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ASSESSOR’S PARCEL NUMBER 

GENERAL PLAN DESIGNATION AND ZONING DISTRICT

General Plan:

Zoning:

PROJECT-RELATED APPROVALS, AGREEMENTS, AND PERMITS



SECTION 3.0  PROJECT DESCRIPTION

Table 2.7-1: Waivers for Height, Setbacks and Personal Storage 

R3-1 Zoning Standard Required/Limit Proposed

RESIDENTIAL BUILDING



GREEN BUILDING MEASURES AND FEATURES

Renewable Energy:
Electric Building: 

Electric Vehicle Charging:
Resource Efficient Landscaping:

LANDSCAPING

SITE ACCESS AND PARKING



Source: Stoecker and Northway Architects, Inc., October 31, 2022.
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Source: Stoecker and Northway Architects, Inc., October 31, 2022.
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CONCEPTUAL BUILDING ELEVATIONS (EAST/WEST) FIGURE 3. -2



Source: Stoecker and Northway Architects, Inc., October 31, 2022.

NORTH ELEVATION

SOUTH ELEVATION

CONCEPTUAL BUILDING ELEVATIONS (NORTH/SOUTH) FIGURE 3. -3



Source: HMH Engineers, October 28, 2022.
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RIGHT-OF-WAY IMPROVEMENTS 

CONSTRUCTION ACTIVITIES



SECTION 4.0   ENVIRONMENTAL SETTING, CHECKLIST, AND 
IMPACT DISCUSSION 

 Environmental Setting

 Impact Discussion



AESTHETICS

4.1.1  Environmental Setting 

Regulatory Framework  

State 

Local 

Policy Description

Neighborhood character

Height and setback transitions

Enhanced public space. 

Light and glare



Existing Conditions 



Photo 1: View of project site facing east.

Photo 2: View of Rich Avenue facing south from project site driveway.

PHOTOS 1 & 2



Photo 3: View of Rich Avenue facing north from project site driveway.

Photo 4: View of project site facing north.

PHOTOS 1 & 2



Photo 5: View of project site facing west.

Photo 6: View of project site facing south.

PHOTOS 5 & 6



4.1.2   Impact Discussion 

 

 

 

 

Impact AES-1:  (No 
Impact) 

(No Impact) 

City of Mountain View Draft 2030 General Plan and Greenhouse Gas Reduction Program 
Environmental Impact Report. 



Impact AES-2: 

 (No Impact) 

(No Impact) 

Impact AES-3: 
 (Less than Significant 

Impact) 

 

 

 

 

(Less than Significant Impact) 



Impact AES-4: 
 (Less than 

Significant Impact) 

(Less 
than Significant Impact) 



AGRICULTURE AND FORESTRY RESOURCES

4.2.1  Environmental Setting 

Regulatory Framework

State  

Existing Conditions

Santa Clara County Important Farmland 2016 Map



4.2.2   Impact Discussion 

 

 

 

 

 

Impact AG-1: 

 (No Impact) 

 
(No Impact) 



Impact AG-2: 
 (No Impact) 

(No Impact) 

Impact AG-3: 
 (No 

Impact) 

(No Impact)  

Impact AG-4: 
 (No Impact) 

(No Impact) 

Impact AG-5: 

 (No Impact) 

(No Impact)  



AIR QUALITY

4.3.1  Environmental Setting 

Background Information 

Criteria Pollutants 

Table 4.3-1: Health Effects of Air Pollutants 
Pollutants Sources Primary Effects



Toxic Air Contaminants 

Sensitive Receptors

Regulatory Framework 

Federal and State 



Regional 

Final 2017 Clean Air Plan. 



Local 

Policy Description

Air quality standards.

Protect sensitive receptors.

Offensive odors.

Reduced vehicle miles traveled. 

Reducing travel demand. 

Existing Conditions

4.3.2  Impact Discussion



 

Table 4.3-2: BAAQMD Air Quality Significance Thresholds 

Pollutant 

Construction 
Thresholds Operation Thresholds 

Average Daily 
Emissions 

(pounds/day) 

Annual Daily 
Emissions 

(pounds/year) 

Annual Average 
Emissions 
(tons/year) 

Criteria Air Pollutants 

Health Risks and Hazards for New Sources (within a 1,000-foot Zone of Influence) 

Health Hazard Single Source Combined Cumulative Sources 



Impact AIR-1: 
 (Less than Significant Impact with Mitigation 

Incorporated) 

(Less than Significant Impact) 

Construction Period Emissions 

Table 4.3-3: Construction Period Emissions (pounds/day) 

Year ROG NOx PM10 

Exhaust 
PM2.5 

Exhaust 

BAAQMD Thresholds (pounds per day) 54 54 82 54 

Exceed Threshold?

918 Rich Avenue Residential Development Construction Community Risk 
Assessment



 

o 

o 

o 

o 

o 

o 
o 

o 

o 

o 

o 



o 

o 

o 

o 

o 

o 

(Less than Significant Impact) 

Operational Period Emissions 

(Less than Significant 
Impact) 

Community Health Risk 

CEQA Air Quality Guidelines



Table 4.3-4: Construction Health Risk Impacts at the Off-Site MEIs  

Source 
Cancer 

Risk* (per 
million) 

Annual 
PM2.5* 
(ȝg/m3) 

Hazard 
Index 

Project Construction - MEI 

22.16 

BAAQMD Single-Source Threshold  >10.0 >0.3 >1.0 

Exceed Threshold?   Yes 

Project Construction – St. Paul Lutheran Child Development Center Daycare 

BAAQMD Single-Source Threshold  >10.0 >0.3 >1.0 

Exceed Threshold?    

918 Rich Avenue Residential Development Construction Community Risk 
Assessment



Source: Illingworth & Rodkin, Inc., December 19, 2022.

Legend

Unmitigated MEI &
Mitigated Cancer Risk
MEI

Mitigated PM2.5 MEI

Offsite Receptors

Project Site

St Paul Lutheran Child
Development Center
Daycare Receptors

LOCATION OF OFF-SITE MEI FIGURE 4.3-1



Mitigation Measure:  
 
MM AIR-1.1:

 

o 

o 

 

 

(Less than Significant Impact with Mitigation 
Incorporated) 



(Less than Significant Impact) 

Table 4.3-5: Health Risk Impacts from Combined Sources at Off-Site 
Construction MEI 

Source Cancer Risk 
(per million) 

Annual 
PM2.5 

(ȝg/m3) 
Hazard 
Index 

 
22.16 

BAAQMD Cumulative-Source Threshold  >100 >0.8 >10.0 

Exceed Threshold? 
 

918 Rich Avenue Residential Development Construction Community Risk 
Assessment

 



Impact AIR-2: 

 (Less than Significant 
Impact) 

 (Less than 
Significant Impact)

Impact AIR-3: 
 (Less than Significant Impact with Mitigation 

Incorporated) 

Health Effects from Project Criteria Air Pollutant Emissions 

Sierra Club v. County of Fresno

(Less than Significant 
Impact) 



Community Health Risk 

(Less than Significant Impact with 
Mitigation Incorporated) 
 

Impact AIR-4: 
 (Less than Significant 

Impact) 

(Less than Significant Impact)

4.3.3   Non-CEQA Effects 

California Building Industry Association v. Bay Area Air Quality Management District, 
 (BIA v. BAAQMD)



Table 4.3-6: Health Risk Effects from Combined Sources on Project Residents  

Source 
Maximum 

Cancer Risk 
(per million) 

Maximum 
Annual PM2.5 

(μg/m3) 

Maximum 
Hazard 
Index 

BAAQMD Single-Source Threshold >10.0 >0.3 >1.0 

Exceed Threshold?  

BAAQMD Cumulative Source Threshold >100 >0.8 >10.0 

Exceed Threshold? 



BIOLOGICAL RESOURCES 

4.4.1  Environmental Setting 

Regulatory Framework 

Federal and State 



Regional and Local 

Policy Description

Habitat. 

Built environment habitat. 

Quercus Sequoia Cedrus

Existing Conditions



Special-Status Plants 

Suaeda californica

Special-Status Wildlife Species 

Bombus occidentalis Haliaeetus leucocephalus Sternula 
antillarum browni Rallus obsoletus obsoletus

reithrodontomys raviventris

Trees  

Quercus agrifolia Ulmus parvifolia Platanus x 
hispanica



4.4.2   Impact Discussion 

    
     

     

     

     

     

 

 

    

Impact BIO-1: 

 (Less than Significant Impact) 

Special-Status Species 



 

o 

(Less than Significant Impact) 



Impact BIO-2: 

 (No Impact) 

(No Impact) 

Impact BIO-3: 

 (No Impact) 

(No 
Impact)

Impact BIO-4: 

 (Less than Significant Impact) 

(Less than Significant Impact) 

Impact BIO-5: 
 (Less than 

Significant Impact) 

General Plan Policies 

 

 



(Less than Significant Impact) 

Tree Preservation Ordinance 

 

 

 

 

(Less than Significant Impact)

Impact BIO-6: 

 (No Impact) 

(No Impact)



CULTURAL RESOURCES

4.5.1  Environmental Setting 

Regulatory Framework 

Federal and State 



 

 
 

 

Local 

Policy Description 

Protect important archaeological and paleontological sites.

Protect Human Remains.



Existing Conditions

Prehistoric Resources

Historic Resources

Archaeological Sensitivity Analysis for 918 Rich Avenue, Mountain View.

Mountain View Register of Historic Resources



4.5.2   Impact Discussion 

    
 

 

 

    

Impact CUL-1: 
 (No 

Impact) 

(No Impact)

Impact CUL-2: 
 

(Less than Significant Impact) 

 

 



 

 

 

(Less than Significant Impact) 

Impact CUL-3: 
 (Less than Significant Impact) 

  

 



(Less than Significant Impact) 



ENERGY

4.6.1  Environmental Setting 

Regulatory Framework 

Federal and State 



Local 

Policy  Description  

Building energy efficiency.

Sustainable roofs



Existing Conditions 

Electricity



Natural Gas 

Fuel for Motor Vehicles 

 

California Gas Report.

Energy Independence & Security Act of 2007.



4.6.2   Impact Discussion 

    
 

?
 

Construction 

(Less than Significant Impact)

Operations  

 

918 Rich Avenue Residential Development Construction Community Risk Assessment

Impact EN-1: 

 (Less than Significant Impact) 



 Renewable Energy:
 Electric Building: 

 Electric Vehicle Charging:
 Resource Efficient Landscaping:

(Less than Significant Impact)

Impact EN-2: 
 (Less than Significant Impact) 

(Less than Significant Impact)



GEOLOGY AND SOILS

4.7.1  Environmental Setting 

Regulatory Framework 

State 



Local  

Policy Description 

Natural disasters.

New development.

Alquist-priolo zones.

Existing Conditions

On-site Geology  

El Camino Real Precise Plan, Initial Study. 
918 Rich Avenue San Jose, California. 



Seismic and Seismic-Related Hazards  

Paleontological Resources  

918 Rich Avenue San Jose, California. 

Draft General Plan and Greenhouse Gas Reduction Program, Draft EIR



4.7.2   Impact Discussion 

   
 

 
- 

- 
- 

- 

 

  

  

  

 



 

(Less than 
Significant Impact)

Impact GEO-1: 

 (Less than 
Significant Impact) 



Impact GEO-2:  
(Less than Significant Impact) 

 

 

(Less than Significant Impact)

Impact GEO-3: 

 
(Less than Significant Impact) 



(Less 
than Significant Impact) 

Impact GEO-4: 

(Less than Significant Impact) 

(Less than Significant Impact)  

Impact GEO-5: 

 (No Impact) 

(No Impact)

Impact GEO-6: 
 (Less than Significant Impact) 

 



(Less than 
Significant Impact) 



GREENHOUSE GAS EMISSIONS

4.8.1  Environmental Setting 

Background Information  

Regulatory Framework 

State 



Regional and Local 



 

 

 

o 
o 
o 

 

Plan Bay Area 2050



Policy  Description  

Citywide water conservation.

Landscape efficiency.

Land use and transportation. 
  



Existing Conditions

4.8.2  Impact Discussion

Construction 

(Less than Significant Impact 
with Mitigation Incorporated) 

Operation 

Impact GHG-1:
(Less than Significant 

Impact with Mitigation Incorporated)



 

(Less than Significant Impact) 

Impact GHG-2: 
 (Less than 

Significant Impact with Mitigation Incorporated) 

Plan Bay Area 

(Less than Significant Impact)

2017 Clean Air Plan  

(Less than Significant Impact with 
Mitigation Incorporated) 



General Plan 

(Less than Significant Impact)

Greenhouse Gas Reduction Program 

(Less than Significant Impact)



HAZARDS AND HAZARDOUS MATERIALS

4.9.1  Environmental Setting 

Regulatory Framework 

Federal and State 



 

 

 

 

 





Regional and Local 

San Francisco Bay Region Municipal Regional Stormwater 
NPDES Permit.

Moffett Federal Airfield Comprehensive Land Use Plan.



Policy  Description  

Protection from hazardous materials.

Development review.

Oversight agencies.

Contamination prevention.

Contamination clean-up.



Existing Conditions

On-Site Contaminants 

C

Off-Site Contaminants 



Other Hazards  

4.9.2   Impact Discussion 

 

 

 

 

 

Santa Clara County – Very High Fire Hazard Severity Zones 
in LRA. Santa Clara County – Fire Hazard 
Severity Zones in SRA.



 

 

(Less than Significant Impact)  

Impact HAZ-2: 

 (Less than 
Significant Impact) 

Construction  

(Less 
than Significant Impact)

Operation  

(Less than Significant Impact) 

Impact HAZ-1: 

 (Less than Significant Impact) 



Impact HAZ-3: 

 (Less than Significant Impact) 

(Less 
than Significant Impact) 

Impact HAZ-4: 

(No Impact) 

(No Impact) 

Impact HAZ-5: 

 (Less than Significant Impact) 

(Less than 
Significant Impact) 

Impact HAZ-6: 
 (Less than 

Significant Impact) 

 (Less than Significant Impact) 



Impact HAZ-7: 
 (No 

Impact) 

(No Impact) 

Santa Clara County – Very High Fire Hazard Severity Zones 
in LRA. Santa Clara County – Fire Hazard 
Severity Zones in SRA.



HYDROLOGY AND WATER QUALITY 

4.10.1  Environmental Setting 

Regulatory Framework 

Federal and State 

Regional  



Municipal Regional Stormwater NPDES 
Permit, Order No. R2-2022-0018, NPDES Permit No. CAS612008

Municipal Regional Stormwater Permit, Provision C.12.



Local 

Policy  Description  

National Pollutant Discharge Elimination System Permit

Runoff pollution prevention.

2021 Groundwater Management Plan, Santa Clara and Llagas Subbasins. November



Policy Description 

Site-specific stormwater treatment.

Stormwater quality

Sustainable design.

Existing Conditions

Stormwater Drainage  

Water Quality  

Groundwater 

918 Rich Avenue San Jose, California. 



Flooding  

Seiches and Tsunamis 

4.10.2   Impact Discussion 

 

 

 

-     

-     



-     

-     
 

 

During Construction 

 

(Less than Significant Impact)

Impact HYD-1: 

 (Less than Significant Impact) 



Post-Construction 

 

 

 



 

 

 

 

 

 

 

 

 

 



(Less than Significant Impact)

Impact HYD-2: 

 (Less than Significant 
Impact) 

(Less than 
Significant Impact) 

Impact HYD-3: 

 (Less 
than Significant Impact) 

(Less than Significant Impact) 
 

Impact HYD-4: 
 (Less than Significant Impact) 

(Less than Significant 
Impact) 



Impact HYD-5: 
 (Less than 

Significant Impact) 

(Less than Significant Impact)



LAND USE AND PLANNING

4.11.1  Environmental Setting 

Regulatory Framework 

Local 

Policy Description

Land use and transportation. 

Land use conflict.

Preserved land use districts.

Sustainable development focus.

Wildlife friendly development.

Existing Conditions



4.11.2   Impact Discussion 

     

  

Impact LU-1:  (Less than 
Significant Impact) 

(Less than Significant Impact) 

Impact LU-2: 

 (Less than Significant Impact) 

(Less than 
Significant Impact) 



MINERAL RESOURCES

4.12.1  Environmental Setting 

Regulatory Framework 

State 

Existing Conditions

4.12.2  Impact Discussion

Mineral Resources Online Spatial Data: Interactive maps and downloadable data 
for regional and global Geology, Geochemistry, Geophysics, and Mineral Resources. . 



Impact MIN-1: 
 (No 

Impact) 

 (No Impact)

Impact MIN-2: 

 (No Impact) 

(No Impact)



NOISE

4.13.1  Environmental Setting 

Background Information 

Noise

Vibration 

Regulatory Framework 

Federal and State 



Table 4.13-1: Groundborne Vibration Impact Criteria 

Land Use Category 

Groundborne Vibration Impact Levels 
(VdB inch/sec)1

Frequent 
Event 

Occasional 
Events 

Infrequent 
Events 

Category 1: 

Category 2: 

Category 3: 

Transit Noise and Vibration Assessment Manual. 

Regional and Local 

Moffett Federal Airfield Comprehensive Land Use Plan.



Table 4.13-2: General Plan Outdoor Noise Acceptability Guidelines 



Policy Description 

Land Use Compatibility. 

Noise-sensitive land uses. 

 

 

 

 

 

Exceeding acceptable noise thresholds. 

Site planning.

Major roadways.

Sensitive uses.

Stationary sources.



Existing Conditions

4.13.2  Impact Discussion

Mountain View 2030 General Plan and Greenhouse Gas Reduction Program Final 
Environmental Impact Report.



    

Impact NOI-1: 

 (Less than Significant Impact) 

Construction Noise 

 

 

 



 

(Less than Significant Impact) 
 

Operational Noise 

(Less than Significant Impact)

ITE Trip Generation Manual, 11th Edition



 

(Less than Significant Impact)  

Impact NOI-2: 
 (Less than Significant Impact with Mitigation 

Incorporated) 

 

Table 4.13-3: Vibration Source Levels for Construction Equipment 

Equipment PPV at 10 feet  



Table 4.13-3: Vibration Source Levels for Construction Equipment 

Equipment PPV at 10 feet  

Mitigation Measure: 
 
MM NOI-2.1:  

 

 

 

 
 

 

(Less than Significant Impact with Mitigation 
Incorporated) 

Impact NOI-3: 

 (Less 
than Significant Impact) 

(Less than Significant Impact)



4.13.3   Non-CEQA Effects 

California Building Industry Association v. Bay Area Air Quality Management District, 
 (BIA v. BAAQMD)

Future Exterior Noise Environment 

 
Future Interior Noise Environment 

 



POPULATION AND HOUSING

4.14.1  Environmental Setting 

Regulatory Framework 

State 

 
 

               
 

                 
 

              
  

 

Regional and Local 

 
 
 

   
  

 
 

   
 
 

            
and Housing Elements” Accessed June 9, 2022. https://www.hcd.ca.gov/planning-and-community-development/
regional-housing-needs-allocation

          Plan Bay Area 2050  
21, 2021. Page 20.

https://www.hcd.ca.gov/planning-and-community-development/regional-housing-needs-allocation


Existing Conditions

4.14.2  Impact Discussion

Impact POP-1: 

(Less than Significant Impact) 

(Less than Significant 
Impact) 

  
 

 City of Mountain View Housing Element Update
 

                

  



Impact POP-2: 
 (No 

Impact) 

(No Impact) 



PUBLIC SERVICES 

4.15.1  Environmental Setting 

Regulatory Framework 

State 

Local 

Policy Description

Adequate staffing.

Design for safety.

Library Service. 



Existing Conditions

Fire Protection Services

 
  

 

 
 
 
 

Police Protection Services

 
 

             

 
 

              
 

Schools 

  
            

 

      https://www.mountainview.gov/our-city/

departments/fire/about-us/annual-report?locale=en

https://www.mountainview.gov/our-city/departments/fire/about-us/annual-report?locale=en


Table 4.15-1: School Enrollment and Capacity 

School Enrollment Capacity

Parks and Open Space 

Libraries 

City of Mountain View 2014 Parks and Open Space Plan 2014. 2014.



4.15.2  Impact Discussion 

Impact PS-1: 

 (Less than Significant Impact) 

(Less than Significant 
Impact)

Draft General Plan and Greenhouse Gas Reduction Program, Draft EIR



Impact PS-2: 

 (Less than Significant Impact) 

(Less than Significant Impact)

Impact PS-3: 

 
(Less than Significant Impact) 

(Less than Significant Impact)

Impact PS-4: 

 (Less 
than Significant Impact) 



(Less than Significant Impact)

Impact PS-5: 

 (Less than Significant Impact) 

(Less than Significant Impact) 



RECREATION

4.16.1  Environmental Setting 

Regulatory Framework 

State 

Local  

Existing Conditions



4.16.2  Impact Discussion 

Impact REC-1: 

 (Less than Significant Impact) 

(Less than Significant Impact)



Impact REC-2: 

 (Less than Significant Impact) 

(Less than 
Significant Impact)



TRANSPORTATION

4.17.1  Environmental Setting 

Regulatory Framework 

State 

Regional and Local 



Policy Description

Land use and transportation.

Pedestrian and bicycle amenities.

Transportation Demand Management strategies. 

Multi-modal transportation monitoring

Existing Conditions



Vehicle Access 

Transit Facilities 

Pedestrian Facilities 

Bicycle Facilities 

4.17.2  Impact Discussion 



Impact TRN-1: 

 (Less than Significant Impact) 

Roadway Network 

(Less than Significant Impact) 

Transit Facilities 

(Less than Significant Impact)  

Bicycle Facilities 

(Less than Significant Impact)  

Pedestrian Facilities 

(Less than Significant Impact)

ITE Trip Generation 
Manual, 11th Edition



Impact TRN-2: 
 (Less than Significant Impact) 

(Less than Significant Impact)

Impact TRN-3: 

(Less than Significant Impact) 

(Less than Significant Impact)

Impact TRN-4:  (Less than 
Significant Impact) 

(Less than Significant Impact)  



Source: Hexagon Transportation Consultants, Inc., November 18, 2020.

Project Site Location

Caltrain Stops
VTA

VMT Measures Relative to Average
Less than 25% below mean
Less than 15% below mean
Between 15% below mean to mean
Between mean and 5% above mean
5% above mean to 15% above mean
More than 15% above mean
More than 25% above mean

VTA Model, Variation from Regional Averate VMT per Capita (2020)

RESIDENTIAL VMT HEAT MAP FIGURE 4.17-1



TRIBAL CULTURAL RESOURCES

4.18.1  Environmental Setting 

Regulatory Framework 

State 

o

o

o

Existing Conditions



4.18.2  Impact Discussion 

Impact TCR-1: 

 (Less than Significant 
Impact) 

(Less than Significant Impact)



Impact TCR-2: 

 (Less than 
Significant Impact) 

(Less than Significant Impact)



UTILITIES AND SERVICE SYSTEMS

4.19.1  Environmental Setting 

Regulatory Framework 

State



Local 

Policy Description 

Utilities for new development  

Existing capital facilities. 

Citywide wastewater. 
 

Runoff pollution prevention. 

Stormwater quality. 

Waste diversion and reduction.

             

https://www.mountainview.gov/our-city/departments/public-works/recycling-zero-waste/food-scraps-composting?locale=en

https://www.mountainview.gov/our-city/departments/public-works/recycling-zero-waste/food-scraps-composting?locale=en


Existing Conditions

Water Supply 

Wastewater Services 

Stormwater Drainage 

Solid Waste 

2020 Urban Water Management Plan



Telecommunications Systems 

4.19.2   Impact Discussion 

 

 

 

 

 

Impact UTL-1: 

 (Less than 
Significant Impact) 



(Less than Significant Impact) 

Impact UTL-2: 

 (Less than Significant Impact) 

918 Rich Avenue – Utility Impact 

2020 Urban Water Management Plan



(Less than Significant Impact)

Impact UTL-3: 

 (Less than Significant Impact) 

(Less than 
Significant Impact)

Impact UTL-4: 

 (Less than Significant Impact) 

(Less than 
Significant Impact)

Impact UTL-5: 
 (Less than Significant 

Impact) 

918 Rich Avenue – Utility Impact 

California Emissions Estimator Model User Guide Version 2022.1, Appendix G Default Data Tables



(Less than Significant Impact)



WILDFIRE

4.20.1  Environmental Setting 

Existing Conditions

4.20.2  Impact Discussion

(No Impact)



MANDATORY FINDINGS OF SIGNIFICANCE

Impact MFS-1: 

(Less than 
Significant Impact)

(Less than Significant Impact)



Impact MFS-2: 
 (Less than Significant Impact with Mitigation 

Incorporated) 

 

(Less than 
Significant Cumulative Impact) 



Impact MFS-3: 
 (Less than 

Significant Impact with Mitigation Incorporated) 

(Less than Significant Impact with Mitigation Incorporated)
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Memorandum

DATE: August 28, 2023

TO: Aki Snelling, City of Mountain View

FROM: Tyler Rogers, Project Manger
Kristy Weis, Principal Project Manager

SUBJECT: Draft Initial Study/Mitigated Negative Declaration for the Rich Avenue 
Condominiums Project – Responses to Comments Received

The purpose of this memorandum is to provide responses to comments received on the Draft Initial 
Study/Mitigated Negative Declaration (IS/MND) following its publication on May 24, 2023. The 20-
day public review period for the Draft IS/MND concluded on June 13, 2023. Three comment letters 
were received by the City during the public review period for the IS/MND. Responses to the comments 
are provided below. A copy of the comment letters is provided in Attachment A of this memorandum.
Subsequent to the publication of the Draft IS/MND, the applicant revised the project to remove the 
mechanical parking lifts in the proposed parking garage. The text revisions below address this change.

As exemplified below, the comments received, responses to comments, and text revisions do not 
constitute substantial revisions pursuant to CEQA Guidelines Section 15073.5, therefore, no 
recirculation of the IS/MND is required prior to adoption. No revisions to the Draft IS/MND are 
required.

RESPONSE TO COMMENTS

A. Anil Pannikkat (May 26 and June 2, 2023)

Comment A.1: Comment 1: Thank you. Could you explain why no traffic study was required. In
every community meeting which was held. there was a major concern from attendees about the impact 
on Rich Avenue traffic which has already high traffic during morning and evening hours and no 
parking at night.

Response A.1: The City of Mountain View Public Works Department determined that 
based on the trip estimates, project location, and other factors, the project did not meet 
the criteria to require a Multi‐modal Transportation Analysis (MTA) or Vehicle Miles 
Traveled (VMT) Analysis.
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Comment A.2: The document you pointed me said this below. Where did these numbers come from? 
12 trips in the AM & PM peak hour seems very low.

The project proposes 32 residential units, which would result in approximately 145 new daily trips 
with 12 trips in the AM peak hour and 12 trips in the PM peak hour.90 Consistent with General Plan 
Policy LUD 17.2, the project includes Transportation Demand Management strategies such as on-site 
bicycle parking that promotes an alternative to single-occupancy vehicle trips. The addition of project’s 
incremental trips would not affect traffic operations on the surrounding roadways and would not be 
significantly noticeable on pedestrian, bicycle, and transit facilities. Thus, the proposed project would 
not conflict with any roadway plans, ordinances, or policies. (Less than Significant Impact)

Response A.2: The footnote quoted above from page 124 of the Initial Study is a 
citation from the Institute of Transportation Engineers (ITE) Trip Generation Manual, 
11th Edition, published in 2021. The ITE manual is the industry standard for estimating 
trips of proposed developments. Based on the rates in the ITE manual, 32 residential 
units would generate approximately 145 daily trips and 12 trips in the AM and PM 
peak hours (32 units x 4.54 daily trips/unit = 145 daily trips, 32 units x 0.37 AM peak 
hour trips/unit = 12 trips in the AM peak hour, 32 units x 0.39 PM peak hour trips/unit
= 12 trips in the PM peak hour).

Comment A.3: The fact that a traffic planning study was not required was not communicated during 
the community meetings we had. In fact during the 1st meeting we had almost a year ago, we were 
sent a traffic plan done during the pandemic. And during the other meetings we were told that we 
would be sent a traffic study. May I ask why that happened?

Also as to the link below could you explain what I am supposed to look at? There are multiple links 
on the page. I am not the expert on this and I would ask you as the expert to summarize the document.
I see this on the page which seems to indicate that a local study is required. It refers to VMT analysis 
as opposed to your ITE statement below.

Mountain View VMT and MTA

On June 30, 2020, the Council endorsed a Vehicle‐Miles‐Traveled (VMT) analysis methodology for 
development projects that require transportation analysis citywide, in combination with requirements 
for a local‐level analysis of multi‐modal transportation impacts (including bicycle, pedestrian, and 
vehicle movements) referred to as a Multimodal Transportation Analysis (MTA). For more 
information, see Council Staff Report and Materials. 

Response A.3: Please refer to Response A.1 above regarding the need for an MTA and 
VMT analysis.

Comment A.4: The Draft study. 918 Rich Ave Final Initial.pdf
My opposition would be 1) that the study does not take into account the amount of traffic on Rich 
Avenue due to the additional 71 cars which could be possible due to the 71 parking spaces. This is 
considerably more than the 14 trips assumed below at peak hours.
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Response A.4: As discussed in Response A.2, the Initial Study discloses that the 
project would result in 145 daily new trips. The 12 trips during the AM and PM peak 
hours are for a short specific time frame and represent peak vehicle movement during 
the day. The trip rates in the ITE manual are based on observed results compiled by 
ITE; therefore, the rates are representative of typical multifamily housing. In addition, 
pursuant to CEQA and Senate Bill 743 (which is described on page 121 of the Initial 
Study), traffic congestion (e.g., level of service) is not considered an environmental 
impact; therefore, discussion of the amount of traffic on Rich Avenue is not included 
nor is it required per CEQA.

Comment A.5: 2) Noise levels.
The document Sec 4.13.2 says that ambient noise levels would not exceed standards. We would be 
living next door to the property (which has an open terrace where parties would be held). Could you 
point me to the study which shows that the noise levels would be less than standard during normal 
hours and when parties are held on the open terrace.

Response A.5: The Initial Study evaluates operational noise from the proposed 
project’s traffic generation and mechanical equipment. Temporary and infrequent noise 
generated during operation (such as people occupying the proposed entry plaza or 
2,300 square foot rooftop deck) are not analyzed in the Initial Study as the analysis 
would be speculative. The proposed project is subject to the same City noise standards 
as the surrounding residential uses, including limiting noise generating activities to 
certain hours and decibels (see standard condition of approval on page 106 of the Initial 
Study). Any noise violations are enforced through the Mountain View Police 
Department and City Attorney’s Office.

B. Keyi Liu & Xiulan Zhou (June 4, 2023)

Comment B.1: My name is Keyi Liu and my name is Xiulan Zhou and we are living at 920 Rich Ave, 
Mountain View, CA 94040. As requested in the last meeting, we want a buffer zone between our fence 
and the 918 pedestrian path.

Thank you for your consideration!

Response B.1: Since circulation of the IS/MND, the site plan has been revised and the 
proposed pedestrian path has been relocated from the south side of the project driveway 
to the north side of the project driveway (see updated site plan figure in the Text 
Revisions to the Draft IS/MND section below). As such, the pedestrian path is no 
longer adjacent to the commenter’s residence. This modification to the site plan would 
not change the analysis or conclusions in the Initial Study.
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C. Deborah Lundgren (June 7, 2023)

Comment C.1: The construction of a 5-story building on this small lot would impose a huge negative 
impact on our community. I understand the need for more housing and state mandates for housing but 
it’s important to use reason.

This neighborhood is a mostly long-standing, single- family neighborhood with one and 2-story 
buildings. To construct a 5-story building is such an invasion of privacy and esthetics of this 
neighborhood.

Yes the building is nice looking. Yes those maple trees in fall will be beautiful. Realize they are 
desiduous trees that lose all their leaves for 5 or 6 months. There is nothing to block the view of that 
building for half of the year! Plus, they won’t even reach the height of the building when they are fully 
grown! It will be fine for the residents of that building but the owner and the city are not considering 
the negative impact on us long-time residents: loss of privacy; obstructed views; lights illuminating 
the night sky all night, every night. 

Attached is an image of the view out of my upstairs window where the bedrooms are. You can imagine 
how drastically it will change the view and character of our neighborhood.

Please, please allow the construction of a 4-story building only. This will still be an invasion for us but 
at least it won’t be so overwhelming.

Refer to Attachment A to see the photo included as part of this comment.

Response C.1: Residential uses adjacent to existing residential land uses is 
compatible. The aesthetic impacts of the project are analyzed pursuant to CEQA in 
Section 4.1 on pages 15 through 22 of the Initial Study. Under CEQA, as stated on 
page 20 of the Initial Study, an aesthetic impact occurs if a project would result in a 
substantial adverse effect on a scenic vista, substantially damage scenic resources
within a state scenic highway, conflict with applicable regulations governing scenic 
quality, and/or create a new source of substantial light or glare which would adversely 
affect views in the area. As explained in the Initial Study, There are no designated 
scenic vistas or scenic highways in the area; thus, the project would not obstruct a 
protected view under CEQA. The proposed project would also be built to City 
standards regarding setbacks and height, except for those waivers granted to the project 
per the State Density Bonus Law (see Table 2.7-1 on page 7 of the Initial Study).
Nighttime security lighting for the project would be directed downward and not 
spillover to adjacent properties, consistent with City standards. In addition, nighttime 
lighting on the project site would be similar in lighting levels to the surrounding 
apartment complexes and would not create a significant new source of light or glare 
(see discussion under Impact AES-4 on page 22 of the Initial Study).

Additionally, the project site is located within the R3-1 zoning district, which allows 
for a maximum height of 45 feet, and is generally surrounded by properties in the same 
zoning district. However, these surrounding properties are developed with different 
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uses including two-story, small lot single family homes and two-story apartment 
buildings along Rich Avenue and Rich Place, and a one-story shopping center and 
church to the west. However, a four-story senior care building on El Monte Avenue 
directly to the west of the project site was approved and is anticipated to be constructed 
prior to the subject building. 

As a result of the State Density Bonus request, the project is proposing a waiver of the 
height restriction to allow for a five-story, 58.5 feet high building. This would be a 
permitted request through the State Density Bonus Law. The applicant has explained 
that they have reduced the massing impacts by insetting the upper floors, provided for 
warmer color tones, and have added landscaping around the building.
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TEXT REVISIONS TO THE DRAFT IS/MND

New text is shown as underlined and deletions are shown with a line through the text.

Page 8 REVISE the text in the second paragraph under Site Access and Parking as follows:

Vehicle parking for the project would be provided in an underground parking garage below the 
proposed building and at-grade. A total of 7150 vehicle parking spaces would be provided on-site, 
including 6645 (4224 tandem spaces and 21 single stalls, 22 lift parking spaces, and two accessible 
spaces) parking spaces in the underground parking garage and five (including one accessible space) 
surface parking spaces. A total of 32 long-term bicycle parking spaces would be provided in secure 
bike lockers in the underground parking garage and four short-term bicycle parking spaces would be 
provided via a bike rack in the entry plaza.

Page 9 REPLACE Figure 3.4-1 with the following figure:
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ATTACHMENT A: COMMENT LETTERS 
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CAUTION: EXTERNAL EMAIL - Ensure you trust this email before clicking on any links or attachments.

From: Anil Pannikkat >
Sent: Friday, June 2, 2023 2:47 PM
To: Snelling, Aki <Aki.Snelling@mountainview.gov>

Subject: Re: 918 Rich Ave meeting March 20th, 6-7 pm

Hi Aki
Thank you for the info.

The fact hat a traffic planning study was not required was not communicated during the community meetings 
we had..
In fact during the 1st meeting we had almost a year ago, we were sent a traffic plan done during the pandemic.. 
And during the other meetings we were told that we would be sent a traffic study.
May I ask why that happened. ?

Also as to the link below could you explain what I am supposed to look at?
There are multiple links on the page. I am not the expert on this and I would ask you as the expert to summarize the 
document.
I see this on the page which seems to indicate that a local study is required. It refers to VMT analysis as opposed to your 
ITE statement below.

Mountain View VMT and MTA
On June 30, 2020, the Council endorsed a Vehicle-Miles-Traveled (VMT) analysis methodology for development projects 
that require transportation analysis citywide, in combination with requirements for a local-level analysis of multi-modal
transportation impacts (including bicycle, pedestrian, and vehicle movements) referred to as a Multimodal 
Transportation Analysis (MTA). For more information, see Council Staff Report and Materials.

The Draft study. 918 Rich Ave Final Initial.pdf 
My opposition would be

1) that the study foes not take into account the amount of traffic on Rich Avenue due to the additional 71 cars which
could be possible due to the 71 parking spaces.This is considerably more than the 14 trips assumed below at peak
hours.

2) Noise levels..
The document Sec 4.13.2 says that ambient noise levels would not exceed standards..
We would be living next door to the property (which has an open terrace where parties would be held).
Could you point me to the study which shows that the
noise levels would be less than standard during normal hours and
when parties are held on the open terrace.

Regards 

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

Anil

From: Anil Pannikkat <anil_pannikkat@yahoo.com>
Sent: Friday, May 26, 2023 2:39 PM
To: Snelling, Aki <Aki.Snelling@mountainview.gov>

Subject: Re: 918 Rich Ave meeting March 20th, 6-7 pm

Hi Aki
Thank you . Could you explain why no traffic study was required..

In every community meeting which was held.. there was a major concern from attendees about the 
impact on Rich Avenue traffic which has already high traffic during morning and evening hours and no 
parking at night..

The document you pointed me said this below.
Where did these numbers come from? 12 trips in the AM & PM peak hour seems very low.
The project proposes 32 residential units, which would result in approximately 145 new daily 
trips with 12 trips in the AM peak hour and 12 trips in the PM peak hour.90 Consistent with 
General Plan Policy LUD 17.2, the project includes Transportation Demand Management 
strategies such as on-site bicycle parking that promotes an alternative to single-occupancy 
vehicle trips. The addition of project’s incremental trips would not affect traffic operations on the
surrounding roadways and would not be significantly noticeable on pedestrian, bicycle, and 
transit facilities. Thus, the proposed project would not conflict with any roadway plans, 
ordinances, or policies. (Less than Significant Impact)

Regards 
Anil

Cc:



From: keyi liu
To: Snelling, Aki
Subject: Comment on 918 Rich Ave Condominiums
Date: Sunday, June 4, 2023 11:21:54 AM

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

Dear Aki Snelling,

My name is Keyi Liu and my wife name is Xiulan Zhou and we are living at 920
Rich Ave, Mountain View, CA 94040. As requested in the last meeting, we want
a buffer zone between our fence and the 918 pedestrian path. 

Thanks for your consideration!

Keyi Liu and Xiulan Zhou
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From: Deborah Lundgren >
Sent: Wednesday, June 7, 2023 9:17 PM
To: Snelling, Aki <Aki.Snelling@mountainview.gov>
Subject: 918 Rich Avenue Condominiums

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

Dear Aki:
The construction of a 5 story building on this small lot would impose a huge negative impact on our community. I
understand the need for more housing and state mandates for housing but it’s important to use reason.

This neighborhood is a mostly long standing, single family neighborhood with one and 2 story buildings. To construct a
5 story building is such an invasion of privacy and esthetics of this neighborhood.

Yes the building is nice looking. Yes those maple trees in fall will be beautiful. Realize they are desiduous trees that lose
all their leaves for 5 or 6 months. There is nothing to block the view of that building for half of the year! Plus, they won’t
even reach the height of the building when they are fully grown! It will be fine for the residents of that building but the
owner and the city are not considering the negative impact on us long time residents: loss of privacy; obstructed views;
lights illuminating the night sky all night, every night.

Attached is an image of the view out of my upstairs window where the bedrooms are. You can imagine how drastically it
will change the view and character of our neighborhood

Please, please allow the construction of a 4 story building only. This will still be an invasion for us but at least it won’t be
so overwhelming.

Thank you,
Deborah Lundgren
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MITIGATION MONITORING & REPORTING PROGRAM
918 Rich Avenue Condominiums Project

918 Rich Avenue Condominiums Project Mitigation Monitoring and Reporting Program
City of Mountain View Page 1 of 3 May 2023

Environmental Impacts Mitigation Measures Responsibility for 
Compliance

Method of Compliance and 
Oversight of Implementation

Timing of 
Compliance

Project-Specific Mitigation Measures

Air Quality Impacts

Impact AIR-1: The project 
would not conflict with or 
obstruct implementation of the 
applicable air quality plan with 
implementation of mitigation.
(Less than Significant Impact 
with Mitigation 
Incorporated)

Impact AIR-3: The project 
would not expose sensitive 
receptors to substantial 
pollutant concentrations with 
implementation of mitigation.
(Less than Significant Impact 
with Mitigation 
Incorporated)

Impact GHG-1: The project 
would not generate GHG 
emissions, either directly or 
indirectly, that may have a 
significant impact on the 
environment with mitigation.

MM AIR-1.1: The project shall develop a plan 
demonstrating that the off-road equipment used onsite 
to construct the project would achieve a fleet-wide 
average 60-percent reduction in DPM exhaust 
emissions or greater. One feasible plan to achieve this 
reduction would include the following:

1. All construction equipment larger than 25
horsepower used at the site for more than two
continuous days or 20 hours total shall meet
U.S. EPA Tier 4 emission standards for PM
(PM10 and PM2.5), if feasible, otherwise,

a. If use of Tier 4 equipment is not
available, alternatively use equipment
that meets U.S. EPA emission
standards for Tier 3 engines and
include particulate matter emissions
control equivalent to CARB
verifiable diesel emission control
devices that altogether achieve a 60
percent reduction in particulate
matter exhaust in comparison to
uncontrolled equipment; alternatively
(or in combination).

b. Provide line power (electrical or non-
diesel) to the site during the early
phases of construction to minimize

Project applicant The mitigation measure shall 
be printed on all construction 
documents, contracts, and 
project plans.

Oversight of implementation 
by City of Mountain View 
Community Development 
Director (or their Designees).

Prior to issuance 
of grading and 
demolition permits



918 Rich Avenue Condominiums Project Mitigation Monitoring and Reporting Program
City of Mountain View Page 2 of 3 May 2023

Environmental Impacts Mitigation Measures Responsibility for 
Compliance

Method of Compliance and 
Oversight of Implementation

Timing of 
Compliance

(Less than Significant Impact 
with Mitigation 
Incorporated)

Impact GHG-2: The project 
would not conflict with an 
applicable plan, policy, or 
regulation adopted for the 
purpose of reducing the 
emissions of GHGs with 
mitigation. (Less than 
Significant Impact with 
Mitigation Incorporated)

the use of diesel-powered stationary 
equipment. 

2) Alternatively, the applicant may develop
another construction operations plan
demonstrating that the construction
equipment used on-site would achieve a
reduction in construction diesel particulate
matter emissions by 60 percent or greater.
Such construction operations plan would be
subject to review by an air quality expert and
approved by the City prior to construction.

Noise Impacts

Impact NOI-2: The project 
would not result in generation 
of excessive groundborne 
vibration or groundborne noise 
levels with implementation of
mitigation. (Less than 
Significant Impact with 
Mitigation Incorporated)

MM NOI-2.1: The project shall implement the 
following measures to minimize vibration impacts 
from construction activities:

a. Avoid the use of vibratory rollers and other
heavy construction equipment within 20 feet
of existing structures.

b. Place operating equipment on the
construction site as far as possible from
vibration sensitive receptors.

c. Use smaller equipment within 20 feet of the
perimeter property lines adjoining off site
structures to minimize vibration levels below
the limits.

d. Avoid dropping heavy objects or materials
near vibration sensitive locations.

e. A list of all heavy construction equipment to
be used for this project known to produce
high vibration levels (tracked vehicles,
vibratory compaction, jackhammers, hoe

Project applicant /
Project contractor

The mitigation measure shall 
be printed on all construction 
documents, contracts, and 
project plans.

Oversight of implementation 
by City of Mountain View 
Community Development 
Director (or their Designees).

Prior to issuance 
of demolition and 
grading permits
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Environmental Impacts Mitigation Measures Responsibility for 
Compliance

Method of Compliance and 
Oversight of Implementation

Timing of 
Compliance

rams, etc.) shall be submitted to the City by 
the contractor. This list shall be used to 
identify equipment and activities that would 
potentially generate substantial vibration and 
to define the level of effort required for 
continuous vibration monitoring.

f. Designate a person responsible for registering
and investigating claims of excessive
vibration. The contact information of such
person shall be clearly posted on the
construction site.




