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City of Watsonville - Scope of Work and Budget Estimate for the Holiday Inn
Express and Suites Project CEQA Review

2/21/25

PROJECT UNDERSTANDING

The project site is a 1.11-acre property located at 375 Technology Drive in the
southwest portion of the City of Watsonville near State Highway 1. The property
has a land use designation of Industrial on the City’s General Plan and a Zoning
designation of IP-Industrial Park. The property is currently vacant. There is a
steep slope visible along the frontage of the property, and the property has an
overall west to east average slope of approximately 25 percent.

Proposed Project

The project applicant proposes to construct a 72,348-square foot, five-story, 70-
foot-tall Holiday Inn Express Hotel with 95 rooms, 98 parking spaces, and five
bicycle parking spaces. Fifty of the parking spaces would be located in an
underground parking garage. The project would also include the installation of a
retaining wall, landscaping improvements, and other associated improvements.
Hotels in the IP District are permitted under Special Use Permit and are subject
to Design Review according to the Watsonville Zoning Ordinance. The City’s
zoning code requires a minimum 25-foot front yard setback and a maximum 35-
foot building height limit. The project applicant is requesting a Major Variance to
allow a 21-foot-5-inch front yard setback due to the property’s topographic
constraints, and a maximum building height of 70 feet 2inches. Additionally, the
project is two parking spaces short of the minimum parking requirement of 100
parking spaces. The project would therefore be subject to the approval of a
Design Review, Special Use Permit, and Variance by the Planning Commission.
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CEQA applies to discretionary actions by public agencies that have the potential
to result in a physical change in the environment. Under CEQA a proposed
project can achieve environmental clearance typically through the preparation of
one of three types of documents: a Notice of Exemption; an Initial Study /
Negative Declaration or Mitigated Negative Declaration (IS/ND or IS/MND); or an
Environmental Impact Report (EIR). An IS/MND for the project was adopted by
the City of Watsonville Planning Commission on August 13, 2009. Based on the
findings of the previous IS/MND and details of the proposed project, MIG
proposes to prepare a new Initial Study for the project.

MIG has generated the following scope of work and cost estimate to be used as a
Task Order under the existing contract. This scope assumes that the applicant
will apply for a Special Use Permit, Variance, Design Review, and Environmental
Review, which must be approved by the Planning Commission.

SCOPE OF WORK
MIG will coordinate with City of Watsonville Staff to complete the following tasks.

Task 1 - Project Kickoff and Data Review

Upon authorization to proceed, MIG will coordinate a project kick-off meeting
with the client/applicant. The kickoff meeting could include a site visit or a
virtual meeting to discuss:

¢ Roles and responsibilities and lines of communication

e Identify project data needs.

e Confirm project deliverables.

e Identify potential regulatory or agency needs/concerns; and

e Confirm project schedule.

The site visit will also allow us to gain an understanding of the project context, to
document project site conditions for the project description and to document
conditions of concern for the environmental analysis.

During this task MIG staff will prepare a comprehensive data request outlining
the information needed from the client for the CEQA analysis. MIG would also
begin to collect available project information (documents, maps, reports, etc.).

Task 2 - Administrative Draft Initial Study/Mitigated Negative
Declaration

MIG will review the project site, technical reports provided by the applicant,

conduct additional desk top research, and review relevant regulatory plans. If, at

any point in the preparation of the IS, MIG identifies a potential project impact

that cannot be mitigated, MIG will notify the City immediately and engage in

discussions of whether to proceed into preparation of an EIR. Attachment 1
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Description for City staff to review as part of this task. Upon approval of the
Project Description by the City, MIG will proceed to prepare the Administrative
Draft IS.

MIG will submit an Administrative Draft IS for review by the City and applicant
that contains the following major sections:

e Introduction - this section will describe the purpose and
organization of the IS, the need for the IS pursuant to CEQA
Guidelines, and the intent of the document. The intent is to provide
the City with detailed information about the project’s
environmental effects and any measures required to mitigate
potentially significant impacts.

e Project Description - This will serve as the basis for all subsequent
analysis of environmental impacts and thus is an essential chapter
of the IS. The project description will provide a thorough and
comprehensive description of all aspects of the proposed project
including project purpose, design, construction and maintenance of
the project, project timing and duration, and permits and approvals
required for the project. Information for the project description will
be obtained in coordination with the Client and the City.

e CEQA Checklist — MIG will describe physical changes to the
environment that would result from construction and operation of
the project by answering the questions in the IS checklist
contained in Appendix G of the State CEQA Guidelines (14 CCR
15000 et seq).

MIG anticipates that the project will have little or no impacts in many of the
resource areas analyzed under CEQA, including Agriculture and Forestry
Resources, Land Use and Planning, Mineral Resources, Population and Housing,
Public Services, Recreation, Utilities and Service Systems, and Wildfires. These
areas will not be addressed in detail in the IS, however, answers will be
provided for all checklist questions (answers may be grouped if appropriate). We
anticipate the IS to address the following subject areas in more detail in order to
demonstrate consistency with regulatory requirements (state, federal or local),
address typical public concerns, and to substantiate less than significant impact
findings: Air Quality and Greenhouse Gas Emissions, Biological Resources,
Cultural Resources, Geology and Soils, Hazardous Materials, Hydrology and
Water Quality, Noise and Vibration, and Transportation.

Air Quality

MIG will prepare a clear and concise analysis that evaluates the proposed

project’s potential air quality impacts in accordance with Appendix G of the CEQA
Guidelines. MIG proposes to use the California Emissions Estimator Model

(CalEEMod) to estimate the potential emissions generated by the construction

and operation of the proposed project. The model run would be based on project-

specific information provided by the applicant and the City, including project-Attachment 1
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resulting emissions estimates will be compared to CEQA significance thresholds
maintained by the Monterey Bay Air Resources District (MBARD). Due to the
presence of sensitive hospital, residential, and school receptors within 1,000 feet
of the project site and the large amount of grading/soil export that may be
required for project development, MIG proposes to conduct a quantitative
construction Health Risk Assessment (HRA) to evaluate potential emissions of
diesel particulate matter during project construction.

To achieve the proposed scope of work within the currently identified budget,
MIG's proposal assumes:

e The applicant will provide a plan set to base technical modeling
information on.

e The applicant will make reasonable attempts to respond to all requests for
technical information necessary to prepare the technical reports, including
requests pertaining to construction phasing, existing and proposed
equipment operations and emissions levels, operating schedules, etc.

e MIG’'s SOW includes up to 2 CalEEMod and AERMOD dispersion model runs
to estimate unmitigated/mitigated project emissions, predict construction
pollutant concentrations, and estimate adverse health risks.

The development of additional modeling inputs and files due to project changes
made after MIG has completed these model runs may be subject to additional
compensation (depending on the nature of the changes and budget remaining at
the time of the change).

Biological Resources

MIG biologists will perform the following tasks to ascertain a current
assessment of existing conditions in the Biological Resources section of the
Initial Study:

e Review the existing reports, current database information (CNDDB, IPac,
NWI, eBird, iNaturalist, etc.), and recent aerial photography (Google
Earth) for orientation to the project site.

e Following the initial review, a MIG biologist will visit the site and confirm
existing conditions. If site conditions have changed, the changes will be
mapped using a GPS unit, and the information will be uploaded to GIS.

e Once the site visit is completed MIG will prepare a Biological Resources
Report that includes updated project setting and updated regulatory
information, graphic exhibits, an assessment of impacts to sensitive
habitats and Special-Status Species and recommended mitigation
measures, as appropriate.

Attachment 1
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Cultural /Tribal Resources

Basin Research Associates (Basin), under contract to MIG, will conduct a due
diligence review and summarize their findings and recommendations in a memo, as
described below.

The previous Initial Study prepared for the project noted that the project area is

unlikely to contain archaeological resources and there would be no impact, although a
previous archaeological review was not undertaken. Basin recommends at a minimum
that the project site be subject to an archaeological resources due diligence review to
determine if any resources could be affected by the proposed Holiday Inn. A review of
records on file with Basin maps one prehistoric resource within a mile of the site while
other resources are clustered along the alignment of Harkins Slough to the west.

Work Plan

Basin will: (1) request an archival records search of a 1,500-foot radius of the project
site to be completed by the California Historical Resources Information System,
Northwest Information Center (CHRIS/NWIC) to determine the presence/absence of
any previously recorded cultural resources; and (2) request a review of the Sacred
Lands Inventory (SLF) from the Native American Heritage Commission (NAHC) to
determine if any potential resources of interest to the Native American community
are present. It is Basin’s understanding that the City will conduct Native American
consultation in accordance with AB 52 pursuant to Public Resources Code §
21080.3.1. A field review of the project site will not be conducted due to the
developed nature of the area and the probable lack of native soil visibility.

The results will be prepared in a memo that will provide: (1) a description of the
project and proposed improvements; (2) information from the CHRIS/NWIC records
search; (3) results of the NAHC review; (4) presentation of findings; and (5) an
opinion of the project's effect on any cultural properties and recommendations.
Appropriate graphics will be appended.

Schedule

The memo may require six to eight weeks to complete from a Notice to Proceed. The
Native American Heritage Commission is currently taking 4-6 weeks to respond to an
inquiry. Basin estimates that a regular search from the CHRIS/NWIC may require four
weeks due to their reduced work schedule and past experience over the previous four
months. The proposed schedule anticipates that the client can provide electronic
copies of maps and figures that can be used to complete the memo and be used to
illustrate potential project impacts.

Greenhouse Gases/Energy

MIG will prepare a clear and concise analysis that fully evaluates the proposed

project’s potential greenhouse gas (GHG) and energy impacts in accordance

with Appendix G of the CEQA Guidelines. MIG will quantify the increase in GHG

emissions generated by the construction and operation of the proposed project
Attachment 1
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using the same methodologies employed to prepare the project’s Air Quality
Technical Report. Applicable GHG reduction measures from the City of
Watsonville’s 2030 CAAP would be included in the project’s emissions profile,
and the resulting GHG emissions estimates would be evaluated in the context
of local, regional, and state GHG reduction targets. Regarding energy
resources, the report would include brief environmental and regulatory setting
discussion that place energy resources in the appropriate context, quantify the
project’s potential energy consumption levels (using information from the
emissions estimates and/or modeling conducted for the project), and evaluate
whether the project would result in the wasteful, inefficient, or unnecessary
consumption of energy resources. The analysis would document the energy
saving site design (layout and orientation, proximity to regional arterials),
building design (energy efficient building materials and systems), and operating
characteristics (e.g., any trip reducing or other energy saving operations) that
result in the efficient use of available energy resources.

Noise and Vibration

MIG will prepare a clear and concise noise analysis that summarizes potential
project noise levels and documents the potential for the project to result in
construction, on-site operational, or off-site operational noise levels that could
exceed City. MIG proposes to conduct ambient noise monitoring to determine
and, if necessary, identify whether site or building design measures are
required to meet noise and land use compatibility standards, such as the 45
dBA interior standard required for hotel uses. As there are no noise-sensitive
receptors directly adjacent to the project site, MIG does not anticipate the
project would result in significant construction or operational noise impacts.

Transportation

W-Trans, under contract to MIG, will prepare a full-scope transportation analysis in
compliance with the City’s Traffic Study Criteria and as specified in a Traffic Analysis
Scope memo provided to MIG by City staff. The scope of work for the transportation
analysis includes the following.

Study Area and Periods

The study area will consist of the section of Technology Drive fronting the project site
and the project access points as well as the following intersections. Conditions during
the weekday a.m. and p.m. peak periods will be documented.

1. Airport Boulevard/Ranport Road

2. Airport Boulevard/Westgate Drive-Larkin Valley Road
3. Airport Boulevard/Hangar Way

4. Westgate Drive/Technology Drive

5. Westgate Drive/Holm Road Attachment 1
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6. Main Street (SR 152)/Holm Road

Tasks

Project Initiation

e The trip generation for the project will be determined based on standard rates
published by ITE in Trip Generation Manual, 11th Edition, 2021. Distribution
patterns will be estimated based on the most recently available census data
and likely paths of travel. This information, along with the scope of services,
trip assignment assumptions, and list of adopted plans applicable to this
project, will be provided to City of Watsonville staff in a memorandum of
assumptions for review and comment. Should their comments result in either a
reduction or expansion of the scope, the contract amount would be adjusted
accordingly.

e A field visit of the project site and study area will be conducted. Specific
attention will be paid to sight distance for both exiting and entering
movements at the site’s proposed driveway location and potential conflicts with
other driveways. Appropriate field notes and photos will be taken. A brief
speed survey will be performed to determine applicable approach speeds for
use in evaluating the adequacy of sight distance.

CEQA Analysis

e The adequacy of facilities for pedestrians, bicyclists, and transit riders will be
evaluated within the context of adopted City policy.

e The project’s anticipated impact in terms of Vehicle Miles Traveled (VMT) will
be determined based on Analyzing Vehicle Miles Traveled for CEQA
Compliance, City of Watsonville, September 27, 2022, Analyzing Vehicle Miles
Traveled for CEQA Compliance, County of Santa Cruz, 2021, and Technical
Advisory on Evaluating Transportation Impacts in CEQA, Office of Planning and
Research, 2018. The project as proposed would likely be considered as an
“Other Customer” land use by City, County, and State standards and thus have
a VMT threshold of no net regional change in VMT. If the project is expected to
have a significant impact on VMT, measures to reduce the impact to less-than-
significant will be explored and presented as a Transportation Demand
Management (TDM) plan.

e Trips from the project will be used to evaluate the potential need for
improvements at the project driveway to accommodate project-generated
traffic. The need for turn lanes will be evaluated in terms of volume, adequacy
of sight distance and safety considerations.

e Adequacy of emergency access and the project’s potential impact on
emergency response times will be assessed.

Attachment 1
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Vehicle Operation/Policy Issues

e Intersection turning movement counts (including pedestrian and bicycle
movements) will be collected at each study intersection on a typical weekday
for both the morning (7:00 a.m. - 9:00 a.m.) and evening (4:00 p.m. - 6:00
p.m.) peak periods.

e W-Trans will determine if the proposed project would cause any of the study
intersections to operate below the City of Watsonville’s current Level of Service
(LOS) standard. W-Trans proposes to use Synchro software and the most
recent Highway Capacity Manual methodologies. The LOS results will be
compiled in a table format. Comparison tables will be included showing all of
the results for the various analysis scenarios. Recommendations will be
developed to address any operational deficiencies identified. The traffic study
will include the following traffic study scenarios with the existing intersection
controls and configurations.

» Existing Conditions: Existing operating conditions at the study
intersections will be estimated based on the field reconnaissance,
data collection, and methodologies described above.

» Existing plus Project Conditions Project operating conditions will
be analyzed based on a forecast of net-new trips associated with
the proposed project added to the existing traffic volumes.

e The circulation of the proposed parking lot will be analyzed, including access
within the proposed parking lot, potential conflicts with trash pickup and fire
apparatus access, and the need for stop controls at the exit of the parking lot.

e Parking needs will also be analyzed specifically for the number of ADA parking
spaces that would be required and staff, visitor, bike, and truck parking needs.
Recommendations will be made on how to accommodate all staff parking
needs on site.

Recommendations will be developed to address any impacts or operational
deficiencies identified.

Deliverables

e A draft report that provides details of the analysis and findings, together with
tables and figures, will be prepared and submitted for MIG’s review.

e MIG’'s comments will be addressed, and an updated draft report submitted to
City staff for their review. Copies of the calculations will be included in the
City’s draft report.

¢ Comments from City staff will be addressed, and a final report submitted.

Exclusions Attachment 1
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Any additional services, such as meetings or hearings, requests for analysis not
included in this scope, multiple rounds of comments, or responding to peer review
comments, if needed, could be provided on a time and materials basis after receiving
written authorization for the extra work.

Task 3 Public Draft IS/ MND

MIG will address one round of comments on the Administrative Draft IS from
the City and applicant, then provide a Screen Check IS/MND, and lastly the
Public Draft IS/MND for public circulation. MIG will provide one electronic
(camera ready) version of the Public Draft IS/MND so the City can post it to
their website.

MIG will assist the City in preparing the Notice of Intent (NOI) to Adopt the
MND that the City will use to fulfill the public noticing requirements of CEQA
Guidelines Section 15072. Posting public notice consistent with CEQA
requirements will be the responsibility of the City. The City will also be
responsible for filing the NOI with the Santa Cruz County Clerk. Transmission of
the NOI to the County Clerk starts the 30-day public review and comment
period.

Task 4 Response to Comments, MMRP and Public Hearings

MIG anticipates that public comment on the project would most likely be limited
to surrounding residents of the proposed project site and that their concerns
would likely be focused on the temporary construction impacts associated with
the project, as well as truck traffic and noise. As such, MIG has planned a
limited number of hours to prepare a response to public comments document
for the City’s incorporation into a staff report or materials presented to the
Planning Commission and City Council. This task also includes the preparation
of a Mitigation Monitoring and Reporting Plan (MMRP) in conformance with
CEQA requirements, and attendance at Planning Commission and City Council
hearings. MIG will attend two public hearings, one Planning Commission and
one City Council, to provide additional support or expertise as needed regarding
the IS/MND. This scope of work assumes the City will prepare and file the
Notice of Determination after the MND is adopted.

Project Management, Coordination, and Administration

MIG has allocated budget for client and City communications (conference/video
calls) and staff coordination to ensure we can communicate clearly and
effectively. MIG recognizes that frequent communication is needed to move the
project forward. Additionally, this task covers implementing our quality control
review process and administrative time for contracting and invoicing.

The MIG Project Manager would be the point of contact with the City and the
Client and would keep both apprised of project progress. If issues arise that
would affect the schedule or budget, the Project Manager would immediately
inform the client and discuss the best approach to resolving issues. The MIG

Senior Project Manager will provide quality control and senior oversight of staff.
Attachment 1
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In preparing this scope of work, MIG Inc. has made the following assumptions
regarding features of the proposed project and available data.

1. The City is the CEQA lead agency for the Project.

2. We will rely on input provided by the City’s Public Works
Department to support the transportation analysis provided by the
project applicant.

3. The client will provide the estimated disturbance area of pervious
and impervious surfaces, both existing and proposed, and
topographic survey data.

4, The City will provide one consolidated set of comments on the
Administrative Draft Initial Study.

5. MIG will complete and submit Administrative Draft and Screen
Check versions of the IS for review by the City. Upon receipt of
comments on the Screen Check draft, MIG will prepare a Public
Review Draft IS/MND for publication on the City’s website, public
circulation, and review.

6. This scope of work includes attendance at two public hearings (1
Planning Commission and 1 City Council).

SCHEDULE

MIG will begin work on the CEQA documentation by conducting background
research, preparing a data request, and coordinating with City staff on the CEQA
documentation process. Additionally, Basin and W-Trans will be providing technical
reports that could take up to eight weeks to prepare. Preparation of the
Administrative Draft Initial Study is anticipated to take approximately twelve
weeks from the time we are given the notice to proceed by the City but could be
affected by any delays in our receipt of these technical reports. Delivery of the
screen check IS/MND and draft CEQA notices can be made two weeks from our
receipt of all Administrative Draft review comments. The schedule for completion
of major tasks and project milestones is presented in Table 1, below.

It should be noted that if, following the completion of the Administrative Draft IS,
it is determined that the impacts of the proposed project would trigger the need
for an EIR, MIG would prepare a separate scope and fee proposal and schedule for
preparation of the EIR.

Attachment 1
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Table 1: Tentative IS/MND Processing Schedule
. Weeks to Total

MIG Task or Milestone Complete Weeks
Start CEQA Documentation 0
Task 1. Project Kickoff and Data Review 2 weeks 2
Task 2. Administrative Draft IS/MND 10 weeks 12
City review of Admin. Draft IS /MND 3 weeks 15
Task 3. Public Draft IS/ MND 2 weeks 17
City approval of Screen Check IS/MND 1 week 18
City publishes Draft IS/MND 1 week 19
30-day Public Review Period 30 days 24
Task 4. Response to Comments, MMRP 3 weeks 27

City review of Admin Draft Final IS/MND (Response
to Comments, MMRP) 2 weeks 29
Public Hearing 2 weeks 31
BUDGET

MIG will perform the services outlined in this scope of work for the fees summarized in Table
2, below. The cost table is based on our understanding of the project and the limitations
identified below as factors triggering an increase in cost. If unforeseen conditions are
encountered, or if we experience delays or circumstances beyond our control, we will notify
the City immediately to discuss modifications to the scope of services and/or project fees.
Table 2 also presents an optional 10% Contingency Fee that could be approved by the client
and would only be used upon explicit approval by the client for unanticipated tasks.

MIG will bill only for the time spent and for expenses. We will not exceed this amount
without prior approval. Table 2 shows the price for each task and the staff hours allocated to
the task. The total estimated cost for the IS/MND, including technical studies, is $97,904.
The total estimated cost for the IS/MND, including technical studies and optional 10%
Contingency fee, is $107,695.

Attachment 1
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Table 2: Estimated Cost for IS/ND/MND

MIG Labor Staff Hours Cost
Task 1. Project Kickoff and Data Review 22 $3,840
Task 2. Administrative Draft IS/MND 249 $40,845
Task 3. Public Draft IS/ MND 34 $6,580
Task 4. Response to Comments, MMRP and Public 54 $11,335
Hearings
Project Management, Coordination, and 26 $5,150
Administration
Total (Labor) 385 $67,390
Expenses
Basin (Cultural /Tribal Resources Due Diligence) * - $3,366
W-Trans (Transportation Analysis) * - $26,510
Travel expenses, equipment rental - $638
Total (Expenses) | $30,514
Total Project Cost (Labor + Expenses) | $97,904
Optional 10% Contingency Fee $9,791
Total Project Cost Including Optional 10% Contingency Fee | $107,695

*Includes 10% markup

Factors That Would Trigger an Increase in Cost

1.

MIG, Inc.

Meetings and Hearings. The number of proposed meetings and hearings is

identified in the Scope of Work. Attendance at additional meetings or hearings would
be additional services. The budget does not include public meeting attendance by W-

Trans.

Expense Estimates. MIG’s expense estimates are based on travel costs and

equipment use fees. All MIG work products will be provided in electronic format. The

City shall be responsible for printing hard copies. Should the City request printed

copies of documents, this would be an added expense and subject to reimbursement.

Administrative Drafts. The cost estimate also assumes there will be only one round

of administrative review of each of the work products prior to finalization of the
documentation. If more administrative drafts are required, the cost of additional
consultants’ time and materials will be subject to additional compensation and an

amendment to the scope of work.

Attachment 1
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Project Information or Changes in Project. The scope does not cover new or
revised analysis needed to address changes to the project made by the City or the
project applicant after start of work. Any changes to the project that requires redoing
completed work would be subject to additional compensation and an amendment to
the scope of work.

Project Managers. If the primary client contact or Project Manager changes during
the course of the project and necessitates more than an hour of MIG staff time to
reinitiate the project, this will be considered extra services. If the MIG Project
Manager changes during the project, MIG will provide a thorough briefing and update,
limiting any additional time required by the client to reinitiate the project to one hour.

Site Access. This scope of work assumes that the City will ensure reasonable access
to the project site. This will include informing MIG of any persons that we will need to
contact in advance of or while visiting the site, and that site conditions are safe and
secure.

Tribal Cultural Resources. Our budget does not include time for participating in
extended consultations with tribes resulting from the City’s required noticing or
outreach efforts under AB52 or SB18. Participating in consultations with tribes who
submit responses would be additional services.

Technical Studies and Information. The scope of work includes technical analyses
and studies as described above in Task 2. Should additional technical reports or
information be required, these studies will be considered outside the scope of work
and subject to additional compensation.

Response to Comments. MIG has estimated a specific level of effort in responding
to public comment as described in our scope of work. Should the volume of public
comments exceed the anticipated volume, or the comments raise new technical issues
that need addressing, MIG would notify the City of the need for additional budget to
complete the response to comments document.

Contract Duration/Project Management. This scope assumes that the project will
be completed in approximately seven months. Additional budget will be requested for
Project Management if the schedule slips more than three (3) months beyond that
term. If the project work schedule experiences starts and stops, long delays, or MIG is
required to spend unanticipated project management time to manage the CEQA
effort, MIG will request extra services to cover the unanticipated investment of labor
into project management.
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Thank you for contacting MIG for this scope of work. We are excited about this opportunity
to work again with the City of Watsonville. If you have any questions regarding this
proposal, please contact me at your convenience. My direct line is (408) 239-3610.

Sincerely,
Mike Campbell, AICP
Director of Environmental Analysis
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