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County of Orange

County Executive Office — Real Estate
400 West Civic Center Drive, 5th Floor
Santa Ana, California 92701

Subject: Christian Gagne
Senior Real Property Agent

Subject: Boat Slip Rental Rate Study
The Marina at Dana Point
34555 Casitas Place
Dana Point, California 92629

In accordance with your request and authorization, I have conducted a rental
rate study pertaining to the various boat slip sizes at Dana Point Harbor, as
rented to individual boaters. The indicated rental rates are expressed on a rate
per lineal foot basis, as a range of fair market rent for each slip size. The date
of value employed in this study is June 1, 2025, said date being the upcoming
rental adjustment date.

The subject property represents the marina (water) area which is part of a larger
Master Ground Lease agreement between the County of Orange and Dana Point
Harbor Partners, LLC (DPHP). The appraisal study pertains to the fair market
rent applicable to the boat slips only, which represent leasehold improvements.
The appraisal study does not address or consider the underlying ground lease,
leased fee or fee simple interest in the subject property, or applicable ground
rent and terms of the Master Ground Lease Agreement. The appraisal study is
only intended to set forth the fair market rental rate range for the various boat
slips (leasehold improvements and associated water area) that would be
charged to the boater sub-tenants. Refer to the Subject Property Section for a
general discussion of subject property marina, related water area, the subject
boat slip sizes, amenities, and related information.
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County of Orange
County Executive Office — Real Estate
Attention: Christian Gagne

Senior Real Property Agent
May 9, 2025
Page 2

The purpose of this appraisal report is to set forth an estimate of the fair market
rental rate range for the various boat slip sizes at the subject Dana Point Harbor
marina, expressed as a rate per lineal foot. Based on the analysis contained in
the accompanying report, the fair market rental rate range deemed applicable
to the various boat slips sizes at the subject Dana Point Harbor, as of June 1,

2025, is summarized as follows:

Boat Slip Rates:

Fair Market Rates-Range

Size Lower Upper

15' $25.00 If $31.00 If
20' $30.00 If $36.00 If
21" $31.00 If $37.00 If
22' $32.00 If $38.00 If
24' $33.00 If $39.00 If
25' $34.00 If $40.00 If
26' $35.50 If $41.50 If
28' $37.50 If $43.50 If
30' $42.00 If $48.00 If
31 $42.50 If $48.50 If
32' $43.00 If $49.00 If
35' $47.00 If $53.00 If
40' $58.00 If $64.00 If
41" $59.00 If $65.00 If
42" $60.00 If $66.00 If
44’ $61.00 If $67.00 If
45" $62.00 If $68.00 If
48" $68.00 If $74.00 If
50' $68.00 If $74.00 If
52' $71.00 If $77.00 If
55' $75.00 If $81.00 If
56' $76.00 If $82.00 If
58' $78.00 If $84.00 If
60+' $80.00 If $86.00 If
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County of Orange
County Executive Office — Real Estate
Attention: Christian Gagne

Senior Real Property Agent

May 9, 2025
Page 3

This appraisal report has been prepared in accordance with the reporting
requirements set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP), under Standard Rule 2-2(a) as a compete Appraisal Report.

If you require any additional information from our file, it would be appreciated

if you would contact the undersigned.
Very truly yours,

R. P. LAURAIN & ASSOCIATES, INC.

e

7 MAI, ASA

rtified General Real Estate Appraiser
California Certification No. AG 025754
Renewal Date: April 16, 2027

JPL:cl
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DATE OF VALUE

The date of value (effective date) employed in this report, and all opinions and
computations expressed herein, is based on June 1, 2025. Said date being eh
next anticipated rental adjustment date for the subject boat slips.

PURPOSE OF THE APPRAISAL

The purpose of this appraisal report is to set forth an estimate of the fair market
rental rate range for the various boat slip sizes at the subject Dana Point Harbor
marina, expressed as a rate per lineal foot. The definition of market value and
market rent is set forth in the following portion of this section following the
heading "Terms and Definitions.”

Further, it is the purpose of this appraisal report to provide an outline of certain

factual and inferential information which was compiled and analyzed in the
process of completing this appraisal study.

PROPERTY RIGHTS APPRAISED

The property rights appraised herein pertain to the Boat Slip rates (rent) at the
subject marina. By nature, the master lessee has a leasehold interest in the
marina land and water areas. The boat slip rental rates represent the rates
charge to the subtenants, having a sub-leasehold interest.

Fee simple is defined as, "An absolute fee; a fee without limitations to any
particular class of heirs, or restrictions, but subject to the limitations of eminent
domain, escheat, police power, and taxation. An inheritable estate."

A leasehold interest is defined as, “"The right to use and occupy real estate for a
stated term and under certain conditions as conveyed by a lease agreement.”
Further, a leasehold interest has a monetary market value (commonly known
as bonus value) when (1) there is a difference between the market rent and the
actual (contract) rent, (2) the remaining lease term is long enough to be
marketable, and (3) the lease allows subletting or assignment.
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CLIENT

The client for this appraisal assignment is the County of Orange County
Executive Office — Real Estate, and specific representatives thereof.

INTENDED USER OF APPRAISAL

The intended user of this appraisal report is the client, and specific
representatives thereof. It is understood that the Appraisal Report may also be
utilized by other County staff and elected officials.

INTENDED USE OF APPRAISAL

It is understood that this appraisal will be utilized by the intended user to
determine the fair market rental rates applicable to the subject boat slips, for
information purposes.
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CERTIFICATION

The undersigned hereby certify that:

I have personally inspected the subject property, being representative
boat slips and the larger marina water area, that is the subject of this
report. Ie have no present or contemplated future interest in the real
estate which is the subject of this appraisal report. Also, I have no
personal interest or bias with respect to the subject matter of this
appraisal, or the parties involved in this assignment.

My engagement in this assignment and the amount of compensation are
not contingent upon the reporting or development of predetermined
values, direction in value that favors the cause of the client, the amount
of the value opinion, the attainment of predetermined or stipulated
results, or the occurrence of a subsequent event directly related to the
intended use of this appraisal. Also, to the best of my knowledge and
belief the statements of fact contained in this appraisal report, upon
which the analyses, opinions, and conclusions expressed herein are
based, are true and correct.

This appraisal report sets forth all of the assumptions and limiting
conditions (imposed by the terms of this assignment or by the under-
signed), affecting our personal, impartial, and unbiased analyses,
opinions, and conclusions.

The reported analyses, opinions, and conclusions were developed, and
this report has been prepared, in conformity with (1) the Uniform
Standards of Professional Appraisal Practice (USPAP), and (2) the Code
of Professional Ethics and Standards of Professional Appraisal Practice
of the Appraisal Institute.

I have completed the continuing education program for Designated
Members of the Appraisal Institute, as well as the State of California and
the American Society of Appraisers. The use of this report is subject to
the requirements of the Appraisal Institute relating to review by its duly
authorized representatives. Note that duly authorized representatives of
said organizations have the right to review this report.
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CERTIFICATION (Continued)

Joshua C. Laurain assisted with certain market research and analysis;
no other person provided significant professional assistance. I have
performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report, within the three-
year period immediately preceding acceptance of this assignment.

%M-—-———-—-
Zz— il i

Jc;ﬁ/’P. Laurain MAI, ASA

Cefrtified General Real Estate Appraiser
California Certification No. AG 025754
Renewal Date: April 16, 2027

R. P. LAURAIN

& ASSOCIATES

APPRAISERS - ANALYSTS

1-4



SCOPE OF THE APPRAISAL

In connection with the subject appraisal study, the appraiser has performed the
following:

1. The appraiser has been retained, and has accepted the
assighment, to make an objective analysis and valuation study
of the subject property and to report, without bias, the fair
market rental rates applicable to the various boat slips. The
subject property is described in the Subject Property
Description Section of this report.

2. Toured the general area by automobile to become acquainted
with the extent, condition and quality of nearby developments,
sales and offerings in the area, density and type of
development, topographical features, economic conditions,
trends toward change, etc.

3. Walked within the subject property neighborhood to become
acquainted with the current particular attributes or
shortcomings, of the subject property.

4. Completed an on-site inspection of the larger marina and
representative boat slips applicable to the subject property, for
the purpose of becoming familiar with certain physical
characteristics.

5. Made a visual observation concerning public streets, access,
drainage, and topography of the subject property.

6. Obtained information regarding public utilities, including
sanitary sewer, available at the subject property.

7.0btained information regarding the various marinas
considered herein, and related rental data including but not
limited to the number of slips, slip sizes, utilities, dock
improvements, amenities, rental rates, occupancy, etc.

8. Taken photographs of the subject property, together with
photos of the immediate environs.

R. P. LAURAIN
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SCOPE

10.

11.

12.

13.

14.

15.

16.

OF THE APPRAISAL (Continued)

.Made a search of public records for factual information

regarding recent rents applicable to the subject properties.

Reviewed current maps, zoning ordinances, and other material
for additional background information pertaining to the subject
marinas and rental data properties.

The appraiser has attempted to visualize the subject property
as it would be viewed by a willing and informed lessor, as well
as a willing and informed lessee.

The appraiser has interviewed various persons, in both public
and private life, for factual and inferential information helpful
in this appraisal study.

The appraiser has formed an opinion of the highest and best
use applicable to the property appraised herein.

The appraiser has made a search for recent marina rental data,
and obtained certain information pertaining to each rental data
property.

The appraiser has formed an estimate of the fair market rent
range, expressed as rates per lineal foot, as applicable to the
differing boat slip sizes, by application of the Direct Rental
Comparison Approach.

The appraiser has prepared and delivered this appraisal report
in accordance with the Uniform Standards of Professional
Appraisal Practice, and in summation of all the activities
outlined above.
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is made with the following understanding as set forth herein:

1. This narrative Appraisal Report is intended to comply with
reporting requirements set forth in the Uniform Standards of
Professional Appraisal Practice, under Standard Rule 2-2(a),
for an Appraisal Report. The information contained in this
report is specific to the needs of the client; no responsibility is
assumed for the unauthorized use of this report.

2. Title to the subject property is assumed to be good and
merchantable. Liens and encumbrances, if any, have not been
deducted from the final estimate of value. The vesting and
Master Lessee information was obtained from County records,
and has been relied upon as being accurate; the subject
property has been appraised as though under responsible
ownership. The legal description is assumed to be accurate.

3. The appraiser assumes there are no hidden or unapparent
conditions of the subject property, subsoil, structures, or other
improvements, if any, which would render it more or less
valuable, unless otherwise stated. Further, the appraiser
assumes no responsibility for such conditions or for the
engineering which might be required to discover such
conditions. The property appraised is assumed to meet all
governmental codes, requirements, and restrictions, unless
otherwise stated.

4. No soils report pertaining to the subject property was provided
to the appraisers; therefore, information, if any, provided by
other qualified sources pertaining to these matters is believed
accurate, but no liability is assumed for such matters. Further,
information, estimates, and opinions furnished by others and
contained in this report pertaining to the subject property and
market data were obtained from sources considered reliable,
and are believed to be true and correct. No responsibility,
however, for the accuracy of such items, can be assumed by
the appraiser.

5. Unless stated otherwise, it is assumed there are no encroach-
ments, easements, soil toxics, or other physical conditions
adversely affecting the value of the subject property.

R. P. LAURAIN
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued)

6. No report(s) pertaining to mold, organic toxins, or chemical
substances at the subject property was provided to the
appraiser; therefore, information, if any, provided by other
qualified sources pertaining to these matters is believed
accurate, but no liability is assumed by the appraisers for such
matters. That unless otherwise stated herein, the subject
property has been appraised assuming the absence of mold,
organic toxins, the presence of asbestos, or other organic
and/or chemical substances which may adversely affect the
value of the subject property.

7. No opinion is expressed regarding matters which are legal in
nature or which require specialized investigation or knowledge
ordinarily not employed by real estate appraisers, even though
such matters may be mentioned in the report.

8. No oil or mineral rights have been included in the opinion of
value expressed herein. Further, that oil or mineral rights, if
existing, are assumed to be at least 500 feet below the surface
of the land, without the right of surface entry.

9. The valuation of the property appraised is based upon econo-
mic and financing conditions prevailing as of the date of value
set forth herein. Further, the valuation assumes good, compe-
tent, and aggressive management of the subject property.

10. The appraiser has conducted an on-site inspection of the larger
marina and a representative number of boat slips. The compar-
able data was inspected based on prior appraisal studies and/or
via public aerial, mapping, and related information obtained
during the market research process. Should subsequent
information be provided relative to changes or differences in
(1) the quality of title, (2) physical condition or characteristics
of the properties, and/or (3) governmental restrictions and
regulations, which would increase or decrease the value of the
subject property, the appraisers reserve the right to amend the
final estimate of value.
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ASSUMPTIONS AND LIMITING CONDITIONS (Continued)

11. The appraiser, by reason of this appraisal, is not required to
give testimony in court or at any governmental or quasi-
governmental hearing with reference to the property
appraised, unless contractual arrangements have been previ-
ously made therefor.

12. Drawings, maps, and other exhibits in this report are for
illustration purposes only and are not necessarily prepared to
standard engineering or architectural scale.

13. This report is effective only when considered in its entire form,
as delivered to the client. No portion of this report will be
considered binding if taken out of context.

14. Possession of this report, or a copy thereof, does not carry with
it the right of publication, nor shall the contents of this report
be copied or conveyed to the public through advertising, public
relations, sales, news, or other media, without the written
consent and approval of the appraisers, particularly with
regard to the valuation of the property appraised and the
identity of the appraiser, or the firm with which they are
connected, or any reference to the Appraisal Institute, or the
American Society of Appraisers, or designations conferred by
said organizations.

15. The form, format, and phraseology utilized in this report,
except the Certification and Terms and Definitions, shall not be
provided used by any other real estate appraiser, economist,
broker, salesperson, property manager, valuation consultant,
investment counselor, or others, without the written consent
and approval of John P. Laurain.

16. This appraisal is considered completely confidential. The
appraisers will not disclose, in whole or in part, the contents of
this appraisal, with anyone other than the client or persons
designated by the client.
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TERMS AND DEFINITIONS

Certain technical terms have been utilized in this report, which are defined
herein, for the benefit of those who may not be fully familiar with said terms.

MARKET VALUE (or Fair Market Value):

Market value is defined in Title XI of the Financial Institutions Reform, Recovery,
and Enforcement Act of 1989 (FIRREA) as follows:

"The most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair
sale, the buyer and seller each acting prudently and knowl-
edgeably, and assuming the price is not affected by undue stim-
ulus. Implicit in this definition is the consummation of a sale as of
a specified date and the passing of title from seller to buyer under
conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in
what they consider their own best interests;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. dollars or in terms of
financial arrangements comparable thereto; and

5. The price represents the normal consideration for the property
sold unaffected by special or creative financing, or sales
concessions granted by anyone associated with the sale."

MARKET RENT:

Market Rent is defined in The Dictionary of Real Estate Appraisal, Fifth Addition,
as follows:

"The most probable rent that a property should bring in a competitive and open
market reflecting all conditions and restrictions of the lease agreement,
including permitted uses, use restrictions, expense obligations, terms,
concessions, renewal and purchase options, and tenant improvements (Tis).”

R. P. LAURAIN
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TERMS AND DEFINITIONS (Continued)
SALES COMPARISON APPROACH:

The Sales Comparison Approach is one of the three accepted methods of
estimating Market Value. This approach consists of the investigation of recent
sales of similar properties to determine the price at which said properties sold.
The information so gathered is judged and considered by the appraisers as to
its comparability to the subject property. Recent comparable sales are the basis
for the Sales Comparison Approach.

COST APPROACH:

The Cost Approach is another accepted method of estimating Market Value. This
approach consists of estimating the new construction cost of the building and
yard improvements and making allowances for depreciation. The depreciated
reconstruction value of the improvements is then added to the Land Value
estimate gained from the Sales Comparison Approach. The sum of these two
figures is the value indicated by the Cost Approach.

INCOME CAPITALIZATION APPROACH:

The Income Capitalization Approach consists of capitalizing the net income of
the property under study. The capitalization method studies the income stream,
allows for (1) vacancy and credit loss, (2) fixed expenses, (3) operating
expenses, and (4) reserves for replacement (if applicable), and estimates the
amount of money which would be paid by a prudent investor to obtain the net
income. The capitalization rate is usually commensurate with the risk and may
be adjusted for future depreciation or appreciation in value.

DEPRECIATION:

Used in this appraisal to indicate a lessening in value from any one or more of
several causes. Depreciation is not based on age alone, but can result from a
combination of age, condition or repair, functional utility, neighborhood influ-
ences, or any of several outside economic causes. Depreciation applies only to
improvements. The amount of depreciation is a matter for the judgment of the
appraisers.

HIGHEST AND BEST USE.:

Used in this appraisal to describe that private use which will (1) yield the
greatest net return on the investment, (2) be permitted or have the reasonable
probability of being permitted under applicable laws and ordinances, and (3) be
appropriate and feasible under a reasonable planning, zoning, and land use
concept.
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SUBJECT PROPERTY

The purpose of the appraisal study is to provide a range of fair market rent for
the various boat slip sizes at Dana Point Harbor, as rented to individual boaters.
The subject property represents the marina (water) area which is part of a larger
Master Ground Lease agreement between the County of Orange and Dana Point
Harbor Partners, LLC (DPHP). The larger ground lease area includes both the
marina (water) area as well as certain adjacent northerly land area, as part of
a larger redevelopment project commonly known as the Dana Point Harbor
Revitalization project.

Per the County of Orange website, the project includes (1) the subject Marina
(water) area, which will includes the construction of new boat slips currently
under development in a phased construction program to be completed in 2028,
(2) a Commercial Core (land) area which will include approximately 120,000
square feet of commercial retail, shops, and restaurants as well as a three level
parking structure with “nearly 1,000 spaces,” and (3) hotel development
consisting of two new hotels, boater service building, and associated parking.

As noted, however, the appraisal study pertains to the fair market rent
applicable to the boat slips only, which represent leasehold improvements. The
appraisal study does not address or consider the underlying ground lease,
leased fee or fee simple interest in the subject property, or applicable ground
rent and terms of the Master Ground Lease Agreement. The appraisal study is
only intended to set forth the fair market rental rate range for the various boat
slips (leasehold improvements and associated water area) that would be
charged to the boater sub-tenants, representing the gross rental income that
could be realized by the Master Ground Lessee (DPHP). The underlying ground
(water) percentage rent associated with the marina water area, as paid to the
Master Lessor (County of Orange) is not analyzed or considered as part of the
appraisal study.

Given that the appraisal study pertains to the boat slips only, a detailed
discussion of the larger project, ground lease terms, landside development, and
the Master Lessee’s (DPHP) obligations under the ground lease is not warranted
or included herein. Note, however, extensive documentation regarding the
subject larger development project (ground lease, amendments, plans, financial
projections, renderings, etc.,) is public information and can be found on the
County of Orange District 5 website (https://d5.ocgov.com/dph-revitalization).

Refer to certain exhibits, mapping and photographs, as pertaining to the subject
marina and related boat slips, on the following pages.

R. P. LAURAIN

& ASSOCIATES
APPRAISERS - ANALYSTS

2-1



SUBJECT PROPERTY (Continued) ——

APPRAISERS - ANALYSTS

2-2






YOUTH SAILING CENTER

LJ

E %Huj T

WMLD JUJHJLH[UUJHJ OLU sy et
e N WEST COVE l

UL

JﬂTﬂW ﬂzﬂlﬂmﬂ TTTTTUTTTITTI \LLFHT TTITITTT

Wﬁ% @WW%HH%H%%HH* EHHH%HHHHHLH

L O 0

‘

. \

YOUTH SAILING CENTER

- D D CED D CEED D D CEED Gz ey

r

-—————————-

E %%H%H%Ha}%%{% " il %%HH% r

\ \
\2N
) \ W\
\ N\
A \ N\ W\ O\ N\
\ \ W\ O\
\ W\ \\
W A\ N\
\ NN\
_ A\ A\
N\ NN L\ N
Ve \ RN
\ \ \ NN\
/ﬁ\\ \\ N\
) \\ NN L\
~ \\ NN\
) \ \ \ NN\ N\
. o N\
\ NN
A\ O\ :
N\ N
N\ \.
v\
N\ N\ / \

gJ G

/
v
//

V1))
7 4//«4//:?/‘7/‘

/)
77,
//

4
7
7

[N
/ /)
N/

/ 7

/.

Ky
/

/

///////

mmmm‘w T

ﬂﬂ l |
| LITTTIU

MILMM;L

LA |

c‘ A\ S
cs‘ S \\ o o 77
\ | ) IRV
(1) not
| AN pes
|1 \ )
[l ‘\ ) \ e /
“\ ‘ \ b, /
\ !
N
{ -
~

_ Ll > g
Tnrna n ) = = 7
\ [ /
. 1 | /| 9! L |
L J 8 J L - . P - >
7 ) . - . o
I ) R e N b
ATTONINNT annn e mh I ft 0 yand | 7)
‘ r ‘ [| 4oL T T T )
\ n X '
v LU U L (. \‘\J L
m r ‘

ELETE %{ig%ﬁp? - E TR R
muumm%wmmm!’n T T \!/HIWHH HHMHHHHH‘ 5
e [,\“““1 LLLLLY 3 g JlJl] | g
| ‘ i TTTT] |-
Iy ] iy m M) |
wmmnuwnunnnuuxnl - JLLLLLLL 11 | |Jl‘JlJlJlJlJlJl LLLLLLLLLLLLLLL)
I HUHH LT HM ALY (TITTTTTTTTIToerr T

NAY A=

LU A AL AL ]

\--------—
i1’

NN T N ¢ N Y-
= & 9 K
E ' SE SE SE!3
= | g ‘ == | =
N L |*: | — “hsi — == %
S e U | SE I FEIS
. = = SE 1 S
I | 3F =JF 3= 13
e e ——— —L
E L EEEEE TN =3
RT3 MU L WH*%%%HHL
\ — AN UL LT (L
O - N =

mgjé%gf;u4

T EASTISLAND -
d= diE=

J,_

| —
| s W
: | .
.?.mi : .\
| X . o®”
il =§ 9\'\P‘s€ .
| E
| | =
, |
[ Ll
| L =] "] i
d |
o oo 9%,

BAIT DOCK

Vi

/20/2023 Updated Phasing Plan

NO.

DATE DESCRIPTION

BY

REVISIONS

Bellingham

THE WORLD’S MOST
COMPREHENSIVE
MARINA BUILDER

SOUTHWEST DIVISION
CA LICENSE #442499
8810 SPARLING LANE
DIXON, CA 95620
TEL: (707) 678-2385

® FAX: (707) 678-1760

THIS DRAWING CONTAINS
PROPRIETARY INFORMATION
WHICH IS THE PROPERTY OF
BELLINGHAM MARINE
INDUSTRIES, INC., AND SHALL
NOT BE COPIED, REPRODUCED
OR MADE AVAILABLE TO THIRD
PARTIES WITHOUT PRIOR
WRITTEN PERMISSION FROM
BELLINGHAM MARINE

PROJECT NUMBER:

7500-01
ENGINEER / DESIGNER:

DANA POINT HARBOR REVITALIZATION
(PHASE 1, DOCKS W10 - W12)

Harbor Drive, Dana Point, CA 92629

PROJECT MANAGER:
INDUSTRIES, INC. UNIFLOAT®,

UNIDECK® AND © BELLINGHAM [
MARINE INDUSTRIES, INC.

CHECKED BY: PHASING PLAN LAYOUT

W
T
100' 0 80’ 220’ 360
T )
=)
SCALE: 1" =140’
(Sheet Size 24" x 36")
DRAWN BY: KG
DATE: 8/2/2022
The structural system shown on these drawings, including member sizes, .
layout, and connection has been designed by Bellingham Marine Engineering DRAWI NG ' PH1
under my supervision. No other aspects of the design including suitability for
use, safety, mechanical, electrical, quantities, cut lengths and the like have
been included in this review. Bellingham Marine Engineering can not be SH EET NO .
responsible for the accuracy of information provided by others. " 6

PRODUCTION/ FABRICATION DRAWING


AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
15

AutoCAD SHX Text
10

AutoCAD SHX Text
15

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
15

AutoCAD SHX Text
20

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
20

AutoCAD SHX Text
15

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
15

Tom
Typewritten Text
1

Tom
Typewritten Text
4/20/2023

Tom
Typewritten Text
Updated Phasing Plan 


SUBJECT PROPERTY (Continued)

East Cove and East Island Areas
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SUBJECT PROPERTY (Continued)

PHOTO 2: View looking westerly at West Island Area.
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SUBJECT PROPERTY (Continued)

PHOTO 4: View looking easterly at East Island area.
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SUBJECT PROPERTY (Continued)

o
PHOTO 5: View looking easterly at larger marina area.

PHOTO 6: View of docks in construction phase (Phase 8),
West Island area.
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SUBJECT PROPERTY (Continued)

PHOTO 8: View of typical docks (existing), East Island.
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SUBJECT PROPERTY (Continued)

GENERAL DESCRIPTION:

The subject property appraised herein consists of the boat slips applicable to
the water areas identified as the East Cove and East Island (east of Island Way)
and the West Cove and West Island (west of Island Way) areas. As set forth on
the preceding marina Phasing Plan Layout construction of the new slips will be
phased in over time and certain construction has been completed as of the date
of the report (Phases 1 to 7), with Phase 8 under construction. The Phasing
Plan and related areas are as follows:

West Cove: Phases 1, 2, 4 and 5
West Island: Phases 6, 7 and 9
East Cove: Phases 3, 14 and 15
East Island: Phases 9 to 13

As stated, construction of Phases 1 to 7 have been completed. Phases 8, 9 and
10 are scheduled for completion in 2025; Phases 11, 12 and 13 are scheduled
for completion in 2026; Phases 14 and 15 are scheduled for completion in 2027.
Note that Phases OB-1 and OB-2, scheduled for 2028, represent visitor and fuel
docks and are outside the scope of the appraisal.

WATER AREA:

The subject boat slips are part of the larger water area included in the Master
Ground Lease Agreement, and which represent portions of the Assessor’s
Parcels set forth on Assessor’s mapping on Page 2-3. The appraiser was not
provided with the larger water area size, however, the appraisal study pertains
to the rental rates deemed applicable to the individual boat slips. The appraiser,
however, did estimate the total water area, allocated by location (West Cove,
West Island, East Cove and East Island) utilizing County of Orange GIS mapping
and measuring tools. The total water area is not considered pertinent to the
individual boat slip rental rate conclusion, however, the total water area
estimated by the appraiser is just over 56 acres, summarized as follows:

Water Areas (per GIS):

West Cove: 465,521 sf
West Island: 497,341 sf
East Cove: 752,569 sf
East Island: 724,844 sf
Total: 2,440,275 sf
56.021 ac
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SUBJECT PROPERTY (Continued)

BOAT SLIPS:

As stated, the appraisal study pertains to the estimate of fair market rent
deemed appropriate for the individual boat slips, as subleased as individual
entities to boater tenants. The larger marina is in the process of redevelopment
wherein existing boat slips are being removed and replaced with new slips as
set forth in the phasing plan. It is understood that the current slip rental rates
charged by the Master Lessee (DPHP) are applied equally to all slips during the
construction phase (i.e. the slip rental rates are the same for newly constructed
slips and existing slips). The appraisal study sets forth the fair market rental
rates for the various slip sizes (expressed as a rate per lineal foot, per month)
based on the final re-designed slip as set forth in the Proposed Slip Mix chart,
as provided to the appraiser, as follows:

DANA POINT MARINA - PROPOSED SLIP MIX CHART
LENGTH | COVE WEST |ISLAND WEST | COVE EAST | ISLAND EAST | TOTAL |LF BERTHING| %
B | FT 0 0 37 0 37 555 164%
20 | FT 7 2 0 0 9 180 0.40%
21 FT 17 8 0 22 47 987 2.09%
24 FT 10 0 0 5 15 360 0.67%
25 | FT 267 106 0 326 699 17475 31.01%
2% | FT 2 9 0 20 51 1326 2.26%
28 | FT 95 0 0 51 146 4088 6.48%
730 | FT 194 91 1 190 476 14280 21.12%
31 FT 0 5 0 13 18 558 0.80%
32 FT 0 0 0 8 8 256 0.35%
3 | FT 0 1 0 1 2 66 0.09%
34 | FT 0 0 0 2 ;- 66 0.09%
3B | FT 0 109 34 105 248 8680 11.00%
3% | FT 0 0 4 0 4 144 0.18%
38 | FT 0 0 1 0 1 38 0.04%
a0 | FT 0 0 138 0 138 5520 6.12%
41 FT 0 1 2 0 3 123 0.13%
a2 FT 0 0 27 0 27 1134 1.20%
44 FT 0 0 1 8 9 396 0.40%
45 | FT 0 18 107 16 141 6345 6.26%
48 | FT 0 0 25 0 25 1200 111%
50 | FT 0 25 0 0 45 2250 2.00%
5 | FT 0 0 0 0 0 0 0.00%
5 | FT 0 21 0 0 21 1176 0.93%
58 | FT 0 0 51 0 51 2958 2.26%
60 | FT 0 0 0 8 8 480 0.35%
65 | FT 0 0 23 0 23 1495 1.02%
TOTALS = 612 416 451 775 2254 | 72138 | 100.00%
OVERALL AVERAGE LENGTH=| 32 |t
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SUBJECT PROPERTY (Continued)
BOAT SLIPS: (Continued)

As noted, there are a total of 2,254 slips proposed, ranging in size from 15 to
65 lineal feet.

The new slips are of concrete construction, with layouts for each dock as set
forth on the phasing plan. It is understood the slips are individually metered
for electrical service. The available power will generally range from 30 amps
(for slips up to 35"), 50 amps (for slips up to 45’), and 100 amps for slips greater
that 50’, generally via two 50 amp panels. A pump out station will be available
with built-in pump outs for slips 30+’ or larger. Gangways are available at
various locations.

Water access to the various slips is via the East Basin and West Basin waterway,
which bisects the north (Cove) and south (Island) areas of the marina. The
Outer Basin is located to the east of the marina, providing access, through the
breakwater, to the Pacific Ocean. Landside access to the marina is via Dana
Point Harbor Drive and Golden Lantern, northerly of the marina. Vehicular
landside access to the southerly portion of the marina (East and West Island) is
via Island Way, a public road crossing and separating the east and west marina
areas. Vehicular parking is available to the larger harbor area at parking lots
(and a pending parking structure), northerly of the marina as well as parking
areas south of the Island areas (across Island Way). It is understood that the
final larger Dana Point Harbor will include both designated boater parking as
well as public parking areas.

Amenities:

Amenities applicable to the subject marina include metered electrical and water
service, available Wi-Fi, pump-out facilities (including built-in pump outs on
larger 30+’ slips), and an on-site marina office. Additional amenities in the
immediate environs, generally within walking distance, include a variety of retail
and restaurant options (approximately 10+ restaurants upon completion of the
larger harbor redevelopment), nearby yacht club, shipyard, boat launch, public
open spaces, and a public beach area (Baby Beach). Note, however, boaters
renting slips at the marina do not have preferential rights or membership
benefits, nor receive any discounts to such facilities (such as food or shipyard
discounts).
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SUBJECT PROPERTY (Continued)

BOAT SLIPS: (Continued)

Community:

The subject property is located within the City of Dana Point and is within the
larger Dana Point Harbor Revitalization Plan & District Regulations area, which
is a Local Coastal Program (LCP) Certified by the California Coastal Commission.
The LCP was developed jointly by the County of Orange, City of Dana Point and
California Coastal Commission, and is a 280 page document certifying and
setting forth various land use and development requirements in the greater
Dana Pont Harbor area, and providing background, general, and specific Coastal
Resources, Public Access, Environmental Reviews, Coastal and Visitor-Serving
Commercial Development, Planning Areas, mapping, etc.

The LCP is a public document which can be obtained on the City of Dana Point
website, along with a recent certified and approved Amendment effective in
February 2025.

Certain excerpts from the LCP (17 pages) are contained on the following pages,
as deemed specific to the general Dana Point Harbor Area, as well as the land
use designation mapping, and the specific permitted uses under the subject
West and East Marina’s (M) Planning Areas 9 and 10.

Refer also to excerpts from a SCAG Orange County profile report in the Addenda
Section.
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CHAPTER 1
Danav Point Howr bor DANA POINT HARBOR REVITALIZATION PLAN

Revitalization Plan '
CyDistrict Regulations INTRODUCTION

1.0 Introduction

Dana Point Harbor is a County of Orange owned and operated facility located in the southern
portion of the City of Dana Point (see Exhibit 1.1-1, Regional Vicinity Map). The City of Dana
Point lies in the southwest portion of Orange County and is part of the larger Southern
California region. Dana Point is a coastal city with a coastline extending almost seven miles
from Laguna Beach in the north to San Clemente in the south. The 276.8-acre (gross) Dana
Point Harbor can be accessed by vehicles via Dana Point Harbor Drive, which can be reached
primarily via Pacific Coast Highway, Street of the Golden Lantern or accessed by Cove Road at
the west end of the Harbor. The Harbor is bordered by the Pacific Ocean to the south, Dana
Point Headlands and Old Cove Marine Preserve to the west, Doheny State Beach to the east
and a variety of commercial, hotel, residential and public park uses to the north. The Interstate-
5 Freeway is located approximately two miles to the east and provides regional access to the
Harbor.

The Dana Point Harbor was created in 1968 from a natural cove along the Southern Orange
County shoreline as a small boat marina. Steep bluffs surround it on the north and west,
Dohney State Beach adjoins the Harbor on the southeast. The County of Orange, with the
cooperation of the U.S. Army Corps of Engineers constructed the Harbor’s basic infrastructure
and public facilities that first opened in 1971. Over the past three decades, Dana Point Harbor
has established itself as one of the best small boat harbors on the west coast. The complex
offers a diversity of recreational and commercial amenities, attracting a variety of users,
including boaters, tourists, local residents and business patrons.

The City of Dana Point was incorporated on January 1, 1989 and comprises an area of
approximately 6.7 square miles with a population of about 37,000 residents. The City serves a
significant number of visitors each year, many of whom are drawn to the area by the Harbor,
beaches, local and regional park facilities, golf courses and the resorts. The tourist industry is
crucial to the financial well being of the City since transient occupancy taxes represent the
single most important revenue source for the City and local businesses are heavily dependent
upon visitor traffic for their sales throughout the year.

The general configuration of the Harbor has three major components: a landside area adjacent
to the bluffs; the island area (connected by a bridge to the landside); and marina areas
consisting of boat docks, commercial fishing fleet slips, federal anchorage areas, tall boat docks
adjacent to the Ocean Institute, marine service areas and fuel dock. For the purpose of
establishing land use and development regulations for the Dana Point Harbor Revitalization
Plan, the Harbor has been divided into 12 Planning Areas (see Exhibit 1.1-2, Planning Area
Map). The following is a summary of the existing conditions for each of the Planning Areas.

City of Dana Point — OC Dana Point Harbor Page I-1.1 of I-1.16



SAN BERNARDINO

/ COUNTY
LOS ANGELES ; ‘/»‘
COUNTY ( |_.
S
> | i
> .
E . I
L]

RIVERSIDE
COUNTY

KATELLA AVE

CHAPMAN nsl \ umﬂgﬂ
Garden

*
Y

Grove a
=]

BLVE

- ——

iguei

Iy

\ 4

q g San Juan

N S Capistrano
\\

-]
Dana ' -
e, IS Point :
/0 Prniact\\
o)
084 Site c|s-\ ’}' SAN DIEGO
v A\ COUNTY
A
i\\\.
O
N
Ny
b

Do Poind Ha/rbw Exhibit 1.1-1

REVITALIZATION PLAN & DISTRICT REGULATIONS REGIONAL VICINITY MAP

@ 10-2011




DW Pm HM[)O-V Exhibit 1.1-2

REVITALIZATION PLAN & DISTRICT REGULATIONS PLANNING AREA MAP

@ 10-2011




. CHAPTER 1
DWPOWU(T How bor DANA POINT HARBOR REVITALIZATION PLAN
Revitalization Plan

CyDistrict Regulations INTRODUCTION
PLANNING AREA 1

Planning Area 1 makes up the eastern boundary of the Harbor, beginning at the intersection of
Pacific Coast Highway and Dana Point Harbor Drive. A large monument sign is located on the
southwest corner marking the main vehicular entrance to the Harbor. Immediately south of the
intersection along Dana Point Harbor Drive is the main entrance to Doheny State Beach and
the entrance road (Park Lantern) leading to Lantern Bay Park and the Laguna Cliffs Marriott
Resort and Spa. Lantern Bay Park and Heritage Park are local park facilities operated by the
City of Dana Point and are located on the bluffs, overlooking Doheny State Beach and the
eastern portion of the Harbor. Park facilities include meandering walking paths, picnic benches
and barbeques, turf areas shaded by large pine trees, a newly remodeled tot-lot, basketball
courts and off-street parking lot. Located immediately west of the Doheny State Beach entrance
is the Puerto Place parking area. This paid parking area (between the hours of 6 AM to 12 AM)
has a capacity of 163 cars and includes a small picnic area with benches and barbeques that
overlooks the state beach and ocean. Beach access stairs are also provided from the parking
area.

Across from the Puerto Place Parking area, the County of Orange operates the South Coastal
Operations Administration Office and Maintenance Yard. The maintenance campus includes
approximately 4,120 square feet of uses, comprised of a brick office and equipment storage
building, several temporary modular units, materials storage and employee parking area. A
telecommunications tower and standby generator are also located adjacent to the County
Maintenance Yard, providing cell service to the Harbor. Puerto Place extends along the eastern
boundary of the Anchor Marine Center that includes the entrance to the Dana Point Shipyard
and Dana Point Jet Ski Rentals.

The shipyard facilities are made up of administrative offices, a retail parts counter and a
machine shop (approximately 5,000 square feet including Dana Point Jet Ski providing sales,
rentals and repair services of personal watercraft) located in a two-story ribbed metal panel
building adjacent to the waterfront. The shipyard in its current configuration has a capacity to
simultaneously service approximately 25 vessels in the 30 foot or less size category that is
presently the most common size vessel in the Harbor (comprises approximately 75% of the
total). Puerto Place terminates with a circular turn-around that has a public restroom and a
small park at the breakwaters edge. A paid parking lot (28 car spaces); park area that includes
benches and the fuel dock, with a small office, sales area and small convenience store (750
square feet) are also located in this area of the Harbor. There is visible evidence of
underground storage tanks adjacent to the fuel dock area, indicated by manholes and fuel
pumps at the terminus of Puerto Place.

Immediately west of Puerto Place on Dana Point Harbor Drive is the Embarcadero Marina
entrance, consisting of a two-lane, one-way roadway with card-key and fee-paid control gate
access. The Embarcadero Marina facilities include a large surface parking lot for vehicles and
boat trailers (183 spaces), 4 boat wash down stations, trash dumpsters, boat launch ramps with
2 floating docks and Embarcadero Boat Rentals. Embarcadero Marina offices are housed in a

City of Dana Point — OC Dana Point Harbor Page I-1.4 of I-1.13
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two-story building. The facility also includes a one-lane boat launch hoist. Users of the facility
presently exit using Street of the Golden Lantern and Dana Point Harbor Drive.

As a condition of approval by the California Coastal Commission for the Dana Point Harbor
Boat Launch Renovation project, water quality treatment improvements were necessary, which
included retrofitting the boat wash-down area with a filtered catch basin to screen boat wash
and runoff and send it to the sanitary sewer for treatment and installation of a trench drain along
the ramp apron to collect runoff and treat it via an in-line stormwater filtration vault. All of the
boat launch improvements were completed and fully operational in 2008.

Planning Area 1 currently has a total capacity of accommodating up to 288 cars in the various
parking areas, 183 cars and trailers and 516 boats in the surface storage areas.

PLANNING AREA 2

Planning Area 2 (between Embarcadeo Place and Casitas Place), presently includes Mariner’s
Village (directly east of Casitas Place), Mariner’'s Alley and Dana Wharf. A total of
approximately 26,600 square feet of retail and 51,300 square feet of restaurant uses are
presently located in Planning Area 2. Primary access to the retail shops and restaurants is from
the Street of the Golden Lantern. Mariner’s Village and Mariner’s Alley uses consist primarily
of small retail specialty shops and restaurants (including The Brig, El Torito, Harpoon Henry’s,
The Harbor Grill and Gemmell’s).

Businesses that make up the Dana Wharf area of the Harbor consist primarily of various small
retail shops, boater services (including Dana Wharf Sport Fishing and the Catalina Ferry Service)
and restaurants (including the Wind & Sea, Turk’s Bar and Grill, Jon’s Fish Market, Harbor
Delicatessen, Jolly Roger and Proud Mary’s). The adjacent Dana Wharf parking area has a
capacity of 170 spaces with narrow isles, making access by large delivery trucks and emergency
vehicles problematic.

Adjacent to the boardwalk, between Mariner’s Village and Dana Wharf, a 4,000 square foot
Boater Service Building (No. 1) provides boater facilities such as restrooms with showers and
laundry washing facilities and office space for yacht brokers.

Planning Area 2 currently has a total capacity of accommodating up to 900 cars in the various
parking areas, including designated boater parking and up to 130 vehicles with trailers.

PLANNING AREA 3

Great Western Hotels built the Marina Inn in Dana Point Harbor in 1970 as a three-story, 80-
room apartment hotel for County residents looking for a weekly vacation destination. In 1974,
68-rooms were added to create the configuration of the current facility. At the time the hotel
was constructed, the County expressly did not want to include retail or food service as part of
the hotel to encourage guests to visit businesses and restaurants in the Mariner’s Village and
Dana Wharf areas. The Marina Inn presently provides overnight accommodations consisting of

City of Dana Point — OC Dana Point Harbor Page I-1.5 of I-1.13
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a total of 136 guest rooms and limited guest amenities that includes outdoor pool and deck
area, three meeting rooms totaling approximately 2,000 square feet and a small lobby, located
at the main entrance, accessed by a driveway from Casitas Place and Dana Point Harbor Drive.

Adjacent to the docks of the East Marina are three (3) Boater Service Buildings (Numbers 2, 3
and 4) that provide boater restrooms with showers and laundry facilities, including clothes
washer and dryer and office space for yacht brokers. Boater Service Buildings 2 and 3 are
approximately 3,600 square feet in size and Boater Service Building No. 4 located adjacent to
Island Way is 5,000 square feet in size.

Planning Area 3 currently has a total capacity of accommodating up to 623 cars, including that
portion of the parking area located immediately adjacent to the East Marina that is dedicated
boater parking. Some areas immediately adjacent to the Boater Service Buildings have also
been equipped with storage racks for hand launch vessels. A portion of the boater parking area
is used on a regular basis to accommodate ferry passengers to Catalina Island.

PLANNING AREA 4

The Island Area (accessed by a two-lane bridge extending across the marinas) includes a
number of Harbor-related uses, accessed via Dana Point Harbor Drive by Island Way and is
comprised of the Dana Point Yacht Club (12,400 sq. ft.), Dana West Yacht Club (3,600 square
feet), Beach House Restaurant (10,000 square feet with outdoor seating area) and Orange
County Sheriff Harbor Patrol offices (6,000 square feet).

Adjacent to the slips along the length of the Island are a total of seven (7) Boater Service
Buildings (D, E, F, 5, 6, 7 and 8), each approximately 3,600 square feet in size, with the
exception of Boater Service Building 5 which is 4,000 square feet. The buildings presently
provide office space for yacht brokers, yacht and sailing clubs (Dana West Yacht Club and
Aventura Sailing Association), boater restrooms, locker rooms with showers, clothes washers
and dryers. Located immediately adjacent to the Boater Service Buildings in the boater parking
lots are racks for housing kayaks and other small boats. The Island also includes a linear park
with meandering walking paths, turf and picnic areas, benches and public restrooms located
throughout.

Planning Area 4 currently has a total capacity of accommodating up to 1,295 cars, including
that portion of the parking area located immediately adjacent to the docks that is reserved for
use by boaters.

PLANNING AREA 5

Key recreational facilities include the OC Sailing and Events Center, Baby Beach (provides hand
launching of non-motorized crafts), a public fishing pier, restrooms and large picnic area. These
activity areas are popular location for picnics, beach activities, beginner sailing and hand
launching of small vessels as well as group gatherings of all types.

City of Dana Point — OC Dana Point Harbor Page I-1.6 of I-1.13
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The OC Sailing and Events Center totals approximately 11,000 square feet in size and is located
on the west side of the Dana Point Harbor. Built in 1985 to serve as a center for education and
recreation for water activities, the facility is comprised of several wood framed buildings
containing offices, kitchen, a multi-purpose building, a maintenance building, pre-launch area,
jib crane and docks. The multi-purpose building is used for classes, meetings, programs and
special events. The office building has two stories with conference rooms and management
offices on the second level.

Adjacent to the northern portion of the West Marina are a total of three (3) Boater Service
Buildings (A, B and C), each approximately 3,600 square feet in size. The buildings presently
provide boater restrooms, locker rooms with showers and clothes washers and dryers and office
space for yacht brokers and marina operations. In the upper level of the Boater Service Building
C, located adjacent to Island Way, the County of Orange — Dana Point Harbor Management
Department (OC Dana Point Harbor) has its headquarters.

Planning Area 5 currently has a total capacity of accommodating up to 725 cars, including that
portion of the parking area located immediately adjacent to the docks that is reserved for use by
boaters. Located in several of the boater parking lots, racks for housing kayaks and other small
boats are provided.

As a condition of approval by the California Coastal Commission for the Dana Point Headlands
Development and Conservation Plan, an underground water quality treatment and dry-weather
diversion system was constructed under the parking lot adjacent to the public fishing pier on
County property. These improvements are described here for reference purposes only.

PLANNING AREA 6

The Ocean Institute is located in the westernmost portion of the Harbor, providing a unique
educational campus, situated adjacent to the Old Cove Marine Preserve. The recently
expanded Ocean Institute facilities provide a hands-on marine sciences experience for children
and adults, including RV/Sea Explorer cruises, tours of the historical Brig “Pilgrim” and “Spirit of
Dana Point” tall ships, tide pool excursions and other marine/coastal educational programs.
The Ocean Institute consists of a total of approximately 32,000 square feet in a series of small
buildings, designed to emulate the campus of an early coastal marine science facility
historically located along the coastline of the western United States. Principal goals of the
facility include providing significant increases in seating capacity for lectures and special
events, larger learning center, areas for teacher conferences, training/lecture and instructional
space for administrative staff and space for facility operational functions.

Three of the buildings are devoted to creating unique laboratory environments that serve as the
principal learning centers for the At Sea, Ecology and Surf Science/Overnight programs. Three
other buildings house support services, including the bookstore, a multipurpose room and a
student services building that incorporates a main lobby area, exhibit area and student services,
administration and conference room. The facility is also made up of two of the original
buildings, the Maritime Center and Chilcote House.

City of Dana Point — OC Dana Point Harbor Page I-1.7 of I-1.13
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The parking area adjacent to the Ocean Institute includes parking for 118 cars and provides
public restrooms and pedestrian walkways connecting with other areas of the Harbor, including
the large boat docks and nearby fishing pier. The Ocean Institute also serves as the principle
point of access to the Old Cove Marine Preserve. Currently the general public accesses the
Marine Preserve primarily via the Harbor walk (along the seawall) or by using an emergency
access road located along the western edge of the main Ocean Institute building.

PLANNING AREA 7

The Harbor is backed by high bluffs and cliffs that have been a landmark for Dana Point since
sailors first discovered the area. Several drainage outlets are located at various points along the
bluffs to route storm water towards the Harbor from the surrounding upland areas. A portion of
the bluffs west of Island Way were graded and concrete brow ditches installed to convey
surface water runoff. In recognition of the importance of the bluffs, the upper and lower system
of laterals and intermediate drop channels are maintained by the County of Orange and the City
of Dana Point.

PLANNING AREA 8

The Educational Basin is located in the western most portion of Dana Point Harbor and
includes a federal anchorage area and tall boat docks adjacent to the Ocean Institute. In
addition to the docks for the Spirit of Dana Point and the Pilgrim vessels, a free and ADA-
accessible public fishing pier is located immediately adjacent to the Pilgrim dock. Because of
its sandy bottom and gradual transition to deeper water in the main channel of the Harbor, the
Educational Basin is frequently used by individuals or groups for the hand launching of vessels.
OC Sailing and Events Center docks in the Education Basin are used for storing boats used in
the sailing and education programs as well as providing other opportunities for the hand
launching of small vessels.

PLANNING AREAS 9, 10, 11 & 12

Marinas include the West Marina (west of Island Way, adjacent to the West Harbor Area or
Planning Area 9); the East Marina (east of Island Way, adjacent to Dana Wharf and the
Commercial Core area or Planning Area 10 and includes the East Turning Basin with a full-
service fuel dock/bait receiver or Planning Area 11) and the Harbor entrance and the main
channel behind the Federal breakwater or Planning Area 12.

Fully-sheltered from the open coast by almost 8,000 lineal feet of Federal breakwater, the
interior basins provide berthing for approximately 2,493 small-crafts. A variety of public,
commercial and educational ancillary facilities and recreation amenities, some of which are
lease operated, occupy the areas adjacent to the mooring areas and waterways.

OC Dana Point Harbor is directly responsible for operation and maintenance of all boating
facilities within the Harbor. The Orange County Sheriff Harbor Patrol docks are located near
the entrance to the East Basin. The facility consists of a combination of 23 single berth and
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additional side-tie dock space totaling approximately 10,000 square feet of deck area. The
floating docks are constructed of industry standard concrete pontoons fastened together with
continuous treated timber wall and through rod systems. Several docks have been recently
replaced, however most original gangways and anchor piles remain in place.

The West Basin Guest Docks are located near the entrance to the West Boat Basin. This
transient berthing area contains 42 slips distributed over a single head walk. The 9,900 square
feet of deck space has also been replaced with a concrete floating deck system. The Guest
Docks are available on both a reservation and first-come-first-served basis and are presently
managed by two separate marina management companies. The third County boating element
is the dock space at the OC Sailing and Events Center located on the interior aspect of the West
Basin. Two concrete dock systems on both sides of the educational center have been installed.
The total deck space is approximately 10,700 square feet and provides a combination of wet
and dry storage for small sail boats and dinghies.

The shoreline interface of Dana Point Harbor is protected by a combination of vertical
bulkhead and side slope protection. The bulkhead is a cast-in-place concrete L-wall that
borders the water’s edge in the East and West Basins and the landside perimeter of the Harbor.
The basin side slopes are protected in the mooring basins by a grid of pre-cast concrete panels
set on grade. Areas outside of the mooring basins are armored with stone riprap that require
ongoing periodic maintenance and repair.

1.1 Description of Dana Point Harbor Revitalization Plan

The amendment to this LCP establishes new land use policies and development standards that
will allow for much needed upgrades to the visitor serving and marina services areas of Dana
Point Harbor. As a result, the Dana Point Harbor Revitalization Plan has been planned and
described as follows:'

The Dana Point Harbor Revitalization Plan (Revitalization Plan) establishes a new Visitor
Serving Commercial area (the Commercial Core that includes the northerly portion of Planning
Area 1 and Planning Area 2) that will replace and/or remodel all of the existing retail and
restaurant buildings. The Commercial Core revitalization also includes the reconfiguration of
all existing surface parking areas to provide additional parking, new boater loading and drop-off
areas, a new dry-stack boat storage facility and improvements to several boater service and
public restroom buildings. The initial phase of the proposed Dana Point Harbor Revitalization
Plan provides for the relocation of certain yacht brokerage firms and other harbor-related offices
uses to the new Commercial Core area.

" Note: This Local Coastal Program contains extensive description of planned future development (e.g. the Dana
Point Harbor Revitalization Plan). However, the presence of those descriptions does not constitute any entitlement
for the improvements described. All future non-exempt development will need to be reviewed, in the context of an
application for coastal development permit, for consistency with the policies of this Local Coastal Program. The
development ultimately approved may or may not be consistent with the descriptions provided herein.
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Outside the Commercial Core area, the Dana Point Harbor Revitalization Plan provides for the
future improvement of many of the existing Harbor facilities as funding sources are identified
and jurisdictional approvals are obtained. Major components to enhance other Visitor Serving
and Marine Commercial amenities are the replacement of the outdated Marina Inn complex
with an upgraded hotel; the future renovation and/or expansion of the boater facilities on the
Island, including expansion of the Dana Point and Dana West Yacht Clubs, restaurant
renovations and modifications to the Harbor Patrol Offices to provide additional meeting rooms
or staff office space; expansion of the OC Sailing and Events Center; and an upgraded boat
shipyard. Other work anticipated to be performed includes the reconfiguration and/or
reconstruction of the docks and needed repairs to portions of the seawall throughout the
Marinas. Although specific ideas haven’t been developed at this time, some harbor users have
identified a need to upgrade and expand facilities at Baby Beach to meet the growing needs of
hand launched vessels and to expand the level of access for non-boating day use visitors as
feasible. Policies in this plan encourage maintenance and improvement of such uses in the
Harbor.

The proposed Dana Point Harbor Revitalization Plan improvements are planned to occur in
phases over approximately 5 to 20 years. The near-term improvements to the Commercial Core
area (also referred to as Phase I) are estimated to take approximately 2 to 5 years to complete
after obtaining the necessary jurisdictional approvals. The long-term improvements (referred to
as Phase Il) are anticipated to include revitalization of the Marinas, renovations to existing
structures, street and infrastructure improvements, the reconfiguration of the area presently used
for non-shipyard related activities to provide space for boat storage.

The Revitalization Plan has been developed with the specific intent of promoting Coastal Act
compliance by enhancing public access opportunities, providing updated visitor serving
commercial and marine recreational amenities, providing water quality improvements and
promoting coastal resource preservation throughout the Harbor.

1.1.1 Scope

The entire Dana Point Harbor is located within the Coastal Zone as defined by the California
Coastal Act of 1976 and is therefore under the land use planning and regulatory jurisdiction of
both the City of Dana Point and California Coastal Commission. Pursuant to the California
Coastal Act, local jurisdictions are required to prepare a Local Coastal Program (LCP) for those
areas of their jurisdiction within the Coastal Zone. The LCP is composed of land use plans,
land use policies, zoning ordinances and zoning regulations. After adoption of the LCP and its
certification by the California Coastal Commission, the administration of the LCP becomes the
responsibility of the local jurisdiction and in the case of Dana Point Harbor, the City of Dana
Point. The City of Dana Point has a certified Local Coastal Program and therefore has the
authority to approve Coastal Development Permits for all landside development. Pursuant to
the Coastal Act, the California Coastal Commission retains permit authority for all waterside
activities, however.
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Outside the Commercial Core area, the Dana Point Harbor Revitalization Plan provides for the
future improvement of many of the existing Harbor facilities as funding sources are identified
and jurisdictional approvals are obtained. Major components to enhance other Visitor Serving
and Marine Commercial amenities are the replacement of the outdated Marina Inn complex
with an upgraded hotel; the future renovation and/or expansion of the boater facilities on the
Island, including expansion of the Dana Point and Dana West Yacht Club, restaurant
renovations and modifications to the Harbor Patrol Offices to provide additional meeting rooms
or staff office space; expansion of the OC Sailing and Events Center; and an upgraded boat
shipyard.

Other work anticipated to be performed includes the reconfiguration and/or reconstruction of
the East and West Marina docks, gangways and security gates. Additionally, new
Embarcadero/dry stack boat storage facility staging docks and dinghy dock, Marine Services
docks, commercial fishing docks and sport fishing docks are included in the overall renovation
of facilities. In order to accommodate boaters during renovations, potential temporary docks
may be located along the breakwater adjacent to Doheny State Beach. Following completion
of the marina improvements, these temporary docks may potentially be reconfigured to provide
additional dock space for yacht brokers or other identified users should the appropriate
jurisdictional approvals be obtained to allow these docks as a permanent use.

The Revitalization Plan has been developed with the specific intent of promoting Coastal Act
compliance by enhancing public access opportunities, providing updated visitor serving
commercial and marine recreational amenities, providing water quality improvements and
promoting coastal resource preservation throughout the Harbor.

1.1.2 Overview

Dana Point Harbor is located entirely within the Coastal Zone as defined by the California
Coastal Act of 1976. The primary purposes of the Coastal Act are to protect, maintain and
where feasible, enhance and restore the natural and scenic qualities of coastal resources; assure
an orderly and balanced use and conservation of coastal zone resources; maximize public
access consistent with conservation principles and constitutionally protect private property
rights; assure priority for coastal-dependent and coastal-related development; and, encourage
state and local government cooperation concerning planning and development. The Coastal
Act ensures the conservation of coastal resources through the implementation of a series of
coastal resources planning and management policies.

The Land Use Plan (LUP) is the general planning and policy document for Dana Point Harbor
as part of the City’s LCP. It illustrates the location and intensity of land uses, identifies the
primary circulation system, provides coastal resource, marine, conservation and development
policies and includes technical information and plans necessary to accomplish the objectives of
the California Coastal Act as set forth by the General Plan of the City of Dana Point. The Dana
Point Harbor Revitalization Plan & District Regulations document is generally divided into the
following nine parts:
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2.0 Land Use Plan

This Chapter describes the Land Use Plan (LUP) components for Dana Point Harbor.
Subsequent chapters provide the policies, technical information and plans related to a particular
resource or proposed Dana Point Harbor Revitalization Plan component.

2.1 Overview

The Land Use Plan for Dana Point Harbor is summarized on the Summary Table (Table 2-1)
and shown on Exhibit 2-1, Land Use Summary Table and Dana Point Harbor Land Use Plan,
respectively.

Table 2-1
LAND USE SUMMARY TABLE
Percent of
Land Use Category Planning Areas Gross Acres Total Harbor

Marine Services Commercial (MSC) 1 24.0 9.2

Marine Services Commercial Recreation (R) 1.2
Day Use Commercial (DUC) 2 18.1 6.5
Visitor Serving Commercial (VSC) 3 9.5 3.4
Marine Commercial (MC) 4 21.2 93

Marine Commercial Recreation (R) 4.4
Recreation (R) 5 21.1 7.6
Educational/Institutional (E) 6 3.6 1.3
Conservation (C) 7 4.0 1.4

Education Basin 8
West & East Marinas 9,10 169.7 61.3
Marine Services & Harbor Entrance (M) 11,12

Totals: 276.8 100.0

The Dana Point Harbor Revitalization Plan would allow a new Visitor Serving Commercial area
(the Commercial Core) that includes the replacement and/or remodeling of all existing retail
and restaurant buildings. The Commercial Core revitalization would also allow the
reconfiguration of the main Marine Services Commercial area to provide enhancements to
surface parking areas, new boater loading and drop-off areas, a dry stack boat storage facility
and improvements to several boater service and public restroom buildings. The reconfiguration
would also allow the relocation of certain yacht brokerage firms and other Harbor-related
offices to the Commercial Core area (Planning Area 2) of the Harbor.
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The Ocean Institute consists of a series of buildings devoted to creating unique marine
laboratory environments that serve as learning centers for the At Sea, Ecology and Surf
Science/Overnight programs. Other support buildings house a bookstore (Campus Store), a
multipurpose room, a main lobby, an exhibit area, student services, administration, a library
and conference room and other support spaces. Recreational uses within the vicinity of the
Ocean Institute include the Old Cove Marine and Native Plant Preserves. To facilitate access to
the Ocean Institute, a seasonal water taxi stop may be located adjacent to the Ocean Institute’s
Tall Ship facilities. The Ocean Institute was recently completely renovated.

OC Sailing and Events Center docks in the Education Basin are used for storing boats used in

the sailing and education program as well as providing additional opportunities for the hand
launching of small vessels.

Marine Waterways

EDUCATION BASIN, WEST AND EAST MARINAS, MARINE SERVICES AND
HARBOR ENTRANCE (M)

The uses included in the marine waterways (M) designation are intended to permit a variety of
general marine and boat services facilities supportive of the general marine and boat services
industry and serve the regional recreational needs of residents and guests of the County of
Orange, City of Dana Point and visitors to the coast.

The M designation allows specific uses such as:
0 Boat docks, slips and end/side tie facilities;

0 Boat mooring and anchoring facilities;

0 Public fishing pier;

o0 Facilities and equipment associated with launching and landing of motor and non-
motorized boats, personal water craft (i.e., jet-skies, etc.) or other similar types of
motorized marine vehicles;

0 Small boat and watercraft waterside storage facilities;

0 Commercial and recreational fishing;

0 Bait receivers;

0 Public sandy beach (Baby Beach) recreational area;

0 Buoys, floating or anchored marine navigational aids and facilities;

0 Harbor breakwater structures and shore protection devices;

0 Seasonal water taxi service facilities;

o Communication facilities; and

0 Public works structures necessary for the permitted development.
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The Dana Point Harbor Revitalization Plan would allow the renovation of the marine portions
of Baby Beach. The non-motorized craft launching area and picnic and park area within Baby
Beach and Federal anchorage area will remain. However, because of ongoing water quality
concerns, the form and function of this area would be modified based on the findings of water
quality research. Potential changes range from implementing water quality Best Management
Practices to reconfiguration of the sandy bottom to promote water movement.

Also allowed are the future reconfiguration and/or reconstruction of the East and West Marinas,
the quay wall and bulkheads within those basins and gangways and security gates.
Additionally, new dry stack storage and dinghy docks and renovations to the OC Sailing and
Events Center docks, guest slips and sport fishing docks would be allowed in the Marina
Improvement Project.

Marina renovations would possibly necessitate removal of all floating docks and piles;
reconstruction of portions of the degraded quay wall; and installation of new docks, guide piles,
gangways, security gates, dock boxes and utilities. Other waterside project components
allowed by the LUP are the enhancement of lighting on the docks and public access
improvements, including gangways and docks in compliance with the Americans with
Disabilities Act (ADA) requirements.

2.2.1 Dana Point Harbor Land Use Plan — Policy
2.2.1-1 Land uses and new development in Dana Point Harbor shall be consistent with the

Dana Point Harbor Land Use Plan and all applicable policies and regulations
contained in the Dana Point Harbor Revitalization Plan and District Regulations.
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3.2.1-3 Evaluate and ensure the consistency of the proposed use with the public trust
restrictions and the public interest at the time any tideland lease is re-negotiated or
renewed.

3.2.1-4 New boating/yacht clubs or associations that require membership and/or fees for
enrollment/initiation and/or other recurrent fees (e.g., member dues, assessments, etc.)
or any other facilities that operate similarly on public tidelands are prohibited. Any
expansion of existing legally established boating/yacht clubs, associations and/or such
clubs that renew or renegotiate their lease on public tidelands shall be required to: (1)
remove any existing impediments to public access to and along the
bulkhead/waterfront that exist due to the presence of the club; (2) where the club has
facilities for banquets, receptions, meetings, luncheons, conferences, seminars and
other similar events, make significant portions of the facilities available at all
reasonable times to the public (member and non-member) groups and market the
availability of such facilities to the public; (3) within their existing capacity, provide
activities at the facilities accessible to the general public throughout the year such as,
but not limited to sailing and navigation classes; sailing and boat racing events and
boating safety classes; (4) offer sailing, navigation and boating safety classes and boat
use and equipment for free and low-cost to economically disadvantaged families (to
the extent the club has access to such equipment); and (5) prohibit membership
requirements that discriminate against anyone on the basis of race, color, religion, sex,
national origin, sexual orientation or disability.

3.2.1-5 The County shall offer a program to include, but not be limited to, sailing, navigation
and boating safety classes and boat and equipment use for free to youths (up to age
18) of economically disadvantaged families with any proposal to expand or improve
County operated facilities (e.g., OC Sailing & Events Center) that offer water oriented
recreational opportunities to the public.

3.3 Marine Waterways, Marine Services, Educational Basin and Harbor Basin

The marinas include the West Marina in Planning Area 9 (west of Island Way, which includes
the West Turning Basin and the OC Sailing and Events Center docks), the East Marina in
Planning Area 10 (east of Island Way adjacent to Dana Wharf, including the East Turning Basin,
a full-service fuel dock and a bait receiver) and the Embarcadero Marina, located in Planning
Area 11 adjacent to the public boat launch ramp. The marinas are fully sheltered from the
open ocean by approximately 8,000 linear feet of federal breakwater plus the Island.

The West Marina (Planning Area 9) channel connects the marina to the West Turning Basin,
which contains docks for the Sea Explorer and the two tall ships, the Spirit of Dana Point and
the Pilgrim. In addition, a public beach area commonly known as Baby Beach is located
adjacent to the West Turning Basin.
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The East Marina (Planning Area 10) contains the Orange County Sheriff Harbor Patrol docks
which are located near the entrance to the East Marina. Commercial fishing slips are located
adjacent to the Sheriff Harbor Patrol docks. The East Marina channel connects the East Marina
to the East Turning Basin which contains a full-service fuel dock and a bait receiver.

Embarcadero Marina is located in Planning Area 11, northeast of the East Turning Basin.
Planning Area 11 also contains the sport fishing docks, charter boat docks, the Catalina Express
dock, boat rental facilities, the public boat launch ramp and docks as well as the docks used by
the shipyard operator.

The LUP allows for the renovation and/or replacement of the docks and related infrastructure to
better serve visitors and coastal dependent businesses while ensuring that boating and water-
oriented recreational uses are protected and enhanced.  Additionally, new Embarcadero/dry
boat storage staging docks and dinghy docks are anticipated. Public access to the existing
yacht clubs/association will increase with expansion of those facilities as well as the provision
of free and low cost sailing, navigation and boating safety classes to economically
disadvantaged youths with the expansion of certain County facilities in the Harbor.
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The purpose of the appraisal study is to provide a range of fair market rent for
the various boat slip sizes at Dana Point Harbor, as rented to individual boaters.
The prospective date of value utilized herein is June 1, 2025, being the date of
the next increase in slip rental rates.

As noted, the subject individual boat slips represent the marina (water) area
which is part of a larger Master Ground Lease agreement between the County
of Orange and Dana Point Harbor Partners, LLC (DPHP). The appraisal study
pertains to the fair market rent applicable to the boat slips only, which represent
leasehold improvements. The appraisal study does not address or consider the
underlying ground lease, leased fee or fee simple interest in the subject
property, or applicable ground rent and terms of the Master Ground Lease
Agreement. The appraisal study is only intended to set forth the fair market
rental rate range for the various boat slips (leasehold improvements and
associated water area) that would be charged to the boater sub-tenants

HIGHEST AND BEST USE ANALYSIS:

Highest and best use is defined, in part, in The Dictionary of Real Estate
Appraisal, 5th Edition, by the Appraisal Institute, as:

“The reasonably probable and legal use of vacant land or an
improved property, which is physically possible, appropriately
supported, financially feasible, and that results in the highest
value.”

In the process of forming an opinion of highest and best use, consideration must
be given to various environmental and political factors such as zoning
restrictions, probability of zone change, private deed restrictions, location, land
size and configuration, topography, and the character and quality of land uses
in the immediate and general subject market area.

There are four basic criteria utilized in the highest and best use analysis of a
property as if vacant, as well as presently improved. The four criteria are
summarized as follows:

Physically possible
Legally permissible
Financially feasible
Maximally productive

PN
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