








TERM SHEET EXHIBIT A — PARCEL 1s
November 10, 2005

Term Sheet Les:see Proposal "
Template Item | Fuel Dack Facllity — Parcel 15

A reasonably detailed, written narrative descrlptlon of the work to be done,
including each of the followmg

@ All new construction and renovation -
. o Timing for the start of the work
o Timing for the complietion of the work

The narrative shall include all appllcable components of the pro;ect, grouped
as set forth below,

a) Apartments, Office aind Commercial (Note: for renovation-only apartment
- projects, use “"Renovation Comparison Worksheet” instead of this section) -

¢ Demolition | Complete demolition of the existing commercial -

{of existing , building (approximately 1,000 square feet), parking lot,
improvements prior | [andscape elements, and fuel delivery systems (with
to commencing the exception of the underground storage tanks),
work) : - | except as may be preciuded by regulatory agencies.

# New building Construction of a new marine commercial bullding on
construction land containing approximately 1400 square feet and

limited to the height of the existing structure and
construction of a new dock kiosk containing
approximately 1600 square feet. The buildings will
provide replacement space for the existing public
bathrooms and boater storage lockers plus
approximately 2,000 square feet of new space.

¢ Remodeled Not applicable, as this project involves complete

~ building exteriors demolition of existing improvements and reqmres new

construction.
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Term Sheet
Template Itern

Lessee Proposal -

| Fuel Dock Facility — Parcel 15

e Remodeled
building interiors

Not applicable, as this perect involves complete
demolition of existing improvements and requ1res new .
constructlon _

e Remodeled interior
building common
‘areas

Not appl:cable, as this pm]ect involves complete

‘demolition of existing improvements and requires new

construction. -

e | Remodeled exterior
~ building common
areas

Not appllcable, as this pr0]ect involves complete
demolition of existing improvements and requires new
construction. _ .

e landscaping

The exterior of the property shall be landscaped to the

-extent possible with drought resistant plantings and

incorporate the use of flowers and mounds to give
color and visual relief to the site and shall include two
over-the-water view platforms of approxnmately 300
square feet combined. .

| b) Marina

~ e Replacement of
docks and slips,
including design
and materials

Complete replacement of the ex15t|ng docks (contalmng _
an approximately 210 lineal foot fuel dock, an
approximately 400 square foot round dock office, and
side-tie space), with an approximately 250 lineal foot
fuel dock, an approximately 1500 square foot dock

‘kiosk, 8 single slips, a water taxi berth, a large-vessel

guest dock not less than 170 lineal feet, a guest dmghy_

| basin to accommodate not less than 6 dinghies, not

less than two pumpouts, high-speed fuel pumps, - _
provision of not less than 4 types of fuel, an automatic
payment system, bait pens, and a fish weigh-station;
docks to be made of concrete or other matenal '
acceptable to the DII"ECtOI‘

¢ Retention of _
- existing slip count,
" including slip count
before and after by
slip size

| The existing dock configuration contains no single sllps,

the new docks shall contain 8 single slips, including 3-
slips of 50 lineal feet or greater and 5 siips of at least
30 lineal feet each.

b
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Term Sheet
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T Zessee Proposal

Fuel Dock Facility — Parcel 15

Retention of
marine commercial
facilities, including
area count before
and after for each

: category

_Replacement of approximately 1,000 square feetof
landside marine commercial space and replacement of
approximately 400 square feet of marine commercial

space located on the docks.

¢) Promenade .

Walkway design
and materials

Construct and maintain a waterfront promenade to run

the length of the bulkhead, in compllance with the LCP
-and Marina guidelines. 1

Fencing desigli and
materials

Fencmg deSIQn and materials shaH be in cqmphance

{ with the LCP and Marina guidelines.

Lighting design and materiais shall be in compliance

o Lighting design and
materials with the LCP and Marina guidelines.
-d) Signage
» New signage _ .Attractwe signage shall be provided on the Iands:de -
program entrance to the project on Bora Bora Way and on the

| waterside entrance to the project from the Main -

Channel, to express both land and water entrances to -
the project. :
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Template Ilem

Preliminary ns fo all work to b de

Lessee Proposal
Fuel Dock Facility — Parcel 1S

a) Site Plan

» Reduced color site
plans {(8.5x11 or
11x17), showing -
work described
above, including all
structures,
hardscape,
promenade,
landscaping and
slips

“See Exhibit A-1, “Parcel 15 — Site Plan”

b} Building E_Iev'ation

e A redui:ed color
- elevation (8.5x11

"or 11x17) drawing -

that shows all new
and/or renovated
building elevations

Elevations”

TSee Exhibit A2, “Parcel 15 — Water Side Building

Also see Exhibit A-3, “Parcel 15 — Land Side Building

Elevations”

" | ¢} Landscape Plan

If not already
" included in the
above materials

See Exhibit A-1, “Parcel 1S - Site Plan”

-d) Dock Plan

o Dock construction
plan, including
physical layout of
docks and slips

See Exhibit A-1, “Parcel 15 - Site Plan®
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Term Sheet B - Lessee Proposal
Template Item fuel Dock Facility — Parcel 1S

a) Budget worksheet

. Estim ated cost for | |PEVELOPER CONSTRUCTIGN COSTS -
‘all-of the work '
- agreed upon : Dock Harg Costs ' $738,776;
S Landside Hard Costs - ' $1,931,937
Soft Costs S : $1,573,507
TOTAL DEVELOPMENT COSTS - ' $4,244.220|
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EXHIBIT C

ASSIGNMENT STANDARDS

These standards are to apply to proposed transactions requiring County’s consent pursuant to
Section 11.2 of the Lease. These standards and conditions are not to apply to (a) an assignment
for the purpose of securing leasehold financing of the parcel by an encumbrance holder approved
by County, (b) the transfer of the leasehold in connection with a foreclosure or transfer in lieu of
foreclosure by an approved lender, or (c) the first transfer by that encumbrance holder if it has
acquired the leasehold through a foreclosure or a transfer in lieu of foreclosure.
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The proposed lessee and Major Sublessee (if applicable) must have a net worth
determined to be sufficient in relation to the financial obligations of the lessee
under the Lease (equal to at least six (6) times the total Annual Minimum Rent
and Percentage Rent due to County for the most recent fiscal). A letter of credit,
cash deposit, guarantee from a parent entity or participating individual(s) having
sufficient net worth or similar security satisfactory to the County may be
substituted for the net worth requirement. If the proposed transferee’s net worth
is materially less than the transferor’s, County may disapprove the assignment or
require additional security such as that described in the previous sentence.

The proposed lessee (or Major Sublessee, if applicable) must have significant
experience in the construction (if contemplated), operation and management of
the type(s) of Improvements existing on or to be constructed on the Premises, or
provide evidence of contractual arrangements for these services with providers of
such services satisfactory to the County. Changes in the providers of such
services and changes to the contractual arrangements must be approved by the
County. All approvals of the County will not be unreasonably withheld or
delayed.

The individual or individuals who will acquire Lessee’s interest in this Lease or
the Premises, or own the entity which will so acquire Lessee’s interest,
irrespective of the tier at which individual ownership is held, must be of good
character and reputation and, in any event, shall have neither a history of, nor a
reputation for: (1) discriminatory employment practices which violate any
federal, state or local law; or (2) non-compliance with environmental laws, or any
other legal requirements or formally adopted ordinances or policies of the County.

The price to be paid in connection with the transaction shall not result in a
financing obligation which jeopardizes the Lessee’s (or Magor Sublessee’s) ability
to meet its rental obligations under the Lease or the Major Sublease. Market debt
service coverage ratios and leasehold financial performance, at the time of the
Proposed Transfer, will be used by County in making this analysis.

If the proposed transferee is an entity, rather than an individual, the structure of
the proposed transferee must be such that (or the assignee must agree that) the
County will have reascnable approval rights regarding any future direct or
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indirect transfers of interests in the entity or the Lease as required under the
Lease; provided however, that a transfer of ownership of a publicly held parent
corporation of Lessee that is not done primarily as a transfer of this leasehold will
not be subject to County approval.

The terms of the proposed assignment will not detrimentally affect the efficient
operation or management of the leasehold, the Premises or any Improvements
thereon.

The proposed transferee does not have interests which, when aggregated with all
other interests granted by County to such transferee, would violate any policy
formally adopted by County restricting the economic concentration of interests
granted in the Marina del Rey area, which is uniformly applicable to all Marina
del Rey lessees.

The transfer otherwise complies with the terms of all ordinances, policies and/or
other statements of objectives which are formally adopted by County and/or the

County Department of Beaches and Harbors and which are uniformly applicable
to persons or entities with rights of occupancy in any portion of Marina del Rey.
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