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Notice of Preparation 

South of Tioga Project 

Project Description  

Project Location  

The project site is located at on approximately 10.64 acres in the City of Sand City with 

boundaries of Tioga Avenue to the northeast, California Avenue to the southeast, East 

Avenue to southwest, and the Merle Street right-of-way to the northwest. The project site is 

generally referred to as the South of Tioga area of Sand City. The project site’s Assessor’s 

parcel numbers are: 011-122-010, 011, 032, 038, 039, 040, 041; 011-123-005, 006, 007, 009, 011, 

022, 024, 025, 026; 011-135-001, 014, 015, 016, 023, 024; 011-136-007, 012, 024; and, 011-186-021, 

038, 039. Figure 1, Project Location, displays the regional location of the project site. 

Existing Conditions  

The project site is located in the central portion of the City, and encompasses the majority of 

the South of Tioga Planning District. This district serves as a transition zone between the “big 

box” commercial developments to the northeast, the partially built East Dunes residential 

area to the west, and the West End district to the southeast. The project site is currently 

comprised of light industrial/warehouse uses, commercial uses, undeveloped coastal dune 

areas, and several residential dwelling units. Commercial uses and sand dune areas are 

located to the north, commercial and light industrial uses are located to the east, commercial 

and residential areas are located to the south, and some existing single family residences and 

planned residential development in a coastal dune area are located to the west of the project 

site. The project site has dual General Plan land use designations of Regional Commercial 

and Mixed Use Development. The project site has existing zoning designations of MU-P 

(Planned Mixed Use) and CZ-C4 (Coastal Regional Commercial). Figure 2, Project Site, 

outlines the project site boundaries. 

Project Description 

The proposed project, referred to as the “South of Tioga Project,” consists of an application to 

approve a vesting tentative map for four parcels (H1, H2, R1, and R2), site plan review, 

architectural review, and conditional use permit approvals for hotel and multi-family 

development. The development, as proposed by the applicant, would consist of 420 

multifamily residential units and 216 hotel rooms. 
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Parcel H1 would be 2.56 acres located in the northeastern section of the project site, and 

would be dedicated for development of a 135 room extended stay hotel with 143 surface 

parking spaces. Parcel H2 would be 1.48 acres located in the southeastern portion of the site, 

and would be dedicated for development of an 81 room hotel with 81 surface parking spaces. 

Parcel R1 would be 1.28 acres located in the northwestern portion of the site, and would be 

dedicated for development of a 100 unit multi-family residential building with 151 below 

ground parking spaces. Parcel R2 would be 4.11 acres located in the southwestern portion of 

the site, and would be dedicated to development of a 320 multi-family residential unit 

complex with 486 below ground parking spaces with the establishment of two sand dune 

habitat preservation areas. Various hotel and multi-family amenity areas, landscaping, and 

utility access improvements would also be included in development of the project site.  

Construction of the project site is anticipated to occur in three phases, with phase 1 as 

roadway site improvements, phase 2 as development of the two hotels, and phase 3 being 

the multi-family residential development on the site. Hotel buildings will be up to four 

stories tall, and residential buildings will be up to five stories tall over two levels of partially 

underground parking structures, with maximum heights of 85 feet.  

The proposed project would also include a new internal roadway providing internal access 

to all four proposed parcels as “A” Street, and improvements to East Avenue. The internal 

roadway would provide access to underground parking garages for the two residential 

parcels. Access to the project site would be provided from Tioga Avenue, California Avenue, 

and East Avenue. Parking garage access for the two residential parcels will also be provided 

on Tioga Avenue and East Avenue. The project will require road abandonment of Afton 

Avenue, Fir Avenue, Orlando Avenue, Beach Way, and a portion of East and Lincoln 

Avenues. East Avenue would be re-dedicated on a slightly more southerly right-of-way. The 

project will require the City’s use of eminent domain to acquire two parcels located within 

the project to provide for the proposed public internal roadway within the site.  

The proposed project would be a conditionally allowable use of the site per the City’s 

General Plan land use and Zoning Map designations for the site.  

An existing sanitary sewer lift station, located within proposed parcel R1, would require 

relocation before development could occur in this area of the project site. A small portion of 

the project site, located immediately adjacent to California Avenue, is located in the City’s 

Coastal Zone and will be subject to coastal development regulations. Site improvements (i.e. 

landscaping, public street improvements, public walkways, and parking), but no structural 

improvements are proposed within the Coastal Zone.  

Although development will be phased, for purposes of the Environmental Impact Report 

(EIR), full build-out of the project site is considered, including: subdivision of the property 

(including mergers and right-of-way dedications), construction of two hotels, two multi-



   South of Tioga Project 

family unit complexes, roadway improvements, utility access improvements, and 

establishment of dune habitat preservation areas. Figure 3, Site Plan, displays the project site 

with anticipated building sites and site improvements. 

Scope of Environmental Effects to be Analyzed  

An EIR will be prepared to evaluate the direct and indirect physical impacts resulting from 

the proposed project. The type of probable environmental effects and scope of analysis 

associated with construction and implementation of the proposed project are summarized 

below.  

Aesthetics 

The City of Sand City General Plan Update Initial Study/Mitigated Negative Declaration 

(IS/MND) concluded that buildout of the General Plan would result in less than significant 

aesthetic impacts, with implementation of General Plan and Local Coastal Program (LCP) 

goals, policies, and actions. Development on the project site, including impacts to existing 

viewsheds in the area of the project site, and consistency with Sand City General Plan visual 

policies will be evaluated in the EIR. 

Air Quality 

The Air Quality section of the EIR will evaluate potential air quality impacts in accordance 

with the guidance of the Monterey Bay Air Resources District’s CEQA Air Quality 

Guidelines (2008). This section of the EIR will present background information describing 

the current air quality setting in the air basin, the effects of significant pollutants, air quality 

standards and attainment status, and plans and regulations pertaining to air quality.  

The EIR will focus on the proposed project's cumulative air quality impact on regional ozone 

and its localized impact on carbon monoxide levels. Cumulative impacts will be analyzed by 

determining the proposed project’s consistency with the Air Quality Management Plan, 

utilizing an updated version of the Air Resource District’s consistency determination 

spreadsheet and/or consultation with the Air Resource District for non-residential land uses. 

The proposed project’s localized operational impact will be assessed by identifying whether 

build-out would create or substantially contribute to carbon monoxide "hotspots" where 

federal or state ambient air quality standards are exceeded. CalEEMod air quality modeling 

results will be presented.  

Biological Resources 

Based on existing dunes habitat areas within the project site, there is potential for impacts to 

biological resources with implementation of the proposed project. This section of the EIR will 

evaluate potential impacts and determine if additional measures, aside from site design 

considerations, would be necessary to avoid significant impacts to biological resources. This 

section of the EIR will be informed by biological surveys that  have been, and will be, 
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conducted on the project site, and consultation with the United States Fish and Wildlife 

Service regarding potential take of Smith’s blue butterfly habitat. The threatened Monterey 

spineflower is also known to exist on portions of the site.  

Cultural Resources 

The City of Sand City General Plan Update IS/MND concluded that buildout of the General 

Plan would not result in significant impacts associated with cultural resources with 

implementation of General Plan goals, policies, and actions.  

An archaeological records search and a reconnaissance level survey will be conducted to 

assess the potential for archeological resources to be located on the project site. Additionally, 

a historical assessment of existing buildings on the project site will be conducted. This 

analysis will inform this section of the EIR.  

Geology and Soils 

Proposed development on the project site will be subject to geotechnical exploration report 

requirements per City of Sand City standards. The EIR will provide a general overview of 

the geologic and soils conditions of the project site, utilize available information from site-

specific geological reports, and identify any potential associated geologic hazards. 

Greenhouse Gas Emissions 

The proposed project would generate mobile source (transportation), area source (on-site use 

of natural gas and fuel), energy source (electricity use), and other sources of greenhouse gas 

emissions (GHGs). This section of the EIR will address potential impacts of greenhouse gas 

emissions from the proposed project utilizing CalEEMod modeling. The site is within an 

infill area designated by the Association of Monterey Bay Area Governments under SB-375.   

Hazardous Materials and Safety 

The site may have been previously used for activities that are associated with hazardous 

materials. The EIR will provide a general overview of the hazards and hazardous materials 

conditions of the project site and identify any potential associated hazards. This section of 

the EIR will be informed by a Phase I environmental site assessment to be prepared for the 

proposed project.  

Hydrology and Water Quality 

The EIR will address surface water issues, such as storm water runoff and quality, which 

could result in impacts from the proposed project. Groundwater will be addressed in the 

EIR’s Water Service section.  

Noise 

The Sand City General Plan Update IS/MND concluded that buildout of the General Plan 

would not result in significant impacts associated with noise. However, noise generation 
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associated with the project will be addressed in the EIR, including construction noise. This 

section of the EIR will be informed by a noise impact study to be prepared for the proposed 

project.  

Public Services 

This section of the EIR will address potential impacts to police, fire protection, and school 

facilities. The project site is served by the Sand City Police Department, City of Monterey Fire 

Department, and the Monterey Peninsula Unified School District.  

Transportation and Circulation 

Trip generation and travel patterns associated with the project will be discussed in the EIR. 

Potential impacts to the local and regional transportation network will be addressed in the 

EIR. This section of the EIR will be informed by a traffic impact assessment to be prepared 

for the proposed project. The traffic impact will study 19 intersections in Sand City and 

Seaside. State Route 1 and State Route 218 are located within one-half mile of the project site. 

Access to the State Route 1 is from Del Monte Boulevard to the north and from State Route 

218 to the south. The project site is within a priority infill area as designated in the TAMC 

(Transportation Agency of Monterey County) regional impact fee program. The project site is 

adjacent to an interim street connection for the Monterey Bay Trail, and about one-quarter 

mile from the designated trail alignment. 

Water Service 

This section of the EIR will estimate the proposed project’s water use and include a 

determination if the water supplier can adequately serve the project. The EIR will briefly 

discuss the sources of water supplied to the proposed project and will also address the 

current water conservation efforts both locally and statewide. The project site is served by 

the California American Water Company, who co-operates a seawater desalination plant 

with the City of Sand City.  

Wastewater Service 

This section of the EIR will address the volume of wastewater expected to be generated by 

the proposed project, the capacity of the existing and/or proposed lines, and the capacity of 

the wastewater treatment plant and its ability to adequately serve the project. 

Storm Drainage 

This section of the EIR will address the environmental impacts associated with the proposed 

project’s storm drainage infrastructure and storm water treatment to be incorporated into the 

development of the project site. The site generally drains towards California Avenue and 

Tioga Avenue. 
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Energy  

This section of the EIR will include a review of anticipated energy consumption associated 

with implementation of the proposed project, as well as proposed and or potential energy 

conservation measures to be included in development plans. Some of the information used 

in this section will be taken from the greenhouse gas emissions analysis presented earlier, 

and supplemented as necessary. 

Other Issues 

Other issues not anticipated to potentially result in significant impacts will be briefly 

discussed in this section of the EIR. 

Cumulative Impacts 

As allowed by CEQA Guidelines section 15130 (b)(1)(B), the EIR will include a summary of 

projections contained in the City of Sand City General Plan to form the cumulative projects 

scenario; i.e. buildout of the general plan. A summary of the impacts discussed in the 

General Plan’s IS/MND will also be presented and supplemented by new data, as 

appropriate. Air quality and greenhouse gas emissions cumulative impacts will be assessed 

based on project-level analysis, in accordance with Air Resource District guidance. The EIR 

will include an evaluation and determination as to whether the proposed project’s impacts 

are cumulatively considerable. 

Growth-Inducement 

CEQA Guidelines require an EIR to include a discussion of the growth-inducing impacts of a 

project. The EIR will address the proposed project’s potential for growth-inducing impacts. 

Significant and Unavoidable Effects 

Any impacts determined to be significant and unavoidable, as discussed in other sections of 

the EIR, will be summarized in this section of the EIR. 

Alternatives 

In accordance with CEQA Guidelines, the EIR will include analysis of a reasonable range of 

alternatives to the proposed project that could feasibly attain most of the basic objectives of 

the project, but would avoid or substantially lessen any of the significant effects of the 

project. An evaluation of the comparative merits of the alternatives will be presented.   

Public Scoping 

During the 30-day comment period, the City will hold a public scoping meeting on 

Wednesday, July 12, 2017 at 10:00 a.m. in the Sand City Council Chambers, 1 Sylvan Park. 

The purpose of this meeting is to inform the public and interested public agencies about the 

proposed project and to solicit public comment on the scope of the environmental issues to 
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be addressed in the EIR. Comments on this Notice of Preparation should be submitted to the 

City Planning Department no later than July 24, 2017. 

Environmental Review Process 

Following completion of the 30-day Notice of Preparation public review period, the City will 

incorporate relevant information into the Draft EIR, including results of technical studies.  

The Draft EIR will be circulated for public review and comment for a 45-day public review 

period.  All individuals and organizations that have requested notification, in writing, will be 

placed on a Notice of Availability list for the Draft EIR.  In addition, the Draft EIR and 

related materials will be available for review on the City of Sand City’s website: 

http://www.sandcity.org and at the City of Sand City Planning Department, located at 

1 Sylvan Park, Sand City, CA 93955. Following receipt of all written comments on the Draft 

EIR, the City of Sand City will prepare Responses to Comments as part of the Final EIR, 

which will be considered and acted upon by the City Council. The City will provide 

notification of future public meetings for this project to individuals that have requested to be 

included on the project interest list.  Anyone interested on receiving such information should 

submit a written request to the City’s Planning Department (see address above) to ensure 

they are on the interest list and that mailing addresses are current and correct. 

Should you have any questions or comments regarding this Notice of Preparation, please 

contact Todd Bodem, City Administrator, City of Sand City, at (831) 394-3054x212. 
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