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1.TENANT IMPROVEMENT:PERMANENT COFFEE BAR COUNTER, LOCATED AT GROUND FLOOR (LOBBY/2N STREET
BUILDING), NEW ROOMS, LOCATED AT GROUND FLOOR (2ND STREET BUILDING) OF A FOUR-STOREY BUILDING.
PROJECT INCLUDES NEW PUBLIC TOILETS ON THE 2ND STREET BUILDING (ORIGINAL RETAIL SPACE ON GRADE /
STREET ACCESS).

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

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

4. BUILDING TYPE: IIB

5. AVAILABLE  AREA: NET SF = 3,140 SF ( ORIGINAL USE -RETAIL / BAR)

6.PROJECT AREA: 460 SF ( COFFEE SHOP / BAR) + 3,518 SF. (NEW ROOMS- 2 LELVELS ) =    3,978 SF.

PARKING ANALYSIS
PARKING LEVEL QUALIFYING SPACES STANDARD  SPACES ADDITIONAL TANDEM SPACES NOTES

P-1 37

70

EXISTING BUILDING

EXISTING TOTAL

DESCRIPTION AVAILABLE ADDITIONAL TANDEM REQUIRED

P-2
P-3
P-4

TOTAL

55
58
60

210

COMPACT  SPACES

30
40
41
38

149

7
15
17
22

61

2    ( 1 SETS )
20   (10 SETS)
22   (11 SETS)
26   (13 SETS)

TOTAL SPACES 280 A TOTAL OF 10 PARKING SPACES WERE NOT BUILT DUE TO TECHNICAL CLEARANCES

QUALIFYING SPACES PROVIDED

STANDARD 149
COMPACT 61

QUALIFYING SPACES PROVIDED
QUALIFYING SPACES REQUIRED

210
184

QUALIFYING BEYOND REQUIRED 26
ALLOTED TO     RETAIL  'A' 12

REMAINING BEFORE THIS PROJECT 14

OCEAN AVENUE   RETAIL  'A'  ANALYSIS

INTERIOR DINING 400 SF
ITERIOR SERVICE AREA

TOTAL NEEDED

NOTE- A:  1,376 SF. OF ORIGINAL SPACE WAS
ALREADY ACCOUNTED FOR, WITHIN THE
QUALIFYING SPACES PROVIDED.
1,376 SF @ 300SF / PER PERSON = 5 SPACES

TOTAL NEEDED

75 SF / PRKG STALL 5 SPACES
976 SF 300 SF / PRKG STALL 3 SPACES

OUTDOOR DINING 650 SF 75 SF / PRKG STALL 9 SPACES
17 SPACES

12 SPACES
MINUS 5 SPACES

2ND STREET   RETAIL  'B'  ANALYSIS

RESTAURANT AREA 2,500 SF
RETAIL AREA

TOTAL

NOTE - B:  2ND STREET RESTAURANT AREA
NOT TO EXCEED 2,500 SF.

8 SPACES
640 SF 300 SF / PRKG STALL 2 SPACES

10 SPACES

300 SF / PRKG STALL

3,140 SF AS ORIGINALLY
PROVIDED / APPROVED

NOTE - C:  HOTEL TO PARTICIPATE IN SHARED PARKING 
PROGRAM AS PERMITED IN THIS ZONING 
DISTRICT BY APPROVED CITY ORDINANCE

EXISTING RETAIL - 'A'

(N) RETAIL - 2ND STREET

214

12

10

284

18470

ACCESSIBLE

1 VAN
6   STANDARD

500 SF 1.7 SPACES
1,000 SF 300 SF / PRKG STALL 3.3 SPACES

300 SF / PRKG STALLLAUNDRY ROOM
NEW OFFICES

OCEAN AVENUE   NEW  AREAS  (BELOW GRADE)

QUALIFYING BEYOND REQUIRED    REMAINING 9
REMOVED FROM TOTAL    FOR THIS PROJECT 4

A TOTAL OF 4 PARKING SPACES
WILL BE ELIMINATED FROM TOTAL
TO BUILD THIS PROJECT

ALLOTED TO     TO THIS PROJECT 5

TOTAL SPACES (AFTER COMPLETION OF PROJECT) 280

TOTAL SPACES EXISTING (ORIGINALY APPROVED) 284

*

*NOTE : THE NUMBER OF "QUALIFYING STALL BEYOND REQUIRED" DROPS ONLY BY FIVE (5) BECAUSE     
   TANDEM PARKING REDUCTION GENERATES QUALIFYING STANDARD STALLS.

*
*
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   CLIENT REVIEW   08.09.2019

PROJECT TEAM

DWG#

PLAN CHECK SET

DRAWING NAME DATE PL
AN

 C
H

EC
K

SE
T

A0.1 PROJECT NFORMATION & INDEX

EGRESS PLANS / PATH OF TRAVEL

GENERAL NOTES - SYMBOLS

ORIGINAL APPOVED DOCUMENT

GENERAL NOTES - ADA
GENERAL NOTES - ADA
GENERAL NOTES - ADA

EXISTING SITE PLAN

(LOWER) ROOMS / CONSTRUCTION PLAN & SECTION

A9.0 (N) INTERIOR ELEVATIONS /LOBBY LEVEL

A12.0 WALL TYPES AND DETAILS

DETAILS

A9.1

REFLECTED CEILING PLAN / RCP

A0.2

A1.4

DOORS & FINISH SCHEDULESA1.6
A1.7
A1.8
A1.9

EXISTING GARAGE PLANS (P1 & P2)A1.5

A8.0

GENERAL NOTES - SYMBOLSA0.3

ADA GENERAL NOTES  & GRAPHICSA1.1
ADA GENERAL NOTES  & GRAPHICSA1.2
ADA GENERAL NOTES  & GRAPHICSA1.3

CONSTRUCTION PLAN / CAFE' -COUNTER AREA

FINISH AND POWER PLAN /(N) ROOMS
A3.0 FINISH AND POWER PLAN / CAFE'

A4.0

A801 ENLARGE PLANS

EXISTING TOILET - ELEVATIONS

A9.2

A2.0

(N) INTERIOR ELEVATIONS /CAFE'
(N) INTERIOR ELEVATIONS / LOWER ROOMS

A10.0 CROSS SECTIONS

A11.0 STREET ELEVATIONS

(UPPER) ROOMS / CONSTRUCTION PLAN & SECTIONA2.1
A2.3

A3.1

A12.1 DETAILS
A12.2

A9.2 (N) INTERIOR ELEVATIONS / UPPER ROOMS

N:\05.7742.000\CAD\Sheets\COVER iNDEX \A0-1

PROJECT INFORMATION / SHEET INDEX

A0.1
0 4'2' 8' 16'

A0.4
A0.5
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ICE MACHINE

VENDING
MACHINE

VENDING
MACHINE

    

ICE
MACHINE

VENDING
MACHINE

8'-6" 1'-6 5/8"

ICE
MACHINE

VENDING
MACHINE

AREA -7
LOWER ROOMS

ADDITIONAL

AREA -1
LOBBY

AREA -3
PREP.

SERVICE

AREA -9
SEATING

OUTDOOR

AREA -6
HALLWAY
ATRIUM /

AREA -4
WASHING

PREP /

AREA -5
UNISEX

AREA -8
UPPER ROOMS

ADDITIONAL

AREA -2
PUBLIC

COFFEE SHOP

OCEAN AVE.

BR
O

AD
W

AY
 A

VE
.

SHORE HOTEL
GROUND FLOOR

ADJACENT PROPERTY

ADJACENT
PROPERTY

ADDITIONAL ROOMS
PROJECT LOCATION

OVERALL DIAGONAL OF RESTAURANT = 91'-8"

1
3 DIMENSION = 31'-0" (MIN. DISTANCE)

53'-0" DISTANCE BW EXITS

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

2 HOUR FIRE PARTITION

1 HOUR FIRE PARTITION

EXIT SIGN

LEGEND 

COMMUN PATH OF EGRESS

ACCESSIBLE / LEVEL PATH OF TRAVEL

E EXISTING EXIT SIGN
TO REMAIN

N NEW EXIT SIGN
ARROW INDICATES DIRECTION.  DARK
TRIANGLE INDICATES # OF FACES

OCCUPANCY CALCULATIONS

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

OCCUPANCY PLAN / SITE PLAN                                                              SCALE: 1/32"=1'-0" SUMMARY

EGRESS PLAN 1/8"=1'-0" SITE PLAN 1/32"=1'-0" 

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 AND ARE SPECIALLY DESIGN FOR USE BY
TRAVELERS, LOCAL VISITORS AND YOUNG GUESTS WITH
THEIR PARENTS.

SUMMARY:

- SPACE OCCUPANCIES: R & B

- 27 TOTAL OCCUPANTS THIS PROJECT.

- 3,140 NET SQ.FT. THIS PROJECT
(INCLUDES PUBLIC AREA).

- TYPE I-A CONSTRUCTION

MAX. OCCUPANTS- LOWER LEVEL
R   OCC.     = 10
B     OCC.   =  9 (COFFEE SHOP)

SUB TOTAL    = 19

MAX. OCCUPANTS- UPPERLEVEL
R   OCC.  = 8

SUB TOTAL    = 8
TOTAL    = 27       ( BY BED COUNT 35 x 2 = 70)

DOOR TO REMAIN OPEN
DURING TRAINING / EVENT HOURS

C
O

M
M

O
N

 E
XI

T 
PA

TH
O

F 
TR

AV
EL

 =
 2

3'
-6

"

GUEST BAR
PROJECT LOCATION
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   CLIENT REVIEW   08.09.2019

AREA CALCULATION   /      PUBLIC AREASLOWER LEVEL    /   PODS

NOTES:

C
O

M
M

O
N

 E
XI

T 
PA

TH
O

F 
TR

AV
EL

 =
 2

3'
-6

"

POD - 1 POD - 2

POD - 3 POD - 4

POD - 5 POD - 6

POD - 7 POD - 8

POD - 9 POD - 10

POD - 11 POD - 12

POD - 13 POD - 14

208 SF

225 SF

208SF

216 SF

216 SF

257 SF

283 SF

267 SF

272 SF

278 SF

273 SF

326 SF

216 SF

216 SF

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK (ADA)

1,956 SF

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

2ND  LEVEL

2ND  LEVEL

2ND  LEVEL

2ND  LEVEL

2ND  LEVEL

2ND  LEVEL

2ND  LEVEL

THREE BEDS (1 QUEEN+ 2 DOUBLE ) TWO BEDS (2 QUEEN)

THREE BEDS (1 QUEEN+ 1 DOUBLE )

TWO BEDS (1 QUEEN+ 1 DOUBLE ) TWO BEDS (2 DOUBLE )

THREE BEDS (1 QUEEN+ 2 DOUBLE )

TWO BEDS (2 QUEEN)

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TOILET / SHOWER
& SINK

TWO BEDS (2 QUEEN)

TWO BEDS (1 QUEEN+ 1 DOUBLE )

TWO BEDS (2 QUEEN)

TWO BEDS (1 QUEEN+ 1 DOUBLE )

SPACE  /  ROOM

VESTIBULE

AREA  /  S.F.

COFFEE SHOP

KITCHEN / PREP AREA

UNISEX TOILET

REMARKSPLUMBING FIXT.

SINK &
    TOILET (ADA)

TRI COPM SINK
SINK & MOP SINK

HANK SINK
& FLOOR SINK

92 SF

COFFEE BAR HANK SINK
& FLOOR SINK85 SF

125 SF

TAKE OUT ONLY (2nd STREET LOBBY)

OPEN TO THE PUBLIC

FOR USE BY COFFEE  SHOP GUESTS

POD'S ATRIUM 472 SF

438 SF (NET)

LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

1ST  LEVEL

SPACE  /  ROOM AREA  /  S.F. REMARKSPLUMBING FIXT.LEVELSPACE  /  ROOM AREA  /  S.F. REMARKSPLUMBING FIXT.LEVEL

UPPER LEVEL    /   PODS

SUB TOTAL SUB TOTAL

AREA CALCULATION  

SUB TOTAL

TOTAL PODS (UPPER LEVEL)

1,505 SF (NET) 14   BEDS  (QUEEN / DOUBLE)

TOTAL PODS (LOWER LEVEL) 7 GUEST ROOMS 7 GUEST ROOMS

20   BEDS  (QUEEN / DOUBLE)

TOTAL # OF BEDS

1,080 SF

TOTAL PODS (LOWER LEVEL)

35 BEDS

1,562 SFTOTAL PODS (UPPER LEVEL)

1,956 SF

TOTAL PUBLIC AREAS

AREA  /  S.F. BEDS / UNITS

15 BEDS

20 BEDS

-

SPACE  /  ROOM

N:\05.7742.000\CAD\Sheets\SITE PLAN\A0-5

SITE PLAN / EGRESS PLAN / OCCUPNCY CALCS.

A0.5
0 4'2' 8' 16'

1,562 SF (GROSS)

2ND STREET PUBLIC ENTRY

THREE BEDS (1 QUEEN+ 2 DOUBLE )

THREE BEDS (1 QUEEN+ 2 DOUBLE )

THREE BEDS (1 QUEEN+ 2 DOUBLE )

TOTAL BY BED COUNT 35 x 2 = 70
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SCALE: 3/8" = 1'-0"

SCHEMATIC DESIGN / 1ST LEVEL ENLARGED PLAN (PODS)
SCALE: 3/8" = 1'-0"

NEW INTERIOR PARTITION
(SEE PARTITION DETAIL)

EXISTING PARTITION TO BE
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EXISTING EXTERIOR WALL
TO REMAIN
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N:\05.7742.000\CAD\Sheets\Pkg-1_Ground Floor\A2-01

UPPER LEVEL / CONSTRUCTION PLAN & SECTION - B & C

A2.1
0 4'2' 8' 16'

18

15

10

9

16

14

12

20

23

16

14
14

16

20

9

20

20

17

7

12

20

15

16

25

23
24

31

12

30

10

POD - 3
282 SF

LEGEND
1

2

4 6'-0" HEDGE ALONG PROPERTY LINE.

5

6

3 EXIST. DOOR / WINDOW AND FRAME (TYPICAL).

NEW PERMEABLE PRE CAST PAVERS,
SEE LANDSCAPE PLANS
(N) TERRACE ACCESS, SEE LANDSCAPE PLANS
FOR DETAILS

OUTLINE OF BUILDING PROJECTION ABOVE
(SHOWN DASHED)

SETBACK LINE SHOWN DASHED

KEY NOTESKEY NOTESKEY NOTESKEY NOTES

(N) TOILET AND SHOWER CONTROLS
PER INTERIOR DESIGN PLANS (TYPICAL).

7

8 STANDARD DOUBLE BED 54" X 72"

9

10

11

(N) LOW FLOW TOILET

WALL MOUNTED GUARD RAIL

QUEEN BED 60" X 78"

12

13 NEW GLASS GUARDRAIL / PRIVACY SCREEN

GUEST ROOM DOOR

14  DOUBLE DOOR CLOSET WITH DRAWERS (SEE
MILLWORK PACKAGE)

15 WALL SCONCE
16 HEADBOARD WITH SOUND AND LIGHTING CONTROLS
17 RAISED PLATFORM / WOOD VENEER FINISH
18 2DN LEVEL / ACCESS STAIRS

19 MECHANICAL EQUIPMENT

20 WALL / CEILING MOUNTED TV.
21 CONSOLE / TRAY
22 SHOWER HEAD

28 BEVERAGE COUNTER AND STORAGE CABINET
29 ROOM NUMBER SIGN
30 MECHANICAL EQUIPMENT ROOM
31 ARCHITECTURAL PROJECTION (CONCRETE)
32 NOT USED

KEY NOTESSHEET NOTESSHEET NOTESSHEET NOTESSHEET NOTES

15

18STAIR-1

23 SLIDING FROSTED GLASS DOOR
24 SHOWER DRAIN
25 BASE CABINET MOUNTED SINK
26 ENTRY CABINET WITH MIRROR
27 NIGHT STAND TABLE

ATRIUM   GUEST
HALLWAY

9

25

829

23

8

29 16

20

8

29

20

7
8

12

7

12

25

14

1515

23

17

24

23

9

20

15
16

14

18 10 18 10
31 31

31

30

28

POD - 2
(208 SF)

DN

STAIR-2

POD - 4   &   POD- 6
225 SF          208 SF

DN

24

24

15
24

30

24

9

8

25

88

STAIR-2

POD - 8   &   POD- 10
216 SF           216 SF

DN

15

R  O  O  M  S2ND STREETR  O  O  M  S2ND STREET ATRIUM   GUEST
HALLWAY

SCHEMATIC DESIGN / SECTION - B
SCALE: 3/8" = 1'-0"3

30

POD - 12   &   POD- 14
216 SF              216 SF

DN

12

16

9

23

24

9

25

8

7

8

14

12

2929 29 29 29

COFFEE SHOP
PREP AREA

COFFEE SHOP
467 SF

COFFEE SHOP
WASHING /
STORAGE

UNISEX
TOILET

ATRIUM
BELOW
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1SCHEMATIC DESIGN / SECTION - D
SCALE: N.T.S.
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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.  
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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. 
 

************************************** 
 

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: 

 
 Analysis of Options for the Travelodge and Pacific Sands Motels in Santa Monica, 

California, Prepared by PKF Consulting, June 2005; 
 Analysis of Affordable Lodging for Santa Monica, California, Prepared by PKF 

Consulting, May 2008; 
 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; 

 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: 
  

 Public agencies, such as State Parks, which have similar social goals;  
 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 
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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. 
 

************************************************ 
 

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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Home >> Cost Index

Quarter Index   % Change
4th Quarter 2018 1120 1.36
3rd Quarter 2018 1105 1.47

2nd Quarter 2018 1089 1.68

1st Quarter 2018 1071 1.23

Base year: 1967, index 100
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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. 
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