




















































































































 
 
 

 
 
 

 
 

NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION 
MONTEREY COUNTY ZONING ORDINANCE 

 
NOTICE IS HEREBY GIVEN that the Monterey County Resource Management Agency – Planning 
Department has prepared a draft Mitigated Negative Declaration, pursuant to the requirements of CEQA, for a 
Administrative Permit (Quail Lodge, PLN140126) along Valley Greens Drive, Carmel Valley (APN(s) 157-
031-011-000, 157-031-012-000, 157-031-015-000, 157-031-016-000, 157-031-017-000, 157-031-020-000, 
157-031-023-000, and 157-031-026-000) (see description below).  
 
The Mitigated Negative Declaration and Initial Study, as well as referenced documents, are available for review 
at the Monterey County Resource Management Agency – Planning Department, 168 West Alisal, 2nd Floor, 
Salinas, California.  The Mitigated Negative Declaration and Initial Study are also available for review in an 
electronic format by following the instructions at the following link: 
http://www.co.monterey.ca.us/planning/docs/environmental/circulating.htm. 
 
The Zoning Administrator will consider this proposal at a meeting on August 14, 2014 at 9:00 AM in the 
Monterey County Board of Supervisors Chambers, 168 West Alisal, 2nd Floor, Salinas, California. Written 
comments on this Mitigated Negative Declaration will be accepted from June 24, 2014 to July 24, 2014. 
Comments can also be made during the public hearing. 
 
Project Description: Administrative Permit to allow renovations and improvements to the Quail Lodge Golf 
Course. Renovations include: 1) Reconstruction of  five (5) water features and the removal of three (3) water 
features; 2)  Tee and bunker improvements; 3) New swale contour on Holes #1, 2 and 3; 4) Improvements to 
cart path; 5) Installation of a new irrigation system; and 6) Shortening of Hole #10 and lengthening of Hole #11.  
 
We welcome your comments during the 30-day public review period.  You may submit your comments in hard 
copy to the name and address above.   The Department also accepts comments via e-mail or facsimile but 
requests that you follow these instructions to ensure that the Department has received your comments.  To 
submit your comments by e-mail, please send a complete document including all attachments to:  
 

CEQAcomments@co.monterey.ca.us  
 
An e-mailed document should contain the name of the person or entity submitting the comments and contact 
information such as phone number, mailing address and/or e-mail address and include any and all attachments 
referenced in the e-mail.   To ensure a complete and accurate record, we request that you also provide a follow-
up hard copy to the name and address listed above.  If you do not wish to send a follow-up hard copy, then 
please send a second e-mail requesting confirmation of receipt of comments with enough information to 
confirm that the entire document was received.  If you do not receive e-mail confirmation of receipt of 
comments, then please submit a hard copy of your comments to ensure inclusion in the environmental record or 
contact the Department to ensure the Department has received your comments. 
 

MONTEREY COUNTY      
RESOURCE MANAGEMENT AGENCY – PLANNING DEPARTMENT 
168 WEST ALISAL, 2ND FLOOR,  SALINAS, CA 93901 
(831) 755-5025    FAX:  (831) 757-9516 
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Facsimile (fax) copies will be accepted with a cover page describing the extent (e.g. number of pages) being 
transmitted.  A faxed document must contain a signature and all attachments referenced therein.  Faxed 
document should be sent to the contact noted above at (831) 757-9516.  To ensure a complete and accurate 
record, we request that you also provide a follow-up hard copy to the name and address listed above.  If you do 
not wish to send a follow-up hard copy, then please contact the Department to confirm that the entire document 
was received.   
 
For reviewing agencies: The Resource Management Agency – Planning Department requests that you review 
the enclosed materials and provide any appropriate comments related to your agency's area of responsibility. 
The space below may be used to indicate that your agency has no comments or to state brief comments. In 
compliance with Section 15097 of the CEQA Guidelines, please provide a draft mitigation monitoring or 
reporting program for mitigation measures proposed by your agency. This program should include specific 
performance objectives for mitigation measures identified (CEQA Section 21081.6(c)). Also inform this 
Department if a fee needs to be collected in order to fund the mitigation monitoring or reporting by your agency 
and how that language should be incorporated into the mitigation measure. 
 
All written comments on the Initial Study should be addressed to: 
 

County of Monterey 
Resource Management Agency – Planning Department 
Attn: Mike Novo, Director of Planning  
168 West Alisal, 2nd Floor 
Salinas, CA 93901 
 
Re: Green Meadows Inc. (Quail Lodge Golf Course); File Number PLN140126 

 
From: Agency Name: _________________________ 

Contact Person: _________________________ 
Phone Number: _________________________ 

 
        No Comments provided 
        Comments noted below 
        Comments provided in separate letter 
 
 
COMMENTS:   
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DISTRIBUTION 
 

1. State Clearinghouse (15 CD copies + 1 hard copy of the Executive Summary) – include the Notice of 
Completion 

2. County Clerk’s Office 
3. U.S. Fish & Wildlife Services 
4. Monterey Peninsula Water Management District 
5. Association of Monterey Bay Area Governments 
6. Monterey Bay Unified Air Pollution Control District 
7. Monterey County Water Resources Agency 
8. Monterey County RMA – Environmental Services 
9. Monterey County RMA – Public Works 
10. Monterey County Environmental Health Bureau 
11. Monterey County Regional Fire Protection District 
12. Monterey County Sheriff’s Office 
13. Green Meadows Inc/Quail Lodge Inc, Owner 
14. Anthony Lombardo & Associates (Gail Hatter-Crawford), Agent 
15. Gillian Taylor, Neighbor 
16. Bruce Suezaki, Neighbor 
17. Larry Silver, Attorney 
18. Jason & Retterer, L&G LLP 
19. Summer Emmons, Representative of the Carmel Canine Sports Center 
20. The Open Monterey Project 
21. LandWatch 
22. Property Owners within 300 feet (Notice of Intent only) 
 
 
Distribution by e-mail only (Notice of Intent only): 
23. U.S. Army Corps of Engineers (San Francisco District Office: Katerina Galacatos: 

galacatos@usace.army.mil  and Paula Gill: paula.c.gill@usace.army.mil)  
24. Emilio Hipolito (ehipolito@nccrc.org) 
25. United Brotherhood of Carpenters & Joiners (nedv@nccrc.org) 
26. Molly Erickson (Erickson@stamplaw.us) 
27. Margaret Robbins (MM_Robbins@comcast.net) 
28. Michael Weaver (michaelrweaver@mac.com)  
29. Monterey/Santa Cruz Building & Construction (Office@mscbctc.com) 
30. Tim Miller (Tim.Miller@amwater.com) 

 
Revised 5/28/13 
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INITIAL STUDY 
 
 

I. BACKGROUND INFORMATION 
 

Project Title: Green Meadows Inc (Quail Lodge Golf Course) 

File No.: PLN140126 

Project Location: Along Valley Greens Drive, Carmel Valley  

Name of Property Owner: Green Meadows Inc 

Name of Applicant: Anthony Lombardo & Associates 

Assessor’s Parcel Number(s): 157-031-011-000, 157-031-012-000, 157-031-015-000, 157-
031-016-000, 157-031-017-000, 157-031-020-000, 157-031-
023-000, & 157-031-026-000 

Acreage of Property: 143.3 acres 

General Plan Designation: Open Space/Recreational 

Zoning District: “O-D-S-RAZ” [Open Space with Design Control, Site Plan 
Review and Residential Allocation Zoning Overlays] 

  

Lead Agency: Monterey County RMA - Planning 

Prepared By: Dan Lister, Assistant Planner 

Date Prepared: June 6, 2014 

Contact Person: Dan Lister, Assistant Planner 

Phone Number: (831) 759-6617 

MONTEREY COUNTY 
RESOURCE MANAGEMENT AGENCY     
PLANNING DEPARTMENT 
168 WEST ALISAL ST., 2nd FLOOR,  SALINAS, CA 93901 
PHONE:  (831) 755-5025 FAX:  (831) 757-9516 
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II. DESCRIPTION OF PROJECT AND ENVIRONMENTAL SETTING 
 
A. Description of Project:  
The project entails the renovation to the Quail Lodge Golf Course; located at 8000 Valley 
Greens Drive in Carmel Valley. The renovation includes: 
 

a. The removal and/or alteration to eight water features (ponds) on the golf course. Three 
water features, located near Holes #15, #16 and #17, will be removed and will either 
become landscaped features or part of the cart path area. Five water features, located near 
Holes #5, #14, #15, and #18, will be reconstructed with new liners, edge treatment and 
aeration. The reconstruction includes the size reduction of three ponds near Holes #14, 
#15, and #18. Overall, the water features will be reduced from approximately 4.88 acres 
to 2.69 acres. The grading amount required for the alteration of the water features will be 
approximately 11,009 cubic yards of cut, and 13,346 cubic yards of fill. 
 

b. A swale contour will be added through Holes #1, #2, and #3. The grading amount 
required for the swale design will be approximately 15,056 cubic yards of cut, and 3,822 
cubic yards of fill. 
 

c. Hole #10 will be shortened and Hole #11 will be lengthened. The grading amount 
required for the modification to Holes #10 and #11 will be approximately 603 cubic 
yards of cut, and 1,637 cubic yards of fill. 
 

d. Approximately 16.38 acres of existing turf will be replaced with drought-tolerant native 
landscaping. 
 

e. Bunkers and tees will be removed, rebuilt or constructed through the entire golf course 
(Hole #1 thru #18). 22 existing bunkers will be removed, 40 existing bunkers will be 
rebuilt, and 25 new bunkers will be made. The total square footage of bunkers is to 
remain relatively the same. The bunker renovation will required approximately 1,500 
tons of imported sand. 
 

f. The cart path areas will be improved. Relocation of the cart path will occur near Holes 
#2, #3, #5, #8, #12, #15, #16, and #17. 
 

g. A new and efficient irrigation system will be installed after all grading operations are 
complete. 

 

The project site spans eight separate parcels, totaling 143.3 acres (Assessor’s Parcel Numbers: 
157-031-011-000, 157-031-012-000, 157-031-015-000, 157-031-016-000, 157-031-017-000, 
157-031-020-000, 157-031-023-000, &157-031-026-000). The grading portions of the 
renovation will affect approximately 15.83 acres of the total site. The project site is zoned “O-D-
S-RAZ” [Open Space with Design Control, Site Plan Review and Residential Allocation Zoning 
Overlays] which conditionally accommodates golf course uses. 
 
The project is located within a Site Plan Review (“S”) Zoning Overlay District, which requires 
an Administrative Permit, a discretionary entitlement, in areas where natural resources may be 
disturbed by development (Chapter 21.45 of the Monterey County Zoning Ordinance). On 
March 4, 2014, the application materials were submitted for an Administrative Permit due to the 
renovation being located in an area rich in natural resources. The project will require 
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approximately 49,054 cubic yards of grading (26,671 cubic yards cut, 22,383 cubic yards fill). 
Approximately 4,287 cubic yards of cut will be exported to the nearest landfill. The Carmel 
River bisects the golf course; placing development within a mapped floodplain. The Carmel 
River is known to be inhabited by California Tiger Salamander, California Red-Legged Frogs, 
and Western Pond Turtles, which are identified as rare and endangered species by the California 
Department of Fish and Wildlife. Portions of the golf course can be seen from Carmel Valley 
Road. The viewshed from Carmel Valley Road road is protected by local policies. Also, the golf 
course is located in a high sensitivity area for archaeological resources.  
 
B. Surrounding Land Uses and Environmental Setting:  
The 143.3 acre golf course, with residential lots, was approved as a part of the Carmel Valley 
Golf and Country Club subdivision in 1963. Valley Greens Drive is the main access road for the 
golf course and residential lots, which is accessed from Carmel Valley Road at two intersections: 
Carmel Valley Road/Rancho San Carlos Road (western access) and Carmel Valley/Valley 
Greens Drive (eastern access). Adjacent to the golf course is Quail Lodge resort hotel, located 
near the intersection of Carmel Valley Road and Valley Greens Drive. The golf course is located 
adjacent to Carmel Valley Road which is the primary road in the Carmel Valley area, which span 
from State Highway 1 in Carmel (west), to Arroyo Seco Road in Greenfield (east). The site is 
approximately 2 miles east of State Highway 1. 
 
The property has varied landscape that includes the Carmel River with associated riparian 
vegetation and irrigated golf course turf and landscape, which includes man-made water features. 
The general plant communities surrounding the project site are Black Cottonwood/Willow 
riparian forest (along Carmel River), Coastal sage scrub (on steep slopes from the south side of 
Carmel Valley Road), Coast Live Oak woodlands (south boundary of the golf course and lodge), 
Non-native annual grasslands (east and west ends of the golf course and resort), and Urbanized 
landscape (throughout the golf course and residential districts). Most of the golf course is 
designated as Flood Zone AE, which identifies the site is located within a 100-year floodplain 
with areas in the floodway. The area of the golf course designated in the Carmel River floodway 
will not be disturbed by the proposed renovation. 
 
C. Other public agencies whose approval is required:  
The project was reviewed initially by the following local agencies: Monterey County Regional 
Fire Protection District, Resource Management Agency (RMA) – Public Works, RMA – 
Environmental Services, Monterey County Water Resources Agency and the Monterey County 
Environmental Health Bureau. This initial study requires review by the following State 
Agencies: Department of Fish and Wildlife and State Water Resources Control Board. 
 
D. Figures 

a. Aerial Photo of Golf Course (2007) 
b. Master Plan for Renovation 
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Figure a. Aerial Photo of Golf Course (2007) 
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Figure b. Master Plan for Renovation 
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III. PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL 
AND STATE PLANS AND MANDATED LAWS 
 
The project has been evaluated for consistency or non-consistency with the following 
management plans.   
 
General Plan/Area Plan  Air Quality Mgmt. Plan  
 
Specific Plan  Airport Land Use Plans  
 
Water Quality Control Plan   Local Coastal Program-LUP   
 
General Plan/Area Plan: The project is located on property designated as “Open Space” within 
the Monterey County 2010 General Plan and Carmel Valley Master Plan, which allows golf 
courses and associated uses. Therefore, the project is in conformance with the plan for the 
County. CONSISTENT 
 

Air Quality Management Plan: The Monterey Bay Unified Air Pollution Control District 
(MBUAPCD) has developed the 2013 Air Quality Management Plan (Triennial Update to the 
AQMP) for the Monterey Bay Region. Project conformance with the regional population and 
employment forecast determine the project’s consistency with the AQMP.  The MBUAPCD 
incorporates the General Plan in its preparation of regional air quality plans, making this project 
consistent with the applicable air quality plan. CONSISTENT 
 

Water Quality Control Plan: The project is consistent with the County General Plan and the 
Association of Monterey Bay Area Governments’ (AMBAG’s) regional population and 
employment forecast. Therefore, it is consistent with regional water quality control plan. The 
Regional Water Quality Control Board, Central Coast Region, incorporates the General Plan in 
its preparation of regional water quality plans, making this project consistent with the regional 
water quality plans. CONSISTENT 
 

IV. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED AND 
DETERMINATION 

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

 Aesthetics  Agriculture and Forest 
Resources 

 Air Quality 

 Biological Resources  Cultural Resources  Geology/Soils 

 Greenhouse Gas Emissions  Hazards/Hazardous Materials  Hydrology/Water Quality 
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 Land Use/Planning  Mineral Resources  Noise 

 Population/Housing  Public Services  Recreation 

 Transportation/Traffic  Utilities/Service Systems  Mandatory Findings of 
Significance 

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

 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 of the proposed project and no further discussion in the 
Environmental Checklist is necessary.   

 
EVIDENCE:  
 
1. Aesthetics: See Section VI-1 for detailed analysis. 
 
2. Agricultural and Forest Resources: Based upon the General Plan and County resource maps, 

the property is not within an agricultural area, would not convert prime farmland or 
otherwise conflict with agricultural zoning or uses.  The property is zoned “O” (Open Space) 
and is not used for agricultural purposes.  Use of the property for the re-construction of an 
existing golf course and associated water and ground features will not result in conversion of 
farmland to non-agricultural uses. No impact. (Reference IX; 1, 2, 4, 7) 

 
3. Air Quality: See Section VI-3 for detailed analysis 
 
4. Biological Resources: See Section VI-4 for detailed analysis. 
 
5. Cultural Resources: The subject property is situated in a “High” archaeological sensitivity 

zone, as shown the Monterey County GIS database.  The site is an existing golf course, 
which resulted in previous ground disturbance.  Based on this information, the project is not 
anticipated to result in discovery of sacred or religious artifacts.  During previous site work, 
evidence of Native American remains was not found, and no evidence of anything of 
archaeological significance has been identified.  Therefore, the project is not anticipated to 
cause a substantial adverse change in the significance of a historical resource or  
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archaeological resource.  The project will not directly or indirectly destroy a unique 
paleontological resource or site or unique geologic feature, nor disturb any human remains, 
or formal cemeteries.  No impact. (Reference IX; 1, 2, 3, 4, 7) 

 
6. Geology/Soils: The project is located on an existing golf course, which the project does not 

propose any renovation activities outside the existing golf course. According to County 
resources maps (GIS), the site is identified as a low seismic hazard area with low probability 
for landslide and liquefaction risks. Standard erosion control practices will be implemented, 
as designed in the project plans and Construction Management Plan. No Impact. (Reference 
IX; 1, 2, 3, 4, 7, 10)  

 
7. Greenhouse Gas Emission: See Section VI-7 for detailed analysis 

 
8. Hazardous/Hazardous Materials: The project does not involve the transportation, use or 

disposal of hazardous materials that would constitute a threat of explosion or other 
significant release that would pose a threat to neighboring properties. There is no storage of 
large quantities of hazardous materials on site. The project would not involve stationary 
operations, create hazardous emissions, or handle hazardous materials. The site location and 
scale have no impact on emergency response or emergency evacuation. The site is not 
located near an airport or airstrip.  There is no evidence of such hazardous uses associated 
with the proposed project. No Impact. (Reference IX; 1, 2, 4, 7) 
 

9. Hydrology/Water Quality:  See Section VI-9 for detailed analysis. 
 
10. Land Use/Planning: The project, as proposed, will not physically divide an established 

community, nor will it conflict with any applicable land use plan, policy, or regulation of any 
agency with jurisdiction over the project adopted for the purpose of avoiding environmental 
effect. The project will not conflict with any applicable habitat conservation plan, or natural 
community plan. No Impacts. (Reference IX; 1, 2, 3, 4, 7) 

 
11. Mineral Resources: No mineral resources have been identified, or would be affected by the 

project. No Impacts. (Reference XI; 1, 2, 4, 7) 

 
12. Noise: The proposed reconfiguration/reconstruction of the golf course water features will not 

expose people to noise levels that exceed standards and would not substantially increase 
ambient noise levels. The project site is not located in the vicinity of an airport or private 
airstrip. Temporary construction activities will comply with the County’s noise requirements, 
as required in the County Code, Chapter 10.60. Therefore, the proposed project would have 
no significant impacts related to noise. (Reference IX; 1, 2, 4, 7, 10) 

 
13. Population/Housing: The proposed project would not induce population growth in the area, 

nor displace structures or people due to reconfiguration/reconstruction of the golf course 
water features.  The project will not increase the residential uses that currently exist within 
the surrounding residential community. No Impacts. (Reference IX; 1, 2, 7) 

 
10. Public Services: The project will have no substantial adverse physical impacts associated 

with the provision of new or physically altered governmental facilities, need for new or 
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physically altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for any of the public services.  

 

The proposed reconfiguration/reconstruction of the golf course water features will not have 
any potential impact to public services, given that adequate public services exist to properly 
serve the area. The review by the local Fire District, Water Resources Agency, and the 
Environmental Health Bureau identifies that access and private utilities are sufficient. 
Therefore, the proposed project will not impact Pubic Services. (Reference IX; 1, 2, 7) 
 

14. Recreation: The project, as proposed, would not result in an increase in the use of existing 
neighborhood and regional parks or other recreational facilities causing substantial physical 
deterioration. The proposed project does not include or require construction or expansion of 
recreational facilities. No parks, trail easements, or other recreational opportunities would be 
adversely impacted by the proposed project.  The project would not create significant 
recreational demands above those levels which already exist. (Reference IX; 1, 2, 7) 

 

15. Transportation/Traffic: The subject project proposes the reconfiguration/reconstruction to an 
existing golf course. The project will not generate additional traffic. The project would not 
change air traffic patterns, or increase traffic levels. It would not substantially increase 
hazards due to a design failure, nor result in inadequate emergency access or parking 
capacity. The project also would not conflict with adopted policies, plans, or programs 
supporting alternative transportation. The Monterey County RMA - Public Works 
Department has reviewed the project and has determined that the subject project does not 
change uses on the property and will not increase traffic or impact transportation in the area. 
Therefore, the proposed project will not significant impact transportation or traffic. 
(Reference IX; 1, 2, 7, 10) 

 

16. Utilities: The subject project proposes reconfiguration/reconstruction of water features to an 
existing golf course.  The proposed grading work does not require a connection to public 
utilities.  The existing golf course is currently connected to public utilities are required for 
the historical use.  Therefore, the proposed project will not significantly impact Utilities and 
Service Systems. (Reference IX; 1, 2, 7) 

 
 
B. DETERMINATION 
 
On the basis of this initial evaluation: 
 

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

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

environment there will not be a significant effect in this case because revisions in the 
project have been made by or agreed to by the project proponent.  A MITIGATED 
NEGATIVE DECLARATION will be prepared. 
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Significant Impact" to a "Less Than Significant Impact." The lead agency must describe 
the mitigation measures, and briefly explain how they reduce the effect to a less than 
significant level mitigation measures from Section XVII, "Earlier Analyses," may be 
cross-referenced). 

 
5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 

process, an effect has been adequately analyzed in an earlier EIR or negative declaration.  
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

 
 a) Earlier Analysis Used.  Identify and state where they are available for review. 
 b) Impacts Adequately Addressed.  Identify which effects from the above checklist 

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

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

 
6) Lead agencies are encouraged to incorporate into the checklist references to information 

sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
previously prepared or outside document should, where appropriate, include a reference 
to the page or pages where the statement is substantiated. 

 
7) Supporting Information Sources:  A source list should be attached, and other sources 

used or individuals contacted should be cited in the discussion. 
 
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: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Have a substantial adverse effect on a scenic vista? 
(Source: 1, 2, 4, 7)  

    

b) Substantially damage scenic resources, including, but 
not limited to, trees, rock outcroppings, and historic 
buildings within a state scenic highway? (Source: 1, 2, 
4, 7) 

    

c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? (Source: 1, 2, 
4, 7 ) 

    

d) Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the 
area? (Source: 1, 2, 4, 7) 

    

 
DISCUSSION: 
According to the Scenic Highway Corridors & Visual Sensitivity Map - Figure #14 of the 2010 
Monterey County General Plan, the project site is located with a highly visually sensitive area of 
Carmel Valley. Carmel Valley Road is considered a key public road where development shall 
not be allowed to significantly block views of the viewshed, river, or distant hills (Policy CV-
3.3, Carmel Valley Master Plan).  Development within the visually sensitive area must be 
protected. Protection includes dedication of land through a conservation easement and 
minimizing development to reduce visibility from visually sensitive areas. 
 
CONCLUSION: 
 
Less Than Significant Impact (b & c):  
The golf course is visible along Carmel Valley Road for a very short period of time. Views of the 
golf course along Carmel Valley Road begin near the Valley Greens Drive intersection and 
continue west for approximately 0.18 miles.  From Carmel Valley Road the view of the golf 
course is sporadic due to existing vegetation and topography.  
 

The renovation of the golf course is intended as an update to a golf course that has existed since 
1964. Besides negligible visual impacts during the grading operation required for the alteration 
of the water features and course, the renovation will not alter the viewshed, river or distant hills.  
 

The proposed renovation is consistent with the Scenic and Conservation Easement that was 
placed over the golf course which requires the golf course preserves and conserves, for the 
public benefit, the natural scenic beauty and existing openness through the construction, 
maintenance, and operation of a golf course. The Scenic and Conservation Easement allows 
modifications to the golf course, which includes associated landscaping, such as turf, bunkers, 
and water features.  
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No Impact (a & d): 
Pursuant to the 2010 Monterey General Plan, there are no identified scenic vistas in the area. 
Also, the project does not propose any exterior lighting.  
  
2. AGRICULTURAL AND FOREST 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 California 
Dept. of Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining 
whether impacts to forest resources, including timberland, are significant environmental effects, lead agencies may 
refer to information compiled by the California Department of Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy Assessment 
project; and forest carbon measurement methodology provided in Forest Protocols adopted by the California Air 
Resources Board. 

 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

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, 
2, 4, 7) 

    

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? (Source: 1, 2, 4, 7) 

    

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code 
section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned 
Timberland Production (as defined by Government 
Code section 51104(g))? (Source: 1, 2, 4, 7) 

    

d) Result in the loss of forest land or conversion of forest 
land to non-forest use? (Source: 1, 2, 4, 7) 

    

e) Involve other changes in the existing environment 
which, due to their location or nature, could result in 
conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? (Source: 1, 
2, 4, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 2 for details) 
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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: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Conflict with or obstruct implementation of the 
applicable air quality plan? (Source: 1, 2, 5, 6, 10) 

    

b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? (Source: 1, 2, 5, 6, 10) 

    

c) Result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is 
non-attainment under an applicable federal or state 
ambient air quality standard (including releasing 
emissions which exceed quantitative thresholds for 
ozone precursors)? (Source: 1, 2, 5, 6, 10) 

    

d) Result in significant construction-related air quality 
impacts? (Source: 1, 2, 5, 6, 7, 10) 

    

e) Expose sensitive receptors to substantial pollutant 
concentrations? (Source: 1, 2, 4, 5, 6, 7, 10) 

    

f) Create objectionable odors affecting a substantial 
number of people? (Source: 1, 2, 5, 6, 7, 10) 

    

 
DISCUSSION: 
The Monterey Bay Unified Air Pollution Control District (MBUAPCD) prepared the Air Quality 
Management Plan (AQMP) for the Monterey Bay Region. The AQMP addresses the attainment 
and maintenance of State and Federal ambient air quality standards within the North Central 
Coast Air Basin (NCCAB). The CEQA Air Quality Guidelines outline thresholds for 
construction activities. Construction activities that exceed 2.2 acres of disturbance per day, or 
fugitive dust of 82 lbs PM10 per day is a potential air quality impact. 
 

The renovation project will require approximately 49,054 cubic yards of grading (26,671 cubic 
yards cut, 22,383 cubic yards fill). Approximately 4,287 cubic yards of cut will be exported to 
the nearest landfill. The grading required for the renovation will disturb 15.83 acres of the 143.3 
acre golf course. Pursuant to the Construction Management Plan prepared for the renovation 
project, the renovation will take approximately five months, with rough grading taking 60 days 
to complete. 
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CONCLUSION: 
 
No Impact (a, b, & c):  
Pursuant to MBUAPCD staff, the project, with Construction Management Plan, is consistent 
with the AQMP and CEQA Air Quality Guidelines. 
 
Less Than Significant Impact (d, e, & f): 
Pursuant to the review of the project by the MBUAPCD Planning Staff, the project is considered 
to have a less-than significant impact. Based on the Construction Management Plan prepared for 
the renovation project, adequate dust and erosion control measures will be implemented. Most of 
the grading will take 60 days to complete, which is not expected to disturb over 2.2 acres per day 
or create fugitive dust that exceeds 82 lbs PM10 per day. Since the project is located on an 
existing golf course, odors created by the renovation are temporary, and is considered to have a 
less-than-significant impact to surrounding residential properties, guests at the lodge, and 
golfers.     
  
4. BIOLOGICAL RESOURCES 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified 
as a candidate, sensitive, or special status species in 
local or regional plans, policies, or regulations, or by 
the California Department of Fish and Game or U.S. 
Fish and Wildlife Service? (Source: 1, 2, 4, 7, 8, 11a, 
11b, 11c, 11e) 

    

b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified 
in local or regional plans, policies, or regulations or by 
the California Department of Fish and Game or US 
Fish and Wildlife Service? (Source: 1, 2, 4, 7, 8, 11a, 
11b, 11c, 11e) 

    

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water 
Act (including, but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? (Source: 1, 
2, 4, 7, 8, 11a, 11b, 11c, 11e) 

    

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 nursery 
sites? (Source: 1, 2, 4, 7, 8, 11a, 11b, 11c, 11e) 
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4. BIOLOGICAL RESOURCES 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? (Source: 1, 2, 4, 7, 8, 
11a, 11b, 11c) 

    

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:   ) 

    

 
DISCUSSION: 
The golf course is bisected by the Carmel River, provides habitat to special-status species, as 
identified by the California Department of Fish and Wildlife. Pursuant to the California Natural 
Diversity Database (CNDDB), as referenced in the project biological assessment, the following 
special-status species have been identified in near proximity of the golf course: 

 Western Pond Turtle (WPT): The WPT is a California Species of Special Concern (SSC), 
but is not listed as threatened or endangered by the Federal Endangered Species Act 
(ESA) or State CESA. It is however covered by CEQA which impacts to this species 
must be avoided or mitigated to a less than significant level. The WPT has been 
documented up and down the Carmel River and would be expected to occupy pools along 
the stretch of river that cuts through the Quail Lodge golf course, and potentially the 
ponds of the golf course. 

 California Red-Legged Frog (CRLF): The CRLF is a federal listed threatened species 
under the ESA and a California SSC according to the California Department of Fish and 
Wildlife. Critical habitat for the CRLF has been identified by the United States Fish and 
Wildlife Service (USFWS) and includes much of the Carmel River Valley, including 
river area that bisects the Quail Lodge golf course. The golf course water features could 
conceivably be chosen as alternative summer aquatic habitat for CRLF. 

 California Tiger Salamander (CTS): The CTS is listed by both the Federal ESA and State 
CESA as a threatened species. Critical habitat for this species has been designated in 
eastern Carmel Valley approximately 19 miles inland from Quail Lodge. CTS have been 
documented within 3 miles north and south of the Quail Lodge golf course in stock ponds 
and vernal ponds on Tehama development land north of Carmel Valley Road and Santa 
Lucia Preserve to the south. 

 
Also observed by the biologist are birds that occupy the water features on the project site. 
Although no special-status species of birds were observed on-site, renovation of ponds and some 
of the grading work along holes number 10 and 11 may have the potential to create a minor 
impact to nesting and foraging birds if work is done during the spring, or early summer, and 
done before the ponds naturally dry down.  
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The golf course contains water features that have been a part of the golf course for over 50 years. 
Due to the water feature’s close proximity to the river, it can be presumed that the listed special-
status species, stated above, have used the water features at some point. Due to the age of the 
water features, the liners in each pond are in poor condition, causing the water to drain rapidly. 
The project area has two water features that will not be disturbed: 1) a large feature near Rancho 
San Carlos Road and Valley Greens Drive, and a large water feature used by the lodge. Five 
existing water features will be improved, some reduced in size, which will be retained as a water 
feature. Three water features are proposed for removal. As of March 2013, these features are 
completely drained due to the poor condition of the pond liner and the lack of refilling. 
 
The water features were reviewed to see if they meet the criteria for wetland delineation, as 
provided by the Army Corps of Engineers. After review by the biologist, Pat Regan, the water 
features did not have the three indicators: hydrophytes, hydrology, and hydric soils. The water 
features are man-made. Based on the current conditions of the features, water is regularly being 
applied due to the poor condition of the liners. If the liners and unnatural filling of the ponds 
were taken away, water retention would not exist. The only water feature that comes close to 
meeting the wetland criteria is the large water feature near Rancho San Carlos Road and Valley 
Greens Drive, which is not proposed for any restoration. 
 

The biological assessment, prepared by Regan Biological and Horticultural Consulting LLC, 
identifies that special-status species have the potential to occur on the golf course and water 
features.  However, the biological assessment states that the probability of the species to occur 
on the golf course, in its present state, is very low. The following factors play into the low 
probability of special-status species on the golf course: 

1. Maintained golf course/residential area: The golf course is regularly maintained, which 
includes mowing, trimming, human activity along golf course, residential areas, cart 
pathways and streets. Due to on-going maintenance of the golf course and overall human 
activity since 1963, the ecology has been altered for over half a century. 

2. Vegetation: Only two water features had any emergent vegetation: 1) a large water 
feature near Ranch San Carolos Road and Valley Greens Drive, which is not being 
altered at all, and 2) large water feature near hole #15 and Valley Greens Drive, which is 
being improved. Small patches of Scirpus, marsh pennywort, and Pacific silver-weed. 
The other water features were void of any vegetation, which said features lack very little 
activity from wildlife. 

3. Drought: Due to years without substantial rainfall, all water features have been manually 
filled by Quail Lodge. One of the main reasons for the renovation is to repair and 
improve necessary water features so that they do not need to constantly be refilled, as 
well as improve the irrigation system so water can be adequately conserved. According 
to the last survey, the ponds to be replaced or removed were last filled in August 2013. 
When surveyed in January 2014, most of the features were 40% full. The features to be 
removed were practically dried down completely. 

4. Predators: All ponds were identified as being dominated by Mosquito fish and American 
bullfrogs, which are documented predators to native California amphibians, WPT, and 
small freshwater fish. Also, raccoons, opossums and various wading birds, such as egrets 
and herons, were observed, which further exasterbates the situation.  
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The biological assessment determines that the renovation to the golf course is temporary and 
minor. The renovation will not occur outside the already developed golf course. The following 
potential impacts are identified, as follows: 

 Renovation of ponds, and some of the grading work along holes number 10 and 11, have 
some potential to have minor impacts to nesting and foraging birds if work is done during 
the spring, or early summer, and before the ponds naturally dry down. 

 Grading work throughout the course, for tee boxes, swales and hole lengthening, has the 
potential to create erosion discharge into the Carmel River if done during the rainy 
season and without appropriate erosion control measures. Erosions control measures are 
incorporated as part of the project, and will be implemented as a condition of approval.  

 Renovation of five water features has the potential to impact native amphibians and 
reptiles if work on the renovation commences before the ponds have completely dried 
down. 

 Removal of three ponds and permanent replacement with the grassy swales has the slight 
potential to impact potential breeding habitat for native amphibians including tree frogs 
and western toads, as well as special status species. The other ponds in close proximity to 
these three, as well as the Carmel River channel within 100 yards and the additional three 
ponds at the west end of the golf course, will continue to provide potential breeding 
habitat, if indeed they have been providing it to date.  

 
Mitigation measures, as recommended in biological assessment, to be perform before, during and 
after renovation activity are proposed to reduce potential impacts to a level that is considered 
less-than-significant. The mitigation measures require monitoring by a qualified professional 
biologist during renovation activities. The biologist will ensure that all activities do not coincide 
with breeding seasons for special-status species or bird nesting. The biologist will also ensure 
recognition training is provided to all staff on-site (See conclusion, below, for mitigation 
measures).  Additionally, a Pond Management Plan has been developed by the project biologist 
who provides recommendations for pond vegetation management and periodic drying of ponds/ 
predator species management. The Pond Management Plan includes annual biological 
monitoring in perpetuity (see Pond Management Plan, Attachments Section X-8). 
 
CONCLUSION: 
 
Less Than Significant Impact with Mitigation Incorporated (a, b, & d): 
The following mitigation measure, recommended by Regan Biological and Horticultural 
Consulting LLC will provide adequate protection of special-status species during renovation 
activities, and provides a long-term plan that will allow the remaining water features to provide 
adequate habitat for special-status species: 
 

“As recommended by the biological assessment prepared by Regan Biology and 
Horticultural Consulting on March 1, 2014, the following measure shall be implemented 
during construction activities: 

a. A qualified professional biological consultant shall be hired to monitor all 
renovation activities on-site. The biologist shall ensure all measures are 
implemented. Upon completion of renovation work, a survey shall be complete by 
the biologist, to identify post-renovation conditions and to ensure all measures 
were met. The following measure shall be implemented by the hired biologist:  
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i. All grading work (tee boxes, swales, hole lengthening, and pathways) 
shall occur outside of breeding and nesting season, between August 15 
and November 15, to reduce potential impacts to migratory birds and 
special-status species.  

ii. Water feature work (grading and improvements) shall not occur until they 
naturally dry down, or outside breeding and nesting season (between 
August 15 and November 15). If water remains standing in any pond after 
August 15, no work shall begin until water features completely dry down, 
and after they have been inspected and found that the water features are 
free of any wildlife creature by the hired biologist.  

iii. Out of abundance of caution, renovation work to each water features shall 
be preceded by a survey of the water feature and nearby surrounds before 
commencing work on that particular water feature. If any special-status 
species is encountered, the biologist shall contact the USFWS, and 
CDFW, and the project shall be halted until the USFWS and CDFW 
provides guidance on how to proceed. If other wildlife species are 
encountered, they may be moved from the construction area to the 
riparian zone along the Carmel River by on-site biologist, in possession of 
a valid scientific collecting permit. Non-native wildlife, such as American 
bullfrogs or Red-eared slider turtles, may be removed from the site or 
dispatched as appropriate. 

iv. Special-status species recognition training shall be conducted for all on-
site construction personnel prior to the commencement of renovation 
activities. Training components shall include training on appropriate 
avoidance methods including species identification, daily preconstruction 
surveys, and protocol for contracting biologist and USFWS in the event of 
a sighting. Handouts shall be prepared and provided to all construction 
personnel including color photographs for species identification, 
protocols and contact phone numbers. 

 
The Pond Management Plan consists of recommendations for pond vegetation management and 
periodic drying of ponds/predator species management. The water features will be annual 
surveyed by a professional biological to ensure the ponds provide adequate habitat value to 
species (see Pond Management Plan, Attachments Section X-8). The biologist will contact the 
Department of Fish and Wildlife when periodic drainage of the ponds for predator management 
occurs. The Pond Management Plan will be added as a condition of project approval as an on-
going requirement. 
 
No Impact (c, e, & f):  
The project does not propose construction activities in the Carmel River or within riparian 
vegetation. The project will not impact any identified wetlands. Based on the criteria for 
identifying wetlands, the water features do not qualify as wetlands. The project does not propose 
the removal of any native trees, including Monterey pines. The project will not conflict with 
provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or 
other approved local, regional, or state habitat conservation plan. 
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5. CULTURAL RESOURCES 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Cause a substantial adverse change in the significance of 
a historical resource as defined in 15064.5? (Source:1, 
2, 4, 7) 

    

b) Cause a substantial adverse change in the significance of 
an archaeological resource pursuant to 15064.5? 
(Source: 1, 2, 3, 4, 7) 

    

c) Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature? (Source: 1, 
2, 4, 7) 

    

d) Disturb any human remains, including those interred 
outside of formal cemeteries? (Source: 1, 2, 4) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 5 for details) 
 

6. GEOLOGY AND SOILS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
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 of a 
known fault? (Source: 1, 2, 3, 4, 10) Refer to 
Division of Mines and Geology Special Publication 
42. 

    

 ii) Strong seismic ground shaking? (Source: 1, 2, 3, 4, 
10) 

    

 iii) Seismic-related ground failure, including 
liquefaction? (Source: 1, 2, 3, 4, 10) 

    

 iv) Landslides? (Source: 1, 2, 3, 4, 10)     

b) Result in substantial soil erosion or the loss of topsoil? 
(Source: 1, 2, 3, 4, 10) 
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6. GEOLOGY AND SOILS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

c) Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, 
and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 
(Source: 1, 2, 3, 4, 10) 

    

d) Be located on expansive soil, as defined in Chapter 18A 
of the 2007 California Building Code, creating 
substantial risks to life or property? (Source: 1, 2, 3, 4, 
10) 

    

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative wastewater disposal systems 
where sewers are not available for the disposal of 
wastewater? (Source: 1, 2, 3, 4, 10) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 6 for details) 
 

7. GREENHOUSE GAS EMISSIONS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? (Source: 1, 2, 6, 10) 

    

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? (Source: 1, 2, 6) 

    

 
DISCUSSION: 
Greenhouse gases (GHG) are emitted by natural processes and human activities, such as 
electricity production, motor vehicle use, and agricultural uses. In order to reduce the statewide 
level of GHG emissions, the State Legislature adopted California Assembly Bill 32 (AB 32), the 
California Global Warming Solutions Act of 2006/ AB 32 established a comprehensive 
statewide program of regulatory and market mechanisms to achieve reduction in GHG 
emissions, thereby reducing the State’s vulnerability to global climate changes. Pursuant to 
Senate Bill 97 (SB 97), the Governor’s Office of planning and Research (OPR) issued interim 
guidance for addressing climate change through CEQA and recommends that each agency 
develop an approach to address GHG emissions based on best available information. At this 
time, the County of Monterey and the Monterey Bay Unified Air Pollution Control District 
(agency responsible for regulation air quality in the region) have not identified a significance 
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threshold for GHG emissions. There will be GHG emissions associated with the renovation 
activities. However, quantifying the emissions has a level of uncertainty. Therefore, in lieu of 
State guidance or locally adopted thresholds, a primarily qualitative approach will be used to 
evaluate possible impacts of the proposed project.  
 
CONCLUSION: 
 
Less Than Significant Impact (a):  
The project will create temporary impacts caused by construction activities. Pursuant the 
Construction Management Plan (CMP), renovation will take approximately five months, with 
most of the grading to occur within the first 60 days. The CMP will implement best management 
practices to minimize temporary impacts, such as dust control, erosion control, vehicle trips, and 
construction staging. Temporary impacts from construction activities are considered negligible, 
and will have a less than significant impact regarding Greenhouse Gas Emissions.   
 
No Impact (b):  
Monterey County does not have an adopted plan for the reduction of greenhouse gas emissions. 
The project was considered in terms of the multiple state and federal laws passed regarding this 
subject. It is difficult to implement the goal of various legislation in a relatively small renovation 
project. A Climate Action Plan is currently being developed by the County. Consequently, no 
action plan or threshold significance has been adopted by the County, but it is inferred from 
other agencies, including California Air Resources Board (CARB) whose thresholds have been 
established that the County utilizes in the interim. The renovation project does not propose 
expansion of the golf course, or propose uses that will increase the use of the golf course which 
may create additional vehicle trips. Ultimately, GHG sources targeted in such plans generally 
involve rededications to vehicle miles traveled, waste diversion, and technologies such as 
electric vehicles, and renewable energy sources; not projects like the golf course renovation.  
The baseline for the project will not change and thus there is no impact. 
 
 

8. HAZARDS AND HAZARDOUS MATERIALS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or 
disposal of hazardous materials? (Source: 1, 2, 7) 

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? (Source: 1, 2, 7) 

    

c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter mile of an existing or proposed school? 
(Source: 1, 2, 7) 
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8. HAZARDS AND HAZARDOUS MATERIALS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

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 the 
environment? (Source: 1, 2, 7) 

    

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, would the 
project result in a safety hazard for people residing or 
working in the project area? (Source: 1, 2, 4, 7) 

    

f) For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people 
residing or working in the project area? (Source: 1, 2, 7) 

    

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? (Source: 1, 2) 

    

h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including 
where wildlands are adjacent to urbanized areas or 
where residences are intermixed with wildlands? 
(Source: 1, 2, 4, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 8 for details) 
 
 

9. HYDROLOGY AND WATER QUALITY  
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Violate any water quality standards or waste discharge 
requirements? (Source: 1, 2, 4, 7, 11d) 

    

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering 
of the local groundwater table level (e.g., the 
production rate of pre-existing nearby wells would 
drop to a level which would not support existing land 
uses or planned uses for which permits have been 
granted)? (Source: 1, 2, 4, 11d) 
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9. HYDROLOGY AND WATER QUALITY  
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the 
course of a stream or river, in a manner which would 
result in substantial erosion or siltation on- or off-site? 
(Source: 1, 2, 4, 11d) 

    

d) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the 
course of a stream or river, or substantially increase the 
rate or amount of surface runoff in a manner which 
would result in flooding on- or off-site? (Source: 1, 2, 
4, 11d) 

    

e) Create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 
polluted runoff? (Source: 1, 2, 4, 11d) 

    

f) Otherwise substantially degrade water quality? 
(Source: 1, 2, 4) 

    

g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation 
map? (Source: 1, 2, 3, 4) 

    

h) Place within a 100-year flood hazard area structures 
which would impede or redirect flood flows? (Source: 
1, 2, 3, 4) 

    

i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding 
as a result of the failure of a levee or dam? (Source: 1, 
2, 4) 

    

j) Inundation by seiche, tsunami, or mudflow? (Source: 
1, 2, 4 ) 

    

 
DISCUSSION: 
Pursuant to County resources maps, which includes mapping from the Federal Emergency 
Management Agency (FEMA), majority of the golf course is located within a 100-year 
floodplain with areas in the floodway. The Monterey County Zoning Ordinance, Title 21, 
provides regulation for development within the Carmel River Floodplain (Chapter 21.64.130, 
Land Use in the Carmel Valley Floodplain). The chapter requires the Monterey County Water 
Resources Agency assess flood-related and water quality impacts associated with proposed 
development.  
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The proposed project is the renovation and rehabilitation of the Quail Lodge Golf Course.  The 
project spans 8 separate parcels with a total area of 143.3 acres.  Approximately 15.83 acres of 
land area will be disturbed during the reconfiguration/rehabilitation of the golf course (see 
Section II for project description).  The Carmel River and a seasonal drainage creek traverse the 
project property, but will not be impacted by the proposed work.  Several public and private 
streets with storm water collection systems surround the project site, but will not be affected by 
the proposed project. 
 
CONCLUSION: 
 
No Impact (a & b): 
The proposed project will not violate any water quality standards or waste discharge 
requirements.  The golf course property and associated water will continue to be served by and 
obtained from private wells owned by Quail Lodge.  Quail Lodge (and its owners) has both a 
riparian and an appropriative right to 253.55 acre feet of water annually.  The application for the 
golf course renovation project does not propose to alter the existing water rights, to increase the 
water use, or to create a water credit towards any other use; therefore it’s not expected that the 
project will deplete ground water supplies or interfere with recharge or affect nearby wells.  The 
purpose of the project, the reconfiguration/reduction of water features, is to reduce the quantity 
of water required to fill/maintain the water features.  The Monterey County Water Resources 
Agency and Environmental Health Bureau have reviewed the project application and determined 
that the project complies with applicable ordinances and regulations. 
 
Less Than Significant (c & d)  
The project will not substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, or substantially increase the rate or 
amount of surface runoff in a manner which would result in substantial erosion, siltation, or 
flooding on- or off-site.  Although the project involves approximately 49,054 cubic yards of 
grading (26,671 cut/22,383 fill), much of this grading will be used to reconfigure the ground 
contours in the area(s) where specific water features will be removed and renovated (4,287 cubic 
yards will be exported to the nearest landfill) and for the lengthening of one golf course hole 
(hole 10 – 603 yards3 cut/1637 yards3 fill).  None of the proposed work will be within the stream 
channel of the season creek or Carmel River, nor will the project allow for the increase of 
surface runoff.  Overall the project reduces the overall water feature area from 4.88 acres to 2.69 
acres; increasing the area available for natural stormwater absorption and percolation. 
 
No Impact (e, f, g, h, i, & j) 
Several public and private streets with storm water collection systems surround the project site, 
but do not run on and will not be affected by the proposed project.  The project site is surrounded 
by several existing residential subdivisions and is part of an existing lodge/golf/tennis resort 
facility.  No new structures or residences are proposed as a part of the project, and therefore will 
not place people and/or structures within a 100-year floodplain or expose them to significant risk 
of loss, injury or death involving flooding as a result of the failure of a levee/dam and/or 
inundation by seiche, tsunami, or mudflow, above that level which is already existing. No 
Impact. 
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10. LAND USE AND PLANNING  
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Physically divide an established community? (Source: 1, 
2, 4, 7) 

    

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the 
project (including, but not limited to the general plan, 
specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect? (Source: 1, 2, 3, 4, 
7) 

    

c) Conflict with any applicable habitat conservation plan 
or natural community conservation plan? (Source:1, 2, 
4) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 10 for details) 
 

11. MINERAL RESOURCES  
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

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, 2, 4, 7) 

    

b) Result in the loss of availability of a locally important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan? 
(Source: 1, 2, 4, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 11 for details) 
 
 



 
Quail Lodge & Golf Club Initial Study  Page 27 
PLN140126  

12. NOISE  
 
 
 
Would the project result in: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
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, 4, 10) 

    

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 
(Source: 1, 2, 4) 

    

c) A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing 
without the project? (Source: 1, 2, 4, 10) 

    

d) A substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing 
without the project? (Source: 1, 2, 4, 10) 

    

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, would 
the project expose people residing or working in the 
project area to excessive noise levels? (Source: 1, 2, 4) 

    

f) For a project within the vicinity of a private airstrip, 
would the project expose people residing or working in 
the project area to excessive noise levels? (Source: 1, 
2, 4) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 12 for details) 
 
 

13. POPULATION AND HOUSING 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? (Source: 1, 
2, 4, 7) 

    

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? (Source: 1, 2, 4, 7) 
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13. POPULATION AND HOUSING 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

c) Displace substantial numbers of people, necessitating 
the construction of replacement housing elsewhere? 
(Source: 1, 2, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 13 for details) 
 
 

14. PUBLIC SERVICES  
 
 
 
Would the project result in: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

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

    

a) Fire protection? (Source: 1, 2, 4)     

b) Police protection? (Source: 1, 2, 4)     

c) Schools? (Source: 1, 2, 4)     

d) Parks? (Source: 1, 2, 4)     

e) Other public facilities? (Source: 1, 2, 4)     

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 14 for details) 
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15. RECREATION 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial 
physical deterioration of the facility would occur or be 
accelerated? (Source: 1, 2, 4, 7) 

    

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities 
which might have an adverse physical effect on the 
environment? (Source: 1, 2, 4, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 15 for details) 
 
 

16. TRANSPORTATION/TRAFFIC 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the 
performance of the circulation system, taking into 
account all modes of transportation including mass 
transit and non-motorized travel and relevant 
components of the circulation system, including but not 
limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? (Source:  
1, 2, 4, 7, 10) 

    

b) Conflict with the goals, objectives, and policies of the 
2010 Regional Transportation Plan for Monterey 
County, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the Transportation Agency for 
Monterey County (TAMC) for designated roads or 
highways? (Source: 1, 2) 

    

c) Result in a change in air traffic patterns, including either 
an increase in traffic levels or a change in location that 
result in substantial safety risks? (Source: 1, 2) 

    

d) Substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? (Source: 1, 2) 

    

e) Result in inadequate emergency access? (Source: 1, 2, 4, 
7) 
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16. TRANSPORTATION/TRAFFIC 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

f) Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian facilities, 
or otherwise decrease the performance or safety of such 
facilities? (Source: 1, 2, 7) 

    

 
Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 16 for details) 
 
 

17. UTILITIES AND SERVICE SYSTEMS 
 
 
 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

a) Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 
(Source: 1, 2, 10, 11d) 

    

b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction of which could cause 
significant environmental effects? (Source: 1, 2) 

    

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? (Source: 1, 2, 7, 11d) 

    

d) Have sufficient water supplies available to serve the 
project from existing entitlements and resources, or are 
new or expanded entitlements needed? (Source: 1, 2, 7) 

    

e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it 
has adequate capacity to serve the project's projected 
demand in addition to the provider's existing 
commitments? (Source: 1, 2, 7) 

    

f) Be served by a landfill with sufficient permitted 
capacity to accommodate the project's solid waste 
disposal needs? (Source: 1, 2, 7) 

    

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? (Source: 1, 2, 7, 10, 
11d) 
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Discussion/Conclusion/Mitigation: 
No Impact (See Section IV, Evidence 17 for details) 
 
 
VII. MANDATORY FINDINGS OF SIGNIFICANCE 
 

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

 
 
 
Does the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

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 endangered 
plant or animal or eliminate important examples of the 
major periods of California history or prehistory? 
(Source: 1, 2, 4, 5, 6, 7, 8, 10, 11a, 11b, 11c, 11d ) 

    

b) Have impacts that are individually limited, but 
cumulatively considerable? (Source:   ) ("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: 1, 2, 4, 7) 

    

c) Have environmental effects which will cause 
substantial adverse effects on human beings, either 
directly or indirectly? (Source: 1, 2, 4, 6, 7, 10) 

    

 
CONCLUSION: 
 
Less Than Significant (a & c): 
The project is determined to have a less than significant impact due to temporary renovation 
activities. Standard conditions will be applied to the project to ensure that renovation work 
remains consistent with local ordinances and policies. All measures recommended by the project 
biologist, for the protection of biological resources, have been applied to the project as a 
mitigation measure to ensure that any potential impacts are minimized or avoided. (For details, 
refer to Section II – Description of Project/ Environmental Setting; Section IV.a – Factors: 
Findings & Evidence; and Section VI – Environmental Checklist) 
 
No Impact (b): 
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Based on review of the projects the area, within the County’s Accela permit database, and the 
temporary renovation activities proposed for the existing golf course, the project will not have a 
direct or indirect cumulative impact. 
 
 
Note: Authority cited: Sections 21083 and 21083.05, Public Resources Code. Reference: Section 65088.4, Gov. 
Code; Sections 21080(c), 21080.1, 21080.3, 21082.1, 21083, 21083.05, 21083.3, 21093, 21094, 21095, and 21151, 
Public Resources Code; Sundstrom v. County of Mendocino, (1988) 202 Cal.App.3d 296; Leonoff v. Monterey 
Board of Supervisors (1990) 222 Cal.App.3d 1337; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 
147 Cal.App.4th 357; Protect the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th at 
1109; San Franciscans Upholding the Downtown Plan v. City and County of San Francisco (2002) 102 
Cal.App.4th 656. 
 

VIII. FISH AND GAME ENVIRONMENTAL DOCUMENT FEES 
 
Assessment of Fee: 
 
The State Legislature, through the enactment of Senate Bill (SB) 1535, revoked the authority of 
lead agencies to determine that a project subject to CEQA review had a “de minimis” (minimal) 
effect on fish and wildlife resources under the jurisdiction of the Department of Fish and Game. 
Projects that were determined to have a “de minimis” effect were exempt from payment of the 
filing fees. 
 
SB 1535 has eliminated the provision for a determination of “de minimis” effect by the lead 
agency; consequently, all land development projects that are subject to environmental review are 
now subject to the filing fees, unless the Department of Fish and Game determines that the  
project will have no effect on fish and wildlife resources. 
 
To be considered for determination of “no effect” on fish and wildlife resources, development 
applicants must submit a form requesting such determination to the Department of Fish and 
Game. Forms may be obtained by contacting the Department by telephone at (916) 631-0606 or 
through the Department’s website at www.dfg.ca.gov. 
 
Conclusion:  The project will be required to pay the fee. 
 
Evidence:  Based on the record as a whole as embodied in the Planning Department files 

pertaining to PLN140126 and the attached Initial Study / Proposed Mitigated 
Negative Declaration. 

 

IX. REFERENCES 
1. Application, plans and supporting materials submitted by the project applicant (Project 

File No. PLN140126); 

2. 2010 Monterey County General Plan/Carmel Valley Master Plan; 

3. Title 21 of the Monterey County Code (Zoning Ordinance); 

4. Monterey County GIS Database; 
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5. CEQA Air Quality Guidelines, Monterey Bay Unified Air Pollution Control District, 
Revised February 2008; 

6. E-mail from the Monterey Bay Unified Air Pollution Control District (Amy Clymo) 
regarding Air Quality impacts of the project, dated February 25, 2014; 

7. Site Visit conducted by the project planner on November 21, 2013; 

8. Email from the California Department of Fish & Wildlife (Brandon Sanderson), dated 
December 20, 2014, regarding Biological Assessment, dated November 18, 2013; 

9. Conservation and Scenic  Easement Deed, recorded February 4, 1964 (Reel 282, Page 
97); 

10. Construction Management Plan for Quail Lodge & Golf Club 

11. Technical Reports: 

a. “Quail Lodge and Golf Course: Golf Course Master Plan PLN130837 (Updated 
Biological Assessments)”, Regan Biological and Horticultural Consulting, Carmel 
Valley, dated March 3, 2014; 

b. “PLN130837 Quail Lodge (Response to Biological Concerns)”, Regan Biological and 
Horticultural Consulting, Carmel Valley, dated February 13, 2014; 

c. “Quail Lodge and Golf Course: Golf Course Master Plan (Biological Assessment)”, 
Regan Biological and Horticultural Consulting, Carmel Valley, CA, dated November 18, 
2013; 

d. “Storm Water Pollution Prevention Plan (Draft)” Monterey Bay Engineers, Inc., Seaside, 
CA, dated February 2014. 

 

e. “Management Plan for Ponds at the Quail Lodge Golf Course” Regan Biological and 
Horticultural Consulting, Carmel Valley, CA, received on June 17, 2014; 

 

X. ATTACHMENTS 
 

1. Project Plans; 
 
2. Conservation and Scenic  Easement Deed, recorded February 4, 1964 (Reel 282, Page 97); 
 
3. Construction Management Plan for Quail Lodge & Golf Club; 
 
4. “Quail Lodge and Golf Course: Golf Course Master Plan (Biological Assessment)”, Regan 

Biological and Horticultural Consulting, Carmel Valley, CA, dated November 18, 2013; 
 
5. Email from the California Department of Fish & Wildlife (Brandon Sanderson), dated 

December 20, 2014, regarding Biological Assessment, dated November 18, 2013; 
 
6. “PLN130837 Quail Lodge (Response to Biological Concerns)”, Regan Biological and 

Horticultural Consulting, Carmel Valley, dated February 13, 2014; and 
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7. “Quail Lodge and Golf Course: Golf Course Master Plan PLN130837 (Updated Biological 
Assessments)”, Regan Biological and Horticultural Consulting, Carmel Valley, dated March 
3, 2014; 

 
8. “Management Plan for Ponds at the Quail Lodge Golf Course” Regan Biological and 

Horticultural Consulting, Carmel Valley, CA, received on June 17, 2014; 






















































































































































































































































