CITY OF CARMEL-BY-THE-SEA
CITY COUNCIL AGENDA

Mayor Dave Potter, Councilmembers Jeff Baron,
Alissandra Dramov, Karen Ferlito, and Bobby
Richards
Contact: 831.620.2000 www.ci.carmel.ca.us

All meetings are held in the City Council Chambers
East Side of Monte Verde Street
Between Ocean and 7th Avenues

CITY COUNCIL SPECIAL MEETING
Monday, April 8, 2024
4:30 PM

HYBRID MEETING ATTENDANCE OPTIONS

This meeting will be held in person and via teleconference ("hybrid"). The public is welcome to attend the meeting
in person or remotely via Zoom, however, the meeting will proceed as normal even if there are technical difficulties
accessing Zoom. The City will do its best to resolve any technical issues as quickly as possible. To view or listen to
the meeting from home, you may also watch the Ilive stream on the City's YouTube page
at: https://www.youtube.com/@CityofCarmelbythe Sea/streams. To participate in the meeting via Zoom, copy and paste
the link below into your browser.

https://ci-carmel-ca-us.zoom.us/j/84625070614 Webinar ID: 846 2507 0614 Passcode:
408269 Dial in: (253) 215-8782

HOW TO OFFER PUBLIC COMMENT

The public may give public comment at this meeting in person, or using the Zoom teleconference module, provided
that there is access to Zoom during the meeting. Zoom comments will be taken after the in-person comments. The
public can also email comments to cityclerk@ci.carmel.ca.us. Comments must be received at least 2 hours before
the meeting in order to be provided to the legislative body. Comments received after that time and up to the
beginning of the meeting will be made part of the record.

Councilmember Ferlito will be attending this meeting remotely under California Gov.
Code 54953(b) at the following location: 149 Sherman Lane, New Haven, VT 05472. The
agenda will be posted at the location and will be open to the public.

CALL TO ORDERAND ROLL CALL
PUBLIC HEARINGS

1.  Consider the Planning Commission's recommendation on a General Plan

amendment, adopting the 6! Cycle 2023-2031 Housing Element and associated
Initial Study/Mitigated Negative Declaration

Recommendation:
1. Adopt a Resolution 2024-028 adopting a Mitigated Negative Declaration and


https://protect-us.mimecast.com/s/fX4pCOYZKzFmrOoRTEZq9B?domain=youtube.com
mailto:cityclerk@ci.carmel.ca.us
file:///C:/Windows/TEMP/CoverSheet.aspx?ItemID=6294&MeetingID=1637

associated Mitigation Monitoring and Reporting Program for the 2023-2031 Housing
Element of the General Plan; and

2. Adopt Resolution 2024-029 approving a General Plan Amendment to repeal the
2015-2023 Housing Element and adopt the 2023-2031 Housing Element of the
General Plan in compliance with State housing element law.

ORDERS OF BUSINESS

Orders of Business are agenda items that require City Council, Board or Commission discussion, debate, direction
to staff, and/or action.

1.  Resolution 2024-024 receiving the Annual Comprehensive Financial Report (ACFR)
for the fiscal year ending June 30, 2023

ADJOURNMENT

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, Harrison Memorial
Library, located on the NE corner of Ocean Avenue and Lincoln Street, the Carmel-by-the-Sea Post Office, 5th
Avenue between Dolores Street and San Carlos Street, and the City's webpage http://www.ci.carmel.ca.us in
accordance with applicable legal requirements.

SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA

Any supplemental writings or documents distributed to a majority of the City Council regarding any item on this agenda, received
after the posting of the agenda will be available for public review at City Hall located on Monte Verde Street between Ocean and
Seventh Avenues during regular business hours.

SPECIAL NOTICES TO PUBLIC

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact
the City Clerk's Office at 831-620-2000 at least 48 hours prior to the meeting to ensure that reasonable arrangements can be
made to provide accessibility to the meeting (28CFR 35.102-35.104 ADA Title ).


file:///C:/Windows/TEMP/CoverSheet.aspx?ItemID=6240&MeetingID=1637
http://www.ci.carmel.ca.us

CITY OF CARMEL-BY-THE-SEA

CITY COUNCIL
Staff Report
April 8, 2024
PUBLIC HEARINGS
TO: Honorable Mayor and City Council Members

SUBMITTED BY: Marnie R. Waffle, AICP, Principal Planner

APPROVED BY: Chip Rerig, City Administrator

Consider the Planning Commission's recommendation on a General Plan

amendment, adopting the 6! Cycle 2023-2031 Housing Element and associated
Initial Study/Mitigated Negative Declaration

Recommendation:

1. Adopt a Resolution 2024-028 adopting a Mitigated Negative Declaration and
SUBJECT: associated Mitigation Monitoring and Reporting Program for the 2023-2031 Housing

Element of the General Plan; and

2. Adopt Resolution 2024-029 approving a General Plan Amendment to repeal the
2015-2023 Housing Element and adopt the 2023-2031 Housing Element of the
General Plan in compliance with State housing element law.

RECOMMENDATION:

1. Adopt a Resolution 2024-028 adopting a Mitigated Negative Declaration and associated Mitigation
Monitoring and Reporting Program for the 2023-2031 Housing Element of the General Plan; and

2. Adopt Resolution 2024-029 approving a General Plan Amendment to repeal the 2015-2023 Housing
Element and adopt the 2023-2031 Housing Element of the General Plan in compliance with State housing
element law.

BACKGROUND/SUMMARY:

Executive Summary

The City has prepared a draft update to the Housing Element of the General Plan (Attachment 5) to
affirmatively further fair housing and accommodate the 349-unit Regional Housing Needs Allocation
(RHNA) for the 2023-2031 Housing Element cycle. The content of the draft 2023-2031 Housing Element is
structured for consistency with the requirements set forth in state law. In addition to responding to
requirements of state law, the Housing Element also demonstrates the City’s strategy for meeting the City’s
locally determined housing needs and that these needs are addressed through policies and programs
outlined within the Housing Element. Public review and input have been a critical component of this 6th



Cycle Housing Element Update.

This staff report provides a summary of the Housing Element requirements, an overview of the status of the
City’s draft Housing Element, and the findings provided to the City by HCD on the first 90-day review and
subsequent 60-day review of the draft. The City has responded to HCD’s comments and believes that the
draft Housing Element substantially complies with Article 10.6.

Background

CA Government Code Title 7, Division 1, Chapter 3, Article 10.6 [65580 — 65589.11] regulates the use and
requirements of housing elements in California. The state law requires jurisdictions to update their General
Plan Housing Element every eight years. State law further requires the current update for jurisdictions in the
Association of Monterey Bay Area Governments (AMBAG) region to comply by December 15, 2023.

The City’s 2023-2031 Draft Housing Element was prepared with the benefit of input from the community
and discussion at numerous public meetings held by the City Council, the Planning Commission, and the
Housing Ad Hoc Committee. Guidance was also provided by HCD throughout the process.

On August 3, 2023, January 24, 2024, and April 4, 2024 the City submitted drafts of the updated Housing
Element to HCD for its review. The City received HCD’s 90-day findings letter on November 1, 2023 and
HCD’s 60-day findings letter on March 20, 2024. Based on discussions with HCD, staff revised the draft
Housing Element to include additional information and analysis. Prior to each resubmittal to HCD the draft
Housing Element was posted for public review and comment. All public comments were considered during
preparation of the subsequent draft.

On April 8, 2024, the Planning Commission held a public hearing to consider the final draft Housing
Element and adopted Resolution 2024-025-PC recommending City Council adoption of the 2023-2031
Housing Element and Resolution 2024-024-PC recommending adoption of the environmental document.

The following section summarizes the required components of Housing Element Updates per State law,
new requirements since the 5th Cycle Housing Element Update (2015-2023), and penalties for non-
compliance with Housing Element laws. The section also includes a summary of public meetings related to
the 6th Cycle Housing Element Update prior to today’s meeting.

Required Components of a Housing Element

Pursuant to Government Code Section 65583, local governments are required to include the items below
as components within their Housing Elements and subsequent updates thereto. Newly required
components introduced as part of the 6th Cycle are noted below and discussed in further detail within the
“New Requirements for the 6th Cycle Housing Element Update” Section below.

1. Housing Needs Assessment. Examine demographic, employment, and housing trends and
conditions and identify the community's existing and projected housing needs, with attention paid to
special housing needs (e.g., large families, persons with disabilities). This section includes a
community’s Regional Housing Needs Allocation (RHNA) as determined by the community’s regional
planning body in partnership with HCD.

2. Evaluation of Past Performance. Review the prior Housing Element to measure progress in
implementing policies and programs.
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. Housing Sites Inventory. Identify locations of available sites for housing development or
redevelopment to demonstrate there is enough land zoned for housing to meet future needs at all
income levels. New component of state law: The standards for designating adequate sites were
substantially changed from the sixth cycle, particularly for non-vacant sites.

4. Community Engagement. Implement a robust community engagement program that includes
reaching out to individuals and families at all economic levels of the community plus historically
underrepresented groups.

5. Constraints Analysis. Analyze and recommend remedies for existing and potential governmental
and nongovernmental barriers to housing development.

6. Policies and Programs. Establish policies and programs to be carried out during the 2023-2031
planning period to fulfill the identified housing needs.

7. AFFH. New component of state law: Analyze and address significant disparities in housing needs and
access to opportunity by proposing housing goals, objectives, and policies that aid in replacing
segregated living patterns with truly integrated and balanced living patterns, transforming racially and
ethnically concentrated areas of poverty into areas of opportunity, and fostering and maintaining
compliance with civil rights and fair housing laws.

New Requirements for the 6th Cycle Housing Element Update

Pursuant to recent State legislation, the following items are now required as part of the Housing Element
Update process:

o Affirmatively Furthering Fair Housing (AFFH). Assembly Bill 686 (AB 686), passed in 2018, created new
requirements for jurisdictions to affirmatively further fair housing. According to AB 686, affirmatively
furthering fair housing means to take “meaningful actions, in addition to combating discrimination, which
overcome patterns of segregation and foster inclusive communities free from barriers that restrict access to
opportunity based on protected characteristics” and is Federally mandated by the 1968 Fair Housing Act.
The four main goals are to:

Address significant disparities in housing needs and in access to opportunity, and

Replace segregated living patterns with truly integrated and balanced living patterns, and

Transform racially and ethnically concentrated areas of poverty into areas of opportunity, and

Foster and maintain compliance with civil rights and fair housing laws.

[¢]

o O O

e Public Comment on Draft Revisions. Assembly Bill 215 (AB 215, 2021) requires local governments to
make the first draft revision of their housing element update available for public comment for at least 30
days. Further, if any comments are received, a local government must take at least ten additional business
days to consider and incorporate public comments into the draft revision before submitting to HCD. HCD
must review the draft and report its written findings to the planning agency within 90 days of receiving the
first draft submittal for each housing element revision or within 60 days of its receipt for a subsequent draft
amendment or adoption.

Penalties for Non-Compliance
In the 6th Cycle, jurisdictions face a number of new consequences for not having a certified Housing

Element. Under legislation enacted in recent years, if a jurisdiction does not comply with State housing law,
HCD may refer the jurisdiction to the Attorney General. Significant fines may be imposed if a jurisdiction



does not comply with a court order within one year. A court finding a Housing Element inadequate may limit
local land use decision-making authority until the jurisdiction brings its Housing Element into compliance, or
local governments may lose the right to deny certain projects, including those submitted under the “Builder’s
Remedy”.

Conversely, an HCD-certified housing element makes jurisdictions eligible for, or with higher priority for,
numerous sources of funding, such as Local Housing Allocations, Affordable Housing and Sustainable
Communities Grants, SB 1 Planning Grants, CalHOME Program Grants, Infill Infrastructure Grants, Pro-
Housing Design funding, Local Housing Trust Funds and Regional Transportation Funds (such as MTC’s
OneBayArea Grants).

Related Elements

o Safety Element. Jurisdictions must review and update their Safety Element to meet certain
requirements concurrently with the Housing Element update. The Safety Element must be reviewed
and updated to address wildfire, seismic, geologic and flood risks. Climate adaptation and resiliency
strategies are also considered.

e SB 1035 and SB 379. Require all jurisdictions to address climate change adaptation and resilience in
their general plan safety element. SB 379 is triggered by the next update of a jurisdiction’s local
hazard mitigation plan (updated every five years) or before 1/1/2022, whichever is first. SB 1035 built
off SB 379, requiring the safety element be updated every eight years upon the next housing element
update.

e SB 1241. Applies to communities with very high fire hazard severity or unincorporated communities in
state responsibility areas. Communities subject to SB 1241 need to ensure consistency between the
housing and safety elements to address fire risk. AB 2911 strengthened the local very high fire hazard
severity zone designation.

o AB 2140. Authorizes local governments to adopt the LHMP with the general plan safety element.
Integration by reference or annexation is encouraged through a post-disaster financial incentive to
cover local shares of the 25 percent non-federal portion of grant-funded post-disaster projects when
approved by the legislature.

The update to the City’s Safety Element is underway.
Summary of Prior Meetings and Study Sessions

Since November 2022, the City has conducted a comprehensive community engagement and outreach
strategy as required by the Government Code to inform the 6th Cycle Housing Element Update Process.
This strategy has included a series of community meetings and public study sessions with the Housing Ad
Hoc Committee, Planning Commission, and City Council. These meetings and study sessions are
summarized in Section 1.6 of the final draft Housing Element. Feedback received throughout the ongoing
community engagement and outreach process has assisted staff and the consulting team in preparing the
draft Housing Element Update and related items.

Housing Element Requirements

The following section summarizes the contents of the City’s Housing Element Update for the 2023-2031
Planning Period.



Housing Needs Assessment
As part of the Housing Element Update process the City is required to analyze the existing and projected

housing needs of the City, including its fair share of RHNA requirements. The City’s analysis of housing
needs is required to include an assessment of detailed demographic data, including population, age, size,
and ethnicity; household characteristics; overpayment trends; housing stock conditions; units in need of
replacement or rehabilitation; and needs of special needs populations including the elderly, persons with
disabilities, unhoused persons, extremely low-income households, and farmworkers. The 6th Cycle
Housing Element Update outlines the following housing needs of the City.

Regional Housing Needs Allocation (RHNA)

In August 2021, the California Department of Housing and Community Development (HCD) issued a
Regional Housing Need Determination to the AMBAG region for the 6th Cycle planning period of June 30,
2023 to December 15, 2031 and determined that the region must zone to accommodate a minimum of
33,274 housing units during this period.

California housing law (Government Code § 65580 et seq.) requires AMBAG, acting in the capacity of
Council of Governments (COG), to develop a Regional Housing Needs Allocation (RHNA) Plan to allocate
existing and projected housing needs to local jurisdictions within Monterey and Santa Cruz Counties.
Based on the final RHNA Plan, each city and county must update its housing element to demonstrate how
the jurisdiction will meet the expected growth in housing needs over this period of time. On October 12,
2022, the AMBAG Board of Directors adopted the Final 2023-2031 6th Cycle RHNA Plan.

AMBAG's Plan distributes the RHNA across the regions counties and cities based on demographic, and
population data received from the California Department of Finance (DOF). Local jurisdictions must then
utilize their ascribed RHNA to update the housing elements of their general plans for the 6th Cycle planning
period, inclusive of identifying eligible land resources to accommodate this RHNA. The City of Carmel-by-
the-Sea’s RHNA is 349 units.

RHNA requirements are organized into four affordability categories, established according to the Area
Median Income (AMI) of a geography. These categories include very low-income residential units, which
are affordable to households earning less than 50% of AMI; low-income residential units, which are
affordable to households earning between 50% and 80% of AMI; moderate income residential units, which
are affordable to households earning between 80% and 120%; and above moderate-income residential
units which are affordable to households earning upwards of 120% of AMI. The City's RHNA breakdown is
as follows:

113 very-low income units,

74 low-income units,

44 moderate-income units, and
118 above moderate-income units.

RHNA Buffer

New “no net loss” provisions of Government Code Section 65863 require the City to ensure an adequate
supply of land resources to be made available for housing development throughout the 2023-2031 planning
period. This means if housing sites identified within the City’s 6th Cycle housing element update are
developed with non-residential uses, lower residential densities, or residential uses at affordability levels
higher than anticipated by the Housing Element, the City’s Housing Element could be determined to be out
of compliance. Accordingly, the City's RHNA requirement is further buffered with 61 units or 17% to ensure
compliance with “no net loss” provisions.



Constraints Analysis
In addition to analyzing the existing and projected housing needs of the City, the Housing Element Update

must also identify and analyze potential and actual governmental and nongovernmental constraints to the
maintenance, improvement, or development of housing for all income in the community, regardless of
protected class. A summary of constraints to the development and improvement of housing in the City can
be found in Appendix B of the Housing Element.

Housing Resources & Sites |nventory

As part of the 6th Cycle housing element update, the City is also required to identify resources available to
the City for the preservation, rehabilitation, and production of housing throughout the community. This
includes programmatic and financial resources, such as those offered locally or through State or Federal
partners. These resources also include land resources within the City that were identified as eligible for
accommodation of the City's RHNA Requirements. Pursuant to Government Code Section 65583.2(a) the
following land resources are eligible for accommodation of the City RHNA: vacant sites zoned for
residential use; or vacant sites zoned for nonresidential use that allow residential development; or
residentially zoned sites that are capable of being developed at a higher density; or sites zoned for
nonresidential use that can be redeveloped for residential use, and for which the Housing Element includes
a program to rezone the site. The City’s Housing Sites Inventory is summarized in Appendix C of the
Housing Element.

Policies and Programs
The Housing Element Update includes a set of goals, policies, and implementing programs intended to

promote the preservation, rehabilitation, and production of housing throughout the City. Goals are long-
range, broad, and comprehensive targets that describe the future outcomes the City desires. A policy is a
specific instructional guideline that seeks to promote goals. Together, goals and policies are implemented
through a series of programs that identify specific, quantifiable actions the City will undertake during the 6th
Cycle planning period. A summary of Draft Goals, Policies, and Programs can be found in Chapter 2 of the
Housing Element.

AFFH

Assembly Bill 686 (AB 686), passed in 2018, created new requirements for jurisdictions to affirmatively
further fair housing as part of the Housing Element Update process. These requirements found in
Government Code Section 8899.50 are intended to address racial inequalities seen today throughout the
region which developed through historical policies and practices enacted at federal, state, regional and local
levels and across the public and private sectors. Though many of these explicit forms of historical
discrimination have been outlawed, the results of these systems have left a lasting imprint on both the region
and the City. Racially explicit practices (e.g., racial covenants) that excluded persons of color from
predominately white neighborhoods have been replaced with race-neutral land use policies that continue to
exclude these same groups. Furthermore, rapidly increasing housing costs have deepened racial and
economic disparity and segregation, displacing many low-income individuals and people of color to the
peripheries of the region or out of the region altogether.

Accordingly, the City must incorporate fair housing considerations into its 6th Cycle Housing Element
Update to increase housing opportunities in high-resource neighborhoods and bring additional resources to
traditionally under-resourced neighborhoods. A summary of the required AFFH component can be found in
section 1.4 of the Housing Element.

Targeted Community Outreach
The City must demonstrate “meaningful, frequent, and ongoing community participation, consultation, and

coordination” as part of the 6th Cycle Housing Element Update process. This is intended to ensure that
input has been received from groups historically and presently most impacted by fair housing issues and



that local knowledge is incorporated into Housing Elements. A summary of the City’s targeted community
outreach efforts can be found in section 1.6 of the Housing Element. Additional information can be found in
Appendices E and H.

Assessment of Fair Housing
The City must also describe and analyze the unique housing circumstances of the City. This analysis is

referred to as an Assessment of Fair Housing (AFH) and analyzes circumstances within the City pertaining
to Fair Housing issues including:

Fair Housing Outreach Capacity and Enforcement
The City’'s AFH includes information regarding the City’s Fair Housing Outreach Capacity and Enforcement
methods which can be found in Appendix A of the Housing Element.

Segregation and Integration Patterns

The City’'s AFH also analyzes segregation and integration patterns within the jurisdiction as well as
regionally. Segregation and integration patterns are analyzed by evaluating the concentration (or lack
thereof) of protected groups within the community, relative to their distribution across a larger geography.

Disparities In Access to Opportunity

The City’'s AFH also evaluates disparities in access to opportunity within the City, which are areas within the
City that have substantial differences in access to education, transportation, economic and environmental
outcomes than other areas as identified by the California Tax Credit Allocation Committee (TCAC).

Disproportionate Housing Needs (For Low-Income Households and Protected Classes)

The City’'s AFH also evaluates disproportionate housing needs among low-income households and
protected classes within the City. Disproportionate housing needs are evident when members of a
protected group disproportionately experience a housing need compared to other groups or the total
population. Disproportionate housing needs typically refer to the risk of displacement, overcrowding, or
cost-burden, among others.

Sites Inventory

State Law requires the City to evaluate whether Housing Sites identified as suitable for accommodation of
the City's RHNA requirements are identified relative to the full scope of the assessment of fair housing
(e.g., segregation and integration, racially and ethnically concentrated areas of poverty and affluence,
access to opportunity, etc.). A summary of how Housing Sites were identified consistent with AFFH can be
found in section 1.4 of the Housing Element.

Goals, Policies, and Actions

The policies and programs responsive to State Law demonstrating the City’s commitment to affirmatively
further fair housing as part of the Housing Element Update process can be found in Chapter 2 of the
Housing Element.

Evaluation of Past Progress
Pursuant to State Law, the implementation status of Goals, Policies, and Programs from the City’s 5th
Cycle Housing Element Update has been included in Appendix D of the Housing Element.

Community Engagement

Consistent with State Law, the City has conducted ongoing community outreach efforts throughout the 6th
Cycle Housing Element Update process. These efforts, inclusive of the Housing Ac Hoc Committee,
Planning Commission, and City Council meetings held prior to today, are summarized within section 1.6 of
the Housing Element.



Review Process
Below is a summary of the formal review process. Numerous informal rounds of review with HCD also
occurred.

e OnAugust 3, 2023, the City submitted the draft Housing Element to HCD for a mandatory 90-day
review.

¢ On November 1, 2023, the City received HCD’s findings regarding the Element’s compliance with
state law included as Attachment 6.

e On January 24, 2024, the City submitted a revised draft Housing Element to HCD for a mandatory 60-
day review included as Attachment 7.

e On March 20, 2024, the City received HCD'’s findings regarding the Element’'s compliance with state
law included as Attachment 8.

e OnApril 4, 2024, the City submitted a final draft Housing Element to HCD, included as Attachment
9.

e OnApril 5, 2024, the City received HCD's findings regarding the revised draft Housing Element's
compliance with state law included as Attachment 10.

Environmental Review

The City has prepared the necessary environmental review, consistent with CEQA, for the Draft 2023—
2031 Housing Element Update. The City Council will be considering the adoption of an Initial
Study/Mitigated Negative Declaration and associated Mitigation Monitoring and Reporting Program,
consistent with CEQA, for the Draft 2023— 2031 Housing Element Update (Resolution 2024-028,
Attachments 1 - 4)

Alternatives
The City Council can provide feedback to be incorporated as an amendment to the 2023-2031 Housing
Element, following adoption by the City Council and certification by HCD.

The City Council could also opt not to adopt the 2023-2031 Housing Element by the April 15, 2024,

deadline although that would put the City at risk of the penalties associated with AB 1398 and housing
statute.

FISCAL IMPACT:

PRIOR CITY COUNCIL ACTION:

ATTACHMENTS:

Attachment 1) Resolution 2024-028 — adopting the Mitigated Negative Declaration and associated
Mitigation Monitoring and Reporting Program

Attachment 2) Exhibit A: Initial Study/Mitigated Negative Declaration
Attachment 3) Exhibit B: Mitigation Monitoring and Reporting Program



Attachment 4) Exhibit C: Response to Comments

Attachment 5) Resolution 2024-029 - adopting the 2023-2031 Housing Element

Attachment 6) Exhibit A: 2023-2031 Housing Element

Attachment 7) HCD 90-day Finding Letter, dated November 1, 2023

Attachment 8) Response to HCD Findings (Draft 2023-2031 Housing Element submitted 1.24.24)
Attachment 9) HCD 60-day Finding Letter, dated March 20, 2024

Attachment 10) HCD Letter, dated April 5, 2024



Attachment 1

CITY OF CARMEL-BY-THE-SEA
CITY COUNCIL

RESOLUTION NO. 2024-028

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL--BY-THE-SEA
ADOPTING A MITIGATED NEGATIVE DECLARATION AND ASSOCIATED MITIGATION
MONITORING AND REPORTING PROGRAM FOR THE 2023-2031 HOUSING ELEMENT
UPDATE

WHEREAS, State Housing Element Law (Government Code Sections 65580 et seq.)
requires that the Carmel-by-the-Sea City Council adopt a Housing Element for the eight-year
period 2023-2031 to accommodate the City of Carmel-by-the-Sea regional housing need
allocation (RHNA) of 349 housing units, comprised of 113 very-low-income units, 74 low-income
units, 44 moderate-income units, and 118 above moderate-income units; and

WHEREAS, to comply with State Housing Element Law, the City of Carmel-by-the-Sea
has prepared the 2023-2031 Housing Element in compliance with State Housing Element Law
and has identified sites that can accommodate housing units meeting the City’s RHNA; and

WHEREAS, as provided in Government Code Section 65350 et. seq., adoption of the
Housing Element constitutes a General Plan Amendment; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code
§§ 21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require
that certain projects be reviewed for environmental impacts and that environmental documents
be prepared; and

WHEREAS, the City completed an Initial Study and prepared a draft Mitigated Negative
Declaration, which was circulated for public review from February 23, 2024, to March 25, 2024,
using both the State clearinghouse and the regional clearinghouse for distribution; and

WHEREAS, two public comments were received from responsible agencies and
responded to, included as Exhibit C; and

WHEREAS, on March 29, 2024, a notice of the public hearing scheduled for April 8, 2024,
was published in the Carmel Pine Cone in compliance with State law (California Government
Code 65091) indicating the date and time of the public hearing; and

WHEREAS, on or before April 5, 2024, the meeting agenda was posted in three locations
in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on April 8, 2024, the Planning Commission adopted Resolution 2024-024-PC
recommending City Council adoption of a Mitigated Negative Declaration and associated
Mitigation Monitoring and Reporting Program; and

WHEREAS, on April 8, 2024, the City Council held a duly noticed public hearing to receive
public testimony regarding the 6th cycle 2023-2031 Housing Element update and Initial
Study/Mitigation Negative Declaration including the associated Mitigation Monitoring and



Resolution 2024-028 Attachment 1
Page 2 of 2

Reporting Program, including, without limitation, the information provided to the City Council by
City staff and through public testimony; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Council at the hearing, including, without limitation, the staff report and attachments
submitted by the Community Planning and Building Department; and

WHEREAS, the City Council did hear and consider all said reports, attachments,
recommendations, and testimony herein above set forth and used their independent judgment to
evaluate the project; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Carmel-by-
the-Sea does hereby adopt the Mitigated Negative Declaration, included as Exhibit A, and
associated Mitigation Monitoring and Reporting Program for the 2023-2031 Housing Element
update, included as Exhibit B.

PASSED, APPROVED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
CARMEL-BY-THE-SEA this 8th day of April 2024, by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Dave Potter Nova Romero, MMC
Mayor City Clerk

EXHIBIT A: Initial Study/Mitigated Negative Declaration
EXHIBIT B: Mitigation Monitoring and Reporting Program
EXHIBIT C: Response to Comments



Mitigated Negative Declaration

City of Carmel-by-the-Sea

6th Cycle Housing Element Update
(2023-2031) and

Safety Element Update

February 20, 2024

Prepared by
EMC Planning Group



Attachment 2



Attachment 2

City of Carmel-by-the-Sea

COMMUNITY PLANNING AND BUILDING DEPARTMENT

POST OFFICE DRAWER CC
CARMEL-BY-THE-SEA, CA 93921
(831) 620-2010 OFFICE

NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION

In compliance with the California Environmental Quality Act (CEQA), City of Carmel-by-the-Sea has
undertaken environmental review for the proposed 6 Cycle Housing Element Update (2023-2031) and
Safety Element Update, and intends to adopt a Mitigated Negative Declaration. The City of Carmel-by-
the-Sea invites all interested persons and agencies to comment on the proposed 6™ Cycle Housing
Element Update (2023-2031) and Safety Element Update.

Lead Agency:
Project Location:

Project Description:

Public Review Period:

Proposed Mitigated
Negative Declaration is
Available for Public
Review at these
Locations:

Address Where Written
Comments May be
Sent:

Public Hearing:

City of Carmel-by-the-Sea
Carmel-by-the-Sea

The project includes the update to the City’s 6th Cycle Housing Element
Update (2023-2031) Housing and Community Development (HCD) Revised
Draft (dated January 24, 2024) (“Housing Element Update™) and the update
to the City’s Safety Element. The adoption of these two elements would be an
amendment to the City’s General Plan/Coastal Land Use Program (General
Plan). It is not expected that the updates to the City’s Safety Element result in
any physical changes. The Housing Element Update includes 410 housing
units, which is approximately 17 percent more than the RHNA of 349 units.
The City does not anticipate that future housing projects proposed on sites
with existing commercial/office uses would also result in expanded building
square footage for such uses. Consequently, no increase in existing
commercial/office building square footage would occur with implementation
of the Housing Element Update.

Begins— February 23, 2024
Ends — March 25, 2024

City of Carmel-by-the-Sea website: https://ci.carmel.ca.us/post/current-
planning-applications (Environmental Notices tab)

City of Carmel-by-the-Sea Housing Element Update website:
https://homecarmelbythesea.com

Hard copies will be available at the City of Carmel-by-the-Sea City Hall

City Hall

PO Box CC

Carmel-by-the-Sea, CA 93921

Marnie Waffle, AICP, Principal Planner
mwaffle@ci.carmel.ca.us

Date: April 2, 2024
Time: 4:30 pm
Location: City Hall and via Zoom


https://ci.carmel.ca.us/post/current-planning-applications
https://ci.carmel.ca.us/post/current-planning-applications
https://homecarmelbythesea.com/
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COMMUNITY PLANNING AND BUILDING DEPARTMENT

POST OFFICE DRAWER CC
CARMEL-BY-THE-SEA, CA 93921
(831) 620-2010 OFFICE

MITIGATED NEGATIVE DECLARATION

In Compliance with the
California Environmental Quality Act (CEQA)

Project Name City of Carmel-by-the-Sea 6th Cycle Housing Flement
Update (2023-2031) and Safety Element Update

Lead Agency City of Carmel-by-the-Sea

Project Proponent City of Carmel-by-the-Sea

Project Location Various locations throughout Carmel-by-the-Sea

Project Description The project includes the update to the City’s 62h Cycle

Housing Element Update (2023-2031) Housing and Commnnity
Development (HCD) Revised Draft (dated January 24, 2024)
(“Housing Element Update”) and the update to the City’s
Safety Element. The adoption of these two elements would
be an amendment to the City’s General Plan/ Coastal Land Use
Program (General Plan).

It is not expected that the updates to the City’s Safety
Element result in any physical changes. The Housing
Element Update includes 410 housing units, which is
approximately 17 percent more than the RHNA of 349
units. The City does not anticipate that future housing
projects proposed on sites with existing commercial/office
uses would also result in expanded building square footage
for such uses. Consequently, no increase in existing
commercial/office building square footage would occur with
implementation of the Housing Element Update.

Public Review Period Begins — February 23, 2024
Ends — March 25, 2024

City of Carmel-by-the-Sea, City Hall
Written Comments To P.O. Box CC

Carmel-by-the-Sea, CA 93921

Proposed Findings The City of Carmel-by-the-Sea is the custodian of the
documents and other material that constitute the record of
proceedings upon which this decision is based.

Mitigated Negative Declaration 1 EMC Planning Group
City of Carmel-by-the-Sea 6th Cycle Housing Element Update (2023-2031) and Safety Element Update February 20, 2024
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The initial study indicates that the proposed project has the
potential to result in significant adverse environmental
impacts. However, the mitigation measures identified in the
initial study would reduce the impacts to a less than
significant level. There is no substantial evidence, in light of
the whole record before the lead agency, City of Carmel-by-
the-Sea, that the project, with mitigation measures
incorporated, may have a significant effect on the
environment. See the following project-specific mitigation
measures:

Mitigation Measures
Air Quality

AQ-1 The developer shall prepare a Construction Management Plan for review and approval by
the Community Development Director or his designate. The Construction Management
Plan shall include the following measures to reduce TAC emissions during construction
at individual project sites:

a.  Heavy-duty diesel vehicles will have 2010 or newer model year engines, in
compliance with the California Air Resources Board’s Truck and Bus Regulation;

b. Idling of construction equipment and heavy-duty diesel trucks will be avoided where
feasible, and if idling is necessary, it will not exceed three minutes;

c.  All construction equipment will be maintained and properly tuned in accordance
with manufacturer’s specifications and will be checked by a certified visible
emissions evaluator; and

d.  All non-road diesel construction equipment will, at a minimum, meet Tier 3 emission
standards listed in the Code of Federal Regulations Title 40, Part 89, Subpart B,
§89.112. Further, where feasible, construction equipment will use alternative fuels
such as compressed natural gas, propane, electricity or biodiesel.

Biological Resources

BIO-1 Worker Environmental Awareness Training. Prior to approval of a grading permit at a
housing site, a qualified biologist shall conduct a training session for all construction
personnel. At a minimum, the training shall include a description of special-status species
potentially occurring in the housing site vicinity, including, but not limited to, monarch
butterfly, obscure bumble bee, and western bumble bee. Their habitats, general measures
that are being implemented to conserve species as they relate to the housing site, and the
boundaries within which construction activities will occur will be explained.
Informational handouts with photographs clearly illustrating the species’ appearances

Mitigated Negative Declaration 2 EMC Planning Group
City of Carmel-by-the-Sea 6th Cycle Housing Element Update (2023-2031) and Safety Element Update February 20, 2024
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shall be used in the training session. All new construction personnel shall undergo this
mandatory environmental awareness training. Documentation of completion of this
training shall be submitted to the City of Carmel-by-the-Sea Community Planning and
Building Department prior to the start of ground disturbing activities.

Monarch Butterfly Survey and Avoidance. Prior to initiation of ground disturbance, a late
fall/eatly winter monarch butterfly survey of trees on the housing site shall be conducted
by a qualified biologist. Results of the survey shall be submitted to the City of Carmel-by-
the-Sea Community Planning and Building Department upon completion. If the results
of the survey do not identify any potential overwintering monarch butterflies on-site, not
further mitigation is required. If overwintering monarchs are determined to use the site,
the applicant shall avoid removal of trees used for overwintering by monarchs to the
greatest extent feasible. If trees cannot be avoided, tree removal shall occur outside of the
overwintering period (November through February) or until a qualified biologist has
determined that overwintering monarchs are no longer using the site. Documentation of
tree avoidance or absence of monarchs shall be submitted to the City of Carmel-by-the-
Sea Community Planning and Building Department prior to tree removal.

Bumble Bee Survey and Avoidance. Prior to ground disturbance, a qualified biologist will
conduct a pre-construction survey of small mammal burrows and thatched/bunch grasses
for western bumble bee activity during the optimal flight period (April 1 — July 31). If the
survey results are negative (i.e., no bumble bee activity observed), a letter report
confirming absence will be prepared and submitted to the City of Carmel-by-the-Sea
Community Planning and Building Department and no further mitigation is required.

If bumble bee nests are detected and the area can be avoided, a qualified biologist shall
supetvise the installation of protective fencing/flagging a minimum of 50 feet around the
nest area prior to construction. The fencing/flagging will be checked at least once per
week until construction is complete to ensure that the protective fencing/flagging
remains intact. The qualified biologist can conduct the weekly checks or train a biological
monitor selected from the construction crew by the construction contractor (typically the
project foreman) to check the fencing/flagging and provide weekly updates.
Documentation of the fencing/flagging installation shall be provided to the City of
Carmel-by-the-Sea Community Planning and Building Department prior to the start of
ground disturbance activities. Documentation of the weekly checks and timely
maintenance (if needed) shall be provided to the City of Carmel-by-the-Sea Community
Planning and Building Department quarterly during construction.

If bumble bee nests are detected and the area cannot be avoided, the qualified biologist
shall coordinate with the California Department of Fish and Wildlife to determine the
appropriate method of relocation or eviction of the nests.

After it has been confirmed that the habitat area is no longer occupied, a letter report will
be prepared by the qualified biologist and submitted to the City of Carmel-by-the-Sea
Community Planning and Building Department.

Mitigated Negative Declaration 3 EMC Planning Group
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BIO-4 Approximately 14 days prior to tree removal or construction activities, a qualified

BIO-5

biologist shall conduct a habitat assessment for bats and potential roosting sites in trees to
be removed in trees within 50 feet of the construction easement. These surveys shall
include a visual inspection of potential roosting features (bats need not be present) and a
search for presence of guano within the housing site, construction access routes, and 50
feet around these areas. Cavities, crevices, exfoliating bark, and bark fissures that could
provide suitable potential nest or roost habitat for bats shall be surveyed. Assumptions
can be made on what species is present due to observed visual characteristics along with
habitat use, or the bats can be identified to the species level with the use of a bat
echolocation detector such as an “Anabat” unit. Potential roosting features found during
the survey shall be flagged or marked.

If no roosting sites or bats are found, a letter report confirming absence shall be prepared
and submitted to the Carmel-by-the-Sea Community Planning and Building Department
and no further mitigation is required. If bats or roosting sites are found, bats shall not be
disturbed without specific notice to and consultation with the California Department of
Fish and Wildlife.

If bats are found roosting outside of the nursery season (May 1 through October 1), the
California Department of Fish and Wildlife shall be consulted prior to any eviction or
other action. If avoidance or postponement is not feasible, a Bat Eviction Plan will be
submitted to the California Department of Fish and Wildlife for written approval prior to
project implementation. A request to evict bats from a roost includes details for excluding
bats from the roost site and monitoring to ensure that all bats have exited the roost prior
to the start of activity and are unable to re-enter the roost until activity is completed. Any
bat eviction shall be timed to avoid lactation and young-rearing. If bats are found roosting
during the nursery season, they shall be monitored to determine if the roost site is a
maternal roost. This could occur by either visual inspection of the roost bat pups, if
possible, or by monitoring the roost after the adults leave for the night to listen for bat
pups. Because bat pups cannot leave the roost until they are mature enough, eviction of a
maternal roost cannot occur during the nursery season. Therefore, if a maternal roost is
present, a 50-foot buffer zone (or different size if determined in consultation with the
California Department of Fish and Wildlife) shall be established around the roosting site
within which no construction activities including tree removal or structure disturbance
shall occur until after the nursery season. Once the absence of roosting bats has been
confirmed, a letter report will be prepared and submitted to the City of Carmel-by-the-
Sea Community Planning and Building Department.

To avoid impacts to nesting birds during the nesting season (February 1 through
September 15), construction activities within or adjacent to any housing site that includes
any vegetation removal or ground disturbance (such as grading or trenching) shall be
conducted between September 16 and January 31, which is outside of the bird nesting
season. If construction activities must commence during the bird nesting season, then a
qualified biologist shall conduct a pre-construction survey for nesting birds to ensure that
no nests would be disturbed during construction.

Mitigated Negative Declaration 4 EMC Planning Group
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a.  Two surveys for active nests of birds shall occur within 7 days prior to start of
construction, with the second survey conducted within 48 hours prior to start of
construction. Appropriate minimum survey radius surrounding the work area is
typically 250 feet for passerines, 500 feet for smaller raptors, and 1,000 feet for larger
raptors. Surveys shall be conducted at the appropriate times of day to observe
nesting activities. Individual project developers shall submit evidence of completion
of the pre-construction surveys to the City of Carmel-by-the-Sea Community
Planning and Building Department prior to initiation of ground disturbing activities.

b. If the qualified biologist documents active nests within individual housing site
boundaries, an appropriate buffer between each nest and active construction shall be
established. The buffer shall be clearly marked and maintained until the young have
fledged and are foraging independently. Prior to construction, the qualified biologist
shall conduct baseline monitoring of each nest to characterize “normal” bird
behavior and establish a buffer distance, which allows the birds to exhibit normal
behavior. The qualified biologist shall monitor the nesting birds daily during
construction activities and increase the buffer if birds show signs of unusual or
distressed behavior (e.g., defensive flights and vocalizations, standing up from a
brooding position, and/or flying away from the nest). If buffer establishment is not
possible, the qualified biologist shall have the authority to cease all construction
work in the area until the young have fledged and the nest is no longer active. This
measure shall be implemented by the individual project developers prior to initiation
of ground disturbing activities. Once the absence of nesting birds has been
confirmed, a letter report will be prepared and submitted to the City of Carmel-by-
the-Sea Community Planning and Building Department prior to disturbance of the
nest area.

Geology and Soils

GEO-1 The following language shall be included on all grading permits: “If paleontological
resources are discovered during demolition and earthmoving activities, work shall stop
within 100 feet of the find until a qualified paleontologist can assess if the find is unique
and, if necessary, develop appropriate treatment measures in consultation with the City’s
Community Planning and Building Department.”

Mitigated Negative Declaration 5 EMC Planning Group
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A. BACKGROUND

Project Title City of Carmel-by-the-Sea 6™ Cycle Housing
Element Update (2023-2031) and Safety
Element Update

Lead Agency Contact Person Marnie R. Waffle, AICP, Principal Planner

and Phone Number 831-620-2057

Date Prepared February 20, 2024

Study Prepared by EMC Planning Group Inc.

601 Abrego Street
Monterey, CA 93940

Project Location City of Carmel-by-the-Sea

Project Sponsor Name and Address City of Carmel-by-the-Sea
City Hall, PO Box CC
Carmel-by-the-Sea, 93921

General Plan Designation Various
Zoning Various
Setting

The City of Carmel-by-the-Sea is located in Monterey County on the south side of the Monterey
Bay. It is approximately one square mile in size and is almost entirely built out. Carmel-by-the-Sea
is surrounded by the community of Pebble Beach and cities of Pacific Grove, Monterey, Sand
City, and Seaside to the north, unincorporated Monterey County, State Route 1 and Jacks Peak to
the east, the Pacific Ocean to the west, and unincorporated Monterey County, Point Lobos State
Natural Reserve, and Big Sur to the south. Carmel-by-the-Sea’s topography ranges from sea level
at the Pacific Ocean to approximately 500 feet above sea level at the city limits west of State
Route 1. Key access points to Carmel-by-the-Sea include Ocean Avenue, Carpenter Street, Rio
Road and the Pebble Beach Gate. State Route 1, located east of and outside of the Carmel-by-
the-Sea city limits, provides the primary access to each of these key access points except for the
Pebble Beach Gate. State Route 1 is the main roadway linking Carmel-by-the-Sea to Santa Cruz
and the northern Monterey Bay region, as well as to Big Sur and south Monterey County.

Figure 1, Location Map, presents the relationship between the City of Carmel-by-the-Sea and
nearby cities and unincorporated Monterey County, as well as the state highway system.

Section A Background 1 EMC Planning Group
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Background

Housing Element Update

The City of Carmel-by-the-Sea (City) has prepared a draft 6" Cycle Housing Element that covers
the planning period 2023 through 2031 consistent with the requirements under California state
law. Updating the Housing Element requires that the City identify adequate housing sites to
accommodate the Regional Housing Needs Allocation (RHNA) assigned to the City by the
California Department of Housing and Development (HCD) and the Association of Monterey
Bay Area Governments (AMBAG). The RHNA identified for the City’s 6™ Cycle Housing
Element is 349 units, and is presented in Table 1 below.

Table 1 Regional Housing Needs Allocation

Income Group Percentage of Area Median Income (AMI) ‘ Share

Extremely Low Income? <30 57

Very Low Income <50 56

Low Income 51-80 74

Moderate Income 81-120 44

Above Moderate Income 121 + 118

Total 349

SOURCE: AMBAG
NOTE: Extremely low-income RHNA is found as a subset within the very low-income category for all other tables in this document.

The City’s 6b Cycle Housing Element Update (2023-2031) Housing and Community Development (HCD)
Revised Draft (dated January 24, 2024) can be found in Appendix A.

Safety Element Update

The City is in the process of preparing an update to its City of Carmel-by-the-Sea General Plan/ Coastal
Land Use Plan - Environmental Safety Element (hereafter referred to as the City’s “Safety Element”).
Since the latest Safety Element update in 2009, several pieces of legislature have been passed.
Therefore, the Safety Element update includes, but is not limited to:

*  Updates to the Geology and Seismic Hazards and Evacuation Routes;

*  Updates to mapping and figures;

*  Updates to State Fire and Building Code language;

»  Updates to fire severity zone maps reflecting the California Department of Forestry and Fire
maps; and

»  Updates to reflect any applicable federal, state, or local laws relating to hazardous materials
since 2009.

Details about the updates required for the Safety Element can be found in the memorandum
dated August 25, 2023 found in Appendix B.

Section A Background 2 EMC Planning Group
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Description of Project

The project includes the update to the City’s 62h Cycle Housing Element Update (2023-2031) Housing
and Community Development (HCD) Revised Draft (dated January 24, 2024) (“Housing Element
Update”) and the update to the City’s Safety Element (together, the “proposed project”). The
proposed project requires these updates in order to comply with the state’s housing goals set
forth in the Government Code as well as updated legislature associated with safety hazards. The

adoption of these two element updates would be an amendment to the City’s General Plan/ Coastal
Land Use Program (General Plan).

It is not expected that the updates to the City’s Safety Element would result in any physical
changes. Therefore, this initial study will focus primarily on the physical changes of the Housing
Element Update and include analysis of the Safety Element update as appropriate.

The Housing Element Update includes 410 housing units, which is approximately 17 percent
more than the RHNA of 349 units. Table C-3 within Appendix C of the Housing Element
Update provides details and capacity estimates for each of the parcels that comprise the City’s
housing sites inventory. Figure 2, Housing Sites Inventory Locations, shows an overview of the
proposed sites inventory map. Using 1.79 persons per household, development of these housing
units would result in a population increase of approximately 734 people (California Department
of Finance 2023). The Housing Element Update includes goals, policies, and programs to
support public and/or ptivate development of 410 housing units.

The City does not anticipate that future housing projects proposed on sites with existing
commercial/office uses would also result in expanded building squate footage for such uses.
Consequently, no increase in existing commercial/office building square footage is expected to
occur with implementation of the Housing Element Update.

Other Public Agencies Whose Approval May Be Required
*  California Department of Fish and Wildlife

Have California Native American tribes traditionally and culturally affiliated with
the project area requested consultation pursuant to Public Resources Code
section 21080.3.17? If so, is there a plan for consultation that includes, for
example, the determination of significance of impacts to tribal cultural
resources, procedures regarding confidentiality, etc.?

The City sent letters to Native American tribes traditionally and culturally affiliated with the City
of Carmel-by-the-Sea on March 9, 2023 asking if any request AB 52 or SB 18 consultation. The
City received one response from the Esselen Tribe of Monterey County on March 12, 2023
requesting consultation and the City has met with the tribal leader in person and been in
communication via email with other leaders of the Tribe. The City has continued their efforts to

consult and meet with the Tribe since late May 2023, with no response back from the Tribe as of
February 15, 2024 (Marnie Waffle, email message, February 15, 2024).

Section A Background 3 EMC Planning Group
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Note: Conducting consultation early in the CEQA process allows tribal governments, lead agencies, and project
proponents to discuss the level of environmental review, identify and address potential adverse impacts to tribal
cultural resonrces, and reduce the potential for delay and conflict in the environmental review process. (See Public
Resources Code section 21080.3.2.) Information may also be available from the California Native American
Heritage Commission’s Sacred Lands File per Public Resources Code section 5097.96 and the California
Historical Resources Information System administered by the California Office of Historic Preservation. Please
also note that Public Resources Code section 21082.3(c) contains provisions specific to confidentiality.
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B. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving
at least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the
following pages.

[ Aesthetics [0 Greenhouse Gas Emissions [ Public Services
[J Agriculture and Forestry [J Hazards & Hazardous [J Recreation
Resources Materials
O Air Quality [0 Hydrology/Water Quality [J Transportation
[J Biological Resources [J Land Use/Planning [0 Tribal Cultural Resources
[0 Cultural Resources [0 Mineral Resources L] Utilities/Service Systems
L1 Energy ] Noise L] Wildfire
[ Geology/Soils [ Population/Housing [0 Mandatory Findings of
Significance
Section B Environmental Factors Potentially Affected 9 EMC Planning Group
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C. DETERMINATION

On the basis of this initial evaluation:

[] 1 find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.

[1 T find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

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

[1 T find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (1) have been analyzed adequately in an earlier EIR
or NEGATIVE DECLARATION pursuant to applicable standards, and (2) have been
avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION,
including revisions or mitigation measures that are imposed upon the proposed project,
nothing further is required.

Marnie Waffle, AICP, Principal Planner Date
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D. EVALUATION OF ENVIRONMENTAL IMPACTS

Notes
1.

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

Once it has been determined that a particular physical impact may occur, then the
checklist answers indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is
appropriate if there is substantial evidence that an effect may be significant. If there are
one or more “Potentially Significant Impact” entries when the determination is made,
an EIR is required.

“Negative Declaration: Less-Than-Significant Impact with Mitigation Measures
Incorporated” applies where the incorporation of mitigation measures has reduced an
effect from “Potentially Significant Impact” to a “Less-Than-Significant Impact.” The
lead agency must describe the mitigation measures and briefly explain how they reduce
the effect to a less-than-significant level (mitigation measures from section XVII,
“Earlier Analyses,” may be cross-referenced).

Eatlier analyses are used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative
declaration. [Section 15063(c)(3)(D)] In this case, a brief discussion would identify the
following:

a.  “Earlier Analysis Used” identifies and states where such document is available for
review.

b.  “Impact Adequately Addressed” identifies which effects from the checklist were
within the scope of and adequately analyzed in an earlier document pursuant to
applicable legal standards, and states whether such effects were addressed by
mitigation measures based on the earlier analysis.

c.  “Mitigation Measures”—For effects that are “Less-Than-Significant Impact with
Mitigation Measures Incorporated,” mitigation measures are described which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.

Checklist references to information sources for potential impacts (e.g., general plans,
zoning ordinances, etc.) are incorporated. Each reference to a previously prepared or
outside document, where appropriate, includes a reference to the page or pages where
the statement is substantiated.

“Supporting Information Sources”—A source list is attached, and other sources used
pp g )
or individuals contacted are cited in the discussion.

The explanation of each issue identifies:
a.  The significance criteria or threshold, if any, used to evaluate each question; and

b. The mitigation measure identified, if any to reduce the impact to less than
significant.
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AESTHETICS

Except as provided in Public Resources Code Section 21099 (Modernization of Transportation

Analysis for Transit-Oriented Infill Projects), would the project:

Potentially Less-than-Significant Less-Than- No
Significant Impact with Mitigation Significant
Impact
Impact Measures Incorporated Impact
Have a substantial adverse effect on a scenic vista? O | X |
Substantially damage scenic resources, including but O ] ]
not limited to trees, rock outcroppings, and historic
buildings within a state scenic highway?
In non-urbanized areas, substantially degrade the O OJ O
existing visual character or quality of public views of
the site and its surroundings? (Public views are those
that are experienced from publicly accessible vantage
points.) If the project is in an urbanized area, would
the project conflict with applicable zoning and other
regulations governing scenic quality?
Create a new source of substantial light or glare, which O ] ]

would adversely affect day or nighttime views in the
area?

Comments:

a.

The City’s General Plan does not specifically identify a scenic vista; however, Carmel-by-
the-Sea is known for its renowned scenic environment consisting of the coastline and the
central ride of wooded hills. The preservation of these two features is imperative if the
scenic character of the Peninsula is to be maintained (City of Carmel-by-the-Sea 2003,

p. I-12).

This analysis focuses on the redevelopment of properties with new housing of greater
scale and increased height that could result in potentially adverse effects on views of the
ocean and wooded hillsides of Carmel-by-the-Sea. The proposed housing sites are
primarily located within the developed, commercial areas of Carmel-by-the-Sea, a
minimum of 1,800 feet from the ocean. Refer to Figure 2. Therefore, development of
residential uses in these areas would not result in an adverse impact to the coastline.

The housing sites are scattered throughout Carmel-by-the-Sea encompassing areas zoned
Single-family Residential (R-1), Multi-family Residential (R-4), Central Commercial (CC),
Service Commercial (SC), and Residential and Limited Commercial (RC). City Municipal
Code Section 17.14.150 states that the main building and roof form for all structures
within the CC and SC districts shall be limited to a maximum of 30 feet whereas the main
building and roof form for all structures within the RC and R-4 districts shall be limited
to a maximum of 26 feet. Table 17.10-C of the City Municipal Code requires a 24-foot
height standard for structures within the R-1 district.
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Section 17.10.010.D of the City Municipal Code requires that residential buildings shall
not present excess visual mass or bulk to public view or to adjoining properties.
Designing buildings so that floor levels and plate heights are close to grade help reduce
mass and bulk and the use of natural materials, such as wood ot stone, and the creative
use of landscaping can also help avoid excess mass. Section 17.10.010.E requires that
buildings relate to a human scale in their forms, elements, and in the detailing of doors,
windows, roofs, and walkways.

The proposed project does not include specific development; therefore, future individual
development will be required to comply with the abovementioned City Municipal Code
sections associated with scale and height to ensure that the proposed structures do not
have a substantial adverse effect on views of the wooded hillsides of Carmel-by-the-Sea.

b. According to the California Department of Transportation’s California State Scenic
Highway System Map, the portion of State Route 1 east of the city limits, is officially
designated as a state scenic highway (California Department of Transportation 2023).

The City’s General Plan does not specifically identify any scenic resources. However,
Carmel-by-the-Sea is known for its abundance of trees, which are scattered throughout
the city, as well as along the western border of State Route 1. According to Monterey
County’s Carmel Area Land Use Plan, the existing forested corridor along Highway 1
shall be maintained as a scenic resource and natural screen for existing and new
development (Monterey County 1983, p. 27). Further, views of the ocean and beach
bluffs can be considered scenic resources of the City.

Development of the housing sites identified within the Housing Element Update are not
located within State Route 1 and would not be visible to travelers on State Route 1, as the
nearest housing site is located approximately 1,400 feet from the highway, and the area
between the highway and the nearest housing site is developed with houses and
significant tree cover. Development of the housing sites would not damage scenic
resources, including but not limited to trees, rock outcroppings, and historic buildings
within a state scenic highway.

c. All of the housing sites are located within the Carmel-by-the-Sea city limits and, therefore,
are located within a developed area. Implementation of the Housing Element Update
would include the reuse of existing development lands and infill development on vacant
parcels to meet the housing needs of the growing community. New development
associated with the housing sites would not substantially degrade the visual character or
quality of the City by complying with existing design guidelines. The housing sites are
located in both residential and commercial zoning districts within the city. Therefore, the
design guidelines outlined in the Residential Design Guidelines and the Downtown
Design Guidelines would apply.

The housing sites would also be required to comply with applicable General Plan policies
such as Land Use Policy P1-27, which requires that development (commercial or
residential) does not diminish the village character by excessively blocking important
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public or private views and disturbing natural topography, mature trees, or native growth;
Land Use Policy P1-37, which requires design review for new homes and second story
additions in the residential district, for exterior remodeling that significantly affects the
character or appearance of structures, and sites in the R-1 Zoning District; and Land Use
Policy P1-39, which requires that site improvements be compatible with, and sensitive to,
the natural features and built environment of the site and of the surrounding area.

Consistency of new development with the City’s design and development standards and
General Plan policies would be ensured by the City as part of the development review
process for individual projects proposed on the housing sites. Therefore, the project
would have no impact from conflict with applicable zoning and other regulations
governing scenic quality.

d. Most of the housing sites developed with uses include lighting of one or more types and
intensities (e.g., building lighting, landscape lighting, safety lighting, pathway and parking
lot lighting, etc.). New development at the housing sites would include lighting of similar
types and intensities, and must conform to the City’s Residential Design Guidelines and
the Downtown Design Guidelines associated with light and glare.

As part of the City’s development review process, each new development at the housing
sites would be required to provide lighting plans. As part of that process, the City would
review the plans to ensure that lighting is designed to be properly shielded, does not cause
significant illumination of off-site properties, and is no more intense than needed for the
specific lighting application.

Because new development would occur on some sites that are already developed with
uses that include lighting, lighting for new development would be similar in character as
that on existing developed sites. Residential development on vacant sites would be
compatible to existing, adjacent residential development and would comply with the
regulations associated with lighting in the City’s Residential Design Guidelines.

Compliance with the City’s Residential and Downtown Design Guidelines and
development review process, in addition to the below standard condition of approval,
would ensure that development of the housing sites would not create a significant level of
new light or glare, which would adversely affect day or nighttime views in the area.

Standard Condition of Approval
The following Carmel-by-the-Sea standard conditions of approval would apply to
projects that implement the Housing Element Update.

11. Prior to the issuance of a building permit, the Applicant shall include in the
construction drawings the manufacturer’s specifications, including illumination
information, for all exterior light fixtures. All fixtures shall be shielded and down-
facing.
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Exterior wall-mounted lighting shall be limited to 25 watts or less (incandescent
equivalent or 375 lumens) per fixture and shall be installed no higher than 10 feet
above the ground or walking surface.

Landscape lighting shall not exceed 18 inches above the ground nor more than 15
watts (incandescent equivalent or 225 lumens) per fixture and shall be spaced no
closer than 10 feet apart. Landscape lighting shall not be used as accent lighting, nor
shall it be used to illuminate trees, walls, or fences. The purpose of landscape lighting
is to safely illuminate walkways and entrances to the subject property and outdoor
living spaces.
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2. AGRICULTURE AND FOREST RESOURCES

In determining whether impacts on agricultural resources are significant environmental effects
and in assessing impacts on agriculture and farmland, lead agencies may refer to the California
Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California
Department of Conservation as an optional model to use in assessing impacts on agriculture and
farmland. In determining whether impacts to forest resources, including timberland, are
significant environmental effects, lead agencies may refer to information compiled by the
California Department of Forestry and Fire Protection regarding the state’s inventory of forest
land, including the Forest and Range Assessment Project and the Forest Legacy Assessment
project; and forest carbon measurement methodology provided in Forest Protocols adopted by
the California Air Resources Board. Would the project:

Potentially Less-than-Significant Less-Than-
Significant Impact with Mitigation Significant
Impact Measures Incorporated Impact

No
Impact

a. Convert Prime Farmland, Unique Farmland, or O O |
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 nonagricultural use?

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

c. Conflict with existing zoning for, or cause rezoning O ] ]
of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timbetland Production (as defined by Government
Code section 51104(g))?

d. Result in the loss of forest land or conversion of O] O] O]
forest land to non-forest use?

e. Involve other changes in the existing environment O] O] O]
which, due to their location or nature, could result in
conversion of Farmland to nonagricultural use or
conversion of forest land to non-forest use?

Comments:

a. There are no agricultural lands within the city limits of Carmel-by-the-Sea (City of
Carmel-by-the-Sea 2009, Open Space and Conservation Element — p. 7-24). Therefore,
development on any of the housing sites on the inventory list would not convert Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland) to
nonagricultural use.
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b. There are no agricultural lands within the city limits of Carmel-by-the-Sea (City of
Carmel-by-the-Sea 2009, Open Space and Conservation Element — p. 7-24). Therefore,
development on any of the housing sites on the inventory list would not conflict with
existing zoning for agricultural use, or a Williamson Act contract.

c. There are no forest lands within the City of Carmel-by-the-Sea as defined in Public
Resources Code section 12220(g)), timberland (as defined by Public Resources Code
section 4520), or timberland zoned Timberland Production (as defined by Government
Code section 51104(g). Therefore, development on any of the housing sites on the
inventory list would not conflict with existing zoning, or cause rezoning of, forest land,
timberland, or timbetland zoned Timberland Production.

d. There are no forest lands within the City of Carmel-by-the-Sea; therefore, development
on any of the housing sites on the inventory list would not result in the loss of forest land
or conversion of forest land to non-forest use.

e. There are no agricultural lands within the city limits of Carmel-by-the-Sea (City of
Carmel-by-the-Sea 2009, Open Space and Conservation Element — p. 7-24) and there are
no forest lands within the City. Therefore, development on any of the housing sites on
the inventory list would not involve other changes in the existing environment which, due
to their location or nature, could result in conversion of Farmland to nonagricultural use
or conversion of forest land to non-forest use.
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3. AIRQUALITY

Where available, the significance criteria established by the applicable air quality management
district or air pollution control district may be relied upon to make the following determinations.
Would the project:

Potentially Less-than-Significant Less-Than- No
Significant Impact with Mitigation Significant
Impact
Impact Measures Incorporated Impact
a. Conlflict with or obstruct implementation of the ] ] |
applicable air quality plan?
b. Result in a cumulatively considerable net increase of ] ] |
any criteria pollutant for which the project region is
nonattainment under an applicable federal or state
ambient air quality standard?
c.  Expose sensitive receptors to substantial pollutant O] O] O
concentrations?
d. Result in other emissions, such as those leading to ] ] ]

odors adversely affecting a substantial number of
people?

The City of Carmel-by-the-Sea is located in the North Central Coast Air Basin, which is under
the jurisdiction of the Monterey Bay Air Resources District (“air district”), formerly known as the
Monterey Bay Unified Air Pollution Control District. The air district has regulatory authority
over stationary sources of air emissions, monitoring air quality within the air basin, providing
guidelines for analysis of air quality impacts pursuant to CEQA, and preparing an air quality
management plan to maintain or improve air quality in the air basin. The air district has
developed thresholds of significance for criteria air pollutants. These are contained in the CEQ.A
Air Quality Guidelines (“CEQA Guidelines”) (Monterey Bay Unified Air Pollution Control District
2008). The 2012-2015 Air Quality Management Plan (air quality plan) was adopted by the air district
in March 2017. This remains the currently adopted plan. The discussion in this section is based
primarily on the air district’s CEQA guidelines and the air quality plan, as well as the results of
emissions modeling using the California Emission Estimation Model (CalEEMod) version
2022.1.

The “unmitigated” emissions scenario provides estimates of the criteria air pollutant emissions
that would be generated during construction and operation of new housing development that
would occur with implementing the Housing Element Update. The Cal[EEMod results in
Appendix C are also used to inform the energy and greenhouse gas (GHG) analyses discussed in
Section 6.0, Energy, and Section 8.0, Greenhouse Gas Emissions, of this report. Data inputs to
the model take into account the type and density of proposed residential uses utilizing
CalEEMod default land uses number of housing units accommodated by the Housing Element
Update) as presented in Table 2, Project Characteristics.
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Table 2 Project Characteristics

Project Component | Land Use Subtypel? Proposed?

Residential Units Apartments Mid Rise 410

SOURCE: CalEEMod version 2022.1, Housing and Community Development (HCD) Initial Draft 6t Cycle Housing Element Update (2023-2031) City of
Carmel-by-the-Sea, August 1, 2023.

NOTES:

1. CalEEMod default land use subtype. Descriptions of the model default land use categories and subtypes are found in the User’s Guide for CalEEMod
Version 2022.1 available online at: https://caleemod.com/documents/user-guide/01_User%20Guide.pdf.

2. Apartment Mid Rise CalEEMod Land use subtype default housing density is up to 38 dwelling units per acre as identified in Table 2, Default Housing
Density, found in the User's Guide for CalEEMod Version 2022.1.

3. Residential housing unit capacity identified in Table C-3, Housing Sites Inventory, of Appendix C, Housing Sites Inventory Analysis, from the Housing
and Community Development (HCD) Initial Draft 6t Cycle Housing Element Update (2023-2031) City of Carmel-by-the-Sea, at an applied density of 20-
33 dwelling units per acre.

Other data inputs to CalEEMod are based on the following primary assumptions:

* Construction start date will be January 2024;
®  Operational emissions are estimated for the year of 2031;

* New residential development on existing developed sites will not result in a loss of existing

residential or non-residential uses on such sites;
* Residential development density will range between 20-33 dwelling units per acre;

= All construction related worker, vendor, and hauling travel will take place on paved roads;

and

® Daily vehicle trip rates are consistent with Multifamily Housing (Mid-Rise) as described in
Table 1, Trip Generation Evaluation, of the Carmel Housing Element Update 1 MT Analysis
(Hexagon Transportation Consultants, Inc. 2023).

Comments:

a. An air quality plan consistency determination is a process by which the Lead Agency
demonstrates that the population associated with new proposed housing is
accommodated by the Association of Monterey Bay Area Governments (“AMBAG”)
regional growth forecasts as reflected in the air quality plan. Projects related directly to
population growth generate population-related emissions (e.g., motor vehicles, residential
heating, and cooling emissions). Population-related emissions have been estimated in the
air quality plan; population-related projects that are consistent with these forecasts are
consistent with the plan. The air district uses consistency with the air quality plan to
determine a project’s cumulative impact on regional air quality under CEQA. The air
district has established a consistency determination procedure tied to population growth
— a project that does not result in an increase in population beyond that projected by
AMBAG is considered not to conflict with the air quality management plan.
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The residential sites identified for the proposed project would be developed at densities
ranging between 20-44 dwelling units per acre. The proposed project would
accommodate 410 residential units at a persons per household rate of approximately 1.79,
for an estimated population increase of 734 people (refer also to the discussion in Section
14.0, Population and Housing). The most recent growth projections for the City of
Carmel-by-the-Sea are in the 2022 Regional Growth Forecast, Attachment 2: Final Draft
2022 Subregional Growth Forecast AMBAG Region and Jurisdictions (AMBAG 2022).
The forecast shows a 2020 population of 3,949, a projected 2025 population of 3,946,
and a 2030 projected population of 3,954 for the city. The population increase of 734
would exceed the population projections upon which the air quality management
emissions forecasts are based. Despite this conflict with the air quality plan, the proposed
project would not result in significant impacts to air quality, as further detailed in “b”
through “d” below. Therefore, the conflict would not result in a significant air quality
impact.

b. The six most common and widespread air pollutants of concern, or “criteria pollutants,”
are ground-level ozone, nitrogen dioxide, particulate matter, carbon monoxide, sulfur
dioxide, and lead. In addition, reactive organic gases, also referred to as volatile organic
gases (VOC), are a key contributor to the criteria air pollutants because they react with
other substances to form ground-level ozone. Health effects of from prolonged
exposures to criteria air pollutants include asthma, bronchitis, chest pain, coughing, and
heart diseases.

The air district has primary responsibility for assuring that national and state ambient air
quality standards are attained and maintained in the air basin. The air district is
responsible for monitoring air quality in the air basin, which is designated under state
criteria as a nonattainment area for ozone and suspended particulate matter (PMo).
Under federal criteria, the air basin is at attainment (8-hour standard) for ozone and
particulates.

State standards are promulgated by the California Air Resources Board as mandated by
the California Clean Air Act. The air district has developed criteria pollutant emissions
thresholds, which are used to determine whether or not a proposed project would violate
an air quality standard or contribute to an existing violation during operations and/or
construction. The thresholds are noted in the following discussions of operational and
construction air quality effects.

Operational Emissions

The proposed project would result in new sources of operational mobile and area source
emissions. Emissions modeling undertaken to quantify cumulative criteria air pollutant
emissions from operating 410 residential units shows that operational criteria air pollutant
emissions would not exceed air district thresholds as shown in Table 3, Unmitigated
Operational Criteria Air Pollutant Emissions. Detailed emissions modeling results are
presented in Appendix C.

Section D Evaluation of Environmental Impacts 20 EMC Planning Group
City of Carmel-by-the-Sea 6th Cycle Housing Element Update (2023-2031) and Safety Element Update Initial Study ~ February 20, 2024



Attachment 2

Table 3 Unmitigated Operational Criteria Air Pollutant Emissions
Volatile Organic Nitrogen Suspended Carbon
o , Particulate :
Emissions Compounds Oxides Matter Monoxide
1,2 1,2 1,2
(VOC) (NOx) (PMyg)12 (CO)
Air District Thresholds 137 137 82 550
Project Emissions 14 6 7 32
Exceeds Thresholds? NO NO NO NO

SOURCE: EMC Planning Group 2023

NOTES: The modeling was conducted using 400 residential units. Because the project emissions are significantly
below the thresholds, modeling was not updated with the increase in 10 units.

1. Results may vary due to rounding.

2. Expressed in pounds per day.

Air district CEQA Guidelines Table 5-4 show representative project types and sizes at
which air district thresholds could be exceeded. Screening thresholds for residential
developments, such as low-rise apartments (1,080 dwelling units) and
condominium/townhouse projects (1,195 dwelling units) suggest, as confirmed by the
modeling results presented above, that cumulative operational air emissions impacts from
410 new residential units constructed at similar densities would not exceed the thresholds.
The proposed project would not result in significant impacts to localized air quality and
the project contribution to regional air quality impacts would be less-than-significant.

Construction Emissions

Emissions from construction activities represent temporary impacts that are typically
short in duration, depending on the size, phasing, and type of project. Air quality impacts
can, nevertheless, be acute during construction periods, resulting in significant localized
impacts to air quality. Table 5-1, Thresholds of Significance Construction Impacts, of the
air district CEQA guidelines summarizes the threshold of significance for construction
activities. Construction emissions have the potential to significantly impact local air
quality, or pose localized health risks. Localized health risks are discussed under item “c”
of this section. Construction emissions include fugitive dust emissions generated during

grading.

The air district CEQA guidelines report that construction projects using typical
construction equipment such as dump trucks, scrappers, bulldozers, compactors and
front-end loaders that temporarily emit ozone precursors such as VOCs or oxides of
nitrogen (NOXx), are accommodated in the emission inventories of State- and federally-
required air plans and would not have a significant impact on the attainment and
maintenance of ozone thresholds. Air district CEQA Guidelines Table 5-2, Construction
Activity with Potentially Significant Impacts, identifies the level of construction activity
that could result in significant temporary fugitive dust (PM;q) impacts if not mitigated.
Grading and excavation activities that disturb more than 2.2 acres per day and
construction activities with minimal earthmoving that disturb more than 8.1 acres per day
are assumed to be above the 82 pounds of PM; threshold of significance.
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The housing sites inventory included as Table C-3 within Appendix C of the Housing
Element Update provides details and development capacity estimates for each of the sites
that comprise the City’s proposed housing sites inventory. The largest of the sites is
approximately 1.84 acres. Consequently, grading and/or excavation activities on any one
site would not have potential to generate construction emissions that exceed air district
thresholds. Associated construction air quality impacts would be less than significant.

C. The proposed project has the potential to exposure sensitive receptors to localized health
risks associated with toxic air contaminant (TAC) emissions from construction equipment
exhaust emitted at individual housing site locations. TACs are pollutants that may be
expected to result in an increase in mortality, serious illness, or may pose a present or
potential hazard to human health at elevated concentrations and durations of exposure.
Health effects include cancer, birth defects, neurological damage, damage to the body's
natural defense system, and diseases that lead to death. TACs are found in ambient air,
especially in urban areas, and are caused by industry, agriculture, fuels combustion, and
commercial operations (e.g., dry cleaners). Diesel exhaust is the predominant TAC in
urban air and is estimated to represent about two-thirds of the cancer risk from TACs.
Diesel particulate matter (DPM) is the primary TAC of concern within diesel exhaust.
The primary community risk impact issues associated with construction exhaust
emissions are cancer risk (DPM exposures) and exposure to PMs.

According to the air district’s CEQA guidelines, a sensitive receptor is generally defined
as a location where there is reasonable expectation that human populations, especially
children, seniors, and sick persons, could be continuously exposed to TACs. Typical
sensitive receptors include residences, hospitals, and schools.

Operations of residential uses are not generally sources of TACs that would increase
health risks. However, construction activities at each housing site could generate
temporary and limited localized TAC emissions from diesel construction equipment. The
air district recommends using best management practices during construction to reduce
related diesel emissions. Additionally, emissions from diesel engines used in construction
are subject to control under regulations adopted by both the California Air Resources
Board and U.S. EPA. U.S. EPA promulgated new emission standards for off-road
engines in 1998, with the California Air Resources Board adopting parallel standards in
2000. In 2004, Tier 4 emission standards were adopted and were phased in for new
engines between 2011 and 2014. In 2007 CARB adopted an off-road equipment
regulation to accelerate reductions of NOx and diesel PM from existing off-road engines.
Beginning in 2012 and through 2023, the off-road regulation requires operators of older
equipment to either install abatement devices, upgrade to Tier 3 and eventually Tier 4
engines, or to retire older equipment.

Implementation of the following mitigation measure would ensure that the health risks
from potential exposures to construction TAC emissions would be less than significant
by requiring that best management practices be implemented to reduce emissions and to
ensure compliance with diesel engine regulations designed to reduce diesel emissions.

Section D Evaluation of Environmental Impacts 22 EMC Planning Group
City of Carmel-by-the-Sea 6th Cycle Housing Element Update (2023-2031) and Safety Element Update Initial Study ~ February 20, 2024



Attachment 2

Mitigation Measure

AQ-1 The developer shall prepare a Construction Management Plan for review and approval by
the Community Development Director or his designate. The Construction Management
Plan shall include the following measures to reduce TAC emissions during construction
at individual project sites:

a.  Heavy-duty diesel vehicles will have 2010 or newer model year engines, in
compliance with the California Air Resources Board’s Truck and Bus Regulation;

b. Idling of construction equipment and heavy-duty diesel trucks will be avoided where
feasible, and if idling is necessary, it will not exceed three minutes;

c.  All construction equipment will be maintained and properly tuned in accordance
with manufacturer’s specifications and will be checked by a certified visible
emissions evaluator; and

d.  All non-road diesel construction equipment will, at a minimum, meet Tier 3 emission
standards listed in the Code of Federal Regulations Title 40, Part 89, Subpart B,
§89.112. Further, where feasible, construction equipment will use alternative fuels
such as compressed natural gas, propane, electricity or biodiesel.

d. The most common sources of odors identified in complaints received by local air districts
are sewage treatment plants, landfills, recycling facilities, waste transfer stations,
petroleum refineries, biomass operations, autobody shops, coating operations, fiberglass
manufacturing, foundries, rendering plants, and livestock operations. The proposed
project would not produce these types or other significant objectionable odors that would
adversely affect a substantial number of people (Monterey Bay Unified Air Pollution
Control District Air Quality Guidelines, page 3-5). Therefore, there would be no impacts
associated with odor.
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BIOLOGICAL RESOURCES

Would the project:

Attachment 2

Less-than-Significant
Impact with Mitigation
Measures Incorporated

Less-Than-
Significant
Impact

No
Impact

Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, regulations,
or by the California Department of Fish and Wildlife
or US Fish and Wildlife Service?

O

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

Have a substantial adverse effect on state or federally
protected wetlands (including, but not limited to,
marsh, vernal pool, coastal, etc.), through direct
removal, filing, hydrological interruption, or other
means?

Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?

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

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

Comments:

This section evaluates the potential effects of the Housing Element Update on the biological

resources present in the vicinity of the housing site locations. The Housing Element Update

wetlands, waterways, and open space. The Housing Element Update focuses on infill

identifies all potential housing sites on vacant and developed lots within the city limits, away from

development and redevelopment in the already fully developed City of Carmel-by-the-Sea. This

evaluation utilizes the federal, state, and regional/local regulatory framework pertaining to

biological resources and anticipates impacts to biological resources as a result of the development
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of the housing sites. This evaluation is a high-level analysis for the proposed Housing Element
Update; specific, subsequent projects and their effects on biological resources are not fully known
at this time. Accordingly, this analysis uses a high-level approach to evaluating potential impacts
to sensitive biological resources that may result from implementation of the proposed project,
corresponding with the conceptual level of project information available.

EMC Planning Group assessed the housing site locations shown on Figure 2, Housing Sites
Inventory Locations, and reviewed biological resource database accounts, aerial photographs,
technical background information, and policies applicable to projects located in Carmel-by-the-
Sea. This included searching the U.S. Fish and Wildlife Service (USFWS) Endangered Species
Database (USFWS 2023a), California Department of Fish and Wildlife (CDFW) California Natural
Diversity Database (“CNDDB”, CDFW 2023a, CDFW 2023b), and California Native Plant Society
(CNPS) Inventory of Rare and Endangered Plants (CNPS 2023) to identify special-status plants,
wildlife, and habitats known to occur in the vicinity of the housing sites. A review of the U.S.
Fish and Wildlife Service’s National Wetlands Inventory (NWI) database was also conducted to
identify jurisdictional aquatic features (wetlands, drainages, and/or riparian areas) on or adjacent
to the housing sites (USFWS 2023b).

Environmental Setting. Areas surrounding the City of Carmel-by-the-Sea possess diverse
natural resources that include coastal scrub and dunes along Carmel Beach, Monterey pine forest
and arroyo willow riparian forest within Mission Trail Nature Preserve, and arroyo willow
riparian forest along the Carmel River. A small stream in the northern portion of Carmel-by-the-
Sea flows down Pescadero Canyon to the Pacific Ocean. Another small stream flows through
Mission Trail Park before reaching the Carmel River. Carmel-by-the-Sea has nine formally
designated park, open space, and recreational areas. Carmel-by-the-Sea is also within the coastal
zone, the legislatively-defined area regulated under the Coastal Act, including both land and water
areas along the length of the California coastline. All of the housing sites are therefore located
within the coastal zone.

Environmentally Sensitive Habitat Areas (ESHAs) regulated by the Coastal Act located within
Carmel-by-the-Sea include:

*  The dune scrub of Carmel Beach, with a known occurrence of Tidestrom’s lupine (Lupinus
tidestromii), a state- and federally-listed endangered species, and northern legless lizard
(Anniella pulchra), a state species of special concern;

*  The Monterey pine forest and arroyo willow riparian forest in Mission Trail Nature Preserve,
with known occurrences of special-status plant and wildlife species including Hickman’s
onion (Allium hickmanii) and Monterey dusky-footed woodrat (Neotoma fuscipes luciana); and

*  The wildlife corridor, Monterey pine, arroyo willow riparian forest, and wet meadow habitat
of Pescadero Canyon.

Plant and Wildlife Habitat. The City of Carmel-by-the-Sea is committed to conserving the
biodiversity of all its native species. City plant and wildlife habitats within Carmel-by-the-Sea are
diverse and include parks, vacant lots, streams, gardens, yards, and an abundance of deciduous
and coniferous trees. City landscapes are inherently characterized by extreme habitat
fragmentation. Habitat patches in the city core are isolated from each other by a matrix of built
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environment making dispersal difficult, at least for poorly dispersing wildlife. Potential habitat on
or adjacent to housing sites include gardens with a diverse variety of shrubs and trees. Vacant lots
have disturbed, weedy vegetation. Carmel-by-the-Sea also has numerous street trees with
Monterey pine (Pinus radiata), Monterey cypress (Hesperocyparis macrocarpa), and coast live oak
(Quercus agrifolia) being the most common species. City-adapted wildlife found throughout
Carmel-by-the-Sea include the California mule (blacktail) deer (Odocozlens hemionus californicus),
coyote (Canis latrans), raccoon (Procyon lotor), Virginia opossum (Didelphis virginiana), striped skunk
(Mephitis mephitis), and western gray squirrel (Sciurus grisens). Common bird species in Carmel-by-
the-Sea include the western gull (Larus occidentalis), acorn woodpecker (Melanerpes formicivorns),
chestnut-backed chickadee (Poecile rufescens), California scrub-jay (Aphelocoma californica), California
towhee (Melozone crissalis), dark-eyed junco (Junco hyemalis), Anna’s hummingbird (Cabpte anna),
and raptors, such a red-shouldered hawk (Buzeo lineatus) and red-tailed hawk (Buteo jamaicensis).

a. Special-Status Species. Special-status species are those listed as Endangered,
Threatened, or Rare, or as candidates for listing by the U.S. Fish and Wildlife Service
and/or California Department of Fish and Wildlife; as Species of Special Concern or
Fully Protected species by the California Department of Fish and Wildlife; or as Rare
Plant Rank 1B or 2B species by California Native Plant Society. Appendix D, Special-
Status Species in the Vicinity of the Housing Sites, presents tables with database search
results, and lists special-status species documented within the vicinity of the housing sites,
their listing status and suitable habitat description, and their potential to occur on the
housing sites. Figure 3, Special-Status Plant Species with Potential to Occur in the
Vicinity of a Housing Site, and Figure 4, Special-Status Wildlife Species with Potential to
Occur in the Vicinity of a Housing Site, present maps of California Natural Diversity
Database results.

The housing sites provide limited habitat for the special-status species reported on the
California Natural Diversity Database as known to occur in or near the City of Carmel-
by-the-Sea. Areas that would provide more substantial habitat for special-status species
are primarily located along the western coastal edge of the city and within the open spaces
on the city’s southeastern boundary. Development facilitated by the Housing Element
Update could impact individual trees and pockets of vegetation in the developed areas of
the city. These trees and isolated pockets could provide habitat for nesting birds,
roosting bats, monarch butterfly (Danaus plexippus), obscure bumble bee (Bonzbus
caliginosus), and western bumble bee (Bomzbus occidentalss), the disturbance or potential loss
of which would be considered a significant, adverse impact. Additional analysis of special-
status species in the vicinity of the housing sites is included here.

Special-Status Plant Species. Fifty-one (51) special-status plant species that occur in the
vicinity of the housing sites were assessed for their potential to occur and all species are
considered unlikely to occur (Appendix D). No suitable habitat for special-status plant species
recorded as occurring in the vicinity is expected at any of the housing sites. The special-status
plant species in the vicinity are not adapted to disturbed or developed sites. Therefore, the
proposed project would have no impact on special-status plant species.
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Special-Status Wildlife Species. Thirty-one (31) special-status wildlife species that
occur in the vicinity of the housing sites were assessed for their potential to occur on the
housing sites and three species were determined to have the potential to occur: monarch
butterfly, obscure bumble bee, and western bumble bee, as well as special-status bats, and
nesting birds and raptors (Appendix D).

Monarch Butterfly. The Monarch butterfly is not officially listed under the California
Endangered Species Act or the federal Endangered Species Act or considered a California
Department of Fish and Wildlife Species of Special Concern; however, on December 15,
2020, the U.S. Fish and Wildlife Service announced that listing the monarch as
endangered or threatened under the Endangered Species Act is warranted, but precluded
by higher priority listing actions. The monarch is now considered a candidate for listing
under the Endangered Species Act and will be reviewed by U.S. Fish and Wildlife Service
annually until a listing decision is made. The California Department of Fish and Wildlife
monitors overwintering colonies of this species because monarch populations in
California have severely declined since the 1980s (Jepsen et al. 2017). The cause of this
decline is thought to be loss of milkweed (Asc/epias spp.) and nectar plants; loss and
degradation of overwintering groves; and other stressors like disease, insecticides, and
impacts of climate change (Jepsen et al. 2017). The monarch overwintering season is
typically October to March.

Monarchs do not favor eucalyptus trees; however, most of the overwintering locations in
California are within eucalyptus groves simply because of their abundance in coastal areas
in the state (Jepsen et al. 2017). Within the vicinity of the housing sites, native trees that
could be used by overwintering monarchs include eucalyptus, coast live oak, and
coniferous forest (Jepsen et al. 2017). Eucalyptus and other coniferous trees may
potentially be removed as a result of development housing sites. Removal or disturbance
of monarch overwintering habitat is considered a significant impact. Implementation of
Mitigation Measures BIO-1 and BIO-2, below, would reduce potential, significant
impacts to monarch butterfly to less than significant.

Mitigation Measures

BIO-1 Worker Environmental Awareness Training. Prior to approval of a grading
and/or building permit at a housing site, a qualified biologist shall conduct a
training session for all construction personnel. At a minimum, the training shall
include a description of special-status species potentially occurring in the
housing site vicinity, including, but not limited to, monarch butterfly, obscure
bumble bee, and western bumble bee. Their habitats, general measures that are
being implemented to conserve species as they relate to the housing site, and the
boundaries within which construction activities will occur will be explained.
Informational handouts with photographs clearly illustrating the species’
appearances shall be used in the training session. All new construction personnel
shall undergo this mandatory environmental awareness training. Documentation
of completion of this training shall be submitted to the City of Carmel-by-the-
Sea Community Planning and Building Department prior to the start of ground
disturbing activities.
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BIO-2 Monarch Butterfly Survey and Avoidance. During the late fall/early winter prior
to initiation of ground disturbance, a winter monarch butterfly survey of trees
on the housing site shall be conducted by a qualified biologist. Results of the
survey shall be submitted to the City of Carmel-by-the-Sea Community Planning
and Building Department upon completion. If the results of the survey do not
identify any potential overwintering monarch butterflies on-site, no further
mitigation is required. If overwintering monarchs are determined to use the site,
the applicant shall avoid removal of trees used for overwintering by monarchs
to the greatest extent feasible. If trees cannot be avoided, tree removal shall
occur outside of the overwintering period (November through February) or
until a qualified biologist has determined that overwintering monarchs are no
longer using the site. Documentation of tree avoidance or absence of monarchs
shall be submitted to the City of Carmel-by-the-Sea Community Planning and
Building Department prior to tree removal.

Obscure Bumble Bee. In 2019, the obscure bumble bee was identified as a candidate
species for endangered species listing under California Endangered Species Act
(California Fish and Game Commission 2019). Although not yet formally listed, species
identified as “candidate” require consideration during CEQA analyses. This species
occurs along the Pacific Coast, from southern California to southern British Columbia,
with scattered records from the east side of California’s Central Valley. The Obscure
bumble bee inhabits open grassy coastal prairies and Coast Range meadows. Nesting
occurs underground as well as above ground in abandoned bird nests. Males patrol
circuits in search of mates. Obscure bumble bees require species that bloom and provide
adequate nectar and pollen throughout the colony’s flight period from as early as
February to late November.

Western Bumble Bee. In 2019, the western bumble bee was identified as a candidate
species for an endangered species listing under California Endangered Species Act
(California Fish and Game Commission 2019). Although not yet formally listed, species
identified as “candidate” require consideration during CEQA analyses. Although formerly
common throughout much of its range, populations from central California to southern
British Columbia and west of the Sierra-Cascade Ranges have declined sharply since the
late 1990s. Western bumble bees primarily nest in underground cavities such as
abandoned burrows or other animal nests on open west-southwest slopes. General
habitat requirements include meadows and grasslands with flowering plants, and they may
be found in some natural areas within developed environments. Western bumble bees
require species that bloom and provide adequate nectar and pollen throughout the
colony’s flight period from as eatly as February to late November.

If the western bumble bee or obscure bumble bee is present on or adjacent to a housing
site, construction activities could result in the loss or disturbance of the individual
animals. This would be a significant adverse environmental impact. Implementation of
Mitigation Measure BIO-1 presented above, which requires a training session on special-
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status species potentially present on the construction site for all personnel and Mitigation
Measure BIO-3 would reduce this potential, significant impact to a less-than-significant

level.

Mitigation Measure

BIO-3 Bumble Bee Survey and Avoidance. During the optimal flight period for the
obscure bumble bee and western bumble bee (April 1 — July 31) and prior to
ground disturbance a qualified biologist shall conduct a pre-construction survey
of small mammal burrows and thatched/bunch grasses for bumble bee nesting
activity. If the survey results are negative (i.e., no bumble bee nesting activity
observed), a letter report confirming absence will be prepared and submitted to
the City of Carmel-by-the-Sea Community Planning and Building Department
and no further mitigation is required.

If bumble bee nests are detected and the area can be avoided, a qualified
biologist shall supervise the installation of protective fencing/flagging a
minimum of 50 feet around the nest area prior to construction. The
fencing/flagging will be checked at least once per week until construction is
complete to ensure that the protective fencing/flageing remains intact. The
qualified biologist can conduct the weekly checks or train a biological monitor
selected from the construction crew by the construction contractor (typically the
project foreman) to check the fencing/flagging and provide weekly updates.
Documentation of the fencing/flagging installation shall be provided to the City
of Carmel-by-the-Sea Community Planning and Building Department prior to
the start of ground disturbance activities. Documentation of the weekly checks
and timely maintenance (if needed) shall be provided to the City of Carmel-by-
the-Sea Community Planning and Building Department quarterly during
construction.

If bumble bee nests are detected and the area cannot be avoided, the qualified
biologist shall coordinate with the California Department of Fish and Wildlife to
determine the appropriate method of relocation or eviction of the nests.

After it has been confirmed that the habitat area is no longer occupied, a letter
report will be prepared by the qualified biologist and submitted to the City of
Carmel-by-the-Sea Community Planning and Building Department.

Bats. Trees and/or buildings or structures on or adjacent to a housing site could provide
roosting habitat for bats state-listed as species of special concern, including pallid bat
(Antrozous pallidus) and Townsend's big-eared bat (Corynorhinus townsendsi). Pallid bat
prefers roosting in open, dry habitats with rocky areas. Townsend’s big-eared bat prefers
roosting and nesting found in caves, tunnels, mines, and buildings. The distribution of bat
species in the Carmel area is relatively unknown, however these species have been
identified as occurring within ten miles of the housing sites (CNDDB 2023). Tree
removal and construction activities at a housing site could result in the disturbance of
roost and natal sites occupied by special-status bats on or adjacent to the housing site, if
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present. Implementation of Mitigation Measures BIO-1 presented earlier, which requires
a training session on special-status species potentially present on the construction site for
all personnel and Mitigation Measure BIO-4 would reduce this potential, significant
impact to special-status bats to a less-than-significant level.

Mitigation Measure

BIO-4 Approximately 14 days prior to tree removal or construction activities, a
qualified biologist shall conduct a habitat assessment for bats and potential
roosting sites in trees to be removed in trees within 50 feet of the construction
easement. These surveys shall include a visual inspection of potential roosting
features (bats need not be present) and a search for presence of guano within
the housing site, construction access routes, and 50 feet around these areas.
Cavities, crevices, exfoliating bark, and bark fissures that could provide suitable
potential nest or roost habitat for bats shall be surveyed. Assumptions can be
made on what species is present due to observed visual characteristics along
with habitat use, or the bats can be identified to the species level with the use of
a bat echolocation detector such as an “Anabat” unit. Potential roosting features
found during the survey shall be flagged or marked.

If no roosting sites or bats are found, a letter report confirming absence shall be
prepared and submitted to the Carmel-by-the-Sea Community Planning and
Building Department and no further mitigation is required. If bats or roosting
sites are found, bats shall not be disturbed without specific notice to and
consultation with the California Department of Fish and Wildlife.

If bats are found roosting outside of the nursery season (May 1 through
October 1), the California Department of Fish and Wildlife shall be consulted
prior to any eviction or other action. If avoidance or postponement is not
feasible, a Bat Eviction Plan will be submitted to the California Department of
Fish and Wildlife for written approval prior to project implementation. A
request to evict bats from a roost includes details for excluding bats from the
roost site and monitoring to ensure that all bats have exited the roost prior to
the start of activity and are unable to re-enter the roost until activity is
completed. Any bat eviction shall be timed to avoid lactation and young-rearing.
If bats are found roosting during the nursery season, they shall be monitored to
determine if the roost site is a maternal roost. This could occur by either visual
inspection of the roost bat pups, if possible, or by monitoring the roost after the
adults leave for the night to listen for bat pups. Because bat pups cannot leave
the roost until they are mature enough, eviction of a maternal roost cannot
occur during the nursery season. Therefore, if a maternal roost is present, a 50-
foot buffer zone (or different size if determined in consultation with the
California Department of Fish and Wildlife) shall be established around the
roosting site within which no construction activities including tree removal or
structure disturbance shall occur until after the nursery season. Once the
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absence of roosting bats has been confirmed, a letter report will be prepared and
submitted to the City of Carmel-by-the-Sea Community Planning and Building
Department.

Nesting Birds and Raptors. Various bird species may nest on or adjacent to the
housing sites, including on buildings, on open ground, or in any type of vegetation. If
nesting birds protected by state and federal regulations are present during soil-disturbing
or construction activities, including vegetation removal and site preparation on housing
sites, an individual project may directly result in loss of active nests, or indirectly result in
nest abandonment and thereby cause loss of fertile eggs or nestlings. These impacts to
nesting birds are considered significant adverse environmental impacts. Mitigation
Measure BIO-1 presented eatlier, which requires a training session on special-status
species potentially present on the construction site for all personnel and Mitigation
Measure BIO-5 would reduce this potential, significant impact to nesting birds and
raptors to a less-than-significant level.

Mitigation Measure

BIO-5 To avoid impacts to nesting birds during the nesting season (February 1 through
September 15), construction activities within or adjacent to any housing site that
includes any vegetation removal or ground disturbance (such as grading or
trenching) shall be conducted between September 16 and January 31, which is
outside of the bird nesting season. If construction activities must commence
during the bird nesting season, then a qualified biologist shall conduct a pre-
construction survey for nesting birds to ensure that no nests would be disturbed
during construction.

a.  Two surveys for active nests of birds shall occur within 7 days prior to start
of construction, with the second survey conducted within 48 hours prior to
start of construction. Appropriate minimum survey radius surrounding the
work area is typically 250 feet for passerines, 500 feet for smaller raptors,
and 1,000 feet for larger raptors. Surveys shall be conducted at the
appropriate times of day to observe nesting activities. Individual project
developers shall submit evidence of completion of the pre-construction
surveys to the City of Carmel-by-the-Sea Community Planning and
Building Department prior to initiation of ground disturbing activities.

b. If the qualified biologist documents active nests within individual housing
site boundaries, an appropriate buffer between each nest and active
construction shall be established. The buffer shall be clearly marked and
maintained until the young have fledged and are foraging independently.
Prior to construction, the qualified biologist shall conduct baseline
monitoring of each nest to characterize “normal” bird behavior and
establish a buffer distance, which allows the birds to exhibit normal
behavior. The qualified biologist shall monitor the nesting birds daily
during construction activities and increase the buffer if birds show signs of
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unusual or distressed behavior (e.g., defensive flights and vocalizations,
standing up from a brooding position, and/or flying away from the nest). If
buffer establishment is not possible, the qualified biologist shall have the
authority to cease all construction work in the area until the young have
fledged and the nest is no longer active. This measure shall be implemented
by the individual project developers prior to initiation of ground disturbing
activities. Once the absence of nesting birds has been confirmed, a letter
report will be prepared and submitted to the City of Carmel-by-the-Sea
Community Planning and Building Department prior to disturbance of the
nest area.

b. Riparian Habitat or Sensitive Natural Communities. No riparian habitat or sensitive
natural communities were identified on or adjacent to the housing sites (USFWS 2023b).
Therefore, the proposed project would not have a substantial adverse effect on any
riparian habitat or other sensitive natural community. Figure 5, National Wetlands
Inventory Map, shows riparian habitat within the City of Carmel-by-the-Sea.

c. State or Federally Protected Wetlands A review of the National Wetlands Inventory
(NWI) online database was conducted to identify potential jurisdictional wetland features
on or adjacent to the housing sites (USFWS 2023b). No state or federally protected
wetlands were identified on or adjacent to the housing sites. Therefore, the proposed
project would not have a substantial adverse effect on state or federally protected
wetlands. Figure 5, National Wetlands Inventory Map, shows wetlands and waterways
within and adjacent to the City of Carmel-by-the-Sea.

d. Wildlife Movement. No essential habitat connectivity areas or wildlife corridors were
identified on or adjacent to the proposed housing sites. Therefore, development of the
housing sites would not interfere with wildlife movement (CDFW 2023d).

e. Local Biological Resource Policies/Ordinances.

City’s General Plan: The City’s General Plan is a comprehensive statement of the
planning goals and policies for the Carmel-by-the-Sea. The City’s General Plan has been
combined with its Local Coastal Land Use Plan to ensure coordination of these two
policy documents. The Coastal Land Use Plan sets forth goals, objectives, and policies
that govern the use of land and water in Carmel-by-the-Sea consistent with the California
Coastal Act of 1976.

The Open Space and Conservation Element of the General Plan includes comprehensive
goals, objectives, and policies for the long-term management and conservation of open-
space land and natural resources.
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The Coastal Resource Management Element of the General Plan includes comprehensive
goals, objectives, and policies for the protection of the City’s coastal environmental
resources including the character of its forest, beach and bluffs, water quality and
Environmentally Sensitive Habitat Areas (ESHAs).

City of Carmel-by-the-Sea Municipal Code - Trees: Chapter 17.48, Trees and Shrubs,
of the City’s Municipal Code contains ordinances that apply to trees within the city limits.
Where tree removal is approved at the request of a property owner, another tree should
be planted in a suitable location.

Tree Removal and Pruning Permits are required for:

*  Pruning of live limbs over 4 inches in diameter

*  Removal of oak, pine, cypress and redwood trees over 6 inches in diameter
measured at 4.5 feet above ground level (diameter at breast height — DBH), including
dead trees

*  Removal of other tree species (not oak, pine, cypress or redwood) over 10 inches
DBH, including dead trees

*  Removal of trees over 2 inches DBH on vacant lots and properties with an active
building permit

Per Chapter 17.48 of the Municipal Code, the applicant will be required to obtain a Tree
Removal or Pruning Permit to remove or prune protected trees and replace those trees in
accordance with their value. Tree permit applications are obtained from the Community
Planning and Building Department.

Best management practices for tree care and the protection of wildlife can be found in
Tree Care for Wildlife Best Management Practices (Bassett et al. 2021).

No development is proposed at this time and no trees are currently proposed for
removal. Future development of a proposed housing site may result in tree removal or
impacts to trees adjacent to a construction area. Therefore, implementation of the
following standard conditions of approval will be required by each individual, future
development proposed:

Standard Condition of Approval

26. Throughout construction, the Applicant shall protect all trees identified for
preservation by methods approved by the City Forester. Trees on or adjacent to the
site shall only be removed upon the approval of the City Forester or Forest and
Beach Commission.

27. Requirements for tree preservation shall adhere to the following tree protection
measures on the construction site.

"  Prior to grading, excavation, or construction, the developer shall cleatly tag or
mark all trees to be preserved.

*  Excavation within 6 feet of a tree trunk is not permitted.
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*  No attachments or wires of any kind, other than those of a protective nature,
shall be attached to any tree.

*  Per Municipal Code Chapter 17.48.110, no material may be stored within the
dripline of a protected tree, including the drip lines of trees on neighboring
parcels.

"  Tree Protection Zone. The Tree Protection Zone shall be equal to dripline or 18
inches radially from the tree for every one inch of trunk diameter at 4.5 feet
above the soil line, whichever is greater. A minimum of 4-foot-high transparent
fencing is required unless otherwise approved by the City Forester. Tree
protection shall not be resized, modified, removed, or altered in any manner
without written approval. The fencing must be maintained upright and taught for
the duration of the project. No more than 4 inches of wood mulch shall be
installed within the Tree Protection Zone. When the Tree Protection Zone is at
or within the drip line, no less than 6 inches of wood mulch shall be installed 18
inches radially from the tree for every one inch of trunk diameter at 4.5 feet
above the soil line outside of the fencing.

»  Structural Root Zone. The Structural Root Zone shall be 6 feet from the trunk
or 6 inches radially from the tree for every one inch of trunk diameter at 4.5’
above the soil line, whichever is greater. Any excavation or changes to the grade
shall be approved by the City Forester prior to work. Excavation within the
Structural Root Zone shall be performed with a pneumatic excavator, hydro-vac
at low pressure, or another method that does not sever roots.

* Ifroots greater than 2 inches in diameter or larger are encountered within the
approved Structural Root Zone, the City Forester shall be contacted for approval
to make any root cuts or alterations to structures to prevent roots from being
damaged.

* If roots larger than 2 inches in diameter are cut without prior City Forester
approval or any significant tree is endangered as a result of construction activity,
the building permit will be suspended, and all work stopped until an investigation
by the City Forester has been completed, and mitigation measures have been put
in place.

28. All foundations within 15 feet of significant trees shall be excavated by hand. If any
tree roots larger than two inches (2”) are encountered during construction, the City
Forester shall be contacted before cutting the roots. The City Forester may require
the roots to be bridged or may authorize the roots to be cut. If roots larger than two
inches (2”) in diameter are cut without prior City Forester approval or any significant
tree is endangered as a result of construction activity, the building permit will be
suspended and all work stopped until an investigation by the City Forester has been
completed. Six inches (6”) of mulch shall be evenly spread across the inside the
dripline of all trees prior to the issuance of a building permit.

f. Conservation Plans. There are no critical habitat boundaries, habitat conservation plans,
natural community conservation plans, or other approved local, regional, or state habitat
conservation plans applicable to the proposed housing site locations and no conflict with
any conservation plan is anticipated (USFWS 2023c).
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5.  CULTURAL RESOURCES

Would the project:
Potentially Less-than-Significant Less-Than- No
Significant Impact with Mitigation Significant
Impact
Impact Measures Incorporated Impact
a. Cause a substantial adverse change in the significance O OJ O
of a historical resource pursuant to section 15064.5?
b. Cause a substantial adverse change in the significance O OJ O
of an archaeological resource pursuant to section
15064.5?
c. Disturb any human remains, including those interred O ] ]
outside of dedicated cemeteries?
Comments:
a. Five of the housing sites are located on the Carmel Inventory of Historic Resources Database

(City of Carmel-by-the-Sea 2023); Sites #1, 2, 9, part of 11 (only APN 010-085-004), and
19). Additionally, Site #10 could be considered a candidate for inclusion as a historic
property according to conversations with City staff (City of Carmel-by-the-Sea 2023).

Historic resources are an important element of Carmel-by-the-Sea’s community character.
Therefore, historic preservation efforts are integrated within the City’s permit processes
such as design review and land use development approvals. Additionally, the City
implements conservation of its character through its Design Guidelines for the residential
district, the commercial district, and for the public rights-of-way.

Development on historic sites identified on the Cammel Inventory of Historic Resources
Database are subject to additional review from a city-retained historical consultant and
review by the Historic Resources Board prior to consideration by the Planning
Commission. Therefore, future applicants proposing development at Housing Sites #9,
11, 19, and potentially 10, would require additional review at the application submittal
stage of the permit process. These future applicants would be required to incorporate any
changes to the development required by City staff during the permit process to ensure
impacts associated with historic resources are not significant. If the City determines that
the proposed development would result in a significant and adverse impact to a historic
resource, an environmental impact report would be required, and the City could not use
this initial study for the project.

b. Archaeological resources from both the prehistoric period and the early historic period
can be found in Carmel (Land Use and Community Character Element, p. 1-25). General
areas of archaeological significance are shown in Figure 1.4 of the General Plan Land Use
and Community Character Element. Housing Site #10 falls within this general area of
archaeological significance.
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Compliance with the following City standard condition of approval would ensure that
development of the housing sites (in particular, Housing Site #10) would result in less
than significant impacts on archaeological resources.

Standard Conditions of Approval

19. Prior to the issuance of a building permit, the Applicant shall submit an
archaeological reconnaissance report prepared by a qualified archaeologist or another
person(s) meeting the standards of the State Office of Historic Preservation. The
Applicant shall adhere to any recommendations set forth in the archaeological
report. All new construction involving excavation shall immediately cease if materials
of archaeological significance are discovered on the site and shall not be permitted to
recommence until a mitigation and monitoring plan is approved by the Planning
Commission.

20. Throughout construction, all activities involving excavation shall immediately cease
if cultural resources are discovered on the site, and the Applicant shall notify the
Community Planning & Building Department within 24 hours. Work shall not be
permitted to recommence until such resources are properly evaluated for significance
by a qualified archaeologist. If the resources are determined to be significant, prior to
the resumption of work, a mitigation and monitoring plan shall be prepared by a
qualified archaeologist and reviewed and approved by the Community Planning and
Building Director. In addition, if human remains are unearthed during the
excavation, no further disturbance shall occur until the County Coroner has made
the necessary findings regarding origin and distribution pursuant to California Public
Resources Code (PRC) Section 5097.98.

C. The proposed project does not involve specific development and there is no known
evidence of human remains within the various housing sites. However, there remains the
possibility that ground disturbing activities associated with the proposed project could
damage or destroy previously undiscovered Native American human remains.
Disturbance of Native American human remains would be a significant impact. The
standard conditions of approval identified in checklist question “b,” above, would reduce
this potential impact to a less-than-significant level.
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Would the project:
Potentially Less-than-Significant Less-Than- No
Significant Impact with Mitigation Significant
Impact
Impact Measures Incorporated Impact
a. Result in a potentially significant environmental O O O]
impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?
b. Conflict with or obstruct a state or local plan for O OJ O
renewable energy or energy efficiency?
Comments:
a. Energy impacts are assessed based on the proposed project energy demand profile, its

relationship to the state’s energy efficiency regulations, and the City’s land use planning
regulations, as summarized below.

Regulatory Requirements

A multitude of state regulations and legislative acts are aimed at improving vehicle fuel
efficiency, energy efficiency, and enhancing energy conservation. For example, the Pavley
I standards focus on transportation fuel efficiency. The gradual increased use of electric
cars powered with cleaner electricity will reduce consumption of fossil fuel. Vehicle miles
traveled are expected to decline with the continuing implementation of Senate Bill 743,
resulting in less vehicle travel and less fuel consumption. In the renewable energy use
sector, representative legislation for the use of renewable energy includes, but is not
limited to, Senate Bill 350 and Executive Order B-16-12. In the building energy use
sector, representative legislation and standards for reducing natural gas and electricity
consumption include, but are not limited to Assembly Bill 2021, the Green Building
Standards Code (CALGreen), and the California Building Standards Code.

The California Energy Code (California Code of Regulations, Title 24, Part 6), which is
incorporated into the California Building Standards Code, was first established in 1978 in
response to a legislative mandate to reduce California's energy consumption. The
California Energy Code is updated every three years by the California Energy
Commission as the Building Energy Efficiency Standards to allow consideration and
possible incorporation of new energy efficiency technologies and construction methods.
The energy code is specifically designed to reduce wasteful and unnecessary energy
consumption in newly constructed and existing buildings, including residential buildings.
For residential uses of the type proposed, the standards require a suite of building energy
efficiency requirements, combined with on-site renewable energy production, that ensure
such uses have net zero electricity energy demand.
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CALGteen, which requires all new buildings in the state to be more energy efficient and
environmentally responsible, was most recently updated in July 2022. Its comprehensive
regulations are intended to achieve major reductions in interior and exterior building
energy consumption.

A project could be considered to result in significant environmental effects due to
wasteful, inefficient, or unnecessary consumption of energy if its energy demand is
extraordinary relative to common land use types, its gross energy demand is excessive
relative to total demand in Monterey County, and/or it fails to comply with energy
efficiency/conservation regulations that are within the applicant’s control. The new
housing accommodated by the Housing Element Update is a common land use type for
which energy demand is not considered wasteful or unnecessary, particularly under
conditions where the critical statewide housing crisis is prompting dramatic action to
increase local housing production.

Projected Energy Use

Project energy demand would not be excessive relative to total demand in the county
summarized below.

Electricity. According to the California Energy Commission Energy Consumption Data
Management System, in 2020, total electricity consumption in Monterey County was
2,434,272,857 kilowatt-hours (kWh). Section 5.11, Operational Energy Consumption, in
the CalEEMod results included in Appendix C, show that the anticipated electricity
demand for development pursuant to the Housing Element Update would be 1,187,158
kWh per year, or 0.05 percent of the countywide electrical demand in the absence of state
regulations designed to reduce energy demand. Electricity demand would be reduced to
zero with required conformance to regulatory requirements included in the California
Energy Code, Building Energy Efficiency Standards, as summarized above. The 2022
standards require that low-rise residential development has net zero electricity demand.
This is achieved through a combination of incorporating energy efficiency, energy
reduction features, and renewable energy features.

Natural Gas. According to the California Energy Commission Energy Consumption
Data Management System, in 2020, total natural gas consumption in Monterey County
was 110,009,822 therms. Section 5.2, Energy by Land Use — Natural Gas, in the project
CalEEMod results included in Appendix C shows that projected natural gas demand
from projects implementing the Housing Element Update would be about 10,002,514
kBTU (British Thermal Units) per year or approximately 100,002 therms per year. This is
less than one-tenth of one percent of countywide demand in 2020.

Transportation Fuel. The VMT analysis in Section 17.0, Transportation, concludes that
the proposed project would have a less-than-significant VMT impact. This owes primarily
to the fact that affordable housing projects are deemed to reduce the distances that
residents need to travel to access employment opportunities. Affordable housing projects
implemented under the Housing Element Update are expected to reduce automobile use
and associated fuel usage relative to market rate housing. Additionally, based on the
number of new dwelling units projected for any individual housing site, no individual
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planned moderate- and/or above-moderate-income level housing projects would generate
more than 110 vehicle trips per day, a traffic volume at or below which VMT impacts are
considered less than significant. Since the VMT impacts would be less than significant,
project transportation fuel demand would be reduced relative to projects with a
significant VMT impact and the associated demand would not be wasteful or
unnecessary. Further, all proposed housing would be constructed on infill sites. From a
land use perspective, infill development generally results in lower VMT and lower
transportation fuel demand than does development on sites at the periphery of an urban
area.

Developers of future individual housing projects would be required to comply with state
regulatory requirements for reducing building energy demand found in Title 24 of the
current California Building Code, and with CALGreen requirements as described above.
The proposed project would consume energy, but it would not be inefficient, wasteful, or
unnecessary. Therefore, the impact would be less than significant.

b. There are no regulations at the local level that would mandate that the proposed project
must include on-site renewable energy sources. The California Building Standards Code
would require the proposed project to be built to the Building Energy Efficiency
Standards in effect at the time the building permit is issued. By incorporating energy
efficiency and renewable energy measures per the Building Energy Efficiency Standards
and complying with CALGreen standards, as would be enforced through the City’s
building permit process, the project would comply with existing state and local energy
standards and would not conflict with or obstruct a state or local plan for energy
efficiency.
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7. (GEOLOGY AND SOILS
Would the project:
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Potentially
Significant
Impact

Less-than-Significant
Impact with Mitigation
Measures Incorporated

Less-Than-
Significant
Impact

No
Impact

a. Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:

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

(2) Strong seismic ground shaking?

X

(3)  Seismic-related ground failure, including
liquefaction?

X

(4) Landslides?

X

b. Result in substantial soil erosion or the loss of topsoil?

X

c. Belocated 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- or off-site
landslide, lateral spreading, subsidence, liquefaction, or
collapse?

X

d. Be located on expansive soil, creating substantial
direct or indirect risks to life or property?

e. Have soils incapable of adequately supporting the use
of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal
of wastewater?

f.  Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

Comments:

a. Earthquake. There are no Alquist-Priolo earthquake faults near to the City of Carmel-
by-the-Sea (City of Carmel-by-the-Sea 2009, Figure 8.1); the nearest is the San Andreas

Fault located more than 30 miles northeast of the City (California Department of

Conservation 2023). Therefore, development of the proposed housing sites would not
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directly or indirectly cause substantial adverse effects, including the risk of loss, injury, or
death involving the rupture of a known earthquake fault, as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning Map.

Seismic Ground Shaking. According to the City’s General Plan Figure 8.1, there are
two fault lines at the northeast corner and southwest corner of, and outside of, the City
of Carmel-by-the-Sea city limits (Hatton Canyon and Cypress Point, respectively). Only
Cypress is active or potentially active (City of Carmel-by-the-Sea 2009, Figure 8.1).
Therefore, seismic ground shaking is possible within the City should an earthquake occur
on the Cypress Point Fault.

Future development will be required to conform to the uniform development regulations
in the California Building Code that address seismic hazards, which has been adopted by
the City of Carmel-by-the-Sea (City Municipal Code Chapter 15.08), to reduce geologic
hazard risk potential in new development. Additionally, General Plan Environmental
Safety Element Policy P8-24 requires adequate geotechnical investigations to be
undertaken to provide necessary information and mitigation for any development locating
substantial structures in areas subject to seismic hazards, ground failure, erosion, or
landsliding. Therefore, future development of the housing sites will be required to
prepare adequate geotechnical investigations for the review and approval of the City
Community Planning and Building Department, and comply with the recommendations
presented within the report. Compliance with the City’s Municipal Code Chapter 15.08,
preparation of the geotechnical investigations and compliance with the recommendations
found in the report all would ensure less than significant impacts associated with
development and seismic ground shaking.

Liquefaction. The City of Carmel-by-the-Sea is within a low liquefaction hazard zone
with some areas of high liquefaction around the edges of the city limits (Monterey County
2023a). All of the housing site locations are within a low liquefaction hazard zone.
Therefore, development of the housing sites would comply with the City’s General Plan
Environmental Safety Element Policy P8-25, which requires that the placement of critical
facilities and high occupancy structures (e.g., multi-family residential, hotels, etc.) avoid
areas subject to ground failure during an earthquake. Implementation of the proposed
project is not likely to result in direct or indirect substantial adverse effects, including the
risk of loss, injury, or death involving seismic-related ground failure, including
liquefaction.

Landslide. Most of the City of Carmel-by-the-Sea is within a low landslide hazard zone,
with some moderate landslide hazard zones to the southeast and northeast edges of the
city limits (Monterey County 2023a). All of the housing site locations are within the low
landslide hazard zone. The proposed project involves the development of new and
redevelopment of existing structures for housing. Therefore, development of the housing
sites is not likely to result in direct or indirect substantial adverse effects, including the
risk of loss, injury, or death involving seismic-related ground failure, including landslide.
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b. The majority of the City of Carmel-by-the-Sea is within a moderate erosion hazard zone
with some areas around the edges of the city limits within high erosion hazard zones
(Monterey County 2023a). All of the housing sites are located within a moderate erosion
hazard zone.

City General Plan Environmental Safety Element Policy P8-24 requires adequate
geotechnical investigations to be undertaken to provide necessary information and
mitigation for any development locating substantial structures in areas subject to seismic
hazards, ground failure, erosion, or landsliding.

In addition to compliance with General Plan Policy P8-24, future development for each
housing site will be required to implement the following standard condition of approval
to reduce the potential for erosion or siltation impacts.

Standard Condition of Approval

32. Prior to issuance of a building permit, the Applicant shall submit for review and
approval by the Community Planning & Building and Public Works Departments an
erosion and sediment control plan that includes locations and installation details for
erosion and sediment control BMPs, material staging areas, and stabilized access.

Preparation of a geotechnical investigation pursuant to General Plan Policy P8-24 and
compliance with the above standard condition of approval would ensure that the project
result in less than significant erosion impacts.

C. Based on the information available, it does not appear that the housing sites are 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- or off-site landslide, lateral spreading, subsidence,
liquefaction, or collapse. However, should the geotechnical investigations required
pursuant to General Plan Policy P8-24 (identified in checklist questions “a” and “b”)
present information to the contrary, future development at the housing sites would be
required to comply with the recommendations identified in the geotechnical
investigations report.

d. The two main soil types at the housing site locations are Oceano loamy sand, 2 to 15
percent slopes, and Elkhorn fine sandy loam, 9 to 15 percent slopes. Neither of these two
soil types have expansion properties (Monterey County 1978). Therefore, the housing
sites are not located on expansive soil and implementation of the project would not create
a substantial or indirect risks to life or property.

e. Each of the housing sites proposed for development connect into the City’s existing
sanitary sewer system. Development at each housing site would continue to connect into
the City’s sewer system and, therefore, would not use septic tanks or alternative
wastewater disposal systems.

f. There are no known paleontological resources within the City of Carmel-by-the-Sea; the
nearest known resource is located in the Point Lobos State Reserve approximately two
miles south of the city limits (Monterey County 2023b).

Section D Evaluation of Environmental Impacts 48 EMC Planning Group
City of Carmel-by-the-Sea 6th Cycle Housing Element Update (2023-2031) and Safety Element Update Initial Study ~ February 20, 2024



Attachment 2

However, it is possible that paleontological resources could be accidentally discovered
during construction activities associated with development of the housing sites. Directly
or indirectly destroying a unique paleontological site is considered a significant, adverse
environmental impact. Implementation of the following mitigation measure would ensure
this potential impact would be less than significant.

Mitigation Measure

GEO-1 The following language shall be included on all grading permits: “If
paleontological resources are discovered during demolition and earthmoving
activities, work shall stop within 100 feet of the find until a qualified
paleontologist can assess if the find is unique and, if necessary, develop
appropriate treatment measures in consultation with the City’s Community
Planning and Building Department.”
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8. GREENHOUSE GAS EMISSIONS
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Would the project:
Potentially Less-than-Significant Less-Than- No
Significant Impact with Mitigation Significant | t
Impact Measures Incorporated Impact mpac
a. Generate greenhouse gas emissions, either directly or O OJ O
indirectly, that may have a significant impact on the
environment?
b. Conflict with an applicable plan, policy or regulation O ] ]
adopted for the purpose of reducing the emissions of
greenhouse gases?
Comments:
a. The city adopted a Climate Action Plan (CAP) in July of 2022. It contains the requisite

elements of a plan for reducing GHG emissions as outlined in CEQA Guidelines section
15183.5, including strategies to reduce GHG emissions from new and existing
development as needed to meet the GHG reduction targets identified in the CAP for
2030 and 2045. The CAP assesses projected cumulative GHG impacts of activities within
the City with GHG reduction measures identified to reduce cumulative impacts to the
2030 and 2045 target levels. The city has since been implementing the CAP as a means of
reducing both community and municipal GHG emissions sources.

The emissions projections and reduction measures in the CAP did not, and could not
have foreseen the new cumulative growth proposed in the current Housing Flement
Update or its associated GHG emissions. Stated in the alternative, the proposed project is
not consistent with the cumulative growth assumptions in the CAP. As a result, analysis
of the proposed project GHG impact, an impact which is inherently cumulative in nature,
cannot be streamlined using the CAP as outlined in CEQA Guidelines section 15183.5.
GHG impacts are; therefore, assessed using a qualitative approach supported by

quantified GHG modeling results as described below.

Analysis Methodology

The significance of GHG emissions from the proposed project is being evaluated based
on a methodology which examines mobile source emissions separately from the balance

of GHG emissions sources. This methodology looks first at mobile source emissions in
the context of vehicle miles travelled (VMT) generated by the project and a quantified
threshold of significance for this emissions source as recommended by the California
Office of Planning and Research. GHG emissions from other project sources

(e.g., electricity, area sources, water, wastewater) are quantified and qualitatively compared
to values derived by modifying past quantified thresholds of significance from two

adjacent air districts.
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This “bifurcated” analysis approach is supported by several published sources. These
include: 1) California Office of Planning and Research’s Discussion Draft CEQA and
Climate Change Advisory (December 2018), which discusses CEQA streamlining for GHG
impacts by examining VMT effects (mobile source emissions) separately from energy and
natural gas sources; 2) California Office of Planning and Research’s Technical Advisory on
Evaluating Transportation Impacts in CEQ.A (December 2018), which provides guidance on
evaluating VMT impacts that affect the state’s ability to meet it long-term climate goals;
and 3) Association of Environmental Professionals’ Final Whitepaper - Beyond 2020 and
Newhall: A Field Guide to New CEQA Greenhonse Gas Thresholds and Climate Action Plan
Targets for California (October 2016), which identifies two hybrid analysis concepts using
Senate Bill 375 and Senate Bill 743 that each evaluate transportation (mobile source)
GHG emissions separately from non-mobile sources.

Senate Bill 375 was enacted in 2008. Its overall purpose is to reduce GHGs from
passenger vehicles by setting regional emissions targets with which local communities can
align their land use and transportation policies to help achieve. Senate Bill 743, enacted in
2013, is designed to help achieve state climate policy and sustainability goals. It eliminates
traffic delay as an environmental impact under CEQA and instead, requires an
assessment of VMT as a basis to encourage development that reduces VMT and
associated mobile source GHG emissions.

VMT and Mobile Source GHG Emissions. VMT impacts of the project are discussed
in Section 17.0, Transportation. The VMT Analysis for the Carmel-by-the-Sea Housing Element
Update (Hexagon Transportation Consultants 2023), more fully described in that section,
concludes that the VMT impact of implementing individual future housing projects per
the Housing Element Update would be less than significant. This conclusion is based on
guidance provided by the California Office of Planning and Research for implementing
California Senate Bill 743. Refer to Section 17.0 for more information. Given that the
project VMT impact is less than significant, the mobile source GHG emissions the
project would generate can also be assumed to have a less-than-significant impact.

Non-Mobile Source GHG Emissions. Non-mobile source GHG emissions from
construction and operation of the housing units accommodated by the Housing Element
Update were estimated using CalEEMod. The detailed CalEEMod modeling results are
included as Appendix C.

Construction activity would generate approximately 862.96 metric tons of carbon dioxide
equivalent (MT COse) per year. To account for the contribution of construction
emissions to the project non-mobile source annual emissions profile, construction
emissions are amortized over an assumed 30-year operational timeframe; amortized
annual emissions equal 28.8 M'T COxe per year.

Project operations would generate GHG emissions from energy use (electricity), natural
gas use (area source), waste generation, and water use. Projected unmitigated emissions
from these sources, as well as amortized construction emissions are summarized in
Table 4, Non-Mobile Unmitigated Operational GHG Emissions. Refer to Section 2.5,
Operations Emissions by Sector, Unmitigated, of the CalEEMod results included in
Appendix C for reference to these emissions volumes.
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Table 4 Non-Mobile Unmitigated Operational GHG Emissions
Emissions Sources GHG Emissions (MT COz¢e)
Area 6.91
Energy 643.13
Water 23.28
Waste 92.34
Refrigerants 0.46
Amortized Construction 28.80
Total 794.92

SOURCE: EMC Planning Group 2023

Lacking the option to utilize the City’s CAP to streamline the GHG impact analysis,
thresholds of significance from local/regional air districts ate referenced here. As
previously noted, the air district has not developed GHG thresholds of significance for
land use projects. In the absence of this direction, thresholds of significance that were
developed by two adjacent air districts — the Bay Area Air Quality Management District
(BAAQMD) and the San Luis Obispo Air Pollution Control District (SLOAPCD), are
referenced for qualitatively assessing the relative magnitude of non-mobile source
emissions from the proposed project.

BAAQMD provided guidance and quantified thresholds of significance for assessing
GHG impacts in its 2017 California Environmental Quality Act Air Quality Guidelines, and as
patt of that guidance, detived a bright line threshold of 1,100 MT COse/yeat. Projects
that generate a greater volume of GHG emissions per year would be considered to have a
significant impact. SLOAPCD did the same in its 2012 CEQA Air Quality Handbook,
and derived a bright line threshold of 1,150 MT COse/year. The substantial evidence
used by each agency to develop their respective thresholds is included their CEQA
guidance documentation. The bright line thresholds were developed to guide new
development within each district with the goal of meeting the state’s Assembly Bill 32
statewide GHG emissions reduction target of 20 percent below 1990 levels by 2020.

With the subsequent passage of Senate Bill 32 in 2010, the state set a deeper GHG
reduction target of 40 percent below 1990 levels by 2030. Consequently, the bright line
thresholds identified above are not valid after 2020. Reducing these bright line thresholds
by an additional 20 percent, to 880 MT COe/year and 920 MT COse/year, respectively,
would approximate bright line values of 40 percent below 1990 levels to meet the state
2030 emissions reduction target. Neither agency has adopted these scaled down values as
thresholds of significance, nor has the air district or City adopted either value as such.
Rather, as noted above, these values are being used to qualitatively assess the relative
magnitude of non-mobile source emissions from the proposed project. The non-mobile
source project emissions volume of 794.92 MT COse/year is below both values, which
indicates that non-mobile source project emissions should not be considered to have a
significant impact.
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Given that neither the mobile source GHG emissions or the non-mobile source GHG
emissions from the project would be significant, the project would have a less-than-
significant impact from generation of GHG emissions.

b. As described in item “a” above, neither the city nor air district have adopted plans for
reducing GHG emissions that can be used to streamline the analysis of Housing Element
Update project GHG impacts. Consequently, the significance of mobile source GHG
impacts is evaluated in the context of state legislation embodied in SB 743, and the non-
mobile source GHGs are evaluated in the context of scaled quantified thresholds of
significance that had been adopted by adjacent air districts as part of their respective
plans for reducing GHG emissions. Because the project impacts are less than significant,
the project would have no impact from conflict with VMT regulations designed to reduce
mobile source GHG emissions or with the referenced GHG emissions reduction plans.
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9.

HAZARDS AND HAZARDOUS MATERIALS

Would the project:

Attachment 2

Potentially
Significant
Impact

Less-than-Significant
Impact with Mitigation
Measures Incorporated

Less-Than-

Significant
Impact

No
Impact

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

O

OJ

O

Create a significant hazard to the public or the
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, or waste
within one-quarter mile of an existing or proposed
school?

Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code section 65962.5 and, as a result,
create a significant hazard to the public or the
environment?

For a project located within an airport land-use plan
or, where such a plan has not been adopted, within
two miles of a public airport or a public-use airport,
result in a safety hazard or excessive noise for people
residing or working in the project area?

Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?

Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires?

Comments:

a.

Residential development does not commonly involve the use of acutely hazardous
materials of the types that could pose a threat to public health and safety. Similarly,
replacement commercial development that could occur on a number of the housing sites

is not commonly a source of substantial hazardous materials risk. Therefore, the

proposed project would not create a significant hazard to the public or the environment

through the routine transport, use, or disposal of hazardous materials.
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b. Demolition of existing structure can be expected on some of the housing sites. It is
possible that existing structures may contain hazardous substances such as asbestos
and/or lead materials.

Regulation of hazardous materials and hazardous wastes occurs at the federal, state, and
local levels of government. On the federal level, many hazardous materials-related
regulations are promulgated by the Environmental Protection Agency. On the state level,
the California Environmental Protection Agency, Department of Toxic Substances
Control, and Regional Water Quality Control Board (RWQCB) are responsible for
overseeing many remediation and monitoring activities performed for sites in California
with hazardous materials. Carmel-by-the-Sea is located within the jurisdiction of the
Central Coast RWQCB. Regulations pertaining to work place standards and for
transportation of hazardous materials are enforced by the State of California Division of
Occupational Safety and Health (City of Carmel-by-the-Sea 2009, Environmental Safety
Element — p. 8-23). Additionally, the California Department of Industrial Relations
Subchapter 4, Construction Safety Orders - Article 4 discusses the requirements for
construction sites and construction workers dealing with demolishing buildings that may
contain asbestos or lead-based paint.

Compliance with these uniformly applied requirements would be required by the City as
part of the development review and building permit processes for individual projects on
the housing sites for which demolition activities would occur. Additionally, the following
standard condition of approval would be required to reduce impacts involving the
potential release of hazardous materials into the environment to a less-than-significant
level.

Standard Condition of Approval

18. Prior to the issuance of a demolition permit, the Applicant shall submit a hazardous
materials waste survey to the Building Division in conformance with the Monterey
Bay Unified Air Pollution Control District.

c. Implementation of the proposed project would not result in the development of uses that
could emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste. Additionally, the following four schools are nearest to the City of
Carmel-by-the-Sea: Carmel High School, Carmel Middle School, Carmel River
Elementary School, and Stevenson School. None of these schools are located within one-
quarter mile from the housing sites (Google Earth 2023). Therefore, the proposed project
would not emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school.

d. The following lists were reviewed:

*  Hazardous Materials Waste and Substances Sites from the Department of Toxic
Substances Control EnviroStor Database (Department of Toxic Substances Control
2023);
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*  Leaking Underground Storage Tank Sites from the State Water Board’s GeoTracker
Database (State Water Resources Board 2023);

*  Solid Waste Disposal Sites Identified by Water Board with Waste Constituents Above
Hazardous Waste Levels Outside the Waste Management Unit (California
Environmental Protection Agency 2023a);

= “Active” Cease and Desist Order and Cleanup and Abatement Orders from Water
Board (California Environmental Protection Agency 2023b); and

=  List of hazardous waste facilities subject to corrective action pursuant to Section
25187.5 of the Health and Safety Code, identified by the Department of Toxic
Substances Control (California Environmental Protection Agency 2023c).

The project site is not located on any of these lists. The housing site located at the
northwest corner of Dolores and Ocean Avenues is located adjacent to, but outside of, a
completed and closed case of a leaking underground storage tank (State Water Resources
Board 2023).

Therefore, the proposed project is not located on a site which is included on a list of
hazardous materials sites compiled pursuant to Government Code section 65962.5 and,
as a result, would not create a significant hazard to the public or the environment.

e. The City of Carmel-by-the-Sea is located approximately 3.5 miles southwest of the
nearest airport, the Monterey Regional Airport. Therefore, none of the housing sites are
located within an airport land-use plan or within two miles of a public airport or a public-
use airport. Implementation of the proposed project would not result in a safety hazard
or excessive noise for people residing or working in the project area.

f. The housing sites are generally located throughout central Carmel-by-the-Sea on vacant
or underutilized parcels. Development or redevelopment of these parcels is not expected
to result in changes to the street system. The nearest emergency evacuation route from
the housing sites is the primary route located on Carpenter Street, four blocks east from
housing site #3 (City of Carmel-by-the-Sea 2015). Therefore, development of the housing
sites would not impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan.

g. According to the California Department of Forestry and Fire Protection’s FHSZ Viewer,
none of the housing sites are located within a very high fire hazard severity zone (CalFire
2023). Therefore, development of the housing sites identified within the Housing
Element Update would not expose people or structures to a risk of loss, injury or death
involving wildland fires.
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10. HYDROLOGY AND WATER QUALITY
Would the project:

Attachment 2

Potentially
Significant
Impact

Less-than-Significant
Impact with Mitigation
Measures Incorporated

Less-Than-
Significant
Impact

No
Impact

Violate any water quality standards or waste discharge
requirements or otherwise substantially degrade
surface or ground water quality?

O

U

Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge such
that the project may impede sustainable groundwater

management of the basin?

Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream o river or through the addition of
impervious surfaces, in a manner which would:

M

Result in substantial erosion or siltation on- or off-

site;

)

Substantially increase the rate or amount of surface
runoff in a manner which would result in flooding on-

or off-site;

6)

Create ot contribute runoff water that would exceed
the capacity of existing or planned storm water
drainage systems or provide substantial additional

sources of polluted runoff; or

)

Impede or redirect flood flows?

X

In flood hazard, tsunami, or seiche zones, risk release
of pollutants due to project inundation?

X

Conflict with or obstruct implementation of a water
quality control plan or sustainable groundwater

management plan?

Comments:

a.

Section D Evaluation of Environmental Impacts

Construction Water Quality Impacts. The development and redevelopment of the
proposed housing sites would involve soil disturbance associated with site preparation,
grading, and in some cases potentially excavation activities. Delivery, handling and storage
of construction materials and wastes; equipment refueling; and construction equipment
use and maintenance could result in spills of oil, grease, or related pollutants. These
activities have potential to cause water quality degradation if eroded soil or other
pollutants are carried by storm water into storm water drainage systems and ultimately

into downstream water bodies.
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City Municipal Code Chapter 17.43, Water Quality Protection Ordinance, intends to
protect and enhance the coastal waters in accordance with policies in the City’s Local
Coastal Plan, the California Coastal Act, and the City’s National Pollutant Discharge
Elimination System (NPDES) Phase II Permit requirements. Section 17.43.030 requires
that during the construction phase of a development project, an erosion and drainage
control plan shall be prepared and submitted. The plan shall include a site-specific
erosion control plan that includes controls on grading, best management practice for
staging, storage, and disposal of construction materials, design specification of
sedimentation basins and landscaping/revegetation of graded or disturbed areas. All new
development and redevelopment within the City shall comply with the requirements in
Chapter 17.43.

Although no development is proposed at this time, required compliance of future
development with the NPDES water quality standards identified in the City’s Municipal
Code and the City’s standard conditions of approval would ensure that applicable water
quality standards are met. Therefore, construction activities associated with developing
the housing sites would not violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or ground water quality.

Standard Conditions of Approval

29. Prior to the issuance of a building permit, the Applicant shall submit for review and
approval by the Community Planning & Building and Public Works Departments a
drainage plan that meets the requirements of the City's drainage guidance, SOG
[Standard Operating Guidance] 17-07. At a minimum, new and replaced impervious
area drainage must be dispersed around the site rather than focused on one corner of
the property; infiltration features must be sized appropriately and located at least 6
feet from neighboring properties. The drainage plan shall include information on
drainage from new impervious areas and semi-pervious areas;

32. Prior to issuance of a building permit, the Applicant shall submit for review and
approval by the Community Planning & Building and Public Works Departments an
erosion and sediment control plan that includes locations and installation details for
erosion and sediment control BMPs, material staging areas, and stabilized access; and

37. Prior to the issuance of a building permit, the Applicant shall submit a Construction
Management Plan for review and approval by the Community Planning & Building
Director.

Post-Construction Water Quality Impacts.

Development is widely regarded as a leading cause of surface water pollution resulting
from altering watershed hydrology and introducing urban pollutants. The proposed
project could result in the change in surface conditions at one or more of the individual
housing site locations from pervious to impervious features. This type of change in
surface conditions could increase storm water runoff during project operations relative to
existing conditions where a portion of storm water currently percolates through exposed
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soil back to groundwater. Increases in the rate or volume of storm water delivered into
receiving waters can cause erosion of downstream drainage courses, termed
“hydromodification,” which generates additional sediment that further degrades water

quality.

Chapter 17.43 of the City Municipal Code requires that all projects be designed to control
post-development peak runoff rates and average volumes to maintain or reduce pre-
development downstream erosion rates. Section 17.43.030.A.2, Application Submittal
Requirements, requires that the post-construction plans detailing how stormwater and
polluted runoff will be managed or mitigated should be included in the design of all
projects that require an erosion and drainage control plan. Project submittals shall include
details regarding how the project will use appropriate site design and source control best
management practices to minimize adverse effects of the project on water quality. Section
17.43.030.D requires that all projects that require an erosion and drainage control plan
provide plans detailing how the project will use appropriate site design and source control
best management practices to minimize adverse effects of the project on water quality.

The proposed project does not include any specific development at this time; therefore,
future, individual projects will be required to comply with the post-construction-related
regulations identified in City Municipal Code Chapter 17.43 to ensure that applicable
water quality standards are met. Therefore, post-construction activities associated with
developing the housing sites would not violate any water quality standards or waste
discharge requirements or otherwise substantially degrade surface or ground water quality.

b. Groundwater Supplies. According to the Groundwater Basin Boundary Assessment
Tool by the Department of Water Resources, the City of Carmel-by-the-Sea is located
adjacent to, but outside of, the Carmel Valley Groundwater Basin (Department of Water
Resources 2023). Carmel-by-the Sea receives its water from the California-American
Water Company (Cal-Am) Central Division who pumps its water from several local water
sources: groundwater from the Carmel River Aquifer, Seaside Groundwater Basin,
Aquifer Storage and Recovery, indirect portable reuse from Pure Water Monterey, and
desalinated water from Sand City. The majority of water received in the City is from the
Carmel River and the Seaside Groundwater Basin (City of Carmel-by-the-Sea 2023b).

According to