
CITY OF LONG BEACH R-17
DEPARTMENT OF DEVELOPMENT SERVICES

333 West Ocean Blvd., 3'd Floor, Long Beach, CA 90802 (562) 570-5237

March 4, 2014

HONORABLE MAYOR AND CITY COUNCIL
City of Long Beach
California

RECOMMENDATION:

Receive and file a presentation by members of the University of Southern
California Lusk Center for the winning entry in the 2013 National Association for
Industrial and Office Parks (NAIOP) Southern California Real Estate Challenge for
the Seaport Marina Hotel site at 2nd Street and Pacific Coast Highway. (District 3)

DISCUSSION

On January 14, 2014, the City Council requested a presentation by the winning team ofthe
2013 National Association for Industrial and Office Park Southern California Real Estate
Challenge.

The National Association for Industrial and Office Parks (NAIOP) is a leading professional
association in the field of commercial real estate development. Each year, the Southern
California chapter of NAIOP sponsors a real estate competition where top graduate teams
from the Ziman Center for Real Estate at UCLA's Anderson School of Business and the
Lusk Center at USC's Marshall School of Business and Price School of Public Policy
compete against each other to design a financially feasible project for a high profile real
estate site. The winning team earns bragging rights and the right to house the
competition's trophy, the Silver Shovel, for the coming year.

The 2013 challenge focused on the 11-acre Seaport Marina site at the intersection of 2nd

Street and Pacific Coast Highway. In the NAIOP competition, the students were asked to
present the highest and best use for the site, taking into consideration local land use
regulations, financial feasibility, and market feasibility. The winning proposal by USC,
named Belmont Yards, suggested a mixed-use project for the site, including a hotel,
residential apartments and retail and restaurant uses.

The USC team consisted of Stephen Anderson, Daniel Bertao, Nickolas D'Argenzio,
Matthew Keipper and Christian Santos.

This matter was reviewed by Deputy City Attorney Gary Anderson and by Budget
Management Officer Victoria Bell on February 21, 2014.
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TIMING CONSIDERATIONS

City Council action on this matter is not time critical.

FISCAL IMPACT

There is no fiscal impact or local job impact as a result of the recommended action.

SUGGESTED ACTION:

Approve recommendation.

Respectfully submitted,

Y . BODEK, AICP
01 ECTOR OF DEVELOPMENT SERVICES

AJB
P:\ExOfc\CC\2014\3.04.14 NAIOP challenge Belmont Yards.doc

Attachments: Exhibit A - January 14, 2014 City Council letter
Exhibit B - Belmont Yards Proposal

APPROVED:
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Councilwoman Gerrie Schipske, RNP/'JD/.'Ftfth District
, 'I'

To: HONORABLEMAYORAND MEMBERSOFTHECITYCOUNCIL

From: Councilwoman Gerrie Schipske, Fifth District9Y

Date: January 14, 2014

Subject: AGENDA ITEM: Presentation on Results of 2013 NAIOPSouthern California Real
Estate Challenge - Belmont Yards Proposal for 2nd and Pacific Coast Highway

Background: According to NAIOP, 2013 marked the sixteenth year of the UCLAvs. USCReal Estate Challenge
sponsored by the NAIOP, the Commercial Real Estate Development Association. Top graduate student teams from
the Ziman Center for Real Estate at UCLA'sAnderson School of Businessand the LuskCenter at USC'sMarshall
School of Businessand Price School of Public Policy met to match creativity and real estate knowledge on a unique
real estate site.

The 2013 subject site is the ll-acre location at the corner of Pacific Coast Highway and Second Street that has the
potential to be one of the greatest development opportunities in the City of Long Beach. It is located at one of the
busiest and more visible intersections in Long Beach. The site is the current location of the SeaPort Marina Hotel.
The student teams developed the best land use, density, and building mass for the site as well as determine how
the site can serve as a vital entry statement for the City of Long Beach.

One group of students produced '(Belmont Yards" an "11 acre, multi-use development poised to become the next
iconic waterfront neighborhood, exemplifying the health, sustainable, coastal lifestyle sought out by visitors,
citizens and government alike and creating a vibrant pedestrian district linked to the water." The plan recognizes
the constraints and the sensitivities of SEADIPand addresses this on a dual track approval process.

The plan includes:
• A new link between the Marina and the corner of PCHand 2nd Street.
• A new link between adjacent retail centers.
• Ample active outdoor space.
• Street improvements and traffic mitigation.
• A culinary driven marina.
• A rate multifamily development.
• A waterside boutique hotel experience.
• An attempt to fill the retail voice.
• A Long Beach Gateway at the entrance.

Obviously, the owner of the property, the City and the Coastal Commission would have to approve this plan. But
for one council meeting, let's imagine what this exciting, innovative, and creative plan offers Long Beach.

Recommendation: Bymotion of the City Council, request the City Manager to arrange a presentation by the
winning team of the 2013 NAIOPSouthern California Real Estate Challenge.

Fiscal Impact: None.
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long-term

econom
ic

benefits.
The

ow
ner

w
ants

you
to

provide
a

proposal
that

dem
onstrates

the
highest

and
best

use
of

the
property

based
on

a
sound

realestate
feasibility

analysis.
The

ow
ner

is
interested

in
a

proposal
that

not
only

supports
his/her

goals
but

also
the

goals
of

the
nearby

residents,
the

com
m

unity
and

the
long

term
planning

goals
of

the
C

ity
of

Long
B
each

and
the

C
oastal

C
om

m
ission.

P
lease

include/describe
the

follow
ing

factors
in

your
plan:

The
use(s)

and
scope

ofthe
project

including
a

m
arket

feasibility
analysis

to
support

target
dem

and
in

term
s

of
user

types,
dem

ographics,
size,

parking
and

any
other

im
portant

characteristics.

A
n

econom
ic

pro
form

a
analysis

w
ith

supportable
and

auditable
underw

riting
assum

ptions
including:

a
developm

ent
schedule,

contributed
land

value,
all

developm
ent

costs,
incom

e
and

operating
expenses,

debt
and

equity
structure,

and
exit

cap
rate.

A
general

description
of

the
design

of
the

project
including

density,
site

plan,
conceptual

elevations,
parking

requirem
ents,

m
ix

ofuses,
open

space,
setbacks,

etc.

C
onsider

how
the

scope
of

your
proposed

project
w

illim
pact

the
need

for
environm

ental
review

(E
IR

,M
itigated

N
egative

D
eclaration

or
other.)

C
onsider

the
trade-off

betw
een

project
scope

and
the

chance
of

E
IR

challenges.

D
escribe

how
your

project
w

ill
fit

w
ith

the
character

of
the

com
m

unity,
contribute

public
space

and
provide

for
accessibility,

highlight
the

nearby
natural

physical
assets

(w
etlands),

enhance
the

sustainable
nature

of
the

area,
im

prove
the

quality
of

life
of

its
residents,

and
m

axim
ize

the
value

of
the

subject
and

surrounding
properties.

S
uggestions

of
how

city/county
provided

im
provem

ents
to

streetscapes,
traffic

lanes
and

overall
infrastructure

can
enhance

your
proposal

and
the

overall
area.

S
uggestions

on
how

the
city

could
provide

incentives
to

im
prove

the
feasibility

of
the

project.

S
uggestions

regarding
variances

to
the

existing
zoning,

S
E
A
D

IP
plans,and

regulatory
fram

ew
ork

w
hich

m
ight

involve
larger

scaled
buildings,

reductions
in

parking
or

other
suggestions,

understanding
that

there
m

ust
be

a
public

process
for

their
approval.

Justify
w

hy
C

ity
C

ouncilor
the

C
oastal

C
om

m
ission

w
illsupport

your
variances.

A
n

argum
ent

about
w

hy
the

end
user(s)

w
ould

be
interested

in
your

project
at

this
location

w
hen

com
pared

to
sim

ilar
projects

atalternative
locations.

Long
B
each

has
an

upcom
ing

M
ayoral

election
next

year,
A
pril

2014.
8

candidates
are

running
for

the
position.

O
ne

of
the

candidates,
current

councilm
em

ber
R

obert
G

arcia
said,

"w
hy

does
Long

B
each

have
to

alw
ays

settle?
Think

B
IG

ideas
for

Long
B
each."

S
o

apply
his

B
IG

idea
thinking.

W
hat

is
your

V
IS

IO
N

for
this

am
azing

site?

A
S
$_U

.M
P
TIO

N
S

In
preparing

your
proposal,

you
m

ay
m

ake
the

follow
ing

assum
ptions:

The
properties

are
in

"as-is"
condition;

the
existing

structures
can

rem
ain

or
be

replaced.
R

em
oval

ofany
existing

structures
im

provem
ents

should
be

accounted
for

in
your

analysis.

•
A
lloffsite

utilities
are

assum
ed

to
be

in
place

and
are

connected
to

the
curb

along
the

m
ain

roadw
ay.

•
The

property
is

environm
entally

clean
and

requires
no

rem
ediation.

•
The

hotel
is

ow
ned

and
controlled

by
the

sam
e

entity
that

ow
ns

the
land.

The
hotel

is
operational

and
does

generate
cash

flow
.

H
ow

ever,
there

are
no

long
term

obligations
related

to
the

hotel
and

operations
could

be
w

ound
dow

n
w

ithin
one

year.
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D
EVELO

EM
EN

T
SU

M
M

A
R

Y

Site

S
ite

A
rea

Floor
A
rea

R
atio

469,160
sf

(11
acres)
1.42

Program

R
etail

164,000
sf

H
ospitality

(80
K
eys)

37,647
sf

R
esidential

(300
U
nits)

300,000
sf

Total
501,647

sf

C
entral

P
laza

O
pen

S
pace

R
etailS

treet
O
pen

S
pace

Parking

S
urface

S
ubterranean

P
arking

S
hare

S
tructured

34,150
sf

41,000
sf

201
spaces

708
spaces

(281)
spaces

450
soaces

Total
1,359

spaces

K
E
Y
FIG

U
R
E
S

P
roject

C
ost

S
tabilized

N
O
I

R
eturn

on
C
apital

U
nlevered

R
eturn

Levered
R
eturn

Levered
R
eturn

on
E
quity

o
B
elrnont'rards

$197,832,354
$14,107,900

7.13%

10.7%
21.6%
2.59x

VISIO
N

STA
TEM

EN
T

Located
atthe

crossroads
of

Los
A
ngeles

and
O
range

C
ounties,

B
elm

ont
Y
ards

is
an

11
acre,

m
ulti-use

developm
ent

poised
to

becom
e

the
nexticonic

w
aterfront

neighborhood,
exem

plifying
the

healthy,
sustainable,

coastal
lifestyle

sought
out

by
visitors,

citizens
and

governm
ents

alike
and

creating
a
vibrant

pedestrian
district

linked
to

the
w
ater.

TH
E

PLA
C

E

O
ver

the
past

decades,
Long

B
each

has
undergone

a
transform

ation
as

residents
have

dem
anded

further
alternatives

for
great

food,
healthy

living,
and

quality
retail.

B
elm

ont
Y
ards

is
the

next
logical

step
in
this

evolution.

S
erving

as
both

the
keystone

and
the

anchor
ofa

new
m
arina

district,
the

project
com

bines
a
m
ix
of

national
and

local
shops,

restaurants,
w
aterside

apartm
ents,

open
spaces,

and
a
boutique

hotel
to

offer
a
new

experience
that

is
distinct

from
bar-

driven
2nd

street
and

the
urban

atm
osphere

of
dow

ntow
n.

B
elm

ont
Y
ards

is
the

place
to

enjoy
a
w
eekend

trip
to

the
farm

er's
m
arket

or
that

relaxing
evening

w
alk

along
the

P
acific

O
cean.

PR
O

JEC
T

SU
M

M
A

R
Y

B
elm

ont
Y
ards

is
an

outdoor,
village-style,

seaside
com

m
unity

that
celebrates

the
vitality

of
Long

B
each.

K
ey

elem
ents

include:

A
N

ew
Link

betw
een

the
M

arina
and

the
corner

ofPC
H

and
2nd

Street
-A

pedestrian
retail

street
and

cross-axis
to

create
direct

physical
and

visual
access;

A
N

ew
Link

betw
een

A
djacent

R
etail

C
enters

-
D
esign

focused
on

cross-
connections

stiches
together

the
adjacent

retailcenters;

A
m

ple
A

ctive
O

utdoor
Space

-
A

hum
an

scaled,
com

m
unity

event
driven

space;

Street
Im

provem
ents

and
Traffic

M
itigation

To
provide

strong
cross

connections;

A
C

ulinary
D

riven
M

arina
-

P
erm

anent
Farm

er's
M
arket,

outdoor
beer

garden,
and

restaurant
row

along
the

m
arina;

A
R

are
M

ultifam
ily

D
evelopm

ent
-

N
o

significant
w
aterfront

apartm
ents

built
in

the
last30+

years;

A
W

aterside
B

outique
H

otel
Experience

-
A
n

attractive
opportunity

for
both

visitors
and

residents
to

stay
in

B
elm

ont
S
hore

and
experience

the
tastes

ofthe
neighborhood;

Filling
the

R
etail

Void
-

N
ational

lifestyle
retail

brands
paired

w
ith

local
food

icons
capitalize

on
pent

up
m
arket

dem
and;

Long
B

each
G

atew
ay

-
A

com
m
unity

statem
ent

atthe
entrance

to
Long

B
each

and
the

m
arina;
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N
E
X
E
C
U
ID
lESU

M
M
A
R
Y

EN
TITLEM

EN
T

R
ISK

M
.ITIG

A
TIO

N
FIN

A
N

C
IA

L
SU

M
M

A
R

Y

E
ntitlem

ent
risk

is
the

greatest
challenge

to
the

B
elm

ont
Y
ards

project
as

evidenced
by

the
rejection

of
the

2011
redevelopm

ent
proposal

at
this

site.
B
elm

ont
Y
ards

addresses
the

past
and

proposes
a
dual

track
approval

process
to

balance
risk

w
ith

return.

The
site

is
subject

to
the

S
outheast

A
rea

D
evelopm

ent
and

Im
provem

ent
P
lan

(S
E
A
D
IP
)

section
of

the
Local

C
oastal

P
lan

(LC
P
)
and

allow
s
only

com
m
ercial

projects
less

than
35

feet.
A
ny

nonconform
ing

project
requires

a
S
E
A
D
IP

am
endm

ent,
w
hich

has
proven

to
be

costly
and

difficult.
A
dditionally,

S
E
A
D
IP

is
under

revision,
and

clear
indications

are
that

no
am

endm
ents

w
illbe

allow
ed

to
the

current
plan

untilthe
3
year

revision
is
com

pleted.

W
ith

consideration
ofthe

ow
ner's

capital
already

invested
in

the
site,

B
elm

ont
Y
ards

proposes
to

put
itto

w
ork

as
soon

as
possible

through
a

P
hase

I
project

that
IS

consistent
w
ith

S
E
A
D
IP

(m
itigating

risk),
a
strategy

inform
ed

by
S
usan

H
ori,

Land
U
se

A
ttorney,

C
oastal

C
om

m
ission

S
pecialist,

and
P
artner

at
M
anatt,

P
helps,

and
P
hilips,

LLP
w
ho

advised
us

that,

"S
E
A
D
IP

w
ould

allow
you

to
build

com
m
ercial

retail
uses...w

ithout
a[n]

LC
P

am
endm

ent.
"

Inform
ed

by
discussion

w
ith

the
C
ity

and
the

LC
P
revision

consultant,
P
hase

IIof
the

project
w
ill

begin
post

revision
and

anticipates
that

residential
uses

w
ill

be
allow

ed
at

this
tim

e,
avoiding

the
need

for
an

am
endm

ent
and

further
m
itigating

risk.

C
O
N
FO

R
M
IN
G

R
E
TA

IL
M
U
LTI·FA

M
ILY

P
R
O
JE
C
T

P
R
O
JE
C
T

D
O
E
S

N
O
T

E
X
P
E
C
TE

D
TO

C
O
N
FO

R
M

R
E
Q
U
IR
E

LC
P
A
M
E
N
D
M
E
N
T

P
O
S
T·S

E
A
D
IP

R
E
V
IS
IO
N

I
I

I
II

~IO
N

I
P
H
1S

E
il

I
yr

0
:
yr

2
yr

3
yr

5
II

N
O

LC
P

A
M
E
N
D
M
E
N
TS

W
ILL

B
E

A
P
P
R
O
V
E
D

P
R
IO
R

TO
S
E
A
D
IP

R
E
V
IS
IO
N

Tw
o
P
hase

E
ntitlem

ent
S
chedule

M
itigating

R
isk

by
A
voiding

A
m
endm

ents
and

S
tarting

N
ow

M
A

R
K

ET
A

N
A

LYSIS

The
area's

im
m
ediate

vicinity
features:

A
ffluent

C
oastal

N
eighborhoods;

A
D
ense

P
opulation;

W
ealthy

E
m
pty

N
esters;

Y
oung,

C
reative

P
rofessionals;

P
roxim

ity
to

LA
and

O
C
;

A
S
upply

C
onstrained

E
nvironm

ent;
R
etail

and
C
lass-A

M
ulti-Fam

ily
Local

and
R
egional

V
oids;

4
H
igh

E
nd

G
rocers

(Trader
Joe's,

W
hole

Foods,
G
elson's,

R
alph's

Fresh
Fare);

H
igh

G
rocer

and
R
estaurant

S
ales;

H
igh

R
etailand

M
ulti-Fam

ily
R
ents;

H
igh

Traffic
C
ounts;

The
result

is
a

clear
and

im
m

ediate
dem

and
for

new
retailand

m
ulti-fam

ily
higher

quality
product.

B
ecause

the
site

is
ow

ned
already,

the
prim

ary
financial

objective
is
to

m
axim

ize
the

contributed
land

value
of

the
2nd

and
P
C
H

site
through

the
developm

ent
of

its
highest

and
best

use,
all

w
hile

balancing
the

regulatory,
political,

and
environm

ental
constraints.

W
e

are
pursuing

a
phased

m
ulti-use

developm
ent

consisting
of

R
etail,

H
ospitality,

and
M
ultifam

ily
product

offerings.
P
hase

I-
R
etail

C
ost

93,468,279
Term

inal
V
alue

129,539,492
P
rofit

36,071,213

P
hase

II-
H
otel

C
ost

18,290,100
Term

inal
V
alue

23,131,413
P
rofit

4,841,313

P
hase

II-
M
ultifam

ily
C
ost

86,073,975
Term

inal
V
alue

119,368,006
P
rofit

33,294,031

Total
C
ost

197,832,354
Term

inal
V
alue

272,038,912
P
rofit

74,206,558

O
ur

approach
balances

achieving
the

ow
ner's

return
on

land
value

w
ith

creating
a

project
that

is
attractive

to
capital

m
arkets.

E
ach

asset
can

be
financed

and
developed

independently,
yet

benefit
from

the
collective

value
created

by
the

am
enitized

B
elm

ont
Y
ards

project.
O
ur

analysis
indicates

that
the

besttrade-off
betw

een
addressing

risk
and

harnessing
potential

yield
is

by
pursuing

a
tw
o-phased

entitlem
ent

for
B
elm

ont
Y
ards.

U
S
C
I\~R

E
D
N
A
IO
P
20130
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SO
U

TH
EA

ST
A

R
EA

D
EVELO

PM
EN

T
A

N
D

IM
PR

O
VEM

EN
T

PLA
N

(SEA
D

IP)

The
Long

B
each

Local
C

oastal
P

lan
(LC

P
)

w
as

adopted
in

1980.
S

E
A

D
IP

is
the

LC
P

C
om

m
unity

P
lan

forthe
southeast

section
ofLong

B
each

and
encom

passes
the

project
site.

In
2007,

the
C

ity
ofLong

B
each

initiated
an

outreach
process

w
ith

com
m

unity
stakeholders

to
begin

the
process

of
updating

the
plan,

as
itno

longer
represents

the
C

ity
and

C
om

m
unity's

values.

EN
TITLEM

EN
T

H
ISTO

R
Y

-
LESSO

N
S

LEA
R

N
ED

In
2012,

the
Long

B
each

C
ity

C
ouncil

voted
to

begin
revising

S
E

A
D

IP
so

the
plan

reflects
the

com
m

unity's
land

use
outlook

for
the

next
20

years.
Itis

expected
to

be
com

pleted
by

2016.

C
om

m
unity

G
oals

for
revision

ofS
E

A
D

IP
:

R
estoration

of
Los

C
erritos

W
etlands

P
reservation

ofexisting
character

Im
proved

com
m

ercial
options

such
as

hotels
and

specialty
retail

Im
proved

m
obility

for
bikes

and
pedestrians

The
S

eaport
M

arina
H

otel
(P

roject
S

ite)
w

as
the

m
ost

m
entioned

property
in

the
plan

that
needed

redevelopm
ent.

C
onversations

w
ith

the
C

ity,C
oastalC

om
m

ission,
and

land
use

attorneys
have

revealed
that

it
is

unlikely
any

developm
ent

requiring
an

am
endm

ent
to

the
current

plan
w

ill
be

approved
due

to
the

fact
that

itis
currently

being
revised.

M
id

1990's
-2005

2005
R

aym
ond

Lin
and

Taki
Lennar

proposes
to

develop
425

for-sale
S

un
Inc.

purchase
the

residential
units

adjacent
to

170,000
square

S
eaport

M
arina

H
otel.

feet
of

retail.
The

property
w

as
then

sold
Inform

ation
is

vague,
back

to
Lin

in
2007

due
to

a
com

bination
but

several
attem

pts
of

entitlem
ent

issues
having

to
do

w
ith

w
ere

m
ade

to
develop

necessary
Local

C
oastal

P
lan

am
endm

ents
the

property.
and

the
evolving

recession.

1
/'

l
,l

,
r

I
1

I
2013

-
Lessons

Learned
Tw

o
prim

ary
lessons

should
be

taken
from

past
attem

pts
to

entitle
the

property;
Itis

unlikely
that

any
project

requiring
an

LC
P

am
endm

ent
w

ill
be

approved
prior

to
the

revision
ofS

E
A

D
Ip,and

A
ny

proposed
developm

ent
m

ust
be

in
line

w
ith

the
prevailing

belief
that

this
is

a
special

site
that

deserves
a

prom
inent

and
publicly

focused
project

in
line

w
ith

the
C

oastal
C

om
m

ission's
goal

of
prom

oting
access

to
the

w
aterfront.

2009-2011
C

liffR
atkovich

and
D

avid
M

alm
uth

propose
a

vertical
project

w
ith

275
units

of
condom

inium
s

and
175,000

square
feet

of
retail,

requiring
an

am
endm

ent
to

the
LC

P
.A

fter
receiving

planning
com

m
ission

approval,
the

Long
B

each
C

ity
C

ouncil
reversed

the
decision

of
the

planners
in

D
ecem

ber
of

2011
citing

the
12

story
tow

er
height

variance
as

problem
atic

and
the

desire
to

have
S

E
A

D
IP

revised
rather

than
spot

zoning.
The

decision
is

view
ed

as
a

sym
bolic

com
m

itm
ent

to
disallow

any
developm

ents
that

require
LC

P
am

endm
ents

prior
to

the
revision

ofS
E

A
D

IP
.

e
B

elm
ontY

ards

2012
S

eaport
M

arina
LLC

subm
itted

plans
in

M
ay

2012
to

develop
280,000

square
feet

of
retail

and
28,000

square
feet

of
office

space,
w

hich
is

consistent
w

ith
the

existing
LC

P
.

B
rokers

have
verified

that
the

S
eaport

M
arina

H
otel

is
currently

for-sale.
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.
J
E
.
N
I
J
.
I
L
E
M
E
.
N
I
S

N
O

N
C

O
N

FO
R

M
IN

G
D

EYELO
PM

EN
T

Phase
IIentitlem

ent
schedule:

C
urrent

zoning
allow

s
for

com
m

ercial
only

use
less

than
35

feet.
N

onconform
ing

projects
require

plan
am

endm
ents

from
Long

B
each

C
ity

C
ouncil

and
the

C
alifornia

C
oastal

C
om

m
ission.

M
inim

um
A
m

endm
ent

tim
eline:

E
nvironm

ental
Im

pact
R

eport
S
E
A
D

IP
/LC

P
A
m

endm
ent

P
rocess

C
oastal

D
evelopm

ent
P
erm

it
(C

D
P
)

18
m

o
18

m
o

12
m

o

4yrs
TotalTim

e
R

equired

C
O

M
M

U
N

ITY,
C

O
A

STA
L

C
O

M
M

ISSIO
N

A
N

D
C

ITY
O

F
LO

N
G

B
EA

C
H

G
_O

A
LS

Im
prove

visitor
serving

am
enities

and
view

corridors
to

the
w

aterfront
U

nify
the

surrounding
neighborhood

B
egin

restoration
of

Los
C

erritos
W

etlands
A
ddress

current
traffic

congestion
Im

prove
pedestrian

and
bicycle

linkage
to

the
w

aterfront
C

reation
ofa

hotelfor
the

area

PH
A

SIN
G

D
IA

G
R

A
M

TW
O

PH
A

SE
EN

TITLEM
EN

T
STR

A
TEG

Y

P
hase

I-S
eize

the
M

om
ent:

"S
E
A
D

IP
allow

s
you

to
build

com
m

ercial
retail

use
w

ithout
a

LC
P

am
endm

ent
or

C
oastal

C
om

m
ission

approval"
-

S
usan

H
ori,

M
annet,

P
helps

&
P
hillips,

LLP

N
o

developer
over

the
last

20
years

has
been

able
to

secure
an

approval
for

a
nonconform

ing
project

on
this

site.

Taking
this

into
account

along
w

ith
the

fact
that

any
am

endm
ent

is
unlikely

to
be

approved
by

the
C

oastal
C

om
m

ission
w

hile
S
E
A
D

IP
is

being
revised,

P
hase

Iof
this

project
conform

s
to

the
current

restrictions.
This

approach
reduces

the
entitlem

ent
schedule

from
4

years
to

2
years

and
only

C
ity

C
ouncil

approval
is

necessary.

Phase
Ientitlem

ent
schedule:

C
om

m
unity

O
utreach

E
IR

C
ertification

and
D

evelopm
ent

A
areem

ent

6m
o

18
m

o

TotalTim
e

R
equired

P
hase

II-Think
B
ig:

E
ntitlem

ents
for

the
P
hase

II
residential

portion
of

the
project

are
to

begin
follow

ing
the

revision
of

S
E
A
D

IP
.

D
iscussion

w
ith

the
C

ity's
S
E
A
D

IP
consultant

suggestthatthe
residential

uses
w

illbe
perm

itted
in

the
revision,

avoiding
an

am
endm

ent
thatw

ould
require

C
oastal

C
om

m
ission

approval
and

significantly
reducing

entitlem
ent

risk.

2
yrs

S
E
A
D

IP
R

evisions
C

om
m

unity
O

utreach
S
ite

P
lan

R
eview

,E
IR

C
ertification,

and
D

evelopm
ent

A
greem

ent,
and

C
oastal

D
evelopm

ent
P
erm

it

3
yrs

6m
o

18
m

o

TotalTim
e

R
equired

5
yrs

A
D

VA
N

TA
G

ES

The
tw

o
phase

strategies
carries

w
ith

it
a

few
significant

advantages:

Entitlem
ent

R
isk

R
eduction

-N
either

phase
requires

am
endm

ents
to

the
LC

P
;

Start
N

ow
-

The
ability

to
take

advantage
of

current
land

'use
conditions

instead
of

forecasting;

Leasing
R

isk
R

eduction
-

R
educed

due
to

expedited
retailproject

tim
eline;

C
ash

sooner
-

C
ash

flow
begins

3
years

earlier;

A
ppreciation

-
The

value
of

the
phase

II
property

is
likely

to
go

up
after

the
developm

ent
of

phase
I;

O
ptionality

-
P
hase

II
can

be
adjusted

as
necessary

as
m

arket
conditions

change
and

phase
Iis

realized;

Low
R

isk
A

ttem
pt

-Ifphase
Ientitlem

entfails,
no

real
loss

occurs
as

any
nonconform

ing
developm

ent
requires

one
to

w
ait

until
after

S
E
A
D

IP
is

revised.

U
S
C

lv1R
E
D

N
A
IO

P
2013e
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16,0%

14.0%
..

11.9%
10.8%

12.0%

10.0%

8.0%
'<,

6.5%
6.0%

4.0%
-,-/

2.0%

0.0%Jan-04
M
ay-O

S
O
ct-06

Feb-08
Jul·09

N
ov-1D

A
pr-12

A
ug-13

O
ec-14

L
on
g
B
each

C
ity

Los
A
ngeles

C
ounty

-.......
O
range

C
ounty

Long
B
each,

Los
A
ngeles,

O
range

C
ounty

U
nem

ploym
ent

R
E
G
IQ
N
A
LA

N
D

LO
C
A
LcE

M
~LO

Y
M
E
N
T

G
R
O
W
TH

•
S
trong

Job
G
row

th
-
U
nem

ploym
ent

is
trending

dow
n
in

Long
B
each,

O
range

C
ounty

and
Los

A
ngeles.

•
Low

Local
U
nem

ploym
ent

-Though
Long

B
each

as
a
w
hole

has
higher

unem
ploym

ent
than

O
range

C
ounty

and
Los

A
ngeles,

an
above

average
percentage

of
E
ast

Long
B
each

residents
w
ork

outside
Long

B
each,

resulting
in
a
low

er
local

unem
ploym

ent
rate.

LO
N
G

B
E
A
C
H

E
C
O
N
_Q

M
IC
_D

R
IV
E
B
S

S
teadfast

econom
ic

drivers
provide

stability:

•
Trade:

The
P
ort

of
Long

B
each

is
one

of
the

w
orld's

busiest
seaports

supporting
30,000

jobs
(one

in
eight

w
ithin

Long
B
each)

and
is
currently

undergoing
expansion.

•
A
irport:

Long
B
each

A
irport

is
the

fifth
largest

regional
airport

w
ith

over
1.5M

annual
passengers.

•
C
al

S
tate

Long
B
each:

A
public

institution
w
ith

approxim
ately

34,000
students,

#32
B
est

R
egional

C
ollege

in
the

C
ountry.

R
egional

Tourism
:

R
egional

attractions
include:

Q
ueen

M
ary,

C
onvention

C
enter,

P
erform

ing
A
rts

C
enter,

Long
B
each

G
rand

P
rix

(200,000
annual

visitors),
and

A
quarium

ofthe
P
acific.

C
itB

elm
onlY

ards

15
M
inute

90803
D
rive

1-M
ile

3-M
ile

5-M
ile

Population
33,423

581,332
13,706

115,918
352,492

H
ouseholds

18,012
208,681

6,951
54,842

144,096
H
H
Size

1.85
2.66

1.97
2.06

2.40

Averaae
H
H
Incom

e
$93,524

$77.915
$116,246

$88,215
$81.'~

H
H
Incom

e
D
istribution

$100k+
5,587

52,747
1,863

15,855
42,221

$150k+
2,860

24,102
2,929

15,853
38,420

M
edian

AQ
e

44.1
37.6

50.5
40.7

36.8
Education

Levels
%

Bachelor
D
egree

33%
21%

32%
29%

23%
%

Advanced
D
egrees

25%
11%

27%
19%

14%
%
Total4

YR
+

D
egrees

58%
32%

59%
48%

37%
%

R
enter

O
ccupied

44%
47%

35%
47%

48%
%

O
w
ner

O
ccupied

56%
53%

65%
53%

52%
R
ace

%
W
hite

81%
53%

84%
74%

61%
%

Black
3%

7%
2%

5%
8%

%
Asian

6%
18%

6%
9%

12%
%

H
isnanlc

15%
30%

11%
18%

18%

D
em

ographic
D
ata

~=.
-.•
..
.,....'-

"",.'
~"C'l<l''''

o
~

~
..,

·'·r"
..•.•""")

N'
t••.••..

~

•• .,,

~".

1m
i

5m
i

3m
i

,I't"

1,3,5
M
ile

R
ings
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I:...:V

;..a
"E
L
1
...IB

L
.L
V
..L
IIIIE

~
W
.L
......J

M
A
B
.K
..E

IA
N
A
L
Y
S

D
EM

O
G

R
A

PH
IC

S

Incom
e

levels
vary

butare
generally

high:

N
aples

=
A
ffluent

and
O
lder

$116,000/yr
=
avg.

household
incom

e
50.5

=
m
edian

age

B
elm

ont
S
hore

=
upper,

young
fam

ilies
$1

05,000/yr
-avg.

household
incom

e
40

=
m
edian

age

B
luff

P
ark

=
S
ingles

+
Y
oung

P
rofessionals

$75,000/yr
avg.

household
incom

e
36
=
m
edian

age

A
ffluent

households
w
ithin

a
15

m
inute

drive:

52,000
households

=
over

$1
O
O
,O
O
O
/yr

24,100
households

=
over

$150,000/yr

H
igh

and
steady

population
grow

th:
1-m

ile
radius

=
5.3%

(4.1%
historically)

C
alifornia's

annual
grow

th
is
1%

R
EG

IO
N

A
L

O
VER

LA
P

Strong
regional

draw
benefits

the
site:

E
astLong

B
each

is
centrally

located
betw

een
Los

A
ngeles

and
O
range

C
ounty,

serving
as

a
convenient

location
for

households
requiring

access
to

both
counties.

E
ast

Long
B
each

is
seen

as
a

relatively
affordable

coastal
lifestyle

option
w
ith

a
m
ore

casual
atm

osphere
than

N
ew

port
B
each.

"B
elm

ont
S
hore

brings
the

restof
Long

B
each

together
w
ith

its
sense

ofcom
m
unity."

-K
aren

R
obbs

M
eeks,

Long
B
each

P
ress

Telegram

PR
IZM

LIFESTYLE
SEG

M
EN

TA
TIO

N

P
rizm

@
Lifestyle

S
egm

entation
ranks

consum
er's

socio-econom
ic

behavior
in

term
s

of
level

of
incom

e,
hom

e
values,

education,
and

occupation
from

highest
to

low
est

(1-66).
The

follow
ing

characterize
the

area:

(4)
Young

D
igerati

-
U
rban,

tech-saw
y,

fashionable,
affluent,

highly
educated,

and
ethnically

m
ixed

(7)
W

ealthy
O

lder
M

ix
-
U
rban,

high
incom

es,
advanced

degrees,
and

sophisticated
and

fashionable
tastes

(16)
B

ohem
ian

M
ix

-
U
rban,

liberal
lifestyle,

ethnically
diverse,

progressive
(26)

The
C

osm
opolitans

-
E
ducated,

upper-m
id,

ethnically
diverse,

and
urbane

(29)
A

m
erican

D
ream

s
-U
pper

m
iddle

class,
ethnically

diverse,
and

m
ulti-lingual.

TH
E

TA
R

G
ET

M
A

R
K

ET

The
m
arket

consists
of

a
proud,

highly
educated

localbase
thatenjoys

an
active,

healthy,
outdoor

lifestyle,
shopping

local,
visiting

the
farm

er's
m
arket,

art
w
alks,

and
frequenting

Long
B
each's

m
any

staple
restaurants.

The
follow

ing
are

typical
area

profiles:

H
ighly

educated
U
pper

m
iddle

class
and

w
ealthy

fam
ilies

w
ith

children
•

U
pper

m
iddle

class
and

w
ealthy

em
pty

nesters
•

Y
oung,

professional
couples

Y
oung,

single
professionals

•
C
ollege

students

O
R
A
N
G
E

C
O
U
N
TY

TH
E

S
ITE

•
H
U
N
G
TIN

G
TO

N
'

,
,_

,

llE
A
C
H

•
N
E
W
P
O
R
T

B
E
A
C
H ,,,

D
O
W
N
TO

W
N

LO
N
G

B
E
A
C
H

I[IilW
E
E
K
L
~

I

R
egional

O
verlap

U
S
C
M
R
E
D
N
A
IO
P
20130



R
E
G
IO
N
A
L

M
A
R
K
E
T

C
O
M
P
A
R
IS
O
N

"S
carcity

gives
you

trem
endous

m
arket

pow
er."

-D
r.
R
aphael

B
ostic,

Judith
&
John

B
edrosian

C
hair

in
G
overnance

&
the

P
ublic

E
nterprise

at
U
S
C

A
vg

YTD
R
etail

G
LA

P
er

C
apita

R
ent

V
acancy

D
eliveries

LA
C
ounty

45
SF/Person

$24.29
S.30%

667,020
SF

O
range

C
ounty

42
SF/Person

$22.36
5.40%

106,977
SF

Prlm
arv

M
arket

29
S
F/P

erson
542.94

3.30%
o
SF

C
om

pared
to

LA
and

D
C
,
the

P
rim

ary
M
arket

(E
astLong

B
each)

has:

S
tronger

rent
levels

(nearly
double)

Low
er

vacancy
levels

(200
bps

low
er)

Low
er

R
etail

G
LA

per
capita

Less
future

supply
of

inventory
keeping

upw
ard

pressure
on

rents.
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S
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~
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P
rim

ary
M
arket

C
om

parables
M
ap

o
B
elrnontY

ards

P
R
IM
A
R
Y

M
A
R
K
E
T

A
N
A
LY

S
IS

N
ode

1-
2nd'&

p
e
A

N
ode

1
•2nd

S
treet

&
P
C
H
C
orridor

-~$48~
$33~

Inline
S
hops

N
N
N

R
ents

R
estaurants
N
N
N
R
ents

A
nchors

N
N
N

R
ents

P
roperty

G
LA

M
arina

S
hore

67,000
W
hole

Foods,
Petco

2
·~
n
gS
;achM

';r=
k-;tplace

160,800
T
rader

Joes,
B
evM

o

3
U
nder

D
evelopm

ent
50,000

G
elsons,

C
V
S
,
LU

cille's

4
M
arina

P
acifica

291,000
R
alphs

Fresh
Fare,

A
M
C
,

B
arnes

&
N
oble

O
ccupancy

$33-$72
$48-$72

$23-$28
(O
ld

Leases)
100%

92%
W
ell

Located:
$48-$70$36-$60

--$30-36
Poorly

Located:
$24-$30

100%
----

-----
$36

$33-$72
$48-$60

$18-$40
100%

-5---B
~byV

iilag~-----
76,000---

100%
$48-$54

$66
_..-'-$42---

R
alphs

Fresh
Fare,

C
V
S

Total
Range

644,800
98%

~~-$48-$60

N
ode

1
P
rim

ary
M
arket

C
om

parables

P
R
IM
A
R
Y

A
N
A
LY

S
IS

-
N
O
D
E

1

The
project

site
is
located

in
N
ode

1
w
hich

is
characterized

by:

S
trong

V
ehicular

A
ccess

and
P
arking

Low
V
acancy

-
N
early

100%
O
ccupancy

•
H
igh

S
ales

-
E
stim

ated
sales

are
$400-$500

P
S
F
for

inline
shops

&
$800-$1

,000
P
S
F
for

restaurants
H
igh

R
estaurant

R
ent

Levels
of$42-$60

P
S
F

Top
P
erform

ers
-
M
any

stores
have

reported
to

be
top

perform
ers

w
ithin

their
chain

nationw
ide

V
ery

H
igh

S
ales

for
N
iche

R
etailers

-
M
any

have
reported

sales
in
the

$1
,000-$3,000

P
S
F
range

H
igh

G
rocery

D
em

and
-
Trader

Joe's,
W
hole

Foods,
and

G
elson's

are
adjacent

and
average

50%
higher

sales
than

the
national

average
for

each
store

S
trong

grow
th

in
restaurant

rents
w
ithin

the
previous

three
quarters

by
$6-8

P
S
F/15-20%

due
to

rapid
grow

th
in

fast
casual

restaurant
sector

A
nalysis

indicated
a

strong
retail

m
arket

and
high

dem
and

for
new

retail
space

of
all

types
w
ith

strong
vehicular

access/parking.

Total
G
LA

644,800
S
F

O
ccupancy

98%
R
etail

R
ent

A
V
R
P!yr

N
N
N

$44

N
ode

2
-2nd

Street-
B
elm

ont
Shore

TotalG
LA

226,257
S
F

O
ccupancy

99%
R
etail

R
ent

A
vgvr«

N
N
N

$42

N
ode

3
-2ni::fS

treet- N
a~

Total
G
LA

82,140
S
F

O
ccupancy

87%
R
etail

R
ent

A
vg

P/yr
N
N
N

$38

P
R
IM
A
R
Y

A
N
A
LY

S
IS

-
N
O
D
E
S
2A

N
D
3

S
econd

S
treet

in
B
elm

ont
S
hore

(N
ode

2)
is
characterized

by:

Lim
ited

P
arking

Lim
ited

V
ehicular

V
isits

P
edestrian

oriented
outdoor

street
retail

R
estaurant

dom
inated

Lack
of

national
soft

goods
and

apparel
retail

H
igh

restaurant
rent

from
$48-$55

P
S
F

•
N
o
tenant

im
provem

ents
given

by
Landlords

S
econd

S
treet

in
N
aples

(N
ode

3)
is
characterized

by:

Lim
ited

P
arking

Lim
ited

V
ehicular

V
isits

A
vg

restaurant
rent

estim
ated

to
be

$42-$48
P
S
F.
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G
VO

ID
A
N
A
LYSIS

There
is

a
10-14

m
ile

regional
shopping

void.
The

closest
com

parable
centers

are
the

D
elA

m
o

Fashion
C
enter

(Torrance),
S
outh

B
ay

G
alleria

(R
edondo

B
each),

S
outh

C
oast

P
laza

(C
osta

M
esa),

and
Fashion

Island
(N
ew

port
B
each).

The
result

is
that

residents
are

leaving
the

trade
area

to
shop

elsew
here.

This
is
evidenced

by
the

fact
that

the
90803

zip
code

is
the

source
of

10%
of

allsales
at

S
outh

C
oast

P
laza's

N
ordstrom

s.

A
nchor

Tenants
Void

w
ithin

R
egional

Trade
A
rea

Typical
A
nchor

Tenant
D
istance

N
earest

S
tore

A
pple

7
M
iles

8
M
iles

N
orth

@
C
erritos

M
all

P
ortos

10
M
iles

12
M
iles

N
orth

E
quinox

3
M
iles

10
M
iles

S
E
@

H
untington

B
each

P
acific

C
ity

-U
nder

D
evelopm

ent

S
tone

B
rew

ery
30

M
iles

75
M
ilesS

E
W
orld

B
istro

U
rban

O
utfitters'

5
M
iles

14
M
iles

N
W

&
S
E
@

D
elA

m
o

&
S
outh

C
oastP

laza

A
nthropologie'

7
M
iles

14
M
iles

N
W

&
S
E
@

D
elA

m
o

&

S
outh

C
oastP

laza

C
rate

&
B
arrel'

10
M
iles

14
M
iles

N
W

&
S
E
@

D
elA

m
o

&
S
outh

C
oastP

laza

'There
is
a
30

m
ile

distance
betw

een
the

closeststores.The
S
ubject

P
roperty

is
located

directly
in
the

m
iddle.

"I've
w
anted

to
be

atthat
site

for
30

years."

-M
ichael

D
ene,

O
w
ner

of
M
ichael's

P
izzeria

(#1
R
ated

P
izza

by
Zag

at)

TENANIL~QSIRATEGV

A
lltenants

m
entioned

below
have

been
interview

ed
directly

or
via

representative
broker

and
have

expressed
interest

in
the

site.
V
oid

analysis
is
consistent

w
ith

targeted
tenants.

O
bjectives:

•
To

attract
custom

ers
that

m
atch

the
age-diverse,

active,
locally-focused,

outdoor,
creative,

health-oriented,
high-incom

e
but

casualtarget
m
arket

•
To

create
a
com

plem
entary

tenant
m
ix
in
term

s
ofnational,

regional,
and

local
appeal

as
w
ellas

goods
and

services

To
provide

a
consistent

population
m
orning,

day
and

night

•
To

create
a
vibrant

restaurant
district

•
To

sign
tenants

that
activate

the
public/outdoor

spaces

•
To

attract
financially

solid
tenants

that
low

er
leasing

risk,
particularly

concerning
food

TargetTenants:

R
egional

A
pparel

&
Specialty

R
etailers

-
U
rban

O
utfitters,

A
pple,

C
rate

&
B
arrel

C
onversations

w
ith

the
leasing

agent
for

the
previous

2011
developm

ent
confirm

s
A
pple

had
strong

interest
in
the

site.

Specialty
Food

and
B
everage

-S
tone

W
orld

B
istro

B
eer

G
arden,

P
orto's

B
akery

These
retailers

should
profit

from
excess

special
grocery

dem
and

in
the

area.

•
C
hef

D
riven

Sit
D
ow

n
R
estaurants

-
True

Food
K
itchen,

M
ichael's

S
teakhouse

A
dds

local
credibility

to
the

project.
C
an

be
located

on
the

second
floor.

•
C
afes

and
Q
uick

Service
-A

rom
a
diR

om
a
C
offee,

O
pen

S
esam

i,
M
endocino

Farm
s

•
Fitness'-

E
quinox

preferred,
other

national
gym

s
have

expressed
interest,

bike
shop

Trade
area

void.
C
om

plem
ents

health
oriented

food.
Locate

on
the

second
floor.

•
Financial

Services
-C

harles
S
chw

ab,
TD

A
m
eritrade

Targetting
high

netw
orth

baby
boom

ers
in
the

surrounding
area.

Perm
anent

Farm
er's

M
arket

P
rovides

local
good

w
ill.

H
ooks

into
w
eekend

farm
er's

m
arket.

O
utdoor-oriented.

•
B
outique

H
otel

P
rovides

alternative
to

dow
ntow

n.
P
rized

by
locals.

Tourist
use.

A
ppeals

to
C
ity.

U
S
C
M
R
E
D
N
A
IO
P
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M
U
LTI-FA

M
JLY

_A
N
A
LY

S
IS

l;a~t.!"Q
ng_B

_l;laY
h_$ubm

arket:
C
haracteristics

ofthe
m
ulti-fam

ily
m
arket:

Infill
M
arket

=
S
upply

C
onstrained

O
utdated

S
upply

-95%
ofinventory

built
before

1989,
60%

before
1979

S
hrinking

S
upply

-O
ver

the
last

10
years

m
ore

units
have

been
lostto

condo
conversion

than
have

been
built.

Lim
ited

P
arking

-
E
xisting

inventory
has

insufficient
parking

P
opulation

G
row

th
-
O
ver

the
last

10
years,

net
population

has
grow

n
by

700/11.65%
households

in
a
1
m
ile

radius.

S
ignificant

V
oid

-There
are

no
C
lass

A
rentalapartm

ents
w
ithin

a
3
m
ile

radius

•
S
trong

R
ents

-A
survey

of3,089
C
lass

A
units

in
the

greater
E
ast

Long
B
each

area
revealed

an
average

rentof$1
,725,w

ith
a

low
of$1

,202
and

high
of$2,340

N
eighborhood

A
partm

ent
R
entalS

urvey:
The

m
ost

com
parable

rental
properties

in
term

s
of

location
and

unit
count

are
included

below
,

these
are

predom
inately

C
lass

B
/C

properties
w
ith

adjustm
ents

for
ocean

view
(7%

)
m
ixed

use
retailam

enities
(2%

)
and

new
construction

(2%
).

A
ffordability:

In
the

3
m
ile

radius,
there

are
approxim

ately
6,026

renter
households

m
aking

$75,600
per

year
or

33%
ofthe

P
roject's

estim
ated

rent.
The

average
incom

e
in
a
1
m
ile

radius
is
even

greater
at

$160,000
allow

ing
the

project
to

be
highly

affordable
for

the
com

m
unity.

C
onclusion:

B
ased

on
the

desirable
location

of
the

property
(affluent

w
ater-side

com
m
unity

on
the

border
of

Los
A
ngeles

and
O
range

C
ounty),

the
characteristics

ofthe
subm

arket,
and

the
lack

of
com

petition,
there

is
a
strong

dem
and

for
m
ulti-

fam
ily

housing.

"';;..",,:,;,'

I
C
H
A
N
N
E
L

P
O
IN
T

I

-
-1

P
A
TH

W
A
Y
S
1
..;0

...:::

I
M
A
R
IN
A

I
-

~IS
ITE

I

I
A
R
C
H
S
TO

N
E

I-
-

Y
ear

N
am

e
A
ddress

~
1+1

SF
1+1

S/SF
2+2

S
2+2

SF
2+2

$/SF
C
lass

B
uilt/R

eno
V
acancy

A
rchstone

333
1st

Street
$1,795

713
$2.52

$2,429
1,010

$2.41
B

1970
2%

C
hannel

Point
5926

B
ixby

V
illage

D
r

$1,838
750

$2.45
$2,205

1,000
$2.21

B
1986

1%
Pathw

ays
5980

B
ixby

V
illage

D
r

$1,736
660

$2.63
$2,587

1,018
$2.54

B
1974/2008

2%
M
arina

5435
E
Sorrento

D
r

$1,331
570

$2.34
$1,870

800
$2.34

C
1949

0%

I
A
verages

$1,675
673

$2.49
$2,273

957
$2.38

C
lass

C
jB

1%
Project

R
ents

w
V
iew

s
$1,850

700
$2.64

$2,500
960

$2.60
Project

R
ents

w
out

V
iew

s
$1,950

700
$2.79

$2,600
960

$2.71
A
verage

Pj5F
$2.69

M
ulti-Fam

ily
C
om

parables

H
O
TE

L
M
A
R
K
E
T
A
N
A
LY

S
IS

A
fter

consulting
P
K
F,

E
Y

and
H
ilton

W
orldw

ide
regarding

hotelfeasibility,
w
e

determ
ined

thatthe
m
arketcould

support
a
lifestyle

focused
lim

ited
service

boutique
hotel

of
80

room
s.

M
anhattan

B
each's

renaissance
overthe

lastdecade
paired

w
ith

the
successful

opening
ofthe

S
hade

H
otel

($390
A
D
R
,
95%

O
ccupancy)

are
analogous

to
the

progress
occurring

in
and

around
B
elm

ont
Y
ards.

S
im
ilar

to
the

S
hade's

creation
of

a
subm

arket,
the

B
elm

ont
S
hore/

N
aples

area
has

strong
visitor

appeal
and

no
lodging

options
w
ithin

w
alking/biking

distance.

•
C
urrent

m
arket

area
hotels

require
a
10

m
inute

drive
and

are
achieving

an
average

A
D
R

of
$135

w
ith

75%
occupancy.

The
project's

retail,
food

and
beverage

options
w
ill

enhance
the

hotel's
m
arket

appeal
w
ith

over
50%

of
the

room
s

boasting
gorgeous

w
aterview

.
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SITE
PLA

N
N
IN
G

D
IA
G
R
A
M
S

P
hase

I/P
hase

II

P
hysicalN

isual
P
orosity

+
C
ross-C

onnections

•
•

•
•

I
I

&
~~D

.+~,~~
n

It

Internal
C
irculation

+
V
iew

s/S
unlight

e
B
elm

ontY
aros

SITE
O
VER

VIEW

The
site

consists
of

11
acres

on
the

southw
est

corner
of

P
acific

C
oast

H
ighw

ay
and

2nd
S
treet.

To
the

w
est

of
the

project
is

A
lam

itos
B
ay,

N
aples

Island
and

B
elm

ont
S
hores.

A
djacent

to
the

property
are

several
neighborhood

retail
centers,

w
hich

include
2
m
ovie

theaters,
several

restaurant
pads,

4
high-end

grocery
stores,

a
C
V
S
,and

other
big

box
retailers.

V
arious

bus
lines

connect
to

the
site

including
the

Long
B
each

Transit
system

as
w
ell

as
the

O
range

C
ounty

Transportation
A
uthority.

The
A
qua

B
us

w
ater

taxi
connecting

to
dow

ntow
n

operates
across

M
arina

D
rive

and
a
city-ow

ned
parking

lot.
S
everalbike

paths
run

along
the

site;
how

ever,
they

rem
ain

extrem
ely

disconnected
and

dangerous.

C
ontext

M
ap

SITE
D
ESIG

N
O
B
JEC

TIVES

To
catalyze

the
developm

ent
of

vibrant,
m
arina

district
that

positively
im
pacts

the
current

and
future

neighborhood.
To

provide
a
casual

tow
n

center
experience

unified
around

a
central

pedestrian
plaza.

To
restore

physical
and

visual
connections

to
the

m
arina,

w
etlands,

and
retailcenters.

To
create

an
iconic

entrance
into

the
C
ity

of
Long

B
each.

To
prom

ote
sustainable

practices
and

encourage
healthy,

active
lifestyles.

SITE
D
ESIG

N
C
Q
N
C
EPT

The
site

plan
design

is
driven

largely
by

tw
o

m
ajor

urban
design

m
oves:

•
The

developm
ent

ofa
pedestrian

retailstreet
oriented

tow
ards

physically
and

visually
linking

the
w
etlands

to
the

m
arina

and;
The

design
of

a
cross

axis
central

plaza
w
ith

a
com

m
unity

driven
program

that
is

centripetally
focused.

O
ther

urban
design

elem
ents

include:

The
connection

of
popular

bike
routes

w
ith

dedicated
off-street

bike
lanes.

S
ignificant

street
im
provem

ents:
the

addition
ofangled

parking,
landscaped

m
edians,

and
dedicated

turning
lanes

to
m
itigate

traffic.
S
idew

alk
im
provem

ents
and

a
new

pedestrian
bridge

to
the

m
arina

to
increase

w
alkability

and
connectivity

to
the

w
ater.

The
creation

of
park

and
green

space
(outdoor

fireplaces
and

areas
for

children
to

play)
to

encourage
com

m
unity

engagem
ent.
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The

Project:
R
-1

R
etail

R
-2

R
etail

R
-3

R
etail/B

outique
H
otel

(80
K
eys)

R
-4

R
etail

R
-5

R
etail/Farm

er's
M
arket

M
F-1

M
ulti-Fam

ily
(6

S
tories,

70
U
nits)

M
F-2

M
ulti-Fam

ily
(6

S
tories,

230
U
nits)

O
S
-1

O
pen

S
pace

P
ark/P

laza
O
S
-2

O
pen

S
pace

S
treet

O
S
-3

O
pen

S
pace

W
aterfront

P
ark

•
E
xisting

B
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S
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C
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PR
O

G
R

A
M

SU
M

M
A

R
Y

PA
R

K
IN

G
SU

M
M

A
R

Y

R
etail'

-
--
-----

R
ent

R
oll

Tenant
S
F

$/S
F

!Y
R

TI/S
F

LC
Term

(yr)

A
nchor

R
etailers

A
pparel

12,000
33

30
5.0%

10

D
A
pparel

12,000
33

30
5.0%

10

Fitness
30,000

30
60

5.0%
20

S
pecialty

-
Technology

6,000
30

80
5.0%

15

S
pecialty

-
H
om

e
G
oods

20,000
33

30
5.0%

10

S
pecialty

-
B
akery

10,000
33

40
5.0%

15

C
afes

C
afe

-
Local

2,000
60

30
5.0%

7

D
C
afe-

Local
2,000

60
30

5.0%
7

C
offee

S
hop

-
Local

2,000
60

20
5.0%

10

Fast
C
asual

R
est

-
S
andw

iches
2,000

60
30

5.0%
10

Fast
C
asual

R
est

-
S
pecialty

B
urger

2,000
60

30
5.0%

10

W
ine

B
ar

-
Local/Jazz

2,000
60

30
5.0%

7

S
hops

B
ike

S
hop

2,000
60

20
5.0%

7

D
B
ox

P
ark

S
hops

/
M
arina-serving

4,000
40

0
0.0%

1

Financial
S
ervices

-
R
etail

Location
2,000

70
20

5.0%
10

M
isc.

S
m
all

S
hops

(A
vg.

1,500
S
F

E
a)

17,000
60

20
5.0%

5

S
alon/S

pa
-
Local

2,000
60

20
5.0%

7

S
alon/S

pa
-
S
pecialty

2,000
60

20
5.0%

7

S
it
D
ow

n
R
estaurants

Food
A
nchor

-
B
rew

ery
&

B
eer

G
arden

10,000
39

50
5.0%

15

D
S
it
D
ow

n
R
estaurant

1
-
Local

5,000
54

50
5.0%

10

S
it
D
ow

n
R
estaurant

2
-
Local

8,000
54

50
5.0%

10

S
it
D
ow

n
R
estaurant

3
-
R
egional:

Fresh
S
eafood

5,000
54

50
5.0%

10

S
it
D
ow

n
R
estaurant

4
-
R
egional:

H
ealthy

Food
5,000

54
50

5.0%
10

TO
TA

L
/
W
TD

A
V
G
.

164,000
41.24

41
5.0%

11.7

A
nchor

R
etailers

90,000
55%

C
afes

12,000
7%

S
hops

29,000
18%

S
it
D
ow

n
R
estaurants

33,000
20%

...._.....
.....

:p.

A
partm

ents
A
vg

S
ize

/
U
nit

R
ent

/
S
F

R
ent

/
M
o

%
M
ix

#A
pts

D
1+1

700.00
2.64

1,850
20%

60

2+2
960.00

2.60
2,500

20%
60

1+1
V
iew

700.00
2.79

1,950
30%

90

H
otel'
..

H
ospitality

A
v

S
ize/K

ey
A
D
R

%
M
ix

#
K
eys

P
R
atio

D
K
ing

400
190

50%
40

1.0

D
bl

Q
ueen

400
190

50%
40

1.0

TO
TbL/W

TD
A
V
G
.

400
190

100%
80

1.0

4
D

B
elm

ontY
ards

U
se

U
nits/S

F
Factor

S
paces

R
eq

R
etail

H
ospitality

M
ultifam

ily

164,00080

300

6.8

1.0

1.5

1,11080
450

R
equired

S
paces

Less,
S
hared

P
arking

(R
etail

+
H
otel

1,640

(281)
............

l.

P
rovided

(R
etail

S
ubterranean)

P
rovided

(M
ultifam

ily
P
odium

)
P
rovided

(S
urface)

708

450

201
-.1f:l.

::'-O
\1

1
T

1
i

r:Ili
•••'-.J:

r...,-.-

B
E
N
r.-J~U

s.tlE
lC
A
TIO

N

R
etail:

rents
are

derived
from

com
parable

leases
and

feedback
from

active
leasing

brokers
in

the
m
arket.

A
verage

sales
figures

w
ithin

the
m
arket

and
for

each
ofthe

national
retailer's

store-w
ide

sales
w
ere

assessed
to

ensure
sustainable

tenant
occupancy

costs.
K
ey

anchor
tenants

w
ere

given
higher

rent
concessions

in
the

form
ofa

slightly
reduced

rentfrom
the

m
arket.

R
etail

R
ent

P
rojections

-
P
S
F

P
roj.

S
ales

O
ccupancy

NNN
P
S
F*

C
osts

Inline
S
hops

$60
$500-$1,500

4.0%
-13.0%

R
estau

rants
$54-60

$800
7.5%

-85%
A
nchor/M

ajor
Tenants

$33-$36
$500-$6,000

1.0%
-8.0%

'P
redom

inantly
$500

P
S
F
and

$800
P
S
F
for

shops
and

restaurants,
w
ith

strong
perform

ance
from

S
pecialty

R
etailers

A
partm

ents:
rents

are
derived

from
com

parable
rent

levels
for

nearby
C
lass

B
IC

properties
due

to
a
lack

of
C
lass

A
projects.

A
djustm

ents
w
ere

m
ade

forB
ay

V
iew

s
(7%

),N
ew

C
onstruction

(2%
),

and
M
ixed-U

se
A
m
enities

(2%
).

A
dditionally,

the
building

w
illbe

condom
inium

m
apped

to
provide

flexible
disposition

options.
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U
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Level
I
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P
lan

I
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I
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_

I
/

I
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I
"

I
il/
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/I

SU
STA

IN
A

B
JLlTY

G
O

A
LS

/

/
B
elm

ont
Y
ards

w
illstrive

to
achieve

the
/

highest
certification

of
LE

E
D
N
D
and

'",
address

the
follow

ing
key

com
ponents

ofthe
~---

rating
system

:
S
m
art

Location
&
Linkage

(S
LL),

N
eighborhood

P
attern

&
D
esign

(N
P
D
)
and

G
reen

Infrastructure
and

B
uildings

(G
IB
).

W
etland

and
w
ater

body
conservation

•
R
esidential,

com
m
ercial

and
live-w

ork
units

diversify
land

use
that

tends
to

reinforce
a

sense
of

neighborhood
character.

The
program

m
ing

aim
s
to

create
a
vibrant

m
ulti-

use
neighborhood

to
m
eet

the
cultural,

social,
and

physical
needs

ofthe
surrounding

context.

C
reate

a
place

w
ith

a
highly

am
enitized

pedestrian
"R
etailS

treet"
pairing

anchors
such

as
A
pple,

C
rate

&
B
arreland

E
quinox

w
ith

the
best

of
local

icons
such

as
M
ichael's

of
N
aples

and
S
tone

B
rew

ery.

G
ive

the
Farm

ers
M

arket
a

perm
anent

hom
e
in
an

iconic
"box

park"
com

posed
of

recycled
shipping

containers
that

pays
hom

age
to

Long
B
each's

strong
port

and
shipping

history.

Serve
visitors

w
ith

an
ao-roorn

boutique
hotel

catering
to

the
casual

local
lifestyle,

delivering
fine

dining
to

boat
ow

ners,
leasing

boat
slips

to
host

floating
restaurants

and
provide

visitor
bay

tours.

•
C

reate
a

neighborhood
filled

w
ith

public
spaces.

H
ousing

brings
daily

users
to

the
site

and
harnesses

the
value

created
by

the
retailcenter

and
adjacent

W
hole

Foods.

n

'\
~'\

>
\/;::;/
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[]o[][][][]~I
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,---,.----"
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G
round

Level
P
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O
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D
D
D

7'
o

C
IR
C
U
LA

TIO
N

C
O
R
E
S

,t(

U
S
C
M
R
E
D
N
A
IO
P
2013e



PU
B
U
C

SPA
C
ES

D
ESIG

N
PR

EC
ED

EN
TS

B
orneo-S

porenburg.
A
m
sterdam

D
efinitive

C
utthrough

the
U
rban

Fabric
C
reating

a
V
iew

C
orridor

.
.
.

..
'

..·····D
~j'>:-::.:d:~~~~

i.,;:;,,~~~~;~;
~~-~'

__~
:
~
..~

..i'.:::l~:!If1id!~:'.
Larim

er
S
quare.

D
enver.C

O

V
illage

S
tyle,

S
m
all

S
cale

R
etailE

xperience
Focused

on
an

E
ventfuland

A
ctive

P
edestrian

S
treet

P
ortofino

C
ondom

inium
s,

Long
B
each.

C
A

LocalS
easide

M
id-C

entury
R
esidential

D
esign

B
oxpark.

London.
U
K

D
esign

for
the

P
erm

anent
Farm

er's
M
arket

A
djacent

to
the

M
arina

that
R
eferences

the
S
trong

P
ort

H
istory

of
Long

B
each

through
the

use
ofS

hipping
C
ontainers

e
B
elm

onlY
ards

A
R
C
H
ITEC

TU
B
A
L

D
ESIG

N
ELEM

EN
TS

A
rchitectural

design
is
focused

on
the

creation
of

a
village

style,
outdoor,

coastal
experience

that
captures

the
casual

lifestyle
character

of
Long

B
each.

Tow
ards

that
end

there
is

a
concerned

effort
to

provide
a
sm

aller
scale

experience
w
ith

appropriately
sized

buildings,
textured

m
aterials

and
overhangs/trellises

to
provide

a
sense

of
enclosure.

The
m
aterial

palette
consists

of
dark

stained
w
ood,

tan
plaster,

green
w
alls

and
roofs,

and
integrally

colored
boardform

concrete.
A
lso

included
is

the
strong

use
of

glass
to

provide
transparency

and
depth.

ELEM
EN

TS
O
F
A
PU

B
LIC

SPA
C
E

H
um

an
scaled

architecture
and

m
aterials.

G
lazing

and
large

openings
to

provide
an

indoor/outdoor
feel.

A
m
ix
ofsm

aller
and

larger
open

spaces.
Focused,

centralized
event

space
that

is
actively

program
m
ed.

P
arks

w
ith

play
structures.

D
ouble-sided

program
.

Landscaping
and

shade
throughout.

C
lear

circulation.
A
variety

ofseating
options

including
casual,

incidental,
and

group
oriented

w
ith

tables.
P
roper

lighting,
in
particular,

overhead
lighting

of
public

spaces.
S
hading

ofvarious
levels

of
porosity.

A
ctive

w
ater

features
providing

w
hite

noise.
S
ustainable

Landscaping.
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V
iew

of
P
erm

anent
Farm

er's
M
arket

"PH
A

SE
III"

TO
W

A
R

D
S

TH
E

M
A

R
IN

A
D

ISTR
IC

T

B
elm

ont
anticipates

revisions
to
the

current
code

and
is
designed

to
be

the
firststep

tow
ards

increased
developm

ent
of

the
m
arina.

D
iscussions

w
ith

the
C
ity,

C
oastal

C
om

m
ission,

and
S
E
A
D
IP

consultants
indicate

increased
density

for
the

area
and

an
encouragem

ent
of

publicly
focused

program
.

Tow
ards

that
end,

this
project

is
designed

to
connect

P
C
H
to

the
m
arina

in
an

explicit
m
anner

and
program

m
ed

tow
ards

the
public

enjoym
ent

ofthe
w
ater.

E
X
IS
TIN

G
R
E
S
TA

U
R
A
N
TS
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-

:~-----------l.~
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•
•

•
10.2%

10.8%
11.9%

1.90
1.57

1.63

Levered
IR
R

20.1%
18.4%

26.5%
21.6%

I
Levered

E
quity

M
ultiple

2.87
2.16

2.39
2.59

I R
eturn

on
Investm

ent
M
ultifam

ily
U
nlevered

IR
R

U
nlevered

E
quity

M
ultiple

FIN
A

N
C

IA
L

C
LIM

A
TE

D
espite

a
return

to
functioning

capital
m
arkets,

an
uncertain

econom
ic

outlook
persists.

A
sset

values
have

benefitted
from

large
capital

flow
s
to

core
areas

and
high-

quality
property.

Though
w
e

underw
rite

the
B
elm

ont
Y
ards

w
ith

som
e

cap
rate

expansion,
w
e
feel

that
the

quality
of

the
project,

location,
and

tim
ing

all
suggest

a
favorable

cap
rate

during
the

hold
period.

R
etail

R
ISK

M
ITIG

A
TIO

N
-

PR
O

JEC
T

PH
A

SIN
G

The
greatest

risk
facing

this
project

is
the

uncertainty
regarding

the
revision

of
S
E
A
D
IP
.

A
ccording

to
our

residual
land

value
analysis,

the
total

land
value

once
entitled

is
$29.6M

,
representing

a
$4.6M

prem
ium

over
the

present
day

scenario.
Ifthe

landow
ner

joint
ventures

w
ith

a
developer

and
pursues

vertical
developm

ent,
w
e

estim
ate

that
venture

to
yield

an
additional

$31.7M
for

the
landow

ner
over

the
holding

P
ortfolio

"E
ntitled

retail
and

m
ultifam

ily
on

the
coast

is
very

rare.
U
pon

entitlem
ents

w
e

w
ould

be
very

interested
in

both
opportunities

as
a
core

asset
focused

investor."

10.7%
1.75

-N
ate

M
unson,

A
E
W

period,
for

total
upside

potential
of

$61
3M

(3.41
E
M
).

W
hile

the
S
E
A
D
IP

process
is

estim
ated

to
last

3
years,

and
the

consensus
is
that

a
revised

S
E
A
D
IP

w
ill

allow
for

greater
density

and
m
ix

of
uses,

these
are

both
unknow

ns
and

risks.
In

order
to

m
itigate

this
risk,

w
e
recom

m
end

m
oving

forw
ard

w
ith

the
by-right

R
etail

portion
of

the
site

im
m
ediately,

follow
ed

by
the

H
ospitality

D
evelopm

entS
chedule

P
roject

Y
ear

C
alendar

Y
ear

P
hase

I-
R
etail

P
hase

II-
H
otel &

M
.F.

Legend
B
y-R

ight
E
ntitlem

ent
(R
etail)

D
em

olition
&
C
onstruction

D
S
tabilization

~
S
E
A
D
IP

R
evision

(H
otel,

M
.F.)

§
E
ntitlem

ent
(H
otel,

M
.F.)

I
S
tabilized

O
peration

/
P
otentiaj

C
apital

E
vent

•••.!'N
•••

·
O
ption

1
-
C
ontribute

Land
(90/1

0)I
I

I
I

I
I

I
I

!
I

I
!
61,379,927

3.41x

O
ption

2
-S

ell
E
ntitled

Land

O
ption

3
-S

ell
U
nentitled

Land

29,600,000

1.64x

25,000,398

1.39x

e
B
elm

ontY
ards



__________________
ElNANClALANAL.Y

and
M
ultifam

ily
portions

follow
ing

the
revision

of
SEAD

IP.Because
w
e
have

phase
the

developm
ent,

w
e
retain

som
e

optionality
as

m
arkets

evolve.
Additionally,

by
developing

the
retail

com
ponent

first,
it
is

able
to

stabilize
prior

to
the

construction
of

the
rem

aining
phases,

strengthening
the

overall
appeal

of
the

H
otel

and
M
ultifam

ily
developm

ents.

FIN
A
N
C
IN
G

&
D
IS
P
Q
S
ITIO

N
S
TR

A
TE

G
Y

Each
assetw

ithin
the

m
ulti-

use
developm

ent
w
illstand

on
its

ow
n

w
ith

regards
to

ow
nership,

financing,
and

construction
in

order
to

retain
optionality.

Follow
ing

the
entitlem

ent
and

construction
of

each
asset,

refinancing
the

construction
loan

to
a

perm
anent

loan
w
ill

occur
in

the
year

follow
ing

construction
com

pletion,
allow

ing
investors

to
benefit

quickly
from

the
property's

increase
in

value.
U
pon

stabilization,
a
capital

event
for

each
developm

ent
w
ithin

the
project

w
ill

rem
ain

on
the

table.
This

buy/sell
decision

w
ill

be

1
1
3
:"

'}1
film

(;l![e
lJ

E
"
2
iB

1
B

'ffi!!
J
.

D
escription

Investor
D
eveloper

IR
R
H
urdle

D
escription

R
etail

H
ospitality

M
ultifam

ily
D
escription

R
etail

H
os'

M
ultitam

ily
P
refS

P
lit

(P
P
)

90%
10%

8%
LT
C

65%
60%

65%
LT
V

70%
70%

70%
S
plit

#1
75%

25%
18%

R
Ite

Floor
5.00%

5.50%
5.25%

R
Ite

5.25%
5.75%

5.50%
S
plit

#2
65%

35%
24%

Fee
1.0%

1.0%
1.0%

A
m
ort.

(Y
rs)

30
30

30
Thereafter

50%
50%

Fee
1.0%

1.0%
1.0%

G
LA

I
K
eys

I
U
nits

B
asis

Fate

Tenant
Im
provem

ents
Leasing

C
om

m
issions

R
ent

G
row

th

S
tabilized

O
ccupancy

D
evelopm

ent
Y
O
G

D
evelopm

ent
S
pread

D
isposition

C
ap

P
ate

Y
ears

H
eld

C
ost

of5ale

164,000
P
S
F/Y

r
42.00

$
40.00
5.0%
3.0%
95%

7.25%
125

6.00%7
2.00%

80
A
D
R

190.00
$

300
P
S
F

IM
o

2.70
H

iJ
IJ

lu
"
"
'a

:}1
1
1
ijil,rIJ

ti
U
se

Total
S
F

P
re-Leased

%
P
re-Leased

S
F

Lease-U
p

(M
o.)

V
elocity

(M
o.)

R
etail

164,000
55%

90.200
18

4.100
S
F

H
ospitality

37,647
N
A

N
A

N
A

N
A

M
ultifam

ily
300.000

0%
12

25
U
nits

2.5%
75%

9.50%
125

8.25%2
2.00%

3.0%
97%

6.50%
125

5.25%

2
2.00%

R
E
TA

IL
-
P
hase

I
Y
ear

4
Y
ear

5
Y
ear

6
Y
ear

7
6,989,587

7,202,182
7,421,243

(1,694,814)
(424,136)

(371,062)
(209,688)

(216,065)
(222,637)

5085.08>l,
6,56)1961

6,

Y
ear

5
Y
ear

6
Y
ear

7

P
otential

G
ross

Incom
e

(S
tabilization

&
V
acancy

Loss)

(C
am

Leakage)
lfill.M

aim
,

Y
ear

4
H
O
S
P
ITA

LITY
-

P
hase

II

Y
ear

3
Y
ear

8
Y
ear

9
Y
ear

10
Y
ear

11
7,646,967

7,879,557
8,119,221

8,366,175
(382,348)

(393,978)
(405,961)

(418,309)
(229,409)

(236,387)
(243,577)

(250,985)
,469,684

7,696,88

Y
ear

8
Y
ear

9
Y
ear

10
Y
ear

11
5,612,014

5,753,934
5,899,442

6,048,629
(1,766,110)

(907,854)
(508,103)

(520,568)
(3,367,209)

(3,452,360)
(3,539,665)

(3,629,178)~
478,696

1,393,720
1,851,673

1,898,883

Y
ear

8
Y
ear

9
Y
ear

10
Y
ear

11
8,354,127

8,608,226
8,870,054

9,139,845
(2,761,246)

(180,773)
(186,271)

(191,937)
(2,506,238)

(2,582,468)
(2,661,016)

(2,741,953)
3086,643

5,844,986
6,022,766

6,20

Y
ear

8
Y
ear

9
Y
ear

10
Y
ear

11
.1
*
1
!.1
!!:i!

ii!:Ji:ki:
L
4
C
tg
ie
J
C

,..•:1•.

Y
ear

3
P
otential

G
ross

Incom
e

(S
tabilization

&
V
acancy

Loss)

(O
perating

E
xpenses)

'--..-;er.I:U
:1ITIT.

Y
ear

6
M
U
LTIFA

M
ILY

-
P
hase

II

P
otential

G
ross

Incom
e

(S
tabilization

&
V
acancy

Loss)

(O
perating

E
xpenses)

~

Y
ear4

Y
ear3

Y
ear

7
Y
ear

4
Y
ear

5

P
O
R
TFO

LIO

1
4
ffii.ffi'5

't
Y
ear3

Y
ear

5
;r:m

r:
Y
ear

7
Y
ear

6

D
evelopm

ent
C
osts

P
roceeds

from
S
ale

(4,090,461
)

(48,296,551)
(42,842,810)

(62,507,598)
(37,766,015)

(2,328,918)
272,038,912

U
n
levered

C
ashflow

(48,296,551)
U
n
levered

IR
R

10.74%
U
nlevared

EM
1.75

C
onstruction

Loan

P
erm

anent
Loan

:..
•.•
11:1:

:r.:~!h..
"~:Y

"':.Jo.;h
,"

15,582,654
42,842,810

(58,425,463)
75,790,878

(62,831,682)
83,838,813

(11,098,934)
(164,636,007)

37,766,015
(5,022,240)

25,065,667
(5,022,240)

(11,098,934)

Levered
C
ashflow

(32,713,898)
Levered

IR
R

21.60%
Levered

EM
2.59

D
evelopm

ent
Proform

a

er
;1;1:,,,,.

1~!I;w'I'
:\.1

U
S
C
M
R
E
D
N
A
IO
P
2013

C
D



S
ources

R
etail

0
/0

H
ospitality

%
M
ultifam

ily
731,604

4%
3,012,589

6,584,436
36%

27,113,302
10,974,060

60%
55,948,084

:1
'.1

1
.1

1
.1

.
M

I!i.
_:!!M

RI

D
eveloper

(10%
)

E
quity

P
artner

(90%
)

C
onstruction

Lender
~
.e-;"

3,271,390
29,442,508
60,754,381

4%
32%
65%

93,468,279
100%

%
P
ortfolio

%
4%

7,015,583
4%

32%
63,140,246

32%
65%

127,676,525
65%

"'.
197,832,354

100

%
$/S

F
$/U

nit
P
ortfolio

$/S
F

%
16%

46
45,667

29,600,000
59

15%
9%

25
24,500

13,310,104
27

7%
47%

135
135,483

80,906,529
161

41%
7%

21
21,000

33,151,500
66

17%
12%

33
33,497

19,258,138
38

10%
5%

16
15,648

11,405,803
23

6%
0%

1
833

600,000
1

0%
0%

-
5,310,000

11
3%

0%
600,000

1
0%

3%
7

7,284
2,185,338

4
1%

1%
3

3.000
1,504,941

3
1%

Land
A
llocation

S
oft

C
osts

H
ard

C
osts

P
arking

C
onstruction

P
eriod

Interest
C
onstruction

C
ontingency

LE
E
D
-N
D

C
ertification

C
oastal

Loss
ofR

oom
s

In-Lieu
C

oastalA
ffordable

In-Lieu
A

ffordable
H

ousing
In-Lieu

W
etlands

R
evitalization

Fund
~
,i'.'

R
etail

%
$/S

F
H
ospitality

%
$/S

F
$/K

ey
M
ultifam

ily
15,200,000

16%
93

700,000
4%

19
8,750

13,700,000
4,556,575

5%
28

1,403,529
8%

37
17,544

7,350,000
33,133,000

35%
202

7,128,529
39%

189
89,107

40,645,000
26,851,500

29%
164

0%
6,300,000

6,986,754
7%

43
2,222,247

12%
59

27,778
10,049,137

5,998,450
6%

37
712,853

4%
19

8,911
4,694,500

250,000
0%

2
100,000

1%
3

1,250
250,000

0%
5,310,000

29%
141

66,375
0%

600,000
3%

16
7,500

0%
0%

1%
3

112.941
1%

U
ses

S
ources

and
U
ses

m
ade

am
ongst

the
partners

and
m
ay

m
anifest

itselfin
the

form
ofa

sale,
buyout

by
one

party,or
recapitalization.

For
illustrative

purposes,
a
sale

has
been

m
odeled

4
years

follow
ing

com
pletion

of
P
hase

II.
The

decision
to

hold
long-term

for
cash

flow
or

sell
for

appreciation
w
ill

ultim
ately

be
m
ade

by
the

partners,
although

it
is

likely
that

institutional
equity

w
ould

require
an

exit
in

accordance
w
ith

its
fund's

goals.
C
ashing-

out
entitled

land
value

to
enter

into
a
90/10

JV
agreem

ent
provides

both
a

significant
profit

realization
at

the
end

of
entitlem

ents,
as

w
ell

as
ongoing

cash
flow

and
appreciation

(O
ption

1
-
$61.3M

).
U
pon

stabilization,
the

portfolio
w
ill

produce
approxim

ately
$4M

/
year

in
free

cash
flow

after
debt

service.

G
iven

the
recovery

atthis
stage

ofthe
cycle,

the
landow

ner
m
ay

w
ish

to
exit

sooner
than

later

B
elm

onlY
ards

in
order

to
pursue

other
investm

ents.
In

order
to

accom
plish

this,
the

landow
ner

m
ay

choose
to

sell
his

interest
in

the
land

entirely
once

entitlem
ents

are
achieved

(detailed
in

O
ption

2
-
$29.6M

).
If
the

landow
ner

decides
to

sell
his

interest
in

the
land

now
(O
ption

3
-
$25M

),
an

estim
ated

present
value

has
been

calculated,
utilizing

a
discount

rate
com

m
ensurate

w
ith

the
risks

associated
w
ith

the
S
E
A
D
IP

revision
and

entitlem
ent

process.

C
O

N
TR

IB
U

TED
LA

N
D

VA
LU

E

In
order

to
arrive

ata
contributed

land
value

atthe
tim

e
ofdevelopm

ent,
each

product's
proform

a
is

m
odeled

to
a
m
axim

um
land

value
in

order
to

achieve
a
predeterm

ined
stabilized

yield
on

cost
(R
etail:

7.25%
,
H
ospitality:

9.50%
,
M
ultifam

ily:
6.50%

).
Ifthe

landow
ner

chooses
to

stay
in
the

dealthrough
a
joint

venture,
and

the
contributed

land
value

is
greater

than
the

landow
ner's

10%
participating

equity
stake

(90/10
deal),

the
equity

partner
w
ill

cash
out

the
landow

ner
in

order
to

rebalance
the

capital
stack.

R
ISK

M
ITIG

A
TIO

N
-

EN
TITLEM

EN
T

PER
IO

D
B

R
ID

G
E

LO
A

N

IfP
hase

I
is

not
approved

prior
to

plan
revision

and
the

entitlem
ent

period
is
5
years

for
R
etail,

H
ospitality,

and
M
ultifam

ily,
financing

m
ust

be
procured

forthis
extended

entitlem
ent

tim
efram

e.
B
y
procuring

a
bridge

loan
sized

according
to

the
cash

flow
ofthe

existing
S
eaport

M
arina

hotel
operations,

the
landow

ner
w
ill

be
in

a
stronger

position
w
ith

regards
to

equity
capital

needs.W
ith

an
estim

ated
annual

cash
flow

of
$800K

-
$1

M
,

the
hotel

operations
w
illsupport

an
interest-only



_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_
_

E
J
.
N
A
N
C
l
A
L
A
N
A
L
.

bridge
loan

of
approxim

ately
$5M

-$6M
.
U
pon

funding
of

each
of

the
3
construction

loans,
each

developm
ent

w
ill

absorb
its

pro-
rata

share
ofthe

entitlem
ent

expenses,
allow

ing
the

bridge
loan

to
be

repaid.
The

landow
ner

w
illbe

com
pensated

forthis
carrying

cost
through

either
the

contribution
or

sale
of

the
entitled

land.
S
am

ple
term

s
for

bridge
loan

are
as

follow
s:

a.
Term

:3
years

+
2,

1-Y
earextensions

b.
R
ate:6%

,I/O
c.

D
ebtY

ield:
12%

W
ETLA

N
D

S
R

ESTO
R

A
TIO

N
FU

N
D

A
fter

num
erous

m
eetings

w
ith

the
C
ity

ofLong
B
each,

neighboring
property

ow
ners,

the
Los

C
erritos

W
etlands

Trust,
and

the
public

at
large,

w
e

believe
it
is

reasonable
to

assum
e

that
a
revised

S
E
A
D
IP

w
ill

encourage
denser

developm
ents

containing
a
m
ix

of
uses,

coupled
w
ith

a
relaxed

height
lim

it.
G
iven

this
change

in
intensity,

m
itigations

w
ill

be
necessary

to
accom

m
odate

new
developm

ent
and

traffic
in
the

area.
In
order

to
reinforce

a
strong

com
m
itm

ent
to

the
district,

$3
per

constructed
square

foot
has

been
contributed

to
a
trust

fund
for

the
sole

purpose
of

funding
im
provem

ents
to

the
Los

C
erritos

W
etlands

and
surrounding

infrastructure;
this

represents
a
total

project-level
contribution

of
$1

.5M
.
These

infrastructure
im
provem

ents
m
ay

include,
but

are
not

lim
ited

to:

W
etlands

R
estoration

A
ccess

&
E
ducation

Traffic
M
itigation

C
O

A
STA

L
C

O
M

M
ISSIO

N
-

LO
SS

O
F

R
O

O
M

S
(A

FFO
R

D
A

B
LE

R
O

O
M

S

C
oastal

C
om

m
ission

has
set

the
follow

ing
fee

precedents
regarding

hotel
redevelopm

ent
projects:

Ifthe
num

ber
of

replacem
ent

keys
is
less

than
the

num
ber

of
existing

keys,the
C
oastal

C
om

m
ission

fee
is
$30K

/
key

Ifthe
replacem

ent
hotel

is
not

deem
ed

affordable,
the

C
oastal

C
om

m
ission

fee
is

$30K
/
key,m

ultiplied
by

25%

B
elm

ont
Y
ards

anticipates
replacing

80
of

the
existing

257
room

s
of

the
S
eaP

ort
M
arina

H
otel,

w
hich

is
anticipated

to
cause

a
$5.3M

non-replacem
ent

fee,
as

w
ell

as
a
$600K

non-affordable
fee

by
the

C
oastal

C
om

m
ission.

The
developer

w
ill
attem

pt
to

m
ake

the
argum

ent
that

160
of

the
current

hotel
room

s
do

not
function

as
such,

and
do

not
produce

TO
T
for

the
C
ity

of
Long

B
each.

Ifsuccessful,
this

reduction
w
ould

directly
benefit

residual
land

value
for

the
ow

ner.
S
hould

the
redevelopm

ent
not

replace
any

ofthe
257

hotel
room

s,
C
oastal

C
om

m
ission

w
ould

likely
levy

a
fee

of$7.7M
.

O
ption

1:
C
ontribute

E
ntitled

Land
to

90/10
JV

-•••.I:.-:f:l:

I
R
esidual

land
V
alue

(B
ase

C
ase)

R
etail

H
ospitality

M
ultif~

Total
I

C
ash

O
ut

(IfC
ontributed

90/10)
11,928,610

(31,604)
10,687,411

22,584,417
Future

P
articipation

Through
H
old

P
er.

18,214,005
2,130,029

18.451,477
38,795,510

~~"''''io'
Total

Landow
ner

P
otential

P
rof~

..~]~
•
...

R
esidual

Land
V
alue

(If
S
old)

15
200,000

7
O

O
.a

O
O

13
700.000

··..-;r.rIT
~r~It'

O
ption

2:
S
ell

E
ntitled

Land
to

D
eveloper

D
eveloped

S
F

37.647
300,000

164,000
501,647

O
ption

3:
S
ell

Land
Today,

'A
s
Is'(P

re-

E
ntitlem

ents)

D
iscount

R
ate

E
ntitlem

ent
P
eriod

(Y
ears)

0.0%
ao%
5.00

8.0%
5.00

-,I.I'I.I.
'••..t;"EI'J:~

-
.I
_
f
,

:.r.I.IC
{!}:

R
esidual

V
alue

-
B
ase

C
ase

/:
V
iew

of
M
ulti-Fam

ily
B
uildings

from
M
arina

U
S
C
M
R
E
D
N
A
IO
P
2013
C
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PR
O

JEC
T

FISC
A

L
B

EN
EFJTA

N
A

LYSIS

B
urdened

by
years

of
budget

deficits
and

the
loss

of
its

redevelopm
ent

agency
w

hich
generated

nearly
$1O

O
M

of
revenue

per
year,

Long
B
each

is
in

dire
need

ofa
new

and
significant

revenue
source.

A
ccording

to
the

Long
B
each

B
udget,

the
city

has
elim

inated
770

fulltim
e

em
ployees

over
the

last7
years

as
a

result
ofbudget

shortfalls.
In

addition,
Long

B
each

has
had

to
restructure

its
International

M
achinists,

P
olice

and
Fire

pension
plans

to
prevent

further
budget

deficits.

The
fiscal

benefit
analysis

below
details

projected
property,

sales,
and

TO
T

tax
revenues

from
B
elm

ont
Y
ards.

A
nnual

Project
Fiscal

B
enefit

to
C
ity

of
Long

B
each

Property
Taxes

.'
'.

".
,-

H
otel

20,400,000
204,000

26,520
13%

R
etail

107,600,000
1,076,000

139,880
13%

M
ultifam

ily
101,700,000

1,017,000
132,210

13%
Total

$
229,700,000

$
2.297,000

$
298,610

13%

Sales
and

Transient
O

ccupancy
Taxes

G
ross

Sales
Taxes

Paid
Long

B
each

Share
R
etail

(8_75%
)

160,000,000
14,400,000

144,000
1%

H
otel

(12%
TO

T)
4,380,000

525,600
525,600

100%
'"

"50']6of
TO

Trevenue
allocated

to
LongB

each
Tourism

F
und

Total
A

nnual
R
evenue

for
Long

B
each

$
1,266,820

I

TO
T

R
evenue

C
om

parison:
N

ew
B
outique

H
otel

v.
Existing

Seaport
M

arina
H

otel
'-

-

Existing
Seaport

M
arina

H
otel

1,100,000
132,000

N
ew

B
outique

H
otel

4,380,000
525,600

398%

W
e

estim
ate

the
project

w
ill

generate
over

$1,266,000
of

direct
property,

sales
and

transit
oriented

tax
revenue

to
the

C
ity

of
Long

B
each's

general
fund.

The
new

boutique
hotel

itself
w

ill
create

a
390%

increase
in

annual
TO

T
revenues-a

significant
increase

from
w

hat
is

being
generated

today.

The
w

in-w
in

com
bination

of
revenue

creation
for

the
C

ity
w

ith
a

design
conform

ing
to

the
LocalC

oastal
P
lan

should
create

a
favorable

approval
process

to
m

itigate
entitlem

ent
risk.

C
R

EA
TIN

G
VA

LU
E

TH
R

O
U

G
H

A
PU

B
LIC

-PR
IVA

TE
PA

R
TN

ER
SH

IP:

The
C

ity
encourages

a
project

that
"thinks

big",
"provides

direct
access

to
the

w
ater",

and
im

proves
connection

betw
een

the
adjacent

shopping
centers.

A
phased

entitlem
ent

strategy
that

studies
m

ultiple
options

w
ill

im
plem

ent
S
E
A
D

IP
's

goal
of

increasing
connectivity

by
im

proving
the

parking
lots

bifercating
B
elm

ont
Y
ards

from
the

w
ater.

W
e

propose
linking

the
project

to
the

w
ater

by
ground

leasing
the

C
ity

ow
ned

surface
parking

lots
betw

een
the

m
arina

and
M

arina
D

rive
to

develop
public

space,
restaurants,

and
a

full
service

w
aterfront

hotel.
This

w
ill

im
prove

public
access

to
the

coast,
better

link
the

project
to

surrounding
properties,

and
create

a
"front

door"
to

A
lam

itos
B
ay.

P
roperty

that
currently

yields
no

m
unicipal

revenue
w

ill
provide

a
fiscal

benefit
to

a
city

in
need

ofadditional
revenue

sources.
M

ost
likely

the
C

ity
w

ould
issue

an
R

FP
to

choose
the

developer/operator
ofthe

ground
leased

public
land.

B
elm

ont
Y
ards

w
ould

be
a

logical
potential

operator
because

the
collective

project
w

ould
connect

adjacent
parcels.

O
perating

the
tw

o
separated

parcels
as

one
project

w
ould

create
an

efficient
shared

parking
solution

that
no

other
potential

ground
lessee

could
offer.

M
inim

um
parking

required
for

boat
ow

ners
w

ould
be

preserved
through

a
deed

restriction.
C

osts
of

infrastructure
im

provem
ents

w
ould

be
shared

betw
een

the
project

and
the

C
ity.

O
ur

goal
is

for
investors,

the
com

m
unity

and
the

C
ity

to
share

in
the

fiscal
benefits

created
by

this
public-private

partnership.

V
iew

of
P
edestrian

B
ridge

over
M

arina
D

rive

U
S
C

M
R

E
D

N
A
IO

P
2013e
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