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Section 2.0 Project Information

2.1 Project Title

922-950 San Leandro Avenue Residential project

2.2 Lead Agency Contact

Edgar Maravilla, Senior Planner

City of Mountain View

500 Castro Street

Mountain View, CA 94041
Edgar.Maravilla@mountainview.gov

2.3 Project Applicant

Kian Malek

City Ventures

444 Spear Street, Suite 200
San Francisco, CA 94105
KMalek@CityVentures.com

2.4 Project Location

The 1.69-acre project site is located at 922-950 San Leandro Avenue, north of the San Leandro
Avenue/San Pablo Drive intersection, in the City of Mountain View. The project site is comprised of
two parcels. The southern parcel contains a 14,140 square foot, single-story office/industrial building
and surface parking areas. The northern parcel is developed with two single-family residential units,
a detached garage, and two accessory structures. Most of the northern parcel is undeveloped and
contains grass, shrubs, and trees.

Surrounding land uses include light industrial and office uses to the north and west, and residential
uses to the south. San Leandro Avenue and State Route (SR) 85 are directly east of the project site.
Regional and vicinity maps with the project site’s location are shown on Figure 2.5-1 and Figure 2.5-2.
An aerial photograph of the project site and surrounding land uses is shown on Figure 2.5-3.

2.5 Assessor’s Parcel Number

153-18-026 and 153-18-031
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Photo 3: View from the east side of San Leandro Avenue looking west towards the existing office building
on-site.

Photo 4: View from the east side of San Leandro Avenue looking west towards the existing residences on-site.
T —

PHOTOS 3 & 4

922-950 San Leandro Avenue Residential Project 18 Initial Study/Mitigated Negative Declaration
City of Mountain View September 2025



4.1.2 Impact Discussion

. Less than
Potentially L . Less than
o Significant with L
Significant o Significant No Impact
Mitigation
Impact Impact
Incorporated
Except as provided in Public Resources Code Section
21099, would the project:
a) Have a substantial adverse effect on a scenic [] [] |X| []
vista?
b) Substantially damage scenic resources, [] [] [] X

including, but not limited to, trees, rock
outcroppings, and historic buildings within a
state scenic highway?

c) Innon-urbanized areas, substantially degrade [] [] |Z []
the existing visual character or quality of public
views of the site and its surroundings?*! If the
project is in an urbanized area, would the
project conflict with applicable zoning and other
regulations governing scenic quality?

d) Create a new source of substantial light or glare [] [] |Z []
which would adversely affect day or nighttime
views in the area?

a) Would the project have a substantial adverse effect on a scenic vista?

As discussed in Section 4.1.1.2 Existing Conditions, the project site has limited views of scenic
resources due to the site’s location and flat topography. The project does not propose development
in Shoreline Park, City’s edges, streets, or other open areas. Views of the Santa Cruz Mountains are
obstructed by existing development throughout most of the project area. Based on the lack of scenic
vistas visible from the site, implementation of the project would result in a less than significant impact
to scenic vistas. (Less than Significant Impact)

b) Would the project substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway?

There are no state-designated scenic highways in Mountain View and the nearest designated scenic
highway, a segment of |-280, is approximately 6.8 miles west of the project site. The project site is
not visible from that segment of state-designated scenic highway. Therefore, the development of the
project would not have an adverse impact on the viewshed from the highway. (No Impact)

11 public views are those that are experienced from publicly accessible vantage points.

922-950 San Leandro Avenue Residential Project 19 Initial Study/Mitigated Negative Declaration
City of Mountain View September 2025



c) In non-urbanized areas, would the project substantially degrade the existing visual character
or quality of public views of the site and its surroundings? If the project is in an urbanized
area, would the project conflict with applicable zoning and other regulations governing scenic
quality?

The project would be designed to ensure consistency with the General Plan and would be subject to
the DRC review process. This process would ensure that the project would be designed to be
compatible with the neighborhood character, minimize light and glare, and have height and setback
transitions as appropriate from adjacent structures. For these reasons, the proposed project would
not conflict with applicable zoning and other regulations governing scenic quality. (Less than
Significant Impact)

d) Would the project create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area?

The project is in an urbanized area that has various existing light sources including lighting from
buildings, streetlights, and vehicles travelling on local roads and SR 85. Sources of daytime glare
include building windows and vehicles. The project would construct 38, three-story, rowhome units
on-site. Nighttime lighting sources for the project would consist of interior lighting from residences,
exterior safety lighting, lighting from vehicles, and streetlights which would add to the neighborhood
nighttime illumination. An existing streetlight on San Leandro Avenue would also be replaced as part
of the project.

The development of the project would replace existing light sources and add additional light sources
that would incrementally increase the amount of nighttime lighting on the project site compared to
existing conditions. However, the project would be subject to the design review process prior to
submittal of construction drawings for a building permit. The review process would ensure that
project lighting is directed downward and would not spillover onto adjacent properties or otherwise
be highly visible, while still providing adequate lighting for safety. The proposed buildings do not
contain reflective materials (e.g., large expansive glass) that would introduce new sources of
substantial glare. For these reasons, the project would not create a new source of substantial light or
glare. (Less than Significant Impact)
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4.2 Agriculture and Forestry Resources

4.2.1 Environmental Setting
4.2.1.1 Regulatory Framework

State

Farmland Mapping and Monitoring Program

The California Department of Conservation’s Farmland Mapping and Monitoring Program (FMMP)
assesses the location, quality, and quantity of agricultural land and conversion of these lands over
time. Agricultural land is rated according to soil quality and irrigation status. The best quality land is
identified as Prime Farmland. In CEQA analyses, the FMMP classifications and published county maps
are used, in part, to identify whether agricultural resources that could be affected are present on-site
or in the project area.'?

California Land Conservation Act

The California Land Conservation Act (Williamson Act) enables local governments to enter into
contracts with private landowners to restrict parcels of land to agricultural or related open space
uses. In return, landowners receive lower property tax assessments. In CEQA analyses, identification
of properties that are under a Williamson Act contract is used to also identify sites that may contain
agricultural resources or are zoned for agricultural uses.*3

Fire and Resource Assessment Program

The California Department of Forestry and Fire Protection (CAL FIRE) identifies forest land,
timberland, and lands zoned for timberland production that can (or do) support forestry resources.'*
Programs such as CAL FIRE’s Fire and Resource Assessment Program are used to identify whether
forest land, timberland, or timberland production areas could be affected are located on or adjacent
to a project site.”

12 California Department of Conservation. “Farmland Mapping and Monitoring Program.” Accessed December 6, 2024.
http://www.conservation.ca.gov/dIrp/fmmp/Pages/Index.aspx.

13 California Department of Conservation. “Williamson Act.” http://www.conservation.ca.gov/dIrp/Ica.

14 Forest Land is land that can support 10 percent native tree cover and allows for management of forest resources (California
Public Resources Code Section 12220(g)); Timberland is land not owned by the federal government or designated as experimental
forest land that is available for, and capable of, growing trees to produce lumber and other products, including Christmas trees
(California Public Resources Code Section 4526); and Timberland Production is land used for growing and harvesting timber and
compatible uses (Government Code Section 51104(g)).

15 California Department of Forestry and Fire Protection. “Fire and Resource Assessment Program.” Accessed December 6, 2024.
http://frap.fire.ca.gov/.
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4.2.1.2 Existing Conditions

The General Plan land use designation for the site is General Industrial. The project site is zoned as
MM — General Industrial. As discussed in Section 2.0 Project Information, the project site is comprised
of two separate parcels. The southern parcel contains an office/industrial building and the northern
parcel is developed with two single-family residential units, a detached garage, and two accessory
structures. Surrounding land uses include light industrial and office uses to the north and west, and
residential uses to the south. The Santa Clara County Important Farmlands 2020 Map designates the
project site as “Urban and Built-Up Land”, which is defined as land with at least six structures per 10
acres. Common examples of “Urban and Built-Up Land” are residential, institutional, industrial,
commercial, landfill, golf course, airports, and other utility uses.® There are no Williamson Act parcels
on or in the vicinity of the project site.?”

4.2.2 Impact Discussion
. Less than
Potentially L . Less than
o Significant with L
Significant o Significant No Impact
Mitigation
Impact Impact
Incorporated

Would the project:

a) Convert Prime Farmland, Unique Farmland, or [] [] [] |X|
Farmland of Statewide Importance (Farmland),
as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to non-
agricultural use?

b) Conflict with existing zoning for agricultural use, |:| |:| |:| |X|
or a Williamson Act contract?
c) Conflict with existing zoning for, or cause [] [] [] |X|

rezoning of, forest land (as defined in Public
Resources Code Section 12220(g)), timberland
(as defined by Public Resources Code Section
4526), or timberland zoned Timberland
Production (as defined by Government Code
Section 51104(g))?

d) Resultin aloss of forest land or conversion of [] [] [] |X|
forest land to non-forest use?
e) Involve other changes in the existing [] [] [] |X|

environment which, due to their location or
nature, could result in conversion of Farmland
to non-agricultural use or conversion of forest
land to non-forest use?

16 California Department of Conservation. Santa Clara County Important Farmland 2020. Map. April 2023.
17 County of Santa Clara. “Williamson Act Properties”. Accessed December 16, 2024.
https://sccplanning.maps.arcgis.com/apps/webappviewer/index.html?id=1f39e32b4c0644b0915354c3e59778ce.
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https://ecos.fws.gov/ecp/report/table/critical-habitat.html















https://ohp.parks.ca.gov/pages/1069/files/technical%20assistance%20bulletin%206%202011%20update.pdf
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4.13 Noise

The following discussion is based in part upon a Noise Assessment prepared by lllingworth & Rodkin,
Inc., dated February 5, 2025. The Noise Assessment is attached as Appendix F to this Initial Study.

4.13.1 Environmental Setting
4.13.1.1 Background Information

Noise

Factors that influence sound as it is perceived by the human ear, include the actual level of sound,
period of exposure, frequencies involved, and fluctuation in the noise level during exposure. Noise is
measured on a decibel scale, which serves as an index of loudness. The zero on the decibel scale is
based on the lowest sound level that the healthy, unimpaired human ear can detect. Each 10 decibel
increase in sound level is perceived as approximately a doubling of loudness. Because the human ear
cannot hear all pitches or frequencies, sound levels are frequently adjusted or weighted to
correspond to human hearing. This adjusted unit is known as the A-weighted decibel, or dBA.

Since excessive noise levels can adversely affect human activities and human health, federal, state,
and local governmental agencies have set forth criteria or planning goals to minimize or avoid these
effects. Noise guidelines are generally expressed using one of several noise averaging methods,
including Leg, Lan, or CNEL.%® These descriptors are used to measure a location’s overall noise
exposure, given that there are times when noise levels are higher (e.g., when a jet is taking off from
an airport or when a leaf blower is operating) and times when noise levels are lower (e.g., during lulls
in traffic flows on freeways or in the middle of the night). Lmax is the maximum A-weighted noise level
during a measurement period.

Vibration

Ground vibration consists of rapidly fluctuating motions or waves with an average motion of zero.
Vibration amplitude can be quantified using Peak Particle Velocity (PPV), which is defined as the
maximum instantaneous positive or negative peak of the vibration wave. PPV has been routinely used
to measure and assess ground-borne construction vibration. Studies have shown that the threshold
of perception for average persons is in the range of 0.008 to 0.012 inches/second (in/sec) PPV.

9% .4 is @ measurement of average energy level intensity of noise over a given period of time. Day-Night Level (Ldn) is a 24-hour
average of noise levels, with a 10 dB penalty applied to noise occurring between 10:00 PM and 7:00 AM. Community Noise
Equivalent Level (CNEL) includes an additional five dB applied to noise occurring between 7:00 PM and 10:00 PM. Where traffic
noise predominates, the CNEL and Ldn are typically within two dBA of the peak-hour Leq.
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4.13.3 Non-CEQA Effects

Per California Building Industry Association v. Bay Area Air Quality Management District, 62 Cal. 4th
369 (BIA v. BAAQMD), effects of the environment on the project are not considered CEQA impacts.
The following discussion is included for informational purposes only because the City has policies
(including General Plan Policies NOI 1.2, NOI 1.3, NOI, 1.4, NOI 1.5, and NOI 1.6 identified in Section
4.13.1.2 Regulatory Framework) that address existing noise conditions affecting a proposed project.
For additional details regarding the modeling, assumptions, and methodology used to prepare the
Noise Assessment for the project, see Appendix F.

Future Exterior Noise Environment

As established by General Plan Policy NOI-1.2, exterior noise environments at private and community
outdoor recreation use areas should be maintained at or below 65 dBA L4n to be considered
acceptable by the City of Mountain View. The project would include a courtyard area that would be
set back approximately 205 feet from the centerline of San Leandro Avenue and approximately 250
feet from the nearest southbound lane of SR 85. Based on the modeling completed as part of the
Noise Assessment prepare for the project, future exterior noise levels would be 58 dBA L4, at the
center of the courtyard, which would be below the City’s acceptable exterior noise level objective.

Future Interior Noise Environment

General Plan Policy NOI 1.2 and the CBC’s interior noise level standard of 45 dBA Lgn apply to the
project. Interior noise levels would vary depending upon the design of the buildings (relative window
area to wall area) and the selected construction materials and methods. Where exterior noise levels
exceed 60 dBA Lqgn, forced-air mechanical ventilation systems are normally required. Where exterior
noise levels exceed 70 dBA Lgn, special sound rated construction systems are normally required.

Assuming that windows are partially open at each building, future noise levels within Building A would
be up to 54 dBA Lgn, up to 51 dBA L4, within Building B, up to 49 dBA Ly, within Building C, and up to
48 dBA Lgn within Building D (refer to Figure 3.2-1 for the building locations). These interior noise
would exceed the maximum interior noise levels allowed by the City of Mountain View and CBC. In
order to reduce the estimated interior noise levels, the project would implement the following City
standard conditions of approval:

City Standard Condition of Approval:

COA NOI-4: Interior Noise Levels. Construction drawings must confirm that measures have
been taken to achieve an interior noise level of 45 dB(A) L4, that shall be
reviewed and approved by a qualified acoustical consultant prior to building
permit submittal.

Site-Specific Building Acoustical Analysis. A qualified acoustical consultant will
review final site plans, building elevations, and floor plans prior to construction
to calculate expected interior noise levels as required by State noise regulations.
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Project-specific acoustical analyses are required by the California Building Code
to confirm that the design results in interior noise levels reduced to 45 dB(A) Lan
or lower. The specific determination of what noise insulation treatments are
necessary will be completed on a unit-by-unit basis. Results of the analysis,
including the description of the necessary noise control treatments, will be
submitted to the City along with the building plans and approved prior to
issuance of a building permit. Building sound insulation requirements will include
the provision of forced-air mechanical ventilation for all residential units as
recommended by the qualified acoustical consultant, so that windows can be
kept closed at the occupant’s discretion to control noise. Special building
techniques (e.g., sound-rated windows and building facade treatments) will be
implemented as recommended by the qualified acoustical consultant to
maintain interior noise levels at or below acceptable levels. These treatments
will include, but are not limited to, sound-rated windows and doors, sound-rated
wall construction, acoustical caulking, protected ventilation openings, etc.

The Noise Assessment concluded that all of the buildings would require the inclusion of fresh air
mechanical ventilation systems to allow occupants to keep windows closed to control noise. In
addition, it recommended the following exterior window and door Sound Transmission Class (STC)
ratings to maintain interior noise levels at or below 45 dBA Lg, at all residential interiors on-site:

e Townhome units in Building A would require sound-rated exterior windows with a minimum
STC rating of 30 and exterior doors with a minimum STC rating of 26.

e Townhome units in Building B, which would be partially shielded by Building A in addition to
the existing highway barrier, would require sound-rated exterior windows with a minimum
STC rating of 28 and exterior doors with a minimum STC rating of 26.

The Noise Assessment concluded that the remaining townhome units in Buildings C and D, which
would be partially shielded by Buildings A and B in addition to the existing highway barrier, would
meet the 45 dBA Lgn interior threshold with standard construction materials and forced-air
mechanical ventilation. Consistent with the requirements COA NOI-4, a qualified acoustical
consultant would review the final construction drawings for the project to confirm that adequate
measures have been included to maintain an interior noise level of 45 dBA L4n within each unit on-
site.
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4.14 Population and Housing

4.14.1 Environmental Setting
4.14.1.1 Regulatory Framework

State

Housing-Element Law

State requirements mandating that housing be included as an element of each jurisdiction’s general
plan is known as housing-element law. The Regional Housing Need Allocation (RHNA) is the state-
mandated process to identify the total number of housing units (by affordability level) that each
jurisdiction must accommodate in its housing element. California housing-element law requires cities
to: 1) zone adequate lands to accommodate its RHNA; 2) produce an inventory of sites that can
accommodate its share of the RHNA; 3) identify governmental and non-governmental constraints to
residential development; 4) develop strategies and a work plan to mitigate or eliminate those
constraints; and 5) adopt a housing element and update it on a regular basis.® The City of Mountain
View’s Housing Element and related land use policies were adopted om April 11, 2023.

Regional and Local

Plan Bay Area 2050

Plan Bay Area 2050 is a long-range plan for the nine-county San Francisco Bay Area that provides
strategies that increase the availability of affordable housing, support a more equitable and efficient
economy, improve the transportation network, and enhance the region’s environmental resilience.
Plan Bay Area 2050 promotes the development of a variety of housing types and densities within
identified Priority Development Areas (PDAs). PDAs are areas generally near existing job centers or
frequent transit that are locally identified for housing and job growth.®®

ABAG allocates regional housing needs to each city and county within the San Francisco Bay Area,
based on statewide goals. These allocations are designed to lay the foundation for Plan Bay Area
2050's long-term envisioned growth pattern for the region. ABAG also develops a series of forecasts
and models to project the growth of population, housing units, and jobs in the Bay Area. ABAG, MTC,
and local jurisdiction planning staff created the Forecasting and Modeling Report, which is a technical
overview of the growth forecasts and land use models upon which Plan Bay Area 2050 is based.

98 California Department of Housing and Community Development. “Regional Housing Needs Allocation and Housing Elements”
Accessed December 9, 2024. http://hcd.ca.gov/community-development/housing-element/index.shtml.

99 Association of Bay Area Governments and Metropolitan Transportation Commission. Plan Bay Area 2050. October 21, 2021.
Page 20.
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Given the above considerations, the proposed project would not result in a cumulatively considerable
contribution to significant cumulative impacts. (Less than Significant Impact with Mitigation
Incorporated)

c) Does the project have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly?

Consistent with Section 15065(a)(4) of the CEQA Guidelines, a lead agency shall find that a project
may have a significant effect on the environment where there is substantial evidence that the project
has the potential to cause substantial adverse effects on human beings, either directly or indirectly.
Under this standard, a change to the physical environmental that might otherwise by minor must be
treated as significant if it would cause substantial adverse effects to humans, either directly or
indirectly. This factor relates to adverse changes to the environment of human beings generally, and
not effects on particular individuals.

The potential for the proposed project to result in changes to the environment that could directly or
indirectly affect human beings is evaluated in each section of this Initial Study using the CEQA
Checklist. In particular, the resource areas that could directly affect human beings include air quality,
geology and soils, hazards and hazardous materials, and noise. The potential project-related impacts
discussed in Sections 4.3, 4.7, 4.9, and 4.13 would all be reduced to a less than significant level with
adherence to existing regulations, implementation of City standard conditions of approval (COAs AIR-
1.1, GEO-1.1, HAZ-2.1, NOI-1.1, NOI-1.2, and NOI-4.1), and implementation of mitigation measure
MM HAZ-1.1. No other direct or indirect adverse effects of the project on human beings have been
identified. (Less than Significant Impact with Mitigation Incorporated)
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