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MONTEREY COUNTY
PLANNING & BUILDING INSPECTION DEPARTMEN T
168 West Alisal Street, 2nd Floor, Salinas, CA 9393 3
PHONE: (831) 755-5025 FAX: (831) 757-951 6

INITIAL STUDY

L BACKGROUND INFORMATIO N

Project Title: Carmel Valley Ranch proposed addition of a 4,956 square foo t
spa, yoga studio and parking lot at the Cannel Valley Ranch
Resort; conversion of existing Cannel Valley Ranch Resor t
hotel room #244 to a temporary sales office ; and proposed
Vesting Tentative Map for the conversion of 144 existing hotel
rooms at Cannel Valley Ranch Resort to 144 individuall y
owned condominium hotel units .

File No.: Two separate applications have been . submitted for the
proposed projects: 1) File No. PLN060056 (Spa and Yoga
Studio Addition, Parking Lot & Temporary Sales Office); and
2) File No. PLN060360 (Hotel Conversion)

Project Location : The proposed project is located within Carmel Valley Ranch
off of Robinson Canyon Road in Cannel Valley, California a s
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.

Name of Property Owner : Cannel Valley Ranch LLC

Name of Applicant : Lombardo & Gilles — Miriam Schaka t

Assessor's Parcel Number(s) : 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)

Acreage of Property: The proposed spa and yoga studio addition would b e
approximately 4,956 square foot and the associated parking lo t
would be approximately 650 square feet . The temporary sales
office, which is approximately 842 square feet, and a portion o f
the proposed condominium hotel units are located on Lot 1 0
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(Parcels A and )3), which consists of approximately 30 .8 acres .
The remaining condominium hotel knits (45 units) are `locatéd
on Lot 8 (Parcel J), which consists of approximately 4.3 acres .
The total project site would occur in an area that encompasse s
approximately 35 acres .

General Plan Designation : The Carmel Valley Master Plan designates the area of the
proposed spa and yoga studio addition, temporary sales offic e
and the hotel rooms as "Visitor Accommodation/Professional
Offices" and the area of the parking lot as "Public/Quasi-
Public." The Carmel Valley Ranch Spécf c Plan ,designates
the spa and yoga addition, temporary sales office and lodge
rooms as "Resort Lodge & Tennis Club" land use and the area
of the proposed'parkinglot is designated as "Golf Course" land
use.

The areas of the proposed spa and yoga studio addition ,
temporary sales office and the 144 existing hotel rooms to be
converted to .144 individually owned condominium hotel units

designation of "VO-D-S" (Visitor Serving

Zoning District:

Lead Agency-

Prepared By:

Date .Prepared :

Contact Person:

have a zoning
Office/Commercial within Design Control District — Site Plan
Review combining districts). The proposed parking lot area
has a zoning dès gri .tion of "O D-S-RAZ" and "LDR/2.5-D-S-
RAZ (Open Space and Low Density Residential (2 .5
acres/unit) within, Design .Control,, Site; Plan Review –
Residential Allocation combining districts) .

of ! +1Vlôiiterey aiming and Building Inspection
Department

Luis Osorio, Senior Planner
Pamela Lapham, Assistant Planner, PMC (Under Contract
Tad Steam, Principal, PMC (Under Contract)

September 28, 2006

Luis 'Osorio, Senior Planner

Phone Number. '831-755-5177
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II. DESCRIPTION OF PROJECT AND ENVIRONMENTAL SETTIN G

A. Project Description :

The proposed development is comprised of two projects (separate applications) with thre e
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 Carme l
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 i n
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 th e
existing patio walls . The yoga studio would be constructed adjacent to the spa and existin g
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 eac h
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 maintenanc e
yard into a surfaced parking lot that would be approximately 650 square feet and provide 1 7
parking spaces for lodge employees . Employees would be shuttled by golf carts to and from th e
lodge building. The proposed spa and yoga studio addition and parking lot are shown in Figure
3a, Overall Site Plan and Figure 3b, Spa and Yoga Studio Addition Floor Plan.

2) Conversion of hotel room #244 and . a portion of room #243 to a temporary sales offic e
(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 Figure
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 temporar y
storage area and eventually be remodeled and made available to sell as an individually owne d
condominium hotel unit. The temporary sales office in room #244 would encompas s
approximately 842 square feet .

Hotel Conversion (PLN 060360 )
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 o f
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, whic h
would encompass the interior area of each unit, approximately 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 no t
change the density, land use, or zoning of the project site . The condominium hotel units will
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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 th e
occupancy) . An owners' association will have a contract with the hotel operator for th e
maintenance and rental of the condominium hotél units and right to the use of the hote l
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 managed and rented by Carmel Valley Lodge. The
condominium hotel units will be rented to transient guests the same way they are . currently
rented, The hotel will continue to be operated and managed by, a single management entity and
the use of, the income from the use of each condominium hotel, umt shall be retained by th e
individual condominium hotel unit owner, net of fees and costs associated with managing and
maintaining the units. Individual condominium hotel unit owners and occupants will hav e
perpetual easement right to use all roadways, parking areas, and other areas to access the gues t
rooms, as well as the use of the front desk area and other areas fundamental to the operation o f
the units as hotel guest rooms.

Setting and Surrounding LandUses.

As shown in Figure 4, Vesting Tentative Map, a majonty of the area of the proposed
development and subdivision is on two irregularly shaped parcels (Assessor's Parcel Number s
416-522-010 and 416-592-023) located ,on Carmel Valley Ranch: The project site is known as
the Cannel Valley Ranch Resort The Carmel Valley Ranch Resort 'cons'ists of a lodgeb iilding,
tennis courts, and 145 hotel rooms located in clustered buildings surrounded `bya golf course . A
small portion of the proposed project wouldbe located at the maintenance yard with Is located on
a third parcel m the "Golf Course" area (Assessor's Parcel 'Number 416-522-21-000) . `.` '

The lodge building at Carmel Valley Ranch Resort consists of a lobby; lounge" restaurant,
swimming pool, ' courtyard,` offices and restrooms. The lodge is landscaped and surrounded by
coast live oak trees. The proposed spa addition would be located at' an existing concrete
courtyard surrou nded'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 heigh t
and have diameters two feet above ground that are approximately 23 .5 inches and 45 inches. The
spa would be centered around the éxisting 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 existing dirt lot currently being
used for temporary parking during the restoration of the golf come . The temporary sales office
would be lOcated at existing hotel room #244 (proposed condominium hote' limit #98 on Parcel
A). ' The existing 'hotel rooms are comprised of regular hotel rooms within buildings clustered
around the golf course. The clustered campus setting emphasizes golf cart circulation .

The project site is immediately 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" land 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 .
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Access to the project site would remain the same utilizing Old Ranch Road, Fairway Court, and

Oak Place. Old Ranch Road would continue to provide access to the spa and yoga studi o
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 Plac e

and Fairway Court off from Oak Place. The parking lot would be accessed off of Old Ranch

Road near the "Clubhouse'

III.PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL AND STAT E
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

	

■

	

Air Quality Mgmt. Plan

	

■

Specific Plan

	

■

	

Airport Land Use Plans

	

❑

Water Quality Control Plan

	

■

	

Local Coastal Program-LUP

	

❑

IV ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED AND
DETERMINATIO N

•
FACTORS

The environmental factors checked below would be potentially affected by this project, as .

discussed within the checklist on the following pages.

■ Aesthetics ❑. Agriculture Resources ■ Air Quality

■ Biological Resources

	

❑ Cultural Resources

	

■ Geology/Soils

❑ Hazards/Hazardous Materials ■ Hydrology/Water Quality ■ Land Use/Planning

❑ Mineral Resources ■ Noise ❑ Population/Housing

❑ Public Services ❑ Recreation ■ Transportation/Traffic

■ Utilities/Service Systems

Some proposed applications that are not exempt from CEQA review may have little or n o
potential for adverse environmental impact related to most of the topics in the Environmenta l

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 easil y

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 ca n
be made using the project description, environmental setting, or other information as supportin g

evidence.
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❑ Check here if this finding is not applicable

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

EVIDENCE: Review of the proposal indicates that the spa and yoga studio addition, parking lo t
temporary sales office and ' conversion of 144 hotel rooms to 144 individually owned
condominium hotel units would occur at the Carmel Valley Ranch Resort within' Carmel Valley
Ranch. The spa and yoga studio addition, temporary sales office and hotel conversion would ad d
recreation uses ; add employee parking spaces, temporarily change the Use of two hotel rooms .
The condominium conversion would permanently change the ownership of the 144 hotel rooms .
The spa. and yoga studio addition would be constructed primarily 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 allo w
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 studio, additions, parking lot, temporary sales office, and
the hotel conversion, would not increase the population or displace or create new housing.

B. DETERMINATION

On the basis of this initial evaluation :

❑ I find that the proposed project COULD NOT have a significant effect on th e
environment, and a NEGATIVE DECLARATION will be prepared .

I find that although the proposed project could have a significant effect on th e
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 .

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

❑ I find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unless mitigated" impact on the environment, but at least on e
effect 1) has been adequately analyzed in an earlier document pursuant to applicable lega l
standards, and 2) has been addressed by mitigation measures based on the earlier analysis
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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 adequatel y
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, an d
(b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIV E
DECLARATION, includin ` revisions or mitigation measures that are imposed upon th e

proposed pr 'ect, et ' i g I 1er is required.

September 28, 2006

Luis Osorio

	

Senior Planner
Printed Name

	

Title
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V. EVALUATION OF ENVIRONMENTAL IMPACT S

1) A brief explanation is required for all answers except "No Impact" answers that ar e
adequately supported by the information sources a lead agency cites in the parenthese s
following each question. A "No Impact" answer is adequately supported if the reference d
information sources show that the impact simply does not apply to projects like the one
involved (e .g., the project falls outsid& a fault rupture zone) . A "No Impact" answer
should be explained where it is based on project-specific factors as well as genera l
standards (e .g., the project will not expose sensitive receptors to pollutants, based o n
project-specific screening analysis).

2) All answers must take into account the whole action involved, including offsite as well as
onsite, cumulative as well as project-level, indirect as well as direct, and construction as
well as operational impacts .

Once the lead agency has determined that a particular physical impact may occur, an d
then the checklist answers must indicate whether the impact is potentially significant, les s
than significant with mitigation, or less than significant . "Potentially Significant Impact "
is appropriate if there is substantial evidence that an effect may be significant . If there are
one or more "Potentially Significant Impact" entries when the determination is made, a n
EIR is required .

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies
where the incorporation of mitigation measures has reduced an effect from "Potentiall y
Significant Impact" to a "Less Than Significant Impact ." The lead agency must describ e
the mitigation measures, and briefly explain how they reduce the effect to a less tha n
significant level mitigation measures from Section XVII, "Earlier Analyses," may be .
cross-referenced) .

5) Earlier analyses may be used where, pursuant to the tiering, program ER, or other CEQ A
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 pursuan t
to applicable legal standards, and state whether such effects were addressed b y
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 informatio n
sources for potential impacts (e .g., general plans, zoning ordinances) . Reference to a
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previously prepared or outside document should, where appropriate, include a referenc e
to the page or pages where the statement is substantiated .

7)

	

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

8)

	

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.
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VI. ENVIRONMENTAL -CHECKLIST

1 .

	

AESTHETICS

Would the project:

a)

	

Have a substantial adverse effect on a scenic vista?
(Source : 1, 3 )

Substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway? (Source : 1, 6 ,
Exhibit A)

c) Substantially degrade the existing visual character o r
quality of the site and its surroundings? (Source : 1, 6 ,
Exhibit A)

d) Create a new source of substantial light or glare whic h
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 parking lot at the maintenance yard are the onl y
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 th e
parking 'lot would be located at the maintenance yard, which are not visible from a scenic vista .
Therefore, there would be no impact on a scenic vista .

b, c, d) The project sites are within Design Control ("D") and Site Plan Review ("S") combinin g
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 constructe d
using cement plaster walls with copper roof and colors to match existing building colors (Exhibi t
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 on e
very large oak tree; and the exterior lighting shall be downlit, shaded and have amber bulb s
(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, an d
that any new sources of light and glare are minimized .
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Potentially
Significant

Impact

Less Than
Significant

With

	

Less Than
Mitigation

	

Significant

	

No
Incorporated	 Impact	 Impact

❑ .



Condition 1-1
a. Prior to issuance of a building permit, the project applicant shall submit plans for revie w
and approval by the Planning Department that reflect the recommendations of the Land us e
Advisory Committee.

b. Prior to Occupancy, the project applicant shall replace one of the two existing coast liv e
oak trees to be removed from the center planter at the lodge courtyard with one large oak tre e
(approximately 15-inches in diameter at two feet above ground level), obtained on-site i n
accordance with the recommendations of the Land Use Advisory Committee. If a large
replacement tree cannot not be obtained on-site without being detrimental to the health of th e
tree, the replacement tree may be obtained from a nursery that carries coast live oaks of loca l
origin that are certified free from Sudden Oak 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 nea r
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 th e
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 th e
recommendations of the Land Use Advisory Committee .
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2 .

	

AGRICULTURAL RESOURCES

In determining 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 Californi a
Dept. of Conservation as an optional model to use in assessing impacts on agriculture and farmland .

Less Than
Significant

Potentially

	

With
Significant

	

Mitigation
Impact	 Incorporated

❑

	

❑

Conflictwith . existing zoning for agricultural use, or a
Williamson Act contract? (Source: 1, 5 )

c) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland; to non-agricultural use?
(Source : 1, 5)

Discussion/Conclusion/Conditions and Mitigations :

See discussion in Section IV4 Environmental Factors Potentially Affected and

Determination .

According to the Carmel Valley Ranch Specific Plan, there is no agricultural land or resource
contained within the "Resort Lodge" or "Golf Course" area of the Carmel Valley Ranch .
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Would the project

a) Convert Prime Farmland, Unique Farmland, , or
Farmland of Statewide Importance(Farmland), as
shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California
Resources Agency, to non-agricultural ,use? (Source : 1 ,
.5)

Less Than
Significant

	

No
Impact	 Impact

' ■

■



3 .

	

AIR QUALITY

Where available, the significance criteria established by the applicable air quality management or air pollution

control district may be relied upon to make the following determinations.

Would the project :

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

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

c) Result in a cumulatively considerable net increase o f
any criteria pollutant for which the project region i s
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
impacts? (Source: 1, 2, 5, 6)

e) Expose sensitive receptors to substantial pollutant
concentrations? (Source : 1,8 )

f) Create objectionable odors affecting a substantial
number of people? (Source: 1,8)

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact	 Incorporated	 Impact	 Impact

❑

	

❑

	

❑

	

■

■

	

■

Discussion/Conclusion/Conditions and Mitigations : .

a-c, e, f) The spa and yoga studio addition at the existing lodge courtyard and the surface d
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 surface d
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 (NO X)); 82 pounds
per day of airborne particulate matter (PM I(); 150 pounds per day of oxides' of sulfur (SO X), 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 carbo n
monoxide (CO) emissions. According to Higgins Associates, the proposed project woul d
generate approximately 34 daily trips (9 trips during the AM peak hour and 5 trips during the P M
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peak hour) . However, this increase intrips is . .considered insignificant 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 th e
MBUAPCD Air Quality Management Plan (AQMP). Therefore, the impacts associated the air
quality plan, air quality standards, emission of criteria pollutants and/or odors would b e
considered less than significant .

d) The proposed project includes a spa addition that would involve grading of approximately 3 0
cubic yards within the footprint of the existing courtyard (no grading of the parking lot area i s
proposed). These construction activities may temporarily generate short-term emission s
including, airborne particulate matter (PM10) and toxic air contaminates (TAC) .

According to the MBUAPCD CEQA Air Quality Guidelines, construction activities that involve
minimal earth moving over an area of 8 .1 acres per day, or more, could result in potentially
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 Specific PlanEIR requires that dust generated
during construction can be controlled by wetting own the site and stabilizing exposed surface s
The proposed project would be subject to the mitigation measures provided for the Carmel
Valley Specific Plan and the proposed project will involve grading activities less than 2 .2 acres
per day. Therefore, the impact on air quality as a result of construction activities would b e
considered a less than significant impact.
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4.

	

BIOLOGICAL RESOURCES Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant No

Would the project : Impact Incorporated Impact Impact

a) Have a substantial adverse effect, either directly or

	

❑

	

❑

	

❑

	

■
through habitat modifications, on any species identifie d
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 habita t
or other sensitive natural community identified in loca l
or regional plans, policies, or regulations or by the
California Department of Fish and Game or US Fis h
and Wildlife Service? (Source : 1 )

c) Have a substantial adverse effect on federally protecte d
wetlands as defined by Section 404 of the Clean Wate r
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
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife
corridors, or impede the use of native wildlife nurser y
sites? (Source : 1 )

e) Conflict with any local policies or ordinance s
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
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan? (Source : 1 )

DiscussionlConclusionlConditions 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 studi o
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.
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e) The proposed spa and yoga studio addition includes removal two existing . coast live oak s
(Quercus agr folia), which are located in the center planter of the existing coiirtyard where the '
spa addition is proposed. The Arborist's Report prepared by Forest City Consulting in Ma y
2006, states that the trees are 23 .5 and' 45 inches in diameter (two feet above ground) and ar e
approximately 35 feet in height (Exhibit B): The later tree is considered a landmark tree (Over 2 4
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 Section 21 .64.260.D of the
Monterey County Zoning Ordinance, a tree removal permit is required However, no Use Permi t
would be required since less than three protected trees would be removed .

The aborist's report recommends protection of the remaining trees and tree replacement of th e
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 studio and parking lo t
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 tree s
removed (Exhibit A) . Implementation of recommended Condition 1-lb [See Section VI . 1
(Aesthetics) above] would ensure tree replacement in. accordance With the design approval
recommendations and provide tree replacement at a 1:1 ratio ' m accordance 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 bedamage,by constructio n
equipment or vehicles if protective measures are not taken. This would be considered a
potentially significant impact. The following ixitigationmeasure would'ênsure protection of
retained trees and that the overall impact on biological resources would b' considered'a less than
significant impact .

Mitigation Measure 4-1
Prior to issuance of building and grading permits and during construction activities, the
project applicant shall protect trees remaining on the project site from construction activities
by limiting work areas away from existing trees by installing a tree protection 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 t o
breakage shall be pruned under the supervision of a certified Arborist . Roots encountered
shall be cleanly cut to promote re-growth and major roots shall be tunneled under .
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Potentially
Significant

Impact

CULTURAL RESOURCES

Would the project:

a) Cause a substantial adverse change in the significance of

	

❑
a historical -resource as defined in 15064 .5? (Source: 1 )

b) Cause a substantial adverse change in the significance o f
an archaeological resource pursuant to 15064 .5?
(Source: 1 )

c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? (Source: 1)

d) Disturb any human remains, including those interred
outside of formal cemeteries? (Source : 1)

Less Than
Significant

With

	

Less Than
Mitigation Significant

	

No
Incorporated

	

Impact

	

Impact

❑

	

❑

	

❑

■

DiscussionlConclusion/Conditions and Mitigations :

See discussion in Section IV, Environmental Factors Potentially Affected an d
Determination.

According to the Greater Monterey Peninsula Area Plan, the project site is located in an are a
designated as high archaeological sensitivity zone . However, the construction activities
associated with the proposed project would disturb approximately 5,606 square feet of land tha t
was previously disturbed during the development of the existing courtyard and maintenance•yar d
at the Cannel Valley Ranch. In addition, the lodge building at the Carmel Valley Ranch Resort i s
not a historical or culturally significant building. Any cultural resources in the area would hav e
been identified during the original construction of the lodge . Therefore, there would be no
impact on Cultural Resources .
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6 .

	

GEOLOGY AND SOILS

	

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation Significant

	

No
Wouldthe project:	 Impact	 Incorporated	 Impact	 Impact

a) -Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving :

i) Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the
area or based on other substantial evidence ofa
known fault? (Source : 1, 5, 6 )

ii) Strong seismic ground shaking? (Source : 1, 5, 6 )

iii) Seismic-related ground failure, including
liquefaction? (Source : 1, 5, 6 )

iv) Landslides? (Source: 1, 5, 6)

b) Result in substantial soil erosion or the loss of topsoil ?
(Source: 1)

c) Be located on a geologic unit or scnithat is unstable, or
that woiild bècoMe unstable as a result of the project,
and potentially result in On= or' off-site landslide, lateral

rspreading, subsidence liquefaction orcollapse? (Source: :
1 , 5, 6)

d) Be located on expansive soil, as defined in Table 18-1-B
of the Uniform Building'Codé (1994), creating
substantial risks to life or property? (Source : 1, 5, 6)

e) Have soils incapable of adequately supporting the use of

	

❑

	

. ■
septic tanks or alternative wastewater disposal system s
where sewers are not available for the disposal o f
wastewater? (Source : 1 )

Discussion/Conclusion/Conditions and Mitigations :

a, c, 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 require s
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 conduc t
detailed sub-surface geological . studies to determine locations of landslides, faults and othe r
geological conditions that may pose hazards and implement recommendations in accordance wit h
the Monterey County Seismic Safety Element . The potential exposure of life and property to
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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 yog a
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, approximately 3 0
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 contro l
of erosion and siltation and that no grading shall occur prior to securing a building or gradin g
permit. Therefore, potential for. substantial soil erosion to occur would be considered a less than
significant impact.

e) The proposed project would be provided by existing sewer system. Therefore, there would b e
no impact associated with soil suitability for septic tanks .
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HAZARDS AND HAZARDOUS MATERIALS --

Would the project:

a) Creaté'a significant hazard to the public or the
environment through the routine transport, use, o r
disposal of hazardous materials? (Source: 1, 4)

b) Create a . significant . hazard .tothe public orthe : .
environment through reasonably foreseeable upset an d
accident conditions involving the release of hazardous
materials into the environment? (Source: 1, 4)

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste withi n
one-quarter mile of an existing or proposed school?
(Source: 1, 4)

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or th e
environment? (Source : 1, 4)

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within tw o
miles of a public airport or public use airport, would the
project result in a safety hazard for people residing or
working in the project area? (Source : 1, 4)

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

Impair implementation of or physically interfere with a n
adopted emergency response plan or emergency
evacuation plan? (Source: 1, 4)

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

Discussion/Conclusion/ Conditions and Mitigations :

See discussion in Section IV, Environmental Factors Potentially Affected an d
Determination.
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8 .

	

HYDROLOGY AND WATER QUALITY

Would the project:

a) Violate any water quality standards or waste discharge
requirements? (1, EXHIBIT C)

b) Substantially deplete groundwater supplies or interfer e
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 dro p
to a level which would not support existing land uses o r
planned uses for which permits have been granted)? (1 ,

EXHIBIT C)

c) Substantially alter the existing drainage pattern of th e
site or area, including through the alteration of the
course of a stream or river, in a manner which woul d
result in substantial erosion or siltation on- or off-site ?

(1,14,15)

d) Create or contribute runoff water which would exceed
the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources o f
polluted runoff? (1, 14, 15)

e) Otherwise substantially degrade water quality? (1)

f) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Floo d
Insurance Rate Map or other flood hazard delineatio n

map? (1, 10)

Place within a 100-year flood hazard area structure s
which would impede or redirect flood flows (1, 5, 10)

h) Expose people or structures to a significant risk of loss ,
injury or death involving flooding, including floodin g
as a result of the failure of a levee or dam? (1, 5, 10 )

i) Inundation by seiche, tsunami, or mudflow? (1 )

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant No
Impact

	

Incorporated

	

Impact Impact

❑

	

❑ ■

❑

	

❑

❑

	

❑

	

■ ❑

❑

	

■

❑

	

❑ ■

❑

	

❑

	

❑ ■

❑

	

❑ ■

❑ ■

.

❑ ■

Discussion/Conclusion/Conditions and Mitigations:

a) The existing lodge is connected to a wastewater treatment facility that is managed an d
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
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the spa and yoga studio addition, temporary office, and condominium hotel units would . not
violate any water quality standards or discharge requirements .

b) The proposed project would be provided water service by California-American Wate r
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
control 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 o f
"additions to, or expansion of existing commercial development where such addition or
expansion does not increase the water use of such commercial development" 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 minimum of 1 0
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 intensify water consumption within Cal-Am" s service area . The spa and yoga studio
addition would add six treatment rooms, which would 'add six toilets 'six hat bibs and six
showers to the lodge building. Based on MPWMD' s Group I use factor of 0 .00007 multiplied 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 approximately 0 .65 acre feet per year (AFY) . According to
MPWMD, the proposed commercial ' 'subdivision'' of the hotel rooms into individually owne d
condominium hotel units would not result in a change of use that willintensify water usage or
add additional connections to the resort. Therefore, the proposed project would''result in an
increase in total water use demand of approximately 0 .65 AFY and intensify water use within
Cal-Am's service area .

The project applicant proposes meeting the increased water use demand with water credits
obtained f r o m abandoning 24 existing spa/jacuzzis a t t resort and retrofitting thèexi ssting 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 th e
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 provided to grant th e
water credit for the toilet retrofitting .

Conclusion
Subtracting the 1 .20 AFY water credit associated with abandoning 24 spa/jacuzzis from th e
proposed project's estimated increased water use demand of 0 .65 AFY would result in a ne t
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-Ann' 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 woul d
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intensify the water usage within Cal-Am's service area . In addition, if the toilet retrofitting is no t
approved by MPWMD, the water demand would not be reduced by a minimum of 10 percent i n
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, parkin g
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 propose d
subdivision. Implementation of this mitigation measure would ensure that the increase d
water use demand of approximately 0 .65 AFY is met, and water usage within the propose d
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 than
significant level.

Mitigation Measure 8-2
Prior to issuance of building permits for the retrofitting of the bathrooms of the 144 hote l
units and prior to the recordation of the Final Map for the condominium conversion, th e
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 us e
reduction would maintain water usage at he Carmel Valley Ranch property within its existin g
allocation. This would ensure that water usage within' Cal-Am's service area is no t
intensified . Therefore, there impact on groundwater resources would be reduced to a less
than significant level .

c, 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 wa s
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 (Persona l
communication with Ryan Comelsen. September 20, 2006) . However, it is unknown at thi s
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 th e
parking lot would be considered insignificant due to the parking lot only being approximatel y
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 Stormwate r
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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Implementation of the BMP.s 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 existin g
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 affec t
water quality. Therefore, the proposed project would have no impact on water, quality.

f, g, h, i) . The Carmel Valley, Ranch Specific Plan requires that all occupied structures are buil t
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 o n
the existing lodge building, which is located outside the "100-year flood plain.

The project site is located approximately 10 miles downstream from . San . Clemente Dam.
According to the Greater Monterey Peninsula Area Plan, , inund .ation .,from;dam failure woul d
generally follow the 100-year flood boundary.: Since the proposed project hes-above the 100-year
flood plain, inundation from dam failure would be minimal In addition, the proposed project i s
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 mudfl
Therefore, there would be no impact associated with 100-year flood :hazards, dam inundation

ows
,

seiches; tsunamis or mudflows .
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9 .

	

LAND USE AND PLANNING

Would the project :

a) Physically divide an established community? (Source : 1)

b) Conflict with any applicable land use plan, policy, o r
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 a n
environmental effect? (Source:4,5,7)

c) Conflict with any applicable habitat conservation plan or

	

❑

	

❑

	

❑

	

■

natural community conservation plan? (Source : )

Discussion/Conclusion/Conditions and Mitigations :

a, c) The only physical change associated . with the proposed project involves the spa and yog a
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 conservatio n
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 Pla n
(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 o f
one and two bedroom hotel rooms within buildings ; the lodge, which includes restaurant, resor t
commercial, management/real estate, locker rooms, pro shop and storage ; and recreation use s
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 excee d
50 percent of the area and that the golf course clubhouse parking provide a minimum of 120 space s

_ or in conformance to the Zoning Ordinance . The proposed parking lot would improve an existing
dirt lot 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 propose d
conversion and use of one hotel unit as a sales office would be temporary in nature and would be
consistent with the Zoning Ordinance subject to approval of a use permit.
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The conversion of the existing hotel rooms to individually owned condominium hotel units woul d
not be considered a change in use because the facility would remain a "hotel" pursuant to Section
21 .06.660 of the Zoning ordinance .

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 "Gol f
Course" has a "Public/Quasi Public" land use designation . These 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 consistent with the Carmel Valley Master
Plan .

Monterey County Zoning Ordinance - According to the Monterey County Zoning Map the sp a
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 Residential
(2.5 acres/unit) within Design Control — Site Plan Review — Residential Allocation combinin g
districts or "O-D-S-RAZ" and "LDR/2 .5-D-S-RAZ"The proposed use of a spa and yoga studi o
and a temporary sales office are consistent with the "VO" zoning dèsignation ' According to
Section 21 .38.050 of Chapter 21 .38 the Zoning Ordinance (Regulations for Open Space Zonin g
Districts), golf courses and buildings accessory to any allowed uses are allowed uses within the
"O" zoning district. The proposed additional parking is an accessory use to the lodge, is part of the
overall parking at the Cannel Valley Ranch property and is required in accordance with Chapterparking
21 .58 of the Monterey County Zoning Ordinance.

The proposed conversion of the 144 hotel units to 144 individually owned _hotel units woul d
T

include use by, the individual property owners for a specified time period during a given year .
According to Chapter 21 .22.060 of the Zoning Ordinance (Regulations for Visitor
serving/Professional Office Zoning Districts), multiple uses, including, but not limited to hotel
uses and residential uses are allowed Within the "VO" zoning district . Residential uses are allowed
provided 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 owne r, 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 Ordinance, which states that a hotel is "any structure or portion thereof
containing guestrooms used, designed, or intended to be used, let, or hired out or to be occupied ,
whether the compensation for hire is paid directly or indirectly, and occupied or intended to be
occupied by more than two persons ."

Monterey County Code – While the proposed conversion of hotel units to private ownership
would continue to qualify as a hotel per the discussion above, there would need to be assurance s
that the proposed use of the units by individual owners does not become permanent or detract s
from the hotel definition . To this end, owner occupancy of the units would have to be temporar y
and "transient." The `Zoning Ordinance does not have a definition of a "transient;" therefore, for
this purpose, staff has relied in the definition contained in Chapter 5 .40 (Transient Occupancy Tax)
of Title 5 (Revenue and Finance) of the Monterey County Municipal Code . Section 5.40.020 H of

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

	

(PLN 060056 &.PLN 060360)
Page.26



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 ofthirty (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 o f
thirty (30) days has expired unless there is an agreement in writing between the operator and th e
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 a s
"transient" for the project to be consistent with the definition of a hotel and with the limitations o n
occupancy by owners time-wise . Staff recommends Condition of Approval 9-1 to assure
consistency and compliance with the Cannel Valley Ranch Specific Plan, Carmel Valley Maste r
Plan, and the Monterey County Zoning Ordinance . Additionally, implementation of this conditio n
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 maximu m
occupancy of 30. consecutive calendar days, with a minimum of 7 days between the 3 0
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

Would the project :

a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state? (Source: 1, 6)

Less Than
Significant

Potentially,

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact

	

Incorporated	 Impact	 Impact

❑

	

■

❑b) Result in the loss of availability of a locally important
mineral resource recovery site delineated on a loca l
general plan, specific plan or other land use plan?
(Source: 1, 6)

	

.

Discussion/Conclusion/Conditions and Mitigation :

The project site is developed land that does not contain mineral resources . See discussion in
Section IV, Environmental Factors Potentially Affected and Determination.,
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11.

	

NOIS E

Would the project result in :

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact .

	

Incorporated	 Impact	 Impact

a) Exposure of persons to or generation of noise levels in

	

❑

	

❑

	

❑

	

■
excess of standards established in the local general plan
or noise ordinance, or applicable standards of other
agencies? (Source: 1,2)

b) Exposure of persons to or generation of excessiv e
groundbome vibration or groundbome noise levels?
(Source : 1,2 )

c) A substantial permanent increase in ambient noise
levels in the project vicinity above levels existin g
without the project? (Source : 1 )

d) A substantial temporary or periodic increase in ambien t
noise levels in the project vicinity above levels existin g
without the project? (Source : 1, 2)

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two
miles of a public airport or public use airport, woul d
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,
would the project expose people residing or working i n
the project area to excessive noise levels? (Source : 1)

Discussion/Conclusion/Conditions and Mitigations :

a, c) The operations of the spa and yoga studio, parking lot, temporary sales office an d
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 Montere y
standards.

b, d) Noise would only be generated by the construction activities associated with constructio n
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 t o
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 during the daytime hours .

TABLE 11- 1
CONSTRUCTION'EQUIPMENT NOIS E

yP n aEqu;pmdDt

	

#

	

_ u

ltarfrnrnum4l * vc1 *t1Éi ut

	

feel

	

1

Bulldozers 87

Heavy Trucks 88

Backhoe 8 5

Pneumatic Tools 85

Source : Environmental 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 114 . If
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 interference at existing nearb y
noise-sensitive receptors visiting the hotel . This would be considered a potentially significant
impact. Implementation of the following mitigation measure would reduce this impact . . . .

Mitigation Measure No . 11-1:

Prior to issuance of grading 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 mitigation Measure's :contemplated in the Noise
Ordinance. During construction, the project . applicant adhere" to Monterey County's

:requirements for construction activities with respect to hours of operation, .muffling of
internal combustion engines and other factors which affect construction noise generation an d
its effects on noise-sensitive land uses . This would include implementing the 'followin g
specific measures :
• Limit construction operations between the least noise-sensitive periods of the day (e.g., 7

AM to 7 PM) ;

• Construction activities generating noise levels ranging from 85 to 88dB shall b e
scheduled after mid-day during Tuesday through Thursday.

• Locate • construction equipment and equipment staging areas at the furthest distanc e
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' recommendations . Equipment engine shrouds should be closed durin g
equipment operation;

• When not in use, motorized construction equipment should not be left idling; and

Establish a contact person and notify adjacent property owners and users as to the contac t
person and complaint solution process .
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Implementation of the above mitigation measure would prohibit noise-generating construction
activities during the more noise-sensitive daytime hours and would reduce impacts to daytim e
noise-sensitive receptors . Noise generated by construction activities would be short-term an d
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

Would the. project:

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact

	

Incorporated

	

Impact

	

Impact

a) Induce substantial population growth in an area, either

	

❑

	

❑

	

❑

	

■
directly (for example, by proposing new homes and
businesses) or indirectly (for example, throug h
extension of roads or other infrastructure)? (Source : 1)

b) Displace substantial numbers of existing housing,

	

■
necessitating the construction of replacement housin g
elsewhere? (Source : 1 )

c) Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere?
(Source: 1 )

Discussion/Conclusion/Conditions and Mitigations :

The proposed project will not increase the population or displace people . See discussion in
' Section IV, Environmental Factors Potentially Affected and Determination .
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13 .

	

PUBLIC 'SERVICES

Would the project result in :

Substantial adverse physical impacts associated with the
provision ofnew or physically altered governmental
facilities, need for new or physically altered governmenta l
facilities, the construction ofwhich :could cause,significant
environmental impacts, in order to 'maintain acceptabl e
service ratios, response times or other performance
objectives for any of the public services :

a) Fire protection? (Source : 1 )

b) Police protection? (Source: 1 )

c) '

	

Schools? (Source: 1 )

d) Parks? (Source : 1 )

e) Other public facilities? (Source : 1 )

Discussion/Conclusion/Conditions and Mitigations : '

The proposed project would not introduce any uses that would substantially increase the demand-
on public services . See discussion in Section W, Environmental Factors Potentially .Affected
and Determination.

Less Than ,
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact	 Incorporated	 Impact	 Impact

❑ .

. ❑
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14.

	

RECREATION

Would the project:

a) Increase the use of existing neighborhood and regiona l
parks or other recreational facilities such that substantia l
physical deterioration of the facility would occur or b e
accelerated? (Source: 1)

Less Than
Significant

Potentially

	

With

	

Less Than
Significant Mitigation

	

Significant

	

No
Impact	 Incorporated	 Impact	 Impact

❑

	

❑

	

❑

	

■

b) Does the project include recreational facilities or require
the construction or expansion of recreational facilitie s
which might have an adverse physical effect on the
environment? (Source : 1 )

Discussion/Conclusion/Conditions and Mitigations :
The proposed project would not introduce any new uses that would increase the use of existin g
neighborhood recreation facilities . See discussion in Section IV, Environmental Factors
Potentially Affected and Determination .

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion September 200 6
Initial Study

	

(PLN 060056 & PLN 060360)
Page 33



15.

	

TRANSPORTATION/TRAFFIC

	

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Wouldthe project:	 Impact	 Incorporated	 Impact	 Impact

a) Cause an increase in traffic which is substantial in

	

❑

	

❑

	

■ .

	

❑
relation to the existing traffic load and capacity of th e
street system (Le., result in a substantial increase in
either the number of vehicle trips, the volume to capacit y
ratio on roads, or congestion at intersections)? (Source :
4, Exhibit D)

b) Exceed, either individually or cumulatively, a level o f
service standard established by the county congestio n
management agency for designated roads or highways ?
(Source: 1, Exhibit D)

c) Result in a change in air . traffic patterns, including either
an increase in traffic levels ora change in location that . . .
results in substantial safety risks? (Source: 1, Exhibit D)

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

e) Result in inadequate emergency access? (Source :
Exhibit D)

f) Result in inadequate parking capacity? (Source:5)

g) Conflict with adopted policies, plans, or program s
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 an d
yoga studio additions, and condominium hotel units #46 through #145, including the temporar y
sales office . Individually owned condominium hotel units #1 through #45 would be accessed vi a
Oak Place and Fairway Court off from Oak Place. The employee parking lot would be access vi a
Old Ranch Road.

Traffic in the Carmel Valley Master Plan Area
The Board of Supervisors has adopted certain policy related to new residential and commercia l
subdivisions in the area of the Cannel 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 resulting from new residential and commercial subdivisions in the Carmel Valley Maste r
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 threshol d
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 subjec t
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 .
PLNO30360), 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 th e
conversion would not generate additional daily trips and therefore would not affect the levels o f
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 Condition s
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 dail y
trips or change parking characteristics since the condominium hotel units would still be rente d
out for hotel use. However, the spa and yoga studio addition would generate approximately 3 4
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 5 0
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 woul d
be distributed to State Route 1 and approximately 30 percent of the eastbound traffic would be
distributed to Laureles Grade Road .

The most directly impacted intersection would be the eastbound off ramp at Carmel Valley Roa d
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 projec t
would have a less than significant impact under existing plus project traffic conditions.

Cumulative Traffic Condition s
The vehicle trips generated by the spa/yoga room addition portion of the project would contribut e
towards cumulative traffic impacts on the roadway network within the area of the Carmel Valley
Master Plan . Policy 39.1 .7 of the Cannel Valley Master Plan recommends imposing developer.
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fees for projects within the Carmel Valley Master Plan planning area . . Funds raised through the
collection of these fees would go towards improvements to Carmel Valley Road . In addition, the
proposed project would be' subject to contribute towards State Route 1 reimbursement progra m
that was established for recently completed roadway improvements . Furthermore, according t o
the TAMC Regional Transportation Plan (RTP), Carmel Valley Road is projected to operate at
unacceptable levels of service east to Meadows Drive . Proposed improvements to Carmel Valle y
Road include' widening the roadway to include passing lanes on key segments on a 4 .39-mile
section stretching from Via Petra to Robinson Canyon Road and adding left, turn channelizatio n
and bicycle lanes . These improvements are included in TAMC's Congestion Management
Program' `(CMP) but have not been implemented due :to. a lack of funding :

The additional trips génerated by the spa and yoga studio addition would contribute toward s
cumulative traffic conditions within the 'Carmel Valley Master Plan planning area. This would
be considered a potentially significant cumulative impact . Therefore, the following mitigatio n
measure has been provided to help fund improvement projects that would improve the operation s
along.- Carmel Valley Road and contribute towards reimbursing improvements already
constructed on State Route L

Mitigation Measure 15- 1
a. Prior to issuance of building permit, the project applicant shall contribute thei r

proportional fair share, as determined and approved by the Department of Public Works ,
towards °the`Carmel Valley Road 'improvements,impact fee in accordance Policy 39.1 ..7 . of
the Carmel Valley Master Plan: :

b Prior to issuance of building permit, the project applicant shall contribute thei r
proportional fair share towards thè TAMC Carmel Valley Road improvement fee Phi s
fee will `contribute towards the widemng of the roadway to `include passing lanes between

Via Petra and Robinson Canyon Road' and adding left-turn channelization and bicycle

lanes .

c. Prior to issuance of building permit, the project applicant shall contribute thei r
proportional fair share towards the State Route 1 reimbursement program, which would g o
towards recently completed improvements to State Route 1 ..

Payment of these traffic impact fees would mitigate the cumulative traffic impact associate d
with the spa and yoga studio' addition. Therefore, the increase in traffic associated with the
proposed project wouldbè reduced to a less than significant level.

c, d, e, `g) The only éhange in existing use 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 dir t
lot to provide 17 employeé parking spaces at the maintenance yard . employees would b e
shuttled to and from the lodge building in golf carts . The proposed spa addition and associated
parking lot would not result in increased hazards, result in inadequate emergency access ; or
conflict with ' adopted policies, plans or programs supporting alternative" transportation .
Furthermore, the project site is not located within an air flight path or near an active public or
private airport .
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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 requir e
approximately 99 parking spaces. However, according to Higgins Associates parking would onl y
be required for new staff and non-hotel guests, which is assumed to be approximately 5 percen t
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 woul d
be generated by the increase in employees and 4 parking spaces would be generated by non-hote l
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 th e
lodge in golf carts. Providing additional employee parking spaces at the maintenance yard woul d
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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1b.

	

UTILITIES AND' SERVICE SYSTEM S

Would the project:

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board ?
(Source: 1, 12)

b) Require or result in the construction ofnew water. or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could caus e
significant environmental effects? (Source : 1, 12, 13)

c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the .
construction of which could cause significan t
environmental : effects? (Source 1,15 )

d) Have sufficient water supplies availablê to serve the
projectfrom existin ' entitlements'and resources 'or are
new or expanded entitlements needed? (Source : 1;13 ,
Exhibit C)

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it ha s
adequate capacity to serve the project's projecte d
demand in addition to the provider's existing
commitments? (Source : 12 )

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project's solid waste disposa l
needs? (Source: 1, 9)

g) Comply with federal, state, and local statutes and
regulations related to 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 Cannel Valley Sanitation District . Carmél Valley Sanitation District wa s
established in 1980 to provide tertiary sewage wastewater treatment for part of Cannel Valle y
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 Qualit y
Control Board's (RWQCB). Therefore, the wastewater generated proposed project would no t
exceed the RWQCB treatment requirements .
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b, d, e) Wastewater and potable water services would be provided by California-American Wate r
Company (Cal-Am . 2006). The conversion of existing hotel rooms to condominium hotel unit s
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, whic h
would increase the water and wastewater demand.

Water
According to MPWMD, all interior water connections and potable water use at Carmel Valle y
Ranch Resort are supplied by California-American Water Company (Cal-Am) as an approve d
Water Distribution System (WDS) operating in accordance with the MPWMD's Rules an d
Regulations (Exhibit C). According to MPWMD, the change of ownership of the hotel room s
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 mad e
available with the Monterey County allocation .

As discussed in Section 8, Hydrology and Water Quality, the 4,956 square foot spa and yog a
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 approximatel y
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 sp a
addition and provide reduction in water use of a minimum of 10 percent within the propose d
commercial subdivision, which would ensure that the water usage within Cal-Am's service are a
is not intensified and that the water demand is in accordance with Monterey County Ordinanc e
No. 3310. Therefore, there would be sufficient water supplies available from existin g
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 credit s
obtained from decreasing water usage within the proposed commercial subdivision by 1 0
percent. A 10 percent decrease in water usage would translate to a decrease in wastewater
generated on-site . Therefore, the impact on existing wastewater treatment facilities would b e
considered a less than significant impact

c) The proposed project includes a parking lot with "all weather surfacing" that may increase th e
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 Stor m
Water NPDES requirements . Furthermore, as a standard Condition of Approval, the project
applicant shall be required to implement best management practices (BMPs) identified in th e
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Monterey Peninsula Stormwater Management Program. . . Therefore, the , impact associated with
storm water drainage facilities would be considered a less than significant impact.

f, g) The solid waste generated by the proposed project is collected by :Carmel Marina
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 MRWIVID continues to
achieve the "AB939" State-mandated 50 percent . recycling goal, the landfill will. continue to serve
the current sérviéè area through the ,year ;21.07 (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 impact on solid waste
facilities	

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion . . .September 200 6
Initial Study :

	

(PLN 060056 & PLN 060360)
Page 40



VII. MANDATORY FINDINGS OF SIGNIFICANCE

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

Does the project:

a) Have the potential to degrade the quality of the
environment, substantially reduce the habitat of a fish
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 endangere d
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
cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
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)

Less Than
Significant

Potentially

	

With

	

Less Than
Significant

	

Mitigation

	

Significant

	

No
Impact	 Incorporated	 Impact	 Impact

❑

	

❑

	

■

	

❑

■

	

❑

	

❑

Have environmental effects which will cause substantia l
adverse 'effects on human beings, either directly or
indirectly? (Source : see discussion above)

Discussion/Conclusion/Condition and Mitigation;

See the discussions in Section IV, Environmental Factors Potentially Affected and
Determination and Section VI, Environmental Checklist.
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VIII. FISH AND GAME ENVIRONMENTAL DOCUMENT FEE S

Assessment of Fee :

For purposes of implementing Section 735 .5 of Title 14, California Code of Règulations : If based
on the record as a whole, the Planner determines that implementation of the project described
herein, will result in changes 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 informatio n
contained in the record, state conclusions with evidence below .

Riparian land, rivers, streams, water courses, and wetlands under state and federa l
jurisdiction .
Native and non-native plant life and the soil required to sustain habitat for fish and
wildlife ;
Rare and unique plant life and ecological communities dependent on plant life, and ;

• Listed threatened and endangered plant and .,animals and the habitat in which „they
are believed to reside.

• All species of plant or animals listed as protected or identified for 'special
management in the Fish and Game Code, the Public Resources Code, and the Wate r
Code, or regulations adopted thereunder.

F)

	

All marine terrestrial species subject to the jurisdiction of the Department of Fish
and Game and the ecological communities in which they reside .

G) All air and water resources the degradation .of which - will individually o r
cumulatively result in the loss of biological diversity among plants and animal s
residing in air or water.

De minimis Fee Exemption: For purposes of implementing Section 735.5 of the California Code
of Regulations: A De Minimis Exemption maybe granted to the Environmental Document Fee if
there is substantial evidence, based on the record as a whole, that thèré wiltnot 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 Departmen t
Procedures for filing a de minimis exemption.

Conclusion: The project will be required to pay the fee .

Evidence: The proposed project will require the removal of two native coast live oak s
(Quercus agrifolia) that are comprised by decay, fungus, and insect infestation, a s
discussed in Section VI .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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MONTEREY COUNTY
PLANNING AND BUILDING INSPECTION DEPARTMEN T
Salinas -168 West Alisal 2nd Floor, Salinas CA 93902
Tele hone : 831 .755.5025

	

Fax: 831.757 .951 6
Coastal Office — 2620 First Avenue, Marina, CA 9393 3
Telephone : 831 .883.7500

	

fax: 831 .384.326 1
hitp ://www.co.monterey.ca .us/pbi/

DESIGN APPROVAL REQUEST FORM
ASSESSOR'S PARCEL NUMBER :

	

416—522—010

	

*--

	

t Z - c22-

PROJECT ADDRESS :

	

One Old Ranch Road, Carmel
PROPERTY OWNER:

	

Carmel Valley Ranch

	

Telephone: 831—754—244 4
Address :

	

318 Cayuga Street Fax : 831—754—201 1
Email : miriam@lomgil . co mCity/State/Zip :

	

Salinas, CA

	

9390 1

APPLICANT: Lombardo & Gilles, ATTN : Miriam SchakatTelephone : 831—754—2444

Address:

	

P • 0 . Box 2119 Fax:

	

831—754—201 1
Email : miriam @lomgil . comCity/State/Zip :

	

Salinas,

	

rn

	

93902

Telephone :AGENT:
Fax:Address:
Email :City/State/Zip :

PROJECT DESCRIPTION : (Attach Scope of Work)

	

Add 4056 sq . ft . (6 treatment rooms) t o
existing hotel and convert existing unit to temporary sales office .

MATERIALS TO BE USED :

	

ramant

	

ACI"

	

oral l 4 r.T/ rnppPr roofp

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 condition s
and terms of the permit granted or until ten days after the mailin of notice

	

f the grraanting o f th e permit .
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MONTEREY COUNTY PLANNING AND BUILDIN G
INSPECTION DEPARTMENT

(831) 755-5025. (SALINAS) (831) 883-7500 (MARINA )

STATEMENT OF PROJECT SCOPE OF WORK

PLEASE CHECK "YES" OR "NO" FOR ALL BOXE S

Yes N o
1. 7

	

` I(

	

The project structure is for residential use .
2. ?

	

The project structure is for commercial use .
3.

	

7

	

The project includes constructing, enlarging, altering, repairing, moving, improving or removin g
electrical systems .

4 .

	

.

	

7

	

The project includes constructing, enlarging, altering, repairing, moving, improving or removin g
plumbing systems .

5 .

	

;

	

7

	

The project includes constructing, enlarging, altering, repairing, moving, Improving or removin g
mechanical systems .

6 .

	

7

	

The project includes constructing, enlarging, altering, repairing, moving, improving or removing a septi c
tank.

7. $. 7

	

The protect includes a sewer system .
Type :	 Cal Am

8. ?

	

The 'parcel has a well or will have a well .
9. 7

	

14. The project includes constructing, enlarging, altering, repairing, moving, improving or removing a well .
10. 7

	

The project has an approved water system.
Name:	 Cal Am	

11. 7 . The project is NOT in the Monterey Peninsula Water District .
12. *{

	

7

	

The project involves a fire sprinkler system .
13. ?

	

The project includes retaining walls .
14. ?

	

X

	

The project includes demolition work.
If "yes", describe	

15. 7

	

1'k . The project includes replacement and/or repair of fifty percent (50%) or more of the exterior walls 'of a
structure .

16. X

	

7 ' The project includes removal of trees or vegetation .
If "yes", describe	 removal of ground cover

17. 7

	

)'k The project Includes a pre-manufactured unit(s):
1B. 7

	

pl, The project includes exterior siding changes . ;: . . ,
19. 7

	

C The project includes the removal of, interior sheetrock or paneling .
20. '7

	

& The project includes a structure that is being relocated . .. .
21. 7

	

The project includes the alteration of the roof pitch of a structure .
22. ?

	

The project includes the use of roofing materials that are different in type and/or color from th e
original materials .

	

.. If "yes", describe
23. 7

	

The project will include the installation and/or replacement of skylights .
24. 7

	

The project includes fsundation'repair 'and/or replacement .

	

= '
25. ?

	

The project includes a new or relocated .driveway . .
26. 7

	

The project includes site grading and/or site drainage changes :
27. ?

	

Ye– .The project includes a historical structure, or a structure older than fifty (50) years .
28. ''7

	

The project includes an accessory structuré(s) . .
If "yes", describe

29. 1--

	

7

	

The project will be connected to a public electrical 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 six treatment rooms to existing hotel . . Conver t
already existing unit into temporary sales office.

I hereby certify that the above information is complete and correct . I certify that I am the property
owner or that I am auth ized to act on the property owner's behalf .

2 7	
Signature

	

Date
It is unlawful to alter the substance of any official form or document of Monterey county.

B2 .psw.121902 revised 1-31-03



EXHIBIT B - BIOLOGICAL RESOURCES

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



MONTEREY COUNTY
PLANNING &. BUILDIN G
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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 Cit y
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 informatio n
provided in the preparation of this report (such as, surveys, property boundaries and propert y
ownership) and must reasonably rely on the accuracy of the information provided . Forest City
Consulting shall not control nor be responsible for another's means, methods, techniques ,
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 inspection
A site inspection was made on May, 25, 2006 by Matt Horowitz . Trees at the site were located
and given a cursory review for health and condition . Existing improvements and the extents o f
proposed improvements were located . Potential tree impacts were reviewed .

The site currently supports a lodge and other guest facilities . The construction site is flat.

Project descriptio n
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 disable d
persons can be provided at existing courtyard entrances .

Pagel of 5

Forest City Consulting
• Matt Horowitz

PMB # 305
225 Crossroads Boulevar d

Carmel, CA 9392 3
831-464-9302

Arborist's Report – Carmel Valley Ranch Sp a
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IN `PECTIRN DEFTThe existing driveway will notoe iinpac e . a mng will take place for the improvements, th e
extent to which is shown on the site maps . A total of 30 yards of material will be removed fro m
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 around the tree and converts to "diameter" based on the relationship o f
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 fungus and indicate that the fungus has matured to the point of bein g
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 # I . Note small round conks onbottom of limb .
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Arborist's Report, Carmel Valley Ranc h
Forest City Consulting, Matt Horowitz

May 31, 2006
Page 3 of 8

Tree 2 is a two stem coast live oak measuring 45" D2'and 26" D2' respectivel y
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. Thi s
tree is approximately 35 feet tall. There are several pockets of decay at the roo t
crown. The largest pocket of decay extends well into the 45" D2' stem. Thi s
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 deca y
on the opposite side of the 45" D2' stem indicate that the fungus may well hav e
compromised the stability of this stem. The rest of the stems looked to be in fai r
health although sortie of the smaller limbs were beginning to show symptoms o f
decay. The crown had an oak gall noted. This gall was most likely caused by
insect infestation.

Both of these trees have been compromised in the past when the planter box wa s
constructed. , The grading that originally occurred to create the courtyard removed
much of both oaks' root zone . This root pruning occurred well within the driplin e
of both trees . Coast live oaks may have roots growing out twice the distance of
the drip line, although the majority of these roots will occur under the drip line.
The square shape of the planter box necessitated root pruning on three sides o f
each 'oak during courtyard construction . Common arboricultural practices try to
avoid trenching (or root pruning) on more than one side of a tree . This root
pruning was not fatal to the oaks at the time but did predispose them to infection
from insects and pathogens . These trees are becoming increasingly more
hazardous as time goes on.

Removal method
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Both trees will be removed y fe hng . T 's can be done without serious risk to other trees or
structures by a trained professional . Small pieces of the felled trees can be chipped . 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 alread y
been impacted by the original courtyard development . Development of a spa at this site wil l
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 easil y
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 throug h
construction. The fence will incorporate the dripline of each retained tree, wher e
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, o r
place equipment . Gates into the protected areas may be installed to allow norma l
residential use of the property .

Utility trenching
When possible, utilities should be placed in the same trench . Care will be taken to avoi d
trenching on two sides of a tree. Major roots encountered will be tunneled under o r
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 light equipment under th e
supervision of a qualified arborist or forester .

Roots encountere d
Roots encountered during trenching, grading and excavation that are not to be retaine d
will be cleanly cut to promote re-growth and to prevent increased damage from breakin g
the root closer to the tree than is necessary . If cuffing the root(s) will significantly affec t
the stability or vitality of the tree, the roots will either be bridged over or tunneled unde r
where feasible .
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Pruning for construction
Branches located close to construction activities are subject to breakage from contac t
with heavy equipment and materials . A properly pruned branch will heal faster and i s
generally less damaging to the tree than a broken branch . Branches subject to breakag e
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 al l
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 th e
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 available t o
interpret this report or provide additional recommendations .

Tree 'replacement
Tree replacement at a 1 :1 ratio is recommended for the two coast live oaks to be removed .

Two (2) trees should be planted as part of the landscaping . Trees should not be plante d
within 10 feet of existing trees or each other . Replacement areas have not been identified
as the desired location of planted trees may change after the project is complete .

Coast live oak is the recommended replacement species . Trees should be of local origin
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 shorte r
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 visual 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 no t
tolerate supplemental summer irrigation . 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 protecte d
trees . Matt Horowitz is a Certified Arborist withdegrees in Forestry from institutions accredite d
by the Society of American Foresters, has a basic knowledge and understanding of each of th e
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 t o
allow him to determine if another expert needs to evaluate any of the specific concerns raised .

Is the tree removal theminimumrequired under the circumstances of the case ?

This project, as proposed, will require the removal of two protected trees . Both of these
trees have issues that may make them unsafe in the near future. Tree number 1 has conks
which can spread fungal infections to other healthy trees nearby . This tree can b e
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 protecte d
size. The impacts of locating the spa in the courtyard location are much smaller than th e
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 soi l
erosion or contribute to erosion .

Tree removal, in and of itself, will not create an increased risk of soil erosion on thi s
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 th e
natural assimilation of nutrients, chemical pollutants, heavy metals, silt and other noxiou s
substances from ground and surface waters .

The trees proposed for removal play a relatively insignificant role with concerns to wate r
quality . It is unlikely that there are any chemical pollutants or heavy metals present upo n
the property or likely to be introduced that could potentially be assimilated to an y
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, heav y
metals, silt and other noxious substances from ground and surface waters would b e
insignificant.

Ecological impacts : Tree removal will not have a substantial adverse impact upo n
existing biological and ecological systems, climatic conditions, which affect these
systems, or such removal will not create conditions which may adversely affect th e
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 . significantly increase ambient noise levels to a .
degree that a nuisance is anticipated to occur .

The trees do not appear to have any affect on reducing noise . A relatively large area of
dense vegetation is required to control noise . Proposed tree removal will not significantly
increase ambient noise levels to a degree that a nuisance is anticipated to occur .

Air'movement: The removal will not significantly reduce the ability of the existin g
vegetation to reduce wind velocities to the degree that a nuisance is anticipated to occur .

Wildlife habitat: The removal . will not significantly. reduce available habitat for wildlife
existence and reproduction or result in the immngiation of wildlife from adjacent o r
associated ecosystems .

Many sections of the property will be retained with tree cover available for wildlif e
habitat.

6.0

	

Site map

The site .map reviewed for this report is the 6=7-04 Site . Plan prepared by the Paul Davi s
Partnership, Group, 286 Eldorado' . Street, Suite A Monterey, CA 93940

Trees #1 and #2 were located and placed on the attached site map by the Paul. Davis
Partnership ; their diameters were measured in the field by Forest City Consulting .

Please see attachment 1 for the site plan .

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

Monterey Peninsula Water Management District . Completeness Status of Water Us e
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

DeLay & Laredo. Water Use Letter . April 24, 2006 .
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May 26, 2006

Anthony Lombardo, Esquire
-Lombardo & Gilles
Post Office Box 211 9
Salinas, California 93902

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

(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 fo r
credits at Carmel Valley Ranch . The applications identify six retrofits for which Water Use Credits are
requested . The six proposed Carmel Valley Ranch retrofits appear to be :

1. Installation of 1 .0 gallons-per-flush (gpf) toilets in a spa addition (Le . massage rooms) to the main
lodge and replacement of 1 .6 gpf toilets with 1 .0 gpf toilets in the lodge restrooms.

2. Replacement of the existing restaurant dishwasher with a more efficient model .
3. Retrofit golf course irrigation spray heads and controls .
4. Convert existing landscaping and irrigation system at the lodge and hotel units to well water.
5. Replacement of 1 .6 gpf toilets with 1.0 gpf toilets in the 144 hotel rooms .
6. Remove 24 existing Jacuzzi spas .

The following comments pertain to each of the requests for credit :

1 .

	

Installation of 1 .0 gallons-per-flush (gpj9 toilets in a spa addition (i .e. massage rooms) to the
main lodge and replacement -o f 1 .6 gpf toilets with 1.0 gpf toilets in the lodge r e sb•oonns.

The spa addition, as it was described to staff in April 2006, will consist of individual massag e
rooms and enclosed patio areas, each with a private hot tub and shower. Under the current
factors, the area used for this type of spa will be multiplied by the District's Group 1 factor, with
an additional increment added for each hot tub (0 .05 acre-foot each). In order to demonstrate a
permanent reduction in opacity for instailipg 1 .0 gpf toilets, you will need to provid e
convincing evidence of the increment of toilet water use in a spa, and the increment (as a
percentage) of water that will be saved by reducing from 1 .6 gpf to 1 .0 gpf.

U:\demand\Work\L ttcrs\Gelteral\Dy APN\200 61416-522-0 I 0416-529-023 CV Ranch_ 'inter 05162006 .doc
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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 .

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

Under the current District factors, the water use capacity for restaurants is calculated b y
multiplying the District's Group Ill restaurant/bar factor by the number of indoor restaurant
scats allowed by the jurisdiction_ That factor is currently 0 .02 af/scat . In order to demonstrate a
permanent reduction in capacity for installing a more efficient co» lmercial dishwasher, you will
need to provide convincing evidence of the increment of dishwasher water use in a restaurant,
and the increment (as a percentage) of water that will he saved by reducing from the current
model to a more efficient model.

Thè current applicationis incomplete for this portion of the Water 'Use Credit application ,
as there is no convincing analysis of the water savings associated with this retrofit.

3 .

	

Reirqfit golf course irrigation spray heads and controls.

Under the current District factors, the water' ,use capacity for golf courses is calculated b y
multiplying the District's "Group Ill 'ttwf factor by the area of irrigated turf' That factor is
currently 2.1 of/acre. In order to demonstrate apern anentreduction in capacityfor installing a
more efficient irrigation system, you will need to provide convincing evidence of the incremen t
of water caving5 (as a percenntag e) that earl lb'e reasonably expected. by installation of the
proposed in ;gation,system . . Additional information, including speci:5cations and water use
analyses concerning the existing-Lid prhposed systems should also be incorporated; into any
report.

In addition, the source of water for the golf course at Carmel Valley Ranch differs from th e
other applications in that the use is served by well water. This fact needs to be identified in the
Water Use Credit application. It is also recognized that a portion of the golf course irrigatio n
supply is from reclaimed water. Please submit copies of all scrni-annual discharger self-
monitoring reports that have been filed with the California Regional Water Quality Contro l
Board for the past 15 years . These reports are filed pursuantto Waste Discharge Pei !nit No . 89-
04. If these reports are -no longei' fled, please provide an Excel spreadsheet with data indicatin g
the annual production of reclaimed water from the wastewater treatment plant .

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

11 :\dcmand\Wor)a ttc s\Geuetal\T3y APN\2006\416 .522-010416-529-023„ CV Ranch Pinwr 05162006 .doc
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4. Convert existing landscaping and irrigation system at the lodge and hotel units to well water .

This portion of the application is complete . A response is beingse t under separate cover.

5. Replacement of1.6 gpf toilets with 1 .0 gpf toilets in the 144 hotel rooms .

Under the current District factors, the water use capacity for hotel use is calculated b y
multiplying the District's Group all hotel factor by the number of rooms allowed by the
jurisdiction . That factor is currently 0 .1 af/room. In order to demonstrate apennanent reduction
in capacity for installing 1 gpf toilets in place of 1 .6 gpf toilets, you will need to provide .

convincing evidence of the increment of toilet water use in a hotel, and the increment (as a
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 Credit application,
as there is 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 Lodg e
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 upo n
verification of permanent removal.

District staff and legal counsel reviewed the Water Use Credit proposals discussed in this letter in th e
context of current District rules and regulations before preparing this response -co your applications . A
copy of a memorandum from District Counsel addressing the theory of credit documentation is attached .
As there have been few applications for Water Use Credits lbr nonresidential retrofits, the process i s
relatively new.

Miriam Sehakat and 1 discussed the possibility of submitting new applications for each proposed credit
Revised applications should include the information discussed above, as well as identify the water
source for each retrofit requested. The applications should also indicate that the retrofit credits ar e
requested as special circumstances under Rule 24-G (i .e . based on other hard documentation) . It should
be noted that any Water Use Credit resulting from retroftting.to ultra-low consumption technology wil l
require recordation of a notice on the title of the property. The recorded document will provide notic e
that any specifically recognized retrofits are permanent requirements for the site and that any change to
a more intensive use will require a water permit from the District .

U:\demai)d\Wurk\Letters\Cicncrm)\By N'N\200 614 1 6-522-01 0 11 6 .529-023 CV Ranch Pimui , 05162006.doc
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Finally, fees in the amount of $210 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 staffwil I mail you an invoice for
every 20 hours of staff time spent on this project Your prompt payment will be appreciated.

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

Sincerely,

cc:

	

David Berger
Dave Laredo

Enclosures
l .. Pre-Application Form for Water Distribution System Permits
2. May 26, 2006 Memo from David Laredo

Stephan e P

Water Demand Manager

U :ldcmandlWork\1 .etters\Cienenel\13y APN\2006\416-527-010 410-529-023 CV Rsnch Pintur. 05162006.idoc
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May 26, 2006

Anthony Lombardo, Esquire
Lombardo & Gille s
Post. Office Box 211 9
Salinas, California 93902

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

Dear Tony:

This letter responds to a portion of a Water Use Credit Application received by the District on May 3, 2006_ The

request is for Water Use Credits for conversion of the existing landscaping and irrigation system around the lodge
and hotel units to well water.

The conversion of irrigation to well water would not result in a permanent redlictiotr in capacity for water use On the
hotel site . It would result in the reduction of Cal-Am water use; however the water use capacity remains . In

addition, the landscaping around the lodge was not permitted separately front the hotel use when the water permi t
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 is distinct 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 ofa separate pre-application (enclosed) and submitta l

of $200. A meeting withstaff 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 syste m
amendment has been approved, the Distriot can issue a water permit for the expansion . of the well water use to the
lodge irrigation .

The current application for a Water Use Credit for converting Cal-Am irrigation to well water is denied a s
there is no permanent reduction in water use capacity, as defined by Rule 11 . This decision is a final decisio n
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 Conservation Office at 658-560 l _

cc :

	

David Berger
Dave Laredo

U:\luuâud\Work\Lcorers\Cicncrai'J y APN\2006\416-522-010 41(,-529-023_C:V RaecN Landscape Denial Pintur 0516200ealoc

Stcpha ' it Pi . : r
Water Demand Manager



vTiONTEP.EYPENTTCTTT A WATER MANAC'-E.MENTDISTRIC T
COMMERCIAL WATER RELEASE FORM AND WATER PERMIT APPLICATIO N

NOTE : When approved and signed, this form must be submitted with final and complete construction plans, to the Monterey

Peninsula Water 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).

Property Owner:	 	 Carmel Valley Ranch	 	 Agent/Representative:	 T,omha1-do	 Gi ' l i e n ,Miriam Sohalcat

Carmel Valley Ranch

	

Mailing Address :	 P	 • O. Box 211 9

Business Owner:

Owner's Phone:	 	 same asagent	 Agent's Phone:	 R91—744—9444	

Property Address:	 One 01 r1 RRnrh Road	 	 Assessor's Parcel Number.	 416

	

_ 522

	

01 0

Carmel, CA 9	 Is a Water Meter Needed?	 No

	

If yes, how many?	

(District law requires each water user to have separate water meters )

Water Company Serving Property:

	

California American Water

All properties that modify or add water fixtures on a property within the Monterey Peninsula Water Management District mus t

obtain written authorization from the District prior to talcing action . Commercial users that increase square-footage or chang e

uses, as illustrated below, are also required to obtain a 'water permit. Low water use plumbing fixtures will be required a s

a condition of most water permits . Applicants not increasing demand according ta .jhe tat* below may be directed by th e

jurisdiction to obtain a water permit :waiver from the .District in lieu of a water permit.

DETERMINE THE MOST APPROPRIATE CATEGORY FROM THE FOLLOWING LISTANP'COMP<LET E

Square Footage of Commercial Space:	 4, 056

GROUP I - Doyle 'Moderate Use
Multiply square-footage by 0.00007 to estimate water needs for the following uses :

Auto Uses

	

Chtropréctic .

	

Family Grocery

	

Office

	

Storag e
Retail

	

Bank

	

Church

	

General Retail

	

General'Medlcal
Fast Photo

	

Gym/spa

	

Warehouse

	

Florist

	

ManlcurelPedicure

GROUP	 --High Use .
Multiply square-footage by 0.0002 to estimate water needs for the following uses:

Bakery

	

Dell

	

Photographic

	

Coffee House'
Intensive Medical Sandwich Shop .

	

Convenience Store

	

Dry Cleaner
Pizza

	

Supermarket

	

Candy Store

	

Veterinary

GROUP .Tfl = Miscellaneous Uses:
Each Type of Use,.has a Separate Factor. Multiply anepprop iate•factpr as listed,

Use

	

Factor Measurement (each) - - Use
Dorm 0.04 room I Restaurant (24hr)
Child Care 0.0072 child

	

:- t . Beauty Sho p
Plant Nursery 0.00009 square-foot I Theater
Landscaping Call District I Bar
Laundromat 0 .2 washer. I Restaurant
Gas Station 0 .0913 tl of pumps I Self-Storage
Meeting Hall 0.00053 square-foot I Sp a
Lux . Hotel 0.21 room 'I Motel/B& B
Residential Care . Cali District Dental
Car Wash Call District I Swimming Pool

PLEASE COMPLETE THE FOLLOWING :

Measurement

	

X Factor from Above =

	

Water Capacity

Name of Business :
Salinas, CA 9390 2

THE BLANK SPACES BELOW,

Facior .(èach) •Mèaauremant .(each).
0.038 , seat (capacity .c*unted): • ; .

'° .0557y. : cu0ing station - -
9 .0012 . sent:
0 :02 .

	

seat (capacity. counted).
• 0.07 •

	

;seat'(capaci(y counted)' .
0.00001: square-footage '
0:05, •

	

per spa/JUcuat.:
01

	

ropm •

Call .Distric t
D .02 .

	

100 square-feel surface area

OFFICIAL USE ONLY '

1 . PLAN CHECKED FOR:
BUILDING PERMIT
DISCRETIONARY

F::JURISp'IC7ION'S'FILE NUMBER

ELAN! CHEeK DATE

4 ; .:AMOUNT OF.WATER. DEDUCTIO N

:AO000NTTO'BE'DEBIT,ED
{Please check one).
Paralta .Allocation
P. tibligCredit Accoûqt .
.Pre Peralta Accoupt . .
NO'DEBIT AUTHORIZED

5, Date:gf•Atithotlzatlpn

7.. Authorized by:

Notes : .

AUTHORIZED :

ACRE;EEET

(1) PREVIOUS USE	 X

gym/spa

	

0 .0007
(2)PROPOSED USE 	 X

SUBTRACT (2)FROM (1)

Assistance with completing this form maybe obtaine d
from the MPWMD at (831) 658-5601 from 8:00 - 5:0 0
weekdays.

ACRE-FEET

ACRE-FEET*Please see attache d

ACRE-FEET

o .28
0 .3 0

0 .5 8

NOTE :

	

If the result is a positive number, the jurisdiction must authorize water for the difference.
In completing this Water Release Form, the undersigned (as owner or as agent for the property owner) acknowledges that any discrepanc y
or mistake may cause rejection or delay in processing of the application . Additionally, the applicant is responsible for accurately accountin g
for the type of commercial use of the business . If the type of use changes without notification to the District, water permits for the propert y
may be canceled . In addition, changes in use or expansions completed without a water permit may be cause for interruption of the wate r
service to the site, additional fees and penalties, the imposition of a lien on the property, and deduction of water from the local jurisdiction' s
allocation .

	

.

I certify, under penalty of perjury, that the information provided on this Water Release Form & Permit Application is to my knowledg e
correct, and the informption a

	

tely reflects the changes presently planned for this property .

	

Cc.-	 23 /OCp	
Signature of Ov)neslent

	

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

	

MPIMNDWAPR1999)
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PROFESSIONAL CORPORATIO N

Attorneys At La w

Anthony L. Lombard o
Jeffery R . Gllles
Derinda L. Messenger
James W. Sullivan
Jacqueline M . Zischke
Steven D. Penrose '
E. Soren Dlaz
Sheri L . Damo n
Virginia A. Hines
Patrick S.M. Casey
Paul W. Moncrlef
Bradley W. Sulliva n
Miliam Scholia'
Kelly McCarthy Sutherland
Ken Gorman
Dennis Beougher

318 Cayuga Stree t
P. O . Box 211 9
Salinas, CA 93902-211 9
831-754-2444 (SAUNAS)

888-757-2444 (MONIEREI)

831-754-2011 (FAX)

225 Sixth Street
Hollister, CA 95023
831-630-9444

File No . 00108 .024

'Certified by Ito Stole Bar
o(CaWarnlo Board of Legal
Speclallzallon as o Specialist
in Estate Planning, Lust and
Probate Low. May 23, 200 6

Monterey County Planning & Building
Inspecition Department
168 W. Alisal Street, 2"d Floor
Salinas, CA 9390 1

Re: Commercial Water Release Form for Carmel Valley Ranc h

To Whom It May Concern:

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

The toilet retro-fit and spa tub abandonment will generate sufficient water credit for this project .

Sincerely,

Lombardo & Gilles, PC

Miriam Schakat
MS :rp

Enclosures



tt/rE 'Jr EMonterey r-eninsuia*Water Mana
Water Use Credit Application (Distri c

Applicant must provide sufficient information for District staff to quantify the water credit, i n
the previous use, such as MPVTh4D inspection report identifying the fixtures/use, buil d
jurisdiction, and in some cases, video tapes or dated photographs of the abandoned use ; and ,
water purveyor (Commercial Uses) . District staff may request additional information as
independent review of the proposed retrofit is necessary as occurs when retrofits involve n

PLEASE RETURN COMPLETED APPLICATION WITH ATTACHED RECEIPTS TO :
Permit & Conservation Office – Post Office Box 85 –' Monterey, California 93942-008 5

For more information, please call (831) 658-5601orvisit ourwebsite : wiinv .mpwmd.dst.ca.us

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

U: IdemandlWorklFornnst4pplicationslWaler Use Credit Application Revised 01192006.doc

(Please check one)	 Apply for Water Use Credit

TYPE REQUESTED : D Advance	 Abandonment within 18 months

ORequest for Extension '(Include $70.00 Fee)

0 60 Month Extension D 30 Month Extension

For more information see MPTfiMD Rule 24 Table 1 : Residential Fixture Unit Count and Table 2 : Commercial Water Use Factors .

Property Information : (Circle One)

	

Residential

	

or

Address	 One Old Ranch Road	 City	 Carmel	

Property owner=s Name	 Carmel Valley

22

Ranch

a

, Inc .

Assessor=s Parcel Number (APN)	 g-	 Z	 BZ3Cal-Am Account Number

Date previous water use capacity will be (was) abandoned :

Applicant Iôrmatibn

Name Lombardo & Gilles ATTN : MiriamSchakat TelephoneNo. (	 831	 ) -	 754–2444

Mailing Address	 P . 0 . Box 2119	 City	 Salinas

	

State CA .

	

zip 	 93.902 .

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 he processed) :

0 Dishwasher Model and Type :	

D Washing Machine Model and Type :

D
Instant Access Hot Water System Type :	

Cg Other water saving retrofit: (Explanation) 	
See attached .

Permanent removal of water fixture (Type of Fixture) :	 abandon 24 spa/ j actin z is	

MPWMD Inspection Date:	 /	 /	 	 Removal Date :	

❑ DemoIition of existing structure (Type of Use) :	

MPWMD Inspection Date: ,	 /	 /	 	 Removal Date :	

❑ Permanent change in use (Commercial use only)	

MPWIYID Inspection Date :	 /	 /.	 •	 	 Date of change:	 /

luding: 1)Evio p̀érnf'âtft removal of
w t- 1

ng permits or demolition permits from th e
) five y*m:y1

	

o

	

m the
eeded nk flj rear eso a

	

if an
w or unpic 'VV i v

DEPT.

25.5)



Water Use Credit Application for Carmel Valley 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 flush to 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 ho t
tubs at the more recent 44 units .)

The above results for a total of 3 .09 AF of water use credit .



MONTEREY COUNTY
PLANNING & BUILDIN G

INSPECTION DEPT .

INITIAL WATER USE/NITRATE IMPACT QUESTIONNAIRE

FOR DEVELOPMENT IN MONTEREY COUNTY

This questionnaire must be completed and submitted to the Monterey County Health Department, Division of Environmental Healt h
(two copies) and the Monterey County Watér Resources Agency (one copy) . The information supplied in the questionnaire wil l
be used to evaluate the long term impacts of the proposed project on the water quality and quantity of both the local and regiona l
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 o r
hydrologic studies maybe required by the Monterey County Division of Environmental Health and/or the Monterey County Wate r
Resources Agency. Inquiries regarding this questionnaire should be directed to the Monterey County Division of Environmenta l

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 Name :	 Lombardo & Gilles ATTN : Miriam Schakat

Address:	 P . 0 . Box2119	 City:	 Salinas	 State :	 CA	

Telephone:( . .	 ,')	 - :	 4831) 754—2444	 / C_)
(Home)

	

(Business)

	

(Mobile)

3. Owner(s) Name :	 Carmel Valley Ranch

Address :	 318 Cayuga Street	 City : 	 Salinas	 State:	 CA	 Zip :	 9390 1

Telephone : (	 )	 (831 754—2444	 (_)	
(Home)

	

(Business)

	

(Mobile)

4 .

	

Project Location or Address :	 One Old Ranch Road, Carmel
(Attach site and vicinity maps)

5. Project Assessor's Parcel Number(s) :	 416—592—023 & 416—522—010

6. GeneralDescriptionof Proposed Project :	 Hotel to hotel/condo conversion

(Attach additional sheet if needed)

Zip :	 9390 1

Page 1



b)Commercial lots :	
(Number)

	

(Total acreage) (Total estimated water use)

c)Industrial lots :	
(Number)

	

(Total acreage) (Total estimated water use)

d)	
(Other)

	

(Number)

	

(Total acreage)

	

(Total estimated water use)

* For any proposed commercial, 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 wate r
use :

(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, tai l
waters, etc), be generated as a part of this project?

	

[] YES

	

ikNO

If yes, attach a written description with estimated peak, daily, monthly, seasonal, and yearly volumes .

20. Will solid wastes containing nitrates be disposed of on-site (animal manure, organic compost, etc .)? [) YES [NO

If yes, attach a written description with the number of animals, the type of waste, and the amount to be disposed of on a
daily, monthly, seasonal, and yearly basis .

21. As owner(s) or owner's (owners') agent for the development permit application, I/we have read the questions and kno w
the contents herein . I/We declare under penalty of perjury that the information contained in this questionnaire, includin g
the plans and documents submitted herewith are true and correct to the best of my/our knowledge .

Owners Name (Type or print)

	

Owners Signature

Owners Name (Type or print)

	

Owners Signature

Dated:	 at	 ,California.

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

(isv '	 \	 <<. . :'	 /I(L	 :::Flr
Agents 1 lame (Type or prim

	

li

	

A nth Signature

Dated :	 '*2.
'''©
;L7 ,-'	 at	 L	 ,-{r-o	 ,California.

ECE E

mm L.

	

G. ..SU
s

MONTEREY COUNTY
PLANNING & BUILDING

INSPECTION DEPT.

Page 3
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De LAY at LAREDO

	

Attorneys at Law

	

{
606 Forest Avenue

Paul R. De Lay

	

Pacific Crowe, California 93950

	

Telephone (831) 646-1502
David C.Laredo

	

dave@larèdolaw.ne t

	

Facsimile (831) 646-0377
Fran Farina
Heidi A. Quinn

		

E r'r fE .'
T
*DApril 24, 2006

-l'rt 2 ; .. 2 ,;^';

Miriam Schakat, Esq.
LOMBARDO •& GILLES, PC
318 Cayuga Street
Salinas, C.A, 9390 1

Re: Carmel Valley Ranch Resort
APN 416-522-010 and 416-592-02 3

Dear Ms. Schakat :

This letter is sent at the direction of David A. Berger, General Manager of the Monterey
Peninsula Water Management District (District), in response to y'otir a mail request addressed to
Joseph Oliver.

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 conjunction with a pending Monterey County Subdivision (Tentative Map) application for the
site.

Presently . all interior water connections and potable water use at Carmel Valley Ranch Resort .
(Resort) are supplied by California AtrieriCih Water (Cal Am) as an 'approved" Water'Distribtttion
System (WDS) operating in accord with the District's Rules and Regulations . Water service to
the Resort is available under teams and conditions that apply equally to similar classes of water
use (e .g. residential or commercial connections) through existing connections to that publi c
utility system, The District has received and reviewed a copy of the April 7, 2006 letter fro m
Cal--Ara 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 owns and operates severa l
wells dedicated to non-potable water use for golf course on the Resort site . These well s
constitute a "pre-existing multiple parcel connection system" under the District's WDS permi t
regulations. Any change to this WIGS shall require a permit pursuant to District Rule 22.

The District regulates 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 Rule 22 .

Any proposal by the Resort, or by subsequent individual owners of one or more units at the
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FAX NO, 831 757 9516

	

P. 2 1

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 regulations .

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), o r
through water made available in accord with the Monterey County allocation ,

Sincerely ,

DCL:wg

Cc: David A. Berger

U:1Grneral(NEW)1MPWMD - Main\Gen 20061CarmelVrtfeyRanch Letter .doc
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* California`*.. Amércân Wate r
April 7, 2006

	

IOY242006

Lombardo and Gilles
PO Box 211 9
Salinas, Ca 93902

RE: APN 416 522 010 and 416 592 02 3
Service address: # 1 Old Ranch Road Cannel Valley Ranch

This letter is tor a.

	

that thé referenced property is located within the California
merican Water (*yai-Atn) sè ivicé rea.. Cal-Am will serve water to this lot under the

provisions of . the rules, regulations and tariffs of the California Public Utilitie s
Commission (CPUC) and any other regulatory agency with jurisdiction. The applicant
for water service must comply with all Cal-Am rules and regulations as are on fiié with
the CPUC and must obtain all required permits and pay all required. fees as a condition otf
service.

This proposal to serve water is valid for an indefinite period of time, is subject to water
availability to Cal-Am and to changes or modifications as •approvedl, adopted or directed
by the CPUC and or any other regulatory agency with jurisdiction .

Marilyn Torres
Water Conservation Specialis t
50 Ragsdale Dr . . Ste. 100
Monterey, CA 93940
Office 831-646-3247 Fax 831-3754367

California American Water
Coastal Division

50 Ragsdale Dr, Suite 100
P.O . Box 95 1

Monterey, CA .93942-095 1

T 831 646 320 1
F 831 375 436 7

www.calamwater.com

R`ay' E GR©uP
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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, 200 6

Higgins Associates. Spa Trip Generation Letter . April 21, 2006
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September 20, 2006

Ms. Miriam Schakat, Esq .
Lombardo & Gilles, P C
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 th e
proposed conversion of existing hotel units into individual ownership units and the addition of a
4,956 square foot Spa and Yoga Facility at the Carmel Valley Ranch, located in Carmel Valley ,
Monterey County, California .

The conversion of the hotel units into individual ownership units will not generate any additiona l
traffic. The addition of the Spa and Yoga Facility is expected to generate 34 daily trips, 9 AM
peak hour trips (nine 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 Highway -L The project adds 4,956 square feet of building to the existing hote l
facility.

The addition of project traffic was analyzed at the eastbound off ramp at Carmel Valley Roa d
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 plu s
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 further and no mitigations would b e
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 are a
road network and is required to pay traffic impact fees of planned roadway improvements and
already constructed roadway improvements for SRI, 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:

1 :12006\G Jobs\001-05016-03816-038 TIA conclusions 09-20.do e

1300-B First Street . Gilroy; California . 95020-4738 . voiciV408 848-3122 FAx/408 848-2202 w w khhiggins .co m
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The adslifion of the spa and yoga facility is expected to 'generate 34 daily trips, 9,AM peak hou r
trips (nine in and zero oat), and 5 PM peak hour hips One la ,and four out) . The pl'07jeet traffi c
will be distributed 50% to the east and 50% to the west along Cannel *Valley Road.
Apprrmately 2o% of the traffic (two AM peak hour tip and one PM peak hour trip) Will
distribute to Highway 1 and 30% to Laureless Grade . The remainder (50%) will remain in the
valley, The project trip distribution and traffic assignment is indicated in Exhibit 3 . The-project
adds 4,956 square feet of building to the .eaistingiiotel faciW

The project trip generation is low and thus only the most critical intersection, Robinson
Canyon/eastbound off ramp .of cannel valley .goad, was :analyzed for AM and pm peak hour
conditions. This intersection. is dlosest to the project site, and almost -directly impacted by the
Project Traffic counts at this intersection were conducted for the River Ranch Residence study
(20 aPartments) in 1991; thus; turning movement counts were .availaole4 The AM and pm peak
turning movement counts is estimated to be approximately 10% of the Oaily traffic volumes.
Monterey County conducted traffic counts of the-roads in 2005, and The information availabl e
in their 2005 AnnualAverage Daily Traffic count book. The daily volumes .on Carmel Valley
Road east mad west f Robinson'Canyon Road and On Robinson Road has increased by
approximately 20% _between 1997 and 20:05i, and as such the . tumirtg volumes were also
=teased by 20% at the study hnersection. The post processed turning movements for the ,

_ and ;PM peak hours are indicated in

	

-4 The :eastbound Off lamp is .stopacolitsolled at
Robinson Canyon Road. The LOS is A in both to AM and PM Teak hours for existing an d
existing plus project traffic conditions . The LOS -worksbeets .ate included in Appendix

	

Thus,
the project traffic does not xequire

	

at the intersection . The - Pr)eet

	

add 9 Alvl
:and. :5 PM-peak hour trips_ to this intersection. Further away from .site, the pm=
traffic volumes decrease,evenfurther and no mitigations woad be.reqtfifod_.at other intersections
along Carmel Valley Road . The project adds less than Q2% to the intersections along Carmel
Valley Road during the TM peak -hour and less than .0 :5% darting the AA(ûl peak hour..

T'h , segments on Carmel Valley Road were analyzed for existing, existing -plus project
cumulative and -cumulative- plus project conditions . The Coimty has established threshold
volumes along Carmel Valley Road, as indicated in Eihibit 5 . These volumes do not present 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 o f camel
Valley Rand *between Rancho San Carlos Road and Schulte Road exceeds the threshold . Al l
_other existing volumes are lower that the threshold volume. With the addition of the project
traffic, the conditions does not change, thus the project do not generate any new impact on
Carmel Valley Road.

Cumulative traffic volumes on Cannel valley road were obtained from the Wang Minor
Subdivision Traffic Impact Analysis performed by Higgins Assaeiates in September 2004, and
the Traffic Impact Studyfor the September Ranch Subdivision performed by TJKM in October
2004 . A list of cumulative projects is indicated in Exhibit 6 . The cumulative analysis indicates

L ;2000G iobs\001-0501{,,03816-038TIAM9,21 .doc



Ms. Miriam Schakat
September ::20,: 006
Page 3

-that all future volumes on all the segments of,Carxnel Valley Road would exceed the Count y
threshold, The Carmel Valley Mister Mau has established a Traffic a-Tad Fee for planned
future roadway -improvements . . The .current fee for commercial uses is $S3 97 per 1,000 square
feet of development. The project would have to pay a fair Share contribution towards The fe e
because it adds incrementally to the amidipated future conditions . Thus the project would pay
$26,748 towards the Carmel Valle'Y Mastersphm Traffic hnpaet Fee ,

The project is also reqyhed to pay regional traffic :inipaet -fees to' A C: The -current fed is
$5326 per 1,000 square feet of development Thus the project would pay .a IOW of $26396
towards the TAMC Regional ira:file Impact Fee.

.

	

.

	

.

	

.
The project would also . ;have to pay' '$598 per .1,000 square feet of. ..ddvdlbpmerit for interim
improvements on highway I north (of Cannel Valley Road. ThttsihePropet Wqttlitpay ,a'l:oW of

2,96.0 towards the- TAW

	

orial Tr

	

.Impact F&., The fee per SP is . Calculated . as

„ .

	

"
he : g

	

i;s :etwraaly. -$740

	

re' .Jlfigl000 .. rlg wit gir$T=Iqyer

l*M ' hour trap The'prdjtet gtnerates 4PMpeak: hour tnps and is 4;956 sqtiare .fe,et,
hus the fee. per thousand SO:tare feet is .eâiutilhted as $740 .X4/ 4.:956;'— . 41598 per 1pO O.

'eThre e '

	

:inlp'a‘ct' fees that the projedwould'.be require. Ito pay fees towards are indicatedira i
s lowwith the fee caleulattorc

Carmel Valley Master Plan

	

.($5.,'397 per LOOO ft.)

	

$ 26748.
$TAW DeVeloprn' erit Fee- :($5,326 5per 1,600 sq. ft.)

SRI reimbursement fee: ($$98 per iOaO sq,
,	fic Fee Contribution

	

$s	 56104Total Project Traf

yonhaYe .an
or.

. quesa9ns regarding-this -report please .do .not hesitate-to on . et- rederik Venter

:1 :1200MG.jo.bsXOOA50\6-03S16-.038 .TIA09-2t;dtic

kbh:aem-lmmhntr
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NOTES :
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:September t3,200.6

Ms. `Miriam Sdhakat, Esq
Lombardo & Gilles PC
318 Cayuga Street
Saliaas 93902

CitiatiefViilley Rana :1164

Dear Ms . Sdhakat,

Thank you ror requesting 4g s Associates to prepare::a tit) generation puking evaluation of
the proposed changes tolheCarjnel Valley Ranch, located in Cal, 'Inel Yalley,IVIonterey , CCounty,

iftixrua The. purpose, of the .study lseto -determine the project's potential trip generation ,and
parking impacts based on recommended .ohan s, tp :the existing

	

changes tn.' .. elude :

A,converSitiieof the hotel units into nd.iviclslnwners4 units.
44 The.amtion (fa spa :and:ysiga . if y.

The traffic study also .evaluates future parking reqdirements fOT the proposed spa .and yoga
facility;

1 .	 ITTITLE,CIEIA14TGE

It is proposed to eonvert I44 =its of the hotelinte individual ownersh' —units .: fi 1 unts,
14 .areone-bedroom. units and two are two-bedroom units . After title has:clangs the units will

..e .

	

.

	

"

still be rented out as msortIhotel units and no floor plan layout of the units will be moded .
Also, no units will be occupied by only one guest or owner . The change in ownership is no t
expected to .change the trip generation or parking characteristics and as such, we conclude tha t
there Will be no additional trips generated or ehaAge in the parking : demand forme 1:44 . 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 tips and parking demand.

2.	 TRIP GENERATION

Addition of Spa Suites :

It is proposed to .construct six spa suites at the main lodge . The attached S plan (Exhibit 1)
*indicates the proposed layout of the six suites. Each suite will have two beds . The Institute of
Transportation Engineers does not hav e .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

1:\20■:IaG3obsV001-05016-03816-03R Repariparking 09-13 .do
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peak -hour trip generation for the spa suites based on infpnnatiop pm eel 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 seenari o ,(fully oecu�ed spa) is :used for
the spa trip generation and to determine the additional parking that would be required.

.*.,FMPOtt. '

* The spa opens fPr customers at 9 :00 .AM and.eloses at 900 PM
• spa-suites are Occupied (6 slides, 12 beds) .

• Short-term use (25 to 3 hour g) wili,'.:have theE.ghest trip generation .
credit is taken forhotei guests ,,i.thAtvoul.d-use the,sPa

'No priditional cleaning-staff will be required fbr the spa since existing tel cleaning -stuff
will service the spa.

masseuse per unit is assumed and one new-administrative staff. far-tlae spa suites is
-assumed. During *ale timesa stag-member from the'hetel will .e used attthe'spa:facility
to assist the new staff'rnerrtber, The masseuses will also assist the staff member with
client reception. Thai, 7 new staff tnephers masseuses and I. .ache linistratiVe) will

spa.
* .Athnihistrative stagdepartures. at '5 aa. erelosure

One delivery is-es t:ma*

The_fol -table indicates the pew trips 'would be generaledtosnrl. from thetp &

Time labmutd Trips Oiithiinnd .Tririt-
30 ..AM staff

12x0,05=1 guest
.I delivery I delivery

1:2x0 :05=1. ::guest 105=1 gucst
201—

	

C)O. Ply 32x9.05=i plea 1:2xO.05='l gaesl
iOO PM 12x'0 .05=1 guest 12x0 0;5=1 guest, 3. staff`

6 :00e-9 :00 PM 12x0.05=1guest, 6 staff
Total 12 trips 12

	

riM► s

Addition of a Yoga Facility ;

It is also proposed to add a yoga facility that eat accommodate Ietween .6 and 8 attendees with
one instructor. lt,is expected that there willbe four-classes per day between A;vl and 6 PIVI. The
classes will be aPproximateiY hour long. It is .estimatzd 95%of the yoga guests will consis t
of hotel residents (existing trips) and 5% of public (new trips). The administrative staff for th e
spa facility will also manage the yoga facility . The following table indicates the estimated tri p
generation for the yoga faoility.

I:120061G JDbs‘01-05CW=16-038 Reponparlcing 09-13.doc
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Time
7:30-8:00 .AM

800-900 Alvl .(Ciass)
9:003-- I :00 . : M .
00-U : 0 A (Class)

11:00 AM — 2 :00
2.00-3:00 PM.(CIasO

Inbound Trips
8405=4 guest,1 staff

xO.051 peat

gaest

OuTho.undTtk

ix0{I =:1 &est.

	

80:0 =3: :.guest$;:OP - 4 99:P.-
4:00—,,5 ;00YM. :(Class)

:Totat

.

	

.
.fto:,05-71.t staff

s Wpp	 " ..

	

slaps' ' '

us, etotal.: et indroase.indaily trig nu gat=Tor.
trips ,(17 3—bGund and 1 7. outbound) unng e
generate 7 inbotmd.trips and the yoga facility 2 in
PM pealshour (5:00::-_ 6 :00) the

	

would genet(
yoga facty would gen

	

outbound trips only and no inbound trips . With average
‘oonditions .(hen the spa

	

the yoga Jac -tot fay 000upied), the, trip generation will 1) e
1, S

Summary of New Trip !Generation :

The following table is a- supnnaiy of trip Zenerfion:fot .tO , proposdd a&lition ofthe spa and
yoga fapility.

PARKfNq

Spa Suites :

To estimate the required additicynal parking demand: for the spa, suites, ;the following assumptions
are made. These assumptions are based on the trip generation and would thus present a worst-
case seen o :

9"'.11;1tc. a'at34-'

	

lid& (730BS:30)111e spa w loij,

. psdnd outbound traps.,

	

.

	

.

	

.

	

,,

	

. .„

	

. . ._

	

.
inbound trip at. . i . outbound trios .

Fac ility Daily
Trips

AM Peak Hour Trips TM Teak flour Tri p s
Inbound O utbound Inbound 0. tbound7

0 2
Yoga 2 0 2
Total .34 9 4

1:\20061G 1til?003,=OgA6-038%-9313-.Rcportpurkitlg .09.,13.duc
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Assuntptionsa

:Parldng is only require d. . for new staffand non-hotel guests, or 5% of the daily visitors '4:F

the spa
:Short term use(2.5 hours). of the spa

	

generate the highest. parking demand due to a
higher turnover and .snbsequent :overlap parldng denim&

	

overlap factor of I.:75* i s
assumed.
treditis taken for hotel guests that would park someWhereelse ôn . :the site,

• No additional cleaning staff will be reqtiire;d forthe spa since existing:.hotel cleaning-staff
will servica VA,

• One masseuse per unit-is assumed: and one tdrtiihis tive tall for . e spa:..suits. us",
staff-Tatting demand is seven spaces,

Paiking demrxn&

Spa Guests (non=hotel.) :

	

I Spa, bed -- 1: : 1 .175 . = 2 :.p laht spaces
gtalT:

	

'7 . parking spaces
Total.:

	

9*.king spaeas

Yoga Facility;

To ostimate die required. ;additional parking . demand fox the yoga fad:114% the following
assumptions are made, These .:assumptions are 'S* on the trip generation and wo thu s il

d t a worst-seas e.se,enmio .

-4ssumAwns:

parking is only required for newstaffand .no. hotel guests., or 5% of the daily visitors to
the spa,

• ,Even though dasseP may be staggered through out the day, class times .could be
consecutive, which :would result in an . overlap for parking deman dn. An overlap factor ef
*1 .75 is assmned.
Credit is taken for hotel guests that would 'park somewhere else oh the site.

• No additional ' Cleaning staff will be required for the yoga facility since existing hote l
dieaning staff will service tie spa.

• The yoga facility gill have one trainer . The spa administrative staffwill also manage the
yoga facility, reception. Thus, staffTarking demaudis one space ,

!A2006'6 )cibs\001-050\ 6,0313 :6-03& Rcporlparking 09, 13.doe
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QU OI x 1 ..75 =1

	

arkill nce's.- Guests .

	

'

	

_ -
Staff:

	

, l parking space

Total:

	

3 parking .spaees

Summary of Parking Demand :

additional :parking spaces .

It is planned to construct approiirnately 20 =W, parkin„g spaees at the existin maintenance ard
the site. Hotel staff will -p

.building.Plans for the additional parking:provision will be subinitted ',with the' ap'Pli:c,ation'forthe
building .pemlit, The addition of the spa and the ,yoga roamwill result in

	

for andeniqud

Additional "1_ 2.. Park.b,g spaces .and 20 additional :spaces . 1 be provi

	

thus the parking
requirements for .tilt new' faeility is met.

'pleas e-' Tqe=~`-=--'

'Keith B . Higgins,a., T

bé ;

'No additional parking would. be required for the title obanges for the 144 hotel units, since-th e

wmdd -coutiu,u_e't* be used as a hotel/resort facility . The adr_liti_op_ ofthe.spa would generate

anzdditiori

additional .3 spaces, Thus the addition of the spa and the ' yoga faeility 'would require 1 2

c ^^ ***~ .
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HCM Unslgnalized Intersection Capacity Analysis AM
3 : ES Off& Robinson Canyon :9=2005

Movement
Lane Côrifigurations .
Sign Canto:A
Grade .
Volume (veh/h)
Peak- Flour Factor.
Hourly flow.: Tate (vehIh)
Pedestrians
Lane Width (ft) .
Walking Speed (Ws)
Percent Biodkag e
Right tum flare -(veh)
Median type

	

None
Median storage veh)
vC, conflicting ,volume

	

97

	

71

	

71
.vcl,-stage coff yo i
-vcZ stage . 2 oonf vo l
t single (s)

	

6A

	

6.2

	

4, 1
tC,2 stage (A)
1F .()

	

35

	

3 ,
p0 qt,eue free %

	

100

	

84 100.
Newt))

	

:903 992 1530

Direction, Lane #

	

EB I `NS '1 SS T

v011-F1e Total: 158 2.6
Voiurne , Left 0 0 -0
Volume Right 158 o
cSH 992 1530
Volume to Copse-ay Imo 0,04
Queue Length (ft) 14 0
Control Delay (s) 9 .3 0,0 O.a
Lane LO S
Approach !Delay (s)

A
9.3 0,0 04

Approach LOS

:Intersection Summary

A

Average Delay
20.1% la) Level of ServiceIntersection Capacity Utilization

Est,

Stop

0

O

t

	

..*'' .
_ERR

	

. .:NB!i: . .S:131'	 SBR

Free
0%

	

. 6S

	

0
;192

	

71

	

0 .

.Free

14.5

	

0)

	

24
2 P.:92:

'9

	

26

Baseline Synchrp :5 Report
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FICIVI Unsigfaaiizad Intersection Capacity Anafysi a
3: EB Ofr& Robinson Can On

Movement	 EBL	 .EEI	 NBL,
Lane Configuration s
Sign Control

	

Sto p
-Grade

	

0%
Volume (vehlh)

	

0

	

1 .30

	

0
Peak .Hour Factor

	

0.92 0,92 0.92
Hourly flow rate (vehlh)

	

0 441
Pedestrians
Lane Width :(ft) .
Walking Speed (ftMa)
Percent Blockag e
Right turn 'flare (yet)
Median type

	

None .
Median storage .veh)
vC, conflicting voiurfie

	

93

	

27
,vCl,, .stage 1 core .vo l
-vC2, stage 2ccnf wit
to, :sing l& .;

	

6 .4

	

62

	

4. 1
? stage4O

tF (s)

	

-3;5

	

22.
pO: ilueueJrOe %

	

1.0

	

87 100
0Acapacity "(vent)

	

904 4046 1567

Direction, 'Lane #	 EB	 NB	 'SB• l
Volume Total

	

141

	

68

	

27
Volume Left

	

D

	

D

	

. O
Volume .Right

	

1.41

	

0

	

.0. ,

	

. !
cSH .

	

1048 11587 1:700
Volume to-Capaoity

	

DAD . 0 .02
Queue-Length (fit)

	

12

	

D .

	

0
Control Delay (s)

	

9 :0
Lane LOS

	

A
Apprcpoh Delay (s)

	

. 9.0

	

.0,0

	

P.O
Approach L 7

intersectionSummary
Average Delay

	

5.3
Intersection Capacity Utilization

	

19,O%

	

A

NBT ..SBT

Pree
0% DD,4.

:092 D42.
.68

	

.27

	

.D

Baseline Synchro 5 .Report
Page 1
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'Sep I:ember :20;

Ms. Miriam Sdhalcat, Esq.
Lombardo & Gilles, P C
3 :1:8 Cayuga Street
Salinas 93902

Re: Car met Valley Ranch Hotel Spa and Y.Ogi .F*dli#t Tra. e4apact Study

D.car:l*.

Tha you.for

	

..

	

. g&s

	

oCiaieS tt, .ptepareaotrAt hnp ::trady for t1e.rc posed
dangers to' the Carmel " Valley Ranch Hotel located in Carmel "NI ey, Monterey-s . '
California:. T purpose .of the Study is to determine the prdjecPs potential.traffic impacts a
#.gfid: lm t . '.. zdntrtbuttons

	

:an - pdatgieepdO: changes to the . existing facii1t . `..
changes jiicltt.

• A =version.of the ho tel units into individual awnerS units .
T he .addiion.of a spa and Yoga =facihtY-

A-trip generation parking . and -assessment. for the recommended changes lave been submitted . in
our *letter report dated 'September '13, POO, _attached in !Appendix A location map of th e
Carmel Valley Rand its: included in.E '4bit. t

1104,-:Cp

It Is proposed to

	

14.} ;u s of-the hotel into individnal ownership unft& Ofthe 144 units,
142 .are one-bedroom units and two are-two-bedroom units. Aftertitle has changed., the units w
dill 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 vest or owner . The change in ownership is not
expected to change-the trip-generation or parking characteristics ; as such, we conclude that there
will be no additional triPa generated or changes in parldng demand for the 144 _units .

Spa and Yoga Aokltiion

It is proposed to construct six spa suites and a yoga facility of 4,956 square feet at the .main
-lodge . The attached site plan (Exhibit 2) -indicates the proposed layout of-the six suites and th e
yoga room.

LV.006‘Ci. JobsNO01450\6-038\6-038 'A 09-2,1 .aoc

Gilroy California -95020-4738-A mce/408-848,3122 mxl408
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Page 2

Carmel Valley Master Plan TIF: ($5,397 per 1,000 sq. ft .)

	

$ 26,74 8
TAMC Development Fee ($5,326 per 1,000 sq . ft.)

	

$ 26,396
SRI reimbursement fee : ($598 per 1,000 sq . ft .)

	

$ 2.960
Total Project Traffic Fee Contribution

	

$ 56,104

The SR 1 reimbursement fee is currently $740 per residential dwelling unit or $740 . per 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 E. Higgins, CE, TE

kbh: aem/mm/mtr
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1p&;OHIGGI\IS , ASSOCIATE S

CIVIL & TRAFFIC ENGINEER S

September 13, 200 6

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 trip generation parking evaluation o f
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 an d
parking impacts based on recommended changes to the existing facility . The changes include:

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

The traffic study also evaluates future parking requirements for the proposed spa and yog a
facility.

	

1 .	 UN T'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 wil l
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 tha t
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 projec t
analyzed in this study. Subsequently, we used daily operations to estimate the daily, AM and P M

L-12006\G 3obs1001-050\6-038\6-038 Reportparking 09-13 .doc
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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 facility.
• No additional cleaning staff wzll be required for, the spa since existing hotel cleaning staff

will service the spa.
• One masseuse per unit is assumed and one new administrative stiff fôr'thé spa sautes is

assumed. During peak :times a staff member from :the.hotel will be, used at the spa facility
to assist the new staff member. The masseuses will also assist the staff member with
client reception. Thus, 7 new staff members (6 masseuses' and''1 adiriiiistrative) will
travel to the spa .

• Administrative staff departures at 5 PM and other staff after closure.
• One delivery is estimated during the off-peak periods .

The following table indicates the new trips that would be generated to a n

Time .
7:30'-8 :30 AM
8:30-9 :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 .
7 staff

12x0,05=1 guest
1 delivery

12x0.05=1 guest
12x0.05=1 guest
12x0.05=1 guest

12 trips

1 delivery
12x0.05=1 guest
12x0.05=1 guest

12x0.05=.1, guest, 1 staff
, 12x0.05=1guest, 6staff'.

12 trips

Addition of a Yoga Facility :

It is also proposed to add a yoga facility that can accommodate between 6 and 8 attendees wit h
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 consis t
ofhotel residents (existing trips) and 5% of public (new trips) . 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.

OUtDound Trips

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



Ms. Miriam Schakat
September 13, 200 6
Page 3

Time Inbound Trips Outbound Trips
7:30-8 :00 AM 8x0.05=1 guest,l staff

8:00-9 :00 AM (Class )
9:00–10:00 AM 8x0.05=1 guest 8x0.05=1 guest

10:00-11 :00 AM (Class)
11 :00 AM–2:00 PM 8x0.05=1 guest 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 3 4
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 b e
less .

Summary of New Trip Generation :

The following table is a summary of the trip generation for the proposed addition of the spa an d
yoga facility.

Facility Daily
Trips

AM Peak Hour Trips PM Peak Hour Trip s
Inbound Outbound Inbound Outbound

Spa 24 7 0 1 2
Yoga 10 2 0 0 2

_Total 34 9 4 1 4

3.	 PARKING

Spa Suites :

To estimate the required additional parking demand for the spa suites, the following assumptions
are made. These assumptions are based on the trip generation and would thus present a worst -
case scenario :

I:\2006\G Jobs\001-050\6-038\6-038 Reportparking 09-13 .doc
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Assumptions;

• Parking is only required for new staff and non-hotel guests, or 5% of the daily visitors t o
the spa.

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

• Credit is taken for hotel guests that would park somewhere else on the site .
• No additional cleaning staff will be required for the spa since existing hotel cleaning staff

will service the spa .
• One masseuse per unit is assumed and one administrative staff for the spa suites . Thus ,

staff-parking demand is seven spaces .

Parking demand:

To estimate the required . additional parking demand for the yoga facility, the followin g
assumptions are made. These assumptions are based on the trip generation and would thus
present a worst-case scenario :

Assumptions :

• Parking is only required 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.

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

• No additional cleaning staff will be required for the yoga facility since 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 demandis one space.

Spa Guests _ (non-hotel) :

	

1 Spa lied=1 x 1 .75 = 2 parking space s
Staff

	

7 perking spaces
Total :

	

9 parking spaces

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

Yoga Guests (non-hotel) :

	

1 Guest =1 x 1 .75 = 2 parking spaces
Staff:

	

1 parking spac e
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 to 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 1 2
additional parking spaces .

It is planned to construct approximately 20 new parking spaces at the existing maintenance yar d
on the site. Hotel staff will park at this location and be shuttled to and from the main hote l
building. Plans for the additional parking provision will be submitted with the application for th e
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 parkin g
requirements for the new facility is met .

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

kbh:aem/rnm/mtr
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CIVIL & TRAfflC ENGINEER S

April 21, 200 6

Ms. Miriam Schakat, Esq .
Lombardo & Grilles, P C
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 Chang e

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 b e
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 units, since th e
units would continue to be used as hotel/resort facilities .

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

APR:

	

2":J2

MAY 2 J 2? ; 6

' MONTEREY COUNTY
PLANNING & BUILDING

INSPECTION DEPT.

kbh:jb/aern/mm
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*` . ' CIVIL & TRAFFIC ENGINEERS

April 21, 200 6

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

Re: Carmel Valley Ranch Hotel Spa Trip Generatio n

Dear Ms. Schakat,

Thank you fir' requesting Higgins Associates to perform . a traffic engineering study forthe
proposed addition of a spa to the Carmel Valley Ranch, located ,in Carmel Valley, Monterey
County, California. The purpose of the study is to determine the project's potential tri p
generation .

Addition of Spa Suites

It is also proposed to construct six spa suites at the main lodge. 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 (worst case)
to estimate the daily,' AM and :PM peak hour trip gèneration; 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 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 required for the spa since existing hotel cleaning staf f

will service the spa.
• One masseuse per unit is assumed and four administrative staff for the spa suites i s

assumed. Thus, 10 staff members will travel to the spa .
• Administrative staff departures at 5 PM
• Two deliveries are estimated during the off-peak periods

The following table indicates the additional trips that would be generated to the spa .
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Time Inbound Trips Outbound Trip s
7:30-8 :30 AM 10 staff
8:30-9 :00 AM 12x0 .05=1 guest

9:00-11 :00 AM 2 deliveries 2 deliverie s
11 :00-11 :59 AM 12x0.05=1 guest 12x0 .05=1 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, 2 staff
6:00—9:00 PM 12x0.05=1 guest, 8 staff

Total 16 trips 16 trips

Thus, the total net increase in daily trip generation 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 cas e
scenario. With average conditions (when the spa not fully occupied), the trip generation will b e
less.

If you have any questions regarding this report, please do not hesitate to contact me.
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S -EPHEN L . VAGNIN I
MON"-EREY COUNTY CLER K

DEPUTY

County of Monterey
State of California
MITIGATED NEGATIVE DECLARATION

Project Title : Carmel Valley Ranch proposed addition of a 4,956 square foot spa, yog a
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 o f
144 existing hotel rooms at Cannel Valley Ranch Resort to 14 4
individually owned condominium hotel units .

File Number : PLN060056 & PLN060360

Owner : Cannel Valley Ranch LP

Project Location : Carmel Valley Ranch, Carmel Valley are a

Primary APN : 416-522-020-00 0

Project Planner : Luis Osorio (831) 755-5177

Permit Type : Combined Development Permit ; and Standard Subdivision Vesting
Tentative Map and

Project
Description :

.

FILE No. PLN060056
COMBINED DEVELOPMENT PERMIT INCLUDING :1) USE
PERMIT AND DESIGN APPROVAL FOR CONSTRUCTION OF A
4,056 SQUARE FOOT SPA AND YOGA ROOM ADDITION TO TH E
EXISTING LODGE AT THE CARMEL VALLEY RANC H
INCLUDING REMOVAL OF TWO PROTECTED OAK TREES AN D
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 TH E
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 -
000) WITHIN THE CARMEL VALLEY RANC H
FILE No . PLN060360
STANDARD SUBDIVISION TENTATIVE MAP FOR TH E
CONVERSION OF 144 EXISTING HOTEL UNITS AT THE CARME L
VALLEY RANCH INTO 144 INDIVIDUALLY-OWNED HOTEL
UNITS. THE HOTEL UNITS ARE LOCATED ON TWO SEPARATE
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 SIGNIFICANT EFFECT ON TH E
ENVIRONMENT AS IT HAS BEEN FOUND :

a) That said project will not have the potential to significantly degrade 'the quality of th e
environment.

b) That said project will have no significant impact on long-term environmental goals .

c) That said project will have no significant cumulative effect upon the environment.

d) That said project will not cause substantial adverse effects on human beings, either
directly or directly.

Decision Making Body: Monterey County Board of Supervisor s
Responsible Agency : County of Monterey

Review Period Begins : September 30, 2006
Review Period Ends : October, 19 2006

Further information, including a copy of the application and Initial Study are available at
the Monterey County Planning & Building Inspection Department, 168 W . Alisal St. ,
Salinas, California 93901 . Phone the Department at (831) 755-5025 or the planner at the
number above.
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