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Initial Study and Mitigated Negative Declaration

Project title: Carmel Sands Hotel Redevelopment Project.

Lead agency name and address: City of Carmel-by-the-Sea
P.O. Drawer G
Carmel-by-the-Sea, California 93921

Contact person/phone number: Sean Conroy, Planning & Building Services Manager
(831) 620-2057

Project location: The property is located at the northeast cornes"oAvenue and San Carlos
Street, and is bounded by Mission Street to the. &agure 1 illustrates Carmel-by-the-Sea’s
regional location.Figure 2 illustrates the project location.

Project sponsor’'s name and address: Carmel Sands Lodge Partners, LLC
650 Lighthouse Avenue, Suite 260
Pacific Grove, CA 93950-2673

General Plan designation:Core Commercial
Zoning: Service Commercial (SC)

Description of the project: The project includes demolition of an existing, 78D square-foot, 42-
room motel, including a full-service restaurantftpagt space (approximately 3,500 square feet),
and construction of a new 46,978 square foot, 4Parotel, including a tapas bar (1,034 square
feet), a day spa with four to five treatment room&eting rooms (3,170 square feet), and retall
space (1,400 square feet). The hotel developmdibevcomprised of six buildings, ranging in size
from 4,742 to 9,717 square feet. A 66-space sustean parking garage (16,800 cubic yards
required for excavation), as well as an interiourtgard with intra-block pass-through to
surrounding public sidewalks. One oak tree clagsifis “significant” by the City Forester is
proposed for removal and two “significant” oak see proposed to be relocated on-site.

Surrounding land uses and setting:The City of Carmel-by-the-Sea is located alorgygbuthern
portion of the Monterey Peninsula, adjacent to @GhrBay. The City is recognized as a unique
small coastal community with a predominantly restd# village character and is approximately
one square mile in size. The Commercial Distratsists of approximately 45 acres and includes
retail, motel, general services, residential, pubhd quasi-public uses. The Commercial Distsict i
surrounded by the Single-Family Residential (R-igtiixt. The project site is situated within the
downtown commercial core, and is surrounded byt&ge-style hotel and multi-family residential
units to the north; apartment buildings with grodludr offices and a motel to the east; an office
building, a restaurant and a gas station to ththsand two motels to the west.
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10. Other public agencies whose approval is required (g., permits, financing approval, or
participation agreement.): Monterey Peninsula Water Management District, MateBay
Regional Water Pollution Control Agency; Monteregudty Health Department

11. Environmental Factors Potentially Affected:
The environmental factors checked below would bdemt@lly affected by this project,

involving at least one impact that is a “Potehiabignificant Impact” as indicated by the
checklist on the following pages.

Aesthetics [ ] Agricultural Resources Air Quality

Biological Resources Cultural Resources Geology / Soils

Hazards & Hazardous Hydrology / Water Quality Land Use / Planning
Materials

[ | Mineral Resources Noise [ ] Population

[ ] Public Services [ ] Recreation Transportation / Traffic

[ ] utilities / Service Systems Mandatory Findings of
Significance

For the above referenced topics that are not cldecikE there is no potential for significant
environmental impact to occur from the proposedjgatoand no further discussion in the
Environmental Checklist is necessary.

Based upon this analysis, many of the above topitghe checklist do not apply. Less than
significant impacts are identified foaesthetics, air quality, biological resources, ctural
resources, geology/soils, hazards and hazardous regaals, hydrology/water quality, land use
planning, noise, and transportation / traffic. These areas are discussed in more detail within the
IS.

The project will not have a quantifiable adverseimmmental effect on the categories not checked
above, as follows:

Agricultural Resources: The project is an infill development and will messult in the
conversion or otherwise removal of any prime famdlaor agricultural land from
production; thereforaeo impactsto agricultural resources will result.

Mineral Resources: No mineral resources have been know to occuotigstly on-site;
therefore mineral resources will not be affectedisturbed by this project.

Population/Housing: The proposed project, a demolition of an exiséi@groom motel

and infill development of a 42 room hotel on theneasite, will not affect population
numbers or housing units in any way. The redevetwygnof the project site is not
anticipated to create a demand for additional hgusgiithin the City of Carmel-by-the-
Sea.

Recreation: The project will not result in the development afuking or an increase in
population, and therefore will not create additiom@mand for or affect existing
recreational facilities.
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12.

]

Utilities and Service Systems: The project will utilize existing utilities andervice
systems and will not result in the construction @f,affect the demand for, additional
utility and services systems. Therefore no impaebdsting systems will occur.

Determination: (To be completed by the Lead Agency)
On the basis of this initial evaluation

| find that the proposed project COULD NOT haveigndicant effect on the environment, and
this NEGATIVE DECLARATION has been prepared.

| find that although the proposed project couldehawsignificant effect on the environment, there
will not be a significant effect in this case besauevisions in the project have been made by or
agreed to by the project proponent. A MITIGATED GI&TIVE DECLARATION will be

prepared.

I find that the proposed project MAY have a sigrafit effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potalty significant impact” or “potentially
significant unless mitigated” impact on the enviramt, but at least one effect 1) has been
adequately analyzed in an earlier document purdoagiplicable legal standards, and 2) has been
addressed by mitigation measures based on therearialysis as described on attached sheets.
An ENVIRONMENTAL IMPACT REPORT is required, but must analyze only the effects that
remain to be addressed.

| find that although the proposed project couldenasignificant effect on the environment,
because all potentially significant effects (a) @&een analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standayand (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATNAECLARATION, including revisions or
mitigation measures that are imposed upon the geapproject, nothing further is required.

Signature Date:

Sean Conroy, Building and Planning Services Manager

Printed Name For: City of Carmel-by-the-Sea

CARMEL SANDS INITIAL STUDY CITY OF CARMEL-BY-THE-SEA

3 November 2, 2009



13. Evaluation of Environmental Impacts:

1)

2)

3)

4)

5)

6)

7

8)

9)

A brief explanation is required for all answercept “No Impact” answers that are adequately
supported by the information sources a lead ageiteg in the parentheses following each
qguestion. A “No Impact” answer is adequately sufgabif the referenced information sources
show that the impact simply does not apply to mtsjéike the one involved (e.qg., the project falls
outside a fault rupture zone). A “No Impact” answbhould be explained where it is based on
project-specific factors as well as general staoglde.g., the project will not expose sensitive
receptors to pollutants, based on a project-spestfieening analysis).

All answers must take account of the whole aciiwvolved, including off-site as well as on-site,
cumulative as well as project-level, indirect asllvas direct, and construction as well as
operational impacts.

Once the lead agency has determined that aciplartiphysical impact may occur, then the
checklist answers must indicate whether the imgagotentially significant, less than significant
with mitigation, or less than significant. “Potiatily Significant Impact” is appropriate if therg i
substantial evidence that an effect may be sigmific If there are one or more “Potentially
Significant Impact” entries when the determinat®made, an EIR is required.

“Negative Declaration: Less Than Significant kVNlitigation Incorporated” applies where the
incorporation of mitigation measures has reducedffact from “Potentially Significant Impact”

to a “Less Than Significant Impact.” The lead agemust describe the mitigation measures, and
briefly explain how they reduce the effect to asléisan significant level (mitigation measures
from Section XVII, “Earlier Analyses,” may be cressferenced).

Earlier analyses may be used where, pursuanhedotiering, program EIR, or other CEQA
process, an effect has been adequately analyzadéarlier EIR or negative declaration. Section
15063(c)(3)(D). In this case, a brief discussibowd identify the following:

a) Earlier Analysis Used. ldentify and stateeve they are available for review.

b) Impacts Adequately Addressed.nlidg which effects from the above checklist werihin
the scope of and adequately analyzed in an ealtieument pursuant to applicable legal
standards, and state whether such effects weresstdt by mitigation measures based on the
earlier analysis.

c) Mitigation Measures. For effectattlare “Less than Significant with Mitigation Meassi
Incorporated,” describe the mitigation measurescivivere incorporated or refined from the
earlier document and the extent to which they atdsiée-specific conditions for the project.

Lead agencies are encouraged to incorporatehetahecklist references to information sources
for potential impacts (e.g., general plans, zomirdjnances). Reference to a previously prepared
or outside document should, where appropriatepdela reference to the page or pages where
the statement is substantiated.

Supporting Information Sources: A source lisbidd be attached, and other sources used or
individuals contacted should be cited in the distrs

This is only a suggested form, and lead ageraiedree to use different formats; however, lead
agencies should normally address the questions tin@rchecklist that are relevant to a project’s
environmental effects in whatever format is selgcte

The explanation of each issue should identify:
a) The significance criteria or threshold, if anged to evaluate each question; and

b) The mitigation measures identified, if any, to reglthe impact to less-than-significant.
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Less Than
l. AESTHETICS Potentially Significant Less Than No
Significant With Significant |
mpact
Impact Mitigation Impact
Incorporation
a) Have a substantial adverse effect on a scenic
u

vista?

b) Substantially damage scenic resources, inclyding
but not limited to, trees, rock outcroppings, and n
historic buildings within a state scenic highway?

¢) Substantially degrade the existing visual charac
or quality of the site and its surroundings?

d) Create a new source of substantial light oreglar
that would adversely affect day or nighttime vidws n
the area?

Discussion:

Setting

Situated along the highly scenic Monterey Coastrnm@&by-the-Sea is recognized as a unique
community with a residential village character ifoeest setting, characterized by high-quality egbes

of revival styles of architecture in the communstgowntown commercial core. The City has adopted
Commercial Design Guidelines and a design revieacgsses to maintain its village character and
preserve its scenic qualities. The Design Guidslifunction in tandem with the applicable developime
standards for commercial zones in the City, foumdhie City’s Zoning Regulations. This discussion
focuses on project compliance with the Design Ginde to address potential aesthetic impacts. As
discussed inSection IX, Land Use and Planning the project complies with the commercial
development standards of the Zoning Regulatiomsje&t plans and exhibits are attached for referersc
Figure 3.

A & B) The project site is situated within a compact dimwm setting. Existing public and private views
within the site area are mainly comprised of pirees, oak trees and buildings, generally within the
foreground. Some of the existing second floor @pants northeast of the project site have minoance
views, however, these views are filtered by exgstirees and buildings. No ocean or other scemwwi
are available from surrounding public streets de svalks.

Story poles and netting were installed on-site @véynber 12, 2008 to indicate the height and looatio

of the proposed buildings. Since that time, miobanges to the hotel design have been proposed;
however, the story poles remain substantially regmeative of the massing and height of the projeat.
inspection of the poles from various public locaionithin the project area did not identify anyrsce
views that would be impacted by the project. Misteng private views will be substantially impadtey

the project, because most existing views are hidittigred by existing trees and buildings; and the
building heights generally do not rise substantialbove other immediately surrounding buildingsr F
these reasons, impacts on public and private veee/gonsiderebkss than significant.

C) Visual Character of Site and Surroundings
Project Site and Surroundings

Buildings of various architectural styles, heighial street setbacks surround the project site, Gsimg

an eclectic architectural setting. A lodge conmgulief one-story guest cottages and a two-storylimgjl
abuts the project site to the north. Also abutting site to the north is a single-story, craftsrate
house, with two-story, wood-sided apartments behifavo-story, ranch-style motels characterized by
simple, horizontal design elements and low-pitctaafs are situated on both the east and west sides
the project site. A gas station, a cottage-stgktaurant, and a contemporary, wood-paneled twy sto
office building are located across 5th Avenue ® sbuth of the site. A lap-sided, cottage-styl@ea
shop is located on the southwest corner oppos#eptioject, and a two-story office and apartment
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building is located on the southeast corner oppdbi¢ project, also of a cottage style characterine
half-timbering and dormers set within a steeplgipid-roof.  Building setbacks and parking
arrangements also vary, for example, structurakecsouth and east have little or no setback, had t
motels to the west are set back with surface pgrikiriront.

The primary unifying elements in the immediate ritstare not the buildings, but rather the maturesp
and oak trees, decorative garden and street pigntand narrow sidewalks and streets representaitive
the village-like commercial core of Carmel.

Design Guidelines

The Commercial District Design Guidelines addrebsed general areas of concern, including
compatibility with the scale and massing of builghnin the immediate vicinity; establishment of a
visually interesting pedestrian sidewalk corridbrough careful design and placement of building
frontages, plazas and planting features; and usetbentic exterior materials expressive of therided
building style, and avoidance of faux finishes addrnments. Ultimately, consistency with the Design
Guidelines will be determined by the Carmel-by-8es Planning Commission.

Massing and Scale Compatibility

As discussed above, surrounding buildings are emetao-story in height. With few exceptions, the
surrounding two-story buildings have undifferergthtlong horizontal and/or vertical massing. Sngl
story buildings are cottage style, with simple nragsharacterized by single street-facing wall p&n
with one or two recessed or projecting wall plamesome instances. Setbacks also vary, resultiray in
general scale and massing pattern of one to thrigdirigs per block facing the project site, varyiingm
one to two stories.

The project site is larger than most adjacent sitesiting the potential for a more massive project
appearance. However, the project massing is brogery dividing the hotel into four separate builgh
facing the surrounding streets, deep, substantdllrecesses, and projections and rooflines, pdatity

on the 5th Avenue and Mission Street frontagesespond to existing massing patterns. The buikling
are two stories in height, with the exception af¢o focal points. The building at the southeasheoof

the site (Building #4), steps down to one storpéight at the corner of Fifth Avenue and Missiore8t.
The project design is compatible in massing antksgdh surrounding development.

Pedestrian Sidewalk Corridor

The project is located within the Commercial Coreaaof the City, and is designed with minimal
setbacks on all frontages, in accordance with DeGgideline policies to establish a visually inttneg
“pedestrian wall” close to the front property lin@he project design incorporates extensive viselaf
through the use of projecting and recessing offseterial and color changes, and incorporation of
distinctive design features. The building is astensively glazed, and includes prominent straeii
doorways, and decorative portals providing accesbé proposed intra-block walkway. Small planters
spaced at intervals along the building frontage daxbrative exterior light fixtures also contribtibethe
visual interest of the building.

Finish Materials, Colors and Textures

The project design is responsive to the designajmes calling for building materials and colors to
respect the design traditions established in tmeneercial district; and encouraging the use of tkdai
wood, tile, moldings, corbels, stone and landsaapitMaterials proposed for the project include, at
intervals, hand-toweled plaster, Carmel and quatgne, board and baton siding, richly-patterned
ceramic tile, stacked barrel roof tile, and dedeeatvood doors with extensive wrought-iron detalin
Also proposed are functional balconies, windowmd with heavy timber; and recessed patio areds wit
distinctive barrel-tile screening.

Based on the discussion above, the project wilinbeompliance with the Commercial District Design
Guidelines. While the building will change the drater of the site and immediate surroundings, the
design of the proposed hotel is expected to resudt substantial improvement over the existing mote
design, therefore, impacts on the visual charastére site and surroundings are expected tef®ethan
significant.
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D) Light and Glare

The Commercial District Design Guidelines requighting to be the minimum required for public sgfet
and call for lighting fixtures to be discrete omgmatible in design with building and site. The pudj
material and fixture cut sheets specify decoragivaded lighting fixtures, which will create miniméil
any glare. To ensure that all fixtures do not resusignificant new glare, and are also respongivihe
Commercial Design District Guidelines, the follogimitigation measure is included:

MM 1-1 A project lighting plan shall be included irethonstruction drawings prepared for the project.
The lighting plan shall include cut sheets forpathposed exterior lighting fixtures. Prior to
issuance of building permits, the Planning Depantmshall review the site plan for
conformance with the Commercial Design Guidelirmssure all fixtures include shading,
glare cut-off shields or other glare-reducing feasuthat only intended areas are illuminated,
and light spillage onto adjacent properties willdveided.

With the mitigation measure above, potential lightl glare impacts associated with the projecthwill
less than significant.

II. AGRICULTURE RESOURCES Less Than

Potentially Significant Less Than
Significant With Significant
Impact Mitigation Impact
Incorporation

No
Impact

a) Convert Prime Farmland, Unique Farmland, on
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to a non-agricultural
use?

b) Conflict with existing zoning for agricultural
use, or a Williamson Act contract?

¢) Involve other changes in the existing
environment that, due to their location or nature,
could result in conversion of Farmland, to a non-
agricultural use?

Discussion: (A through C) The project is an infill developntgthereforeno impactsto agricultural
resources will resultSee previousSections 8 (Project Description) and 9 (Surroundargd uses and
setting) and Section 11 (Environmental Factors ety Affected), as well as the sources reference

Less Th
Il AIR QUALITY Potentially S%Srﬁﬁcai? Less Than No
Significant With Significant Impact
Impact Mitigation Impact
Incorporation
a) Conflict with or obstruct implementation of the
applicable air quality plan? .
b) Violate any air quality standard or contribute
substantially to an existing or projected air quyali n
violation?
c) Resultin a cumulatively considerable net insgeof
any criteria pollutant for which the project regismon-
attainment under an applicable federal or stateemhhir n
quality standard (including releasing emissions$ tha
exceed quantitative thresholds for ozone precupsors
CARMEL SANDS INITIAL STUDY CITY OF CARMEL-BY-THE-SEA

7 November 2, 2009




Less Than
. AIR QUALITY Potentially Significant Less Than No
Significant With Significant |
mpact
Impact Mitigation Impact

Incorporation
d) Expose sensitive receptors to substantial
pollutant concentrations? "
e) Create objectionable odors affecting a
substantial number of people? .

The analysis below addresses air quality impacts footh short term (construction phase) and long te
(operational phase) perspectives.

Short-Term (Construction) Impacts

The project site is surrounded by existing residsnenotels, restaurants, and offices, which coeld b
impacted by airborne dust resulting from the eaaving (excavation) phase of the project, as webas
airborne particulates from construction equipmeigisel exhaust. This is consideredpatentially
significant localized air quality impact.

Discussion

Air Pollutant Emission Criteria Construction activities for the proposed pcojerould generate
fugitive dust emissions (PM10) associated with grgdmovement of soil and other construction site
preparation activities. Wind erosion and disturteain¢ exposed areas would also be sources of dust
emissions. In addition, motor vehicle exhaust assed with construction equipment and construction
personnel commuter trips, and material transpod @elivery, would contribute to the generation of
PM10.

Construction activities are phased and assumedtverlap. Therefore, significance is judged by
comparing significance thresholds to each phasms$truction individually. The following table shew
the quantified estimates of PM10 emissions fromcitnestruction activities associated with the pregos
project, as well as estimates of emissions of athiggria air pollutants during the constructiorapf. As
indicated in the table below, the project is ndicpated to exceed significance thresholds faleda air
pollutants.

Emissions Summary of Unmitigated Summer Construction Activities

Pollutant VOC NOx CcO SO2 | PM10 PM2.5 CO2
Demolition (Ibs/day) 3 17 13 0 1 1 1,612
Grading (Ibs/day) 3 27 15 0 6 2 2,353
Building (Ibs/day) 1 10 8 0 1 1 1,118
Coating (Ibs/day) 31 0 1 0 0 0 38

No No
Standard | Standard

Thresholds of Significance

(Ibs/day) 137 137 550 150 82

Significant? No No No No No No No

Source: URBEMIS 2007 v. 9.2.4 Outputs

Note: VOC- Volatile Organic Compounds, NOx - Nitrogen Oxides, CO — Carbon Monoxide, SO2 — Sulfur Dioxide, PM10 —
Suspended Particulates, PM2.5 — Fine Particulate Matter, CO2 — Carbon Dioxide

Site Area Criteria A second type of emission threshold is basedhe size of the area under
construction. The MBUAPCD has determined that troson activities that involve minimal earth
moving over an area of 8.1 acres or more couldltré@sotentially significant temporary air quality
impacts, if not mitigated. Construction activitisit require more extensive site preparation (grading
and excavation) may result in significant unmiteghimpacts if the area of disturbance were to ekcee

CARMEL SANDS INITIAL STUDY CITY OF CARMEL-BY-THE-SEA
8 November 2, 2009




2.2 acres per day (MBUAPCD 2004). Because theeptdite is less than one acre in size, the project
will not involve daily construction-related acting$ that would disturb this amount of earth.

Although the project would not exceed criteria pollutant thresholds, including PM10, during the
construction phase, and would not exceed siteiampact thresholds established by the air disttiwtre

is still potential for short term air quality imgado be experienced by nearby businesses andrsisi

the immediate area surrounding the project sithis & because the surrounding development patiern
relatively compact and existing residential and owmrtial uses are separated from the project site by
very short distances. This proximity factor caar@ase the sensitivity of surrounding land useduist
emissions, even while the project may not excee¢abbshed thresholds. For example, the Casanova
Restaurant is located directly across 5th Avenam fthe project site, and provides outdoor tableiser
which could be impacted by dust from the excavapibase of the project.

Additionally, the project will involve transporting large amount of excavated soils off the site —
approximately 16,800 cubic yards — to accommodae proposed underground parking garage.
Excavated earth will be loaded into trucks for sife transport. This excavation would require
approximately 33 truck trips per day, for a 45-dagriod along the haul-truck route, based on the
construction schedule submitted by the projectiappt.  This off-site transport of the excavaseils
could result in fugitive dust escaping from truedb, and dirt being tracked off the site onto Gitgets.
Dust could impact businesses and residences ahenlaul truck route for the project establishedhsy
City. See Figure 4.

The impacts above can be minimized, and reduced tiess than significant level, through
implementation of the following mitigation measures

MM 3-1 To minimize dust impacts during constructitire Applicant shall implement the following
MBUAPCD-recommended Best Construction Practices R8Cduring all phases of
construction, as determined necessary by the Dmpattof Community Planning and
Building in consultation with the construction suimtendent and/or foreman on site:

* Water all active construction areas at least tvdaty. Frequency should be based on the
type of operation, soil, and wind exposure.

» Prohibit all grading activities during periods ofih wind (over 15 mph).

» Apply chemical soil stabilizers on inactive constion areas (disturbed lands within
construction projects that are unused for at lieastconsecutive days).

» Apply non-toxic binders (e.g., latex acrylic copwolgr) to exposed areas after cut and fill
operations.

» Haul trucks shall maintain at least 2'0" of freeitoa

» Cover all trucks hauling dirt, sand, or loose matsr

» Cover inactive storage piles.

» Install wheel washers at the entrance to constmsites for all exiting trucks.
» Sweep streets if visible soil material is carriedl fmom the construction site.

» Post a publicly visible sign, which specifies tledephone number and person to contact
regarding dust complaints. This person shall regpmncomplaints and take corrective
action within two hours. The phone number of thenkéoey Bay Unified Air Pollution
Control District shall be included on the sign tosere compliance with Rule 402
(Nuisance).

Long-Term (Operational) Impacts

Operational air quality impacts associated with cwrtial development projects are generally assettiat
with a substantial net increase in the number bfcle trips generated by the project. The propdswdl
project would exceed the size of the existing mdteivever, the number of hotel rooms will remaia th
same. Kurt's Carmel Chop House, an existing, $alivice restaurant within the motel with a seating
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capacity of 120 that is also used as meeting/bdrgpaee, would be replaced with a limited servagas

bar with a seating capacity of 26, resulting inuassantial reduction in vehicle trip generationhist
reduction would be partially off-set, however, mntraffic generation associated with the propasaa
meeting space, a day spa with up to six treatmmmihs, and approximately 1,400 square feet of new
retail space. Because these new facilities atieipaited to be used primarily by hotel guests hge
already traveled to the site, however, any incréagmllutants resulting from the project are aiptited

to be minimal.

Further, as recommended by the Monterey Bay UnifigdPollution Control District, the evaluation of
whether or not a hotel or motel project would léadignificant air quality emissions should be lobsa
whether the project is consistent with the regiok@MP. On October 21, 2008, the MBUAPCD found
that the project is consistent with the MBUAPCD Auality Management Plan (MBUAPCD 2008).
Therefore, any operational impacts of the projeot ar quality would be considerelgéss than
significant.

Cumulative Impacts on Climate Change

Construction of the proposed project would incredaiy vehicle trips to and from the project site,
thereby increasing greenhouse gas emissions (GHBeyvever, the project would emit negligible net
GHG emissions and be consistent with statewidertsfto reduce cumulative impacts to global climate
change. This impact is considetteds-than-significant withmitigation incorporated.

Discussion

No air district in California, including the MBUAHL; has identified a significance threshold for GHG
emissions or a methodology for analyzing air quahtpacts related to greenhouse gas emissions. The
state has identified 1990 emission levels as a tlwalugh adoption of AB 32. To meet this goal,
California would need to generate lower levels ¢i@& emissions than current levels. However, no
standards have yet been adopted quantifying 199%s&m targets. It is recognized that for mosiguts
there is no simple metric available to determina dingle project would help or hinder meeting A

32 emission goals. In addition, at this time AB@3Ry applies to stationary source emissions.

Given the challenges associated with determiningjept-specific significance criteria for GHG

emissions, quantitative criteria are not proposmdtifie Carmel Sands project. For this analysie, th
project’s incremental contribution to global clirmathange would be considered significant if it vdoul

conflict with any of the emissions thresholds, estatle programs, or exposure criteria discussedibelo

Substantial Increase in GEmissions

A project’s incremental contribution to global chte change would be considered significant if iulgo
result in substantial net increases in greenhoasegyand COemissions. A substantial net increase
occurs if the proposed project exceeds any thrdsbbisignificance for criteria pollutants set byeth
MBUAPCD ®. Because no significance criteria have been ksit@ol for CQ emissions by the air
district, a quantitative comparison to a standadnot be performed. Since the project’'s incrementa
additional contribution to the total GGemissions of the City and region is negligible,may be
reasonably argued the increase is not substantial.

Exposure of Persons to Significant Risks

Emitting CQ into the atmosphere is not itself an adverse enmental effect. It is the increased
concentration of C® in the atmosphere resulting in global climate dearand the associated
consequences of climate change that results inrsehamvironmental affects (e.g., sea level risgs laf
snowpack, severe weather events). Although it ssibte to generally estimate a project’s incrementa
contribution of CQ into the atmosphere, it is typically not possitbedetermine whether or how an
individual project’s relatively small incrementadrdribution might translate into physical effects the

Y This approach is consistent with guidance from @uaifornia Air Pollution Control Officers’ Associ@in (CAPCOA), which notes that
implementing CEQA without an explicit threshold grito formal guidance from the State of Califorsi@ffice of Planning and Research is
appropriate. This approach is also consistent @ARPCOA'’s assertion that by defining substantialssins of GHGs to performance standards (e.g.,
criteria pollutant emission thresholds), lead agenevould amass information and experience witttifipeproject categories that would support
establishing explicit thresholds in the future.
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environment. However, since the project’s incretaenontribution to the total COemissions of the
City and region is negligible, the additional eross resulting from the project will not contribute
significantly to the exposure of persons to sigaifit risks associated with the effects of globahate
change.

Conflict with Executive Order S-3-05

Executive Order S-3-05 was issued by Governor AriSmhwarzenegger on June 1, 2005. In recognition
of the state’s vulnerability to the impacts of dite change, the order mandates that overall stde G
emissions meet the following targets: By 2010, cedGHG emissions to 2000 levels; by 2020, reduce
GHG emissions to 1990 levels; and by 2050, redud& @missions to 80 percent below 1990 levels.
The project does not result in a reduction of GHfissions, however, since the project’s incremental
additional contribution to the total G@missions of the City and region is negligibleméy reasonably
be argued that the project will not substantialiyftict with or obstruct implementation of the geair
strategies of Executive Order S-3-05.

Inconsistency with the California Air Resources B (CARB) 44 Early Action Measures for AB 32
Compliance

In accordance with Part 4 of Assembly Bill 32 (&atiia Global Warming Solutions Act), the CARB has
made public a number of early action measures ¢hat be implemented prior to adopting formal
limitations on GHG emissions in 2012. Most of #heéseasures are not directly related to construction
and development activities, however, two of the snees are applicable to the project, and can be
addressed by appropriate mitigation measures. elimegsures include:

CARB Measure 2:Transportation: Diesel-Off-road equipment (noni@agdtural)
The goal of this measure is to reduce emissiog®agtruction equipment through all feasible measure
The following mitigation measure shall be implengehto make the project consistent with this goal:

MM 3-2 The proposed project shall be required to imelenBest-Available Mitigation Measures for
the control of emissions generated by off-road tonton equipment, as recommended by
the MBUAPCD at the time development is proposedchSmeasures may include the use of
low emission construction vehicles and use of epmsseduction devices and alternative
fuels. Idling of construction equipment for persoaf greater than five minutes when not in
use would be prohibited.

CARB Measure 11:Energy Efficiency: Cool communities

The objective of this measure is to reduce the rieedir conditioning through the siting and design
buildings and site features.

The following mitigation measure shall be implengehto make the project consistent with this goal,
resulting inno significant impact with consistency:

MM 3-3 The Applicant shall implement measures sufficiem increase building insulation and
energy efficiency beyond that required for compmrwith California Title 24 energy-
efficiency requirements, and that the most curreabmmended measures are implemented
to reduce energy-usage demands. Such measurdschale, but would not necessarily be
limited to, incorporation of increased building utstion features, use of alternative
renewable energy sources (e.g., solar panels atat hweating); as well as the installation of
energy-efficient (e.g., Energy-Star rated) buildingpmponents, appliances, and
heating/cooling equipment.

Be subject to CARB's (California Air Resources Bidanandatory reporting requirements (generally
required for projects producing more than 25,000uaal metric tons of CO2).

Because the project is not anticipated to genexagebstantial increase in overall vehicle trips 26K
annual metric ton threshold for reporting requirateewould not be met. The project is therefore not
subject to the CARB’s mandatory reporting requiretae
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Be inconsistent with the recommended global warmiitigation measures from the Attorney General,
CAPCOA, Office of Planning and Research, or otlporapriate sources

In September 2008, the California Attorney Genaslied a paper for use by local agencies in cayryin
out their duties under CEQA as they relate to dlosarming and climate change. Included were
examples of various measures that may reduce GH&sems of individual projects. These measures
address incorporation of energy efficient and reat#ey energy features; water conservation and
efficiency features; waste reduction; and reductibrehicle emissions. This analysis will not askir
each measure specifically; however, the applicaopgses to implement LEED features into the project
addressing site sustainability, water efficienciteraative energy, materials and resources, indoor
environmental quality, and design process, whiehsamilar to measures recommended by the Attorney

General.

Based on the discussion above, the project’s cumelanpact on global climate change is considered

less than significantwith mitigation incorporated.

IV. BIOLOGICAL RESOURCES

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Have a substantial adverse effect, either tijrec
or through habitat modifications, on any species
identified as a candidate, sensitive, or specélst
species in local or regional plans, policies, or
regulations, or by the California Department ofrFis
and Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any apari
habitat or other sensitive natural community
identified in local or regional plans, policiesdan
regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service?

c) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of th
Clean Water Act (including, but not limited to,
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or cgh
means?

d) Interfere substantially with the movement of ar
native resident or migratory fish or wildlife spesgi
or with established native resident or migratory
wildlife corridors, or impede the use of native
wildlife nursery sites?

e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, redjon
or state habitat conservation?

)

Discussion:

A-D, F) The project is located within an urban settingaannfill development site currently occupied in
its entirety by an existing motel and surface pagki The only significant biological resources &rig
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on-site are cypress and oak trees deemed to bificsigh by the City Forester. These trees areudised
in (E) below. No impacts to species, habitats lang listed in A-D, and F will take place with the
project, thereforeno impactsto these resources will occur.

E) Preservation of Significant Pine and Oak Trees

Section 17.48 of the Carmel-by-the-Sea Municipati€ocludes standards for tree removal when trees
are proposed for removal for a private developmmwoject. Specifically, a tree removal permit is
required for removal, replacement, cutting dowrdestruction of any tree identified on the Carmel-by
the-Sea Recommended Tree List having either anageediameter of greater than two inches; or a
circumference greater than six and one fourth ischeeasured at appoint four and one and half feet
above ground level. Further, no tree classifiedsagnificant” through the significant tree evaliomt
process may be removed unless a removal permiaigeyl by the City Forest and Beach Commission,
after making findings for removal included in Seatil7.48.070. Significant trees approved for remhov
may be required to be replaced by a new tree &t pof a species, and of a size designated bgitre
Forester or the Forest and Beach Commission (10609.)

The project site contains six oak trees, one redwoee, and three cypress treeght of which have
been classified as “significant” by the City Foerst Of these significant trees, one 18" oak tree i
proposed for removal. There are also several Meytgine trees in the public right-of-way surrourgdi
the site. On November 6, 2008, the Forest and lBEmrnmission approved the request for removal of
this tree, on the condition that one additional @@k tree be planted on-site. In addition, they Cit
Forester has conducted several inspections witlpithject applicant and a third-party arborist wiiie
project plans to determine if the proposed deveklgmvould negatively impact the health of significa
trees. This included evaluating tree root systéanshe oak trees and the redwood tree, which el
the removal of parking lot asphalt, hand diggingl &air spading” in order to expose each tree’s root
system. The City Forester has determined thatptiogect, as mitigated will not negatively impact
significant trees.

Two oak trees classified as “significant” will belacated from the eastern portion of the site rdeoto
accommodate the project. The trees will be remdvauh their existing locations with their root L=l
and be replanted immediately on site, or stored wmaihtained by an arborist until such time as
conditions permit replanting. Once replanted, tiiees are required to be monitored by an arbavist t
ensure they remain in healthy, thriving conditio® $30,000 bond was placed on the trees as an
additional condition of approval by the Forest @&®hch Commission. Should the relocated trees be
damaged or fail, the $30,000 bond will be usedeglace each tree with a 60” box sized oak trees.
Provided the following mitigation measures are iempénted, impacts on the significant trees proposed
for relocation will bdess than significant

MM 4-1  Prior to issuance any construction or denwsiifior the project, the applicant shall remove,
store, and maintain the significant trees propdsedeplanting on-site in accordance with
all requirements and specifications of the approvembrist Report for the project.

MM 4-2 Prior to issuance of certificate of occupancy fbe tproject, the stored trees shall be
replanted on site in accordance with the regulatiand specifications of the approved
Arborist Report. Any replanted trees that later oii exhibit serous decline within one year
after relocation shall be replaced with a CoastakLOak 60" in diameter in the same
location.

All trees on-site meeting the criteria of Sectioh4B.050, and significant trees on the site nopgsed
for removal or relocation are required to be pridcfrom on-and off-site construction activities.
Impacts to these trees will Hess than significantwith implementation of the following mitigation
measure:

MM 4-3 Prior to issuance of demolition, grading or builglipermits for the project, on-site trees
meeting the criteria of Section 17.48.050, and iBant trees on the site not proposed for
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removal or relocation, shall be protected in acanog with the City of Carmel Tree and
Shrub code Sectioh2.28.34(rotection requirements; especially:

< OQil, gasoline, chemicals and other constructionemialis shall not be stored within the drip
line of any tree.

« Drains shall be installed according to City spegifions so as to avoid harm to trees due to
excess watering.

« Wires, signs and other similar items shall not theched to trees.

» Cutting and filling around the base of trees shalldone only after consultation with the
Director of Forest, Parks and Beach, and then tanllge extent authorized by the Director of
Forest, Parks and Beach.

* No paint thinner, paint, plaster or other liquidsotid excess or waste construction materials
or wastewater shall be dumped on the ground orangograte between the drip line and the
base of the tree, or uphill from any tree wheréhssubstance might reach the roots through a
leaching process.

e The property owner/contractor shall be requirecettect protective barricades around all
trees on a private building site.

« Earth surfaces within the drip line of any treelksimat be changed or compacted. All
equipment, material, and soil storage shall be kegond the drip line of trees.

« Prior to the start of any construction or demafitaxtivities, the property owner/contractor is
required to spray or have a certified applicatoagphe lower six feet of all pine tree trunks
with a pesticide approved by the California Deparnimof Food and Agriculture for the
treatment of bark beetles.

Finally, a number of trees exist within the pulslght of way abutting the project; and two treegsean

the property abutting the project site at the rematth corner, and may also require protection during
construction.  Potential impacts to these treed Wwd reduced toless than significant with
implementation of the following mitigation measure:

MM 4-4  All trees within the public right of way abuttingpe project and any other trees deemed
appropriate by the City shall be subject to all lmale retention, protection, and
replacement measures required by the City of Carmel

No other biological resource exists on-site, ot ié otherwise impacted by the project; therefare
impactsto other biological resources will occur as a Itesiithe project.

Less Than
V. CULTURAL RESOURCES Potentially Stmicant Less Than NO
Significant With Significant Impact
Impact Mitigation Impact

Incorporation
a) Cause a substantial adverse change in the
significance of a historical resource as defined in n
§15064.5?
b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant n
to §15064.5?
c) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic n
feature?
d) Disturb any human remains, including those
interred outside of formal cemeteries? .
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Discussion:(A through D)

A records search was completed for the projectneyNorthwest Information Center (NWIC), Sonoma
State University, Rohnert Park on October 1, 2008e record search encompassed the project site and
an area within a quarter mile radius. The receaisch was conducted to identify the number anel vfp
cultural resources (e.g., prehistoric sites, histsites, historic buildings, or isolated artifgogthin and
immediately adjacent to project boundaries. Thends search did not identify any significant cuddur
resources within or adjacent to project boundaries.

A search of the University of California Museum Béleontology (UCMP), University of California,
Berkeley database was completed for the Proje@ are September 12, 2008. The database search
identified paleontological resources within Mongei@ounty, but did not identify any paleontological
resources within or adjacent to project boundaridhe UCMP, however, listed two paleontological
resources in the Carmel area and fifteen in théledbeach area.

There are no historical resources as defined iM&L% within project boundaries. The City has
determined that the existing motel does not qualifya historical resource as defined in CEQA.

There are no known archaeological resources asatkfn 815064.5 within project boundaries, busit i
possible that excavation activities could uncoverhaeological resources. Implementation of the
mitigation measure would reduce potential impactsahy inadvertently discovered archaeological
resources téess than significant.

MM 5-1  If cultural resources (i.e., prehistoric siteistoric sites, and isolated artifacts and fezg)iare
inadvertently discovered during project implemebotat work shall be immediately halted
within 50 feet of the discovery, the City shallatified, and a professional archaeologist that
meets the Secretary of the Interior's Standards@uidelines for Professional Qualifications
in archaeology shall be retained to determine igp@fgcance of the discovery.

The City and project applicant shall consider natign recommendations presented by the
archaeologist. The City and project applicantlst@isult and agree upon implementation of
measures that the City and project applicant dezamilfle and appropriate. Such measures
may include avoidance, preservation in place, eaian, documentation, curation, data
recovery, or other appropriate measures. The grgpeoponent shall be required to

implement any mitigation necessary for the protectf cultural resources

There are no known unique paleontological resouncesstes, or any unique geologic features withia t
project site, but it is possible that project rethfactivities could uncover paleontological researor
unique geologic features. Implementation of th#8ofang mitigation measure would reduce any
potential impacts to any inadvertently discoveredepntological resources toless than significant
level.

MM 5-2 If potentially unique paleontological resoescare inadvertently discovered during project
implementation, work shall be immediately haltedhivi 50 feet of the discovery, the City
shall be notified, and a professional paleontologisall be retained to determine the
significance of the discovery.

There are no known archaeological sites withindja@ent to the project boundaries and the projéet s
has beerpreviously disturbed. It is therefore unlikely th@oject related activities would disturb any
human remains. Implementation of the following igation measure, however, would reduce any
potential impacts of any inadvertent discovery afilan remains to lass than significantlevel

MM 5-3  If human remains are discoveratlring project implementationall work shall be
immediately halted within 50 of the discovery, t@dy shall be notified, and the County
Coroner shall be notified, according to SectionB08 of the State Public Resources Code
and Section 7050.5 of California’s Health and Safebde. If the remains are determined to
be Native American, the coroner shall notify thdidaAmerican Heritage Commission, and
the procedures outlined in CEQA Section 15064.8(d) (e) shall be followed.
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In summary, it is not anticipated that the projestuld impact any historical, archaeological, or
paleontological resources, or unique geologic festuor human remains.
however, for the inadvertent discovery of theseuweses during project implementation. Implementati

of the above mitigation measures would reduce agntial impacts to these resources, however, to a

less than significantievel.

There is a possibility,

VI. GEOLOGY AND SOILS

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation

Less Than
Significant
Impact

No
Impact

Incorporation

a) Expose people or structures to potential
substantial adverse effects, including the rislos$,
injury, or death involving:

i) Rupture of a known earthquake fault, as deliegaf
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the
area based on other substantial evidence of a known
fault? Refer to Division of Mines and Geology
Special Publication 42.

i) Strong seismic ground shaking? -

i) Seismic-related ground failure, including
liquefaction?

iii) Landslides? -

b) Result in substantial soil erosion or the loks
topsoil?

c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as a result
of the project, and potentially result in on- of-site ™
landslide, lateral spreading, subsidence, liquafact
or collapse?

d) Be located on an expansive soil, as defined in
Table 18-1-B of the Uniform Building Code (1994), n
creating substantial risks to life or property?

e) Have soils incapable of adequately supportieg t
use of septic tanks or alternative wastewater dislpo
systems where sewers are not available for the
disposal of wastewater?

—

Discussion:(A through E)

According to the California Department of Mines aBdology, there are no Alquist-Priolo Earthquake
Fault Zones within City boundaries. The closesitk to the project site include the Cypress Plaiuit,
which is potentially active and located approxirhatsme mile from the project site; and the San @rieg
fault and Monterey Bay Fault complex. These faalte active and located off shore. Therefoce,
impacts to the project are anticipated resulting from ruptaf a known fault as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map.

Based on the soils investigation, the project stécated in an area, which is susceptible to igdou
shaking. Structural damage can result from thestrassion of earthquake vibrations from the ground
into the structure, which could expose people andttires to seismic related hazards. This woeld b
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considered gotentially significant impact. The following mitigation measure would ensuratth
exposure to seismic ground shaking would be redtatkss than significantevel.

MM 6-1 The applicant shall incorporate all the projecttgebnical report recommendations into the
future design and development of the project siteé @omply with the current addition of
California Building Code.

Liguefaction, Land Sliding, Slope Failure, and Empiae Soils

According to a soils investigation prepared for tihve@ject site in 1987 for a previous development
proposal, the potential for liquefaction at the jpcd site is insignificant based on soil consisyenc
location of the ground water table and subsurfadiecharacteristics. The project site is relativéat.
Therefore, the potential for seismically-inducedhdasliding or slope failure at the project site is
considered low. Laboratory analysis indicates rikar surface soils consist of moderate low to low
expansive properties. Therefore, impacts assatiatith expansive soils are considerkxs than
significant.

The proposed project would utilize sewer serviceevided by the City of Carmel-by-the-Sea.
Consequently, no septic tanks or alternative weatiewdisposal systems would be used. Therefoee, th
proposed project would have impact associated with septic tanks or alternative waatesdisposal
systems

VIl. HAZARDS AND HAZARDOUS potentialy | oS || oes Than )
MATERIALS Significant With Significant m gct
Impact Mitigation Impact P
Incorporation

a) Create a significant hazard to the public er th
environment through the routine transport, use, or =
disposal of hazardous materials?

b) Create a significant hazard to the public er th
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

¢) Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, oewast
within one-quarter mile of an existing or proposed
school?

d) Be located on a site which is included on tedfs
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, ™
would it create a significant hazard to the public
the environment?

e) For a project located within an airport lané us
plan or, where such a plan has not been adopted,
within two miles of a public airport or public use n
airport, would the project result in a safety hdzar
people residing or working in the project area?

f)  For a project within the vicinity of a privagrstrip,
would the project result in a safety hazard forgleo n
residing or working in the project area?

g) Impair implementation of, or physically interée
with, an adopted emergency response plan or emgyrgen n
evacuation plan?
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VII. HAZARDS AND HAZARDOUS Potentially é%ﬁfﬂ;’t" Less Than o
MATERIALS Significant With Significant |
mpact
Impact Mitigation Impact
Incorporation
h) Expose people or structures to a significaaht ri
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to urbanized n
areas or where residences are intermixed with
wildlands?

Discussion:(A through D)
On-Site Reconnaissance

An on-site reconnaissance of the project site vesslacted by Geocon Consultants, Inc. in November,
2006, to assess any potential sources of contaimndtom neighboring properties. A mix of
commercial and residential uses surrounds the girejee. Commercial uses include lodging, restatsta
retail shops, and a Shell gasoline service station.

The project site and adjacent properties were ateduduring the site reconnaissance to identifgmual
“recognized environmental conditions,” includingidence of current and/or past use or storagexaf to
or hazardous materials; above ground storage tE&&$s) or underground storage tanks (USTS); pipes
and pipelines; water wells; electrical transformenstaining Polychlorinated Biphenyls (PCBs); visib
soil discoloration; and drums, barrels and otheragfe containers.

Records Search — On-Site

A search of federal, state, and local environmergebrd databases concluded that the project site w
not referenced in any of the databases as exhjlptitential recognized environmental conditions.ilé/h
conducting the on-site reconnaissance no evideha@airoent or prior existence of hazardous material
storage (storage barrels, drums, or evidence &bgss or spills) was found. No evidence was found o
current or previously existing ASTs or USTs. Nogmtial Polychlorinated Biphenyl (PCB) containing
equipment such as pad-mounted electrical transfsrroe pole-mounted electrical transformers were
observed on the project site.

Lead-Based Paints and Asbestos In researching the project site’s development hjstGeocon
concluded that given the age of the buildings anpgtoject site it is possible that lead based paimy
have been used during the building’'s constructMost of the site structures have existed sincestrly
1950s; however, it was not until 1978 that leacedgmints were banned. In addition to lead basedspa
the buildings may have also incorporated asbestn&ining materials in their construction. Therads
indication at this time of asbestos or lead pamiywever, considering the date of construction it is
recommended that a complete asbestos and leadiringtgaint survey be conducted prior to any
structural demolition activities. Provided the m@@s below are implemented, potential impacts from
asbestos or lead-based paints would be redudedgdhan significant

MM 7-1 Prior to issuance of demolition permit, the applicahall hire a qualified professional to
conduct a pre-demolition asbestos survey. |If dsbes encountered during the survey, the
applicant shall have the asbestos removed, trarespand disposed of in accordance with
local, County and state regulations.

MM 7-2  Prior to issuance of a demolition permit, thej@ct applicant shall contract with an approved
Lead Inspector/Assessor to conduct a full sitesasaent for lead-based paint. Prior to general
demolition and site clearing activity, all identifi deteriorating lead-based paint shall be
removed by a licensed lead paint abatement cootraod properly disposed of in accordance
with Title 22 of the California Code of Regulatigssibject to review and approval by the City
of Carmel-by-the-Sea.
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Records Search — Off-Site

Geocon conducted a database search of hazardots gerserating uses within a quarter mile of the
project site. The search resulted in the idemtifon of three small quantity generators of hazasdo
waste as well as properties containing an AST of.US

A summary of these properties and their uses itedisbelow, including potential sources of
contamination, such as ASTs, USTs, and any docwedesuntamination such as spills or leakages. The
likelihood of potential contamination originatingoim these properties impacting the project site is
unlikely, for the reasons described below.

« The Shell service station is a commercial use ptpdecated across"5Avenue south of the
project site. It is listed as a small generatohatardous waste and contains an active UST. This
property has no record of violations or incidents.

» The Carmel Cleaners is a commercial use propectéal 1,050 feet northeast of the project site.
It is listed as a small generator of hazardous evaltis property has no record of violation or
incidents.

» Pacific Bell is a commercial use property locateP2h feet southeast of the project site. It is
listed as a small generator of hazardous wasteamidins a UST. The property has no record of
violations or incidents.

* The Carmel Mission Cleaners is a commercial us@ety located 730 feet southwest of the
project site. It is listed as a property with aoded leaking UST resulting in soil contamination;
however, a remediation plan has been approvedhéopiioperty. The likelihood of contamination
impacting the site from this property is minimakchase contamination only affects the soil, and
has not entered the groundwater flow.

* The Carmel Public Works Yard is a corporate yaropprty located 600 feet northeast of the
project site. It has been listed as a property witleaking UST and as a property that has
provided notification about a contamination thatildohave impacted drinking water. Although
this property is located hydraulically up gradigndbm the project site, the likelihood of
contamination from the property is minimal duehe yard’s distance from the project site. Based
on the closed regulatory status of the leaking U&®,lack of violations or incidents, and the
discussion above, the site is not expected to aasgnificant adverse impact to the project site.

» A property site located 600 feet northeast of thejgut site was at one time occupied by a
Chevron service station. This property has bededigs a facility that had been historically
operated as a UST. No violations or incidents Hseen recorded for this property.

For the reasons above, impacts to the project fcomtaminated materials are consideftess than
significant.

E and F) No airport or private airstrip is located withilne vicinity of the project site.No impacts
associated with airports or private airstrips arecgated to occur.

G and H) The proposed project will not impair implementatiof an adopted emergency response plan.
The proposed project is located in an area thalréady developedNo impactsto emergency response
plans or wild land fires will occur.

VIIl. HYDROLOGY AND WATER QUALITY Potentially ;;s;fﬂ;i? Less Than .
Significant With Significant Impact
Impact Mitigation Impact P
Incorporation
a) Violate any water quality standards or waste
discharge requirements? .
b) Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge [
such that there would be a net deficit in aquifer
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VIIl. HYDROLOGY AND WATER QUALITY Less Than

Potentially Significant Less Than
Significant With Significant
Impact Mitigation Impact
Incorporation

No
Impact

volume or a lowering of the local groundwater table
level (e.g., the production rate of pre-existingng
wells would drop to a level which would not suppof
existing land uses or planned uses for which perm
have been granted)?

~— —*

c) Substantially alter the existing drainage patte
of the site or area, including through the alteratf
the course of a stream or river, in a manner that n
would result in substantial erosion or siltatior on
off-site?

d) Substantially alter the existing drainage patte
of the site or area, including through the alteratf
the course of a stream or river, or substantially n
increase the rate or amount of surface runoff in a
manner that would result in flooding on- or offesit

e) Create or contribute runoff water which would
exceed the capacity of existing or planned

stormwater drainage systems or provide substantia
additional sources of polluted runoff?

f) Otherwise substantially degrade water quality?, -

g) Place housing within a 100-year flood hazard
area as mapped on a federal Flood Hazard Boundary
or Flood Insurance Rate Map or other flood hazard
delineation map?

h) Place within a 100-year flood hazard area
structures that would impede or redirect flood 86w

i) Expose people or structures to a significask ri
of loss, injury or death involving flooding, incling n
flooding as a result of the failure of a levee am®

j) Inundation of seiche, tsunami, or mudflow? -

Discussion:(A through J)

The project involves the demolition of an existimgtel occupying an infill site and replacement wath
new, hotel occupying the same site. Wastewater eghtinue to be disposed of via an existing
connection to the City sanitary sewer system featment at the City’'s wastewater treatment plant,
thereby continuing to meet waste discharge req@rs

Impacts to surface water quality could result fribvm project during the construction phase, as agthe
post construction/operational phase. Construgbiosse impacts could result from dirt leaving the si
and entering the storm drain system by being tdckdo adjacent sidewalks and streets by haul $ruck
by runoff from exposed earth and stockpile areamduainy periods; and from wind-blown dirt andstiu
off-site from stockpiles. Construction runoff calso result from cleaning solvents and leakingdBui
from construction equipment being used during mtognstruction. Implementation of the following
mitigation measures will reduce potential consimctwater quality impacts to less than significant
level:
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MM 8-1 Prior to issuance of demolition or gradingmigs for the project, an Erosion and Drainage
Control Plan shall be prepared by the applicant anbmitted to the City of Carmel
Department of Public Works and Community Planningd éBuilding Department for
approval, in accordance with Section 17.43.030(Adflthe municipal code. The following
measures shall be incorporated into the plan, emdemented during demolition, grading
and construction along with all other applicablesB&anagement Practices as identified in
the Monterey Regional Storm Water Management Progra

1. Schedule earthwork to occur primarily during the sizason to prevent most runoff erosion.

2. Barriers (berms or filtration barriers, such agefilfabric fences or straw wattles) shall be
placed around the construction site.

3. Protect storm drain inlets from sedimentation viadrms or filtration barriers, such as filter
fabric fences or straw wattles.

4. Install gravel construction entrances to reduceking of sediment onto adjoining streets.

5. Sweep on-site paved surfaces and surrounding stded to collect sediment before it is
washed into the storm drains or channels.

6. Store all construction equipment and material isigleated areas away from and storm drain
inlets.

7. Collect construction waste daily and deposit ineted dumpsters.

8. After construction is completed, clean all drainagéverts of any accumulated sediment and
debris.

Post Construction / Operational Phase Impacts:

Surface Runoff/Storm Water Management: On-site sources of polluted runoff associated with
commercial uses typically include surface parkirgepa and driveways, refuse storage areas, andngant
areas where pesticides and fertilizers are usetluténts from these areas can potentially be wasfte

the storm drain system during storm events, theimipacting surface water quality. Sources of feliu
runoff from the proposed hotel project are antitgdato be minimal because the parking area, inctudi
the access driveway, are proposed to be draineuth ton-site oil/water separator system, for ultimate
disposal to the City’'s sanitary sewer system agatinent plant. Equipment wash areas and refusagstor
areas will also be located below grade within thekimg area, and will drain to the oil/water separa
system. Surface planting areas are proposed éoprbject and could result in pesticides and feetil
runoff. Implementation of the following mitigatiameasure will minimize these potential impacts to a
less than significantlevel:

MM 8-2 The project shall include curbs or other riifzrriers around proposed planting areas and
an efficient irrigation design to prevent over-watg, leading to overflow of the planting
areas into the City storm drain system.

Water Quality for Subterranean FacilitiesAs discussed above, the below-grade parking arelaiding

the access driveway, refuse storage areas andnegpiicleaning areas are proposed for the project.
These areas are proposed to be drained to aneoniféwater separator system, for ultimate dispésal
the City’s sanitary sewer system and treatmenttplaalditionally, the proposed tapas bar wash wister
proposed to be drained to an oil and grease sepatem before being released to the sanitargrsew
system. The following mitigation measure will eresthat the oil and grease separator systemswill
sufficient to meet the water quality discharge meuents of the City, thereby minimizing water dtyal
impacts to dess than significantlevel:

MM 8-3 Prior to issuance of building permits, thesige and specifications for the oil and
grease/water separation systems shall be includéakei mechanical construction drawings
for the project, and submitted to the City of Cariepartment of Public Works for review
and approval.
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Water Supply

Potable water will continue to be supplied by Qatifa American Water Company, which obtains water
from surface and groundwater sources apportionedhbyMonterey Peninsula Water Management
District. The proposed project will be limited the existing water credits on-site and will utilize
improved water saving fixtures compared to theantrhotel. Construction drawings are requiredeo b
reviewed by the district to verify that water comgion will not exceed existing on-site water ctedi
prior to release of building permits by the City @armel, thereforeno impacts to groundwater table
levels will occur as a result of the project.

The project will use native plants and drought+ah landscaping wherever possible. The projelit wi
also install efficient irrigation systems, such édp irrigation and automatic irrigation systems to
minimize excess runoff.

Impacts to hydrology and water quality will thenefdoeless than significant

IX. LAND USE AND PLANNING Potentially 'S-?gsrifg?]? Less Than "
Significant With Significant Im gct
Impact Mitigation Impact P
Incorporation

a) Physically divide an established community? [

b) Conflict with any applicable land use plan,

policy, or regulation of an agency with jurisdiatio

over the project (including, but not limited to the .

general plan, specific plan, local coastal program,

zoning ordinance) adopted for the purpose of

avoiding or mitigating an environmental effect?

c) Conflict with any applicable habitat conseruoati -

plan or natural community conservation plan?

Discussion:

A and C) The project involves the replacement of an existimgel with a new hotel. The project will
remain entirely within the existing site boundayiasd will therefore not result in physically diiid an
established community. The project site is ndhiwia natural community conservation plan; thenefo
no conflicts will result. No impactsto existing communities or habitat conservaticanpl will therefore
occur.

B) The project is subject to the policies of the Gitgeneral Plan and Local Coastal Program (LCP), as
well as development and use standards in the Cityiing Regulations. The General Plan and Zoning
Ordinance have been adopted as the LCP by the &didythe California Coastal Commission. This
analysis is not intended to be an exhaustive dssonsf project compliance with every applicablalgo
and policy, but a general discussion of conformawith the basic zoning regulations and primary
policies applicable to the project, where thesella@pns and policies address environmental effects

General Plan

Land Use Designation The project site is designated as “Core Commertigithe General Plan. The
General Plan states, “More intense commercial iesvsuch as retail, restaurant and visitor coneraér
uses are appropriate for this area.” Implementingy General Plan designation for the site is theiZg
designation of “Service Commercial’ (SC). Hotete permitted in this zone with a Conditional Use
Permit. The project use as a hotel is thereforsistent with the intent of the Core Commerciablaise
designation.
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General Plan Policies The General Plan contains the following polcgplicable to the project:
Policy P1-17 states[The City shall] Prohibit the creation of any adidnal motel units within the City.

Preservation of the community character is a statettonmental goal of the City of Carmel. Accowli

to the General Plan, “...there is some risk thatherrtvisitor commercial development could unbalance
the community in ways that would diminish its clea and make it less of an attraction for visifors
The General Plan further states, “Carmel remaifigetioning city where residents live, work, anaypl

as they engage in community life,” and “The existewnf village life is part of Carmel’s attractionch
needs to be protected if the City is to fulfill tmeent of section 30253 of the Coastal Act.” Thixtion

of the Coastal Act states: (5) Where appropriatetept special communities and neighborhoods, which
because of their unique characteristics, are pomgaor destination points for recreational uses.this
end, the City has adopted a cap on the numbertef &ind motel rooms within the City boundaries 489
units.

Consistency: The City cap on the number of guest rooms has beached. The project proposes to
demolish the existing 42 room motel and constructw 42 room hotel. Therefore, the room cap would
not be exceeded.

Policy P1-27 stategThe City shall] Continue to ensure that development, whether caxiaieor
residential does not diminish the village charadtgrexcessively blocking important public or priwat
views and disturbing natural topography, maturegrer native growth.

Consistency: The project applicant erected story poles onpitigect site in early November, 2008, to
facilitate evaluation of potential impacts of thejpct on existing public and private views in trea.

No significant impacts to public and private vieave anticipated to occur with the project (seeudision
in Section 1, Aesthetics

A number of mature trees are located on the sSleees deemed to be significant by the City Forester
have been preserved in place or proposed for ribdocan the site, consistent with Policy P1-27 hittie
exception of one 18" oak tree proposed for remolaé relocation of two tregeand removal one tree has
been approved by the City. For complete discussiotiee preservation, please Seetion IV. Biology.

Policy P1-69 stategThe City shall] Continue to control the scale and mass of bothamktwo story
buildings through design review. Guidelines shaeliin design flexibility, should not be so restirie
that all buildings would look alike, and should @gnize that in certain areas, the absence of detbac
positive and contributes to the character of Carmel

Consistency The project will be subject to design reviewetwsure the scale and mass of the proposed
hotel will be consistent with the Commercial Destgunidelines. The project will therefore be coresist
with this policy. For complete discussion on coltiiplty of the project with the Design Guidelines,
please se8ection |. Aesthetics.

Zoning Regulations

The following basic standards applicable to thgqmtoare addressed within Section 17.14 of the Zpni
regulations:

17.14.100 — Basic Standard of Review

The basic standard of review in the commercialidisis whether the project constitutes an improgatn
over existing conditions — not whether the projast meets minimum standards. Much of the existing
site is underutilized as it is covered with an adpparking lot. The existing buildings are nohswered
historic resources and do not contribute signifiigato the character of the downtown. The proposed
project incorporates architectural styles more isbest with the character of the downtown and dace
the parking lot underground. Ultimately, the PlagnCommission must determine if this standard of
review is met.
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17.14.130.A Building Coverage

The maximum allowable building coverage permittadize site is 80 percent. A maximum of 95 percent
is allowable if an exception is granted by the Cifijhe proposed building coverage is 78 percerd, an
therefore consistent with this requirement.

17.14.130.B -Build-To Line

The ground level facade of each building is requiebe established on the property line or witiNp
feet of this line for at least 70 percent of eathet frontage of the building. All buildings dmet project
site propose setbacks meeting this requirement.

17.14.140.A Floor Area Ratio (FAR17.14.140.C Maximum Floor Area, 17.14.140.D.2 — Floor Area
Bonus

Two-story buildings in the Service Commercial zom&y not exceed a site floor area ratio of 135 perce
of the site area, nor a maximum individual struetfloor area of 10,000 square feet. Projects diogi
an intra-block walkway may receive an FAR bonud@fpercent. The project is eligible for this banus
allowing for an FAR of up to 145 percent. Thistsove the proposed FAR of 142 percent, therefbee, t
project complies with the site FAR limit. The poj also complies with the 10,000-foot-per-strugtur
floor area limit, because no individual buildingustture exceeds 10,000 square feet.

17.14.150 -Building Height

Section 17.14.150.A limits buildings in the Servicemmercial zone to a maximum of two stories above
grade. Additionally, Section 17.14.150.B estaldsltontextual limitations on building height, stgti
“The allowable maximum building height shall beatetined primarily by the design context established
by the prevailing heights of nearby structuresrfgadhe same street or intersection and within #dmes
pedestrian field of view (i.e., generally, withi@Q feet to either side of, or across the streanftbe
proposed structure).” This section also estabdishenaximum height of 30 feet, as measured from the
top of the building roof. Design features sucht@sers, steeples and ornamentation may exceed this
limit if they do not exceed 10 percent of the prega building coverage, and if approved by the Riann
Commission.

As discussed irsection |, Aestheticsthe project site is located within an eclectichitectural setting
comprised of both one and two-story buildings. haligh the specific height of the surrounding twaryst
buildings within 100 feet of the project site istrkamown, the story poles installed at the projatg s
indicated that the proposed hotel will be genenalithin the height envelope established by thetags
buildings. Additionally, the proposed hotel builds incorporate varied roof lines, setbacks, anll wa
articulation designed to break up the overall nmassind rooflines. The project also incorporategeto
elements in excess of 30 feet, which may be pezthitd exceed the 30-foot height limit with Planning
Commission approval. The project is therefore aiaat with the height limits of the SC zone. For
complete discussion on building massing, pleas&segon |. Aesthetics.

Based on the discussion above, impacts resultingh fconflicts with existing plans, policies and
regulations are anticipated to less than significant

Less Than
X. MINERAL RESOURCES Potentially Significant Less Than No
Significant With Significant
Impact
Impact Mitigation Impact
Incorporation

a) Result in the loss of availability of a known
mineral resource that would be of value to theaegi n
and the residents of the state?

b) Result in the loss of availability of a locally
important mineral resource recovery site delineated

on a local general plan, specific plan or othedlan .
use plan?
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Discussion:(A and B) There are no known mineral resources@ated with the propertiNo impacts

to mineral resources will occur. See previous 8esti8 (Project Description) and 9 (Surrounding land
uses and setting) and Section 11 (EnvironmentaloFadotentially Affected), as well as the sources
referenced.

X. NOISE Less Than

Potentially Significant Less Than No
Significant With Significant |
mpact
Impact Mitigation Impact
Incorporation
a) Exposure of persons to or generation of noise
levels in excess of standards established in tted lo .

general plan or noise ordinance, or applicable
standards of other agencies?

b) Exposure of persons to or generation of
excessive ground-borne vibration or ground-borne [
noise levels?

c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels u
existing without the project?

d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above [
levels existing without the project?

e) For a project located within an airport land us
plan or, where such a plan has not been adopted,
within two miles of a public airport or public use [
airport, would the project expose people residing o
working in the project area to excessive noisel&ve

f) For a project within the vicinity of a private
airstrip, would the project expose people residing u
working in the project area to excessive noisel&ve

Discussion:(A through D)

Existing Noise Environment

On-Site Sources of noise associated with the current mstelare generally related to automobiles
and trucks accessing the site for ingress andsegriloise can be caused by engine idling, opeamig
closing of vehicle doors in the parking area, andilde conversations in the parking area. Noisenfr
service vehicles accessing the site may be espepiavalent for short periods of time, such asirtyr
refuse pickup and service. Since hotels have 24-access, noise may be particularly noticeablendgur
late night and early morning hours when hotel gua®ty be entering or leaving their hotel rooms.

Most of this existing noise originates in the nerth portion of the site, where primary vehicle a&sce
exists. Service vehicles generally enter and dratdite at the restricted access points at thensast
corner of the site, at the intersection of Missgireet and 5 Avenue.

Surrounding Uses  Two hotels with exterior room access are ledammediately across the street
from the site, on San Carlos Street and Missiorestrespectively. A cottage hotel, also including
two-story multi-room building, immediately abutsethkite to the north. Also immediately adjacenthi®
site is a multi-family residential property, congmd of a single-family residence and a multi-unit
building behind. This multi-family property is tmsost noise sensitive of the surrounding land umed,
also likely experiences existing noise form the ehatost directly. A gasoline service station, aesant
and office building are located acrods/&venue to the south of the project. Noise sofmme these uses
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are similar to those of the existing hotel, andegally associated with auto and pedestrian activitye
immediate vicinity.

Existing ambient noise levels on the site and imatedvicinity were measured as part of a noise and
vibration impact analysis prepared for the profgcAMBIENT Consulting on behalf of the City. Based
on the measurements conducted, average daytime legeds (in dBA) in the project area generallygan
from the mid-50's to the lower 60’s. Due to desezhvehicle activity along area roadways, evenirdy a
nighttime traffic noise levels in the vicinity dié project site typically decrease by approximabety 10
dBA, respectively. Intermittent noise levels asasteax with vehicle pass-bys reached levels of
approximately 68-74 dBA.

Noise Standards

The General Plan Noise Element contains standardacteptable exterior noise levels for the rarge o
land uses within the City. Noise levels exceedimgse standards generally justify implementation of
noise reduction measures, such as sound walls-pdum& glazing, and interior noise insulation.
Acceptable noise levels for the following usesratevant for this analysis:

Normally Conditionally
Land Use Category Acceptable Acceptable
Residential - Low Density, Single Family, < 60 CNEL 55.70 CNEL
Duplex, Mobile Homes
Residential — Multi-Family <65 CNEL 60-70 CNEL
Transient Lodging — Motels, Hotels < 65 CNEL 60-70 CNEL
Office B_undlngs, _Commercnal and <70 CNEL 67-77 CNEL
Professional Businesses

As defined by the Noise Element, “Normally Accepgdimoise levels are considered satisfactory, based
upon the assumption that any buildings involved afreormal conventional construction, without any
special noise insulation requirements. “ConditignaAcceptable” noise levels indicate that new
construction or development should be undertakdy after a detailed analysis of the noise reduction
requirement is made and needed noise insulatidnrésaare included in the design.

Impacts

Noise generated by the proposed project would odtwing short-term construction and long-term
operation. A noise and vibration impact study weepared for the project by AMBIENT Consulting, to
assess the short and long-term impacts. The fisdoighe study are incorporated into the impact and
mitigation discussion below.

Short-term Construction Noise

Onsite Construction Activities

The project applicants have estimated the followihgeframes required for each phase of the
construction of the project:

Phase Time Required
Demolition of existing structures 1-2 Days
Excavation for underground parking structure 4-6 Weeks
Completion of underground parking structures 6-12 Weeks
Completion of building structures 6 Months
Interior Finishes 4-6 Months
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Predicted noise levels for the primary construcpiases and modeling assumptions are summarized in
the table below. Based on the modeling conductedtiie project noise analysis, average-hourly
construction noise levels would range from appratéaty 85 to 90 dBA at 50 feet from the noise source
without noise control. The highest noise levels lobe anticipated to occur during site demolition.
Noise levels generated during building constructiamuld be lower than those predicted to occur durin
the demolition and excavation phases. Actual ni@gels would vary depending on the onsite actigitie
being conducted, equipment used, distance, anttistggrovided by intervening structures.

Predicted Construction Phase Noise Levels

Construction Phase Noise Level at 50 feet (dBA)
Demolition 90.1
Excavation 86.9
Building Construction 85.2

Based on the measurements of existing noise léwdlse vicinity of the project discussed aboveisit
anticipated that noise levels within 50 feet of thject boundaries, without mitigation, could be
periodically increased by 30-35 decibels during tarious construction phases of the project,
representing gotentially significant short-term impact. To reduce noise impacts, thiéowing
mitigation measure shall be implemented:

MM 11-1 A construction-noise mitigation plan shall be @meggl. The construction-noise mitigation
plan shall be approved by the Director of Planramgl Building and/or the City Building Official
prior to issuance of construction/grading permit® help ensure that all construction personnel are
aware of and comply with the noise-reduction meastio be employed, the noise mitigation plan
shall be included as an appendix to constructiamraots issued for this project. Measures to be
included in the construction-noise mitigation pinall include, but are not limited to, the followin

Onsite Construction Activities

In accordance with the municipal code, noise-gamgyaconstruction activities shall be
limited to between the hours of 8:00 a.m. and @.30., Monday through Saturday.

- To the extent possible, construction equipmentisgagreas shall be located at the furthest
distance possible from adjacent noise-sensitive lees.

« Construction equipment shall be properly maintaiaed equipped with noise-reduction
intake and exhaust mufflers and engine shroudsadoordance with manufacturers’
recommendations. Equipment engine shrouds shallsed during equipment operation.

« Quieter equipment shall be used, to the extenttipedc Newer equipment is generally
quieter than old equipment due, in part, to tecbgichl advancements and the lack of worn,
loose, or damaged components. Electric poweregbegunt is typically quieter than diesel-
powered equipment, and hydraulic powered equiptsaiiieter than pneumatic power.

« When not in use, motorized construction equipméiatl ot be left idling for periods in
excess of 5 minutes.

« Prior to issuance of demolition, grading and buiidpermits, the applicant shall provide the
City with the name and telephone number of the viddal responsible for project
construction noise management. An information sigall be posted at the construction site
entrance that identifies the permitted constructioars and provides a telephone number to
call to receive information about the constructwnject and to report complaints regarding
excessive noise levels. Signage shall also idetitéd telephone number of City enforcement
staff to be contacted for noise-related complairiitke designated construction contact shall
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record all noise complaints received and actiokertain response to the complaint, and
submit this record to the City upon request.

« A temporary construction barrier shall be constdcto shield onsite noise-generating
activities/equipment from direct public exposurBer the City’'s Municipal Code, Section
15.08.250, the “design and location of the comsion barrier shall be approved by the
Director of Planning and Building and/or the BuildiOfficial, who shall also determine the
length of time such fence may remain installed.pgval of proposed construction barriers
shall be obtained from the City prior to issuanteamstruction/grading permits. Temporary
barriers shall be constructed of acoustical custaih-inch plywood, or other suitable
material of equivalent utility and density. Forda construction areas involving the use of
heavy-duty equipment, such as onsite excavatioivitees, temporary barriers shall be
constructed to a minimum height of 8 feet with nsible air gaps between construction
panels or at the base of the barrier. If necesganyable three-sided enclosures constructed
to a minimum height of 4 feet may be used to shileéduse of jackhammers and pavement
breakers from nearby land uses.

The use of quieter equipment and equipment fittéd noise-control devices (i.e., intake and exhaust
mufflers, engine shrouds) can reduce equipmentneigls by approximately 10 dBA (U.S. EPA 1971).
The use of temporary sound barriers would reducestaaction noise levels at ground-level receptor
locations by approximately 5 to 10 dBA (FHWA 2006).

With the use of equipment noise-control devices asgliming a minimum noise-reduction of 5 dBA for
the construction barrier, construction-generatedendevels associated with the primary construction
phases would range from approximately 73 to 84 @BAO feet. Further, implementation of the above
mitigation measures would prohibit noise-generatwtjvities from occurring during the more noise-
sensitive periods of the day. With mitigation, staction activities would comply with the hourly
limitations identified in the City’'s municipal coder construction-related activities. For thesas@ns
and given that construction activities would be germary and short-term, this impact would be
consideredess-than-significant with mitigation incorporated.

Haul-Trucks

Construction of the proposed project would reqtie excavation of approximately 16,800 cubic yards
of soil to accommodate the proposed undergrounkinzpgarage, as well as, the demolition of existing
onsite structures. Excavated soil and demolitiatemals will be transported offsite along the mregd
construction haul-truck route (referEagure 2). Maximum daily haul-truck trips would occur dugithe
excavation phase, which would require approxima8dyruck trips per day, for a 45-day period along
the haul-truck route, based on the constructioedale submitted by the project applicant.

Existing noise levels at specific points along @igy-required haul truck route were measured as gfar

the noise study prepared for the project. Noiseelte were found to range from the low 50s to
approximately 60 dBA, and were generally associatigdl vehicle traffic along the route. According t

the noise study, dump trucks (haul trucks) can iggeeup to 84 dBA at 50 feet from the source
mitigation, resulting in an up to 24 dBA increasehim the haul truck corridors during truck passby
This increased noise would likely be a source afogance to residents and businesses along the haul
truck route, and is consideredpatentially significant short term impact. To reduce this impact, the
following mitigation measure shall be implemented:

MM 11-2 The operation of haul trucks shall be in confanoewith the following limitations:

« Haul trucks shall utilize designated haul-truck tesu approved for use by the City's
Community Planning and Building Department.

« Use of haul trucks shall be limited to betweentibers of 8:00 a.m. and 6:30 p.m., Monday
through Saturday.

« Haul trucks shall not be left idling at the projsite for periods in excess of 5 minutes.
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« To the extent possible, truck loading areas shalldoated at the furthest distance possible
from adjacent noise-sensitive land uses.

« Construction equipment shall be properly maintaimedl equipped with noise-reduction
intake and exhaust mufflers and engine shroudsadnordance with manufacturers’
recommendations. Equipment engine shrouds shalolsed during equipment operation.

Implementation of the above mitigation measuredhipib haul-truck travel along the proposed haul
routes, from occurring during the more noise-sersiperiods of the day, and would ensure that iioter
residential streets serving neighborhoods in thg @ould not be used. Haul truck activity wouldal
comply with the hourly limitations identified in ¢hCity’s municipal code. For these reasons andrgiv
that haul truck noise impacts would be temporany stmort-term, this impact would be consideless-
than-significant, with mitigation incorporated.

Long-Term Operational Noise

Long-term noise related impacts associated with greposed project would be associated with the
operation of onsite equipment, such as waste commysaand building mechanical equipment, material
unloading activities, the proposed vehicle parkoayage, and increased vehicle traffic along area
roadways. Noise-related impacts associated witlit@mctivities and offsite vehicle traffic is dissed

in more detail, as follows:

Building Equipment, Maintenance & Service Actidtie

Onsite noise would be primarily associated with tdweasional operation of waste compactors, the
unloading of materials from delivery trucks, theeggiion of building mechanical equipment (i.e., HVA
systems and boilers), waste collection, and lanmpisoaaintenance activities. To prevent potentigaio
related disturbances and sleep disruption to gubstsls are typically designed to minimize openasi
noise levels by shielding or enclosing noise-getmggyaequipment and activities. Based on the pregos
site plan, waste compactors, waste collection,maattrial unloading areas would be enclosed andddca
within the basement level of the proposed hotalildihg mechanical equipment would also be enclosed
within the interior of the building. Ventilatiornof interior mechanical rooms would be provided at
various rooftop locations, which would be shieldeaim direct line-of-sight of nearby land uses by a
parapet that would extent around the perimeteheforoposed hotel. Based on a review of the pembos
site plans, no major stationary noise sources wdatified within the exterior areas of the prombse
hotel.

Existing delivery truck unloading and waste-coliest activities currently occur within unenclosed
exterior areas of the existing hotel. Given tihse activities, as currently proposed, would hxosed
within the interior of the proposed hotel, the mrepd project would not be anticipated to resul&iin
significant increase in ambient noise levels asdedi with material deliveries and waste collection
activities, as perceived at nearby noise-sensiiwvel uses. Likewise, because building mechanical
equipment would be enclosed within the interioitted proposed hotel, significant increases in exteri
ambient noise levels associated with the use dflibgi mechanical equipment would not be anticipated
to occur.

Exterior landscape maintenance activities may tesukignificant increases in ambient noise levels.
Activities occurring during the more noise-sengitivighttime hours are of particular concern gives t
potential for increased levels of annoyance anepstésruption. The proposed project does not ifyent
hourly restrictions associated with onsite landscagaintenance activities. In the event activitiese to
occur during the more noise-sensitive nighttimerbpsignificant increases in ambient noise leveldd
potentially occur. As a result, noise generatedohgite landscape maintenance activities would be
consideredpotentially significant. To minimize this potential impact, the followimgitigation measure
shall be implemented:

MM 11-3 Onsite landscape maintenance activities shall roged to between the hours of 8:00 a.m.
and 6:30 p.m., Monday through Saturday. The usgasfpowered leaf blowers shall be
prohibited.
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Onsite Vehicle Parking

Existing onsite parking spaces currently total #grade vehicle parking spaces, dispersed througheu
project site. A majority of the onsite parkingagated within the southeastern portion of the gubgite,
within line-of-sight of nearby existing hotel aresidential land uses.

The proposed project would include a subterranesakiny garage, consisting of 66 vehicle parking
spaces. In comparison to existing conditions pitegosed parking garage would increase onsite pagrki
capacity by 24 parking spaces. Given that theipgrireas are proposed to be located below grade
within the enclosed basement parking structureiceable increases in exterior ambient noise levels
associated with onsite vehicle parking activitiesuld not be anticipated to occur. As a result, @ois
generated by onsite vehicle parking activities widag considerebss than significant.

Site Access

Existing site access is currently provided at ftngations, with primary site access located near th
northern boundaries of the project site, off Samld3aand Mission streets. EXxisting secondary site
access, which is used predominantly for serviceclet is also located at restricted access painthe
southeast corner of the site, off Mission Street @hAvenue. With project implementation, site access
would be centralized at one location near the mortlboundary of the project site, off San Carloas&t

An ingress and egress driveway at this would pmwdcess to the proposed subterranean parkingegarag
similar to the existing motel access. EXxistingigkehtraffic volumes on adjacent roadway segments
average several hundred vehicles per day. Noissiassd with vehicles accessing the project sie, a
perceived at nearby land uses, would be largelkethby roadway traffic noise emanating from adjacen
roadways. For this reason, and given that the geeg project would access points located nearest
existing residential land uses located adjacerartd east of the project site, noticeable incre&ses
ambient noise levels associated vehicle accessdotoject site would be considerddss than
significant.

Offsite Vehicle Traffic

Given that the proposed hotel would include theessmmmber of rooms as the existing motel, overall
vehicle-trip generation associated with the prodopeoject would be similar to existing conditions.
However, changes in site access would be antidpateesult in a slight increase in vehicle tratiicthe
project site’s main entrance, which is located gltime western site boundary off San Carlos Street.
Typically, a doubling of vehicle traffic would bequired before a noticeable increase (i.e., 3 d@A,
greater) in ambient noise levels would occur. Haveimplementation of the proposed project would
not result in a doubling of vehicle traffic on anemdways, nor would ambient noise levels at nearby
existing land uses be projected to exceed the Litgise criteria for land use compatibility withojact
implementation. The closure of existing site asdesated along Mission Street could potentiallgute

in slight decreases in vehicle traffic and assedadtaffic noise levels at nearby existing resiagnt
dwellings located along Mission Street. For thesesons, long-term increases in traffic noiselaitable

to the proposed project would be considdesdthan significant.

The project also proposes to include an intra-blwekkway combined with a paved outdoor plaza area.
This area has the potential to be utilized for oatdevents, which could be disruptive to the ahgtti
residential use during normal sleeping hours. Ty Municipal Code contains the following
provisions, which will be applicable to the projeitterefore, noise impacts associated with eventisea
hotel are expected to Iess than significant:

8.56.090 Residential Units in Commercial District.

Noise generated by or from business operationsoutabusiness premises, between the hours of
11:00 p.m. and 8:00 a.m., which noise can be hawmidle apartments, condominiums, or other

residential units and is of a character which pnéva reasonable person of normal sensitiveness fro

quietly enjoying the premises, including sleepihgrein, is deemed to be Class D noise and is
prohibited.

E-F) The project is not located within the vicinity opévate air strip, and will not result in additalrair
traffic; therefore, no impacts associated with awranose are expected.
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Xll. POPULATION AND HOUSING

Less Than

Potentially Significant Less Than No
Significant With Significant |
mpact
Impact Mitigation Impact
Incorporation
a) Induce substantial population growth in an area
either directly (for example, by proposing new .
homes and businesses) or indirectly (for example,
through extension of roads or other infrastructaire)
b) Displace substantial numbers of existing
housing, necessitating the construction of [
replacement housing elsewhere?
c) Displace substantial numbers of people,
necessitating the construction of replacement [

housing elsewhere?

Discussion:(A through C)

The project involves the demolition of an existimptel and construction of a new hotel within the
existing site boundaries. No housing units are@asa with the project, and no additional infrasture
is required which could potentially facilitate amciease in the population of the CityNo impacts
associated with population and housing will therefaccur. See previous Sections 8 (Project
Description) and 9 (Surrounding land uses andrggtand Section 11 (Environmental Factors Potdytial

Affected), as well as the sources referenced.

XIl. PUBLIC SERVICES Potentially IS_E;Srif;I(-:gan? Less Than y
Significant With Significant Im gct
Impact Mitigation Impact P
Incorporation

a) Would the project result in substantial adverse

physical impacts associated with the provision of

new or physically altered government facilitiesede

for new or physically altered governmental facs;

the construction of which could cause significant

environmental impacts, in order to maintain

acceptable service ratios, response times or other

performance objectives for any of the public

services:

Fire protection? [

Police protection? [

Schools? [

Parks? [

Roads? [

Other public facilities? [

Discussion:

The project involves the demolition of an existimptel and construction of a new hotel within the
existing site boundaries. The project will notule an increase in visitor serving facilitiesthé project
site, but not in an increase in such facilitieshinitthe City overall, because no net increase ieral
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guest rooms will resultNo impacts associated with an increase in demand for puddiwices are
therefore anticipatedSee previous Sections 8 (Project Description) ar{®@rounding land uses and
setting) and Section 11 (Environmental Factors ety Affected), as well as the sources reference

Less Th
XIV. RECREATION Potentially S%Srificairt] Less Than No
Significant With Significant |
mpact
Impact Mitigation Impact
Incorporation
a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial pbgfsi [
deterioration of the facility would occur or be
accelerated?
b) Does the project include recreational facitoe
require the construction or expansion of recreation .

facilities that might have an adverse physicalatffe
on the environment?

Discussion:(A and B)

The proposed number of hotel rooms will not resuli change in the existing number of motel rooms o
site; since there is not a net increase in the murbrooms, the project will not result in increassage

of existing park and recreation facilities both hirit the City and surrounding area typically visitey
tourists. Because the no overall net increase @stgooms within the City will result from the projeNo
impact to recreation facilities and services will occiBee previous Sections 8 (Project Description) and
9 (Surrounding land uses and setting) and Sectio(Ehvironmental Factors Potentially Affected), as

well as the sources referenced.

XV. TRANSPORTATION/TRAFFIC

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporation

Less Than
Significant
Impact

No
Impact

a) Cause an increase in traffic that is substaintia
relation to the existing traffic load and capaaty
the street system (i.e., result in a substant@kimse
in either the number of vehicle trips, the voluroe t
capacity ratio on roads, or congestion at
intersections)?

b) Exceed, either individually or cumulatively, a
level of service standard established by the county
congestion management agency for designated ro
or highways?

ads

c) Resultin a change in air traffic patterns,
including either an increase in traffic levels or a
change in location that result in substantial gafet
risks?

d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
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e) Result ininadequate emergency access? [

f) Result in inadequate parking capacity? [

g) Conflict with adopted policies, plans, or pragr
supporting alternative transportation (e.g., bus u
turnouts, bicycle racks)?

Discussion:(A and B)

Existing motel vehicle traffic is primarily geneeat by motel guests accessing the site, and byrsatb
the existing restaurant. The proposed hotel prajdt not result in an increase in the number akgt
rooms on-site, therefore, the amount of vehicldfitraattributable to guest room occupancy is not
anticipated to change significantly as a resulthef project. The proposed hotel will, howeverude
dedicated areas for services not currently provigdedhe motel, including a day spa, increased mgeti
space, and a small amount of specialty retail spatten the hotel courtyard. These facilities wotdle
available for use by the general public in addittonhotel guests; however, they are ancillary ® th
primary hotel use, and therefore expected to bd psienarily by guests of the hotel. Nonetheless, a
small amount of additional traffic would be attrifble to these uses. This additional traffic, hosve
would be off-set by reduced traffic generated by pinoposed tapas bar and lounge compared to that of
the existing, full service restaurant on site, Whi substantially larger in size and seating citypéa the
proposed, limited service tapas lounge. Projepiaitts associated with changes in traffic generatien
therefore anticipated to bess than significant.

C) The project will not affect air traffic pattern&igrefore, no air traffic impacts will occur.
D-E) Site Access

The project will result in the reduction of the noen of access points from four to one, resulting in
changes to the number of vehicles accessing thegbrdriveway, potentially causing traffic confct
and/or delays. The existing motel property is ased by four ingress / egress driveways, leading to
common surface parking areas on-site. Two of theiseways serve as the primary vehicle access point
to the site, and are located at the northwest anttheast corners of the site, respectively. Therotivo
access driveways, located at the southeast cofrtle groject site, are presently chained off tgutar
vehicle access, and are used only for deliveryeanergency access.

The proposed entry access driveway will remaimatexisting driveway location at the northwest eorn

of the site, but will lead to an underground pagkgerage instead of a surface parking lot. Norothe
vehicle driveways are proposed for the project.dBiee the net increase in the number of vehicle tsip
not projected to increase substantially, and netiexy driveway / street vehicle conflicts are prgise
apparent, no new potential conflicts are anticipatéh the project. Further, all design specificas will
adhere to required emergency provisions and adeelssled in the City of Carmel Municipal Code. For
these reasons, potential conflicts and/or delayodiated with the changes to vehicle access are
anticipated béess than significant.

Site Access — Construction Phase

The project site will be accessed by constructiun@ment and vehicles, such as loaders, deliveigks,

and haul trucks, during the construction phaséefgroject. These vehicles could conflict withmar
daily traffic in the downtown core area of the Citiyurther, maximum daily haul-truck trips wouldcac
during the excavation phase, which would requirpreximately 33 truck trips per day, for4b-day
period along the haul-truck route, based on thestroation schedule submitted by the project apptica
Haul truck and heavy construction traffic has thsteptial to conflict with normal daily traffic,
particularly within the downtown Carmel area, whishcharacterized by narrow streets and short, but
frequent traffic delays resulting from drivers mawering to parallel park, and significant pedestria
traffic. These traffic conflicts will be addressdwwever, byMM 11-2, requiring haul truck traffic to
utilize a specific truck route designed to minimigetential conflicts. With implementation of this
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mitigation measure, potential impacts associatdd @onstruction vehicle and daily traffic conflicisl|
beless than significant.

F) Parking Capacity
Development Phase Parking

The project will result in the temporary unavailapiof existing on-street parking spaces. Muchtod
available parking for commercial uses in the dowmt@ore area is provided on-street, as opposed-to o
site. The on-street parking spaces abutting thgrrsite on Mission Street”%\venue, and San Carlos
Street will be unavailable during the developmehage of the hotel, and may result in a temporary,
localized shortage of convenient parking for thenedliately surrounding businesses.

Parking for construction workers during the earbvelopment phase of the project is proposed to be
located at Rio Park behind the Carmel Mission taimize off-site parking impacts from the
development phase of the project. Once the parjangge is completed, staging may take place onsite
Given the temporary nature of construction-relgtacking impacts, these impacts are considered to be
less than significant

Operation Phase Parking

The project will result in the demand for on-sithicle parking. Section 10.27.08 of the City ofi@Gel
Municipal Code requires one parking space per rtmrhotel/motel uses. In addition, seven spacdls wi
be required for the spa and tapas bar use, regutiira total parking requirement of 58 spaces. The
project will provide 66 parking spaces. Becausefloposed project will supply 14 additional spaces
above the number of spaces required by coden-site parking impactsare anticipated. It should also
be noted that the elimination of three existingveliay access points will allow for additional stree
parking.

G) Alternative Transportation

The project does not involve the removal of any®ng fixed route MST bus stops. The project aifio

be required to comply with City regulations cona@egninclusion of alternative transportation support
facilities and equipment, such as bike rackslegs than significant impactto alternative transportation
is therefore anticipated.

XVI. UTILITIES AND SERVICE SYSTEMS Less Than

P_ote_n_tially Significant Lgss Than No
Significant With Significant
Impact Mitigation Impact
Incorporation

Impact

a) Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control n
Board?

b) Require or result in the construction of new
water or wastewater treatment facilities or expamsi n
of existing significant environmental effects?

c) Require or result in the construction of new
storm water drainage facilities or expansion of
existing facilities, the construction of which cdul
cause significant environmental effects?

d) Have sufficient water supplies available toseer
the project from existing entitlements and resosirce n
or are new or expanded entitlements needed?

e) Resultin a determination by the wastewater
treatment provider that serves, or may serve, the n
project that it has inadequate capacity to serge th
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XVI. UTILITIES AND SERVICE SYSTEMS Less Than

Potentially Significant Less Than

R DA No
Significant With Significant Impact
Impact Mitigation Impact
Incorporation

project’s projected demand in addition to the
provider’s existing commitments?

f) Be served by a landfill with insufficient
permitted capacity to accommodate the project’s ™
solid waste disposal needs?

g) Comply with federal, state, and local statated
regulations related to solid waste?

Discussion:(A through G)

All required utility and service systems exist ama/e adequate capacity to serve development of the
property with the proposed hotel project.

Water supplies on the Monterey Peninsula are higblystrained and City ordinances require that any
development be limited to using only the amounivafer already established by past use as determined
by the Monterey Peninsula Water Management Distri€he existing water credits available to the
property are 6.74 acre feet annually (AFA) basetherexisting hotel and restaurant use, as docuadent
by the MPWMD. The project will be required througtstandard building permit process to show that
these water credits will not be exceeded by the peject, prior to issuance of building permitst is
anticipated that water savings will be achievedulgh installation of water saving devices, sucloas

flow showerheads and toilets, thereby preventirggekpanded hotel from consuming additional water
over the existing use. As such, no additional weditlements will be necessary.

City policies in the Local Coastal Land Use Plaquies that runoff water generated on-site be rethin
and percolated into the soils to the maximum exfeswsible. For additional discussion on this tppie
Section VIII Hydrology and Water Quality.

The potential impacts on utilities and service eyst will therefore not occur or less than significant
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XVIl. MANDATORY FINDINGS OF

Less Than

Potentially Significant Less Than
SIGNIFICANCE Significant gWith Significant |mNth
Impact Mitigation Impact P
Incorporation

a) Does the project have the potential to degrade
the quality of the environment, substantially resluc
the habitat of a fish or wildlife species, caudish

or wildlife population to drop below self-sustaigin
levels, threaten to eliminate a plant or animal n
community, reduce the number or restrict the rang
of a rare or endangered plant or animal or elinginat
important examples of the major periods of
California history or prehistory?

11%

b) Does the project have impacts that are
individually limited, but cumulatively consideraBle
(“Cumulatively considerable” means that the
incremental effects of a project are considerable n
when viewed in connection with the effects of past
projects, the effects of other current projectsl thre
effects of probable future projects)?

c) Does the project have environmental effects tha
will cause substantial adverse effects on human n
beings, either directly or indirectly?

Discussion:(A through C).

The proposed project involves the demolition okaisting, 42-room hotel and the construction oka/n
42-room hotel.

This Initial Study identifies the potential for imgts in every category except Agriculture, Mineral
Resources, Population/Housing, Public Servicesrda¢ion, and Utilities/Service Systems. In some
cases the identified potential impacts amentially significant unless mitigated These categories
include Aesthetics, Air Quality, Biology, CulturdResources, Geology/Soils, Hazards/Hazardous
Materials, Hydrology/Water Quality, Land Use/Plammi Noise, and Transportation/Traffic. In each
case, the potential impacts in these areas arer &8s than significantor can be mitigated to this level.
Because the impacts identified are relatively minomature, and because the project involves the
replacement of an existing and operational hotel, ® cumulative impacts are anticipated for this
project.
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Figure 1 — Regional Location Map
Figure 2 — Project Location Map

Figure 3 — Project Plans and Exhibits
Figure 4 — Excavation Haul Truck Route
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Mitigated Negative Declaration
Date:

Notice: PURSUANT TO THE PROVISIONS OF THE CALIFORNIA ENVIBNMENTAL
QUALITY ACT (CEQA - PUBLIC RESOURCES CODE, SECTIONJ100 ET.
SECTIONS 21100 ET. SEQ.), THE CITY OF CARMEL-BY-THEEA HAS
DETERMINED THAT THE PROJECT REFERENCED HEREINAFTERLL NOT
HAVE A SIGNIFICANT EFFECT ON THE ENVIRONMENT.

Project Title: Carmel Sands Hotel Redevelopment Project

Applicant Name/Address: Carmel Sands Lodge Partners LLC
650 Lighthouse Avenue, Suite 260
Pacific Grove, CA 93950-2673

Project Location/Area: The property is located at the northeast cooies” Avenue and San Carlos
Street, and is bounded by Mission Street to thé €&gure 1 illustrates Carmel-by-the-Sea’s regional
location. Figure 2 illustrates the project location. Figures atacited to the Initial Study.

Project Description: The project includes demolition of an existing, 780 square-foot, 42-room
motel, including a full-service restaurant/bangusgtace (approximately 3,500 square feet), and
construction of a new 46,978 square foot, 42-roatelhincluding a tapas bar (1,034 square feetlgya
spa with four to five treatment rooms, meeting redi®,170 square feet), and retail space (1,400requa
feet). The hotel development will be comprised iaf [Buildings, ranging in size from 4,742 to 9,717
square feet. A 66-space subterranean parking ggd®800 cubic yards required for excavation), as
well as an interior courtyard with intra-block paksough to surrounding public sidewalks. One trak
classified as “significant” by the City Forestempi®posed for removal and two “significant” oakeseare
proposed to be relocated on-site.

A copy of the Initial Study, documenting reasonstpport the findings that said project will notvea
significant effect on the environment, is attachedeto for public review.

An environmental impact report is not proposedtiias project.

RESPONSIBLE OFFICIAL - Sean Conroy, Building andiitling Services Manager
TELEPHONE NUMBER - 831-620-2010
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