From: I

To: Penollar, Krisha; council@mountainview.gov

Subject: OPPOSITION to Housing Element Program 1.1.G - Rezoning of 1702 and 1704 Miramonte Avenue and 777
Cuesta Dr

Date: Friday, October 31, 2025 10:59:08 AM

CAUTION: EXTERNAL EMAIL - Ensure you trust this email before clicking on any links or
attachments.

Dear Chair and Members of the Environmental Planning Commission, | am a resident of
Varsity Park neighborhood writing to express my strong opposition to the proposed
zoning and General Plan amendments for the parcels at 1702 and 1704 Miramonte Avenue
and Cuest 777, as part of Housing Element Program 1.1.G.

1. This Proposal is "Spot Zoning" and Incompatible with Neighborhood
Character

The 1702 and 1704 Miramonte parcels are in the middle of a stable, established R1
neighborhood, surrounded on all sides by single-family homes. Rezoning these two specific
lots to allow for high-density (30+ units/acre) multi-family development is the very definition
of "spot zoning." It would create a small, disruptive island of high-density housing that is
completely inconsistent with the existing land use and the neighborhood's established
character.

Proper urban planning concentrates density along major transit corridors (like EI Camino
Real) or on underutilized commercial lands, not by inserting high-density apartment
buildings into the center of a low-density residential block.

2. Severe Traffic and Safety Impacts on Local Streets

Miramonte Avenue is a local collector street, not a major thoroughfare. It is already heavily
used by local residents and serves as a primary route for children biking and walking to
Graham Middle School and Springer Elementary School.

A 30 DU/acre development on these combined lots could represent 40-60+ new units,
adding an estimated 100-200+ new daily vehicle trips concentrated at a single new
driveway. This will:

Create a new, dangerous bottleneck on a street that is already stressed during
school commute hours.



Increase "cut-through" traffic as new residents try to bypass Miramonte congestion
by using quiet, narrow streets like Tulane Drive, Fordham Way, and Sladky Avenue,
which were never designed to handle this volume.

Endanger pedestrians and cyclists, particularly the many students who use this
exact route.

3. Creation of a Severe Parking Crisis

The hearing notice explicitly states the project includes "reductions to required parking
near major transit stops.” This is a critical error in judgment.

This site is not a major transit stop. It is not near a Caltrain or Light Rail station.
Relying on infrequent bus service to justify a drastic reduction in parking is unrealistic
and will have severe consequences.

The parking overflow is guaranteed. New residents will own cars, and they will not
be able to park them on-site. This will force dozens of cars to hunt for parking on our
surrounding streets, including Tulane Drive.

This will congest our neighborhood, block driveways, and—most critically—
impede access for emergency vehicles like fire trucks and ambulances.

4. Flawed Environmental Review (CEQA)

The notice claims this project "falls within the scope of the Program EIR" for the Housing
Element. We strongly dispute this. A Program EIR is a broad, high-level document. It could
not have possibly analyzed the specific, granular, site-level impacts of:

Funneling 200+ new car trips onto this specific, non-arterial segment of Miramonte
Ave.

The overflow parking impact on Tulane Drive and adjacent R1 streets.

The noise and shadow impacts of a 3-4 story apartment building on the immediate
single-family home neighbors.



The strain on local utilities (sewer and water) at this specific connection point.

These are new, significant impacts that were not previously studied. Under CEQA, this
requires, at minimum, a new Initial Study and a Mitigated Negative Declaration (MND) to
address these site-specific issues. Proceeding without this new analysis is a violation of the
CEQA process.

Our Request

This is a flawed proposal that prioritizes checking a box for a state mandate over the
principles of sound community planning and resident safety. It is the wrong site for this level
of density.

We urge the Environmental Planning Commission to recommend DENIAL of the rezoning
for 1702 and 1704 Miramonte Avenue. We ask you to direct staff to find more suitable and
appropriately located sites within the city—such as on major commercial corridors or near
genuine transit hubs—that can accommodate new housing without destabilizing
established single-family neighborhoods.

Thank you for your time and consideration.
Sincerely,

Prerna Dillon
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Dear Chair and Members of the Environmental Planning Commission,

My name is Albert Colas Prunera, resident at 1666 Tulane Dr, representative of the Varsity
Park Neighborhood Association. We, the residents of Varsity Park Neighborhood
Association and the surrounding Miramonte-Springer neighborhood, are writing in strong
opposition to the proposed zoning and General Plan amendments for the cluster of
parcels at 1702 Miramonte, 1704 Miramonte, and also 777 Cuesta Drive.

We are a community of families who invested in this neighborhood for its protected R1
(Single-Family) zoning and stable, quiet character. This proposal would insert multiple high-
density, multi-unit developments into the very heart of our low-density residential
community.

This proposal is not just poor planning; it is a direct threat to our neighborhood's safety and
stability. We urge you to recommend DENIAL for this entire cluster of sites based on the
following five critical failures:

1. This is Arbitrary "Spot Zoning" and "Density Clustering”

This proposal is a textbook example of "spot zoning" (1702/1704 Miramonte) and "spot
intensification" (777 Cuesta) that is in direct conflict with the General Plan's goal to “protect
and maintain the character and quality of single-family neighborhoods.”

By targeting these three specific parcels, the city is not engaging in coherent planning. It is
arbitrarily creating a high-density, multi-project "cluster"” in the middle of a low-density
R1 zone. This action is inconsistent with every adjacent parcel and the established land use
plan, providing a special privilege to developers at the expense of the entire community.

2. A Critical Failure of CEQA: The City Has Not Studied the Cumulative
Impacts

This is our most significant objection. The city claims these projects are covered by the
broad Housing Element Program EIR. This is procedurally and legally incorrect.



CEQA (California Environmental Quality Act) mandates that a lead agency analyze the
cumulative impacts of projects that are "closely related." Targeting three distinct sites
within the same small neighborhood block is the very definition of a cumulative impact that
the Program EIR could not have possibly analyzed.

The combined, synergistic impacts of redeveloping all three sites simultaneously—in
terms of traffic, parking, noise, shadow, and utility load—is a new, significant
environmental impact that requires a new, focused environmental study. The city has
failed to study:

The combined traffic from all three developments funneling onto Miramonte and
Cuesta.

The combined parking overflow from 100+ new units flooding every street in our
neighborhood.

The combined utility load on the local sewer and water mains.

Proceeding without a new Initial Study and a focused EIR or Mitigated Negative Declaration
(MND) that analyzes these cumulative impacts is a clear violation of CEQA.

3. The Proposal is Based on a Factually Incorrect Transit Assumption

The justification for these rezonings and their associated parking reductions is that they are
"near major transit stops." This is factually incorrect.

Not a "Major Transit Stop™: The bus line, with 30-60 minute headways, is a local-
service route and does not meet the state's definition of "high-quality transit" or a
"major transit stop."

Parking Reductions are Unjustified: Because the transit assumption is false, the
entire premise for reducing parking is invalid. These will be highly car-dependent
developments.

Guaranteed Parking Crisis: The parking overflow from all three sites will create a
severe and unmanageable crisis, forcing hundreds of new cars onto narrow
residential streets like Tulane Drive, Fordham Way, and Sladky. This is a direct threat
to public safety and emergency vehicle access.



4. Severe and Un-Analyzed Traffic and Student Safety Hazards

This proposal will create a significant and un-analyzed traffic hazard. The combined trip
generation from 30+ DU/acre developments at these three sites will funnel hundreds of
new vehicle trips onto two local collector streets: Miramonte and Cuesta.

Degraded Level of Service (LOS): This new, concentrated volume will significantly
degrade the Level of Service at key local intersections (Miramonte/Cuesta,
Cuesta/Grant, Miramonte/Foothill).

Extreme Student Safety Hazard: This entire cluster of sites is located directly on a
primary student bicycle and pedestrian route for Graham Middle School and
Springer Elementary School. The city has a paramount responsibility to protect
these "Safe Routes to School." Adding multiple high-volume apartment driveways in
this exact location is reckless and creates an unacceptable and foreseeable risk to
hundreds of children.

5. Superior, More Appropriate Alternative Sites are Available

The city’s legal duty is to demonstrate adequate zoning capacity to meet its RHNA goals,
not to upzone fundamentally unsuitable parcels.

The 2023-2031 Housing Element identifies hundreds of potential sites. The city has ample
opportunity to meet its housing goals by prioritizing development on:

Major Commercial Corridors: El Camino Real, San Antonio Road, and Moffett
Boulevard.

Underutilized Commercial/lndustrial Land.

True Transit-Oriented Sites: Parcels immediately adjacent to Caltrain and VTA
Light Rail.

This proposal does the opposite. It targets small, constrained, and stable residential sites
while ignoring these far superior and more appropriate locations.

Conclusion and Formal Request

This proposal is an arbitrary, piecemeal, and dangerous approach to planning. It sacrifices



the safety, character, and stability of an established neighborhood for a negligible gain in
housing units, especially when superior alternative sites are readily available.

We formally request that the Environmental Planning Commission recommend DENIAL of
the proposed General Plan and Zoning amendments for 1702 Miramonte, 1704
Miramonte, and 777 Cuesta Drive, and direct staff to remove this entire cluster of parcels
from Program 1.1.G.

Sincerely,

VPNA - Varsity Park Neighborhood Association
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Hello Krisha,

As homeowners next to the Evandale Precise Plan area, thank you for preserving the CN
zoning. It’s important to maintain the residential character and quiet ambience of our
neighborhood while still supporting thoughtful new development that complements nearby
homes.

Thank you for prioritizing neighborhood quality and balance in this update. We hope to keep
this family-friendly, quiet, and welcoming community for many years to come.

We also hope that Mountain View continues moving toward greater equity and equal access to
a high quality of life for all residents, learning from past planning choices and building a more
inclusive future.

Residents near Evandale Precise Plan,
Alex & Mary Grace Yao





