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MONTEREY COUNTY

PLANNING & BUILDING INSPECTION DEPARTMENT
168 West Alisal Street, 2™ Floor, Salinas, CA 93933
PHONE: (831) 755-5025 FAX: (831) 757-9516

!

INITIAL STUDY

L BACKGROUND INFORMATION

Project Title:

- File No.:

Project Location:

‘Name of Property Owner:
Name of Applicant:

Assessor’s Parcel Number(s):

/ Acreage of Property:

Carmel Valley Ranch proposed add1t1011 of a 4,956 square foot
spa, yoga studio and parking lot at the Carmel Valley Ranch
Resort; conversion of existing Carmel Valley Ranch Resort -
hotel room #244 to a temporary sales office; and proposed
Vesting Tentative Map for the conversion of 144 existing hotel
rooms at Carmel Valley Ranch Resort to 144 md1v1dually
owned condominium hotel units. :

Two separate applications have been submitted for the
proposed projects: 1) File No. PLNO60056 (Spa and Yoga

* Studio Addition, Parking Lot & Temporary Sales Ofﬁce), and

2) File No. PLN060360 (Hotel Conversion)

The proposed project is located within Carmel Valley Ranch
off of Robinson Canyon Road in Carmel Valley, California as

" shown in Figure 1, Regional Map. The site of the spa and

yoga studio addition, existing hotel room #244 (proposed unit
#98 on Parcel A) and the 144 existing hotel units are located in
the area designated as the “RResort Lodge™ and the parking lot
is located in the area designated as “Golf Course™ in the
Carmel Valley Ranch Specific Plan as shown in Figure 2,
Vicinity Map.

Carmel Valley Ranch LLC
Lombardo & Gilles — Miriam Schakat

“416-522-010-000 (Spa and Yoga Studio Addition)
416-522-021-000 (Parking Lot)

* 416-522-010-000 (Temporary Sales Office)

416-522-010-000 and 416-592-023-000 (Hotel Conversion)

The proposed spa and yoga studio addition would be
" approximately 4,956 square foot and the associated parking lot
would be approximately 650 square feet. The temporary sales
office, which is approximately 842 square feet, and a portion of
 the proposed condominium hotel units are located on Lot 10

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006

Initial Study

. (PLN 060056 & PLN 060360)
Page’l :



(Parcels A and B) which. cons1sts of. approx1mately 30.8 acres..
'The Temaining condomlnlum Thotel umts (45 umts) are 'located
on Lot 8 (Parcel J), which consists of approximately 4.3 acres..
The total project site would occur in an area that encompasses
approximately-35 acres. :

General Plan Designation: The Carmel Valley Master Plan designates the area of the
proposed spa and-yoga studio addition, temporary sales office
and the hotel rooms-as “Visitor Accommodation/Professional

 Offices” and the area of the parking lot as “Public/Quasi-
Public.” The Carinel Valley Ranch:Specific Plan designates
‘the spa and yoga addition, temporary sales office and lodge

~ rodms as “Resott Lodge & Tenni§ Club” land use and the area
of the proposed "parking".lot'is designated as “Golf Course” land
use.

Zoning District: _The»_areas of the, proposed spa and yoga studio addition,

have a zoning designation of “VO-D-S8” (Visitor Serving
' Ofﬁce/Commermal within' Des1gn Control District — Site Plan
Rev1ew comblnm"" dlstncts) The proposed parkmg lot area.
7 % has @/Zoning designa
L CRAZP (Open Spac :

h Pr'e‘_,pdred' By: ‘_LUIS Osono Senior Planner ,
"~ Pamela Lapham, Assistant Planner PMC (Under Contract)
Tad Stearn, Principal, PMC (Under Contract)

Date Prepared: September 28, 2006_ e

Contact Person: Luis Osorio, Senior Planner
Phone Number: 831-755-5177
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1. DESCRIPTION OF PROJECT AND ENVIRONMENTAL SETTING
A. Project Description:

The proposed development is comprised of two projects (sepa:fate applications) with three
components:

Spa and Yoga Studio Addition. Parking Lot, and Temporary Sales Office (PLN 060056)

1) Development of a 4,956 square foot addition at the existing lodge building and conversion of
an existing maintenance yard lot to an employee parking lot with 17 parking spaces at Carmel
Valley Ranch Resort (Assessor’s Parcel Number: 416-522-10-000). The proposed spa and yoga
studio would consist of an approximately 4,956 square foot spa and yoga studio addition and
approximately 650 square feet of parking lot, which would total approximately 5,606 square feet.
The spa and yoga studio addition would include the removal of two existing oak trees located in
the courtyard, which are in a state of decay according to the arborist’s report. The spa addition
would be constructed at the site of an existing courtyard by closing in the courtyard at the
existing patio walls. The yoga studio would be constructed adjacent to the spa and existing
outdoor terrace as a cantilevered structure over the existing loading dock area. The spa and yoga

- studio addition would consist of six treatment rooms with a shower, toilet and hot tub in each

room; a manicure/pedicure area; a meditation garden; three offices; a reception area, and a studio,
to be used for yoga and Pilates classes. Development of the addition would require additional .
parking which would be provided by converting an existing dirt lot located at the maintenance
yard into a surfaced parking lot that would be approximately 650 square feet and provide 17
parking spaces for lodge employees. Employees would be shuttled by golf carts to and from the

- lodge building. The proposed spa and yoga studio addition and parking lot are shown in Figure

3a, Overall Site Plan and Flgure 3b, Spa and Yoga Studio Addmon Floor Plan.

2) Conversion of hotel room #244 and a portion of room #243 to a temporary sales office
(Assessor’s Parcel Number: 416-522-10-000). The bedroom of hotel room #244 would serve as -
the temporary sales office with the existing living room as the reception area, as shown in Figare
3c, Temporary Sales Office Floor Plan. The. bathroom would remain a bathroom for the
temporary sales office. Hotel room #243 would have the living room converted to temporary
storage area and eventually be remodeled and made available to sell as an individually owned
condomimium hotel unit. The temporary sales office in room #244 would encompass
approximately 842 square feet.

" Hotel Conversion (PLN 06036 g

3) A Standard Subdivision Vesting Tentative Map for the conversion of 144 existing hotel
rooms into 144 individually owned condominium hotel units within the “Resort Lodge™ area of
the Carmel Valley Ranch Specific Plan (Assessor’s Parcel Numbers: 416-522-10-000 and 416-
522-23-000), as shown in Figure 4, Vesting Tentative Map. The proposed commercial
subdivision would result in the development of 144 commercial condominium hotel units, which
would encompass the interior area of each unit, approxnnately 842 square feet, encompassing a
total area of approximately 121,248 square feet. :

_ The conversion of the hotel rooms to individually owned condominium hotel units will not

change the density, land use, or zoning of the project site. The condominium hote] units will
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Initial Study (PLN 060056 & PLN 060360)
Page 3 :



!

continue to be used for visitor serving purposes;, with the exception of their use by their owners
for a specified time of no more than two. weeks during the year (less than 50, percent of the
occupancy). An owners’ association will have a contract with the hotel operator for the
maintenance and rental of the condominium hotel units and right to the use of the hotel
amenities, which will be retained in ownership by the project applicant as non-condominium
hotel property (i.e. the lodge, spa, pool deck, restaurant, golf course). The condominium hotel
units. would be individually owned,’ ‘but ‘thanaged and rented by Carmel Valley Lodge. The
condomu:uum hotel units will be rented to transient guests the same ‘way they. are. currently
rented. The. hotel W111 continue to be operated and managed by a smgle management ent1ty and
the use of the income, from, the Juse.of each condomlmum ‘hotel. unit shall be retained by. the
1nd1v1dua1 condominium hotel unit owner, net of fees and. costs assoclated ‘with managing and
maintaining the units... Individual condominium hotel unit owners and occupants . will have
perpetual easement nght to use all roadways parking areas, and other areas to access the guest
rooms, as Well as the use of the front desk area and other areas fundamental to the operatlon of
the umts as hotel guest rooms.

As' shown in Flgl_ll‘e”; 4, Ves :
development and subdlvrsion 1s_ o" ; _gularly shaped parcels (Assessor s Parcel Numbers
! armel Valley Ranch .Th' prOJect s1te__ is lmown as

coast 11ve oak trees.’ The proposed spa add1t10n would be located at”an emstmg concrete
courlyard $urrounded by concrete planters ‘with a planter containing two large coast live oaks
(Quercus agrifolia) in the center. The coast live oak trees are approximately 35 feet in height
and have diameters two feet above ground that are approximately 23.5 inches and 45 inches.  The
spa would be centered around the existirig planter and within the walls of the existing exterior -
planters. The yoga studio would be cantilevered over the existing loading dock. The parking lot
would be located at an existing maintenance yard, which is an ex1st1ng dirt lot currently being
used for temporary parking during the restoration of the golf course. The: temporary sales office
would ‘be located at ex1st1ng ‘hotel room #244 (proposed condominitim hotel unit #98 ‘on Parcel
A). The: ex1$t1ng ‘hotel rooms are comprised of regular hotel rooms within buildings clustered
around the golf course. The clustered campus settmg emphasrzes golf cart c1rculat1on

The prOJect site is 1mmed1ately surrounded by the existing golf course and land reserve area.
According to the Carmel Valley Master Plan, the golf course is designated at “Public/Quasi-
Public” 1and use and the land reserve area has no land use designation. ‘Other areas of the Carmel
Valley Ranch have a “Medium Density Residential” land use designation. :

Carmel Valley Ranch Spa Addttwn, Parkzng Lot, Temporm:y Sales Office & Hotel Conversion  September 2006
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Access to the project site would remain the same utilizing Old Ranch Road, Fairway Court, and
Ozk Place. Old Ranch Road would continue to provide access to the spa and yoga studio
addition, and condominium hotel units #46 through #145, including the temporary sales office.
Individually owned condominium hotel units #1 through #45 would be accessed via Oak Place
and Fairway Court off from Oak Place. The parking lot would be accessed off of Old Ranch

Road near the “Clubhouse.”.

IIL.PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL AND STATE
PLANS AND MANDATED LAWS ' ,

Use the list below to indicate plans applicable to the project and verify their consistency or non- ‘
consistency with project implementation. '

General Plan/Area Plan u ' Air Quality Mgmt. Plan n
Specific Plan o Airport Land Use Plans O
Water Quality Control Plan u - Local Coastal Program-LUP O

Iv. ENVIRONIV[ENTAL FACTORS POTENTIALLY AFFECTED AND .
DETERMINATION : :

A. - FACTORS

The environmental factors checked below would be potentially affected by this project, as.
discussed within the checklist on the following pages. :

| l -Aestheﬁcs S m} Agriculture Resources | A1r Qﬁality

u BiOlogiqal Resources .. - [ Cultural Resources | Géology/Soils

O Hazards/Hazardous Materials M 'Hydfbldgy/Water Quality B Land Uée/Planhiné

"~ O Mineral Résources | H  Noise O .Population/HousinAg‘
[0 Public Services 0 Recreation | B Transportation/Traffic

= Utilities/SerVice Systems -

“Some proposed applications that are not exempt from CEQA review may have little or no
potential for adverse environmental impact related to most of the topics in the Environmental
Checklist; and/or potential impacts may involve only a few limited subject areas. These types of
projects are generally minor in scope, located in a non-sensitive environment, and are easily
identifiable and without public controversy. For the environmental issue areas where there is no
potential for significant environmental impact (and not checked above), the following finding can
be made using the project description, envirorumental setting, or other information as supporting
evidence. : ‘
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O Check here if this ﬁndmg is not applicable _

FINDING: For the above referenced topics that are not checked off, there is no 'potentia_l fof
significant environmental impact to occur from either construction, operation or maintenance of
the proposed project and no further discussion in the Environmental Checklist is necessary.

- EVIDENCE: Rev1ew of the proposal indicates that the spa and yoga studio add1t1on, parking lot
temporary sales office and ‘conversion of 144 hotel rooms o' 144 md1v1dually owned
condominium hotel units would occur at the Carmel Valley Ranch Resort within' Carme] Valley

‘Ranch. The spa and yoga studio addition, temporary sales office and hotel conversion would add
recreation uses; add employee parking spaces, temporarily change the use of two hotel rooms.
The condominjum conversion would permanently change the ownership of the 144 hotel rooms.
The spa and yoga studio addition would be constructed pnmanly within the roof line footprint of
the existing lodge building. The parking lot would be developed at an existing dirt lot located at
the maintenance yard.  The .condominium hotel units would not ‘contain kitchens or allow
permanent or extended occupancy by the owner. No hazardous materials are associated with spa
and yoga studio addition, parking lot, temporary sales office or.condominium, hotel uses. There
are no mineral resources or agricultural resources within the project site. , . The proposed project
would occur on land that was previous disturbed during the development of the Carmel Valley
Ranch Resort so the disruption of land on the project site would not affect cultural resources or
recreation.” The spa and yoga addition and temporary sales office would create new uses on the
project site; however the new uses would not substantially increase.the demand on public
services. In addition, the spa and yoga stud10 .additions, parking lot, temporary sales ofﬁce and
the hotel conversion, would not increase the populauon or displace or create new housmg :

B. DETERM]NATION
On the basis of this ;Int1al evaluatioﬁ:

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

n I find that although the proposed pro_]ect 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. o

1 I find that the proposed project MAY have a significant effect on the environment, and an
= ENVIRONlVIENTAL IMPACT REPORT is required.

O I ﬁnd that the proposed pro_]ect MAY have a “potentially significant impact” or
: “potent1ally 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 mltlgahon measures based on the earlier analysis -

-Carmel Valley Ranch Spa Addition, Parkmg Lot, Temporat:y Sales: Off ce & Hotel Conversion September 2006
Initial Study : ' (PLN 060056 & PLN 060360)
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as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed. -

|:| I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed adequately
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and
(b) 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, nething er is required.

|

- September 28, 2006
\ Signature ) \ ' ' . Date
Luis Osorio | Senior Planner
Printed Name ' : Title

. Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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2)

3

4

5

6)

- EVALUATION OF ENVIRONMENTAL IMPACTS

A brief explanation is reqnired for all answers except “No Impact” answers that are’
adequately supported by the information sources a lead agency cites in the parentheses

~ following each question. A “No Impact” answer is adequately supported if the referenced
. information sources show that the impact simply does not apply to projects like the one

involved (e.g., the project falls outside’a fault rupture zone). A “No Impact” answer

“should be explained where it is based on project-specific factors’ as' well as general

standards (e.g., the prOJect will not expose sensitive receptors to pollutants based on
proj ect—spec1ﬁc screemng analysis). : :

All answers must take into account the whole action involved '"‘intilud'in'g offsite as well as
onsite, cumulative as well as project-level, indirect as well as direct, and constructmn as
well as operational impacts.

Once the lead agency has detcfmined that a particular physical impact may occur, and
then the checklist answers must 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 S1gmﬁcant Impact“ entries when the determ1nat1on is made, an

EIR is required.

"Negative Declaration: Less Than Significant With Mifigation 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 Sect:lon XVI, "Earlier Analyses " may be
cross-referenced)

Earlier analyses may be 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 should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist

were within the scope of and adequately analyzed in an earlier document pursuant
to applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis. "

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which. were
incorporated or refined from the earlier document and the extent to which they

- address site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances) Reference to a

Carmel Valley Ranch Spa Addition, ParkmgLat, Temporary Sales Ojf ice & Hotel Conversion  September 2006
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1

. previously prepared or outside document should, where appropriate, include a reference
to the page or pages where the statement is substantiated.

7) Supporting Information Sources: A source list should be attached, and other sources used
or individuals contacted should be cited in the discussion.

&) The explanation of each issue should identify:

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
significance. :

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hoftel Conversion Septémber 2006
Initial Study , _ (PLN 060056 & PLN 060360)
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VI~ ENVIRONMENTAL CHECKLIST

1. 'AESTHETICS ’ ’ . Less Than
' 4 _ Significant :
Potentially With Less Than
Significant ~ Mitigation  Significant No
- Would the project: ' Impact Incorporated Impact Impact
a) Have a substantial adverse effect on a scemc vista? [ O O ||
. (Source 1,3) : , ' '
b) Substan’ually damage scenic resources, inciﬁding, but o O [ ] ' O

not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway? (Source: 1, 6,

Exhibit A)
¢)  Substantially degrade the existing visual character or O ' O | |
quality of the site and its surroundings? (Source: 1, 6, ' - :
'Exhibit A)
d)  Create a new source of substantial light or glare which N ' o O ‘ H D

would adversely affect day or nighttime views in the
. area? (Source: 1, 6, Exhibit A)

Discussion/Conclusion/ ‘Conditions and MitigationS'

a) The spa and yoga studio addition and the parkmg lot at the maintenance yard are the only
portions of the proposed project that would result in physical changes to the existing environment.

The spa and yoga studio addition would be located at the Carmel Valley Ranch Resort and the

parking lot would be located at-the maintenance yard, which are not v181ble from a scenic vista.-
- Therefore, there would be no impact on a scenic vista. : :

b, ¢, d) The project sites are within Design Control (“D”) and Site Plan Review (“S”) combining
zoning districts; therefore, any physical changes are subject to design review. As noted on the
design approval request form contained in the project file, the spa addition would be constructed
using cement plaster walls with copper roof and colors to match existing building colors (Exhibit
A). On June 5, 2006, the Carmel Valley Land Use Advisory Committee (LUAC) recommended
approval of the spa addition (without the yoga studio) and converting existing hotel unit #244 to a
temporary sales office; the LUAC recommended the following conditions: the spa design shall
match the existing building colors (gray); the two trees removed will be replaced with at least one
very large oak tree; and the exterior lighting shall be downlit, shaded and have amber bulbs
(Exhibit A). These recommendations should be extended to the other areas of the lodge that are to.
be physically altered, including the yoga studio and parking lot. Therefore, the following condition
of approval is recommended to ensure that the affect on scenic resources and visual character, and
that any new sources of light and glare are minimized.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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i
Condmon 1-1

a. Prior to issuance of a building permit, the pIOJect applicant shall submit plans for review
and approval by the Planning Department that reflect the recommendations of the Land use

Advisory Committee.

b. Prior to Occupancy, the project applicant shall replace one of the two existing coast live
oak trees to be removed from the center planter at the lodge courtyard with one large oak tree
(approximately 15-inches in diameter at two feet above ground level), obtained on-site in
accordance with the recommendations of the Land Use Advisory Commitiee. If a large
replacement tree cannot not be obtained on-site without being detrimental to the health of the
tree, the replacement tree may be obtained from a nursery that carries coast live oaks of local
origin that are certified free from Sudden Odk Death. In order to provide tree replacement at a
1:1 ratio, a second coast live oak tree is required to be planted as part of the landscaping near
the spa and yoga studio addition prior to occupancy. The tree is to be planted at least 10 feet
away from the very large oak tree to replace the two trees to be removed from the center of the
courtyard in accordance with the arborist’s report.

c. Prior to issuance of a certificate of occupancy, the project applicant shall incorporate
exterior lighting that is downlit, shaded, and uses amber bulbs in accordance with the

recommendations of the Land Use Adwsory Committee.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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2. AGRICULTURAL RESOURCES

In determitiing whether impacts to agricultural resources are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California

Dept. of Conservauon as an optional model to use in assessing impacts on agnculture and farmland.

Less Than
. Significant _
Potentially With ~ LessThan =
 Significant” - Mitigation ~ Significant ~ No
“Would the prOJect , Impact «* Incorporated " .~' Impact . Impact
a) Convert Prime Farmland ‘Unique Farmland, or ‘ = O R n| ©
Farsiiland of Statewide Importance (Farmland), : '
- shown on the maps prepared pursuant to the Farmland
. Mapping and Monitoring Program of the California -
: Resources Agency, to non-agricultural use? (Source: 1
5)
b) -+ Conflictwith existing zoning for agriculiraluse, ora . [lope, o o Ooopoy oo - W
. Williamson Act contract? (Source: 1,5) VT e
¢) Involve other changes in the existing environment g O O [

which, due to their location or nature, could result in
conversion of Farmland, to non-agncul’aual use?
(Source: 1,5)

Discussion/Conclusion/Conditions and Mitigations: -

See discussion i m Section IV, Envxronmental Factors Potentlally Affected and

Determination.

According to the Carmel Valley Ranch Specific Plan, there is no agricultural Tand or resource
contained within the “Resort Lodge” or “Golf Course” area of the Carmel Valley Ranch.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion .
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3. AIR QUALITY

Where available, the significance criteria established by the applicable air quality management or air pollut10n
control district may be relied upon to make the following determinations.

Less Than
Significant
Potentially ~ With - Less Than
- Significant Mitigation Significant No

Would the project: ' Impact Incorporated Impact Impact-

a) Conflict with or obstruct implementation of the O O O n
applicable air quality plan? (Source: 1, 8) -

b) Violate any air quality standard or contribute .| : O [ | O
substantially to an existing or projected air quality :
violation? (Source: 1, 8)

¢) Result in a cumulatively considerable net increase of O o N N |
any criteria poltutant for which the project region is » :
non-attainment under an applicable federal or state
ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)? (Source: 1, 8)

d) Result in significant construction-related air quality B _ | | | O
impacts? (Source: 1, 2, 5, 6) :

) Expose sensitive receptors to substantial pollutant O a | | |
concentrations? (Source: 1,8)

f) Create objectionable odors affccﬁng a sgbstahtial O O 0O '

- pumber of people? (Source: 1,8)

Discussion/Conclusion/Conditions and Mitigations:

a-c, e, f) The spa and yoga studio addition at the existing lodge courtyard and the surfaced
parking lot at the maintenance yard are the only portions. of the proposed project that would
physically change the existing conditions of the project site. According the MBUAPCD CEQA
Air Quality Guidelines, the operations of the proposed spa and yoga studio addition and surfaced
parking lot would not directly or indirectly generate emissions that would exceed Monterey Bay
Unified Air Pollution Control District’s (MBUAPCD) standards for ozone precursors (137
pounds per day of volatile organic compounds (VOC) or oxides of nitrogen (NOy)); 82 pounds
per day of airborne particulate matter (PMio); 150 pounds per day of oxides of sulfur (SOy), or
odors.

According to the MBUAPCD CEQA Air Quality Guidelines, a significant affect on the levels of
service at intersections or road segments could cause or contribute to an increase in carbon-
monoxide (CO) emissions. According to Higgins Associates, the proposed project would
generate approXimately 34 daily trips (9 trips during the AM peak hour and 5 trips during the PM

. Carmel Valley Ranch Spa Addition, Parkmg Lot, Temporary Sales Office & Hotel Converswn ‘September 2006
. Initial Study . (PLN 060056 & PLN 060360)
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peak-hour).- However, this increase in ‘hips‘,vis_...considered,ins,igni_ﬁeant and is not expected result
in a significant affect on the levels of service at surrounding intersections or road segments.
Therefore, the proposed project would not-exceed the threshold of significance for CO.

Since the proposed project would not exceed the thresholds of significance for criteria pollutants,
ozone precursors, inhalable particulates, emit odorous emissions, or contribute towards
* cumulative emissions of criteria pollutants, the proposed project would not conflict with the
MBUAPCD Azr Quality Management Plan (AQMP). Therefore, the impacts associated the air
quahty plan, air quality standards, emlss1on of criteria pollutants a;nd/or odors Would be
considered less than significant.

d) The proposed project includes a spa addition that would involve grading of approximately 30
cubic yards within the footprint of the existing courtyard (no grading of the parking lot. area is -
proposed). These construction activities may temporarily generate’ short-term emissions
including,‘ airborne particulate matter (PM;¢) and toxic air contaminates (TAC)

According to ‘the MBUAPCD CEQA Air Qualzty Guzdelznes, constmctlon activities that involve
minimal earth moving over an area of 8.1 acres per.day, or.more, could result in poten’aally
significant temporary air quality impacts, if dust control measures are not implemented.
Construction activities that require more extensive site preparation (e.g., grading and excavation)
may result in significant impacts if the area of disturbance were to exceed 2.2 acres per day
(MBUAPCD 2004). The Carmel Valley Ranch Speczﬁc "Plan EIR 5 requlres “that dust generated
' during construction can be controlled by wetting own the site and stabilizing exposed surfaces
The proposed project would be subject to the mitigation measures provided for the -Carmel
Valley Specific Plan and the proposed project will involve gradmg activities'less than 2.2 acres
'.per day. Therefore, the impact on-air quality as a result of construct1on act1v1t1es Would be
' »con51dered a less than significant impact. ' :

Carmel Valley Ranch Spa Addition, Parking Lot, T emporary Sales Ojf ice & Hotel Conversion . September 2006
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4, BIOLOGICAL RESOURCES Less Than
' Significant '
Potentially With Less Than
Significant Mitigation Significant No
‘Would the project: Impact Incorporated Tmpact- Impact

a) Have a substantial adverse effect, either directly or O O 4 [
through habitat modifications, on any species identified
as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or by
the California Department of Fish and Game or U.S.
Fish and Wildlife Service? (Source: 1)

b) Have a substantial adverse effect on any riparian habitat O o I [ |
or other sensitive natural community identified in local
ot regional plans, policies, or regulations or by the
California Department of Fish and Game or US Fish
and Wildlife Service? (Source: 1)

.¢) Have a substantial adverse effect on federally protected | O O |
- wetlands as defined by Section 404 of the Clean Water
Act (including, but not limited to, marsh, vernal pool,
coastal, etc.) through direct removal, filling,
hydrological interruption, or other means? (Source: 1)

d) Interfere substantially with the movement of any native O O 0 |
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? (Source: 1) '

e) Conflict with any local policies or ordinances (| O | O
protecting biological resources, such as a tree :
preservation policy or ordinance? (Source: 1,
EXHIBITS A & B)

f) Conflict with the provisions of an adopted Habitat O | a | |
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan? (Source: 1)

Discussion/Conclusion/Conditions and Mitigations:

a, b, c, d, f) The only portion of the proposed project that would change the existing physical
conditions that may affect biological resources is the 4,956 square foot spa and yoga studio
addition at the existing courtyard at the lodge and the surfacing of the parking lot at the
maintenance yard. The construction activities required for the project would occur within
previously disturbed and developed areas. Therefore, the proposed project will have no impact
on special status plant or wildlife species, sensitive habitats, wetlands, migratory fish or wildlife;
or conflict with an adopted Habitat Conservation Plan.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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e) . The proposed spa and yoga studio addition includes removal two existing coast live oaks .

(Quercus agnfolza) ‘Wwhich are located in the center planter of the existing couirtyard where the
spa addition is proposed. The Arborist’s Report prepared by Forest City Consulting in May
2006, states that the trees are 23.5 and' 45 inches in diameter (two feet above ground) and are

approxrmately 35 feet in height (Exhibit B). The later tree is considered a landmark tree (Over 24

inches in diameter) per the Zoning Ordinance. According to Forest City Consulting, the health of
the"trees has been comprised by decay, fungus, insect infestation-and previous development,

which make them unsafe in the near future (Exhibit B). According to Sect1on 21.64.260.D of the

Monterey County Zoning Ordinance, a tree removal perm1t ig requrred However ‘no Use Permit

would be required since less than three protected trees would be removed ‘

The arborist’s report recommends protection of the remaining trees and tree replacement of the
existing two oak trees at a 1:1 ratio. On June 5, 2006, the Carmel Valley Land Use Advisory
Committee (LUAC) recommended approval of the spa addition (the yoga studlo and parking lot
were added to the application later and will be considered by the LUAC on October 16, 2006)
based on several conditions, including that at least one very large tree would replace the two trees
removed (Exhibit A). Implementation of recommended Condition 1-1b [See Section VL1
(Aes’che’ucs) above] would ensure tree- replacement m accordance ‘with”the ‘design approval
recommendations and provide tree replacement at a 1: :1 ratio in accordafice with' Section
21.64.260.D of the Monterey County-Zoning Ordinance. However, several other oak trees are
located on the project site. There is the potential for: these trees.to.be damage by construction -
equipment or vehicles if protective measures are not taken. This Would be considered a
potentially significant impact. The following m1t1gat10n meaSure wo" d'e ensure protection of
retained trees and that the overall 1mpact on b1olog10al uld be co 1dered a less than
s1gmﬁcant 1mpact : T

' Mltmatlon Measure4 1 . - .
'Pnor to 1ssuance of building and gradmg permlts and durmg construc‘uon act1v1t1es the

by limiting work areas away from existing trees by mstallmg a tree protect10n fence around
the dripline of each retained tree. This area shall not be used to park cars, store materials,
pile debris or place equipment. Prior to construction activities, branches that are subject to
breakage shall be pruned under the superv151on ~of a certified Arborist. Roots encountered
shall be cleanly cut to promote re-growth and major roots shall be tunneled under.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion_, September 2006
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5. CULTURAL RESOURCES Less Than

Significant.
Potentially With Less Than
; Significant ~ Mitigation  Significant No

Would the project: Impact Incorporated Impact Impact
a) Cause a substantidl adverse change in the significance of | O O ]

a historical resource as defined in 15064.5? (Source: 1)
b) Cause a substantial adverse change in the significance of O O - O |

an archaeological resource pursuant to 15064. 5‘7 '

(Source: 1)
c¢) Directly or indirectly destroy a unique paleontological O O ‘ O |

resource or site or unique geologic feature? (Source: 1)
d) Disturb any human remains, includihg those interred O O ' O n

outside of formal cemeteries? (Source: 1)

Discussion/Conclusion/Conditions and Mitigations:

See discussion in Section IV, Environmental Factors Potentially Affected and
' Determmatlon :

According to the Greater Monterey Peninsula Area Plan, the project site is located in an area
designated as high archaeological sensitivity zone. However, the construction activities
associated with the proposed project would disturb approximately 5,606 square feet of land that-
- was previously disturbed during the development of the existing courtyard and maintenance yard
at the Carmel Valley Ranch. In addition, the lodge building at the Carmel Valley Ranch Resort is
not a historical or culturally significant building. Any cultural resources in the area would have
been identified during the ongmal construction of the lodge Therefore, there would be no -
impact on Cultural Resources

Carmel Valley Ranch Spa Addition, Parking Lot, Tempordry Sales Office & Hotel Conversion  September 2006
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6. GEOLOGY AND SOILS : " Less Than. -

Significant
Potentially With Less Than
R ' . Significant = Mitigation  Significant No
Would the project: _ : Jmpact Incorporated Impact Impact
a) ““Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death mvolvmg
i) Rupture of a known earthquake fault as dehneated o [ S T Nl
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? (Source: 1, 5, 6)
ii) Strong seismic ground shaking? (Soi.u’ce: 1,5,6) Od [ n )
iii) Seismic-related ground failure, including PR l:l | Son -l:l
liquefaction? (Source: 1, 5, 6) .
iv) Landshdes? (Source 1 5, 6) . O d | O
b) Resultmsubstan’ual s011 erosion or the loss of topsoﬂ? . I:I . EI o l - EI,.‘A

(Source: 1)

¢) Be "loc"ated“' ' geologm unit or soil that is unstable or
* . that would become unstable as a'restlt of the project, + .
14 and potentially result’in o or off-site landslide; Jateral T e
o -spreadmg, sub51dence hquefactlon or collapse" (Source:.. ...
-1,5,6).... : S } '

d)”'Belocated on. expanswe 'soil; as ‘defined in Table 18- 1-B--;:' a - O R ‘w0
of thé Unifori Building‘Code (1994), creating o : ' o
substantial risks to life or property? (Source: 1, 5, 6)

e) Have soils incapable of adequately supporting the use of | O a |
septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of
wastewater? (Source: 1)

Discussion/Conclusion/Conditions and Mitigations:

a, ¢, d) The project site was previously disturbed during the construction of the existing lodge,
courtyard, maintenance yard and hotel rooms. The Carmel Valley Ranch Specific Plan requires
that all structures are designed to withstand shaking and peak acceleration levels. Prior to
development of the existing lodge, and hotel rooms, the developers were required to conduct
detailed sub-surface geological studies to determine locations of landslides, faults and other
geological conditions that may pose hazards and implement recommendations in accordance with
the Monterey County Seismic Safety Element. The potential exposure of life and property to

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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| I N |

hazards associated with ground rupture, seismic shaking, seismic related ground failure,
landslides, or expansive soils were already mitigated in the Carmel Valley Ranch Specific Plan
Environmental Impact Report. Seismic mitigation measures provided in the Carmel Valley
Ranch Specific Plan Environmental Impact Report would be applicable to the spa and yoga
studio addition. Therefore, the impact would be considered a less than significant impact.

b) During the construction of the spa and yoga studio addition at the lodge, approxmately 30
cubic yards of soil would be graded to accommodate disabled visitors at the spa. The spa
addition would be constructed in an area previously developed as an open courtyard. No grading
is proposed for the surfaced parking lot at the existing maintenance yard. The Carmel Valley
Ranch Specific Plan requires that grading plans include measures for the prevention and control
of erosion and siltation and that no grading shall occur prior to securing a building or grading
permit. Therefore, potential for substantial soil erosion to occur would be considered a less than

significant impact.

¢) The proposed project would be provided by existing sewer system. Therefore, there would be
no impact associated with soil suitability for septic tanks

Carmel Valley Ranch Spa Addition, Parkmg Lot, Temporary Sales Office & Hotel Conversion  September 2006
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7. HAZARDS AND HAZARDOUS MATERIALS - - “ .. -LessThan -
' S B T : : Significant - .
Potentially . With Less Than
L o Significant  Mitigation Significant No
‘Would the project: ' " Impact Incorporated Impact = Impact

a) Create a significant hazard to the public or the' = = B = - : o - .
" environment through the routine transport, use, or : SR
dlsposal of hazardous materials? (Sou;rce 1,4).-

b) Create a sxgmﬁcant hazard to the pubhc orthe. _ S o T | R I
environment through reasonably foreseeable upsetand . R '
acc1dent conditions involving the release of hazardous

- materials into the environment? (Source: 1, 4)™~

¢) Emit hazardous emissions or handle hazardous or O O | [ |
acutely hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school? -
(Source: 1,4) . '

d) Belocated on a site which is included on a list of - g O _ O | |
hazardous materials sites compiled pursuant to
-Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the - .
environment? (Source: 1, 4)

e) For a project located within an airport land use plan or, B a ' | |
where such a plan has not been adopted, within two ‘ -
miles of a public airport or public use airport, would the
project result in a safety hazard for people residing or
Workmg in the project area? (Source 1,4 '

) For a project within the vicinity of a private airstrip, O : O 0o |
would the project result in a safety hazard for people ' e
residing or working in the project area? (Source: 1, 4)

g) Impair implementation of or physically interfere with an O O : O | |
adopted emergency response plan or emergency .
evacuation plan? (Source: 1, 4)

h) Expose people or structures to a significant risk of loss, o - a g |
injury or death involving wild land fires, including where i
wild lands are adjacent to urbanized areas or where
residences are intermixed with wild lands? (Source: 1, 4)

Discussion/Conclusion/ Conditions and Mitigatio_ns:

" See discussion in Section 1v, Envn'onmental Factors Potentlally Affected and
Determination.
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8. HYDROLOGY AND WATER QUALITY Less Than
Significant
Potentially With Less Than
Significant =~ Mitigation Significant No
"Would the project: A Impact Incorporated Impact -~ Impact
a) Violate any water quality standards or waste discharge | a ||| n
requirements? (1, EXHIBIT C) :

b) Substantially deplete groundwater supplies or interfere O O ] |
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering
of the local groundwater table level (e.g., the
production rate of pre-existing nearby wells would drop
to a level which would not support existing land uses or
planned uses for which permits have been granted)? (1,
EXHIBIT C) '

¢) . Substantially alter the existing drainage pattern of the - O . O | | O
site or area, including through the alteration of the ) :
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?

(1, 14,15) - :

. d) Create or contribute runoff water which would exceed O | : [ ] O
’ the capacity of existing or planned stormwater drainage ' : :

systems or provide substantial additional sources of

polluted runoff? (1, 14, 15)

e) - Otherwise substantially degréde Wa’_cef quality? (1) . . O o O - 0o LB

f) Place housing within a 100-year flood hazard area as O O O |
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map? (1, 10) o

2) Place within a 100-year flood hazard area structures O O O |
which would impede or redirect flood flows (1, 5, 10) '

h) Expose people or structures to a significant risk of loss, O d a 1 §
injury or death involving flooding, including flooding : : ‘
as a result of the fajlure of a levee or dam? (1, 5, 10)

i) Imundation by seiche, tsunami, or mudflow? (1) O . o R | m

Discussion/Conclusion/Conditions and Mitigations:

a) The existing lodge is connected to a wastewater treatment faciﬁfy that is managed and
operated by California-American Water Company (Cal-Am), which is under a permit from the
Regional Water Quality Control Board (EXHIBIT C). Therefore, the wastewater generated by

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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the spa and yoga studio add1t10n temporary office, and condormmum hotel umts Would not
violate any water quality standards or discharge requlrements '

b) The proposed project would be provided water service by California-American Water
Company (Cal-Am Memorandum dated May, 2006). Cal-Am obtains water for its service area
from groundwater resources. Monterey County Ordinance No. 3310 provides regulations to
coritrol intensification of water consumption in the ‘Cal-Am service area due to the limited water
supply. Ordinance No. 3310 is not applicable to and does not prohibit prOJects that -consist of
“additions to: or expansion of existing commercial development where such addition or
expansion does not increase the water use of such. commercial- developmen i and “development
projects including subdivision, where an applicant demonstrates- to the satisfaction of the
Planning Director that water conservation measures proposed on or off'the affected building site
will, in combination with the project for which approval is sought, result in a rmmmum of 10
percent overall decrease in the use of water” (per Section 18.46.040.B).

The spa and yoga studio addition is the only portion of the proposed project that would
potentially infensify water: consumptlon within ‘Cal-Am’s service area.- The' spa and 'yoga studio
addition would add six treatment rooms, which, Would add six’ toﬂets "six ‘hot ‘tiibs "and six
showers to the lodge building. Based on MPWMD’s Group Tuse factor of 0.00007 mu1t1phed by -
the 4,956 square feet of spa and yoga studio addition plus 0.05 AF for each added hot tub, the
water demand would increase by approxrmately 0.65 acre feet per year (AFY). - According to
MPWMD, the proposed’ ‘commercial subd1v1$1on of ‘the ‘hotel fooms into-individually owned .
condominium hotel units would not result in a change of use that will i 'tens1fy water usage or
add additional connections to the resort. Therefore, the proposed pro __fc't Would result in an
increase in total water use demand of approx1mate1y O 65 AFY and 1nten51fy water use W1th1n
Cal-Am g serv1ce area, Ii .. £ S RS T

The prOJect apphcant proposes meetmg the mcreased Water use demand with Water credlts _
obtained from abandoning 24 existing spa/jacuzzis at the resort and retrofitting the’ ‘existing 144
1.6-gallon toilets with 1.0-gallon toilets. Abandonment of the 24 existing spa/jacuzzis would
result in savings of 1.20 acre-feet per year (AFY). Retrofitting of 144 existing toilets within the
proposed subdivision would reduce water consumption by approximately 37.5 percent and result
in an additional water credit of approximately 1.89 AFY, providing a total water credit of
3.09AFY to serve the proposed project. At this time MPWMD has only acknowledged that they
will grant a water credit in the amount of 1.20 AFY upon ‘verification of removal of spa/Jacuzzis
(EXHIBIT C). However, at this time, sufficient ‘evidence has not been prowded to grant the
water credit for the toilet retrofitting.

Conclusion

Subtracting the 1.20 AFY water credit associated with abandoning 24 spa/jacuzzis from the
- proposed project’s estimated increased water use demand of 0.65 AFY would result in a net
“decrease in water use demand of approximately 0.55 AFY. This would be consistent with
- Monterey, County Ordinance No. 3310 and would not intensify water use- within Cal-Am’s-

service area. However, if evidence of the removal of 24 hot tubs is not received by MPWMD,

the 1.20 AFY water credit will not be granted and the increased water use demand would
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i
intensify the water usage within Cal-Am’s service area. In addition, if the toilet retrofitting is not
approved by MPWMD, the water demand would not be reduced by a minimum of 10 percent in
accordance with Monterey County Ordinance 3310. This would be considered a potentially
significant impact. Therefore, the following mitigation measure has been provided to ensure no
intensification of water use with Cal-Am’s service area.

Mitigation Measure 8-1
Prior to issuance of building permits for any portion of the spa/yoga room addition, parking
lot and prior to the filing of the Final Map for the condominium conversion, the project
applicant shall provide evidence from the MPWMD that appropriate water credits have been
approved to accommodate the estimated increase in water use demand of approximately 0.65
AFY and that provide a minimum 10 percent reduction of water use within the proposed
subdivision. Implementation of this mitigation measure would ensure that the increased
water use demand of approximately 0.65 AFY is met, and water usage within the proposed
subdivision is reduced by 10 percent in accordance with Monterey County Ordinance No.
3310. This would ensure that water usage within Cal-Am’s service area is not intensified.
Therefore, there impact on groundwater resources would be reduced to a less tham

significant level.

Mitigation Measure 8-2 : . .
Prior to issuance of building permits for the retrofitting of the bathrooms of the 144 hotel -

units and prior to the recordation of the Final Map for the condominium conversion, the
applicant shall provide evidence from the MPWMD that the District has reviewed and
approved the water use reduction resulting from the retrofitting and that the water use
reduction would maintain water usage at he Carmel Valley Ranch property within its existing -
allocation. This would ensure that water usage within' Cal-Am’s service area is not
intensified. Therefore, there impact on groundwater resources would be reduced to a less

than significant level.

¢, d) The only physical change on the project site would be the spa and yoga studio addition and
surfaced parking lot. . The spa and yoga studio addition would occur in an area that was
previously developed as impervious surfaces. According to Paul Davis Partnership, the proposed
parking lot would be developed by applying “all weather surfacing” to an existing dirt lot at the
maintenance yard to reduce the potential for erosion to occur in the parking lot area (Personal
communication with Ryan Cornelsen. September 20, 2006)." However, it is unknown at this
time if the “all weather surfacing” material will be impervious. If the parking lot all weather
surfacing material were impervious, the proposed project may result in an alteration of the
existing drainage pattern. However, the alteration of the drainage pattern associated with the
parking ot would be considered insignificant due to the parking lot only being approximately
650 square feet and the area being relatively level with no streams or rivers located nearby.

" In addition, standard conditions of approval would require that the project applicant implement
best management practices (BMPs) identified in the Monterey Peninsula Stormwater
Management Program, which was adopted by the Central Coast Water Quality Control Board on
September 8, 2006 and implemented by Monterey County Water Resources Agency.
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. i ,
Implementatlon of the BMPs would reduce stormwater runoff during construction: and post-
construction in accordance. with the Environmental Protection Agency’s Phase II Storm Water
NPDES requirements. Therefore, the proposed project would not substantially alter the existing
drainage patterns or contribute runoff water which would exceed the capacity of the existing
stormwater drainage system and the impact would be considered less than significant.

e) The proposed project would not introduce any new uses or that would significantly affect
_ _Water quahty Therefore the proposed project would haveno 1mpact on water quallty

fg h, 1) The Carmel Valley. Ranch Speczﬁc Plan requlres that all oceup1ed structures are built
outside of the 100-year flood plain of the Carmel River. - The only portion of the proposed project
that would involve construction of new occupied structures is the spa and yoga studio addition on
the ex1st1ng lodge building, whlch is located out81de the 100—year flood plain.

The pro_1ect site is located approx1mately 10 miles downstream ﬁom San Clemente Dam.
According to.the Greater Monterey Peninsula.Area Plany, ‘inundation. from ;dam failure would
generally:-follow the 100-year flood boundary. . Since the Qpropose_d project: hes_,,_above the 100-year
flood plain, inundation from dam failure would be minimal. In addition, the proposed project is
located approximately 10 miles inland from the coast in a relatively level valley so people and
structures would not be subject to hazards associated with seiches, tsunamis, ;or mudﬂows
Therefore, there would: be no: 1mpact -associated with 100-year ﬂood haz: i ation,

se1ches tsunam1s or mudﬂows Co R S
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9. LAND USE AND PLANNING , Less Than

Significant
Potentially With Less Than
: Significant =~ Mitigation Significant No

‘Would the project: Impact Incorporated - Impact Impact-
a) Physically divide an established community? (Source: 1) N | I 0O , ||
b) Conflict with any applicable land use plan, policy, or A n | |

regulation of an agency with jurisdiction over the project

(including, but not limited to the general plan, specific

plan, local coastal program, or zoning ordinance)

adopted for the purpose of avoiding or mitigating an

environmental effect? (Source:4,5,7)
¢) Conflict with any applicable habitat conservation plan or O d O |

natural community conservation plan? (Source: )

Discussion/Concluéion/Conditions and Mitigations:

a, ¢) The only physical change associated. with the proposed project involves the spa and yoga
studio addition to the existing lodge and parking lot at the existing maintenance yard. The existing
lodge and maintenance yard are not located in an area that has an applicable habitat conservation
plan. Therefore, the proposed project will have no impact on an established community or habitat
conservation plan. |

b) . Carmel Valley Ranch Specific Plan - According to the Carmel Valley Ranch Specific Plan
(Plan), the project site is designated as the “Resort Lodge” and “Golf Course” area. According to .
the Plan, approved uses:within the “Resort Lodge’™ area include, but are not limited to: a mixture of
one and two bedroom hotel rooms within buildings; the lodge, which includes restaurant, resort
commercial, management/real estate, locker rooms, pro shop and storage; and recreation uses
including game room, pool(s); tennis courts; and a children’s playground. The spa and yoga studio
addition and temporary sales office would be additional uses at the lodge that would be consistent.
with the established lodge use and with the allowed resort commercial uses.

According to the Plan, the “Golf Course” consists of a 150 acre 18-hole championship golf course,
which includes, but is not limited to: a clubhouse, parking lot, maintenance barn, driving range,

. putting green, cart path system, storage ponds, irrigation system, cart bridge and half-way house.
The Carmel Valley Ranch Specific Plan requires that the lodge parking coverage does not exceed
50 percent of the area and that the golf course clubhouse parking provide a minimum of 120 spaces

_or in conformance to the Zoning Ordinance. The proposed parking lot would improve an existing
dirt Tot to add approximately 17 employee parking spaces, which would not exceed 50 percent of
the lodge area or take away from the clubhouse parking. Therefore, the parking lot would be
_consistent with the existing parking lot and maintenance yard use at the golf course. The proposed
conversion and use of one hotel unit as a sales office would be temporary in nature and would be
cons1stent W1th the Zoning Ordmance subject to approval of a use permit.
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- The conversion of the existing hotel rooms to 1nd1v1dua11y owned condominium hotel units would
not be considered a change in use because the facility would remain a “hotel” pursuant to Section
21.06.660 of the Zoning: ordmance

Carmel Valley Master Plan — According to the Carmel Valley Master Plan the “Resort Lodge”

area has a “Visitor Accommodation/Professional Offices” land use designation and the “Golf
Course” has a “Public/Quasi Public” land use designation.” “Thése land’ use designations 'are
consistent with uses identified in the Carmel Valley Ranch Specific Plan. Condition of Approval
9-1 would ensure that the proposed project would be cons1stent with the Carmel Valley Master

. Plan

Monterey County Zoning Ordmance According to the Monterey County Zomng Map the spa
and yoga studio addition, temporary sales office and hotel rooms have a zoning designation of
Visitor Serving/Professional Office — Design Control ~ Site Plan Review Zoning District or “VO-

D-S”. The parking lot area has a zoning designation of Open Space and Low. Density Res1dent1a1
(2.5 acres/unit) within Design Control — Site Plan Review — Residential Allocation combmmg
districts or “O-D-S-RAZ” and “LDR/2.5-D-S-RA ”The _propos d use of a spa and yoga studio
and a temporary sales office are consistent t g"‘""des1gnat10n Accordmg to
Section 21.38.050 of Chapter 21.38 the Zoning. Ordmance (Regulatlons for Open Space Zoning
. D1str10ts), golf icours_ and bulldmgs accessory t0 any ‘allowed ises’ ate allowed uses W1thm the

, uses and resrdentral uses are allowed withifi the “VO™ zomng d13trlct Residential uses are allowed ;
prov1ded that “the gross square. ‘footage of the residential use does not exceed the gross square
footage of the commercial use.” The proposed use of the units by their owner for a specified time -
period would not result in the use of the units as residential units per se. Therefore, the converted
units would continue to fall into the category of a hotel per the definition contained in Section
21.06.660 of the Zoning Ordlnance which states that a hotel is “any structure or portion thereof
contalmng guestro 'uSedl de51gned or mtended fo be used, let, or ‘hired out or tobe occupled

' Whether the. cornp tion for h1re is paid d1rect1y or mdrrectly, and occupled or intended to be
occupled by more than two persons ' :

Monterey Coumfy Code — While the proposed conversion of hotel units to private ownershlp
would continue to qualify as ahotel per the discussion above, there would need to be assurances
that the proposed use of the units by 1nd1v1dua1 owners does not become permanent or detracts
o from the hotel definition. To this end, owner occupancy of the units would have to be temporary
and “trans1ent 7 The Zomng Ordlnance does ‘not have a deﬁmtron of 'a “transient;” therefore, for
this purpose, ‘staff has relied in the deﬁmtron contéitied in Chapter 5.40 (Transient Occupancy Tax)
of Title 5 (Revenue and Fmance) of the Monterey County Mumc1pa1 ‘Code. Section 5.40. 020 H of
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this Chapter defines “transient” as “any person who exercises occupancy or is entitled to
occupancy by reason of concession, permit, right of access, license or other agreement for a
period of thirty (30) calendar days or less, counting portions of calendar days as full days. Any
such person so occupying space in a hotel shall be deemed to be a transient until the period of
thirty (30) days has expired unless there is an agreement in writing between the operator and the
occupant providing for a longer period of occupancy. In determining whether a person is a
transient, uninterrupted periods of time extending both prior and subsequent to March 31, 1965,
may be considered. (Ord. 3668, 1993; Ord. 3651 § 1, 1992)”

It would be necessary to provide assurances that occupancy of the units by the owners qualifies as
“transient” for the project to be consistent with the definition of a hotel and with the limitations on
occupancy by owners time-wise. Staff recommends Condition of Approval 9-1 to assure
consistency and compliance with the Carmel Valley Ranch Specific Plan, Carmel Valley Master
Plan, and the Monterey County Zoning Ordinance. Additionally, implementation of this condition
would assure that impacts from the proposed use hotel conversion are less than significant.

Recommended Condition of Approval 9-1 ‘ }
The development agreement between the individual owners and the hotel management shall
restrict occupancy (by renters or owners) of all condominium hotel units to a maximum
occupancy of 30 consecutive calendar days, with a minimum of 7 days between the 30
consecutive day occupancy. This would ensure that the occupancy remains “transient” and the
“hotel” use remains in place, which would be consistent with approved uses in the Carmel

Valley Ranch Specific Plan. : ‘
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10. - MINERAL RESOURCES C : T Less Than -

Ce Significant N
Potentially With Less Than

S : Signiﬁcaﬁt Mitigation Significant No

Would the project:’ ' - Impact Incorporated Tmpact - Impact
"~ a) Resultm the Joss of ava11ab111ty of a known mineral O . I I N | N

* resource that would be of value to the region and the '

residents of the state? (Source: 1, 6)
b) - Reésult'in the Toss of availability of a locallyimportant - o - s = TR .

mineral fesource recovery site-delineated on-a local .
general plan, specific plan or other land use plan? .
(Source 1 6) '

Dlscuss1on/Conclus10n/Cond1t10ns and Mltlgatlon.

The project s1te is developed land that does not contam mineral resources. See discussion in
Section IV, Environmental Factors Potentlally Aff.ect. i
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11. NOISE ' _ Less Than

Significant
Potentially With Less Than
Significant Mitigation Significant No

Would the project result in: Impact. Incorporated Tmpact Tmpact

a) Exposure of persons to or generation of noise levels in O | O [ |
excess of standards established in the local general plan
of noise ordinance, or applicable standards of other
agencies? (Source: 1,2)

b) Exposire of persons to or generation of excessive | O | O
groundborne vibration or groundborne noise levels?

(Source: 1,2) :

| ¢) A substantial permanent increase in ambient noise (M| ‘ O O ]
levels in the project vicinity above levels existing - ‘
without the project? (Source: 1) :

d) A substantial temporary or periodic increase in ambient O N | N [
noise levels in the project vicinity above levels existing ' :
without the project? (Source: 1, 2) :

¢) For a project located within an airport land use plan or, a O | .
where such a plan has not been adopted, within two '
miles of a public airport or public use airport, would
the project expose people residing or working in the
project area to excessive noise levels? (Source: 1)

f) For a project within the vicinity of a private airstrip, O O ’ [ | ]

would the project expose people residing or working in
the project area to excessive noise levels? (Source: 1

Discussion/Conclusion/Conditions and Mitigations: |

a, ¢) The operations of the spa and yoga studio, parking lot, temporary sales office and
condominium hotel units would not introduce any permanent noise sources that would cause a
substantial permanent increase in ambient noise levels that exceed the County of Monterey
standards. :

b, d) Noise would only be generated by the construction activities associated with construction
of the spa and yoga studio addition and parking lot. As indicated in Table 11-1 below, activities
involved in construction would generate maximum noise levels ranging from 85 to 88 dB at a
distance of 50 feet. Construction activities would be temporary in nature and are anticipated to
occur during normal daytime working hours. :

" Noise would also be generated during the construction phase by increased truck traffic on area
roadways. A significant project-generated noise source would be truck traffic associated with
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transport of heavy materials and equipment to and from construction sites. This noise increase
would be of short duration, and would likely occur primarily durmg the daytimehours. . =

TABLE 11-1
CONSTRUCTION EQUIPMENT NOISE

Bulldozers : ) 87
Heavy Trucks ’ 88
Backhoe 85
Pneumatic Tools : 85

Source: Environmeital Noise Pollution, Patrick R. Cunniff, 1977.

The proposed project would involve construction activities which typically generate maximum
noise levels ranging from 85 to 88 dB at a distance of 50 feet, as indicated in Table 11-1. ‘I
these construction activities were to occur outside the normal daytime hours (e.g. from 7:00 PM
to 7:00 AM), construction-related noise could result in sleep intérference at existing nearby
noise-sensitive receptors visiting the hotel. This would be considered a potentiaily s1gmﬁcant
. impact. Implementation ofthe following mitigation measure would reduce this impact.. .

Mitigation Measure No. 11-1:

. Prior to issuance of gradmg or building permits, . the prOJect -applicant- shall prepare and
submit a “Construction Activities Schedule -and -Management- Plan”: identifying. all
construction activities. The plan shall include the entire development schedule and process,

shall address all pertaining aspects and m1t1gat10n ‘measures

ntemplated in ‘the Noise

Ordinance. During construction, the project. apphcant ‘adhere” to Monterey ~County’s -

* yrequirements for construction activities with:respect to. hours..of .operation, .muffling of ..

internal combustion engines and other factors which affect construction noise. generation and
its effects on noise-sensitive land uses. Th1s would include lmplementmg the followmg
specific measures:

Limit construction operations between the least no1se—sen81t1ve periods of the day {eg.,7
AMto 7PM); :

* Construction activities generating noise levéls ranging from 85 to 88dB shall be

scheduled aﬁer mld—day dunng Tuesday through Thursday

Locate: construction equlpment and equlpment staglng areas at the furthest dlstance
possible from nearby noise-sensitive land uses;

Ensure that construction equipment is properly maintained and equipped with noise-

- reduction " intake and exhaust ‘mufflers and engine shrouds, in accordance with

manufacturers’ recommendatlons Equlpment engme shrouds should be closed dunng

‘equipment operatlon

‘When not in use, motorized construction equ1pment should not he left idling; and

Estabhsh a contact person and notify adjacent property owners and users as to. the contact
person and complaint solution process.

-Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversior . September 2006
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Implementation of the @bove mitigation measure would prohibit noise-generating construction
activities during the more noise-sensitive daytime hours and would reduce impacts to daytime
noise-sensitive receptors. Noise generated by construction activities would be short-term and
fully mitigated. Therefore, the construction related noise impacts would be reduced to a less

than significant level.

e, f) The project site is not located within the area of any active pubic or private airstrip.

12. POPULATION AND HOUSING Less Than
: Significant .
Potentially With Less Than
. Significant ~ Mitigation Significant No
‘Would the project: Impact Incorporated Impact Impact
a) Induce substantial population growth in an area, either a O O | |
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through
extension of roads or other infrastructure)? (Source: 1)
b) Displace substantial numbers of existing housing, O O 0o . |
_necessitating the construction of replacement housing
elsewhere? (Source: 1) .
¢) Displace substantial numbers of people, necessitating O | O | |

the construction of replacement housing elsewhere?
(Source: 1)

~ Discussion/Conclusion/Conditions a'nd Mitigations:

‘The proposed project will not increase the :population or displace people. See discussion in
‘Section IV, Environmental Factors Potentially Affected and Determination.

Initial Study
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13. -+ PUBLIC SERVICES

Would the project result in:

.Less Than.

Substantial adverse physical impacts associated with the

provision of new or physically altered governmental

facilities, need for new or physically altered governmental

facilities, the construction.of which could cause significant . . . . .
environmental impacts, in order to maintain acceptable
service ratios, response times or-other performance

obj ectives forany of the public services:
a) -+ Fire proteetion? (Sodfce: 1)
b) Police pretection? (Soﬁree: 1)
c) Schools? (Source: 1)

d)«  Parks? (Source: 1) |

e) Other pubiic facilities? (Source: 1)

o Significant ..
Potentially With  Less Than o
Significant ~ Mitigation Slgmﬁcant No

Tmpact Incorporated Impact Impact

O O 0. |

0 : mi a n
oL ..o g. . ..a .

Discussion/Cdnclusioh/Cenditions aﬁd Mifigat‘ionsi'

. The proposed project Would not introduce any uses that would substanhally increase the demand

" on public services. See discussion in Sectlon IV Envnronmental Factors P

~ and Determmatlon

%_txally Affected
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14. RECREATION - Less Than

Significant
Potentially With Less Than
Significant ~ Mitigation  Significant No
‘Would the project: ' Jmpact Incorporated Impact Jmpact
a) Increase the use of existing neighborhood and regional | | O n
parks or other recreational facilities such that substantial ‘ : '
physical deterioration of the facility would occur or be
accelerated? (Source: 1)
b) Does the project include recreational facilities or require O O o [ |

the construction or expansion of recreational facilities
which might have an adverse physical effect on the
environment? (Source: 1)

Discussion/Conclusion/Conditions and MiﬁgaﬁOnsf
The proposed project would not introduce any new uses that would increase the use of existing

neighborhood recreation facilities. See discussion in Section IV, Environmental Factors
Potentially Affected and Determination.
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15. TRANSPORTATION/TRAFFIC Less Than

Significant
Potentially =~ With Less Than
: : Significant  Mitigation Significant No

‘Would the project: - : ~ Impact Incorporated  Jmpact Impact
a) Cause an increase in traffic which is substantial in N O - m. - . 0O

relation to the existing traffic load and capacity of the . : . :

street system (i.e., result in a substantial increase in

either the number of vehicle trips, the volume to capacity

ratio on roads, or congestion at intersections)? (Source:

41, Exhibit D)
b) Exceed, either individually or cumulatively, a level of | " O d

service standard established by the county congestion
management agency for designated roads or highways?
(Source: 1, Exhibit D)

¢) Resultin achange in air traffic patterns, including either .
an increase.in traffic levels.or a.change inlocation that . .
results in substantial safety risks? (Source 1, ‘Exhibit D)

d) Substantially increase hazards due to a design feature - a o - d |
(e.g., sharp curves or dangerous intersections) or o
incompatible uses (e.g., farm equipment)? (Source: 1,

Exhibit D) :

¢) Resultin inadequate emergency access? (Source , - g ‘ a O o
Exh1b1tD) . .

f). Result in madequate parkmg capamty? (Source 5) . _ O - - om0 0

'g) Conflict with adopted policies, plans, or programs B N I O I -

supporting alternative transportation (e.g., bus turnouts,
‘bicycle racks)? (Source: 1)

Discussion/Conclusion/ Conditions and Mitigations:

a, b) Regional access to the project site would be provided by Carmel Valley Road .via Robinson
Canyon Road. Local on-site circulation would remain unchanged, utilizing Old Ranch Road,
Fairway Court, and Oak Place. Old Ranch Road would continue to provide access to the spa and
yoga studio additions, and condominium hotel units #46 through #145, including the temporary
sales office. Individually owned condominium hotel units #1 through #45 would be accessed via -
Ozk Place and Fairway Court off from Oak Place. The employee parking lot would be access via
Old Ranch Road

Traffic in the Carmel Valley Master Plan Area , :
- The Board of Supervisors has adopted certain policy related to new res1dent1a1 and commermal
subdivisions in the area of the Carmel Valley Master Plan. This policy is contained in Board of
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Supervisors Resolution No. 02-024 (Exhibit 3). Section C of the resolution states “Additional
units resultmg from new residential and commercial subdivisions in the Carmel Valley Master
Plan Area would foreseeably increase daily traffic on already deficient sections of State Highway
1 and Carmel Valley Road.” The policy was adopted following the provisions of Policy No.
39.3.2.1 of the Carmel Valley Master Plan which provides that development having the potential
for significant traffic impacts on levels of service, be deferred in the event that certain threshold
volumes are reached in twelve segments of Carmel Valley Road. These thresholds have been
reached according to a report from the Department of Public Works dated December 11, 2001.

Staff from the planning department and the department of Public works has reviewed the subject
application in view of the policy mentioned above. Staff has determined that the subject policy is
applicable to the proposed conversion of hotel units to individual ownership (File No.

PLN030360), because the conversion requires a subdivision. Staff from the Public Works
Department has agreed with the statement of the Traffic Report (See next paragraph) that the
conversion would not generate additional daily trips and therefore would not affect the levels of
service of the roads in the area. Therefore, staff believes that the proposed conversion complies
with the intent of the adoption of the Policy of not allowing residential or commercial '
subdivisions that would result in the generation of additional vehicular traffic.

~ Existing Plus Project Traffic Conditions
According to the Traffic Report prepared by Higgins Associates, the conversion of 144 hotel
rooms to 144 individually owned condominium hotel units would not generate additional daily
* trips or change parking characteristics since the condominium hotel units would still be rented
“out for hotel use. However, the spa and yoga studio addition would generate approximately 34
additional daily trips under the worst case scenario. The spa and yoga addition would generate 9
trips during the AM peak hour and 5 trips during the PM peak hour (Exhibit D). According to .
Higgins Associates, the project traffic generated on Carmel Valley Road would be distributed 50
- percent eastbound and 50 percent westbound. Approximately 20 percent (2 trips during the AM.
* peak hour and 1 trip during the PM peak hour) of the project traffic generated westbound would
be distributed to State Route 1 and approximately 30 percent of the eastbound traffic would be
distributed to Laureles Grade Road. . S

The most directly impacted intersection would be the eastbound off ramp at Carmel Valley Road
and Robinson Canyon Road due to the proximity to the project site. Under existing plus project
conditions, the Carmel Valley Road/Robinson Canyon Road intersection would operate at a level
of service (LOS) A during both the AM and PM peak hours. At other intersections located on
Carmel Valley Road, the increased traffic volume generated by the proposed project (9 trips
during the AM peak hour and 5 trips during the PM peak hour) would decrease the further they
were located away from the project site. Therefore, the trips generated by the proposed project
would have a less than significant impact under existing plus project traffic conditions.

Cumulative Traffic Conditions

The vehicle trips generated by the spa/yoga room addition port10n of the project would contribute
towards cumulative traffic impacts on the roadway network within the area of the Carmel Valley
Master Plan. Policy 39.1.7 of the Carmel Valley Master Plan recommends imposing developer,
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fees for: prOJects within the:Carmel Valley Master Plan planmng area.. Funds raised through the
collection of these fées would go towards improvements to Carmel Valley Road.: In addition, the
proposed project would be subject to contribute towards State Route 1 reimbursement program
that was established for recently completed roadway improvements. Furthermore, according to
the TAMG ‘Regional Transportation Plan (RTP); Carmel Valley Road is projected to operate at
unacceptable levels of service east to MeadowsDrive. Proposed improvements to Carmel Valley
Road ‘include widening thé roadway to include passing lanes on key segments on a 4.39-mile
section strétching from Via Petra to Robinson Canyon Road and adding left turn channelization
and bicycle lanes. These improvements are included in TAMC’s Congestion Management
Program (CMP) but have not been nnplemented due:to.a lack of funding.

The add1t10na1 trips generated by the spa and yoga studlo add1t10n Would contnbute towards
‘cumulative traffic conditions within the Carmel Valley Master Plan planning area.  This would
be considered a potentially significant curmulative impact. Therefore, the following mitigation
measure has been provided to help fund improvement projects that would improve the operations
along: Carmel Valley- Road and contnbute towards relmbursmg mprovements already
~constructed on State Route l. S A A TR ST L P T

Mitigation Measure 15 1
a. Prior to issuance of building permit, the prOJect -applicant™ shall contribute - their
~ “proportional-fair shate, as-determined and approved by the Department-of Public Works 4
~ towards the*Carmel ‘Valley Road nnprovements 1mpact fee in accordance Pohcy 39.1 7 of
the Carmel ValleyMaster Plan D e T

c. Prior to issuance of building permit, the project applicant shall contribute their
proportional fair share towards the State Route 1 reimbursement program which would go
towards recently completed 1mprovements to State Route 1 :

Payment of these trafﬁc imy ";i ifees would m1t1gate the cumulatrve traffic impact associated
i ‘addition.’ Therefore ‘the increase in trafﬁc associated w1th the

proposed pI‘OJ ject Wouldhe reduced toa less than s1gmficant level

c,d, e g) The on]y change in existing uise that would result in an increase in traffic is the spa and
yoga studio addition. The spa and yoga studio addition would require ‘'surfacing an existing dirt
Tot to provide 17 employee ‘parking spaces at the maintenance yard. Employees would be
shuttled to and from the lodge burldmg in golf carts. The proposed spa add1t10n and assocmted
‘conflict with” adopted pohcres plans or programs supporting alternatlve transportatlon
Furthermore the pr03ect s1te is not located W1th1n an air ﬂlght path or near.an actlve puhhc or
prlvate alrport ’ : ' ,
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f) The spa and yoga studio addition would result in an increase the number of visitors and
employees at the lodge during business hours, which would result in an increased parking
demand. According to Section 21.58.040 of the Zoning Ordinance, the spa and yoga studio use
would require 1 parking space per every 50 square feet of spa, which would require
approximately 99 parking spaces. However, according to Higgins Associates parking would only
be required for new staff and non-hotel guests, which is assumed to be approximately 5 percent
of the daily visitors to the spa and yoga studio addition. According to Higgins Associates, the
spa and yoga studio addition would result in an increased parking demand of 12 parking spaces
(Exhibit D). Of the increased demand for 12 additional parking spaces, 8 parking spaces would
be generated by the increase in employees and 4 parking spaces would be generated by non-hotel

guests visiting the spa and yoga studio.

The proposed project includes applying all weather surfacing on existing lot at the maintenance
yard and striping the all weather surface to provide 17 employee parking spaces that are 8 feet
wide by 20 feet long. The proposed parking lot would accommodate the 8 parking spaces
generated by increased employees associated with the spa and yoga studio addition, plus an
additional 9 lodge employee vehicles. The hotel employees will be shuttled to and from the
lodge in golf carts. Providing additional employee parking spaces at the maintenance yard would
free up approximately 9 parking spaces at the lodge parking lot. This would accommodate the
- increased parking demand of 4 parking spaces generated by the non-hotel guests visiting the spa
and yoga studio. Therefore, the impact would be considered a less than significant impact.
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16.- ~ UTILITIES AND SERVICE SYSTEMS : ‘ Less Than.

. Significant. .
Potentially With Less Than _

- . ' _ : Significant =~ Mitigation  Significant No’
Would the project ' . Impact Incorporated Impact Impact
a) Exceed wastewater 1rea1ment reqmrements ofthe . R 0 |} l ‘

apphcable Regional Water Quahty Control Board‘7 : ' :

(Source 1 12)
by R'e‘qun‘e of resiilt in the-construction of new water.or i« - [J.. R = I m [

wastewater treatment facilities.or expansion of existing.

" facilities, the construction of which could cause

significant environmental effects? (Source: 1, 12, 13)
©) Require or result in the construction of new storm water O a - - O

drainage facilities or-expansion of existing facilities, the
- construction.of which could cause significant. ...

d) Have sufficient wate: s availablé to serve the -
- pro_] ject from existing ntitlements and’ reSources, or are
 néw or expanded entitflements needed? (Source 1,13,

-+ .- Exhibit- C) :

e) Result 'in a determination by & wastewater freatiment o g o n|
provider which serves or may serve the project that it has '
adequate capacity to serve the project's projected
demand in addition to-the provider's emstmg
commltments? (Source: 12)

) Be served bya landfill with suﬁic1ent permltted capamty [ O - W .. Od
to accommodate the project's solid waste disposal :
needs? (Source: 1, 9)

g) Comply with federal, state; and local statutes and I:I ‘4 | . | | »
regulations related_ 1o solid waste? (Source: 9) .

Discussion/Conclusion/Conditions and Mitigations:

a) The wastewater generated by the proposed project would be collected by the existing sewer
system and treated by Carmel Valley Sanitation District. Carmel Valley Sanitation District was
established in 1980 to provide tertiary sewage wastewater treatment for part of Carmel Valley
Ranch and maintain and operate a community septic tank for the rest of the ranch. In 2004, the
County of Monterey sold the operation and facilities to California-American Water Company.
The treatment facility is monitored and regulated by the Central Coast Regional Water Quality
Control Board’s (RWQCB) Therefore, the wastewater generated proposed project would not
exceed the RWQCB treatment requirements.
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i
b, d, &) Wastewater and potable water services would be provided by California-American Water
Company (Cal-Am. 2006). The conversion of existing hotel rooms to condominium hotel units
and the temporary sales office would have no impact on the wastewater treatment demand.
However, the spa and yoga studio addition would add six toilets, showers, and hot tubs, which
would increase the water and wastewater demand.

Water
According to MPWMD, all interior water connections and potable water use at Carmel Valley

Ranch Resort are supplied by California-American Water Company (Cal-Am) as an approved
Water Distribution System (WDS) operating in accordance with the MPWMD’s Rules and
Regulations (Exhibit C). According to MPWMD, the change of ownership of the hotel rooms

“would not result in intensification of water use or addition of connections pursuant to the
MPWMD’s Rules nor constitute a change to the WDS. However, any addition or modification of
plumbing fixtures requires review and approval by MPWMD. Intensified water uses are only’
allowed if additional water use is supported by on-site water credits or through water made
available with the Monterey County allocation. ’

As discussed in Section 8, Hydrology and Water Quality, the 4,956 square foot spa and yoga
studio addition would increase the water demand by 0.65 AFY. The proposed project would
extend existing waterlines on-site to the spa addition. However, there would be no additional
~ expansion of the water facilities required to meet the increased water demand of approximately
0.65 AFY. '

Implementation of Mitigation Measure 8-1 requires that the project applicant provide evidence of
water credits granted by MPWMD to meet the increased water demand associated with the spa
addition and provide reduction in water use of a minimum of 10 percent within the proposed
commercial subdivision, which would ensure that the water usage within Cal-Am’s service area
is not intensified and that the water demand is in accordance with Monterey County Ordinance
No. 3310. Therefore, there would be sufficient water supplies available from existing
entitlements and resources and the impact would be considered a less than significant impact.

‘Wastewater :

The increased wastewater demand associated with the spa and yoga studio addition would be
similar to the increased water demand of approximately 0.65 AFY. Implementation of
Mitigation Measure 8-1 requires that the increased water demand is offset by water credits
obtained from decreasing water usage within the proposed commercial subdivision by 10
percent. A 10 percent decrease in water usage would translate to a decrease in wastewater
generated on-site. Therefore, the impact on éxisting wastewater treatrnent facilities would be
considered a less than significant impact. ‘

¢) The proposed project includes a parking lot with “all weather surfacing” that may increase the
impervious surfaces, which would generate increased storm water runoff. However, the storm
water runoff would be minimal and discharged on-site in accordance with the Phase II Storm
Water NPDES requirements. Furthermore, as a standard Condition of Approval, the project
applicant shall be required to implement best management practices (BMPs) identified in the
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Monterey Peninsula Stormwater Management Program. . Therefore, the unpact associated with
storm Water dramage fac111t1es would be cons1dered aless than s1gn1ficant impact..

f, g) The sohd waste generated by the proposed pro_]ect is collected by Carmel Manna
Corporation, a division of Waste Management, Inc. and delivered the Monterey Regional Waste
Management District (MRWMD) landfill facility located north of the City of Marina. The
MRWMD landfill receives approximately 225,000 tons of solid waste per year and has the ability
to receive -approximately 40 million tons. According to MRWMD, if MRWMD. continues to
achieve the "AB939" State-mandated 50 percent recycling goal, the landfill will.continue to serve
the current-service ‘aréa-through the year.2107 (Personal. communication. with. Rick. Shedden
MRWMD." January:18, 2006). - The: spa operations -would generate minimal solid waste.
Therefore, the proposed prOJect Would have less than significant lmpact -on sohd waste

facilities. -
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VII. MANDATORY FINDINGS OF SIGNIFICANCE

NOTE: If there are significant environmental impacts which cannot be mitigated and no feasible
project alternatives are available, then complete the mandatory findings of significance and attach
to this initial stady as an appendix. This is the first step for starting the environmental impact
report (EIR) process. .

Less Than
_ Significant
Potentially With Less Than
Does the project: Significant ~ Mitigation Significant - No
: : Impact Incorporated Impact Impact

a) Have the potential to degrade the quality of the O [ | O

environment, substantially reduce the habitat of a fish o

- or wildlife species, cause a fish or wildlife population
to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered
plant or animal or eliminate important examples of the

- major periods of California history or prehistory?
(Source: see discussion above)

b) Have impacts that are individually limited, but _ O [ ] ‘ O . O
- cumulatively considerable? ("Cumulatively ’ ' ~ . - o
‘considerable" means that the incremental effects ofa
project are considerable when viewed in connection
with the effects of past projects, the effects of other
current projects, and the effects of probable future
projects)? (Source: see-discussion above)

<) Have environmental effects Which?will cause substantial O B m O
adverse effects on human beings, either directly or - L -
indirectly? (Source! see discussion above) '

Discussibn/Conclusion/Conditioh and Mitigation:

See the discussions in Section IV, Environmental Factors Potentially Affected and
Determination and Section VI, Environmental CheckKlist.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
Initial Study ' "(PLN 060056 & PLN 060360)
Page 41



* VIILFISH AND GAME ENVIRONMENTAL DOCUMENT FEES:

AsseSsinent of 'Feé

For purposes of n'nplementmg Section 735.5 of Title 14, California Code of Regulations: Ifbased
on the record as a whole, the Planner determines that implementation of the project described
“herein, will result in chahgés to resources A-G listed below, then a Fish and Game Document -
Filing Fee must be assessed, Based upon analysis using the criteria A-G, and information '
contamed in the record, state conclusmns Wlth ev1dence below.

A) Riparian land, tivers, streams, water courses, and Wetlands under state and federal
“Jurisdiction. '
B) Native and non-native plant life and the soil requlred to sustam habitat for ﬁsh and
- wildlife;
O Rare and unique plant life and ecological commumt1es dependent on plant life, and;
D) Listed threatened and endangered plant and ammals and the habltat in Wthh they
~ are believed to reside. R
E) . All species of plant or animals l1sted as protected or 1dent1ﬁed for speclal
management in the Fish and Game Code, the Public Resources Code ‘and the Water
‘Code, or regulations adopted thereunder. .. . .,
F) All marine terrestrial species subject to the Junsdwuon of the Department of F1sh
, and Game and the ecological communities in'which they reside. .
G)  All air and water resources the degradation’ of ‘which- will md1v1dually or
cumulatively result in the loss of h1olo vefs1ty am ng plants and’ ammals
res1d1ng in air or water. B

Dé minimis Fee Exemptlon For purposes of lmplernentmg Section735.5 of the California- Code
of Regulations: A De Minimis Exemption may be granted to the Envu'onmental Document Fee if

. there is substantial evidence, based on the record as a whole, that there will not be changes to the - -

above named resources V. A-G caused by implementation of the project. Using the above criteria,
state conclusions with evidence below, and follow Planning and Building Inceptions Department
" Procedures for filing a de minimis exemption.

Conclusion: The project will be required to paythe fee.
' Evidence:  The proposed project will require the removal of two native coast live oaks

(Quercus agrifolia) that are comprised by decay, fungus, and insect infestation, as
. discussed in Section V1.4, Biological Resources.
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'EXHIBIT A — AESTHETICS

Monterey County Land Use Advisory Commission. Design Approval Form. June 5, 2006.
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LUAC

FILE #:TLNCELCES 0

!

MONTEREY COUNTY ,

PLANNING AND BUILDING INSPECTION DEPARTMENT
Salinas — 168 West Alisal, 2nd Floor, Salinas, CA 93902

| Telephone: 831.755.5025 Fax: 831.757.9516

Coastal Office — 2620 First Avenue, Marina, CA 93933
Telephone: 831.883.7500 fax: 831.384.3261
http://www.co.monterey.ca.us/ pbi/

DESIGN APPROVAL REQUEST FORM

ASSESSOR’S PARCEL NUMBER: 416-522-010 7 “o—5%2 - 2%
PROJECT ADDRESS: One 01d Ranch Road, Carmel
PROPERTY OWNER: Carmel Valley Ranch . Telephone: 831-754-2444
Address: 318 Cayuga Street Fax: 831-754-2011
City/State/Zip: Salinas, CA 93901 Email: miriam@lomgil.com
APPLICANT: Lombardo & Gilles, ATTN: Miriam SchakatTelephone: 831-754~2444

} Address: P. 0. Box 2119 : Fax: 831-754-2011
Cily/State/Zip: _ ga1ipas  CA 03902 Email: miriam @lomgil.com
AGENT: Telephone:
Address: Fax:__ -
City/State/Zip: Email:

PROJECT DESCRIPTION: (Attach Scope of Work) _Add 4056 sq. ft. (6 treatment rooms) to

existing hotel and convert existIng unit to temporary sales office.

MATERIALS TO BE USED:

/| _copper roof
+ PE

COLORS TO BE USED: match existing building colors (.gray)

You will need a building permit and must comply with the Monterey County Building Ordinance. Additionally, the Zoning
Ordinance provides that no building permit be issued, nor any use conducted, otherwise than in accordance with the conditions

and terms of the permit granted or until ten days ‘after ihe mailing of notice of the granting of the permit.
PROPERTY OWNER/AGENT SIGNATUREL/[ N ; 6[ )-J@ O\D/ DATE: S } 23[ [0,

FOR DEPARTMENT USE ONLY
“ZONING: VO - -5 . ' :
GENERAL/AREA PLAN: , | ADVISORY COMMITTEE RECOMMENDATION
ADVISORY COMMITTEE: {_XErqel ALY
RELATED PERMITS: . %FPROVAL 0 DENIAL
LUAC REFERRAL: O YES CINO For: Against: ﬂ Abstain; Absent:
ADMINISTRATIVE APPROVAL: I YES IXNO é/‘

DOES THIS CORRECT A VIOLATION?

p 1.
PUBLIC HEARING REQUIRED? ~ TXYES LINO Was the Applicant Present? (4 YES OoNo Mbb@(ﬂ@

cy %NC‘—‘_) . 0O YES ONO Reco_. mepded Changes: _(OW@, (et (wlﬁff ) U (cu\j
LEGAL LOT: . EYE LNO _{J‘\(A):; .'PL'J,’{T"F#Y)‘\ Sl Yoo whedd "o
GIVEN OUT BY: (Ui, CEAADATE: A [2OI0G | elilano o 2 o mouias g D olf
ACCEPTED BY: @ATE: 2220 bdehion. athdian. e denuib ] ookl
COMMENTS 5 20\ ) :yv\li \Q_:-'U/ b'h\liv\‘)/}. - Y
0 13 14
Signatufe: \(W\Q_A/\O(%\ )
Date: (r) | g }h {/’\\)
i |1 T
APPROPRIATE AUTHORITY: [ DIRECTOROF P & B1 [1 ZONING ADMINISTRATOR I PLANNING COMRMISSION
ACTION: O APPROVED -0 DENIED
CONDITIONS:
APPROVED BY: : DATE:

PROCESSED BY: ' DATE:

2

e

————




MONTEREY GOUNTY PLANNING AND BUILDING
INSPECTION DEPARTMENT o
(831) 755-5025 (SALINAS) (831) 883-7500 (MARINA) -

STATEMENT OF PROJECT SCOPE OF WORK
PLEASE CHECK “YES" OR “NO" FOR ALL BOXES

<
%)
@
-4
o

The project structure is for commercial use.

The project includes constructing, enfarging, altering, repamng, movlng, lmprovmg or removing

electrical systems.

The project includes constructmg, enlargmg, altering, repairing, moving, rmprovrng or removmg
" plumbing systems.

The project includes constructing, enlarging, altenng, repalrmg, moving, lmprovmg or removing

mechanical systems. ~

W The project structure is for residential use.
?
?

SN

SRS AW R R 30K

7
?
6. }( The project includes constructing, enlarging, altering, repamng, moving, improving or removing a septlc
tank.
7. ?7 The prO{:ect includes a sewer system.’
Type:
8. K The ‘parcel has a well or will have a well.
9. K The project includes constructing, enlarging, altering, repairing, movrng. improving or removing a well.
10. ? The project has an approved water system.
Name:__ Cal Am
11, JA  The project is NOT in the Monterey Peninsula Water District.
12. ? The project involves a fire sprinkler system.
13, A The project includes retaining walls.
14, X The project includes demolitlon work.
If "yes", describe )
15. ¢ /& The project includes replacement and/or repair of fi fty percent (50%) or mare of the exterior walls of a
structure. .
16. X ? °  The project includes removal of trees or vegetation.
) If "yes®, describe removal of ground cover
7. 7 }f\ The project includes a pre-manufactured urilt(s). -
18, 7 K The project includes exterior siding changes. ;.
19, 7 #~  The project includes the removal of interior sheetrock or panelmg
20. 7 W, The project inclizdes a structure that is being relocated
2. 7 % The project includes the alteration of the roof pitch of a structure ’ .
22 7 . ){ - The project includes the ‘use of roofing materials that are different in type and/or color fromthe -
- .- original materials. et A
Cr 0L e [f'yes”, describe
t23. 7 A The project will include the installation and/or replacement f
24, X, 7. The project includes buridation repair and/or replacement.
25, ? & The project includes a new or relocated.driveway. . ., -
26, 7 Y. The project includes site grading and/or &ite drainage changes
27. ? A The project includes a historical structure, or a siructure older than f fty (50) years,
28. '? ¥ The project includes an accessory structure(s) i |

If “yes®, describe
29. )~ 7  The project will be connected to a publlc electrlcal utility.”

PLEASE DESCRIBE COMPLETELY AND FULLY THE PROJECT YOU ARE APPLYING FOR.
INCLUDE INFORMATION ON ALL QUESTIONS ANSWERED WITH A "YES".

Add a 4056 sq ft spa with faix freatment rooms to existing hotel. . Comvert

already existing unit into temporary sales office.

| hereby certify that the above information is complete and correct. | certify that | am the property
owner or that | am auth:yzed to act on the property owner’s behalf.

<Cl2zlow

“Signature *Date *

It is unlawful to alter the substance of any official form or document of Montersy County.

BZ.psw.121902 revised 4-31-03



EXHIBIT B — BIOLOGICAL RESOURCES

Forest City Consulting. Arborist’s Report. May 31, 2006.




Forest Clty Consultmg

- Matt Horowitz -
PMB # 305
225 Crossroads Boulsvarm sy f
Carmel, CA 93923  Hueaug?” - {j y :j"" 3

831-464-9302

- _ MONTEREY COUNTY
Arborist's Report - Carmel Valley Ranch Spa PLANNING & BUILDING
Introduction . |  INSPECTION DEPT.

This Arborist's Report was prepared for Carmel Valley Ranch (APN 416-522-010). Preparation
of the report is per request of the property owner. This report was prepared to address the
removal of trees protected by Monterey County Zoning Ordinance - Title 21. This report was
prepared to meet the requirements of section 21.64.260 - Preservation of Oak and Other
Protected Trees. Preparation of this report was done by Matt Horowitz of Forest City
Consulting, which has been on the County's list of Consulting Foresters since 1998.

This Arborist's Report is not a monetary valuation of the trees. It is not the intent of this report to
provide risk assessment for any tree on this parcel, as any tree can fail at any time. No clinical
diagnosis was performed on any pest or pathogen that may or may not be present.

In addition to its own inspection of the property, Forest City Consulting relied on information
provided in the preparation of this report(such as, surveys, property boundaries and property -
- ownership) and must reasonably rely on the accuracy of the information prov1ded Forest City ..

- Consulting shall not control nor be responsible for another's means, methods, techmques
schedules, sequences or procedures, or for contractor safety or any other related programs, or for ..
another's failure to complete the work in accordance with the plans and specifications. .

Site mspectlon
A site inspection was made on May, 25, 2006 by Matt Horow1tz Trees at the site were located

and given a cursory review for health and condition. Emstmg improvements and the extents of
proposed improvements were located. Potential tree impacts were reviewed.

The site currently supportsa lodge and other guést facilities. The construction site is flat.

Project descrlptlon

The project as proposed will: Build a spa around an existing courtyard planting box. The open
courtyard will be retained; however the grade inside the planting box will need to be lowered to
allow for access by disabled persons. * Six treatment rooms will be built around the perimeter of
the existing courtyard adding 4,056 square feet to the existing lodge. Easy access for disabled
persons can be prowded at existing courtyard entrances.

Page 1 of 5
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The existing driveway W111 CJbFiaElz11C1:pTa<|:(¢:ch\1 Qf (flng will take place for the improvements, the

extent to which is shown on the site maps. A total of 30 yards of material will be removed from
the planter box. Removal of this material is necessary for ADA access to the spa.

Tree description
Native trees on the property are mostly coast live oak (Quercus agrifolia).

The diameter for the trees was measured at two feet above grade (D2') as required by section
21.64.260. This diameter measurement was made using a standard diameter tape, which
measures the distance atound the tree and converts to "diameter" based on the relationship of
circumference and diameter of a true circle.

Tree removal
Two trees are proposed for removal Both are native trees.

Tree 1 is a coast live oak measuring 23.5" D2' and approximately 35 feet in height -
is located on the northern side of the planting box. There is decay at the root
crown of this tree. The trunk has included bark on several sections.- There were
several small conks noted in the canopy of this tree.. These conks are the fruiting

- bodies of the fimgus and indicate that the fungus has matured to the point of being
able to reproduce and spread to other nearby oaks. One limb has a 5” pocket of
decay that was full of water.on the date of inspection. Over half of the limbs on
this tree have some degree of decay present. There are nails and electrical conduit
on the trunk. The electrical conduit supplies power to illuminate the oak. The
crown of this tree is in severe decline and the tree has lost about 50% of its

* foliage.

<

Photo of proposed tree removal #1. Note small round conks on bottom of limb.
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INSPECTION DEPT.

Tree 2 is a two stem coast live oak measuring 45” D2 and 26” D2’ respectively
and is located on the southern side of the planter box. At 4.5 feet above grade
(DBH) this tree forks into 3 stems measuring 25, 25” and 22" respectively. This
tree is approximately 35 feet tall. There are several pockets of decay at the root
crown. The largest pocket of decay extends well into the 45> D2’ stem. This

- pocket of decay has destroyed about 65% of the holding wood for-this large stem.
A large pool of water (approximately 6” deep) was noted at the crotch of this tree.
The decay under and to the sides of this water as well as another pocket of decay
on the opposite side of the 45” D2’ stem indicate that the fungus may well have
compromiised the stability of this stem. The rest of the stems looked to be in fair
health although somie of the smaller limbs were beginning to show symptoms of
decay. The crown had an oak gall noted. This gall was most likely caused by

- insect mfestatmn

prumng Was not fatal to the oaks at the fime but did predispose them to infection
frq msects and patho gens These trees are becormng increasingly more

" Removal -rﬁethod
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QN DEPT.
Both trees will be removeg\l'by fe h%gl Tl[us can be done without serious risk to other trees or

structures by a trained professional. Small pieces of the felled trees can be ch1pped Wood will |
be utilized as firewood or some other use.

Impacts of removal
Tree removal will not have any significant impacts to the property or the neighborhood. The
property retains many trees including landmark oaks.

Tree retention

Many other oak trees on the property will be retained. The proposed site for the spa has already
been impacted by the original courtyard development. Development of a spa at this site will
impact two trees already suffering from past development. This will have less impact on the
retained trees and forested areas than moving the project to another site on the property.

Protection of retained trees ,

The trees to be retained will be protected from damage by the construction related activities.
Most of the retained trees will be located away from development activities and can be easily
protected by staging demolition and construction activities away from the trees. The primary
method of limiting work areas away from the trees will be by installing a Tree Protection Fence.

Tree Protection Fence (TPF)

A temporary fence should be erected on the property and maintained through
construction. The fence will incorporate the dnplme of each retained tree, where
possible.

All areas protected by the TPF shall be considered off-limits during all stages of
development. These areas shall not be used to park cars, store materials, pile debris, or
place equipment. Gates into the protected areas may be installed to allow normal
residential use of the property.

Utility trenching

‘When possible, utilities should be placed in the same trench Care will be taken to avmd
trenching on two sides of a tree. Major roots encountered will be tunneled under or -
bridged over and retained when possible. The portion of the utility trenching within the
area protected by the TPF shall be dug using hand-tools or with hght equipment under the
supervision of a qualified arborist or forester.

Roots encountered :

Roots encountered during trenching, grading and excavation that are not to be retained
will be cleanly cut to promote re-growth and to prevent increased damage from breaking
the root closer to the tree than is necessary. If cutting the root(s) will significantly affect
the stability or vitality of the tree, the roots will either be bridged over or tunneled under
where feasible.
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- Pruning for construction -

Branches located close to construction activities are subject to breakage from contact

with heavy equipment and materials. A properly pruned branch will heal faster and is
generally less damaging to the tree than a broken branch. Branches subject to breakage -
should be pruned when such pruning will not cause significant damage to the health,
vitality and safety of the tree. Pruning should be conducted under the supervision of an
Arborist certified by the International Society of Arboriculture.

Construction contracts
All construction contracts for the project shall include a provision requiring that all
contractors and subcontractors performing work on this project be given a copy of the

- forest management plan and conditions of approval and agree to implement the
provisions of the forest management plan and conditions of approval. In addition, the
contracts shall also identify a County approved Arborist or Forester to be ava11able to
1nterpret thls report or prov1de additional recommendations.

Tree replacement
Tree replacement ata 1 1 ratlo is recommended for the two coast hve oaks to be removed

Two (2) trees should be planted as part of the la.ndscapmg Trees should not be planted
within 10 feet of existing trees or each other. Replacement areas have not been 1dent1fied
as the desired location of planted.trees may change after the pl‘O_] ject is complete

Coast live oak is the recommended replacement spec1es Trees should be of1 al orlgln
and shall be from a nursery that is or can be certified free from Sudden Oak Death. -
Smaller trees tend to become established quicker; require less irrigation for a shorter

- duration, and obtain the same size as larger nursery trees over the long-term. The only = . ..
real advantage of larger nursery trees is to create an immediate visnal impact. This

property will have many retained trees and tree replacement is not necessary to mitigate
any visual impacts of tree removal.

The replacement trees will need supplemental irrigation until they become established.
Any irrigation system should be as temporary.in nature as possible and watering from an
existing garden hose is acceptable. The numerous large oaks on the property will not

tolerate supplemental summer 11'r1gat1on Irrigation needs to be kept out of the dripline of -
the retained oaks.

Required findings

The following findings are from section 21. 64 260.D.5 and are listed here as they appear for the
use of the appropriate authorities in considering approval for tree removal. Each of the findings
was evaluated by Forest City Consulting in regards to the proposed removal of the protected
trees. Matt Horowitz is a Certified Arborist with.degrees in Forestry from institutions accredited
by the Society of American Foresters, has a basic knowledge and understanding of each of the
following factors for consideration as each relates to forest resources, and is qualified to give his
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opinion on the following issues. In addition, Matt's knowledge and expertise is adequate to
allow him to determine if another expert needs to evaluate any of the specific concerns raised.

Is the tree removal the minimum required under the circumstances of the case?

This project, as proposed, will require the removal of two protecied trees. Both of these
trees have issues that may make them unsafe in the near fiture. Tree number 1 has conks
which can spread fungal infections to other healthy trees nearby. This tree can be
considered a risk to the health and sanitation of the surrounding forest.

Tree #2 has decay at its root collar. This decay is rapidly advancing to the point that the -
oak will become hazardous. Retaining this tree and building the spa around it will create
a dangerous situation for spa guests.

As the project is proposed, the tree removal is the minimum required. Other areas near
the lodge are on slopes exceeding 30% and are covered with existing oaks of a protected
size. The impacts of locating the spa in the courtyard location are much smaller than the
impacts of developing the spa in other locations near the lodge.

Will tree removal involve a risk of adverse environmental impacts?

Soil erosion: The proposed tree removal is not expected to increase the risk of soil
erosion or contribute to erosion.

Tree removal, in and of itself, will not create an increased risk of soil erosion on this
property. The area of the tree removals is flat. Soil erosion concerns are more a factor of
the grading plans than this report.

Water quality: The removal of the trees will not substantially lessen the ability for the
natural assimilation of nutrients, chemical pollutants, heavy metals, silt and other noxious
substances from ground and surface waters.

The trees proposed for removal play a relatively insignificant role with concerns to water
quality. It is unlikely that there are any chemical pollutants or heavy metals present up on
the property or likely to be introduced that could potentially be assimilated to any
significant degree by the trees to be removed. Any ability of the trees proposed for
removal to provide for the natural assimilation of nutrients, chemical pollutants, heavy
metals, silt and other noxious substances from ground and surface waters would be
insignificant.

Ecological impacts: Tree removal will not have a substantial adverse impact upon

" existing biological and ecological systems, climatic conditions, which affect these

systems, or such removal will not create conditions which may adversely affect the
dynamic equilibrium of associated systems. Only two trees are being removed with
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many other large trees being retained.

Noise pollution: The removal will not. s1gn1ﬁcantly increase amblent noise levelstoa

. degree that a nuisance is anticipated to occur.

* The trees do not’ appear to have any affect on reducmg noise. A relat1ve1y large area of

dense vegetatiori is requiredto control noise. Proposed tree removal will not significantly
increase ambient noise levels to a degree that a nuisance is anticipated to occut.

Airmovement: “The removal -will not significantly reduce the ability of the existing

vegetation to reduce wind velocities to the degree that a nuisance is anticipated to occur.

. Wildlife habitat: . The removal will not significantly reduce avallable habltat for wildlife
- . existence and reproduc‘non or result in the 1n1m1g1at10n of Wﬂdhfe from ‘adj acent or
. associated ecosystems. . :

Many sections of the property will be retained with tree cover avaﬂable for wildlife
habitat.

Slte map )

"The site’ map rev1ewed forthis report is:the: 6—7—04 Site Plan prepared by the Paul Davis

‘Partnership, Group;: 286 Eldorado Strest, Suite A Monterey, CA 93940

Trees #1 and #2 were located and placed on the attached s1te map by the Paul Davis

_ Partnershlp, thelr diameters were measured in the field by Forest City Consultlng

.' Please see attachment 1 for the site plan

Matt Horowitz
Certified Arborist/Utility Spec1ahst # WE 3163AU
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EXHIBIT C — HYDROLOGY & WATER QUALITY

Monterey Peninsula Water Management District. Completeness Status of Water Use
Credit Applications for Carmel Valley Ranch. May 26, 2006. :

Monterey Peninsula Water Management District. Denial of Water Use Credit at Carmel
Valley Ranch. May 26, 2006.

Monterey Peninsula Water Management District. Commercial Water Release Form and
Water Permit Application. May 23, 2006.

Lombardo & Gilles. Explanation of water use credit application. May 23, 2006.
Initial Water Use/Nitrate Impact Questionnaire. May 23, 2006
DelLay & Laredo. Water Use Letter. April 24, 2006.
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MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT

5 HARRIS COURT, BLDG. G

POST OFFICE BOX 83

MONTEREY, CA 93942-0085 ~ (831) 658-5601

FAX (831} 644-9560 » hitp://www.mpwmd.dst.ca.us

May 26, 2006

Anthony Lombardo, Esquire
.Lombardo & Gilles

Post Office Box 2119
Salinas, California 93902

Subject: Completeness Status of Water Use Credit Applications for Carmel Valley Ranch

(APNs: 416-522-010 and 416-529-023)

Dear Tony:

This letter responds to two Water Use Credit Applications received by the District on May 3, 2006 for
credits at Carmel Valley Ranch. The applications identify six retrofits for which Water Use Creditsare
requesied. The six proposed Carmel Valley Ranch refrofits appear to be:

1.

SR

Installation of 1.0 gallons-per-ush (gpf) toilets in a spa addition (i.e. massage rooms) to the main

lodge and replacement of 1,6 gpf toilets with 1.0 gpf toilets in the lodge restrooms.

Replacement of the existing restaurant dishwasher with a more efficient model.

Retrofit golf course itrigation spray heads and controls.

Convert existing landscaping and irrigation system at the lodge and hote! units to Wcll Water.
Replacement of 1.6 gpf toilets with 1.0 gpftoilcts in the 144 hotcl rooms.

Remove 24 existing Jacnzzi spas.

The following comments pertain to cach of the requosts for credit:

1

Installation of 1.0 gallons-per-flush (spf) toilets in a spa addition (i.e. massage rooms) o the
main lodge and replacement of 1.6 gpf loilets with 1.0 gpf loilets in the lodge restrooms.

The spa addition, as it was described to staff in April 2006, will consist of individual massage
rooms and enclosed patio areas, each with a private hot tub and shower. Under the cwrent
{actors, the area used for this type of spa will be multiplicd by the District’s Group 1 factor, with

- an additional increment added for cach hot tub (0.05 acre-foot each). In order to demonstrate @
permanent reduction in ¢apacity for installing 1.0 gpf toilets, you will need to provide
convincing evidence of the increment of toilet water use in a spa, and the increment (as a
percentage) of water {hat will be saved by reducing from 1.6 gpfto 1.0 gpf.

U\demand\Work\Letters\General\By APN\2006\416-522-010 416-529-023_C'V Ranch_Pintar_ 05162006.dac
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Anthony Lombatrdo

May 26, 2006

Page 2

The current 1pphcatmn is incomplete for this poruon of the Water Use (,recht 'zpphcatmn,
as there is no convincing analyszs of the water savxngs associated with fhis retrofit. '

Replacemem of the existing restaurant dishwasher with a more f;ﬂimem model.

Under the ourrent District factors, the water use c,apac,ﬂy for restaurants is calculaied by
multiplying the District’s Group LI restaurant/bar factor by the number of indoor restaurant
scats allowed by the jurisdiction. That factor is currently 0.02 af/scat. In ordet to demonstrate a
permanent reduction in capacity for installing a more efficient commercial dishwasher, you will
need to provide convincing evidence of the increment of dishwasher water use in 4 restanrant,
and the increment (as a percentage) of water that wﬂ] be saved by rcducmg fmm the current
model to a more efficient model. - o :

The current apphcatmn is mcomplete for this poruon of the Water Use Credit application,
as there is no convincing andlysxs of the water savings associated with this retrofit.

Rezroﬁt golf course irrz'gaz‘ion spray heads and controls.

} _Undcr thc currenl D:stnct fdc,tors lhe water use capac,ﬂy for golf £ourscs. is c'ﬂculdted by _

- currently 2.1 af/acre in'ordér tofdcmonstratc a permancnt;rcductmn n capacxty for mshllmg a

more cfficient i nngatmn s*ys.tem you wﬂl necd 1o prov1dc convmcmg evidence of the incremeént

7 of waler savinigs (as & pertentage) that ‘¢am be Teasonibly expected by installation of the

r oposed mlgandn systcm Addmonal information, including specifications and water usc
analyses concerning the e)ﬂsung rid proposed systcms shouild also bz= mcorporaied into any

report.

In additiom the source of water for the golf course at Carmel Valley Ranch differs from the
other apphications in that the use is served by well water. This fact needs to beidentified in the
‘Water Use Credit application. It is also recognized that a portion of the golf coursc irrigation
supply is from reclaimed water. Pledse submil copies of all semi-anmual discharger self-

momitoring reports that have been filed with the California Regional Water Quality Control
Board for the past 15 years. These reports arc filed pursuant to Waste Discharge Permit No. 89-
04. If thesc seports are no longer filed, please provide an Excel spreadsheet with data mdmatmg

the nmnual production of reclaimed water from the wastewater Ucatmcnt plant,

The current application is incomplete for this portion of the Water Use Credit application,
as there is no convincing .analysis of the water savings associated with this retrofit. In
addition, the source of supply should be identified and information provided on the
quantity of reclaimed water produced for golf conrse irrigation.

UMemand\Work\Letters\Genera\By APN\ZOOG\MG-SZZ-UI()'M6—529-023_, CV Ranch Pintar 05162006.doc
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Anthony Lc‘nﬁbard,o :
May 26, 2006
Page 3

4, Convert existing lands'caj;ing and irrigation system at the lodge and hotel units io well water.
This portion of thé application is complete. A response is being sent under separate cover.
5. Replacement of 1.6 gpf wilets with 1.0 gpf toilets in the 144 hotel rooms.

Undcr the current District factors, the water use capacity for hotel use is caleulated by
multiplying the District’s Group Il hote] factor by the number of rooms allowed by the
jurisdiction. That factor is currently 0.1 affroom. In order to demonstrate a permanent reduction
in capacity for installing 1 gpf toilets in place of 1.6 gpf loflets, you will need to provide
convincing cvidence of the increment of toilet water use in a hotel, and the increment (as 2
percentage) of water that will be saved by reducing from 1.6 gpf'to 1.0 gpf.

. The current application is incomplete for this portion of the Water Use Creditf application,
as there s no convincing analysis of the water savings associated with this retrofit.

6. Remove 24 existing Jacuzzi spas.

District staff verified the historic existence of 12 hot tub spas outside of the rooms at the Lodge
and has water permits to document the additional 12 spas.

. Documentation of water credits in the amount of 0.05 AF/spa will be granted upon .
verification of permanent removal,

District stalf and legal counsel reviewed the Water Use Credit proposals discussed in this letter in the
context of current District rules and regulations before preparing this response to your applications. A
copy of a memorandum. from Disirict Counsel addressing the theoty of credit documentation is attached.
As there have been fow applications for Water Use Credits [or nonresidential retrofits, the process s
relatively new. ‘

Miriam Schakat and 1 discussed the possibility of submitting new applications for each proposed eredit
Revised applications should include the information discussed above, as well as identily the water
source for each retrofit requested. The applications should also indicate that the retrofit credits are
requesied as special circumstances under Rule 24-G (i.¢. based on other hard docuroentation). It should
be noted that any Water Use Credit resulting from retrofitting to ulira-low consumption technology will
require recordation of a nofice on the title of the property. The recorded document will provide notice
that any specifically recognized retrofils are permanent requirements for the site and that any change to
a more intensive use will require a water permit from the District.

U:\dcmand\Wurk\l.ullers\('icncral\'By APNY006\416-522-010 116-529-023_CV Ranch_Pintr, 05162006.doc
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. Finally, fees in the amount ot $2 10 were submitted with the two applications received on May 3, 2006.
The fees collected cover two hours of staff time for processing the applications. Time in excess of two
hours is being tracked and charged at the rate of $70 per hour. District staff will mail you an invoice for
every 20 hours of staff time spent on this projéct. “Your pmmpt payment will be app1 ecmied

If you have any questions, pleaSe call the Permit and Conservation Ofﬁcc at 658-5 601.

‘S'm;:__érely,

Steph%m e Pl
~ Water Demand Mdmger

e Davzd Borgcr _
Dave Taredo

Enclosurcs
. 1+ Pre-Application Form for Water Dwtnbutlon qutem Perrmts. _

" "2: "May 26,2006 Memio from David.

U\demnand\Work\Letters\Genera\By APN\2006V16-522-010 4 1(,‘-529-023_'c:v Ranch_Pintr, 05162006.doc
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MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT

5 HARRIS COURT, BLDG. G

POST OFFICE BOX 85

MONTEREY, CA 93942:0085 « {831} 658-5601

FAX {831) 6449560 « hitpi//www.mpwmd.dst.ca.us

May 26, 2006

Anthony Lombardo, Esquite
Lombardo & Gilles

Post Office Box 2119
Salinag, California 93902

Subject: Denial of Water Use Credit at Carmel Valley Ranc_h (APN: 416-522-010)

Dear Tony:

This letter responds Lo a portion of a Water Use Credit Application received by the District ot May 3,2006. The
tequest is for Water Use Credits for conversion of the existing landseaping and irrigation systom around the lodge
and hotel units 1o well water. ' :

The convetsion of irrigation to well water would not result in a permanent redviction in capacity for water use on the
" hotel site. Tt would result in the reduction of Cal-Am water usc; however the water use capacity remains, In
addition, the landscaping around the lodge was not permitted separately from the hoted use when the water pormit
for the lodge was issued in 1986. The adjacent landscaping was considered to be an associated use of the lodge.

The parcel occupied by the lodge 1s distinet from the golf course parcel. The expansion of well water use to this
parcel for lodge irrigation will require an amendment to the Water Distribution System Permit for the Carmel Valley
Ranch wells, The amendment process begins with completion of a separate pre-application (enclosed) and submittal
o[ $200. A mecting with staff will be scheduled after the pre-application is received. The amendment process may
take three to four months, including a public hearing before the Board. Afler the water distribution system
amendment has been approved, the District can issue a water permit for the expansion. of the welf water use to the

lodge irmgation.

The current application for a Water Use Credit for converting Cal-Am irrigation to well water is denied as
there is no permanent reduction in water use capacity, as defined by Rule 11. This decision is # final decision
of the General Manager and is appealable to the Board of Directors within 21 days.

If you have any questions, please call the Permit and Conscrvation Office at 658-5601.

Sincerely,

Stephande Pii
Witer Demand Manager

ce; David Berger
Dave Laredo

U\demaud\Work\Letters\General\By APN006\ 16-522-010 416-529-023_CV Ranch_Landscape Denial Pintar_ 05162006.doc



MONTEREY PENINSULA WATER MANAGEMENT DISTRICT

COMMERCIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION
NOTE: When approved and signed, this form must be submitted with final and complete construction plans, to the Monterey
Peninsula Waler Management District permit office (831-658-5601), 5 Harris Court, Bldg. G, Monterey. Completing the
Water Release Form & Permit Application does not guarantee issuance of a water permit.

ALL SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED. (Please print firmly).

Praperty Owner: Carmel Vallév Ranch Agent/Repr tative:_Lombardo & Gilles, Miriam Schakat

Carmel Valley Ranch Malling Addrass: P, 0. Box 2119

Name of Busi

. Salinas, CA 93902
Business Owner:

‘Owner's Phone: same as_agent Agent's Phone: 8317549444
416 _ 522 _ 010

Propery Address: One _01d Ranch Road Assessor's Parcel Number:
Carmel, CA 9 No

Is a Watar Meter Neaded? If yes, how many?

(District law requires each waler user to have separate water meters)
Water Gompany Serving Property: Califorpia American Water

All properties that modify or add water fixtures on a property within the Monterey Peninsula Water Management District must
obtain written authorization from the District prior to taking action. Gemmercial ugers that increase square-footage of change
uses, as illustrated below, are also required to obtain a water permit, Low water use piumbing fixtures will be required as
a condition of most water permits. Applicants not increasing demand according ta.the table below may be directed by the
jurisdiction to obtain a water permit-waiver from the District in fieu of a water permit.

DETERMINE THE MOST APPROPRIATE CATEGORY FROM THE FOLLQWINGLlST‘{éI\!QﬁQ!}}E@E{E N RS ‘
THE BLANK SPACES BELOW. ' - . S .OFFICIAL USE ONLY
Square Footage of Commercial Space: 4,056 1. PLAN CHEGKED F’OB:
. ; i BUILDING PERMIT

GROUP I - Low.to Moderate Use o e - DISCRETIONARY
Muiliply square-foofage by 000007 to estimate waler néeds for the following uses: : . T _ .

A ) e TION'S FILE NUMBER
Atlo Uses Chitopractic - Famlly Grocery - Office ) -Slorage PE— _
Retall Bank Church General Retall General Medical HEGk-‘DATE o
FastPhoto  Gym/Spa Warshouse Florist ManicurelPedicure : '1 S ;

GROUPIL-HighUse . - - v . -

4; .AMOUNT-OF WATER DEDUCTION "

Mulliply square-footage by 0:000_2 to.l_'elsl_gnjiﬂat‘elw'a'tgr'nvée_e.ds fo(_!hg_foll_dWi'ng'@sé_s: ' ) o ;- AUTHORIZED: ™~ .
Bakery [ Photographic - Goffee:House e ACRE.FEET .
intenslve Medical . Sandwich Shop-. Gonvenience Store  Dry Cleaner ECOLINT TO-BE-DEBITED: . .

H . . .. AR S )

“ 4 {Please check oric) © -7 o
Paralta Allocation

: .Piblic Gredit

- Pizza Supermarket - CandyStore Velerinary

GROUB-II - Miscellariebus Usés: o
Each Type of Use.has & Sefjarate Factor, Mu

. Use Facior .Mea:sﬁf'ahenl'('eéch)"‘ AN
Dom 084 - room 1 Restaurant (24hn), i Date-of Authoiization
ChliCare 00072, chid:._ . | _BeauyShap . D: T .
Plant Nursery D.uuuﬁs éqilare-fual [ Theater h o = 1z !
Landscaping Call Distict  § Bar seat (caga_glly counted). 7. Aul}{prized by:
Laupdromal 0.2 washer- | Restaurant .:seat-(capacity counted)- t )
Gas Sialion 00913 # of pumps | Self-Slorage square-fcbiaée‘ -
Meeling Hall 0.00053 syguare-foot | Spa 0.'b§. . Eers,pa/.lzchgzlf 4. Notes:.
Lux. Hotel 0.21 room | Mole/B&B 01 ropm. =
Residenlial Care .Call District | Dental Call-District X
Car Wash . CaliDisdct | Swimming _Fiool D02 . 100 squars-feet sﬁr_face area
PLEASE COMPLETE THE FOLLOWIMG:
Measurement X Factor from Above =  Water Capacity -
(1) PREVIOUS USE X = ACRE-FEET Assistance with completing this form may be obtained
from the MPWMD al (831) 658-5601 from 8:00 - 5:00
gym/spa 0.0007 0.28 weskdays. :
{2 }PROPOSED USE X _ B 35 ACRE-FEET
SUBTRACT{2) FROM (1) ° 0.58 ACREFEET**Please see attached

> NOTE:  If the result is a positive number, the jurisdiction must authorize water for the difference.

In completing this Waler Release Formn, the undersigned (as owner or as agent for the properly owner) acknowledges that any discrepancy
or mistake may cause rejection or delay in processing of the application. Additionally, the applicant is responsible for accurately accounting
for the type of commercial use of the business. [f the type of use changes without netification to the District, water permits for the property
may be canceled. In addition, changes in use or expansions completed without a water permit rray be cause for interruption ofthe water
service lo the site, additional fees and penalties, the imposition of a lien on thie property, and deduction of water from the local jurisdiction's
allocation. .

| certify, under penalty 6f perjury, that the information provided on this Water Release Form & Permit Application is to my knowledge
correct, and the informgtion a tely reflects the changes presently planned for this property.
P SRS oY = - <]23)
Signature of Ov&nermﬁent Date
This form expires on the same date as any discretionary or building permits issued for this project by the city or county.
WHITE - MPWMD YELLOW - APPLICANT PINK - LOCAL JURISDICTION . MPWWMD{Z7APR1958)




Anthony L. Lombardo L 1 d 318 Coyugo Stieel

Jeffery R. Gllles - O l \) O , O P.O.Box 2119

Derinda L. Messenger T Salinas, CA 93902-2112

Jomas W, Sullivan , e S 831-754-2444 (sAUNAS)
888-757-2444 (MONIEREY)

N

Jocqueline M. Zischke PROFESSIONAL CORPORATION
Siaven D. Penrose* 831-754-2011 A%
£. Soren Diaz . Attorneys Al Law

SheriL. Damon 295 Sixth Slreat
Virginio A, Hines Hollster, GA 95023

Patrick 5.M. Casey
Paul W. Moncrlef B831-630-9444
Bradley W. Sullivon
Mirfiam Schokat
Kelly McCarihy Sutherland
Ken G .
ens Beouy | | File No. 00108.024

Dennis Beoughet

*Cerlifisd by ihe Stale Bor
of Colifornlo Boaid of Legol
Specialzalion os o Specialist

InEstale Pignning, Tusl and v May 23, 2006

Probale Low.

Monterey County Planning & Building
Inspecition Deparmlent '

168 W. Alisal Street, 2™ Floor

Salinas, CA 93901

Re: Comme_l'cial Water Release Form for Carmel Valley Ranch

To Whom It May Concern:

Attached please find the water use credit application that has been filed with the Monterey
Peninsula Water Management District. '

The toilet retro-fit and spa tub abandonment will generate sufficient water credit for this project.
Sincerely,
Lombardo & Gllles, PC

ikm&&

Miriam Schakat
MS:1p

Enclosures

DECE |V

MAY 23 7305

- MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.
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" Monterey reninsula @ Water Manages ~t5@gﬁt ﬂ V E |
Water Use Credit Application (Distric 25.5)

Apphcant st provxde sufficient information for District staffto quantify the water credit, inpluding: 1) Evidbhfid f‘pg it ‘z@@t removal of

the previous tse, such as MPWMD inspection report identifying the fixturesfuse, buildjng permits or demolition permits from the

jurisdiction, and in some cases, video tapes or dated photographs of the abandoned use; and, P) five YERATD m the

water purveyor (Commercxal Uses). District staff may request additional information as peededrang g redy) Ff?gag@ﬁﬂmf an
. independent review of the proposed retrofit is necessary as occurs when retrofits 1nvolve NEW or unpyRyenigel: ?@\l DEPT.

PLEASE RETURN COMPLETED APPLICATION WITH ATTACHED RECEIPTS TO:
Permit & Conservation Office ~ Post Office Box 85 ~ Monterey, California 93942-0085
For more information, please call (831) 658-5601or visit our websile: www.mpwmd.dsl.caus

Advance notification of a water use to be abandoned allows reuse of the water credit on that site for five years, with a possible ex. ensmn
. for five years. Notification of abandonment within the last 18 months allows reuse of the waler credit on that site for 22 years, with a
possible extension for 22 years.

(Please check one) E Apply for Water Use Credit D;Request for Extension (Inclnde $70 00 Fee)
TYPE REQUESTED uAdvance [ﬂ Abandonment within 18 months D 60 Month Extension Q 30 Month E}.tensmn

For more znfoz mation see MPWMD Rule 24 Table 1: Reszdentzal Fixture Unit Count and T able 2: Commev cial Water Use F actal.s'

Property Information:  (Circle One) ~ Residential or Commercial

Address_One 01d Ranch Road ' . City Carmel
Property Owner=s Name Carmel Valley Ranch, Inc. ' '

~ Assessor=s Parcel Numberm(.APNj ﬁig - g%&. - 8&? _Cal-Am Account Number .

Date previous Waier usg capacity wﬂl be (was) abandoned: I

Name __ Lombardo & Gilles ATTN: Miriam Schakat TelephoneNo. (831  )-_ 754-D4b4

Mailing Address £+ O+ Box 2119 City Salinas State CA . 7Zip 93902

Explain how water use capacity is being permanently abandoned on this site by identifying qualifying devices, removed water
fixtures or change in use (Receipts for purchase and/or installation are required before application can be processed):

‘ E Dishwasher Model and Type: ' B Instant Access Hot Water System Tyéé:

ﬂ Washing Machine Mode] and Type: Other water saving retrofit: (Explanation)

See attached.

E Permanent removal of water fixture (Type of Fixture) 2bandon 24 spa/jacuz zis

' MPWMD Inspection Date: ____ R, Removal Date: _____/ /

D Demohtlon of existing structure (Type of Use):

MPWMD Inspectlon Date: I ! Removal Date: / /

DPermanent change in use (Commercial use only)

MPWMD Inspection Date: / /[ Date of change: / /

U:\demand\Work\Forms\Applications\Water Use Credit Application Revised 01192006.doc



Water Use Credjt Application for Carmel Vallevy Ranch

We are applying for a water use credit for the following changes to the property:

1. Convert existing toilets in the 144 units from 1.6 gallon per flushto 1.0 gallon per flush.
144 units x 0.1 AF/Yr, x 35% use x 37.5 % savings (0.6/1.6) = 1.89 AF

2. ‘Eliminate 24 existing hot tubs (Jacuzzis) at 0.05 AF/YR = 1.20 AF
(12 hot tubs (Jacuzzis) with the original 100 units built in 1986, and 12 additional hot
- tubs at the more recent 44 units.)

The above results for a total of 3.09 AF of water use credit.

MAY 2 5 2006

- MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.
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MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.

INITIAL WATER USE/NITRATE E’IPACT QUESTIONNAIRE |
FOR DEVELOPMENT IN MONTEREY COUNTY

This questionnaire must be completed and submitted to the Monterey County Health Department, Division of Environmental Health
~ (two copies) and the Monterey County Water Resources Agency (one copy). The information supplied in the questionnaire will

be used to evaluate the long term impacts of the proposed project on the water quality and quantity of both the local and regional
ground water basins of Monterey County. In some cases the information supplied in this questionnaire will be adequate for
determining the impacts. of proposed development on groundwater supplies. In other cases, however, additional information or
hydrologic studies may be required by the Monterey County Division of Environmental Health and/or the Monterey County Water
Resources Agency. Inquiries regarding this questionnaire should be directed to the Monterey County Division.of Environmental

Health, (408)755-4964 or the Monterey County Water Resources Agency, Al Mulholland, (408)755-4860.
1. Project Name: Carmel Valley Ranch . |
» 2. - Applicant’s Nam_é: Lombardo & Gi;Lies ATTN: Mir_iam Schakat
Addyessé P. 0. ‘Box '2:1»19': i B .'cny: ' s;ﬂmég . stmte:r cA .A'Zipfm
Telephone:(_ﬁ) Lt meie /@_3_1) 71542444 . 1) :
. * (Home)" S *  (Business) " (Mobile)
3. _Own'er(s)Name: Carmel Valley Ranch | o
Address: 318 Cayuga Street . City: Salinas State:  CA  Zip: 93901
Telephone: (__) - (831 _754-2444 | |
_ (Home) B - (Business) {Mobile)
4. ProjedflLocatiori or Address: _ One 01d Ranch Road, Carmel
: (Attach site and vicinity maps)
5. ProjectAssessor’s'Parce]Number(s): 416-592-023 & 416-522-010
6. GenefalDescription of Proposed Project;_Hotel to hotel/condo conversion

(Attach addifional sheet if needed)

Page 1



b) Commercial lots : ; ;

(Number) - (Total acreage) (Total estimated water use)
¢) Industrial lots: R :
(Number) (Total acreage) (Total estimated water use)
d : 3 ;
(Other) (Number) (Total acreage) (Total estimated water use)

* For any proposed comimercial, industrial, or other uses, attach a written description of the uses for each lot.

18. Acreage of irrigated agriculture, landscape, open space, green belt, parks, common area, etc, proposed and total water

use: ; o ‘ '
(Total acreage) (Total estimated water use)

19. Will any other types of wastes (i.e. wash water, water treatment unit discharges, crushing wastes, processing wastes, tail
waters, etc), be generated as a part of this project? [1YES KNO
If yes, attach a written description with estimated peak, daily, monthly, seasonal, and yearly volumes.

20. Wil solid wastes containing nitrates be disposed of on-site (animal manure, organic compost, etc.)? [IYES - ‘KNO
If yes, attach a written description with the number of animals, the type of waste, and the amount to be disposed oi" ona
daily, monthly, seasonal, and yearly basis. '

21. . Asowner(s) or owner’s (owners’) agent for the development permit application, I/we have read the questions and know

. the contents herein. I/We declare under penalty of perjury that the information contained i in this questionnaire, mcludmg
the plans and documents submitted herewith afe true and correct to the best of my/our knowledge.
* Owners Name (Type orprinf) Owners Signature

Owners Name (Type or prinf) R Owners Signature

Dated: : -~ at ,California.

I declare, under penalty of perjury that 1 am authorized by the owner(s) of the described property to supply this information.

M\(\(um N ACAYe Y (A %@C‘\CO a

Agents

Name (Type or prﬁt}/ A\gen'ts Signature

o ] '
Dated: "‘J? 'Zg !, .UQ" at - ; X.’LL&V%_/J ,California.

Page 3 MONTEREY COUNTY
' PLANNING & BUILDING
INSPECTION DEPT.
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., . ' . . ' ' i I Ogc 2”‘1’,/ .
| De LAY & LAREDO ,
Attorngys at Law i
. 606 Fores! Avenue
Paul R, De Ley - : Pacgf ¢ Grove, Callfornia 93950 ’ Telephone (831) 6461502
David C_Laredo dave@laredolaw.net Facsimile (831) 646-0377
Fran Farina ‘ .
Heidi 4, Quinn : T ,f“:‘rx:"‘? TV TS
Miriarn Schakat, Esq.
LOMBARDO & GILLES, PC
318 -Caynpa Street

Sahnas CA 93901

"Re:  Carmel Valley Ranch Resort
APN 416-522-010 and 416-592-023

Dear Ms. Schakat'

ThlS letbs-.r is sent at the d:rccuon of Davzd A Bcrger, Gcneral Manager of the Monterey

Joseph Ohver

You seek confirmation from the District that a long term water supply is available for the Carmel
Valley Ranch Resort (APN 416-522-010 and 416-592-023). It appears that your request is made
. in conj uncticm w1th a pendmg Monterey County Subd1v1smn (Tenta’mve Map) apphcaﬁou for the
site. - )

B Prcscnﬂy all interior water connections and potable water use at Carmel Vallcy Ranch Resort
(Resort) are supplied by Califoriia American Water (Cal Am) as an approved Water Dzstnbunon '
Systetn (WDS) operating in accord with the District’s Rules and Regulations. Water service to
the Resort is available under tetms and conditions that apply equally to similar classes of water
use (e.g. residential or commercial conneetions) through existing connections to that public
utility system, The District has received and reviewed a copy of the April 7, 2006 letter from
Cal-Am addressed to your firm confirming that the referenced Resort site lies within the Cal-Am
service area. The District has no basis to refute any matter stated therein.

Additionally, the District confirms that Carmel Valley Ranch Resort owas and operates several
wells dedicated to non-potable water use for golf course on the Resort site, These wells

~ constitute a “pre~existing multiple parce] connection system” mnder the District's WDS permit
regulations. Any change to this WDS shall require a permit pursuant to District Rule 22.

The District regxilates any expansion of water use at the Resort site (e.g. District Rule 24).
Proposed activities that shall not intensify water use, or add additional connections to the Resort,
‘however, are not subject to regulation by the District. The mere transfer of title to property does
not result in intensification of water use or addition of connections pursuant to the District’s
Rules. Neither will change of ownership constitute a change to the WDS under District R.ule 22.

Any proposal by the Resort, or by subsequent ‘individual owners of one or more wnits a the
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o i
Miriam Schakat, Esq.
LOMBARDO & GILLES, PC
Re: Carmel Valley Ranch
Page 2 of 2

Resort, to add or modify plumbing fixtures or to add hotel rooms, however, would require review
and approval by the District to ensure compliance with applicable WDS repulations.

Intensified water uses are allowed only to the extent the additional water use is supported by on-

site water credits (based upon a detailed engineering analysis of prospective water savings), or
through water made available in accord with the Monterey County allocation, -

Sincerely,

DCL:wg
? -,
. . . ] .*."'.' - ‘:\;{; e .
: . - Ry, A L
- Ce: David A. Berger - S T AT
©oa A . .;:' I ?’}
E v RN i
- . ::: ‘g'\-"‘_ .-"S}\f.
RN, 7
- : R A o
O }‘ .,.\,"\"/
Ve
-... \t}, .
'.3-'.,‘: *

Ui\General (NEW)MPWMD - Main\Gen 2006\Carmel ValleyRanch Letter.doc
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B \‘\ California
\\ Amencan Water
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Apil 7, 2006 ' , | LELVED
.
- Lombardo and Gilles
~ POBo% 2119

Salinas, Ca - 93902

RE: APN 416 522 010 and 416 592 023
Service address #1 Old Rfmch Road Carmel Valley Ranch

This letter is to advise that the referenced property is Jocated within the California,
American Water (Gal-Am) ‘sérvice area, ‘Cal-Am will serve water to this lot under the

. provisions of the mles, regulations’ and tariffs of the California Public Utilities
Commission (CPUC) and amy other regulatory agency with jurisdiction. The applicant
for water service must comply with all Cal-Am rules and regulations as are on‘file with
the CPUC and must obtain all required permits and pay all requn-ed fees asa condmon of
‘service. BT

' This proposal to serve water is vahd for an mdeﬁmte penod of time, is subject to water
availability to Cal-Am and to changes or modifications as approved, adopted or dlrected
- by thc CPUC and or any other regulatory agency with jurisdiction, C

Marilyn Torres

Water Conservation Specialist

50 Ragsdale Dr..Ste. 100

Monterey, CA 93940

Office 831-646-3247 Fax 831- 375~4367

California Ametican Water
Coastal Division

50 Ragsdale Dr., Suite 100
P.O, Box 951
Manierey, CA 939542-0951

T 831 646 3201

F 631 375 4367
! www.calamwater.com
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EXHIBIT D — TRAFFIC & CIRCULATION

Higgins Associates. Traffic Impact Study Conclusions Letter. September 20, 2006.
Higgins Associates. Impact Fee Letter. September 20, 2006 |

Higgins Associates. Parking Letter. September 13, 2006

Higgins Associates. Hotel Trip Generation Letter. April 21, 2006

Higgins Associates. Spa Trip Generation Letter. April 21, 2006




f HIGGINS ASSOCIATES
£ CIVIL & TRAFFIC ENGINEERS

September 20, 2006

Ms. Miriam Schakat, Esq.
Lombardo & Gilles, PC
318 Cayuga Street
Salinas 93902

Re: Carmel Valley Ranch Hotel Spa and Yoga Facility: Traffic Impact Study Conclusions

Dear Ms, Schakat,

Following are our conclusions regarding the traffic impacts and fee contributions for the
proposed conversion of existing hotel units into individual ownership units and the addition of a .
4,856 square foot Spa and Yoga Facility at the Carmel Valley Ranch, located in Carmel Valley, -
Monterey County, California.

The conversion of the hoiel units into individual ownership units will not generate any additional
traffic. The addition of the Spa and Yoga Facility is expected to generate 34 daily trips, 9 AM
peak hour trips (uine in and zero out), and 5 PM peak hour trips {one in and four out), The
project traffic will be distributed 50% to the east and 50% to the west along Carmel Valley Road.
Approximately 20% ‘of the traffic (two AM peak hour trip and one PM peak hour trip) will .

© distribute to nghway 1. The pmject adds 4,956 square feet of buﬂdmg to the existing hotel :
. facility. _ _

The addition of project trafﬁc was analyzed at the eastbound off ramp at Carmel Valley Road
and Robinson Canyon Road, which the intersection that is closest and almost directly impacted
by the project. The LOS is A in both the AM and PM peak hours for existing and existing plus
project traffic conditions, Thus the project traffic does not require any mitigation at the
intersection, The project will add 5 PM peak hour trips to this intersection. Further away from
the project site, the project traffic volumes decrease even firther and no mitigations would be
required at other intersections along Carmel Valley Road. The project adds less than 0.2% to the. -
intersections along Carmel Valley Road during the PM peak hour,

The project does, however, contribute to cumulative traffic impacts to the Carmel Valley area
road network and is required to pay traffic impact fees of planned roadway improvements and
already constructed roadway improvements for SR1, for which a reimbursement program has
been established, The three traffic impact fees that the project would be required to pay fees
towards are indicated below with the fee calculation:

T\2006\G Jobs\001-050\6-038\6-038 TIA conclusions 09-20.doc
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Ms. Miriam Schakat
September 20, 2006
Page?

The addifion of the spa-and yoga facility is expected to generate 34 daily frips, 9 AMpeak hoetir
trips (nine in:and zero out), and 5 PM peak hour trips (one in anid four out). The project traffic
will be distributed 50% to fhe cast and 50% to the west dlong Carmel Valley Road,
Approximately 20% -of the traffic (two AM pedk hour trip and one PM -peak hour tnp) will
fistribite to nghway 1 and 30% 1o Laureless Grade. The remainder; (50%;) will remain in the
valley, The:project trip distribntion.and:traffic asdigriment 15’ indicated in‘Exhibit 3. Theprdject
adds 4,956 squdre feet of building to the-existing Hotel Fcility. :

The project trip generation is low -and thus orly the most «critical intersection, Robinson
Canyonfeastbound .off ramp of Carmel ¥alley Road, was analyzed for AM and PM pesk hour

~conditions. This dntersection is closest to the-préject site, and: dlmost directly impacted by the

pmj ect. Traffic counts at this itersection were conduicted for the Rzyer Raiich Residence study
20 apartmems) in 199? thus “turning movement counts were: aj;{’a;lbfig; The AM.and PM peak -
et ' ' Tmate ' o of . tr ﬁ’ic voiumes

:Reaé cast m:ui wcst of R@bmson i,anyo Road and 61 Robmsoxx Rcad has mcreaseé by'
approximately 20% betweeri 1997 and 20035; and as such the tuming wolumes were also
increased by 20% at ihe study intersection. The:post pracessed tuning moverents: for the. AM
.and PN peak hours are indicated in Exhibit 4. The eastbound off: famp is step-sonﬁ'@ﬂeé‘ at.
Robinsen Canyon Road. The LOS 48 A in Both the AM and PMpeak hours for existing and
-existing: plus project téaffic conditions. The LOS woiksheets arg includsd iin Appendix B, Thus,
the project tiaffic does nat:require any mitigation at the infersection. The: project-will add 9 AM
and § BM -pedk hotr trips te this intersection. Purther away from the project site, the “project
traffic-yolumes decrease-even+further.and no mitigations wonldbe ed.at: otficrintersectiong
:along, Carmel Valléy Road. The pioject. adds Jess Thian 0:2% to ihé iitersections dlong Carimel
Valley Road duringthe PMpeak hour and legs than 0:5% during the AM pedk hour,

The segmerats on Carmel Va’lley Rmd were. anaiyz.ed for emsﬁng, exastmg plus proyect,
velumeb along Carmel Va]]ey Read as mdicated in E'(hlbxt 5 Thcsa vclumes do not: presem any .
specific level of service condition, but merely a threshold where improvements would be

‘warranted. Exhibit 5 indicates that only the existing traffic volumes on the segment of Carmel
Willey Randh between Rancho ‘San Carlos Road and Schulie Road exceeds the threshold. Al
other exisfing volumes are lower that the threshold volume. ‘With the addition of the projéct
traffic, the conditions does not change, thus the project -do net generate any new impact on
Carmel Valley Road.

LCumulative traffic volumes on Carmel xalley road were obtained from the Wong Minor
Subdivision Traffic Impact Analysis performed by Higgins Associates in September 2004, and
the Traffic Impact Study for the September Ranch Subdivision performed by TIKM ‘in October
2004, A list of cumulative projects 4s indicated in Exhibit 6. The cumulative analysis indicates

12006)G Jobs\001-030\6-038\6-038 TTA-09-21 .doc
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Ms. Mitiam:Schakat
Beptember 20,2006

_Pgige 3

that 41l future “votimes on il the segmerits .of :Carmel Valley Rpad woulldl exceed the County

threshold: The Carmél V. zﬂiey Master Plan has- established :a Traffic Impact Fee for planned

future roadway - xmprovements The-current Tee for commergial uses is $5.397 per 1,000 square
feet of :dexeloprnent. The ‘project would hive o pay’ a fir sharé contribution towards ihe fee
because it adds 'cmenially to the anticipated fiture conditions. Thm the prmect would pay
$26,748. towards"'the?(}armel Villey Master plan Trafﬁc In;p%t Pee:

The project is also required o pay regmnal traffic impaét Tees to JTC x’fﬁc carrent. fee s

$5.326 per 1,000 square feet of developrigit. Thus the. project wopld pay a total of $26, 396

, towar&s ﬂle TAMC Regxonal I‘mﬁ' ¢ Impact: 'Fec

:'i Qr.ai Pre;cci Iﬂ af.ﬁc .l‘es.%f onmbutmn

1f you: have any questlgm mgardmg 1hxs mport. pleme do nci hcmtate 10 contact Erederik Venter

Orme.

"kbhiaemfiﬁmfnﬁr o

FA2006\G Jobs\001-05016-03846-038 TIA.09-2 1dog
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EXHIBIT 4
PROJECT LOCATION MAP
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Higgins Associates

| EXHIBIT 2
PROJECT SITE PLAN
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EXISTING VOLUMES
AM & PM PEAK HOUR

Hicoins Assocmres, Inc.
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¥ isting_+ Pru;éct

: : Lindition
o i ; ~ Ciuinty . Average ﬁa"y . ‘Excesd | Averade Dally | Excesd | AverageDaliy | Exseed
Road Ségment : TYPP- Tﬁi{e‘s‘hf}]d Traﬂ“g Volume Thteshold? | T rafﬂ'cholume Threshold? Traffic Volume | Threshold?

1 Robitisori Rodd, seuthof CVR o | Zilane. Collactor ' no . 363% RO 3634 NG
2 CVR between Rancho San Carfos Road and Schulte Road: 2:lane Rural. Hw YES 747 YES 1000 | ves
3 -GVR between Sohilte Road and Robinson Banyon Road | "2:Lane Rural Hwy NG 14 47| NG 47500 1 vEs
4 CVR between Robinson Canyén Road and Miramonte Road | 2-Lane F'turé! Huy iy () 1, B o 3 -”15 840 | ¥Es
5 CVR between Miramonte Road and Laurgles Grade.Road A'2~Lane Rural:Hwy Ne NG ‘ | vEs
] CVR between Laureles Grade Rdid ahd Ford Road n :E-Lane Rur lHW ‘ NG ) NO BET YiS

"NOTES: .

1. Roadway segment levels of service based upohthreshold volumes shown inAppentfix A2, ;HCM TRB; 2060}

-2: Carmel Valley Master Pldan Threshiold Vélumes (1987)

'3, Existing ADT's for Carmel Valley Road waié oblained from thé . 2005 Annual Ai/erage Dy TTaﬂ‘ el

published by Moriterey Courity Public Warks Depariment.
4. Gumulative Conditiohs ADT from Traffic Impact Shidy for the“Séptémber Ranch’Subdlwsf GH, TUKM, October'; 2004
5. Cumulative Conditions ADT from Wang Minor Subdivision Traffic inpact Analysis Update: Higgins Assodiales, Bepiteniber 24,2004
EXHIBIT 5

48 LB ) :
Higgins Assutiates Msegmmm B : ‘ROADWAY ANALYSIS
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.HIGGINS ASSC!ATLS
. CIVIL & 5:RArFIC ENGINEERS

Septeriber 13, 2006

M, Mirizm ‘Schakat, Esg.
Tombartlo &:Gilles, PC
:318Cayupa Street
Salinas 93502

‘et "Carmiél Villey Ranch Hotdl Trip Generation and Parking Assessivient
DearMs, Schakes, |

Thiank you for; requesting Higging Associates t0 prepédre.a’ mp sgeneration patking evaluation of
the proposed chitgesfo:the Catmel Valiey Rench, located in Cafmel Valiey, Monteray County,,
Califoriia, The purpose.of the study iso Aeternine the: prOJect’s potential itxip gerieration and
parking ithpactsbased.on tecommended-changas-to fhie existing. Facility. Thechanges include:

v .Aconversionof the botel tinits info individual ownershipunits.
¥ The adithtion ofte spa.ant yoga facility.

The traffic study also evaluaies ’ﬁ:tum parkmg requaremmts For the prgposed spa and yogH'
?facﬁxty

1, mmw CHANGE

T8 Hiropused to convert 144-urits.of the hotel into. mdwsdua} cmershap units. OF the ’.144 umts
49:are:one-hedrporiinits. aid tvo:are two-befiroom units, Afterditle Has. changed, theunits wi
still be resited out as tesorthate nits and o floot plan Iayout of the uriits will be modified.
Also, mo nnits-will be eccupxed by- only one guest or owrer. Ths. change in ownershap is not
axpected to change the trip generation or patking: characteristics and as such, we sonclide that

there will:be 16 addifionsl tr1ps genemtad or ¢hangeiin the parkmg Aemand Torthe T44.units.

Tt i§-proposed 10.add recreationa} facilifies to:the ‘hotel {a spa-and yoga facility) of the Carmél
Valley Ranch Hotel, whichwill. generats additional dmiy ‘trips:and parking demand,

TRIP GENERATION
Addition of Spa Suiites:
Jtis proposed to construct $ix spa suites at the main lodge. The attached site plan (Exhlbxt 1)
‘indicates the proposed layout of the six.suites. Each suite will have two beds. The Instifute.of

Transportation Engineers does not have irip gerieration rates for spa suites typical to the project
analyzed in this study. Subsequenﬂy, We used daily-operations to estimate the. daﬂy, AM and PM

T2006\G 3obs\I01-0506-03816-03% Raporiparking 09-13.doc
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“Ms. Mirjam Schakat
September 43,2606
Page 2

peak hour tnp generation $or the :spa spites based op1. information provided by -the client. It is
estimadted that 93% of the spa guests will consist of Tiote] residents (emsmng ¥Ips) and 5% of
publici(new tfips). Using this mformatmm & worst-case scenario-{fully accupmd spa)-isnsed: £or
the spa trip generatxon andto determine the additional patking that woulddbe- tequired,

Assumprions:

Thespa-opens for cugtomers-at 9:00 AM and closes atD:00 PM
All spa-suites afe dccupied {6 suites, 12 beds),
Shaﬁ«tema use; {2 S 10 3 hoorgy wﬂl*have the Tighestrip generation.

i* & % ®»

L]

‘NQ addmnnzﬂ cicamng staff wﬁl be reqnmed oi the spH since: amstmg Tiotel: cleamng staff
willserviceshe spa.
% Ope TassEuse per unit 1 assumed-and ‘orie siew. admmlstraﬁva staff fax'fhe spa smtes 15

1o ssist #he ne smﬁ’ membe:r, “The mizissciises v zﬂso asslsz thc s:a‘ msm‘ber W;th
cliedf rcceptxon. Thus, 7 new - staff members (6 0ASSBUSEs zm& 1 aduiiirisfrativd) will
“traveltothe: -SPa

« Adminidtiative staffdepartutes 2t 5 PMand othersmffaﬁerclosm

#  One deliveryis-estimated during The:ofpedkperiods..

The:following table ndicatesthe new trips that-would be. gevdratell toand. frotn thisspa.

Lime Tobound Trips
730830 AM 7 stall

B30~ 9 00 AM - 12x0.05=1 guest
12x0.05="1 ;guest
12%0,05=1 ;guest
12x0.05= guest

12ifcips

Addition:of a'Yoga Facility;

It'is also. proposed to add a+yoga facility that can accommeodate befween'6 and 8-attendees with
one instructor. It:is expected that:there will be four.classes per. day betwesn 8 AM and:6:PM, The
classes will be approximately ?1 hour long, Tt is-esfimated fhat 95%:of the yoga guests will-consist
of hotel Tesidents {existing trips) and 5% of public (new irips), The.administrative staff for the
spa-facility will also manage the yoga facility. The following table indicates:the estimated trip
generation for the yoga facility.

L2006\, Iob\001 050003846038 Reporiparking 09+13 doe
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- Thibonnd T . Outbound Trips.
: 8x005-—1guest,i smff_ o .

00 10:00.4  ma005%1 et - 8X0.05=1 giest
:,'_,_-._-@o 11:00.AM (Class)

11:00 AM —2:00PM 2:3;:;1,);-95.:-;1 guest 8x0.05=1 guest
2:00-3:00 PM:(Class)- =

BAO:05=1 ghiest. :'SXO;TGS%iugugé;

8?(&05‘“‘1 s

The fo]lowmg tab‘ie e summmy ci" the ipr generaﬁon Forthe: pmposed addmon ef the spe and
yoga facility.

TFaeility | Dmly : 'mazédliﬂourfﬁxips | PM Pesk Hour Trips
e 1 Trips | ‘Tobound | Owbound { Inbound | Ouibound -
= 7 T o i 5
Yo T 12 — T

A Total - | - 34 5 L e v 1 {14

3. . ;mm{m(;i.
Spa"Suites’

'Io gstimate: Lhe required. addﬁwnal parking demand:for the- spa suites,: the followmg assumptions

are made. These assumptions are based on the tip generation and would thus present 4 worsl~ _

case SCG‘H&IZ\O

120063 Tobs\)0T-05016-03816-038: Reportparking 09: 15 doe
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‘Ms, Miriam Schakat
September 13, 2006

Assumptions:

» Parking is orily required for new-staffand non<hotel guests, or 5%.of the #aily-visitors 1o
thesspa.

* Shm:t—tcnn s {‘? 5 hours) of Ihf: spa wﬂl venerate the hxghesi parlcmg demand dne to @
vassui;led

» Creditis taken forhote] gnests that-would: parksomswhere glse:om the site; _

» 'Np additional.cleaning staff will be. ruqumad for-the.spa-sineg emstlna “hotelicleaning stafl

wiilservice the 5pa,
» One masssige-per unit-is assumed-and one-adnitiistative staff for the spe:snites, Thus;
staffiparking: ‘Aernanit, 1§ seven: Spaces: :
Parkmg demand:
Spa Guests: (non~hgt61) 1 Spa befi = 1 x 1 275= 2 pardkig spaces
Stalf 7D ]
Totdl:
Youa Facility:

To estimate the required :additiond] pafking .demand foi the yogh facility, -the follomng
-assumptions 4re made. These . assumptions are based on the 4rip ;generation :and would thus
present 4 worst-case:soenario:

Assumplions:

«»  Parking 15 only:required for mew: staffiand nonchotel. guaests; or: 5% of the: dzuly visijorsto
the spa.

» Even though classes may be stagpered fthrough out the day, class times could be
cansecutive, which would result in an overlap for parking.demand. An overlap factor of
'1.75 3s.asspmed.,

Credit is taken for hotel guests that Won]d park somewhere glse-on the site.
No additional . cleamng staff ‘will be requ:red for the yoga facility since.- éxdisting hotsl
‘gleaning staffwill service the spa.

» Theyoga facility will have-one trainer. The spa. admunsiratlve staffwill also manage ihe
yoga facility reception. Thus, staff; parkmg demandiis-one space. ~ :

(/20061 JobsWID:-05016-038Y%-018 Repartparking 09- 13.doc
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September 13, 2006

Pages

Patiing demantl:

Yoga Guests'(non-hotel): 1 Guest="1 % 1.75.= =7 parking spaces
Staff: 1 parking space

Totl - 3 parkmg spaccs
Sammary of Parkmg Demand::

No addifiondl paiking would be- reqmred for: the ﬁﬂe c‘nanges for the 144 ho‘cel units, since the
ufits wonild;continne 1o be used us a hotel/tesort Facility, The addition: nf ihc spa wcuiﬁ generate
an -additional .paszi;‘rjxg-&smand;of 9. spaces, The yoga. facili d , mand for.an-
afditional -3 spacesy Thus the additich of the spa and the yoga faml ould Ereqmre 12
addifivnal barking spaces. IR

Tt t$:planmedl to gonstruct approxxmarely 20 new-parkitig: spaces it tlie- emstmg nmamcnance yard
‘on the site, Hotel staff-will park-at this Jocation and be shottled-fo and fic :
‘ouildinig, Plans for the additional parking provisior wall te’ i
‘builtling peraiit. The addition of the spa and the yoga robm will tesult in dermmd for A
additiondl 12 parking -spaces and 20 additonal spacés will be. pmmded, thus the. parking
-reqmmmnts far ihe Tew facxhty isquet, )

Keith B, Higgins, CE, T8 7/ /

kbh:aermmin/mitr
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| HCM Unsignalized Intersection Capagcity. Analysis ) AN
3: EB Off & Robinson Canyon .. ] e 912072008

4 v K ’fi«*’

Movement . . .. EBL .EBR JNBL NBT.. SBT“..-SBB
LaneCorffigurations. %~ L b

Sign Contral. Stop Free Free
Grade. 0% 0%  0%.
Vidlume {wshit) 0 f45E O 24 6% 0
‘Peak Holr Factor 002 082 ©Yz 0:Y2 092 DI
Hourly flowtate-{fvenft) - 0 158 P 2 T4 D.
Pedestrians

Lane Width {ft} .

Walking Speed {ft's)

PercentBlockage

Rightturnfigre{veh)

‘Median type Naone

‘Medisn storagé veh)

vC,-tonflicting volume 9 v 7

vC*i -stage ¥ gonf ol

vC2;stage 2 gonfval . o

1C; single{s) : 64 652 44

4G, 2 stage () ) i

1F & 35 33 22

p0 queuefree %. 180 84 100

M. capagity’ 1veh]h) 0% 992 1530

Diredtion, Larie# ERY NBY S8BT
Yolume Total 158 96 74
Volume'l:eft .8 B 90
Volumie Right - 45 0 9
¢SH 997 530 1700
Volume-to: Capacity p48 D00 004
Queue Length (7. 13 a g
Control Délay {s) 93 60 0.8
Lane 08 A
Approach Delay (8) - 83 00 00
Appreach LOS - A

Intersection Summary L
Average:Delay T &8 ,
Intersection Capacity‘Utilization 2014% 1CU Level-of Bervice A

‘Baseline ' ' Synchro 5 Report
’ Page 1
keiihbgil-st51



HCM Unsignalized Intersection: Capacﬁy Anatysns T ' }PM
3: EB Off &. Robmson Canyon ' e

_9/20!2008

f‘w*\

RN,

WA, stage o corifvdl

NC2, stage-2iconfvel
Cosingleds) 64
1C; 2 stage:tg)

i g 35

po:ue free% 400
cMcapacity (vehfhy 804

1048, 42

Movement . . . EBL EBR...NBL NBT .SBT SBR:
Larie'Cﬁﬁféuraﬁmns_ we & B
Sign-Contrd) Stop Free iRree
Grade 0% 0% 0% 4
Volume: fvshiti) 0 430 o ¥ 25 0
‘Pedk Hour Factor nLe 682 082 082 092 082
Hourly-flow. rate:(veh/h} 0 443 o 68 27 0
Pedestrians '

Lane Width {ft).

‘Walking Speed {ft/s)

‘Percent:Blockage

R;ght turniflare. (vehy

Median type None.

‘Median storage: veh) ) .

v, conflicting volume o8 27 2r

Direction, Lane # EB1 NBA BSB1
Violume Total Tt 88 2 e
- Volume Lef - 1] 0. i
Volume Right B B ¢l
éSH. ' 1048 4587 {760
Valume-10:Capacity 0,43 009 002
QuesueLength () 2 B 0
Coritrol-Délay-(s) g0 00 08
Lane LOS A
Approach Delay () 90 00 00
Approach LOS A
Intersectiop Summiary e
Average Delay 53 i
Intersectidn Capacity Willization 19.0% U Level.ofiSenice A

Baseline

Kelthbgil-st51

Synchro 5. Report
: Page 1
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‘Septeriber 20,-2006

- ‘Mis. Miriam S¢hakat, Esq.

Lonibardo & Gilles, PC
318 Cayuga Street
Salinas 93902

Re: Carme] Valley Ranch Hotel Spa and Yoga Facility: TrafficImpact Study
Dear Ms, Séhakat,
Thank you for requesi‘mg Higgins Associates to prepars:d traﬁ'i ¢ imipact stady for fhe: praposed'

changes 1o’ the Carmej Valley Ranch Hotel, located in :Carmel Villey, Mentergy Tourity,
Cali the. pu "_se af *the mdy 1s w determm;e ﬁze pmject 8 p@tentzal traﬁc :mpacis and ,

-changes mciade

» Amnymfsmn of the hotel units into indivitial ownersh;} urits,
» Theadditionifaspa and yoga facility.

A trip generafion: pm‘kmg and aksessmeit:for the recommended changes have been subinitted in
our letter report dated Septemiber 13, 2006, .attached in Apyendxx A A location map of the
Carmel Valley Ranch isdncluded in Exhibit; L

Hotel-:Conversion

Tt 1s:prapoesed to convert 144 units-of the hotel into inglividual. ovmership writs, Of the 144 units,
142+are One-bedroom units and twe:are: rwc«bedreom units. After tite has changed, the units w;il
still be rented ouf Bs reserthotel -usits #nd no floor iplan layout of the units will be modlficcl ,
Also, no units will be occupied by onty one.guest or owner. The change in ovmership is ot
expected to change-the trip.generation or parking characteristics; as such, we conclude that there

' will be no additiorial trips generated.or ¢hanges in-parking demand for the 144 umits,

fSpamc%l‘i’aga:Addﬁiah
1t is proposed tp construct six spa suites and a yoga Facility of 4, 956 square feet.at the main

dodge. The attached site plan (Exhibit 2) indicates the proposed layont of the six suxtes apd the
yoga 1o0m.,

1A2006'G Jobs\001-050\6-03816-038 TIA 0921 doc
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Ms. Miriam Schakat
September 13, 2006

Page 2
» Carmel Valley Master Plan TIF; ($5,397 per 1,000 sq. ft.) $ 26,748
-~ TAMC Development Fee ($5,326 per 1,000 sq. ft.) - $26,396
SR1 reimbursement fee: (3598 per 1,000 sq. £.) $ 2960
Total Project Traffic Fee Contribution § $ 56,104

4

The SR 1 reimbursement fee is currently $740 per residential dwelling unit or $740. pef PM peak
hour trip. The project generates 4 PM peak hour trips and is 4,956 square feet. Thus the fee per .
thousand square feet is calculated as $740 x 4/ 4.956 = $598 per 1,000 sq. ft.

If you have any questions regarding this report, please do not hesitate to contact Frederik Venter
or me. : -

Keith B. Higgins, CE, TE

kbh:aem/mm/mir

T\2006\G Jobs\001-050\6-038\6-038 TIA conclusions 09-20.doc




W HIGGINS ASSOCIATES |
. CIVIL & TRAFFIC ENGINEERS |

September 13, 2006

Ms. Miriam Schakat, Esq.
Lombardo & Gilles, PC
318 Cayuga Street
Salinas 93902

Re: Carmel Valley Ranch Hotel Trip Generation and Parking Assessment
Dear Ms. Schakat,

Thank you for requesting Higgins Associates to prepare a irip generation parking evaluation of
the proposed changes to the Carmel Valley Ranch, located in Carmel Valley, Monterey County,
California. The purpose of the study is to determine the project’s potential trip generation and
parking impacts based on recommended changes to the existing facility. The changes include:

e A conversion of the hotel units into individual ownership units,
e The addition of a spa and yoga facility.

The traffic study also evaluates future parking requirements for the proposed spa and yoga -
facility. '

1, UNIT TITLE CHANGE

It is proposed to convert 144 units of the hotel into individual ownership units. Of the 144 units,
142 are one-bedroom units and two are two-bedroom units. After title has changed, the units will
still be rented out as resort/hotel units and no floor plan layout of the units will be modified.
Also, no units will be occupied by only one guest or owner. The change in ownership is not
expected to change the frip generation or parking characteristics and as such, we conclude that
there will be no additional trips generated or change in the parking demand for the 144 units. '

It is proposed to add recreational facilities to the hotel (a spa and yoga facility) of the Carmel
- Valley Ranch Hotel, which will generate additional daily trips and parking demand.

2. TRIP GENERATION

Addition of Spa Suites:

. It is proposed to construct six spa suites at the main lodge. The attached site plan (Exhibit 1)
indicates the proposed layout of the six suites. Each suite will have two beds. The Institute of
Transportation Engineers does not have trip generation rates for spa suites typical to the project
analyzed in this study. Subsequently, we used daily operations to estimate the daily, AM and PM

F\Z00G\G Jobs\0D1-050\6-038\6-038 Reportparking 09-13.doc

1500-B Hirst Street - Gilvoy, California - 95020-4738 - voice/408 848-3122 - mw/408 848-2202 - www.kbhiggins.com




S .

‘ Thef 1low

Ms. Miriam Schakat
Septermber 13, 2006
Page 2

peak hour trip generation for the spa suites based on information provided by the client. It is
estimated that 95% of the spa guests will consist of hotel residents (existing trips) and 5% of

“public (new trips). Using this information, a worst-case scenario (fully occupied spa) is used for.

the spa trip generation and to determine the additional parking that would be required. -

Assumptions:

The spa. opens for customers at 9:00 AM and closes at 9:00 PM
All spa suites are occupied (6 suites, 12 beds).
Short-term use (2.5 to 3 hours) will have the highest trip generation.
-Credit is taken for hotel guests that would use the spa. fac111ty .
‘N6 additional cleaning staff mll-bevrequlred for the spa since existing ho
will service the spa. . i _
e One masseuse per unit is assumed and one new adm1mstrat1ve ‘staff for thé spa suites is
assumed. During peak times a staff member from the hotel will be used at the spa fac111ty
to assist the new staff member. The masseus Y
client reception. Thus 7 new staff members (6 masseuses and 1 adminisirative) will
- travel o thespa, -+ b
Administrative staff departures at 5 PM and other staff after closure.
One dehvery s estimated durmg the off- peak periods,

t 'ble mdlcates the new tnps that wouldbe genera

Inbound TI'IB Outbound Trms

T *7:30=8:30AM:~~ o Tstaff o -
8:30:9:00 AM . 12x0.05=1 guest , -
9:00-11:00 AM . - 1 delivery . 1 delivery _
11:00-11:59 AM -+ 12x0.05=1 guest . 12x0.05=] guest
2:00 - 3:00 PM 12x0.05=1 guest 12x0.05=1 guest
5:00 - 6:00 PM - 12x0.05=1 guest .. 12x0.05=1 guest, 1 staff
6:00~9:00PM - - e 12x0 05=1 guest, 6staﬁ_

Total 12 trips 12 trips
Addition of Yoga Facility:

It is also proposed to add a yoga facility that can accommodate between 6 and 8 attendees with
one instructor. It is'expected that there will be four classes per day between 8 AM and 6 PM. The
classes will be approximately 1 hour long. It is estimated that 95% of the yoga guests will consist
of hotel residents (existing trips) and 5% of public (new trips). The administrative staff for the
spa facility will also ‘manage the yoga facility. The: followmg table mdmates the estimated trip
generation for the yoga facility.

1:\2006\G Jobs\001-050\6-03816-038 Reportparking 09-13.doc




Ms. Miriam Schakat
September 13, 2006

Page 3
Time Inbound Trips | Outbound Trips
7:30-8:00 AM. 8x0.05=1 guest,1 staff -
8:00-9:00 AM (Class) - -
9:00-10:00 AM 8x0.05=1 guest 8x0.05=1 gunest

10:00-11:00 AM (Class) -
8x0.05=1 guest

11:00 AM - 2:00 PM 8x0.05=1 guest
2:00-3:00 PM (Class) - -
3:00 - 4:00 PM - 8x0.05=1 guest 8x0.05=1 guest
4:00 — 5:00 PM (Class) : - -
5:00 - 6:00 PM ‘ 8x0.05=1 guest, 1 staff
Total 5 trips 5 trips

Thus, the total net increase in daily trip generation for the spa and yoga facility is estimated at 34
. trips (17 inbound and 17 outbound), During the AM peak hour (7:30 — 8:30) the spa would
generate 7 inbound trips and the yoga facility 2 inbound trips and no outbound trips. During the
PM peak hour (5:00 — 6:00) the spa would generate 1 inbound trip and 2 outbound.trips. The
yoga facility would generate 2 outbound trips only and no inbound trips. With average
conditions (when the spa and the yoga facility not fully occupied), the trip generation will be
less. ‘

Summary of New Trip Generation:

The following table is a summary of the trip generation for the proposed addition of the spa and
- yoga facility. ' '

Facility Daily AM Peak Hour Trips PM Peak Hour Trips
Trips Inbound Outbound | Inbound Outbound
Spa 24 7 0 1 2
Yoga 10 2 0 0 2
Total 34 9 0 1 4

3. PARKING

Spa Suites:

To estimate the required additional parking demand for the spa suites, the following assumptions

are made. These assump

Case scenario:

1:\2006\G Jobs\001-050\6-038\6-038 Reportparking 09-13.doc
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Ms. Miriam Schakat
September 13, 2006
Page 4

Assumptions.

¢ Parking is only required for new staff and non-hotel guests, or 5% of the daily vzs1tors to
- the spa.

¢ Short-term use (2.5 hours) of the spa- will generate the hlghest pa.rkmg demand due to a
higher turnover and subsequent overlap of parking demand. An overlap factor of 1.75 is
assumed.

s Credit is taken for hotel guests that would park somewhere else on the site,

 Noadditional cleaning staff will be required for the spa since existing hotel cleaning staff -
~will service the spa.

e One masseuse per unit is assumed and one administrative staff for the spa suites. Thus,
staff parkmg ‘demand is seven spaces. -

Parking demand;

ests (non-hotel): - 1Spa bed=1x1.75 = 2Paﬂ“ng Spa"es
R RS e ek Spaces - - i "
Total: = - ) .9 parking spaces -

Yoga Facility:

To estimate the required. addltlonal parldng demand for the yega facﬂlty; the follOWiii?g"_z
assumptions are made. These assumptions are based on the irip generation and Would thus
_ presen‘c a worst—case scenano

Assumptions:

® Parklng is only reqmred for new staff and non-hotel guests, or 5% of the daily visitors to
the spa. :

+ Even though classes may be staggered through out the day, class times could be
consecutive, which would result in an overlap for parking demand. An overlap factor of
1.75 is assumed.

s Credit is taken for hotel guests that would park somewhere else on the site.

e No additional cleamng staff will be required for the yoga facility smce existing hotel
cleaning staff will service the spa.

¢ The yoga facility will have one trainer. The spa administrative staff will also-manage the
yoga facility reception, Thus, staff-parking demand is one space.

1\2006\G Jobs\001-050\6-038\6-038 Reportparking 09-13.doc




Ms. Miriam Schakat
September 13, 2006

Page 5

Parking demand:

Yoga Guests (non-hotel): 1 Guest =1 x 1.75 = 2 parking spaces
Staff: 1 parking space

Total: 3 parking spaces

Summary of Parking Demand:

No additional parking would be required for the title changes for the 144 hotel units, since the
units would continue fo be used as a hotel/resort facility. The addition of the spa would generate
an additional parking demand of 9 spaces. The yoga facility would generate a demand for an
additional 3 spaces. Thus the addition of the spa and the yoga facility would require 12
additional parking spaces.

1t is planned to construct approximately 20 new parking spaces at the existing maintenance yard
on the site. Hotel staff will park at this location and be shuttled to and from the main hotel
building, Plans for the additional parking provision will be submitted with the apphcatlon for the
building permit., The addition of the spa and the yoga room will result in demand for an
additional 12 parking spaces and 20 additional spaces will be provided, thus the parkmg
requirements for the new facility is met.

If you have any gquestions regarding this report, please do not hesitate fo contact Frederik Venter
OT Ie. _ :

Respecifully,

. Keith B. Higgins, CE, TE

kbh:aem/mm/mitr
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HIGGINS ASSOCIATES
"Bl Vil TraFRIC ENGINEERS

April 21, 2006

- Ms. Miriam Schakat, Esq.
Lombardo & Gilles, PC
318 Cayuga Street
Salinas 93902

Re: Carmel Valley Ranch Hotel Trip Generation
Dear Ms. Schakat,

. Thank you for requesting Higgins Associates to perform a traffic engineering study for the
proposed subdivision changes to the Carmel Valley Ranch Hotel, located in Carmel Valley,

- Monterey County, California. The purpose of the study is to determine the project’s potential trip
generation.

- Unit Title Change

It is proposed to convert 144 units of the hotel into full ownership units. Of the 144 units, 142 are
one-bedroom units and two are two-bedroom units. After title has changed, the units will still be .
rented out as resort/hotel units and no floor plan layout of the units will be modified. Also, no
units will be occupied by only one guest or owner. The change in ownership is not expected to
change the trip generation or parking characteristics and as such we conclude that there will be
no additional trips generated or change in the parking demand for the 144 units.

No additional parking would be required for the title changes for the 144 hotel umits, since the
units would continue to be used as hotel/resort facilities.

If you have any questions regarding this report, please do not hesitate to contactme.

Respectfully,

% Keith BeHiggins, CE, TE
kbh:jb/aem/mm
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" MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.
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April 21, 2006

MAY 2 3 2008

Ms. Miriam Schakat, Esg.

>0 MONTEREY GOUNTY
Lombardo & Gilles, PC PLANNING & BUILDING
318 Cayuga Street o | INSPECTION DEPT.

Salinas 93902

Re: Carmel Valley Ranch Hotel Spa Trip Generation
Dear Ms Schalcat

._Thank you for requestmg nggms Assoclates to perform a trafﬁc engmeenng study for the

" proposed-addition of a spa to the Carmel. Valley: Ranch,, 1ooated in. Carmel, Valley Monterey

© County, California. The purpose of the study is to determine the prOJect’s potentlal trip
generatlon

Addltlon of Spa Sultes

-It is also proposed to construct SiX: spa smtes at. the mam 1odge Each sulte W1]l have two beds.
. ‘The  Institute: of Transportatlon Engineers, does:not haye irip generatlon rates- for Spa.. Suites
typlcal 40 the projett analyzed in this:study.:S1 sequently; .
16 “estimiate the . daily; AM: and«PM: peak - hour- trip ‘generation, for. the _Spa .suites. based. on
‘information provided by the-client. It is estimated that 95% of the Spa guests will consist of hotel
‘residents (existing trips) and 5% of public (new trips). Usmg this information, a worst case.
scenario is calculated for the Spa trip generation. - ' :

Assumptions:

The spa opens for customers at 9:00 AM and closes at 9:00 PM

All spa suites are occupied (6 suites, 12 beds).

Short term use (2.5 to 3 hours) will generate the highest trip generation.
No credit is taken for hotel guests that would use the spa facility.

No additional cleaning staff will be requlred for the spa since emstmg hotel cleamng staff

will service the spa.

o One masseuse per unit is assumed and four administrative staff for the spa suites is
assumed. Thus, 10 staff members will travel to the spa.

»  Administrative staff departures at 5 PM

o Two deliveries are estimated during the off-peak periods

The following table indicates the additional trips that would be generated to the spa.

6-038 ReportSPA.doc
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Ms, Miriam Schakat
April 21, 2006
Page 2 -

Time
7:30-8:30 AM
8:30-0:00 AM
9:00-11:00 AM

11:00-11:59 AM
2:00-3:00 PM
5:00 - 6:00 PM
6:00 - 9:00 PM
Total

Inbound Trips
10 staff
12x0.05=1 guest
2 deliveries
12x0.05=1 guest
12x0.05=1 guest
12x0.05=1 guest

16 trips

Outbound Trips

-

2 deliveries
12x0.05=1 guest
12x0.05=1 guest

12x0.05=1 guest, 2 staff
12x0.05=1 guest, 8 staff -
16 trips

Thus, the total net increase in daily trip generétion for the spa is estimated at 32 trips. During the
AM peak hour the spa would generate 10 inbound trips and no outbound trips. During the PM
peak hour the spa would generate one inbound trip and three outbound trips. This is a worst case

less.

scenario. With average conditions (when the spa not fully occupied), the trip generation will be

If you have any questions regarding this report, please do not hesitate to contact me.

Resgpectfully,

| _—
JV Keith B-Higgins, CE, TE

kbh:jb/aem/mm
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County of Monterey

J

State of California | ‘:’i: '} {3{}5
" MITIGATED NEGATIVE DECLARATION STEPHEN L. VAGNINI

MONTEREY COUNTY CLERK
DEPUTY

Project Title:

.| studio and parking lot at the Carmel Valley Ranch Resort; conversion of

Carmel Valley Ranch proposed addition of a 4,956 square foot spa, yoga

existing Carmel Valley Ranch Resort hotel room #244 to a temporary
sales office; and proposed Vesting Tentative Map for the conversion of
144 existing hotel rooms at Carmel Valley Ranch Resort to 144
individually owned condominium hotel units.

File Number:

PLN060056 & PLN060360

Owner:

Carmel Valley Ranch LP

Project Location:

Carmel Valley Ranch, Carme] Valley area

Primary APN:

416-522-020-000

Project Planner:

Luis Osorio (831) 755-5177

Permit Type:

Combined Development Permit; and Standard Subdivision Vesting
Tentative Map and

Project
Description:

14,056 SQUARE FOOT SPA AND YOGA ROOM ADDITION TO THE

{ SALE OF INDIVIDUAL HOTEL UNITS. THE PROPERTY IS
| LOCATED AT 1 OLD RANCH ROAD, CARMEL VALLEY
"| (ASSESSOR'S PARCEL NUMBER 416-522-010-000 & 416-592-023-

| UNITS. THE HOTEL UNITS ARE LOCATED ON TWO SEPARATE

FILE No. PLN060056
COMBINED DEVELOPMENT PERMIT INCLUDING:1) USE
PERMIT AND DESIGN APPROVAL FOR CONSTRUCTION OF A

EXISTING LODGE AT THE CARMEL VALLEY RANCH
INCLUDING REMOVAL OF TWO PROTECTED OAK TREES AND
DEVELOPMENT OF 17 ADDITIONAL PARKING SPACES; AND 2)
USE PERMIT FOR CONVERSION OF AN EXISTING HOTEL UNIT
(UNIT NO 244) INTO A TEMPORARY SALES OFFICE FOR THE

000) WITHIN THE CARMEL VALLEY RANCH

FILE No. PLN060360

STANDARD SUBDIVISION TENTATIVE MAP FOR THE
CONVERSION OF 144 EXISTING HOTEL UNITS AT THE CARMEL
VALLEY RANCH INTO 144 INDIVIDUALLY-OWNED HOTEL

PARCELS AT 1 OLD RANCH ROAD, CARMEL VALLEY
(ASSESSOR'S PARCEL NUMBERS 416-522-010-000 & 416-592-023-
000), WITHIN THE CARMEL VALLEY RANCH.

Date Printed: September 29, 2006



THIS PROPOSED PROJECT WILL NOT HAVE A SIGN[FICANT EFFECT ON THE
ENVIRONMENT AS IT HAS BEEN FOUND:

| a) That said project will not have the potential to 31gmﬂcantly degrade'the quahty of the
env1ronment '

b) That said project will have no significant impact on long-term environmental goals.
c) _ That sald pro_] ect w111 have no significant cumulatlve effect upon the env1ronment -

- @’ That said project will not cause substantlal adverse effects on human bemgs either .
. l‘dlrecﬂy or mdn‘ecﬂy '

Decision Making Body: | Monterey Couﬁty Boatd of SUp'ewisér'é'
Responsible Agency: | County of Monterey -

Review Period Begins: | September 30, 2006

Review Period Ends: | October, 192006 =~

Date Printed: September 29, 2006
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