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EXECUTIVE SUMMARY

Hotel Project Sonoma Basis of Design Report

The Hotel Project Sonoma Basis of Design Report (BDR) updates, supplements and refines
the Use Permit Application Drawings and Project Narrative previously submitted for envi-
ronmental and planning review to the City of Sonoma in July of 2014. The BDR provides the
following information.

Responds to City of Sonoma Requests for Information

The BDR responds in written and graphic format to the City of Sonoma’s February 8, 2015
request for Reports, Studies and Other Information to be Provided by Applicant, submitted
to Kenwood Investments LLC.

Provides Detailed Project Data in Support of the EIR
The BDR provides detailed information and design criteria in support of preparation of the
Draft Environmental Impact Report (EIR) and for the City of Sonoma’s project review process.

Defines Schematic Level Architectural, Structural, Civil, Mechanical & Electrical Engineer-
ing and Other Requirements

The BDR provides and coordinates architecture, engineering and technical information neces-
sary for the design of the project and required for the EIR including, but not limited to:

e Site plan with the property boundaries and topography

e  Public utility requirements and point of entry locations

e On and off site public utility requirements

e Identification of existing public utility features requiring modification or relocation
e Preliminary grading plan

e Sanitary sewer system requirements

e Domestic and fire water system requirements

e Storm water management and site drainage plan

e Rainwater catchment system

e Geotechnical Report

e Coordination of architectural plans and elevations with engineering requirements

RossDrulisCusenbery Architecture, Inc.

e Building envelop waterproofing systems

e Basement garage plan designed to prevent floating and leaking

e Schematic basement garage and hotel structural system plans

e Schematic civil, mechanical, electrical and plumbing system plans

e Identification of all major equipment, quantity, size and noise when in operation

e Coordination of building structure with the building system infrastructure
requirements

e Construction management plan

Update and Supplements the Schematic Design Drawing Set
Section 11 of this report provides updated schematic level architecture and engineering design
drawings.

Confirmation of Project Constructability

In addition to providing the City of Sonoma information specific to the environmental and
planning review process, the BDR indicates the project is constructible and identifies and
“solves” many key engineering issues regarding the project. In so doing, the BDR becomes
the benchmark for the design of the project and forms a quantifiable resource for construc-
tion cost estimation. Upon approval of the project, the A/E team can immediately begin the
construction document process based on the approved BDR design criteria.

Executive Summary
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INTRODUCTION

Hotel Project Sonoma Basis of Design Report

The Hotel Project Sonoma Basis of Design Report (BDR) updates, supplements and refines the
Use Permit Application Drawings and Project Narrative previously submitted for environmental
and planning review to the City of Sonoma in July of 2014. The BDR responds to the City of
Sonoma’s, February 8, 2015 request for Reports, Studies and Other Information, submitted
to the project applicant, Kenwood Investments LLC. The BDR also provides other detailed
information in support of the Draft Environmental Impact Report (EIR) and the City of Sonoma’s
project review process.

The BDR Provides Schematic Level Architectural, Structural, Civil, Mechanical & Electrical
Engineering and Other Requirements

The BDR provides and coordinates architecture, engineering and technical information
necessary for the design of the project and required for the EIR including but not limited to:

e Site plan with the property boundaries and topography

e Public utility requirements and point of entry locations

e On and off site public utility requirements

e Identification of existing public utility features requiring modification or relocation
e Preliminary grading plan

e  Sanitary sewer system requirements

e Domestic and fire water system requirements

e Storm water management and site drainage plan

e Rainwater catchment system

e Geotechnical Report

e Coordination of architectural plans and elevations with engineering requirements
e Building envelope waterproofing systems

e Basement garage plan designed to prevent floating and leaking

e Schematic basement garage and hotel structural system plans

RossDrulisCusenbery Architecture, Inc.

e Schematic civil, mechanical, electrical and plumbing system plans

e Identification of all major equipment, quantity, size and noise when in operation

e Coordination of building structure with the building system infrastructure requirements
e Construction management plan

The BDR Updates and Supplements the Schematic Design Drawing Set
Section 11 of this report provides updated schematic level architecture and engineering design
drawings.

Confirmation of Project Constructability

In addition to providing the City of Sonoma information specific to the environmental and
planning review process, the BDR indicates the project is constructible and identifies and
“solves” many key engineering issues regarding the project. In so doing the BDR becomes the
benchmark for the design of the project and forms a quantifiable resource for construction cost
estimation. Upon approval of the project the A/E team can immediately begin the construction
document process based on the approved BDR design criteria.

City of Sonoma’s Request for Reports, Studies and Other Information
The following summary table lists the City’s requested information and provides a specific
response reference within the BDR document.

Table 1: City of Sonoma Request for Information

Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

Refer to Section 05
Response prepared by Huffman
Engineering.

1. Storm water Management Plan: Showing
compliance with any City Standard Urban Storm
water Management Plan (NPDES MS4 Permit)
requirements, including water catchment and reuse
system, if proposed.

Response Summary:
See Storm Water Management Plan section of Design
Basis. Calculations provided for volume capture
requirements. Sheet CSK1 shows detention and
treatment facilities.
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Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

2. Preliminary Grading and Drainage Plan: Prepared by
a registered civil engineer.

Response Summary:
See Grading Plan section of Design Basin for discussion
of drainage patterns and finished floors.

Refer to Section 05
Response prepared by Huffman
Engineering.

3. Water Demand Calculations: Prepared by a
registered civil engineer or qualified specialist
(please verify with the City Engineer). Needs to
address instantaneous peak use and volume per
month. Should be a net analysis that accounts for
buildings to be removed.

Response Summary:

See Section 06 Mechanical for fixture counts and water
demand. See Domestic & Landscape Water portion of
Section 05 for discussion of existing use.

Refer to Section 05 & 06
Response prepared by Huffman
Engineering.

6. Energy Use Data: existing energy usage, energy use
during construction, and anticipated energy use
during operation. (To be used in the greenhouse gas
portion of the environmental review.)

Response Summary:
Existing Energy Usage -

Energy Use During Construction - Average 3,000 KWH
per month. The total use for the project construction
phase will be 60,000 KWH.

Energy Use During Operation - The estimated total
electrical load requirement is 1201 KVA. This service
size will be 2500 amps at 480 volts, three phase, 4 wire.

Refer to Sections 7 & 10
Response prepared by RDC,
Silverman and Light, 15000 Inc,
& Midstate Construction.

4. Updated water conservation program.

Response Summary:
Not included in this Basis of Design Report. Provided by
Kenwood Investment in a separate document.

Refer to updated report by
Crowley Associates through
Kenwood Investments

5. Data to support Sewer Capacity Analysis.

Response Summary:
Spreadsheet of Equivalent Single Family Dwelling Units
by parcel provided in Section 05.

Refer to Section 05
Response prepared by Huffman
Engineering.

7. Construction Management Plan: how will
dewatering during construction be handled, what
are the construction phases (demolition, grading,
etc.) and timing of each phase, what is the type of
equipment to be used, where will staging occur,
how will construction traffic be handled, how will
construction noise, dust, and exhaust be handled,
etc.

Response Summary:
Refer to Section 10 statement on construction mitigation
measures.

Refer to Section 10
Response prepared by RDC &
Midstate Construction.

Introduction
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Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

8. Parking Plan: What activities will qualify for valet
service? How will visitors to uses within the Lynch
building be accommodated? Restaurant patrons?
How will designated spaces for the apartments be
kept available vis-a-vis stacked valet parking?

Response Summary:

The Hotel will provide 100% off street parking based on
a shared parking plan. Parking plan responses to the
above questions are contained in Section 3 following
Table 3.

Refer to Section 03
Response prepared by RDC &
Kenwood Investments.

9. Visual Simulation(s): As needed for the visual impact
section of the EIR. The EIR consultant will provide
needed vantage points.

Response Summary:
Five vantage points are provided showing before and
after images. Refer to Section 12.

Refer to Section 12
Response prepared by RDC.

12. Underground Garage Design Coordinated with
Overhead Hotel Building Design: Show how the
garage will be designed to prevent floating and
leaking. How would groundwater intrusion be
handled? How will garage effect groundwater levels
and flow in the area?

Response Summary:

A permanent underslab dewatering system will be
provided under the garage slab on grade and behind
the basement walls to relieve hydrostatic pressure from
groundwater to prevent floating. The groundwater will
be drained to sump pumps, with backup pumps installed
in the basement in case of primary sump pump failure.
The project is equipped with an emergency generator to
operate pumps during a power outage. See Basement
Plan of Civil Drawings for Underslab Drain Layout in
Section 11.

Refer to Sections 4, 5, 6, 8, 11
Responses prepared by RDC,
Huffman Engineering, Walter
P Moore Structural Engineers,
15000 Inc. Mechanical Engi-
neers, SGH Building Enclosure
Engineers.

10. Hazardous Materials documentation: how will
project affect, or be affected by, by the nearby
remediation or any other potential hazardous
materials in the vicinity. To be prepared by a
qualified consultant.

Response Summary:
Not included in this Basis of Design Report. Provided by
Kenwood Investment in a separate document.

Provided by Kenwood Invest-
ments

11. Soils and Geotechnical Report: Including evaluation
of groundwater conditions (i.e., depth, gradient).

Response Summary:

Geotechnical Report by PIC and Associates Inc. addresses
the groundwater conditions and the mitigation
measures, both during construction excavation and in
the completed construction.

Refer to Section 09 Geotechnical
Report
Prepared by PJC Associates

13. Baseline parking requirement (using City standards)
for Lynch Building and IT Building (net).

Response Summary:

The Hotel will provide 100% off street parking based
on a baseline parking plan. The baseline parking
requirements, in Section 3, Table 3, is based on the Urban
Land Institute shared parking analysis prepared by the
applicant for the Hotel, Lynch Building and IT Building.

Refer to Section 03
Response prepared by RDC &
Kenwood Investments

RossDrulisCusenbery Architecture, Inc.
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Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

Reports/Studies/Other Information to be Provided by
Applicant

Applicant Response

14. Traffic: Daily Volumes for all roadways for all
scenarios; preferably in an Excel file (intersection
turning movements are NOT desired)

- Existing, w/ and w/o project
- Phase X, w/ and w/o project
- Phase Y, w/ and w/o project
- Phase Z, w/ and w/o project
- Full build-out timeframe, w/ and w/o project

Response Summary:
City Provided through W Trans & Placeworks

City Provided through W Trans
& Placeworks

19. Construction: Fleet mix of all on-site construction
equipment, preferably by month.

Response Summary:

On-site equipment for demolition, site grading,
excavation, trenching and paving will be required. An
equipment list is provided in Section10.

Refer to Section 10
Response prepared by Midstate
Construction

15. Traffic: Fleet mix on the segments for existing and
(above) future timeframes, if available.

Response Summary:
City Provided through W Trans & Placeworks

City Provided through W Trans
& Placeworks

16. Traffic: Speed limits on the segments for existing and
(above) future timeframes, if available.

Response Summary:
City Provided through W Trans & Placeworks

City Provided through W Trans
& Placeworks

20. Construction: Fleet mix and number of trips for all
off-site construction traffic, preferably by month
(including workers, haul-in, haul-off, and deliveries)

Response Summary:

Information on demolition off haul, soil off haul and
vehicle activity is provided in Section 10. Deliveries are
estimated at 100 deliveries per month, Monday through
Friday, during construction

Refer to Section 10
Response prepared by Midstate
Construction

17. Traffic: Daytime/Evening/Nighttime splits on the
segments for existing and (above) future timeframes,
if available.

Response Summary:
City Provided through W Trans & Placeworks

City Provided through W Trans
& Placeworks

21. Identify all major equipment, quantity, size and
noise levels when in operation

Response Summary:
An equipment matrix identifying all major equipment,
quantity, size and noise levels is provided in Section 6.

Refer to Section 6

18. Construction: Construction schedule, preferably
showing monthly activities and worker-loading by
month.

Response Summary:

Construction activities are estimated to commence in
May 2016 and complete in November 2017. Refer to
Section 10 for detailed information.

Refer to Section 10
Response prepared by Midstate
Construction

Introduction

End of City of Sonoma Request for Information Summary Table
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Report Format

The BDRis organized into 12 Sections. Each section provides general and specific information
for the project. Section topics include:

Section 00 - Executive Summary

Section 01 - Introduction

Section 02 - Project Overview

Section 03 - Architecture and Planning Schematic Design Report

Section 04 - Structural Schematic Design Report

Section 05 - Site Civil Design and Storm Water Management Plan

Section 06 - Mechanical, Heating, Ventilation and Cooling System Requirements
Section 07 - Electrical and Lighting Systems Requirements

Section 08 - Building Envelope and Waterproofing System Requirements
Section 09 - Geotechnical Report

Section 10 - Construction Management Plan

Section 11 - Schematic Design Drawings

Section 12 - Visual Simulations

Listed Products or Assemblies

This report references specific recommended building products or assemblies. These product
references are examples of materials or assemblies and may be substituted with approved
equals by the architects at a later date.

Revisions to Prior Use Permit Project Description

The project previously submitted an application for a Conditional Use Permit to the City of
Sonoma in July of 2014 for a 59 guestroom hotel, restaurant and spa facility. The Use Permit
Application included drawings, and a written Project Narrative. The project described herein
is largely unchanged from the original proposal however the BDR provides updated design
drawings and detailed information beyond that originally submitted to the City in July 2014.

The BDR modifies the prior project per the following:

e Revises the guest room count from 59 to 62 rooms. Added rooms provide ground floor
accessible guest accommodations.

e Deletes the large Guest Meeting Room

e Removes/relocates a majority of the below grade hotel support and utility rooms from
under the overhead road bed to the basement of the restaurant building

e Adds an emergency generator to the pool mechanical building

e Total Building Area is revised from 103,292 SF to 105,133 SF

RossDrulisCusenbery Architecture, Inc.
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PROJECT OVERVIEW

SUMMARY DESCRIPTION

The proposed project is a 62 guest room hotel, restaurant, and spa with 115 off street parking
spaces, located on West Napa Street in Sonoma, CA, one-half block from Sonoma’s historic
Plaza.

The project site is designated as Commercial in the Sonoma General Plan, and is zoned
Commercial (C) with a Historic District Overlay. Commercial zoning allows for a range of
commercial land uses, including hotel, retail, tourist, office, and mixed uses.

The project’s planning and design approach is consistent with Sonoma’s General Plan policies
and Development Code guidelines. No variances are required for this project.

SITE

The Project site is 54,000 SF (1.24 acres). As shown in Section 11 and Sheet A0.01 Code Analysis
and FAR Calculations. The project site includes a total of approximately 16,184 SF of existing
building area and includes 79 surface parking spaces.

The site includes three existing buildings: 153 West Napa Street currently used as a retail
shop, a two story metal warehouse building previously used for newspaper production by the
Sonoma Index-Tribune, and a shed along the southern edge of the project site. Adjoining the
site at 135 West Napa Street, is the mixed use, three story Lynch Building. The Lynch Building
includes retail tenants, offices, seven studio apartments, and a surface parking lot. The Lynch
Building will not change use and, excepting for modifications to its shared parking lot and site
utilities, is not part of the project.

All properties being considered for the new Hotel (including the Lynch Building) are controlled
or owned by the applicant. Therefore any proposed modifications to the existing site utility
system or property line adjustments will be made possible by the ownership group. Upon
project approval a single hotel parcel will be formed.

Conceptual Site Plan

The site is a roughly “L” shaped configuration with frontage, at each end of the” L”, on West
Napa Street (Highway 12) and First Street West. The site design is arranged with two primary
connected hotel buildings occupying the western and central portions of the property. The
new buildings will be separated by courtyards and landscaped areas. Public vehicular access
to the site is from West Napa Street (Highway 12). Public pedestrian access to both the
restaurant and hotel entries are from West Napa Street. The restaurant fronts West Napa
Street activating the streetscape with outdoor seating and views into the interior dining room.
The main hotel entry and lobby is visible from the street through an axial driveway and Hotel
Plaza Courtyard. The massing of the hotel building, landscaping and site features reinforce
the importance of the hotel entry. The hotel lobby is both a physical and visual destination

RossDrulisCusenbery Architecture, Inc.

from the highway. Access to underground parking is via a curved ramp from the Hotel Plaza
Courtyard. The hotel spa and swimming pool courtyard occupy the quiet central portion of
the site. Service access to the property is from First Street West. There is a staff and delivery
parking lot at this southeast corner of the property. In addition, a secondary vehicle ramp to
the underground parking lot is off of First Street West.

HOTEL - AN ENSEMBLE OF FOUR PRIMARY ELEMENTS
The hotel, restaurant and spa has been designed as an ensemble of four primary elements
built around three exterior courtyards. These include:

Hotel Restaurant Building: This 21,281 SF building fronts West Napa Street and includes a
ground floor restaurant and two upper floors consisting of 20 guestrooms.

Main Hotel Building: The 44,417 SF Main Hotel Building is built around two exterior garden
courtyards and includes the public lobby, guest reception, guest meeting rooms, 3 first floor
accessible guest rooms, two upper floors with 39 guestrooms and a Spa with six treatment
rooms.

Hotel Basement Parking Garage: The 37,655 SF Basement Parking Garage includes parking
for 94 cars and other building support, delivery and storage spaces. An additional 21 surface
parking spaces are provided on site.

First Street West Service Support Building: This 1,780 SF building includes the swimming
pool mechanical room, the emergency generator room, service elevator to garage, a pool
refreshment service counter, storage and exit stairs.

THREE COURTYARDS

The Hotel will be constructed around three exterior courtyards including the Hotel Plaza
Courtyard, a sheltered lobby courtyard and the raised swimming pool veranda area. The
courtyards will be landscaped with raised planting beds and tree wells irrigated with captured,
stored and recycled rain water.

PROJECT DATA

Site Parcel Addresses: 153 West Napa Street and 541 First Street West, Sonoma CA

APN’s: 18-251-52, 18-251-51 & 18-251-55

Zoning: Downtown District, New Development, Commercial (C) Zone, Historic Overlay District
Setbacks: None required

Building Height: 35’ with an additional 5’ allowance for HVAC equipment, equipment screening
and elevator screening (Section 19.40.040Sonoma Development Code).

Total Lot Area: 54,000 SF

Allowable Lot Coverage: 100%

Project Overview

May 2015

SONOMA HOTEL PROJECT - KENWOOD INVESTMENTS, LLC
Basis of Design Report

02-1



02

02-2

Actual Lot Coverage: 23,805 SF =44.1%
Allowable FAR: Lot area x 2.0 = 108,000 SF
Actual Building Area: 67,478 SF (excludes basement areas) = FAR compliant

BUILDING AREAS

Basement Parking Garage and Ramp: 37,655 SF - Cast in Place Concrete Construction

First Floor: 23,805 SF: Podium Concrete Construction for Three Hour Assembly. Building
superstructure Type V construction, mixed occupancies with occupancy separations

Second Floor: 22,168 SF: Type V construction, mixed occupancies with occupancy separations
Third Floor: 21,505 SF: Type V construction, mixed occupancies with occupancy separations
Total Hotel Building Area: 67,478 SF (excludes basement garage and ramp)

Open Space: Exterior Courtyards and Patio Areas: 26,962 SF (approximately 50% of site area)
Landscape: Perimeter plantings, raised planters and tree wells in exterior courtyards, Auto
Court landscape and street trees and street entry planters, second floor roof top garden.
Decorative exterior pavers and decorative concrete paving over structural concrete podium
construction and roadbeds.

Project Overview
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ARCHITECTURE AND PLANNING SCHEMATIC DESIGN REPORT

Design Intent

The project shall be an ensemble of different but mutually related buildings designed, sized
and scaled to evoke Sonoma’s vernacular style. The architectural design shall feature gabled
thick walled buildings parallel to the street, with deep recessed windows, exterior timber
arcades at the sidewalk level, and overhanging sheltering roofs. Architectural drawing sheets
in Section 11 of this report depict the architectural design of the project.

Massing, Scale and Height

Overall building height will not exceed 35’ except in areas with mechanical system screening
(40" maximum). The scale of the buildings will be mitigated through the use of “layering”
strategies whereby the overall scale of the building is broken down into smaller articulated
elements. Layering strategies will include the introduction of appropriately scaled building
elements at the street edge and the staggering and sloping of the upper floor plates and third
floor roof surfaces back from the street or the Hotel Plaza Courtyard. Steep roofs with dormers
will fold over the third story of many of the buildings to minimize the sense of wall height.
Other scale reduction strategies will include articulation of the exterior facades with exterior
timber arcades, balconies, awnings, recessed entry doors, porches and window seats. The
use of stone, plaster and wood siding will create a visually rich material palette. The hotel’s
street frontage and courtyards will include street trees in planters, seating, fountains and
other landscape features.

RossDrulisCusenbery Architecture, Inc.

General
Codes and Standards: The design shall comply with the most current adopted edition of
applicable city, county, state and national codes and standards including but not limited to:

e City of Sonoma Development Code, February 2005

e City of Sonoma General Plan

e 2013 California Building Code

e 2013 California Mechanical Code

e 2013 California Plumbing Code

e 2013 California Electric Code

e 2013 California Fire Code

e 2013 California Energy Code

e 2013 CALGreen Building Requirements and the City of Sonoma Additional Mandatory
Standards

e TITLE 19 Public Safety, State Fire Marshal, California Code Of Regulations

e TITLE 24 Americans with Disabilities Act Accessibility Guidelines (ADAAG) Uniform
Accessibility

e Standards, California Code of Regulations

e NFPA 101 - Life Safety Code, Current Edition - Chapters 5 And 13

e NFPA 13 - Current Edition with Approved California Amendments

e UL-Underwriters Laboratories Fire Resistive Directory, Current Edition

e UL - Underwriters Laboratory Building Materials Directory, Current Edition

e SMACNA - Fire, Smoke & Radiation Damper Installation Guide for HVAC Systems, Current
Edition

Architecture and Planning Schematic Design Report

May 2015

SONOMA HOTEL PROJECT - KENWOOD INVESTMENTS, LLC
Basis of Design Report

03-1



03

03-2

Functional Life of Building Components
The architectural elements shall be designed to meet the functional lifetimes per the following
Table.

Target Functional
Lifetime (Years)

Architectural Elements: Shell and Core

Table 2: Functional Life of Building Components or Assemblies.

Foundations, Horizontal, Vertical Framing and Floor Structures 50-75
Exterior Cladding (Except Sealants) 50
Windows, Doors and Glazing Systems 30
Roofing/Sloped Roofs, Metal or Tile 50
Low Slope (Flat) Roof Membranes 20
Elevator 30
Public Restrooms, Stairs 50
Permanent / Core Partitions 50
Improvements Requiring Periodic Remodeling - e.g. Guest Rooms or “Tenant Improvements” 10-20
Casework 20
Stone, Terrazzo, Ceramic Tile Flooring 25
Wood Flooring 20
Vinyl Composition Tile (VCT), Linoleum, Acoustical Tile 5-10
Carpet and Wall Coverings 5-7

Heating, Ventilating, and Air-Conditioning Systems (HVAC)

Primary Water Cooled Equipment 25
Primary Air Cooled Equipment 12
Fans, Air Handling Units 25
Distribution Systems (Ductwork) 50
Control Systems 15
Trim/Diffusers 20
Pump Seals 5
Electric Motors 10
Primary Equipment (Switch Gear, Transformers) 25
Distribution System 50
Fixtures 25
Low Voltage/Security/Access Control 15
Engine-Generator Set 25
Primary Equipment, Pumps, Boilers 15
Distribution Piping 50
Fixtures 50
Valves, Faucets, Trim 10
Fire Protection Sprinkler Systems 50

Architecture and Planning Schematic Design Report

Building Elements
Building Envelope
For detailed Building Envelope Design Recommendations refer to Section 08 of this Report.

Exterior Materials

Exterior building materials will include but not be limited to stone veneer, exterior plaster,
rustic plywood board and batten siding, heavy timber arcades, and corrugated roofing and
flat tile roofing. The buildings will include unique exterior detailing consisting of custom stone,
steel and plaster finishes, timber and precast concrete sills, and miscellaneous running trim.
Guest rooms will include exterior custom metal railings. The exterior courtyards, pool deck
and landscaped areas will have pedestal mounted or topping slab concrete or stone paving
systems. Refer to Section 08 for paving system assemblies.

Flashing

Concealed flashing systems that cannot be easily replaced shall be permanent, stainless steel,
copper or other metal flashing systems not subject to corrosion. All other flashings shall be
GSM. Provide flashing systems consistent in material, detail, scale, color and quality with the
building design. Flashing systems will also include self adhesive flexible flashing, membranes,
coatings, caulks, sealants and adhesives. Refer to Section 08.

Expansion and Seismic Joints

Develop the structure to limit movement consistent with the requirements of the expansion
joints. Design expansion joints to be minimally visible and watertight. Joint cover assemblies
shall meet all code requirements for impact, loading access compliance and fire protection.
Refer to Structural Section 04 for additional information.

Windows and Doors

Provide the best proven hospitality grade clad aluminum and wood window and door systems.
Some public lobby entry doors shall be custom wood, and glass assemblies. All exterior
glazing shall be insulated for optimum thermal and acoustic performance. Windows shall
be fixed or operable consistent with access compliance and sustainability requirements.
Provide hospitality grade hardware and door locking systems. Flashing and weatherproofing
requirements are included in Section 08.

Shading and Glare Control
Control glare and heat gain in all guest rooms, work areas and public spaces. Provide window
coverings for sun control and visual privacy.

Protection of Building Entrances
Protect building entries from exposure to weather. Provide exterior canopies, building recesses
or overhangs to protect exterior doorways and balconies.

Concept Images
Actual design may vary.

RossDrulisCusenbery Architecture, Inc.
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Walk off Mats

Provide a permanent walk off mat system flush with the public entries to improve indoor
air quality through the reduction of dirt and dust tracked into the building. Mats shall be
removable cleanable and replaceable.

Roofs, Walls and Waterproofing

Exterior walls will be constructed with 6” (minimum) wood studs. Where stone veneer is used
either 6” or 8” wood studs will be used. The roofs will be constructed of wood framing and
plywood sheathing. Thermal insulation will be incorporated into the exterior wall and roof
assemblies and may impact the size of materials. Refer to Section 04 for additional informa-
tion on building framing and construction. Provide an overall watertight building envelope
and at subgrade conditions. For detailed recommendations refer to Building Envelope Design
Recommendations Section 08 of this Report.

Exterior Courtyard, Landscape and Pool Deck Paving

Paving for courtyards, landscaped areas and the pool deck constructed above the underground
garage shall be a pedestal paving or a concrete topping slab system over an integral
waterproofing system. The waterproofing system shall be applied to the structural slab which
will be sloped to a drain system. The pool deck is raised approximately 4’-0” above the first
floor level (0’-0”) and is flush with the swimming pool coping and gutter assembly. Exterior
paving shall be applied over a secondary non structural slab in locations where there is vehicle
traffic over occupied space. Refer to Section 08.

Low Slope Roofing Systems

Low sloped roofs shall be a white, single ply PVC, roof membrane system weather tight and
provided with positive drainage to effectively dispose of rainwater. The roof will be insulated
so that the heat transfer values from roof to occupied areas shall comply with California Energy
Code Title 24. Low sloped roofs shall provide a minimum slope of 1/4” per foot to drain along
valleys into the rainwater capture scupper and downspout system. Mechanical and rooftop
screens shall be designed to permit reroofing in the future. Curbs and equipment bases on
roofs shall be a minimum of 8” high. Roof drains shall be recessed below the roof level to form
a collective basin, drain and overflow system. Refer to Section 08.

Rooftop Equipment

Rooftop equipment shall be located behind screens or raised roof plane elements. Critical roof
top equipment will be installed to permit future replacement without unreasonable disruption
of the hotel operation. Rooftop equipment will have a visual screen wall surrounding the
equipment with access gates. Screen walls will not exceed the 40 foot height limit.
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Roof Access
Provide a dedicated permanent interior access system with locking roof hatch covers to all
roofs.

High Sloped Roofs

Provide a mixture of roofing material types including: flat tile, prefinished corrugated metal
roofing or composition shingles over a fully adhered roof underlayment system. Refer to
Section 08

Seismic Joints
Provide watertight prefabricated seismic joints locations indicated on the structural drawings
and as described in Section 04. Seismic joints will be located on floors, walls and roofs.

Flag Poles
Two building mounted flagpoles and one ground mounted flagpole may be installed. (Verify
with owner).

Fountains and Water Features
Provide a water fountain system in the hotel entry plaza and the courtyard. Fountains shall
be filtered and configured to minimize water use and will use recycled or stored storm water.

Swimming Pool

The swimming pool shall be a prefabricated pool system. The pool system shall be watertight
and fabricated for use over the occupied parking garage in the basement. The minimum water
depth of the swimming pool is 3’-6” deep. Provide an ADA compliant entry or lift system into the
pool. The pool equipment shall be configured to utilize solar water heating and to minimize the
amount of water used. The pool coping and gutter system shall be flush with the surrounding
pool deck. Pool pumps, filters and heaters shall be located in the pool mechanical room and
shall be acoustically mitigated. The swimming pool shall have an electrically operated cover
system.

Interior Construction

Guest rooms

Guest rooms will be constructed with finishes consistent with a high quality resort hotel.
Provide a minimum 9°-0” ceiling heights in all rooms. Sloped ceilings and higher ceiling heights
are acceptable on upper levels where applicable. Guest rooms will be constructed with special
emphasis on acoustic isolation. The developer shall provide an acoustic engineer to design all
required acoustic assemblies and mitigation systems.

Walls between rooms will be constructed as double cavity walls with acoustic batt insulation
and acoustic sealants. Multiple layers of gypsum board will be used to mitigate noise where
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applicable. All plumbing walls will have acoustic mitigations. Floor construction on the first
floor will be over the concrete podium level with finish floors constructed over an acoustic mat
layer. The second and third floors will be acoustic assemblies suitable for high level hospitality
design. These floors will likely consist of a finish floor material (wood, tile or carpet), 1”
gypsum concrete, 3/8” acoustic mat layer, 3/4” wood subfloor, 12” deep truss joists with 8”
acoustic batt insulation between joists, metal resilient channels on the underside of the joists,
two layers of 5/8 gypsum board ceiling and acoustic sealants. Level Three roof construction
above hotel guest rooms will have a similar construction assembly as the floor systems for
noise mitigation.

Day Lighting

The use of natural light will be maximized where possible throughout the project. Provide
large windows into the lobby, public spaces, spa and restaurant to ensure ample daylight to
these areas. Guest rooms have been located on courtyards or are setback from the property
lines to allow for walls of windows and glass doors. Where applicable, service areas will utilize
natural light. Daylight sensors will tie into the interior light controls for an energy efficient
comprehensive lighting system. Day lighting is a component of the overall sustainable design
strategy for the project. Refer to Section 07 for further description of lighting systems.

Workplace Environment

Provide a quality work place environment that is conductive to and suitable for performing
the tasks of the building occupants and support a positive hotel guest experience. Appropriate
standards for lighting, acoustics, HVAC, indoor air quality and other building systems shall
be applied to enhance the work environment and to achieve sustainable design objectives.

Floor to Floor Heights

First Floor +0’-0” Finish Floor Elevation (+/- 80’ actual grade, refer Section 05)
First Floor to Basement -11’-2” Finish Floor Elevation

First to Second Floor +12’-4” (+12’-4”) Finish Floor Elevation

Second to Third Floor +10°-4” (+22°-8”) Finish Floor Elevation

Third Floor to Roof +10’-4” (+33’-0”) Base Roof Elevation

Roof to Roof Parapet/Roof Ridges +2’-0” (+35’-0")

Roof Parapet to High Roof Parapet/Mechanical Screens +5’-0” (+40’-0”)

Plenum Spaces, Vertical Shafts, Equipment Rooms, Telecom and Data Closets

All plenum spaces, vertical shafts, equipment rooms, telecom and data closets will be
constructed to meet building codes and standards for fire resistance service clearances and life
safety. Equipment rooms and vertical shafts will be constructed to mitigate noise transmission
to guest areas. Building systems, service areas and infrastructure will be concealed from guest
areas.
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Interior Partitions

Interior partitions will be constructed of wood studs, plywood shear walls and metal resilient
channel furring. Steel frames will be used in some areas to carry loads and provide seismic
lateral resistance. Comply with industry recommendations for deflection and span. Refer to
Section 04 for additional information on interior framing systems. Interior partitions, where
applicable, will have acoustic mitigations in the form of double stud walls, acoustic batt
insulation, resilient channels, multiple layers of gypsum wallboard and acoustic sealants.
Specific assemblies will apply to different areas of the buildings. Wall finishes in guest areas
will be high quality finishes consistent with a luxury hotel. Staff and service area walls will be
a cleanable paint finish. Some interior basement level walls shall be constructed of concrete
masonry units (CMU), including stair and elevator enclosures. CMU may also be used where
vehicle impact is of concern.

Backing, Supports and Anchorage
Provide a secure system of concealed, permanent, backing, supports and anchorages for all
handrails, grab bars, wall hung cabinets, video monitors, and other building elements.

Ceilings

Hotel ceilings will be two layers of 5/8” gypsum board over resilient metal channels at 16”
on center run perpendicular to the joists. This base ceiling system is part of the total acoustic
assembly between floors or roofs. Decorative finishes, faux beams, wood trim or other additive
ceiling finishes will be applied over the base layers of gypsum board.

Public and Private Restrooms

Public restrooms and guest room bathrooms will be constructed to maximize acoustic privacy.
Acoustic mitigations will apply to floor, walls and ceilings. Finishes will be high grade consistent
with luxury hospitality construction. Plumbing fixtures and accessories will also be low water
use, high grade quality. Lighting fixtures will be premium LED fixtures consistent with the high
quality standards. Staff restrooms will have utilitarian finishes, fixtures and appointments.

Elevators

The project has five (5) elevators. The elevators will be hydraulic type elevators. There are 2
two-stop elevators (both public) and 3 four-stop elevators (one public and two service). Public
lobby elevator will have premium wood, metal and stone paver finishes. Provide elevator cabs
sized to accept medical gurneys as required. All other elevator cabs will have utilitarian finishes;
plastic laminate walls, stainless steel trim and resilient flooring.

Stairs
All stairs will be steel construction with concrete filled pan treads. All stairs will be constructed to
minimize the noise. Acoustic mitigations for floor, wall and ceiling finishes will be incorporated

Concept Images
Actual design may vary.

RossDrulisCusenbery Architecture, Inc.

SONOMA HOTEL PROJECT - KENWOOD INVESTMENTS, LLC
Basis of Design Report

May 2015



into all stairs. The public stair at the hotel lobby will have high quality railings and finishes. All
other stairs will have utilitarian finishes with prefabricated railing systems.

Doors, Frames and Hardware

All interior public area doors will be high quality solid wood with tempered glass where
applicable. Guest room entry doors will be self closing, fire rated, solid core wood doors fitted
with acoustic seals. Guest rooms will also have solid wood and tempered glass pocket doors
where shown. Service and staff area doors will be flush metal doors with a paint finish. All
public area and guest room door frames will be custom steel frames with wood trim. Service
and staff area doors will have stock steel frames. Door hardware in public areas and guest
rooms will be premium quality solid metal. Guest room entry doors and doors to service areas
will be equipped with a card key access system and door position sensors. Doors shall have a
central monitoring system located at the lobby reception desk and at the hotel security office.

Security Systems

The site will have building mounted security monitoring cameras signaling to the Hotel security
office. The buildings will be equipped with an intrusion alarm systems. Interior security
cameras will be located in hallways, elevators and in the parking garage. Duress alarms will be
located in the parking garage and in all elevators. Duress alarms will be located at each bed
and in the bathrooms of the ADA accessible guest rooms on the first floor. A public address
system will be provided for public and staff areas. Each guest room will be equipped with an
in-room safe for guest valuables.

Materials and Finishes

Service Corridors and Rooms

Service corridors and rooms will have durable utilitarian finishes. Walls and ceilings will be
gypsum board with a washable paint finish. Corner guards will be place at all hallway corners.
Floors will be sheet or tile resilient flooring. Staff restrooms will have tile on wet walls, painted
ceilings and tile floors

Ceilings and Walls in Public Areas

Public areas will have decorative ceiling finishes that incorporate acoustic mitigations.
Examples include antiqued box beams, moldings, coffered wood ceilings, decorative plaster
finish & trim, pressed metal ceilings and decorative specialty paint finishes. Walls in public
areas will have a combination of high quality paint and decorative finishes. Guest room walls
and ceilings may have specialty paint finishes, fabric wall coverings and other decorative
accents. Guest room bathrooms will have painted walls and ceilings with porcelain tile floors
and wainscots . Public restrooms will have commercial quality tile walls and painted ceilings.

Flooring
First floor public areas will have commercial quality tile, hardwood and/or stone paving.
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The second and third floor public hallways will have a commercial quality carpet with accent
patterns. Public restrooms will have commercial quality tile floors. Guest rooms will have
carpet, wood or stone floors. Guest room exterior balconies and decks will have or tile or traffic
topping decking over a waterproof assembly.

Window Coverings
All guest rooms will have hospitality quality curtains or blinds and blackout shades.

Architectural Woodwork & Running Trim

Public areas, meeting rooms and guest rooms will have wood, tile or stone wall bases, wood
trim at windows and doors, wood wainscots, chair rails, picture rails and crown molding.
The full extent and specific location of architectural woodwork and running trim is yet to be
determined.

Public areas will have architectural wood casework with stone countertops for the reception
desk area. Guest rooms will have architectural wood casework and wardrobes.

Fireplaces
Interior and exterior fire places are sealed combustion chamber gas fired prefabricated
units with venting to the exterior. Fireplaces will have a stone hearth with a stone and wood
surround.

Signs

Provide all code required accessibility signs and fire egress signs. Signage system will include
room numbers, room names, way-finding signs, pool signage, on-site traffic signs, lobby
signage, exterior hotel name signs and street view monument signs.

Lockers
Staff areas will have prefabricated metal lockers.

Bicycle Racks and Storage
Bicycle racks will be provided for staff and guests. Bicycle racks and storage will be provided
in the parking garage and in the Hotel Plaza Courtyard.

Wardrobe and Closet Specialties
Guest room closets will have built-in clothes poles, shelves and robe hooks with digital locking
room safes.

Restaurant and Spa Interiors
Restaurant, commercial kitchen and Spa interiors shall be custom tenant improvements. The
exact interior design of these spaces is pending.

Concept Images
Actual design may vary.

Architecture and Planning Schematic Design Report

May 2015

SONOMA HOTEL PROJECT - KENWOOD INVESTMENTS, LLC
Basis of Design Report

03

03-5



03

SUSTAINABLE DESIGN/LEED
The hotel will be sustainably designed and LEED Certified. The project’s LEED checklist on Page
03-7, indicates 44 “yes” points with 46 “maybe” points.

Proposed sustainable design strategies include:
e Compliance with State of California CALGreen Building Codes

e Sustainable Site Development Strategies

Use of Brownfield Site

Pedestrian oriented. Encouragement of guests to walk or bike Sonoma
Bicycles available to guests for duration of stay

Secure short and long term bicycle parking

Changing rooms and shower facilities for staff.

Electric vehicle recharging stations

Reduced parking footprint through the use of underground parking

e Sustainable Building Design

Cool roof system for low slope roofs with increased solar reflectance and reduced
thermal emittance.

Areas of vegetated roof gardens.

Building thermal insulation in walls and roofs

High performance thermal glazing

Whole building weather protection and waterproofing systems

Cal Green compliant direct-vent sealed-combustion gas fireplaces.

e Water Use Reduction Strategies

Water conservation program including low flow plumbing fixtures and low water use
laundry

Rainwater capture, storage and recycle system

Water use reduction program for staff and guests

Building-level water metering

Grading and paving to control surface storm water

Low water use landscape design and plant selection

Low water use irrigation systems

Use of HVAC system condensate for landscape irrigation

e Energy Efficiency and Atmospheric Quality

Ample use of natural light
Daylight sensor lighting systems
High energy efficient mechanical and electrical systems
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- Light pollution reduction for all outdoor lighting.

- HVAC systems that do not contain CFCs and Halon

- Refer to Section 06 for additional information on mechanical system design
- Fundamental building commissioning and verification

- Optimized energy performance

- Building level energy metering

- Fundamental refrigerant management

e Renewable Energy
- Rooftop solar panel array

e Materials and Resource Management
- Recycled construction waste
- Construction and demolition waste management planning
- Storage and collection area for recyclables.
- Sustainably sourced new and recycled materials
- Recycled content in steel
- Recycled content in concrete
- Recycled content in carpets and flooring
- Use of regional materials

e Indoor Environmental Quality
- Enhanced Indoor air quality performance
- Environmental tobacco smoke control
- Low emitting paints and finishes
- Cal Green compliant carpet, cushion and adhesive systems
- Low VOC emission resilient flooring and adhesive
- Composite wood products with formaldehyde free content
- Thermal insulation without added formaldehyde
- Exhaust and control of indoor air quality in the basement parking garage
- Cal Green Compliant HVAC system to provide optimum air quality
- Provide individual thermal comfort control to all guest rooms
- Acoustic barriers and mitigations

* Innovations in Design
- LEED accredited professional
- Sustainable design innovations to be determined
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PRELIMINARY LEED CHECKLIST

LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist PROJECT HOTEL SONOMA

April 2015
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