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Planning Commission Meeting:  July 1, 2020 Agenda Item:  9-A 

To:  Planning Commission 
 

From:  Jing Yeo, City Planning Division Manager 

Permits: Development Review Permit (19ENT-0341) 
  Major Modification (20ENT-0118) 
  Conditional Use Permit (20ENT-0158) 
 

Address: 1436 2nd Street 
 

Applicant: Hostelling International USA 

 
Subject 
 

Development Review Permit, Major Modification, and Conditional Use Permit 
to allow a Tier 2 project consisting of a five-story, 60-foot tall, 15,622 square 
foot expansion to an existing four-story affordable lodging hostel facility. The 
expansion requires amending the hostel’s existing Conditional Use Permit 
(01CUP-014). The expansion includes 40 additional guestrooms, a renovated 
dining hall, and a central courtyard.  The Rapp Saloon, a City Designated 
Landmark, is located on the subject property and will be rehabilitated and 
continue to function as a community amenity at the front of the parcel.  A 
dimensional modification to relieve the two-foot rear setback required for the 
first 16 feet of the building height adjacent to alley is requested for the 
expansion pursuant to SMMC Section 9.43.030(C-D).  

 

Zoning District 
DCP- BCD, Downtown Community Plan, Bayside 
Conservation District 

Land Use Element Designation Downtown Core 

Parcel Area (SF)/Dimensions 15,000 SF/ 100’W x 150’D  

Existing On-Site Improvements  
1-story Rapp Saloon  
4-story Hostel 

Rent Control Status NA, Commercial Exempt 

Adjacent Zoning Districts & 
Land Uses 

North: DCP- BCD, 1-story office building 
East:  DCP- BCD, City Parking Structure 6 
South: DCP- BCD, 3-story commercial/office building 
West: DCP-OT, 15-story mixed-use building, “Pacific 
Plaza” 

Historic Resources Inventory Landmark, Rapp Saloon (circa 1875) / Landmark Parcel 
  

Recommended Actions 

1.  Approve Development Review Permit 19ENT-0341 
2.  Approve Major Modification 20ENT-0118 
3.  Approve Conditional Use Permit 20ENT-0158 
4.  Adopt the Statement of Official Action 
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Site Location Map: 

 
 

 

 

Executive Summary 

The applicant requests approval of a Development Review Permit (DRP), Major 
Modification, and Conditional Use Permit (CUP) to construct a 5-story, 60-foot tall, 15,622 
square-foot expansion to an existing 4-story hostel.  The proposed expansion would be 
located at the rear half of the site yielding 40 additional guestrooms, a renovated dining 
hall, and central courtyard.  The Rapp Saloon, Santa Monica’s first City Designated 
Landmark, is located at the front of the subject parcel and would undergo minor 
enhancements to improve access and functionality for ongoing community use. The 
project is within the Downtown Community Plan area, and there are no parking spaces 
required or requested for the expansion.  Bicycle parking for the site includes 18 long-
term spaces and 8 short-term spaces.  The request also includes a Major Modification to 
allow for a dimensional modification to relieve the two-foot rear setback required for the 
first 16 feet of the building height adjacent to the alley. The expansion of the hostel’s 
operations and building area requires an amendment to Conditional Use Permit (01CUP-
014). 
 
Additionally, the Commission will be reviewing the project for compliance with the 
California Environmental Quality Act (CEQA).  The City’s historic preservation consultant, 
Historic Resources Group (HRG), has reviewed the proposed project and concludes that 
the proposal is consistent with the Secretary of the Interior’s Standards (SOI Standards) 
and qualifies for a categorical exemption pursuant to CEQA Section 15331, Class 31 
exemption. The historic assessment prepared by the Historic Resources Group is 
provided as Attachment D.  
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Subsequent to the Planning Commission’s review, the project will require approval of a 
Certificate of Appropriateness by the Landmarks Commission. 
 
Development Review Permit  
The subject property is located with the Bayside Conservation District within the 
Downtown Community Plan (DCP).  Pursuant to DCP Table 9.10.050, a Development 
Review Permit (DRP) is required for any non-housing project that ranges from 10,000 
square feet to 30,000 square feet in size. The proposed commercial expansion consists 
of 15,622 square feet, and therefore a Development Review Permit (DRP) is required for 
the project.  
 
A Development Review Permit is intended to allow for the construction of certain projects 
provided that the building design, siting, and use are compatible with the site and 
neighborhood and the project does not result in any adverse impacts on the surrounding 
area.  As part of a DRP review, consideration should be given to the location, size, 
massing, and placement of structures on a site, as well as to the location of proposed 
uses within a project. A DRP review shall also consist of an evaluation of a project’s 
compliance with the development standards of the DCP and Zoning Ordinance. A 
determination of whether to approve a DRP shall take into account the potential impacts 
of a project, as evaluated under the aforementioned aspects of review, and weigh it 
against the public need for benefits derived from the project. Pursuant to SMMC Section 
9.40.050, a Development Review Permit shall only be granted if the decision-making body 
determines that the project, as submitted or modified, conforms to all of the required 
findings. The inability to meet one of the findings is grounds for denial of an application. 
 
Major Modification 
Pursuant to DCP Table 4.3, City-Designated Historic Resources are provided Zoning 
Ordinance incentives and may request modifications from dimensional requirements 
pursuant to SMMC Section 9.43.030(c). The applicant requests relief from a setback 
requirement that prescribes the following: 
 

Rear Setback Adjacent to Alley: 2 feet for first 16 feet of building height 
 
Requests for major modifications associated with a designated historic resource are 
typically considered by the Zoning Administrator; however, because the project is 
proposed in conjunction with entitlements (DRP and CUP) subject to Planning 
Commission approval, the Commission will be the reviewing authority for all three 
entitlement requests. 
 
In addition to the required Major Modification findings provided in this report, the following 
issues should be considered by the Planning Commission in its review of the proposed 
Major Modification requests: 
 

 Whether the requested modifications are justified by environmental features, site 
conditions, location of existing improvements, architecture or sustainability 
considerations, or retention of historic features or mature trees; 
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 Whether the proposed project will significantly affect the properties in the 

immediate neighborhood as a result of approval of the major modification or be 
incompatible with the neighborhood character; 

 
 Whether the proposed project conforms to the Secretary of the Interior’s Standards 

for the Treatment of Historic Properties; 
 
Conditional Use Permit 
A CUP requires consideration to ensure that the use is generally consistent with the 
purpose of the Zoning District where they are proposed but potentially require special 
consideration to ensure that they can be designed, located, and operated in a manner 
that will not interfere with the use and enjoyment of surrounding properties. In addition to 
the required CUP findings provided in this report, the following issues should be 
considered by the Planning Commission in its review of the proposed project and are 
addressed in this report: 
 

 The compatibility of the proposed expansion of the hostel use with the 
neighborhood and surrounding uses in terms of size, intensity, hours of operation, 
number of employees, and nature of the use. 

 
As detailed in this staff report and in the draft Statement of Official Action (Attachment B), 
staff believes that all of the necessary findings can be made for the DRP, Major 
Modification, and CUP requests. 
 
Background 

On January 5, 1987, the Planning Commission approved a Development Review Permit 
(DR 343) and a Final Initial Study (EIA 826) for a new four-story, 200-bed hostel with 
associated offices, a retail travel store, and the rehabilitation and incorporation of the 
Rapp Saloon, a designated City landmark.  The decision was appealed, and on February 
24, 1987, the City Council denied the appeals and upheld the Planning Commission 
decision approving the project.  
 
On January 23, 2002, the Planning Commission approved a Development Review Permit 
(01DR-009), Conditional Use Permit (01CUP-014), and Variance (01VAR-017) to allow a 
1,600 SF addition along the rear upper floors of the building.  The expansion necessitated 
a CUP for the use and a height Variance to allow the addition to match the existing 
building height.  
 
The existing four-story hostel has been in operation since 1990 providing a low-cost 
affordable accommodation in the Downtown and Coastal Zone.  The applicant is 
proposing to construct a 5-story, 15,622 square foot expansion to the existing 4-story 
building. The expansion also requires amending the existing CUP (01CUP-014), and the 
proposed design of the addition to match the existing building floor plates requires 
approval of a Major Modification.  
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Landmarks Commission Preliminary Concept Review 
On December 9, 2019, the proposed project was presented to the Landmarks 
Commission (LMC) for a preliminary conceptual review pursuant to SMMC Section 
9.40.040.  The Landmarks Commission primarily discussed the proposed modifications 
associated with the Rapp Saloon building.  The Rapp Saloon’s entry door proportions, 
window lites, concrete steps, brickwork, and flooring were discussed. The Landmarks 
Commission encouraged the applicant to find additional information and evidence of the 
original condition of the building.  One commissioner provided an impartial comment 
related to the corrugated metal panel color being proposed on the expansion portion of 
the project. 
 
Project Description  

The applicant is requesting approval of a Tier 2 DRP to allow a 15,622 square foot 
expansion to the existing hostel facility resulting in 40 new guestrooms, a renovated 
dining hall, and a central courtyard.  The property also contains the City’s first landmarked 
building, the Rapp Saloon, constructed in 1875.  Minor improvements to enhance the 
access and usability of the single-story brick saloon are also proposed.  The hostel, a 
lodging use in the DCP, is subject to approval of a CUP.  In this case, an existing CUP 
(01CUP-014) would need to be amended to reflect the expansion of the hostel and 
enlarged operations.  As detailed further in this staff report, the proposed Tier 2 project 
complies with the required Downtown Districts Community Benefits identified in SMMC 
Chapter 9.10.070.  
 
Tier 2 
Height (feet) 60 feet 
# of stories for expansion 5 stories 
Total SF  26,785 SF existing to remain 

 15,662 SF addition 
 
TOTAL = 42,407 SF 

Floor Area Ratio 2.83 
Total # of parking spaces None, parking not required within DCP 
Bicycle parking 
 Long term 
 Short term 

 
18 spaces 
8 spaces 

Table 1: Project Information 

 

Project Analysis 

Site Planning  
The site consists of a single-story brick structure from 1875 known as the Rapp Saloon 
that is situated on the southeast corner of the property abutting the front property line.  
The hostel building, completed in 1988, is comprised of a four-story structure behind the 
Rapp Saloon.  The rear of the property is primarily occupied by a single-story dining hall 
and a paved area that provides six at-grade parking spaces along the alley.  The proposed 
expansion would result in the removal of the single-story portion of the building and 
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parking spaces. A new central courtyard space, trash room, service kitchen, and dining 
hall are proposed for the ground floor. The upper floors would accommodate the new 
guestrooms, and a new elevator would be centrally located at the interior courtyard. 
 

 
Proposed Ground Floor Plan                         
 
Building Addition / Architectural Concept 
The proposed expansion consists of a contemporary five-story 
addition at the rear of the property with the addition physically 
and visually separated from the Rapp Saloon located at the 
front of the property.  At the base of the expansion/addition, the 
first and second levels would be built with traditional 
construction, and the upper levels (3rd – 5th) would be 
comprised of factory built modular construction.  The use of 
modular construction is advantageous for an efficient 
accelerated build-out and sustainable design. Corrugated 
metal cladding would be featured on the east and west faces 
of the addition, and the remaining exterior portions of the 
addition would consist of painted fiber cement board. The 
contemporary addition would be integrated into the existing 
hostel building and aligned with the existing floor levels. 
              Modular Construction 
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Building Mass & Modulation 
 

 
Proposed 2nd Street Elevation                                       Proposed 1st Court Alley Perspective 
 
The proposed 5-story, 50-foot tall expansion would be located on the rear half of the 
property and predominantly concealed by the existing four-story structure.  The massing 
context along 2nd street would remain unchanged and retain the existing stepbacked 
massing.  Along the alley, the five-story massing of the addition is visually articulated with 
change in materiality and wall planes. The upper levels (floors 3-5) of the addition are 
distinguished into two rectilinear forms clad in dark corrugated metal distinguishing the 
massing from the base (floors 1-2).  The window pattern is organized and reflective of the 
modular construction. While the proposed addition is 5-stories and 60 feet in height, it will 
remain substantially smaller than the 15-story mixed use development located to the west 
and the seven-story parking structure located to the east.   
 

 
Bird’s Eye View of Site, looking west 
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Open Space 
Pursuant to DCP Section 9.10.060(B)(1), lots with widths between 51 and 150 feet are 
required to provide open space that is equivalent to 20% of the buildable area with 10% 
of the required area to be located on the ground floor.  The project would require a 
minimum of 2,773 square feet of open space with at least 1,386 square feet situated on 
the ground floor. The project is in compliance with the open space requirements as 
identified in the table below: 
 
Common Open Space Location Size 
Courtyard Ground floor 1,495 SF 
Lobby Entry Ground floor 575 SF 
Total Ground Floor  2,070 SF  > 1,386 SF 
Balcony Second floor 115 SF 
Roof deck  Fifth floor 818 SF 
Total for Project 3,003 SF  > 2,773 SF 

Table 2:  Open Space Requirements 
 
Pedestrian Orientation/Active Commercial Design 
The project does not involve any alterations to the existing street frontage features of the 
hostel building and would retain legal non-conforming features of the façade while 
aligning with the pedestrian orientation requirements from prior ordinances and design 
guidelines.  The hostel’s entrance is set back from the street with an outdoor entry court 
situated between the Rapp Saloon and ancillary travel retail store.  The site continues to 
maintain an activated frontage.  
 
Rapp Saloon, 
The proposed scope of rehabilitation of the Rapp Saloon includes lowering the raised 
interior floor, removing the concrete steps, and extending the door down to sidewalk level 
in order to facilitate improved access and functionality of the community space.  While 
minor in scope, the proposed enhancements are intended to improve connectivity and 
usage of the community space/landmarked structure.  
 

.  
  Existing Front Elevation           Proposed Front Elevation 
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Vehicular Parking & Access 
The DCP does not require parking for the proposed addition.  The existing surface parking 
spaces located along the alley are non-required spaces and may be removed from the 
site without replacement.  As a designated landmark parcel, the project is also exempt 
from loading requirements.  However, given the nature of the hostel use and support 
functions such as deliveries, guest arrivals, and departures, Condition No. 3 requires a 
final Parking & Loading Operations Plan be required for Mobility Division review and 
approval prior to the issuance of building permits.  The project’s refuse room is adjacent 
to the alley and designed to comply with the location and size requirements established 
by the Resource Recovery & Recycling Division. 
 
Bicycle Parking 
Code requirements specify a minimum of 18 long and 8 short term bicycle parking spaces 
be provided in combination. The project satisfies this requirement by providing 26 total 
spaces as further detailed by assigned use in Table 3 below: 
 
Use Bicycle Parking Requirement Provided 
Hotel/Hostel Long-term 

.2 space per 
guestroom 
 
.2 x 88 =17.6 
 
Short-term 
8 spaces 

 
18 spaces 
 
 
 
8 spaces 

 
18 spaces 
 
 
 
8 spaces 
 

Long-term 18 spaces 18 spaces  
Short-term  8 spaces 8 spaces 

Table 3:  Bicycle Parking 

 
As shown, the proposed number of bicycle parking spaces complies with the minimum 
requirements of the Zoning Ordinance. Long-term bicycle parking would be located on 
the first floor adjacent to the lobby entrance for convenient access to 2nd Street. Short-
term bicycle parking would be available at the front of the property in the entry plaza 
adjacent to the retail store.  The final design, number, and location of bicycle parking stalls 
will be reviewed by the City’s Mobility Division for compliance with the requirements of 
the Zoning Ordinance as part of the plan check process prior to the issuance of building 
permits.  
 
Project Analysis 

Evaluation of Alterations to Designated Historic Resource 
Pursuant to CEQA, a proposed project must be evaluated to determine how it may impact 
the eligibility of a structure or a site as a historic resource. The framework for evaluating 
the proposed project consisted of studying whether the proposed project would cause a 
substantial adverse change in significance of the historical resource. This impact analysis 
included review of the proposed expansion and alterations for potential impacts to the 
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architectural character or character-defining features of the Rapp Saloon and its setting. 
In most circumstances, the Secretary of the Interior’s Standards for Rehabilitation are 
relevant in assessing whether there is a substantial adverse change under CEQA, and 
as a part of the review, Historic Resources Group (HRG), evaluated the proposed 
rehabilitation work and the proposed expansion for consistency with the Standards 
(Attachment D).  
 
HRG’s analysis concludes that the proposed project is consistent with the Secretary of 
the Interior’s Standards for Rehabilitation and would not result in a substantial adverse 
change in the significant of the historic resource.  As proposed the project would be 
categorically exempt from the provisions of CEQA pursuant to Section 15331, Class 31 
of the State Implementation Guidelines.  
 
Major Modification  
A dimensional modification to relieve the two-foot rear setback required for the first 16 
feet of the building height adjacent to alley is requested for the proposed expansion 
pursuant to SMMC Section 9.43.030(C-D).  The setback was a new standard created with 
the Downtown Community Plan in order to address the prevalent existing condition of 
utilities and associated barriers encroaching into Downtown alleys, resulting in a 
narrowing of the clear width necessary for passage of service vehicles.  The request is a 
result of the existing improvements as the building is constructed with a first floor 
clearance of 14 feet in height.  In order to provide sufficient and efficient means of 
accessible units, the proposed addition is designed to align with the existing floors of the 
hostel.  In strategically placing the addition at the rear of the site and giving deference to 
the landmark building at the front of the property, relief from the two-foot rear setback 
required for the first 16 feet of the building is warranted.  A two-foot depth can be provided 
for the new construction with a height clearance of 14 feet in-lieu of 16 feet. Additionally, 
portions of the existing rear building walls would remain without a setback similar to many 
other neighboring structures on the alley that are built to the property line.  First Court 
alley is a standard 20-foot wide alley, and the hostel addition would not impede or 
encroach onto the public right-of-way.   
 
Conditional Use Permit 
The current hostel lodging use is permitted by Conditional Use Permit 01CUP-014 and 
limits the operation to plans dated May 12, 2001.  Condition No. 4 of 01CUP-014 states 
that an increase of more than 5% of the square footage or a significant change in the 
approved concept shall be subject to Planning Commission review.  The proposed 
expansion is substantive and exceeds the allowances granted in 01CUP-014.  As such, 
20ENT-0158 is requested to amend the existing CUP.  The lodging use is compatible with 
surrounding uses which include a variety of retail, dining, services, offices, and other 
lodging accomodations (Shore Hotel, Hotel Carmel, Wyndham, and The Georgian) in the 
immediate area.  Conditions Nos. 4 – 8 are specifically included to ensure that the hostel 
will be the primary use and that its operations will continue to be compatible with the 
surrounding area. 
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Downtown Community Plan & Zoning Code Compliance 
The project is located in the Downtown Community Plan’s Bayside Conservation District, 
which establishes property development standards that govern height, FAR, and 
setbacks of the proposed building. Furthermore, the Bayside Conservation district is 
considered the pedestrian and economic heart of the City. Anchored by the Third Street 
Promenade, it is a vibrant urban atmosphere. This area should include a lively mix of 
pedestrian-oriented uses with dynamic activity day and night and promote a 17 hour/7 
day active district. 
 
With the exception of the modification request, the project complies with all other 
development standards applicable to the site. Attachment A to this staff report contains a 
detailed comparison of these development standards and the proposed project.  
 
Tier 2 Community Benefits 
In accordance with SMMC Section 9.10.070 (Downtown Districts Project Requirements), 
non-housing/mixed use projects that exceed the maximum height or FAR allowed for Tier 
1 projects are required to provide the community benefits outlined in subsection 
9.10.070(d). The purpose of the community benefits is to ensure that projects exceeding 
the base height and FAR within the Downtown provide community benefits that enhance 
the City’s community character.  An applicant seeking approval for Tier 2 project up to 
30,000 square feet that are not residential or mixed-use projects that exceed the base 
floor area or height allowed in the district where the project is located shall provide 
community benefits in each of the following categories: 
 
1.     Impact Fees. 

a.     Affordable Housing Commercial Linkage Fee. 
i.   Tier 2 and Tier 3 up to 30,000 square feet. Projects shall pay a housing 

mitigation fee 23% above the base fee as required by Chapter 9.68, 
Affordable Housing Commercial Linkage Fee Program for that portion of 
the floor area above the maximum Tier 1 floor area allowed by the 
Downtown Community Plan 

 
b.     Transportation Impact Fee. 

i.   Tier 2 and Tier 3 up to 30,000 square feet. Projects shall pay an additional 
transportation impact fee (TIF) 23% above the base fee required by 
Chapter 9.66, Transportation Impact Fee Program, for that portion of the 
floor area above the maximum Tier 1 floor area allowed by the Downtown 
Community Plan. 

 
c.     Open Space. 

i.   Tier 2 and Tier 3 up to 30,000 square feet. Projects shall pay an additional 
parks and recreation development impact fee 23% above the base fee 
required by Chapter 9.67, Parks and Recreation Fee Program, for that 
portion of the floor area above the maximum Tier 1 floor area allowed by 
the Downtown Community Plan. 
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2.     Transportation Demand Management.  
All Tier 2 projects shall include the following transportation demand management 
measures in addition to those required by Chapter 9.53, Transportation Demand 
Management: bike valet, free of charge, during all automobile valet operating hours 
(if applicable). There are several programmatic requirements for TDM Plans for 
projects in the Downtown which include: 
 

 New employee orientation an incentives for employees living within ½ 
mile of workplace 

 Commuter matching services for employees 
 Transportation allowance equal to 100% of the current cost of a 

monthly regional transit pass of the employee’s choice (e.g., Big Blue 
Bus 30-day Pass, Metro EZ Pass, Metro TAP or equivalent). 

 Customer and visitor incentives for uses with significant numbers of 
customers and visitors such as retail, food service, hospitality, and 
medical office: 

 
A preliminary TDM Plan has been submitted for review by the Mobility Division and 
shall be finalized prior to the issuance of a Certificate of Occupancy. 
 

Land Use and Circulation Element (LUCE) / Specific Plan Consistency   
The project is located in Downtown Core land use designation in the LUCE. The 
development parameters in the LUCE are implemented in the Downtown Community Plan 
and Zoning Ordinance for Tier 2 projects. The proposed project complies with all of the 
development standards outlined in the Zoning Ordinance with the exception of the 
requested Major Modification. 
 
LUCE 
The proposed development is consistent with the goals, objectives, and policies in the 
LUCE. Specifically, LUCE Goal HP3 states that new development, alterations, or 
remodeling on/or adjacent to historic properties should be sensitive to historic resources 
and developed in a manner that is compatible with the surrounding historic context. LUCE 
Policy D7.1 also encourages a broad mix of uses that creates dynamic activity in both the 
daytime and evening hours including retail, hotels, office, high density residential, 
entertainment and cultural uses in the Downtown. LUCE Policy D1.4 specifically 
encourages the expansion of hotels and other visitor-serving uses in the Downtown. 
 
Downtown Community Plan (DCP) 
The proposed project is also consistent with the goals and policies established in the 
DCP. Specifically, DCP Policy LU1.2 seeks to accommodate the development of uses 
that support a 17 hours-a-day/7 days-a-week environment and meets the needs of 
businesses and residents; which include hotel uses.  Goal LU3 also encourages the 
Downtown to continue to function as an economic center for the City, providing a diverse 
and flexible mix of uses that can meet future resident, business, and visitor demand.  
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Policy LU3.2 looks to increase visitor-serving uses and encourage a range of 
accommodation types and affordability levels to provide overnight accommodations to the 
broadest spectrum of visitors.  Policy CCP2.3 looks to support Downtown’s role as a 
visitor destination by encouraging uses that appeal to both locals and tourists, including 
overnight accommodations.  The proposed expansion of the hostel will support providing 
low-cost accommodations to Downtown visitors. Historic Preservation Goal HP1 also 
iterates the importance of protecting and maintaining historic resources and ensuring that 
alterations on properties with historic resources meet the Secretary of Interior’s Standards 
for the Treatment of Historic Properties. 
 
The proposed project complies with the LUCE and DCP goals and policies in that the 
hostel is one of few affordable lodging options within the Downtown. The expansion of 
the use is in keeping with the LUCE and DCP land use policies and in alignment with the 
vision for visitor-serving uses located in the Downtown and in the Coastal Zone. 
Furthermore, the hostel expansion is designed and situated in a manner that is respectful 
and harmonious with the Rapp Saloon landmark located at the front of the property.  The 
minor improvements to the landmark will be consistent with the Secretary of the Interior 
Standards and have been assessed by HRG and staff.  The final design and 
determination will be subject to design review by the City’s Landmark Commission.  
 
Environmental Status 

The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to Section 15332, Class 32 of the State Implementation 
Guidelines in that the project is an in-fill development meeting the following conditions:  
(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations; (b) The proposed development occurs within city limits on a project site of no 
more than five acres substantially surrounded by urban uses; (c) The project site has no 
value as habitat for endangered, rare or threatened species; (d) Approval of the project 
would not result in any significant effects relating to traffic, noise, air quality, or water 
quality; and (e) The site can be adequately served by all required utilities and public 
services.  Additionally, the project is categorically exempt pursuant to Section 15331, 
Class 31 of the State Implementation Guidelines in that the retention and rehabilitation of 
the historic saloon in conjunction with the proposed infill expansion to an existing hostel 
located at the rear half of the parcel, will be done in a manner consistent with the 
Secretary of the Interior’s Standards for the Treatment of Historic Properties with 
Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic 
Buildings (2017), revised by Anne E. Grimmer and would not cause a substantial adverse 
change in the significance of the historic resource.   
 
An historic assessment of the project’s consistency with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties and for project compliance with CEQA 
was prepared by the City’s historic preservation consultant, Historic Resources Group 
(HRG) and provided as Attachment D. As further detailed in the report, the consultant 
concluded that the project is consistent with the Secretary of the Interior’s Standards 
(“Standards”), would not result in a substantial adverse change in the significance of the 
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historic resource, and would therefore qualify for categorical exemption pursuant to CEQA 
Section 15331, Class 31 exemption.  
 
Staff has analyzed the proposed project for consistency with the Secretary of the Interior’s 
Standards and as further discussed in this report, also finds that execution of the 
proposed project scope, as conditioned, would be performed in a sensitive manner that 
is consistent with the Standards. The historic Rapp Saloon would be unimpaired by the 
proposed scope of work. 
 
Alternative Actions 

In addition to the recommended action, the Planning Commission could consider the 
following with respect to the project if supported by the evidentiary record and consistent 
with applicable legal requirements: 
 

A1. Continue the project for specific reasons, consistent with applicable deadlines and 
with agreement from the applicant 

A2. Articulate revised findings and/or conditions to Approve OR Deny, with or without 
prejudice, the subject applications 

 
Conclusion 

The proposed project involving a Development Review Permit, Major Modification, and 
Conditional Use Permit to expand an existing hostel facility would increase the stock of 
low-cost lodging opportunities in the city and promote the goals and policies of the LUCE 
and DCP.  The project is situated in a highly walkable, transit rich location, near bike lanes 
and paths and surrounded by visitor serving uses and destinations.  The Downtown area 
encourages a variety of uses, including the hostel, and promotes the highest 
concentration of activity in the City. The incentives available for designated landmark 
structures, such as a modification request, offers a path for flexible standards that 
promote preservation efforts. The longstanding 30-year operation of the hostel has not 
been detrimental or injurious to the Downtown and is compatible with other lodging 
options in the immediate vicinity.  The proposed addition would increase the stock of 
much needed low-cost lodging and also increase the ability to share the City’s first 
designated landmark with visitors from abroad in a harmonious and compatible setting. 
For these reasons, staff recommends approval of the proposed DRP, Major Modification, 
and CUP based on the findings and conditions of approval provided in the drafted 
Statement of Official Action (Attachment B).  
 
 
Prepared by:  Grace Page, Senior Planner 
   
Attachments 

A. General Plan and Municipal Code Compliance Worksheet 
B. Draft Statement of Official Action  
C. Public Notification 
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D. CEQA Exemption Documentation: Historic Assessment Report, May 2020 
E. Project Plans & Materials (Kaplan Chen Kaplan Conformance Review)
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General Plan & Municipal Code Compliance Worksheet 

ATTACHMENT A 
GENERAL PLAN AND MUNICIPAL CODE COMPLIANCE WORKSHEET 

Project Location and Permit Processing Time Limits 

Project Address: 1436 2nd Street 
Application Filing Date: 
  

19ENT-0341:  September 12, 2019 
20ENT-0118:  April 21, 2020 
20ENT-0158:  June 16, 2020 

CEQA Deadline: DATE: July 13, 2020 
PSA Deadline: DATE: August 29, 2020 without extension  
Total Process Review 
Time (Days): 

DAYS: 16 

 
General Plan and Municipal Code Compliance Worksheet 

 
CATEGORY 

 
 

MUNICIPAL CODE 

 
 

PROJECT 
 
Permitted Use 

 
Downtown Core (LUCE) 

Bayside Conservation District 
(BCD – 2nd & 4th Streets) 

 

SMMC Table 9.10.040, Land 
Use Regulations – Downtown 
Districts 

 
Hotel/Hostel 

Conditionally Permitted Use 

 

 

 
Minimum Parcel Size 

 
7,500 SF 

DCP Table 4.2 

 
15,000 SF 

 
 
Minimum Parcel Width 

 
50 feet 

DCP Table 4.2 

 
100 feet 

 
 
Minimum Parcel Depth 

 
150 feet 

DCP Table 4.2 
 

 
150 feet 

 
 
Maximum FAR – Tier 2 

 
3.0 FAR 

DCP Table 4.2 

 
2.83 FAR 

 
 
Maximum Building Height Tier 2  

 
60 Feet 

DCP Table 4.2 

 
5 stories/60 feet 

 
 
Minimum Ground Floor Height 

 
11 Feet 

DCP Table 4.2 

 
14 feet  

 
 
Maximum Ground Floor Height  

 
16 Feet 

DCP Table 4.2 

 
14 feet 
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Minimum Setbacks Required 
Above Ground Floor 

NA, Not in scope, addition is 
located at rear half of the 
property 

NA, not in scope 

 
Minimum Upper Level Setbacks 

 
NA, Not in scope, existing upper 
level setbacks along street 
frontage to remain 

DCP Table 4.2 

 
NA, not in scope 
 

 
Minimum Open Space 

 

 
Lots with widths between 51 and 
150 feet are required to provide 
open space that is equivalent to 
20% of the buildable area with 
10% of the required area to be 
located on the ground floor.   

 

The project would require a 
minimum of 2,773 SF of open 
space with 1,386 SF situated on 
the ground floor. 

 

DCP Section 9.10.060(B)(1) 

 

  
  
 Total Open Space = 
 2,887 SF  > 2,773 SF 
 

 

Total Open Space on Ground 
Floor = 
 2,070 SF  > 1,386 SF 

 
Minimum Side Interior 

 

 
A minimum of 15% of the 
exposed side interior building 
above 39 feet shall be setback a 
minimum of 5 feet from the side 
property line 

DCP Table 4.2 

 
A 5-foot setback is provided 
along the new addition (south 
elevation) for portions of the 
building above 39 feet.  

 
Maximum Unbroken Primary 
Façade length 

 
NA, Not in scope, existing 
primary façade of hostel and 
Rapp Saloon to remain 

 

 
NA, not in scope 

 

 
Building Frontage Line (Ground 
Floor Setback) 

 
NA, not in scope, existing legal 
non-conforming building 
frontage line to remain 

 
NA, not in scope 

 
Rear Adjacent to Alley 

 
2 feet for the first 16 feet of  

DCP Table 4.2 

 
Major Modification Request 
pursuant to SMMC Section 
9.43.030 

Parking & Loading Reduction of Required Parking 
Applied to Designated Historic 
Resource 

 

Within the DCP area, there shall 
be no minimum required number 
of parking or loading spaces to 
be provided and maintained for 
any principal or conditional use 
located in a City-Designated 
Historic Resource. Existing 

No parking spaces proposed 
or required 

 

 

No loading zone proposed or 
required 

 

*See Condition No. 3 in 
Statement of Official Action 
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parking or loading serving a 
City-Designated Historic 
Resource in the Downtown 
Community Plan area that was 
not required at the time the City-
Designated Historic Resource 
was originally entitled may be 
reduced without providing 
equivalent substitute facilities 
when such a reduction is 
necessary to allow for an 
addition to the City-Designated 
Historic Resource. 

 

SMMC 9.28.180(B) 
 
Active Design & Pedestrian 
Oriented Design 

 

 
NA, Not in scope, there are no 
changes proposed for the 
existing street facing façade 
except for minor improvements 
to the Rapp Saloon entry steps 
and door. 

 
NA 

 
Trash Area 

 
30’-5” W x 10’-1”D trash room to 
accommodate 6 bins 

 
Trash room is located 
adjacent to the alley.  
Placement, size, and location 
have been approved by RRR 
Division. 

 
Mechanical Equipment 
Screening 

 
At-grade transformer adjacent to 
alley is screened from view 

 

Mechanical equipment 
extending more than 12" above 
roof parapet shall be fully 
screened from a horizontal 
plane 

  
Transformer to be enclosed 
and protected with bollards 

 

Rooftop equipment will be 
screened on roof area of 
addition 

 
Parks and Recreation 
Development Impact Fee 
 
Affordable Housing Commercial 
Linkage Fee 
 
 
Transportation Impact Fee 
 
Transportation Demand 
Management Fee  

 

Private Developer Cultural Arts 
Requirement 
 

 
Compliance with SMMC Section 
9.10.070 of Downtown Project 
Requirements 

Payment of 23% above base 
fees for Parks & Recreation, 
Affordable Housing Commercial 
Linkage, and Transportation 
Impact Fee. 
 
Compliance with SMMC Section 
9.53.110 Developer TDM Fee 
 
 
Chapter 9.30 Private Developer 
Cultural Arts Fee 

 

 
Fees must be paid prior to 
building permit issuance, and 
the fee rates established at 
the time of building permit 
issuance shall apply. 

 

 
 
 
Applicable TDM Fee shall be 
paid prior to issuance of 
Certificate of Occupancy 
 
Project shall comply with 
Chapter 9.30, Private 
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Child Care Linkage 
Requirements 

 

 

 

Compliance with Chapter 9.65, 
Child Care Linkage Program  

Developer Cultural Arts 
Requirement 

 

Applicable Child Care Linkage 
fee shall be paid prior to final 
inspection of the project 
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ATTACHMENT B 
DRAFT STATEMENT OF OFFICIAL ACTION 

 

City of Santa Monica 
City Planning Division 

 

PLANNING COMMISSION 
STATEMENT OF OFFICIAL ACTION 

 
 
PROJECT INFORMATION 
 
CASE NUMBERS:     Development Review Permit 19ENT-0341  

Major Modification 20ENT-0118  
Conditional Use Permit 20ENT-0158 

 
LOCATION:     1436 2nd Street 
 
APPLICANT:     Hostelling International USA 
 
PROPERTY OWNER:     American Youth Hostels, Inc. 
 
CASE PLANNER:      Grace Page, Senior Planner 
 
REQUEST: Development Review Permit, Major Modification, and 

Conditional Use Permit to allow a Tier 2 project 
consisting of a five-story, 60-foot tall, 15,364 square-
foot expansion to an existing four-story affordable 
lodging hostel facility. The expansion results in 40 
additional guestrooms, a renovated dining hall, and a 
central courtyard.  The Rapp Saloon, a City Designated 
Landmark, is located on the subject property and will be 
rehabilitated and continue to function as a community 
amenity at the front of the parcel.  A dimensional 
modification to relieve the two-foot rear setback 
required for the first 16 feet of the building height 
adjacent to alley is requested for the expansion 
pursuant to SMMC Section 9.43.030(C-D).  

   
 
CEQA STATUS: The project is categorically exempt from the provisions 

of California Environmental Quality Act (CEQA) 
pursuant to Section 15332, Class 32 of the State 
Implementation Guidelines in that the project is an in-fill 
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development and Section 15331, Class 31 of the State 
Implementation Guidelines in that the retention and 
rehabilitation of the historic saloon in conjunction with 
the proposed infill expansion to an existing hostel 
located at the rear half of the parcel, will be done in a 
manner consistent with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties with 
Guidelines for Preserving, Rehabilitating, Restoring, 
and Reconstructing Historic Buildings. 

 
PLANNING COMMISSION ACTION 
 

July 1, 2020 Determination Date 
 

X 
Approved based on the following findings and subject to the 
conditions below. 

 Denied. 
 Other: 

 
 

EFFECTIVE DATES OF ACTIONS IF 
NOT APPEALED:   

July 15, 2020 

EXPIRATION DATE OF ANY PERMITS 
GRANTED:  
(2.5 years pursuant to SMMC 9.37.090(A)(2) + 2 
years pursuant to the Eighteenth Supplement to 
the Executive Order of the Director of Emergency 
Services Declaring the Existence of a Local 
Emergency adopted on May 29, 2020) 

January 15, 2025 

LENGTH OF ANY POSSIBLE 
EXTENSION OF EXPIRATION DATES: 
 

6 months* 
 
*The Director may grant a second time extension for 
projects involving a City-Designated Historic Resource 
if such extension is necessary due to the complexity of 
planning for and developing the project. 

 
*  Any request for an extension of the expiration date must be received in the City 

Planning Division prior to expiration of this permit. 
 
Each and all of the findings and determinations are based on the competent and 
substantial evidence, both oral and written, contained in the entire record relating to the 
Project.  All summaries of information contained herein or in the findings are based on 
the substantial evidence in the record.  The absence of any particular fact from any such 
summary is not an indication that a particular finding is not based in part on that fact. 
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FINDINGS 
 
DEVELOPMENT REVIEW PERMIT FINDINGS 
 
A. The physical location, size, massing, setbacks, pedestrian orientation, and 

placement of proposed structures on the site and the location of proposed uses 
within the project are consistent with applicable standards and are both compatible 
and relate harmoniously to surrounding sites and neighborhoods in that the 
proposed project involves an expansion of an existing hostel facility that complies 
with the DCP-BSC zoning district development standards. The five-story addition 
is located at the rear of the property and smaller in height and massing than the 
fifteen-story mixed use development to the west and seven-story City parking 
structure east of the subject site.  Further, the proposed addition is contemporary 
in design and situated in a manner that is buffered by the existing four-story hostel 
and respectful of the Rapp Saloon Landmark located at the front of the property.  

 
B.  The rights-of-way can accommodate autos, bicycles, pedestrians, and multi-modal 

transportation methods in that the pedestrian access is available from Second 
Street which contains a sidewalk, bike lane, roadway, and bus route stops.  
Additional access is available from First Court, a standard 20-foot wide alley. 

 
C. The health and safety services (police, fire, etc.) and public infrastructure (e.g. 

utilities) are sufficient to accommodate the new development, in that the proposed 
development is located in and urbanized area that is already adequately served by 
existing City infrastructure.  No new safety services or public infrastructure will be 
required for this project. 

 
D. The project is generally consistent with the Municipal Code, General Plan, and any 

applicable Specific Plan, in that the proposed project complies with all the land use 
and development standards of the Bayside Conservation District in the Downtown 
Community Plan. Specifically, LUCE Policy D1.4 encourages new or expanded 
hotel and other visitor-serving uses in the Downtown. Additionally, the Downtown 
Community Plan Land Use Goal LU3 envisions a diverse and flexible mix of uses 
that can meet future visitor demand.  Policy LU3.2 encourages a range of 
accommodation types and affordability levels to provide overnight 
accommodations to the broadest spectrum of visitors. The hostel is one of few low-
cost affordable lodging options in the Downtown, and the expanded use of 40 
additional guestrooms is consistent with the goals and policies of the LUCE and 
DCP. 

 
E. Based on environmental review, the project is categorically exempt from the 

provisions of California Environmental Quality Act (CEQA) pursuant to Section 
15332, Class 32 of the State Implementation Guidelines in that the project is an in-
fill development meeting the following conditions:  (a) The project is consistent with 
the applicable general plan designation and all applicable general plan policies as 
well as with applicable zoning designation and regulations; (b) The proposed 
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development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses; (c) The project site has no value as habitat 
for endangered, rare or threatened species; (d) Approval of the project would not 
result in any significant effects relating to traffic, noise, air quality, or water quality; 
and (e) The site can be adequately served by all required utilities and public 
services. Additionally, the project is categorically exempt pursuant to Section 
15331, Class 31 of the State Implementation Guidelines in that the retention and 
rehabilitation of the historic saloon in conjunction with the proposed infill expansion 
to an existing hostel located at the rear half of the parcel, will be done in a manner 
consistent with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and 
Reconstructing Historic Buildings (2017), revised by Anne E. Grimmer and would 
not cause a substantial adverse change in the significance of the historic resource.   

 
F. The project promotes the general welfare of the community in that the project 

yields an expansion of a much-needed low-cost lodging option in the Downtown 
and Coastal Zone.  Additionally, the Tier 2 expansion project provides required 
community benefits and is designed in a harmonious and sensitive manner that 
conforms to the Secretary of the Interior’s Standards for the Treatment of Historic 
Properties.  

 
G.  The project has no unacceptable adverse effects on public health or safety in that 

the project is an expansion of an existing hostel facility and designed to provide 
accommodations for overnight visitors in the Downtown and Coastal Zone.  
Furthermore, conditions of approval for project operations and construction 
management ensure that the project will not adversely affect public health or 
safety.  

 
H.  The project provides Community Benefits consistent with Section 9.10.070 of the 

Zoning Ordinance in that it provides payment of an Affordable Housing 
Commercial Linkage Fee of 23% above the base fee required by Chapter 9.68,  a 
payment of a Transportation Impact Fee of 23% above the base fee required by 
Chapter 9.66, a payment of an Open Space Fee 23% above the base fee required 
by Chapter 9.67, and a Transportation Demand Management Plan that includes 
bike valet free of charge during all automobile valet hours (if applicable). 

 
 
MAJOR MODIFICATION FINDINGS 
 
A. The requested modification to the rear setback adjacent to the alley is consistent 

with the General Plan and any applicable area or specific plan.  Specifically, 
pursuant to Santa Monica Municipal Code (SMMC) Section 9.43.030(C), projects 
involving the retention and preservation of a structure or improvement that is a 
City-Designated Historic Resource may be granted relief from required setbacks. 
The subject site is a designated Landmark Parcel with a Landmark building known 
as the Rapp Saloon.  
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B. The project as modified meets the intent and purpose of the applicable DCP-BSC 
zoning district. Pursuant to Santa Monica Municipal Code (SMMC) Section 
9.43.030(C), projects involving the retention and preservation of a structure or 
improvement that is a City-Designated Historic Resource may be granted relief 
(Major Modification) from minimum setbacks. More specifically, the project is 
consistent with the Major Modification findings enumerated in SMMC Section 
9.43.100(G) specifically related to the requested modification for this project, as 
described in the findings below. The project is therefore consistent with the intent 
of the Zoning Code that incentivizes flexible zoning standards for projects 
preserving and protecting historically designated Landmarks. 
 

C. The approval or conditional approval of the requested modification will not be 
detrimental to the health, safety, or general welfare of persons residing or working 
on the site or result in a change in land use or density that would be inconsistent 
with the requirements of the Zoning Code.  The subject site is currently developed 
with a hostel facility, and the modification will not change the lodging land use.  The 
2-foot setback at the rear is provided for a portion of the new construction and 
provides a height clearance of 14 feet in-lieu of 16 feet, while portions of the 
existing building are constructed along the rear property line abutting the alley 
(First Court). The one-way alley meets the City’s standard width of 20-feet for safe 
vehicular movement, and the modification will not result in an encroachment into 
public right-of-way. 

 

D. The approval of the requested modification to the rear setback is justified by 
environmental features, site conditions, location of existing improvements, 
architecture or sustainability considerations, or retention of historic features or 
mature trees.  Specifically, the subject property is on a landmark parcel developed 
with a four-story hostel lodging facility.  In order to minimize potential impacts to 
the Landmark building, the addition is strategically situated at the rear half of the 
property. The modification is a result of aligning the new floors with the existing 
improvements. 

 

E. The proposed design meets the Design Objectives of the Santa Monica Design 
Guidelines.  The proposed design will be reviewed by the Landmarks Commission 
to ensure that it meets the Design Objective of the Santa Monica Design 
Guidelines. 

 

F. The proposed project will not significantly affect the properties in the immediate 
neighborhood as a result of approval or conditional approval of the major 
modification or be incompatible with the neighborhood character in that a majority 
of the properties in the immediate vicinity are absent of a rear setback abutting the 
alley (First Court).  The area in which the setback modification is requested will 
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partially be used to fulfill a trash room on the premises and eliminate the placement 
of bins on the alley.   The alley meets the City’s standard width of 20-feet for safe 
vehicular movement, and the modification will not result in an encroachment of the 
public right-of-way. 

 

G. The proposed modification to the rear setback abutting an alley is requested as 
part of a project that preserves a City-Designated Historic Resource.  Accordingly, 
the project is consistent with the following findings: 

 
1. The proposed project conforms to the Secretary of the Interior’s Standards 

for the Treatment of Historic Properties. 
 

2. The proposed project conforms to the permitted land uses (conditionally 
permitted) in the applicable DCP, Bayside Conservation District in that hostel 
is an existing use authorized by a CUP (01CUP-014) and that the expansion 
yielding 40 additional guestrooms conforms with the request to amend the 
CUP. 

 
3. The proposed project does not exceed the maximum unit density permitted 

in the applicable Land Use District of the LUCE in that the project is not a 
residential development and comprised of a commercial lodging use. 

 
4. The proposed project’s requested height modification, if any, is only sought 

for a project that preserves a City-Designated Landmark.  The project does 
not involve a height modification request and therefore complies with the 
finding. 

 
5. The proposed project does not exceed the maximum number of stories 

permitted in the LUCE for the applicable land use classification. The project 
does not include any modifications to the number of stories and therefore 
complies with this finding. 

 
6. Covered porches and stairs, if any, of a City-Designated Historic Resource 

may project a maximum 12 feet into the required front setback area or 
maintain their current projection if greater than 12 feet provided that the 
building façade complies with the front setback requirement in the applicable 
Zoning District.  The project does not involve a covered porch or stair 
projection and therefore complies with this finding. 

 
7. The provision of private open space has not been modified other than the 

requirement that private open space be adjacent to and accessible from, and 
at the same approximate elevation, as the primary space of the dwelling unit.  
The commercial project does not have any private open space requirements 
and therefore complies with this finding. 
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8. Modification of the requirements for the provision of unexcavated area in 
setback areas, if any, is required because the strict application of such 
requirements would not allow for the preservation of the City-Designated 
Historic Resource. The project does not include any modifications to the 
provision of unexcavated areas in setback areas and therefore complies with 
this finding. 

 
9. The applicant agrees to record a deed-restriction prior to issuance of building 

permit for the project establishing that the City-Designated Historic Resource 
will be maintained for the life of the project.  Condition No. 2 requires that a 
deed-restriction is recorded prior to an issuance of a building permit, 
establishing that the Landmark designated Rapp Saloon will be maintained 
for the life of the project. 

 
CONDITIONAL USE PERMIT FINDINGS 
 
A.    The proposed use is conditionally allowed within the applicable Zoning District 

and complies with all other applicable provisions of this Ordinance and all other 
titles of the Municipal Code, in that pursuant to SMMC Table 9.10.040, a hostel 
(hotel) is a conditionally permitted use in the Bayside Conservation District (2nd 
& 4th Streets). 

B.     The proposed use is consistent with the General Plan and any applicable specific 
plan.  Specifically, LUCE Goal D1, promotes the maintenance of Downtown’s 
competitive advantage as a premier local and regional destination and to support 
its evolution in order to respond to changing market conditions. Policy D1.4 also 
encourages new or expanded hotel and other visitor-serving uses in the 
Downtown.  Additionally, the Downtown Community Plan Land Use Goal LU3 
envisions a diverse and flexible mix of uses that can meet future visitor demand.  
Policy LU3.2 encourages a range of accommodation types and affordability 
levels to provide overnight accommodations to the broadest spectrum of visitors. 
The hostel is one of few low-cost lodging options in the Downtown, and the 
expanded use of 40 additional guestrooms is consistent with the goals and 
policies of the LUCE and DCP. 

C.     The subject parcel is physically suitable for the type of land use being proposed, 
in that the project site is approximately a 15,000 square foot flat parcel with 100-
feet of street frontage along 2nd Street.  The proposed project meets most 
applicable development standards of the Downtown Community Plan and is 
seeking a modification to a rear setback that is available for designated historic 
resources in the City. 

D.     The proposed use is compatible with any of the land uses presently on the 
subject parcel if the land uses are to remain in that the proposed use is an 
expansion of an existing hostel facility operating under a CUP (01CUP-014) and 
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therefore requiring an amendment to reflect the enlarged floorplan with up to 40 
additional guestrooms. 

E.     The proposed use is compatible with existing and permissible land uses within 
the District and the general area in which the proposed use is to be located which 
may include but not be limited to size, intensity, hours of operation, number of 
employees, or the nature of the operation in that the proposed use involves the 
expansion of an established lodging/hostel use that is compatible with nearby 
lodging such as Wyndham, Hotel Carmel, Ocean View Hotel, The Georgian, and 
Shore Hotel. 

F.      The physical location or placement of the expanded hostel use on the site is 
compatible with and relates harmoniously to the surrounding neighborhood in 
that the surrounding area is located in the Downtown Core that promotes the 
highest concentration of activity in the City and developed with other commercial, 
office, and mixed-use structures that are of comparable height and form.   

G.     Based on environmental review, the proposed project has no potentially 
significant environmental impacts or any potentially significant environmental 
impacts in that the project is categorically exempt from the provisions of 
California Environmental Quality Act (CEQA) pursuant to Section 15332, Class 
32 of the State Implementation Guidelines in that the project is an in-fill 
development and Section 15331, Class 31 of the State Implementation 
Guidelines in that the retention and rehabilitation of the historic saloon in 
conjunction with the proposed infill expansion to an existing hostel located at the 
rear half of the parcel, will be done in a manner consistent with the Secretary of 
the Interior’s Standards for the Treatment of Historic Properties with Guidelines 
for Preserving, Rehabilitating, Restoring, and Reconstructing Historic Building 

H.     The proposed use and related project features would not be detrimental to the 
public interest, health, safety, convenience, or general welfare in that the 
proposed expansion of the hostel use is a conditionally permitted use within the 
DCP-BSC zone. The expansion of the use involves a building addition on a site 
that is located in an urbanized setting surrounded by a variety of uses which 
include, office, restaurant, retail, personal services, residential, and lodging.  All 
necessary water, sewer, and utilities as well as public and private improvements 
are existing and would continue to serve the proposed expansion and use. The 
project would be required to meet all current requirements from various city’s 
divisions/departments, including Building and Safety, Fire Prevention, and Public 
Works/Engineering. 
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CONDITIONS OF APPROVAL 
 
Project Specific Conditions  

1. The conditions of this approval (19ENT-0341, 20ENT-0118, and 20ENT-0158) 
include and shall supercede the relevant conditions of the previous approvals 
(01DR-009 and 01CUP-014).       
 

2. Prior to the issuance of a building permit, a deed-restriction shall be recorded to 
ensure that the City-Designated Historic Resource will be maintained for the life of 
the project. 

 
3. A final Parking & Loading Operations Plan formalizing all loading procedures will 

be required to be submitted and reviewed by the City’s Mobility Division for 
compliance as part of the plan check process prior to the issuance of building 
permits.   
 

4. The primary use of the premises shall be a hostel with the following operational 
conditions: 
 
a.  Any future sale of alcohol at this facility would require a separate conditional 

use permit (or perhaps an alcohol exemption zoning conformance permit, if 
applicable). Absent such approval, alcohol shall only be dispensed at 
catered events from time to time to the extent consistent with the caterer’s 
ABC license. 

b. Illegal drug use is prohibited on the premises.  

c.  Consistent with policies for large-scale hostels in generally urban settings, 
95% of the hostel visitors at this facility shall be limited to a maximum 14-
day stay. 

d. Membership in Hostelling International USA is not strictly required of 
hostel guests, but all guests must present forms of identification typical of 
any standard hotel guest registration process, such as a government 
issued photo identification. 

5. The hostel shall be limited to a maximum of 88 guestrooms. 
 

6. No dancing, live entertainment, or amplified music/noise shall be permitted on the 
premises, with the exception of within the Rapp Saloon building space. 

 
7. The upper level outdoor spaces shall not be occupied by guests during the hours 

of 11:00 PM to 8:00 AM daily. 
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8. The project at all times shall comply with the provisions of the Noise Ordinance 
(SMMC Chapter 4.12). 

 
9. Pursuant to SMMC Section 9.10.070(D) the project shall provide the following 

community benefits: 
 
a. Developer shall pay a housing mitigation fee 23% above the base fee as 

required by Chapter 9.68, Affordable Housing Commercial Linkage Fee 
Program for that portion of the floor area above the maximum Tier 1 floor 
area allowed by the Downtown Community Plan 

 
b. Developer shall pay an additional transportation impact fee (TIF) 23% 

above the base fee required by Chapter 9.66, Transportation Impact Fee 
Program, for that portion of the floor area above the maximum Tier 1 floor 
area allowed by the Downtown Community Plan.  

 
c. Developer shall pay an additional parks and recreation development impact 

fee 23% above the base fee required by Chapter 9.67, Parks and Recreation 
Fee Program, for that portion of the floor area above the maximum Tier 1 
floor area allowed by the Downtown Community Plan.  

 
d. The Tier 2 project shall include the following transportation demand 

management measures in addition to those required by Chapter 9.53, 
Transportation Demand Management: bike valet, free of charge, during all 
automobile valet operating hours (if applicable). 

 
Administrative 
 
10. The Planning Commission’s approval, conditions of approval, or denial of 

Development Review Permit 19ENT-0341, Major Modification 20ENT-0118, and 
Conditional Use Permit 20ENT-0158 may be appealed to the City Council if the 
appeal is filed with the Zoning Administrator within fourteen consecutive days 
following the date of the Planning Commission’s determination in the manner 
provided in Section 9.40.070. An appeal of the approval, conditions of approval, or 
denial of a subdivision map must be filed with the City Clerk within ten consecutive 
days following the date of Planning Commission determination in the manner 
provided in Section 9.54.070(G). Any appeal must be made in the form required 
by the Zoning Administrator. The approval of this permit shall expire if the rights 
granted are not exercised within 4.5 years of the permit’s effective date.  Exercise 
of rights shall mean issuance of a building permit to commence construction. 
 

11. Prior to issuance of a final inspection the applicant shall post a notice at the building 
entry stating that the site is regulated by a Conditional Use Permit and the 
Statement of Official Action, which includes the establishment’s conditions of 
approval.  This notice shall remain posted at all times the establishment is in 
operation. 
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12. Applicant is advised that projects in the California Coastal Zone may need approval 

of the California Coastal Commission prior to issuance of any building permits by 
the City of Santa Monica.  Applicant is responsible for obtaining any such permits. 

 
13. In the event permittee violates or fails to comply with any conditions of approval of 

this permit, no further permits, licenses, approvals or Certificates of Occupancy 
shall be issued until such violation has been fully remedied. 
 

14. Within ten days of City Planning Division transmittal of the Statement of Official 
Action, project applicant shall sign and return a copy of the Statement of Official 
Action prepared by the City Planning Division, agreeing to the conditions of 
approval and acknowledging that failure to comply with such conditions shall 
constitute grounds for potential revocation of the permit approval.  By signing 
same, applicant shall not thereby waive any legal rights applicant may possess 
regarding said conditions.  The signed Statement shall be returned to the City 
Planning Division.  Failure to comply with this condition shall constitute grounds 
for potential permit revocation. 
 

15. Within thirty (30) days after final approval of the project, a sign shall be posted on 
site stating the date and nature of the approval.  The sign shall be posted in 
accordance with the Zoning Administrator guidelines and shall remain in place until 
a building permit is issued for the project.  The sign shall be removed promptly 
when a building permit is issued for the project or upon expiration of the Design 
Review Permit. 

 
16. In the event permittee violates or fails to comply with any conditions of approval of 

this permit, no further permits, licenses, approvals or certificates of occupancy 
shall be issued until such violation has been fully remedied. 

 
Indemnity 
 
17. Applicant shall defend, indemnify, and hold harmless the City and its boards, 

commissions, agents, officers, and employees (collectively, "City") from any 
claims, actions, or proceedings (individually referenced as "Claim" and collectively 
referenced as "Claims") against the City to attack, set aside, void, or annul, the 
approval of this Development Review Permit, Major Modification, and Conditional 
Use Permit concerning the Applicant's proposed project, or any Claims brought 
against the City due to the acts or omissions in any connected to the Applicant's 
project.  City shall promptly notify the applicant of any Claim and shall cooperate 
fully in the defense. Nothing contained in this paragraph prohibits the City from 
participating in the defense of any Claims, if both of the following occur: 

 
  (1) The City bears its own attorney's fees and costs. 
  (2) The City defends the action in good faith. 
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 Applicant shall not be required to pay or perform any settlement unless the 
settlement is approved by the Applicant. 

 
 In the event any such action is commenced to attack, set aside, void or annul all, 

or any, provisions of any approvals granted for the Project, or is commenced for 
any other reason against the City for the act or omissions relating to the Applicant's 
project, within fourteen (14) days following notice of such action from the City, the 
Applicant shall file with the City a performance bond or irrevocable letter of credit, 
or other form of security satisfactory to the City ("the Security") in a form 
satisfactory to the City, and in the amount of $100,000 to ensure applicant's 
performance of its defense, indemnity and hold harmless obligations to City. The 
Security amount shall not limit the Applicant's obligations to the City hereunder.  
The failure of the Applicant to provide the Security shall be deemed an express 
acknowledgment and agreement by the Applicant that the City shall have the 
authority and right, without consent of the Applicant, to revoke the approvals 
granted hereunder. 

 
Conformance with Approved Plans 
 
18. This approval is for those plans dated June 18, 2020, a copy of which shall be 

maintained in the files of the City Planning Division.  Project development shall be 
consistent with such plans, except as otherwise specified in these conditions of 
approval. 

 
19. Minor amendments to the plans shall be subject to approval by the Director of 

Planning.  A significant change in the approved concept shall be subject to 
Planning Commission Review.  Construction shall be in conformance with the 
plans submitted or as modified by the Planning Commission, Landmarks 
Commission, or Director of Planning. 

 
20. Project plans shall be subject to complete Code Compliance review when the 

building plans are submitted for plan check and shall comply with all applicable 
provisions of Article IX of the Municipal Code and all other pertinent ordinances 
and General Plan policies of the City of Santa Monica prior to building permit 
issuance. 

 
Fees 
 
21. As required by California Government Code Section 66020, the project applicant 

is hereby notified that the 90-day period has begun as of the date of the approval 
of this application, in which the applicant may protest any fees, dedications, 
reservations, or other exactions imposed by the City as part of the approval or as 
a condition of approval of this development.  The fees, dedications, reservations, 
or other exactions are described in the approved plans, conditions of approval, 
and/or adopted city fee schedule. 
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22. No building permit shall be issued for the project until the developer complies with 
the requirements of Chapter 9.30 of the Santa Monica Municipal Code, Private 
Developer Cultural Arts Requirement.  

 
23. No building permit shall be issued for the project until the developer complies with 

the requirements of Chapter 9.65 of the Santa Monica Municipal Code, the Child 
Care Linkage Program.  

 
24. No building permit shall be issued for the project until the developer complies with 

the requirements of SMMC Section 9.10.070(D)(1)(a-c), Impact Fees.  
 
25. No building permit shall be issued for the project until the developer complies with 

the requirements of Chapter 9.53, the Transportation Demand Management Fee.  
 
Cultural Resources 
 
26. The City shall not approve the demolition of any building or structure unless the 

applicant has complied with all of the requirements of SMMC Chapter 9.25, 
including no demolition of buildings or structures built 40 years of age or older shall 
be permitted until the end of a 75-day review period by the Landmarks Commission 
to determine whether an application for landmark designation shall be filed.  If an 
application for landmark designation is filed, no demolition shall be approved until 
a final determination is made on the application by the Landmarks Commission, or 
City Council on appeal. 

 
27. If any archaeological remains are uncovered during excavation or construction, 

work in the affected area shall be suspended and a recognized specialist shall be 
contacted to conduct a survey of the affected area at project's owner's expense.  
A determination shall then be made by the Director of Planning to determine the 
significance of the survey findings and appropriate actions and requirements, if 
any, to address such findings. 

 
Project Operations  
 
28. The operation shall at all times be conducted in a manner not detrimental to 

surrounding properties or residents by reason of lights, noise, activities, parking or 
other actions. 

 
29. No exterior activity such as trash disposal, disposal of bottles or noise generating 

trash, deliveries or other maintenance activity generating noise audible from the 
exterior of the building shall occur during the hours of 11:00pm to 7:00am daily. In 
addition, there shall be no outdoor cleaning of the property with pressurized or 
mechanical equipment during the hours of 9:00pm to 7:00am daily.  Trash 
containers shall be secured with locks. 
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Final Design  
 
30. Plans for final design, landscaping, screening, trash enclosures, and signage shall 

be subject to review and approval by the Landmarks Commission. 
 
31. Landscaping plans shall comply with Subchapter 9.26.040 (Landscaping 

Standards) of the Zoning Ordinance including use of water-conserving 
landscaping materials, landscape maintenance and other standards contained in 
the Subchapter. 

 
32. Refuse areas, storage areas and mechanical equipment shall be screened in 

accordance with SMMC Sections 9.21.100, 9.21.130 and 9.21.140.  Refuse areas 
shall be of a size adequate to meet on-site need, including recycling.  The 
Landmarks Commission in its review shall pay particular attention to the screening 
of such areas and equipment.  Any rooftop mechanical equipment shall be 
minimized in height and area and shall be located in such a way as to minimize 
noise and visual impacts to surrounding properties.  Unless otherwise approved 
by the Landmarks Commission, rooftop mechanical equipment shall be located at 
least five feet from the edge of the roof.  Except for solar hot water heaters, no 
residential water heaters shall be located on the roof. 

 
33. No gas or electric meters shall be located within the required front or street side 

yard setback areas.  The Landmarks Commission in its review shall pay particular 
attention to the location and screening of such meters. 

 
34. Prior to consideration of the project by the Landmarks Commission, the applicant 

shall review disabled access requirements with the Building and Safety Division 
and make any necessary changes in the project design to achieve compliance with 
such requirements.  The Landmarks Commission, in its review, shall pay particular 
attention to the aesthetic, landscaping, and setback impacts of any ramps or other 
features necessitated by accessibility requirements. 

 
35. As appropriate, the Landmarks Commission shall require the use of anti-graffiti 

materials on surfaces likely to attract graffiti. 
 
Construction Plan Requirements 
 
36. Prior to issuance of a building permit for any project that meets the criteria set forth 

in Section 8.98.030, a Construction Management Plan shall be submitted by the 
applicant to the Planning Director or designee and the Planning Director or 
designee shall approve that Construction Management Plan if it meets the 
requirements established pursuant to Section 8.98.030. The contents shall 
include, but not be limited to: 
(a) The timeline and method of any demolition; 
(b) The timeline for construction; 
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(c) Anticipated impacts to or closures of public rights-of-way, including required 
permits and temporary traffic control plans related to such closures and 
impacts. A separate permit shall be issued by the Director of Public Works for 
any work affecting the public right-of-way pursuant to Article 7 of the Santa 
Monica Municipal Code; 

(d) The nature and extent of anticipated construction and associated truck, crane, 
and/or helicopter activity; 

(e) Any anticipated request for construction beyond normally permitted hours 
pursuant to Section 4.12.110(e) of this Code; 

(f) Proposed construction-period noise measures; 
(g) Proposed construction-period security measures; 
(h) Proposed construction-period parking plan that minimizes use of public 

streets for parking to the greatest extent feasible; 
(i) Contact information for the project developer, architect, contractor(s), and 

subcontractor(s); 
(j) Contact information for a single individual appointed to communicate with 

residents, businesses, and commuters impacted by construction activity; and 
(k) Any other construction period mitigation measures, if required, pursuant to the 

California Environmental Quality Act (Public Resources Code Section 21000 
et seq.), or other applicable laws.  

 
37. During demolition, excavation, and construction, this project shall comply with 

SCAQMD Rule 403 to minimize fugitive dust and associated particulate emission, 
including but not limited to the following: 

 
 All material excavated or graded shall be sufficiently watered to 

prevent excessive amounts of dust. Watering shall occur at least 
three times daily with complete coverage, preferably at the start of 
the day, in the late morning, and after work is done for the day. 

 All grading, earth moving, or excavation activities shall cease during 
periods of high winds (i.e., greater than 20 mph measured as 
instantaneous wind gusts) so as to prevent excessive amounts of 
dust.  

 All material transported on and off-site shall be securely covered to 
prevent excessive amounts of dust. 

 Soils stockpiles shall be covered. 
 Onsite vehicle speeds shall be limited to 15 mph. 
 Wheel washers shall be installed where vehicles enter and exit the 

construction site onto paved roads or wash off trucks and any 
equipment leaving the site each trip. 

 An appointed construction relations officer shall act as a community 
liaison concerning onsite construction activity including resolution of 
issues related to PM10 generation. 

 Streets shall be swept at the end of the day using SCAQMD Rule 
1186 certified street sweepers or roadway washing trucks if visible 
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soil is carried onto adjacent public paved roads (recommend water 
sweepers with reclaimed water). 

 All active portions the construction site shall be sufficiently watered 
three times a day to prevent excessive amounts of dust. 

 
38. Final building plans submitted for approval of a building permit shall include on the 

plans a list of all permanent mechanical equipment to be placed indoors which may 
be heard outdoors. 

 
39. Any new restaurant at the site with fewer than 50 seats capacity shall install a 

grease interceptor with minimum 750 gallons static holding capacity in order to 
pretreat sewered grease.  Facilities with greater than 50 seats are required to 
install an interceptor with 1000 gallons minimum holding capacity.  The Public 
Works Department may modify the above requirements only for good cause.  
Specifically, the facility must demonstrate to the satisfaction of the Industrial Waste 
Section and Building and Safety Division that interceptor installation is not feasible 
at the site in question.  In such cases where modifications are granted, grease 
traps will be required in the place of an interceptor.  Building permit plans shall 
show the required installation. 

 
Demolition Requirements 
 
40. Until such time as the demolition is undertaken, and unless the structure is 

currently in use, the existing structure shall be maintained and secured by boarding 
up all openings, erecting a security fence, and removing all debris, bushes and 
planting that inhibit the easy surveillance of the property to the satisfaction of the 
Building and Safety Officer and the Fire Department.  Any landscaping material 
remaining shall be watered and maintained until demolition occurs. 

 
41. Prior to issuance of a demolition permit, applicant shall prepare for Building 

Division approval a rodent and pest control plan to ensure that demolition and 
construction activities at the site do not create pest control impacts on the project 
neighborhood. 

 
 
Construction Period 
 
42. Immediately after demolition and during construction, a security fence, the height 

of which shall be the maximum permitted by the Zoning Ordinance, shall be 
maintained around the perimeter of the lot.  The lot shall be kept clear of all trash, 
weeds, etc. 

 
43. Vehicles hauling dirt or other construction debris from the site shall cover any open 

load with a tarpaulin or other secure covering to minimize dust emissions.  
Immediately after commencing dirt removal from the site, the general contractor 
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shall provide the City of Santa Monica with written certification that all trucks 
leaving the site are covered in accordance with this condition of approval. 

 
44. Developer shall prepare a notice, subject to the review by the Director of 

Community Development, that lists all construction mitigation requirements, 
permitted hours of construction, and identifies a contact person at City Hall as well 
as the developer who will respond to complaints related to the proposed 
construction.  The notice shall be mailed to property owners and residents within 
a 200-foot radius from the subject site at least five (5) days prior to the start of 
construction. 

 
45. A sign shall be posted on the property in a manner consistent with the public 

hearing sign requirements which shall identify the address and phone number of 
the owner and/or applicant for the purposes of responding to questions and 
complaints during the construction period.  Said sign shall also indicate the hours 
of permissible construction work. 

 
46. A copy of these conditions shall be posted in an easily visible and accessible 

location at all times during construction at the project site.  The pages shall be 
laminated or otherwise protected to ensure durability of the copy. 

 
Standard Conditions 
 
47. Mechanical equipment shall not be located on the side of any building which is 

adjacent to a residential building on the adjoining lot, unless otherwise permitted 
by applicable regulations.  Roof locations may be used when the mechanical 
equipment is installed within a sound-rated parapet enclosure. 

 
48. Final approval of any mechanical equipment installation will require a noise test in 

compliance with SMMC Section 4.12.040.  Equipment for the test shall be provided 
by the owner or contractor and the test shall be conducted by the owner or 
contractor.  A copy of the noise test results on mechanical equipment shall be 
submitted to the Community Noise Officer for review to ensure that noise levels do 
not exceed maximum allowable levels for the applicable noise zone. 

 
49. Construction period signage shall be subject to the approval of the Landmarks 

Commission. 
 
50. The property owner shall insure any graffiti on the site is promptly removed through 

compliance with the City’s graffiti removal program. 
 
MOBILITY DIVISION 
 
51. Developer shall comply with SMMC Chapter 9.53, Transportation Demand 

Management, including payment of the Developer Annual TDM Fee pursuant to 
Section 9.53.110. 
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52. Final auto parking, bicycle parking and loading layouts specifications shall be 

subject to the review and approval of the Mobility Division.   
 
53. Bicycle parking provided in the Project shall meet the requirements of SMMC 

Section 9.28.140. 
 
PUBLIC LANDSCAPE 
 
54. Street trees shall be maintained, relocated or provided as required in a manner 

consistent with the City’s Urban Forest Master Plan, per the specifications of the 
Public Landscape Division of the Community & Cultural Services Department and 
the City’s Tree Code (SMMC Chapter 7.40). No street trees shall be removed 
without the approval of the Public Landscape Division. 

 
55. Prior to the issuance of a demolition permit all street trees that are adjacent to or 

will be impacted by the demolition or construction access shall have tree protection 
zones established in accordance with the Urban Forest Master Plan.  All tree 
protection zones shall remain in place until demolition and/or construction has 
been completed. 

 
56. Replace or plant new street trees in accordance with Urban Forest Master Plan 

and in consultation with City Arborist. 
 
OFFICE OF SUSTAINABILITY AND THE ENVIRONMENT 
 
57. Developer is hereby informed of the availability for free enrollment in the Savings 

By Design incentive program where available through Southern California Edison.  
If Developer elects to enroll in the program, enrollment shall occur prior to submittal 
of plans for design review and an incentive agreement shall be executed with 
Southern California Edison prior to issuance of a building permit. 

 
58. The project shall comply with requirements in section 8.106 of the Santa Monica 

Municipal code, which adopts by reference the California Green Building 
Standards Code and which adds local amendments to that Code. In addition, the 
project shall meet the landscape water conservation and construction and 
demolition waste diversion requirements specified in Section 8.108 of the Santa 
Monica Municipal Code. 

 
 
PUBLIC WORKS DEPARTMENT (PWD) 
 
General Conditions 
 
59. Developer shall be responsible for the payment of the following Public Works 

Department (PWD) permit fees prior to issuance of a building permit: 
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a. Water Services 

b. Wastewater Capital Facility 

c. Water Demand Mitigation 

d. Fire Service Connection 

e. Tieback Encroachment 

f. Encroachment of on-site improvements into public right-of-way 

g. Construction and Demolition Waste Management – If the valuation of a project 
is at least $50,000 or if the total square feet of the project is equal to or greater 
than 1000 square feet, then the owner or contractor is required to complete and 
submit a Waste Management Plan.  All demolition projects are required to 
submit a Waste Management Plan.  A performance deposit is collected for all 
Waste Management Plans equal to 3% of the project value, not to exceed 
$30,000.  All demolition only permits require a $1,000 deposit or $1.00 per 
square foot, whichever is the greater of the two. 

 
 Some of these fees shall be reimbursed to developer in accordance with the City’s 

standard practice should Developer not proceed with development of the Project. 
In order to receive a refund of the Construction and Demolition performance 
deposit, the owner or contractor must provide receipts of recycling 70% of all 
materials listed on the Waste Management Plan. 

 
60. Any construction related work or use of the public right-of-way will be required to 

obtain the approval of the City of Santa Monica, including but not limited to:  Use 
of Public Property Permits, Sewer Permits, Excavation Permits, Alley Closure 
Permits, Street Closure Permits, and Temporary Traffic Control Plans.   

61. Plans and specifications for all offsite improvements shall be prepared by a 
Registered Civil Engineer licensed in the State of California for approval by the 
City Engineer prior to issuance of a building permit. 

62. Immediately after demolition and during construction, a security fence, the height 
of which shall be the maximum permitted by the Zoning Ordinance, shall be 
maintained around the perimeter of the lot.  The lot shall be kept clear of all trash, 
weeds, etc. 

63. Until completion of construction, a sign shall be posted on the property in a manner 
consistent with the public hearing sign requirements, which shall identify the 
address and phone number of the owner, developer and contractor for the 
purposes of responding to questions and complaints during the construction 
period.  Said sign shall also indicate the hours of permissible construction work. 
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64. Prior to the demolition of any existing structure, the applicant shall submit a report 
from an industrial hygienist to be reviewed and approved as to content and form 
by the Building & Safety Division.  The report shall consist of a hazardous materials 
survey for the structure proposed for demolition.  The report shall include a section 
on asbestos and in accordance with the South Coast AQMD Rule 1403, the 
asbestos survey shall be performed by a state Certified Asbestos Consultant 
(CAC).  The report shall include a section on lead, which shall be performed by a 
state Certified Lead Inspector/Assessor.  Additional hazardous materials to be 
considered by the industrial hygienist shall include: mercury (in thermostats, 
switches, fluorescent light), polychlorinated biphenyls (PCBs) (including light 
Ballast), and fuels, pesticides, and batteries. 

 
Water Resources 
 
65. Connections to the sewer or storm drains require a sewer permit from the PWD - 

Civil Engineering Division. Connections to storm drains owned by Los Angeles 
County require a permit from the L.A. County Department of Public Works. 

 
66. Parking areas and structures and other facilities generating wastewater with 

potential oil and grease content are required to pretreat the wastewater before 
discharging to the City storm drain or sewer system.  Pretreatment will require that 
a clarifier or oil/water separator be installed and maintained on site. 

67. If the project involves dewatering, developer/contractor shall contact the LA 
Regional Water Quality Control Board (RWQCB) to obtain an NPDES Permit for 
discharge of groundwater from construction dewatering to surface water. For more 
information refer to: http://www.waterboards.ca.gov/losangeles/ and search for 
Order # R4-2003-0111.   

68. Prior to the issuance of the first building permit, the applicant shall submit a sewer 
study that shows that the City’s sewer system can accommodate the entire 
development. If the study does not show to the satisfaction of the City that the 
City’s sewer system can accommodate the entire development, prior to issuance 
of the first building permit, the Developer shall be responsible to upgrade any 
downstream deficiencies, to the satisfaction of the Water Resources Manager, if 
calculations show that the project will cause such mains to receive greater demand 
than can be accommodated. Improvement plans shall be submitted to the 
Engineering Division.  All reports and plans shall also be approved by the Water 
Resources Engineer. 

69. Prior to the issuance of the first building permit, the applicant shall submit a water 
study that shows that the City’s water system can accommodate the entire 
development for fire flows and all potable needs. Developer shall be responsible 
to upgrade any water flow/pressure deficiencies, to the satisfaction of the Water 
Resources Manager, if calculations show that the project will cause such mains to 
receive greater demand than can be accommodated.  Improvement plans shall be 
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submitted to the Engineering Division. All reports and plans shall also be approved 
by the Water Resources Engineer. 

70. Prior to the issuance of the first building permit, the applicant shall submit a 
hydrology study of all drainage to and from the site to demonstrate adequacy of 
the existing storm drain system for the entire development. Developer shall be 
responsible to upgrade any system deficiencies, to the satisfaction of City 
Engineer, if calculations show that the project will cause such facilities to receive 
greater demand than can be accommodated. All reports and improvement plans 
shall be submitted to Engineering Division for review and approval. The study shall 
be performed by a Registered Civil Engineer licensed in the State of California. 

71. Developer shall not directly connect to a public storm drain pipe or direct site 
drainage to the public alley.  Commercial or residential units are required to either 
have an individual water meter or a master meter with sub-meters. 

72. All existing sanitary sewer “house connections” to be abandoned, shall be removed 
and capped at the “Y” connections. 

73. The fire services and domestic services 3-inches or greater must be above ground, 
on the applicant’s site, readily accessible for testing.  

74. Developer is required to meet state cross-connection and potable water sanitation 
guidelines. Refer to requirements and comply with the cross-connections 
guidelines available at:  
 

 http://www.lapublichealth.org/eh/progs/envirp/ehcross.htm.  Prior to issuance of a 
Certificate of Occupancy, a cross-connection inspection shall be completed.  

 
75. All new restaurants and cooking facilities at the site are required to install Gravity 

Grease Interceptors to pretreat wastewater containing grease. The minimum 
capacity of the interceptor shall be determined by using table 10-3 of the 2007 
Uniform Plumbing Code, Section 1014.3. All units shall be fitted with a standard 
final-stage sample box. The 2007 Uniform Plumbing Code guideline in sizing 
Gravity Grease Interceptors is intended as a minimum requirement and may be 
increased at the discretion of PWD, Water Resources Protection Program. 

76. Ultra-low flow plumbing fixtures are required on all new development and 
remodeling where plumbing is to be added, including dual flush toilets, 1.0 gallon 
urinals and low flow shower heads. 

Urban Water Runoff Mitigation 

77. To mitigate storm water and surface runoff from the project site, an Urban Runoff 
Mitigation Plan shall be required by the PWD pursuant to Municipal Code Chapter 
7.10.  Prior to submittal of landscape plans for Landmarks Commission approval, 
the applicant shall contact PWD to determine applicable requirements, such as: 
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a. The site must comply with SMMC Chapter 7.10 Urban Runoff Pollution 

Ordinance for the construction phase and post construction activities;  

b. Non-storm water runoff, sediment and construction waste from the construction 
site and parking areas is prohibited from leaving the site; 

c. Any sediments or materials which are tracked off-site must be removed the 
same day they are tracked off-site; 

d. Excavated soil must be located on the site and soil piles should be covered and 
otherwise protected so that sediments are not tracked into the street or 
adjoining properties; 

e. No runoff from the construction site shall be allowed to leave the site; and 

f. Drainage control measures shall be required depending on the extent of 
grading and topography of the site. 

g. Development sites that result in land disturbance of one acre or more are 
required by the State Water Resources Control Board (SWRCB) to submit a 
Storm Water Pollution Prevention Plan (SWPPP). Effective September 2, 2011, 
only individuals who have been certified by the Board as a “Qualified SWPPP 
Developer” are qualified to develop and/or revise SWPPPs. A copy of the 
SWPPP shall also be submitted to the PWD. 

78. Prior to implementing any temporary construction dewatering or permanent 
groundwater seepage pumping, a permit is required from the City Water 
Resources Protection Program (WRPP).  Please contact the WRPP for permit 
requirements at least two weeks in advance of planned dewatering or seepage 
pumping.  They can be reached at (310) 458-8235. 

 
Public Streets & Rights-of-Way 
 
79. Prior to the issuance of a Certificate of Occupancy for the Project, all required 

offsite improvements, such as AC pavement rehabilitation, replacement of 
sidewalk, curbs and gutters, installation of street trees, lighting, etc. shall be 
designed and installed to the satisfaction of the Public Works Department and 
Public Landscape Division. 

80. All off-site improvements required by the Public Works Department shall be 
installed.  Plans and specifications for off-site improvements shall be prepared by 
a registered civil engineer and approved by the City Engineer. 

81. Unless otherwise approved by the PWD, all sidewalks shall be kept clear and 
passable during the grading and construction phase of the project. 

82. Sidewalks, curbs, gutters, paving and driveways which need replacing or removal 
as a result of the project or needed improvement prior to the project, as determined 
by the PWD shall be reconstructed to the satisfaction of the PWD.  Design, 
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materials and workmanship shall match the adjacent elements including 
architectural concrete, pavers, tree wells, art elements, special landscaping, etc. 

83. Street and alley sections adjacent to the development shall be replaced as 
determined by the PWD.  This typically requires full reconstruction of the street or 
alley in accordance with City of Santa Monica standards for the full adjacent length 
of the property. 

 
Utilities 
 
84. No Excavation Permit shall be issued without a Telecommunications Investigation 

by the City of Santa Monica Information Systems Department.  The 
telecommunications investigation shall provide a list of recommendations to be 
incorporated into the project design including, but not limited to measures 
associated with joint trench opportunities, location of tie-back and other 
underground installations, telecommunications conduit size and specifications, 
fiber optic cable specifications, telecommunications vault size and placement and 
specifications, interior riser conduit and fiber optic cable, and adjacent public right 
of way enhancements.  Developer shall install two Telecommunications Vaults in 
either the street, alley and/or sidewalk locations dedicated solely for City of Santa 
Monica use.  Developer shall provide two unique, telecommunication conduit 
routes and fiber optic cables from building Telecommunications Room to 
Telecommunications Vaults in street, alley and/or sidewalk.  Developer will be 
responsible for paying for the connection of each Telecommunications Vault to the 
existing City of Santa Monica fiber optic network, or the extension of conduit and 
fiber optic cable for a maximum of 1km terminating in a new Telecommunications 
Vault for future interconnection with City network.  The final telecommunications 
design plans for the project site shall be submitted to and approved by the City of 
Santa Monica Information Systems Department prior to approval of project. 

 
a.  Project shall comply with any City of Santa Monica issued Telecommunications 

Guidelines 

b. Project shall comply with City of Santa Monica Right-of-Way Management 
Ordinance No. 2129CCS, Section 3 (part), adopted 7/13/04 

85. Prior to the issuance of a Certificate of Occupancy for the Project, provide new 
street-pedestrian lighting with a multiple circuit system along the new street right-
of-way and within the development site in compliance with the PWD Standards 
and requirements.  New street-pedestrian light poles, fixtures and appurtenances 
to meet City standards and requirements. 

86. Prior to submittal of plan check application, make arrangements with all affected 
utility companies and indicate points of connection for all services on the site plan 
drawing.  Pay for undergrounding of all overhead utilities within and along the 
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development frontages. Existing and proposed overhead utilities need to be 
relocated underground. 

87. Location of Southern California Edison electrical transformer and switch 
equipment/structures must be clearly shown on the development site plan and 
other appropriate plans within the project limits. The SCE structures serving the 
proposed development shall not be located in the public right-of-way. 

Resource Recovery and Recycling 

88. Development plans must show the refuse and recycling (RR) area dimensions to 
demonstrate adequate and easily accessible area. If the RR area is completely 
enclosed, then lighting, ventilation and floor drain connected to sewer will be 
required.  Section 9.21.130 of the SMMC has dimensional requirements for various 
sizes and types of projects. Developments that place the RR area in subterranean 
garages must also provide a bin staging area on their property for the bins to be 
placed for collection. 

89. Contact Resource Recovery and Recycling RRR division to obtain dimensions of 
the refuse recycling enclosure. 

90. Prior to issuance of a building permit, submit a Waste Management Plan, a map 
of the enclosure and staging area with dimensions and a recycling plan to the RRR 
Division for its approval.  The State of California AB 341 requires any multi-family 
building housing 5 units or more to have a recycling program in place for its 
tenants.  All commercial businesses generating 4 cubic yards of trash per week 
must also have a recycling program in place for its employees and 
clients/customers.  Show compliance with these requirements on the building 
plans.  Visit the Resource Recovery and Recycling (RRR) website or contact the 
RRR Division for requirements of the Waste Management Plan and to obtain the 
minimum dimensions of the refuse recycling enclosure.  The recycling plan shall 
include: 

 List of materials such as white paper, computer paper, metal cans, and 
glass to be recycled; 

 Location of recycling bins; 

 Designated recycling coordinator; 

 Nature and extent of internal and external pick-up service; 

 Pick-up schedule; and 

 Plan to inform tenants/ occupants of service. 

91. For temporary excavation and shoring that includes tiebacks into the public right-
of-way, a Tieback Agreement, prepared by the City Attorney, will be required. 
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92. Nothing contained in these Conditions of Approval shall prevent Developer from 
seeking relief pursuant to any Application for Alternative Materials and Methods of 
Design and Construction or any other relief as otherwise may be permitted and 
available under the Building Code, Fire Code, or any other provision of the SMMC. 

 
Construction Period Mitigation 
 
93. A construction period mitigation plan shall be prepared by the applicant for 

approval by the following City departments prior to issuance of a building permit:.  
Public Works, Fire, Planning and Community Development, and Police.  The 
approved mitigation plan shall be posted on the site for the duration of the project 
construction and shall be produced upon request.  As applicable, this plan shall: 

a. Specify the names, addresses, telephone numbers and business license 
numbers of all contractors and subcontractors as well as the developer and 
architect; 

b. Describe how demolition of any existing structures is to be accomplished; 
c. Indicate where any cranes are to be located for erection/construction; 
d. Describe how much of the public street, alleyway, or sidewalk is proposed 

to be used in conjunction with construction; 
e. Set forth the extent and nature of any pile-driving operations;  
f. Describe the length and number of any tiebacks which must extend under 

the property of other persons;  
g. Specify the nature and extent of any dewatering and its effect on any 

adjacent buildings;  
h. Describe anticipated construction-related truck routes, number of truck 

trips, hours of hauling and parking location;  
i. Specify the nature and extent of any helicopter hauling;  
j. State whether any construction activity beyond normally permitted hours is 

proposed;  
k. Describe any proposed construction noise mitigation measures, including 

measures to limit the duration of idling construction trucks;  
l. Describe construction-period security measures including any fencing, 

lighting, and security personnel; 
m. Provide a grading and drainage plan; 
n. Provide a construction-period parking plan which shall minimize use of 

public streets for parking; 
o. List a designated on-site construction manager; 
p. Provide a construction materials recycling plan which seeks to maximize 

the reuse/recycling of construction waste; 
q. Provide a plan regarding use of recycled and low-environmental-impact 

materials in building construction; and 
r. Provide a construction period water runoff control plan. 
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VOTE 
 
Ayes:  
Nays:  
Abstain:  
Absent:  
 
NOTICE 
 
If this is a final decision not subject to further appeal under the City of Santa Monica 
Comprehensive Land Use and Zoning Ordinance, the time within which judicial review of 
this decision must be sought is governed by Code of Civil Procedure Section 1094.6, 
which provision has been adopted by the City pursuant to Municipal Code Section 
1.16.010. 
 
I hereby certify that this Statement of Official Action accurately reflects the final 
determination of the Planning Commission of the City of Santa Monica. 
 
 
_____________________________ _____________________________ 
Leslie Lambert, Chairperson                    Date 
 
 
Acknowledgement by Permit Holder 
 
I hereby agree to the above conditions of approval and acknowledge that failure to comply 
with such conditions shall constitute grounds for potential revocation of the permit 
approval. 
 
 
 

Print Name and Title  Date 
 
 
 

Applicant’s Signature   
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PUBLIC NOTIFICATION INFORMATION 

 
Pursuant to Municipal Code Section 9.37.030(E) and in accordance with the posting 
requirements set forth by the Zoning Administrator, prior to application filing the applicant 
posted a sign on the property regarding the subject application.  At least 8 weeks prior to 
the public hearing date, the applicant submitted a photograph to verify the site posting 
and to demonstrate that the sign provides the following information:  Project case number, 
brief project description, name and telephone number of applicant, site address, date, 
time and location of public hearing, and the City Planning Division phone number.  It is 
the applicant's responsibility to update the hearing date if it is changed after posting.  
 
In addition, pursuant to Municipal Code Section 9.37.050, notice of the public hearing was 
mailed to all owners and residential and commercial tenants of property located within a 
750-foot radius of the project and published in the Santa Monica Daily Press at least ten 
consecutive calendar days prior to the hearing. 
 
On June 3, 2020, the applicant was notified by phone and in writing of the subject hearing 
date. 
 
The applicant provided the following information regarding attempts to contact 
area property owners, residents, and recognized neighborhood associations: 
 
Business Improvement District:  Downtown Santa Monica, Inc. 
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NOTICE OF A PUBLIC HEARING 
BEFORE THE SANTA MONICA PLANNING COMMISSION 

VIA TELECONFERENCE 
Pursuant to Executive Order N-29-20 Issued By Governor Gavin Newsom 

 
SUBJECT: 19ENT-0341 (Development Review Permit)   

20ENT-0118 (Major Modification)  
20ENT-0158 (Conditional Use Permit) 
1436 2nd Street  

 
APPLICANT:  Aaron Chaffee, Hostelling International USA  
PROPERTY OWNER: American Youth Hostels, Inc.  
 
A public hearing will be held by the Planning Commission to consider the following request: 
 
Development Review Permit, Major Modification, and Conditional Use Permit to allow a Tier 2 project consisting of a five-story, 60-
foot tall, 15,364 square foot expansion to an existing four-story affordable lodging hostel facility. The expansion requires amending 
the hostel’s existing Conditional Use Permit (01CUP-014).  The expansion includes 40 additional guestrooms, a renovated dining hall, 
and a central courtyard.  The Rapp Saloon, a City Designated Landmark, is located on the subject property and will be rehabilitated 
and continue to function as a community amenity at the front of the parcel.  A dimensional modification to relieve the two-foot rear 
setback required for the first 16 feet of the building height adjacent to alley is requested for the expansion pursuant to SMMC Section 
9.43.030(C-D).  
 
DATE/TIME: WEDNESDAY, JULY 1, 2020 AT 5:30 PM 
 
LOCATION: In an effort to reduce the risk of spreading Coronavirus (COVID-19), members of the Planning Commission and 

City Staff will participate via teleconference. The meeting will be broadcast on CityTV Channel 16 and streamed 
on the City’s website as normal but participants may also join the teleconference via 
https://primetime.bluejeans.com/a2m/live-event/astsfesd or by dialing in at 1-415-466-7000 (PIN: 4459735#) 

 
HOW TO COMMENT 
The City of Santa Monica encourages public comment. Those wishing to give public comment must make that request via email to 
planningcomment@smgov.net. Written information received prior to 12 p.m. on the day of the meeting will be distributed to the 
Planning Commission prior to the meeting and posted online. Written information received after 12 p.m. July 1, 2020, will be read 
aloud at the meeting for a total of three minutes. 
 
Address your comments to: Grace Page, Senior Planner 

Re: 19ENT-0341 and 20ENT-0118 
 
MORE INFORMATION 
If you want more information about this project or wish to review the project file, please contact Grace Page at (310) 458-8341, or by 
e-mail at grace.page@smgov.net. The Zoning Ordinance is available on the City’s web site at www.smgov.net. For disability-related 
accommodations, please contact (310) 458-8341 or (310) 458-8696 TTY at least 72 hours in advance. All written materials are 
available in alternate format upon request. Pursuant to California Government Code Section 65009(b), if this matter is subsequently 
challenged in Court, the challenge may be limited to only those issues raised at the public hearing described in this notice, or in written 
correspondence delivered to the City of Santa Monica at, or prior to, the public hearing. 
 
ESPAÑOL 
Esto es una noticia de una audiencia pública para revisar applicaciónes proponiendo desarrollo en Santa Monica.  Si deseas más 
información, favor de llamar a Carmen Gutierrez en la División de Planificación al número (310) 458-8341. 
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Environmental Documentation: 
 

Historic Resource Group 
Impacts Analysis Report 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

IMPACTS ANALYSIS REPORT 

1436 2nd Street, Santa Monica 
May 6, 2020 

 
12 S. Fair Oaks Avenue, Suite 200, Pasadena, CA 91105-3816 
Telephone 626 793 2400, Facsimile 626 793 2401 
www.historicresourcesgroup.com 
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EXECUTIVE SUMMARY 

The Applicant is proposing an addition and alterations (“the Project”) to the commercial 
property located at 1436 2nd Street in the City of Santa Monica. The property is currently 
occupied by an historical resource, the Rapp Saloon (Santa Monica Historic Landmark #1) 
constructed in 1875, and a four-story youth hostel constructed in 1988. We have evaluated 
the proposed Project for potential impacts to historical resources located on the Project Site as 
defined by the California Environmental Quality Act (CEQA). Specifically, HRG reviewed the 
Project for consistency with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties. 

This evaluation included a review of existing survey data for the property; observation of the 
site; and review of drawings of the proposed new development for compliance with the 
Secretary of the Interior’s Standards for Rehabilitation.1 A site visit was conducted on March 
16, 2020 to observe and assess existing conditions on the parcel. Research, evaluation, field 
observation, and analysis were performed by John LoCascio, AIA, Principal, a qualified 
professional who meets the Secretary of the Interior’s Professional Qualification Standards (36 
CFR 61) in Architecture and Historic Architecture; and Molly Iker-Johnson, a qualified 
professional who meets the Secretary of the Interior’s Professional Qualification Standards in 
Architectural History.  

This evaluation has determined that the proposed Project meets the Secretary of the Interior’s 
Standards for Rehabilitation, and therefore there are no significant impacts to historical 
resources as a result of the proposed Project. Therefore, as currently proposed, the Project 
would be categorically exempt from the provisions of CEQA pursuant to Section 15331, 
Class 31 of the State Implementation Guidelines.  

 

 
1 U.S. Department of the Interior, National Park Service, Technical Preservation Services, The Secretary of the Interior’s Standards 
for the Treatment of Historic Properties, 2017. 36 CFR Part 68. 
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PROJECT LOCATION 

The Project Site is located on the west side of 2nd Street, between Broadway and Santa 
Monica Boulevard, in the Downtown district of Santa Monica. The Rapp Saloon occupies the 
southeast corner of the property; the remainder of the property is occupied by a four-story 
youth hostel. The property is flanked to the north and south by commercial buildings of one 
and three stories, and to the east by a service alley. A six-level parking garage is located across 
2nd Street.

Location Map

Project site outlined in yellow; location of Rapp Saloon denoted with asterisk.  
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PROJECT DESCRIPTION 

The Project Site is a 15,000-square-foot parcel located on the west side of 2nd Street, between 
Broadway and Santa Monica Boulevard, in downtown Santa Monica. The property is occupied 
by the Rapp Saloon, a one-story brick building constructed in 1875, located in the southeast 
corner of the parcel; and by a four-story, 28,392-square-foot youth hostel constructed in 1988 
that wraps the Rapp Saloon on the west (rear) and north.  

The Project will demolish the hostel’s existing courtyard, dining hall, and surface parking (a 
total building area of 1,607 square feet) located at the rear of the hostel building facing the 
alley, and will construct a new, five-story, 15,886-square-foot addition using primarily pre-
fabricated units. The exterior walls of the addition will be clad in vertical corrugated metal 
panels and painted fiber cement board.  

Minor alterations to the Rapp Saloon include improvements to the accessibility and usability of 
the interior space. The existing raised interior floor and access ramp, and exterior entrance 
steps on 2nd Street, all of which were constructed in 1988, will be removed. The floor and the 
east entrance door will be lowered to grade level to provide direct access from the street on 
the east and from the hostel lobby on the west. The elimination of the interior ramp will 
improve the overall usability of the existing floor area within the Rapp Saloon. The new 
entrance doors will match the existing, but with an additional row of panels at the bottom to 
compensate for the added length. The door and flanking window openings will otherwise 
remain intact and in their current configuration.  

Project drawings are included in Appendix B.  
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REGULATORY FRAMEWORK 
Historical Resources under CEQA 

CEQA requires disclosure and consideration of a project’s environmental impacts in the 
decision-making process. Historical resources must be considered in a project’s CEQA review. 
Thus, any project or action which constitutes a substantial adverse change on a historical 
resource also has a significant effect on the environment and shall comply with the State 
CEQA Guidelines. 

When the California Register of Historical Resources was established in 1992, the Legislature 
amended CEQA to clarify which cultural resources are significant, as well as which project 
impacts are considered to be significantly adverse. A “substantial adverse change” means 
“demolition, destruction, relocation, or alteration such that the significance of a historical 
resource would be impaired.”   

Under CEQA, an historical resource includes a resource listed in, or determined eligible for 
listing, in the California Register of Historical Resources. All properties on the California 
Register are to be considered under CEQA. However, because a property does not appear on 
the California Register does not mean it is not significant and therefore exempt from CEQA 
consideration. All resources determined eligible for the California Register are also to be 
considered under CEQA.  

The courts have interpreted CEQA to create three categories of historic resources: 

• Mandatory historical resources are resources “listed in, or determined to be eligible for 
listing in, the California Register of Historical Resources.” 

• Presumptive historical resources are resources “included in a local register of historical 
resources, as defined in subdivision (k) of Section 5020.1, or deemed significant 
pursuant to criteria set forth in subdivision (g) of Section 5024.1” of the Public 
Resources Code, unless the preponderance of the evidence demonstrates that the 
resource is not historically or culturally significant. 

• Discretionary historical resources are those resources that are not listed but determined 
to be eligible under the criteria for the California Register of Historical Resources.2 

To simplify the first three definitions provided in the CEQA statute, an historic resource is a 
resource that is: 

 
2 League for the Protection of Oakland’s Architectural and Historic Resources vs. City of Oakland, 52 Cal. App. 4th 896, 906-7 
(1997) 
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• Listed in the California Register of Historical Resources (California Register); 

• Determined eligible for the California Register by the State Historical Resources 
Commission; or 

• Included in a local register of historic resources. 

Section 15064.5 of the CEQA Guidelines (California Code of Regulations, Title 14, Chapter 
3) supplements the statute by providing two additional definitions of historical resources, 
which may be simplified in the following manner. An historic resource is a resource that is: 

• Identified as significant in an historical resource survey meeting the requirements of 
Public Resources Code 5024.1 (g); 

• Determined by a Lead Agency to be historically significant or significant in the 
architectural, engineering, scientific, economic, agricultural, educational, social, political, 
military, or cultural annals of California. Generally, this category includes resources that 
meet the criteria for listing on the California Register (Pub. Res. Code SS5024.1, Title 
14 CCR, Section 4852). 

The fact that a resource is not listed in, or determined eligible for listing in, the California 
Register, not included in a local register of historic resources, or not deemed significant 
pursuant to criteria set forth in subdivision (g) of Section 5024.1, does not preclude a lead 
agency from determining that the resource may be an “historic resource” for purposes of 
CEQA. 

Properties formally determined eligible for listing in the National Register of Historic Places are 
automatically listed in the California Register. Properties designated by local municipalities can 
also be considered historic resources. A review of properties that are potentially affected by a 
project for historic eligibility is also required under CEQA. 
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IDENTIFICATION OF HISTORICAL RESOURCES ON THE PROJECT SITE 

The southeast corner of the Project Site is occupied by the Rapp Saloon. The one-story brick 
building was originally constructed in 1875 as a beer hall and was the first brick building 
constructed in the City of Santa Monica. The building served as the Town Hall from 1888-89, 
and later was used as offices for the Salvation Army, a radiator repair shop, a piano tuning 
shop, and an art gallery. In 1986, Hostelling International began construction of a four-story 
youth hostel building on the unoccupied portion of the parcel. The hostel building abuts the 
Rapp Saloon to the west (rear) and incorporates the west façade of the Saloon into the hostel 
lobby. The hostel wraps around the north (side) façade of the Saloon, from which it is 
separated by a small entrance courtyard.  

In 1975, the City of Santa Monica designated the Rapp Saloon Historic Landmark #1, finding 
that the building exemplifies “elements of the City’s architectural history in that it is the first 
masonry structure built in the city, having been constructed c. October 1875 for Mr. William 
Rapp by Messrs. Spencer & Pugh, bricklayers and plasterers of Santa Monica; is identified with 
events in local political history in that it was officially used as Santa Monica’s Town Hall from 
c. May 1888 to c. February 1889 by the City’s Board of Trustees; [and] embodies 
distinguishing architectural characteristics valuable for the study of style and method of 
construction and is a valuable example of the use of materials not commonly used in recent 
history.”3  

The 2010 Santa Monica Citywide Historic Resources Inventory Update, prepared by ICF Intl., 
identified the Rapp Saloon as an excellent example of a vernacular commercial building from 
the late 19th century, and found that it is individually eligible for listing in the National Register 
of Historic Places under Criterion C, and as a contributor to the previously identified locally 
eligible “Central Business District.” 

In 2018, the entire parcel consisting of the Rapp Saloon and Hostel was designated as a 
Landmark Parcel in order to preserve, maintain, protect, and safeguard the Landmark Rapp 
Saloon. The designation does not include any of the interior features of the Rapp Saloon.  

The Rapp Saloon is therefore considered a presumptive historical resource as defined by 
CEQA.  

 

  

 
3 City of Santa Monica, “Amended and Restated Findings and Determination of the Landmarks Commission of the City 
of Santa Monica in the Matter of Amending the Prior Designation of a Landmark,” April 9, 2018.  



 
  10 

IMPACTS ANALYSIS REPORT 

1436 2nd Street, Santa Monica 
HISTORIC RESOURCES GROUP 

PHYSICAL DESCRIPTION 

 

 

 

 

 

 

 

 

Rapp Saloon, primary façade. March 2020. 

The Rapp Saloon is located on the west side of 2nd Street between Broadway and Santa 
Monica Boulevard in the Central Business District of the City of Santa Monica. The property is 
flanked to the north and south by one- and three-story commercial buildings, and to the west 
by a service alley. The Rapp Saloon occupies the southeast corner of the property. The 
remainder of the parcel is occupied by a four-story youth hostel that abuts the Rapp Saloon to 
the west (rear) and wraps it to the north, separated by a small entrance court on 2nd Street. 

The Rapp Saloon is a one-story commercial vernacular building of expressed brick masonry 
construction with a flat wood-framed roof and shaped parapet. It has a rectangular plan and 
simple massing. The primary (east) façade is symmetrically composed, with a central entrance 
doorway flanked by a window to each side. The entrance is accessed by concrete steps and 
consists of a pair of partially-glazed wood doors with divided lights above and panels below, 
topped by a two-light fanlight. The windows are round-arched, two-over-two, double-hung 
wood sash with brick subsills. The door and window openings are framed with shallow brick 
hoods on brick corbels. A wood ledger extends the width of the primary façade above the 
window and door openings.  

The rear (west) façade, which is incorporated into the lobby of the youth hostel, is also 
symmetrically composed with a central doorway flanked by a window on each side. The 
wood door is partially glazed, with divided lights above and panels below, and has a transom 
light. The windows are one-over-one double-hung wood sash with brick subsills. The door and 
window openings have segmental arched tops. Ghost signs on the east and north facades were 
added at various times over the years and reflect the building’s multiple past uses. 
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Rapp Saloon, interior. March 2020. 

The interior contains a single room with a raised wood floor, brick and plaster walls, a plaster 
ceiling, and wood ramp and steps with wood balustrades and newel posts. Exposed 
mechanical ducts and track lighting hang from the ceiling. 

The adjacent hostel building is one to four stories in height, with an irregular U-shaped plan 
and complex massing around a central courtyard and one-story dining hall. It has a series of 
flat roofs with parapets. The exterior walls are finished in smooth cement plaster, scored with 
a grid of reveals. Fenestration consists of large, rectangular, metal-framed storefront windows at 
the ground floor; and punched, rectangular, metal-framed, fixed and casement windows at the 
upper floors. The hostel’s primary entrance is asymmetrically located on the east façade and 
consists of a glazed metal storefront door in a shed-roofed, metal-framed greenhouse structure 
that connects the hostel to the adjacent Rapp Saloon.  

Alterations 

The Rapp Saloon has undergone two substantial alterations since its initial construction in 
1875. The earliest available photo of the building (dated 1911 but more likely from the 
1920s) shows the primary façade on 2nd Street looking much as it does now. Later images 
show the lower portion of the door opening widened and fitted with a wood plank Dutch 
door, likely to accommodate automobiles during the building’s use as a radiator repair shop. 
Photos from this period also show that the two flanking window openings had been 
lengthened and the windows and fanlight replaced, and decorative metal cresting had been 
added to the parapet. As part of the 1988 remodel the automobile door and metal cresting 
were removed, the door and window openings were restored to their original proportions and 
the units replaced to match the originals, a new raised wood floor with ramp and steps was 
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installed in the interior based on existing joist pockets in the side walls, and the west portion of 
the Saloon was incorporated into the new youth hostel lobby.  

Historic photos of the Rapp Saloon are included in Appendix A.  

Character-defining Features 

Character-defining features are those visual aspects and physical features or elements, 
constructed during a historic property’s period of significance, that give the property its historic 
character and contribute to its historic integrity. Character-defining features should be 
considered in the planning and design of a project and should be preserved to the maximum 
extent possible. In general, retaining character-defining features retains the integrity of an 
historic property; i.e., contributes to retaining the property’s eligibility as an historic resource. 
Character-defining features of the Rapp Saloon are shown in Table 1: 

Character-defining Features Photographs 

Rectangular plan 

Simple massing 

One-story height 

Flat roof with shaped parapet 

Expressed brick masonry construction 

Symmetrical composition 
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Character-defining Features Photographs 

Door and window openings 

 

 

Shallow brick hoods with brick corbels 

 

 

Wood ledger on primary façade 
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ANALYSIS OF POTENTIAL IMPACTS 

Framework for Analysis 

CEQA requires disclosure and consideration of a project’s environmental impacts in the 
decision-making process. Historical resources are required to be considered under CEQA 
review. All properties listed in, or determined to be eligible for listing in, the California Register 
of Historical Resources are considered historical resources under CEQA.  

A project with an effect that may cause a substantial adverse change in the significance of a 
historic resource is a project that may have a significant effect on the environment. A 
substantial adverse change in the significance of a historic resource means demolition, 
destruction, relocation, or alteration of the resource or its immediate surroundings such that 
the significance of a historical resource would be materially impaired.  

According to the CEQA Guidelines Section 15064.5(b)(2), “[t]he significance of an historic 
resource is materially impaired when a project… [d]emolishes or materially alters in an adverse 
manner those physical characteristics of an historical resource that convey its historical 
significance and that justify its inclusion in, or eligibility for, inclusion in the California Register 
of Historical Resources… local register of historic resources… or its identification in a historic 
resources survey.”  

The relationship of the Secretary of the Interior’s Standards to the CEQA process are discussed 
under CEQA Guidelines Section 15064.5(b)(3): 

Generally, a project that follows the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic Buildings or the Secretary of the Interior’s 
Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995, 
revised 2017), Weeks and Grimmer, shall be considered as mitigated to a level of less 
than a significant impact on the historical resource. 

The Secretary of the Interior’s Standards for Rehabilitation 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (the 
“Standards”) provide guidance for reviewing proposed projects that may affect historic 
resources. The Standards and associated guidelines address four distinct historic “treatments,” 
including: (1) preservation; (2) rehabilitation; (3) restoration; and (4) reconstruction. The 
specific Standards and guidelines associated with each of these possible treatments are 
provided on the National Park Service’s website regarding the treatment of historic resources.4   

 
4 http://www.nps.gov/hps/tps/standguide/ 
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The Standards for Rehabilitation (36 CFR 67) address the most prevalent treatment. 
“Rehabilitation” is defined as “the process of returning a property to a state of utility, through 
repair or alteration, which makes possible an efficient contemporary use while preserving 
those portions and features of the property which are significant to its historic, architectural, 
and cultural values.” 

The intent of the Standards is to assist the long-term preservation of a property’s significance 
through the preservation, rehabilitation, and maintenance of historic materials and features. 
The Standards pertain to historic buildings of all materials, construction types, sizes, and 
occupancy and encompass the exterior and interior of the buildings. The Standards also 
encompass related landscape features and the building’s site and environment, as well as 
attached, adjacent, or related new construction.  

As stated in the definition, the treatment “rehabilitation” assumes that at least some repair or 
alteration of the historic building will be needed in order to provide for an efficient 
contemporary use; however, these repairs and alterations must not damage or destroy 
materials, features or finishes that are important in defining the building’s historic character.  

Evaluation of the Proposed Project for Compliance with the Standards 

The proposed Project is evaluated against the Secretary of the Interior’s Standards for 
Rehabilitation, as follows: 

Standard 1: A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial relationships. 

The Landmark Parcel would continue to be used as a youth hostel. The Rapp Saloon would 
continue in its current use as a community/multi-purpose room. The Project would involve 
construction of a five-story addition at the rear of the existing hostel building on the Landmark 
parcel. The Project would not materially change the distinctive materials, features, spaces, and 
spatial relationships of the historical resource, as described below. The Project meets Standard 
1.   

Standard 2: The historic character of a property will be retained and preserved. The removal 
of distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided. 

The Project would retain and preserve the historic character of the Rapp Saloon. The 
building’s significant character-defining features, including the rectangular plan; simple massing; 
one-story height; flat roof; expressed brick masonry construction; shaped parapet; symmetrical 
composition; round-arched window and door openings with brick hoods; and ghost signs 
would be maintained. The Project would remove the interior raised wood floor, ramp and 
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steps, and the exterior concrete steps, all of which were added in 1988 and are not character-
defining features; and will lengthen the opening of the primary entrance door to grade to 
provide an accessible entrance directly from 2nd Street. The new entrance doors would match 
the existing, but with an additional row of panels at the bottom to compensate for the added 
length. The door and adjacent window openings would otherwise remain intact and in their 
current configuration, which matches that seen in the earliest photos of the Rapp Saloon. The 
proposed addition would be located at the rear of the hostel building and would not alter the 
Rapp Saloon. Because the distinctive character-defining features of the Rapp Saloon would not 
be removed, the building’s historic character would be retained and preserved. The Project 
meets Standard 2.  

Standard 3: Each property will be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding conjectural features 
or elements from other historic properties, will not be undertaken. 

The Project does not propose changes that create a false sense of historical development. The 
proposed addition is designed in a contemporary style that is clearly differentiated from the 
historic character of the Rapp Saloon. The Project meets Standard 3.  

Standard 4: Changes to a property that have acquired significance in their own right will be 
retained and preserved. 

The ghost signs, which were added over time as the use of the Rapp Saloon changed, would 
be retained. The Project meets Standard 4.  

Standard 5: Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

The Project would preserve the Rapp Saloon’s distinctive expressed brick masonry 
construction, symmetrical composition, window and door openings, wood ledger, shaped 
parapet, and ghost signs. The Project meets Standard 5.  

Standard 6: Deteriorated historic features will be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature will 
match the old in design, color, texture, and, where possible, materials. Replacement of missing 
features will be substantiated by documentary and physical evidence.  

The Project would retain all existing historic features of the Rapp Saloon. The exterior 
concrete steps and entrance doors, and the interior raised floor, ramp, and steps, were added 
in 1988 and are not character-defining features. Their removal will have no impact on the 
building’s historic integrity. The primary entrance had been previously altered and was restored 
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in 1988 to more closely match the original configuration and design. The existing doors are 
therefore not materially significant. The configuration and proportions of the door opening 
would be retained, and the new doors would match the existing to maintain the original 
appearance, but with an added row of panels at the bottom to compensate for the additional 
length. The Project meets Standard 6.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible. Treatments that cause damage to historic materials will not be used.  

The Project does not propose to undertake chemical or physical treatments that cause damage 
to historic materials. The Project meets Standard 7.  

Standard 8: Archeological resources will be protected and preserved in place. If such resources 
must be disturbed, mitigation measures will be undertaken.  

The Project Site has been disturbed for previous construction. Therefore, it is not likely that 
excavation for the Project may uncover unknown archaeological resources on the site. If 
unexpected archaeological resources are found, and they are identified, protected, preserved, 
and/or documented in consultation with a qualified archaeologist, the Project would meet 
Standard 8.  

Standard 9: New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. The new 
work shall be differentiated from the old and will be compatible with the historic materials, 
features, size, scale and proportion, and massing to protect the integrity of the property and its 
environment. 

The Project would construct a five-story addition on the west (rear) side of the existing youth 
hostel, fronting the service alley. The addition would infill the existing courtyard space within 
the hostel’s U-shaped configuration facing the rear alley. It would be located at the rear portion 
of the property and would not alter the existing relationship between the hostel and the Rapp 
Saloon. Although the addition would be approximately ten feet taller than the existing hostel 
building that would remain, it would be separated from the Rapp Saloon and 2nd Street by the 
depth of the existing building and would thus be minimally visible, if at all, from the historical 
resource and from 2nd Street. It therefore would not alter the appearance of the Rapp Saloon 
as experienced along 2nd Street and would maintain the existing street frontage and physical 
and visual relationship to the street and neighboring properties. The exterior walls of the 
addition would be clad in vertical corrugated metal panels and painted fiber cement board; its 
contemporary design would be consistent with the existing hostel building but clearly 
differentiated from the historic Rapp Saloon. The addition would not destroy historic materials, 
features, or spatial relationships that characterize the Rapp Saloon. During construction the job 
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site would be accessed from the alley, so will avoid any impacts to the Rapp Saloon or the 
main lobby of the youth hostel. The Project meets Standard 9.   

Standard 10: New additions and adjacent or related new construction will be undertaken in 
such a manner that, if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 

The Project would construct a five-story addition on the west (rear) side of the existing youth 
hostel building. The addition would be separated from the Rapp Hotel by the existing youth 
hostel and would not materially or visually impact the historic building. If removed in the 
future, the essential form and integrity of the Rapp Saloon and its environment would be 
unimpaired. The Project meets Standard 10.  
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CONCLUSION  

The Project would construct a five-story addition on the west (rear) side of the existing youth 
hostel that occupies the Project Site and would make minor accessibility upgrades to the Rapp 
Saloon, which occupies the southeast corner of the Project Site. The Rapp Saloon is designated 
Santa Monica Historic Landmark #1 and has been determined eligible for listing in the 
National Register of Historic Places. It is therefore a presumptive historical resource as defined 
by CEQA. 

The preceding analysis demonstrates that the proposed Project meets the Secretary of the 
Interior’s Standards for Rehabilitation. In accordance with CEQA Guidelines Section 
15064.5(b)(3), the Project therefore is considered as mitigated to a level of less than a 
significant impact on the historical resource, the Rapp Saloon. As currently proposed, the 
Project would be categorically exempt from the provisions of CEQA pursuant to Section 
15331, Class 31 of the State Implementation Guidelines.   
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APPENDIX A: HISORIC PHOTOGRAPHS 

Vitagraph Film Company with Rapp Saloon on the left; dated 1911. Santa Monica Conservancy. 
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Rapp Saloon, 1975. Santa Monica Public Library 
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APPENDIX B: EXISTING CONDITIONS PHOTOGRAPHS (HISTORIC RESOURCES GROUP, MARCH 2020) 

Image 1: General view of Project Site looking west from 2nd Street 

Image 2: Rapp Saloon, view looking southwest from 2nd Street 
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Image 3: Rapp Saloon, primary (east) façade, looking west from 2nd Street 

Image 4: Rapp Saloon, primary (east) façade, looking west from 2nd Street 
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Image 5: Rapp Saloon, primary (east) façade, detail of parapet and ledger 

Image 6: Rapp Saloon, primary (east) façade, detail of window hood 
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Image 7: Rapp Saloon, north façade and hostel entry court, looking southwest from 2nd Street 

Image 8: Rapp Saloon, north façade viewed from hostel entrance lobby, looking southeast  
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Image 9: Rapp Saloon, west (rear) façade, looking east from hostel lobby 

Image 10: Rapp Saloon, interior looking northeast 
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Image 11: Rapp Saloon, interior looking northwest 

Image 12: Santa Monica Hostel, west (rear) façade looking northeast from alley 
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Image 13: Santa Monica Hostel, west (rear) façade looking east from alley 
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PROJECT NAME:

ADDRESS:

LEGAL DESCRIPTION:

APN:

OWNER:

PROJECT DESCRIPTION:

CONSTRUCTION TYPE:

ZONING:

DESIGNATED LANDMARK:

LANDMARK PARCEL:

FAR:

BUILDING HEIGHT:

ANG:

LOT AREA:

SETBACKS:
*A MAJOR MODIFICATION IS 

REQUESTED TO ALLOW THE 

PROJECT TO PROVIDE ITS 2' 

SETBACK ALONG THE REAR 

ALLEY WITHIN A REDUCED 

HEIGHT OF 14' WITH NO 

REAR SETBACK REQ'D 

ABOVE 14'. THE EXISTING 

NONCONFORMING 

PORTIONS OF THE HOSTEL 

THAT ARE CURRETNLY 

BUILT TO THE REAR P.L. 

WILL REMAIN.

HOSTELLING INTERNATIONAL -
HOSTEL ADDITION

1436 2ND STREET
SANTA MONICA, CA

SANTA MONICA TRACT, BLOCK 172, LOTS 
G & H 

4291-015-028

HOSTELLING INTERNATIONAL

PROPOSED TIER 2 PROJECT CONSISTING 
OF A 14,015 SF NET EXPANSION OF 
EXISTING 4-STORY AFFORDABLE 
LODGING HOSTEL FACILITY ORIGINALLY 
CONSTRUCTED IN 1989. 

 EXPANSION WILL ADD NEW AND 
RENOVATED GUESTROOMS ON THE 
WEST/REAR OF THE SUBJECT PROPERTY 
AND CONSIST OF A 5 STORY ADDITION 
OF 15,622 SF (GROSS FLOOR AREA). THE 
EXISTING HOSTEL CONTAINS 48 GUEST 
ROOMS.  IN ADDITION TO A RENOVATED 
KITCHEN, DINING ROOM, CENTRAL 
COURTYARD AND COMMON AREAS, THE 
PROPOSED EXPANSION WILL PROVIDE 49 
NEW GUEST ROOMS (46 NEW MODULAR 
UNITS AND THREE NEW ROOMS FROM 
CONVERSION OF EXISTING COMMON 
LIVING SPACE)  BUT WILL ALSO REMOVE 
9 EXISTING GUEST ROOMS (1,607 SF), 
FOR A NET INCREASE OF 40 GUEST 
ROOMS. THE PROPOSED 5-STORY 
STRUCTURE EXPANSION WILL OCCUR AT 
THE REAR OF THE LANDMARK PARCEL. 
46 OF THE NEW GUESTROOMS ON THE 
2ND THROUGH 5TH FLOORS WILL 
CONSIST OF PREFABRICATED MODULAR 
UNITS THAT WILL BE TRANSPORTED TO 
THE SITE FOR EFFICIENT ASSEMBLY. 

THE RAPP SALOON IS THE DESIGNATED 
LANDMARK AND WILL REMAIN IN USE AS 
A COMMUNITY AMENITY AT THE FRONT 
OF THE PARCEL. THE USABLE SPACE IN 
THE RAPP SALOON WILL BE EXPANDED 
BY WAY OF REMOVING ELEVATED 
FLOORING, THEREBY ELIMINATING THE 
NEED FOR A HANDICAPPED RAMP 
WITHIN THE SPACE. COMMUNITY 
BENEFITS WILL BE PROVIDED PURSUANT 
TO CHAPTER 9.23 OF THE SANTA MONICA 
MUNICIPAL CODE.

4 STORIES TYPE IIIA OVER 1 STORY TYPE 
1A PODIUM.  2ND TO 5TH FLOORS TO 
UTILIZE TYPE IIIA MODULAR 
CONSTRUCTION. FULLY SPRINKLERED.
(PROPOSED ADDITION)
TYPE III FULLY SPRINKLERED (EXISTING 
BUILDING)

DOWNTOWN COMMUNITY PLAN
BAYSIDE CONSERVATION DISTRICT 2ND 
STREET

RAPP SALOON
DESIGNATION LC-03-002

DESIGNATION 17-ENT-0272

TIER 2 - 3.0 ALLOWABLE FAR
PROPOSED - 2.83  (REFER TO CALCS)

48'-0" (EXISTING BUILDING) 
60'-0" (PROPOSED ADDITION)
60'-0" ALLOWABLE MAX HEIGHT

+68.92' (REFER TO A1.00A FOR CALC.)

100' X 150' = 15,000 SF

EXISTING:
FRONT - N/A
SIDE - NONE
REAR/ALLEY - NONE

REQUIRED:
REAR/ALLEY - 2' FOR FIRST 16'.  NONE 
ABOVE 16'.

PROPOSED: 
FRONT - N/A
SIDE - N/A
REAR/ALLEY - 2' FOR FIRST 14' (MAJOR 
MODIFICATION)\*.  NONE ABOVE 14'.

PROJECT MANAGER
TOTUM
15130 VENTURA BLVD, SUITE 327
SHERMAN OAKS, CA 91403
310-351-0138
DANNY KAYE

ARCHITECT
GWYNNE PUGH URBAN STUDIO
2800 28TH STREET, SUITE 171
SANTA MONICA, CA 90405
310-396-4540
GWYNNE PUGH

CIVIL ENGINEER
KPFF
700 SOUTH FLOWER STREET, SUITE 2100
LOS ANGELES, CA 90017
213-418-0201
NEHA YADAV

STRUCTURAL ENGINEER
JOHN A. MARTIN & ASSOCIATES, INC.
950 SOUTH GRAND AVENUE, SUITE 400
LOS ANGELES, CA 90015
213-785-3159
JACQUELINE VINKLER

FOOD SERVICE
WEBB FOODSERVICE DESIGN
1530 S. LEWIS ST
ANAHEIM, CA 92805
702-807-0692
MELONEY@WEBBFSD.COM
MELONEY SMITH

ELECTRICAL ENGINNER
E ENGINEERS
1238 7TH STREET
SANTA MONICA, CA 90401
424-272-6709
ERIC PERCIC

MECHANICAL/PLUMBING ENGINEER
E2Di
911 S PRIMROSE AVENUE #C
MONROVIA, CA 91016
626-359-7231
DONN CAMPBELL

ELEVATOR CONSULTANT
HKA CONSULTING
23211 SOUTH POINTE DRIVE
LAGUNA HILLS, CA 92653
949-348-9711 X 206
ALAN TAYLOR

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0

EXISTING UNITS:

PROPOSED UNITS:

45 STANDARD ROOMS
3 ADA ROOMS
48 TOTAL

22 FAMILY UNITS
25 DORMITORY UNITS
1 ADA FAMILY UNIT
1 ADA DORM UNIT
49 TOTAL

TOTAL UNIT COUNT
(48 EXISTING UNITS) - (9 ROOMS TO BE REMOVED TO ACCOMMODATE ADDITION) = 
39 ROOMS TO REMAIN

(39 EXISTING ROOMS) + (49 PROPOSED ROOMS) = 
88 TOTAL UNITS

EXISTING OPEN SPACE: 1,527 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
2,102 SF (TOTAL EXISTING)

REQUIRED OPEN SPACE: 2,773 SF (TOTAL REQUIRED)
1,386 SF (REQUIRED AT 1ST FLOOR)

PROVIDED OPEN SPACE: 1,495 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
   818 SF (5TH FLOOR ROOF DECK)
   115 SF (2ND FLOOR BALCONY)
3,003 SF TOTAL

*PER SECTION SECTION 9.10.060(B)(1) OF THE DCP, 20% OF THE BUILDABLE AREA IS 
REQUIRED TO BE OPEN SPACE WITH 10% REQUIRED TO BE LOCATED AT THE 
GROUND FLOOR LEVEL. 

BUILDABLE AREA = (LOT AREA - REQUIRED SETBACK AREA) = 
(150' x 100') - (2' x 100') - (936 SF AT RAPP SALOON) =
13,864 SF

20% OF BUILDABLE AREA = (13,864 SF X .20) = 
2,773 SF

10% REQUIRED AT GROUND FLOOR = (13,864 SF X .10) =
1,386 SF

EXISTING BICYCLE PARKING
LONG TERM SPACES 9
SHORT TERM SPACES 6

REQUIRED BICYCLE PARKING (PER ZONING ORDINANCE 9.28.140)
LONG TERM = (0.20 X 85 UNITS) = 17
SHORT TERM SPACES 8

PROVIDED BICYCLE PARKING (SEE SHEET A1.00B FOR MORE INFORMATION)
LONG TERM SPACES: 17
SHORT TERM SPACES 8

EXISTING PARKING SPACES: 6 SPACES

REQUIRED PARKING SPACES: 0 SPACES

PROPOSED PARKING SPACES: 0 SPACES

*PARKING SPACES TO BE REMOVED PURSUANT TO SMMC ZONING ORDINANCE 
9.28.180B

EXISTING LOADING SPACES: 0 SPACES

REQUIRED LOADING SPACES: 0 SPACES

PROPOSED LOADING SPACES: 0 SPACES

*LOADING SPACE NOT REQUIRED PURSUANT TO SMMC ZONING ORDINANCE 
9.28.180B

EXISTING ROOM TYPES
(E) ENSUITE PRIVATE ROOMS
(E) NON-ENSUITE PRIVATE ROOMS
(E) ENSUITE DORMS
(E) NON-ENSUITE DORMS

PROPOSED ROOM TYPES
(N) ENSUITE PRIVATE ROOMS
(N) ENSUITE DORM ROOMS

TOTAL ROOM TYPES
ENSUITE PRIVATE ROOMS
NON-ENSUITE PRIVATE ROOMS
ENSUITE DORMS
NON-ENSUITE DORMS

REQUIRED ACCESSIBLE ROOMS 
(PER TYPE)
ENSUITE PRIVATE ROOMS
NON-ENSUITE PRIVATE ROOMS
ENSUITE DORM ROOMS
NON-ENSUITE DORM ROOMS

ACCESSIBLE ROOMS BY TYPE
ACCESSIBLE ENSUITE DORM
ACCESSIBLE NON-ENSUITE DORM 
ACCESSIBLE ENSUITE PRIVATE
ACCESSIBLE NON-ENSUITE PRIVATE

EXISTING ROOM QUANTITIES
 1        (2 LESS 1 TO BE REMOVED)
 7   (8 LESS 1 TO BE REMOVED)
 5         (8 LESS 3 TO BE REMOVED)
26        (30 LESS 4 TO BE REMOVED)
39 TOTAL (INCLUDES 3 EXISTING ADA ROOMS)

PROPOSED ROOM QUANTITIES
23
26                                                            
49 TOTAL 

TOTAL ROOM QUANTITIES
24
7
31
26
88 TOTAL ROOMS

QUANTITY REQ'D    QUANTITY PROVIDED
(PER TYPE)   (PER TYPE)

1 1
1 1
1 1
1 2

5 TOTAL ROOMS

QUANTITY AND ROOM NUMBER
1 (ROOM 520)
2 (ROOMS 310 & 410)
1 (ROOM 521)
1 

TOTAL UNIT COUNT
(48 EXISTING UNITS) - (9 ROOMS TO BE REMOVED TO ACCOMMODATE ADDITION) = 
39 ROOMS TO REMAIN

(39 EXISTING ROOMS) + (49 PROPOSED ROOMS) = 
88 TOTAL UNITS

ACCESSIBLE UNIT COUNT
PER CBC TABLE 11B-224.2, 5 TOTAL GUESTROOMS REQUIRED TO PROVIDE MOBILITY 
FEATURES.  1 OF EACH GUESTROOM TYPE REQUIRED TO BE ACCESSIBLE. 

88 TOTAL GUESTROOMS X 5% = 5 TOTAL GUESTROOMS REQ'D TO BE ACCESSIBLE

EXISTING LOCKERS: 12
REQUIRED LOCKERS: 13   (.75 x 17 EMPLOYEES = 12.75)
PROPOSED LOCKERS: 13

EXISTING SHOWERS: 18 PRIVATE SHOWERS SHARED BETWEEN 
GUESTS AND EMPLOYEES

REQUIRED SHOWERS: 2 (PER SMMC ZONING ORDINANCE 9.28.170)
PROPOSED  SHOWERS: 24 PRIVATE SHOWERS SHARED BETWEEN

GUESTS AND EMPLOYEES
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DD PROGRESS SET

PROJECT INFORMATIONPROJECT TEAMFAR CALCULATIONSUNIT COUNT

ROOM TYPES COUNT/ADA DISPERSION

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF

NOTE: BUILDING AREA CALCULATED AS GROSS BUILDING AREA PER SMMC 9.4.080.  
REFER TO A0.20 FOR DETAILED INFORMATION. 

OPEN SPACE

BICYCLE PARKING

AUTOMOBILE PARKING/LOADING

LOCKERS/SHOWERS

VICINITY MAP



1928 SF

(N) RESIDENTIAL

322 SF

(N) TRASH ROOM

(N) COURTYARD
1495 SF

3756 SF

(N) RESIDENTIAL

(E) PRIVATE 
BALCONY

115 SF

3582 SF

(N) RESIDENTIAL

3577 SF

(N) RESIDENTIAL

3727 SF

(N) RESIDENTIAL

(N) ELEVATOR 
CONTROL ROOM

36 SF

(N) ROOF DECK
599 SF

(N) ROOF DECK
219 SF

(E) AREA TO BE 
DEMOLISHED

1607 SF

(E) COURTYARD 
TO BE 

DEMOLISHED
1527 SF

(E) ENTRY 
COURTYARD

575 SF

EXISTING TO REMAIN

EXISTING TO BE 
DEMOLISHED

PROPOSED RESIDENTIAL

PROPOSED TRASH ROOM

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0
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DD PROGRESS SET
 1" = 20'-0"

1B
1ST FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
2

2ND FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
3

3RD FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
4

4TH FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
5

5TH FLOOR PROPOSED FAR PLAN

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF

 1" = 20'-0"
1A

1ST FLOOR DEMO FAR PLAN

LEGEND

FAR CALCULATION
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UP

UP

UP

EXISTING 4-STORY HOSTEL

BAYSIDE CONSERVATION 

DISTRICT

2ND STREET

EXISTING COMMERCIAL BUILDING 
- NOT IN SCOPE

EXISTING COMMERCIAL BUILDING
- NOT IN SCOPE
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T
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T

CL CL

PLPL

PL

PL

9
9

' -
 4

 3
/4

"

150' - 3 7/8"

EXISTING BUILDING 
- NOT IN SCOPE

EXISTING RAPP 

SALOON

20'-0 1/2"

10'-0 1/2"

39' - 6 1/2"

11' - 10 3/4"

39' - 8 1/2"

(E) CURB CUT AND 
TRUNCATED DOMES

(N) METAL GATE AT 
(N) GROUND FLOOR 
TRANSFORMER 
ENCLOSURE

COURTYARD

AREA OF CONSTRUCTION

(E) TREE & PLANTER

(E) SIDEWALK

(E) PLANTER

TRASH 

ROOM

DINING 

HALL

TRANSFORMER 

ENCLOSURE

(E) TREE

KITCHEN

EXISTING OPEN SPACE: 1,527 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
2,102 SF (TOTAL EXISTING)

REQUIRED OPEN SPACE: 2,773 SF (TOTAL REQUIRED)
1,386 SF (REQUIRED AT 1ST FLOOR)

PROVIDED OPEN SPACE: 1,495 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
   818 SF (5TH FLOOR ROOF DECK)
   115 SF (2ND FLOOR BALCONY)
3,003 SF TOTAL

*PER SECTION SECTION 9.10.060(B)(1) OF THE DCP, 20% OF THE BUILDABLE AREA IS 
REQUIRED TO BE OPEN SPACE WITH 10% REQUIRED TO BE LOCATED AT THE 
GROUND FLOOR LEVEL. 

BUILDABLE AREA = (LOT AREA - REQUIRED SETBACK AREA) = 
(150' x 100') - (2' x 100') - (936 SF AT RAPP SALOON) =
13,864 SF

20% OF BUILDABLE AREA = (13,864 SF X .20) = 
2,773 SF

10% REQUIRED AT GROUND FLOOR = (13,864 SF X .10) =
1,386 SF

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0

1

D

C

2

15' - 0"

2
7

' -
 6

"

(N) DRAIN, TYP.
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 3/32" = 1'-0"
1

PLOT PLAN
N

OPEN SPACE

FAR CALCULATIONS

+69.62'

+68.99'

+69.14'

+67.93'

 1/8" = 1'-0"
2

PROPOSED DRAINAGE AT ADDITION

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF



DN

EXISTING RAPP 
SALOON

EXISTING COMMERICAL BUILDING -
NOT IN SCOPE

EXISTING BUILDING
- NOT IN SCOPE
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CL

EXISTING BUILDING 
- NOT IN SCOPE
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' -
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/1

6
"

150' - 6"

EXISTING 

DINING HALL -

TO BE 

DEMOLISHED

EXISTING 

PARKING - TO 

BE REMOVED

EXISTING 

COURTYARD -

TO BE 

DEMOLISHED

EXISTING 4-STORY 
HOSTEL

20' - 0 3/32"

10' - 0 15/32"

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) LONG TERM BICYCLE 
PARKING TO REMAIN
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EXISTING SITE PLAN

N

+69.62'

+68.99'

+69.14'

+67.93'

AVERAGE NATURAL GRADE CALCULATION:

68.99'

69.62'

69.14'

67.93'

275.68'/4 = 68.92'

NOTES
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(N) TRASH
RM
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EXISTING 4-STORY 
HOSTEL

EXISTING COMMERCIAL BUILDING 
- NOT IN SCOPE

EXISTING COMMERCIAL BUILDING
- NOT IN SCOPE
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(N) DINING
HALL

115

(N)
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-

PLPL
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"

150' - 3 7/8"

(N) UNISEX
ADA REST.

119

(N) DRY
STORAGE

116

EXISTING BUILDING 
- NOT IN SCOPE

(N) 
ELEVATOR

EXISTING RAPP 
SALOON

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) LONG TERM BICYCLE 
PARKING TO REMAIN

(N) SHORT TERM 
BICYCLE PARKING 

(N) LONG TERM BICYCLE 
PARKING TO REMAIN

SERVICE
KITCHEN

114
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(E) ELEVATOR

(E) STAIR #1

(E) STAIR #2

(E) INDIVIDUAL 
KITCHEN 112

(E) REFER'S TO 
REMAIN

(E) 
LOBBY 

101

(E) 
OFFICE 

105

(E) 
OFFICE 

123

(E) 
STOR.

107

(E) 
OFFICE 

125
(E) 

OFFICE 
109

(E) 
COMMON 
AREA 117

(E) 
REGISTRATION 

102

(E)STOR. 
106

(E) 
STOR. 

113

(E) 
ELECT. 
ROOM

(E) 
MAINT. 
OFFICE 

121
(E) 

LAUNDRY 
122
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REST. 
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HOUSEKEEPING 
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(E) RAPP 
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A7.00
1

?

?

2.7

C.8

B.1
B.3

B.5

B.6

C.9

EXISTING HOSTEL - NOT IN SCOPE

ADJACENT BUILDING - NOT IN SCOPE
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 1/8" = 1'-0"
1

1ST FLOOR DEMOLITION FLOOR PLAN

GC TO REMOVE (E) 
TRANSFORMER VAULT,  VENTS, 
AND ASSOCIATED EQUIPMENT 
COMPLETE.  GC TO COORDINATE 
WITH LOCATION OF (N) 
TRANSFORMER ENCLOSURE

(E) DINING HALL TO BE 
DEMOLISHED COMPLETELY.  
WORKS INCLUDES BUT IS NOT 
LIMITED TO DEMOLITION OF (E) 
WALLS, DOORS, STOREFRONT, 
TRUSSES, ROOF.  GC TO FIELD 
VERIFY (E) CONDITIONS AND 
COORDINATE WITH LOCATION 
OF (E) UTILITIES AND (E) 
FOUNDATION. 

GC TO REMOVE (E) DOOR 
AND SAVE FOR RELOCATION

(E) WALL TO BE 
DEMOLISHED

(E) DOOR AND FRAME 
TO BE REMOVED 
COMPLETE

PORTION OF 
EXISTING WALL TO BE 
REMOVED

(E) COLONADE TO 
REMAIN

(E) GREASE 
INTERCEPTOR TO BE 
DEMOLISHED

LEGEND

N

(E) KITCHEN TO REMAIN.  WALLS TO 
BE MODIFIED AS NEEDED FOR 
CONSTRUCTION OF (N) DINING 
HALL

(E) REFER'S TO BE SALVAGED 
FOR REUSE

(E) TRASH AREA TO 
BE DEMOLISHED AND 
PREP'D FOR (N) DRY 
STORAGE AREA

(E) ELECTRICAL ROOM TO 
REMAIN

GC TO COORDINATE LOCATION OF 
(N) UTILITY LINES WITH (N) 
FOUNDATION PER STRUCTURAL 
DWG'S. GC TO RELOCATE (E) 
UTILITY LINES AS NEEDED TO 
ACCOMODATE ADDITION.  SEE CIVIL 
DWG'S FOR MORE INFORMATION.

GC TO REGRADE ASPHAULT AS 
NEEDED TO PROVIDE NECESSARY 
CLEARANCE AT TRANSFORMER.  
SLOPE AND CROSS SLOPE NOT TO 
EXCEED 2%.

(E) MOMENT FRAME TO REMAIN

(E) FIREPLACE, FLUE, AND CHIMNEY TO REMAIN.  
GC TO PROTECT IN PLACE AND REFRAME AROUND 
FLUE AS NEEDED.

GC TO REMOVE (E) WALL AT 
DINING HALL SIDE OF (E) 
EXPANSION JOINT.  WALL ON 
HOSTEL SIDE TO REMAIN.  
PROTECT IN PLACE. 

GC TO DEMOLISH 
PORTION OF (E) WALL 
TO PREP FOR (N) 
FIREPLACE

GC TO DEMOLISH EXISTING 
COURTYARD AND PREP FOR 
(N) CONFIGURATION.  WORK 
INCLUDES BUT IS NOT LIMITED 
TO REMOVAL OF (E) 
FOUNTAIN AND SEATING WITH 
CONCRETE BASE

(E) STOREFRONT TO 
REMAIN.  PROTECT IN 
PLACE

GC TO REMOVE (E) COLUMN.  SEE 
STRUCTURAL DWG'S FOR MORE 
INFORMATION. 

GC TO REMOVE (E) GATE 
COMPLETE

GC TO RELOCATE (E) GAS METER 
AND RISER TO ACCOMMODATE NEW 
WALLS PER PLAN.  SEE PLUMBING 
DWG'S  FOR MORE INFO
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(E) ROOM 
201

(E) ROOM
203

(E) ROOM 
204

(E) STORAGE
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(E) LIBRARY 233

(E) ROOM
207

(E) JANITOR
223

(E) MEN'S RESTROOM
220

(E) WOMEN'S RESTROOM
221

(E) ROOM
205

OPEN TO BELOW

(E) ADA 
ROOM

211

(E) ROOM
212

(E) ROOM
213

(E) ROOM
202

-

(E) TV LOUNGE 215
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EXISTING HOSTEL - NOT IN SCOPE

ADJACENT BUILDING - NOT IN SCOPE
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1

2ND FLOOR DEMOLITION FLOOR PLAN

GC TO DEMOLISH PORTION OF (E) 
WALL AND (E) WINDOW AS 
NEEDED TO ACCOMMODATE (N) 
CORRIDOR FOR ADDITION

GC TO DEMOLISH PORTION OF (E) WALLS AND 
WINDOWS AS NEEDED TO ACCOMMODATE 
CORRIDOR EXTENSION PER PLANS. 

(E) STAIR TO BE REMOVED COMPLETE.  (E) CMU 
SHEAR WALL TO BE PROTECTED IN PLACE AT 1ST 
FLOOR ONLY

GC TO DEMOLISH (E) 
GUESTROOMS COMPLETE.  
GC TO SALVAGE FFE AND 
PREP FOR (N) STRUCTURE 
PER STRUCTURAL DWG'S.  GC 
TO RELOCATE (E) MEP AS 
NEEDED FOR (N) GUESTROOM 
CONFIGURATION

LEGEND

(E) DINING HALL TO BE 
DEMOLISHED COMPLETE.  SEE 
A2.01A FOR MORE INFORMATION

N

(E) FLUE AND FRAMING TO REMAIN.  GC TO 
PROTECT IN PLACE AND REFRAME AROUND 
FLUE AS NEEDED

(E) MOMENT FRAME TO REMAIN.  GC TO 
PROTECT IN PLACE.  SEE STRUCTURAL DWG'S. 

(E) SHEAR WALL TO REMAIN.  SEE 
STRUCTURAL DWG'S. 

GC TO DEMOLISH (E) 
EXTERIOR WALL AS NEEDED 
AND (E) WINDOWS TO 
ACCOMMODATE (N) 
STRUCTURE AND 
GUESTROOMS. 

GC TO DEMOLISH (E) OVERHANG 
COMPLETE. GC TO PATCH AND 
REPAIR (E) STUCCO AS NEEDED

GC TO DEMOLISH PORTION OF (E) 
WALL AS NEEDED TO 
ACCOMMODATE (N) CORRIDOR 
FOR ADDITION.  GC TO SALVAGE 
(E) DOOR, HARDWARE, FFE AND 
RETURN TO PROPERTY

GC TO DEMOLISH (E) SHEAR 
WALL AT 2ND FLOOR AND 
PREP FOR (N) 
CONFIGURATION

GC TO DEMOLISH PORTION OF (E) 
WALL AND FINISHES AS NEEDED 
FOR (N) CONFIGURATION
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1

3RD FLOOR DEMOLTION PLAN

GC TO REMOVE (E) MECHANICAL 
EQUIPMENT AND SALVAGE FOR 
RELOCATION AND REUSE.  SEE 
MECHANICAL DWG'S

GC TO DEMOLISH (E) CLOSET COMPLETE 
AND PREP FOR (N) CORRIDOR.  GC TO 
SALVAGE AND RELOCATE (E) EQUIPMENT 
PER MECHANICAL PLANS. GC TO DEMOLISH 
(E) WINDOW AND PORTION OF (E) EXTERIOR 
WALL AS NEEDED. 

GC TO DEMOLISH (E) WALL COMPLETE.  GC 
TO RELOCATE (E) UTILITIES AS NEEDED. 

GC TO DEMOLISH (E) BATHROOM 
COMPLETE.  GC TO SALVAGE (E) 
BATHROOM ACCESSORIES AND PLUMBING 
FIXTURES FOR REUSE 

LEGEND

N

GC TO DEMOLISH PORTION OF (E) 
WALL AND (E) WINDOW AS 
NEEDED TO ACCOMMODATE (N) 
CORRIDOR FOR ADDITION

GC TO DEMOLISH PORTION OF (E) 
WALL AS NEEDED TO 
ACCOMMODATE (N) CORRIDOR 
FOR ADDITION.  GC TO SALVAGE 
(E) DOOR, HARDWARE, FFE AND 
RETURN TO PROPERTY

GC TO DEMOLISH (E) GUESTROOM 317 
AND PREP FOR (N) BATHROOMS PER 
PLANS.  GC TO SALVAGE (E) FFE, DOOR 
AND HARDWARE FOR REUSE.  

GC TO DEMOLISH (E) ROOF AND PARAPET 
COMPLETE.  GO TO PROTECT (E) CHMINEY 
AND FLUE AND BRACE DURING 
CONSTRUCTION.

(E) VENT TO REMAIN.  GC TO 
PROTECT IN PLACE
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LANDMARK PARCEL:

FAR:

BUILDING HEIGHT:

ANG:

LOT AREA:

SETBACKS:
*A MAJOR MODIFICATION IS 

REQUESTED TO ALLOW THE 

PROJECT TO PROVIDE ITS 2' 

SETBACK ALONG THE REAR 

ALLEY WITHIN A REDUCED 

HEIGHT OF 14' WITH NO 

REAR SETBACK REQ'D 

ABOVE 14'. THE EXISTING 

NONCONFORMING 

PORTIONS OF THE HOSTEL 

THAT ARE CURRETNLY 

BUILT TO THE REAR P.L. 

WILL REMAIN.

HOSTELLING INTERNATIONAL -
HOSTEL ADDITION

1436 2ND STREET
SANTA MONICA, CA

SANTA MONICA TRACT, BLOCK 172, LOTS 
G & H 

4291-015-028

HOSTELLING INTERNATIONAL

PROPOSED TIER 2 PROJECT CONSISTING 
OF A 14,015 SF NET EXPANSION OF 
EXISTING 4-STORY AFFORDABLE 
LODGING HOSTEL FACILITY ORIGINALLY 
CONSTRUCTED IN 1989. 

 EXPANSION WILL ADD NEW AND 
RENOVATED GUESTROOMS ON THE 
WEST/REAR OF THE SUBJECT PROPERTY 
AND CONSIST OF A 5 STORY ADDITION 
OF 15,622 SF (GROSS FLOOR AREA). THE 
EXISTING HOSTEL CONTAINS 48 GUEST 
ROOMS.  IN ADDITION TO A RENOVATED 
KITCHEN, DINING ROOM, CENTRAL 
COURTYARD AND COMMON AREAS, THE 
PROPOSED EXPANSION WILL PROVIDE 49 
NEW GUEST ROOMS (46 NEW MODULAR 
UNITS AND THREE NEW ROOMS FROM 
CONVERSION OF EXISTING COMMON 
LIVING SPACE)  BUT WILL ALSO REMOVE 
9 EXISTING GUEST ROOMS (1,607 SF), 
FOR A NET INCREASE OF 40 GUEST 
ROOMS. THE PROPOSED 5-STORY 
STRUCTURE EXPANSION WILL OCCUR AT 
THE REAR OF THE LANDMARK PARCEL. 
46 OF THE NEW GUESTROOMS ON THE 
2ND THROUGH 5TH FLOORS WILL 
CONSIST OF PREFABRICATED MODULAR 
UNITS THAT WILL BE TRANSPORTED TO 
THE SITE FOR EFFICIENT ASSEMBLY. 

THE RAPP SALOON IS THE DESIGNATED 
LANDMARK AND WILL REMAIN IN USE AS 
A COMMUNITY AMENITY AT THE FRONT 
OF THE PARCEL. THE USABLE SPACE IN 
THE RAPP SALOON WILL BE EXPANDED 
BY WAY OF REMOVING ELEVATED 
FLOORING, THEREBY ELIMINATING THE 
NEED FOR A HANDICAPPED RAMP 
WITHIN THE SPACE. COMMUNITY 
BENEFITS WILL BE PROVIDED PURSUANT 
TO CHAPTER 9.23 OF THE SANTA MONICA 
MUNICIPAL CODE.

4 STORIES TYPE IIIA OVER 1 STORY TYPE 
1A PODIUM.  2ND TO 5TH FLOORS TO 
UTILIZE TYPE IIIA MODULAR 
CONSTRUCTION. FULLY SPRINKLERED.
(PROPOSED ADDITION)
TYPE III FULLY SPRINKLERED (EXISTING 
BUILDING)

DOWNTOWN COMMUNITY PLAN
BAYSIDE CONSERVATION DISTRICT 2ND 
STREET

RAPP SALOON
DESIGNATION LC-03-002

DESIGNATION 17-ENT-0272

TIER 2 - 3.0 ALLOWABLE FAR
PROPOSED - 2.83  (REFER TO CALCS)

48'-0" (EXISTING BUILDING) 
60'-0" (PROPOSED ADDITION)
60'-0" ALLOWABLE MAX HEIGHT

+68.92' (REFER TO A1.00A FOR CALC.)

100' X 150' = 15,000 SF

EXISTING:
FRONT - N/A
SIDE - NONE
REAR/ALLEY - NONE

REQUIRED:
REAR/ALLEY - 2' FOR FIRST 16'.  NONE 
ABOVE 16'.

PROPOSED: 
FRONT - N/A
SIDE - N/A
REAR/ALLEY - 2' FOR FIRST 14' (MAJOR 
MODIFICATION)\*.  NONE ABOVE 14'.

PROJECT MANAGER
TOTUM
15130 VENTURA BLVD, SUITE 327
SHERMAN OAKS, CA 91403
310-351-0138
DANNY KAYE

ARCHITECT
GWYNNE PUGH URBAN STUDIO
2800 28TH STREET, SUITE 171
SANTA MONICA, CA 90405
310-396-4540
GWYNNE PUGH

CIVIL ENGINEER
KPFF
700 SOUTH FLOWER STREET, SUITE 2100
LOS ANGELES, CA 90017
213-418-0201
NEHA YADAV

STRUCTURAL ENGINEER
JOHN A. MARTIN & ASSOCIATES, INC.
950 SOUTH GRAND AVENUE, SUITE 400
LOS ANGELES, CA 90015
213-785-3159
JACQUELINE VINKLER

FOOD SERVICE
WEBB FOODSERVICE DESIGN
1530 S. LEWIS ST
ANAHEIM, CA 92805
702-807-0692
MELONEY@WEBBFSD.COM
MELONEY SMITH

ELECTRICAL ENGINNER
E ENGINEERS
1238 7TH STREET
SANTA MONICA, CA 90401
424-272-6709
ERIC PERCIC

MECHANICAL/PLUMBING ENGINEER
E2Di
911 S PRIMROSE AVENUE #C
MONROVIA, CA 91016
626-359-7231
DONN CAMPBELL

ELEVATOR CONSULTANT
HKA CONSULTING
23211 SOUTH POINTE DRIVE
LAGUNA HILLS, CA 92653
949-348-9711 X 206
ALAN TAYLOR

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0

EXISTING UNITS:

PROPOSED UNITS:

45 STANDARD ROOMS
3 ADA ROOMS
48 TOTAL

22 FAMILY UNITS
25 DORMITORY UNITS
1 ADA FAMILY UNIT
1 ADA DORM UNIT
49 TOTAL

TOTAL UNIT COUNT
(48 EXISTING UNITS) - (9 ROOMS TO BE REMOVED TO ACCOMMODATE ADDITION) = 
39 ROOMS TO REMAIN

(39 EXISTING ROOMS) + (49 PROPOSED ROOMS) = 
88 TOTAL UNITS

EXISTING OPEN SPACE: 1,527 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
2,102 SF (TOTAL EXISTING)

REQUIRED OPEN SPACE: 2,773 SF (TOTAL REQUIRED)
1,386 SF (REQUIRED AT 1ST FLOOR)

PROVIDED OPEN SPACE: 1,495 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
   818 SF (5TH FLOOR ROOF DECK)
   115 SF (2ND FLOOR BALCONY)
3,003 SF TOTAL

*PER SECTION SECTION 9.10.060(B)(1) OF THE DCP, 20% OF THE BUILDABLE AREA IS 
REQUIRED TO BE OPEN SPACE WITH 10% REQUIRED TO BE LOCATED AT THE 
GROUND FLOOR LEVEL. 

BUILDABLE AREA = (LOT AREA - REQUIRED SETBACK AREA) = 
(150' x 100') - (2' x 100') - (936 SF AT RAPP SALOON) =
13,864 SF

20% OF BUILDABLE AREA = (13,864 SF X .20) = 
2,773 SF

10% REQUIRED AT GROUND FLOOR = (13,864 SF X .10) =
1,386 SF

EXISTING BICYCLE PARKING
LONG TERM SPACES 9
SHORT TERM SPACES 6

REQUIRED BICYCLE PARKING (PER ZONING ORDINANCE 9.28.140)
LONG TERM = (0.20 X 85 UNITS) = 17
SHORT TERM SPACES 8

PROVIDED BICYCLE PARKING (SEE SHEET A1.00B FOR MORE INFORMATION)
LONG TERM SPACES: 17
SHORT TERM SPACES 8

EXISTING PARKING SPACES: 6 SPACES

REQUIRED PARKING SPACES: 0 SPACES

PROPOSED PARKING SPACES: 0 SPACES

*PARKING SPACES TO BE REMOVED PURSUANT TO SMMC ZONING ORDINANCE 
9.28.180B

EXISTING LOADING SPACES: 0 SPACES

REQUIRED LOADING SPACES: 0 SPACES

PROPOSED LOADING SPACES: 0 SPACES

*LOADING SPACE NOT REQUIRED PURSUANT TO SMMC ZONING ORDINANCE 
9.28.180B

EXISTING ROOM TYPES
(E) ENSUITE PRIVATE ROOMS
(E) NON-ENSUITE PRIVATE ROOMS
(E) ENSUITE DORMS
(E) NON-ENSUITE DORMS

PROPOSED ROOM TYPES
(N) ENSUITE PRIVATE ROOMS
(N) ENSUITE DORM ROOMS

TOTAL ROOM TYPES
ENSUITE PRIVATE ROOMS
NON-ENSUITE PRIVATE ROOMS
ENSUITE DORMS
NON-ENSUITE DORMS

REQUIRED ACCESSIBLE ROOMS 
(PER TYPE)
ENSUITE PRIVATE ROOMS
NON-ENSUITE PRIVATE ROOMS
ENSUITE DORM ROOMS
NON-ENSUITE DORM ROOMS

ACCESSIBLE ROOMS BY TYPE
ACCESSIBLE ENSUITE DORM
ACCESSIBLE NON-ENSUITE DORM 
ACCESSIBLE ENSUITE PRIVATE
ACCESSIBLE NON-ENSUITE PRIVATE

EXISTING ROOM QUANTITIES
 1        (2 LESS 1 TO BE REMOVED)
 7   (8 LESS 1 TO BE REMOVED)
 5         (8 LESS 3 TO BE REMOVED)
26        (30 LESS 4 TO BE REMOVED)
39 TOTAL (INCLUDES 3 EXISTING ADA ROOMS)

PROPOSED ROOM QUANTITIES
23
26                                                            
49 TOTAL 

TOTAL ROOM QUANTITIES
24
7
31
26
88 TOTAL ROOMS

QUANTITY REQ'D    QUANTITY PROVIDED
(PER TYPE)   (PER TYPE)

1 1
1 1
1 1
1 2

5 TOTAL ROOMS

QUANTITY AND ROOM NUMBER
1 (ROOM 520)
2 (ROOMS 310 & 410)
1 (ROOM 521)
1 

TOTAL UNIT COUNT
(48 EXISTING UNITS) - (9 ROOMS TO BE REMOVED TO ACCOMMODATE ADDITION) = 
39 ROOMS TO REMAIN

(39 EXISTING ROOMS) + (49 PROPOSED ROOMS) = 
88 TOTAL UNITS

ACCESSIBLE UNIT COUNT
PER CBC TABLE 11B-224.2, 5 TOTAL GUESTROOMS REQUIRED TO PROVIDE MOBILITY 
FEATURES.  1 OF EACH GUESTROOM TYPE REQUIRED TO BE ACCESSIBLE. 

88 TOTAL GUESTROOMS X 5% = 5 TOTAL GUESTROOMS REQ'D TO BE ACCESSIBLE

EXISTING LOCKERS: 12
REQUIRED LOCKERS: 13   (.75 x 17 EMPLOYEES = 12.75)
PROPOSED LOCKERS: 13

EXISTING SHOWERS: 18 PRIVATE SHOWERS SHARED BETWEEN 
GUESTS AND EMPLOYEES

REQUIRED SHOWERS: 2 (PER SMMC ZONING ORDINANCE 9.28.170)
PROPOSED  SHOWERS: 24 PRIVATE SHOWERS SHARED BETWEEN

GUESTS AND EMPLOYEES

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING 
HEREIN CONSTITUTE ORIGINAL AND UNPUBLISHED 
WORK OF THE ARCHITECT AND MAY NOT BE 
DUPLICATED, USED OR DISCLOSED WITHOUT THE 
WRITTEN CONSENT OF THE ARCHITECT.

2800 28TH STREET
SUITE 171
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DD PROGRESS SET

PROJECT INFORMATIONPROJECT TEAMFAR CALCULATIONSUNIT COUNT

ROOM TYPES COUNT/ADA DISPERSION

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF

NOTE: BUILDING AREA CALCULATED AS GROSS BUILDING AREA PER SMMC 9.4.080.  
REFER TO A0.20 FOR DETAILED INFORMATION. 

OPEN SPACE

BICYCLE PARKING

AUTOMOBILE PARKING/LOADING

LOCKERS/SHOWERS

VICINITY MAP



1928 SF

(N) RESIDENTIAL

322 SF

(N) TRASH ROOM

(N) COURTYARD
1495 SF

3756 SF

(N) RESIDENTIAL

(E) PRIVATE 
BALCONY

115 SF

3582 SF

(N) RESIDENTIAL

3577 SF

(N) RESIDENTIAL

3727 SF

(N) RESIDENTIAL

(N) ELEVATOR 
CONTROL ROOM

36 SF

(N) ROOF DECK
599 SF

(N) ROOF DECK
219 SF

(E) AREA TO BE 
DEMOLISHED

1607 SF

(E) COURTYARD 
TO BE 

DEMOLISHED
1527 SF

(E) ENTRY 
COURTYARD

575 SF

EXISTING TO REMAIN

EXISTING TO BE 
DEMOLISHED

PROPOSED RESIDENTIAL

PROPOSED TRASH ROOM

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0
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WORK OF THE ARCHITECT AND MAY NOT BE 
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ZONING FAR CALCS

03/06/20

18036.1

DD PROGRESS SET
 1" = 20'-0"

1B
1ST FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
2

2ND FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
3

3RD FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
4

4TH FLOOR PROPOSED FAR PLAN

 1" = 20'-0"
5

5TH FLOOR PROPOSED FAR PLAN

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF

 1" = 20'-0"
1A

1ST FLOOR DEMO FAR PLAN

LEGEND

FAR CALCULATION
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UP

UP

UP

EXISTING 4-STORY HOSTEL

BAYSIDE CONSERVATION 

DISTRICT

2ND STREET

EXISTING COMMERCIAL BUILDING 
- NOT IN SCOPE

EXISTING COMMERCIAL BUILDING
- NOT IN SCOPE

2
N

D
 S

T
R

E
E

T

1
S

T
 C

O
U

R
T

CL CL

PLPL

PL

PL

9
9

' -
 4

 3
/4

"

150' - 3 7/8"

EXISTING BUILDING 
- NOT IN SCOPE

EXISTING RAPP 

SALOON

20'-0 1/2"

10'-0 1/2"

39' - 6 1/2"

11' - 10 3/4"

39' - 8 1/2"

(E) CURB CUT AND 
TRUNCATED DOMES

(N) METAL GATE AT 
(N) GROUND FLOOR 
TRANSFORMER 
ENCLOSURE

COURTYARD

AREA OF CONSTRUCTION

(E) TREE & PLANTER

(E) SIDEWALK

(E) PLANTER

TRASH 

ROOM

DINING 

HALL

TRANSFORMER 

ENCLOSURE

(E) TREE

KITCHEN

EXISTING OPEN SPACE: 1,527 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
2,102 SF (TOTAL EXISTING)

REQUIRED OPEN SPACE: 2,773 SF (TOTAL REQUIRED)
1,386 SF (REQUIRED AT 1ST FLOOR)

PROVIDED OPEN SPACE: 1,495 SF (1ST FLOOR COURTYARD)
   575 SF (1ST FLOOR LOBBY ENTRY)
   818 SF (5TH FLOOR ROOF DECK)
   115 SF (2ND FLOOR BALCONY)
3,003 SF TOTAL

*PER SECTION SECTION 9.10.060(B)(1) OF THE DCP, 20% OF THE BUILDABLE AREA IS 
REQUIRED TO BE OPEN SPACE WITH 10% REQUIRED TO BE LOCATED AT THE 
GROUND FLOOR LEVEL. 

BUILDABLE AREA = (LOT AREA - REQUIRED SETBACK AREA) = 
(150' x 100') - (2' x 100') - (936 SF AT RAPP SALOON) =
13,864 SF

20% OF BUILDABLE AREA = (13,864 SF X .20) = 
2,773 SF

10% REQUIRED AT GROUND FLOOR = (13,864 SF X .10) =
1,386 SF

EXISTING LOT AREA:

EXISTING BUILDING AREA:

EXISTING FAR:

EXISTING BUILDING AREA:

AREA TO BE DEMOLISHED:

TOTAL EXISTING BUILDING AREA 
(TO REMAIN):

PROPOSED ADDITION AREA:

EXISTING BUILDING AREA 
TO REMAIN:

TOTAL PROPOSED BUILDING AREA:

PROPOSED FAR:
(TOTAL BLDG AREA/LOT AREA)

ALLOWABLE FAR:

15,000 SF

28,392 SF

1.89 (3.0 ALLOWABLE)

28,392 SF

1,607 SF

26,785 SF

15,622 SF

26,785 SF

42,407 SF

42,407/15,000 = 2.83

TIER 2 - 3.0

1

D

C

2

15' - 0"

2
7

' -
 6

"

(N) DRAIN, TYP.

2.7

C.8

B.3

B.5

B.6

C.9
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DD PROGRESS SET

 3/32" = 1'-0"
1

PLOT PLAN
N

OPEN SPACE

FAR CALCULATIONS

+69.62'

+68.99'

+69.14'

+67.93'

 1/8" = 1'-0"
2

PROPOSED DRAINAGE AT ADDITION

PROPOSED BUILDING FAR AREA

LEVEL FAR PROPOSED AREA (SF)

(E) 1ST
FLOOR

(N) RESIDENTIAL 1928 SF

(E) 1ST
FLOOR

(N) TRASH ROOM 322 SF

(E) 2ND
FLOOR

(N) RESIDENTIAL 3756 SF

(E) 3RD
FLOOR

(N) RESIDENTIAL 3582 SF

(E) 4TH
FLOOR

(N) RESIDENTIAL 3577 SF

(N) 5TH
FLOOR

(N) RESIDENTIAL 3727 SF

TOTAL 16891 SF



DN

EXISTING RAPP 
SALOON

EXISTING COMMERICAL BUILDING -
NOT IN SCOPE

EXISTING BUILDING
- NOT IN SCOPE

2
N

D
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R

E
E

T
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T

CL

CL

EXISTING BUILDING 
- NOT IN SCOPE

9
9

' -
 5

 3
/1

6
"

150' - 6"

EXISTING 

DINING HALL -

TO BE 

DEMOLISHED

EXISTING 

PARKING - TO 

BE REMOVED

EXISTING 

COURTYARD -

TO BE 

DEMOLISHED

EXISTING 4-STORY 
HOSTEL

20' - 0 3/32"

10' - 0 15/32"

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) SHORT TERM 
BICYCLE PARKING TO 
REMAIN

(E) LONG TERM BICYCLE 
PARKING TO REMAIN
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DD PROGRESS SET

 3/32" = 1'-0"
1

EXISTING SITE PLAN

N

+69.62'

+68.99'

+69.14'

+67.93'

AVERAGE NATURAL GRADE CALCULATION:

68.99'

69.62'

69.14'

67.93'

275.68'/4 = 68.92'

NOTES



UP

UP

UP

(N) TRASH
RM

116

EXISTING 4-STORY 
HOSTEL

EXISTING COMMERCIAL 
BUILDING - NOT IN SCOPE

EXISTING COMMERCIAL 
BUILDING - NOT IN SCOPE

2
N

D
 S

T
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E

T

1
S

T
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T

CL CL

(N) DINING
HALL

115

(N)
COURTYARD

-

PLPL

PL

PL

9
9

' 
- 

4
 3

/4
"

150' - 3 7/8"

(N) UNISEX
ADA REST.

119

(N) DRY
STORAGE

116

EXISTING BUILDING - NOT IN 
SCOPE

(N) 
ELEVATOR

EXISTING RAPP 
SALOON

(E) CITY BICYCLE 
PARKING TO REMAIN

(E) CITY BICYCLE 
PARKING TO REMAIN

(E) CITY BICYCLE 
PARKING TO REMAIN

(E) LONG TERM BICYCLE 
PARKING TO REMAIN 
SEE A3.01A

(N) SHORT TERM 
BICYCLE PARKING 
8 SPACES MIN
LANDSCAPE FORMS 
BOLA BIKE RACK 
2" x 28" x 32", TYP.

(N) LONG TERM BICYCLE 
PARKING SEE A3.01A

SERVICE
KITCHEN

114

(N) LONG TERM BICYCLE 
PARKING SEE A3.01A

MOTORIZED 
ROLL UP 
DOORS W/ 
10-KEY PAD

MOTION 
ACTIVATED 
LIGHTING

FLOOR 
DRAINS
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1ST FLOOR

DEMOLITION FLOOR

PLAN

03/06/20
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DD PROGRESS SET

 1/8" = 1'-0"
1

1ST FLOOR DEMOLITION FLOOR PLAN

GC TO REMOVE (E) 
TRANSFORMER VAULT,  VENTS, 
AND ASSOCIATED EQUIPMENT 
COMPLETE.  GC TO COORDINATE 
WITH LOCATION OF (N) 
TRANSFORMER ENCLOSURE

(E) DINING HALL TO BE 
DEMOLISHED COMPLETELY.  
WORKS INCLUDES BUT IS NOT 
LIMITED TO DEMOLITION OF (E) 
WALLS, DOORS, STOREFRONT, 
TRUSSES, ROOF.  GC TO FIELD 
VERIFY (E) CONDITIONS AND 
COORDINATE WITH LOCATION 
OF (E) UTILITIES AND (E) 
FOUNDATION. 

GC TO REMOVE (E) DOOR 
AND SAVE FOR RELOCATION

(E) WALL TO BE 
DEMOLISHED

(E) DOOR AND FRAME 
TO BE REMOVED 
COMPLETE

PORTION OF 
EXISTING WALL TO BE 
REMOVED

(E) COLONADE TO 
REMAIN

(E) GREASE 
INTERCEPTOR TO BE 
DEMOLISHED

LEGEND

N

(E) KITCHEN TO REMAIN.  WALLS TO 
BE MODIFIED AS NEEDED FOR 
CONSTRUCTION OF (N) DINING 
HALL

(E) REFER'S TO BE SALVAGED 
FOR REUSE

(E) TRASH AREA TO 
BE DEMOLISHED AND 
PREP'D FOR (N) DRY 
STORAGE AREA

(E) ELECTRICAL ROOM TO 
REMAIN

GC TO COORDINATE LOCATION OF 
(N) UTILITY LINES WITH (N) 
FOUNDATION PER STRUCTURAL 
DWG'S. GC TO RELOCATE (E) 
UTILITY LINES AS NEEDED TO 
ACCOMODATE ADDITION.  SEE CIVIL 
DWG'S FOR MORE INFORMATION.

GC TO REGRADE ASPHAULT AS 
NEEDED TO PROVIDE NECESSARY 
CLEARANCE AT TRANSFORMER.  
SLOPE AND CROSS SLOPE NOT TO 
EXCEED 2%.

(E) MOMENT FRAME TO REMAIN

(E) FIREPLACE, FLUE, AND CHIMNEY TO REMAIN.  
GC TO PROTECT IN PLACE AND REFRAME AROUND 
FLUE AS NEEDED.

GC TO REMOVE (E) WALL AT 
DINING HALL SIDE OF (E) 
EXPANSION JOINT.  WALL ON 
HOSTEL SIDE TO REMAIN.  
PROTECT IN PLACE. 

GC TO DEMOLISH 
PORTION OF (E) WALL 
TO PREP FOR (N) 
FIREPLACE

GC TO DEMOLISH EXISTING 
COURTYARD AND PREP FOR 
(N) CONFIGURATION.  WORK 
INCLUDES BUT IS NOT LIMITED 
TO REMOVAL OF (E) 
FOUNTAIN AND SEATING WITH 
CONCRETE BASE

(E) STOREFRONT TO 
REMAIN.  PROTECT IN 
PLACE

GC TO REMOVE (E) COLUMN.  SEE 
STRUCTURAL DWG'S FOR MORE 
INFORMATION. 

GC TO REMOVE (E) GATE 
COMPLETE

GC TO RELOCATE (E) GAS METER 
AND RISER TO ACCOMMODATE NEW 
WALLS PER PLAN.  SEE PLUMBING 
DWG'S  FOR MORE INFO
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(E) ROOM 
201

(E) ROOM
203
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(E) STORAGE
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(E) LIBRARY 233

(E) ROOM
207

(E) JANITOR
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(E) MEN'S RESTROOM
220

(E) WOMEN'S RESTROOM
221

(E) ROOM
205

OPEN TO BELOW

(E) ADA 
ROOM

211

(E) ROOM
212

(E) ROOM
213

(E) ROOM
202

-

(E) TV LOUNGE 215
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EXISTING HOSTEL - NOT IN SCOPE

ADJACENT BUILDING - NOT IN SCOPE
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DEMOLITION FLOOR

PLAN
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DD PROGRESS SET

 1/8" = 1'-0"
1

2ND FLOOR DEMOLITION FLOOR PLAN

GC TO DEMOLISH PORTION OF (E) 
WALL AND (E) WINDOW AS 
NEEDED TO ACCOMMODATE (N) 
CORRIDOR FOR ADDITION

GC TO DEMOLISH PORTION OF (E) WALLS AND 
WINDOWS AS NEEDED TO ACCOMMODATE 
CORRIDOR EXTENSION PER PLANS. 

(E) STAIR TO BE REMOVED COMPLETE.  (E) CMU 
SHEAR WALL TO BE PROTECTED IN PLACE AT 1ST 
FLOOR ONLY

GC TO DEMOLISH (E) 
GUESTROOMS COMPLETE.  
GC TO SALVAGE FFE AND 
PREP FOR (N) STRUCTURE 
PER STRUCTURAL DWG'S.  GC 
TO RELOCATE (E) MEP AS 
NEEDED FOR (N) GUESTROOM 
CONFIGURATION

LEGEND

(E) DINING HALL TO BE 
DEMOLISHED COMPLETE.  SEE 
A2.01A FOR MORE INFORMATION

N

(E) FLUE AND FRAMING TO REMAIN.  GC TO 
PROTECT IN PLACE AND REFRAME AROUND 
FLUE AS NEEDED

(E) MOMENT FRAME TO REMAIN.  GC TO 
PROTECT IN PLACE.  SEE STRUCTURAL DWG'S. 

(E) SHEAR WALL TO REMAIN.  SEE 
STRUCTURAL DWG'S. 

GC TO DEMOLISH (E) 
EXTERIOR WALL AS NEEDED 
AND (E) WINDOWS TO 
ACCOMMODATE (N) 
STRUCTURE AND 
GUESTROOMS. 

GC TO DEMOLISH (E) OVERHANG 
COMPLETE. GC TO PATCH AND 
REPAIR (E) STUCCO AS NEEDED

GC TO DEMOLISH PORTION OF (E) 
WALL AS NEEDED TO 
ACCOMMODATE (N) CORRIDOR 
FOR ADDITION.  GC TO SALVAGE 
(E) DOOR, HARDWARE, FFE AND 
RETURN TO PROPERTY

GC TO DEMOLISH (E) SHEAR 
WALL AT 2ND FLOOR AND 
PREP FOR (N) 
CONFIGURATION

GC TO DEMOLISH PORTION OF (E) 
WALL AND FINISHES AS NEEDED 
FOR (N) CONFIGURATION
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3RD FLOOR

DEMOLITION PLAN

03/06/20
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DD PROGRESS SET

 1/8" = 1'-0"
1

3RD FLOOR DEMOLTION PLAN

GC TO REMOVE (E) MECHANICAL 
EQUIPMENT AND SALVAGE FOR 
RELOCATION AND REUSE.  SEE 
MECHANICAL DWG'S

GC TO DEMOLISH (E) CLOSET COMPLETE 
AND PREP FOR (N) CORRIDOR.  GC TO 
SALVAGE AND RELOCATE (E) EQUIPMENT 
PER MECHANICAL PLANS. GC TO DEMOLISH 
(E) WINDOW AND PORTION OF (E) EXTERIOR 
WALL AS NEEDED. 

GC TO DEMOLISH (E) WALL COMPLETE.  GC 
TO RELOCATE (E) UTILITIES AS NEEDED. 

GC TO DEMOLISH (E) BATHROOM 
COMPLETE.  GC TO SALVAGE (E) 
BATHROOM ACCESSORIES AND PLUMBING 
FIXTURES FOR REUSE 

LEGEND

N

GC TO DEMOLISH PORTION OF (E) 
WALL AND (E) WINDOW AS 
NEEDED TO ACCOMMODATE (N) 
CORRIDOR FOR ADDITION

GC TO DEMOLISH PORTION OF (E) 
WALL AS NEEDED TO 
ACCOMMODATE (N) CORRIDOR 
FOR ADDITION.  GC TO SALVAGE 
(E) DOOR, HARDWARE, FFE AND 
RETURN TO PROPERTY

GC TO DEMOLISH (E) GUESTROOM 317 
AND PREP FOR (N) BATHROOMS PER 
PLANS.  GC TO SALVAGE (E) FFE, DOOR 
AND HARDWARE FOR REUSE.  

GC TO DEMOLISH (E) ROOF AND PARAPET 
COMPLETE.  GO TO PROTECT (E) CHMINEY 
AND FLUE AND BRACE DURING 
CONSTRUCTION.

(E) VENT TO REMAIN.  GC TO 
PROTECT IN PLACE
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4TH FLOOR DEMOLITION PLAN

GC TO DEMOLISH (E) ROOM 417 
AND BALCONY AND PREP FOR (N) 
CONFIGURATION PER PLANS

GC TO DEMOLISH (E) ROOM 416 
AND BATHROOM COMPLETE AND 
PREP FOR (N) BATHROOM 
CONFIGURATION PER PLANS

LEGEND

N

GC TO DEMOLISH PORTION OF (E) 
WALL AND (E) WINDOW AS 
NEEDED TO ACCOMMODATE (N) 
CORRIDOR FOR ADDITION

GC TO DEMOLISH PORTION OF (E) 
WALL AS NEEDED TO 
ACCOMMODATE (N) CORRIDOR 
FOR ADDITION.  GC TO SALVAGE 
(E) DOOR, HARDWARE, FFE AND 
RETURN TO PROPERTY

GC TO DEMOLISH (E) DOOR AND 
PORTION OF CORRIDOR WALL
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(E) STAIR #2

(E) ROOF

(E) 
MECHANICAL 

ROOM

GC TO MODIFY (E) ROOF TO 
ACCOMMODATE (N) CORRIDOR, 
(N) ROOF DECK, AND EXTENSION 
OF STAIR #1.  (E) MECHANICAL 
EQUIPMENT TO BE RELOCATED.  
SEE MECHANICAL DRAWINGS 
FOR MORE INFORMATION.

(E) ROOF

GC TO MODIFY (E) 
ROOF TO 
ACCOMMODATE (N) 
CORRIDOR PER 
PLANS
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ADJACENT BUILDING - NOT IN SCOPE
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1ST FLOOR

CONSTRUCTION

PLAN

04/24/20

18036.1

DD SET

1/8" = 1'-0"
1

1ST FLOOR CONSTRUCTION PLAN

(N) VENTLESS 
FIREPLACE (TBD)

(N) RATED FIRE 
DOORS

LEGEND

(N) GREASE 
INTERCEPTOR PER 
MECH DWG'S

LINE OF (N) 
CORRIDOR 
ABOVE

LINE OF (E) 
FLOOR ABOVE

(N) STOREFRONT

N

(N) SLAB 
FOR (N) 

SCE 
TRANS.

(N) SWITCH 
GEAR

(N) FENCE W/ SLIDING 
GATE AT TRANSFORMER 
ENCLOSURE
GROUNDING PER SCE 
REQUIREMENTS. 

(N) VENTLES FIREPLACE 
IN (E) ENCLOSURE

(N) DRY STORAGE.  
SEE FOOD SERVICE 
DWG'S FOR MORE 
INFORMATION

(E) KITCHEN TO REMAIN.  
WALLS TO BE MODIFIED AS 
NEEDED FOR CONSTRUCTION 
OF (N) DINING HALL

(N) BEVERAGE 
COUNTER.  SEE 
FS DWG'S

(N) SERVICE COUNTER WITH 
STORAGE BELOW AND AL 
OVERHEAD ROLL UP DOOR. SEE 
FS DWG'S

GC TO COORDINATE LOCATION 
OF (N) UTILITY LINES WITH (N) 
FOUNDATION PER STRUCTURAL 
DWG'S. GC TO RELOCATE (E) 
UTILITY LINES AS NEEDED TO 
ACCOMODATE ADDITION 

GC TO REGRADE 
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Rapp Saloon 
 
Santa Monica, California 
Spencer & Pugh, bricklayers, 1875 
Historic Rehabilitation Plan and Project Conformance Review 
 
 
Building History and Description 
 
The Rapp Saloon located at 1438 Second Street was built in 1875 and designated as the 
City of Santa Monica’s first historic landmark in 1975.  The one story building is reportedly 
the oldest masonry building remaining in the City and was rehabilitated and incorporated in 
1988 as part of Hostelling International ((formerly American Youth Hostels, Inc)’s project 
that created the multistory hostel building behind and to the north of the landmark 
structure.  

The Rapp Saloon has served many functions during its long use.   The building was 
constructed as a beer hall by William Rapp and in 1877, a local newspaper ad promoted 
the “Los Angeles Beer Garden”.  The building operated briefly as City Hall in 1888-1889 
and from 1911 to 1914 the building was used by the Vitagraph Film Company.  Other uses 
include offices for the Salvation Army, a radiator repair shop, a piano tuning shop and an 
art gallery.  The property on the north and surrounding parcel appears to have been vacant 
for many years and the Rapp Saloon was unoccupied when designated.   

In 1986, Hostelling International began work for construction of the current hostel building 
designed by local architects Marc Appleton and Ralph Mechur.  The four story project 
completed in 1988 was located behind and to the north of the Rapp Saloon with an open 
exterior entry court along the north façade.  The rear (west) approximate 10 feet of the Rapp 
Saloon is incorporated into the front lobby of the hostel building that provides public access 
to the rear entry to the Rapp Saloon.   

With the construction of the Santa Monica Hostel, the front façade and north side elevation 
of the historic Rapp Saloon remained visible from Second Street and from the outdoor court 
on the north.  The rear (west) elevation of the Rapp Saloon is visible from inside the Hostel 
lobby while the south side is a shared party wall with the adjacent property.  The 
Landmark’s north side elevation is covered by a series of overlaid painted signs from 
previous years indicating the variety of uses the building served.   The brick at the front 
entry is unpainted.  There is a horizontal parapet cap and trim that continues over an 
arched shape above the front entry.   
 
The Rapp Saloon’s front and rear elevation both have a central doorway and flanking 
windows with the front windows having an arched upper window.  There are no windows on 
the side walls.  Earlier photographs show taller windows on Second Street with window sills 
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closer to the ground.  Another photo shows a widened front entry (that does not appear 
original) and entry to the historic building at grade without steps.  There was no existing 
floor or steps when the building was rehabilitated in the 1980s.  The arched windows 
including the arched window and parapet over the front door and brick detailing provide a 
slight Italianate styling to the structure. The roof is flat behind the parapet.  
 
The interior of the Rapp Saloon is currently one large space with dark stained wide-plank 
wood flooring on a raised floor several steps up from the street.  The current raised floor is 
not original .  Before rehabilitation, the interior floor was at grade and the location of the 
current raised floor was based on joist pockets in the side walls.  During the 1986 – 1989 
project, the floor was built with an internal ramp for accessibility along with a set of interior 
steps and surrounding decorative rail at the back of the space directly accessible through 
the rear door from the Hostel lobby.  Other than a wood base and exposed steel structure, 
the interior walls and ceiling are smooth painted plaster.  There is an exposed mechanical 
system hung from the ceiling as well as a contemporary suspended lighting grid. 
 
The historic significance of the building in the Landmark Commission’s original designation 
as described in the DPR (CA Department of Parks and Recreation form 523a) is the 
building’s history as the oldest masonry structure in the Santa Monica, constructed in the 
first years of the City’s formation. The arched windows and brick detailing of the front 
facade are noted as part of “High Victorian Italianate” design.  The DPR also lists a series of 
uses the building has served throughout its history including beer garden, municipal offices,   
movie company facility and other shops reflecting the evolving history of Santa Monica and 
the downtown core. The DPR updated in 2010 also notes that the building is “…an excellent 
example of a vernacular commercial building from the late 19th century…” and that the 
property continues to be eligible for individual listing in the National Register and as a 
contributor to the eligible “Central Business District”. 
 
 
Character-Defining Features   
 
The primary characteristics of the building relate to its masonry construction.  In the original 
DPR the architectural style is called “Vernacular/Italianate influence” and notes that the 
brick detailing is the primary source of character defining features.  The Italianate style is 
characterized by decorative cornice and window surrounds, as well as frequent use of 
arched main entry and symmetrical composition.  The Rapp Saloon masonry work includes 
a parapet cap and decorative cornice trim as well as decorative masonry window and door 
trim.   The wood windows and doors are not original.  The interior is not part of the 
landmark designation. 
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Landmark Parcel 
 
The subject property consists of two 50’ wide lots (Lots G and H).  When the Rapp Saloon 
was originally designated as a City Landmark, one of the two lots (Lot H) was defined to be 
the Landmark Parcel.  More recently, the designation has been amended to include both 
lots together as constituting the Landmark Parcel. 
 
 
Project Description 
 
The proposed project is to expand the existing hostel facility with new and renovated 
guestrooms on the western (rear) side of the property.  Most of the new guestrooms will be 
assembled using prefabricated units.  All of the primary work scope is physically and visually 
separated from and located in an entirely different area of the building than the Rapp 
Saloon. During construction of the proposed project access to project work areas will occur 
from the alley on the west side of the property so that the hostel’s primary entrance on 
Second Street next to the Rapp Saloon will not be needed for delivery of construction 
materials or entry by workers with tools.  The proposed building addition on the west will be 
integrated into the existing hostel building at the rear and will not be visible from Second 
Street around the one-story Rapp Saloon at the front of the four-story hostel building.  The 
existing hostel building buffers the proposed rear addition from the historic Rapp Saloon. 
 
Secondary work is under consideration for the Rapp Saloon, notably to improve access to 
the space by removing the raised floor and non-original front entry steps.  Lowering the floor 
to match the surrounding grade provides direct access from both the street entry and rear 
entry within the Hostel lobby and allows for easier access and full use of the floor area 
without steps and ramps.  Non-original concrete steps would be removed and the front 
entry doors extended to grade.  These modifications and any design alternates will be 
reviewed for compatibility with the Landmark building.  Other improvements to non-original 
lighting are also under review.  Further detailing of these proposed changes will be subject 
to ongoing preservation review so that none of these changes would affect character 
defining features of the building.  No other work is currently anticipated on the exterior of 
the Rapp Saloon and none of the brick masonry will be impacted.  All work on and around 
the Rapp Saloon building and on the Landmark Parcel is to meet the Secretary of the 
Interior’s Standards for Rehabilitation. 
 
 
Regulatory Setting    
 
The importance of historic resources has been recognized by federal, state, and local 
governments through programs and legislation that identify and recognize buildings, 
structures, objects, landscapes and districts that possess historic significance.  
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In 1975 the Landmarks Commission of the City of Santa Monica designated the Rapp 
Saloon Building as City of Santa Monica Historical Landmark #1.  The entire parcel was 
recently nominated by the current owners for inclusion in the designation, resulting in the 
Landmarks Commission designation of the property as a Landmark Parcel.  A remodel and 
addition project for the hostel building as well as work on the Rapp Saloon building and 
surrounding site are to meet the Secretary of the Interior’s Standards for Treatment of 
Historic Properties including the Secretary of the Interior’s Standards for Rehabilitation.  The 
California Historical Building Code is also applicable to the project.   
 
 
California Environmental Quality Act 
 
The California Environmental Quality Act (CEQA) considers historical resources part of the 
environment. A project that may cause a substantial adverse effect on the significance of an 
historical resource may have a significant effect on the environment. A property that is 
eligible for listing in the California Register of Historical Resources, is listed in a local 
register of historical resources, or has been identified as historically significant in an historic 
resources survey that meets specific criteria is considered a historical resource under CEQA.  
 
In order to determine if a property is a potential historical resource it must be evaluated for 
its eligibility for inclusion on the National Register of Historic Places, the California Register 
of Historical Resources and/or as a local historical resource.  The property at 1436 Second 
Street has been determined to be a City of Santa Monica Historic Landmark.  For CEQA 
review there is no impact to the historic resource if the project meets the Secretary of the 
Interior’s Standards for Rehabilitation.  
 
 
Secretary of the Interior’s Standards & Preservation Briefs 
 
The project is to meet the Secretary of the Interior’s Standards for Rehabilitation both as an 
overall approach to repair and rehabilitation and as related to specific treatment of historic 
features.  The Secretary of the Interior’s Standards for Treatment of Historic Properties 
provides guidelines for historic preservation projects nationwide and is used in 
environmental reviews to denote a level of care that ensures the work will not significantly 
impact the historic resource. Among the four sets of standards (preservation, restoration, 
rehabilitation, and reconstruction), the Secretary of the Interior’s Standards for 
Rehabilitation are applicable to this project. Rehabilitation is considered a method to ensure 
the viability of buildings through adaptations and additions for new uses and evolving 
building system technologies that support safe and comfortable occupancy and the special 
requirements of continuing or new uses.   
 
Along with the overall approach to preservation as stated in the Secretary of the Interior’s 
Standards, the National Park Service through its Technical Preservation Services provides 
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guidance through the Preservation Briefs (currently 50) and a Technical Notes series. These 
publications offer background and case studies for issues ranging from preparation of 
surveys and site documentation to treatments of windows, plaster and paint removal.  There 
are also supplementary technical briefs that similarly provide overall rehabilitation 
strategies along with specific case studies for design for historic structures.  These briefs and 
Technical Notes can be included in specific specification sections for reference. 
 
 
California Historical Building Code (CHBC) 
 
The parcel is a qualified historic resource for use of the California Historical Building Code.  
The code covers alternate provisions for historic structures that promote safety and access 
while tailoring the requirements to specific building conditions. Sections of the Historical 
Building Code allow for alternate provisions for Change of Use, Accessibility, Egress, Fire 
Safety, Archaic Materials, Engineering and other building systems when a regular code 
provision could potentially impact historic features and spaces. 
 
 
Mills Act 
 
There is no current Mills Act contract for the property. 
 
 
Certificate of Appropriateness – Landmarks Commission 
 
The Landmarks Commission will be involved in the review and approval of the project 
including physical treatments and any exterior modifications to the original building along 
with design of new building at back of site.  The Landmarks Commission will have a formal 
preview of this project and provide input for the submittal for Planning Commission. The 
Landmarks Commission will also have design review responsibility for the project through a 
Certificate of Appropriateness following Planning Commission review so that the project 
continues to meet the Secretary of the Interior’s Standards for Rehabilitation. 
 
 
Overall Work Process 
 
The project team includes a qualified historic preservation architect.  David Kaplan, 
principal architect at Kaplan Chen Kaplan, who meets the qualifications of the National 
Park Service for Architectural History and Historic Architect.  The project team will work 
together to highlight issues that may affect building features.  Early discussion of issues will 
help maintain the project schedule while finding solutions to meet the Secretary of the 
Interior’s Standards for Rehabilitation.  The qualified preservation architect will also monitor 
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the construction phase of the project to ensure that the proposed scope of work is 
performed in compliance with the Secretary of the Interior’s Standards for Rehabilitation. 
 
 
Specifications 
 
Treatments for historic features should be appropriately specified.  Although not currently 
proposed work, such as exterior masonry repair along with window repair and 
refurbishment will be specified and reviewed for conformance with the Secretary of the 
Interior’s Standards.  The Preservation Briefs also provide guidance for rehabilitation of 
historic materials and will be referenced in the specifications.  Treatments will include a 
range of repair techniques to be used for specific conditions.   
 
 
Process for Historic Preservation during Construction 
 
A significant part of a successful historic rehabilitation project is the process during 
construction. The preservation architect will provide the following services during 
construction to help ensure a successful preservation project:   
• Review procedures at start of work and throughout construction 
• Review mock-ups (if and as may be needed or appropriate) and submittals for 
rehabilitation of historic features and materials 
• Visit site during the work to confirm compliance with the Standards 
• Issue Field Notes as needed                      
• Maintain photographic record 
 
 
Protection 
 
The Contractor will be required to have a protection plan during construction including 
ongoing review and maintenance of protection.  Original doorways and door frames and 
other openings that are used for the passage of workers or materials should have protection 
around the openings.  Historic elements that are removed for repair or refurbishment will 
need to be carefully removed and placed in protective containers or other appropriate 
storage and inventory.  Inventories or other storage procedures may be necessary so that 
materials are not lost or accidentally misplaced.   Duct tape should never be applied to 
finish materials. 
 
 
Alternates, Mock Ups and Submittals 
 
Work on historic properties requires a process of review throughout.  Much rehabilitation 
work requires comprehensive submittals as well as tests and mock-ups to determine the 
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best approach to an individual treatment or repair of historic element. A review of possible 
alternates is important to successful rehabilitation of historic buildings. Establishing a 
process that anticipates these reviews and integrates them into the process will help 
determine the most successful product and technique and avoid time delay. Proactive 
reviews and jobwalks will help the team to respond appropriately to historic preservation 
issues. 
 
 
Conformance to the Secretary of the Interior’s Standards for Rehabilitation 
 
Under the California Environmental Quality Act, a project that meets the “Standards” is 
considered to have no significant impact on the historic resource and its character-defining 
features. There are ten Standards for Rehabilitation, all of which are satisfied by the    
proposed project. 
 
1. A property shall be used for its historic purpose or be placed in a new use that requires 

minimal change to the defining characteristics of the building and its site and 
environment.   

 
The Landmark building will continue to be used as one large space although no specific 
program has been developed.  The different uses will not impact the character defining 
features. 
 
2. The historic character of a property shall be retained and preserved.  The removal of 

historic materials or alteration of features and spaces that characterize a property shall 
be avoided. 

 
Distinctive materials and features will be maintained.  No changes are anticipated to the 
Landmark building other than removal of non-original front steps and interior flooring and 
lengthening the front entry doors 
 
3. Each property shall be recognized as a physical record of its time, place, and use.  

Changes that create a false sense of historical development, such as adding conjectural 
features or architectural elements from other buildings, shall not be undertaken. 

 
No new features are being added and no original features are to be altered for the Rapp 
Saloon building. 
 
4. Most properties change over time; those changes that have acquired historic significance 

in their own right shall be retained and preserved. 
 
No new features are being added and no original features are to be altered for the Rapp 
Saloon building. 
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5. Distinctive features, finishes, and construction techniques or examples of craftsmanship 

that characterize a property shall be preserved.   
 
All distinctive features, finishes and construction techniques of the Landmark are being 
preserved. 
 
6. Deteriorated historic features shall be repaired rather than replaced.  Where the severity 

of deterioration requires replacement of a distinctive features, the new feature shall 
match the old in design, color, texture, and other visual qualities and, where possible, 
materials.  Replacement of missing features shall be substantiated by documentary, 
physical, or pictorial evidence. 

 
No historic character defining features are to be altered. 
 
7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used.  The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible. 

 
No abrasive or damaging treatments will be used on the landmark property. 
 
8. Significant archeological resources affected by a project shall be protected and preserved.  

If such resources must be disturbed, mitigation measures shall be undertaken. 
 
There is no anticipated work that will potentially disturb archeological resources. There is no 
below grade excavation except for footings and utility lines.  Any evidence of archeological 
materials will be reported.   
 
9. New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property.  The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to 
protect the historic integrity of the property and its environment. 

 
The new addition is proposed at the back of the property behind an existing 4-story building 
element and will not be visible when viewing the one-story Rapp Saloon on Second Street from 
any vantage point. Modifications to floor, front entry steps and doors do not affect any original 
or character defining features.  The modified front entry does not impact the overall character 
and feeling of the entry and is compatible in design, materials     and appearance with the 
existing historic façade. 

 
10. New additions and adjacent or related new construction shall be undertaken in such a 

manner that is removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 
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The new construction will occur on the western side (rear) of the site and none of the 
proposed addition to the building will be visible from Second Street when viewing the Rapp 
Saloon.  The new project will be compatible with the existing hostel building on the parcel.   
 
 
Conclusion 
 
The Hostelling International project to expand and renovate areas of the existing Santa 
Monica Hostel building meets the Secretary of the Interior’s Standards for Treatment of 
Historic Properties, specifically the Secretary of the Interior’s Standards for Rehabilitation.  
The project team includes a qualified historic preservation architect and a process that will 
be established through construction to maintain conformance to the Standards.  The 
primary project is an area separate from the Rapp Saloon building on the western side of 
the hostel building and accessed for construction from the rear alley so there will be no 
impact on the historic resource.  Modification to non-original features will also allow more 
direct access to the space while increasing functional floor area within the Landmark 
building. Any work on the Rapp Saloon will require preservation review for adherence to the 
Secretary of the Interior’s Standards.  No work is currently anticipated on the exterior 
masonry of the historic structure. 
 
The overall project provides for the expansion and partial renovation and systems upgrade 
for an important facility that both supports visitors to the City seeking affordable 
accommodations and maintains as part of this facility and provides access to a prominent 
historic feature in downtown Santa Monica and the City’s earliest designated landmark. 
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Illustrations 
 

 
Rapp Saloon and project site aerial view 
 

  
View of Rapp Saloon with existing Santa Monica Hostel 
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Current view from Second Street at entry along north side to the Santa Monica Hostel. 
 

 
Building plaque with Landmark designation 
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Lower portion of front façade with added steps and areas of brick infill. 
 

 
Rear portion on north façade within the Hostel lobby. 
. 
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Rear (west) wall of Rapp Saloon with current primary entry inside Hostel building lobby. 
 

 
Interior view of front (Second Street) elevation of Rapp Saloon. 
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Ramp inside Rapp Saloon for accessibility to raised floor and occupies most of the full 
length of the room along the west and south. 

  
Interior view looking back at rear (main) entry door from Hostel lobby.  Accessible ramp and 
railing on left, stair in center at rear. 
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Current rear door at lower floor level viewed from Hostel lobby.  Interior steps and ramp are 
used to access the raised floor. 

  
Early photo shows lower sills at front windows.  The front doors are covering an opening 
that may be widened from original. 
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Early photo shows low window sills and no entry steps. 
 

 
Another early view shows the more decorative window infill with lower sills and a widened 
front entry.  The entry also shows no stairs and possibly no raised floor during this period. 
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View of rear elevation of building at start of construction in 1980s.  At the same time there 
was no raised floor and no steps at Second Street entry. 

 
Current view of front elevation of Rapp Saloon and Santa Monica Hostel on Second Street. 
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Existing plan of Rapp Saloon showing concept proposal for removal of interior non-original 
floor with ramp and steps.  Front non-original steps will also be removed. 
 

 
Proposed concept plan to lower floor to grade with direct access at entry doors.. 
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Existing Second Street façade with concrete steps and entry doors. 
 

 
Proposed concept to lower interior floor, eliminate entry steps and extend doors to grade. 
There does not appear to be any impact to overall image or any character defining feature. 



 
  
1438 Second Street – Rapp Saloon                                Historic Rehabilitation Plan & Conformance Review  
Kaplan Chen Kaplan 21   November 18, 2019 
 

 
Existing front elevation of Rapp Saloon with non-original concrete steps. Previous 
modifications to the façade are evident in the historic brickwork. 

 
View of proposed concept to lower floor, remove front entry steps and extend doors.  
Removal of steps may also reduce potential tripping hazard at public sidewalk.  
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Existing front elevation of Rapp Saloon with non-original concrete steps.  
 

 
View of proposed concept to lower floor, remove front entry steps and extend doors.  No 
existing masonry will be impacted. 
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