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The projeet site is in a heavily developed urba n a rea eurrently served by all required publie utilities 
and serviees. 

The Project's Proposed Conversion of the Donna Hofsas House also falls under the Class 3 and 
Class 31 Categorical Exemptions in CEQA Guidelines Section 15303 for the Conversion of Existing 
Small Structures and Section 15331 for the Preservation of Historical Resources. 

Class 3 consists of converting existing small struetures from one use to another, with only minor 
exterior modifieations. Donna Hofsas House is proposed to be converted from a single-family 
residenee toa two-family residenee with aeeessory 'guest only' hatel uses, ineluding a gym/fitness 
eenter and business eenter. No exterior modifieations to the strueture are proposed. 

Class 31 eonsists of projeets limited to rehabilitation, restoration, preservation, or conservation of 
historieal resourees in a manner eonsistent with the Seeretary of the lnterior's Standards for the 
Treatment of Historie Properties. Donna Hofsas House is proposed to be rehabilitated and 
preserved. At this time, only interior remodeling is proposed, and interior modifieations are not 
subjeet to the Seeretary of the lnterior's Standards. 

None of the Exceptions to the Exemptions Apply. 
The following is a list of exeeptions to eategorieal exemptions. lf any of these exeeptions apply, a 
projeet eannot be found eategorieally exempt from CEQA. As demonstrated below, none of the 
exeeptions apply to this projeet. 

Location. Classes 3, 4, 5, 6, and 11 are qualified by eonsideration of where the projeet is to be 
loeated - a projeet that is ordinarily insignifieant in its impaet on the environment may in a 
partieularly sensitive environment be signifieant. Therefore, these elasses are considered to apply 
all instanees, exeept where the projeet may impaet on an environmental resouree of hazardous or 
eritieal coneern where designated, preeisely mapped, and offieially adopted pursuant to law by 
federal, state, or loeal ageneies. 

As diseussed above, the eategorieal exemptions applieable to the projeet indude Class 2 
(Replaeement or Reconstruetion}, Class 3 (New Construetion or Conversion of Small Struetures), 
Class 31 (Historieal Resouree Restoration/Rehabilitation), and Class 32 (lnfill Development 
Projeets). This exeeption does not apply to eategorieal exemptions underelasses 2, 31, and 32. The 
Class 3 exemption is limited to the repurposing of the historie Donna Hofsas House from a single­
family residenee to two apartments and aeeessory hatel uses, ineluding a gym/fitness eenter and 
business eenter. No exterior modifieations are proposed for Donna Hofsas House and the strueture 
and its vieinity are not loeated in an area that has been designated, preeisely mapped, or offieially 
adopted by federal, state or loeal agencies as an environmental resouree of hazardous or eritieal 
eoneern. This exeeption does not apply to the projeet. 

Cumulative lmpact. All exemptions for these elasses are inapplieable when the eumulative impaet 
of sueeessive projeets of the same type in the same plaee over time is signifieant. 
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There is only one projeet: the demolition of a 38-room hatel, the eonstruetion of a new hatel with 
the same number of rooms, and the eonversion of an existing single-family dwelling into two 
apartments and aeeessory hatel uses. No sueeessive hatel replaeement/reeonstruetion projeets 
are proposed, so this exeeption does not apply. 

Significant Effect. A eategorieal exemption shall not be used for an aetivity where there is a 
reasonable possibility that the aetivity will have a signifieant effeet on the environment due to 
unusual cireumstanees. 

The projeet indudes the replaeement of an existing 38-room hatel with a new 38-room hatel. The 
projeet site has a General Plan land use of Commereial/Residential andis loeated in the Residential 
& Limited Commereial (RC) Distriet, whieh speeifieally identifies hotels/motels as an appropriate 
transitional use from the eommereial eore to the single-family residential area. Many hotels are 
loeated in the RC distriet and in faet two hotels abut the projeet site, one to the south and the 
other to the west. lt is not unusual that a hatel would be loeated in the RC Distriet. The established 
general plan land use designation and the zoning designation both plaee the RC Distriet adjaeent 
to the Single-Family Residential (R-1) Distriet. Hotels are eonsidered a transient residentialuse and 
are appropriate near single family residenees. Further, the Carmel Munieipal Code reeognizes 
existing hotels in the R-1 Distriet, allowing them to be reeonstrueted further demonstrating that 
the adjaeeney of hotels to residenees is not unusual. This exeeption does not apply to the projeet. 

Scenic Highways. A eategorieal exemption shall not be used for a projeet whieh may resuit in 
damage to seenie resaurees, including but not limited to, trees, historie buildings, roek 
outeroppings, or similar resaurees, within a highway officially designated asastateseeni e highway. 
This does not apply to improvements whieh are required as mitigation by an adopted negative 
declaration or eertified EIR. 

The projeet site is bound by the interseetion of San Carlos Street and Del Mante Avenue to the 
east and Dolores Street to the west. An unimproved portion of the 3rd Avenue right-of-way is to 
the north, and 4th Avenue is to the south, although the projeet does not abut 4th Avenue. None 
of these roadways are designated as state seenie highways. This exeeption does not apply. 

Hazardous Waste Sites. A eategorieal exemption shall not be used for a projeet loeated on a site 
whieh is included on any list eompiled pursuant to Seetion 65962.5 of the Government Code. 

Government Code Seetion 65962.5 requires the Department ofToxie Substanees Control to submit 
a list of (1) All hazardous waste faeilities subjeet to correetive aetion pursuant to Seetion 25187.5 
of the Health and Safety Code. (2) All land designated as hazardous waste property orborder zone 
property pursuant to farmer Article 11 (commeneing with Seetion 25220) of Chapter 6.5 of 
Division 20 of the Health and Safety Code. (3) All information reeeived by the Department of Toxie 
Substanees Control pursuant to Seetion 25242 of the Health and Safety Code on hazardous waste 
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disposals on publie land. (4) All sites !isted pursuant to Article 5 (eommencing with Seetion 78760) 
of Chapter 4 of Part 2 of Division 45 of the Health and Safety Code. 

On J une 21, 2024, City staff reviewed the California Environmental Proteetion Ageney Cortese List 
of Oata Sourees (https://ealepa.ea .gov/sitecleanup/eorteselist/) and eonfirmed that the projeet 
site is not on any of the following lists: 

• Hazardous Waste and Substanees Site List 
(https://www.envirostor.dtse.ea.gov/publie/). 

• State Water Resourees Control Board GeoTraeker for leaking underground storage 
ta n ks ( https ://geotraeker. waterboa rds.ea .gov /sea reh). 

• State Water Resourees Control Board list of solid waste disposal sites 
( https :// ea lepa. ea .gov /wp-eontent/ u ploads/ sites/ 6/2016/10/SiteClea n u p-Corteselist­
Cu rrentlist. pdf). 

• State Water Resourees Control Board l ist of solid waste disposal sites 
(https://ealepa.ea.gov/wp-eontent/uploads/sites/6/2016/10/SiteCleanup-Corteselist­
Currentlist. pdf). 

• State Water Resourees Control Board l ist of aetive diseharge of waste or hazardous 
materials (https://ealepa.ea.gov/wp-eontent/uploads/sites/6/2016/10/SiteCleanup­
Corteselist-CDOCAOList.xlsx). 

• Additionally, the projeet site has not been identified asa hazardous waste facility 
under Health and Safety Code Seetion 25187.5 
(https://ealepa.ea.gov/siteeleanup/eorteselist/seetion-65962-5a/). 

This exeeption does not apply. 

Historical Resources. A eategorieal exemption shall not be used for a projeet which may eause a 
substantial adverse ehange in the sign ifieanee of a historieal resouree. 

On Deeember 18, 2023, the Historie Resourees Board reviewed a Phase 1 lntensive Report 
prepared by qualified professional Margaret "Meg" Clovis, along with five other professional 
opinions on the historie eligibility of the hotel. The Board found that the Hofsas House Hotel does 
not meet the eriteria for listing on the California Register or the Carmel lnventory of Historie 
Resourees and issued a determination of ineligibility. A 10-working day appeal period followed the 
Board's deeision during whieh time no appeals were filed . This Determination remains valid for 
five (5) years. 

On Deeember 18, 2023, the Historie Resourees Board reviewed a Phase 1 lntensive Report 
prepared by qualified professional Margaret "Meg" Clovis on the historie eligibility of the single­
family residenee loeated on a portion of the hotel property fronting Dolores Street. The Board 
found that the single-family residenee, known as Donna Hofsas House, meets the eriteria for listing 
on the Carmel lnventory of Historie Resourees and added it to the historie inventory. A 10-working 
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day appeal period followed the Board's decision during which time no appeals were filed. The 
historic determination was filed with the Monterey County Clerk-Recorder on April 12, 2024. 

No exterior modifications to the historic residence are proposed. Changes to the interior of the 
residence do not affect the significance of the historic resource. The residence will be preserved 
and protected during construction . The project will not cause a substantial adverse change in the 
significance of the historic Donna Hofsas House. This exception does not apply. 

Conclusion 
Based on the evidence provided above, the project would not resuit in any significant 
environmental impacts. The project qualifies for a Categorical Exemption under CEQA as it meets 
the conditions described in Article 19, Sections 15302 (Replacement or Reconstruction), 15303 
(New Construction or Conversion of Small Structures), 15331 (Historical Resource 
Restoration/Rehabilitation), and 15332 (ln-Fill Development Projects) (Classes 2, 3, 31 and 32, 
respectively) . None of the exceptions to the exemptions l isted in CEQA Guidelines Section 15300.2 
are applicable. 

'--t'0(XSVY\_.u_, ~ w~ 
Marnie R. Waffle, AICP 
Principal Planner 
Community Planning & Building Department 
City of Carmel-by-the-Sea 
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