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Central Embarcadero Site

Overview

« ~70 acres total
- 40 acres land
- 30 acres water

« ~22 acres of existing leaseholds (land and
water)

* Current Seaport Village tenants occupy
~90,000 SF on ~13 acres

 ~15 acres public park/open space

« ~23 acres commercial fishing area (land
and water)

* Development site excludes the fish market
and the Headquarters




Request for Proposals

Overview and Current Status

* The District issued a Request for Proposals
(“RFP?) for the Central Embarcadero site
on February 22, 2016

* Eleven proposals were received by the
May 2, 2016 RFP deadline with six
proposals meeting threshold criteria

* The District engaged JLL May 31, 2016 to
prepare a preliminary evaluation of the
proposals

* Public open-house sessions were held
June 13 and 14, 2016

« District staff will present proposals and
qualitative analysis to the Board of Port
Commissioners on July 13, 2016
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Proposal Summaries

Great

) Oliver o,
Gafcon Western HKS McWhinney ) Ripley's
6 (1) McMillan
Pacific
646k SF 385k SF 525k SF 1.4mm SF
Hotel $362mm M $207mm NP $713mm M
. 19k SF 10k SF 250k SF 125k SF
Office $7mm NA $3mm NP $41mm NA
389k SF 110k SF 200k SF 280k SF 325k SF NA
$145mm $51mm $71mm NP $146mm
809k SF 55k SF 650k SF NP 1.1mm SF NA
$148mm $0.6mm $105mm NP $140mm
Specialty® 262k SF 17k SF 73k SF 253k SF 715k SF 110k SF
peciaity $335mm $5mm $267mm® NP $443mm® $129mm
Public 923k SF NA 1.1mm SF 425k SF 1.0mm SF NA®)
|mpr0vements(5) $154mm NP $17mm NP
il Ml 3.0mm SF 182k SF 2.5mm SF 1.7mm SF 4. 7mm SF 110k SF
P $1.2bn $57mm $653mm $711mm $1.5bn $129mm
Revenues/Year? $287mm $8mm $203mm $138mm $324mm $30mm
Stabilized Lease $22.5mm; NP NP $10.4mm; NP $1.0mm
Payment(s’ Percent Rent Percent Rent Flat payment

(1) Great Western Pacific retail SF includes the entire Tuna Harbor Pavilion facility; cost includes entire facility development and additional $500k estimate for interim restaurant; costs do not included tenant improvements
@) SF and development costs shown as maximums proposed OliverMcMillan
3 Includes marina uses (except where size is provided in linear feet), education and attraction/entertainment uses, Gafcon Spire square footage only includes restaurant and observation deck

E .3
_!'_, . 4) Marina included in total development cost; however square footage not provided in proposal
®) Public improvements include parks, plazas, walks, open space and public infrastructure identified within proposals; in some cases square footage implied based on acreage provided in proposals

Lhuiel &

» L'_II : 2 .:_ |1= I_ 6) Some retail and public improvements were included within the proposal; however costs and square footages were not separately detailed
7) Based on assumed stabilization year, which varies across proposals and in some cases by uses proposed
[C Reflects Gafcon year 9 (full build out); McWhinney reflects vear 7; Ripley's proposed a flat quarantee of $1mm per year



Gafcon

Proposal Review Summary

Full-service, micro hotel and hostel
concepts

Proposed development costs generally
within feasible range

Proposed occupancy within market
Revenue and NOI per key appear
above typical market ranges

Spire observation deck, marina
redevelopment, aquarium and
educational facility proposed

Specialty Uses

Over $150mm of land and water public improvements
Over 75% of 40-acre land area proposed as parks & open space
Public financing requested for significant portion of costs

.
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Public
Improvements

&) gafcon

Development costs
generally within feasible

Rents and occupancy
generally within market range

range

Significant new product proposed
Development costs generally
within feasible range

Rents above downtown market as
a whole, but in line with market
expectations for product profile
Occupancy consistent with
downtown market

4

2,410 spaces proposed via
underground structure
Development costs generally within
feasible range

Number of spaces proposed
generally within preliminary
expected parking range
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Great Western Pacific Great Western

Pacific

Proposal Review Summary

* Not proposed

* Development costs generally
within feasible range
* Rents comparable to market;

* Not proposed additional diligence required to
determine whether rents cover
development costs on a stand-
alone basis

* 165 spaces proposed; most spaces
« 200’ tall Ferris wheel (“Great Wheel") within below grade structure
+ Seattle Great Wheel and Myrtle . . Deve|opment costs appear below

3(;2(;1 pSrI;jy:(/;rt]:el comparable Ferris Specialty Uses typical market range

» Number of spaces proposed may be

low based on preliminary review of
parking requirements
Public

Improvements

* Pier area proposed, extending 500’ from the shoreline
* Development costs not separately provided
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Proposal Review Summary

* Development costs * Rentand occupancy
generally within feasible assumptions not provided
range

* Proposed development costs generally
within feasible range « Significant new product proposed
* Revenue and NOI per key appear above * Development costs generally
typical market ranges within feasible range
* NOI ratio to revenue within feasible * Rents and occupancy
range without Ground Lease rent assumptions not provided

* 1,400 spaces proposed via
underground structure

+ Development costs higher than
expected, but dependent on design
and site conditions

* Number of spaces proposed
generally within preliminary
expected parking range

* The Spinnaker, marina
redevelopment and performing

arts center proposed
Specialty Uses

Public

Improvements
* Proposed 26 acres of public realm or approximately 60% of the

land area for public access, parks and streets
+ Development costs not separately identified
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McWhinney o

MAWHINNEY
Proposal Review Summary

+ Significant new product * Rents generally within market range
proposed * Occupancy appears above market

« Office development costs given scale of office proposed
not separately identified

Significant new product proposed
Retail development costs not
separately identified
Rents above downtown market as
a whole, but in line with market
expectations for product profile

+ Occupancy consistent with
downtown market

* Parking capacity for 2,240 cars
proposed via underground structures,
valet and robotic systems

* Parking development costs not
separately identified

* Number of spaces proposed generally
within preliminary expected parking
range

 Full-service and boutique hotels

*  Proposed hotel development costs
were not separately identified

» Proposed occupancy within market

» Revenue per key within market

* ADR and RevPAR appear above
typical market range

Performing arts center, marina/wave
park recreation area

Specialty Uses

Public
Improvements

« Nearly $17mm of improvements
* Proposed 424,500 SF of public space including boardwalks,
internal plazas and parks/open space
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OliverMcMillan

OliverMcMillan

Proposal Review Summary

« Significant new product  * Proposed office development costs
proposed within feasible range
 Rent and occupancy assumptions not
provided

» 1,700 rooms; three hotel concepts —

convention, boutique and select + Significant new product proposed

service * Proposed retail development costs
*  Proposed development costs generally within feasible range

generally within feasible range « Rents and occupancy
* Revenue and operating assumptions assumptions not provided

not separately provided

» 2,430 spaces proposed via multiple

» AEG Seaport Pavilion arena, San

Dieao Svmoh ormi structures
|ego ymp gny periorming space, « Development costs within feasible
Scripps Learning Center and tide range

pools proposed Specialty Uses « Number of spaces proposed

generally within preliminary
expected parking range

Public
Improvements

* Improvement costs not separately identified
* Proposed 20-24 acres of open space and water access, including
parks, plazas and walkways
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Ripley’s

Proposal Review Summary

\ * Not proposed
* Limited retail — aquarium gift shop
« Neither development costs nor
« Not proposed operations information provided on
a standalone basis for retail

* Ripley’s aquarium concept proposed

* Monterey Bay and National Aquarium
comparable projects

* Requires public incentives for 20%-25%
of total cost and assumes a payback
mechanism via increased tax revenue

* Not proposed — anticipates parking
. needs will be fulfilled by
Specialty Uses development on remainder of the
site

Public
Improvements

* Proposed pathways, sidewalks and park-like gathering spaces
accessing the waterfront in connection with the aquarium
* Costs not separately provided
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Key Takeaways & Conclusions

The District was successful in reaching high-
quality, experienced development teams

Four proposals provided comprehensive
development plans; two proposals provided
focused development concepts on
approximately 3-4 acres

Concerns across the proposals relate to
ambitious uses proposed by comprehensive
plans and phasing of development

Submitted proposals diverge materially in
terms of design, development cost, operating
assumptions, proforma details, proposed
Ground Lease structures and payments

* Lack of consistent and/or complete

information creates challenges in evaluating
feasibility and making comparisons across
proposals

Obtaining standardized and more detailed
information from respondents will help create
consistency and comparability of both
developer programs and potential benefits to
the District

The District selection process may benefit
from a phased approach, with an initial
narrowing of the field relative to primary
objectives of the RFP, and further review and
selection organized around specific District
goals and enhanced feasibility review of
proposals
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