equivalent:

o Water: Figh efficiency toilets (maximum 1.28 gallons per flush) and smart irrigation controller in landscaped areas;

o Revources: Minimum 65 bercent wwaste diversion during construction: and

o Lrees: Minimum of 3 trees planted per 10.000 sqnare feet of depelobed area. 635 percent of which must be from the dronght-tolerant

plant list (existing trees greater thay or equal to 6 feet in diameter count towards this requirement).

The low impact development (LID) ordinance reguires the use of LID principles in development projects. IID encourages site
sustainability and smart growth in a manner that respects and preserves the characteristics of the County’s watersheds, drainage
Dpaths, water supplies, and natural resources. Non-residential projects that alfer less than 50 percent of the existing impervions
surface must comply with LID best management practices that promote infiltration and beneficial use of stormwater runoff for
the altered portion. If greater than 50 percent of the existing trpervious surface is altered, the entire site must comply with IID
best managenent practices.

The drought-tolerant landscaping ordinance establishes minimum standards for the design and installation of landscaping nsing
dronght-tolerant and native plants that require minimal use of water. The requirements ensures that the County conserves water

resources by requiring landscaping that is appropriate fo the region s chimate and nature of the use. Projects consisting of new
non-residential buildings or first-time tenant improvements greater than or equal to 10,000 square feet shall use dronght-
tolerant plants for at least 75 percent of all landscaping and require that all turf be water-efficiency and limited to 25 percent of
all landscaped area not to exceed 5,000 square feet (mintmum of 3 feet wrdth for all turf areas).

The proposed project is required fo comply with the County of Los Angeles green butlding, LID. and dronght-tolerant
landscaping ordinances. Therefore, the new buildings will be constructed to excceed Title 24 (2005) by at least 15 percent and
meet LEED certification or equivalent. The new buildings will be installed with high efficiency torlets. Landscaped areas would
be installed with smart irvigation controllers and would contain at least 7 trees, at least 5 of which would be drought tolerant.

14 1bid.



The incorporation of these features in the project design will ensure that the project reduced GHG_emissions consistent with the
County of Los Angeles green building, LID, and dronsht-tolerant landscaping ordinances.

The goal of Assembly Bill 32, The Global Warming Solutions Act of 2006, is to reduce statewide GIHG emissions 1o 1990
levels by 2020. In order to achieve the state mandate of AB 32, CARB bas been tasked with implementing statewide
regulatory measures to reduce GHG emissions from _all sectors. In December 2008 CARB adopted the Climate Change
Scoping Plan, which details strategies to meet that goal. The Scopine Plan instructs local governments to establish sustainable
community strategies to reduce GHG emissions assoctated with transportation, eneroy. and water, as required under Senate Bill
375. Planmng efforts that lead to reduced vebicle trips while Dpreserving personal nobility shounld be undertaken in addition to
programs sueh as employee transit incentives, telework programs, car sharing, parking policies. public education programs and
other_strategies that enbance _and complement land nse and transit strateoies. The Climate Chanve Scoping Plan also
recommends energy-efficiency measures in buildings such as maximizing the use of energy-efficient appliances and solar water
beating as well as complying with green building standards that result in decreased eneroy consumption compared to Title 24
building codes. In addition, the Climate Change Scoping Plan enconrases the nse of renewable sources of enersy to brovide clean
energy and reduce fossil-fuel-based energy.

The purpose of the proposed project is o redevelop and renovate existing commercial land nses and fo develop o small “bocket
park.” The project would produce GHG emissions below the draft SCAQMD sionificance threshold for land nse projects,
which was_designed to_enable the region to meet the requirements of AB 32. The project incorporates design_standards and
measures that are both feasible and consistent with recommended peasures for projects. Therefore, the project wonld generally be
conststent with GHG reduction measures recommended by CARB. Based on the above analysis. the project would have a less
than_significant inmpact on the environment with respect 1o this criterion.

Lhe Pacific Institute prepared a report for the California Climate Change Center on the on the inspacts of sea level rise on the

California _coast.!S. The report listed a number of key findings for the state. The findings that are particularly relevant to the
proposed project include:

e

Under medimm to medipm-hioh GHG, mean sea level alonv the California coast is projected to rise from 1.0 fo 1.4 meters by the year
2100;

o A demographic analysis identified large numbers of people ar risk with heightened pulnerability, including low-income households and

communities of color, Additionally, adapting to sea-level rise will require tremendons financial investment. Given the hish cost and the

lekelthood that individuals, the state. and local avencies will not protect everything, adaplation raises additional environmental justice

Loncerngy

o Coastal armoring is one potential adaptation strategy. Approximately 1,100 miles of new or modified coastal protection structures are

needed on the Pacific Coast and San Francisco Bay to protect against coastal flooding. The fotal cost of building new or upgrading

existing structures is estimated at about $14 billion (in year 2000 dollars). We estimate that operating and maintaining the protection

structures wonld cost approximately 10 percent of the initial capital investment, or around another §1.4 billion per year (in year 2000

dollars); and

o Continued development in vulnerable areas wil] put additional areas af risk and raise brotection costs.

According to the report, the project site would be considered at risk from a 100-year coastal flood event with a 1.4-meter sea-
level rise. As noted from the key findings, under medium to medinm-hich GHG emissions scenarios, mean sea level alono the

15 California Climate Change Center, The Impacts of Sea Level Rise on the California Coast, (2009). Available at the following website:
http:/ /www.pacinst.org/reports/sea_level_rise/.
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California_coast is_projected to_rise from 1.0 to 1.4 meters by the year 2100.16 The report also indicates that a number of
actions can help mutigate saltwater intrusion, including:

o [nvestments in water conservation and efficiency imbrovements to allow water managers lo reduce pumping;

o Enbancng natural recharge by liniting ipmpervions areas (pavement): and

o Adopling low-impact development technigues,

Progect compliance with the County of Los Angeles green building, IID, and drought-tolerant landscaping ordinances would be
consistent with these measures lo mitisate saltwater intrusion. A preliminary drainage concept bas been prepared by Breen
Engineering for the Marina Gateway Parcel 95 project, December 23, 2011, Review of the drainage concept/ LID plan will be
required as part of the Department of Public Works' Land Development Division's Site Plan Review, preceding the issuance of
any project grading or building permits.

16 California Climate Change Center, The Impacts of Sea Level Rise on the California Coast, (2009). Based on the National Center for
Atmospheric Research (NCAR) Community Climate System Model (CCSM) Special Report on Emissions Scenartos (SRES)
A2 Scenario. Under the A2 Scenario, population 1s expected to continuously mcrease, but economuc growth and
technological development are expected to be slow.
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9. HAZARDS AND HAZARDQUS MATERIALS

Less Than

Significant
Potentially Impactwith  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated  Impact Impact

Would the project:

a) Create a significant hazard to the public or the [] ] X []
environment through the routine transport, storage,

production, use, or disposal of hazardous materials or

use of pressurized tanks on-site?

Commerctal retail uses do not typreally store or handle hazardons materials. However, on-site support services, such as jantlorial
services and or other cleaning services could store small amounts of paint, cleaning substances, and chlorine. Any amonnt of
hazardons materials that would be stored on site upon_completion of the proposed project would be subject to_federal and state
laws pertaining io the storage, generation and disposal of hazardous waste materials. Furthermore, the County of Los Angeles
1s_anthorized to inspect on-site uses_and to enforce state and federal laws pertaining to the storage, use. transporiation and
disposal of hazardous wastes and materials. The County of Los Anseles also requires that commercial uses submit an annnal
tnventory of hazardons materials in use on site. as well as business emergency plans. submitted annually for review. Since the
proposed project could store hazardous materials on site pertaining to janitorial services and other cleaning services. the proposed
project site would be governed by federal, state, and local laws to ensure the proper use, storage and lransport of such materials.
Impacts would be less than significant and further analysis on this topic wonld not be required,

b) Create a significant hazard to the public or the [] [] X L]
environment through reasonably foreseeable upset

and accident conditions involving the release of

hazardous materials or waste into the environment?

The proposed project could nse hazardous materials such as paints, cleaning asents, aerosol cans, landscaping-related chemicals.
and_common household substances such as bleaches during constrnction and renovation activities on the project site, as well as
during operation of the nses on the project site upon butldout. Al uses and storage of these materials would be subject to federal,
state. and local laws periaining lo the yse_ storave and fransporfation of these bazardous materials. Most of the hazardous
materials indicated above are allowed 1o be disposed of at the Jocal Class 11 and Class TII landfills that serve the proposed
project site and community of Marina del Rey. Since the proposed project would be required to abide by federal, state, and local
laws pertaining to the use, storage, and transportation of these materials, the likelihood of an accidental release occurring and
creating a_significant bazard to the public would be minimal. Therefore. impacts wonld be less than significant. No further
analysis is required on this topic.

¢) Emit hazardous emissions or handle hazardous or L] ] ] Y
acutely hazardous materials, substances, or waste

within 500 feet of sensitive land uses (e.g., homes,

schools, hospitals)?

Lhe project site is located within 500 feet of residential units; however, the proposed project would not inclide the storage of larse
guantities of hazardons malerials or pressurized tanks. Consequently, there wonld be no impacts. Further analysis on this topic

15 not reguired.
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d) Be located on a site which is included on a list of [] ] [] 4
hazardous materials sites compiled pursuant to

Government Code § 65962.5 and, as a result, would it

create a significant hazard to the public or the

environment?

The project site is not located on a parcel of land that has been included on a list of hazardous materials sites compiled pursnant
to Government Code Section 65962.5.17 The closest sife that is included on a list of hazardons materials sifes is lpcated at
4144 Glencoe Avenue, approximately 1 mile east of the project site. Since the proposed project site is not located on a site that
25 listed as a bazardons materials site. there would be no inpacts. Further analysis on this topic wonld not be required.

e) For a project located within an airport land use ] ] ] =
plan, or where such a plan has not been adopted,

within two miles of a public airport or public use

airport, would the project result in a safety hazard for

people residing or working in the project area?

The _project site is located approximately 3 miles to the northwest of Los Angeles International Airport (LAX) and
approximately 1.5 miles southeast of the Santa Monica Awport. The project site is not located within 2 miles of LAX, is not
located within the Santa Monica Airport Influence Area,\® is not located in the LAX Airport Influence Area,\®_and would
not resull in a safety hazard for people in the project area. No impacts would occur and further analysis on this topic would not

be required.

f) For a project within the vicinity of a private airstrip, ] ] ] x
would the project result in a safety hazard for people
residing or working in the project area?

LThere are no private airstrips in the project site vicinity and no safety bazard impact wonld occur. Further analysis is not

required.

g) Impair implementation of, or physically interfere L] L] ] =4
with, an adopted emergency response plan or
emergency evacuation plan?

The project site is located tn Marina del Rey, which is an unincorporated portion of the County of Los Angeles. The project site
wonld be_subject to the Operational Area Emergency Response Plan (the OAERDP), which is prepared by the Office of
Emergency Management?0_Implementation of the proposed project wonld not change current evacuation routes from off the
project site. Furthermore, renovation of the proposed project would not physically interfere with the OAERP. No impacts wonld
oceur and further analysis on this topic wonld not be reguired.

17

California Department of Toxic Substances, Envirostor, Hazardous Waste and Substances Site List, Accessed January 11,
2010.

Los Angeles County Department of Regional Planning, Los Angeles County Airport Land Use Commission, Santa Monica
Airport Influence Area, http://planning lacounty.gov/assets/upl/project/aluc_airport-santa-monica.pdf. Accessed January
11, 2010.

Los Angeles County Department of Regional Planning, Los Angeles County Airport Land Use Commussion, LAX Airport
Influence Area, http://planning lacounty.gov/assets/upl/project/aluc_airport-lax.pdf. Accessed January 11, 2010.

18

19

Los Angeles County Department of Regional Planning, Draft General Plan 2008, Safety Element, pg. 176.



h) Expose people or structures to a significant risk of L] [] ~ ]
loss, injury or death involving fires, because the
project is located:

Lhe proposed project wonld not expose peaple or structures fo a significant risk of loss based on the discussion below.

1) in a Very High Fire Hazard Severity Zones ] L] ] ¢
(Zone 4)?

Lhe project site is not located within a 1/ ery High Fire Hazard Severity Zone. Therefore, the project would have no impact on

fire safety.

ii) in a high fire hazard area with inadequate access? [] ] ] X

The project site is not located in_a high fire hazard zone and there is adequate emergency access. Therefore. the project wonld
have no impact on fire safety.

iii) in an area with inadequate water and pressure to ] ] X L]
meet fire flow hazards?

The proposed Droject will be required to meet all fire safety requirements including the need fo Dprovide adequate fire flow in the
event of a fire hazard. There would be a less than sugnifcant impact from the project to fire safety in regard o fire flow.

1v) in proximity to land uses that have the potential for ] [] ] X
dangerous fire hazard (such as refineries, flammables,
and explosives manufacturing)?

Lhe project sife is not located in proximity to land uses with the potential for dangerous fire hazard. The project site Is located in
a rural area with few land uses besides rural residential land uses.
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10. HYDROLOGY AND WATER QUALITY

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Violate any water quality standards or waste L] ] X L]

discharge requirements?

The project site is_currently an urbanized development with commercial retail buildings and surface parking areas. Best
management practices (BMPs) would be applied during demolition, construction, and_renovation activities to_ensure that
bollutants associated with the construction activities are not introduced into the storm drain system. With BMPs tn place during
renovation_and redevelopment aclivities, waler quality standards would remain_similar fo the existing conditions, and the
proposed project would not violate any water quality standards. Impacts would be less than significant and further analysis on
this topic 15 not required.

b) Substantially deplete groundwater supplies or ] ] [] X
interfere substantially with groundwater recharge such

that there would be a net deficit in aquifer volume or a

lowering of the local groundwater table level (e.g., the

production rate of pre-existing nearby wells would

drop to a level which would not support existing land

uses or planned uses for which permits have been

granted)?

The project site is currently an urbanized development with commercial retail butldings and surface parking areas. There is
currently no groundwater recharge on the project site and this condition will not change with the implementation of the proposed
project. The project does not propose any extraction of groundwater and therefore the proposed project wounld not cause any
tmpacts to groundwaler resources or fo groundwater recharge. Further analysis on this topic is not reguired.

c) Substantially alter the existing drainage pattern of ] < L] ]
the site or area, including through the alteration of the

course of a stream or river, in a2 manner which would

result in substantial erosion or siltation on- or off-site?

The proposed project site contains an existing drainage system that is adeguate in ferms of capacity but requires upgrading in

regards to modern stormwater management and the County's Low Impact Development (LID) Prosram. Por this reason, it is
anticipated that drainage patterns and runoff guantities of the project site would remain substantially the same size as under
current condtions, with the addition of a_belt of bio-retentive grasserete and gravel sub base for proper treatment of stormwater

runoff. Runoff would continue to_outlet through the storm drain system affer such treatment. The aforementioned stormmwater
management improverments would not alfer the existing drainage pattern of the site or area and would only be introduced to treat

and retain runoff in compliance with the County’s LID Prograns. The project’s conformance with the County's LID drainage
requirepents will ensure that site drainage will be accommodated in accordance with the County's most current standards. A
preliminary Drainage Concept has been prepared by Breen Engineering on December 23, 2011 for the Parcel 95 project.
Review of the drainage concept/IID plan will be required as part of the Department of Public Works' Land Development
Dipision's Site Plan Review, preceding the issuance of any proect grading or building permits.




d) Substantially alter the existing drainage pattern of L] L] L] 2
the site or area, including through the alteration of the

course of a stream or river, or substantially increase

the rate or amount of surface runoff in 2 manner which

would result in flooding on- or off-site?

The ])707)0!6’6[ project site coptains an existing drainave systens that is adequate in terms of capacity but requires 1/1)2/"41(/2;10 n
regards fo modern _stormwater manaverment and the County’s Low Impact Development (IID) Program. For this reason, if is
antigibated that drainage palterns and runoff quantities of the project site would remain substantially the same size as under
curvent conditions with gravel sub base for proper treatment of stormmwater runoff. Runoff would continne fo outlet throush the
storm drain_system after such treatment. The aforementioned stormwalter management provepients would not alter the existing
drainage patiern of the site or area and would only be introduced to treat and retain runoff in_compliance with the County’s

LID Program.

e) Create or contribute runoff water which would [] L] ] <
exceed the capacity of existing or planned stormwater
drainage systems?

Lhe project site is currently an_nrbanized development with commercial retail buildings and surface parking areas. The proposed
project would have the same or less runoff entering the stormwater drainase system as the current site condition. The project
would not cause runoff that would exceed the capacity of the stormmwater system. Consequently, there would be no impact fo the
stormwater drainage system. Further analysis on this topic is not required.

f) Generate construction or post-construction runoff [] ] X ]
that would violate applicable stormwater NPDES

permits or otherwise significantly affect surface water

or groundwater quality?

The project site is currently an urbanised development with commercial retail buildinos and surface parkine areas. The proposed
demmoliton, construction. and removation of the existing commercial-retail butldings and surface parking lot conld introduce
pollutants from construction_activities info the storm water flow that empties into Marina del Rey small craft_barbor. The
/izbi)/zuml wonld nse BMPs during the renovation and redevelopment process to ensure that a minimal amount of Dpollutants
enter info the stormwater flow from the proposed project site. The project_proponent would be required to comply with the
California Regional Water OZta/z/)/ Control Board (CRWOQCB) and the County National Pollutant Discharee Elmination
Systerr (NPDES) permit_discharge_requirements. Impacts from construction_and_operational runoff wonld be_less than
stgnificant and no further analysis on this topic is required.

g) Conflict with the Los Angeles County Low Impact L] L] X L]
Development Ordinance (L.A. County Code, Title 12,
Ch. 12.84 and Title 22, Ch. 22.52)?

Lhe proposed project site contains an existing drainage system that is adequate in terms of capacify but requires upgrading in

regards fo modern stormwater management and the County's Low Impact Development (IID) Program. For this reason, it is
anlicipated that drainage patterns and runoff quantities of the project sife wonld remain substantially the same size as under
current conditions with a gravel sub base for proper freatment of stormmater runoff. Runoff would continune to outlet Z/szrg/) the
storm_drain_after such treatment. The aforementioned stormwater management _iniprovements would not alter the existing
drainage pattern of the site or area and would only be introduced to treat and retain runoff in_compliance with the County’s
LID Program. Compliance with the IID requirements will be achieved throush the implementation of the Drainase Concebt
prepared December 23, 2011 by Breen Engineering. Review of the drainage concept/IID Dplan will be required as part of the
Department of Public Works' Land Development Division's Site Plan Review, Dreceding the issuance of any project grading or

buzlding permits.
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h) Result in point or nonpoint source pollutant L] ] L] X
discharges into State Water Resources Control Board-
designated Areas of Special Biological Significance?

The project site is not located within an area designated as an Area of Special Biological Significance (ASBS). Therefore. the
proposed project would not zmpact an ASBS. No further analysis zs required.

1) Use septic tanks or other private sewage disposal ] [] [] X
system in areas with known septic tank limitations or
in close proximity to a drainage course?

The project does not propose fo use seplic systems or private sewage disposal systems. The proposed project would have no zmpact
on septic limitations. No further analysis is required.

j) Otherwise substantially degrade water quality? ] L] X L]

The_project site is_curvently _an_urbanized development with commercial retail buildings and_surface parking areas.
Redevelopment _and_renovation_of the_existing commercial-retarl buildings and_ surface parking lot would not subsiantially
degrade_water_quality throngh compliance with NPDES and implementation of an Stormwater Pollution Prevent Plan
(SWPPP). The new permit order 2009-0009DWG requires a certified Qualified SWPPP Developer (QSD) to prepare the
SWPPP and a certified Qualified SWPPP Practitioner (QSP) to enforce the SWPPP. Typical construction BMP's include
the following: EC-1 Scheduting, EC-2 Preservation of Existing Vegetation, EC-7 Geotextiles & Mats, SE-1 Silt Fence,
SE-7 Street Sweeping and Vacuuming, SE-8 Sandbag Barrier, WE-1 Wind Erosion Control, TC-1_Stabilized
Construction Entrance/ Excit, TC-3 Entrance/ Qutlet Tire Wash, INS-1_Water Conservation Practices. INS-¢ It
Connection/ Illegal Discharse Detection and Reporting,. INS-8 Vebicle and Equipment Cleaning, NS-12 Concrete Curing,
WM-1 Material Delivery and Storage, WM-2 Material Use, WM-3 Stockpile Management, WM-A4 Spill Prevention and
Control, WM-5 Solid Waste Management, WM-6_Hazardons Waste Management, WM-8 Concrete Waste Management,
and WM-9 Sanitary/ Septic Waste Management. Inpacts from the proposed project would be less than significant on waler
quality and no further analysis on this topic is required.

k) Place housing within a 100-year flood hazard area as ] [] X []
mapped on a federal Flood Hazard Boundary or Flood

Insurance Rate Map, or within a floodway or

floodplain?

The_proposed project wonld inclnde the redevelopment and renovation of existing commercial retail structures and_surface
Dparking lot. Two new buildings will replace three existing busldings; therefore, construction tfechnigues that have been used in the
Dpast_for flood hazard protection on the project site wonld remain similar upon completion of the proposed project. The applicant
of the proposed project wonld be required to submit a drainage concept to DPW for review and approval prior fo_the issuance of
a building permit. With submittal of this drainage concept plan and since flood protection standards that currently exist on the
project_site_wonld not _be_changed, impacts wonld be less than significant. In addition, the project zs not located within a
floodway. floodplain, or other flood bazard area. Further analysis on this topic wonld not be required. A preliminary Drainage
Concept has been prepared by Breen Engineering on December 23, 20117 for the Parcel 95 project.

1) Place structures, which would impede or redirect ] ] ] <
flood flows, within a 100-year flood hazard area,
floodway, or floodplain?

The_proposed_project wonld include_the redevelopment and renovation of existing commercial retarl strictures_and snrface
parking lot. Two new butldings will replace three excisting buildings: therefore, construction technigues that have been used in the
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past for flood hazard protection on the project site would remain similar upon completion of the proposed project. The project site
1s_not located within a floodway. floodplain, or other flood hazard area and no structures would be placed within a_floodway.
Hoodplain, or other flood hazard area. Therefore, the proposed project would not_impact or impeded a flood bazard area.
Further analysis on this topic would not be required.

m) Expose people or structures to a significant risk of L] [] X []
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

The project site is currently an urbanized development with commervial retas] buildings and surface parking areas. The proposed
redevelopment of the existing commercial-retar] buildings and surface parking lor with two new buildings to replace three existing
buildings wonld not be placed in_an area baving high flood potential_Impacts from the proposed project would be less than
segmificant and no further analysis on this lopic is required.

n) Place structures in areas subject to inundation by [] [] X ]
seiche, tsunami, or mudflow?

The proposed project is located within the Marina del Rey Harbor, along the Southern California coastline. The potential exists
Jor communities along low-lying areas of the Southern Californmia coastline to expertence flooding due to tsunamis caused by
carthquakes or underwater landslides. The maximum exbected run-up of a fsunami in the local area of the project site 45 9.6

feet in_a 100-year interval and 15.3 feet in_a 500-year interval® Tsunamis generated from local earthguakes may be larser
than distant earthquakes but are less likely to occur. Furthermore, the proposed project has been developed with a finished pad
and street elevation between 10 and 20 feet above mean sea level. Therefore, potential for the proposed project to be inundated by
a_Lsunami is less than significant, and further analysis on this topic is not required in an BEIR. The proposed project 1§ not
located near a closed body of water where a_seiche could occur due to geological hazards. A seiche conld occur within the Marina
but the project site is not located near the water and the proposed project has been developed between 10 and 20 feet above mean
sea level. Therefore, the proposed project site is protected from a seiche occurring within the Marina, and mpacts would be less
than_significant. Since the proposed project sife is not located in an area that is subject to bioh nzudflow conditions, there wonld
be no tmpacts. Further analysis on this topic wonld not be required,

MITIGATION MEASURES:

FLOOD HAZARD 1. Prior to issuance of building permits, applicant shall submit a Drainage Concspt 10 the Los Angeles County
Depariment of Public Works for review and approval, if required by and to the satisfaction of said
Department.

21 County of Los Angeles, Department of Regional Planning, Marina del Rey Land Use Plan, February 9, 1996, pg. 10-4.



11. LAND USE AND PLANNING

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Physically divide an established community? L] L] ] X<

The project site is located in_an area of Marina del Rey that is highly urbanized. Existing residential structures, commercial
structures. parking lots, and parks are located around the proposed project site. The proposed project would nof divide an
established community; therefore, there would be no impacts. No further analysis on this lopic is required.

b) Be inconsistent with the plan designations of the L] [] L] B
subject property? Applicable plans include: the County

General Plan, County specific plans, County local

coastal plans, County area plans, County

community/neighborhood plans, or Community

Standards Districts.

The_subject parcels’ land use desionations per the Marina del Rey Land Use Plan are "“Visitor-Serving/ Convenience

Commercial’’_and ' Public Facility.”” The Visitor-Serving/ Convenience Commercial land use designation permits commercial
and retail visitor-serving services including dining and entertainment nses. The Public Facility land use designation permils the
Dproposed pedestrian-orented park _The renovation of the existing commercial-retail structures is therefore consistent with the plan
destgnations on the project sife.

¢) Be inconsistent with the zoning designation of the ] ] [] X
subject property?

The proposed project is_zoned as Marina del Rey Specific Plan_under the Los Angeles County Zoning Ordinance.
Eurthermore, the subject parcels are desionated Public Facilities (Parcel ILS) and Visitor-Serving/ Convenience Commercial-
Mixed Use Querlay (Parcel 95) in the certified LCP. The proposed public park use on Parcel IS is a permitied nse in the
subject Public Facilities land use category. Likewise, the proposed visitor-serving commmercial development proposed for Parcel
95 s a permitted nse in the subject Visitor-Serving/ Convenience Commercial-Mixed Use Overlay land use designation for the

parcel.

d) Conflict with Hillside Management Criteria, SEA [] ] L] X
Conformance Criteria, or other applicable land use
criteria?

The project site is not located in or adjacent to a Hillside Management Area. Therefore, the proposed project would not be
required to abide by the criteria of the Hillside Management Areas. The project site is not located adjacent or within an SEA.
Therefore, the proposed project would not have to conform to SEA Criteria. There wonld be no impacts and further analysis on
this topic would not be required.
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12. MINERAL RESOURCES

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated  Impact Impact
Would the project:
a) Result in the loss of availability of a known mineral L] L] ] X

resource that would be of value to the region and the
residents of the state?

- . . . g N N - . ~ N
Lhe_project site is not located within a Mineral Resource Zone as mapped by the County of Los Angeles?2 The proposed
project wonld not impact a_known mineral resource area and no further analysis is required,

b) Result in the loss of availability of a locally- [] ] [ ] ~
important mineral resource recovery site delineated on

a local general plan, specific plan, or other land use

plan?

Lhe project site is not located within a Mineral Resonrce Zone as mapped by the County of Los Angeles. However. the Dproject
site is located within an Qi and Gas Resource Zone.23 The Dproject site Is developed with commercial-retail land uses and dpes
1ot currently contain excisting drilling sifes for the recovery of 0il and natural vas. nor are any drilling sites located on the project
sile for the recovery of 0l or natural gas proposed in the future. There would be no impacts to 0il and natural sas resonrces with
implementation of the proposed project. The proposed project would not result in the loss of avarlability of a locally important
raeneral resource recovery site delineated within the County of Los Angeles General Plan or the Marina del Rey Specific Plan.
No further analysis is required.

A
o

County of Los Angeles Draft General Plan, Chapter 6 Conservation and Open Spaces Element, Figure 6.5, Natural Resource
Areas, 2008.

County of Los Angeles Draft General Plan, Chapter 6 Conservation and Open Spaces Element, Figure 6.5, Natural Resource
Atreas, 2008,

[N}
[

39/53



13. NOISE

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impacr Incorporated  Impact Impact
Would the project result in:
a) Exposure of persons to, or generation of, noise L] ] X (]

levels in excess of standards established in the County
noise ordinance (Los Angeles County Code, Title 12,
Chapter 12.08)_or the General Plan Noise Element?

The project site is located in the unincorporated community of Marina del Rey. a bighly urbanized area that is within the
Marina del Rey Specific Plan_area pursuant to the County of Los Angeles Zoning Code. Noise montioring over a 24-hosur
period was conducted at three different locations around the proposed proect site fromm November 15, 2011 to November 16,
2011. The noise measurements were laken near excisting off-site residential receplors in order fo characterize the ambient notse
environment for the project and receptors that conld be potentially affected by the project. The highest nonitored ambient noise
level that was recorded during the 24-honr noise monitoring was 68.4 dB(A) I eg at the north end of the project sife adjacent fo
Washington Boulevard. Notse levels drop off substantially from Washington Bonlevard as shown from noise measurements
taken near the sonthern end of the project site, which recorded 24 -hour noise levels of 61.4 Leg near Via Dole and 58.5 Leg
at the interior of the project site near the residential uses to the south. Refer to Fignre 1, Noise Monitoring Locations, in the
Appendix for a graphical representation of the noise monttoring locations.

Construction of the proposed project wonld temporarily increase noise levels due fo the use of heavy-duty construction equipment
during demolition. grading, building construction and trenching activities. As is discussed below in itern (d), construction conld
result in noise levels of 81 dB(A) Ieg. Noise levels would be reduced to below 80 dB(A) for people residing in nearby multi-
[family residential buildings due to the attennating effect of thipical structures, which are constructed to attennate noise by 17 dB
Leg when windows are open and by 25 dB I eq when windows are closed. Therefore, construction impacts would result in a less
than significant impact.

In_operation, the proposed project would not substantially alter the current noise generated at the project site. The project would
redevelop three of the existing buildings on the site with similarly sized buildings and would renovate the restanrant building,
but would not change the commercial nature of the site. Operation of the project wonld not result in a substantial change in on-
stte stationary noise sources or traffic levels. As a result, the project would result in a less than significant noise inpact.

b) Exposure of sensitive receptors (e.g., schools, [] ] X ]
hospitals, senior citizen facilities) to excessive noise
levels?

The proposed project is not considered a sensitive use such as if the proposed project site was developed with a school, hospital, or
sentor_citizen_facility. The closest school fo the proposed project site is the Westside Ieadership Magnet School locared
approsamately 0.16 mile (840 feet) west of the project site. The closest bospital is the Marina del Rey Hospital locared
approximately 1.1 miles (6.160 feet) to the east of the project site. The closest sensitive residential uses are located ar the
restdential apartment hotel complex: to the south of the project site. Burton W. Chace Park is approximately 1 mile southeast of
the project site. The proposed project does not include a_sensitive land wse. At these distances, the project would not generafe
construction noise thal would expose sensitive receptors fo excessive noise source. However, construction (gf' the j)roj)owd project
wonld temporarily increase noise levels due to the use of heavy-duty construction equipment during demolition, grading, building
construction. and trenching activities.
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As discussed below in item (d). construction could result in noise levels of 81 dB(A) Leq. Noise levels wonld be reduced 1o
below 80 dB(A) for peaple residing in nearby multi-famly residential buildings due to the attennating effect of typrcal structures.
which are constructed to_attenuate noise by 17 dB Leg when windows are open and by 25 dB I eq when windows are closed.
Lherefore, construction impacts wonld result in a less than significant impact.

Operation of the proposed project would not substantially alter the current noise venerated at the project site. The progect would
redevelop_three of the existing buildings on the site with simtlarly sized buildings and would renovate the restaurant building,
bt wonld not change the commercial nature of the site. Operation of the project would not result in a substantial chanve in on-
sute stationary noise sources or traffic levels. As a resull, the project wonld result in a less than significant impact.

) A substantial permanent increase in ambient noise L] ] X ]
levels in the project vicinity above levels existing

without the project, including noise from parking

areas?

The proposed project would not increase the wntensity of the land uses on the project site when compared fo existing conditions
LThe project would redevelop three of the existing buildings on the site with similarly sived buildings and would renovate the
restaurant building, but wonld not change the commercial land uses on the site. The project would also renovate the excistine
surface parking lot. The proposed project would not include any_new substantial sources of stationary noise, such as the
development of an_amplified ontdoor sound sysiem. The project wonld also not result in substantial changes to traffic levels and
associated noise compared to existing conditions as the intensity and size of the commercial land uses wonld remain the same on
the project site compared to existing conditions. As a result, the ambient noise level upon_completion of the redevelopment and
renovation of the commercial structures and surface Dparking would not be increased during project operation. The project would
result in a less than significant ivpact,

d) A substantial temporary ot periodic increase in [] X [] []
ambient noise levels in the project vicinity above levels

existing without the project, including noise from

amplified sound systems?

As previously discussed in (a) above, the hishest monitored ambient noise level that was recorded at the project site dyring the
24-honr noise monitoring was 68.4 dB(A) I eq at the north end of the project site adsacent to Washinoton Boulevard, The
ambient noise levels measured near the southern end of the project site recorded 24-hour noise levels of 61.4 1 eq near Via Dolce
and 58.5 Leq at the interior of the project site near the residential uses to the south. This was determined based on noise
rionitoring that was conducted over a 24-hour period at three different locations around the project site from November 15,
20117 to November 16, 2011. Renovation and redevelopment of the commercial buildines and surface parking lot would canse
lemporary increases in_ambient noise levels in the area due to the heavy-duty construction equipment that would be used during
the 52-week renovation work. The County of Los Angeles has developed a siandard for construction noise for multi-family
residential uses and businesses, where these fypes of uses should not be excposed fo notse londer than 80.0 dB(A) I and 8§5.0
dB(A) L during construction_activities, respectively. Noise caleulations bave been completed by Impact § ciences, Lnc, 1o
determine the noise levels that the nearest sensitive use o the project site (the mulii-family residential buildings to the south of the

project site), would be exposed fo during construction activities.

Construction activities wonld include demolition, grading, building construction, and paving. During demolition and erading
activities, equipment such as backhoes, a grader, a loader, a scraper wonld be used. Building construction would use a crane and
forklift. Paving activities would use a paver and roller. Qff-hishway trucks would also be used to transport materials to the site.
Lhe londest expected noise level that residents hiving at the nearest mulfi-family residential buildings would excperience during the
renovation phases wonld be 81 dB(A) Leg. which is above the standard of 80.0 dB(A) Leq for multi-family residential uses.
Moreover. typical structures are constructed fo attenuate noise by 17 dB Leq when windows are open and by 25 dB Leg when
windows are closed, thus reducing the noise level experienced by residents to 64.0 dB(A) if windows are open or 56.0 dB(A)
Leqg if windows are closed. The residential apartment complex: does not have garden. pool. or other open ontdoor space facing the
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project sife, 5o residents wonld not be exposed lo unattennated construction noise from project development. Therefore, noise levels
excpected to be expertenced by residents and guests of the adjacent residential apartment complex wonld not_exceed the 80.0
dB(A) L standard for residences. As a result, impacts will be less than significant.

e) For a project located within an airport land use plan ] 1 ] =
or, where such a plan has not been adopted, within

two miles of a public airport or public use airport,

would the project expose people residing or working

in the project area to excessive noise levels?

The project site is not located within the Los Angeles International Airport or Santa Monica Azrport land use plan and wonld
not expose people fo excessive noise levels. The project would have no impact with respect fo this threshold.

f) For a project within the vicinity of a private airstrip, D ] D >
would the project expose people residing or working
in the project area to excessive noise levels?

The project site is not located adjacent or near a private airstrip and would not expose receptors to excessive noise levels. The
project wonld have no impact with respect to this threshold.

MITIGATION MEASURES:

NOISE 1. Al construction equipment, fixed or mobile that is utilized on the site shall be in proper operating condition
and fitted with standard factory silencing features. In areas where construction equipment (such as generafors
and air compressors) is left stationary and operating for more than one day within 100 feet of sensitive
residential wses, temporary portable noise attennating structures shall be nsed.

These barriers shall be located between the piece of equipment and sensitive residential uses that preclude all
sight lines from the equipment to said sensitive wuse(s).

NOISE 2: Construction activities shall be restricted to between the honrs of 7:30 AM to 6:00 PM and shall be
probibited on Saturdays, Sundays, and legal holidays, in order to reduce noise disturbance to multi-fanily
residences located westerly of the project sife.

NOISE 3 Construction crews shall tnrn off trucks or heavy equipment if the expected duration of engine idling exceeds 5
minutes in order to reduce noise disturbance fo adjacent multi-family residences.

NOISE 4: The applicant shall post a notice at the construction site indicating the type of project duration of construction
activities, and a phone number where questions and complaints can be registered.

NOISE 53: Construction-related deliveries and hanling activities shall be scheduled between 8:00 AM and 4:00 PM,
except on Saturdays, Sundays, and legal holidays, to minimize disturbance to surrounding residents.

NOISE 6: The contractor shall ensure that all construction equipment, fixed and mobile, is regularly maintained and in
proper operating condition and fitted with standard silencing devices. Proper engineering noise controls shall be
mplemented when necessary on fixed equipment.

NOISE 7: The applicant shall notify residents in the surrounding area (within 1,000 feet of construction activity) by
‘ 5 9 9
posteard of the anticipated duration of construction and anticipated activities prior fo the start of construction.
The notice will provide a phone number where neighbors can register questions and complaints. A log of
O N S q Lol
guestions and complaints will be maintained and reasonable efforts shall be made to respond to guestions and
address complaints.
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14. POPULATION AND HOUSING

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Induce substantial population growth in an area, L] [] ] <

either directly (for example, by proposing new homes
and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

Infrastructure such as sewase disposal, water conyeyance systems, natural oas lines, and electrical lines currently exist and serve
the project site. No_additional infrastructure wonld be required_with_implementation of the proposed project. T, berefore, the
Droposed project would not induce substantial direct or indirect orowth within the community of Marina del Rey. There wonld be
1o _impacts and further analysis on this topic would not be required,

b) Cumulatively exceed official regional or local ] [] ] X
population projections?

LThe proposed project is the redevelopment and renovation of an_existing commercial retarl complex: and the development of a
small "pocket park’s there would be no change in use, except for the addition of a small public park at the corner of Washington
Blvd and V'ia Marina on the site. No residential land use component is proposed. Therefore, implementation of the proposed
project wonld not exceed official regional or local population projections and there wonld be no impacts. Additional analysis on
this topic wonld not be required.

¢) Displace existing housing, especially affordable L] L] ] X
housing?

The excisting land uses on the project site include surface parking lots and commercial-retail buildings. There are no residential
units located on the project site: therefore, implementation of the proposed project_would nol displace excisting housing or
affordable housing within the community of Maring Del Rey. No impacts wonld occur and no [further analysis on this topic is
needed.

d) Displace substantial numbers of people, L[] ] L] X
necessitating the construction of replacement housing
elsewhere?

The project site does not contain residential units where a permanent boputation resides. The proposed project wonld not displace
substantial numbers of people, and would not necessitate construction of replacement housing. No impacts wonld occur and
[further analysis on this fopre wonld not be required.




15. PUBLIC SERVICES

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
a) Would the project create capacity or service level
problems, or result in substantial adverse physical
impacts associated with the provision of new ot
physically altered governmental facilities in order to
maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:
Fire protection? D D [:] 4

The project site is located in the wrbanized area of Marina del Rey. BMPs would be standard during renovation and
construction_of the commercial-retail buildings to_ensure that the threat for fire_and the threat of crime (pilferage of the
construction_equipment) is_reduced or does not occur on the project site. Purthermore. the proposed project would include the
development of a new up-to-date fire sprinkler systems throughout the new buildings to help in reducing the risk of frre spread in
case of a conflagration. Since the proposed project would not pose any special fire problems. there would be no impacts. Therefore,
further analysis on this topic would not be required. The nearest County Fire Station (#110), located at 4433 Adpriralty
Way. to the project site is 0.90_miles away.

Sheriff protection? [j D D X
The_project site is located in_the urbanized area of Marina del Rey. The redevelopment and construction of the existing
commercial-retar] buildings could provide opportunity for crime (pilferage of the construction equipment and materials) but not
different from other construction locations within the area. Furthermore, redevelopment and renovation of the proposed project
would include on-site security in addition to the existing Los Angeles County Sheriff service provided from the Marina del Rey
station. Since the proposed project would not pose any special law enforcement problems, there would be no impacts. Therefore,
[further analysis on this topic would not be required. The nearest County Sheriff”s Station, located at 13851 Fyi Way, to the
project site s 2.84 miles away.

Schools? L] [] [] X

The proposed project is not a residential land use and would not have an impact on schools.

Parks? [] [] [] X

The proposed project includes a 0.20-acre pedestrian-oriented park. There would be no impact to park resources.

Libraries? ] ] [] Y

The proposed project would have no change to current library services as the proposed project would have the same demand as the
cuprent uses. The nearest County library. located at 4533 Adpiralty Way, is 1.2 miles away from the project site.

Other public facilities? [:I ] D 4

There are no other public services in the project area that would be impacted by the proposed project.
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16. RECREATION

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
a) Would the project increase the use of existing [] [] [] X

neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

LThe existing commercial-retarl structures do not currently include recreational features for visitors. The Dproposed project wonld
Lnclude the construction of a 0.20-acre pedestrian-oriented park on the site at the corner of Washington Blvd and Via Marina.
Because the proposed project wonld not generate a permanent population within the community of Marina del Rey, there wonld
not be a need to develop or expand additional recreational facilities around or near the project site. The transient population
passing by the project site would still be able fo_access the abundant excisting recreational facilities in_the project vicinity,
including Venice Beach, Marina/ Mother's Beach, in_addition to the new pocket park 1o be developed on site. No impacts
would oceur and further analysis on this fopic would not be required,

b) Does the project include recreational facilities or [] [] ] X
tequire the construction or expansion of recreational

facilities which might have an adverse physical effect

on the environment?

The_existing commercial-retail structures do not currently includes recreational features for visitors. The proposed project would
include_the constriction of a 0.20-acre_pedestrian-oriented park. The propased_project would not generate_a_permanent
population within the community of Marina del Rey, there wonld not be a need to develop or expand additional recreational
[facilities around or near the project site. There would be no impact from the proposed project.

c) Is the project consistent with the Department of L] L] ] X
Parks and Recreation Strategic Asset Management

Plan for 2020 (SAMP) and the County General Plan

standards for the provision of parkland?

The proposed project wonld be_consistent with the Department of Parks and Recreation Stratesic Asset Manasement Plan
2020.

d) Would the project interfere with regional open L] ] L] X
space connectivity?

There is no regional open space in the project area and the proposed project would not interfere with connectivity.




17. TRANSPORTATION/TRAFFIC

Less Than
Significant
Potentally Impact with — Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Conflict with an applicable plan, ordinance, or ] = ] ]

policy establishing a measure of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation, including mass
transit and non-motorized travel, and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit? Measures of performance effectiveness include
those found in the most up-to-date Southern
California Association of Governments (SCAG)
Regional Transportation Plan, County Congestion
Management Plan, and County General Plan Mobility
Element.

The proposed project site is currently served by the Los Angeles County Metropolitan Transportation Authority (MT.A) and
Culyer Citybus that provides alternative transportation thronghout the conmmunity of Marina del Rey and into parts of the Los
Angeles Metro Region. The closest bus stops from the proposed project are located on Washington Boulevard at Via Dolee and
Via Marina (Culver City) and at Palawan Way (Los Angeles County) for eastbound and at Washington Boulevard and
Dell and Ocean Avenues (Culver City) and at Mindanao Way and Lincoln Boulevard (Ios Angeles Connty) for westbound.
Redevelopment and renovation of the commercial-retasl structures and surface parking lot would not inferfere with allernative
transportation service as provided by the MTA and Culver Citybus. Since implementation of the proposed project would not
conflict with adopted policies, plans, or programs supporting alternative transportation, there would be no impacts. Further
analysis on this topre would not be required,

Based on the analyses contained in the traffic report prepared for the project, which report has been reviewed and approved by the
Department of Public Works, the proposed proect ttself would not be expected to produce significant impacts at any of the nine
studied intersections, and, as a result. no project-specific off-site_mitivation measures are warranted. However, the traffic
anticipated from cumulative development, including trips associated with the proposed Parcel 95 project, comld result in
substantial increases in_area traffic, producing potentially significant impacts at one of the study intersections (Adpiralty Way
and Via Marina) during both the AM and PN peak hours. The project 15 subject to traffic impact assessment fees iniposed by
the County of Los Angeles pursuant to_the certified LCP. These fees are designated to fund a series of traffic improvement
measures identified in the certified I CP to mitigate traffic generated by the Phase I development in Marina del Rey, of which
the project is a part. The traffic fees (which are comprised of ‘fair share” contributions from each applicant based on the
amount of project PM peak hour trips generated by new developments) fund improvements to both the tnternal Marina del Rey
circulation systern and the sub-regional transportation systems. The County’s traffic mitigation fee structure is currently 85,690
per PM peak hour trip. Based on the expected project trip generation of 17 net new PM peak hour trips, the project would be
required to pay §96.730 in trip mitigation fees (see TRAFFIC-T below).
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b) Exceed the County Congestion Management Plan [] ] X ]
(CMP) Transportation Impact Analysis thresholds?

The CMP requires that detailed analyses be conducted for any of these locations where the proposed project is anticipated fo add
50 or more total trips during either the weekday AM or PM peak hours. The current CMP (2070) tdentifies five arterial
moniloring intersections within approximately 3 miles of the project site. Four of the five CMP intersections are located within
the City of Los Angeles. while the remaining intersection is located within the City of Santa Monica. The CMP arterial
wonttoring locations are listed below.

e [incoln Bonlevard and Venice Bonlevard (Los Anoeles)

e I incoln Boulevard and the Marina Escpressmay (SR-90) (Los Angeles)

e [ incoln Bowlevard and Manchester Avensue (Ios Angeles)

o Lincoln Boulevard and Sepulveda Boulevard (Ios Anveles)

e [incoln Boulevard and Pico Boulevard (Santa Monica)

DNone of the infersections identified above are specifically examined as part of the nine study intersections already included in the
detatled analyses of project impacts,_ and therefore. the net project traffic additions fo_these five CMP monitoring intersection

locations were gssessed. A review of the project’s anticipated traffic travel patterns into, out of._and through the Study picinity
indicates that project traffic will disperse throushout the area roadway network outside the immediate study vicinity, and that
project traffic volume additions to any of the CMP monitoring intersections are expected to be substantially less than the 50-trip
threshold.

¢) Conflict with an applicable congestion management ] ] = L]
program, including, but not limited to, level of service

standards and travel demand measures, or other

standards established by the CMP, for designated

roads or highways (50 peak hour vehicles added by

project traffic to a CMP highway system intersection

or 150 peak hour trips added by project traffic to a

mainline freeway link)?

Lhe CMP reguires that detailed analyses be conducted for any of these locations where the proposed project is anticipated to add
50 or more toral trips during either the weekday AM or PM peak_honrs. The current CMP (2010) identifies five_arterial
mgnetoring intersections within approximately 3 miles of the project site. Four of the five CMP intersections are located within
the City of Los Angeles, while the remaining intersection is lpcated within the City of Santa Monica. The CMP arterial
monttoring locations are listed below.

e [ incoln Boulevard and Venice Boslevard (Los Angeles)

o [ incoln Boulevard and the Marina Expressway (SR-90) (Los Anseles)

e Lincoln Boulevard and Manchester Avensue (Los Anoeles)

o Lincoln Boulevard and Sepulveda Bonlevard (Los Angeles)

o Lincoln Boulevard and Pico Boulevard (Santa Monica)




None of the intersections identified above are specifically examined as part of the nine study intersections already included in the
detailed analyses of project impacts, and therefore, the net project traffic additions to these five CMP monitoring infersection

locations were assessed. A review of the project’s anticipated traffic travel patterns into, out of, and through the stndy vicinity
indicates that project traffic will disperse throughout the area roadway network outside the immediate study vicinity, and that
broject traffic volume addstions to any of the CMP monitoring intersections are expected to be substantially less than the 50-trip
threshold.

d) Result in a change in air traffic patterns, including [] ] [] X
either an increase in traffic levels or a change in
location that results in substantial safety risks?

The proposed project would not change any arr traffic patterns and there would be no impact.

e) Substantially increase hazards due to a design [] ] R L]
feature (e.g., sharp curves or dangerous intersections)
or incompatible uses (e.g., farm equipment)?

The proposed project does not nclude changes in roadway desion or incomparible uses. The haul trucks will follow the regular
main_arterial routes in exporting grading materials.

f) Result in inadequate emergency access? L] ] ] X

The proposed project does not include a change to any of the existing emergency access routes. The project design will require fire
equipment access within 150 feet of all structures. There would be no impact from the proposed project,

g) Conflict with the Bikeway Plan, Pedestrian Plan, ] ] L] X
Transit Oriented District development standards in

the County General Plan Mobility Element, or other

adopted policies, plans, or programs supporting

alternative transportation (e.g., bus turnouts, bicycle

racks)?

The proposed project will not interfere with existing Bikeway Plan, Pedestrian Plan, Transit Oriented District development
standards in the County General Plan Mobility Element. Therefore, there will be no impact from the proposed project.

h) Decrease the performance or safety of alternative L] ] [] X
transportation facilities?

The proposed renovation of existing commercial-retarl buildings will not decrease the performance or safety of an alfernative

transportation facility. Project changes besides infrastructure upgrades will be confined fo the project site.

MITIGATION MEASURES:

TRAFFIC1:  Prior to issuance of a project building permat, applicant shall, to the satisfaction of the Director of Public Works, pay
the County’s traffic mitigation fee structure, currently $5,690 per PM peak hour trip, for cumnlative impacts at the
intersection of Admiralty Way at Via Marina. The Applicant’s “fair share” contribution based on the expected
project trip generation of 17 net new PM peak hour trips will be $96,730 in trip mitigation fees.
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18. UTILITIES AND SERVICE SYSTEMS

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impact
Would the project:
a) Exceed wastewater treatment requirements of the ] ] ] X

Los Angeles or Lahontan Regional Water Quality
Control Boards?

The only new nse is the proposed 0.2-acre "pocket park,” which will not generate new wastewater requiring treatment. No
substantial increase in commercial square footage would occur; therefore, the proposed project would not substantially increase the
amount of sewage that is generated compdred to existing conditions. The proposed project would not increase capacity problems at
the Hyperion wastewater treatment plant that currently serves the project site. No impacts would occur and further analysis on
this topic is not required,

b) Create water or wastewater system capacity ] L] ] X
problems, or result in the construction of new water or

wastewater treatment facilities or expansion of

existing facilities, the construction of which could

cause significant environmental effects?

The only new use is the proposed 0.2-acre "pocket park.” which will be landscaped with low water demand plant species. No
subslantial tmerease in commercial square footage would ocenr; therefore, the proposed project wonld not substantially increase the
amonnt_of sewage that is_generated nor substantially increase the demand for water compared to existing conditions. The
Dbroposed project wonld not increase_capacity problems at the Hyperion wastewater treatment plant_that currently serves the
project sile nor generate additional demand for water supply from the Marina del Rey Water System. No_impacts fo water
supply or wastewater treatment capacity would occur and further analysis on this lopic is not required.

c) Create drainage system capacity problems, or result [] [] R []
in the construction of new storm water drainage

facilities or expansion of existing facilities, the

construction of which could cause significant

environmental effects?

The proposed project would require the same or less drainage from the project site as the existing land nses as the project will
need fo_comply with the Low Impact Development standards that improves groundwater infiltration. Review of the drainage
concept/ LID plan will be required as part of the Department of Public Works' Land Development Division's Site Plan
Review, preceding the issuance of any project grading or building permits. Therefore, the project should have no impact on the
existing drainage system.

d) Have sufficient reliable water supplies available to ] ] 4 L[]
setve the project demands from existing entitlements

and resources, considering existing and projected

water demands from other land uses?

The project site is located in a developed area of Marina del Rey that is currently served by an existing water conveyance systen.
Fire flows to the project site are adequate for the uses that currently exist on the project site (Parcel 95 and ILS). Furthermore,
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the proposed project site contains fire hydrants located around the project site to provide hook-ups for the fire department in case
of a fire on the project site. The proposed project would not include the addition of floors to the existing commercial structures;
therefore, an inerease in fire flow is not anticipared to be required to adeguately serve the proposed project upon s completion.

DPer Los Angeles County's typical process, formal approval of fire flow rates for the project site wonld occur during the building
permit process prior fo iisuance of a building pernut.

e) Conflict with the Los Angeles County Low Impact H ] = [
Development Ordinance (L.A. County Code, Title 12,

Ch. 12.84 and Title 22, Ch. 22.52) or Drought Tolerant

Landscaping Ordinance (L.A. County Code, Title 21, §

21.24.430 and Title 22, Ch. 21, Part 21)?

The proposed project site contains an existing drainage system that is adequate in terms of capacity but requires upgrading in

regards to modern stormwater management and the County’s Low Impact Develppment (1ID) Prograrm. For this reason. it is
anticipated that drainage patterns and run-off guantities of the project site would remain substantially the same size as under

current conditions with a gravel sub base for proper treatment of stormwater runoff. Runoff would continue fo outlet throngh the
storm_drain_after such_treatment. The aforementioned_stormwater management improvements would not alfer the existing

drainage pattern of the site or area and would only be introduced to treat and retain runoff in compliance with the County’s
LID Program. Compliance with the IID requirements will be achieved through the Drainage Concept prepared on
Decerber 23, 2011 by Breen Engineering. Review of the drainage concept/IID plan will be required as part of the
Department of Public Works' Land Development Division's Site Plan Review, preceding the issnance of any project grading or

buzlding permits.

f) Create energy utility (electricity, natural gas, ] ] ] X
propane) system capacity problems, or result in the

construction of new energy facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?

Lhe project site currently receives electricity from the Southern California Edison Company and natural gas from the Southern
California Gas Company. Infrastructure currently exists on the project site, which conveys an adequate supply of electricity and
natural gas 1o the existing uses on the project site. Project development will result in a spall increase of building square footage
but wonld not result in an appreciable intensification of use on the project site; therefore, the proposed project would demand the
sapre_amount of electricity and natural gas that is currently being demanded under excisting conditions. No mpacts wonld occnr
and further analysis on this topic wonld not be required.

g) Be served by a landfill with sufficient permitted L] ] L] X
capacity to accommodate the project’s solid waste
disposal needs?

The proposed project would not result in_an_appreciable increase the intensity of the existing land uses, and therefore. wonld
generate the same amonnt of solid waste that is being generated under existing conditions. During project demrolition,
construction and renovation aclivities, an increase in the amount of construction debris wonld occur; however, this increase would
be_temporary in_nature_and would be able to be accommodated by the local solid waste disposal service provided in the
community of Marina del Rey. Furthermore, any debris that would be senerated by the proposed project wonld be subject to the
diversion rate. Since the proposed project would not generate more solid waste upon its completion than is being generated nnder
existing conditions and since renovation of the proposed project site wonld produce a minimal apount of renovation debris that
can be adequately disposed of at landfrll facilities serving rhe project site, no impacts wonld occur.
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h) Comply with federal, state, and local statutes and ] L] X ]
regulations related to solid waste?

The proposed project wonld comply with_all federal. state, and local statutes regulating solid waste. As there is no proposed
change in land use with the exception of the new 0.20-acre park, there would be a less than sionificant tmipact from the proposed

project on_solid waste statutory compliance.

51/53



19. MANDATORY FINDINGS OF SIGNIFICANCE

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated Impact Impacr
a) Does the project have the potential to degrade the L] X L] L]

quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, substantially reduce the number or
restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major
periods of California history or prehistory?

Based on_the findings of this initial study. the proposed project would neither degrade the guality of the environment nor is it
excpected to eliminate smportant examples of the major periods of California_prebistory. The proposed project would not
substantially reduce the habitar of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels,
nor threaten a plant or animal community. Some potential exists for the proposed project lo impact nesting birds such as the
Great Blue Heron, Black-crowned Night Heron, Double-crested Cormorant, and Great Egret, to the extent these spectes night
bappen to establish nests on the site. Mitigation measures are presented in this Initial Study that would require surveys for the
presence of these bird and other species prior to redevelopment and renovation activities. With implementation of these mitigation
measures, wipacts wonld be reduced to a less than significant level and further analysis on this topic is not required.

b) Does the project have the potential to achieve short- ] L] ] <
term environmental goals to the disadvantage of long-
term environmental goals?

Lhe proposed project would not disadvantage any long-term environmental goals of Ios Angeles County or those rdentified in the
Marina del Rey 2010 Conservation and Management Plan in an effort to achieve short-term environmental goals. as both goals
are_consistent with each other. Moreover, by incorporating state-of-the-tndustry water quality protection measures and Green

Building standards (as will be required for the project under the County’s applicable Iow-Impact Development and Green
Butlding ordinances), the project’s short-term environmental protection and sustainability components will belp to fulfill the
County’s longer-term environmental protection and sustainability goals.

c) Does the project have impacts that are individually ] X ] ]
limited, but cumulatively considerable?

(""Cumulatively considerable" means that the

incremental effects of a project are considerable when

viewed in connection with the effects of past projects,

the effects of other current projects, and the effects of

probable future projects)?

As described throughout this Initial Study, the proposed project would not increase the current land use infensity on the project
site. Related projects as specified above would be involved in individnal environmental review to determine the level of significance
Jfor impacts pertaining to each of their individual development. Therefore, cumulative tmpacts would be less than significant and

the project’s contribution to cumulative impacts wonld not be cummulatively considerable. However, the traffic anticipated from
cumulative development, including trips associated with the proposed Parcel 95 project, could result in substantial increases in
area_traffie, producing potentially significant impacts at one of the study intersections (Admiralty Way and 1/5a Marina)

52/53



during both the AM and PM peak hours, As such, the project’s contribution to cumulative impacts wonld be cummulatively
considerable before mitigation but cumulative impacts would be lesy than significant_afler implementation_of mitication

(IRAFFIC-7).

d) Does the project have environmental effects which ] ] ~ ]
will cause substantial adverse effects on human
beings, either directly or indirectly?

As described throughont this Initial Study, the proposed project includes the redevelopment and removation of an existing
commercial-retatl complex: and the associated surface parking lot, including the development of a small 'bocket park’ on the site.
The proposed project would not include construction or operational activities thal would canse a_substantial adverse effect on
buman beings. No significant impacts would occur and frther analysis on this topic is nol required.

APPENDICES

APPENDIX A: Traffic Impact Analvsis Report. Proposed Commercial Redevelopment of Parcel 95 on Washineton Boulevard
between Via Marina and Via Dolce in Marina del Rey, California. Hirsch/Green Transportation Consulting,
November 2011

APPENDIX B:  Noise Monitoring and Noise Calculations for Parcel 95 on Washineton Boulevard, Marina del Rev. California.
Impact Sciences, December 2011







MITIGATION MONITORING PROGRAM
PROJECT NO. R2012-00180 / ENV NO.201200026

The Department of Regional Planning staff has determined that the following mitigation measures for the project are necessary in order to assure that the
proposed project will not cause significant impacts on the environment.

The permittee shall deposit the sum of $6,000.00 with the Department of Regional Planning within 30 days of permit approval in order to defray the cost
of reviewing and verifying the information contained in the reports required by the Mitigation Monitoring Program.

satisfaction of said Department.

When Responsible Monitori
Mitigation Action Required Monitoring to €8P ontforing
Occur Agency or Party | Agency or Party
BIOLOGICAL RESOURCES
Conduct pre-
Applicant shall strictly comply with all applicable policies Monmng%s M_an
contained in Policy Nos. 23 (“Marina del Rey Tree annHm wnonUmw. naintain
Pruning and Tree Removal Policy”) and 34 (“Marina del ’ Prior to . Department of
1 . . .~ | buffer zones between . Applicant ; .
Rey Leaschold Tree Pruning and Tree Removal Policy™) . o construction Regional Planning
and 37 (“Biological Report & Construction Monitoring project activities and
. . active nests and
Requirements”) of the certified LCP.
demarcate any such
buffer zones.
GEOLOGY/SOILS
& & rd ’ report for approval. construction PP Public Works

NOISE

09/27/12

MMP for PROJECT NO. R2012-00180 / ENV NO. 201200026

CcC.022712
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that is

Al construction equipment, lixed  or mobile,
utilized on the site shall be in proper operating condition
and firted with standard factory silencing features. In areas

where construction cL::z:S: (such us generators and air

compressars) is Jeft stationary and :,S.:::t for more
- <

Properly maintain
construction cquipment
and provide temporary

Throughout

Department of

3 I . . . . . i construction Applicant R
than one day within 100 feet of sensitive residential uses, | portable noise i Pl Public Works
- . e activities
temporary portable notse steuctures shall be buile. These | stmctures, where
barriers shall be located between the picee of equipment | applicable
and sensitive restdental uses that 1:, :;t all sight-lines
tfrom the cquipment to said sensidy
Construction acuvities shall be restricted 1o between the
hours of 7:30 a.m. o 6:00 p.my, and shall be prohibited on Throughout R
. : . ! Restriction on . . Department of
4 | Saturdays, Sundays, and legal holidays, in order to reduce . construction Applicant e
. - S . construction hours - Public Works
notse ;:w::._.xd:nc Lo 5::1.“::;.4 residences located activities
westerly of the project
Construction  crews  shall turn off trucks or  heavy .
. - i . . S R . Throughout .
- | equipment if the expected duraton of engine idling | Minimize idling of o 4 Deparmment of
3 . ‘= . A Y ) . construction Applicant e
exceeds  tive (3) minutes in o order to reduce  noise | engine equipment vt Public Warks
. . : Actvities
disturbance to adjacent multi-family restdences.
The applicant shall post a notice at the construcdon site T |
. . . - . . - ::: TOLUH . -
indicating the wpe of project, duration of construction _— - ) . ) Department of
6 : Posting of notice construction Applicant

activities, and 2 phone number where questions and

complaints can be registered.

<

ACUVILICS

Regronal Planming

Locaton of staged
equipment to be as far

Construction-related delivernes and :::::c actvitles shall R .
o as possible from Phroughow
be scheduled berween 8:00 aum. and 4:00 pam., except on : o ) .
X . U residences and construction Applicant Department of
Saturdays, Sundays, and legal r::i:n,,, to minimize o . O ,
: : : A : detiveries and hauling actvitics Regional Planning
disturbance o surrounding re i;n:?. X : o
: to be restricied to the
hours noted
The contractor  shall  cnsure that all construction
cquipment, fixed and mobile, is regularly maintained and | Minimize equipment Throughous .
Cob ) . . el ) . . . Department of
S propur operating condition and fued with standard | noise through proper construction Applicant Public Work
. . , . . & o ublic Works
silencing devices. Proper engineering noise controls shall | maimtenance acuvities
be wnplemented when necessary on xed equipment.
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The applicant shall noniy residents in the surrounding
arca (within 1000 feet of  construction  activity} by
posteard of the anteipated duration of construction and
anticipated acuvities prior to the start of construction. | Posteard notificaton of | Prior 1o start of Depart o
Ly L . L . . _ ; o . Jepartment of
10| The notice wall provide a phone number where neighbors | residents within 1,000 construction Applicant Revional Planning
can register questions and complainis. A log of questons | feet activities A
and complaints will be maintained and reasonable efforts
shall be made 1o respond 10 questions and address
complants.
TRANSPORTATION/TRAFF
The applicant shall, 1o the satistaction of the Director of
Public Works, pay the Couny’s traffic mitigation  fee
structure, currenty 85,690 per PA peak hour trip, for y L )
. . . Prior to tssuance . ) .
cumulative impacts at the intersection of ./%::.i:. Way ?;:#.E of traffic i - . Department of
[ . o of a bulding Applicant S e
at Via Marina. The Applicant’s “tair share” contribution gation fees o g Public Works
based on the expecred project trip generation of 17 net permit
new PA peak hour wips will be $§96,730 in trip mitgation
fees
MITIGATION COMPLIANCE
a means of c:ﬁ:.:é, compliance of above mitgation | Submittal and approval | Yearly  and  as Applicant and Department of
measures,  the applicant and subsequent owner(s)  are | of  compliance  report | required  undl all | subsequent Regional Planning
responsible  for submitting - compliance  report o the | and replenishing | measures are [ owner{s)
Department of - Regional Plhinning  for  review, and  for mitigation  monitoring | completed.
replenishing the mitigadon montioring account 1f neeessary | account
until such as all mitigation measures have been implemented
and compleied.
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OPTION TO AMEND LEASE AGREEMENT
(PARCELS 95S AND LLS)

THIS OPTION TO AMEND LEASE AGREEMENT (“Agreement”) is made and
entered into as of the day of , 2012, by and between the COUNTY OF
LOS ANGELES (“County”) and GOLD COAST WEST, LLC, a Delaware limited liability
company (“Lessee”).

RECITALS

A County and Interstate Properties, a limited partnership (the “Original
Lessee™), entered into Lease No. 13508, dated June 5, 1968, as amended (the “Existing Lease”)
regarding the lease from County of certain real property in the Marina del Rey Small Craft
Harbor commonly known as Parcel No. 95S, as more particularly described in the Existing Lease
(the “Parcel 95S Premises”).

B. Lessee has succeeded to the Original Lessee’s right, title and interest as
lessee under the Existing Lease.

C. The term of the Existing Lease is currently scheduled to expire on May 31,
2028 (the “Existing Expiration Date™).

D. County and Lessee entered into an Option to Amend Lease Agreement
dated as of July 8, 2003 (as amended, the “Prior Option Agreement”), pursuant to which County
granted to Lessee an option (the “Prior Option”) to extend the term of the Existing Lease and to
add to the premises leased under the Existing Lease certain additional real property located
adjacent to the Parcel 95S Premises and commonly referred to as Parcel LLS (the “Parcel LLS
Premises”), on the terms and conditions set forth in such Prior Option Agreement. The Prior
Option expired without exercise by Lessee.

E. The Parcel 95S Premises and the Parcel LLS Premises are described in
Exhibit A attached to the Restated Lease (as defined in Section 1 of this Agreement) and are
collectively referred to herein and in the Restated Lease as the “Premises.”

F. Lessee has requested County, and County is willing, to grant Lessee a new
option to amend and restate the Existing Lease in its entirety upon the terms and conditions more
specifically set forth in this Agreement, including, without limitation, (i) an extension of the term
of the Existing Lease through May 31, 2056, (ii) the addition to the premises of the Parcel LLS
Premises, and (iii) the redevelopment of certain portions of the Premises and the renovation of
the improvements located on certain other portions of the Premises in accordance with the terms
and provisions of this Agreement.

AGREEMENT

NOW, THEREFORE, for good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, County and Lessee agree as follows:

1. Grant of Option. County hereby grants to Lessee an option (the “Option”) to
amend and restate the Existing Lease in its entirety upon the terms and conditions more
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specifically provided in this Agreement, including, without limitation (i) an extension of the term
of the Existing Lease through May 31, 2056, (ii) the addition to the premises of the Parcel LLS
Premises, and (iii) the redevelopment of certain portions of the Premises and the renovation of
the improvements located on certain other portions of the Premises in accordance with the terms
and provisions of this Agreement.. Such amended and restated lease shall be in the form of the
Amended and Restated Lease Agreement for Parcels 95S and LLS attached to this Agreement as
Exhibit A (the “Restated Lease™).

Lessee acknowledges and agrees that it did not exercise the Prior Option before its
expiration under the Prior Option Agreement and that accordingly the Prior Option has
terminated and Lessee has no further rights under the Prior Option Agreement. Lessee also
acknowledges that County has the right to retain the previous “Option Fee” and “Supplemental
Fee” paid by Lessee to County under the Prior Option Agreement and that such amounts shall
not be credited against the Option Fee to be paid by Lessee under this Agreement.
Notwithstanding the terms of Section 7 of the Prior Option Agreement, County and Lessee
hereby agree that the Existing Lease has not, and shall not, be amended in accordance with the
“Non-Exercise Amendment” referenced in Section 7 of the Prior Option Agreement. If,
however, the Option set forth in this Agreement is not exercised on or before the Option
Expiration Date (as defined in Section 2 below), then the terms and provisions of Section 7 of
this Agreement shall be applicable.

2. Option Term. The term of the Option (the “Option Term) shall commence on
the date of this Agreement and expire on that date (the “Option Expiration Date”) that is the
earlier of (a) sixty (60) days following the Conditions Satisfaction Date (as defined below), or (b)
the first anniversary of the date of this Agreement (the “Outside Expiration Date”). For purposes
hereof, the “Conditions Satisfaction Date” shall mean the first date upon which both of the
Option Conditions set forth in Section 3 below have been satisfied. For purposes of the
commencement of the sixty (60) day period set forth in clause (a) in the first sentence of this
Section 2, County shall not have the right to waive an Option Condition without the prior written
approval of Lessee.

If by the Outside Expiration Date set forth above in this Section 2 the Conditions
Satisfaction Date has not occurred, then upon written request of Lessee the Director of the
Department of Beaches and Harbors of the County (the “Director™) shall grant a six (6) month
extension of the Outside Expiration Date if the following conditions to such extension are
satisfied: (i) if Lessee has not satisfied the Entitlement Conditions (as defined in Section 3.1
below), Director determines in Director’s reasonably judgment that Lessee has proceeded with
best efforts to satisfy the Entitlement Conditions but has been delayed in doing so as a result of
delays beyond normal entitlement processing periods in the processing by the applicable
governmental authorities of Lessee’s applications for the Entitlements or the pendency of an
appeal, proceeding or litigation described in clauses (a) and (b) of Section 3.1 below, or delays
resulting from Unreasonable County Activity (as defined in Section 7.2 below) (collectively, an
“Entitlements Condition Delay™), (ii) if Lessee has satisfied the Entitlements Conditions but has
not satisfied the Project Financing Condition, Director determines in Director’s reasonable
judgment that Lessee has proceeded with best efforts to satisfy the Project Financing Condition,
and (iii) Lessee pays to County the sum of Sixty-Six Thousand Dollars $66,000.00) (the “Option
Term Extension Fee”). Director shall have no obligation to extend the Outside Expiration Date
in the case of a Lessee Default (as defined in Section 10.12 below) or if Lessee is in material
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breach or default of the Existing Lease after notice and the expiration of any cure period
applicable under the Existing Lease. If Director does not grant the above-described extension
based on Director’s determination that Lessee has not used its best efforts to satisfy the
Entitlements Conditions or Project Financing Condition, then Lessee shall have the right to
appeal such determination to the Board of Supervisors of County.

Notwithstanding the Outside Expiration Date set forth above in this Section 2, in the case
of the non-satisfaction of the Entitlements Condition, if Lessee’s inability to satisfy the
Entitlements Condition is caused by (1) a moratorium, temporary restraining order, injunction or
other court order which prohibits the issuance of the Entitlements and the entitlements for all
other similar projects in Marina del Rey on land leased from the County, or (ii) after the issuance
of the Entitlements, the continued pendency of an appeal, proceeding or litigation (including all
appeals of such litigation) brought by a third party unaffiliated with Lessee that contests the
issuance of the Entitlements, then as long as there is not a Lessee Default under this Agreement
and Lessee is not in material breach or default of the Existing Lease (after notice and the
expiration of any applicable cure period under the Existing Lease), the Outside Expiration Date
shall be extended until sixty (60) days following the cessation of such moratorium, temporary
restraining order, injunction or other court order, or the denial, dismissal or other resolution in
favor of the issuance of the Entitlements, of such appeal, proceeding or litigation that contested
the issuance of the Entitlements, as applicable; provided, however, that the Outside Expiration
Date shall in no event be extended beyond the second (2"%) anniversary of the date of this
Agreement.

3. Option Conditions. . In addition to any other requirements for exercise of the
Option set forth in this Agreement, the exercise by Lessee of the Option shall be subject to the
satisfaction of the following two conditions (the “Option Conditions™):

3.1 Lessee shall have received all discretionary planning and zoning land use
entitlements and approvals required to be obtained from governmental authorities (including the
County and the California Coastal Commission), for the construction of the Redevelopment
Work (as defined in Section 5.1 of the form of Restated Lease) on the Premises (collectively, the
“Entitlements”), and both (a) the Entitlements shall not be subject to further appeal, and (b) there
shall be no proceeding or litigation pending to appeal the issuance of the Entitlements, or to
enjoin or restrain the performance of the Redevelopment Work (not including any proceeding or
litigation brought by or on behalf of Lessee or any direct or indirect partner, shareholder or
member of, or any other person or entity affiliated with, or otherwise directly or indirectly
having an ownership interest in, Lessee), or if such a proceeding or litigation has been pending,
then a dismissal, decision or judgment shall have been issued in favor of the validity of the
Entitlements, which dismissal, decision or judgment shall not be subject to further appeal
(collectively, the “Entitlements Condition); and

3.2 Lessee shall have obtained Project Financing (as defined below) for the
Redevelopment Work (the *“Project Financing Condition”). For purposes of this Agreement,
“Project Financing” means a construction loan from an institutional lender or lenders, at an
interest rate or rates and on other terms that are commercially reasonable, in amounts that when
combined with Lessee’s equity is reasonably expected to provide sufficient funds to complete the
Redevelopment Work, all as approved by Director in accordance with the terms and provisions
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of Section 12.1 of the form of Restated Lease. If Lessee desires to fund the cost of the
Redevelopment Work entirely from Lessee equity, then upon demonstration by Lessee to the
reasonable satisfaction of Director of the availability of adequate equity funds, Lessee shall be
considered to have satisfied the condition of obtaining Project Financing set forth in this Section
3.2.

4, Exercise of Option. The Option shall be exercisable by Lessee only by Lessee’s
strict satisfaction on or before the Option Expiration Date of the following terms and conditions
(the “Exercise Requirements™): (a) Lessee shall notify County in writing of its exercise of the
Option (“Exercise Notice”); (b) Lessee shall accompany the Exercise Notice with (i) Lessee’s
execution and delivery to County of the Restated Lease with any additional terms provided in
this Agreement and any blank or bracketed terms set forth in Exhibit A hereto completed in
accordance with the terms and provisions of this Agreement; and (ii) payment of the amount, if
any, by which the Security Deposit required under Article 7 of the Restated Lease exceeds the
amount of the security deposit then maintained by Lessee with County pursuant to Section 7 of
the Existing Lease; (c) as of the date of Lessee’s delivery of the Exercise Notice there shall not
be a Lessee Default under this Agreement nor shall Lessee be in material breach or default under
the Existing Lease after notice from County and the expiration of any applicable cure period set
forth in the Existing Lease; (d) the Conditions Satisfaction Date shall have occurred and there
shall be no change in circumstances after the Conditions Satisfaction Date that causes the Option
Conditions to no longer continue to be satisfied; (e) Director shall have approved all plans,
specifications and other materials for the Redevelopment Work required to be submitted to
Director pursuant to Section 7.3 of this Agreement; and (f) Lessee shall deliver to the Director an
amendment to the existing Islands Restaurant lease that modifies the rent payable by the
sublessee under the Islands Restaurant lease in a manner reasonably acceptable to Director.
Lessee shall have the right to make its exercise of the Option conditioned upon the delivery by
County of leasehold title to the Parcel LLS Premises in the same condition as title existed to the
Parcel LLS Premises on the date of this Agreement, except for any new easements or matters
that do not (A) materially adversely affect Tenant’s rights or obligations under this Lease or (B)
materially increase the cost of the Redevelopment Work to be constructed by Lessee on the
Parcel LLS Premises or the operation or maintenance of the Parcel LLS Premises.

Upon Lessee’s proper and timely exercise of the Option, County shall execute and deliver
the Restated Lease as soon as reasonably possible thereafter, but, in any event not later than
forty-five (45) days following the date of Lessee’s exercise of the Option. The Effective Date of
the Restated Lease (as defined in the form of Restated Lease) shall be the date the Restated
Lease is executed and delivered by County, which date shall be inserted into page 1 of the
Restated Lease concurrent with County’s execution and delivery thereof. If Lessee’s Project
Financing is in a position to close within the above forty-five (45) day period County agrees to
cooperate with Lessee to effectuate a concurrent closing of the Project Financing and County’s
delivery of the Restated Lease such that the Effective Date of the Restated Lease is the same as
the date of the close of Lessee’s Project Financing; provided, however, in no event shall such
agreement to cooperate be interpreted to require County to delay the execution and delivery of
the Restated Lease beyond such forty-five (45) day period; and provided, further, that County
shall not be required to execute and deliver the Restated Lease unless within such forty-five (45)
day period Lessee continues to satisfy the Option Conditions and Lessee’s Project Financing is in
a position to close on or before the execution and delivery by County of the Restated Lease.
Notwithstanding the foregoing, Director shall have the authority in the exercise of Director’s
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good faith judgment, but not the obligation, to extend the forty-five (45) day period in which
Lessee is required to close Lessee’s Project Financing for up to an additional thirty (30) days.

The failure of Lessee’s Project Financing to close or Lessee’s continuing satisfaction of
the conditions to County’s required execution and delivery of the Lease during the above forty-
five (45) day period (as such period may be extended by Director pursuant to the last sentence of
the immediately preceding paragraph) shall not in and of itself cause a termination of the Option,
and, as long as the Option Term has not expired, Lessee shall have the continuing right to
subsequently re-exercise the Option during the remainder of the Option Term if Lessee once
again satisfies all conditions to such exercise, subject to Lessee causing the closing of the Project
Financing and the continued satisfaction of the conditions to County’s execution and delivery of
the Restated Lease during the forty-five (45) day period (as such period may be extended by
Director pursuant to the last sentence of the immediately preceding paragraph) following such
subsequent re-exercise of the Option, in accordance with the terms and provisions of this Section
4,

5. Option Fee/Extension Fee.

5.1  Option Fee. In consideration of County’s grant of the Option to Lessee,
Lessee shall pay to County concurrent with Lessee’s execution of this Agreement the sum of
One Hundred Thousand Dollars ($100,000.00) (the “Option Fee™). The Option Fee shall be non-
refundable, but shall be applied against the Extension Fee described below if Lessee exercises
the Option. The previous “Option Fee” and “Supplemental Fee” paid by Lessee pursuant to the
Prior Option Agreement shall remain non-refundable and shall not be applied against the Option
Fee or the Extension Fee under this Agreement.

5.2  Extension Fee. If Lessee exercises the Option, Lessee shall pay County an
extension fee in the amount of One Hundred Thousand Dollars ($100,000.00) (the “Extension
Fee”) to compensate County for the value of the lease extension set forth in the Restated Lease.
The Option Fee shall be applied against the Extension Fee such that no additional amount shall
be required to be paid for the Extension Fee as a condition to, or in connection with, Lessee’s
exercise of the Option

6. Entitlements and Plan Preparation During Option Term.

6.1  Obtaining Entitlements. During the Option Term, Lessee shall use its best
efforts to satisfy the Option Conditions as soon as possible. Such efforts shall include Lessee’s
expenditure of such funds, including, without limitation, application fees, travel costs,
architectural fees and consulting and lobbying fees, as reasonably necessary to expedite the
permit, license and other approval processes.

6.2  County Cooperation. In its proprietary capacity, the Department of
Beaches and Harbors of the County of Los Angeles (the “Department”) shall cooperate with and
assist Lessee, to the extent reasonably requested by Lessee, in Lessee’s efforts to obtain the
Entitlements. Such cooperative efforts may include the Department’s joinder in any application
for the Entitlements, where joinder therein by the Department is required or helpful; provided,
however, that Lessee shall reimburse County for the Actual Costs (as defined in the form of
Restated Lease) incurred by the Department in connection with such joinder or cooperative

efforts. Notwithstanding any contrary provision of this Agreement, Lessee and County
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acknowledge that the approvals given by County under this Agreement and/or the Restated
Lease shall be approvals pursuant to its authority under Section 25536 or 25907 of the California
Government Code and given in its proprietary capacity; that approvals given under this
Agreement and/or the Restated Lease in no way release Lessee from obtaining, at Lessee’s
expense, all permits, licenses and other approvals required by law for the construction of the
Redevelopment Work and operation and other use of the Premises and Improvements; and that
the Department’s duty to cooperate and County’s approvals under this Agreement and/or the
Restated Lease do not in any way modify or limit the exercise of County’s governmental
functions or decisions as distinct from its proprietary functions pursuant to this Agreement
and/or the Restated Lease.

For the purposes of this Agreement, “Unreasonable County Activity” means any
of the following actions (or inactions) that occur after the date of this Agreement and prior to the
expiration of the Option Term: (i) the Department’s failure to provide required County joinder,
if any, as fee title owner of the Premises, in Lessee’s submittal to the applicable governmental
agency of the Final Plans and Specifications (as defined in Section 5.3 of the Restated Lease) for
the Redevelopment Work that are approved by the Department; or (ii) the Department’s failure
to take such other actions, at no cost or expense to County, in its proprietary capacity, that are
reasonably requested by Lessee and which are necessary for Lessee to proceed with the
permitting and approval process, or the taking by the Department of actions in its proprietary
capacity, without Lessee’s consent, which are in conflict with Lessee’s rights and obligations
under this Agreement and actually delay the receipt of the Entitlements; or (iii) the Department’s
failure to comply with the time periods imposed upon the Department under Section 6.3 below,
except in the case (if any) where a failure of the Department to notify Lessee of its approval or
disapproval of a matter constitutes County’s deemed approval of such matter, or constitutes
County’s deemed disapproval of such matter and County’s disapproval of such matter is
authorized under the circumstances. Nothing contained in this Section 6.2 or the other
provisions of this Agreement shall be construed as obliging the Department or the County to
support proposals, issue permits, or otherwise act in a manner inconsistent with County’s actions
under its regulatory powers. It shall not be Unreasonable County Activity if County fails to
accelerate the County’s customary regulatory permit or approval process. No action or inaction
shall constitute Unreasonable County Activity unless and until all of the following procedures
and requirements have been satisfied:

@ Within a reasonable time under the circumstances, Lessee must
notify Director in writing of the specific conduct comprising the alleged Unreasonable County
Activity, and the next opportunity, if any, for County to rectify such alleged conduct. If Lessee
fails to notify Director in writing as specified in the immediately preceding sentence within five
(5) days following Lessee’s discovery of the alleged Unreasonable County Activity, then
notwithstanding any contrary provision of this Section 6.2, in no event shall Lessee be entitled to
any extension of the Option Term for any period of the delay under this Section 6.2 that occurred
prior to the date of Lessee’s notice described in this paragraph (a).

(b) Within seven (7) days following receipt of the notice alleging
Unreasonable County Activity, Director shall meet with Lessee or its authorized representative
in order to determine whether Unreasonable County Activity has occurred and, if so, how such
Unreasonable County Activity can be rectified and the duration of the delay caused by such
Unreasonable County Activity. If Director determines that Unreasonable County Activity has
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occurred and that County can and will take rectifying action, then the amount of delay under this
Section 6.2 for the Unreasonable County Activity shall equal the actual amount of delay in the
receipt of the Entitlements directly caused by the Unreasonable County Activity. If Director
determines that Unreasonable County Activity has occurred, but that County cannot take
rectifying action (or if the proposed rectifying action will not produce the results desired by
Lessee), then Lessee and Director shall establish the length of the delay in the receipt of the
Entitlements likely to be caused by the Unreasonable County Activity.

(©) If, within fourteen (14) days following receipt of Lessee’s notice
alleging Unreasonable County Activity, Director and Lessee have not agreed in writing as to
whether delay in the receipt of the Entitlements due to Unreasonable County Activity has
occurred or the length of such delay, then the matter shall be referred to the Board of Supervisors
of the County for such determination.

6.3  Plans and Specifications for Redevelopment Work. The Redevelopment
Work shall be constructed by Lessee in accordance with and subject to the terms and provisions
of Article 5 of the Restated Lease. The requirements of Article 5 of the Restated Lease include,
without limitation, the obligation of Lessee to prepare and submit to the Director for the
Director’s approval certain plans, specifications, construction cost estimates and other materials
pertaining to the Redevelopment Work, as set forth in more detail in Section 5.3 of the Restated
Lease. The procedure for the preparation, submittal and approval of the plans, specifications,
construction cost estimates and other materials shall generally proceed in accordance with the
terms and provisions of the Restated Lease, except that during the period commencing on the
date of this Agreement and expiring on the earlier of Lessee’s exercise of the Option or the
Option Expiration Date, Lessee shall prepare and submit to Director for Director’s approval, any
portions of the plans, specifications and other materials described in Section 5.3 of the form of
Restated Lease that are required to be submitted to governmental authorities (including the
County, the Design Control Board and the California Coastal Commission) in connection with
Lessee’s applications for or receipt of the Entitlements for the Redevelopment Work. Lessee
shall accompany such plans, specifications and other materials with the construction cost
estimates described in Section 5.3 of the form of Restated Lease, as applicable. The standards
and time periods for Director’s review and approval of the materials submitted by Lessee
pursuant to this Section 6.3 shall be in accordance with the terms and provisions of Section 5.3
of the form of Restated Lease, which terms and provisions are hereby incorporated into this
Agreement by reference. Such plans, specifications and other materials shall be prepared and
submitted to Director by Lessee in accordance with a schedule which shall facilitate Lessee’s
satisfaction of all conditions precedent to the exercise of the Option on or before the Option
Expiration Date. In addition to the plans, specifications and materials required to be submitted
by Lessee to Director pursuant to this Section 6.3, Lessee shall have the right, at its election, but
not the obligation, to deliver to Director, for Director’s approval, additional plans, specifications
and materials pertaining to the Redevelopment Work. Director shall notify Lessee of its
approval or disapproval of such additional plans, specifications and materials within the time
frames and in accordance with the requirements of Section 5.3 of the form of Restated Lease.
Notwithstanding the foregoing, County acknowledges that prior to the date of this Agreement
Director has reviewed and approved the schematic plans and narrative description of the
Redevelopment Work required under Subsection 5.3.1 of the Restated Lease. Such approved
schematic plans and narrative description of the Redevelopment Work are set forth or referenced
in the Redevelopment Plan attached as Exhibit B to the Restated Lease.
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7. Non-Exercise Lease Amendment. If Lessee does not exercise the Option on or
before the Option Expiration Date (or the Option is not exercisable by the Option Expiration
Date), then (a) the Option shall automatically terminate, and (b) at County’s election by written
notice from Director to Lessee, the Existing Lease shall be considered to be (or to have been)
automatically amended effective as of the Option Expiration Date (the “Effective Amendment
Date”) as follows (the “Non-Exercise Amendment”):

(i) amend and restate Sections 11 through 15 of the Existing Lease in full in
accordance with all of the terms and provisions of Sections 4.1 through 4.5 of the
Restated Lease, except for the following modifications:

(A) the second, third and fourth paragraphs of Subsection 4.2.1 of the
Restated Lease shall be deleted and replaced with the following: “During the period from
the Effective Amendment Date through the first December 31 day following the third
(3“’) anniversary of the Effective Amendment Date, the Annual Minimum Rent shall be
equal to the greater of (a) seventy-five percent (75%) of the average total annual square
foot rental and percentage rentals which were payable by Lessee under this Lease during
the three (3) year period immediately preceding the Effective Amendment Date, or (b)
$172,500. As of the date immediately following the period described in the immediately
preceding sentence (the “First Adjustment Date”) and thereafter during the remainder of
the Term, the Annual Minimum Rent shall be adjusted in accordance with the terms and
provisions of Sections 4.3 and 4.4 below.”;

(B) the second and third paragraphs of Subsection 4.2.2 of the Restated
Lease shall be deleted and replaced with the following: “Effective on and continuing after
the Effective Amendment Date, “Percentage Rent” shall mean sixteen percent (16%) of
all Gross Receipts from the Premises;

(C) Subsection 4.2.2.3 and all references in the Restated Lease to
“Gross Sales” shall be deleted,;

(D) Subsection 4.2.3 of the Restated Lease shall be deleted;
(if) add Article 16 of the Restated Lease to the Existing Lease;

(iii) amend and restate Section 7 of the Existing Lease in full in accordance with
Article 7 of the Restated Lease;

(iv) amend and restate Sections 8 and 10 of the Existing Lease in accordance
with Sections 5.3, 5.4, 5.7, 5.8, 5.9 and 5.10 of the Restated Lease, except that all references to
the “Redevelopment Work” and the “Subsequent Renovation” shall be deleted and the terms and
conditions of such Sections shall be applicable only to “Alterations;

(v) amend and restate Section 18 of the Existing Lease in full in accordance with
Sections 2.2 and 2.3 of the Restated Lease;

(vi) amend and restate Section 22 of the Existing Lease in full in accordance with
Article 11 (excepting Subsections 11.2.4 and 11.2.5) and Article 12 (excepting Sections 12.3.6
and 12.12) of the form of Restated Lease;
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(vii) amend Section 26 of the Existing Lease to adjust the amount and scope of
commercial general liability, automobile liability, garagekeeper’s legal liability, workers
compensation and employer’s liability insurance coverage required to be carried by Lessee to
equal the amounts and coverages set forth in subsections 9.1.1, 9.1.2 and 9.1.3 of the Restated
Lease, to add to Section 26 of the Existing Lease the provisions of Subsection 9.1.6 of the form
of Restated Lease, and to add to Section 26 of the Existing Lease the provisions of Section 9.6 of
the Restated Lease;

(viii) amend and restate Sections 30, 31 and 32 of the Existing Lease in full in
accordance with Article 14 of the Restated Lease;

(ix) add Sections 4.6 through 4.8 of the Restated Lease to the Existing Lease;

(x) add Section 10.3 and Section 10.4 of the form of Restated Lease to the
Existing Lease (for purposes hereof, the reference in Section 10.4 of the form of Restated Lease
to “Sections 10.1 through 10.3 above” shall mean and refer to Section 35 of the Existing Lease,
as amended); and

(xi) the definitions of capitalized terms used in the Restated Lease are
incorporated into the Existing Lease to the extent such terms are used in this Non-Exercise
Amendment pursuant to clauses (i) through (viii) above.

For purposes of the Non-Exercise Amendment, all references in the Restated Lease to the
“Effective Date” shall mean and refer to the Effective Amendment Date set forth above.

8. Changes of Ownership and Financing Events During the Option Term. As
additional consideration for the grant of the Option, Lessee agrees that terms and
provisions similar to those set forth in Sections 4.6 through 4.8 of the Restated Lease (as
modified and set forth in Sections 8.1 through 8.4 below) pertaining to Changes of
Ownership and Financing Events (as such terms are defined in the Restated Lease) shall
be applicable to the Existing Lease during the Option Term. Upon the expiration of the
Option Term without exercise of the Option, this Section 8 shall remain in effect until the
execution of the Non-Exercise Amendment and upon execution of the Non-Exercise
Amendment this Section 8 shall terminate. If the Option is exercised, then commencing
after the Effective Date of the Restated Lease this Section 8 shall terminate and the terms
and provisions of the Restated Lease shall control with respect to any Changes of
Ownership or Financing Events that occur after the Effective Date of the Restated Lease.
If a Change in Ownership or Financing Event occurs concurrent with the execution and
delivery of the Restated Lease, then the terms and provisions of this Section 8 shall
control with respect to such Change of Ownership or Financing Event and for purposes of
the application of this Section 8, such Change of Ownership or Financing Event shall be
considered to have occurred under the Existing Lease (as opposed to under the Restated
Lease). Any capitalized terms set forth in Sections 8.1 through 8.4 below that are not
defined in this Agreement shall have the same meanings given to such terms in the
Restated Lease.

8.1  Changes of Ownership and Financing Events. Except as otherwise
provided in this Section 8.1, each time during the period during which this Section 8 is in effect
Lessee proposes either (a) a Change of Ownership (that is not an Excluded Transfer) or (b) a
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Financing Event, County shall be paid (1) an Administrative Charge equal to the Actual Cost
incurred by County in connection with its review and processing of said Change of Ownership or
Financing Event (“Administrative Charge”), and (2) a Net Proceeds Share, in the event such
Change of Ownership or Financing Event is consummated. “Net Proceeds Share” shall mean the
applicable amount determined pursuant to Section 8.3 below. Changes of Ownership and
Financing Events are further subject to County approval as and to the extent required under the
Existing Lease.

8.1.1 Change of Ownership. “Change of Ownership” shall mean (a) any
transfer by Lessee of a five percent (5%) or greater direct ownership interest in the
Existing Lease, (b) the execution by Lessee of a Major Sublease or the transfer by the
Major Sublessee under a Major Sublease of a five percent (5%) or greater direct
ownership interest in such Major Sublease, (c) any transaction or series of related
transactions not described in subsections 8.1.1(a) or (b) which constitute an Aggregate
Transfer of fifty percent (50%) or more of the beneficial interests in Lessee or a Major
Sublessee, or (d) a Change of Control (as defined below) of Lessee or a Major Sublessee.
For the purposes of this Lease, “Change of Control” shall refer to a transaction whereby
the transferee acquires a beneficial interest in Lessee or a Major Sublessee which brings
its cumulative beneficial interest in Lessee or a Major Sublessee, as applicable, to greater
than fifty percent (50%).

8.1.2 Excluded Transfers. Notwithstanding anything to the contrary contained
in this Lease, Changes of Ownership resulting from the following transfers (“Excluded
Transfers™) shall not be deemed to create an obligation to pay County a Net Proceeds
Share:

8.1.2.1 atransfer by any direct or indirect partner, shareholder or
member of Lessee (or of a limited partnership, corporation or limited liability
company that is a direct or indirect owner in Lessee’s ownership structure) as of the
date of this Agreement, to any other direct or indirect partner, shareholder or member
of Lessee (or of a limited partnership, corporation or limited liability company that is
a direct or indirect owner in Lessee’s ownership structure) as of the date of this
Agreement, including in each case to or from a trust for the benefit of the immediate
family (as defined in Subsection 8.1.2.3 below) of any direct or indirect partner,
shareholder or member of Lessee who is an individual;

8.1.2.2 atransfer to a spouse in connection with a property settlement
agreement or decree of dissolution of marriage or legal separation, as long as such
transfer does not result in a Change of Control of Lessee or a change in the managing
member or general partner of Lessee;

8.1.2.3 atransfer of ownership interests in Lessee or in constituent
entities of Lessee (i) to a member of the immediate family of the transferor (which
shall be limited to the transferor’s spouse, children, parents, siblings and
grandchildren), (ii) to a trust for the benefit of a member of the immediate family of
the transferor, or (iii) from such a trust or any trust that is an owner in a constituent
entity of Lessee as of the date of this Agreement, to the settlor or beneficiaries of such
trust or to one or more other trusts created by or for the benefit of any of the
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foregoing persons, whether any such transfer described in this Subsection 8.1.2.3 is
the result of gift, devise, intestate succession or operation of law;

8.1.2.4 atransfer of a beneficial interest resulting from public trading in
the stock or securities of an entity, where such entity is a corporation or other entity
whose stock (or securities) is (are) traded publicly on a national stock exchange or
traded in the over-the-counter market and whose price is regularly quoted in
recognized national quotation services;

8.1.2.5 amere change in the form, method or status of ownership, as
long as there is no change in the actual beneficial ownership of the Existing Lease,
Lessee or a Major Sublease, and such transfer does not involve an intent to avoid
Lessee’s obligations under this Section 8 with respect to a Change of Ownership;

8.1.2.6 any transfer resulting from a Condemnation by County; or

8.1.2.7 aforeclosure of the “Deed of Trust” referenced in the Lender
Consent attached to this Agreement or a voluntary conveyance of Lessee’s leasehold
interest under the Existing Lease to the Encumbrance Holder (or its affiliate) of such
Deed of Trust in lieu of such foreclosure.

8.1.3 Aqggregate Transfer. “Aggregate Transfer” shall refer to the total
percentage of the shares of stock, partnership interests, membership interests or any other
equity interests (which constitute beneficial interests in Lessee or a Major Sublessee, as
applicable) transferred or assigned in one transaction or a series of related transactions
(other than those enumerated in Subsection 8.1.2) occurring since the later of (a) the date
of this Agreement, (b) the execution by Lessee of a Major Sublease, or (c) the most
recent Change of Ownership upon which an Administrative Charge was paid to County;
provided, however, that there shall be no double counting of successive transfers of the
same interest in the case of a transaction or series of related transactions involving
successive transfers of the same interest. Isolated and unrelated transfers shall not be
treated as a series of related transactions for purposes of the definition of Aggregate
Transfer.

8.1.4 Beneficial Interest. As used in this Lease, “beneficial interest” shall refer
to the ultimate direct or indirect ownership interests in Lessee (or a Major Sublessee, as
applicable), regardless of the form of ownership and regardless of whether such interests
are owned directly or through one or more layers of constituent partnerships,
corporations, limited liability companies or trusts.

8.1.4.1 Interests Held By Entities. Except as otherwise provided herein,
an interest in Lessee, the Existing Lease or a Major Sublease held or owned by a
partnership, limited liability company, corporation or other entity shall be treated as
owned by the partners, members, shareholders or other equity holders of such entity
in proportion to their respective equity interests, determined by reference to the
relative values of the interests of all partners, members, shareholders or other equity
holders in such entity. Where more than one layer of entities exists between Lessee
or a Major Sublessee, as applicable, and the ultimate owners, then the foregoing
sentence shall be applied successively to each such entity in order to determine the
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ownership of the beneficial interests in Lessee, the Existing Lease or a Major
Sublease, as appropriate, and any transfers thereof. Notwithstanding any contrary
provision hereof, no limited partner, member or shareholder having a direct or
indirect ownership interest in Lessee or a Major Sublease shall have any liability to
County under this Lease.

8.1.4.2 Ownership of Multiple Assets. The proceeds of any event
constituting or giving rise to a Change of Ownership shall be apportioned to the
Existing Lease or a Major Sublease, whichever is applicable, and to any other assets
transferred in the same transaction in proportion to the relative fair market values of
the respective assets transferred. The Net Proceeds Share shall be calculated only by
reference to the amount of such proceeds apportioned to the Existing Lease, a Major
Sublease or the beneficial interests therein, as applicable.

8.2  Calculation and Payment. A deposit of Fifteen Thousand Dollars ($15,000)
toward the Administrative Charge shall be due and payable upon Lessee’s notification to County
of the proposed Change of Ownership (other than an Excluded Transfer) or Financing Event and
request for County’s approval thereof. If the transaction is approved, the balance of the
Administrative Charge, if any, and the Net Proceeds Share shall be due and payable concurrently
with the consummation of the transaction constituting the Change of Ownership (other than an
Excluded Transfer) or Financing Event giving rise to the obligation to pay such fee, regardless of
whether or not money is transferred by the parties in connection with such consummation. If
County disapproves the proposed transaction then, within thirty (30) days after notice of its
disapproval, County shall deliver to Lessee a written notice setting forth the Administrative
Charge, together with a refund of the amount, if any, of the deposit in excess of the
Administrative Charge otherwise allowable under Section 8.1. In the event that the
Administrative Charge exceeds the deposit, then Lessee shall pay County the balance of the
Administrative Charge otherwise allowable under Section 8.1 within thirty (30) days after receipt
of the notice from County setting forth the Administrative Charge and any supporting
documentation reasonably requested by Lessee within five (5) business days after its receipt of
such notice. Together with its request for County approval of the proposed transaction, Lessee, a
Major Sublessee or the holder of a beneficial interest in the Existing Lease or a Major Sublease,
as applicable, shall present to County its calculation of the Net Proceeds Share (if any)
anticipated to be derived therefrom, which shall include the adjustment to Improvement Costs, if
any, which may result from the payment of such Net Proceeds Share (“Calculation Notice”).
Each Calculation Notice shall contain such detail as may be reasonably requested by County to
verify the calculation of the Net Proceeds Share. Within thirty (30) days after the receipt of the
Calculation Notice and all information or data reasonably necessary for County to verify the
calculations within the Calculation Notice, County shall notify the party giving the Calculation
Notice as to County’s agreement or disagreement with the amount of the Net Proceeds Share set
forth therein or the related adjustment of Improvement Costs, if any. If County disagrees with
the amounts set forth in the Calculation Notice, County shall provide Lessee with the reason or
reasons for such disagreement. Failing mutual agreement within thirty (30) days after the
expiration of County’s thirty (30) day review period, the dispute shall be resolved by arbitration
in accordance with the terms and provisions set forth in Article 16 of the Restated Lease in the
manner prescribed therein for the resolution of disputes concerning Fair Market Rental Value. In
the event County approves a Change of Ownership or Financing Event but a dispute exists as to
the Net Proceeds Share in respect thereof or the related adjustment, if any, in Improvement
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Costs, then the transaction may be consummated after County has disapproved Lessee’s
Calculation Notice; provided, however, that (i) Lessee shall remit to County as otherwise
required hereunder the undisputed portion of the Net Proceeds Share and (ii) Lessee shall deposit
the disputed portion of the Net Proceeds Share into an interest bearing escrow account at the
closing of the transaction, which portion shall be distributed in accordance with the arbitration of
the dispute pursuant to the terms and provisions set forth in Article 16 of the Restated Lease, in
the manner prescribed therein for the resolution of disputes concerning Fair Market Rental
Value.

8.2.1 Transfer of Less Than Entire Interest. Where a Change of Ownership has
occurred by reason of the transfer of less than all of an owner’s beneficial interest in
Lessee or a Major Sublessee, the Net Proceeds Share shall be due and payable with
respect to those portions of such beneficial interest that have been acquired by the
transferee since the latest of (a) the date of this Agreement, or (b) the date of the most
recent event creating Lessee’s obligation to pay a Net Proceeds Share (including without
limitation an approval by County of a transfer at a price which falls below the threshold
for paying a Net Proceeds Share) with respect to the Existing Lease, a Major Sublease or
a Change of Ownership that included a transfer of the beneficial interest that is the
subject of the current transfer.

8.2.2 Purchase Money Notes. If the transferor of an interest accepts a note
made by the transferee of such interest in payment of all or a portion of the acquisition
cost (a “Purchase Money Note”), such note shall be valued at its face amount; provided
that if the interest rate on such Purchase Money Note is in excess of a market rate, then
the value of such note shall be increased to reflect such above-market rate. Any disputes
between County and Lessee as to whether the interest rate on a Purchase Money Note is
in excess of a market rate or with respect to the valuation of a Purchase Money Note with
an above-market rate of interest, shall be settled by arbitration pursuant to the terms and
provisions set forth in Article 16 of the Restated Lease.

8.2.3 Obligation to Pay Net Proceeds Share and Administrative Charge. With
respect to a Change of Ownership giving rise to the Administrative Charge and Net
Proceeds Share, the obligation to pay the Administrative Charge and Net Proceeds Share
shall be the obligation of Lessee, and in the case in which the identity of the Lessee
changes with the transfer, shall be the joint and several obligation of both the Lessee
entity prior to the transfer and the Lessee entity after the transfer. In the event that the
Administrative Charge or Net Proceeds Share is not paid when due with respect to the
beneficial interest in the Existing Lease, then such failure shall constitute a default by
Lessee under the Existing Lease and County shall have the remedies applicable under the
Existing Lease for a default by Lessee under the Existing Lease.

8.3  Net Proceeds Share. In the event of a Change of Ownership, the “Net Proceeds
Share” shall be the amount by which the greater of the following exceeds the Administrative
Charge paid by Lessee to County in connection with such Change of Ownership: (a) the lesser of
(i) the Net Transfer Proceeds from such Change of Ownership, or (ii) five percent (5%) of the
Gross Transfer Proceeds from such Change of Ownership; or (b) twenty percent (20%) of the Net
Transfer Proceeds from such Change of Ownership.
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“Gross Transfer Proceeds” shall mean an amount equal to the gross sale or transfer
proceeds and other consideration given for the interests transferred (but in the case of a transfer to
a party affiliated with or otherwise related to the transferor which constitutes a Change of
Ownership that is not an Excluded Transfer, such consideration shall in no event be deemed to be
less than the fair value of the interests transferred; if Lessee and County are unable to agree upon
such fair value, then the matter shall be determined pursuant to Article 16).

With respect to a Financing Event, the “Net Proceeds Share” shall be the amount (if any)
by which (I) twenty percent (20%) of the Net Refinancing Proceeds from such Financing Event
exceeds (I1) the Administrative Charge paid by Lessee to County in connection with the
transaction. Notwithstanding the foregoing, in connection with any Financing Event used to fund
the cost of the acquisition of an Ownership Interest in Lessee that constitutes an Excluded
Transfer, if such Financing Event is secured by the Ownership Interest that is transferred, then the
Net Refinancing Proceeds from such Financing Event shall not include the portion of the proceeds
of such Financing Event used to fund the acquisition cost of such Ownership Interest.

Notwithstanding any contrary provision of this Section 8.3, in the calculation of Net
Transfer Proceeds and Net Refinancing Proceeds derived from a Change of Ownership or
Financing Event, as applicable, pursuant to the remaining provisions of Section 5.3 below, there
shall be no duplication of any amounts to be subtracted from Gross Transfer Proceeds or the
gross principal amount of any Financing Event (as applicable), even if a particular amount
qualifies for subtraction under more than one category.

8.3.1 Transaction by Existing Lessee. In the case of a transfer by or with
respect to the existing Lessee that executed this Agreement (as opposed to a transfer by a
successor or assignee of Lessee, which is addressed in Subsection 8.3.2 below)
constituting a Change of Ownership for which a Net Proceeds Share is payable, “Net
Transfer Proceeds” shall mean the Gross Transfer Proceeds from the transfer, less the
following costs with respect to Lessee (but not its successors or assignees):

8.3.1.1 The sum of (a) Four Million Dollars ($4,000,000.00), plus (b) the
amount of the Option Fee and any Option Term Extension Fee paid by Lessee under
this Agreement, plus (c) actual out-of-pocket costs incurred by Lessee for its third
party consultants and attorneys in connection with the negotiation and consummation
of this Agreement and the Restated Lease, plus (d) the Actual Costs reimbursed by
Lessee to County in connection with the negotiation and consummation of this
Agreement and the Restated Lease (the sum of the amounts in (a), (b), (c) and (d) are
referred to as the “Base Value”), plus (e) the final actual out-of-pocket design,
permitting, entitlement and construction costs paid by Lessee in connection with
physical capital Improvements or Alterations to the Premises constructed by Lessee
after the date of this Agreement and prior to the date of the transfer, in compliance
with the Existing Lease, which costs have been submitted to County within ninety
(90) days after the completion of such Improvements (or in the case of phased
constru