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August 19, 2013 
 
 NOTICE OF PREPARATION OF AN ENVIRONMENTAL IMPACT REPORT 
 
RE: La Bahia Hotel 
  
 
To Interested Agencies and Persons: 
 
The City of Santa Cruz, as the lead agency, is preparing an Environmental Impact Report on the 
project described herein.  Please respond with written comments regarding the scope and the 
content of the EIR as it may relate to your agency's area of statutory responsibility or your areas of 
concern or expertise.  Your agency will need to use the EIR prepared by our agency when 
considering your permit or other approval for the project, if any is required.  Responses are due within 
30 days of the receipt of this Notice, as provided by State law.  The contact person's name and address 
are listed below.  Please include the name and phone number of a contact person at your agency in 
your response. 
 

***A public scoping meeting to take comments on the EIR scope of work will be 
held on September 9, 2013 at 7PM at Police Dept. Community Room, 155 Center 
Street, in Santa Cruz. You or members of your agency or organization are invited 
to attend.*** 
 

1. Project Location. The approximate 1.4-acre project site is located at 215 Beach Street across 
from the Santa Cruz Beach Boardwalk (APN 005-213-02, -03) in the city of Santa Cruz; see the 
attached map. The site is within the Beach and South of Laurel Comprehensive Area (B/SOL) 
Plan area in an area characterized by a mix of hotels, beach tourist, commercial and residential 
uses. The site is bordered by Beach Street on the south, Main Street on the west, First Street 
on the north, and Westbrook Street on the east. The project site slopes from north to south. 
The La Bahia Apartments, a large, Spanish Colonial Revival style building, occupies the entire 
block of Beach Street between Main and Westbrook. The primarily two-story building has 44 
units that provide short-term rental housing to University of California Santa Cruz students 
during the school year and to Boardwalk employees during the summer. 

 
2. Project Description. The proposed project consists of demolition of the existing 44-unit La Bahia 

apartment complex and construction of a 165-room hotel. The southeastern portion of the 
existing building that has the bell tower will be retained and restored or rehabilitated. Hotel 
amenities include approximately 4,350 square feet of meeting and banquet space, a 2,500 
square foot restaurant, 2,500 square feet of retail space, a day spa, and a swimming pool. The 
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facility also includes 2,695 square feet of space for business administration and 20,375 square 
feet of support space. Access to the project will be provided by a check-in entrance off Beach 
Street and an entrance/exit on Westbrook Street with an exit onto Main Street. A total of 210 
parking spaces are provided, including 49 valet spaces, within a parking garage that is partially 
underground.  

 
 The following approvals and permits will be required from the City of Santa Cruz: Residential 

Demolition Authorization Permit, Historic Demolition Permit, Historic Alteration Permit, , Coastal 
Permit, Planned Development Permit, Administrative Use Permit, and Design Permit. The 
Planned Development Permit modification is proposed to allow an increase in building height.  

 

3. Project Applicant.   
OWNER:  La Bahia, LLC, c/o Joseph Rossi, 460 Beach Street, Santa Cruz, CA 95060 
REPRESENTATIVE:  French Resources Group, Inc., Craig French, 911 Center Street, Suite B, 

Santa Cruz, CA 95060 
 
4. Probable Environmental Effects of the Project.  After completing a preliminary review of the 

project, as described in Section 15060 of the CEQA Guidelines, and preparing an Initial Study 
for the project, which is attached (or available on the City’s website at:  
http://www.cityofsantacruz.com/index.aspx?page=1775), the City has determined that an EIR 
should be prepared to assess the potentially significant environmental impacts of this project.  
The City has identified the following possible effects of the project as topics for analysis in the 
EIR, which are further described below: aesthetics, air quality and greenhouse gas emissions, 
historical resources, geology and soils, traffic, and water supply. The City will consider the 
written comments received in response to this Notice of Preparation in determining whether 
any additional topics  should be studied in the Draft EIR. 

 
 Aesthetics. Maps developed for the City’s General Plan 2030 and included in the 

General Plan EIR identify panoramic views from the Wharf, West Cliff Drive and 
East Cliff Drive, which would include the project site. The Municipal Wharf, areas 
along West Cliff Drive path, the ocean bluff on the east side of the San Lorenzo 
River, and a view from the Oceanview Park also are identified as “scenic viewpoints 
and panoramas” in the City’s Local Coastal Program (LCP), and West Cliff Drive 
and Bay Street are identified as “scenic drives”.  The site is visible from the Main 
Beach, the Wharf, portions of West Cliff Drive, and a small segment of East Cliff 
Drive. Building heights will be a maximum of approximately 43 feet in accordance 
with heights allowed with a Planned Development permit. The proposal will retain a 
portion of the existing bell tower structure and demolish the remaining existing 
structures to develop the new hotel.  

 
Review of project impacts upon scenic views will be evaluated as a part of an EIR 
analysis based on the currently proposed site plan and building heights. The overall 
height, scale, massing, and general design of the project also will be evaluated in 
the EIR with regards to project impacts on the visual character of the area, including 
review of project photosimulations. Mitigation measures should be identified, if 
needed, to ensure that the project does not substantially degrade the existing visual 
character of the surrounding area or substantially increase nighttime lighting.  
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 Air Quality and Greenhouse Gas Emissions. The project would generate air emissions 
through new regional vehicle trips. In accordance with directives in the General Plan 
2030 and EIR, project emissions will be calculated and evaluated in an EIR.  The 
analysis will include calculation and analysis of project emissions, including PM10 
emissions associated with the demolition of the existing building and project 
excavation and grading, as well as review of whether carbon monoxide thresholds 
would be exceeded. The analysis will include review of project GHG emissions 
generated by the project and determination of significance based on significance 
thresholds being considered by the Monterey Bay Unified Air Pollution Control 
District and/or review of the project with the City’s adopted “Climate Action Plan.” 

 
 Historical Resources. The existing La Bahia Apartments complex is included in the 

City of Santa Cruz’ Historic Building Survey. The project includes demolition of the 
existing La Bahia structures, except that the bell tower building in the southeastern 
portion of the site will be retained and restored/rehabilitated. The effects of 
rehabilitation of the retained building and potential historic impacts due to demolition 
of the portions of the site’s structures require further evaluation in an EIR. 

 
 Traffic. The project site is located along Beach Street. A traffic analysis will be 

prepared and included in the EIR to include identification of existing weekday PM 
peak traffic volumes at vicinity intersections based on new traffic counts at 16 
intersections, project trip generation and distribution, project impacts upon 
intersection and highway levels of service, cumulative impacts, and identification of 
mitigation measures. The review should also consider temporary truck traffic during 
construction due to demolition and offsite haul trips. Intersections to be analyzed 
include:  

 
    Pacific Avenue/Beach Street   Bay Street/Mission Street  
    Beach Street / Main Street   Ocean Street/Water Street 
    Beach Street/Westbrook Street   Front Street/Laurel Street 
    Beach Street/Cliff Street   Ocean Street/Soquel Avenue 
    Riverside Avenue/Leibrandt Street  Ocean Street/Broadway 
    West Cliff Drive/Beach Street   Ocean Street/San Lorenzo Blvd. 
    West Cliff Drive/Bay Street   Highway 17/Ocean Street  
    Riverside Avenue/San Lorenzo Blvd.  Highway 1/Highway 9  

 
The traffic study will also address access and parking requirements pursuant to the 
City’s traffic study requirements. The parking analysis will consider potential loss of 
off-street parking. 

 
 Water Supply. The EIR shall provide an analysis of project water demand and 

effects upon water supply. 
 
 Geology & Soils. The 2008 geotechnical study also identified a potential for 

liquefaction and potential inducement of either lateral spreading or lateral surge. The 
study included special foundation recommendations, which would mitigate the 
effects of liquefaction induced lateral spreading on the foundation system. 
Implementation of all recommendations of the geotechnical investigation and 
geologic report were required. The former geotechnical investigation concluded that 
the former proposed hotel project could have been constructed with implementation 
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Bill Malone, Santa Cruz 

La Bahia DEIR Scoping Comments 

I am not opposed to a nice, new La Bahia hotel.   

I am concerned that this project is far too big for the area.  The Coastal Commission, and 
others, complained that the last project was way too massive and out of scale for the 
area.  And this new project is even bigger! 
  
The DEIR has to address and analyze the size and scale of this project.  Size and scale 
should get its own section in the Aesthetics Impacts section of the DEIR. 

 

The Coastal Commission made the following comments in the last La Bahia project’s DEIR: 

The proposed project would also affect the visual character of the immediately surrounding 
area due to height and scale (the visual simulations provided in the DEIR confirm this). This 
conflicts with Beach South of Laurel (BSOL) Plan Community Design Policy 1.1, as well as 
with the certified BSOL Plan Design Guidelines that require that the siting and design of 
structures blend into, rather than dominate, the neighborhood. Also, LCP Land Use policy 1.6 
requires development along the ocean and in scenic coastal areas to be visually compatible 
with the character of the surrounding area. 

This project will dominate the neighborhood even more than the previous project. 

These issues that the Coastal Commission made about the previous project should be 
included and analyzed for the new project in the DEIR. 

 

The Initial Study (page 20) lists four CEQA requirements: 

...a project impact would be considered significant if the project would:  

 Eliminate or substantially adversely affect a scenic vista,  

 Substantially damage scenic resources, including visually prominent trees, rock 
outcrops, or historic buildings along a state scenic highway;  

 Substantially degrade the existing visual character or quality of the site and 
surroundings, i.e., be incompatible with the scale or visual character of the surrounding 
area; or  

 Create a new source of substantial light or glare. 

There is a section in the DEIR for “Substantially degrade the existing visual character or quality 
of the site and surroundings”.  There also needs to be separate section in the DEIR for the 
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second part of that sentence: “be incompatible with the scale or visual character of the 
surrounding area”. 

The DEIR should have a section that address and analyzes if the project is incompatible 
with the scale or visual character of the surrounding area. 

 

This project is required to conform to the B/SOL Design Guidelines.  This project seems to be 
in violation of the following guidelines (From B/SOL General Design Guidelines - B Site 
Planning - 1. Compatibility and Building Placement): 

 The siting and design of the structure and landscaping shall ensure that the 
development blends into rather than dominating the neighborhood. 

 Building setbacks shall be proportionate to the scale of the structures and considerate 
of existing development.  Larger structures require more setback area for balance of 
scale and so as not to impose on neighboring uses. 

 Buildings located on corner lots shall integrate design features that create focal points at 
intersections such as angled corners and towers. 

The DEIR should have a section that address and analyzes how the project meets these 
and the other B/SOL Design Guidelines.  

 

The Initial Study states (on page 21): 

The project will result in greater building mass than currently exists on the site. Additionally, 
structural development is subject to the B/SOL Area Plan Design Guidelines, adopted by the 
City Council in October 1998, which generally favor the Spanish Colonial Revival architectural 
style in proximity to the La Bahia site.  

The B/SOL Area Plan states that, in adopting the plan, “the City Council stipulated that the 
developer should be required to work with a historic preservationist retained by the City in 
meeting the proposed Design Guidelines to ensure compatibility of scale and architectural 
style and be required to conform to the City’s design review process” (SOURCE V.2a, page 
110). 

The DEIR should have a separate section with the preservationist’s analysis and 
conclusions “in meeting the proposed Design Guidelines to ensure compatibility of 
scale and architectural style”. 
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Bill Malone, Santa Cruz 

La Bahia DEIR Scoping Comments #2 

A couple of additional suggestions to be included in the EIR. 

Alternative projects. 

I have seen too many poorly done DEIRs that only evaluate two alternatives: the 
Proposed Project and a No Project “alternative”.  EIRs like this are useless and a 
mockery of the CEQA process. 

I hope this DEIR does a better job and evaluates a few other real, feasible alternatives 
between these extremes. 

Here are two suggested alternatives that would be worth evaluating: 

1. Non- Planned Development Permit. This would be the proposed project built 
within existing zoning, land use regulations and design guidelines and without 
any Planned Development Permit extra allowances.   

2. Coastal Commission “approved”.  This would be the proposed project that 
satisfies the concerns and criticisms that the Coastal Commission had with the 
previous project.  Here are those Coastal Commission’s concerns (from Coastal 
Commission letter dated March 28, 2008 on the previous project’s DEIR): 

The proposed project would also affect the visual character of the immediately 
surrounding area due to height and scale (the visual simulations provided in the DEIR 
confirm this). This conflicts with Beach South of Laurel (BSOL) Plan Community Design 
Policy 1.1, as well as with the certified BSOL Plan Design Guidelines that require that 
the siting and design of structures blend into, rather than dominate, the neighborhood. 
Also, LCP Land Use policy 1.6 requires development along the ocean and in scenic 
coastal areas to be visually compatible with the character of the surrounding area. In 
short, the proposed project’s scale appears overly ambitious for the site and would lead 
to public viewshed degradation. 

A description and evaluation of these alternatives would help give the public a clearer 
idea of what “benefits” the developer is getting with the PDP and what it is the impact on 
the City. 

Planned Development Permit. 

The changes and exceptions to the project allowed by Planned Development Permit 
should be concisely enumerated in a separate section.  This should include listing the 
benefit to the developer and what (if any) benefits the City is getting by allowing these 
extra benefits to the developer.   
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This section should also include:  What is the justification for each Planned 
Development Permit change or exception?  What are the resulting impacts of each 
change? 

Height and Mass:  I know the permit allows a taller building: 45 feet instead of 36 feet.  
That gives to developer more rooms and more square footage - resulting in a bigger 
building.  How much bigger in rooms and square footage? 

Parking: Does the permit change the way the parking requirement is calculated? What 
is the result of that change?  More parking?  Less parking? 

Setbacks: Does the permit change the way the setbacks requirement are 
calculated? What is the result of that change?  More setbacks?  Less setbacks?  On the 
plans it looks like there are zero setbacks.  Why? 

Other: What other changes is the developer making using the Planned Development 
Permit?  What is the result of those changes?  More or less? 
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‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Henry Searle [mailto:hrsearle@sbcglobal.net]  
Sent: Wednesday, September 18, 2013 10:47 AM 
To: Ryan Bane 
Subject: comments on initial study, La Bahia project 
 
 
Thanks for the very informative meeting on Sept 9. 
 
I have several issues  that I would like to see addressed in the EIR.   I'm not sure that all of these 
questions are appropriate for the EIR, but I'll include them anyway. 
 
My comments are in no particular order of importance: 
 
1.  Is it contemplated that the restaurant will serve alcohol and if so, until what hour?  
 
2.  As far as I am aware, previous La Bahia plans have not distinguished between the kitchen and dining 
areas of a restaurant in order to reduce the number of required parking spaces.  Is the present proposal, 
which does that, an approved way to calculate required parking spaces? 
 
3.  Please remeasure the area of the restaurant/kitchen.  The square footage on the plans seems to be 
larger than is calculated in the parking requirement section of the Initial Study. 
 
4.  The Beach Hill area is heavily impacted by on street parking, and residents frequently find it difficult 
or impossible to park in front of their homes.  Consequently it is important that parking requirements 
are accurately assessed  and that residential parking be protected as far as possible.  So: 
  a.  how many spaces will staff use, including all service personnel, and will they be entitled to 
park inside the building?  If so, at what cost and where are alternate parking spaces likely to be 
available? 
  b.  Is it appropriate to assume 50% of meeting room space (and this may  include 
restaurant/bar)  will be used by hotel guests and hence that the number of parking spaces otherwise 
required would be reduced by half?  What is the justification for the 50% estimate? 
  c.  will fees be charged for use of the on‐site parking, for guests, retail customers, restaurant and 
bar patrons and other users of the hotel?  If so, to what extend will these fees operate to discourage use 
of on‐site parking and distribute parking into adjoining neighborhoods?           d.  please  estimate  the  
probable number of  late night patrons of the hotel amenities who park in the hotel and drive  through 
neighborhood streets when they leave the hotel?   
 
5.  Where will delivery vehicles load and unload, and during what hours?    Regardless of where they 
load/unload, can deliveries/loading/unloading/access to and from the Hotel  be required to operate 
during business hours in order to minimize noise?   
 
6.  Will the project be required to adhere to and follow all requirements of the Climate Action Plan 
including the requirement  to reduce global warming emissions? 
 
7.  Water usage should be calculated by the hotel alone  and in conjunction with all other projects 
presently pending, including UCSC expansion?  Will the water requirements of the hotel  in conjunction 
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with all other  proposed projects be capable of being fulfilled  within the  water availability,  assuming 
desal and assuming no desal? 
 
8.  With relation to the P.U.D. issue, what greater public benefits will the project provide than those that 
would be achieved through application of conventional Zoning regulations? 
 
9.    The traffic study should describe/analyze the extent to which hotel operation and hotel related 
traffic will result in increasing congestion.  The calculation should include numbers of vehicles as well as 
percentage increase. 
 
11. The apartments in the existing building house students and summer workers.  Where will those 
occupants live once the current hotel is closed? 
 
12.  What will be the preferred entrance and exit routes for traffic using the hotel?  How many daily trips 
will be on Main and First Streets? 
 
13.  Will valet parking be permitted to use adjoining streets or parking lots? 
 
Finally, could I ask you to please notify me when the final EIR is released. 
 
Many thanks, 
 
 
Reed  Searle 
114 Swift St 
Santa Cruz, Ca. 95060 
831‐425‐8721 
hrsearle@sbcglobal.net 
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