ATTACHMENT “A”
APPLICATION SUPPLEMENTAL INFORMATION
Strand & Pier Hotel
Hermosa Beach, California 90254
UPDATED 6/7/16
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» SITE INFORMATION:

=  Street Address: 11 and 19 Pier Avenue, 1250 and 1272 The Strand, and
20, 30, and 32 13 Street, Hermosa Beach, California 90254
= Lot area (SITE): 39,950 square feet / 0.917 acres
= Assessor’s Parcel Numbers: 4183-002-001, 002, 003, 004, 017, 018, and 019

» ACTIONS REQUESTED:

= An Amendment to the City of Hermosa Beach General Plan Land Use Element to
delete from the General Plan Map the underlying rights-of-way for Beach Drive
between Pier Avenue and 13" Street, and the westernmost approximately 90 feet of
13" Court, and to designate these areas as GC General Commercial.

The Amendment also includes modifying the following Land Use Exhibits to eliminate
the affected rights-of-way: The Downtown Business Area Enhancement District, the
Parking Deficiency Area, the Downtown Survey Area, the Commercial/Parking Study
Areas, the Protected Opens Space Properties, the Private Uses of Public Right-of-Way
Study Areas, and the Commercial Properties to be Re-designated Residential Exhibits;
and

=  An Amendment to the City of Hermosa Beach General Plan Circulation,
Transportation and Parking Element to delete from the General Plan Circulation Map
the underlying rights-of-way for Beach Drive between Pier avenue and 13" Street, and
the westernmost 90 feet of 13" Court due to a parcel merger and vacation of rights-of-
way associated with Vesting Tentative Parcel Map No. 73198; and

= A Parcel Map pursuant to Hermosa Beach Municipal Code (HBMC) Section 16.20
Merger of Parcels, including the merger and vacation of a portion Beach Drive and 13
Court to create a one-lot subdivision; and

= A Precise Development Plan Review pursuant to HBMC Section 17.58 to permit the
new construction of a mixed-use project including 100 hotel guest rooms, 22,461
square feet of retail/restaurant space, and meeting space, fitness and spa facilities; and

= A Zone Variance pursuant to HBMC Section 17.54 to permit structural and mechanical

rooftop elements over 30-feet in height to cover up to 15.2% of the roof in lieu of a
maximum 5% rooftop coverage permitted by HBMC Section 17.46.010.

4309 Overland Avenue | Culver City, California 90230 | (310) T 204-3500 F 204-3505 three6ixty.net



Strand & Pier, Hermosa Beach
June 7, 2016
Page 2 of 38

A Parking Plan pursuant to HBMC Section 17.44.210 to permit the new construction of
a mixed-use project including two levels of subterranean parking, with approximately
178 parking spaces, in lieu of 396 spaces as required by HBMC Section 17.44.030; and

A Conditional Use Permit to permit the following:

e}

An Encroachment Permit to allow up to 1,823 square feet of outdoor dining on Pier
Plaza pursuant to HBMC Section 17.26.030 and 17.16.090; and

Pursuant to HBMC Section 17.40.080, to allow a hotel and accessory food and
beverage establishments, including a lobby lounge, dining deck, hotel
restaurant, and rooftop sky-deck with on-site alcoholic beverage
establishments open after 11 pm until 2:00 am; and

Pursuant to HBMC Section 17.40.080, to allow up to five (5) independent
restaurants with on-site alcoholic beverage establishments open after 11 pm
until 2:00 am; and

Pursuant to HBMC Section 17.40.080 to allow on-site live entertainment within
up to three on-site restaurant and/or lounge establishments in the hotel lobby
lounge, 2nd floor terrace lounge, and rooftop skydeck; and

Pursuant to HBMC Section 17.26.030, 17.26.050.B.6, 12.16.060, and 12.16.090
to allow 1,823 square feet of outdoor dining on Pier Avenue and 1,717 square
feet of outdoor dining on 13th Court, in excess of 200 square feet per
establishment, and more than 1 seat per 15 square feet of area; and

Pursuant to HBMC Section 17.26.050.B.6.b.i to allow approximately 12,763 sf
of outdoor open-air dining on private property, with service later than 10:00
pm until 1:00 am; and

Pursuant to HBMC Section 17.26.050.B.6.b.ii, to allow outdoor seating of
12,763 sq. ft. in excess of 200 square feet of floor area per tenant space, and
more than 1 seat per 15 square feet of area; and

Pursuant to HBMC Section 17.26.050.B.b.iv to allow alcoholic beverage service
on 12,763 sq. ft. of on-site outdoor seating areas; and

Pursuant to HBMC Section 17.26.050.B.6.b.iv, to allow alcoholic beverages to
be offered, sold, and consumed within the outdoor seating areas; and

Pursuant to HBMC Section 17.26.050.B.6.b.v, to allow music, speakers, or
audio/visual media, amplified or unamplified, within the outdoor seating area;
and
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= An Encroachment Permit to allow 1,717 square feet of outdoor dining on 13th Street
pursuant to HBMC Section 17.26.030 and 17.16.090; and

=  Environmental Review (CEQA) —Environmental Impact Report (EIR)

» BACKGROUND:

SUBJECT PROPERTY

The subject property is comprised of several lots totaling approximately 33,950 net square
feet of surface land area, or 39,950 gross square feet (including vacated right-of-ways) and
0.917 acres located in the downtown area of Hermosa Beach, California (the “Property”). The
Property is specifically comprised of 7 legal parcels owned by the Applicant. The total
assemblage is described and improved as follows:

Assessor
Parcel Number

11 Pier Avenue 4183-002-001

4183-002-002
4183-002-003

21-25 Pier Ave 4183-002-017

4183-002-004
4183-002-018
4183-002-019
N/A
N/A

Property Address

Parcel Size
(sq. ft.)
9,640

2,400
4,800

8,568

2,856
2,856
2,856
4,146
1,804
39,950 sq. ft.

Current Use

Surface
Parking/Bar
Restaurant
Bar
Restaurant
Restaurant
Retail

Retail
Retail
Apartment
Apartment
n/a
n/a

Building
sq. ft.
n/a

5,009
1,100
1,022
3,171
1,812

2,623
1,575
1,625
1,625

19,562 sq.
ft.

Common Name
Mermaid

Mermaid

The Deck
Good Stuff
Killer Shrimp
Pier Surf
Scapegoat
Jacob Shaw Inc
Hermosa Cyclery
n/a

n/a

Beach Drive
13" Court

The subject site is zoned C-2, and is designated for General Commercial by the General Plan.
The Property is situated within an area of the community with high visibility, and is a key
location in the Downtown Core and on Pier Plaza.

SURROUNDING PROPERTIES

All properties in the immediate surrounding area are zoned as C-2 (Restricted Commercial/
Downtown Commercial Zone) and designated as CC (General Commercial) by the General
Plan. The neighborhood surrounding the site is made up of commercial uses such as
restaurant, retail, and hotel, as well as low and medium density residential land uses further
north and south of Pier Plaza. Hermosa Avenue, located approximately 300 feet east of the
Project site, is also developed with primarily commercial uses in the vicinity of Pier Plaza.
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North of the Project site along The Strand is the Beach House Hotel which includes 96 hotel
rooms in 3-stories. East of the site are retail uses on Pier Plaza such as Spyder Surf Shop, and
the Café Bonaparte. South of the Project site, across Pier Plaza, are Hennessy’s Tavern, Surf
City Hostel, Waterman’s restaurant, and the Lighthouse Café. West of the Project site is The
Strand and beyond The Strand, beach volleyball courts and the Pacific Ocean.

» GENERAL PLAN, ZONING, SPECIFIC PLANS, SPECIAL ZONING:

The subject site is currently zoned C-2 (Restricted Commercial/Downtown Commercial Zone)
and designated as General Commercial. The Property is within the Downtown District as
designated by the General Plan Map.

The Property is also within the California Coastal Zone (“Coastal Zone”), and subject to a
Coastal Development Permit by the California Coastal Commission (“CCC”) for any new
project within the Coastal Zone, pursuant to the adopted Local Coastal Program (“LCP”) for
the City of Hermosa Beach.

Lastly, in 1991, the voters of Hermosa Beach adopted through Proposition |, a 30-foot height
limit in the C-2 Restricted Commercial/Downtown Commercial Zone. Thus, any deviation
from this absolute height limit must be approved through another voter initiative, as there is
no discretionary process granted to the Hermosa Beach Planning Commission or City Council
to deviate from this height limit.
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PROJECT DESCRIPTION

The Applicant, Strand and Pier Holding Company, LLC, proposes to develop the subject property
with a new mixed-use project in conjunction with Provenance Hotels (the “Project”). The
proposed 3-story boutique hotel will provide approximately 100 hotel rooms and approximately
22,461 square feet of retail, restaurant and public uses. The gross floor area, including hotel,
restaurant/retail, corridors, lobby, office, and back-of-house areas is approximately 155,030
square feet. The Project is three stories, and a maximum of 30-feet high, plus permitted rooftop
projections. There are 178 on-site parking spaces within two levels of subterranean parking.

The proposed hotel is located at the heart of Hermosa Beach. The Strand symbolizes Southern
California’s relaxed beach lifestyle. It originated in Hermosa Beach in 1901 as a 2-mile beach
boardwalk ‘road to nowhere,” and now stretches 22 continuous miles between Torrance and Pacific
Palisades. The Pier was first built in 1904, and currently extends 1000’ into the Pacific Ocean. Pier
Avenue is the extension of the pier on land and is home to the Lighthouse Café (West Coast Jazz
hotspot), surf shops, and is the center of many sporting events (beach volleyball, triathlons,
lifeguarding competitions).

In a city where ‘(if) there is no vision, the people perish,” the new “Strand & Pier Hotel” will be a
warm and modern interpretation of Hermosa’s California beach culture that is deeply rooted in its
sense of place. It will be a landmark building as it is located at the most important intersection of
the city, and as such strives to become a symbol for the progressively minded citizens of the Best
Little Beach City in the world.

HOTEL PROGRAMMING

The proposed layout of the Project emphasizes the connection between the unique features of
Hermosa Beach: The Strand, the ocean, and the community. The Project is centrally located with
access to Hermosa’s greatest features, with hotel guest and public amenities, ample outdoor space,
and sustainable design that reflects the feel and setting of Hermosa Beach. It is a primary goal of
the Project to offer both sophisticated, yet family-friendly experiences and to serve the variety of
demographics that live in and visit Hermosa Beach. The Project offers a truly unique visitor
experience for hotel guests, local residents and their visitors at the singular location of the
intersection of The Strand, Pier Avenue, and the beach.

Ground Floor:

Guest arrival occurs on the ground floor of the Project, off of Beach Drive and 13" Street.
Landscaping along the property line at 13" Street will be provided to delineate where guests
enter the Project site via the covered porte cochere, located on the hotel site. From the porte
cochere, guests enter the hotel lobby on the ground floor. The entire drop off and loading zone
areas of the Project are located on the subject property, and not on Beach Drive or 13" Street.
On-site pedestrian circulation is a primary design component of the ground floor of the Project in
order to create a memorable guest arrival experience and connectivity between public spaces
adjacent to the Project. A functional delivery, loading, and trash/recycling area is located on the
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ground floor of the Project accessible from 13" Court and the City owned “Lot B” parking lot
adjacent to the Project.

There is an approximately 1,317 square foot foyer and front desk area adjacent to the main
Project entrance, and connected via open floor plan to a ground floor public lobby-lounge that is
approximately 3,579 square feet. This lobby-lounge is proposed as a “living room for the city”
concept available to both hotel guests and the general public as a central gathering space, meet-
up space, or relaxation area to observe the Strand and the beach. This space will also offer a one-
of-a-kind experience in the south bay, with outdoor lounge seating and food service fronting the
Strand. The space is architecturally designed with retractable exterior glass walls to accentuate a
true beach indoor-outdoor seamless experience.

Retail and restaurant space is also located on the ground floor of the Project fronting Pier Plaza.
An approximately 4,920 square foot restaurant space is designed to be divisible into up to three
separate establishments with 873 square feet of associated outdoor seating/dining along Pier
Plaza. Additionally, a 2,039 square foot hotel restaurant is located at the terminus of Pier Plaza at
the Strand that connects to a 1,749 square feet of outdoor seating/dining lounge fronting the
Strand.

Approximately 5,522 square foot commercial/retail space is planned on the ground floor of the
Project. This space is comprised of approximately 3,526 square feet fronting Pier Plaza that may
be divisible into two distinct retail establishments, as well as a 628 square foot sundries/retail
space and a 1,252 square foot bicycle shop are located adjacent to the porte cochere at the
Project entrance. At this time, this retail space is likely supporting commercial spaces for the
hotel in the form of a gift shop/sundries shop and a bicycle shop/bicycle rental/bicycle and
skateboard valet station.

Two walkup style casual café spaces are planned adjacent to the public plaza at the terminus of
13" Street and Beach Drive and are suggestive of the existing on-site Good Stuff restaurant.
These cafés are programmed with walk-up window/snack bar to serve beach goers and outdoor
dining at the corner of 13" Street and The Strand.

The Project proposes to vacate portions of Beach Drive and 13" Court and include the portion of
Beach Drive between 13" Drive and Pier Avenue, and the portion of 13" Court between Beach
Drive and the City owned “Lot B” as part of the Project. The Project’s ground floor layout would
provide pedestrian through access via the main entry off of the porte cochere and Beach Drive
through the hotel lobby and lounge. The proposed hotel project is not feasible without the use
of the street dedications that are to be vacated.

1

At this time, the programming for the entire space is intended for full-service restaurants with on-site alcohol sales.
Furthermore, the entitlements requested with this application will allow these restaurants to remain open until after 11
pm, with the possibility of some open till as late as 2:00 am.
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Hotel Programming and Occupancy:

The following tables describe the operational food and beverage programming and occupancy for
the Project’s restaurant, lounge, and rooftop space. Maximum occupancy is estimated based on
gross square footage of these spaces as future operational requirements may result in reduced
seating capacity in some of the spaces.

Hotel Public Area Occupant Loads

Space Proposed Occupancy1 Notes
Hotel Restaurant 132 Occupancy taken on gross area
Hotel Restaurant - Outdoor 58 Occupancy taken on gross area
Lobby Lounge 184 Occupancy taken on gross area
Bar 31
Outdoor Lounge — Lobby 60
13™ Plaza Food Service 64 Exterior Seating Area
Restaurant B 87
Restaurant C 79
Restaurant D 80
2" Floor Terrace Lounge 184 Occupancy taken on gross area
2" Floor Guest Sundeck 182 Occupancy taken on gross area
Roof Skydeck 238 Occupancy taken on gross area

T
Occupancy is determined based on the California Building Code.

Food and Beverage Service Programming

By Hotel Restaurant

Location Sale of Proposed Furnishings Visual/Audio
Alcoholic Equipment
Beverages
Outdoor Lounge by Lobby Yes Chairs and Tables Umbrellas Audio Speakers
Outdoor Dining Yes Chairs and Tables Audio Speakers

Non-Hotel Restaurants

Outdoor Dining by Yes

C Chairs and Tables Umbrellas

Audio Speakers

Terrace by Retail Yes Chairs and Tables Umbrellas Audio Speakers
Queuing E & F No Chairs and Tables Umbrellas Audio Speakers
Outdoor Dining — 13" Plaza Yes Chairs and Tables Umbrellas Audio Speakers
Second Floor Terrace Lounge Yes Movable Sofas, Chairs and Audio Speakers
Tables, Umbrellas Visual Media
Televisions
Second Floor Guest Sundeck Yes Movable Sofas, Chairs and Audio Speakers
Tables, Umbrellas Visual Media
Roof Skydeck Yes Movable Sofas, Chairs and Audio Speakers
Tables, Umbrellas Visual Media
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Second & Third Floors:

The second and third floors of the hotel contain 100 guest rooms to serve the Project. The typical
guest room is approximately 383 square feet and includes a closet, a dual-sink bathroom with
shower, tub, and toilet, a bedroom area with television and desk area, and a generous oversized
balcony. Large balconies will enable guests to enjoy the views of the beach and Hermosa Pier.
There are larger two-bay suites located at the corners of each floor, with a grand presidential
suite located on the third floor at the corner of Pier Plaza and The Strand for guests looking for a
more luxurious hospitality experience.

The second floor also includes a spacious 6,912 central courtyard terrace and lounge area mixing
public and private spaces. The terrace spans the center of the Project from east to west and
includes food and beverage serving seating, water features, landscaping, and hotel serving splash
zone with associated sundeck lounge area. A portion of the terrace includes a publicly accessible
lounge and sundeck area fronting the Strand with views of the beach and Pacific Ocean and is
intended to become a gathering space for the community.

Rooftop:

The proposed Project is designed with a rooftop skydeck open to both hotel guests and the
greater Hermosa Beach community. The rooftop includes an approximately 3,580 square foot
public roof terrace, a 376 square foot chef’s garden, and 2,660 square feet of planted green
roofing. It is intended that movable furniture will be provided on the roof deck. This area will be
open to the public and serve limited food and beverage from one of the hotel restaurants. The
entire rooftop may be opened up during the evening, and utilized together for both public and
private special events and gatherings for hotel guests and the greater community.

The rooftop will accommodate up to twelve (12) umbrellas, or up to two umbrellas per unit for a
multi-tenant property, as permitted by HBMC 17.46.230. Structural and sustainability design
features such as solar panels, cooling towers, and mechanical/elevator equipment would be
provided adjacent to the green roof and on the southern portion of the Project rooftop. All
rooftop parapets are designed as functional fire parapet walls.

Subterranean Levels:

The Project includes two subterranean levels housing onsite parking, back of house uses, a spa and
wellness facility, bicycle storage and valet, as well as public oriented meeting and conference
spaces. Mechanical, electrical, plumbing, greywater retention, and service corridors are also
housed on the subterranean levels.

Level B1

Level B1 contains approximately 76 attended tandem parking stalls and 1 ADA stall accessible from
the ground floor via elevators and stairwells.
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Level B1 also houses an approximately 2,857 square foot spa and wellness center that will be open
to both hotel guests and the general public with accommodations that include lobby and lounge
areas, men’s and women’s locker rooms, private treatment rooms, and a sauna space. Additionally,
this level houses approximately 2,406 square feet of pre-function, meeting, and ballroom space
which may also be available for rent by the general public for meetings, events, and private
celebrations. These facilities are accessible from the ground floor via elevators and stairwells
located in a foyer adjacent to the porte cochere and lobby.

Approximately 8,268 square feet of back of house space is provided on this level and is comprised
of service corridors, mechanical equipment space, and hotel service space (laundry, housekeeping,
etc.). Back of house space is accessed via service elevators on the ground floor.

Level B2

Level B2 contains a bicycle valet, maintenance, and storage space with stalls for approximately 150
bicycles. This level also contains 32,331 square feet of parking space consisting of 24 compact and
77 tandem vehicle parking spaces.

Lastly, as part of the Project’s progressive sustainability program, there is an on-site grey-
water/storm water retention room programmed within the subterranean garage structure for the
Project.

PARKING & CIRCULATION
NOTE: For a full description of the proposed parking, please see the PARKING PLAN description included
below.

The Project proposes two levels of subterranean parking to serve the hotel and supporting
retail/commercial uses. The proposed parking levels as currently designed consists of 178 on-site
parking spaces with 76 tandem spaces and 1 ADA space on Level B1 and 77 tandem and 24
compact spaces on Level B2. As discussed below, all parking onsite is served by valet and no self
parking is planned. However, in order to facilitate the use of lift-assisted ADA accessible vehicles,
one parking space is provided with space to accommodate a wheel chair lift. All parking provided
onsite will served by the valet accessed at the onsite porte cochere adjacent to 13" Street. Valet
employees will park vehicles based on patrons’ anticipated time of stay in order to reduce wait
times and facilitate vehicle recovery. Valet staffing will be determined based on expected
occupancy which will be estimated based on seasonality and anticipated special events. While the
identification of valet payment options during the conceptual design phase of the Project is
premature, it is anticipated that the valet will accept both cash and credit cards.

There may be a possibility of expanding the number of parking spaces within the garage through

either tandem parking, valet parking, or a more efficient parking-attendant stacked-parking system.

This greater efficiency will be studied through a detailed parking analysis and alternatives analysis
for the Project.
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BUILDING HEIGHT

The proposed Project is currently designed with a maximum finished roof height of 30 feet in
compliance with Proposition | and the 30-foot height limit within the C2 zone. The building parapet
along the Project facade has a maximum height of 33 feet 6 inches (which is approved per code)
and elevator overrides on the interior of the site that do not exceed 38 feet. The building has a 10-
foot first floor (as measured from grade, ceiling height of 11'6” with floor depression), and 10-feet
for both the second and third floors, for a finished roof-height of 30 feet. Moreover, the roof
terrace with landscaping, elevators overrides, back-of-house/service, and solar panels will not
exceed the 33’6” maximum for parapets and 38 feet for elevator overrides and other mechanical
equipment as allowed by the Hermosa Beach Municipal Code. As part of this Application, the
Applicant is requesting a Zone Variance to permit up to 15% of the roof to be covered with
structural and mechanical elements over the 30-foot height limit, in lieu of the maximum permitted
5% (See Zone Variance Findings below).

Building height for the proposed Project are below the neighboring Opera House (Chase Bank
Building) on Hermosa Avenue, which has building elements that are up to 50 feet in height, as well
as the Waterman’s building on Pier Avenue, whose building elements project to 40-feet.
Additionally, the Beach House hotel directly adjacent to the Strand & Pier site has a finished
parapet height of 33’-6". All of these buildings (excluding the Beach House hotel) exceed the 30-
foot height limit in the downtown area, and are contextually adjacent to the proposed Project.

ARCHITECTURAL INSPIRATION

The proposed hotel is situated at the historical, cultural, and social heart of the city and draws its
design inspiration from much that is unique to Hermosa Beach. The massing and scale of the
building elements relate to the vertical basis of the buildings along the Pier Avenue pedestrian mall
and the strong horizontality of the Strand; and the spirit of the hotel is derived from a ‘fun is good’
attitude, where relaxation and innovation are not mutually exclusive (pioneers of surfing
photography and modern surfboards). The materiality of the hotel also reflects this apparent
dichotomy: Simple forms constructed out of white cement panels and green glass comprise the
simple and basic canvas of the building facade, over which warm tactile elements such as driftwood
privacy screens, trellises and handrails are overlaid. Additional elements that complement this
palette include, planted green walls and water-wall elements that are layered to add life, color, and
complexity to the overall composition.

The proposed landscaping plan provides a mix of drought resistant grasses, succulents, indigenous
ground cover, bamboo or similar vertical planting, and palm trees to complement the architecture
and provide texture, color and vibrancy to the surrounding landscaping. Plant material has been
selected for sea adjacency hardiness and low water use.

SUSTAINABILITY

Strand and Pier Holding Company, LLC is committed to an aggressive sustainability plan, with the
objective to not only achieve the highest standards of architectural and operational sustainability,
but to also utilize the incredible location to where this Project is situated, to provide a greater
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degree of pedestrian and biking connectivity to the immediate surrounds and the overall Hermosa
downtown core district. The applicant intends to design to LEED BD+C Gold equivalent for the
proposed hotel/mixed use Project. This proposed sustainability program, would include strategies
that would optimize the energy performance and environmental and health benefits for the
building and their inhabitants.

Green building elements include an 8,000 square foot photovoltaic array that will provide nearly
25% of the electrical power requirements of the Project, a 17,400 gallon cistern system that will
capture 100% of the required storm water volume that will also serve as the reservoir for all
greywater recycling throughout the Project. Proposed uses for the captured storm water and
greywater capture include irrigation for all decorative landscaping and architectural water features
on the Project site, water for mechanical cooling towers and water for all toilet flushing uses.
Offsite sustainability features and improvements, including stormwater capture improvements to
City owned “Lot B”, have not yet been identified as they are beyond the scope of the Project.

Additionally, other sustainable elements integrated within the Project include:

* Use of natural ventilation and daylighting throughout the Project to reduce the load and
size of electrical and mechanical systems;

* Use of recycled and locally sourced materials;

* Use of drought resistant planting and grasses to reduce irrigation water use by more than
50%;

* Creation of a 2,423 sq. ft. green roof for storm water discharge delay, reduction of heat
island effect and creation of additional habitat within the Project;

* Use of fixtures, irrigation systems and integrated building monitoring systems that have
reduced water use by approximately 40%; and

* Use of rooftop solar thermal water heating systems to reduce onsite energy use.

* TDM program

* Re-use of existing commercial land

* Creation of a bike valet system with bike parking and shower facilities

* Use of best management practices for on-site storm water management including storage
and reuse of storm water and greywater discharge onsite

* On-site amenities to reduce off-site transportation demand during the day, such as food
service, coffee bar, fitness center and physical therapy and bike repair

* Energy-efficient site lighting and design to meet the llluminating Engineering Society of
North America (IESNA) lighting density and control standards for minimizing light pollution

¢ Utilization of onsite photo-voltaic solar arrays to generate onsite energy

* Heat island effect mitigation by placing more than 50 percent of parking under the building
and using shade trees and reflective materials to cool impervious site elements

*  Floor plate layout and modeling of glazing systems that are conducive to daylighting
strategies

¢ Utilization of possible natural ventilation strategies

* Building systems designed to avoid the use of heating, refrigeration, and fire suppression
systems that include chlorofluorocarbons or halon compounds
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* Building energy modeling to improve energy performance beyond California Title-24-2008,
Part 6 Energy Code Standards to a minimum of 15 percent better than code

* Energy efficient building envelope design, including high performance glazing, cool roof and
green roof, and optimized insulation levels

* Energy efficient lighting and HVAC equipment

* Extensive building commissioning practices to fine-tune energy using system performance

* Building energy management controls system to optimize energy performance on an
ongoing basis

* Provision for electric vehicle charging

* Water-efficient plumbing fixtures to reduce water consumption by at least 40 percent of
California Green Building Standards Code baseline

* Water-efficient landscape and irrigation design to reduce potable water consumption by at
least 50 percent of standard design baseline

* Construction waste management plan to recycle at least 75 percent as well as AB 1826
compliance.

* Building materials selection to prioritize resource conserving materials, such as materials
that contain recycled content, are rapidly renewable, and are sourced from within a 500-
mile radius

* Indoor environmental quality measures, including selection of low-emitting interior finish
materials, paints, and coatings; construction indoor air quality plan, during construction
and prior to occupancy

* Non-utility energy metering by end-use to track energy use and system performance over
time.

The proposed Strand & Pier hotel will utilize state of the art green building technology initiatives
and eco-friendly sustainability practices that provide guests with informed choices, and exceed
local, state, and national standards for green building practices.

The Project is committed to offering wide ranging sustainable alternatives to maximize efficiency
but also strives to create guest and community awareness. At all of Provenance's hotels, the
operator engages the local community and sources supplies and partnerships locally.

Many of the Provenance hotels are US Green Building Council LEED certified. They are also an
active participant of the Green Key Eco-Rating Program. The building will be sustainably designed
to meet and/or exceed all California Green Building Standards.

The Project will also utilize solar panels on the roof, establish a green roof for storm water runoff
delay, and a chef’s garden to grow herbs for use in the hotel’s on-site restaurants and cafe.

The Project will implement transit and carpool incentives for construction and operational staff.
During operation of the Project restaurants, ingredients will be sourced locally as well as from the
roof top chef’s garden. Biodegradable soaps, shampoos and cleaning supplies will be used
throughout the hotel, and only compostable or non-disposable dishware (cups, napkins) will be
used.

The Project’s solar photovoltaic (PV) system is designed to be a fixed horizontal system and is
consistent with all requirements of Municipal Code Section 17.46.220 Solar Energy Systems. The
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proposed PV array heights are as follows: East Array — 37’-2” from measured grade level, West
Array — 35’-6” from top of array to measured ground level

Per Section 17.46.220.C1 of the Hermosa Beach Municipal Code, solar energy systems may
exceed the height limits mandated by the Code to the minimum extent necessary for their safe
and efficient operation in accordance with the California Building Code and other applicable
provisions of state law.

Both systems are raised to allow physical maintenance to the roof and to mechanical systems
that are located under the raised collector arrays. Additionally, the location of the PV system
complies with the required clearances between mechanical elements and other building features
per Section 15.04.084 of the Municipal Code. The collectors have been designed to unify these
elements into the overall aesthetic design of the project to comply with Municipal Code Section
17.46.220.C2 that states “Where feasible, solar energy systems shall be integrated into the
design of the structure as an architectural element”

In addition to on-site sustainable construction and operational measures, the Project is seeking to
implement an aggressive alternative transit program to encourage people to visit the hotel and
adjacent retail and restaurant uses via other means of transit than personal cars. The hotel will
provide incentives to guests and visitors for hybrid and/or electric car parking and provide a
bicycle sharing program for access to the adjacent bile path and the local surrounds. The hotel
will also implement transit and carpool incentives for construction and operational staff to
minimize traffic trips to the site. Guests will be offered electric and/or alternative airport
transportation options when traveling through an airport. A bike valet/lending program will be
provided as a hotel amenity either by the hotel or through a local cyclery partnership. The
existing design of Parking Lot B may require alterations to create a better connection to Pier
Avenue and provide space and layouts for FTP (Flow Thru Planters) to treat storm water.
Additionally, due to the high groundwater table, permeable paving in Parking Lot B may not be
desirable due to the risk of flooding or ground saturation.

Additionally, the Project plans to dedicate 20 on-site parking spaces for employees and also
utilize shuttles and personal black car service for transportation for hotel guests to and from LAX
in order to minimize the amount of required on-site parking. Lastly, the Applicant is committed to
working with the City of Hermosa Beach to address a comprehensive solution to area-wide
parking and traffic/transit management in conjunction with the proposed Project, and therefore
is looking to redefine parking requirements for a multi-faceted project such as this.

Operational Security and Fire Safety?:

As an upscale hotel property, video surveillance will be robust, appropriate for monitoring of the
premises, and will consist of products currently in production at the time of construction using
the appropriate level of modern technology for the project proposed. Video surveillance will
include day/night digital High Definition (HD) video cameras, on-premises storage and retrieval of

2
These measures were developed in conjunction with Lt. Tom Thompson of the Hermosa Beach Police Department and Fire Chief Pete
Bonano during a meeting on February 8, 2016.
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video images, off premises storage of archived video, with auto-iris adjusting camera lenses to
accommodate variations in ambient lighting levels.

Lt. Thompson of the Hermosa Beach Police Department requested that video surveillance system
plans be fully designed and product specifications be provided. However, the Project is currently
in the “planning approval stage” and not at the full design stage and placement of video
surveillance devices on conceptual space plans is premature at this time. However, it is
understood that the proper placement and selection of video surveillance equipment is
determined by multiple site design factors, including furniture, landscaping (interior and exterior)
exit signage, demising walls, ceiling and wall mounted lighting fixtures, awning projections that
create shadows, ramps (both up and down) into and exiting parking garages and driveways.
Further, as with all technology related products, it is similarly premature to select the actual
product (manufacturer and model) as any product and or/generation of product will be outdated
or no longer manufactured at the time of the procurement and installation of the video
surveillance system. Lt. Thompson recommended, and the applicant team agreed, that conferring
with the Hermosa Beach Police Department during the design-phase was of mutual benefit.

Video surveillance for this project will most typically be used for incident investigations. Key
areas for video surveillance for this project can be categorized as follows:

1. Areas of Operational Interest — for example, cashier’s, vaults, back of house, loading
dock, front desk operations, etc.

2. Areas of higher-than-normal security related occurrences —among these are building
entrances (slip and fall), bars and lounges (behaviors), loading dock (theft) and
subterranean parking garages (auto damage).

3. Areas deemed of interest to the Hermosa Beach Police Department — as determined by Lt
Tom Thompson.

Areas of Operational Interest and those that tend to have a Higher-Than-Normal need for video
capture will include, but are not limited to, the following:

¢ Driveway entry/exit

e Porte Cochere

e Parking garage entry/exits

e Main Lobby

e Fitness Center

¢ Dining areas —interior and exterior

e Bars & Lounges — interior and exterior

¢ Building Exteriors — key views

e Loading Dock

* Key employee used (back of house) areas
e Front Desk

e Areas of the General Public’s entry into the building
e Passenger Elevator Lobby, floor 1

e Cashier/Vault

e Parking Office/Valet Stations
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e Roof — gathering areas including seating and bar

The lighting level and video surveillance of the Pier Avenue side of the property was discussed as
an area of high operational security concern. Surveillance cameras will be placed on that side of
the property for situational awareness in the restaurant seating area, general awareness of
activities around the building perimeter and points of entry and exit into the common area uses
in this area.

The City of Hermosa has expressed the desire for greater video surveillance of Pier Avenue, to
the extent possible, as an element of this project. It is anticipated that some video capture of
Pier Avenue will occur merely as a consequence of monitoring the exterior of the building.
Clarification occurred regarding HBPD’s access to captured and stored video. Regardless of the
method of surveillance video storage, either on-site or off-site (using a remote login), HBPD does
not require independent control of or access to the private property video surveillance of the
Applicant’s premises, building occupants or surroundings. Storage and retrieval of video
surveillance will remain in the possession and control of the Applicant who will provide HBPD
access to, including reproduction of, requested images in the manner typically procured by law
enforcement.

In conjunction with the Hermosa Beach Police and Fire Departments, multiple points of ingress
and egress were identified that allow access during an emergency event (See Emergency Access
Plan)

The Project can be accessed from two entry points along the Strand, the main hotel entry off of
13th Street, the ground floor loading dock from Lot B/13th Court and access from Pier Plaza to
both the Stairway at the southeast corner of the project and from the entry to the Hotel
restaurant that is located at the southwest corner of the project (intersection of Pier Plaza and
the Strand)

Through input from the Hermosa Beach Police and Fire Departments, the initial evacuation staging
area and area of refuge for project occupants in the event of an emergency will be the beach area
directly west of the Strand in front of the Project. Once occupants are staged, all parties will be
directed to the south towards Pier Avenue and then led eastward to the intersection of Hermosa
Boulevard and Pier Avenue. Prior to operation, the hotel operator will provide a Hotel Emergency
Plan for stipulated locations of area of refuge for emergency evacuations and/or other natural or
man-made disasters Additional, the hotel operator utilizes training procedures and an operational
handbook at all of their properties that provides processes and procedures for staff to provide the
first level of security before calling police.

The following structural and operational features are provided as part of the Project as discussed
during consultation with HBPD and HBFD:

1. The hotel will meet Building Code requirements for Type | construction, and will contain
a Group R-1, B, A-2 and S-2 Occupancies.
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10.

11.

The structure will be protected by a full coverage automatic sprinkler system, installed in
accordance with Section 903 of the California Fire Code, NFPA-13, and the Hermosa
Beach Fire Department.

A fire alarm system will be installed and will meet all requirements of the 2016 California
Fire Code, NFPA-72, and the Hermosa Beach Fire Department.

The automatic sprinkler and fire alarm systems will be supervised by an approved
supervising station in accordance with requirements of the California Fire Code, NFPA-13
and NFPA-72.

Emergency responder radio coverage shall be provided within the building in accordance
with Section 510 of the California Fire Code.

An addressable fire alarm system will be installed in accordance with Section 907 of the
California Fire Code and will be equipped with horns, strobes, smoke detectors, duct
detectors for fan shutdown, and sprinkler system supervision.

Guest rooms will be equipped with addressable, system powered smoke detectors with
low frequency sounder bases.

A remote text annunciator will be installed at the front desk in the main lobby of the
hotel.

The fire alarm control panel will be installed in an electrical equipment room near the
main entrance of the hotel.

A matrix LED annunciator showing device types and floor of the building will be installed
at the fire alarm control panel in the electrical equipment room.

A switch for manually unlocking all emergency exit stairway doors will be provided at the
location of the fire alarm control panel for use by emergency responders.
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PARKING PLAN

OVERVIEW

The Applicant is requesting a comprehensive Parking Plan pursuant to HBMC Section 17.44.210
to permit a new mixed-use project containing approximately 100 hotel rooms, 22,461 square feet
of retail, restaurant and public uses. The gross floor area, including hotel, restaurant/retail,
corridors and vertical circulation, lobby, office, back-of-house areas and underground parking is
approximately 155,030 square feet. The Project is three stories, and a maximum of 30-feet high,
plus permitted rooftop projections. The Project is requesting to provide 178 on-site valet-
attended parking spaces in two levels of subterranean parking in lieu of approximately 242 new,
or 396 total parking spaces.

According strict application of the Hermosa Beach Municipal Code (HBMC), Section 17.44.030, 396
spaces are required for the Project as proposed. The City’s code requirements are shown on Table
“A”, by hotel program element and square footage. Table “A” also identifies parking requirements
for all of the existing operational uses on the Project site, and existing parking spaces currently in
operation. Lastly, Table “A” presents the proposed hotel’s operational needs and provisions for
vehicular parking, upon which this application is basing its request for reduced parking. The
Applicant is preparing a comprehensive Traffic Analysis and shared parking plan as part of the
Environmental Impact Report for the Project to demonstrate that 178 on-site parking spaces are
sufficient to meet the programmatic demand for the Project.

OPERATIONAL DEMAND

As shown in Table “A”, the Hermosa Beach Municipal Code requires parking for the hotel, retail,
spa/wellness center, fitness center, private dining and meeting space, and all restaurants,
bar/lounges, and outdoor dining areas as independent commercial uses. Per code, a total of 396
parking spaces are required for the Project. The code required parking is significantly higher than
the operational needs of the hotel because all uses in the Project are treated independently with
respect to parking demand. However, in reality, many of these spaces act and serve as accessory
uses to a full-service hotel operation in some form and many of which are accessory outdoor areas
for the Project. Thus, the Project requires significant “shared” parking requirements, as the primary
demand generator is the hotel guests themselves.

While the hotel includes many uses that are available to the public and not limited to hotel guests,
there will likely be significant overlap with vehicle trips to the hotel and demand on parking
between the uses. For example, a hotel guest may park one vehicle and utilize a hotel room, the
hotel lobby/lounge, the spa, fitness center, and restaurants. Likewise, a non-hotel guest visiting the
beach or another Hermosa Beach establishment may visit a retail shop or restaurant on the same
visit. Therefore, the traffic studies and shared parking analysis for this Project will look at parking
“utilization” and “capture rates” of hotel guests and public related to projected occupancy of
parking spaces at the Project.
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TABLE "A"
Strand Pier - Parking Plan
Quantity/Size Ratio per HBMC Required Provided
Guest Rooms 100 83
Fc;od & Beverage
A - Hotel Restaurant 2,039 1:100 20
B - Restaurant (Pier Plaza) 1,573 1:100 16
C - Restaurant (Pier Plaza) 1,673 1:100 17
D - Restaurant (Pier Plaza) 1,674 1:100 17
E - Quick Restaurant (13th Street) 792 1:50 16
F - Quick Restaurant (13th Street) 462 1:50 9
Hotel Lobby Lounge 3,579 1:80 45
Retail
Hotel Sundries / Gift Shop 628 4:1000 3
Bicycle Shop 1252 4:1000 5
Pier Plaza Retail 1 1754 4:1000 7
Pier Plaza Retail 2 1772 4:1000 7
Spa and Wellhess Center 2857 4:1000 11
Meeting and Banquet Space 2406 1:50 48
TOTAL 22,461 221 178
Oultdoor - On-Site
A - Hotel Restaurant 500 1:100 5
B - Restaurant (Pier Plaza) 133 1:100 1
C - Restaurant (Pier Plaza) 133 1:100 1
D - Restaurant (Pier Plaza) 134 1:100 1
E - Quick Restaurant (13th Street) 94 1:50 2
F - Quick Restaurant (13th Street) 0 1:50 0
Hotel Outdoor Lounge 901 1:80 11
2nd Floor Terrace Lounge 6912 1:80 86
Rooftop Skydeck / Garden 3,956 1:80 49
Total Outdoor On-Site 12,763 158
Outdoor - Off-Site
Pier Plaza Right-of-WWay 873 1:100 9
13th Street Right-of-Way 844 1:100 8
Total Outdoor Off-Site 1,717 17
TOTAL PARKING 396 178
EXISTING USES
Good Stuff - Restaurant 1022 1:100 sf 10
The Deck - Bar 1271 1:80 16
Mermaid - Restaurant 2560 1:100 sf 26
Killer Shrimp - Restaurant 2471 1:100 sf 25
Killer Shrimp - Office Space 700 4:1000 sf 3
Pier Surf - Retail 1062 4:1000 sf 4
Trek Coffee Shop 800 1:100 8
Beach Retail - Retail (old Tiki Mon) 1281 4:1000 sf 5
Beach Retail (old Lapperts) 1342 4:1000 sf 5
DR Ormop 7S = TO00ST J
Outdoor - Off-Site
Pier Plaza Right-of-Way (Killer Shrimp) 331 1:100 sf 3
13th Street Right-of-Way (Good Stuff) 1241 1:100 sf 12
8 Apartments 8 2.5/unit 20
TOTAL EXISTING PARKING CREDITS 12813 144
NET NEW PARKING REQUIRED 252 =74
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The Project has unique characteristics in that it is located both in downtown Hermosa Beach and
adjacent to the Strand, the Pier, and the ocean. It is a mixed-use project, with facilities that are
primarily for hotel guests but also may be open to the public, and independent retail and
restaurant uses for the general public. The proposed Project is also in a location where many
people already come to downtown Hermosa Beach and the ocean, park one time, and then visit
multiple destinations as they walk around downtown, visit the beach, and walk/bike along The
Strand. The uses in the Project will, for some, be just one more stop on a visit already made to
downtown. Because they are already visiting downtown, their visit to the proposed project will not
generate an additional vehicle trip.

In addition to on-site sustainable construction and operational measures, the Project is seeking to
implement an aggressive alternative transit program to encourage people to visit the hotel via
other means of transit than personal cars. The Project will provide incentives to guests and
visitors for hybrid and/or electric car parking. The project is proposing six electrical vehicle
charging stalls that will be located on the B-1 Level and will be serviced by three dual port — Level
2 charging stations. The Project will also implement transit and carpool incentives for
construction and operational staff to minimize traffic trips to the site. Guests will be offered
electric and/or alternative airport transportation options when traveling through an airport. A
bike valet/lending program will be provided as a hotel amenity either by the hotel or through a
local cyclery partnership. In addition, there is capacity for a bicycle valet for approximately 150
bicycles to serve the local Hermosa Beach community not arriving by private car.

Lastly, the Project plans to provide 20 dedicated employee parking spaces on-site and also utilize
shuttles and personal black car service for hotel guests to and from LAX in order to minimize the
amount of required on-site parking.

The Applicant is committed to working with the City of Hermosa Beach to address a
comprehensive solution to area-wide parking and traffic/transit management in conjunction with
the proposed Project, and therefore is looking to redefine parking requirements for a multi-
faceted project such as this.
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DECISION MAKING TOOL / CONSISTENCY ANALYSES

CATALYST FOR INNOVATION

Respectful of the past but with an understanding of future needs, the proposed Project
represents a significant economic and connective catalyst for the City of Hermosa Beach. Located
at the nexus point of Hermosa Beach lifestyle, the Project is designed to maximize the potential
of the surrounding area, specifically, the Strand and Pier Plaza. This unique, mixed-use Project is
thoughtfully planned and designed to reinvigorate the commercial core of Hermosa Beach while
respecting the history and culture that makes the City a unique beach community in Southern
California.

Rather than a single stand-alone restaurant or bar proposal, the Project represents one of the
most significant mixed-used developments in the recent history of South Bay. The multi-faceted
proposal includes a synergy of restaurant, retail, and lounge uses that serve a wide range of
demographics. The restaurant and beverage serving uses proposed by the Project are located and
designed to contribute to the vibrancy and economic viability of the downtown commercial core.

Together the entire property brings more economic investment to Hermosa Beach than an
individual establishment with late night operation, and thus must be considered and analyzed
differently.

The Project, pursuant to HBMC Section 17.40.080.B, governing the establishment of late night
alcohol beverage establishments, includes architectural and programmatic significance that
catalyzes an underutilized site in a key area of Downtown Hermosa Beach and warrants special
consideration for hours of operation and alcoholic beverage service.

> Downtown Core Revitalization Strategy

The City of Hermosa’s Downtown Core Revitalization Strategy identifies the Project site
as a key site for hotel development. Discussed therein, hotel development in the Coastal
Zone would facilitate greater public access to coastal resources while creating vibrant
uses in public and quasi-public spaces.

The Project complies with the height and story limit governed by the commercial zoning
in the Downtown Core while utilizing a design that allows for multiple active ground floor
uses. The Revitalization Strategy calls for ground floor restaurant and commercial uses
while acknowledging the limitations of designing such uses under the restrictive height
limit.

The Project introduces 100 new hotel rooms in direct support of the Revitalization
Strategy’s goal of” creating a more diverse and inviting environment for residents and
visitors.”
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A primary goal of hotel development in the Revitalization Strategy is to design unique
place-making qualities into a project site that makes it attractive to all demographics of
the Hermosa Community. The Project has an array of family and community friendly
uses that contribute to “the sociability, sense of security and hospitality that contribute
to a sense of place.”

The Project massing and design integrates public and quasi-public spaces, extending the
public realm into the hotel. Project programming includes a diversity of ground level
experiences to enhance identity and place making of the site. The valet only Porte
cochere facilitates onsite parking without impacting local streets and traffic flow.

» Green Streets Policy:

The Hermosa Beach Green Street Policy ensures that street and roadway projects
implement Best Management Practices to comply with the Waste Discharge
Requirements for Municipal Separate Storm System (MS4) discharges within the coastal
watersheds of Los Angeles County (Order No. R4-2012-0175, NPDES Permit No.
CAS004001 effective December 28, 2012. Green Street benefits may include water
guality improvement, groundwater replenishment, attractive streetscapes, traffic
calming, pedestrian and bicycle accessibility, reducing of the urban heat island effect, and
creation of linear pocket parks.

Permeable surfaces and storm water management features will be included where
appropriate along exterior portions of the site. Due to the built out nature of the site,
building area covers 71.6 percent of the site (28,623 square feet). The Project’s buildings
have green roofs that work to both reduce the urban heat island effect and retain storm
water for on-site greywater use. The site will house a 17,400-gallon cistern which stores
storm water that may then be used for landscape irrigation, water for mechanical cooling
towers, and water for toilet flushing.

» Living Streets Policy:

The purpose of the Hermosa Beach Living Streets Policy is to meet the requirements to
become a Blue Zones Community through promoting the health and mobility of Hermosa
Beach residents and visitors. This includes providing high-quality pedestrian, bicycling
and transit access and ensuring the street network is attractive and sustainably designed.

The Living Streets Policy includes performance measures, which the Project forwards:
* Bicycles:
o Bike valet for long-term storage for employees and guests (#2)
o Short-term bike parking available along the Strand (#2)
o The project provides access to city bike paths to facilitate bike
ridership (#3)
* Pedestrians:
o Site is organized to minimize on-site vehicle traffic to create a safe
environment for pedestrians (#5-6)
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* Environment:

o On-site storm water capture, including cistern to allow storm water
to be used for on-site irrigation and greywater uses (i.e. toilet
flushing) (#8)

* Placemaking:

o The project will add many outdoor areas with landscaping, outdoor
furniture, and other streetscape improvements (#9)

o The new hotels and restaurant uses of the project will generate
substantial sales tax revenue for the city (#10)

The Project promotes the public health and mobility goals of the Living Streets Policy
through its commitment to non-motorized transportation, environmental sustainability,
and creating exciting and attractive destinations.

CATALYST FOR INNOVATION

+ 0 - Is this a potential + This Project is the most strategic and catalytic project proposed in
catalyst for strategic, Downtown Hermosa Beach at this time. The Project site itself has been
transformative and identified as a strategic site for a hotel development by the City’s

differentiated development, Downtown revitalization strategy. Hotel rooms, restaurants, retail

or is this “business as usual”? | space, and recreational opportunities would maximize the potential of
the Project site’s location at the intersection of the Strand and the Pier.
The Project would transform and revitalize the Strand adjacent site
while emphasizing the character and uses that make Hermosa Beach
unique. The mixed-use nature of the Project provides much needed
hotel rooms for visitors to the area while maintaining local and
neighborhood serving retail and restaurant uses to benefit the
community at large.

+ 0 - Will this define and + The proposed Project would represent one of the largest economic
enhance the City brand to investments in Hermosa’s downtown history. The Project is an
attract businesses, entrepreneurial endeavor aimed at utilizing this unique corner of Pier
investment, tourists and like- | and Strand in an efficient and sustainable manner that caters to all
minded residents? visitors and residents of Hermosa Beach.

The Project fills a need in the community for gathering spaces, outdoor
dining, and outdoor lounge and open space. The multi-faceted proposal
includes a synergy of restaurant, retail, meeting, fitness, and spa
facilities that will serve the entire spectrum of Hermosa Beach’s
community — from families to business travelers, to beach goers, to
tournament visitors — there is something for everyone on-site.

The Project will bring a variety of jobs to Hermosa Beach as well as

visitors who will not only patronize the hotel and its on-site restaurants,
but businesses throughout Hermosa Beach. The Project plans to feature
local businesses in the hotel through guest amenities such as honor bar
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items, local activity concierge services, and local event sponsorships.

+ 0 - Will this activate
community involvement,
participation, and
innovation?

+ The Project is designed to be a community-serving amenity and a
meeting place for residents and visitors to Hermosa Beach. Hotel rooms
provide visitors and residents access to the core of Hermosa Beach and
the Strand. The variety of dining, outdoor space, and rooftop space
offer many ways for the community to use the hotel for gatherings
casual and formal. The Project offers recreational amenities such as
bike rental, sports equipment and lesson concierge, and seasonal
outdoor events and event partnerships. The Project emphasizes
partnerships with local businesses and organizations to bring the
community together with activities and events they are interested in,
but may not have access to in the existing community and outdoor
spaces.

As part of the development and entitlement process, the Applicant is
committed to significant community outreach and public participation.
The Project team is hosting workshops, open houses, and online social
media sites to give people opportunities for input and feedback.

ENVIRONMENTAL IMPACT

+ 0 - Does it enhance /
preserve open space?

+ The proposed Project will develop a centrally located lot directly
adjacent to the public Pier Plaza, The Strand, and the beach. The Project
will provide outdoor dining, a public terrace and lounge, rooftop
viewing and dining, and hotel balconies to enhance access to and
enjoyment of the adjacent open space, beach, and ocean. The Project
will create new open space areas with drought tolerant landscaping,
water features, hardscape enhancements, and storm water retention
and management.

The Project also creates a new family-friendly public plaza at the
terminus of 13" street with significant improvements to the hardscapes
and landscaping of the plaza. All decorative concrete would be
integrally colored with alternating bands. Architectural features and
seating available to the public will be vandalism resistant and designed
to be accessible without encouraging graffiti or other undesirable
nuisance.

+0-Isitinline with Hermosa
Beach’s carbon neutral goal?

+ Specific emissions associated with the Project will be quantified and
evaluated as part of the CEQA analysis and Environmental Impact
Report process. However, the Project aims to be carbon neutral
through a variety of trip-reduction measures, on-site efficiency
features, and sustainability practices.

Strand and Pier Holding Company, LLC is committed to an aggressive
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sustainability plan, with the objective to achieve the highest standards
of architectural and operational sustainability. Green building elements
include an 8,000 square foot photovoltaic array that will provide nearly
25% of the electrical power requirements of the Project, a 17,400 gallon
cistern system that will capture 100% of the required storm water
volume that will also serve as the reservoir for all greywater recycling
throughout the Project. Proposed uses for the captured storm water
and greywater capture include irrigation for all planting on the Project,
water for mechanical cooling towers and water for all toilet flushing
uses.

Additionally, other sustainable elements integrated within the Project
include:

* Use of natural ventilation and daylighting throughout the
Project to reduce the load and size of electrical and mechanical
systems;

* Use of recycled and locally sourced materials;

* Use of drought resistant planting and grasses to reduce
irrigation water use by more than 50%;

* Creation of a 2,423 sq. ft. green roof for storm water discharge
delay, reduction of heat island effect and creation of additional
habitat within the Project;

* Use of fixtures, irrigation systems and integrated building
monitoring systems that have reduced water use by
approximately 40%; and

* Use of rooftop solar thermal water heating systems to reduce
onsite energy use.

The hotel portion of the Project emphasizes guest-driven housekeeping
conservation, which reduces the amount of water consumed by limiting
laundry services and provides in-room recycling. The Project will also
provide on-site bicycles for hotel guests and offer an onsite bike valet
and secure storage area to encourage use of bikes instead of cars to the
site and surrounding areas.

+ 0 - How does it affect the
health of the community?

+ The proposed Project is a beautiful, welcoming, centrally-located
hotel with access to Hermosa’s greatest features: The Strand, the Pier,
and the beach. With guest and public amenities, ample outdoor space,
and sustainable design, the Project aims to be an asset in the
community for residents, hotel guests, and local visitors to enjoy.
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The Project also aims to be carbon neutral through a variety of trip-
reduction measures, on-site efficiency features, and sustainable
practices. The Project is designed to be a harmonious addition to the
existing Hermosa Beach built environment and pays homage to the
culture and unique setting of the city.

The proposed Strand & Pier hotel will utilize state of the art green
building technology initiatives and eco-friendly sustainability practices
that provide guests with informed choices, and meet local, state, and
national standards for green building practices. The Project will
maximize energy and water efficiency, reduce waste, and reuse/recycle.
The Project is committed to offering wide ranging sustainable
alternatives to maximize efficiency but also strives to create guest and
community awareness. At all of Provenance's hotels, the operator
engages the local community and sources supplies and partnerships
locally.

+ 0 - Does it protect Hermosa
Beach’s natural resources?

+ The Project aims to be environmentally sensitive through operational
practices and initiatives aimed at educating guests and visitors about
sustainable choices. Due to the Project’s location adjacent to the beach,
outreach and education partnership opportunities will be sought with
local branches of conservation groups to positively influence the natural
environment around the hotel. Additionally, the Project will employ the
latest technologies for storm water pollution control and on-site water
treatment and retention (e.g. onsite greywater recycling). The Project
will replace existing impermeable hardscape and dated structures with
an environmentally conscious and sustainably designed building.

+ 0 - Does it keep the beach
and ocean clean?

+ As discussed above, the Project includes operational practices and
initiatives designed to educate guests and visitors about sustainable
choices. The Project’s location adjacent to the beach provides ample
opportunity for outreach and education partnerships with local and
regional conservation groups to further the goals of ocean stewardship
and water quality. The Project will utilize the latest storm water
pollution control and retention technologies and includes on-site water
treatment through a greywater recycling and retention system.

+ 0 - Does it promote
walkability / bikeability?

+ The Project will implement several measures to promote walkability,
bikeability, and alternative transit for hotel employees, guests, and
visitors/patrons. These measures include the provision of
approximately 150 on-site bicycles for hotel guests, as well as a bike
valet system for guests and visitors. In addition, there are
approximately 6 new public bicycle racks providing approximately 50
public bicycle spaces along the Project’s perimeter for use by the entire
community.
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The design of the Project has been carefully engineered to maximize
pedestrian access to public spaces within the site, and to facilitate and
encourage pedestrian activity along the Pier and The Strand.

QUALITY OF LIFE IMPACT

+ 0 - Does it enhance our
beach culture?

+ The proposed Project is situated at the historical, cultural, and social
heart of the City and draws its design inspiration from much that is
unique to Hermosa Beach. The massing and scale of the building
elements relate to the vertical grain of the buildings along the Pier
Avenue pedestrian plaza and the strong horizontal length of the Strand.
The spirit of the Project is derived from a ‘fun is good’ attitude, where
relaxation and innovation are not mutually exclusive (much like the
pioneers of surfing photography and modern surfboard design). The
materiality of the hotel also reflects this apparent dichotomy: Simple
forms constructed out of white cement panels and green glass
comprise the simple and basic canvas of the building facade, over which
warm tactile elements such as driftwood privacy screens, trellises and
handrails are overlaid. Additional elements that complement this
palette include, planted green walls and water-wall elements that are
layered to add life, color, and complexity to the overall composition.

The proposed landscaping plan provides a mix of ground cover, bamboo
(or a similar sustainable wood), and palm trees to complement the
architecture and surrounding landscaping. Plant material has been
selected for temperature hardiness and low water use intensity.

Additionally, the Project includes two casual walk-up/snack bar type
restaurant spaces along 13" Street so that there is “no shirt no shoes”
option for the active and vibrant beach community.

+ 0 - Does it enhance outdoor
recreation?

+ The Project is designed to be a community-serving amenity with
ample outdoor space including more than 14,480 square feet of
outdoor dining. Cafés at the corner of The Strand and 13" Street will
have walk-up windows to serve beach goers, which is directly adjacent
to the beach’s volleyball courts. The rooftop terrace and lounge provide
unique dining and viewing opportunities not available in many other
places in Hermosa Beach. A public lounge terrace on the second level is
designed to provide relaxation space for residents and visitors with
ample views of the Strand and Pacific Ocean.

The Project is designed with highly transparent facade and movable
glazed panels intended to blur the boundary between outdoor and
indoor space. The Project includes amenities such as bike rental, sports
equipment and lesson concierge, and seasonal outdoor events and
event partnerships.

three6ixty®



Strand & Pier, Hermosa Beach
June 7, 2016
Page 27 of 38

+ 0 - Is it family friendly?

+ It is a primary goal of the hotel to offer family-friendly amenities. The
Project design includes a hard and softscape design for the 13" Street
plaza with a family-friendly public art program, natural landscaping,
and/or water features.

In addition to a family-serving boutique hotel, the Project’s restaurant
and retail uses will include casual, family friendly dining and retail. The
cafés at the corner of The Strand and 13" Street will host a walk-up
window serving beach goers with a “no shirts no shoes” attitude that
accommodates patrons of all ages. The pool terrace, and lounge will
serve guests of all ages. In addition, the Project offers amenities such as
bike rental, sports equipment and lesson concierge, and seasonal
outdoor events and event partnerships which will cater to the variety of
demographics and age groups that live in and visit Hermosa Beach.

+ 0 - Does it impact the
health and safety of
residents?

+ The hotel is envisioned as a community-serving amenity that will
enhance the experience of patrons visiting the Pier, Strand, and
Downtown area. The ground-floor public lounge and dining will greatly
enhance seating, dining, and recreation opportunities at the
intersection of the Pier, The Strand, and the beach. The rooftop skydeck
and second floor lounge terrace provide a viewing and recreation area
open to the public as well. The Project intends for these spaces to
enhance the well being of guests and visitors of the Project and
Hermosa Beach at large. The activation of The Strand and Pier Plaza
with these uses will also increase the safety of the area throughout the
day and night.

+ 0 - Does it bring the
community together?

+ The Project is designed to be a community-serving amenity and a
meeting place for residents, as well as a destination for Hermosa Beach
residents and visitors. The variety of dining, outdoor space, and rooftop
space offer many ways that the community can use the Project for
gatherings both casual and formal. The Project also plans to offer
amenities such as bike rental, sports equipment and lesson concierge,
and seasonal outdoor events and event partnerships. The Project
creates a catalytic space for residents and visitors to gather and is
designed to complement the existing built and natural environment of
Hermosa Beach.

+ 0 - Does it serve the
diversity of our population?

+ The Project will serve the diverse Hermosa Beach population through
several market-rate restaurant and retail uses, which will include
casual, family friendly dining and retail as well as upscale dining. The
cafés at the corner of The Strand and 13" Street will host a walk-up
window serving beach goers, including children, and the rooftop
skydeck, second floor terrace, and first floor hotel lounge will serve
guests of all ages.
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In addition, the Project also offers amenities such as bike rental, sports
equipment and lesson concierge, and seasonal outdoor events and
event partnerships which will cater to the variety of demographics that
live in and visit Hermosa Beach.

+ 0 — Does it acknowledge
our cultural heritage?

+ The proposed Project is situated at the historical, cultural, and social
heart of the City and draws its design inspiration from much that is
unique to Hermosa Beach. The massing and scale of the building
elements relate to the vertical grain of the buildings along the Pier
Avenue pedestrian mall and the strong horizontality of the Strand; and
the spirit of the hotel is derived from a ‘fun is good’ attitude, where
relaxation and innovation are not mutually exclusive (such as the
pioneers of surfing photography and modern surfboards). The
materiality of the hotel also reflects this apparent dichotomy: Simple
forms constructed out of white cement panels and green glass
comprise the simple and basic canvas of the building facade, over which
warm tactile elements such as driftwood privacy screens, trellises and
handrails are overlaid. Additional elements that complement this
palette include, planted green walls and water-wall elements that are
layered to add life, color, and complexity to the overall composition.

The hotel also features a programmable art gallery to pay homage to
Hermosa Beach’s cultural heritage and identity.

+ 0 —Is it an appropriate scale
for Hermosa Beach?

+ The proposed Project is currently designed to be consistent with the
City’s adopted maximum height ordinance in the downtown core with a
finished roof level of 30 feet, with parapets up to 33’6” feet and
elevator overrides up to 38-feet. This is consistent with the Hermosa
Beach Municipal Code and the provisions of Proposition | and the
requirements of the C-2 zoning designation.

This building height is lower than the neighboring Opera House on
Hermosa Avenue, which has building heights up to 50 feet, as well as
the Watermans building on the Pier, with heights up to 40-feet.
Additionally, the Beach House hotel directly adjacent to Strand & Pier is
currently 33’-6” to the top of the parapet. All these identified buildings
are equal to or exceed the 30-foot finished height height limit in the
downtown commercial area, and are contextually adjacent to the
proposed Project.

+ 0 - Is it aesthetically
appropriate?

+ As discussed above, the hotel draws its design inspiration from much
that is unique to Hermosa Beach. The scale of the hotel building is
designed differently on each frontage to relate to the differences
between the character of Pier Plaza versus The Strand. The materiality
of the hotel also reflects this apparent dichotomy: Simple forms
constructed out of white cement panels and green glass comprise the
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simple and basic canvas of the building facade, over which warm tactile
elements such as driftwood privacy screens, trellises and handrails are
overlaid. Additional elements that complement this palette include,
planted green walls and water-wall elements that are layered to add
life, color, and complexity to the overall composition. The hotel also
plans to feature arts and cultural programming inside the hotel that will
pay homage to Hermosa Beach’s cultural heritage and identity.

+ 0 - Is it a complementary
use of public and private
space?

+ The proposed Project includes 100 hotel rooms, a public/private sun
deck for hotel guests and visitors along with approximately 10,924
square feet of restaurant and 5,406 square feet of retail uses open to
the public. The Project has more than 2,711 square feet outdoor dining,
including 873 square feet on the Pier Plaza right-of-way and 844 square
feet on the 13" Street right-of-way. Cafés at the corner of The Strand
and 13" Street will have a walk-up windows to serve beach goers,
which is directly adjacent to the beach’s volleyball courts, thus joining
private and public space in a complementary way.

The design of the outdoor seating areas that blur the line between the
public and private will conform to Hermosa Beach Municipal Code.
Delineating features will be 42” tall and constructed of steel, wood and
will be a custom design. Planting and seating opportunities will be
integrated into the delineator as illustrated in the entitlement
drawings. Per discussions with the with the community development
director, the delineator encroachment zone can be extended 6 feet
beyond the 13 foot encroachment as this project falls under the
“catalytic project” category for the City.

ECONOMIC IMPACT

+ 0 - Is it business-friendly?

+ The Project includes significant local employment opportunities
through a mix of land uses (hotel, retail, and restaurant). The Project
revitalizes a key site in Hermosa Beach with the goal of activating and
catalyzing community and pedestrian activity. Additionally, it brings
new visitors to the community who will not only patronize the hotel

and its on-site restaurants and retail, but businesses throughout
Hermosa Beach. The Project plans to partner with local businesses in
the hotel through guest amenities such as honor bar items, local activity
concierge services, and local event sponsorships.

+ 0 - Does it support our
schools?

+ The Project operator plans to provide educational opportunities for
local schools through tours of the Project’s sustainability features (such
as the green roof, solar panels, and greywater system). The Project will
also partner with local conservation organizations on environmental
education events which would include schools in their outreach. The
Applicant is also committed to be an active participant within the local
community, which may include donating to multiple local charities
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including ones that are oriented to supporting and enhancing the
Hermosa Beach School District

+ 0 - Does it improve our
infrastructure?

0 Development of the site is expected to upgrade infrastructure
surrounding the Project. These improvements will be completed as part
of the development process and would benefit surrounding
infrastructure as well. The Project includes designs to enhance Pier
Plaza and 13" Street with hardscape design and landscape features as
these access points are the primary entryway to both the Project and
the Strand. Specifically, new paving, planting, and lighting along Beach
Pier Plaza and 13" Street is planned as part of the Project.

0 As part of the proposed vacation of Beach Drive and 13" Court,
existing utilities will be relocated and upgraded, and relocation may
cause temporary impacts to infrastructure systems.

+ 0 - Does it improve
property values?

+ The Project will increase property values, both on the subject
property and surrounding properties through development of a
beautiful, new, economically robust hotel with commercial uses.

+ 0 - Does it promote our
Brand?

+ The Project plans to feature programming that will pay homage to
Hermosa Beach’s cultural heritage and identity. The hotel will be
sophisticated, yet family-friendly, with a “no shirt no shoes” portion of
the Project

Furthermore, the Project will help promote Hermosa Beach’s directive
to be carbon neutral, by utilizing the latest in green/sustainable
technologies, employing solar panels to offset electricity costs, water
reclamation/treatment systems to promote water quality, onsite
greywater recycling, and green roofs to help promote carbon neutrality
and offset overall Project carbon emissions.

+ 0 - Is it entrepreneurial?

+ The proposed Project would represent one of the largest private
economic investments in the history of downtown Hermosa Beach. The
Project is an entrepreneurial endeavor aimed at utilizing this unique
corner of Pier and Strand in an efficient way that caters to all visitors
and residents of Hermosa Beach.

+ 0 - Does it serve the local
market?

+ The hotel is designed to be a community-serving amenity and a
meeting place for residents, as well as a hotel destination for guests of
Hermosa Beach residents and visitors. The hotel will serve the diverse
Hermosa Beach population through several market-rate restaurant and
retail uses, which will include casual, family friendly dining and retail as
well as upscale dining. In addition to dining, amenities such as bike
rental, sports equipment and lesson concierge, and retail will serve the
local market interested in outdoor activities, recreation, and local
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shopping.

The hotel plans to partner with local businesses to enhance their reach
and introduce visitors to what Hermosa Beach has to offer.

+ 0 - Does it reduce cost,
waste or reliance on city
resources?

+ The Project will be economically self-sufficient and does not require
monetary subsidy or incentives from the City. The Project will increase
City revenue compared to existing on-site uses. The Project will utilize
the latest in green/sustainable technologies, employing solar panels to
offset electricity costs, water reclamation/treatment systems to
promote water quality, onsite greywater recycling, and green roofs to
help promote carbon neutrality and offset overall project carbon
emissions.

+ 0 - Does it balance public
and private incentives?

+ The Project will bring a variety of jobs to Hermosa Beach, as well as
visitors who will not only patronize the hotel and its on-site restaurants
and retail, but businesses throughout Hermosa Beach. The Project plans
to feature local businesses in the hotel through guest amenities such as
honor bar items, local activity concierge services, and local event
sponsorships. The Project will also contribute an estimated $2.0 million
in Transit Oriented Taxes (TOT) taxes to the City.

+ 0 - Does it increase tax and
other revenues going to the
community?

+ The Project will contribute an estimated $2.0 million in Transit
Oriented Taxes (TOT) taxes to the City. This is distinct and separate
from sales tax revenues generated by on-site retail and restaurant uses,
as well as secondary benefits to existing Hermosa Beach commercial
establishments from additional visitor expenditures.
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ZONE VARIANCE — ADDITIONAL FINDINGS

The following findings pertain to the Project’s compliance with and necessary deviation from the
statutes codified by Ordinance No. 91-1063 which amended the Hermosa Beach Zoning Ordinance
to limit maximum height in the C-2 and C-3 zones in the City. The Applicant is requesting a Zone
Variance pursuant to HBMC Section 17.54 to permit structural and mechanical rooftop elements
over 30 feet in height to cover up to 15% of the roof in lieu of a maximum 5% rooftop coverage
permitted by HBMC Section 17.46.010. Pursuant to HBMC 17.54.020.B, the following findings must
be made:

1. Exceptional circumstances applicable to the property involved;

There are exceptional and unique circumstances that apply to this Property that do not
generally apply to other properties in the same Zone and Vicinity. This site is one of only two
properties in the entire city of Hermosa Beach that have the unique location of fronting both
Pier Avenue and the Strand. As such, this site has specifically been identified by Plan
Hermosa 2035, as well as the Downtown Strategic Plan as a Catalyst Development Site, and
specifically identified for hospitality and visitor-serving uses. As such, this site has the unique
burden of providing publicly-accessible space for the benefit of the entire Hermosa Beach
community. Furthermore, this is one of the largest contiguous developments in the City of
Hermosa Beach, and thus is unique in the size of the land-assemblage alone, and thus has a
much larger rooftop area than other buildings in the same zone and vicinity.

The location, size, and nature of the Project site create special circumstances that do not
generally apply to other sites or projects in the City. The consolidation of multiple oceanfront
lots in the case of the Project provides the opportunity to create a thriving public open space
with panoramic views of the Hermosa community and Strand. However, the scale of the
Project site creates a rooftop space totaling 38,293 square feet that must meet building
standards including fire parapets and mechanical equipment. The necessity to provide these
features for the sole purpose of building operation preclude the additional provision of any
public open space amenities when complying with the strict 5 percent threshold of the code.

The site is one of the last remaining sites with the opportunity to provide public rooftop
amenities for all to enjoy the Hermosa beach coastline. The City of Hermosa Beach is
specifically looking for this Project to provide a public rooftop viewing area. Unfortunately, in
order to provide an occupiable roof, it requires elevator and stair access, as well as
parapets/guard-rails per the building code. Those elements alone exceed the 5 percent
permissible rooftop coverage, and thus it is impossible to comply with the mandate for
unique this site strictly complying to the zoning ordinance.

The Project is also unique in that it is providing on-site parking below grade to service the
project, a unique condition not applicable to other existing developments in the downtown
area which all rely on the City’s public parking structures to service their clientele. As a result,
most of the building’s mechanical systems and sustainability features (solar heating,
mechanical units, solar PV) must be accommodated on the rooftop. The project is striving to
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meet the City’s lofty goals for environmentally sustainable development and carbon
neutrality, and thus the systems required to comply necessitate space, natural ventilation,
and solar exposure to operate. The size of the total property assemblage provides the
unique opportunity to install innovative sustainable building solutions, but the necessary
equipment and facilities require greater rooftop coverage than other buildings in the area.

Section 17.46.010.A of the Hermosa Beach Municipal Code authorizes certain structural
elements to exceed the 30-foot height limit in the C-2 zone by up to 8 feet provided that they
cover no more than 5 percent of the total roof area (or to the minimum height and amount
necessary if the element is required by the Building Code). Such elements exceeding the
height limit may not result in additional floor area on the Project site. Elements explicitly
stated in Section 17.46.010.A include the following:

* Elevator housing; Stairways; Tanks; Ventilating fans; Parapet fire walls; Towers;
Chimneys; Flues; Vents; Smokestacks; Wireless masts; and
* Similar structures as determined by the planning commission

As shown below in the Roof Element Analysis table, Project roof elements that are provided
solely to comply with Building Code requirements for Project operation would total 9.52
percent of the roof area, in exceedance of the 5 percent threshold allowed by 17.46.010.A.
Accounting for planters and green roofing elements identified by the City of Hermosa Beach
as desirable design elements, rooftop elements exceeding the allowable 5 percent would
total 14.95 percent. Total Project roof elements exceeding the 30-foot height limit would
comprise 15.14 percent of the total roof area of 38,293 feet.

Roof Element Analysis
Height Above | Square Feet Percent of Roof Code
30’ Area' Required
Roof Parapets
Exterior Perimeter Parapets 3'-6” 712 1.86% Yes®
Internal Courtyard Parapets 3-6” 259 0.68% Yes®
Subtotal 971 2.54%
Overrides, Code Required Stairs,
and Mechanical
Elevator Overrides 8'-0” 470 1.23% Yes®
Stair to Roof 8'-0” 165 0.43% Yes®
Stair to Roof Terrace 8'-0” 752 1.96% Yes®
Mechanical Rooms 7" t0 8’0" 889 2.32% Yes’
Mechanical Equipment 2’-6” 398 1.04% Yes
Subtotal 2,673 6.98%
Required Roof Element Subtotal 3,644 9.52%
Architectural Elements
Elements Above Roof Stairs 8’-0” 74 0.19%
Planters and Green Roof 3'-6" 2,080 5.43% Yes®
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Subtotal 2,154 5.62%
Total Roof Elements® 5,798 15.14%

! Based on a total calculated roof area of 38,293 square feet.

23 If parapet is not provided, 42 inch guardrail may be required per OSHA regulations for EBM fall protection

426 California Building Code requirement

’ Required mechanical venting that is not feasibly located subgrade adjacent to proposed restaurants and public space.

8
Roof terrace sustainable planters and interior planter parapet utilized as fall protection per 17.46.010.A

For all of the reasons cited above, there are exceptional circumstances related to this
Property that justify the granting of a Zone Variance for this Project.

2. That the variance is necessary for the preservation of a substantial property right possessed
by other properties in the vicinity of the subject property.

A variance to permit the deviation from the statute is necessary to implement the goals of the
City of Hermosa Beach General Plan and California Building Code and for the preservation of a
substantial property right possessed by other properties in the vicinity of the subject
property.

Building height for the proposed Project are below the neighboring Opera House (Chase Bank
Building) on Hermosa Avenue, which has building elements that are up to 50 feet in height, as
well as the Waterman’s building on Pier Avenue, which has building elements projecting to
40-feet. Additionally, the Beach House hotel directly adjacent to the Strand & Pier site has a
finished parapet height of 33’-6". All of these buildings (excluding the Beach House hotel)
exceed the 30-foot height limit in the downtown area, and are contextually adjacent to the
proposed Project. Denial of the requested variance would require the redesign and relocation
of operational and structural elements to the interior of the Project, depriving the Applicant
of programmatic floor area and public open space that would otherwise be provided.

Additionally, the Project site is specifically identified in the City’s Core Revitalization Strategy
as a site for hotel development with the intention of providing greater public access to coastal
resources while creating vibrant uses in public and quasi-public spaces. The Revitalization
Strategy specifically calls for unique place-making projects to appeal to all demographics of
the Hermosa Community. Denial of the variance request would impose infeasible structural
and design limitations on the Project that would prevent the provision of the sustainability
features and publicly accessible space desired for this unique oceanfront location in the City.

3. That the variance will not be materially detrimental to the public welfare or injurious to the
property or improvements in the vicinity and zone in which the property is located.

Per Section 17.46.010.C and in compliance with the Municipal Code, none of the elements
depicted above result in additional floor area or useable square footage on the Project site.
Therefore, they would not result in an intensification of the project that would create
additional impacts, such as added traffic, that could detrimentally affect other properties.
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Additionally, such elements that would exceed the 30-foot height limit would be designed to
not impact the visual (including impacts from shade/shadow) or scenic resources otherwise
enjoyed by adjacent properties or the community. All rooftop elements would comply with
the 8-foot maximum allowed for structural elements exceeding the 30-foot limit in the C-2
zone.

The granting of the variance would not result in a project that is out of scale with surrounding
development. Building height for the proposed Project would be below the neighboring
Opera House (Chase Bank Building) on Hermosa Avenue, which has building elements that are
up to 50 feet in height, as well as the Waterman’s building on Pier Avenue, which has building
elements that project to 40-feet. Additionally, the Beach House hotel directly adjacent to the
Strand & Pier site has a finished parapet height of 33’-6”. All of these buildings (excluding the
Beach House hotel) exceed the 30-foot height limit in the downtown area, and are
contextually adjacent to the proposed Project.

The Planning Commission can approve other roof elements upon finding that they are similar
structures to those listed in Section 17.46.010.A above. While the Hermosa Beach Municipal
Code includes no formal definition od “similar structures” so approvable by the Planning
Commission, the term must be read in the context of the California Building Code, which
specifies those roof elements that are necessary for construction and operation of the
Project. These exceptions pre-date the voter-approved height limit and thus, the height limit
must be read to include these exceptions (as the height limit ordinance did not repeal them).

Additionally, the granting of this variance will not be materially detrimental to the public
welfare or injurious to other properties or improvements in the vicinity as the request is for
an incremental increase in rooftop elements already permitted by code but necessary for
operation of this Project

4. That the variance will not conflict with the provision of, or be detrimental to, the general
plan.

The granting of this variance from the provisions of Section 17.46.010.A will not adversely
affect any element of the City’s General Plan and will permit implementation of sustainability
and coastal access goals identified by the City itself (See Decision Making Tool/Consistency
Analyses)..

GENERAL PLAN CONSISTENCY ANALYSIS

Goal 3: Encourace land uses which enhance and promote the City’s coastal environment
and quality of life.

The Project offers many beach-goer-serving uses, including both upscale and walk-
up/casual dining options, bicycle rentals, consierge lessons, as well as general retail and
hotel accomodations. These land uses uses promote and enhance the coastal
environment and quality of life of Hermosa Beach through offering additional amenities
to the beach-oriented community.
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Objective 3.1: Accommodate coastal-related recreation and commercial uses
which service the year-round needs of visitors and residents.

The Project serves the year-round needs of both visitors and residents with a full-
service hotel accommodations, restaurants, and retail stores. With beach-
adjacency, the Project is located conveniently for beach visitors to eat and shop,
while out-of-town visitors will also have place to stay.

Policy 3.1-1: All future coastal-related developments must be designed with a
high level of architectural design quality which reflects the City’s unique coastal
location.

The Project’s ground floor facade consists primarily of glass to obscure the
boundary between indoor and outdoor space and create a welcoming
environment for patrons. Architectural elements include simple forms
constructed out of white cement panels and green glass for canvas of the
building facade, over which warm tactile elements such as driftwood privacy
screens, trellises and handrails are overlaid. Additional elements that
complement this palette include, planted green walls and water-wall elements
that are layered to add life, color, and complexity to the overall composition.

Goal A. Maximize commercial uses on downtown commercial properties (Land Use
Element, Vol. 1, pg 41)

The Project creates a new commercial use on an existing downtown property to meet
this goal. The Project introduces a mix of ground floor retail and restaurants into the
Pier-adjacent area to further activate the street while also providing guest rooms on the
upper floors.

Objective A. No expansion of the downtown nonconforming uses and
encourage businesses to more efficiently use the commercial potential of the
downtown district (Land Use Element, Vol. 1, pg 41)

The Project does not propose any nonconforming uses, but instead includes a
full-service hotel which is supported by the Downtown Core Revitalization
Strategy (see below). The project replaces underutilized tenant space with a
wider range of restaurant and retail establishments.

Objective B. Encourage new businesses and more efficient commercial space
utilization of downtown district (Land Use Element, Vol. 1, pg 41)

The Project will reinvigorate existing uses as well as introduce new uses to the
Strand and Pier intersection to meet this General Plan Objective. Through
providing more restaurant and retail space along Pier Avenue, the Project more
efficiently utilizes the bustling downtown location. The Project is intended to
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activate the street corner with pedestrian-oriented design and popular retail,
restaurant, bar, and full-service hotel accommodations.

GENERAL PLAN UPDATE CONSISTENCY ANALYSIS

Goal 1: Create a sustainable urban form and land use patterns that support a robust
economy and high quality of life for residents.

The Project provides both ground floor retail and restaurants that may serve residents
and visitors alike, as well as guest rooms for visitors to support the business community
and tourism industry to set the downtown district up as an economic center of the City.
The Project will continue the beach town feel of Hermosa beach with low-rise
development that is unimposing to the neighborhood while also providing an assortment
of services for guests and residents.

Goal 3: A series of unique, destination-oriented districts throughout Hermosa Beach.

With its location in the downtown area, which is slated for recreational commercial, the
Project project helps create a visitor-accomodating center. Its guest rooms and full line
of hotel services help make the downtown area a destination for visitors and locals alike.
The outdoor-oriented ground floor provides ample seating at restaurant and in common
open space to forward the beach town atmosphere that comes with adjacency to the
Hermosa Beach Pier.

Policy 3.3: Redevelopment of existing retail into activity centers. Provide
incentives to transform existing auto-dominated commercial uses into retail
destinations by adding a diversity of uses, providing new pedestrian
connections to adjacent residential areas, reducing the visual prominence of
parking lots, making the centers more pedestrian-friendly and enhancing the
definition and character of street frontage and associated streetscapes.

The Project adds new restauarants and retail to the thriving Pier promenade
while also adding a full-service hotel on the upper floors. The Project has
pedestrian access points from all frontages as well as a bicycle valet and short
term bicycle parking to encourage non-automobile transportation. Parking is
located in two subterranean levels in order to keep the street level active and
pedestrian-friendly. The outdoor spaces and architectural style of the buildings
enhance the street frontage while blending in with the existing beach town
character.

Goal 6: A pedestrian-focused urban form that creates visual interest and a comfortable
outdoor environment.

The Project will be developed at the human-scale, accommodating pedestrians and
cyclists with dedicated access points, including a bicycle valet and short-term valet at
street-level. Ample outdoor seating between the hotel buildings will be provided with
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retail and restaurant space facing the street frontages. The Project includes varied

rooflines, a mix of building materials, and transparent ground floor frontages to create
visual interest and street activation.
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