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cheri ann
To: nromero@ci.carmel .US

Cc: Cheri Mccarty

Sent from my iPad

Please pass the following letter on to the City Council for the July gth meeting. Thank you.

Dear City Council,

I am a 46 year resident of Carmel by the Sea. I am deeply concerned about the Hofsas House project. I believe it is,
without a doubt, necessary to have an ElR, as this project is about as massive and far reaching asihe Carmel plaza was.

I hope this project does not go forward, and that the owners will sell il lo someone who is interested in keeping Carmel by
the Sea quaint and historic. The proposed hotel just is NOT in keeping with the style our village is known for. the
proposed hotel, from what I see, should be in Palo Alto or San Jose, not the village of carmei by the sea.

A demolition and rebuild of that HUGE property would take YEARS, and the amount of disturbance to the ENTIRE TOWN
would be unbearable. The street that the front of the Hofsas House sits on is one of the main arteries leading into town.
Then, the back street, Dolores Street, is narrow, lined with residential coltages. How are all of the dump trucks, cement
trucks, earth movers, supply trucks, Iumber trucks, etc. going to navigate? The noise from that project will be heard all
over town. Not to mention the dust, toxic asbestos in the paint and materials which will be released into the air, and the
complete disruption of the unfortunate close neighbors and Carmel Country lnn.

Everyone wants to make money on the reputation of Carmel. lt is popular because it is peaceful, unique, historic, and
unconventional. We all have the responsibility to protect it from outrageous and improper development. Require an
Environmental lmpact Report and let's see the truth of this proposed demolition. Thank you.

Very truly yours,
Cheri A. McCartv

-

Carmel by the Sea, CA. 93921 City Council
Meeting Date

JUL 09 R1C'D 1-t-z

Nova Romero <nromero@ci.carmel.ca.us>

l\.4on, Jul 8, 2024 at 8:52 AM
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Jtly 8,2024

To:
Carmel Planning Dept: Brandon Swanson, Marnie Waffle, Evan Kort

Re:

Appeal ofHofsas House Class 32 Categorical Infill Exemption

City Council
Meeting Date

JUL 09 REC'0'7't-L\.1

Agenda ltemDear Brandon, Marnie and Evan,

#
After reviewing the recent Planning Dept. Staff Notes in support ofthe Hofsas ProJect's
exempt status, it is clear that several CEQA requirements for that exemption have not
been met.

If legally contested, these exceptions would disqualify the Hofsas Project as a Class 32
Categorical lnfill Exemption. They would also disqualify the Categorical Classes 2,3 and
3l exemptions recently approved for the same Project, as they are subject to the same
requirements.

l'm sorry to be a stick in the mud, but after speaking with several ofmy neighbors
surrounding the Hofsas site, we agree that the CEQA guidelines overlooked during the
determination process put our health and safety at risk.

The Project needs to be reclassifled to include an Initial Study and a mitigation plan

including a sound wall.

Projects may be excluded from using a categorical exemption based on a series ofcriteria
identified in CEQA Guidelines $ I 5300.2

A. The project is consistent with the applicable general plan designation and all
applicable general plan policies as well as with the applicable zoning designation and

regulationsl

B. The proposed development occurs within city limits on a project site of no more than
five acres substantially surrounded by urban uses;

C. The project site has no value as habitat for endangered, rare or threatened species;

My findings in this letter are limited to the Noise element. We have concems related to
vibration, GHG emissions, and other effects as well, but the exceptions related to Noise
alone prohibit the use of a Class 32 categorical exemption.

Defi nitions for reference:



D Approval ofthe project would not result in any significant effects relating to
traffic, noise, air quality, or water quality.

E. The site can be adequately served by all required utilities and public services.

F. The project would not cause cumulatively significant impacts, impact scenic highways
or historical resources, involve hazardous waste, or be subject to,,unusual
circumstances" that may contribute to significant impacts ofthe environment.

Appendix G ofthe CEQA guidelines considers a project to have significant noise
impact if the project would result in:

l. Generation ofa substantial temporary or permanent increase in ambient noise
levels in the vicinity of the project in excess of standards established in the local
general plan or noise ordinance, or applicable standards ofother agencies

2. Generation ofexcessive ground-borne vibration or noise levels

EXCEPTION #1

Approval ofthe Project must be consistent with all applicable General Plan policies.

Staff Response: "All projects in the City are required to comply with General Plan policy
P9-4, which ensures that construction activities are managed to minimize overall noise
impacts on surrounding land uses, and policy P9-17, which enforces state laws regarding
unmuffled or improperly muffled motor vehicles. Additionally, all projects must comply
with Carmel Municipal Code Section 15.08.180, which sets forth hours of construction."

I find that thc pro.jcct does not compll rvith all applicablc Ccncral Plan policies.

'l-he applicable Ccneral Plan Noise Section 09-2 Codes bclol'uere excludcd from
lhe Ilolras t'rojcct ( l.Q \ rlrtcrminrrtion pnrccss.

lhc pur'pose ol'Lhcre codes is to providc inlirrrnation concerning rroise thal crn he usctl in
dereloprnent proposals to ar,oicl incornpatible land Lrses. creale strategies lirl abating
cxcessivc noise c'rposlrlcs. and p()tect thc qualil)' ol'lilc lirr re'sidents.

O9-2 Consider the compatibility of proposed land uses with noise environment when
preparing community plans or reviewing specific development proposals.

P9-8 Apply the noise and land use compatibility standards as shown in Table 9.2:
Land Use Compatibility for Community Noise Environments to all new residential,
commercial, and mixed-use proposals, including condominium conversions.



P9-9 Require acoustical reports and evaluation of noise mitigation measures for
projects that would substantially increase noise.

P9-10 Develop standard noise mitigation measures that can be incorporated into new
developments.

P9-l l The standard noise mitigation measures shall not preclude creative
solutions addressing unique situations when there are conflicts between noise
levels and land use.

O9-3 Control unnecessary, excessive, and annoying noises within the City where not
preempted by Federal or State control.

P9-12 Protect residential areas lrom excessive noise from traffic, especially
trucks and buses.

'l'able 9.2 Applicable Ccneral PIan [-and L]se Noise l.inrits nere also onrittecl fi.om rhe
I lollsas I)roit'ct dclcltninalion :

htJrrs:l/ci.ca rnr cl.ca. us/siacs/nr a in/!ilosi filc-nttach mcn ts/noisc cc arlorrterl 9-l-
{}9. ptl t'?1 5 I {)258-lfl(r

EXCEPTION #2

Staff response "All projects in the City are required to comply with General Plan policy P9-4,
which ensures that construction activities are managed to minimize overall noise impacts on
surrounding land uses, and policy P9- 17, which enforces state laws regarding unmuJl'led or
improperly muffled motor vehicles. Additionally, all projects must comply with Carmel
Municipal Code Section 1 5.08.I 80, which sets forth hours of construction. . . "

and

"Adherence to all applicable General Plan policies and regulations ofthe Carmel Municipal
Code will ensure that the project will have a less-than-significant impact from temporary noise
increases during construction."

'I his assLrrnplion is speculatir c. \VithoL:t u slud\ \ oLl cannot lirrorr l hat a significunl
level o1'noise *ould [re- so ]oLr corlrot l:row llrat adherence to N,lLrnicipal Code P9-.1 *ill
redttcc il to le.s tlt:rr sirnill(Jnt.

Approval ofthe Project would not result in any significant effects relating to traffic,
noise, air quality, or water quality.



\\hat I liruntl is thc llroject rillgcnerrr(c significant noise inrltact

I hasctl this conclrr'iorr on a sintilar hotcl ltlojrct irr Nlontclc.r, thirt llled irn lrlll rrith
(iEQ.,\ last ) cau'. I lre rcpr)rt cillt br, r icucrl lre re :

https: cc(lanet.opr.ca.sor,l0ll0(r0567 l

'fhe proicct is on u cornmerciirllr zoncd hall'lcrc in rrith the closcst resiclent 65 li'ct
auar. lt inclutlr--s ricrnolititrn ol a one-stolr tnotel and a ncrr ltrrild Jl roorrr ho['1.
I he E.llt Noisc anrl) si\ sho\\ s c()nstrucliorl noise :rt ()i Ieel treccdcd thc Ircdcral Iirrit ol
90 dBA and that a \\!'ll-plannc(l nritillalion ineluding l sound rrall ctxrrtlinutcd u'illr
the cor)lrilctors rros rcqrrired 1o rcduce thc rroise to i] sale lc'r'cl.

Impact of excessive noise on human health

Bv *ar o['cxarnplc: L]emcnt br-cal<ers. eonlnonl\ usctl in clc'nrolition. protlLtce 120 dllA
at i0 lccl il not nritiqated. Ilris lcrcl ol'rroisc is r scrious hcalth risk. l:len a short
c\po\uIc ciln cllLrsc lTr|n]arlcr'11 ltcitrinr: .llrnragu'. [)anrrg,.' lo hcirrinl hcgins et P[0l0Iucd
c\p()surc trr noisc lcrcls highcr thln 85 illi,\. l:.rposLrrc in ereess ol 75 dll.,\ incrcascs

lnxictl . hloocl prcssulc. an(l lilnctionsol thc hcut anrl thc:tctrous5)stern. llris is

cspccial l1 conccnring \\ ith iI l. cld,irl)'. arxl childrcn Iir ing nearbl.

EXCEPTION #3

Approval ofthe Project must be consistent with all applicablc General Plan policies.

Due to tlrc lbor c-nrentiont'tl (icncral Plan \oisc I'olicr ontis:it,trs. itPprorel ol'the
Projcct is not c()n\islcnt u ith ( hitpler 17.(r() tr1'the ('arrnci \lLrrtieillltl Codc eoreri:tll
adhclurcc 1o all ('l:Q\ guidclincs l:s slutc(l in thc lrnr ironnrctrtal I(cr. ierr proecdttrcs

\\'e urc ll.rproxinralcll 3() t'cct arrrr tionr thc Ilolsus projccl (a\ opposcd to (r5 f.:et)
rlhich irrcrcascs thc ticcihcl irrrpacl br airout 6 dliA abo\c thosc in thc slLrdr.



EXCEPTION#4 UNUSUALCIRCUMSTANCES

A categorical exemption shall not be used for an activify where there is a reasonable
possibility that the activity will have a significant effect on the environment due to
unusual circumstances,

StaffResDonse: The project includes the replacement ofan existing 38-room hotel with a new 38-
room hotel. The project site has a General Plan land use of Commercial/Residential and is located
in the Residential & Limited Commercial (RC) District, which specifically identifies
hotels/motels as an appropriate transitional use from the commercial core to the single-family
residential area. Many hotels are located in the RC district and in fact two hotels abut the project
site, one to the south and the other to the west. It is not unusual that a hotel would be located in
the RC District. The established general plan land use designation and the zoning designation
both place the RC District adjacent to the Single-Family Residential (R-1) Districr. Hotels are
considered a transient residentiai use and are appropriate near single family residences. Further,
the Carmel Municipal Code recognizes existing hotels in the R-l District, allowing them to be
reconstructed further demonstrating that the adjacency ofhotels to residences is not unusual. This
exception does not apply to the project.

lixample ol'uur.rsuitl circunrstlnce accolding to C IrQA:
A pro.ject lnight be dislirrguishcd b1 its size or locllion. Local conclitions can ulso L.rc

considered rrhor dctcrmir.ring if'tlrere are unusiral circuntstaltces.

I find the Pro.iect to har c thrcc Unusual (lircunrstances

I
Three quarters ofthe site's perimeter is densely populated with residents, exposing them
to constant significant noise impact.

2

Applicable Ceneral Plan Section 09-2 noise policies requiring noise study for new
development were not included in the Project's determination process before it was
approved as exempt.

3
No substantial evidence exists to support the lead agency's conclusion that demolition
and new construction of this multi-level hotel will result in no significant noise impact for
nearby residents.



There is horvever substantial evidence showing a high probability of significant noise
impact due to the above unusual circumstances.

Unless substantial evidence exists to prove otherwise, the facts herein present a fair
argument that the Project does not meet the requirements for a CEQA Class 32
Categorical In-Fill Exemption, and that additional studies and mitigation plans are
required to avoid risk to the health and safety of residents.

We have concerns as well about significant vibration levels related to noise from hea\y
machinery, and ifthese will create damage to a) older structures surrounding the site, and
b) the documented landslide area bordering Camino del Monte across the street from
Hofsas House.

Thank you for your consideration.

Sincerely,

Leslie Dunn
San Carlos Resident

armel, CA 921
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Carmel-
by-the-Sea Nova Romero <nromero@ci.carmel.ca.us>

Houses House project
l message

Pamela Crabtree Sun, Jul 7, 2024 al804 PM
To: nromero@ci.ca CA.US

Please share my comments with all City Council members.
The citizens of Carmel deserve a discussion about the impact on our lives of this project and possible ways to minimize
the impact.
Also possible impacts on the integrity of neighboring properties needs to be looked into with an eye to mitigation
measures.

Pamela C.abtree

City Councii
Meeting Dare

JUL O 9 RII'!

Agenda ltem
#
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Cannel-
by-the-Sea Nova Romero <nromero@ci,carmel.ca.us>

Hofsas House
l message

--
lo: nromero@cr.carmel.ca.us

Sun, Jul 7, 2024 at 8:09 PM

While I'm unable to attend, I support the Council giving due consideration to this appeal. lt would be useful for the
Counsel to offer miligation plans and enforcement mechanisms to assure residences that the multi year construction will
be managed to minimize community disruption and to ensure that the project is completed as planned and is timely. We
don't need another pit wrecking our city.

#

City Council
Meeting Date

JUL09Rlt'D 1-2-zt1

Agenda ltem
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