


The applicant proposes to amend the previously approved project (PLN070350 an amendment to
"~ PLN060056). Modifications to the project description include:

Main Lodge Area

e Addition of 88 square feet of building area and converting five existing lodge units into a
4,410 square foot fitness/spa facility, and add 1252 square feet of building area, remodel
2,322 square feet of building area to create a 3,574 square foot ﬁtness/dressmg area, and
construct a 480 square foot deck above the dressing area;

Tennis Center Area

e Modify the tennis center to remove two tennis courts and install a new 5,280 square foot
fitness building, a hew 2,625 square foot pool with slide, a new children’s wading pool
with fountain area, a new 200 square foot Jacuzzi, a new terrace;

e Remodel to include addition of an exterior door to an existing historic farmhouse to
facilitate a café, reception area, retail sales, and

e Removal of an existing pool, existing spa and two ancillary sheds of 414 square feet and
211 square feet.

Due to the similarities of this project to the previously approved project, an addendum to the
prev1ously approved Mitigated Negative Declaration has been prepared Pursuant to the
previsions of Section 15164 of the CEQA Gmdehnes

A more detailed discussion of the project is contained in (Exhibit B).

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this

project: -
v RMA - Public Works Department
v Environmental Health Division
\/ Water Resources Agency
v Carmel Valley Fire Protection District

RMA - Building Department

Agencies that submitted comments are noted with a check mark (“v*). Conditions recommended
have been incorporated into the Condition Compliance/Mitigation Monitoring and Reporting
Plan attached as Exhibit 1 to the draft resolution (Exhibit C).

The project was referred to the Carmel Valley Land Use Advisory Committee (LUAC) for
review. Based on the LUAC Procedure guidelines adopted by the Monterey County Board of
Supervisors per Resolution No. 08-338, this application did warrant referral to the LUAC '
because the proposed development is associated with a previously approved Mitigated Negative
Declaration. This project was reviewed separately by the LUAC as DA090278 and PLN090322.
The LUAC understood that both projects were proposed simultaneously. DA090278 received a
unanimous recommendation for approval with one member abstaining. PLN090322 also
received a unanimous recommendation for approval. Minutes and comments of the LUAC have
been attached (Exhibit E).
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Note: The de01s1on on this project is appealable to the Board of Superv1sors

Eric Smder, Assistant Planner
(831) 784-5737, SniderE(@co.monterey.ca.us

(November 19, 2009)

cc: Front Counter Copy; Planning Commission; Carmel Valley Fire Protection District;
Public Works Department; Environmental Health Division; Water Resources Agency;
John Ford, Planning Services Manager; Eric Snider, Project Planner; Carol Allen,
Senior Secretary; Carmel Valley Ranch Resort (HSGE LLC), Owner; Gail Hatter-

Crawford, Agent; Molly Erickson; Margaret Robbins; Planning File PLN090322

Attachments: Exhibit A
Exhibit B
Exhibit C

Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H
Exhibit 1
Exhibit J
Exhibit K
Exhibit L
Exhibit M

This report was reviewed by John Ford, Planning Services Manag <

Project Data Sheet

Project Discussion

Draft Resolution, including:

1. . Conditions of Approval

2. Site Plan, Floor Plan and Elevations, Parcel Map
Vicinity Map

Advisory Committee Minutes (LUAC)

HRRB Resolution DA090278

Addendum to Mitigated Negative Declaration

Initial Study / Mitigated Negative Declaration

Tree Protection Measures

Parking Analysis

MPWMD —Documentation of Water Use (J anuary 2009)
MPWMD — Documentation of Water Use (November 2009)

- Carmel Valley Ranch Resort Vicinity Map

4’y
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EXHIBIT A

PROJECT DATA SHEET



EXHIBIT A

Project Information for PLN090322

Project Titte: CARMEL VALLEY RANCH HSGE LLC

Location: 1 OLD RANCH RD CARMEL Primary APN:  416-522-010-000
Applicablé Plan: Carmel Valley Master Plan ' | Coastal Zone: No
Permit Type: Amendment to Previously Approved Pe ' Zoning:
Environmental Status: ADDENDUM « Plan Designation: I.DR/1

Advisory Committee: Carmel Valley Final Action Deadline (884):

Project Site Data:

Lot Size: Coverage Allowed:
. Coverage Proposed:

Existing Structures (sf): Height Allowed:

Proposed Structures (sf): ' Height Proposed:
Total Sq. Ft.: FAR Allowed:
FAR Proposed:

Resource Zones and Reports:

J

Environmentally Sensitive Habitat: Erosion Hazard Zone:
Biological Report #: Soils Report #:

Forest Management Rpt. #: ) : .
Archaeological Sensitivity Zone: Geologic Hazard Zone:
Archaeological Report #: ‘ Geologic Report #:
Fire Hazard Zone: : TrafficsReport‘ #:

Other Information:

Water Source: < ' Sewage Disposal (method):
Water Dist/Co: Sewer District Name: n/a
Fire District: Grading (cubic yds.):

Tree Removal: p/a

Date Printed:  12/04/2009
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PROJECT DISCUSSION'



A EXHIBIT B
PROJECT DISCUSSION

Backeround: Carmel Valley Ranch Specific Plan

The Specific Plan for the Carmel Valley Ranch was adopted by the Board of Supervisors on July

- 26, 1966, and most recently amended and revised on October 1, 1996. The Carmel Valley Ranch

Plan provides for a wide range of resort, recreational, and residential land uses as well as large
areas of open land. The Resort Lodge Complex Uses were defined by the Plan to include:
management, restaurant/lounge, resort commercial (specialty apparel, drug/grill, barber/beauty,
rental management and real estate) men’s and women’s locker room, pro shop and storage, and
recreational amenities (game room, pool(s) tennis courts, children’s playground). The Plan also
indicates that the Tennis Club uses will be integrated into the resort lodge area. Therefore, the
uses of the respective parcels associated with the main lodge and the lower tennis area should be
developed in conjunction with one another as specified in the Specific Plan. The proposed.
project is consistent with the Carmel Valley Ranch Specific Plan.

, Project History

e PLN06056 - Analyzed in a Mitigated NegatiVe Declaration, certified on October 26,
2006, by the Zoning Administrator, Resolution No. 060056;

The original approved project (PLN060056) consisted of a proposed 4,956 square foot spa,
yoga studio and parking lot at the Carmel Valley Ranch Resort; conversion of existing
~ Carmel Valley Ranch Resort hotel room #244 to a temporary sales office. The initial study
analyzed two separate applications; 1) File no. PLN060056 (Spa and Yoga Studio Addition,
Parking Lot & Temporary Sales Office); and 2) File No. PLN()6036O (Hotel Conversion).

This project was not undertaken

e PLN070350 - Approved on September 25, 2008, Resolution No. 070350, with an
Addendum to the Mitigated Negative Declaration. PLN070350 amended the previous
project PLN060056. ’

This project proposed to relocate the spa adjacent to the existing fitness center and reception
and dressing building; reduce the size of the spa to 3,170 square-feet; and add 729 square-
feet to the existing dressing and reception building; and remodel the fitness center including
the addition of 155 square-feet to make the restrooms compliant with the Americans with
Disabilities Act (ADA). This project was not initiated.

Current Proposal

o PLN090322 — Proposal to amends Resolution No. 070350 to modify the previously
approved main lodge and tennis facility improvements.

 PLN090322 — Proposed modifications to the previous project include:
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Main Lodge Area

e Addition of 88 square feet of building area and converting five existing lodge units into a
4,410 square foot fitness/spa facility, and add 1252 square feet of building area, remodel
2,322 square feet of building area to create a 3,574 square foot fitness/dressing area,
construct a 480 square foot deck above the dressing area;

Tennis Center Area

e Modify the tennis center to remove two tennis courts and install a new 5,280 square foot
fitness building, a new 2,625 square foot pool with slide, a new children’s wading pool
with fountain area, a new 200 square foot Jacuzzi, a new terrace; remodel to include
addition of an exterior door, to an existing historic farmhouse to facilitate a café,
reception area, retail sales, and the removal of two tennis courts, existing pool existing
spa and two ancillary sheds of 414 square feet and 211 square feet.

The construction of the tennis center fitness building is very similar to the project approved for
the yoga/spa facility in PLN060056. The remainder of the work associated with the tennis center
facility is upgrading existing facilities. The addition of the lodge facility does involve an
expansion in area, but it also involves a reduction in the capacity of the lodge by removing
rooms. The primary purpose is to upgrade support facilities and is consistent with the existing
Use Permit. '

Consistencz

The site is-designated for Open Space, and Visitor Serving/Professional Office with Design
Control, and Site Plan Review Overlays District. The proposed structures are allowed and the.
uses have been previously approved. Therefore, the project is an allowed land use for this site.
The project, as conditioned, is consistent with the applicable plans and policies.

California Environmental Quality Act

An addendum has been prepared pursuant to Article 11, Section 15164 of the California
Environmental Quality Act guidelines to make minor technical changes to the project analyzed
in a Mitigated Negative Declaration, certified on October 26, 2006), by Zoning Administrator
Resolution No. 060056. None of the conditions described in Section 15162 calling for
preparation of a subsequent EIR or negative declaration have occurred. ‘

‘The project does not involve a new significant adverse environmental effect or substantially
increase the severity of previously identified significant effects. The Carmel Valley Spa
Addition, Parking Lot, Temporary Sales Office & Hotel Conversion; Initial Study, (Exhibit H)
identified no significant effects or impacts. Documentation has been provided by the Monterey
Peninsula Water Management District quantifying the current water credits available for the
Carmel Valley Ranch Resort. This additional hydrological resource assessment confirms that the
proposed modifications to the project would not involve a significant environmental effect.

Section 15164(b) states that an addendum to an adopted negative declaration may be prepared if
none of the conditions described in Section 15162 calling for the preparation of a subsequent
negative declaration have occurred. The project involves minor changes and additions which are
in substantial conformance to the additions and impacts assessed in the initial MND for the
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previously approved project. The project would not create additional significant environmental
effects.

The proposed project PLN090322 is similar to prior appfoved proposals and is consistent with
the findings of the original Mitigated Negative Declaration. All proposed development is minor
in nature and would occur on previously disturbed sites.

Water Supply

The project has an adequate long-term water supply and manages development in the area so as
to minimize adverse effects on the aquifers and preserve them as viable sources of water for
human consumption. The proposed project would be provided water service by California-
American Water Company. Cal-Am obtains water for its service area from 'groundwater
resources.

Carmel Valley Ranch has taken a number of measures to decrease the amount of water used on-
site. They have collaborated with the MPWMD in this endeavor and significantly reduced the
water usage on-site and quantified the reduction in use. This was primarily done through
irrigation modifications and installation of water saving fixtures. The applicant has submitted a
current documentation of Water Use Credit (6.158 acre feet) from the Monterey Peninsula Water
Management District (Exhibits K & L). A document was produced by the MPWMD addressing
the available water credits for the previous owners dated January 3, 2009. A subsequent
document has been produced for the current owners by the MPWMD dated November 2009.
The intensification in water use proposed would be offset through the use of existing water.
credits retained by the applicant Carmel Valley Ranch.

MPWMD Rule 25.5(c), states, “A Water Use Credit may be applied to and shall allow future
water use on that Site at anytime within a period of 60 months. Exhibit L, “Documentation of
Water Use Credit- Carmel Valley Ranch,” indicates that the water credit cited (6.158 acre feet of:
water) may be applied to future use on the site at any time within a period of 60 months from
November 25, 2007. The District (MPWMD) defines a ‘Site’ as “Any unit of land which
qualifies as a Parcel or lot under the Subdivision Map Act, and shall include all units of land: (1)
which are contiguous to any other Parcel (or separated only by a road or easement), and (2)
which have identical owners, and (3) which have an identical present use.” MPWMD Rule
25.5(g), furthers that, “A valid Water Use Credit may provide the basis for the General Manager
to issue a Water Permit for new, modified, or Intensified Water Use on that Site.” Therefore, the
water credits identified and certified by the District can be applied to the proposed intensification
of use associated with the application PLN(090322.

Historical Resource Protection

A Phase I and II Historical Analysis (Library No. LIB080417) dated August 20, 2007, was
prepared by Kent Seavey, for the addition and remodel to the two existing buildings, the
“Richard Snively Ranch House” and the “Recreation Hall”. The two buildings qualify for
historical significance under the criteria established by the Monterey County Register of Historic
Resources. Original construction of both buildings has been altered through the years which
have affected their architectural significance. Due to extensive alterations, there are no
significant interiors remaining. '

The project was heard before the Monterey County’s Historical Resources Review Board
 (HRRB) on August 7, 2008 and again on November 5, 2009. At both hearing more extensive
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plans were reviewed and approved for both structures. Due to cost the applicant has chosen to
revise the plans most recently reviewed by and approved by the HRRB. The only current
. proposed alteration to either structure is the addition of an exterior door to the Ranch House.
This exterior door addition to the Ranch House was considered and approved by HRRB
Resolution No. DA090278.

Conclusion

Based on review of the proposed project plans, site visits, and the discussion above, planmng
staff concludes that

1.

Certifying an Addendum to the previously Certified Mitigated Negative Declaration to
allow modifications to a previously approved and amended project would not result in a
new significant environmental effect. The addendum would be consistent with the
findings of the MND prepared for the “Carmel Valley Spa Addition, Parking Lot,
Temporary Sales Office & Hotel Conversion” (Exhibit H). The project involves minor
changes and additions which are in substantial conformance to the additions and
impacts assessed in the initial MND for the previously approved project.

The proposed development is consistent with the intent of the cited policies of the
General Plan, the Carmel Valley Master Plan and the Carmel Valley Ranch Specific Plan;
and would be in compliance with the purpose and Regulations for the Open Space and
Visitor Servmg/Professmnal Office with Design Control, and Site Plan Review Zoning
Districts. .

Therefore, staff recommends that the Planmng Commission approve the Amendment to the Use
Perm1t and Design Approval application PLN090322. _
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EXHIBIT C
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INCLUDING:

1. CONDITION OF APPROVAL

2. SITE PLAN, FLOOR PLAN
AND ELEVATIONS, PARCEL
MAP |



EXHIBIT C
DRAFT RESOLUTION

Before the Planning Commission in and for the
County of Monterey, State of California

In the matter of the apphcatlon of:
CARMEL VALLEY RANCH HSGE LLC (PLN090322)
RESOLUTION NO. 5
Resolution by the Monterey County Planmng
Commission:

1) Adopt an addendum to a prev1ously adopted
Mitigated Negative Declaration;

2) Approving an amendment to a previously
approved Use Permit (PLN070350 an amendment
to PLN060056) and Design Approval to modify
the main lodge adding 88 square feet of building
area and converting five existing lodge units into
a 4,410 square foot fitness/spa facility, and add
1252 square feet of building area with the
remodel 2,322 square feet of building area to
create a 3,574 square foot fitness/dressing area
and a 480 square foot deck, and modify the tennis
center to install a new 5,280 square foot fitness
building, a new 2,625 square foot pool with slide,
a new children’s wading pool with fountain area,
a new 200 square foot Jacuzzi, a new terrace;
remodel to include addition of an exterior door, to
an existing historic farmhouse to facilitate a café,
reception area, retail sales, and the removal of |
two tennis courts, existing pool, existing spa and
two ancillary sheds of 414 square feet and 211
square feet.

(PLN090322, Carmel Valley Ranch HSGE LLC, One

Old Ranch Road, Carmel, CA, Carmel Valley Master |

Plan (APN: 416-522-004-000 & 416-522-010-000

The Carmel Valley Ranch Resort application (PLN090322) came on for public hearing
before the Monterey County Planning Commission on December 9, 2009. Having
considered all the written and documentary evidence, the administrative record, the staff
report, oral testimony, and other evidence presented, the Planning Commission finds and
decides as follows:

FINDINGS

1. FINDING: CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and p011c1es which designate this area as appropriate
for development.
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EVIDENCE: a) During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:
- the Monterey County General Plan,
- Greater Monterey Peninsula Area Plan
- Greater Monterey Peninsula Area Plan ,Inventory and Ana1y51s
- Carmel Valley Master Plan,
- Monterey County Zoning Ordinance (Title 21)
- Carmel Valley Ranch Specific Plan -
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.

b) The property is located at One Old Ranch Road, Camel, CA (Assessor’s
Parcel Number 416-522-004-000 & 416-522-010-000, Carmel Valley
Master Plan. The parcels have are respectively zoned: 416-522-004-000
— “O-D-S” [Open Space with Design Control, and Site Plan Review
Overlays District] & 416-522-010-000 — “VO-D-S” [Visitor
Serving/Professional Office with Design Control, and Site Plan Review
Overlays District] the proposed structures and uses are allowed and
have been previously approved. Therefore, the project is an allowed
land use for this site.

c) A previous Use Permit (PLN060056) was approved on October 26,
2006 (Resolution No. 060056). The Use Permit allowed: a 4,956 square
foot spa and yoga studio addition to the Lodge building, the addition of
a 17 space parking lot, the removal of two oak trees, and the conversion
of hotel room No. 244 into a temporary sales office. This project was

~ pot undertaken and was superseded by PLN070350.

d) The project (PLN060056) was amended by PLN070350 which allowed
the relocation of the spa adjacent to the existing fitness center and
reception and dressing building; reduce the size of the spa to 3,170
square-feet; ‘and add 729 square-feet to the existing dressing and
reception building; and remodel the fitness center including the addition
of 155 square-feet to make the restrooms compliant with the Americans
with Disabilities Act (ADA).

e) This project would amend and supersede PLN070350, to include
modification of the main lodge adding 88 square feet of building area
and converting five existing lodge umits into a 4,410 square foot
fitness/spa facility, and add 1252 square feet of building area with the
remodel 2,322 square feet of building area to create a 3,574 square foot
fitness/dressing area and a 480 square foot deck, and modify the tennis
center to install a new 5,280 square foot fitness building, a new 2,625
square foot pool with slide, a new children’s wading pool with fountain
area, a new 200 square foot Jacuzzi, a new terrace; remodel to include
addition of an exterior door, to an existing historic farmhouse to
facilitate a café, reception area, retail sales, and the removal of two
tennis courts, existing pool, existing spa and two ancillary sheds of 414
square feet and 211 square feet.

f) The project planner conducted a site 1nspect10n on September 16, 2009
to verify that the project on the subject parcel conforms to the plans
listed above.

g) The project was referred to the Carmel Valley Land Use Advisory

- Committee (LUAC) for review. Based on the LUAC - Procedure
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2.

h)

guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application did warrant referral to the
LUAC because the proposed development includes is associated with a
previously approved Mitigated Negative Declaration..

The project was referred to the Monterey County Historic Resources
Review Board (HRRB) on November 5, 2009. The HRRB unanimously
recommended approval the project with four recommended cond1t10ns
of approval. (See Exhibit F).

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File

PLN050322.

FINDING:

EVIDENCE: a)’

b)

d

f)

g)

SITE SUITABILITY - The site is physically suitable for the use
proposed.

The project has been reviewed for site suitability by the followmg
departments and agencies: RMA - Planning Department, Carmel Valley
Fire Protection District, Public Works, Environmental Health Division,
and Water Resources Agency. There has been no indication from these
departments/agencies that the site is not suitable for the proposed
development. Conditions recommended have been incorporated.

All proposed construction would be on previously disturbed sites.
Minor demolition and grading of the site would be necessary to
facilitate the proposed construction.

Carmel Valley Ranch Resort has provided an updated Parking Analysis

. (Exhibit J). Staff has reviewed the document and determined that the

analysis is adequate and consistent with the County of Monterey
parking regulations in Title 21.58. This analysis shows that required
parking is provided and available on-site.
Staff identified potential impacts to Historical Resources, and protected
trees. (Technical reports by outside consultants indicated that there are
no physmal or environmental constraints that would indicate that the
site is not suitable for the use proposed. County staff mdependently
reviewed these reports and concurs with their conclusions. The
following reports have been prepared:
- “Phase I and Il Historical Analysis” (LIB080417) prepared by
Kent Seavey, Pacific Grove, CA, (August 20, 2007).
- “Addendum to Historical and Architectural Evaluation of Carmel
~ Valley Ranch” (LIB090490) prepared by Kent Seavey, Pacific
Grove, CA, (August 20, 2009).
- “Tree Protection Measures” (LIB090495) prepared by Matt
Horowitz, Carmel, CA (November 21, 2009) (Exhibit I).
The proposed spa conversion at the Main Lodge area would be located
near and under the dripline of several protected oaks. The Applicant
has provided tree protection measures to assure any impact to the trees -
are minimized. Conditions have been included to further assure that the
Tree Protection Measures are adhered to.
Staff conducted a site inspection on September 16, 2009 to verify that
the site is suitable for this use.
The application, project plans, and related support materials submitted
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3. FINDING:

EVIDENCE: a)

b)

d)

4, FINDING:
EVIDENCE: a)
b)

©)
d)

5. FINDING:

EVIDENCE: a)

b)

by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN090322.

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances of
this particular case be detrimental to the health, safety, peace, morals,
comfort, and general welfare of persons residing or working in the
neighborhood of such proposed use, or be detrimental or injurious to
property and improvements in the neighborhood or to the general

- welfare of the County. . ! _
‘The project was reviewed by RMA - Planning Department, Carmel

Valley Fire Protection District, Public Works, Environmental Health
Division, and Water Resources Agency. The respective
departments/agencies have recommended conditions, where
appropriate, to ensure that the project will not have an adverse effect on
the health, safety, and welfare of persons either residing or Workmg in
the neighborhood.

The proposed project will be serviced by Cal-Am for water and the
Carmel Valley Sanitation District for sewer services.

The uses proposed on the site are consistent with present uses and
would pose no adverse risk to public health, safety or welfare.
Preceding findings and supporting evidence for PLN090322.

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on subject property.

Staff conducted a site inspection on September 16, 2009 and researched
County records to assess if any violation exists on the subject property.
There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090322.

CEQA (Addendum): - An Addendum to a previously certified
Mitigated Negative Declaration was prepared pursuant to Code of
Regulations, Title 14, Section 15164 to reflect changes or additions in

“the project that do not cause substantial changes or new information that

would require major revisions to the adopted MND.

A MND for Carmel Valley Ranch Resort was prepared and certified by
the Zoning Administrator on October 26, 2006 (Resolution 060056)
(Exhibit H). ’

An Addendum has been prepared pursuant to Article 11, Section 15164
of the California Environmental Quality Act guidelines to make minor
technical changes to the project analyzed in a Mitigated Negative
Declaration, certified on October 26, 2006, by Zoning Administrator
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Resolution No. 060056. None of the conditions described in Section
15162 calling for preparation of a subsequent EIR or negative
declaration have occurred. There are no substantial .changes proposed
in the project that would require major revisions to the prior MND. The
project involves minor changes and additions to the previously
approved project and would create no additional significant

. environmental. (Exhibit G).

¢) The original project consisted of a proposed addition of 4,956 square
foot spa, yoga studio and parking lot at the Carmel Valley Ranch
Resort; conversion of existing Carmel Valley Ranch Resort hotel room
#244 to a temporary sales office; and proposed Vesting Tentative Map
for the conversion of 144 existing hotels rooms to 144 individually

" owned condominium hotel units. The initial study analyzed two
separate applications 1) File no. PLN060056 (Spa and Yoga Studio
Addition, Parking Lot & Temporary Sales Office); and 2) File No.
PLN060360 (Hotel Conversion).

d) The subject application PLN090322 changes the previously approved
proposal (PLN060056) by modifying the main lodge area and tennis
facility. The project now proposes to add 88 square feet of building
area and converting five existing lodge units into a 4,410 square foot
fitness/spa facility, and to add 1,252 square feet of building area with

" the remodel 2,322 square feet of building area to create a 3,574 square
foot fitness/dressing area and a 480 square foot deck, and modify the
tennis center to install a new 5,280 square foot fitness building, a new
2,625 square foot pool with slide, a new children’s wading pool with
fountain area, a new 200 square foot jacuzzi, a new terrace; remodel to
include addition of an exterior door to an existing historic farmhouse to
facilitate a café, reception area, retail sales and the removal of two
tennis courts, existing pool, existing jacuzzi and two ancillary sheds of
414 and 211 square feet.

e) The Carmel Valley Spa Addition, Parking Lot, Temporary Sales Office
& Hotel Conversion; Initial Study identified no significant effects or
impacts. Documentation has been provided by the Monterey Peninsula
Water Management District quantifying the availability of existing
water credits to facilitate the proposed increase in water usage at the
Carmel Valley Ranch Resort. This additional Hydrological Resource
assessment confirms that the proposed modifications to the project
would not involve a significant environmental effect.

f) Section 15164(b) states that an addendum to an adopted negative
declaration may be prepared if none of the conditions described in
Section 15162 calling for the preparation of a subsequent negative -
declaration have occurred. The project involves minor changes and
additions which are in substantial conformance to the additions and
impacts assessed in the initial MND for the previously approved
project. ~ The project would not create additional significant
environmental effects. This has been verified by the Monterey
Peninsula Water Management District.

g) The project would not result in a significant increase in capac1ty of the

" lodge and does not expand into areas that have not previously been
disturbed by development. '

h) No adverse environmental effects were identified during staff review of
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5. FINDING:

"EVIDENCE: a)

b)

c)
d)

6. FINDING:

EVIDENCE: a)

b)

the development application and during a site visit on September 16,
2009.
See preceding and following findings and supporting evidence.

VIEWSHED - The subject project minimizes development within the -
viewshed in accordance with the applicable goals and policies of the
applicable area plan and zoning codes.

The project includes application for development w1thm a public
viewshed. The area has not been identified as critically sensitive or
significant but non-critical. In accordance with the applicable policies
of the Carmel Valley Master Plan and the Monterey County Zoning
Ordinance.

Parcel 416-522-004-000 is visible from Carmel Valley Road. A.
proposed 5,280 square foot building would be located on this site. The
building would replace an existing tennis court and its perimeter
fencing. The building has been designed/oriented to minimize its
visibility from Carmel Valley Road and is buffered by a well
established row of redwood trees on the parcel.

The proposed project has been designed to reduce any visual impact. .
The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090322.

The project planner conducted a site inspection on September 16, 2009
to verify that the project minimizes development within the viewshed or

~ to identify methods to minimize the development. -

WATER SUPPLY - The project has an adequate long-term water
supply and manages development in the area so as to minimize adverse
effects on the aquifers and preserve them as viable sources of water for
human consumption.

The proposed project would be provided water service by California-
American Water Company. Cal-Am obtains water for its service area
from groundwater resources.

The proposed project would increase water usage on the site. ThlS
intensification would be offset/mitigated through the usage of existing
water credits retained by the applicant Carmel Valley Ranch. The
applicant has submitted documentation from the Monterey Peninsula
Water Management District, citing an outstanding Water Use Credit of
6.158 acre feet (Exhibits K & L).

MPWMD Rule 25.5(c), states, “A Water Use Credit may be applied to
and shall allow future water use on that Site at anytime within a period

- of 60 months. Exhibit L, “Documentation of Water Use Credit-

Carmel Valley Ranch,” indicates that the water credit cited (6.158 acre
feet of water) may be applied to future use on the site at any time within
a period of 60 months from November 25, 2007. The District
(MPWMD) defines a “Site’ as “Any unit of land which qualifies as a
Parcel or lot under the Subdivision Map Act, and shall include all units
of land: (1) which are contiguous to any other Parcel (or separated only
by a road or easement), and (2) which have identical owners, and (3)
which have an identical present use.” MPWMD Rule 25.5(g), furthers

Carmel Valley Ranch Resort (PLN090322) Page 13



~ that, “A valid Water Use Credit may provide the basis for the General -

Manager to issue a Water Permit for new, modified, or Intensified
Water Use on that Site.” Therefore, the water credits identified and
certified by the District can be applied to the proposed intensification of
use associated with the application PLN090322.

d) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090322.

7. FINDING: APPEALABILITY - The decision on this project may be appealed to the
' : Board of Supervisors..
EVIDENCE: a) Section 21.80.040B Monterey County Zoning Ordinance (Board of.
Supervisors).

Carmel Valley Ranch Resort (PLN090322) Page 14



DECISION

NOW, THEREFORE, based on the above findings and evidence, the Planning Comm1ssmn
does hereby:

A. Adoptan addendum to a previously adopted Mitigated Negative Declaration;

B. Approve Approving an amendment to a previously approved Use Permit
(PLN070350 an -amendment to PLN060056) and Design Approval to modify the
main lodge adding 88 square feet of building area and converting five existing lodge
units into a 4,410 square foot fitness/spa facility, and add 1252 square feet of
building area with the remodel 2,322 square feet of building area to create a 3,574
square foot fitness/dressing area and a 480 square foot deck, and modify the tennis
center to install a new 5,280 square foot fitness building, a new 2,625 square foot
pool with slide, a new children’s wading pool with fountain area, a new 200 square
foot Jacuzzi, a new terrace; remodel to include addition of an exterior door, to an
existing historic farmhouse to facilitate a café, reception area, retail sales, and the
removal of two tennis courts, existing pool, existing spa.and two ancillary sheds of
414 square feet and 211 square feet, in general conformance with the attached sketch
(Exhibit 2) and subject to the conditions (Exhibit 1), both exhibits being attached
héreto and incorporated herein by reference..

PASSED AND ADOPTED this 9th day of December, 2009 upon motion of xxex, seconded by
x, by the following vote:

AYES:

NOES:

ABSENT:
ABSTAIN:

NAME, Planning Commission

COPY OF THIS DECISION MAILED TO APPLICANT ON B

AN APPEAL FORM MUST BE COMPLETED
1 B ALONG WITH THE APPROPRIATE FILING
FEE ON OR BEFORE [[D/AG5E:

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with
the Court no later than the 90th day following the date on which this decision becomes final.

NOTES

1. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect.

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use
conducted, otherwise than in accordance with the conditions and terms of the permit granted or

Carmel Valley Ranch Resort (PLN090322) Page 15



quntil ten days after the mailing of notice of the granting of the permit by the appropriate authorlty,
or after granting of the permit by the Board of Supervisors in the event of appeal.

Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building
Services Department office in Salinas.

2. This permit expires 4 years after the above date of granting thereof unless construction or use is
- started within this period.

Carmel Valley Ranch Resort (PLN090322) Page 16



RESOLUTION ### - EXHIBIT 1 ' | Project Name: _Carmel Valley Ranch Resort

Monterey County Resource Management Agency

File No: _PLN090322 APNs: 416-522-004-000 &
416-522-010-000 ‘

Approved by: Planning Commission

- Planning Department
Condition Compliance and/or Mitigation Monitoring

Date: December 9, 2009

Reporting Plan

*Monitoring or Reporting refers to projects with an EIR or adopted Mitigated Negative Declaration per Section 21081.6 of the Public Resources Code. -

PD001 - SPECIFIC USES ONL Adhere to conditions and uses specified | Owner/ Ongoing
This Use Permit Amendment and Design Approval in the permit. Applicant | unless
(PLN090322) allows an amendment to a previously Neither the uses nor the construction RMA - otherwise
approved Use Permit (PLN070350 an amendment to allowed by this permit shall commence | Planning stated
PLN060056) and Design Approval to modify the main | ynless and until all of the conditions of

lodge adding 88 square feet of building area and this permit are met to the satisfaction of

converting five existing lodge units into a 4,410 square | the Director of the RMA - Planning

foot fitness/spa facility, and add 1252 square feet of Department.

building area with the remodel 2,322 square feet of '

building area to create a 3,574 square foot To the extent that the County has WRA

fitness/dressing area and a 480 square foot deck, and delegated any condition compliance or

modify the tennis center to install a new 5,280 square mitigation monitoring to the Monterey RMA."

foot fitness building, a new 2,625 square foot pool with County Water Resources Agency, the Planning

slide, a new children’s wading pool with fountain area, a
new 200 square foot Jacuzzi, a new terrace; remodel to
include addition of an exterior door, to an existing
historic farmhouse to facilitate a café, reception area,
retail sales, and the removal of two tennis courts,
existing pool, existing spa and two ancillary sheds of
414 square feet and 211 square feet.. The property is
located at One Old Ranch Road, Camel, CA (Assessor’s

Water Resources Agency shall provide
all information requested by the County
and the County shall bear ultimate
responsibility to ensure that conditions
and mitigation measures are properly
fulfilled.

Carmel Valley Ranch Resort (PLN090322) |
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Parcel Number 416-522-004-000 & 416-522-010-000),
Carmel Valley Master Plan. This permit was approved in
accordance with County ordinances and land use
regulations subject to the following terms and conditions.
Any use or construction not in substantial conformance
with the terms and conditions of this permit is a violation
of County regulations and may result in modification or
revocation of this permit and subsequent legal action. No
use or construction other than that specified by this permit
‘is allowed unless additional permits are approved by the
appropriate authorities. (RMA-Planning Department)

PD002 - NOTICE-PERMIT APPROVAL Obtain appropriate form from the RMA- | Owner/ Prior to the
The applicant shall a notice which states: "A Planning Department. Applicant | issuance of
permit (Resolution | ) was approved by the ' . grading
Planning Commission for Assessor's Parcel Number “The applicant shall complete the form RMA- and
'416-522-004-000 & 416-522-010-000 on December 9, and furnish proof of recordation of this Planning building
2009. The permit was granted subject to 13 conditions of | 1) tice to the RMA - Planning - permits or
approval which run with the land. A copy of the permit is Department. ' commence
on file with the Monterey County RMA - Planning -ment of
Department." (RMA-Planning Department) use.
PD004 - INDEMNIFICATION AGREEMENT ‘Submit signed and notarized ‘Owner/ Upon
The property owner agrees as a condition and in Indemnification Agreement to the Applicant | demand of
consideration of the approval of this discretionary Director of RMA — Planning Department County
development permit that it will, pursuant to agreement for review and signature by the County. Counsel or
and/or statutory provisions as applicable, including but not concurrent
*limited to Government Code Section 66474.9, defend, Proof of recordation of the with the
indemnify and hold harmless the County of Monterey or - | 1 demnification Agreement, as outlined, issuance of
its agents, officers and employees from any claim, action | ¢hail be submitted to the RMA — ' building
-| or proceeding against the County or its agents, officers or Planning Department. permits,
employees to attack, set aside, void or annul this approval, use of the
which action is brought within the time period provided property,
for under law, including but not limited to, Government filing of the
Code Section 66499.37, as applicable. The property fnal/parce
owner will reimburse the county for any court costs and 1 map,
whichever

Carmel Valley Ranch Resort (PLN090322)
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court to pay as a result of such action. County may, at its

occurs first

sole discretion, participate in the defense of such action; and as

but such participation shall not relieve applicant of his applicable
obligations under this condition. An agréement to this

effect shall be recorded upon demand of County Counsel

or concurrent with the issuance of building permits, use of

the property, filing of the final map, whichever occurs first

and as applicable. The County shall promptly notify the

property owner of any such claim, action or proceeding

and the County shall cooperate fully in the defense

thereof. If the County fails to promptly notify the property

owner of any such claim, action or proceeding or fails to

cooperate fully in the defense thereof, the property owner

shall not thereafter be responsible to defend, indemnify or

hold the county harmless. (RMA - Planning

Department)

PD011 - TREE AND ROOT PROTECTION Submit evidence of tree protection to Owner/ . | Prior to the
Trees which are located close to the construction site(s) = | the RMA - Planning Department for Applicant | issuance of
shall be protected from inadvertent damage from review and approval. ' : grading
construction equipment by fencing off the canopy _ and/or
driplines and/or critical root zones (whichever is greater) building
with protective materials, wrapping trunks with protective . permits
materials, avoiding fill-of any type against the base of the | Submit on-going evidence that tree Owner/ During
trunks and avoiding an increase in soil depth at the feeding | protection measures are in place Applicant | Construc-
zone or drip-line of the retained trees. Said protection, through out grading and construction | Arborist tion

approved by a certified arborist, shall be demonstrated
prior to issuance of building permits subject to the
approval of the RMA — Director of Planning. If there is

phases. If damage is possible, submit
an interim report prepared by a
certified arborist,

Carmel Valley Ranch Resort (PLN090322)
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any potentlal for damage all work must stop in the area

Prior to

Submit photos of the trees on the Owner/
and a report, with mitigation measures, shall be submitted | property to the RMA — Planning Applicant | final
by a certified arborist. Should any additional trees not Department after construction to inspection
included in this permit be harmed, during grading or document that tree protection has been
construction activities, in such a way where removal is successful or if follow-up remediation
required, the owner/applicant shall obtain required or additional permits are required.
permits.(RMA - Planning Department) . : ‘
PD032(A) - PERMIT EXPIRATION The applicant shall obtain a valid Owner/ As stated
The permit shall be granted for a time period of 4 years, to | grading or building permit and/or Applicant | in the
expire on December 9, 2013 unless use of the property or | commence the authorized use to the conditions
actual construction has begun within this period. (RMA — | satisfaction of the Director of Planning. of approval

Planning Department)

Any request for extension must be
received by the Planning Department at
least 30 days prior to the expiration
date. ‘

PW0006 - CARMEL VALLEY Applicant shall pay to PBI the required Owner/ Prior to

The Applicant shall pay the Carmel Valley Master Plan traffic mitigation fee. Applicant | Building

Area Traffic Mitigation fee pursuant to the Board of Permits

Supervisors Resolution NO. 95-140, adopted September Issuance

12, 1995 (Fees are updated annually based on CCI).

(Public Works) ‘

PW0043 - REGIONAL DEVELOPN[ENT IMPACT | Applicant shall pay Monterey County Owner/ Prior to

FEE Building Services Department the traffic | Applicant | Building

Prior to issuance of building permits, applicant shall pay mitigation fee. Permits
Issuance

the Regional Development Impact Fee (RDIF) pursuant to
Monterey Code Chapter 12.90. The fee amount shall be
determined based on the parameters adopted in the current”
fee schedule. (Public Works)

Carmel Valley Ranch Resort (PLN090322)
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((ﬁa ne/dase)

EH36 - POOLS/SPAS Submit plans to the Division of Prior to

Plans for public pools/spas shall be approved by the Environmental Health for review and i Building
Division of Environmental Health (Environmental approval. - Permits
Health) - : Issuance

9. WR43 - WATER AVAILABILITY Submit the Water Release Form to the Owner/ Prior to
CERTIFICATION Water Resources Agency for review . |Applicant Building
The applicant shall obtain from the Monterey County and approval. ' Permits
Water Resources Agency, proof of water availability on ' Issuance

the property, in the form of an approved Monterey
Peninsula Water Management District Water Release
Form. (Water Resources Agency)

10. FIRE(022 - FIRE PROTECTION EQUIPMENT & Applicant shall enumerate as “Fire Applicant Prior to
SYSTEMS - FIRE SPRINKLER SYSTEM - Dept. Notes” on plans. or owner final
(HAZARDOQUS CONDITIONS) building
The building(s) and attached garage(s) shall be fully inspection

protected with automatic fire sprinkler system(s).
Installation shall be in accordance with the applicable

Carmel Valley Ranch Resort (PLN090322) ' Page 21




NFP standard. - A minum of four (4) sets of plans

Prior to

Apphcant shall schedule ﬁre dept.
for fire sprinkler systems must be submitted by a rough sprinkler inspection or owner issuance of
California licensed C-16 contractor and approved prior building
to installation. This requirement is not intended to delay permit.
issuance of a building permit. A rough sprinkler
inspection must be scheduled by the installing ,
contractor completed prior to requesting a framing Applicant shall schedule fire dept. final |Applicant” | Prior to
inspection. Due to substandard access, or other sprinkler inspection orowner | framing
mitigating factors, small bathroom(s) and open attached ‘ inspection
porches, carports, and similar structures shall be
protected with fire sprinklers. (Responsible Land Use
Department Monterey County Regional Fire District.) ) 7
11. FIRE023 - FIRE ALARM SYSTEM - Applicant shall enumerate as “Flre - |Applicant Prior to
(COMMERCIAL) Dept. Notes” on plans. or owner issuance of
The building(s) shall be fully protected with an building
approved central station, proprietary station, or remote , permit.
station automatic fire alarm system as defined by NFPA | Applicant shall submit fire alarm plans |[Applicant | Prior to
Standard 72. Plans and spe01ﬁcatlons for the fire alarm and obtain approva]_ or owner rough
system shall be submitted by a California licensed C-10 : sprinkler
- contractor and approved prior to requesting a rough or framing
sprinkler or framing inspection. (Responsible Land Use ‘ : inspection
Department: Monterey County Regional Fire District.) [ Applicant shall schedule fire alarm Applicant | Prior to
system acceptance test. or owner final
' building
v , v : inspection
12. FIRE(028 - ROOF CONSTRUCTION - Applicant shall enumerate as “Fire Applicant Prior to
All new structures, and all existing structures receiving | Dept. Notes” on plans. or owner issuance of
new roofing over 50 percent or more of the existing roof building
surface within a one-year period, shall require a permit.
minimum of ICBO Class A roof construction. . :
(Responsible Land Use Department: Monterey County
Reglonal Fire District.) .

Carmel Valley Ranch Resort (PLN090322)
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Rev. 07/29//2009

Carmel Valley Ranch Resort (PLN090322)

END OF CONDITIONS

FIRE030 - NON-STANDARD CONDITIONS -
(MANUAL DRY STAND PIPE SYSTEM, CLASS I)
A Fire Department Connection (FDC) and dry
standpipes with fire valves are required. The locations
are to be determined by the Fire District. A minimum of
four sets of plans for the FDC, and the dry standpipes
must be submitted and approved by the authority having
jurisdiction prior to installation. An underground
inspection is required before pipes can be covered. The
dry standpipe system must be designed and maintained
according to NFPA standards. (Responsible Land Use
Department: Monterey County Regional Fire District.)
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EXHIBIT D

VICINITY MAP
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EXHIBIT E

ADVISORY COMMITTEE
MINUTES (LUAC)




MINUTES
Carmel Valley Land Use Advisory Committee
Monday, October 5, 2009

Meeting called to order by Janet Brennan at 6:30 pm

Roll Call:

Members Present: Janet Brennan, Judy MacClelland, Charle
David Burbidge, Neil Agron

s Franklin, John Anzini, Doug Pease

Members Absent: None

Approval of Minutes:
A. Tuly 20, 2009 minutes

Motion: John Anzini (LUAC Member's Name)
Sgcondz David Burbidge : (LUAC Member's Name)
Ayes; 7
Noes: 0
Absent: 0
Abstain: ___0

Public Comments: The Committee will receive public comment on non-agenda items that are within the
purview of the Committee at this time. The length of individual presentations may be limited by the Chair.

Janet Brennan advised the committee that the proposal for term limits for LUAC members appears not to be
moving forward.



5. Scheduled Item(s) - please refer to the Project Referral Sheets which follow for each separate file.

6. Other Items: :
A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects
(use additional sheets if necessary)

None

B) Announcements

None

6. Meeting Adjourned: _ 7:05 _ pm

Minutes taken by: Charles Franklin




Advisory Committee: Carmel Valley

Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2" Floor
Salinas CA 93901
(831) 755-5025

Please submit your recommendations for this application by Monday, October 05, 2009.

Project Title: CVR HSGE LLC

File Number: DA090278

File Type: Public
Planner: SNIDER

Location: 1 OLD RANCH RD CARMEL
Project Description: )
DESIGN APPROVAL TO ALLOW FACILITY RENOVATIONS AT CARMEL VALLEY RANCH CONSISTING OF
THE CONSTRUCTION OF A NEW 5,280 SQUARE FOOT FITNESS BUILDING, A 773 SQUARE FOOT ADDITION
TO AN EXISTING MEN'S RESTROOM, A NEW 2,450 SQUARE FOOT POOL, A NEW 800 SQUARE FOOT
CHILDREN'S POOL, A NEW JACUZZI, AND A NEW TERRACE; A REMODEL AND 169 SQUARE FOOT
ADDITION TO AN EXISTING FARMHOUSE TO INCLUDE CAFE, RECEPTION AREA, RETAIL SALES, MEN'S
LOCKER ROOM AND DRESSING AREA. THE REMOVAL OF SUNKEN TENNIS COURT, EXISTING POOL,
EXISTING SPA AND TWO ANCILLARY SHEDS. THE PROPERTY IS LOCATED AT 1 OLD RANCH ROAD,
CARMEL (ASSESSOR'S PARCEL NUMBER 416-522-004-000), CARMEL VALLEY MASTER PLAN AREA.

Was the Owner/Applicant/Representative Present at Meeting? Yes X

PUBLIC COMMENT:

No

Name

Site Neighbor?

YES NO

Issues / Concerns
(suggested changes)

Margaret Robbins

X

‘Womens locker room in separate building
Number of new employees for new activities

Is there a limit on the number of club
members (unknown)

Tim Sanders

Are there solar / Green elements (solar panels
are under consideration for most of the roof)

Post top does not match existing ( intentional
to distiguiush historic from modern )

South facing windows have too much glass

David Burges

This is a needed element for the community




LUAC AREAS OF CONCERN

Concerns / Issues
(e.g. site layout, neighborhood
compatibility; visual impact, etc)

Policy/Ordinance Reference
(If Known)

Suggested Changes -
to address concerns
(e.g. relocate; reduce height; move
road access, etc)

Water & Traffic

Resrictions to limit use of facilitiy to
Owners, Members & Guests

Screening of the new structure from
Carmel Valley Road may be necessary

Solar power should be an element of
the design

ADDITIONAL LUAC COMMENTS

" Add solar power on roof of new structure or other equivalent area on the site.

The approval should be conditioned on the addition of screening landscape if necessary after completion of the

construction.

RECOMMENDATION :
Motion by: John Anzini (LUAC Member's Name)
Second by Doug Pease (LUAC Member's Name)

Support Project as proposed

X__ Recommend Changes (as noted above)

Continue the Item

Reason for Continuance:

Continued to what date:

AYES: 6
NOES: 0
ABSENT: 0
ABSTAIN: Judy MacClelland




4,

.MINUTES
Carmel Valley Land Use Advisory Committee
Monday, October 19, 2009

Meeting called to order by JME+ glf Lnanen at_b6" 30
Roli Call

Wn——— i L aren ge—
Members Present: e 3 c\\ an Jon

Pavio Buvbidge , Neil A-yrzm_

Members Absent: &— Chgg(-;s Ff-’ﬂ-ﬂ‘c“u', DOM.G{ P rase

pm

Approval of Minutes:
A. October 5, 2009 minutes

Motion: _ﬂa:la_ﬂ%_md (LUAC Member's Name)

Second: i oS (LUAC Member's Name)

Ayes: 5

Noes: D

Absent: 2_

Abstain: )

Public Comments: The Committee will receive public comment on non-agenda items that are within the
purview of the Committee at this time. The length of individual presentations may be limited by the Chair.

RECEIVE])

NOV 8 22009

MONTEREY COUNTY
PLANNING & BUILDING

Q)

INSPECTION DEPT.




5. Scheduled Item(s) - please refer to the Project Referral Sheets which follow for each separate file.

O 6. Other Items:

A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects
(use additional sheets if necessary)

B) Announcements

6. Meeting Adjourned: ?": 15 pm

Minutes taken by: _\ o\ n ﬂw‘.ﬁw\'.

ECEIVE[)
R NOVOIN

MONTEREY COUNTY

o m1nE RIS

4
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| Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2" Floor
Salinas CA 93901
(831) 755-5025

Advisory Committee: Carmel Valley

Please submit your recommendations for this application by Monday, October 19, 2009.

Project Title: MID VALLEY FIRE PROTECTION DIST
File Number: GPZ090003

File Type: SUB

Planner: SNIDER

Location: 8455 CARMEL VALLEY RD CARMEL

Project Description:
GENERAL PLAN AMENDMENT TO CHANGE GENERAL PLAN LAND USE DESIGNATION FROM "PUBLIC-QUASI-

PUBLIC" TO "LOW DENSITY RESIDENTIAL"; REZONE A 0.35 ARCE PARCEL FROM "PUBLIC-QUASI-PUBLIC" ZONING
DISTRICT TO "LOW DENSITY RESIDENTIAL" DISTRICT. COMBINED DEVELOPMENT PERMIT CONSISTING OF: 1)
MINOR SUBDIVISION TENTATIVE MAP TO ALLOW A DIVISION OF A 1.98 ACRE PARCEL INTO TWO PARCELS OF
0.35 ACRES (PARCEL 1) AND 1.63 ACRES (PARCEL 2). PARCEL 1 INCLUDES AN EXISTING SINGLE FAMILY
DWELLING, AND PARCEL 2 INCLUDES THE EXISTING MID-VALLEY CARMEL VALLEY FIRE STATION;2) A
VARIANCE TO ALLOW A REDUCTION OF THE MINIMUM LOT SIZE FROM 1 ACRE TO .35 ACRES IN THE "LOW

" DENSITY RESIDENTIAL" DISTRICT. THE PROPERTY IS LOCATED AT 8455 CARMEL VALLEY ROAD,

O

CARMEL (ASSESSOR'S PARCEL NUMBER 169-061-014-000), CARMEL VALLEY MASTER PLAN AREA.

Was the Owner/Applicant/Representatix.fe Present at Meeting? Yes No )(_
PUBLIC COMMENT:
: Site Neighbor? Issues / Concerns
Name
(suggested changes)
YES NO

Lot Ik Does Aot VROICaliF & sooct
Prqject.~

Hishvic Prapiy~ Money ol b

MARCOCT Dobpies | tha. Por Otshaict. Reathis ko huvme .

BECEIVE

| T Sanwoens

NOV § 22009

Q)

MONTEHEY"L;UUNT{
PLANNING & BUILDING
INSPECTION DEPT




LUAC AREAS OF CONCERN

() Concerns / Issues Suggested Changes -
N . . Policy/Ordinance Reference to address ¢oncerns
(e.g. site layout, neighborhood (If Known) (e.g. relocate; reduce height; move
compatibility; visual impact, etc) ' e > ?

road access, etc)

ADDITIONAL LUAC COMMENTS
Cnsine lekabion) RecomeohdTion Devlal

IoWn Ancnd Has 15 & Owe Fhwe Bucyef fix — t)..,aijq s fovieadl (ferlor,
rMove ombbr. R Lt me nenela Y Fernt iy oveer o lonsy Pesiod g Tooee
e by wu—Q, Mot Comghrtrat with Gewer el Plece,

O

RECOMMENDATION : Drestial ¢ Project 1t Congishent with Gereanl Ple e
S./b#dhbm W‘(%ﬁm .

Motion by: Lraust p Ve ous (LUAC Member's Name)

Second by Tu.do:, Wi Clefbeen, (LUAC Member's Name)

Support Project as proposed
Recommend Changes (as noted above)
Continue the Item

Reason for Continuance:

Continued to what date:
AYES: S _ o
NOV € Z U3
i o
Ul OES—{ — _ — m——
: MO ;
G
ABSENT: _ _ PLANNING & BUILDIN

INSPECTIONBER
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Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2™ Floor
Salinas CA 93901
(831) 755-5025

Advisory Committee: Carmel Valléy
Please submit your recommendations for this application by Monday, October 19, 2009.

Project Title: BLISS BETSY W TR

File Number: PLN070654

File Type: PC

Planner: NICHOLSON :
Location: 27445 LOMA DEL REY CARMEL

Project Deseription:
USE PERMIT TO CLEAR CODE ENFORCEMENT CASE CE(70312 TO ALLOW DEVELOPMENT ON SLOPES IN EXCESS

OF 30% CONSISTING OF THE WIDENING OF A ROAD FOR FIRE DEPARTMENT ACCESS AND THE REPLACEMENT OF
AN APPROX. 200 LINEAR FOOT RETAINING WALL AND GRADING (APPROX. 100 CUBIC YARDS OF CUT AND 240
CUBIC YARDS OF FILL). THE PROPERTY IS LOCATED AT 27445 LOMA DEL REY, CARMEL (ASSESSOR'S PARCEL
NUMBER 169-071-073-000), CARMEL VALLEY MASTER PLAN AREA. '

‘Was the Owner/Applicant/Representative Present at Meeting? Yes ?Q No

r
/0'&)/ Lonchhas >
PUBLIC COMMENT:
Nome Site Neighbor? Issues / Concerns
m (suggested chianges)
’ YES NO
. Tlewas wnvedkdibe - %Ma
: NSt BCCESSRbIe
Moy Roblo} w3 ,76

R ECEIVE])

NOV § 22009
TN
) MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.




tLUAC AREAS OF CONCERN

C

Concerns / Issues
(e.g. site layout, neighborhood
compatibility; visual impact, etc)

Policy/Ordinance Reference
(If Known)

Suggested Changes -
to address concerns
(e.g. relocate; reduce height; move
road access, etc)

O

ADDITIONAL LUAC COMMENTS
?(ww& wn Resedable ~

RECOMMENDATION : Ploans b W0 Ereedd #w

Motion by: m_&ngbw:

Second by _N1gbL neﬂm

Support Project as proposed

Recommend Changes (as noted above)

Z ‘ Continue the Item

0 SitE Visef SChee@elel

(LUAC Member's Name)

(LUAC Member's Name)

Reason for Continuance:
Continued to what date:
AvES:__S
~ NOV D 22008
O OES e 5
MONTEREY GOU NTY .
ABSENT: _2. Pl ANNING & BUILDING
INSPECTICH LERT.
ABSTAIN: D
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Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2" Floor
Salinas CA 93901
(831) 755-5025

Advisory Committee: Carmel Valley
Please submit your recommendations for this application by Monday, October 19, 2009.

Project Title: CVRHSGE LLC

File Number: PLN090322

File Type: AMEND

Planner: SNIDER

Location: 1 OLD RANCHRD CARMEL

Project Description:
AMENDMENT TO A PREVIOUSLY APPROVED USE PERMIT (PLN070350) AND DESIGN APPROVAL FOR THE

CONVERSION OF FIVE EXISTING LODGE UNITS INTO A 4,248 SQUARE FOOT FITNESS/SPA FACILITY AND THE
DEVELOPMENT OF A FIRST FLOOR 1,160 SQUARE FOOT ADDITION. THE PROPERTY IS LOCATED AT 1 OLD RANCH
ROAD, CARMEL (ASSESSORS PARCEL NUMBER 416-522-010-000), CARMEL VALLEY MASTER PLAN AREA.

‘Was the OwneriAppllcant/Representatwe Present at Meeting? Yes 7Q No
Poul BrU

PUBLIC COMMENT:
Site Neighbor? Issues / Concerns
Name
(suggested changes)
YES NO
Em P‘°J 2e W.“ for voovkeis @
‘e lodge .
IMagrdt Rovblasy ~

ﬂou&h@ fov lawplogees -

‘Ky& gmﬁ&ﬁ

MONTEREY COUNTY

Q)

PLANNING & BUILDING
INSPECTION DFP"




~

LUAC AREAS OF CONCERN .

(\ Concerns / Issues ‘ ‘ Suggested Changes -
"~ e ‘site layout, neighborhood Policy/Ordinance Reference to address concerns
& yout, neig (If Known) (e.g. relocate; reduce height; move

compatibility; visual impact, etc) road access, etc)
9

ADDITIONAL LUAC COMMENTS (onlliltvn- Hok  Foundkifiow wWevie e guerSee

lpy anlsoresT o gawevtbees fin bR o 6-F lups O Scummning feecy.

pnp #19 eRvivoomentel Pocwutt ot Addussss tha Csmmloiva et 35

Jocas on[jd tn fotal K‘Co'wyﬂ-d?. Asp Ht e Atbovest hmalyes %ﬂteiya

Moot ORKS cat P Rowcin el Conpite e plon & Mpw-’é fee_
O K~ Db TREES

RECOMMENDATION : /Qﬂardvz&l-

Motion by: Jonn @n'ﬂ ni (LUAC Member's Name)

Second by __ g0t {husbage (LUAC Member's Name)

Support Project as proposed

'é Recommend Changes (as noted above)
Continue the Ttem

Reason for Continuance:

Continued to what date: \/
AYES: _§ '
— NOV- B 22008
U NUEST &
_ MONTEREY COUNTY
ABSENT: _2- PLANNING & BUILDING
INSPECTION DEPT
ABSTAIN: 0




EXHIBIT F

HRRB RESOLUTION DA090278



Before the Historic Resources Review Board in and for the
County of Monterey, State of California

Resolution No. DA 090278 (CVR HSGE LLC)

" Resolution by the Monterey County Historic

Resources Review Board (HRRB) to recommend -
approval of a Design Approval Request by CVR
HSGE LLC to allow construction of a new 5,280
square foot fitness building, a 773 square foot
addition to an existing men’s restroom, a new 2,450
square foot pool, a new 800 square foot children’s
pool, a new Jacuzzi, a new terrace; remodel and 169

square foot addition to an existing historic

farmhouse to include café, reception area, retail
sales, men’s locker room and dressing area and the
removal of a sunken tennis court, existing pool,
existing spa, and two ancillary sheds.

The Project is located at 1 Old Ranch Road, Carmel
Valley (Assessor’s Parcel Number 416-522-004-
000), Carmel Valley Master Plan. -

WHEREAS, this matter was heard by the Historic Resources Review Board (HRRB) of the
County of Monterey on November 5, 2009, pursuant to the regulations for the Preservation of
Historic Resources as contained in Chapter 18.25 of the Monterey County Code and' the

- Secretary of the Interior's Standards for Rehabilitation.

WHEREAS, the parcel is located at One Old Ranch Road, Carmel Valley, (APN 416-522-004-
000) of the County of Monterey. This building is not listed on the National Register of Historic
Places, the California Register of Historic Resources or Monterey County’s Local Register of
Historic Resources. .

WHEREAS, Lombardo and Gilles (applicant) filed with the County of Monterey, an application
for a Design Approval to allow construction of a new 5,280 square foot fitness building, a 773
square foot addition to an existing men’s restroom, a new 2,450 square foot pool, a new 800 .
square foot children’s pool, a new Jacuzzi, a new terrace; remodel and 169 square foot addition
to an existing historic farmhouse to include café, reception area, retail sales, men’s locker room
and dressing area and the removal of a sunken tennis court, existing pool, existing spa, and two
ancillary sheds. Proposed building materials-and-colors-will match existing. -

WHEREAS, at the conclusion of the hearing, the matter was submitted to the HRRB for a

- recommendation. Having considered all- the written and documentary information submitted,

oral testimony, and other evidence presented before the HRRB, the HRRB rendered its decision
to adopt findings and evidence to recommend approval of the Design Approval, subject to the
following findings:

HRRB RESOLUTION FOR APPROVAL OF DA090278. } ) ’ 1
November 5,2009 . .



Finding: The proposed work is consistent with Section 21.54 of the Monterey County Zoning

Code (Regulations for Historic Resources Zoning Districts) and will neither adversely
affect the significant architectural features of the designated resource nor adversely
affect the character, historical, architectural, -or aesthetic interest or value of the
designated resource and its site.

Finding: The use and exterior of the new improvements, addition, building or structure upon a

designated historic resource site will neither adversely effect nor be incompatible
with the use and exterior of existing designated historical resources, improvements,
‘buildings and natural features of the site.

Evidence: 1. Désign Approval Application and other materials in file DA 090278

(CVRHSGE LLC)

2. Secretary of the Interior’s Standards for the Treatment of Historic
Properties.

- 3. Oral testimony and HRRB dlscussmn during the public hearing and

the administrative record.

4. Carmel Valley Land Use Advisory Committee decision to recommend
approval of DA090278 (CVR HSGE LLC) dated October 5, 2009.

5. Historical Analysis by Kent Seavey dated August 20, 2007 on file with
the Monterey County RMA- Planning Department (LIB080417).

THERFORE, it is the decision of the Monterey County Historic Resources Review Board to
recommend approval of the CVR HSGE LLC Design Approval subject to the following
conditions: .

1.
2.
3.
4

Passed and adopted on this 5™ day of November, 2009, upon motion of

Document the affected elevation with Historic American Building Survey (HABS)
drawings or by photogramatic recordation (level 3),

Salvage and store the windows that are now on the elevation for. possible
reinstallation in the future, ‘

- Interpretive signage on the history of the property and,

Apply for inclusion on the local Monterey County Historic Register.

seconded by

, by the following vote:

_AYES:
NOES:

ABSENT:
ABSTAIN:

Attest

Eric Snider, Project Planner
November 5, 2009

HRRB RESOLUTION FOR APPROVAL OF DA090278. : ] . 2
November 5, 2009



EXHIBIT G

ADDENDUM TO MITIGATED
NEGATIVE DECLARATION



EXHIBIT G

Addendum Pursuant to
the California Environmental Quality Act
Article 11, Section 15164

Carmel Valley Ranch Resort
Planning File No. PLN090322
Use Permit Amendment

, 1; Introduction

An initial study was prepared for and filed on September 29, 2006 for Carmel Valley
Ranch Resort, Titled: Carmel Valley Spa Addition, Parking Lot, Temporary Sales
Office & Hotel Conversion; Initial Study.

The original project consisted of a new of 4,956 square foot spa, yoga studio and
parking lot at the Carmel Valley Ranch Resort; conversion of existing Carmel Valley
Ranch Resort hotel room #244 to a temporary sales office; and proposed Vesting
Tentative Map for the conversion of 144 existing hotels rooms to 144 individually -
owned condominium hotel units. The initial study analyzed two separate applications
1) File no. PLN060056 (Spa and Yoga Studio Addition, Parking Lot & Temporary
Sales Office); and 2) File No. PLN060360 (Hotel Conversion).

The subject application PLN090322 changes the previously ‘approved proposal
(PLN060056) by modifying the main lodge area and tennis facility. The project now
proposes to add 88 square feet of building area and converting five existing lodge
units into a 4,410 square foot fitness/spa facility, and to add 1,252 square feet of
building area with the remodel 2,322 square feet of building area to create a 3,574
square foot fitness/dressing area and a 480 square foot deck, and modify the tennis
center to install a new 5,280 square foot fitness building, a new 2,625 square foot
pool with slide, a new children’s wading pool with fountain area, a new 200 square
foot jacuzzi, a new terrace; remodel to include addition of an exterior door to an
existing historic farmhouse to facilitate a café, reception area, retail sales and the
removal of two tennis courts, existing pool, existing jacuzzi and two ancﬂlary sheds
of 414 and 211 square feet.

This technical addendum has been prepared pursuant to Article 11, Section 15164 of

the California Environmental Quality Act guidelines to make minor technical changes
to the project analyzed in a Mitigated Negative Declaration, certified on October 26,
2006), by Zoning Administrator Resolution No.- 060056. None of the conditions
described in Section 15162 calling for preparation of a subsequent EIR or negative
declaration have occurred. :

Revised 02/25/‘2008



2.

Scope and Purpose of this Addendum

The project does not involve a new significant environmental effect or substantially
increase the severity of previously identified significant effects. The Carmel Valley
Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion; Initial
Study identified no significant effects or impacts. Documentation has been provided
by the Monterey Peninsula Water Management District quantifying the current water
balance and the proposed water usage at the Carmel Valley Ranch Resort. This
additional Hydrological Resource assessment confirms that the proposed .
modifications to the project would not involve a significant environmental effect.

Conclusion

Section 15164(b) states that an addendum to an adopted negative declaration may be

prepared if none of the conditions described in Section 15162 calling for the
preparation of a subsequent negative declaration have occurred. The project involves
minor changes and additions which are in substantial conformance to the additions
and impacts assessed in the initial MND for the previously approved project. The

project would not create additional significant environmental effects. This has been

verified by the Monterey Peninsula Water Management District.

Attachment: Carmel Valley Sp:a Addition, Parking Lot, Temporary Sales Office &

Hotel Conversion; Initial Study

Revised 02/25/2008



"EXHIBITH

INITIAL STUDY/MITIGATED
NEGATIVE DECLARATION



County of Monterey

State of California | SEP 2 Y 700

" MITIGATED NEGATIVE DECLARATION STEPHEN L. VAGNINI

MONTEREY COUNTY GLERK
DEPUTY

Project Title:

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

File Number:

PLN060056 & PLN060360

Owner:

Carmel Valley Ranch LP

Project Location:

Carmel Valley Ranch, Carmel Valley area

Primary APN:

416-522-020-000 .

Project Planner:

Luis Osorio (831) 755-5177

Permit Type:

| Tentative Map and

Combined Development Permit; and Standard Subdivision Vesting

Project
Description:

| 4,056 SQUARE FOOT SPA AND YOGA ROOM ADDITION TO THE

| USE PERMIT FOR CONVERSION OF AN EXISTING HOTEL UNIT

.{ SALE OF INDIVIDUAL HOTEL UNITS. THE PROPERTY IS B
| LOCATED AT 1 OLD RANCH ROAD, CARMEL VALLEY . ' o

‘| (ASSESSOR'S PARCEL NUMBER 416-522-010-000 & 416-592-023- Co

{ 000) WITHIN THE CARMEL VALLEY RANCH

| UNITS. THE HOTEL UNITS ARE LOCATED ON TWO SEPARATE

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

EXISTING LODGE AT THE CARMEL VALLEY RANCH
INCLUDING REMOVAL OF TWO PROTECTED OAK TREES AND
DEVELOPMENT OF 17 ADDITIONAL PARKING SPACES; AND 2) |

(UNIT NO 244) INTO A TEMPORARY SALES OFFICE FOR THE

FILE No. PLN060360

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

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

Date Printed: September 29, 2006



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

' a) That said project will not have the potentlal to s1gmﬂcant1y degrade‘the qua'hty of the
envnonment ‘

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

c) . That sald pro_1 ect w111 have no s1gmﬁcant cumulatwe effect upon the enwronment

'.d) "That said proJect wﬂl not cause substant1al adverse effects on human bemgs, either .
. ldJrectly or mc?hrecﬂy, '

e R R TR e

Decision Makmg Body: | Monterey County Boa.rd of Superwsors
Responsible Agency: | County of Monterey :

Review Period Begins: | September 30, 2006

Review Period Ends: October, 192006 . . 2

:the Monterey Cpunty I’Iannmg & Building. Inspechon Department;v 1%8 W Allsal S_t.,“
Salmas, Cahforlﬁa 13901, Pho) ethe Dep ] t (831) 755-5025 0 the planner at ‘the
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' MONTEREY COUNTY

PLANNING & BUILDING INSPECTION DEPARTMENT
168 West Alisal Street, 2™ Floor, Salinas, CA 93933
~ PHONE: (831) 7555025 ~ FAX: (831) 757-9516

i

INITIAL STUDY

L BACKGROUND INFORMATION

Project Tltle.

Carmel Valley Ranch proposed addmon of a 4,956 square foot

spa, yoga studio and parking lot at the Carmel Valley Ranch
Resort; conversion of existing Carmel Valley Ranch Resort -
hotel room #244 to a temporary sales office; and proposed
Vesting Tentative Map for the conversion of 144 existing hotel

. rooms at Carmel Valley Ranch Resort to 144 md1v1dua11y

- File No.:

owned condominium hotel units. -

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

" Studio Addition, Parking Lot & Temporary Sales Oﬂice) and

‘ '2) File No. PIZN060360 (Hotel Conversion)

Project Location:

The proposed pr01ect is located within .Carmel Valley Ranch
off of Robinson Canyon Road in Carmel Valley, California as

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

Name of Property Owner:

- Name of App’lic:_mi:'

Assessor’s Parcel Number(s):

' Acreage of Property:

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

Carmel ValleyRanch LLC
Lom‘bardo & Gilles — Miriam Schakat

416-522-~010-000 (Spa and Yoga Studio Addmon)
416-522-021-000 (Parking Lot)

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

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

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

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

Initial Stuéj:

- (PLN 060056 & PLIN 060360)
Page 1



(Parcels A and B), Wlnch cons1sts of. approx:mate] y30.8 acres
' The Temaining condlomiffitim hotel imifs (45 Iﬁnitr) e Tolated
on Lot 8 (Parcel J), which’ consists of approximately 4.3 acres..
The total projeet site would occur in an area that. encompasses

approximately-35 acres.

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

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

~ Todms as “Resort Lodge:& Teniis Cliub” 14id use and the area
of the proposed par]gng"lot is designated as “Golf Course” land
use. _

Zomng District: The areas of fhe. proposed spa and yoga studio addluon,
. orar <"and the 144 existing hotel rooms to be
converted o 1441 ally owned condominium hotel units
“have a zomng demgnah on of “VO-D-S” (Visitor Serving
: S " Office/Commetcial within Design Control District — Site Plan
R UL "Rev1ew comfbmin’“gﬂdls"'tricts){ The proposed parking lot area
et e S e L Y sation of “0-D-S-RAZ” and “LDR/2.5-D-S-

- ‘Spéce “ad > Tow . Density Residential (2.5
s acres/umi;) w1thm ~Des1gn ~Control,. Slte Plan Review —
gdlstncts) .

Planmng and Buﬂdmg Inspectlon '

Prepared By. Lu1s Osono Semor Planner' , '
" Pamela Lapham, Assistant Planner, PMC (Under Contraot)
Tad Stearn, Principal, PMC (Under Contract) !

Date Prepared: September 28, 2006 .
Contact Person: LuisOsorio, Senior Planner -~ -~
Phone Number:: 831-755-5177

Carmel Valley Ranch Spa Addztzon, Parking Loft, Temporaty Sales Office & Hotel Conversion .Sq;tember2006 '
Inifial Study - : (PLN.060056 & PLN:060360)
] - Page 2



II. DESCRIPTION OF PROJECT AND EN‘HRONM:ENTAL SETTING

- A.  Project Description:

The proposed development is compnsed of two projects (separate applications) with three
components: :

Spa and Yoga Studio Addition, Parking Lot, and Temporary Sales Office (PLN 06005 .
1) Development of a 4,956 square foot addition at the existing lodge building and conversion of
an existing maintenance yard lot to an employee parking lot with 17 parking spaces at Carmel
Valley Ranch Resort (Assessor’s Parcel Number: 416-522-10-000). The proposed spa and yoga
studio would consist of an approximately 4,956 square foot spa.and yoga studio addition and
approximately 650 square feet of parking lot, which would total approximately 5,606 square feet.
The spa and yoga studio addition would include the removal of two existing oak trees located in
the courtyard, which are in a state of decay according to the arborist’s report. The spa addition
would be constructed at the site of an existing courtyard by closing in the courtyard at the
existing patio walls. - The yoga studio would be constructed adjacent to the spa and existing
outdoor terrace as a cantilevered structure over the existing loading dock area. The spa and yoga
‘studio addition would consist of six treatment rooms with a shower, toilet and hot tub in each
room; a manicure/pedicure area; a meditation garden; three offices; a reception area, and a studio
to be used for yoga and Pilates classes. Development of the addition would require additional .
- parking which would be provided by converting an existing dirt ot 10¢ated at the maintenance
yard into a surfaced parking lot that would be approximately 650 square feet and provide 17
parking spaces for lodge employees. Employees would be shuttled by golf carts to and from the
- lodge building. The proposed spa and yoga studio addition and parking lot are shown in Figure

. 3a, Overall Slte Plan and Flgure 3b Spa and Yoga Stidio Addmon Floor Plan.

2) Conver.mon of hotel room #244 and -a portion of room #243 to a temporary sales office
(Assessor’s Parcel Number: 416-522-10-000). The bedroom of hotel room #244 would serve as -
the temporary sales office with the existing living room as the reception area, as shown in Figure

3¢, Temporary Sales Office Floor Plan. The.bathroom would remain a bathroom for the =

temporary sales office. Hotel room #243 would have the living room converted to temporary
storage area and eventually be remodeled and made availdble to sell as an individually owned
condominium hotel unit. The temporary sales office in room #244 would encompass
approximately 842 square feet.

Hotel Conversion (PLN 06036)

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

. The conversion of the hotel rooms to md1v1dua]1y owne&‘condo'miniﬁm hotel wnits will not
change ’ch‘e density, land use, or zoning of the project site. The condominium hotel units will

Carmel Valley Ranch Spa Addn'wn, Parlang Lot, Ti empormy Sales Office & Hotel Conversion  September 2006
Initial Study . (PLN 060056 & PLN. 060360)
Page 3



i
continue to be used for visitor servmg purposes; with the exception :of their uise by their owners
for a specified time of no more than two. weeks during the year (less than 50, percent ‘of the
occupancy). An owners’ association will have a confract with the hotel operator for the
maintenance and rental of the condominium hotel units and right to the use of the hotel
amenities, which will be retained in ownership by the project applicant as non-condominium
hotel property (i-e. the ledge, spa, pool deck, restaurant, golf course). The condominium hotel
units, would be ‘individually owned, “but managed and rented by Carmel Vallgy Lodge. The

condonnmum hotel units will be rented to trans1ent guests the same way they are. currently o

' rented. The. hotel wﬂl continue to be operated and, managed byJ a smgle rnan ement ent1ty and -
the use.of the: income, from the Jse.of. each condomnnum hotel it shall; ,é:,retamed by. the
individual condominium. hotel unit owner, net of fees and costs assoc1ated with managing and
maintaining -the -units,... Individual condomnuum hotel unit owners and occupants will have
perpetual easement nght to.use all roadways, -parking areas, and other areas to access the guest
Tooms,.as Well as the use of the front desk area and other areas fundamental to the' operatlon of
the umits ashotel guest T00mIS.

TR o id o

B Enwronmental Settmg and Surrou'ndmgfLa.nd Uses W, ol iegms f '.f .

s . nsi ' |

) swmlmmg 'pool,' courtyard," bifices and restrooms “The lodge'1s landscaped and’ surrounded by -
coast live oak’ trées.” “The proposed spa addltlon would be located at™an exXisting concrete
comtyard Sutrounded By conctete plinfers’ with a planter contannng two large Coast live oaks
{Quercus. agrifoliad) in the center. The: coast live oak trees are approximately 35 feet in height
and have diameters two feet'@bove ground that are approximately 23.5 inches and 45 inches. The
spa ‘would bé centered around ‘the existing 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 miaintenance yard, which is an emstmg dirt lot cun'ently being
used for temporary parking during: the restoration of the golf cotitse. :The: temporary sdles office
would ‘belocated at e}usung ‘Hotel room #244 (propesed condominitim hootel tmit t#98 ‘on Parcel
A). The: emstmg “hotel rooms are comprised of regylar hotel' rooins within buildings clustered
- around the golf course ’I‘he clustered campus settmg emphasrzes golf cart cuculatlon

The pro;ect site is 1mrned1ately surrounded by the existing golf course and land ‘reserve area.
According to the Carmel Valley Master Plan, the golf course is ‘desighated af “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. ~

Carmel. Valley Ranch Spa Addufwn, _Parkzng :Lot, T emporary Sales Office & Hotel Conversion September 2006
Initial Study . (PLN 060056 & PLN- 060360) .
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~ Access to the project site would remain the same utilizing Old Ranch Road, Fairway Court, and
Odk Place. Old Ranch Road would continue to provide access to the spa and yoga studio
addition, and condominium hotel units #46 through #145, including the temporary sales office.
Individually owned condominiium hotel units #1 through #45 would be accessed via Oak Place
and Fairway Court off from Odk Place. The parking lot would be accessed off of Old Ranch

Road near the “Clubhouse.”.

" ILPROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL AND STATE
PLANS AND MANDATED LAWS ' ' B .

Use the List below to mdlcate plans applicable to the project and venfy their cons1stency or non~
consistency with project implementation.

General Plan/Area Plan G . Air Quality Mgmt. Plan n
Specific Plan- o Airport Land Use Plans O
Water Quahty Control Plan ' ! - Local Coastal Program LUP 4 |

IV. ENVIRONMENTAL FACTORS PO'IZENTIALLY AFFECTED AND .
DETERMINATION *

A FACTORS ‘

The envnonmcntal factors checked below would be potenha]ly affected by this pro_ject, as.
d1scussed thhm the checkhst on the fo]lowmg pages. . ‘

l.' .Aestheﬁcé ‘ S Agriculture Reso;;;;ces | AiIQuallty
X Biblogical Resources . - DI Cultural Resources | Géology/Soils

1 Hazards/Hazardous Matenals n 'Hyﬁbldgy/Watm Quality ‘u Land Uée/Planhing

* [1 Mineral Resources H Noise ' O Population/Housing
O Public Services v O Recreation . | Trénsportaﬁon/Tra:Eﬁc

® Utilities/Service Systems -

-Some proposed applications that are not exempt from CEQA review may have little or no

potential for-adverse environmental impact related to-most of the topics in the Environmental

Checklist; and/or potential impacts may involve only a few limited subject areas. These types of
projects are generally minor in scope, located in a non-sensitive environment, and are easily
identifiable and without public controversy. For the environmental issue areas where there is no

potential for significant environmental impact (and not checked above), the fo]lowmg finding can

~ bemade using the project descnptlon, environmental se‘ctmg, or other mformatlon as supportmg

ev1dence o

Carmel Valley Runch Spa Addition, Parking Lot, Tempormy Sales O_ﬂ‘ice & Hotel Conversion September 2006
Initial Study . . (PLN 060056 & PLN 060360)
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g Check here 1f this ﬁnd.lng is not ap_pl1cable

FINI)]NG For the above referenced topics that are not checked -off, there is.no potenual for'
s1gn1ﬁcant environmental impact to occur from either construction, operation or maintenance of
the proposed project and no further discussion in the Environmental Checklist i is necessary.

condommmm hotel units would occur at the Carmel Valley Ranch Resort W1th1n Carmel Valley
.Ranch. The spa and yoga studio addition, temporary sales office and hotel conversion would add
recreation tises; add employee parking spaces, temporatily change-the i1se of-two hotel ‘Tooms.
The condom:mum conversion Would permanently change the ownership of the 144-hotel rooms.
The spa and yoga studio' addition’ ‘would be constructed primérily within the toof line footprint of
the existing lodge building. The parking lotwould be developed at an existing dirt lot located at
the maintenance yard. - The ‘tondeminium. hotel units would not ‘contain kitchens or allow
permanent or extended occupancy by the owner. No hazardous materials are associated with spa
and yoga studio addition,parking-lot, temporary sales.office or- oondomlmum ‘hotel uges. There
are no mineral resources or agncultural resources W1th1n the pIOJeot 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
tecreation.” The spa and yoga addition and temporary sales office would create new uses on the °
project- site; however. the new. tses would-not substantially increase, the -demand on public -
services. In addition, the spa and yoga stucl10 addifions, parking lot, tempora1y sales ofﬁce, and
' thehotel conversmn, would not increase fhe popula’uon or d1splace or create new housmg

B. DETERM]NATION

On-the b‘a’s1s of this 1mt1a1 evaluatlou'

| I ﬁnd that the proposed proJect COULD NOT have a significant eﬂ'ect on the
. environment, and a NEGATIVE DECLARATION will be prepared.

M 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 MI'I‘IGATED
NEGATIVE DECLARATION will be prepared.

[ 1find that the proposed project MAY have a significant effect on the enwronment, and an
s VENVIRONMENTAL IMPACT REPORT is required.

‘o o1 ﬁnd that’ the proposed pro_1ect MAY have & “potentially s1gmﬁcant mpact” or-
- j)otemJally significant uriless mitigated” impact on the environment, but at least one

- effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal

staridards, and’ 2) has been addressed by m1t1ga1:lon 'measures based on the earlier analysis -

Carmel Valley Ranch Spa Addition, Parkmg Lot Tempora:y Sales Off' ce:& Hotel Conversion  September 2006 ,
Initial Study . Co (PLN 060056.& PLN 060360)
- Page 6 :
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as described on attached sheets. An ENV]RONMIENTAL IMPACT REPORT is
required, but it must anatyze only the effects that remain to be addressed. - :

O I find that altheugh the proposed project could have a significant effect on the
env:ronment because all potentially significant effects () have been analyzed adequately
in an eatlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and
(b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE

DECLARATION, mcludm rewsmns or m1t1gat10n measures that are Jmposcd upon the
proposed pT yect,

T

AN September 28, 2006
V' Signature \ , o . Date
Luis Osorio ‘ Senior Planner
Printed Name . ' . . Title

. Carmel Valley Ranch Spa Addition, Parking Lot, T emporary Sales Office & Hotel Conversion -September 2006
Initial Study ‘ . (PLN 060056 & PLN .060360)
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D

2)

3

)

5).

- 6)

. EVALUATION OF ENVIRONMENTAL IMPACTS .

e

A brief explaaaﬁon is reqﬁs;red for all answers excer)t “No Impact” answers that are’
adéquately supported by the information sources @ lead agency cites in the parentheses

" following each question. A “No Impact” answer is adequately sapported if the referenced
. information soutces show that the irmpact simply does not apply to projects like the one

invélved (e.g., the project falls-outsidé’a faiilt nipture zone).” A “No- Impact” answer

“should be explained where it is baséd on project-specific factors’ as* well as. general

standards_(e.g., the prOJect will not exposé sensitive receptors to po]lutanis based on
pI'O_] ect-spec1ﬁc screemng analysis).

All answers must take into account the Who'.le action mvolved, mcludmg offsite as well as -
onsite, cumulative as well as project-level, indirect as well as direct, and construeuon as
well as operational impacts.

Once the lead -agency has determjned that a particular physical impact may oceur, and

‘then the checklist answers must indicate whether the impact is potentially significant, less
_than significant with mitigation, or less than significant. "Potentially ‘Significant Impact"

is appropriate if there is substantial evidence that an effect may be significant. If there are
one or more "Potentially S1gmﬂcant Impact" entries when the determmatron is made an
EIR is reqmred. S : :

"Negaﬁve Declaration: Less Than Slgnlﬁcant With Mmgahon Incomerated“ applies

where the incorporation of mifigation neasures has.reduced an effect from "Potentially

‘Slgmﬁcant Impact" to a "Less Than Significant Impact." The lead -agency must describe:

the ‘mitigation measures, -and bneﬂy explain how they reduce-the effect to a less than
significant level mitigation measures from Sectlon XVH, "Earlier Analyses " may be
cross-referenced) .

Earlier analyses may be vsed Where pursuant to the tlenng, program EIR or ofher 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. "
€) 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 enceuraged to inoorporate-intd the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances) Reference to a

Carmel Valley Ranch Spa Addition, ParkzngLat, I emporatjl Sales Ofﬁce & Hotel Converszon Sapteinber 2006
Initial Study . _ (PLN 060056 & PLN 060360)
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|

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

7 Supporhng Informatton Sources: A source list should be attached, and other sources used
’ or individuals contacted should be cited in the dlscussmn.

8) The explanation of each issue should identify:

a) The significance criteria or threshold, 1f ‘any, used to evaluate each- questmn, and
b) - The mitigation measure identified, if any, to reduce the impact to less than
significance.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion September 2006
Inifial Study ' . . o (PLI 060056 & PLN 060360)
Page 9 ., .
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1. "AESTHETICS ' ’ ’ : - Less Than
) . . ) Significant .
Potentially With Less Than
» Significant Mitigation.  Significant  No
- _Would the project: ' Impact  Imcorporated  Tmpact  Jmpact
a)- Have a substantial adverse effectona scemc vista? d 0O | |
. ,..(Source 1,39 . ] . '
b) Substanﬁally damage scenic resources, indiﬁding, But 0o a . m ‘ O

_ not limited o, trees, rock outcroppmgs, and historic
buildings within a state scemc h1ghway’7 (Source: 1, 6,

Exhibit A)
¢) Substantially degrade the existing visual characteror [ O u 1
: quality of the site and its surroundings? (Source: 1, 6, - '
"Exhibit A) _
d) .Createanewsourceofsubstanhalhghtorglarewhch O B D . . - o |'_'| -

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

Discussion/Conclusion/ Condrtmns and Mltlgatmns'

a) The spa and yoga stud1o addition and the parkmg lot at the maintenance yard are the only

portions of the proposed project that would result in physical changes to the existing environment. .
The spa and yoga studio addition would be located at the Carmel Valley Ranch Resort and the
parking lot would be located at-the maintenance yard, which are not v131ble from a scepic vista,- - -

- Therefore, 'there would be no lmpact on a scenic vista.

b, ¢, d) The project sites are within Design Control (“D”) and Site Plan Review (“S”) combmmg

 zoning districts; therefore, any physical changes are subject to design review.. As noted on the

design approval request form contained in the project file, the spa addition would be constructed
using cement plaster walls with copper roof and colors to match existing building colors (Exhibit
A). ‘On June 5, 2006, the Carmel Valley Land Use Advisory Committee (LUAC) recommended -
approval of the spa addition (without the yoga studio) and converting existing hotel unit #244 to a
temporary sales office; the LUAC recommended the following conditions: the spa design shall
match the existing building colors (gray); the two trees removed will be replaced with at least one
very large oak trée; and the exterior lighting shall be downlit, shaded and have amber ‘bulbs
(Exhibit A). These recommendations should be extended to the other areas of the lodge that are to.

- be physically altered, including the yoga studio and parking lot. Therefore, the following condition

of approval is récommended to ensure that the affect on scenic resources and visual character, and
that any new sources of light and glare are minimized.

Carmel ¥alley Ranch Spa Addition, Parlung Lot, Temporary Sales:Office.& Hotel Conversion ~ September 2006

Initial Study . . (PLN 060056 &_PLN 060360)
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i
T.
: Condltlon 1-1

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

Advisory Committee.

b. Prior to Occupancy, the project applicant shall replace one of the two existing coast live
oak trees to be removed from the center planter at the lodge courtyard with one large oak tree
(approximately 15-inches in diameter at two feet above ground level), obtained on-site in
‘accordance with the recommendations of the Land Use Advisory Committee.- If-a large
replacement tree cannot not be obtained on-site without being detrimental to the health of the
. tree, the replacement tree may be obtained from a nursery that carries coast live oaks of local
origin that are certified free from Sudden 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 near
the spa and yoga studio addition prior to occupancy. The tree is to be planted at least 10 feet
away from the very large oak tree to replace the two trees to be removed from the center of the
courtyard in accordance with the arborist’s report. _
c. Prior to issuance of a certificate of occupancy, the project apphcant shall incorporate
exterior lighting that is downlit, shaded, and uses amber bulbs in accordance w1th the
recommendations of the Land Use Adwsory Committee. ‘

Carmel Valley Ranch Spa Addtﬁon, .ParkzngLot, Temporary Sales Office & Hotel Conversion September 2006
Initial Study . : &’LN 060056 & PLN 060360)
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2.

AGRICULTURAL: RESOURCES

In defennmmg whether Jmpacts 1o agricultural resources are significant environmental effects, lead agencws may
refer to the California Agricultural Land Evaluation and Site Assessment Model(1997) prepared by the Califorria
Dept. of Conserva’uon asan optional model to use in assessing irpacts on agncuimre and farmland. o

which, due to their location or nature, could result in '

conversion of Farniland, to non-agnculmral use?
(Source: 1,5)

Diséussion]ConClusion/Condiﬁons and Mitigations: .

 Less Than
. ‘Significant ]
. Potentidlly With, Less Than =
 Significant” - Mifigation ~* Sigrificant - No
'Would i:he project- Tripact w* Incorporated -~ Impact . Tmpact
a) Convertane Farm]a.nd, Unique Farmiand, or g’ O O |
Fartiland of State fide Importance (Farmland), .
- $hown' on the thaps prepared pirsuant to the Farm]zmd
- . Mapping and Menitoring, Program of the California -
.Resources Ageticy, to non-agriculiural use? (Source: 1 .
D | . g
b) - : ‘Conflict:with existing-zoning for: agncultural use, or a Y i S = ||
+. Williamson Act, conh‘act? -(Source: 1, 5) | : . ' l '
¢) Involve other cha.nges in the existing enivifoniiicot SO O | u

See discussiont m Section 1v, Envu'onmental Factors Potentla]ly Affected and
Deteirmination.

According to the Carmel Valley Ranch Specific Plan, there 1s no agricultural lénd or reéource

contained within the “Resort Lodge”

or “Golf Course” area of the Carmel Valley Ranch.

Carmel Vallqy Ranch Spa Adddzon, Parkzng -Lot, Temporary Sales Office & Hotel Conversion . September 2006
TIniitial Study -
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3. AIR QUALITY

Where available, the s1gmﬁcance criteria established by the applicable air quality management or air poIlutlon
control district may be relied upon to make the following determinations.

Less Than
‘Significant
Potentially ~  With - Less Than
. : Significant Mitigation Significant No
~Would the projeqt: . : Impact Incorp9mted Tmpact Impact-

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

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

c) Resultin a cummlatively considerable net increase of I:I [ " O

. any criteria poltutant for which the project region is - .
non-attainment under an applicable federal or state
ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)? (Source: 1, 8) .

d) Result in significant construchon—related air quahty O . [ | | )
impacts? (Source: 1, 2, 5, 6) . : :

€) Expose sensitive receptors to substantial poltutant o a B = |
concentrations? (Source: 1,8) : ' .

f) Create objechonable odors aﬁ'echng a spbstantxal O A 0O A

- -mumiber of people? (Source 1,8)

Discussion/Conélusion/Condiﬁons and Mitigations:.

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

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

'~ Carmel Valley Ranch Spa Addition, .Parkmg Lot, Temporary Sales Office & Hotel C‘onversmn ‘September 2006
. Inifial Study . (PLN 060056 & PLN 060360)
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ﬁeak»hour).» ‘However, this increase inships;isac.onSide:ed insignificant and is not expected resylt
in-a significant affect on the levels of service at surrounding intersections or road segments.
Therefore; the proposed prOJect Would not- exceed the ihreshold of s1gmﬂcance for CO.

Smce the proposed project wotild not exceed the thresholds of significance for criteria pollutants
0ZOne Precursors, inhalable partlculates emit odorous emissions, or contribute towards
" cumulative’ eniissions of citteria pollutants, the proposed project would not conflict with the
MBUAPCD Azr Quality Management Plan. (AQNMP). Therefore, the impacts associated the air
quahty plan, air quality standards, emission of cntena po]lutants and/or odors Would be

considered less than significant.

d) The proposed project includes a spa add1t10n that Would involve gradmg of approximately 30
cubic yards within the footprint of the existing courtyard (no-grading of the parking lot. area is -
proposed). These construction activities may temporarily generate’ short-term emissions
mcludmg, a1rbome particulate matter (PMio) and toxic air contammates CI‘AC) '

According to ‘the MBUAPCD - CEQA Air Qualzty Guzdelznes, consttuctwn activities that mvolve
minimal earth moving over an area of 8.1 .acres. per. .day, or: ‘more, .could result in poten’aa]ly
significant temporary air quality impacts, if dust control measures are 1ot mplemented

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 S'peczﬁc Plan’ EIR reqmres ‘that dust generated
 during constraction can be controlled by wetting own the site and stabilizing exposed surfaces
The proposed project would be subject to the mitigation measures provided for ithe.Carmel
Valley Specific Plan and the proposed project will involve gradmg activities'less: than 2.2 acres
'.per day.. Therefore; the JAmpact on-air.quality as a result of constmctlen act1v111es would be
' -cons1dered aless than significantimpact. : - o

o~
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4, BIOLOGICAL RESOURCES . Less Than
: Significant - :
. Potentially =~ With Less Than
o Significant Mitigation Significant No
Would the project: ' Tmpact Tncorporated Tmpact:  Tmpact

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

b) Have a substantial adverse effect on any riparian habitat . [ O B = u
. or other sensitive natnral conmunity 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)

.c) Have a substantial adverse effect on federally protected O 0 O | ]
- . wetlands as defined by Section 404 of the Clean Water :
- Act (including, but not limited to, marsh, vernal pocl,
coastal, etc.) through direct removal, filling,
Thydrological interruption, or other means? (Source: 1)

d) Interfere snbstanha]ly with the movement of any native O O a- |
resident or migratory fish or wildlife species or with -
. established native resident or migratory wildlife
- corridors, or impede the use ofnatrve wildlife nursery
sites? (Source: 1) . .

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

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

Discussion/Conclusion/Conditions and Mitigations:

a, b, c, d, f) The only portion of the proposed project that would change the existing physical
conditions that may affect blologlcal resources is the 4,956 square foot spa and yoga studio -
. addition at the existing courtyard at the lodge and the surfacing of the parking lot at the
maintenance yard. The construction activities required for the project would occur within
previously disturbed and developed areas. Therefore, the proposed project will have ne impact
on special status plant or wildlife species, sensitive habitats; weﬂands migratory fish or wildlife;
or conflict with an adopted Habitat Conservation Plan.

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales O_ﬁice & Hotel Conversion September 2006
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€., The prqposed spa and yoga studio addition mcludes removal two existing coast live oaks .
(Quercus agnfolza), “which are located in the center plantér of the existing’ cotirtyard where the-
spa addition is proposed. ‘The Arborist’s Report prepared by Forest City Consulting in May
2006, states that the treés are 23.5 and' 45 inches in diameter (two feet above ground) and are
approxrmately 35 feet in height (Exliibit B). The later tree is considered a landmark tree (Over 24
inches in diartieter) per the Zoning Ordinance. According to Forest City Consulting, thehealth of
thé trees has been comprised by decdy, fungus, insect infestation-'and previous development, _
-which make them unsafe in the near future (Exhibit B) Accordmg to Sechon 21.64.260.D of the
Monterey County Zomng Ordinance, a tree removal perm1t i§ reqmred However, no Use Permlt
would be required since less than three protected trees would be removed ' -

The arborist’s report recommends protectron of the remaining trees and tree replacement of the
existing two oak trees at a 1:1 ratio. On June 5, 2006, the Carmel Valley Land Use Advisory
Committee (LUAC) recommended approval of the spa addition (the’ yoga stud10 anid park:mg lot
were added to the application later and will be considered by the LUAC on October 16, 2006)

based on several conditions, including that at least one very large tree would replace the two trees -

removed (Exlnbfc A). Implementaﬁon of recommended Condition 1-1b [See Section VL1
(Aesthetrcs) above] would ensure tree- replaeement m accordance “with* the; des1gn approval
recommendations and provide tree replacement at ‘a- I: 1 fatio in accordanoe “with' Sechon
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 rees.to. be damage by consiructlon '

equipment or vehicles if protective measures are not taken. This would be considered a-

potentlally significant impact. The followmg mmgahon measure Would eggure protecuon of .

i

s1gmﬁcant 1mpact ' : _ e

L Mltwatlon Measure 4-1 .

“Prior to issuance of building and gradmg permits and durmg constructron ac1:1v1tles, the
project applicant shall protect trees remaining on.the project s1te f_rom consirucuon 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 to
breakage shall be pruned under the supervision “of a certified Arborist. Roots encountered
shall be cleanly cut to promiote re-growth and major roots shall bé tuoneled under.

Carmel Valley Ranch Spa Addu‘zon, Parkmg Lot, Temporary Sales Oj_'ﬁce & Hotel Conversion_, September 2006
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5. CULTURAL RESOURCES o Less Than
: o Significant.
Potentially With Less Than
Significanit - Mitigation ~ Significant No

Would the project: Tmpact Incorporated  Impact Impact
a) Cause a substantial adverse change in the significance of - O I | ||
. ahistorical resource as defined in 15064.57? (Source 1) _
b) Cause a substantal adverse change in the s1gn1ﬁcance of o . O |
an archaeological resource pursuant to 15064. 5'7 ' ’
(Source: 1) : _
¢) Directly or indirectly destroy a unique palsontological O | ' O |

resource or site or unique geologic featnre? (Source: 1)

d) Disturb any human remains, mehdmg those mterred O O h ] -
outside of formal cemeteries? (Source: 1)

Discussion/Conclusion/ Cohdiﬁons and Miﬁgationr

See discussion in Sectlon v, Envn'onmental Factors Potentlally Affected and
"'Determmatmn

Accordmg to the Greater Monterey Peninsula Area Plan, the pmJect site is located in an area
designated as high archaeological sensitivity zone. However, the construction activifies
associated with the proposed project would disturb apprommately 5,606 square feet of land that-
. was previously disturbed during the development of the existing conrtyard and maintenance yard
at the Carmel Valley Ranch. In addition, the lodge building at the Carmel Va]ley Ranch Resortis -
not a historical or culturally significant building. Any cultural resources in the area would have
- been identified during the original construction of the 1odge Therefore there would be no -
- impact on Cultural Resources '

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

' N : Significant
Potentially With Less Than
.Significant ~ Mitigation  Significant No

‘Would the project: A R Tmpact- - Incorporated Impact Tmpact

a) “Expose pedple or strnctures to potential substantial
adverse effects, including the risk of loss, injury, or
death mvolvmg '

1) Rupture of a known earﬂ:quake fault, as dehneated B o wm . -0
on the most recent Alquist-Priolo Earthquake Fault - . : '
Zoning Map issued by the State Geologist for the
area or based on other substantial evidence of a
known fault? (Source: 1, 5, 6)

H) Strong seismic ground shaking? (Sowrce: 1,5,6) . O O - m u]

i) Seismic-related groond failure, fncluding . . - O1 o .M. O
liquefacﬁon? (Source: 1, 5, 6) . :

iv) Landslides? (Souroe: 1,5, 6) o O ‘u o

b) Resmﬂtmsubstanﬁal so:l..erosxon ortheloss of tops;)il? . I'_'] B l:lk D !’T, D

(Source: 1) T '

c) Be locai:ed ofi%’ geologm unit oF ‘soil that 1sunstable ot
-+ thaf would bectme unstable as aresult of the project, +
- and potentially resultin ori- or off-site, 1ands]1de,;1atera],' i
- spread.mg, su*ns1dence hquefachon or, collapse" {Source;.. .-,
=1,5:6)... : : '

d)’ “Bé Iocated on expansxve soil; as deﬁnea in Table 18-1-B fooog o o - ‘'m0
of thé Uniforin Building’ 'Code (1994), creating - S
* substantial risks to'life or property? (Source: 1, 5, 6)

¢t R IR
~’ LI

€) Have soils incapable of adequately supporting the use of 4 O | .o
septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of
wastewater? (Source: 1)

Discussion/Conclusion/Conditions and Mitigations:

&, 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 requires
that all structures are designed to withstand shaking and peak acceleration levels. Prior to
development of the existing lodge, and hotel rooms, the developers were required to conduct
detailed sub-surface geological studies to determine locafions of landslides, faults and other
geological conditions that may pose hazards and implement recommendations in accordance with
the Monterey Coimty Seismic Safety Element. The potential exposure of life and property to

Carmel Valley .Ranch Spa Addltwn, Parkmg Lot, Temporary Sales Oﬁ"ice & Hotel Conversion  September 2006
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hazards associated mth ground rupture seismic shaking, seismic related ground failure,
landslides, or.expansive soils were already mﬂngaied in the Carmel Valley Ranch Specific Plan
Environmental Impact Report.. Seismic mitigation measures provided in the Carmel Valley
Ranch Specific Plan Environmental Impact Report would be applicable to the spa and yoga
studio addition. Therefore, the impact would be considered a less than significant impact.

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

significant impact.

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

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion September 2006
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7. HAZARDS AND HAZARDOUS MATERIALS - - " . . -LessThan -
Potentially, ~ With . = Less Than
L : o - Significant = Mitigation Significant No
‘Would the project: : " Impact  Incorporated”  Impact’ . Impact

a) Create 4 significant azard to the publicorthe =~ - ° g 0o S o U
* erivironment through-the routine trahsport, use; or . ) o :
dlsposal -0f hazardous materials? (Souxce~ 1,4).-

b) Createa s1gn1ﬁcanthazardto thepubhc orthe - B i | R | n_
environment through reasonably foresecable upsetand . - B '
aboiderit conditions fnvolving the rélease of hazitdous

" matérials into the environment? (Soirrce: 1,4)™

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

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

e) Foraprojectlocated within an airportlandwseplanor, - [~~~ O O |
where such a plan has not been adopted, withintwo : -
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, g - O = |
would the project result in a safety bazard for people ’ : s
. residing or working in the project area? {Source: 1, 4)

. g) Impair mplementahon ‘of or physically interfere w1ﬂ1 an O O : O |

adopted emergency response plan or emergency
evacuation plan? (Source: 1, 4) »

L) Expose people or structures to a significant sk ofloss, [ - N O |
infury or death involving wild land fires, including where : ' :
wild lands are adjacent to urbanized areas or where
residences are intermixed with wild lands? (Source: 1, 4)

‘Discassion/Conclusion/ Conditions and Miﬁgaﬁons:

" See discussion in Section IV Envmonmental Factors Potentlally Affected and
Determination.
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8. HYDROLOGY AND WATER QUALITY Less Than
) Significant
Potentially With Less Than
g Significant ~ Mifigation  Significant No
"'Would the project: ) Impact  Incorporated ~ Fmpact ©  Impact
a)  Violate any water quality standards or waste mscharge | a O "
requirements? (1, EX[—IIB].T 5)] : : ‘

b) - Substantially deplete groundwater supplies or interfere | - a S | |
- 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
1o a level which would not support existing land uses or
planned uses for which permits have been granted)‘7 (1
EXHIBIT C) A

¢) . Substantially alter the existing dfainage pattern of the - | . | n o
site or area, including through the alteration of the ' . :
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or oﬂ'—s:tte'?

@, 14,15) ’

.d) Create or contribute mnoff water Whicﬁ would exceed | [ R | |
" the capacity of existing or planned stormwater drainage =~ . . : o
systems or provide substantial additional sonrces of

polluted runoff? (1, 14, 15)

¢ .Otherwise._substanﬁallydegrédewai_:equa]ity?(l). “ o o - a m

£)  Place honsing withina 100-year flood hazard areaas - -] o o =
mapped on a federal Flood Hazard Boundary or Flood : :
Insurance Raie Map or other ﬂood bhazard delineation

map? (1, 10)

g) P}ace within a 100-year flood hazard area structures | a O | |
which would impede or redirect flood flows (1, 5, 10) o '

h) Expose people or structures to a sighiﬁcant risk of loss, Il | I (| L}
injury or death involving flooding, including flooding . - .
as a result of the failure of a levee or dam? (1, 5, 10)

i)  Immdation by seiche, tsunami, or mudflow? (1) o o O . m
Discussion/Conclusion/Conditions and-MiﬁgatidliS'
a) The emsbng 1odge is connected to a Wastewater treatment facﬂlty that is managed and

operated by California-American Water Company (Cal-Am), which is under a permit from the
Regional Water. Quality Control Board (EX[-I[BII‘ C). Therefore, the wastewater generated by

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Office & Hotel Conversion  September 2006
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the spa and yoga studio add1t10n, temporary office, and condomtmum hotel umts would not
violate any “water quahty standards or dlscharge requn'ements ’

b) The proposed -project would be prov1ded water service by California-American Water
Company (Cal-Am Merhorandum 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‘Cdl-Am sérvice area:due to the limited water
supply. Ordinance No. 3310 is not applicable to and does not prohibit projects that consist of
“‘add1t10ns 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, Tesult in a rmmmum of 10

percent overall decrease mthe use of water” (per Sect10n18 46.040.B). -

The spa and yoga studio_ addition ° is the only portlon of the proposed project that would
. potentially infensify water: consumphon within Cal-Ani’s Setvice area.-The: spa: and :yoga studio
addition would add six treatment rooms, which, Would add six toﬂets “Six hot tuhs -and six
showers to the lodge building. ‘Based on MPWMD’s Group Iuse factor of 0.00007 multlphed 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 approxnnately 0.65 acre feet pet year (AFY). Accordmg to
MPWMD, the proposed eommerc1al subd1v1s10n of ‘thé ‘hoté]l” foori§ into-individually owned .
condominium hotel units would not result in a- change of use that wﬂl mtens1fy water usage or
add additional connections to the resort. Therefore, the proposed pro_1ect would result in an
increase in total water use demand of approxrmately 0 65 AFY and intensify water usé w1tth
Cal-Am’s servme area, ‘L. e it v e Rt sl 7

'Ihe prOJeet apphcant proposes meetmg the mcreased water use ‘demand " with water cred;lts _
obtained from abandoning 24 existing spa/_]acuzz15 at the ‘esort and retroﬁttmg the'existing 144
1.6-gallon toilets ‘with 1.0-gallon toilets. Abandonment of the 24 existing spa/jacuzzis would
result in savings of 1.20 acre-feet per year (AFY). Retrofitting of 144 existinig toilets within the
proposed subdivision would reduce water consumption. by approximately 37.5 percent and result
in an additional water credit of approximately 1.89 AFY, providing a total water credit of
3.09AFY to serve the proposed project. At this time MPWMD has only acknowledged that they
will grant a water credit in the amount of 1.20 AFY upon verification of removal of ‘spa/Jacuzzis
(EXHIBIT C). However, at this time, sufficient ewdence has not been prowded to grant the
water credit for the to11et retrofitting.

Conclusion :

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

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

the 1.20 AFY water credit will not be granted and-the increased water use demand would

- Carmel Valley Ranch .'S’pa Addztzon, Parking Lot, Temporary.Sales Off ice & Hotel Conversion  September 2006
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intensify the water usage within Cal-Am s service area. In addition, if the toilet retroﬁttmg isnot
~ approved by MPWMD, the water demand would not be reduced by a minimum of 10 percent in
accordance with Monterey County Ordinance 3310. This would be considered a potentially
significant impact. Therefore, the following mitigation measure has been provided to ensure no
intensification of Water use with Cal-Am’s service area.

Mitigation Measure 8-1 ,
Prior to issuance of building permits for any portion of the spa/yoga room addition, parkmg

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

significant level.

Mitigation Measure 8-2
Prior to issuance of building perm1ts for the retrofitting of the bathrooms of the 144 hotel?’

" units and prior to the recordation of the.Final Map for the condominium conversion, the:
apphcant shall provide evidence from the MPWMD that the District has reviewed and
approved the water use reduction resulting from the retrofitting and that the water use:
reduction would maintain water usage at he Carmel Valley Ranch property within its existing. -
allocation. This would ensure that water usage within' Cal-Am’s service area is not
intensified. Therefore, there 1mpact on groundwater Tesources would be reduced to a less
than s1gmﬁcant level.

c, d) The only physical change on the pro_1 ect site would be the spa and yoga studlo addition and
surfaced parking lot. .The spa and yoga studio addition would occur in an area that was
previously developed as impervious surfaces. According to Paul Davis Partnership, the proposed
parking lot would be developed by applying “all weather surfacing” to an existing dirt lot at the-
maintenance yard to reduce the potential for erosion to occur in the parkmg lot area (Personal
communication with Ryan Cormnelsen. September 20, 2006). However, it is unknown at this
time if the “all weather surfacing” material will be impervious. If the parking lot all weather
surfacing material were impervious, the proposed project may result in an alteration of the
existing drainage pattern. However, the alteration of the drainage pattern associated with the
parking ot would be considered: insignificant due to the- parking lot-only being approximately
650 square feet and the area being Ielatwely level with no st:eams or nvers Tocated nearby.

" In addition, standard conditions of approval would require that the project applicant implement
best management practices (BMPs) identified in the Monterey Peninsula. Stormwater
Management Program, which was adopted by the Central Coast Water Quality Control Board on
September 8 2006 and implemented by Monterey County Water Resources Agency.

Carmel Vallqv Ranch Spa Addition, Parkmg Lot, Temporary Sales Ofﬁce & Hotel Conversion - September 2006
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: .
Implementatlon «of .the BMPs would reduce stermwater runoff -during  construction: and post-
coristruction in -accordance. with the Environmental Protection Agency’s Phase II Storm Water
NPDES requiréments. ‘Therefore, the proposed project would not substantially alter the existing
drainage patterns -or contribute runoff water which would exceed the capacity, of the existing
stormwater drainage system and the 1mpact would be eon51dered less than s1gmﬁcant.

| e) The proposed project would not introduce any new uses or that would significantly affect
. ‘water qua]1ty Therefore, the proposed project Would have.no 1mpact on water, quahty

frg; h, 1) ’I‘he Carmel Valley. Ranch .Sjveczﬁc Plan reqmreSs that all oceup1ed structures are built
outside-of the 100-year flood plain of the Carmel River: - The only pottion of the proposed project
that would involve construction of new. oceupied structures is the spa and yoga studio addition on
the ex1st1ng lodge building, Whlch is located outside the 100~year ﬂood plam

The pro;ect site-is located- apprommately ;10 miles downstream from San Clemente Dam.
According ‘to..the Greater Monterey Pemnsula .Area Plag,, imndation. from ;dam. faﬂure would
genérally:-follow. the100:year:flood boundary: . Since, the;proposed project lies, abeve the.1,00-year
flood plain, inundation from dam failure would be minimal. In addition, the proposed@rOJect is
Tlocated ‘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, tsynamis oy mudﬂows ‘
Therefore, thete weuld:be-no: 1mpact assoelated w1th 100-yea.r ﬂood hazards .dam munda‘aon,

selches tsunazms ormudﬂews T ) L e
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9. "LAND USE AND PLANNING ' . Less Than

Significant
Potentially With Less Than
v » . Significant =~ Mitigation = Significant No
' Would the project: Timpact  Incorporated .- Impact Tmpact-

a) Physically divide an established commmnity? (Source: 1) -3 O S o n
b) Conflict with any applicable land use plan, policy, or i n . O |

regulatlon of an agency with jurisdiction over the project ‘

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

plan, local coastal program, or zoning ordisance)

adopted for the purpose of avoiding or mitigating an

environmental effect? (Source:4,5,7)

c) Conflict with any applicable habitat conservation plan or O O O | |
natural community conservation plan? (Source: ) .

Discuss’ién/Concluéion/ Conditions and Mitigations:

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

b) . Carmel Valley Ranch Speczﬁc Plan - Accordmg to the Carmel Valley Ranch Specific Plan
(Plan), the project site is designated as the “Resort Lodge” and “Golf Course™ area. According to .
the Plan, approved uses:within the “Resort Lodge™ area include, but are niot limited to: a mixture of -
one and two bedroom hotel rooms within buildings; the lodge, which includes restaurant, resort
mmercml, management/real estate, locker rooms, pro shop and storage; and recreation uses
‘including game room, pool(s); tennis courts; and a children’s playground. The spa and yoga studio
addition and temporary sales office would be additional uses at the lodge that would be consistent.
with the estabhshed lodge use and with the allowed resort commercial uses.

Accordmg to the Plan, the “Golf Course” consists of a 150 acre 18-hole champmnshlp golf CcOurse,

which includes; but is not limited to: a clubhouse, parking lot, maintenance barn, driving range,
- putting green, cart path system, storage ponds irrigation system, cart bridge and half-way house.

The Carmel Valley Ranch Specific Plan requires that the lodge parking coverage does not exceed
50 perceni of the area and that the golf course clubhouse parking provide a minimum of 120 spaces
_or in conformance to the Zoning Ordinance. The proposed parking lot would i improve an existing

. dirt ot to add approximately 17 employee parking spaces, which would not exceed 50 percent of

- the lodge area or take away from the clubhouse parking. Therefore, the parking lot would be -

_consistent with the existing parking lot and maintenance yard use at the golf course. The proposed
conversion and use of one hotel unit as a sales office would be temporary in na’cure and would be
cons1stent w1th the Zoning Ordmance subject to approval of ause permit.
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not “be considered a change in use because"the facility Would remain a “hotel” pursuant to Section
21.06,660 of the Zoning: ordmance

Carmel Valley Master Plan — According to the Carmel Valley Master Plan the “Resort Lodge”
area has a “Visitor Accommodanon/Professmnal Offices” land use designation and the “Golf
Cours has a “Pubhc/Qua31 Public” land use designation.” “Thése land: use designations ‘are
consistent with uses identified in the Carmel Valley Ranch Specific Plan. Condition of Approval .
0-1 would ensure that the proposed project would be cons1stent with the Carmel Valley Master

Monterey County Zoning Ordinance - According to th'e' Monte'rey -’County Zoning Map the spa
and yoga studio addition, temporary sales office and hotel rooms have a zoning designation of
Visitor Serving/Professional Office — Design Control —~ Site Plan Review Zoning District or “VO-
D-S”. The parking lot area has a zoning designation of Open Space and Low, Density Res1dent121
(2.5 acres/unit) within Design Control — Site Plan Review — Residential Allocation combmmg
- districts or “O-D-S-RAZ” and “LDR/2.5-D-S-RAZ.? The proposed use of a spa g and yoga studio
and a temporary sales office are consistént’ With- the “VO” Zonifg” des1gnatron. Rcsording’ to
Section 21.38.050 of Chapter 21 38 the Zomng Orchnance (Regulatlons for Open Space Zoning -
, D1str10ts), golf cour and.hutldmgs acceesory to any allowed us 'a'r‘e allowed uses within the’
: S L L

“ 1

.eil is part ofthe .

Z ]an
P E ot ™ e gl

I parking at The Carmel Valley Ranch propefty and ls l'eqmred m" re
_21 58 of the Monz‘erey Caungz Zonzng Ordmance .

. uses and res1dent1a1 uses are a]lowed withiti the “VO™ zornng -district. Residential uses are allowed :
prov1ded ‘that “fhe _Bross square. footage of the residential use does not exceed the gross’ square
footage of the commercial use.” The proposed use of the units by their owner for a specified time -
period would not result in the use of the units as residential units per se. Therefore, the converted
units wotuld continue to fall into the category of a hotel per the definition ‘contained in' Section
21.06.660 of the Zomng Ordlnance ‘which states that a hotel is “any structure or portion thereof
contammg guestrooms used des1gned, or mtended 1o bé used, let, or ‘hired ouf ‘or to be occupred,

' ,Whether the, oompensanon for h1re 1s pard d1rectly or mdrrecﬂy, ‘and occupled or mtended to be
occup1edby more fhan two persons '

Monterey Coung: Code — While the proposed conversion of hotel units to private ownershlp

would contintie to-qualify as ahotel per the discussion above, there would need to be assurarices

that the proposed use of the units by md1v1dua1 owners does not become permanent or defracts

‘ ﬁ'om the Jhotel definition. To this end, owner occupaney -of the units would have 10 be temporary

. and “trans1ent.” The Zomng Ord:nance does not have a2 deﬁmﬁon ‘of'a “trans1ent,” therefore, for -
this purpose, ‘staff has relied in the deﬁmtlon contamed in Chapter 5.40 (Transient Occupancy Tax)
of Title 5 (Revenue and Finande) of the Monteréy“Couinty Mumcrpa] ‘Code. Section 5:40. 020Hof
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i : |
this Chapter defines “transient” as “any person who exercises occupancy or is entitled to
- occupancy by reason of concession, permit, right of access, license or other agreement for a
. period of thirty (30) calendar days or less, counting portions of calendar days as full days. Any .
such. person so occupying space in a hotel shall be deemed to be a transient until the period of
thirty (30) days has expired unless there is an agreement in writing between the operator and the
occupant providing for a longer period of occupancy. In determining whether a person is a
transient, uninterrupted periods of time extending both prior and subsequent to March 31, 1965,

may be consza’erea’ (Ord. 3668 1993; Ord. 3651 § 1, 1992)”

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

Recommended Condition of Approval 9-1 ’ _
The development agreement between the individual owners and the hotel management shall

restrict ocoupancy (by renters or owners) of all condominium hotel units to a maximum
occupancy of 30. consecutive calendar days, with a minimum of 7 days between the 30
consecutive day occupancy.  This would ensure that the occupancy remains “transient” and the
“hotel” use remains in place, which would be cons1stent with approved uses in the Carmel
Valley Ranch Specific Plan. .
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. S . Péieﬁtially

Ce : Significant
Wo'uld’the prbject" ' ) - Tmpact

Less Than -
Significant .

With Less Than
Mitigation Significant No -
Incorporated Tmpact -  Impact

- a) Resultm the Joss of availablhty of a known mineral . o

* resource that-would be of value to the region and the
residents-of the state? (Source:.1,6) '

. b) - Résultin'the Toss of availability of & locally:important - - I -
- mineral fesource recovery site-delineated on-alocal .. ;
. general plan, specific plan or other land use plan? .
(Som‘ce 1 6) :

Dlscussmn/Conclusmn/Condxtmns and Mltlgahon.

a

o o

The pmJect szte is developed land that does not contam mineral resources. See discussion in
Secuon IV Envu'onmental Factors Potentlally Aﬂ'ected and Determination.. ;s o...umie, 5

......
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11. .~ NOISE ' o , Less Than

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

Would the project resunlt in: Impact. __Incorporated Tmpact Tmpact

‘a) Exposure of persons 1o or generation of noise levels in O ’ O o | ]
excess of standards established in the local general plan '
of noise ordinance, or applicable standards of other .
agencies? (Source: 1,2)

b) Exposirre of persons to or generation of excessive A O | | O
groundborne vibration or groundbome noise levels? .

(Source 1 »2)

A c) A substantial permanent increase in ambient noise ' | O O | ]
levels in the project vicinity above levels ex:stmg :
w1thouz the proj ject? (Source: 1)

d A substantlal temporary or periodic increase in ambient O N | o0 O
noise levels in the project vicinity above levels ex1stmg : . i
without the project? (Source: 1,2) -.

e) For a project located within a airport land use plan or, | O [n] . |

" where such a plan has not been adopted, withintwo - . ’
miles of a public airport or public use airport, would
the project expose people residing or working in the
project area to excessive noise levels? (Source: 1)

f) For aproject vmtbm the vicinity of a private airstrip, a 0 . n

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

' 'DiscuSsion/Conclusion/Coﬁdiﬁons and Mitigations: '

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

b, d) Noise would only be generated by the construction activities associated with construction
of the spa and yoga studio addition and parking lot. As indicated in Table 11-1 below, activities

~involved in construction would generate maximum noise levels ranging from 85 to-88-dB at a -
distance of 50 feet. Construction activities would be temporary in nature and are an’uc1pated to
occur dunng normal daytime Workmg 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, matenals and equipment to and from construction sites. This noise increase
would be of short duration, and would hkely occur prlmarlly durmg the daytimé hours. | )

TABLE 11-1
CONSTRUCTION EQUIPMENT NOISE

| Bulldozers 87

Heavy Trucks ) : ‘ _ 38
1 Backhoe . 85
- | Pneumatic Tools . ' 85

Source: Environmetital Noise Pollution, Patrick R. Cunniff, 1977, _ _

The proposed project would involve construction activities which typically generate maximum
noise levels ranging from 85 to 88 dB at a distance of 50 feet, as indicated in Table 11-1. -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 sle¢p intérference at eXisting nearby
noise-sensitive receptors visiting the hotel. This would be considered a potentiaily s1gmﬁcant
. impact. Implementatron ofithe following mitigation measure would reduce this 1mpact.

Mifigation Measure No. 11-1:

Prior to issuance of grad:mg or bu11d1ng permits, the pro_]ect apphcant .shall prepare and
submit a “Construction Activities Schedule -and--Management- Plan”: identifying. all
construction activities. The plan shall include the entire- -development schedu]e and process,
‘shall address all pertaining aspects and m1ugat10n measures contemplate’d in ‘the Noise .-
Ordinance. During construction, the project. apphcant “adheré” to Monterey - County’s . -

' wreqmrements for .consfruction activities with. respect 0. hours;:of .operation, ;muffling of -+’ "

internadl combustion engines and other factors which affect construction-noise. generation and
~ its effects on. noise-sensitive land wuses. Th1s Wou]d include’ implementing the followmg

specific measures:
«  Limit construction operatlons between the 1east norse-sensmve penods of the day {e.g.,7
AMto 7PM);

« * Constriction "activities generating roise levéls ranging from 85 to 88dB shall be
scheduled after rn1d—day durlng Tuesday through Thursday_ :

«  Locate: construction equ:lpment and equ:lprnent stagmg areas at the furthest dlstance
possible from nearby noise-sensitive land uses;

. Ensure thiat” construction - equipment is properly maintained and .equipped Wl‘th noise-

" - reduction ‘intake and exhaust ‘mufflers and -engine shrouds, in accordance with -
manufacturers’ recommendatlons Eqmpment engme shrouds should be closed durmg
‘equipment operatlon, :

* When not in use, motorized construction equlpment should not he Teft 1d]1ng, and

. Estabhsh a contact person and:nofify adjacent property’ owners and users as 1o the contact
~ 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 daytime
noise-sensitive receptors. Noise generated by construction activities would be short-term and
fully mitigated. Therefore, the construction related noise impacts would be reduced to a less

than significant level.

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

' Dlscuss1on/Conclus1on/Cond1tlons and Mltlgauons'

12. POPULATION AND HOUSING 4 Less Than
' : ) ‘ . : Significant .
Potentially With Less Than
. T Significant ~ Mitigation Significant No
‘Would the project: Tmpact Incorporated Tmpact Impact
a) TInduce substantial population growth in an area, either O | [ | |

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

* b) Displace substantial mubers of existing howsing, [ o o n

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

¢) Displace substannﬁ mumibers of people, necessitating O EI R I | |
the construction of replacement housing e]sewhere? S
(Source: 1) .

' The proposed project wﬂl not increase the popula’uon or dlsplace people See discussion in
*Section IV, Environmental Factors Potentially Affected and Deﬁ_ermmatl_qn. :
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13.5 '+ PUBLIG SERVICES = .~ .. - - Less Than
ce e o R L Significant ... -
Potentially With . Less Than _
Significant ~ Mitigafion” ngmﬁcant No
‘Would the project result in: ‘Tmpact Incorporated - Iinpact Impact

Stibstantial-adyerse 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 ordet to maintain acceptable - B Stleir Few,
service ratios, response times or.other performance

objectives forany of the public services:

a) % Fire protection? (Source: 1)
b) i Police prbtecﬁon?_ (Soﬁrce: 1)
c) Schools? (Source: 1)

d)«  Parks?(Source: 1) -

OO OO
e
b-b b oo
X H EH N =

&) ome,rpubiic facilities? (Source: 1)

,‘J."

DlscussanConclusmnlCondmons and Mmgatmns'

. "I‘he proposed project Would not introduce any uses that would substantta]ly increase ﬂm dema.nd
" on pubhc services. See discussion in Sectlon IV Enwronmental Factors; Potentxally Affected
~and Determmatmn. _ : - :
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14, RECREATION - - ‘ ' ' - Less Than

: Significant
Potentially With . Less Than
, Significant  Mitigation Significant No

Won]d the proj ect : : . Impact Tncorporated Impact Fmpact
a) Increase the use of e;ushng neighborhood and regional O 1 a |

parks or other recreational facilities such that substantial : : '

physical deterioration-of the facility would occur or be

accelerated? (Source: 1)
b) - Does the project inclnde recreational facilities or require ' O - | D |

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

'Discassion/Conclusion/Conditions and Miﬁ@tidnsé ‘
The proposed project would not introduce any new uses that would increase the use of existing
neighborhood recreation facilities. Seé discussion in Section IV, Emrlronmental Factors

Potenhally Affected and Determmatlon.
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- 15, TRANSPORTATION/TRAFFIC : ' Less Than L N

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

‘Would the project: . . ' '_ Tmpact Tncorporated Jmpact Tmpact

a) Cause an inérease in traffic which is substanfial in O | .m. - g
relation to the existing traffic JToad and capac1ty of the . - R ) .
street system (ie., result in a substantial increase in
either the number of vehicle trips, the volume to capacity:
ratio on roads, or congeshon at intersections)? .(Source:

4, Exhibit D) : _
b » Exceed, either iﬁdividually or cumulatively, a level of a n 3 O
service standard established by the county congestion :
management agency for designated roads or highways?
(Source: 1, Exhibit D)

c) Restltin achange in.airtraffic patterns, including either. - . ..l:l NI RRNTSS B NURRCPE IS I USSR o
an increase jn-traffic levels.or a.change in locatjon that . ca e aileene e e el
resnlts in substantial safety risks? (Source 1, Exhibit D) ' ) -

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

Exhibit D)
¢) Resultin inadequate emergency access? (Source 1, - | S ' g » . Sl - N
' Exh1“b1t])) L : . o
-t)‘ Res;ﬂtmmadequateparhngcapamty?(SourceS) - _ ‘ a T o - wm- O
'g) Conflict with adopted policies, plans, or programs _ .o O - - --m

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

Discuss'ioﬂ/Conclus’ionl 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 wotild remain unchanged, utilizing Old Ranch Road,
Fairway Court, and Oak Place. Old Ranch Road would continue to provide access to the-spa and
yoga studio additions, and condomirium hotel units #46 through #145, including the temporaxy
sales office. Individually owned condominium hotel units #1 through #45 would be accessed v1a_~
' Oak Place and Fairway Court off from 'Ok Place. “The employee parking lot would be access v1a
Old Ranch Road _

Traffic in the Carmel Valley Master Plan Area )
" The Board of Supervisers has adopted certain policy related to new res1dent1a1 and commerc1a1 .
subd1v151ons in the area of the Carmel Valley Master Plan. This policy is contained in Board of
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Supervisors Resolution No. 02-024 (Exhiblt 3). Section C of the resolution states “Ad(:htlonal
units resulting from new residential and commercial subdivisions in the Carmel Valley Master
Plan Area would foreseeably increase daily traffic on already deficient sections of State Highway
1 and Carmel Valley Road.” The policy was adopted following the provisions of Policy No.
39.3.2.1 of the Carmel Valley Master Plan which provides that development having the potential
for significant traffic impacts on levels of service, be deferred in the event that certain threshold
volumes are reached in twelve segments of Carmel Valley Road. These thresholds have been
reached ~according to a report from the Department -of Pub]ic Works dated December 11, 2001.

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

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

Emstmg Plus Project Traffic Conditions
According to the Traffic Report prepared by Higgins Associates, the conyersion of 144 hotel
rooms to 144 individually owned condominium hotel units ‘would not generate additional daily,
* trips or change parking characteristics since the condominium hotel units would still be rented’
_out for hotel use. However, the spa and yoga studio addition would generate approximately 34'
. additional daily trips tnder the worst case scenario. The spa and yoga addition would generate 9

trips during the AM peak hour and 5 trips during the PM peak hour (Exhibit D). According to ... -

Higgins Associates, the project traffic generated on Carmel Valley Road would be- distributed 50

. percent eastbound and 50 percent westbound. Approximately 20 percent (2 trips during the AM.
" peak hour and 1 trip during the PM peak hour) of the project traffic generated westbound would
be distributed to State Route 1 and approximately 30 percent of the eastbound traffic would be

- distributed to Laureles Grade Road. . . L

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

~ Cumulative Traffic Conditions ‘
The vehicle trips generated by the spa/yoga room addition poruon of the project would contribute
towards cumuilative traffic impacts on the roadway network within the area of the Carmel Valley
Master Plan. Pohcy 39.1.7 of the Carmel Valley Master Plan recommends imposing developer,
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fees for: proyects within the:Carmel Valley Master Plan planmng -area.. Funds raised through the
collection of these fées-would-go towards improvements to Carmel Valley Road.: Tn addition, the
proposed project would-be' subject to .contribute towards State Route 1 reimbursement program
that was established-for recently completed roadway improverients. Furthermore, according to
the TAME ‘Regienal Transportatlon Plan-(RTP), Carmel Valley Road is projected to operate at
‘unaccepta‘ble levels of:service east to Meadows:Drive. Proposed improvements to Carmel Valley
‘Road ‘includerwideriing thé roadway to include passing lanes on key segmerts on a 4.39-mile
section stretching from Via Petra to Robinson Canyen Road and adding left turn channelization
and bicycle lanes. These improvements are included in TAMC’s Congestlon Management
Program (CMP) but have ‘ot been Jmplemented duesto alack of: fundmg ~ .

'I'he addmonal trips generated by the spa and yoga studlo ade’uon wou‘ld contn'bute towards
.cumulative traffic conditions within the Garmel- Valley Master Plan planning area.” This would
bé considered 4 potentially significant-¢uniilative impact. ‘Therefore, the following mitigation
measure has beén provided to help fund improvement projects that would improve the operations
along: Carmel Valley:- Road and contrrbute towards relmbursmg nnprovements already S
*‘constructed on State Route 1- T A Lt SOLL LR SRIPRR S N N 10
Mitigation Measure 15-1

a Prior to issuance of building permit, the pro;ect -applicant™ shall .contribute - their

* “proportional-fair shate, as<deterriined arid apptoved by the Departinent-of Public Works,

.. towards-the*Garmel Villey Road 1mprovements nnpact feem acoordance Pohcy 39.1. 7 of

- theCarmel ValleyMasterPlan Tt e S ORT T PR LTI LT

166y will o ; reen -
V1a Petra and ‘Ro'bmson 'Canyon Road‘and addmg Teff? tum channehzatron and brcycle .
lanes B,
c. Prior o issuance of buﬂdmg permlt, the pro_1ect applicant shall contribute their
proportional fair share towards the State Route 1 reimbursement pro gram, which would go
towards recenﬂy completed nnprovements to State Route 1

' w1th the spa and yoga studro‘addrtlon. Therefore the mcrease in trafﬁc associated w1th the
proposed proje ect wouldhe reduced to F less thai' s1gmficant level L

¢, d,e, g) The only ¢hange in ex1stmg e that would result in ah increase in traffic is the spa and
yoga studio addition: Thé ‘spa-and yoga: studio addition would require surfacmg atr-existing dirt
lot to provrde 17 employee park:ng spaces at the miainténarice yard. Employees would be
shuttled to and from the lodge building in golf carts. The proposed: spa addition and associated
parking I lot would not result in increased hazards, result in inadequate emergency access; Or.,
conflict’ w1th ad'opted pol1c1es plans o programs supportmg alternatlve transportation.
Furthermore the pro_]ect srte is not located Wlthm an: air ﬂlght path or near.2 an actrve pubhc [y

 private aifport..
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f) The spa and yoga studio addition would result in an increase the number of visitors and.
“employees at the lodge during business hours, which would result in an increased parking
demand. According to Section 21.58.040 of the Zoning Ordinance, the spa and yoga studio use
would require 1 parking space per every 50 square feet of spa, which would require
approximately 99 parking spaces. However, according to Higgins Associates parking would only
be required for new staff and non-hotel guests, which is assumed to be approximately 5 percent
of the daily visitors to the spa and yoga studio addition. According to Higgins Associates, the
spa and yoga studio addition would result in an increased parking demand of 12 parking spaces
(Exhibit D). Of the increased demand for 12 additional parking spaces, 8 parking spaces would
be generated by the increase in employees and 4 park:mg spaces would be generated by non-hotel

guests visiting the spa and yoga studio.

The proposed project includes applying all weather surfacing on existing lot at the maintenance
yard and striping the all weather surface to provide 17 employee parking spaces that are 8 feet .
wide by 20 feet long. The proposed parking lot would accommodate the 8 parking spaces
generated by increased employees associated with the spa and yoga studio addition, plus an
additional 9 lodge employee vehicles. The hotel employees will be shuttled to and from the
lodge in golf carts. Providing additional employee parking spaces at the maintenance yard would
free up approximately 9 parking spacés at the lodge parking lot. This would accommodate the
+ increased parking demand of 4 parking spaces generated by the non-hotel guests visiting the spa
and yoga studio. Therefore, the' impact would be considered a less than significant impact.
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16.- ~ UTILITIES AND SERVICE SYSTEMS : g Less Than .
ey L. . Significant. .
Potentially With Less Than )
Significant ~ Mitigation  Significant No’

Would the project' i _ ‘ Impact __Tncorporated Tmpact Tmpact

a) Exceed wastewater treatment reqmrements of the o - o... o 1 ¥
apphcable Regional Water Quahty Coni:rol Board" Co. : :
(Source 1 12)

by 'Reqmre orresultmthe construcﬁon ofnewwater o O - W
~ wastewater treatment facilities;or expansion of ex1stlng ’
" facilities, the construction of which could cause
significant environmental effects? (Source: 1, 12, 13)

') Reqiiire or reiult in the cohstritction of new storm Water O o - M .- O
drainage facilities or-expansion of existing facilities, the ‘
- construction.of which could, canse s1gn1ﬁcant C

"pro_ject from existing  éntitlémeits and's resources, or aré”’
néw or expanded enuﬂements needed? (Source 1; ‘13 SRR

¢) Resultin a determination by the wastewater freatment g .g@gc ol |
- provider which serves or may serve the project that it has :
- adequate capacity to serve the project's projected ) =
demand in addition to-the prov1de1"s existing - 3 R e L
commﬂments‘) (Source: 12) ST e ’ B T P

f) Be servedbyalandﬁllwﬂh sufﬁcmntpenmtted capac1ty (| - oo - m ... O.
' to accommodate the project's solid waste disposal .
needs? -(Sm:rce' 1,9)

g) Comply with federal, state, and Tocal statutes and O - o . o =
regulatlons related to solid waste? (Source: 9) . o

Discussion/Conclusion/Conditions and Mitigations: '

a) The wastewater generated by the proposed project would be collected by the existing sewer
system and treated by Carmel Valley Sanitation District. Carmel Valley Sanitation District was
established in 1980 to provide tertiary sewage wastewater treatment for part of Carmel Valley
Ranch and maintain and operate a community septic tank for the rest of the ranch. In 2004, the
County of Monterey sold the operation and facilities to California-American Water Company.
The treatment facility is monitored and regulated by the Central Coast Regional Water Quality
Control Board’s (RWQCB) Therefore, the wastewater generate& proposed pro_]ect would not
exceed the RWQCB treatment requu:ements

Carmel Valley Ranch Spa Addition, Parkiyzg Lot, Temporary Sales Office & Hotel Conversion  September 2006
Initial Study . (PLN 060056 & PLN 060360)
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i :
b, d, &) Wastewater and potable water services would be provided by Cahforma—Amencan Water
‘Company (Cal-Am. 2006). The conversion of existing hotel rooms to condominium hotel units
and the temporary sales office would have no impact on the wastewater treatment demand. -
However, the spa and yoga studio addition would add six toilets, showers, and hot tubs, which
would increase the water and wastewater demand.

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

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

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

As dlscussed in Section 8, Hydrology and Water Quahty, the 4,956 square foot spa and yoga

stadio addition would increase the water demand by 0.65 AFY. The proposed pro_]ect would
extend existing waterlines on-site to the spa addition. However, there would be no additional .
~ expansion of the water facﬂmes reqmred to meet thc increased water demand of apprommately :

'065AFY

Implementaﬁon of M1.1:1gatlon Measure 8-1 requires that the prOJect apphcant prov1de ev1dence of
water crediis granted by MPWMD to meet the increased water demand associated with the spa
addition and provide reduction in water use of a minimum of 10 percent within the proposed
commercial subdivision, which would ensure that the water usage within Cal-Am’s service area
is not intensified and that the water demand is in accordance with Monterey County Ordinance
" No. 3310. Therefore, there would be sufficient water supplies available from existing
enuﬂements and resources and the impact would be cons1dered aless tham significant lmpact.

‘Wastewater '

The increased wastewater demand associated W1th the spa and yoga studio addmon would be
similar to the increased water demand of approximately 0.65 AFY. Implementation of
Mitigation Measure 8-1 requires that the increased water demand is offset by water credits
obtained from decreasing water usage within the proposed commercial subdivision by 10
percent. A 10 percent decrease in water usage would translate to a decrease in wastewater
generated on-site. Therefore, the impact on emshng wastewater treatment facihtles Would be -

consldered aJess tham significant impact.

c) The proposed project mcludes a parking ot with “all weather surfacing™ that may increase the
impervious surfaces, which would :generate increased storm water Tunoff. However, the storm
water runoff would be minimal and discharged on-site in accordance with the Phase II Storm
Water NPDES requirements. Furthermore, as a standard Condition of Approval, the project
applicant shall be required to implement best management practices (BMPs) identified in the

Carmel Valley Ranch Spa Addition, Parking Lot, Temporary Sales Oﬁice & Hotel Conversion  September 2006
Initial Study ; {(PLN 060056 & PLN 060360).
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Monterey Penifisula. Storsawater Management Program.. . Therefore; therimpact associated with
storm Water dramage facﬂmes Would be: cons1dered a:less than 51gmﬁcant impact.. .

£ g) The sohd waste generated by the proposed pIOJGCt is collected by- Carmel Marma
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. Aceording to MRWMD, if MRWMD. continues to
achieve the "AB939"-State-mandated 50 percent:recycling goal; ﬂaelandﬁll will .contife to serve
the current:service aréa-through the:year:2107 -@Personal communication, with. Rick. Shedden,
MRWMD. January-18, 2006). ~ The: spa operations wou]d generate mimimal solid waste.
Therefore, the proposed pro_ject «Would have less than s1gmf1cant lmpact -on sohd waste

facilities. . - : . R C . | e

LI
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VIL. MANDATORY FINDINGS OF SIGNIFICANCE

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

report (EIR) process.

Does the project:

Less Than

_ Significant
Potentially - With

Significant ~ Mitigation "~ Significant - No

Impact  Incorporated Tmpact Tmpact

Less Than

a)

Ty

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

1o 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 -
p]ant or animal or eliminate important examples of the

- major periods of California history or prehlstory‘7

(Source: see discussion above)

Have J.mpacts fhat are individually limited, but

+ cumulatively considerable? ("Cummilatively

- "considerdb "meansthatthemcrementaleﬂ’ectsofa :

©),

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
pro_]ects)? (Source see- d1scuss1on aborve) o

Have env:mnmental eﬂ'ects Whlchwﬂl cause substantlal

adverse effécts on human beings, either directly or
indirectly? (Source: see discussion above) ‘

o o = o

DiscussienlConclusion/Conditi'oﬁ and Miﬁgation:

See the dlscusswns in Section IV, Enwronmental Factors Potentially Affected and
Determination and Sectlon VI, Envxronmental Checklist.

-Carmel VaIIey Ranch Spa Addltwn, Parking Lot, Temporary Sales Ofﬁce & Hotel Conversion
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: VI]I FISH AND GAME ENVIRONMENTAL DOCUMENTFEES .
Assessment of Fee.

For purposes of nnplementmg Section 735.5 of Title 14, Cahforma Code of Regulations: Ifbased
on the record as a whole, the Planner determines that implementation of the project described -
“herein, will result in changes to résoutces A“G listed Below, theri a Fish and Game Document
Filing Fee must be assessed; Based upon analysis using the criteria A-G,- and mfonnatlon )
contamed i the record, state conclus1ons wﬁh ewdencehelow

A) " Riparian land, fivers, streams, water courses, and wetlands under state. and federal '
“Jurisdiction.
B)'  Nafive and non-native plant life and the soil reqmred 10 sustam habltat for ﬁsh and
- wildlife;
C)  Rare and unique plant life and-ecological comnnmmes dependent on plant ]er and,
D)  Listed threatened and endangered plant and 1ammals and.the. hab1tat in Whlch they
' arebehevedtor&ﬂde e s e s sty
E) . All species of plant or animals hsted as protected or- 1dent1ﬁed for . p601a1
management in the Fish and Game Code, the Public Resotitces Code ‘and the' Water
Code, or regulations adopted thereunder. . vt S e et et T
F) All marine terrestrial species subject to the Jtmsdlctlon of the Department o;E F1sh _
, and'Game and the ecological communities in wh1ch they reside. . ‘
G)  All air and water resources ‘the degradano ~of ‘whichwill md1v1dua]ly or
cumulatively result in the loss of h1olog1c vefsﬁy among plants and’ ammals
res1dmg1nanorwater . o

. s e

Dé minimis Fee Exemptlon' For purposes of Jmplementlng Section735.5 of the California: Code
of Regulations: A De Minimis Exemption may be granted to the Env:ronmenta] Document Feeif -
. there is substantial evidence, based on the record as a whole; that {hiéfe will ot b 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 Bmld.mg Inceptions Department
Procedures for ﬁhng a de mmmns ex;emptlon.

Conclusion: The project wﬂl be required to- pay the fee. -
Evnience: The proposed project will require the removal of two mative coast live oaks

(Quercus agrifolia) that are comprised by decay, fungus, and insect infestation, as
: dlscussed in Sectmn V14, Blologlcal Resources.

. ‘Carmel Valley Ranch Spa Addztwn, Parking Lot, Temporary SaZes Ofﬁce & Hotel Conversion September 2006
Imtzal Study ' o (PLN 060056 & PLN. 060360)
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IX. REFERENCES
1) | Monterey County Planning and Building Inspection Department. Project Applications/Plans.
February 22, 2006 and September 20, 2006.

2) Monterey County Planning Department. Monterey County General Plan. Ado’ptedt August
1982, as amended through November 5, 1996.

3) Monterey County Planning Department. Greater Monterey Peninsula Area. Plan Adopted
December 17, 1984 as amended through December 5, 1995

4) Monterey County Planmng Department. Carmel Valley Master Plan. Adopted December 16,
1986, as amended through April 28, 1998.

5) Monterey County Planning Department. Carmel Valley Ranch Specific Plan Adopted
November 3, 1976; as amended through October 1, 1996.

6) Monterey County Planning Department. Carmel Valley Ranch Speczﬁc Plan EIR.. Adopted
September 19, 1975 and Certified October 21, 1975. '

7). Monterey County. Monterey Couniy Zoning Ordinance (1 ztle 21). As amended October 11,
2000, through September 1997 :

8) Monterey Bay Unified Air Polluhon Control District. CEQA Azr Quality Guidelines.
. October 1995, as revised through JTune 2004.

9) Shedden, Rick, Monterey Regional Waste Management District.. Personal communzcatzon .
between Rick Shedden and Pamela Lapham. J anuary 18, 2006..

10) Federal Emergency Management Agency (PEMA) Flooa’ Insurance Rate- Map. Panel
- 060]950]85D January 30, 1984. .

11) Violi, Joe. Carmel Valley Lodge. Personal communzcatzon between Joe Violi, Carmel
Valley Lodge and Pamela Lapham, PMC. September 11, 2006. . - '

- 12) Callforma American Water (Cal-Am). Will serve letter for sanitary sewer service at One .
Ranch Road Carmel Valley Ranch (APN 416-522-010 and 416-592-023). May 23, 2006.

13) California American Water (Cal-Am). Will .serve letter for water service at One Ranch Road
Carmel Valley Ranch (4PN 416-522-010 and 416-592-023). May 23, 2006.

14) Paul Davis Partnership. Personal communication with Ryan Cornelsen. September 20,
2006. - : . : '

15) Monterey County Water Resources Agency. Monterey Peninsula Stor'mwater Management
Program. Adepted September 8, 2006. : A
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- Figure !:
" Figure 2:

Figure 3A:

Figure 3B:
Figure 3C:
Figure 4:

FIGURES .
‘Regional Map -
V1cm1ty Map

- Qverall Site Plan

Spa and Yoga Studio Addition
Temporary Sales Office Floor Plan

" Vesting Tentative Map for the Condominium Conversion: -

EXHIBITS

EXHIBIT A: AESTHETICS

Carmel Valley Land Use Adwsory Commlttee Comments. Des1g1_1 Approval
Form, June 5, 2006

EXHIBIT B: BIOLOGICAL REOSURCES .

Forest (City Consulting. Arborist’s Report May 31 2006 i

EXHIBIT C: HYDROLOGY AND WATER QUALITY

N T

- Motiterey Pemnsula Water Management District. ‘Completeness: Status of Water -
use Credif Applications for Carmel Valley-Ranch:: May 26;-2006. '

" Monterey Peninsula Water Management D1stnct Demal of Water Use Credlt at

- Carmel Va]levRanch. May26 200650k | o7 d i R w3 st

Monterey Pemnsula rWatet 3 .anagement D1stnct. .;&.Gommerclalr_Water Release;-
Form and Water Permlt Am)hcatlon May23 2006 aEET e g

. Lombarde & G1]1es Explanatlon of Water use credlt apphca’aon. May 23 2006.
Im’aa] Water Use/N1trate Tmpact Ouestlonnaare May 23, “5606.
DeLay & Laredo. Water Use Letter April 24 2006

EXH[BIT D: TRAFFIC AND CIRCULATION

nggms Assoclates Traffic Impact Studv Conclusmns Letter September 20
2006.

) I-Ilggms Associates: Tmpact Fee Letter September 20, 2006

Higgins Associates. Parking L etter. September 13, 2006
Higgins Associates. Hotel Trip-GenerationLetter. April 21, 2006. .
Higgins Associates. Spa Trip Generation Letter. April 21,2006
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'EXHIBIT A — AESTHETICS

Monterey County La,ﬁd Use Advisory Commission. Design Approval Form. June 5, 2006.

e



B R T W R |

LWAC

FILE #TLNCHLCS 0

}o-

\ | Salinas — 168 West

| MIONTEREY COUNTY . S ,
| PLANNING AND BUILDING INSPECTION DEPARTMENT

} 1 Telephone: 831.755.5025 Fax: 831.757.9516

| Coastal Office — 2620 First Avenue, Marina, CA 93933
{ Telephone: 831.883.7500 fax: 831.384.3261

‘ _httg://www.co.mon’cerez.ca_us/gbi/ )
"DESIGN APPROVAL REQUEST FORM

Alisal, 2nd Floor, Salinas, CA 93902 ‘

[ASSESSOR’S PARCEL NUMBER:

; PROJEéT A‘DDRESS: One 01d Ranch Rdad, ‘Carmel

416-522-010 % Al o—502 — 015

T PROPERTY OWNER: Carmel Valley Ranch

Telephone; 831-754-2444

| Address; 318 Cayunga Street

Fax: 831-754-2011

{ City/State/Zip: Salinas, Cjé. 93901

Email: miriam@lomgil.com

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

| Address: _E- 0. Box 2119

Fax: 831-754-2011

Email; miriam @lomgil.com

| City/State/Zip: __galinas cA- 03902

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

Add 4056 sq. ft. (6 treatment rooms) to

| PROJECT DESCRIPTION: (Attach Scape of Work)

existing hotel and convert existing unif to temporary sales office.

MATERIALS TO BE USED:

! _copper roof
+—LCO0Py

' COLORS TO BE ﬁSED: match existing building colors ('gray)

You will need a building permit and must comply with the Monterey County Building Ordinance. Additionally, the Zoning
1 Ordinance provides that no building permit be issued, nor any use conducted, otherwise than in accordance with the conditions
| and terms of the permit granted or until ten days after the mailizof noticezf the granting of the permit. :

A

PROPERTY OWNER/AGENT SIGNATUREL/‘

i0eh— DA’I"E:QLLQ(, .

FOR DEPARTMENT USE ONLY

FZONING: V- -2
{ GENERAL/AREA PLAN: __- 1
| ADVISORY COMMITTEE: (_REpeal_ VALY |
. } RELATED PERMITS:
" JLUACREFERRAL: . - D YES ONO

| ADMINISTRATIVE APPROVAL: O YES ENO |
1 PUBLIC HEARING REQUIRED? BXYES OINO°
)| DOES THIS CORRECT A VIOLATION?
o EAH

cV CYES ONO-

1 LEGAL LOT:P42 YES [LNO
1 GIVEN OUT BY: (ieCHanpATE: <k (2Ol
DATE: S 756

§ ACCEPTED BY: |

¥ COMMENTS:

Date: (r\[c;}h(/'\uq
' AR

ADV.ISORY COMMITTEE RECOMMENDATION

S %APPROVAL ODENIAL ... .
For: * 1 _ Against: ;&Abstaimﬁ Absent: z !
‘B’\YESD NO améwfu@/ -

“Was the Applicant Present? L

Reco! am ded Changes: _0ONe, M;{' (f,-!."l.u;I ) A (KU‘V}
0ok 0 Avam encily e whed Sho U]
erlone s 2 capnaing oud” AND oLl

iy LAY 4 L
‘f‘l,\ 0 :IMF\D

CA E masE T an IR —

a4 : . Y
Signature: VWQ&/\Q&G}\ )

| APPROPRIATE AUTHORITY:

1 DIRECTOR OF P& B1 ‘L1 ZONING ADMINISTRATOR [ "PLANNING COMRISSION

: ACTION: ~  LTAPPROVED ~  -ODENIED"

§ CONDITIONS:

J APPROYED BY: DATE:
| PROCESSED BY: DATE:




MONTEREY COUNTY PLANNING AND BU!LDING
INSPECTION DEPARTMENT ~ =~ S
(831) 755-5025. (SALINAS) (831) 883-7500 (MARINA)

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

Yes No X
7?1 The project structure is for residential use. S . .

? The project strupture Is for commercial use. ) :
?
?

The project includes constructing, enfarging, altering, repainng, movlng. rmprovrng or removing
electrical systems.
*- The project includes construcirng, enlarging, altenng. repairing, moving, rmprovrng or removing
" plumbing systems.
The project includes constructing, enlarging, alterlng, reparririg, moving, Improving or remoinng
mechanical systems.
The project includes constructing, enlarging, altering, repairing, moving, improving or removing a sept]c
tank. :

(S

-\:‘-\:}4\-\: )d\-o-o 3( = )Q %}(}(ﬁ;

- :;lmg-é#..%x%%ﬁ% % tex

Nom

The pro{?ct includes a sewer system,’

?

?

Type:

>{Z The parcel has-a well or will have a well.
?

The project includes constructing, enlarging, altering, repairing, moving, improving or removing a well,

The project has an approved water system.

Name:___Cal Am

The project is NOT in the Monterey Peninsula Water District.

The project involves a fire sprinkler system.

The project includes retalning walls.

The project includes demolition, work.

if "yes’, describe i
. The project includes replacernent andlor repalr of ﬁfty peroent (50%) or more of the exterior walls of a

structure, : .ot

The project includes removal of frees or'vegetation,. .~ 0 . 7

If "yes®, describe _ removal of ground cover e, - e

The project includes a pre-mahiufactured tinti(s). - ’

The project includes extenor siding changes. .. .

The project includes the removal of interior sheetrock or paneirng. .

The project incliides a structure that is being relocated .

The project includes the alteration of the roof pitch of a struclure .
- The project includes thes ‘use of ‘foofing materials that are different In type andlor oolor fromthe " -
. origindl materials. N i, e A
-« If *yes", describie - Bt i
The project will inciude the msiailatlon and/or replacement of sl
The project includes bundatxon tépalr ‘andfor’ replacement’»*+*
The project includes a new or refocated.driveway. .-, - .. 5.,
“The project inciudes site grading and/or gite dralnage changes.’ B ;

The project includes a hrstoncal structure, or a siructure oider than ﬁﬂy {50) years. T e Co .
The project includes an accessory structure(s) v . - B Pt A
if “yes®, describe . T ’
The project will be connected to a public electrlcai utllity.”

=Rl

1.
12,
18,
14,

15,

16.

17.
18,
- 18,

20.
21

N M W

B ORNBEREE
5{. -‘::-o-o-ox-o...

PLEASE DESCRIBE COMPLETELY AND FULLY 'i'HE PROJECT YOU ARE APPLYING FOR.
INCLUDE INFORMATION ON ALL QUESTIONS ANSWERED WITH A “YES™.

Add a 4056 sq ft spa with’ S:Ix ﬁ&:ea_tmEIit rooms to e:'d.-s.ting hotel. . Gonvert

already existing unit into temporary sales office. °

I hereby certify that the above information is.complete and.comect. 1 certify that 1 am the property
owner orthattam auihjrzed to act on the property owner’s behalf.

Cl2zlow

Signature ' *Date*

1tis unlawiul to alter the sithstance of any official form or document of Montersy-County.

B2.psw.121902 revised +-31-03



EXHIBIT B — BIOLOGICAL RESOURCES

Forest City Consulting. Arborist’s Report. May 31, 2006.
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- Matt Horowitz -
PMB #305
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T  MONTEREY COUNTY
| Arborist's Report CanneI.’VaIIe;y Ranch Spa PLANNING & BUILDING
fairoduetion . - -~ INSPEGTION DEPT.

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

- Consulting, which has been on the County's list of Consulting Foresters since 1998.

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

In addition to its own inspection of the property, Forest City Consulting relied on information
provided in the preparation of this report-(such as, surveys, property boundaries and property "

~ ownership) and st reasonably rely on the accuracy of the informafion prowded Forest C1ty

- -Consulting shall not control nor'be responsible for another's means, methods, techmques

- schedules, sequences or procedures, or for contractor safety or any other related programs, or for
another's failure to complete the work in accordance with the plans and specifications. -

Site insp ectlon

A site inspection was made on May, 25, 2006 by Matt Horow1tz Trees at the site were located
and given a cursory review for health and condition. Emstmg improvements and the extents of
proposed improvements were located, Potential tree impacts were reviewed. -

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

Project descrlptlon
The project as proposed will: Build a spa around an existing courtyard plantmg 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 treatmentrooms will be built around the perimeter of
the existing courtyard adding 4,056 square feet to the existing lodge. Easy access for disabled
persons can be provided at existing courtyard entrances.

Page 1 of 5
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The existing driveway Wﬂl %b’%%n%ggpy EIE&T will take place for the improvements, the

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

Tree descnptmn
Native trees on the property are mostly coast live oak (Quercu.s' agrifolia).

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

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

Tree 1 is a coast live oak measuring 23.5" D2' and approximately 35 feet in height -
is located on the northern side of the planting box. There is decay at the roct
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 frmtmg
- bodies of the fimgus and indicate that the fingus has matured to the point of being
able to reproduce and spread to other nearby oaks. One limb has a 5” pocket of
- decay that was full of water.on the date of inspection. -Over half of the lindbs 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:

i’ho'to of proposed tree removal #1. Note small round conks on'bottom of limb.
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Tree 2 is a two stem coast live oak measuring 45 D2'and 26” D2’ respectively
and is located on the southern side of the planter box. At4.5 feet above grade
-(DBH) this tree.forks into 3 stems measuring 25”, 25” and 22” respectively. This
tree is approximately 35 feet tall. There are several pockets of decay at the root
crown. The largest pocket of decay extends well into the 45 D2 stemn. This

- pocket of decay has destroyed about 65% of the holding wood. for-this large stem.

A large pool of water (approximately 6” deep) was noted at the crotch of this tree.
The decay under and-to the sides of this water as we]l as another pocket of decay
on the opposite side of the 45” D2’ stem indicate that the fungus may well have
compromised the stability of this stem. _The rest of the stems looked to be in fair
health although some of the smaller limbs were beginning to show symptoms of
decay. Thecrownhad an-oak gall noted. This gall was most hkely caused by

- insect mfestauon

: Removal:rﬂetﬁod
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Both trees will be removeﬁlby fellng. gl Tﬁs can be done without serious risk to other trees or

structures by a trained professional. Small pieces of the felled trees can be c]:upped ‘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 retams many trees including landmark oaks

Tree retention

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

Protection of retained trees

The trees to be retained will be protected from damage by the consl:ructlon related activities.
Most of the retained trees will be located away from development activities and can be easily
protected by staging demolition and construction activities away from the trees. The primary
method of Iimiting 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 arrd maintained through

- construction. The fence will incorporate the drlplme of each retamed tree, where
possrble

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

Utility trenching . '

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

Roots encountered :

Roots encountered during trenching, grading and excavation that are not to be retamed
will be cleanly cut to promote re-growth and to prevent increased damage from breaking
the root closer to the tree than is necessary. If cutting the root(s) will significantly affect

the stability or vitality of the tree, the roots will either be brrdged over or tunneled under
where feasible.
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- Pruning for construction . -

Branches located close to construction activities are subj ect 1o breakage from contact
- with heavy equipment and materials. A properly pruned branch will heal faster and is
generally less damaging to the tree than a broken branch. Branches subject to breakage - -
should be pruned when such pruning will not cause significant damage to the health, .
‘vitality and safety of the tree. Pruning should be conducted under the supervision ofan =~
Arborist certified by the Intematlonal Society of Arbonculmre

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

- forest management plan and conditions of approval and agree to implement the ,
provisions of the forest management plan and conditions of approval. In addition, the

contracts shall also identify a County approved Arborist or Forester to be avaﬂable to .
. mterpret thls report or prowde additional recommendations.

Tree i'eplacement :
Tree replacement at a 1 1 ratlo is recommended for the two coast lwe oaks to be removed
. Two (2) trees should be p]anted as part of the 1andscapmg Trees should hotJbe planted
within 10 feet of existing trees or each other. Replacement areas have not been 1dent1ﬁed
as the deslred locahon of planted. trees may change afier the pro_1 ect is complete

' Coast hve oak i is the J:ecommended replacement spec1es.. 'Trees should be 'of local ongm
and-shall be from a nursery that is or can be certified ﬁee from Sudden Oak Death.
‘Smaller trees tend to becorne established quicker; require less n:ngatmn fora shorter -

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

property will have many retained trees and tree replacement is not necessary to mmgate
any visual 1mpacts of tree removal.

’Ihe replacement trees will need supplemental irrigation until they become established.
Amy irrigation system should be as temporary.-in nature as possiblé and watéring from an
existing garden hose is acceptable. The numerous large oaks on the property will not

tolerate supplemental summer mganon Imga’aon needs to be kept out of the dripline of
the retained oaks. :

“Required findings ™ ‘ ' S

The following findings are from sectaon 21. 64 260.D.5 and are listed here as they appear for the
use of the appropriate authorities in considering approval for tree removal. Each of the findings.
was evaluated by Forest City Consulting in regards to the proposed removal of the protected
trees. Matt- Horowitz is a Certified Arborist with.degrees in Forestry from institutions accredited
by the Society of American Foresters, has a basic knowledge and understanding of each of the
followmg factors for cons1derat10n as-each relates to forest resources, and is quahﬁed to glve his .
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opinion on the following issues. In addition, Matt's knowledge and expertise is adequate to
allow him to determine if another expert needs to evaluate any of the specific conceins raised.

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

This project, as proposed, will require the removal of two protected trees. Both of these
‘frees have issues that may make them unsafe in the near firture. Tree number 1 has conks

* which can spread fungal infections to other healthy trees nearby. This tree can be -
considered a risk to the health and sanitation of the surrounding forest.

Tree #2 has decay at its root .collar T.his 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 requlred. Other areas near
the lodge are on slopes exceeding 30% and are covered with existing oaks of a protected
size. The impacts of locating the spa in the courtyard location are much smaller than the
impacts of developing the spa in other locations near the lodge.

Wil Tree removal involve a risk of adverse enviromnehtal immcts"’

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

Tree removal, 1n and of itself, Will not create an increased risk of soil erosion on this

property. The area of the tree removals is flat. Soﬂ erosion concerns are more a factor of.
the grading plans than this report.

‘Water quality: The removal of the trees will not substantia]ly lessen. the ability for the
‘natural assimilation of mitrients, chemical pollutants, héavy metals, silt and other noxious
substances from ground and surface waters. ‘ '

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

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

" existing biological and ecological systems, climatic conditions, which affect these .
systems, or such removal will not create conditions which may adversely affect the
dynamic equilibrium of associated systems. Only two trees are being removed with
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many other 1arge trees being retained.

Noise poltution: The removal will not. s1gn1ﬁcant1y increase amb1ent noise Ieve]s toa.

A degree that a nuisance is anhc1pated to oceur. -

- The trees do not’ appear to have any affect on reducing noise. A relatlvely large area of

derise vegetatior is required'to conitrol fioisé. Proposed tree removal will not significantly
increase ambient noise Jevels to a degree that a nuisance is anticipated to occur.

Aerovement ‘The retmoval: wﬂl not significantly reduce the ab111ty of the existing

vegetahon to reduce wind velocmes to the degree that a nuisance is anticipated to occur.

. - 'Wildlife habitat: . The removal will not significantly reduce avaﬂable 'hab1tat for wﬂdhfe
- .- existence and reproductlon or result in the mmlgramon of wxldhfe ﬁ'om adj acent or
- agsociated ecosystems. . : CL

6.0

Many sections of the property will be retamed w1ﬂ1 tree cover avaﬂable for wﬂdhfe
habitat.

Lt P

Slte map

- The site’ map rewewedfor this Ieport is:the: 6—7—04 Site Plan prepared by the Paul Davis -

"Partnexship, Group;: 286 Elderado Street, Suite A Monterey, CA 93940

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

_ Partnershlp, then: diameters were measured in the field by Forest City. Consultmg

" Please see attachment 1 for the s1te plan

Matt Horowitz .
Certified AIbonst/Uuhty Speclallst # WE 3163AU



o % /t; e
e ’\‘\ s
Y bl
L
s

o By e U

i
[y, pE e
> S3E H X
TSI I
k1Ol

o S -

i JONTEREY COUNTY.
= RLANNING & BUILDING

INSPECTION DEPT,

L
1

ttachmént 1 Site Map

Pt nma T e e memaay b e st

R L )

g e e

Arborist's Report, Carmel Valley Ranch
Forest City Consulting, Matt Horowitz

» May 31, 2006
Page 8 of 8

qrerssgprger

D I S . O
PR RV VeSO (o IR RRS LY S
Jr=s = Y B

=13
'vl et e gk ‘ot 15 =2

i

SIAVQ INVd
-
i Lyig ptag

. SN R
WrAlodraL
¥NOWOoOY Y48



EXHIBIT C --"HYDRO"L@GY & WATER QUALITY

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

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

Monterey Peninsula Water Mané.gement District. Commerc1a1 Water Release Form and
Water Permit Application. May 23, 2006. . :

Lombardo & Gilles. Exnlanahon of water use credit anphcatmn. May 23, 2006.
Initial Water Use/Nitrate Tmpact Questionnaire. May 23, 2006
DeLay & Laredo. Water Use Letter. April 24, 2006.
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 MONTEREY PENINSULA -
WATER MANAGEMENT DISTRICT

5 HARRIS COURT, BLDG. G
POST OFFICE BOX-85. _
MONTEREY, CA 93942-0085 « (831) 658-550]
FAX {831} 644-9560 » hip:/ mvww.mpwmid.dst.ca s

May 26, 2006

Anthony Lombardo, Esquire
Lombardo & Gilles

Post Office Box 2119
Salinas, California 93902

SubJect- Completeness Status of Water Use Credit Applications for Carmnel Valley Ranch

(APNS. 416-522-010 and 416-529-023)

Dear Tony:

 This lettcrresponds totwo Watcr Use Crcdlt Applicarions received by the District on May 3, 2006 for
credits at Carmel Valley Ranch. The applications identify six retrofits for which Water Use Creditsare
'.requesled. The six proposed Carmel Valley Ranch retrofits appear o be

1.

Eallb ol A

o

Insta]lailon of 1.0 gallons-per-flush (gpf) toilets in a spa addition (i.e. massage rooms) to the main

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

Replacement of the existing restaurant dishwasher with a more cfficicat mod cl.

Retrofit golf course itrigation spray heads and controls,
Converl existing landscaping and rrigation system at the lodge and hotel units to Wcll watcr
Replacement of 1.6 gpf toilets with 1.0 gpf toﬂcts in the 144 hotel rooms.

Rermove 24 cmstmg Jacnzzi spas,

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

1.

Installation of 1.0 gallons-pcrr-]"lush (apf) toilets in a spa addition (i.e. massage rooms) o the |
main lodge and replacement-of 1.6 gpf toilets with 1.0 gpf loilets in the lodge restrooms. ~

The spa addition, as it was desoribed to saffin April 2006, will consist of individual massage
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 multiplicd by the Distri¢t’s Group1 factor, with

- anaddifional increment added for cach hot twb (0.05 acre-foot each). In order to demonsirate a

permanent reduction in ca_pac;ty_for installing 1.0 gpf toilets, you will need to provide
convincing evidence of the increment of toilet watér use in a spa, and the mcrement (as a
percenmoe) of water that will be saved by reducing-from 1.6 gpf to 1.0 0pf

T \dcm1nd\Woﬂ\\Lencr.,\Geneml\By AI‘N\7,006\416-522 010 416-529-023_(*V Ranch Pmmr 05162000, doc
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The current 1pp11catmn is incomplete for this poruon ofthe Water Use Lred:t apphcatmn,
as there is no convincing analys1s of the water savmgs associgted thh ﬁus retrofit

2. Replacemenl of the-existing restauyant dishwasher wilh o more aﬁ‘ clent model

Under the curreml stmct factors, the waier use capacﬂy for tostanrants is cakmlaied by
multiplying the District’s Gronp HI restaurant/bar factor by the number of indoor restaurant
scats allowed by the jurisdiction. That facior is curtently 0.02 af/scat. In order o detmonstrate a
permanent reduction in capacity for installing a more efficient cornmercial dishwasher, you will
need to provide convineing evidence of the incremeont of dishwasher water use in & restawrant,
and the increment (25 a percentage) of water that will be saved by reducmg ﬁnm the current
model to a more efficient modecl. : S - :

" Thécurrent apphcatmn is mcomplete for this poruon ofthe Water TJse Creditapplication,
as there is no convincing analys:s of the water savings assocmted with this retrofit.

3. Relroﬁt golf course 'z'rrigatz'on spray heads and controls.

, AUndcr thc current Distriel Taclors fhe Water 1ise capacity for golf courscs is calenlated by
“tialfiplying the Dlstuct’s Group T fac‘tor “by ﬂ)evarea of frrigated turf» That factor is
' cm'rent]y 2 1 af/acre ln ordcrto ﬁcmonstrate a‘pezmancnt rcductmn in capaclty for mstallmg ar
"5 of waler' sangs (as'a pcrcentag,e) Fes Sami be reasomﬂﬂy expected by mstzﬂauon of the
‘ pmposed i ganon systcm Addmonal information, including specifications and water use
analyses conccmm,, g the exmtmg rid proposed systcms shoild also bn* mcorporaied fnfoany -

report.

In addition, the source of water for the golf cowrse at Carincl Valley Ranch differs from the
other applications in that the use is served by well water. This fiict neads to be-identified in the
Water Use Credit apphcatlon It is also recognized that 2 portion of the golf course irrigation
supply is from recld:med water. ‘Pledse submil copies of all semi-anmaal discharger self-

momitoning Teports tha’c have been filed with the California Regional Water Quality Control
Board for thé past 15 years. Theée reports are fited pursuant to Waste Discharge Permit No. 89w
04, If these reports are no longer filed, please provide an Excel spreadsheet with data mdmzmng
the zmnud] productmn of rccla:mcd water from the wastewater ’rxcameut plant

The current apphcatmn isincomplete for thls portion. of the Water Use Credlt application,
as there Is no convincing analysis of the wafer savings associated with this retrofit. Tn

Addztmn, thic source of supply shonld be identified and jnformation provided om the

quantity of reclaimed water produced for.golf course irrigation.

UMemand\Work\Letters\GenaralXBy AFN\OOSW16-522-010416-520-023 CV Ranch Pintar 05162006.doc
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4, Convert existing Zand?caﬁ'ng and irrigation system at the lodge and hotel units Lo well water.
‘ "I‘his;portion of thé application is complete. Aresponse .is'bcixngen t under separate cover.

5. Replacement of 1.6 gpf 1oilets with 1.0 gpf toilets in the 144 hotel rooms.

Undcr the current Distriet factors, the water use capacity for hotel use is calcnlaicd by
multiplying the District’s Group L hote] factor by the number of rooms allowed by the
: Jlmsdictmn That factor is currently 0.1 affroor. In orderto demonstrate apermanent teduction
in capauw for installing 1 gpf toilets in place of 1.6 gpf {oilets, you will need to provide
convincing cvidence of the increment of toilet water use in a hotel, and the increment (as 2
percentage) of water that will be saved by reducing from 1.6 gpfio 1.0 gpfl

. 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 refrofit.

6 Remove 24 exzstmg Jacuzzi .spas

District staff vexified the hlstonc existence of 12 hot tub spas outside of the morns atthe Lodge
and has water permits to document the additional 12 spas. : .

.Documentanon of water credits in the amount of 0. (H AFIspa will be granted upon .

. verification of pcrmanent removal,

District sL-aI‘f an_d Ieg‘al counsel rcvmwed the Waler Use Credit proposals discussed in this letter in the
context of current District rules and tegulations before preparing this respanse 10 your apphications. A
copy of a memorandym from District Counsel addressing the theoty of credit documentation is attached.
As there have been few applications for Water Use Credits for nonresidential retmﬁts, the procoss is
relatively new.

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

U:\dcmand\Wotk\Lcllcrs\Gmcml{By ATNV008416-522-010 116-529-023_CV Ranch Pinwr, 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 priveessing the applications. Time in excess of two
hours is being tracked and charged at the rate of $70 per hour. Dlstnct staff'will mail you an invoice for
every 20 hours of staff time spent on this project. Yout pmmpt paytnent will ‘be apprecmied.

If'you have any questions, p']eéxs'e call the Permit a_nd Comsérvation Office at 65 8-5601.

Sincerely, f P

. Wa‘ter Demzmd Manager
Davxd Borgcr
Enclosntes -

e Pre-Apphcmon Form for Water Dlsmbutmn ?ystem Penmts
2 “May 26, 2006 Memo ﬁ'om Dawd Larcdo 8 LT T

Udemnnd\WorkiLtters\Genera\By APN\2006\416-522-010 416-528-023_CV Ranch_Pintar, 05162006.d0c
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May 26, 2006

Anthony Lombardo, Esquite
~ Lombardo & Gilles

Post Office Box 2119

Salinas, California 93902 -

Subject: Denial of Water Use Credit at Carmel Valley Rahcb (APN: 416-522-011)

" Dear Tony:

"Ihis letter responds to a portion of a Water Use Credit Application received by the District ot May 3, 2006. The
request is for Water Use Credits for conversion of the existing landseaping and irrigation systom around the lodge

and hotel unjits 10 well water.

"The convetsion of irrigation to well watcr would not result in a permanent redwction it 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, {he [andscaping atound the lodge was not permitted separately frot the hoted use when the water permil
for the lodge was issued in 1986. The adjacent landscaping was considered to be an agsociated use of the lodge.

The parcel occupied by the lodge Is distinet frota the golf course parcel. The expansion of well water use to this
parcel for lodge irigation will require an amendment to the Water Distribution System Permit for the Carmel Valley
~ Ranch wells, The amendment process begins with completion of a separate pre-application (enclosed) and submittal
- o[ $200. A meeting with staffwill be scheduled affer the pre-application is received. The amendment process may
take three to four months, including & public hearing before the Board., Afler the water distribution system
amendment has been-approved, the District can. issue a water permit for the expansion, of the well water nseto the
Jodge irrigation. ' oo . .
_ The current application for a' Water Use Credit for converting Cal-Am irrigation to well water is denied as
there is no permanent reduction in water use capacity, as defined by Rule 11. This decision s final decision
of the General Manager and is appealable to the Board of Directors within 21 days. :

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

Water Demand Manager

ce: - David Berger
Dave Laredo

UdettaudWork\Letters\General\By AFNR2006\16-522-610 416-529-023_CV Ravch_Landscaps Denial Pintar_05162006.doe



MIONTEREY PENINSUTA WATER MANAGEMENT DISTRICT

AYLALSLN Loy N
COMMERCIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION i -
NOTE: When approved and signed, this formmust be submitted with final and complete construction plans, to the Monterey W
‘Peninstila Water Management District permit office (831-658-5601), 5-Hartis Court, Bldg. G, ;Monterey. Completing the. _ -
Water Release Form & Perrrit Application does not guarantee issuance of a water permit. ) X . i

" ALL SPACES BELOW MUST BE:COMPLETED OR THE APPLICATION MAY-NOT BE PROCESSED. (Pfease print firmly).

Property Owner:. ~ _ Carmel Valley Ranch _ AgeniRepreseniaive; Loghardo & Gilles, Wiriam Sehalat 0 '
Name of Business: Carmel Valley Ramch ' Malling Address: P, 0. Box 2119 v
Business Owner: Sal‘inas, CA 93502
‘Owner's Phone: same as agent ) Agent's Phone: ___831-754=0444
Properly Address: One_01d Ranch Road Assessor's Parcel Number 416. . 522 - 010
Carmel, CA 9 IsaWaterMetafNeadad? No If yes, how many?

{District law requires sach water user to have separate waler meters)
Water Company Serving Property: ‘,Califor:.:ia Amerdican Wate;c

All properties that modify or add water fixtures on a property within the Monterey Peninsula Water Management District must
obtain written authorization from the Disirict prior fo taking action. Gemmercial ugers that increase square-footage or change
uses, as illustrated below, are also required to obtaln a water permit, Low water use plumbing fixtures will be required as
a condition of most water permits. Applicants not increasing demand according to.ifie-fable below may be dirécted by the
jurisdiction to obtain a water permitwaiver from the District inieu of a water permit. . '

Tt

.

‘OFFICIAL USE ONLY”

DETERMINE THE MOST APPROPRIATE CATEGORY FROM THEFOLLOWING Llsr:éu‘g'ﬁqy’xm‘;gqﬁ ) —

THE BLANK SPACES BELOW. ‘ . . ’ 1

1. PLAN CHEGKED FOR:
BUILBING PERMIT

. DISCRETIONARY

Square Footage of Gommercial Space: 4, 055_

GROUE I~ Low.to Moderate Use
Muiliply square-footage by 0.00007 io estimate waler nééds for the foliowing uses:

e . . . ON'SFILE NMMBER |5, -
AuloUses . Chiopractic . Family Grocery - Offica -Slormge . —
- Retall Bank . " Church General Ratall Generat Madical o T
engrat Me ;. d

FastPholo  Gym/Spa Warshouse Flodist ManjcurelPedicurs HEB.WDATE,
. GROUBME-MighTse .- "c'v . 2 oo ms ™ . b Laate o 0 o i -AMOUNT-OF WATER DEDUGTION R -

Mulllply square-footage by 0.0002 fo es _mammtgrnﬁggs for the following yses: CAUTHORGED: . . T .

Bakery Det + progreptic - CofeHowss t - - L ou sl e AOREREET

Intenslve Medical , Sandwich Shep. Gopvenience Store Dlyglaanar y }15: xecounT TOBE DEBITED: IR I .
- Piza " Supemarkst - CandySlore Velerinary - o {Blegsecheck onigft < T} ’

- IR _ Paraltz. Allocation

 GROUI - Miskelimriebus Usss? 12557 . 2 ¥4
" Each Type of Use.has & Sefiarate Facton, Mull

. Use Facior ‘Meésﬁi‘ghf;nlié"é&l)"' < Use {gach). ach)., - ~ A 0
Do 0M - rom | Restaanl(zhg, 0.03..  statcapaclyebinied). .. 5B Date-df Althoizalpn i
ChldCae 0OMZ | G, - 1, .BemiyStwp . DS digsaln . o Lo - -

" PlentNusery  0,00008 Squarefoot | Theater 00012 - sed: I SRR, N, :

Lendscaping calDiswit | Bar SO peat{capady.counted) "{ 7. ‘Authorized by:
Landmmal 0.2 washetr |  Restaurnt L0027 _sseat(capacly countet) R
Ga;SlaUan 00913 f#ofpumps |} Sell-Storage 0.00001° square-(oﬁiaée' . -:, -

Meefing Hall  0.00053 square-foot | Spa 050?. . perspallucuzz). T Notes;-

Lux. Hotel 021 room 1 MoleiB&B 04 °  ropm. o ey
Resldenlial Care .CaliDistrict | Dental Call District

CarWash : callDistit [

Swlmlﬂnn_ﬁuol 0.02 . 1nDsquqra§!eelsﬁr!ace arga -

PLEASE COMPLETE THE FOLLOWIMG: o s

Moasurement . X FactorfromAbave =  Water Capacly

(1) PREVIOUS USE X s . ACRE;FEE'T Assistance with.completing this form may be obtained
' . from the MPWMD .al (831) 658-5607 from 8:00.- 5:00
2) PROPOSED USE gym/spa 0.0007 0.28 weskdays. .
(2} : X % _pf ACREFEET
SUBTRACT (2) FROM {1} ° 0058 ACRE-FEET**Please see attached

'

> NoTE: Ifthe result is-a positive number, the jurisdiction must authorize water for the difference.

in completing this Water Release Form, the undersigned (as owner oras agentforihe propeﬂy owner) acknowledges that any discrepancy
or mistake may cause rejection or delay in processing of the application. Additionally, the applicant is responsible for accurately accounting
forihe type of commercial use of the vusiness. f the lype of use changes without notification to the District, water permits for the properly
may be canceled. in addition, changes in use or expansions completed without a water permit may be cause for intermuption of the water
senvice to the site, additional fees and penaities, ihe impositian of a lien on the property, and deduclion of waler from the tocal jurisdiction's
allocalion. . . :

| gertify, under penalty of perjury, that the information provided on this Water Release Form & Permit Application is to my knowledge
correct, and the information agtysately jeflects the changes presently planned for his property.
c ._-A_\%TOJC&% L s123)c
. Signature of OwrertSgent . e . Date _ (
This form expires onthe same date as any discretionary ,or'bkuil,_c_'ling permits issued for this project by the city or county.
WH)"KE -MPWMD YELLD\‘\II-APPI_JCANT PINK - LOCAL JURISDICTION . . MPWMD('ﬂAP.R1599)
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Probale Low.

Monterey Ceunty Planning & Bu_ildihg

Inspecition Department

168 W. Alisal Street, Z“d Floor

Salinas, CA 93901 .

Re: Comme;'cial Water Release Form for Carmel Velley Ranch -
To Whom It Méy Concern:

Attached please find the water use credit application that has been filed with the Monterey
Pemnsula Water Management Dlstnct

The toilet retro-fit and spa tub abandonment will generate sufﬁcieﬁt’water credit for this project.
Si'ﬁcerely; o

Lombardo & Gilles, PC

“Miriam Schakat
MS:tp

Enclosures-

MAY 3 7006

. MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.
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'~Mon’cérey reninsula :@’Water Manao‘i’v &l tEmF{ V E ;
Water Use Credit App’hcaﬁon {District Ru e 25. 5) - '

Apphcant st provxde sufficient information for District staff to quantify the water credit, influding: 1) Evi dbﬁﬁé’oﬁpemi’iﬁ?g@t removalof |
the previous tse, such as MPWMD inspection. report identifying the fixtures/use, buildjng permits or demolition permits from the
jurisdiction, and in some cases, video tapes or dated photographs of the abandoned use; and, 2) five YRAED] m the
water purveyor (Commercxa] Uses). District staff may request. additional information as neededpqEARﬁQm PPP[{%&BE]?EB‘] if an

. independent review-of the proposed setrofit is necessary as ocours when retroﬁts lnvolve nEW or unpypyenrigep ?‘@'Y\l DEPT.. '

PLEASE RETURN COMPLETED APPLICATION ‘WITH ATTACHED RECEIPTS TO:
Permit & Conservation Office ~ Post Office Box 85 ~Monterey, California 93942-0085
For more information, please call (831) 658-5601or visif our website: W mpwmd.dsl.ca.us

B G5 SR opeme oI T MR R S T LT ..7;:. Lm— l-lu::.,rwm-:._.:.-.-w-_ TR R B S Aoy w3 ) G YAy
R i‘

mEE;aR:E@UMD’;E@ ST @ L,m
za’ Aol

; T R R i
q@gsx%ﬁ"‘_ﬁ o

Advance notification-of a water useto be ablmdoned allows reuse of the water crezlzt on timtszte for five vears, w.tth a posszble z:uenszon '

. for five years. Notification of abundonment within the last 18 months ollows reuse of the waler credit on that site for 22 years, with a

possible extension for 22 years.

(Please check one)  [X} Apply for Water Use Credit . [_IRequest for Extension (Include $740.00 Fee)
TYPE REQUESTED. DAdvance ﬂ Abandonment within 18 months B 60 Month Extension L—,] 30 Month Extensmn

For more znformafzan see MPWMD Rule 24 Table 1: Reszdentza] Fixture Unit Count and Tt able 2: Cammer czal Waler Use F actars '

Property Information: (Circle One) ~ Residenfial  or Commerclal

Address_One 01d Ranch Road _ . Cxty Lam’L

Property Owner=s Name Carmel Valley Ram':'h,l Inc.

" .AssessoFsteanmEer“(APNi ﬂg - g% - 8£g . Ca]—Ani Acconnt Nomber

Date; prevmus waier nsg capacrl:y wﬂ]be (was) abandone a&: ;T .. = N

. ot . - .
'u-, r\l"-\ f\_ ey o ety L et e e e - .
51 e g SN e TR RE RS S o S N

Agghcant Ini‘ormatlon

| Name Lombardo & G:Llles ATTN Miriam Schakat Te]ephoneNo ( 831 - )~ 754—2444

Miiling Address__ 2+ O+ Box 2119 . Ciy_Salinas StaeCA . 7p 93902,

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

. u Dishwasher Mode] and Type: : B Instant Access Hot Water System Typé:

ﬂ Washing Machine Mode] and Type: [ Oth er water savgw retroﬁt' (Exp]anatmn)
' - See attac ed

E Permanent removal of yeater fixture (Type of leture) abandon 24 SP a/ J acuzzis

" MPWMD Iispection Date: __~_ /" ' Removal Date: ____|/ /

D Demohtlon of emstm!I structire (Type of Use):

MPWMD Inspectlon Date: [ I Removal Date: ___ L

. . L. 1
DPerman‘ent change in use (Commercial use orly) )

MPWMD Inspection Date: __ I [ Date of change: I~

k U:\dcmandlﬂ'brk\Fams\Apﬁlicalions‘\Walel' Use Credit Application Revised 01192006.doc




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 mnits 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 hot
. tubs at the more recent 44 units.) .

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

MAY 232006

" MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.




MAY 2 3 2006 -

MONTEREY COUNTY
. PLANNING & BUILDING
INSPECTION DEPT.

INTTIAL WATER USE/NITRATE IMPACT QUESTIONNAIRE
FOR DEVELOPMENT IN MONTEREY COUNTY

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

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

Health, ~ {408)755-4964 or the Monterey County ‘Water Resources Agency, Al Mu]ho]land, (408)755—4860
1 Pro_]ectName Carmel Valley. Ranch
. 2. - Apphcant’sName Lombardo & Gl;'-]:eS,A?TTN M:Lrlam Scha'lrat _ . : .. ' °
_ Address P. 0. ‘Box 2119 g _ city: sahmq" St cA .'.Zipigé’qm ,
Telephone(_) et / L) 754-2kkt 1) - -
) (Home) ) ) (Busmess) - (Mobile)
3. ,Owﬁer(s)I;Tarne: Carmel Valley Ranch B B
 Address: 318 Cay_{lgé Street : City: Salinas _ State: _ CA ~ Zip: 93907
Telephane: ) - (831 756-2644 ) )
) {Home) . (Busmess) (Mobile)
4, : Projeé;c.Lo;:aﬁori or Address: __ One 01d Ranch Road, Carmel .
. : (Attach site and vicinity maps)
5. ProjectAssessof’s‘Parcel Number(s): _ 416-592-023 & 416-522-010
6. GeqéralDesﬁiption of Proposed Project: " Hotel to hotel/condo conv’e‘rsion

(Attach additional sheet if needed)

Page 1



b) Commercial lots :_- H

MNumber) - (Total acreage) , (Total estimated water use)
¢) Industrial lots: . A ' ; :
 (Number) (Total acreage)  (Total estimated water use)
- d : 3 3
(Other) (Number) (Total acreage)  (Total estimated water use)

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

18. Acreage of nngated agncutture landscape open space, green belt, parks, common area, efc, proposed and total water
use:

________.__J
(Total acreage) - (Total estimated water use)

19.  'Will any ofher types of wastes (i.e. wash water, water treatment unit discharges, crushing wastes, processing wastes, tail

waters, etc), be generated as a part of this project? [1YES @‘\NO

ifyes, attach a written description with estimated peak, daily, monthly, seasonal, and yearly volm'nes.

20. Will solid wastes containing nitrates be disposed of on-éite (anima] manure, organic compost, etc.)? [JYES ’K[_NO 4

Ifyes, attach a wntten description-with the number of ammals, the type of waste, and the amount to be dlsposed of ona
daily, monthly, seasonal, and yearly bas1s )

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

the contents herein. I/We declare under penalty of perjury that the information contained i in this questionnaire, mcludmg
the plans and documents submitted herewith are true and correct to the best of my/our knowledge.

" Owners Name (Type or pﬁnt) ' ' Owners Signature.

" Owners Name (Type or print) . Owmers Signature
Dated:___ - - at __,California.

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

M\(\(m\ ek k A X@C\CQ}:’\/

Agents Name (Type or pnn_’cf A\gaﬂt’é’ Signature
= Ve : 3 p '
Dated: "3?2"5!}.&”}@«' et Spbipg California.

VECE | VE]

TEY T e
May £ 3 266

Page3 "MONTEREY COUNTY
: PLANNING & BUILDING
- INSPECTION DEPT.
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" ' , ' _ o ) - l ()@7—4-.; -
| ' De LAY & LAREDO | | | |
Attorngys-ai Law {
. . 606 Forest Avenue ‘ '
Paul R. De Ley - - Pacific Grove; California 93950 : Telephone (831) 646-1502
David C. Laredo - . dave@laredolaw.net Fac,vzmxle (831) 646-0377
Fran Farina . ) '
Heidi 4, Quinn ’ K : e )
o |  April 24, 2006 _ RECEIVE D
. . . L' t’ v {.' :"' . l“
Miriarn Schakat, Esq. .
LOMBARDO & GILLES, PC
.318 Caynga Street

Salinas, CA 93901

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

Dear Ms. Schakat

- This ietter is sent at the direction of David A, Berger, Gensral Manager of the Montercy
Peninsula Water Managcmcnt District (Dlsl:mct) ifi Yesponse o yo‘ur o-riil Feqhést addressed to
- Joseph Oliver.

You scek confirmation fromthe District that a idng term water éiiﬁply i available for the Carmel
Valley Ranch Resort (ABN 416-522-010 and 416-592-023): It appears that your.request is made

.in coxglmctton thh a pendmg Monterey County Subdwmon (T entatwe Map) apphcaton for the
site. - .

B .Prcscm‘ly all i mtenor water. conncctmns and potable water use- o Carmel Vallcy Ranoh Resort T

- (Resort) are supplied by Califofiis mictitin Water (Cal Am) as an approved Wats Dzsm"buhon ’

- Systen (WDS) operating in accord with the District’s Rules and Regulations, “Water service to
the Resort is available under terms and conditions that apply equally to similar classes of water
use (e.g. residential or commercial connections) throvgh existing connections to that public
utility system, - The District has received and reviewed a copy of the April 7, 2006 letter from
Cal-Am eddressed to your firm confirming that the referenced Resoft site lies within the Cal-Ami
service area. The District hasno basis to refute any matter stated therein.

Additionally, the District confisms that Carinel Valley Ranchi Resort owns and operates several
. wells dedicated to non-potable water use for golf course on the Resort site, These wells
. constitute a “pre~existing multiple parcel connection system” nnder the District's WDS permit
regulations. Any change to this WD$ shall require a permit pursuant to District Rule 22.

Thel)x‘stnetregtﬂates Aanyﬁex—panswnfof water use at the Resort site (¢.g- District Rule 24). -
Proposed activities that shall not intensify water use, or @dd additional connections to the Resort,
‘bowever, are not subject to regulation by the District. ‘The mere transfer of title to property does
. potresult in‘intensification of water use or addition of connections pursnant to the District’s
* Rulés. ‘Neither will chatige-of ownership constitate & change to the WD under Distriet Rule 22.

Any proposal by the Resort, or by -sﬁbsequeti_tfmdividuai owners of one or more units af the



‘eSE‘P-13f2EJUB.'-WED 09:57 AM MO CO PLNG & BLDG FAX NO. 831 757 9516 P21

Miriam Schakat, Esq. -
LOMBARDO & GILLES, PC .
Re: Carmel Valley Ranch
Page2of2

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 WD regulations.

Intensified water uses are allowed otlly to the extent the additional water use is _supppr_;ted by on-
site water credits (based upon a detailed engitieering analysis of prospective water savings), or
through water made available in accord with the Monterey County allocation, - -

-
“
.
. . o 1t - N -
DCL:wg , ;oo .
: . . o T
. . PR ) K r"?:'. e
. . " 2 “ep= Y .y
s 3. - ) IV L Cod ot
. Ce: David A. Berger : SR AP S S
. N, - . SN -~ .
Rt I A
o . bl PRGN AN L
:,:?,‘ ot & 7
AR . __:_- o ‘rrf
EOIAR &
< % eI "' e
] . nt \QSJ/
-1 Y,
AR
bl S‘t‘ Lo
"‘-._ 2
.
.

U\General (NEW)MPWMD - Main\Gen 2006\Camme!ValleyRanch Letter.doc -



SEP-13-2006 MED 08:56.4l HO CO.PLWG & BLDG - FAX NO. 831 757 8518 P

18 -,
S California
TONN Amencan Water

: . ‘ e f_‘ s “ ,_ '," :-"; ™
| . *-"zéY 2 4 25

" Livinbardo and Gilles
“POBog2119" ¥
Salinas, Cé - 53902

RE: APN 416 522 010 and 416 502 023
. Semce address #1 Old Ranch Road Caimel Valley Ranch

This letter is to advise that ﬂm IEfeanced property is Jovated within the Cahforma
- American ‘Water (Gal<Afn) ‘service area. ‘Cal-Am will serve water to this lof vmder the -
. provisions of. the rules, regulations’ and tariffs of the California Public Utilities
- Commission (CPUC) and any other regulatory agency with jurisdiction. The applivant
fot water service must comply with all Cal-Am rules and regulations as are on'filé with
the CPUC and must obtain a]l required penmts and pay all reqmred fees asa condmon of
‘service. , RTINS .

 Thiis proposal to serve water is valid for an mdeﬁmte penod of time, is subject o water
- availability to Cal-Am and io changes or modifications as approvedl, adopted or drcected
. byt the CPUC and or any other rcglﬂaiory agency with Junsdxctmn pa

Marilyn Ton'c:s
Water Conservation Specialist
50 Ragsdale Dr. Ste. 100 - |
Monterey, CA 93940 _
Office 83 1-646-3247 Fax 83 1-375-4367
California American Water
COa;bal Division
" 50 Ragedale Dr., Suite 100
P.O. Box 951

Manferey, CA 93942-0957

. T 831646 3201
F 831 375 4367
I www,calamwater.com
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EXHIBIT D — TRAFFIC & CIRCULATION

I-};iggins Associates. Traffic Impact Study Conclusions Letter. September 20, 2006.
Higgins Associates. Impact Fee Letter. September 20, 2006 4
nggms Associates. Parking Letter. Septernber 13, 2006

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

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




HIGGINS ASSOCIATES
CIVIL & TRAFFIC ENGINEERS

September 20, 2006

M. Miriam Schakat, Esg.
Lombardo & Gilles, PC
318 Cayuga Street
Salinas 93902

Re: Carmel Valley Ranch Hotel Spa and Yoga Facility: Traffic Impact Study Conclusxons
Dear M, Schakat,

Following are our conclusions regarding the traffic impacts and fee contributions for the
proposed conversion of existing hotel units into individual ownership units and the addition of 2 .
4,956 square foot Spa and Yoga Facility at the Carme] Valley Ranch, located in Carmel Valley, -
Monterey County, California. -

The conversion of the hotel units ifito mdmdua] ownersh1p units will not generate any additional
traffic, The addition of the Spa and Yoga Facility is expected to generate 34 daily trips, 9 AM
peak hour irips (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 ValleyRoad. - . |
Approximately 20% ‘of the traffic (two AM peak hour ip and one PM. peak hour trip) will . . |

* distribute to }hghway 1-, The pmJ ject adds 4,956 square feet of bmldmg to fhe emsnng hotel -'
. facility. .

~ The addition of project traiﬁc was analyzed at the eastbound off ramp at Carme] Vallsy Road
and Robinson Canyon Road, which the intersection that is closest and almost directly impacted
by the project. The LOS is A in both the AM and PM peak hours for existing and existing plus
project taffic 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. Furfher away from
the project site, the project traffic volumes decrease even further and no mitigations would be

required at other intersections along Carmel Valley Road. The project adds less than 0.2% to the. .

intersections along Carmel Valley Road during the PM peak hour.

The project does, however, contribute to cumulative traffic impacts to the Carmel Valley area
road network and is required to pay traffic impact fees of planned roadway improvements and
already constructed troadway 1mprovemems for SR1, for which a reimbursement program has
been established, The three traffic impact fees that the project would be requlred to pay fees
towards are mdlcated below with the fee calculation:

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

'1300-B Tirst Street - Gilroy, California - 95020-4738 - voice/408 848-3122 - mx/408 848-2202 - menkblﬂ_ggir{s.com




M. Miiriam Schakat
- September 26, 2006 :
Page?

The afidifion of the spa-and yoga facility is expected 1o generate. 34 daily frips, 9 AN pedk hoit
frips {mine in-and.zero out), :and.5 PM peak hour tips (one in and four out). The prdjset traffic
will Be dm‘bnbxﬁed 50% to Fhe ast and 50% to ‘fhe west dlong. Tarme] Valley Road,
Apprammate]y 209 of the Araffic fiwo AN pedk howr tip and ome PM -pedk honr tnp) wﬂi‘
fisfribute to Highway 1 and 30% to Lameless- Grade. The remainder {50%) will remdin in the
valley. Theproject trip £ dlslribuhon anditeatfic. asmgmmeni 15 mdxcateﬂ inExhibit3. Theiprdject
adds 4,956 squarefeet. of building to the-existing hotel Beility.

The project trip generafien is 1ow and ’thns orlly the most «critical intersection, ‘Robinsen
Canyanfeasfbmnd off tamp of Cammel Velley Road, was ana]yzed for AM aud PM peak homr
. oonditions. This dntersection is ¢losést to thé-praject. site, and-dlmost dizectly impacted by the
pro3 ject. Tiaffic courits atthis ifterseotibn’ were condicted for the River Rafich Residence study
(20 Aparkinerts) i 1997 fhus; tusning mevement tounts wereavaildble, TFhe AM:and PM peak -
fuining movement conats: 1§ esﬁmaicd to be appmxlma‘teiy 10% of dhe daily traffic vahsm&s .
- Muotiferey. County conductediraffic-counts: of*the: roads in 2005, and theé: Sxifortnition is avallaiﬂe
in thelr 2005 Annual: Average E’ddy Frigfhicecnnt Book, The iy wohumes on Carmiel Valley
Ficndt east and west of Réhmscn Ceriyon Road and on Robinson, Reoadl fas Increased by
" approximately. 200 tetweelt 1997 and 2003, and =8 such e tapniirg veluimes were also
increased by 20% at fre study Jitersecfion. The:post processed fipning movements: for the. AM
and PYl peak honts ate indicated in Exhibit:4. The easthonid 6FfFamp is stopboritrelled 4t
Robinsen Canyon Road, The 108 1A i Both the AM andl BM pedk ‘hours for existing snd
existing plus project-tiiffie conditions. The, LOSwoiksheatdare ingloded in. A:ppenﬁ‘n B, This,
the project traffic does nat: Tequize ‘Bny mitigation af the interseciion, The- prcgect will add 9. AM
and 5 iEM pcaik hour mps te ihzs mtersech@n Further away fwm iha prq;act mte the pxo;ecf

aleng Carmei VBJJB_Y R@aﬁ The ;iject adds 3&55 fh}m ‘02% "te ﬂle iﬁiersectmns a‘lmg Carmel'
Vallgy Road during the PV peak ‘hour dnd less»ihan 0:5% duting the AN peak hoar.,

The megments on Carme] Vallej Read were andlyzed for exisfing, existing pius -project,
eumlafive -and -curpulative -plus project conditions. Thie Cotliity has established threshald:
wvolumes.along Carmel Va]ley ‘Read, as indicated in ExHibit 5. Thsse volumes-do not present agy
specaﬁc lével of service condifion, but merdly 2 threshold where improvements would be

‘warranted. Exhibit 5 indicates that only the existing traffic volumes on the segment of Camngl
“S/“ailley Randh between Rancho San Carlos Road and Schulie Road - cwecds the thiceshiold, AT
oﬂmr exisfing volumes are lower fhat the flweshold volume. ‘With the addition of the projéct

. raffic, the conditions foes pot change, thus the 'prcgect de not generate dny new impact on

Crme] Valley Road.

Cumulative traffic volumes on Carmel vallcy road were obtained from the Fomg Mmar
Subdivision Traffic Impact Andlysis perfoxmed by Higgins Associates in Sgptember 2004, and
' the Traffic Impact Study for the Sepiember Ranch Subdivision performed by TIKM ‘in October
2004.°A list of cumulative pI‘Q]EClS ds indicated in £xhibit 6. The cumulative apalysis indicates

112006)G Jobs\001-030\6-038\6-038 TIA-09-24 .doc
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that 41 future wohimes on @l the segrients af Carmel Valley Road wouildl gxceed fhie County |

thirédhold: The Caimél “Va]iey Miaster Plan has- estiblished 2 Traffic Irpact Fee for planned
Future roadway m:mprwements "Thiscurrent Fee forcommercial uges is $5.397 per- 1,000 sqiare
fcet of davelopmcnt. The pro;ect woul& have to pay a B share eontmbuﬂon ‘tawards the fee

[

&»26 T4B: towardﬂhz Carmel Va]ley Master ;plan Traﬂic Im_pant Te.e

The pm;ect is dlso requilved o pay: regmnal traffic impact Tees to TAMC ‘I’he cipsept fosds

$5.326 per 1,000 sqmate feet of devgloprisnt. Thus the. praject womld pay a-totdl 0f $26. 398

. towards 1he TAMC chxonzil Trzrfﬁc Impact Fee

munei Naﬂay ~Reai Ihﬂs i'hz propc’t WQHI& gq,}r a*totai of

$3,96{3 mwar&s ﬂxe T‘AMC Regonefl Traﬂic Impact Fee ’;[’he fes per KS‘:F 3s. mictﬁated -

“ “:'s

TAmcaevelopmeﬁt Fe 5'3..6,par 1,000 55 8
SR zéimibursement fee: ($298 peris 0013 5. *.fL)
Tatal Pregect Iﬂ'afﬁc F ag@antmbuman

Hyou ‘have any questxonswggaringfhs*xeport. p]ease de mai hemtaxe 4o eontaet 'Ersdenk ‘Venter

X prme.

“ibteaeninmimtr ©

J20060\G. JobS\001-05046-03816-038 TIA09-2 Lddog
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s Mirigm Schakat, Big:

Tombarfo-&:Giltes, PE

318 Ca;mga Street
Belinay 93902

......

-BaarMs ’Sﬂhakat,

: 'I‘hank you for_‘mquestmg ‘Higgms Assodiates b preparaa tnp generation:parking. mzaiuatmn of
fhe proposeil chiiges fo:ihe Catme], Vallby Ranch, locied in Cafiel Valley, Monterey: C@unty,

Califoriiia, The purpose.of the siudly ivh Aeterming the pmjeﬁt’ s potentjal irip géneratios and ,. '

. pardng ithPastsbased:on tecommendsi-changes-fo e exiufitig, facﬂ;gz Tie-changes include:

o Aconviisionfthe bl it info indiitinl ownerstijunlis.
¥ The aiiffion ofa spaand;yoga facility.

| The taffiv, study also evalusies rﬁatum parkmg mquaremants for fhe prnposed Bpa and - ynga
facﬁﬁg,v :

’E}’NH‘ ’{EITL’E CH&NGE

It w;mapased to ceinvert 144:guits.of the hotel K mémiflua} nmershga units. B the 144 um‘ts,

I4ﬂmeane=bedmom unﬁs and 178 arei%—bedtqom nits, Aﬂertﬂehascllangeﬁ;ﬂmumtsmﬂ o

Alsa,me mnts wﬂl ‘ne mzupzed by ezﬂy ong guest or awner Ths. clmuge in @wnersmp is not
expecied t change the tip geueraiwn or patking: characterisfics znd as such, we conglide that
there wxll bs 116 additionsl trips genemiad o1 ¢hangeiin the paﬁangﬁmand Torthe id%4urits,

Tt §-proposed 10-add: rscrﬁaﬁmnal facilifies to:the hotef {a spa. andl yogi, facility) ofthe Carmel
Valley Ranch! Hutel, which will generate addmanal dmiy tiips:and pasking demand,

TRIP GENERATION

Adiifion of Spa Suites:

J4s proposed to constnxct Six spa nites at the madin lodge. The atteched site plan {Exhxbit b A

indicates the proposed layout of the six.suites. Each suite will have two beds. The Instifute.of
Transportation Engineers does not haye trip gederation rates for spa guites sypicel o thé project

analyzed in this study. Subsequenﬂy, we used aily- operanons*to estimate fhe. daﬂy, AM andPM

L\ZQQE\GJobs\OG_l-O,ﬁ__O\ﬁ 03865038 Rnpgrtpaﬂung 09-13. tloc

1 300-B-Pirst Street - Gﬂroy, California - 95020-4738.- voioe/408 848-3122 - /A8 BéB—LOZ wyw:kbhiggins.com
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peak hour mp ‘gendraiioh $or the :spa spités based onf, information provided by fhe. cﬁmzt. It s

estimated that 95% of 4he spe suests will consist of Hote] zesidents (emsnng mps} 2nd 3% of

.....

public{new tips). Uising this mfounauon, -3 worst-case scenario{fully occupied spa)-isnsed FoF
the sperizip pnerahon ande determinethe. silditional paiking that wouidbes: tequired,

.Assumgnv;;x:

Thespa: opens forcustomers at 9 Oﬁ AM and closes at D0 PM

Al spasites afe occupmd {6.sites, 12 beds),

Shbb4enm iseZ5 1o 3 hours) w:ﬂ%ave theHighestrip generation.

Cretlit 15 taken for'hotsl g-uests%haiwmﬂd,nse the spafacilify:

“Np. arditiondl-glearimg staffwill e feqrived for the it sinct-existing fm‘tel zﬂeam:ng tadf
wﬂl servigedlie spa.

-Otie- mzssause per 1t ik ;tsmxmed and orie ew. afihiintsrative staffforth spi- ufies:ds
asiuirtisd. Durthepedt fimesi st ember fom tiehorl will hensed af fhespn facifily
"teasszst&hcnewstaﬂ:‘memher;‘rhnmassmesmﬂﬂsom the sfaﬁ‘membmmﬂr
-eliedf réceptich. Thins, 7 new- steff mambers 6 masseuses zmii 1 mdriitisaties) witl
{raveltothespa. :

& Admiidtative staﬁldﬁpmes #t:5 PMiand other. smﬁ'—aﬁarcieme.

# Onedcliveryisesiimated: &utmg Hre:offipedk periods..

* i ¥ w w

.

| %q;faMg@bk {ugicatesfbe pew tripy thatwould be. génieratelltoznt fioth Hisspa.

Time ~  TohoundTiié Oirfbosind Fripg

730-8:30.AM: 7 staf R
. B30900AM - 12x0:05=1:guest

9:00-13:00.AN - 3-delivery 1deiwsry
11{00-11:59:AN 12x0.05="1 ;giest 12x0,05=1 guest:
2:00-3:00 PM 12x0,05=4 ;guest 19x0.05=1] grisgt-
5iB0—~600FM. 12x0.05=] ;guest ”12;;9 05=] guest; I staff
610D~ 900?M = . IZXOQ:-lgucstr,ﬁsmﬁ'

- Total - l2grps 12 -yips

Addition:gf a Yioga Facility:

It is also proposed to add avoga facility that can accommodate between6 and B.attendees with
one instrugior. Jtis expected that-there will be:four.classes per.day between R AM and:6:BML, The
classes will'be approximately 11 honr long, Tris-esfimated fhar-95%:of the yoga guests will-consist.

of hotel Tesidents {existing 1rips) and 5% of public (new irips). The.administrative staff-for the
spa-facility-will 2lso manage the yoga fam'hty 'I'he following table indicates the estimated trip
generation for the yoga facility.

T006G Iohs\n0i 03006-0386-038 Reporiparking 09-13.doc
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M., Mmam SBchakat
Seﬁtember 14,9008
Paged

© Time . YibouwdMxips - | Owtbonnd Frips.
AERD AM - ST saff L .
BiOOB:00AM{(Clasg). F .
0001600 KN B 05—1 gueSf BX0.05=] ghegt
ii.@;{ao-._ilyﬂﬂ.;w.@aas) '
11:00 AM —2:00PM Bl 05 lrruest Bxf):05=1 puest
2:003:00 EM(Class)- = -

3:00 - 400 PH BRU05] giest Sx() @:}-—Lguast |
£00—5; BGEM{Classa S s
| BO0-EIRM ,

R 5 lgzest,lsmﬁ‘ '
Tﬂhﬂ ‘:':‘; TN -': R 5 ﬁpg, ) . to :

"Stmps

o m@‘"f.%s &stamataacat 3%
A ﬂ*f- s el

) 1&5’5
:.#‘Lr-'.a..,,-:i; RSV

The fo]lomg ta‘b}a g mmmm;y sﬁi‘ the i gencraﬁun_for HhE; pmpused ad&mon of ﬂna 5P arid

Yoga | f'anﬁﬂy

[Eariliy

T g&iﬁauriﬁﬁp& {

PM Peak-Honr :iiiriizé

Tbound |

~Ontbound

| Spa

s

|- Jubound,

1

F
1
|

T

.9

84

1

=

3. PARKING.

SpaSmtes'

To eslimate: r.he rcqmred addlhcma'i parkmg demand-for the- spa. suites,: the ol llowmg assumpnons
are made: These assumpuons are based on fhe Hip generation and would thns present & worst~ _

case SCBDBIJ.D

1\20061G3 Jbs\D0T-0S0N6-03816-038: Repartparking A% 15.doc
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Assumptions:

. Parking s prily required for newstaffand nen-hotel guests;, or 5%.of the Hailyisitons o
1hesspa.
# Short:teim st {2.5 'houré) of the spa*’mll cenerate the highest parling demand doe to&
“higher Yurnoyer:and sibsequentovelap o?paﬂsﬂg ‘demand. An woyerlap facter of 1754
aSimed.
s Credlitistaken Torhotg], :ruests fhat wnui&paﬂ:somawhere glie:omths site;

» Ng additional.cleaning staff will berr‘*qun:ca forfhe spa-sineg: emsuno_hutel scleaming staff

il service the sha,
- » :One masssise-per unit-is assumet:and onedd '“"‘"'*f',tﬁaﬁ»ﬁb staff for'the spasaites, Ths
staffyparking: Aeirmanii, 1§ seven: space: - .
Pa?kmgdemand.
- Spa.Guests: (wnmm—?mtelj~ | 1Sp_aheﬁ~ lai 1375= 2parl€z?ﬁg spac&é
Bl Tpar .
- Totdl ' . Qpaﬂﬂng SPACES:
Yogs Facdlitys |

Tg Estimefe the required additiond] pagiiy .demand fof fhe Yog8: faelhty, the foﬁaw:ng

assimptions #re made. These assnmpﬁ,ans are basefl on the trip. generafion aud weould thus ‘

_pr&sentawcrst gasg ScEmpe:
HAssumpiions:

= Parking is onlyrequired for mew: staifiand nonthotél. gaestsq orH%.of the: dzuly visiiers'to
fhe.spa.

» Eyven though classes may e staggered fwough Out the da}:, £lass fimes .couild be
censeputive, which swould result n am oweitap for patking.demand. An ovsrlap factor df
1.75 3s.asdpmed.

a  Creditis taken-for hotel gists thiat wen]d park somewhere:slse:on the site.

» Mo addifionsl . eleamng staff 'will be rcqumd for the yoga facilify sincé - x3sting hotel
‘dleaning staff-will service the spa,

» The-yoga facility will have-one trainer. The spa. adnumsh*atwa staffswill also: manage the

yoga fadility reception. Thus, staff; parkmg demandis-one. space.

2006 JobsVIDi-OS0NG-038%-038 Reportgrking 09-13.doe
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Ms Mirlam Sehakat,

September 13, 2006

Pages

Pailingdemantl

Yoga Guestst{tiom-hotél): 1 Guest =1 % 1.75 =T packingspaces .
Staff : 1 paridng spice

Poral: : Bparlung s_paces

Saxmmary of Parkmg ‘Demand:.

Nﬁ addifionl pafiitig would be: rzqu:reﬂ far Ihe ’uﬂe changss for the 144 hotel units, Smce‘ﬂle

afits wonildsconitinme to be used 45 a hofel/tesott Facility. The addifionrof thespa- wmﬁt?r generate

o udditionsl pasiing-deiandof 9. spaves, The:yoga. fadili wouldgm:arate:aaemmdform‘ -

widifioval 3 spaogs, Thos the wddition of the 'spa and e, 'yoga famlﬁgf Wﬂlﬂ& requxre 12
ad&ﬁnnaipaxhng 5paces.

Jt mplmmaa 1o gogstinet appm::umatﬁly 20 newparkitig spages: it flie- existiri: maanteaanne yara
qon {he site. Hotel staftwil spark gt this Jocation 4ndl.be, fhntilsd-fo and Fom fhe nain, hite]

”buﬂdmg Plans forthe addzhonaf parhngpmmmopmll e stibiritted it apphcaimﬁ T the
‘builiing pernift. The addlition gf the spaanﬂ fhe yoga rebm will result in dsmand for ab
aﬁﬁmenz% ‘12 parkmg spaeas and 2@ additional spaces will e, ;mmdsd, thus fhe. parking

s

Keifh B, Higghns, CB, T8 7.
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- s, MinamSc'hakat, Esq-.

Lonibarde.& Gilles, PC
318 Cayugn Strest
Salins 93002

Re: Carimel ¥alley Ranch Hotel Spa and Yoga Facility: FrafficImpact Studly
DearMs. Schakat,

Thank you,Tor :equesﬁng #iggins Associnled 1o prepare:d, traffic mpact stuéy forihe preposed
Shanges 1o tHe Carmel Valiey Rzmc:h Hotel, located in Carmél Villey, Mentergy T ;
California, The putpdie of fhe sty is to determine fthe project’s pefertial traffic: mmads and .
i mpaﬁt feé wontibufons based ot reczommendad @hanges to the- existing famﬁty, The

chemges inclads: '

» é;cenversmn of the imtel unitsingo m&mdual ovmeidtip writs,
» Theadiifioniofaspaand yoga faciliby, ‘

Amp -generafion patking. and zssessmaﬂttfor fhe recommended chnges ‘have been«submzttea in
our detier xepost dated Beptemiber 13, 2006, atiached in Appsnﬁu: A A location map of :Ehe_ .
Cermel ‘S?aﬂey Ranch isincloded m’Exhlbni

HotetConversion

142 :16:. onewbedroam umts anﬂ two aretwe«bedmom nmta Aﬁﬁr tztie has nhangcd, ﬂm umts wail

still’ be rented quf B Tesort/hotel-uits 4nd no floor plan layout of the wmits will be modified.

Alse, no units will be occupisd by oily ene guest or owner, The chcnge in nmershp is mpt
expectedto change -the 41ip. genf.rahon or paﬂg,ng characteristies; as such, we donclude fhat there

. will be no additional trips penerated.or shanges in-parking demand for the ’144 it

.Spaans;l Xaggz,‘,flddztwn
It'is proposed 1o copstruct six spa suites and a yoga Facility of 4,956 square feet at the. mein

dodge. The attached site plan (Exhibit 2) indicates the proposed layont of the six su:tes and the
yoga topm,

1\Z00GYG Jobsi001-050\6-03816-038 TIA 09-Z1.dox

T300-B First-Strepr=Gilrog Galifornia—95020-4736-—voi01/408-848-3192 - may/508 8482202 —-www.kb.higgins_.com
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Ms. Miriam Schakat -

September 13, 2006
Page 2
"+ Carmel Valley Master Plan TIF: ($5,397 per 1,000 8q. ft.) -~ $26,748
* TAMC Development Fee ($5,326 per 1,000 sq, fi.) - $26,396
SR1 reimbursement fee: ($598 per 1 000 sq. ft.) $ 2960
“Total Prolect Treffic Fee Contnbutlon ) $56,104 56 104

The SR 1 re:mbursemem: fee is currently $740 per res1dent1a1 dWe]hng 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 x4 /4 956 = $598 per 1,000 sq. .

I you have any questxons regardmg this report, please do not hesitate to contact Fredenk Venter -
or me, ‘

BATEE 1 S

~ Keith B. Higgins, CE, TE

kbh:aem/mm/mir
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@l HIGGINS ASSOCIATES |
C‘IV"”- & TRA_FF'IC ENGINEERS |

September 13, 2006

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

- Salinas 93902

‘Re: Carmel Valiey Ranch Hotel Trip Generation and Parking Assessment

Dear Ms. Schakat,

Thank you for requesting Higgins Associates to prepare a tnp ‘generation parking evaluation of
the proposed changes to the Carmel Valley Ranch, Jocated in Carme] Valley, Monterey County,

[California. The purpose of the study is to determine the project’s potential trip generation and -

parking i xmpa,cts based on recommended changes to the existing facxitty The changes include:

o A conversion of the hotel units into individual ownershxp units,
¢ The addition ofa spa and yoga facility,

The traffic study also evaluates future parkmg reqmrements for the proposed spa and yoga :
facility.

UNITTI'I‘LECHANGE

It is proposed to convert 144 units of the hotel mto md1v1dua1 ownership units. Of the 144 uxits, |
142 are one-bedroom units and two are two-bedroom units. After title has changed, the units will

still be rented out as resort/hotel units and no floor plan layout of the units will be modified.

Also, no units will be occupied by only one guest or owner. The change in ownership is not
expected to change the frip generation or parking characteristics and as such, we conchide that
there will be no additional trips generated or change in the parking demand for the 144 units. =~~~

It is proposed to add recreational facilities to the hotel (a spa and yoga facility) of the Carmel

. Valley Ranch Hotel, which will generate additional dajly trips and parking demand.

2. TRIP GENERATION

Addxtlon of Spa Smtes

. Tt is proposed to construct six spa suites at the main 1odge The attached site plan (Ex]u'bxt 1

indicates the proposed layout of the six suites. Each suite will have two beds. The Institute of
Transportation Engineers does not have trip generation rates for spa suites typical to the project
analyzed in this study. Subsequently, we used daily operations to estimate the daity, AM and PM

E\2006\G Jobs\D01-050\5-038\6-03% Reportparking 09-13.doc
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Ms. Miriam Schakat
September 13, 2006
- Papge2 '

peak hour trip generation for the spa suites based on mformatxon provided by the client. It is

estimated that 95% of the spa guests will consist of hotel residents {(existing trips) and 5% of
~public (niew trips). Using this information, & worst-case scenario (fully occupiéd spa) is- used for.
~the spa ttip generauon and 1o determine the additional par]ﬂng that would be reqmred.

Assumpzzons

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

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

Short-term ise (2.5 to 3 hours) will have the highest trip generation. -
-Cyedit 1§ taken for hotel guests that would use the spa; fac:llty
NG addmonal"cleamng staffwill be requlred for the spa '1nc anstmg h fel Clegning st
will service the spi. . 5 g6l s o - """" g
e One masseuse pet unit is assumed and one new adm1mstrahve “staff 08 the spa ‘stiites is
assumed. During peaktimes a staff member from the hotel w;ll be used at the 5pa faclhty

in"“oao-

HAgTeER

client reception. Thus, 7 new staff members (6 §m£ss§ﬁses and admmstrahve) will”
» {raveldo thespa, wr i o ‘
e Administrafive staff deparmres at 5 PM and other staff after closure.
. One dehvery is estxmaied &urmg the off- peakpenods

In"bound ’I‘np Oufbl;ﬁx.ldm'rnn_
ot GORB0 AM TS .

8:30:0:00 AM . 12x0,05= lguest-f Loe T
9:00-11:00 AM . - 1 delivery _ 1 dehvery
11:00-11:50 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 . 12%0.05=1 guest .. 12x0.05=] guest, 1 staff

©6:00~9:00PM e 12x0 05——1 guest, SStaff

Total 12 trips » v 12 tnps
Addiﬁon of 2 Yoga Facility:

Itis-also- proposed -to add a yoga facﬂlty that can-accommodate between 6-and 8 attendees thh
one insttuctor. It is' expected that there will be four classes per day between 8 AM and 6 PM. The
classes will be appraximately 1 hour long. It is estimated that 95% of the yoga guests will consist
of hotel Tesidents (e;ﬂstmg trips) -and 5% of public (new trips). The administrative staff for the -
spa facility will also ‘maniage the yoga facility. The- fo]lowmg table mdlcates the estimated trip
generahon for the yoga faclhty .

1\2006\G Jobs\001-050\6-038\6-038 Reporiparking 05-13.doc




Ms. Miriam Schakat

September 13, 2006 .
Page 3
- Time. Inbound Trips Outbound Trips
7:30-8:00 AM 8x0.05=1 guest,1 staff -
8:00-9:00 AM (Class) - -
9:00—10:00 AM 8x0.05=1 guest 8x0.05=1 gnest
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 . 8%0.05=1 guest . 8x0.05=1 guest
4:00 — 5:00 PM (Class) : - v -
5:00-6:00PM ' ' 8x0.05=1 guest, 1 staff
Total ‘ Strips - 5 trips

Thus, the tota] net increase in daily trip generation for the spa and yoga fcility is estimated at 34

. trips (17 inbound and 17 outbonnd), 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 irip and 2 outbound. irips. The:
yoga facility wounld generate 2 outbound trips only and no inbound trips. With average:
conditions (when the spa and the yoga faclhty not fully occupied), the trip generation will be:
less. -

Summary of New Trip Generation:

The followmg tablc is a summary of the trip generation for the proposed add11:10n of the spa and

. Spa Suites:

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

- yoga facility.
Facility Daily AM Peak Hour Trips‘ PM Peak Hour Trips
' . Trips Ibound | Outbound | Tnbound QOuibound
Spa 24 7 0 1 2
Yoga 10 2 0 0 2
Total 34 9 0 1 4
3. PARKING

are made. These assumptlons are based on the trip generation and would. thus present a worst-

case SCﬁ]JHIlO

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




Ms: Miriam Schakat
September 13, 2006
Page 4

Assumptions:

e Parking is only required for new staff and non-hotel guests, or 5% of the daily v1s1tors to .
- - the spa. :
¢ Short-term use (2.5 hours) of the spa: will generate the hlghest parkmg demand dustoa

‘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 eIse on the site.
o No'additiéhal cleaning staff will be required for the spa since existing hotel cleaning staff

~will service the spa.
o One Imasseyse per imit is assumed and one adminisirative staff for the spa suites. Thus,

staffpaﬂqngdemand:ts sever spaces. . - , PR
Parking &mand
Spa Guests (nonihotel) 1 Spabed 1*x 1 75 Zparkmg spaces S
Staﬁ‘ .‘..-N R Y Qarkmg Sgaces Eeglie S T T e )
Tetal; ST ‘_ : Pparkmgspaces L Vo C
YogaFaclhty AR : e :_':5-' ) ’ - o Sl e ) el , “ ’ A. - i s : -

To estimate the reqmred addmonal paﬂcmg demand for the yega faclhty, the followmg—'.‘ .'
assumptions are made. These assumptions are based on the irip generation-and Would thus
_ present a Worst-case scenauo ‘

Assumptions:

. Parlqng is only reqmred for new staff and non-hotel guests or 5% of the- danly 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.

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

‘o The yoga facility will have one frainer. The spa administrative staff will also- manage the
“yoga facility reception, Thus, staff parking demand is one space.

1:\2006\G Jobs\D01-050\6-038\6-038 Reportparking 09-13.doc




Ms. Miriam Schakat
September 13, 2006

Page 5
 Parking demand:
Yoga Guests (non—hotel) . 1 Guest=1x1.75=2 parlcmg spaces
Staff: - . 1patking space
Total: ' 3 parking spaces
Summary of Parkmg Demand'

No additional parkmg would be reqmred for the title changes for the 144 hotel units, since the
units would continue fo be used as 2 hotel/resort facility. The addition of the spa would generate
an additional parking demand of 9 spaces. The yoga facility would generate a demand for an
additional 3 spaces. Thus the addition of the spa and the yoga facility would require 12
additional parking spaces.

Itis planned to construct approxmately 20 new parkmg spaces at the existing maintenance yard
on the site. Hotel staff will park at this location and be shuitled o and from the main hotel
" building, Plans for the additional parking provision will be submitted with the apphcai:lon for the
building permit. The addition of the spa and the yoga room will result in demand for an
additional 12 parking spaces and 20 additional spaces will be prowded, thus the parkmg
requirements for the new facility is met.

If you have zny queshons regarding thiis report, please do not hesitate to contact Frederik Venter

‘or me.

PZle

. Keith B, Higgins, CE, TE

kbh:aem/mm/mir

1\2006\G Jobs\001-05015-038\6-038 Reportparking 09-13.doc
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JB HIGGINS ASSOCIATES

n - CIVIL & TRAFFIC ENGINEERS  mmpvey

April 21, 2006

- Ms. Miriam Schakat, Esq.

Lombardo & Gilles, PC

318 Caynga Street

Salinas 93902

Re: Carmel Valley Ranch Hotel Trip Generation

Dear Ms. Schakat,

. Thank you for requestmg Higgins Assoc1ates to perform a traffic engmeermg study for the -
proposed subdivision changes to the Carmel Valley Ranch Hotel, located in Carmel Valley,
- Monterey County, California. The pm'pose of the study is to determine the project’s potential tnp

&i(

generation.

_ Unit Tifle Change .

Itis proposed to convert 144 wmits of the hotel into full ownership unlts Of the 144 units, 142 are
one-bedroom units and two are two-bedroom units. After title has changed, the units will'still be .
rented out as resort/hotel units and no floor plan layout of the units will be modified. Also, no
1mits will be occupied by only one guest or owner. The change in ovmership is not expected to -
change the trip generation or parking characteristics and as such we'conclude that there W]ll be
no addl’uonal trips generated or change in the parking demand for the 144 units. -

No additional parkmg would be required for the tifle changes for the 144 hotel umts, since the

units would continue to be used as hotel/resort facilities.

Ifyou have any questions regardmg this report, please do not hesitate to contactme.

Respectfully, .

Keith B<Higgins, CE, TE

kbh:jb/aem/mm
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April 21, 2006

MAY 2 3 2008
Ms. Miriam Schakat, Esq.. MONT S .
Triem: Sl A EREY GOUNTY -
Lombardo & Gilles, PC B PLANNING & BUILDING
- 318 Cayuga Street ~ - | INSPECTION DEPT,
Salinas 93902 ' — _ -

_ ‘Re: Carmel Valley Ranch Hotel Spa Trip Generation

Dear Ms Schalcat

.Thank you for requeshng I—Ilggms Assoc1ates to perfenn a. traﬁc engmeenng study for the
" © proposed-additionof a-spa-to the. Carmel. Valley: Ranch,, located in.Carmel, Va]ley, Monterey o
' - County, California. The purpose of the study is 1o determme the pro_]ect’ poten’ual tnp

generatlon

_ Addltmn of Spa Smtes

RS F

-It is also preposed to- construct Six spa smtes at, the mam 1odge Each sul’ce Wﬂl have two'beds,
- 'The Institute: of Transportahonaﬂngmeersndoes +hot-have frip generatlon Tates for .Spa., Stites
typlcalrto #he projedt analyzed in; Ahis:stud liéSubsequenﬂy;we ssed.daily-operations (Worst case) o
16 “estimiate the - daity;AM: and<PM; peak -hour- rip ‘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 pubhc (new txips). Usmg this mformatlon, 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 PV
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 addmonal cleaning staff will be requu‘ed for the spa since emshng hotel cleamng staff
will service the spa. - :
«° One masseuse per unit is- assumed and four admmlstra’nve staff for ’the spa sultes is
assumedl. Thus, 10 staff members will travel to the spa.
» Admuustra‘uve staff departures at 5 PM
. Two dehvenes are estimated during the off-peak periods

The followmg ‘table mdlcates the additional frips that would be generated to the spe.

9- 038 ReportSPA.doc
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Ms. Miriam Schakat

April 21, 2006
Page 2
Time Inbound Trips Outbound Trips
7:30-8:30 AM . 10 staff -
8:30-9:00 AM = 12x0.05=1 guest -
9:00-11:00 AM 2 deliveries 2 deliveries
- 11:00-11:59 AM 112x0.05=1 guest 12x0.05=1 guest
2:00-3:00PM  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 frips. 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 rip and three outbound trips. This is a worst case
scenario. With average conditions (when the spa not fully occupied), the trip generation will be
less. ‘ : . '

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

Regpectflly,

..\DXVKGI&I T CE"IE -. - A . M"'&F’j“& ooy
' . ) B . Fi bt

) P LS Lo
' kbh:jb/aem/mm

MONTEREY COUNTY .-
PLANNING & BUILDING
INSPECTION DEPT,

1:\2006\G Jobs\001-050\6-03816-038 ReportSPA.doc



EXHIBIT 1

TREE PROTECTION MEASURES
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PMB # 305
225 Crossroads Boulevard
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Tree protection measures for spa constructlon

The proposed spa construction/expansion near the lodge at Ca.rmel Valley Ranch is located near and
under the dripline of several protected oaks, some of which qualify as landmark trees due to their size (24
inches or larger measured at two feet above grade D2’). Please refer to image 1 to view this area.

These trees will require certain measures to protect them during construction. Soil compaction caused by
heavy equipment (backhoes, bobcats, etc.) can permanently impact critical root zones with just one pass
over the soil. In order to reduce or eliminate this compaction the following steps should be taken:

. Tree protection fencing should follow the driplines or critical root zones of all trees whenever possible.

The critical root zone area shali be defined as the area under the dripline of the tree or, if the tree has an
asymmetrical.crown, the distance from the trunk equal to 1 foot per inch of stem diameter measured at 4.5

‘feet above grade (DBH). Example: a tree w1th a DBH of 7 inches would have a critical root zone up to 7

feet away from its trunk.

All proposed improvements should use post and pier construction when located in the critical root zone.
Any soil compaction needed should be kept to a minimum and never exceed 85%. Excavation for any

- -caisson holes should be hand dug to a depth no less than 30 inches. ‘If roots are encountered that are
" larger than 1 inch in diameter the hole should be moved 1 or 2 feet to the side to avoid necessitating .

severing the root. After the initia] hole has been hand dug, heag equipment can be used to finish drilling
the hole PROVIDED that sterile straw should be placed to a depth between 4 to 6 inches then covered

" with plywood to dlstrlbute the weight of the equipment and protect root structures of nearby trees.

‘When working in critical -roof zones with heavy equipment, tree trunks should be wrapped with boards to
protect the trunks from inadvertent damage. ’ '

Excavation in the critical root zones 4 inches or deeper should be hand dug. A trench 12 inches wide by
30 inches deep should be dug along the edge of any proposed excavation greater than 4 inches deep. No
roots larger than 1 inch in diameter should be cut during this excavation. An arborist or forester should
examine the roots and trench before any larger roots are severed. All roots in this trench should be
photographed.

" It is strongly recommended that all construction personal be given a copy of this report and document

their understanding of the provisions contained by signing an agreement to abide by said provisions.

Page 1 of 1
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Image 1 — proposed 'expansion area for spa.

This image-shows the area of the spa proposed for expansion. No heavy equipment should be
allowed in this area unless the root zones are first protected with straw and plywood as described
above. Holes should be hand dug to a depth of 30 inches to ensure no major roots are being
severed.

NOV 7 2 2009

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.

Matt Horowitz
ISA. Certified Arborist #WE3163AU




EXHIBIT J

PARKING ANALYSIS




Carmel Valley Ranch Resort
Parking Analysis

November 23, 2009

Carmel Valley Ranch is a mixed use development consisting of residential, recreational, and the visitor
serving facilities of the Carmel Valley Ranch Resort. Parking requirements for Carmel Valley Ranch are
subject to the regulations in Title 21. The following analysis addresses the existing and required parking
provisions for the Lodge, the Golf Course, and the Tennis Activity Center; as well as for parking for the
proposed impfovements at the Lodge and at the Tennis Activity Center.

Partl:-

Facilities at the Lodge include hotel units, meeting room/meeting room addition, the restauraht/lou’nge,
lobby check-in, a small gift shop area, a pool, and the proposed spa treatment building:

Breakdown: Existi.ngl - New .
Hotel Units: 144 units ‘ ' 139 units

Restaurant: 141 seats | 141 seats

Meeting Room: 4092 sq. ft. 6677 sd. ft.

.Spa: Building: V4056sq. ft. . 4410'sq. ft.

Existing parking = 205 spaces +75valet spaces =280 spaces

Parking requirements: - _ L
Hotel, Meeting Rooms, and Restaurant: 139 spaces

Employees (maximum shift = 75): : 50 spaces

Spa 'fféétmEﬁt:' - o ) 11 SQaCES

(employee max. shift = 14: _ E E E V E R
= 9 staff parking + 2 public/ _ .

See Higgins public analysis)

200 spaces ' DEC 03 2009

" MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT.



Part II:

Facilities at the Golf Club consist of an 18-hole golf course, a restaurant/clubhouse, and a pro shop.

Breakdown: . Existing New
Golf: ' 18 hole course v no change
Restaurant: B 149 seats ‘ no change

Existing parking = 85 spaces

Parking requirements:

Golf Clubhouse (18 holes @ 4): 72 spaces
72 spaces
Part lll:

Facilities at the Lower Tennis Center include tennis courts, pools, a pro shop, a café, and a proposed.
fitness building: ' o

Breakdown: Existing - ' New

Tennis Courts: ' 12 courts 10 courts
Café: o 24‘ seats ' _ 24 seats
Fitness Building: | 560 sq. ft. 5280 sq. ft.
Dressing Rooms: | 2264 sq. ft. ) 1720sq. ft.
Pro Shop: | | 908 sq. ft. , : 480 sq. ft.
Pool: 980 sq. ft. 3220 sq. ft.

Existing parking = 155 spaces



Parking requirements:

Tennis Courts (2 per court): - 20 spaces -
Fitness Building (1 per 50 sq.ft.) 105 spaces
Pool (1 per 100 sq. ft.) , " 32 spaces

157 spaces



EXHIBIT K

MPWMD — DOCUMENTATION OF
WATER USE (JANUARY 2009)




MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT

5 HARRIS COURT, BLDG. G

POST OFFICE BOX 85

MONTEREY, CA 93942-0085 = {831) 658-5601

FAX (831) 644-9560 * hitp://www.mpwmd.dst.ca.us.

January 3,2009

Wind Hotels Holdings Inc.
dba Carmel Valley Ranch
Attn: David Clark -
1 Old Ranch Road
Carmel CA 93923

Subject: Documentation of Water Use Credlt Carmel Valley Ranch, 1 Old Ranch Road, Carmel
APN’S 416-522-010 & 416-592-023

Dear Mr. C]ark

In accordance with MPWMD Rule 25.5, the following Water Use Credit has been verified to be cutrent as of
th1s date at the 31te referenced above:

« Credit for installation and permanent use of real time ET weather based irrigation controller
serving all areas. Landscaping as per landscape plan dated September 12, 2006, using plants
with species coefficient no greater than 2.0 and meeting all conditions stated in District letter of
October 19, 2006. Proper design, installation and maintenance of new 1rr1gat10n system with
dedicated water meters, 6.158 acre feet of water.

This Water Use Credit may be applied to future water use on that site at any time within a period of 60
months from November 25, 2007. After the 60th month, renewal of the Water Use Credit will be allowed
only upon proof that some or all water savings represented by the credit are current. If savings are not
current, a pro-rata reduction will occur. A single renewal period of 60 months is allowed thereafier any
unused Water Use Credit expires.

The Water Use Credit shown in thlS Jetter is a final determination of the Water District’s General Manager.
Final determinations of the General Manager may be appealed to the District Board within twenty-one (21) -
days after any such determination pursuant to District Rule 70. For information about the appeal process,
contact the District office.

This letter should be presented to the Water Management District to utilize the credit. At such time as thlS .
Water Use Credit is applied to a water permit, one or more deed restrictions may be required to ensure -
permanent savings from the Water Use Credit.

Sincerely,

Vashwed £lse/

Michael Boles
Conservation Representative

Enelosure: District October 19, 2006 Letter

.U:\demand\Work\Letters\Credits\2008\CounLy\4I6-522—010_CV Ranch,! Old Ranch Rd,CV_MBoles_20090103.doc



EXHIBIT L

MPWMD — DOCUMENTATION OF
WATER USE (NOVEMBER 2009)




MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT

5 HARRIS-COURT, BLDG. G .

POST OFFICE BOX 85

MONTEREY, CA 93942-0085 ¢ (831} 658-5601

FAX {831) 644-9560 * hitp://www.mpwmd.dst.ca.us

November 24,2009 .

CVRHSGELLC .

dba Carmel Valley Ranch
Attn: Gail Hattercrawfort
318 Cayuga Street
Salinas, CA 93901

.. Subj_eci: Documentation of Water Use Credit - Carmel Valley Ranch, 1 Old Ranch Road, Carmel
APN’S: 416-522-010 & 416-592-023° c ’ :

'Dear Ms. Hattercrawfort:

In accordance with MPWMD Rule 25.5, the following Water Use Credit has been verified to be current as of
this date at the site referenced above: _ S - o

. Credit for installation and permanent use of real time ET weather based irrigation controller
serving all areas. Landscaping as per landscape plan dated September 12, 2006, using plants
- with species coefficient no greater than 2.0 and meeting all conditions stated in District letter of
October 19, 2006. Proper design, installation and maintenance of new irrigation system:with

. dedicated water meters, 6.158 acre feet of water. _ -

This Water Use Credit may be applied to fiiture watet use on that site at any time within a period of 60
months from November 25, 2007. After the 60th month, renewal of the Water Use Credit will be allowed
only upon proof that some or all water savings represented by the credit are current. If savings are not
current, a pro-rata reduction will occur. A single renewal period of 60 months is allowed; thereafter any
unused Water Use Credit expires. : ' : : :

The Water Use Credit shown in this letter is a final determination of the Water District’s General Manager.
Final determinations of the General Manager may be appealed to the District Board within twenty-one 2
. days after any such determination pursuant to District Rule 70. For information about the appeal process,
contact the District office. '

This letter should be presented to the Water Management Diétx'iqt'to utilize the credit.- At such time as this
Water Use Credit is applied to_a water permit, one or more deed restrictions may be required to ensure’
permanent savings from the Water Use Credit. ‘ ’ '

Sincegel&z, ‘

- Michael Boles.. . .
Conservation Representative

UidemendWorkdLetters\Credits\2009\Counts\416-522-010_CV Ranch,1 Old Ranch RA.CV_MBoles_20091124doc



EXHIBIT M

CARMEL VALLEY RANCH
RESORT VICINITY MAP
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