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PROJECT TEAM

SHEET

INDEX

—_—
z 8
PLAN CHECK SET ] o
DESIGNER: STRUCTURAL ENGINEER: = S o
SETOND, MANKIND CORP TBD i 2 g
514 S. HARVARD BLVD. #109 q S
LOS ANGELES, CA 90020 z e
CONTACT. GiNio. PANG. MEP ENGEET: DWG# | DRAWING NAVE oaTe |3H] O ®
TEL: (310)899-4422 / (323)377-3370 b
S oropenesee e canTact: = e 707 GENERAL NOTES - SiOLS o :
REGISTERED PROFESSIONAL ARCHITECT: TEL: (310)000-0000 A3 GENERAL NOTES - SYMBOLS 2
[T EMAIL: XXX@XXX A0.4__| EXISTING SITE PLAN =z &
S SnsE B D A05 | EGRESS PLANS / PATH OF TRAVEL & s
L0S ANGELES, CA 80045 KITCHEN DESIGNER: ATT | ADA GENERAL NOTES & GRAPHICS, = 8
T (310)756 3480 KEVIN MCQUEEN AT2 | ADA GENERAL NOTES & GRAPHICS | )
3222 WEST 112TH STREET AT3 | ADA GENERAL NOTES & GRAPHICS 8 =2
GiAL: mercelopozziomianet INGLEWOOD, CA 30303 AT.4 | ORIGINAL APPOVED DOGUMENT - @ 2
o AT5 | EXISTING GARAGE PLANS (P18 P2 S
OWNER / CLEENT: CONTACT: KEVIN MCQUEEN AT6 | DOORS & FINISH SCHEDULES e =
SAN & SEA LLC TEL: 310-242-0861 AT7__| GENERAL NOTES - Al x 2
OGN AE sosor EMAIL: SLICK61@AOL.COM ATE | GENERALNOTES - ADA QO> i
CONTACT: GING PAINO AT9 | GENERAL NOTES- ADA -
CONTACT: STEVE FARZAM 0: o =
TEL: 310.451.9859 A2.0 | [[OWER|ROOWS  CONSTRUCTION PLAN & SECTION w o
AY: 310.458.0843 2.1 | (UPPERIROOMS /CONSTRUCTONEPLAN & SECTION E ¢
EMAIL: ginopaino@shorenotel.com A2.3 | CONSTRUCTION PLAN CAFE -GOUNTER AREA I a
O o
[4 &
- < ¢
0| FINISH AND POWER PLAN/ CAFE' L
VICINITY MAP NOTES: A3.1 | FINISH AND POWER PLAN /(N) ROOMS
. CONSULTANTS:
AZ0__| REFLECTED CEILING PLAN/RGP.
1.THIS PROJECT SHALL COMPLY WITH TITLE 24 AND T
2014 CALIFORNIA BUILDING CODE (CBC), CALIFORNIA |A%-0—-EXISTING TOILET-ELEVATIONS
Cobe (0o, CockOmun eLECTRCA, CoDe (00, |[oo—| ENAGE PLANS
: g 0 INTERIOR ELEVATIONS /LOBBY LEVEL
AND CALIFORNIA ENERGY CODE). g INTERIOR ELEVATIONS JCAFE'
2. PENETRATIONS OF FIRE-RESISTIVE WALLS, 2| (N)INTERIOR ELEVATIONS /LOWER ROOMS
FLOOR—CEILINGS AND ROOF CEILINGS SHALL BE 2__| (N)INTERIOR ELEVATIONS / UPPER ROOMS
PROTECTED AS REQUIRED IN CBC SECTIONS 713.3 0.0 0SS SECTIONS
AND 713.4
ATT0_| STREET ELEVATIONS
3. PROVIDE FIRE RATED OPENING PROECTION FOR
ALL FIRE RATED ASSEMBLIES PER RECUREMENTS OF | 7| AT TvPES ARG DETALS
AT2.1_| DETAILS
4. FIRE DAMPERS, SMOKE DAMPERS, COMBINATION  ([AT22 [ DETAILS
FRE/SMOKE DAWPERS AND CELING RADIATION

1515 OCEAN AVENUE
SANTA MONICA, CA 80401

NORTH

E_PROVIDED
SEMBLY IS REQURED
s 3
PRE/OKE DAMPERS 0% A F
APPLICABLE RATING ON THE MECHANICAL

L & AT THE LOCATIONS
PRESCR\BED \N SECTONS 716.5.1 THROUCH 719.5.7.

' MoK DAMPERS, coMawmoN
E DAMPER AND A
SHOKE. DAMPER SHALL B SHOWN W THE

PLANS.

ADDITIONAL INFORMATION

PROJECT SUMMARY

1. CONTRACTOR TO OBTAIN SEPARATE PERMIT FOR THE FOLLOWING ITEMS:
~ FIRE SPRINKLER_SYSTEM
— FIRE ALARM SYSTEM

2 ANY DISCREPANCIES FOUND BETWEEN (OR WITHIN) ANY DESIGN
DOCUMENTS MUST IMMEDIATELY BE BROUGHT TO THE ATTENTION OF THE
OWNER, ARCHITECT AND DESIGNER.

3. ANY DISCREPANCIES BETWEEN THE DESIGN DOCUMENTS
AND_THE ACTUAL FIELD CONDITION MUST IMMEDIATELY BE BROUGHT TO THE
ATTENTION OF THE OWNER, ARCHITECT AND DESIGNER.

PROJECT STANDARD NOTES

NO WORK SHALL BE DONE WITHIN THE PUBLIC RICHT—OF—WAY WITHOUT THE
PRIOR APPROVAL AND PERMIT FROM THE DEPARTMENT OF PUBLIC WORKS,
ADMINISTRATIVE SERVICES, ROOM 113,

BUILDING), NEW ROOWS, LOCATE

STREET ACCESS).

4. BUILDING TYPE: I8

5. AVAILABLE AREA:NET SF

1 TENANT IMPROVEMENT PERMANENT COFFEE BAR COUNTER, LOCATED AT GROUND FLOOR (LOBBY/2N STREET
D AT GROUND FLOOR (2ND STF
PROJECT INCLUDES NEW PUBLIC TOILETS ON THE 2ND STREET BUILDING (ORIGINAL RETAIL SPACE ON GRADE

REET BUILDING) OF A FOU

2. PROJECT ADDRESS: 1515 OCEAN AVENUE SANTA MONICA, CALIFORNIA 90401

3 OCCUPANGY TYPE: B (GUEST BAR) + (NEW TRAINING FACILITY)

140 SF (ORIGINAL USE -RETAIL / BAR)
6.PROJECT AREA: 460 SF ( COFFEE SHOP / BAR) + 3,518 SF. (NEW ROOMS- 2 LeLveLs ) = 3,978 SF.

R-STOREY BUILDING.

SHORE HOTEL

PARKING SUMMARY

1515 OCEAN BLVD.
SANTA MONICA, CA 90401

2. OWNER IS RESPONSIBLE FOR REPAIR OF ALL DAMAGE TO OFFSITE IMPROVEMENTS | | DESCRIPTION ACCESSIBLE | AVAILABLE | ADDITIONAL TANDEM | REQUIRED
CAUSED BY CONSTRUCTION. CALL PUBLIC WORKS INSPECTOR FOR INSPECTION OF .
TVAN
GFFSITE IMPROVEMENTS AT SUBSTANTIAL COMPLETION OF ONSITE WORK AT (310) EXISTING BUILDING 5 somonro| 214 70 184 OWNER: SAND AND SEA CORP.
455-8737.
EXISTING RETAIL - &' 2
3. ALL LABOR, EQUIPMENT AND MATERIAL REQURED FOR OFF—SITE TS
ARE THE RESPONSIBILITY OF THE DEVELOPER. (N) RETAIL - 2ND STREET 10 LA e Date & lssus Description._By_Check.
4. ALL OFFSITE WORK SHALL BE DONE IN ACCORDANCE WITH THE STANDARD 1 CLIENT REVIEW_08.09.2019 mp
SPECIFICATIONS /DRAWINGS FOR PUBLIC WORKS CONSTRUGTION, GURRENT EDITION AS
AMENDED BY THE CITY OF SANTA MONICA AND CITY OF SANTA MONICA STANDARDS. | | EXISTING TOTAL 254
5 NO CONSTRUCTION DEBRIS SHALL BE SPILLED OR STORED ONTO PUBLIG RIGHT-OF 'OCCUPANTS OF NEW OFF\CES ARE CURRENT HOTEL EMPLOYEES AND WILL PARK IN AVAILABLE SPACES
WAY. 'STARTING ON LEVEL P3
STALL #29 (VAN Accassmz) ON LEVEL P1 TO BE USED BY NEETING RODM PATRONS.
6. PRIOR TO THE INSTALLATION OF ANY GREASE INTERCEPTOR OR CLARIFIER, ALL ACCESSIBLE SPACES, AS REQUIRED, ARE FOR PREFERENTIAL USE BY THOSE WITH DISABILITIES.
CONTACT WATER RESOURCE FROTECTION PROGRAMS AT (310) 458-5235.
PARKING ANALYSIS
PARKING LEVEL] QUALIFYING SPACES | STANDARD SPACES | COMPACT SPACES [ADDITIONAL TANDEW SPACES TNGTES
=] 57 E 7 7 (TsETS)
P2 55 a0 75 20 (0 SETS)
73 5 £ 7 272 (T SETS)
=) o0 38 3 26 (13SETS)
soursigatre
TOTAL Fa i ] 7
TOTALSPACES| 280 A TOTAL OF 10 PARKING SPACES WERE NOT BUILT DUE TO TECRNICAL CLEARANCES ATOTAL OF 4 PARKING SPACES
T T WILE BE ECVINATED FROW TOTAL
i i TOBUILD THIS PROJECT
QUALIFYING SPACES PROVIDED OCEAN AVENUE RETAIL ‘A" ANALYSIS
STANDARD T3 TNTERIOR DNING T00SF 75 SFTPRKG STALL | S SPACES
COMPACT o1 TTERIOR SERVICE ARER 755 300 SF TPRKG STALL| I SPACES
OUTDGOR DNING B50SE 75 SFTPRKG STALL | _USPACES |
QUALIFVING SPACES PROVIDED 70 TOTAL NEEDED T7 SPACES
QUALIFYING SPACES REQUIRED 184 SHORE-HOTEL ANNEX
NOTE- & 7,376 SF. OF ORIGINAL SPACEWAS
ALREADY ACCOUNTED FOR, WITHIN THE
‘QUALIFYING SPACES PROVIDED. leroocnamer
S = 1,376 SF @ 300SF ] PER PERSON = SSPACES WINUS | 5 SPACES SHORE-1
ALLOTEDTO _RETA T2 TOTAL NEEDED TZSPRCES caD e vame
NN:\05.7742.000\CAD\Sheets\COVER iNDEX \A0-1
REANING BEFORE THE PROJECT |14 % D ST FCTAL B meives J—
PROJECT INFORVATION SHEET INDEX.
RESTAURANT AREA 750 0 SFTPRG STALL| S SPACES
'OCEAN AVENUE NEW AREAS (BELOW GRADE) ‘ RETAIL AREA 640 SF 300 SF/ PRKG STALL| 2 SPACES.
|
AONDRY RooW | 50057 | S00SF PRKG STALL] 1 SPACES o AL TOSPACES| AsomonALy |
NEW OFFICES | 1,000 SF | 300 SF/PRKG STALL :‘aaswcss T 5D SR RESTURANT R
ALLOTED T0_TO THIS PROJECT 5% HOT 70 EXCEED 2500 SF
REMOVED FROM TOTAL FOR THIS PROJECT s [NOTE -G HOTEL TO PARTICIPATE INSHARED PARKING |
GUALIFYING BEYOND REQURED _REWAINNG 0% [ PROGRAMASPERMTEDWTHSZONNG | A0.1
TOTAL SPACES EXISTING (ORIGINALY APPROVED) 284 DISTRICT BY APPROVED CITY ORDINANCE o -
[ ToTAL sPAcES iR GovPLETION OF PRoUEST | 780 X NOTE - THE NUMBER OF ‘QUALIFYING STALL BEYOND REQUIRI al Commission
TANDEM PARKING REDUCTION GENERATES QUALIFYING STANDARD STALLS s igpnseres
>ehi
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LOWER LEVEL / PODS UPPER LEVEL / PODS AREA CALCULATION AREA CALCULATION / PUBLIC AREAS
SPACE / ROOM LEVEL AREA | SF. | PLUMBING FIXT. | REMARKS SPACE / ROOM LEVEL AREA | SF. | PLUMBING FIXT. | REMARKS SPACE / ROOM AREA | SF. | BEDS/UNTS SPACE / ROOM LEVEL AREA[SF. | PLUMBING FIXT. | REMARKS
P00 1 o wever | esrsr [N SOMER [riee peos (1 aueen 2 bouste | rov-2 o wever | aoss[TOLET/STORER | Tiy0 5eDs (zauEen) TOTAL FUBLIG AREAS TososF - vesnoue sTiee | s 2N STREET PUBLIC ENTRY
POD-3 1ST LEVEL 2g3sF  [TOVETHOWER [ e BEDS (1 QUEEN 1 DOUBLE ) POD-4 2ND LEVEL 2255F  [TOLETISHOWER | w0 BeDS (2 QUEEN) TOTAL PODS (LOWER LEVEL) 1,956 SF 20BEDS COFFEE SHOP 1ST LEVEL R OPEN TO THE PUBLIC
P00 5 o7 teve | zwrsr PO 1SOVER | Tuio5e0s 1 uEeNs 100UBLE) ro0 -6 o Lever | avese [TOET/SHOWER | Tiy0 aeDs (2 0UBLE) TOTAL PODS (UPPER LEVEL) Tsezsr | ssEDs KTcreN PREPARER | sT LeveL | o [qmicoem s
POD-7 1ST LEVEL 2r25F  [TOETISHOWER e geDs (1 queen+ 2 DoUBLE POD-8 2ND LEVEL 2165F  |TOLET/SHOWER [ yyo peDS (2 QUEEN) TOTAL # OF BEDS 35 BEDS COFFEEBAR 1ST LEVEL 85 5F K | TAKE OUT ONLY (200 STREET LoBBY)
POD-9 1ST LEVEL 75 |TOVE] [STOWER [1yme gEDS (1 QUEEN+ 2 DOUBLE ) POD - 10 2ND LEVEL 2165 |TOLET/SHOWER [ yy0 BEDS (1 QUEENS 1 DOUBLE ) UNISEX TOLET 1ST LEVEL 925F TOLEY owy |FOR USE BY COFFEE SHOP GUESTS
P01 io7 teveL | rase [TOLET | SHOWER i aebs 1 aueENs 200UBLE ) Fo0-12 o teveL | aiese IO SOMER | woseos @ ausen) Povs AT ioTieveL | st
Po0 13 o7 ieveL | e [IOME SHOWER [1iace aeos s aueens 2D0vaLE | P01 o teveL | ziese [TV SHOWER | woBeDs 1 GUEEN: 1 0oUBLE )
SUB TOTAL 1,056 SF 20 BEDS (QUEEN /DOUBLE) SUB TOTAL 1,505 SF (NET) 14 BEDS (QUEEN/DOUBLE) SUB TOTAL
TOTAL PODS (LOWER LEVEL) 7 GUEST ROOMS TOTAL PODS (UPPER LEVEL) 1562 F (GROSS 7 GUEST ROOMS
TOTAL BY BED COUNT 35 x2=70

NOTES:

SITE PLAN 1/32

EGRESS PLAN 1/8

BROADWAY AVE.

ADJACENT PROPERTY

ADDITIONAL R

PROJECT LOCATION

SHORE HOTEL

/

prceerrlue

e G

ADJACENT
PROPERTY

DOOR TO REMAIN OPEN
DURING TRAINING / EVENT HOURS

e -

EgreA
LA:ZG‘AB

AT

EXT P/
=236

IMON
RAVEL

[
[
c

OF

—fauiion
F TRAVEL

 Nellls
A

EXTERIOR SEATING AREA
TOTAL AREA 210SF / 15 (OCC A) = 14 OCC. LOAD < 50

WWW.MLLO.NET

ARCELLO POZZI

ARCHITECTURE & DESIGN

7623 Sunset BIvd. #B | Los Angeles, CA 90046 | 310.562.9931

CONSULTANTS:

SHORE HOTEL

1515 OCEAN BLVD.
SANTA MONICA, CA 90401

OWNER: SAND AND SEA CORP

esue ssue Deseription _By _Check.

o
1 CLIENT REVIEW 08092019 P

\ GUEST BAR
o PROJECT LOCATION
OCEAN AVE. e
OCCUPANCY PLAN/ SITE PLAN SCALE: 1/32"=1'-0"| SUMMARY OCCUPANCY CALCULATIONS LEGEND
ADDITIONAL ADDITIONAL OUTDOOR SUMMARY: AREA 41
LOWER ROONS UPPER ROOIS SEATING 0CC. GROUP (B) = 125 SF.

[AREAT

[AREA )

7

Tl

‘
o

%

(COFFEE SHOP

REA 2]

SERVICE

S

SPACE OCCUPANCIES: R & B

-z

TOTAL OCCUPANTS THIS PROJECT.

3,140 NET SQFT. THIS PROJECT

(INCLUDES PUBLIC AREA).

- TYPE A CONSTRUCTION

MAX. OCCUPANTS- LOWER LEVEL

R 0CC

10
B OCC. = 9 (COFFEE SHOP

SUBTOTAL =19

MAX. OCCUPANTS- UPPERLEVEL
R_0CC
SUBTOTAL =8

TOTAL

=27 (BYBEDCOUNT35x

THE NEW FACILITY OFFER A MIXED USE ACCOMMODATIONS
THAT ALLOW DIFFERENT OCCUPANCY TYPES.
-COFFEE SHOP FOR THE PUBLIC (ACTIVATE PEDESTRIAN
EXPERIENCE AT STREET LEVEL)
-THE NEW ADDITIONAL ROOMS "PODS" ARE DIVIDED IN TWO

LEVELS Al

ND ARE SPECIALLY DESIGN FOR USE BY

TRAVELERS, LOCAL VISITORS AND YOUNG GUESTS WITH
THEIR PARENTS.

DIVIDED BY 200 (PASSAGE AREA)=

UPANTS

AREA #2
OCC. GROUP (B) = 162 SF.

DIVIDED BY 200 (COFEE SHOP)=

CCUPANTS

OCC. GROUP (B) = 126 S
DIVIDED BY 200(SERVICE
1 OCCUPANTS
AREAS
OCC. GROUP (B) = 150 SF.
DIVIDED BY 200(WASHING)=
2 OCCUPANTS

AREA #5
OCC. GROUP (B) = 92 SF.
DIVIDED BY 200 (TOILETS)=

AREAS

OCC. GROUP (B) = 472 SF.

DIVIDED BY 200(HALLWAY)=
3 OCCUPANTS

AREA #7 (LOWER LEVEL)
0CC. GROUP (R) = 1,956 SF.
DIVIDED BY 200 (NEW ROOM)=

UPANTS

AREA #8 (UPPER LEVEL)
OCC. GROUP (R) = 1,562 Si.

DIVIDED BY 200 (NEW ROOM)=
8 OCCUPANTS

27 OCOUPANTS

California Coastal Comm

FEC

2 HOUR FIRE PARTITION

1 HOUR FIRE PARTITION

@ EXIT SIGN

COMMUN PATH OF EGRESS

ACCESSIBLE [ LEVEL PATH OF TRAVEL

EXISTING EXIT SIGN
TO REMAIN
NEW EXIT SIGN

ARROW INDICATES DIRECTION. DARK
TRIANGLE INDICATES # OF FACES

FIRE EXTINGUSHER CAINET
AS REQUIRED BY FIRE DEPARTMENT,
GC TO VERIFY QUANTITY AND
LOCATIONS.

SealSignature

0220200
Gy

‘SHORE-HOTEL ANNEX

SHORE-1

CAD Filo Namo
N.05.7742.0001CAD\Sheets\SITE PLANIAQ-5

Descripion

SITE PLAN/ EGRESS PLAN/ OCCUPNCY CALCS.

scse

ssion

Exhibifsuo e
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POD 2 POD 4 POD 6 POD 8 POD 10 POD 12 POD 14 — =
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i N H 8
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(7} °
:
. 8 &
= : Wy =
= ¥ 2
Oz 3
xe S
% " <= 2
© I 2
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2
< e

A— 'CONSULTANTS:

POD 1 TOILET POD 3 POD 5 TOILET POD 7 POD 9 TOILET POD 11 POD 13 TOILET (ADA) ‘
ROOMS 1 CAFE'#LOBBY

SCHEMATIC DESIGN / SECTION - A 2
3/8"

SCALE:

2ND STREET SET BACK

SHORE HOTEL

1515 OCEAN BLVD.
SANTA MONICA, CA 90401

OWNER: SAND AND SEA CORP.

7

check
CLIENT REVIEW 08092019 P

POD-3

1

R E——

i

Seatsignature

Po0-2-
START
g J[ _ [popctrame
'SHORE-HOTEL ANNEX

Project Number

L SHORE-1
\ ' [ A0 Fi name
~SCREWATIC DESIGN T 15T [EVEL ENCARGED PLAN (FODS]
mSCALE 38T 210 LOWER LEVEL PLAN & SECTION-A
scae
LL ROOMS REQUIRED F. THE BOTIOM 10" OF ALL DOORS SHALL | D. CLOSERS, WHERE REQUIRED SHALL HAVE | A. ALL DIMENSIONS ARE FROM FINISHED FACE | () BEVERAGE COUNTER AND STORAGE CABINET WALL/ CEILING MOUNTED TV. (@ new GLass cuaRDRALL PRIVACY scReeN | (D) QUEENBED 60 XTe" (D seranck Lie sHoNDiSHED EXISTING PARTITION TO BE el Nor
wum VEATLATON B EANS OF HAVE A SUOOTI UNNTERRUPTED SURGACE. | All OPEVNG. FORCE NOT DXCEEDING ™ | 0 FINSHED FACE ONLESS OTHERWE & voruseo (@ OUTUNE OF BULDING PROJECTION ASOVE DEMOLISHED | e
IN. 4% OF THE FLOOR POUNDS FO D00RS W NOTED. CONSOLE | TRAY @ DousLe boor cLoser exz (SHOWN DASHED) .
SREk OF THE Robw OF Fries AR G AL ELECTRCAL O DEHO PRRITIONS EXGEPTON.OF FIRE FATED.000RS MHCH @9 NorUsED (@) SHOWERHEAD MILLWORK PACKAGE) (®) EXIST.DOOR! WINDOW AND FRANE (TYPICAL, | ——— EX‘ST‘NG EXTER‘UW WALL 0z 4 ¥ L
NEGHANCAL. SO0 WATEF CLoseT oy o M e AT NOT DXCEED 55 FOUNDS. . hor useD. & roruees @ suonerrosteosssso00m ® WAL ® tyionronToLer
COMPARTMENTS AND SIMILAR ROOMS SHALL ELEETRML BOX. (©) 60" HEDGE ALONG PROPERTY LINE. NEW EXTERIOR WALL & INFILED)
N WINDOW OF N TN /2" N TOTAL HEGHT Wk T HARDWARE SHALL BE CENTERED NOT LESS NEW PERMEABLE PRE CASFRAV .
O S T SO 1 ST o | T S PR @ siscomnernourm s @ mseonarron @ prowerwosiorenconas S imoscare rns. GANTO ng&goast Gommijssion
MECHANICAL VENTILATION 15 NOT PROVIDED. ARGLE NGT ERCELDNG 45 DECHEES 30 THAT INGLE EFFORT (2) ENTRY CABINET WITH MRROR () 2N LeveL 1Access STARS ® ouesTROOMD0OR (®) (N) TERRACE ACCESS, SEE LANDSCAPE PLANS {SEE PARTITION DETALL)
NO SNGLE VERTIGAL CHANGE 0F ELEVATION NOT muwwc HSPNG 0F THe- orENRG : o
ey @ woH sTAVD ThBLE MECHANICAL EQUIPHENT FORDETALS ExhibitsRucrox
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GUEST
2ND STREET ROOMS ATRIUM HALLWAY

SCALE: 3/8" = 1"-0"

SCHEMATIC DESIGN / SECTION - B

3

+——2ND STREET % ROOMS %ATRIUM A

GUEST
ALLWAY

SCHEMAT!C DESIGN / SECTION - B

SCALE: 3/8" = 1'-0"

2

?|PoD-2
(208 F)

N _|

WWW.MLLO.NET

ARCELLO POZZI

ARCHITECTURE & DESIGN

7623 Sunset BIvd. #B | Los Angeles, CA 90046 | 310.562.9931

CONSULTANTS:

\

SCALE: 3/8" = 1'-0"

WH [~
e ] SHORE HOTEL
= 1515 OCEAN BLVD.
SANTA MONICA, CA 90401
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| ORDINANCE NUMBER 1516 (CCS)

%‘(city Council Series)

AN ORDINANCE OF THE CITY COUNCIL OF THE
.CITY OF SANTA MONICA IMPLEMENTING POLICY 45 OF THE CITY
sOF SANTA MONICA DRAFT- LOCAL COASTAL PROGRAM ESTABLISHING
MITIGATION FEES FOR THE REMOVAL OF LOW COST LODGING
ACCOMMODATIONS IN THE SANTA MONICA COASTAL ZONE

THE CITY ccUNcrL OF THE CITY OF SANTA MONICA DOES ORDAIN AS
FOLLOWS : '

SECTION 1. Findings and Purpese. The City gqpncil finds
and declares:

(a) 1In feeent:years, there has been a significant shift in
the develcopment of visitor accommedations within the Santa Monica
Coastal Zone from low cost ledging accommodations te luxury
lodging accommodatiaﬁs. Since 1984, six luxury hotels containing

1,109 rooms have recéived City approvals within the Coastal Zone

while no new low cast roems have been proposed in this area.
‘L

(b} The City cz Santa Monica has experienced a significant
reduction in the number of low cost lodging accommedatiens due to
demolition and conversion of existing units and construction of
office development and luxury lodgihg accommodaé;cns, Sinhce
1984, approximately 355 low cost rooms in the Coastal Zone have
been demolished and not replaced, representing a 10;5 of
forty~five percent (45%) of the low cost rooms eiisting in the

Coastal Zone as of 1984.

19-20-90 Santa Monica, California

- ] = California Coastal Commission
Exhibit 3
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(c) The vaét majority of visitor accommodations in the -

Coastal Zone removed - from the market due to demolition are low
nost Jedaine accommodations.
] (a) The demolition of low cost lodging accommoﬁatiéns in
combination with the replacement by, and new construction of,
luxury 1odging accommodations has altered the balance and has
contyibuted to the scarcity of.affordable visitor accommodatiens
in the City. Only fifteen percent (15%) of the total hotel-motel
accommodations which will exist'in the Coastal Zone once the new
City-approved accommodations are completed, will be iow cost
accommodations. .

(e} Policy 45 of the Draft Locai Coastal Program pro&ides
for a mitigation fee where new dgveloﬁment removes low cost
lodging accommedations.

(£) Pursuant to the police power, the City has the
authority to address both the imbalance created by the removal of
existing low cost lodging accommodations and the overall need for
affordable visitor accommedations in the City.

(g) The purpose of this Ordinance is to reduce the
negative impact on affordable visitor accommééatians caused by
new commercial and new hotel and motel development which requires
demolition of existing visitor accommodations.

(h) New commercial and new hotel and motel development
vhich requires demolition of existing low cost lodging
accommodations is generating a reduction in the City’s affordable
visitor accommodations, and increases the imbalance between

coastal activities and affordable visitor accommodations in the

City.

California Coastal Commission
_ Exhibit 3
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(i) The City has a continuing need for low cost visitor
accommedations and such need is exacerbated by the demolition and

s
r hlr e -
st ks D WA A -

such units and construction of new commercial
developnments. |

(j) Any fees collected pursuant to this Ordinance shall be
used only to finance the construction of 1low cost lodging

accopmodations.

(k) The fee requirements of this Ordinance will help
diminish‘the overall loss of low cost lodging accommodations in
the City and to mitigate the adverse consequences of removal of
low cost lodging accommodations in the Coastal Zone.

(1) The facts and evidence presented in the Drafﬁ Local
Coastal Program dated October, 1989, in the "Santa Monica Coastal
Zone Motel arid Hotel Room Survey" prepared by Willdan Associates,
dated January 18, 1996, and.in the éalifornia Coastal Act of
1976, establish that there is a reasonable'relatianship between
the need for the replacement of low cost visitor accommodations
which is'removed‘by demolition and the fee established by this
- Ordinance, and alse that there is a reasonable relationship
between the use of the fee and the type of devélopment for which
the fee is charged.

(m) The fees required by this Ordinance do not gxceed the
reasonable ‘costs ‘of constructing replacenent units as
demonstrated by the "Evaluation of Financial Assistance
Requirements for the City of Santa Monica’s Overnight Affordable
Accommodations Program,” a studied prepared by Natelson levander.

Whitney, Inc., dated December 11, 1989.

California Coastal Commission
Exhibit 3
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SECTION 2. Definitions. The following words or phrases as
used in this Ordinance shall have the following meanings:

(a) Fee. A fee paid to the City by a developer puréuant
to this Ordinance to mitigate the removal of low cost lodginé

accommodations.

(b) Low_ Cost Lodging Accommodation. Any hotel or motel
unit: de;igned, occupied, or intended for occupancy, as a
temporary.lcdging place for individuals feor 1eéé than thirty (30)
consecutive calendar days for which the roem rate was Eighty
Dollars ($80.00) . or less as of December 12, 19898, or as of the
last day of operation if the hotel or motel was not in operation
as of that date.

(c) .Remove or Removal. The demolitien of 1owAgost ledging
accommodations or the conversion of such units to other use.

(4) Santa Monica Coastal Zone. The apprggimately 1.5

‘square miles bounded on the west by the Pacific Ocean, on the
south by the City‘’s southern boundary, en the east by Lincoln
Boulevard south of Pico Boulevard, and by 4th Street north of
Pico Boulevard as far north as San Vicente Boulevard. Along the
San Vicente Boulevard centerline, the boundary %oes inland te 7th
Street to ﬁhe northern City boundary.

(e) §i§g. One ef more contiguous parcels under common
ownership which have been used, developed, or built upon as a

unit.

California Coastal Commission
Exhibit 3
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SECTION 3. Mitigation Fee Regquirement.

(a) No person shall remove low cost ledging accommodatiens
in the santa Monica Coastal Zone unless the person has compli-2
with the provisions of this Crdinance.

(b) No permit, license, or other approval shall be issued
or granted by the City for the development or use of any property
from'which.any low cost lodgihg accommodations have been removed-
until the person seeking the license, permit, or other'appraval

has complied with this Ordinance.

SECTION 4. Applieability. This Ordinance shall apply to:

(a) Any development, project, or other activity invelving
the removal of any low cést lodging accommodatiens in the Santa
Monica Coastal Zone. For purposes of this'® ordinance,
development, project, or other activity shall include the
creation of a parking let, open space, or vacant land on a site
previously occupied by low cost lodging acceommodations.

(b) Any site located in the Saﬁta Monica Coastal Zone from
which the removal of low cost lodging accommodations has been
&épreved and as to which a condition regquiring. the payment of a

mitigation fee has been imposed by the California Coastal

Commission.

SECTION 5. Fes.

(a) The low cost lodging mitigation fee required by this
Ordinance shall be satisfied by payment of a fee to the City in-
the amount required by this Section.

| (b) The amount of fee required pursuant to this Section

shall be based on the number of units to be removed. For each

California Coastal Commission
‘ Exhibit 3
5-18-0872
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low cost lodging unit removed, ‘a fee of Eight Thousand Dollars

($8,000.00) shall be reguired.

{c) Any fee payment required pursuant to this Section
shall be adjusted for inflatioen by the percentage change in the
Consumer Price Index ("CPI") multiplied by .65 plus the
percentgge change in land cost multiplied by .35 betweenbthe date
of adoption of this Ordinance through the month in which payment

is made.

) (1) For purposes of this Section, CPI shall méan the
-index for Urban Wage Earners and Clerical Workers for the Los
A Angeles/lLong Beach/Anaheim statistical area, as published by the
United States Department of Labor, Bureau of Labor Statistics.

(2) For purposes of this Section, "land cost" shall
mean the average purchase price per square foot for commercially
zoned property, as determined through an independent survey

performed for the Community and Economic Development Department

by a qualified real estate consultant and adjusted on an annual

basis.

SECTION 6. Payment of Tae.

?

(a) At the time of application for a democlition permit or
other approval necessary for the removal of low cost lodging
accommodations located in the Santa Monicé Coastal Zone, ¢the
developer shall enter into a compliance agreement fer payment of
the fee in accordance with the provisiens of this Section.

(p) The compliance agreement shall contain the follewing

requirements:

California Coastal Commission
Exhibit 3

5-18-0872
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(1) At least fifty percent (50%) of the fee shall be
paid prior to issuance of a demolition or building permit for a
project on the site.

'(2) The balance of the fee shall be paid prier teo
issuance of the certificate of occupancy for any development or
conversion on the subject site. If no certificate of occupancy
is Eequired fér the conversion or other new activity on the
subject site, the balgﬁca of the fee shall be due upon
commencement ©f the new activity or within one year, whichever

occurs sooner.

(3) The agreement shall create a lien on the

broperty which shall be binding on the developer and any’

successor of the developer, including any person acquiring an
interest in the property by foreclosure, trust sale, or other
pﬁoéeedinq; _

(4) ?ayments shall be adjusted annually fer
inflation pursuant to Sectienm 5.

(5) The compliance agreement shall be recorded.

{6) Such other provisions as are reasonably deemed
necessary by the City to ensure payment of thé fees required by
~ this Ordinance. | _

(¢) The fee regquired by this Ordinance shall not become
effective until sixty (60) days from its adoption, pursuant to
Government Code Section 65962(a).

SECTION 7. Deposit and Use of Fee. Any payment made
pursuant to this Ordinance shall be deposited in a Reserve

Account separate from the General Fund to be used only for

-7- California Coastal Commission
Exhibit 3
B R - . 5-18-0872
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development of low cost lodging accommodations in ¢the Santa
Monica Coastal Zone. Any interest income earned by monies in
such account shall be expended only for development of low cost.

-lodging accommodations in the Santa Monica Coastal Zone.

SECTION 8. Applicability of Other City Ordinances and
Regulations. . None of the provisions in this Ordinance are
intefided to supersede any prgvisions of the City Charter,
ordinances, regulatiens, or résoluti,bns cencerning demeclition of
residential housing, relocation of displaced <tenants, rent

control removal within fifteen flS) days after its adeption.

SECTION 9. Any provision of the Santa Monica Municipal
Code or appendiées the;:eta inconsistent with the provisions of
this Ordinance, to the extent of such incor;sistencies and no
further, are hereby repealed or modified to that extent necessafy

to affect the provisions of this Ordinance.

SECTION 10. If any section, subsection, sentence, clausef
or phrase of this Ordinance is for anj reason held to be invalid
'or;' unconstitutional by a decision of any court,of any competent
jurisdictien, such decision shall neot affect the validity of the
remaining portions of this Ordinance. The City Council hereby
declares that it would have passed this Ordinance, and each and
every section, subsection, sentence, c¢lause, or phrase not
declared invalid or unconstitutional without regard te whether
any portion of the Ordinance would be subsegquently declared

invalid or unconstitutional.

-8 - California Coastal Commission
. Exhibit 3
© 5-18-0872
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SECTION 11. The Mayor shall sign and the City Clerk shall
attest to the passage of this Ordinance. The City Clerk shall
czvse the same to be published once in the offic;al newspaper

within 15 days after its adoption. This Ordinance shall become

effective 30 days from the date of its adoption.

APPROVED AS TO FORM:

WW\W\M
ROBERT M. MYERS
City Attorney . .

California Coastal Commission
Exhibit 3
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Adopted and approved.this 27th day of February, 1990.

zif%wwm Tonticl .

Mayor Pro Tempore

f hereby certify ihét the foregoing Ordinance No. 1516(CCS) -
was duly and regularly introduced at a meeting of the City
Council on the 20th day of February 1990; that the said Ordinance
was thereafter duly adopted at a meeting of the City Council on
the 27th day of February 1990 by the follewing Couneil vete:

e

Ayes: Ccuncilmembers: Abdo, Finkel, Jennings, Katz,

Reed
Noes: Councilmembers: Nene

Abstain: Councilmembers: None .

Absant: Councilnembers: Genser, Mayor Zane

A4

ATTEST:

% B% AV
. CLAN

Catifornia Coastal Commission

..... .-« Exhibit 3
5-18-0872
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Real Estate Consultants:

AUG 2 8 2014

8658, Figueroa Steeet, Suite:3338
Los ‘Angeles, California 90017
SiCretphone: (213) 3887272
Facsimile: (213) 388-5276,
E-Mail: bussshelger@pacbellnet

BUSS-SHELGER ASSOCIATES Cons }j A

Septeniber 6, 2013

Economic Development Division
City of Santa Monica

1901 Main Street Suite D

Santa Monica, CA 90405

Attention: Ms. Nia Tang
Senior Development A-naly_st

Subject: Analysis of Mitigation Fees
‘ ' Removing Low Cost Lodging at Shore Hotel
1515 Ocean Avenue
Santa Monica, California 90401

QOur File No. 4794-13
Ladies & Gentlemen:

This consu]tmg repoit has been pr epared in ordeito assist in deteumnmg the mitigation fee for the
temioval of tlie affordable lodging obligation at the Shoré Hotel, dnd potentidlly others. As part of
the process of deteimining the 1990 adjusted.obligation in the event of non-compliance, both the
CPI components and the change in commercial land values over time have been IllVCStlgHiCd and
defined. As it relates to July 2013, the February 1990 base level fee of $8, 000 per unit is now
indexed to the following figure:

CPI Index Componetit (65%) .....ccoeeereens e ese s . $ 9,507
Land Cost Index (35%) SRRTRTION eereennere et 1322
Total Adjusted 2013 Fee  .iiiiivimmiimiionsiiiaimmmiiio ..$516,829

Set forth within this study are the aggregate yearly increases which can be related to different
points in tifne, depending on City needs. As it relates to the units at the Shore Hotel, which is in
question, the following mitigation fee is applicable through. July 2013.

Shore Hotel - 72 units @ $16,829/unit ....civevvvevns e $1,211,688

The ensuing report addresses the key issues which is determining the change of CPI index; and
more importantly the extent of land value incréase over the past 23 years.

Respectfully submitted,
BUSS-SHELGER ASSOCIATES

Ronald L Buss

7/ James P. Jochifisen

California Coastal Commission

-i- Exhibit 4
5-18-0872
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BUSS-SHELGER ASSOCIATES

BACKGROUND:

Introductory Information

This report is intended for the use of the City of Santa Monica to calculate the cost of
the mitigation fees associated with the removal of the low cost lodging accommodations. in. the
Costal Zone. A majot portion of this report focuses on the change of value for comrmercial land in
Santa Monica between early 1990 and early 2013.

There is sufficient market information in. this study to value the land beneath the Shore:

Hotel, however that is not within the scope of this assignment. The affordable lodging housing

mitigation fee Tor 2013. is set forth on the previous transrmittal page. In the event the fee

determination is retrospective; the appropriate unit charge for the year il question. may be found on

the last page of this study.
Ordinance No. 1516

The ordinance cited above was enacted to determine mitigation fees for taking
affordablé lodging units off the market. The base level of these fees is $8,000 per unit for each low
cost lodging unit removed, this rate was established February 27, 1990. To take into consideration
inflation, the following formula was established per Ordinance No. 1516.

e 65% of the base level fee of $8,000 per unit is to be adjusted based on the
percentage change in the Consumer Price Index (CPI) between the date of
the adoption of the ordinance and the date in which payment of the
mitigation fee is made. The CPI index will be based onthe year-end 1989
figure posted by the Bureau of Labor Statistics.

o 35%.of the base level fee of $8,000 per unit is to be adjusted based on the
percentdge change in the land cost between the date of .adoption of the
Ordinance and the date in which payment of the mitigation fees is made.
Land cost shall mean the average purchase price per square foot for
commercially zoned property; it is assumed to be confined to the City of
Santa Monica.

-1 - _ 4794-13
California Coastal Commission
Exhibit 4
5-18-0872
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BuUSS-SHELGER ASSOCIATES

1

CONSUMER PRICE INDEX CHANGE

Background

The Consumer Price Index (CPI)as of year-end 1989 was 127.0 increasing to 232.19 by

Juily 2013, 23 -plus years later.. This report provides an-annual escalation factor for each year from

the beginning of 1990 through July 2013 and the attendant mitigation fee for each year. CPI refers
~ to the index. for Urban Wage Earners and. Clerical Workers for the Los Angeles/Riverside/Orange
County statistical area as published by the United States Department of Labor. The CPI
component adopted in Ordinance No. 1516 _a_pplies a 65% Factor to an-$8,000 per unit: basis, this
equates to $5,200 per unit which is shown in the table below.

- “CPI Table g
Beginning Consumer Percent Base Unit
Year Price: Index Increase Charge:
1990 127.000 Base (0%) $5,200

1991 135200 6.46% $5,536.
1992 138.600 9.13% $5,675
1993 143.500 £2.99% $5,875
1994 146,700 15.51%. $6,006
1995 148:100 16.61% $6,063
1996 149.400 17.64% $6,117
1997 152.700 20.24%: $6,252
1998 155.300 22.28% $6,359
1999 157.200 23.78% $6,437
2000 160.600 26.46% $6.576
2001 166.600 31.18% $6,821
2002 170.700 35.20% $7,030
2003 176.700 39.13% $7,235
2004 180.200 41.89% $7,378
2005 188.500 48.43% $7,718
2006 195.500 53.94% $8,004
2007 202.900 59.76%. $8,307
2008 212.282 67.15% $8,692
2009 211.007 66.15% $8,640
2010 216.233 70.26% $8,854
2011 219.619 72.93% $8,992
2012 224444 76.73% $9,190
2013 228.649 -80.04% $9,362

8/13 232.190 82.83% $9.507

D 4794-13
California Coastal Commission
Exhibit 4
5-18-0872
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BUSS-SHELGER ASSOCIATES

LAND VALUE CHANGE

Background

Land purchases in the city of Santa Monica were researched for sales in the mid-year
1989/90 timeframe, as well as currently. In compliance with the Ordinance the sales data were
~ -averaged for each time frame to ascertain the average:.commercial land value. The average
percentage change will be’ determined for each of the 23 yearly intervals. Sales that were' not
Commercial Zoned were not considered as the Ordinance specifically requires: Commercial Zoned
property.
1990 Price Level

Qur research and previous .B_uss“Shélgex:.ﬁle's produced eight sales from the one-year.
~ period of mid-1989 through mid-1990. These acquisitions ranged from 4,792 square feet to 37,462
square feet, tlie prices paid ranged between a low of $73 and a High of $203 per square foot. The:
Ordinance addresses-the average of the sales; adjustments to ‘the sales were not made. The result

was an average price per squate foot of $115-as shown below.

Transfer Land Area Purchase Price Property
Date (Square Feet) Amount Per Sq. Ft. ~Location
:9:/ 1989 22,651 $4.600,000 $203 N/S 2™ St., E.of Santa Monica
141990 4,792 $675,000 3141 S/S'10™ St., W/S Santa Moriica
1/ 1990 37,462 $2,850,000- $76 SWC 16th St. & Broadway
2/1990: 7,405  $665;000 $90 N/S 6th St. & Broadway:
2/1990 4,792 $350,000 $73 E/S-Pico, S/O 16" Street
5/1990 16,117 $1,600,000 $99 SEC-Ocean & Colorado Ave.
TOTALS 93,219 $10,740,000 S$1158

Two previous independent appraisals established an affordable mitigation fee for
commercially zoned land. in the City at $118 per square foot for 1990 which. corresponds closely

with the above, this figure has been adopted in our study.

o 4794-13;
California Coastal Commission

Exhibit 4
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BUSS-SHELGER ASSOCIATES

2013 Price Levels

Due to the lengthy recessionary period now drawing to a close, it was necessary to

include transfers covering a three-year period in order to provide sufficient commercial land sale

data to allow an average to emerge. The acquisitions uncovered. are recapped chronologically

below in the same format as-the 1989/1990 benchmarks.

Transfer: Land Ared Purchase Price Property:
Date (Square Feet) Amount PerSq. Ft. Location o
7110 14,985 $3,500,000 5234 N/S 7%St,, E/O Santa Monica
8/11 56,114 $13,325,000 $237 SWC 16" St. & Santa Monica
2712 37489 $1.1,250,000 $300 SW:7th & Lincolir Blvd.
9/12 45,030 $9,660;000 $214 SEC. 16™ St. & Santa Monica:
9/12 23,087 $13,150,000 $570 NWC BaySt. & Ocean Way
10/12 22,080. $7,300,000 $331 NWC Wilshire Blvd, & Stanford
TOTALS 198,785: $58,185,000 $293

Correlation

The two studies.produced an average: commercial land base 0f$118 per square foot for

1990, escalating to- $293 per square foot in 2012 recognizing no sales occuirred in 2013. As 2

comparison, the average land value increase-was $175 per square foot for 22 years; this-equatés to

an average of 6.74% '(_$:7’.19:5' per sq. ft.) yeatly, non-compounded.. This annual index has been

applied in the following table to the 35% component of $8;000 per unit or $2,800 per unit.

. Beginning Value Base Unit
Year Change Charge
1990 100.0% $2,800
1991 106.74%. $2,989
1992 113.48% $3,177
1993 120.22% $3,366
1994 126:96% 33,555
1995 133.70% $3,744
1996 140.44% $3,932
-4~ California Coastal Comm}igsgigﬁm
Exhibit 4
5-18-0872
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BUSS-SHELGER ASSOCIATES

Beginning

Year

1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
7/13

Value
Change
147.18%
154.92%
160.66%:
167.40%
174.14%
180.88%.
187.62%
194.36%
201.10%
207.84%
214.58%
221.32%
228.06%
234.80%
241.54%
248.28%
255.02%
261.50%

Base Unit
Charge.

$4,121
$4,338
$4,498
$4,687
$4,876
$5,065
$5,253
$5.442
$5,631
$5,820
$6,197

$6,574
$6,703
$6,951
$7,141
$7,322

4794-13

California Coastal Commission
’ Exhibit 4

5-18-0872
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BUSS-SHELGER ASSOCIATES

ANNUAL MITIGATION FEES

Recapitulation

The anticipated price to replace a lodging unit lost in 1990 was $8,000; the breakdown
of this was 65% CPLor $5,200, and 35% of Land Value or $2,800 per unit. These components-are
| to be escalated by their appropriate escalation factors. The following chart shows the total costper

unit foreach year from 1990 through 2013.

Per Lodging Unit ’
Beginning. Consumer Land Value:  Mitigation:

Year Price Index Changes Fees (Total)

1990, $5.200 $2,800 $8,000

1991 $5,536 $2,989 $8,525

1992 $5,675 $3,177 $8,852

1993: $5,875 $3.,366 $9,241

1994 $6,006 $3.555 $9,561

1995 $6,063 $3,744 $9,807

1996 $6,117 $3,932 $10,049

1997 $6,252 $4,121 $10,373

1998 $6,359 $4,338 $10,697

1999 $6,437 $4,498 $11,124

2000 $6.576 $4,687 $11,263
2001 $6,821 $4,876 $11,697

2002 $7,030 $5,065 $12,095

2003 $7,235 $5,253 $12,488

2004 $7,378 - $5,442 $12,820

2005 $7,718 $5,631 $13,349

2006. $8,041 $5:820 $13,824.

2007 $8,307 $6,008 $14,315

2008 $8,692 $6,197 $14,889

2009 $8,640 $6,386 $15,026

2010 $8,854 $6,574 $15,428

2011 $8,992 $6,703 $15,695:

2012 $9,190 $6,951 $16,141

2013 $9,362 $7,141 $16,503

7/13 $9,507 $7,322 £16,829

J—
-6- California Coastal Commisi.;i}gr‘.]{-13
Exhibit 4
5-18-0872
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AUG 2 8 2014

A B oFre e
Cxﬁl LH”"(,
YAGTAL ey

Acknowledgé;n%nt dnd Receipt Fof-Bdyment OF
Affordable Lodging Mitigation Fee

The undersigned, on behalf of the City of Santa Monica, acknowledges receipt of
the sum of One Million Two Hundred Eleven Thousand Six Hundred Eighty Eight
Dollars and no/100 ($1,211,688.00) (“‘Payment”) pursuant to Check No. 7010 from
Sand and Sea, Inc. dba Shore Hotel, a copy of which is attached, as full and final
payment for the Affordable Lodging Mitigation Fee as required by Condition No. 8 in
City of Santa Monica Statement of Official Action for Development Review Permit No.
05-007, Conditional Use Permit No. 05-009, Variance No. 06-018 and General Plan |
Amendment No. 06-001 dated as of September 23, 2008. This Payment fuifills all of the ‘
obligations of the Shore Hotel located at 1525 Ocean Avenue under City of Santa
Monica Ordinance No. 1516 (CCS).

As detailed in my September; 30, 2013 letter, because this project is under the
concurrent jurisdiction of the City and the California Coastal Comimission, the
elimination of the low cost lodging at The @)ﬂﬁ%tel through the paymi‘ent of this fee

also requires review by the Coastal Commission. Sk,

' . LA f
Dated: December__, 2013- Byf(u—)%/( @\/M,r I

David Martin, Director
Planning and Community Development Department

California Coastal Commission
Exhibit 4

5-18-0872
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h, - Sand & Sea, Inc.

i - . dba Shore Hotel

P 1515 Ocean Avenue

Santa Monica, CA 80401 16-24{1220

BICH

PAY One Million Two Hundred Eleven Thousand Six Hundred Eighty-Eigl

{

PAY CITY OF SANTA MONICA
~ TREASURY

OF 1717 4TH STREET #150

10/3/2013
t and 00/100

4 211,688.00 (

SANTA MONICA, CA 90401

' ! ~.

HHHHHIEIEHHlﬂllﬂlﬂﬂlHﬂﬁllilﬂﬂ.lm_lﬁﬂl

n SF400IRG-15AN

@ SAFEGUAND umoust sz crisuanan

G

-
¢

WEORDER FROM YOUR LOCAL SAFEGUARD Dmlﬂmﬂ_ﬁ; IFUNKNOWN, CALL 800-523-2422

b
. 33{,‘%&533’,3‘23 1515 Ocean Avenue  Santa Monica, CA: 90401 No. 7010 Il
, 10/3/2013 .
CSMTOT CITY OF SANTA MONICA ‘ |
10/3/2013 JF100313 AFFORDABLE LODGING MITIGATION FEE 1,211,688.00 . \

1,211,68800 -

HSPWDZ0010000  'V13SFO0SIS2

&

California Coastal Commission

Exhibit 4
5-18-0872
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A Hostelling International USA

HOSTELLING
8401 Colesville Road, Suite 600, Silver Spring, Maryland 20910 T (301) 495-1240 F (301) 495-6697 W hiusa.org

INTERNATIONAL

April 3,2014

Ms. Sherilyn Sarb, Deputy Director

Ms. Teresa Henry, District Manager
Ms. Deborah Lee, District Manager
California Coastal Commission

RE: Cost Estimates for New Hostel Development Allowing for Lower Cost Overnight Accommodations

This letter provides additional support for the current cost of establishing hostels as a form of lower cost
overnight accommodations in California Coastal areas. Our organization had previously provided cost
information in 2007 and although there are slight variations in our current approach the data is similar when
factoring the impact of inflation.

This information is provided by Hostelling International USA, a National Non-Profit focused on cultural
understanding through travel and specifically through the use of affordable hostel accommodations. Our
network consists of 55 hostels through the U.S., with 34 of those locations directly operated by our organization
(14 in California). This experience provides the background for defining costs of development with sustainable
on-going operations. We also have a number of current development projects across the U.S. that that are
either in the construction or planning stages that allow us to assess current development costs.

To support our internal data we have also engaged a construction estimator to prepare an estimate for the cost
per bed specific to developing a hostel in Southern California. This cost estimate summary is attached.

We do need to highlight that there are many variables involved in arriving at the cost of construction for a
hostel. Among these are:

e Number of beds, and overall square footage allocated per bed

e Size of the building

e Efficiency of the interior layout

e Cost of land/building

¢ New construction vs. renovation of existing structure

¢ Site conditions — utility access, parking, storm water retention requirements

e Condition of the structure if renovating: Roof, Windows, Exterior walls, Egress, Vertical transportation,
Handicap accessibility, Floor plan, Structural, Seismic, MEP systems

e Overall layout of the building

e Seismic considerations

e Parking requirements

We have previously been able to develop hostels through a variety of approaches including new construction,
adaptive re-use of various building structures (both leased and owned), and transformation of previous lodging

California Coastal Commission
Exhibit 5

Our Mission: “To help all, especially the young, gain a greater understanding of the world and its people through hosteH¥g0872
Page 1 of 8



or residential buildings. For renovation projects, we have recently found that it is usually necessary to do a
complete interior demolition and new build-out to meet the layout needs and regulatory code requirements for
hostel use. The change of use and occupancy typically requires that all building systems be brought up to current
code and this is typically accomplished through full replacement. This can include interior walls, ceilings,
stairways, electric, plumbing, mechanical, fire alarm, sprinkler. We often also encounter building envelope issues
such as roof replacement, repointing, masonry repairs, wood rot, sidewalk replacement, and handicap
accessibility modifications. The variables are significant in these projects with a range of costs commonly
approaching or exceeding the cost of new construction.

Sample Costs Estimates:

In order to provide you with a simple cost estimate for a hostel, we have made certain assumptions. These
include:

e New construction

e Reinforced masonry construction
e Two story building

e 100 bedsin 12,000 square feet

e Moderate sitework required

e Prevailing wages

Hard costs of construction on this sample project including construction contingency is $3,261,000, or $32,610
per bed. Soft costs come to $951,000, or $9,510 per bed. We additionally assumed $1,200,000 for a 12,000 SF
parcel of land, or $12,000 per bed (However, land costs can vary greatly depending on location, and typically the
locations that will provide sustainable operations carry a higher cost). This combines to a total development cost
of $5,412,000, or $54,120 per bed.

Although actual cost per bed can vary substantially depending on the specifics of the site, we feel that our
estimates fairly reflect new construction projects and provide a close comparison for building acquisition and
renovation projects.

HI-USA has in the past been able to develop hostels at a lower cost when we have had access to long-term
below market rate leases from Federal and local governments. These projects allow us to eliminate the cost of
acquisition or the land portion of new construction. The cost per bed in these situations can be reduced but the
opportunity is very limited.

HI-USA appreciates California Coastal Commission’s commitment to lower cost overnight accommodations and
the previous financial assistance the Commission has provided to hostel projects.

Sincerely,

Aaron Chaffee
Vice President of Development

Attachment

California Coastal Commission
Exhibit 5
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CONCEPTUAL ESTIMATE

Project: Hostel - New
Location: USA
Owner:
Architect:
No Description Quantity
Summary 12,000
Two stories No Basem n

Buildina Construction Costs

and 12 000
B Excavation, Foundation and Concrete Work 12,000
Cc Structural Work 12.000
D Masonrv and Stucco Work 12,000
E. Windows & H.M. Doors 12.000
F Roof and Flashina 12 000
G Interior Drywall & Ceilings 12,000
H Ceramic Tile 12.000
Paintina 12,000
J.  Window Treatments 12.000
K HVAC 12 000
L klers 12,000
M Securitv/Fire Alarm 12 000
N.  Plumbing 12.000
0. Electrical 12,000
P Millwork & Wood Doors 12.000
Q  Elevator 12,000
R Steel Stair and Railing 12.000
S General Conditions 15%
Subtotal Building Construction Estimate 12.000
II.  Sitework 12.000
sitework can substaintial vehicle

Total Hard Cost - Building and Sitework

Continaencv 10%

v Soft Costs

A CMFee 7%
B.  Architectural 9%
c MEFP Enaineerina 4%
D.  Civil Engineering 4%
E.  Permit Exoediter

F Permit 1%
G FF&E 100

Total Soft Costs
\' Land

Total Cost

Cost per bed

The following items are excluded from this estimate:
Special Consultant Fees

- Legal Fees

- Utility Company Service Fees

Page 1

PROJECT CONTROL

411 Soulh Wells Street - Suite 902
Chicago lllinois 60607

Date: 3-31-14
Estimate Type: Conceptual
PClI file Name: 1-14 Review Draft xisx|Estimate
Unit Unit Price Amount Total
S.F
sf $10.00 $120,000
sf $1061 $127.320
s f $21.08 $253 000
sf $38 28 $459,360
sf $5 15 $61.800
$3 03 $36,300
sf $12 37 $148.400
s f $10.44 $125 333
s f $5 20 $62.375
sf $0 00 $0 FF&E
sf $23.00 $276,000
sf $3 50 $42.000
s f $2.00 $24,000
sf $13.38 $160.600
sf $16 42 $197.000
s f. $16 83 $202 000
sf $4.17 $50.000
sf $2 92 $35 000
$2,380,488 $357 073
s.f $228 13 $2,737.562
st $18.95 $227.363 $227,363
storm water util  access
$2,964,924
$2,964,924 $296.492 $296,492
$3.261.416
$2,964,924 $207.545
$2 964.924 $266.843
$2,964,924 $118 597
$2 964.924 $118,697
$10 000
$2 964.924 $29,649
Bed $2,000 $200 000
$951,231
$1,200,000
$5,412,648
$54,126

- LEED Administration & Commissioning
- Interior Design Fees
- U/G Tanks California Coastal Commission
Exhibit 5
5-18-0872
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CONCEPTUAL ESTIMATE
Project: Prototype Hostel - New Construction
Location California USA
Owner:
No. Descriotion Quantity ~ Unit
- Hazardous Materials/Waste
Estimate Breakdown
A Seismic
1 Bracing and Reinforcing
a. Structural 12.000 s f
b.Architectural 12,000 s f.
¢. Mech. Plba. and Elect. 12.000 s.f.
d. Fire Protection 12.000 s f
Subtotal 12,000 s.f.
B Excavation. Foundation and Concrete Work
1 Excavation
a Footinas & Foundations 225 cv
b SOG 222 cv
c.ElevatorPit/Stair 1 allow
d. Remove off Site 447 cv
e. Stone SOG 222 cv
f Misc. Fill 1 allow
2 Concrete
a. Footinas 28 cv
b Foundations 42 oy
b SOG 6 000 s.f.
c.ElevatorPit/Stair 1 allow
d. Sidewalks & Pads 0 allow
e. Concrete on metal Deck 4,200 cv
f. Misc. Concrete 1 allow
Subtotal 12000 s f
C Structural Work & Framina
1 New Steel structure 12,000 s f
2 New Steel Deck 12000 s f
3 HVAC Openings 1 allow
4 Misc. Structural 1 allow
Subtotal 12,000 s.f.
D. Masonry and Stucco Work
1 New Block - Exterior 9880 s.f
2 Interior Masonry 12.900 s f
3 Stucco - Exterior Onlv 9880 sf.
4 Masonry @ Elevator and Stair - Block 2,700 s.f
Subtotal 12,000 s.f
Page 2

Unit Price

$4.00
$2.00
$3.00
$100
$10 00

$30.00
$30 00
$4 500 00
$28 00
$28 00
$3.600 00

$250.00
$410 00
$6 00
$8.000.00
$5 000 00
$3.50

$4 000.00

$10 61

$15 00
$5 00
$5.000.00
$8.000.00
$2108

$18 00
$1200

$9.00
$14.00
$38 28

PROJECT CONTROL

411 Soulh Wells Street - Suile 902
Chicago lllincis 60607

Date: 3-31-14
Estimate Type: Conceptual
PCl file Name: 1-14 Review Draft xIsx]Estimate

Amount Total

None

$48 000
$24.000
$36 000
$12.000
$120.000

$6.756
$6 667
$4.500
$12.527
$6.222
$3.600

$7 037
$17.311
$36.000
$8.000
30 see sitework
$14.700
$4 000

$127.320

$180.000

$60 000

$5.000

$8.000
$253.000

$177.840

$154.800

$88.920

$37.800
$459.360

California Coastal Commission
Exhibit 5

5-18-0872
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CONCEPTUAL ESTIMATE

Project: Prototype Hostel - New Construction
Location: USA
Owner:
Architect:
No Description Quantity  Unit
Estimate Breakdown
E Windows & Hollow Metal Doors (Verifv Extent of Windows)

F

1 Storefront
2 New Windows

a. New Windows - Public Areas

¢ New Windows - Rooms
3 Blockina at Windows & Doors
4 Entry Storefront/Doors - w Access Control
5 Other Entrv Doors
6 Interior Borrowed Lite @ Front desk
7 New Hollow Metal Doors
8 Window Security Bars - 1st Floor

10 Skylights
Subtotal

Roofina and Flashina
1 New Roof
a.New Roof w/ Flashing
b Curbs/Flashina for HVAC
2 Parapet Coping
3 Gutters & Downspouts
Gutters & Downspouts
Subtotal

Interior Partitions & Ceilinas
1 Rough Carpentry
1 Furrina Insulation & Drvwal! 1 side
a. 1st Floor-Furrina. Insulation/ Drvwall 1 side
b.2nd Floor-Furring, Insulation/Drywali 1 side
2 Stud walls with drvwall 2 sides & sound Insulat
a. 1st Floor-Stud walls w/ dry 2 sides & sound
b. 2nd Floor-Stud walls- drv 2 sides & sound
3 Blocking in walls for built-in items
4 Drywall Soffits Allowance
5 Drvwall Ceilinas @ 2nd Floor
6 Drywall Ceilings @ 1st Floot Toilets/Bath
7 ACT Ceilinas
8 Misc Drywall
Subtotal

Ceramic Tile and Floorina
1 Carpet
2 Recvcled Rubber Floorina
3 Ceramic Tile - floors
4 Ceramic at shower Units
5 Public Kitchen Ceramic
6 Vinyl Base
7 Floor Prep

1 allow

1 allow
25 each
1 allow
1 parr
2 each
1 allow
4 each
12 each
0 each
12,000 s f

6,750 s f
1 allow
0 allow
325 If.
1 allow
12000 s f

1 allow

1 allow
0sf

4,800 sf
5.200 s f.
1 allow
1 allow
6000 sf
1.000 s f
1 allow
1 allow
12,000 s f

1,167 sy
Osv
1.000 s.f

20 each

1 allow

1 allow

1 allow

Page 3

Unit Price

$5.000 00

$12.000 00
$1.000.00
$2,000.00
$3.000 00
$1 600 00
$2.000 00

$900 00
$500 00
$2,500.00
$5.15

$4 00

$3 000 00
$25 00
$12 00
$2,400 00
$303

$6 000.00

$6 000 00
$4.00

$7.00

$7 00
$1.400 00
$2 000 00
$8.00
$8.00
$5,000.00
$2,000.00
$12 37

$50 00
$70 00
$14.00
$2.000.00
$5 000 00
$4.000 00
$4.000 00

PROJECT CONTROL

411 South Wells Street - Suite 902
Chicago lllinois 60607

Date:
Estimate Type:
PCI file Name:

Amount

$5 000

$12.000
$25 000
$2.000
$3 000
$3.200
$2.000
$3.600
$6.000
$0

$27.000
$3 000
$0
$3,900
$2.400

$6 000

$6.000
$0

$33.600
$36 400
$1.400
$2 000
$48.000
$8 000
$5.000
$2.000

$68.333
%0
$14.000
$40.000
$5 000
$4.000

3

1-14 Review

None

Shinale

None

-31-14

Draft xlsx]Estimate

Total

$61.800

$36.300

At Entrv Onlvy
Exposed Block

At Entrv Onlv

At Entry Only

none

$148.400

C%'I(H%a Coastal Commission

Exhibit 5
5-18-0872
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CONCEPTUAL ESTIMATE

Project: Prototype Hostel - New Construction
Location: California , USA
Owner:
Architect:
No Description Quantitvy ~ Unit

Estimate Breakdown

Painting
1 Paint Drywall Walls
2 Paint Block Walls - Interior
3 Paint Ceilings
4 Paint Doors & Frames
5 Misc Painting
6 Paint Railings & Stair
7 Exterior Painting

J Window Treatments

K. H.V.A.C. Svstem

1 New HVAC Units and Ductwork

L. Sprinkler System
1 Sprinkler System

2 New Water Service & Street Work

M.  Securitv/Fire Alarm System
1 Security/Fire Alarm System

N Plumbina
1 Water closet HC type
2 Standard water closet
3 Shower Sets
4 Urinal
5 Lavatories
6 Janitor's Sink
7 2 Compartment sink
8 Grease Trap
9 Sensors
10 Floor/shower drains
11 Other Floor Drains
12 Trap Primers
13 Clean outs
14 Hose bibbs
15 Domestic hot water heater
16 Underaround pipina & sewer
17 Above grade waste and vent

18 Domestic water pibina and insulation

19 Sump pump
20 Perimeter drain tile

Subtotal

Subtotal

Subtotal

Subtotal

Subtotal

Subtotal

12 000 s.f

1 allow
1 allow
1 allow
35 allow
1 allow
1 allow
1 allow
12.000 s.f

1 allow
12,000 s.f

12,000 s f
12,000 s f

12000 sf.
0 allow
12000 sf

12,000 s.f
12000 s f.

3 each

17 each

20 each

0 each

20 each

2 each

1 each

1 each

20 each

20 each

5 each

4 each

4 each

2 each

1 allow
12000 s f
12,000 s.f
12000 s.f.

0 allow
olIf

Page 4

PROJECT CONTROL

411 South Wells Street - Suite 802
Chicago lllinois 60607

Date: 3-31-14
Estimate Type: Conceptual
PCI file Name: 1-14 Review Draft xisx|Estimate
Unit Price Amount Total
$10.44 $125 333
$8 000 00 $8.000
$20.000.00
$12.000.00 $12 000
$125 00 $4.375
$3.000 00
$3 000 00 $3.000
$12,000.00 $ 000
$5 20 $62.375
$0 00 30 FF&E
$0
$23.00 $276.000
$23.00 $276 000
$3.50 $42,000
$10,000 00 See Sitework
$3 50 $42.000
$2 00 $24,000
$2 00 $24.000
$1.000 00 $3 000
$900 00 $15.300
$1.400 00 $28.000
$1,000.00 50
$600 00 $12 000
$700.00 $1.400
$800 00 $800
$1.200.00 $1.200
$250 00 $5,000
$400 00 $8.000 Combo w/ Shower
$600 00 $3,000
$300 00 $1 200
$350 00 $1.400
$450.00 $900
$8,000.00 $8.000
$1.00 $12,000
$2.00 $24 000
$2 50 $30.000
§1000 00 Califorﬁ?a Coastal Commission
$12.00 $0 Verify Exhibit 5

5-18-0872
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CONCEPTUAL ESTIMATE

Project:

Location: USA
Owner:

No Description Quantity ~ Unit
21 Electrical water cooler 1 each
22 Gas piping allowance 1 allow

Subtotal 12000 s f
Estimate Breakdown
o} Electrical Work
1 Electrical Installation including Lights 12.000 s.f
2 Exterior Lightina on Buildina 1 allow
3 New Service - By Utility Co 0 ailow
Subtotal 12000 s f
P Millwork, Doors & Specialties
1 Sinks w/ interaral Bowls 20 allow
2 Shower Base/Surround 20 each
3 Toilet Accessories 20 each
4 Kitchens
a. Apartment Kitchens Built-ins & Counters 1 allow
b. Public Kitchen Built-ins & Counters & Island 1 allow
5 Window Sills 30 each
6 New Wood Doors & Hardware w/ Card readers 25 each
7 New Wood Doors & Hardware w/o Card readel 6 each
8 Allowance for Closet Rods and Shelves 1 allow
9 Front Desk 1 allow
10 Misc Millwork 1 allow
11 Fire Extinauishers 4 each
12 Flag Pole 0 allow
13 Canvas Awnina 1 allow
14 Interior Sianage - Rooms. Stairs & Baths 40 each
15 Exterior Sianaqe 1 allow
Subtotal  12.000 s.f
Q.  Elevator
1 New Elevator 1 allow
Subtotal 12.000 s.f
R.  New Steel Stair and Railinas
1 New Interior Stairs & Railings 2 stairs
2 Misc Steel/Masonry Connections 1 allow
Subtotal  12.000 s f
S Kitchen Appliances
1 Apartment Kitchen Aobliances
a Apartment Kitchen Stoves w/ Hoods 0 each
b. Apartment Kitchen - Refrigerators 0 each
c. Apartment Kitchen - Microwave 0 each
d Dishwasher 0 each
2 Public Kitchen & Laundrv Appliances - Not Cor
a Stoves w/ Hoods 2 each
b. Refriaerators 2 each
¢. Microwave 4 each
3 Washer 2 each
4 Dryer 2 each
Subtotal
Page 5

Unit Price

$1.400.00
$4.000 00

$1338

$16 00
$5 000.00
$8,000.00

$16 42

$1 200 00
$3.600.00
$600 00

$7 000 00
$18.000 00
$200.00
$1.200 00
$900 00
$6.000 00
$6 000 00
$2.000 00
$400 00
$2.000.00
$5 000 00
$50.00
$5,000.00
$16.83

$50,000 00
$4 17

$15.000.00
$5.000.00
$2 92

$1 500 00
$1.000.00
$200 00
$750 00

$2.000 00
$1 200 00

$200.00
$2.500.00
$2.200 00

PROJECT CONTROL

411 Soulh Wells Street - Suite 902
Chicago lllinois 60607

Date:
Estimate Type:
PCI file Name:

3-31-14
Conceptual
1-14 Review Drafl xlsx]Eslimate
Amount Total
$1.400
$4.000

$160.600

$192.000
$5 000
$0 Site Specific
$197 000

$24,000
$72.000
$12 000

$7 000
$18.000
$6 000
$30.000
85 400
$6.000
$6,000
$2.000
$1.600
30
$5.000
$2 000
$5 000

None

Basic
Simole
$202 000

$50 000
$50 000

$30.000
$5.000

Simple

$35 000

None
$0
30
%0
$0

$4.000
$2,400

$800
$5.000

Caﬂi#'cfr%?a Coastal Commission
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CONCEPTUAL ESTIMATE

PROJECT CONTROL

411 South Wells Street - Suite 902
Chicago lilinois 60607

Project: ction
Location: USA Date: 3-31-14
Owner: Estimate Type:
Architect: PCI file Name: 1-14 Review DraR xlsx[Estimale
No Description Quantity  Unit Unit Price Amount Total
Total Buildina $2,397.088
Estimate Breakdown
II.  Sitework
1 Sitework - Bassed on 10 Cars and 100' Drive (+/- 6000 s.f.)
a. Excavation and Removals 6.600 s f $1 50 $9.900
b. New Patio and Paths at Parkina (1400 s )
- Excavation 52 cv. $18 00 $933 Spread Onsite
Backfill for Pavers 39cy $32 00 $1244
Permeable Pavers with Edging 1.400 s f $13 00 $18.200
¢. New Asphalt Pavina Areas
- Excavation 222 c.v. $7 00 $1.556 Spread Onsite
- Backfill forNew Asphalt 167 c.y. $32.00 $5 333
- New Asphalt Paving 6.000 s f $3 00 $18.000
Curbs 1 allow $3.000 00 $3.000
d. Parking Specialties
- Stall Sriping - Standard 7 each $50.00 $350
- Stall Sriping - ADA 3 each $200.00 $600
- Roadway Directional Sianaae - Surface Aop 1 allow $800.00 $800
- Whee! Stops 10 each $50 00 $500
e Sianage and Accessories
- New Signage (simple) 1 allow $6 000 00 $6,000
- Flaapoles 0 each $0 00 None-Verify
- Bike Racks 0 allow $0 00 $0 None-Verifv
- Trash Recptacles 0 allow $0 00 80 None-Verify
f. Storm Sewer, Drainage & Detention 1 allow $35 000 00 $35.000
e Sanitary Sewer 1 allow $20.000.00
h Water Main 1 allow $14,000.00 $14.000
2 Site Electrical
a. Exterior Liaghtina at Buildina and Sian 1 each $3.000.00 $3.000 Simple Upliahtina
b. Utilities 1 allow $10 000 00 $10.000 By Util Co?
3 Natural Gas 1 allow $5.000 00 $5 000 By Util Co?
4 Landscaping and Irrigation
a Site restoration 1 allow $1.000.00 $1 000
b Fine Grading 1 allow $2 000 00 $2,000
¢ New Landscapina - Allowance 1 allow $8.000.00 $8 000
d Temporary Irrigation 1 allow $4 000.00 $4.000
5 GC & OH&P 20% $168.416.67 $33683
6 Contingency 15% $168.416.67 $25 263
Total $227.363
Total Sitework $227.363

California Coastal Commission
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Maurice Robinson & Associates LLC
28 Dover Place
Manhattan Beach, CA 90266
August 25, 2015

Ms. Madeline Cavalieri
California Coastal Commission
725 Front Street, Suite 300
Santa Cruz, CA 95060

Re: Evaluation of Hostelling International’s (HI) ‘Cost Estimates for New Hostel Development
Allowing for Lower Cost Overnight Accommodations,” dated April 3, 2014; and thoughts on the
sufficiency of the Shore Hotel’s Mitigation Fee

Dear Madeline:
1. Review of Hostelling International’s Development Cost Estimates

Per your request, I have reviewed the above-referenced analysis of the cost to develop a new
hostel, as well as a similar analysis prepared by HI on October, 26 2007, entitled: ‘Cost
Estimates for Construction of Hostels’. Because the methodologies for the two studies were a bit
different, they did not lend themselves to direct comparison of the per-bed cost conclusions.

The 2014 analysis assumed new construction of a 100-bed hostel in a 12,000 square foot (sf)
building, including purchase of a hypothetical 12,000 sf parcel of land for $1,200,000, or $100/sf
of land. Construction costs were estimated to be $42,120 per bed, or $350/sf, without land.
Including land, the total development costs were estimated to be $54,120 per bed, or $451/sf.

My conclusion is that the 2014 cost estimates for the building are very well-developed, and can
be used as a guide for the construction costs to build a new 100-room hostel statewide, excluding
land. The land portion, however, was not intended to be representative of a vacant lot in Santa
Monica. I believe that a proper analysis must separate the two components—building and land—
to be applicable to other locations in the California Coastal Zone, and for future indexing.

The cost of land in Santa Monica has increased so dramatically over the past 25 years that it is no
longer representative of the vast majority of other coastal zone properties. In 1990, vacant land
for the development of low-cost lodging in Santa Monica was estimated by the City and their
consultants to cost $118/sf. A follow-up study in 1999 estimated the price of land at $143/sf. By
2013, the average price for land Citywide was estimated at $293/sf.; additionally, in 2012, land
in the more valuable coastal zone portion of the City was estimated at $578/sf.

However, unless it is the Commission’s intention to replace the 72 lost low-cost lodging units
from the Shore Hotel development in the immediate area of that very desirable and high-cost
site, one should not automatically apply such peak pricing to the land component of HI’s
estimate of the cost to develop the building.

California Coastal Commission
Exhibit 6

5-18-0872

Page 1 of 4



The price for land in almost all other locations within the California Coastal Zone is much lower
than in Santa Monica. In fact, HI made the assumption in their 2014 study that their hypothetical
hostel would be built elsewhere, in a lower-priced location within the Southern California
Coastal Zone, where land is much cheaper. Indeed, if applicants were given such flexibility, they
would most likely select the cheapest land that they could find to replace low-cost lodging.
Under this scenario, the $100/sf price may be reasonable, but the replacement beds would most
certainly not be located in Santa Monica. Thus, in the absence of a specific policy that requires
replacement of lost low-cost lodging in the immediate location, it would be unfairly burdensome
to apply the price of such high-cost land to the equation of hostel development on a statewide
basis.

I believe that HI’s building cost estimate of $42,120 per bed would be appropriate throughout the
state’s Coastal Zone. It includes compliance with ADA and all applicable State regulations, and
includes prevailing wages. Only the land cost would change, depending where the hypothetical
hostel were to be built. So, it is a very good number to use to build hostel structures.

This lends itself to a two-tiered Index for a representative cost to develop low-cost lodging
statewide. The $42,120 per bed estimate for the structure can be indexed on an annual basis,
either by CPI or, alternatively, with a more construction industry-specific index such as the
Turner Building Cost Index. (see http://www.turnerconstruction.com/cost-index)

The land component, however, is tremendously variable throughout the state. I suggest that for
this portion of the costs, each time an application for mitigation is being processed, an on-line
search for vacant land sales be done, to derive a current estimate of the cost for an appropriate-
sized local parcel of land to support replacement lodging units. Most large real estate brokerage
or appraisal firms such as CBRE or JLL will have access to such sales. Alternatively, such data
can be purchased on CoStar (see www.costar.com) or similar real estate research sites.

As part of my assignment, I also reviewed HI’s 2007 hostel development cost analysis. In it, HI
presented two scenarios: the first assumed that an existing building and its underlying land would
be acquired, gutted, and redeveloped into a 100-bed hostel. Total development costs, including
land, were estimated to be $44,898 per bed, or about $300 per square foot for the hypothetical
15,000 sf facility. The second scenario in the 2007 analysis assumed an existing building could
be leased—vs. purchased—which resulted in costs that were much lower, at $18,300 per bed, or
$123 per square foot. Of course, in the second scenario, no land would be purchased; the leased
building would have to pay additional monthly rental costs; and there would be no opportunity to
realize any real estate appreciation; so the two estimates were not truly apples-to-apples.

Thus, the 2014 and 2007 analyses are not directly comparable. The building costs may have
increased at a rate approximating inflation during the seven-year period, but the local land
component has increased much more dramatically—perhaps at twice the rate of construction.
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2. The sufficiency of the Shore Hotel’s Low-Cost Lodging Mitigation Fee
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Additionally, you have asked for my opinion as to whether or not the Shore Hotel project’s
impacts to the availability of lower-cost accommodations in the area and the lost potential of
the site to provide lower-cost accommodations would be offset by the collection of fees
consistent with the 2014 HI analysis. Towards this end, I have reviewed the following
materials:

e Analysis of Options for the Travelodge and Pacific Sands Motels in Santa Monica,
California, Prepared by PKF Consulting, June 2005;

e Analysis of Affordable Lodging for Santa Monica, California, Prepared by PKF
Consulting, May 2008;

e Analysis of Mitigation Fees, Removing Low Cost Lodging at Shore Hotel, Letter to
City of Santa Monica, from Buss-Shelger Associates, Real Estate Consultants, dated
September 6, 2013;

e City of Santa Monica Ordinance no. 1516.

I understand that the Shore Hotel’s mitigation fee, which was paid to the City in 2013, was
$1,211,688. This equates to $16,829 per room for each of the 72 low-cost rooms that were
displaced by the redevelopment and upgrading of the Travelodge and Pacific Sands motels into
the current Shore Motel. My opinion is that this amount is wholly inadequate for the replacement
of these lost low-cost rooms in Santa Monica.

If there were an opportunity to develop 72 new hostel beds to replace the 72 lost motel rooms,
then I would suggest using the $42,120 per bed estimate for new construction. This would result
in a mitigation fee of $3,032,640, without land.

Land costs, however, could vary dramatically. As noted earlier, the price of the land component
of the total cost would depend greatly on the flexibility of the Commission regarding where the
replacement units would be allowed to be located. The range in land costs might be as great as
from $100/sf to $600/sf in Los Angeles County’s Coastal Zone. For a 10,000 sf parcel of land,
the total land costs could be anywhere from $1 million to $6 million—a huge range.

This variability in the price of land dwarfs the cost of providing the hostel improvements. The
total cost (land and building) of the 72-bed hostel in this example would range from $4 million to
$9 million, even though the cost of the structure alone would be constant at $3 million.

This illustrates the need for the Commission to find alternative, lower-cost ways to acquire the
land required to support replacement low-cost lodging. As examples, the proposed hostels could
be built on land owned by the following non-private-sector types of entities:

e Public agencies, such as State Parks, which have similar social goals;
e Non-profit organizations, which may not require a market-level rate of return; or
¢ Quasi-public agencies, such as Port Districts, but leased at a below-market rate.

Indeed, while the cost to construct the hostel building would be expected to remain fairly
constant throughout the State, the land costs could vary dramatically in each case. As I noted in
my presentation at your March Public Workshop, it behooves the Commission to work closely

3
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with its public and non-profit partners to acquire control of coastal land at below-market costs, to
facilitate new low-cost lodging.
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3. Final thoughts—hostels may not always be available as replacement low-cost lodging.

This review and evaluation has been based on the concept of replacing lost low-cost lodging,
which are typically older motels, with hostel beds, which are much cheaper to build and operate
than motel rooms. But there is a limit to the demand for hostel rooms, as compared to the much
larger demand segment desiring private motel-style rooms. A bigger question for the
Commission to consider is the cost of replacing the older, low-cost motel rooms with new motel
rooms. Of course, this is a policy question, which would take into account both lodging
economics and other social goals.

These new motel rooms would likely cost nearly $100,000 per room to develop (excluding land),
which is more than twice the cost of a hostel bed, mostly due to the fact that motels require
approximately twice the gross square footage per person than hostels.

Although beyond the scope of this engagement, an analysis could be done that identifies the
financial subsidy required to provide motel developers with sufficient economic incentive to
build and operate the motels at room rates equal to (or less than) the local low-cost room rates.
As a hypothetical example, developers might be willing to build 100-room motels for $12
million (say, $10 million for the structure and $2 million for the land), if market-level room rates
average $200 per night, because the operating economics would provide them with a sufficient
rate of return of, say, 18% on their up-front investment. If the average room rates were limited to
only $120 per night, the developers might still be able to achieve their desired rate of return, if
total development costs were to be reduced to, say, $7 million. In such an example, the subsidy
would be equal to the $5 million gap ($12 million less $7 million) that would be required to
incentivize the developers to agree to limit their room rates. This example—which is only
hypothetical—would suggest a mitigation fee of $50,000 per unit to facilitate the development of
low-cost motels.

Part of the subsidy could come in the form of land; part could be an up-front payment from the
mitigation fund; and part could be the monetization of tax credits from the local public entities.
There are numerous ways to produce the desired solution—the first step must be to identify the
amount of subsidy needed to incentive the private sector to replace the lost low-cost rooms.

I hope this review and evaluation has been helpful. If you have additional questions, please do
not hesitate to contact me at Maurice@MauriceRobinson.com or 310-640-9656.

Sincerely,

Maurice Robinson, ISHC, CRE, ASA
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Turner’s Fourth Quarter Building Cost Index: Construction Costs Increase as Markets Remain

Active

Fourth Quarter 2018 Turner Building Cost Index—which measures costs in the non-residential building
construction market in the United States—has increased to a value of 1120. This represents a 1.36%
quarterly increase from the Third Quarter 2018 and a 5.86% yearly increase from the Fourth Quarter

2017.

Quarter

4th Quarter 2018
3rd Quarter 2018

2nd Quarter 2018
1st Quarter 2018

News + Media CostIndex  Turner University  Turner City

Iurner About Us Our Experience Careers  Office Network

Home >> Cost Index

Cost Index

Index % Change
1120 1.36
1105 1.47
1089 1.68
1071 1.23

Base year: 1967, index 100

Please click below to download the Building Cost Index

2018

First Quarter
2018

2017

First

Quarter

2017

Second Quarter Third Quarter 2018

Second Third Fourth
Quarter Quarter Quarter
2017 2017 2017

Become a Subcontractor

Your Local Office: Change
Los Angeles / Anaheim

Site Search Share

RELATED NEWS

6/26/2017
Turner’s Second Quarter Building Cost
Index Reflects Busy Construction Market

10/23/2017
High Level of Construction Activity
Drives Increase in Construction Costs

1/24/2018

Turner Building Cost Index: Strong Level
of Construction Activity Across the
United States Continues to Drive
Increase in Construction Costs

10/8/2018
Turner Building Cost Index: Robust
Construction Activity Continues
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