The Miramar Santa Monica
Project Description
The Santa Monica Miramar Hotel (the “Miramar” or the “Hotel”) has been an institution in the City of
Santa Monica since originally opening on the site in 1920. As the Hotel approaches 100 years of age, it is
in need of a comprehensive redevelopment in order to remain competitive and regain its stature as one
of the premier hotel destinations in Southern California. The proposed Miramar Santa Monica (the
“Redevelopment Project”) is a mixed-use hotel, retail and residential project, providing the finest in new
hotel room and function space product, food and beverage offerings and public amenities and
contributing in a meaningful way to the pedestrian experience in Downtown Santa Monica.
When complete, the Redevelopment Project will create a new landmark and a spectacular addition to
Downtown Santa Monica. It features the preservation of two local landmarks and the addition of
significant new open spaces encouraging pedestrian activity to and through the site. It celebrates the
site’s incredible history, while incorporating bold, contemporary architecture, stunning landscape design
and aiming for the highest levels of sustainability. The Redevelopment Project is not only consistent
with  but implements and realizes  the City’s bold vision for Downtown Santa Monica set forth in the
2010 Land Use and Circulation Element (“LUCE”) and the recently-adopted Downtown Community Plan
(“DCP”) and offers significant community benefits  including the addition of a 100% affordable housing
building at 1127/1129 Second Street.
Consistency with Local Plans
The LUCE sets forth a series of guidelines for the development of the Downtown and specifically
recognizes the importance of the Miramar site, identifying it for “focused new investment”, “exceptional
planning and design and “substantial community benefits”. The DCP built upon the foundation of the
LUCE and provided specific direction on height, density, community benefits and six overarching
principles implemented through goals, policies, standards and guidelines. The goals and objectives of
the LUCE and the DCP have served as the guiding vision for our distinguished design team.
Existing Conditions
The Miramar site is a full city block, bounded by Wilshire Boulevard on the South, Ocean Avenue on the
West, California Avenue on the North and Second Street on the East. Much of the site is enclosed and
walled off from the adjacent streets by buildings or tall walls.
The existing 301-room hotel has approximately 262,284 sf of floor area, comprised of the following:
- The six-story Palisades Building, originally constructed in 1924, located at the southwest corner
of Second Street and California Avenue
- The ten-story Ocean Building, with an elevator tower that goes up to twelve stories
- A two-story meeting and back of house building
- Several one and two-story structures along Ocean Avenue and California Avenue
The site has two local landmarks – the Palisades Building, landmarked in 2013, and the Moreton Bay Fig
Tree, planted in 1879 and landmarked in 1976.
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The site’s primary vehicular access is from Wilshire Boulevard and wraps around the Moreton Bay Fig
Tree. A secondary vehicular access, used frequently when the primary access is closed for special
events, is located along Ocean Avenue.
The site’s Wilshire Boulevard frontage is not friendly to pedestrians. It is occupied by two surface
parking lots sitting behind tall brick walls, and two driveways leading to/from the Hotel’s main entrance
cause frequent conflicts with pedestrian activity.
Additional surface parking for the Miramar Hotel is located at 1127/1129 Second Street. With only [103]
on-site parking spaces and a total of 167 parking spaces, the Hotel is currently significantly underparked. Valets often must leave the site to park offsite, and most Hotel employees currently park on
neighboring residential streets.
Proposed Project
The proposed Miramar Santa Monica is a thoughtful blend of extraordinary architecture and landscape
design integrated with the preservation and celebration of the historic aspects of the site. The
Redevelopment Project will create a new mixed-use luxury hotel with stunning new open spaces that
encourage pedestrian activity to and through the site. These new open spaces (more than 50% at
ground level) will be activated with new food and beverage offerings open and available to the public,
offering stunning outdoor dining and event venues with views of the Santa Monica Bay.
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Aerial View from Ocean Avenue

View from Wilshire Boulevard and Second Street
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Site Planning and Design
As shown in the site plan below, the Redevelopment Project opens the site in all directions to provide
significant new pedestrian access to and through the site. Approximately 52% of the site (nearly
100,000 sf) is proposed as ground floor open space. The new design incorporates sweeping curves that
celebrate and embrace the historic Moreton Bay Fig Tree in a contemporary building called the “Ocean
Building”. The tree is newly protected and featured at the center of an incredible new open space of
approximately 36,000 sf. With the removal of the tall walls along Ocean Avenue, the site visually
reconnects to Palisades Park (as it did historically) with a new publicly-accessible garden area
(approximately 14,000 sf) at the corner of Ocean Avenue and Wilshire Boulevard.

Site Plan

The new design invites community and public use of the site through the publicly-accessible open spaces
with exceptional views of the Moreton Bay Fig Tree, a prominent piece of public art at the corner of
Wilshire Boulevard and Ocean Avenue, new food and beverage offerings, retail spaces and improved
ballroom and function spaces.
A key input from our community outreach was the need for a larger main ballroom to accommodate
larger special events. As a result, in place of the existing 7,500 sf Main Ballroom and 2,500 sf Junior
Ballroom, the new plan includes a divisible main ballroom with nearly 10,000 square feet, 20’+ tall
ceilings, state-of-the-art audiovisual technology and both indoor and outdoor pre-function space
adjacent to the Moreton Bay Fig Tree. To help address traffic concerns, the Redevelopment Project
provides for a reduction in total meeting space from the existing hotel.
In order to prioritize the pedestrian experience on Wilshire Boulevard, the main hotel entry will be
relocated to Second Street from Wilshire Boulevard. A grand opening (approximately 150’ wide and 30’
tall) through the building is provided on Second Street to provide visual and pedestrian permeability
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through the site and connect the Moreton Bay Fig Tree, Palisades Park, and the ocean back to Second
Street (see rendering below).

Second Street Entrance

To take maximum advantage of Santa Monica’s wonderful year-round climate, the design includes
significant outdoor spaces for all areas of the building.
The proposed plan has a range of building heights, with almost 70% of the site below 84’ and an average
height of 48’-8”. Consistent with the DCP, the maximum height of the new, 10-story Ocean Building is
130’. As the Ocean Building wraps around the Moreton Bay Fig Tree, it steps down in height to seven
stories (91’) along Second Street and further down to three stories (40’) and two stories (28’) along
Wilshire Boulevard. As shown on the site plan, the proposed buildings cover only 48% of the site,
allowing for grand open spaces.
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View from Ocean Avenue

View of Café from Public Garden Terraces
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Preservation of City Landmarks:
The centerpiece of the project is the historic Moreton Bay Fig Tree. Rather than being surrounded by a
driveway, as it is today, the tree has been thoughtfully integrated into a magnificent new open space
with a wood deck to protect the roots and enhance the long-term health of the tree. The new design
will allow pedestrian access to and public enjoyment of the tree and the adjacent new food and
beverage offerings with stunning views of the ocean.

The Fig Tree Deck

The Palisades Building will be adaptively re-used and rehabilitated with design inspiration taken from
historic images of the building from the 1940’s-1950’s. The Palisades Building visually connects to the
historic Moreton Bay Fig Tree through a new, 2-story glass hotel lobby at the base of the Ocean Building.
The newly rehabilitated Palisades Building will be celebrated with an outdoor terrace directly off the
lobby (see rendering of the Palisades Terrace on the following page).
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The Palisades Terrace

Parking and Circulation:
As guided by the LUCE, the Hotel’s main vehicular entrance will be relocated to Second Street to
prioritize the pedestrian experience, avoid pedestrian/vehicular conflicts and avoid mid-block conflicts
on Wilshire Boulevard. A new, 428-space subterranean parking garage will be directly accessed from
this entry. Providing adequate on-site parking for employees will free up substantial amounts of parking
on neighborhood streets adjoining the Hotel, thereby addressing a longstanding issue in the local
neighborhood. Two additional entrances to the subterranean parking are provided: a private entry on
Ocean Avenue for residents only and an entry on California Avenue for employees only.
By providing adequate on-site parking, well over a hundred daily valet trips made to off-site locations
will be eliminated. Convenient bicycle parking (short term and long term) will be dispersed throughout
the site to encourage bicycle access. This, combined with the improved pedestrian access, an improved
vehicular site access plan, enhanced TDM plan and targeted programmatic revisions, will facilitate the
traffic flow and circulation on the streets and intersections around the Hotel. According to a preliminary
traffic study by Linscott Law and Greenspan (LLG), the proposed project is forecast to be essentially
“traffic neutral” on an overall basis during the peak traffic periods when compared to the existing Hotel,
with an estimated reduction in trips in the key weekday PM peak period.
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Project Summary:
Following is a summary of the proposed program for the project.
Hotel:
312 guestrooms
13,000 sf of meeting space, including an enlarged ballroom at 10,000 sf
11,500 sf of food and beverage spaces, with new outdoor dining spaces open to the public
12,500 sf of spa and fitness
6,600 sf of retail space, including 5,500 sf of ground floor retail along Wilshire Boulevard
Open Space:
Significant new ground floor open space (52% of the site / approximately 100,000 sf) activated by
adjacent food and beverage offerings open to the public
- Approximately 14,000 sf of publicly-accessible open space at the corner of Wilshire and Ocean,
including a prominent work of public art
Residential:
Up to 60 market rate condominiums
100% affordable housing project on Second Street
- Number of affordable apartments will be not less than 50% of the number of market rate
condominiums
Historic Preservation:
Preservation and featuring of the two City landmarks
- Rehabilitation of the historic Palisades Building
- Increased visibility and protection of, as well as increased access to and around, the historic
Moreton Bay Fig Tree
Parking:
Up to 428 on-site underground parking spaces (plus 49 aisle spaces) to meet demand for all guests,
residents, employees and visitors
Consistency with the Downtown Community Plan:
- 130’ maximum height vs. DCP maximum of 130’ for the site, (48’-8” average height),
- 2.6 FAR vs. DCP maximum 3.0 FAR for the site (1.2 net new FAR)
o 502,157 total sf (net new 239,873 sf)
- 52% ground floor open space (approximately 100,000 sf) consistent with the DCP, plus
additional upper level decks
- Retail frontage and elimination of driveway curb-cuts on Wilshire Boulevard to enhance the
pedestrian experience per the DCP
- Expanded sidewalks on Wilshire Boulevard, Ocean Avenue and Second Street consistent with
the DCP
Sustainability
- Approximately 33% water use reduction estimate from existing Hotel
- Approximately 29% energy use reduction estimate from existing Hotel
- Pursuit of LEED Platinum
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Project and Community Benefits:
As originally identified in the LUCE and the further specified in the DCP, the Miramar has the ability to
provide significant community benefits for the City. Per the LUCE and the key priorities identified in the
DCP (Section 2.3A, Table 2A.4 and Table 2A.3), the Redevelopment Project includes the following project
and community benefits:
1. Significant new affordable housing – the project includes an 100% affordable housing building
on the Hotel’s Second Street lot. Preliminary discussions have begun with Community
Corporation of Santa Monica on the optimal mix, affordability and size. In all cases, the
affordable apartment count will be at least 50% of the number of market rate condominiums,
well above the City’s new 30% requirement in the DCP and consistent with the DCP’s principle of
promoting new housing opportunities
2. Preservation, accessibility and featuring of the two local landmarks on the site, consistent with
the DCP’s principle to honor history through preservation and context sensitive urban design
3. Providing significant new open spaces for public access and enjoyment. Over 50% of the site
dedicated for ground level open space, including an approximately 14,000-sf publicly-accessible
garden and several new elevated outdoor dining areas available to the public, consistent with
the DCP’s principle to focus investment to serve residents, visitors, and employees
4. World-class architectural and landscape design, consistent with the DCP’s principle of enhancing
the character of Downtown Santa Monica
5. Redeveloping the nearly 100-year old Hotel to restore its prominence as a world-class, fullservice luxury resort offering new and improved banquet and meeting facilities for guests and
community organizations, thereby ensuring that the Miramar remains a treasured community
asset for another 100+ years
6. Providing world-class public art at one of the most prominent intersections in the City,
consistent with the DCP’s principle of cultural vitality
7. Enhanced pedestrian and bicycle access to the Hotel, along with improvements in parking and
circulation, to facilitate traffic flow and circulation on the streets and intersections around the
site, consistent with the DCP’s principle of creating a new model of mobility
8. Aggressive sustainability targets on water savings, energy savings and LEED rating, consistent
with the City’s sustainability goals
9. Providing adequate on-site parking for Hotel guests, residents and visitors, which will free up
substantial amounts of street parking  and help address the acute parking shortage  on
neighborhood streets surrounding the site
10. Significant new short-term and long-term bicycle parking for all users of the property
11. Estimated Reduction of weekday PM peak period trips as compared to the existing Hotel, as well
as minimal incremental trip generation in the weekday AM and weekend peak periods
12. Generating new jobs (approximately 150) and remaining a union hotel
13. Significantly increasing City tax revenues. A preliminary study by CBRE suggests that at
stabilization the Redevelopment Project will provide over $16 million per year in direct City tax
revenue ($7.5M net new) and approximately $408 million in direct City tax revenue over the
first 20 years of operations ($187M net new), consistent with the DCP’s principle of economic
vitality
14. Local hiring objectives
Comparison with 2013 Proposed Project
The Applicant has made numerous changes to its previous project submittal in response to feedback
from City staff and its public outreach efforts:
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-

Reduction in maximum building height to 130’ (previous submittal was 262’)
Reduction in total floor area to 2.6 FAR (previous submittal was 2.8 FAR)
Minimum 50% reduction in the number of market rate condominiums to not more than 60
(previous submittal was not more than 120)
Reduction in market rate condominium square footage to 170,000 sf (previous submittal was
249,000 sf)
Increase in the ratio of affordable apartments to market rate condominiums to a minimum of
50%
Increase in number of hotel rooms from 280 to 312
Increase in project’s sustainability goals

Aerial View from Wilshire Boulevard and Second Street
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