
RESoLUTToN No. B0S - LoLo.3s

RESOLUTION OF THE BOARD OF SUPERVISORS CERTIFYING AN
ENVIRONMENTAL IMPACT REPORT; ADOPTING A MITIGATION MONITORING
OR REPORTING PROGRAM; GRANTING A USE PERMIT, CEMETERY PERMIT,

ARCHITECTURE AND SITE APPROVAL, DESIGN REVIEW, BUILDING SITE
APPROVAL, AND GRADING APPROVAL; AND DENYING APPEALS FOR THE
coRDoBA CENTER PROJECT AT 14045 MONTEREY ROAD, SAN MARTIN,

UNINCORPORATED SANTA CLARA COUNTY

(County File No. PLN16-2145)

WHEREAS, in 2016, the South Valley Islamic Center ("Applicant") filed an application
with the County of Santa Clara ("County") for a Use Permit, Architecture and Site Approval
(ASA), Design Review (DR), Building Site Approval, Grading Approval, and a Cemetery Permit
to establish a Religious Institution and a Cemetery on an approximately 15.8-acre site at 14045
Monterey Road, San Martin within the unincorporated area of Santa Clara County (the
"Project");

WHEREAS, the Project proposes the following site improvements: an approximately
9,000 square foot (s.f.) hall for religious worship with a height not to exceed 35 feet; 14,500 s.f.
multi-usebuilding; 15,000 s.f. communityplaza;2,500 s.f. maintenancebuilding;3,380 s.f.
caretaker's residence; 3.55 acre cemetery for a maximum of I,996 graves; 0.40-acre youth camp
consisting of two 290 s.f. bathhouses and 14 wooden tent platforms; and, 0.6-acre orchard;

WHEREAS, the Project property has a General Plan designation of Rural Residential, is
located within the San Martin Planning Area and the San Martin Industrial Use Permit Area, and
is zoned Rural Residential with a S-acre minimum lot size overlay and Design Review overlay
(RR-5ac-dl) with the eastem half of the site including an overlay zone for being located within
the San Martin Use Permit Area (-sm);

WHEREAS, on December 12,2016, the County prepared and distributed a Notice of
Preparation to solicit input from public agencies and the general public on a draft environmental
impact report for the Project and a Draft Environmental Impact Report (DEIR) was prepared for
the Project pursuant to the Califomia Environmental Quality Act (CEQA), and circulated for a
60-day public review and comment period starting on May 30, 2018 and ending July 30, 2018;

WHEREAS, the Final Environmental Impact Report (FEIR) for the Project was published
on April 23,2019, and together with the DEIR, constitutes the Environmental Impact Report
(EIR) for the Project;

WHBREAS, at its May 23,2019 regular meeting, the Planning Commission held a duly-
noticed public hearing regarding the Project during which it considered the EIR, all public
testimony and written commentary, and all other oral and documentary evidence, all persons
wishing to testifii were heard and the matter was fully considered;
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WHEREAS, at its regular meeting on May 23,2019 the Planning Commission voted
unanimously to certify the EIR and to continue the hearing on the Project to August 22,2019, for
staff to provide recommendations on a reduced sized project;

WIIEREAS, at a special meeting on August 22,2019, the Planning Commission held a
duly-noticed public hearing and continued to hear testimony and deliberated on the Project, and
voted 5-2 to approve the Use Permit, ASA, DR, Building Site Approval, and Grading Approval
and voted 7-0 to forward a favorable recommendation to the Board on the Cemetery Permit;

WIIEREAS, on September 4,2019, the People's Coalition for Government
Accountability (PCGA) filed an appeal with the Department of Planning and Development
("Department") of the Planning Commission's August 22,2019 action to approve the Use
Permit, ASA, DR, Building Site Approval, and Grading Approval;

WHBREAS, on September 9, 2019, the San Martin Neighborhood Alliance (SMNA) filed
an appeal with the Department of the Planning Commission's August 22,2019 action to approve
the Use Permit, ASA, DR, Building Site Approval, and Grading Approval;

WHEREAS, at its December 17,2019 regular meeting, the Board of Supervisors
("Board") held a duly-noticed public hearing regarding the PCGA and SMNA appeals during
which it considered the Project EIR, the Project, all public testimony and written commentary,
and all other oral and documentary evidence, and all persons wishing to testi$ were heard and
the matter was fully considered;

WHEREAS, after considering all of the oral and documentary evidence relating to the
PCGA appeal and SMNA appeal, the Board declared its intent to deny the PCGA appeal and
SMNA appeal, certifu the EIR, adopt the Mitigation and Monitoring and Reporting Program
("MMRP"), and grant the Use Permit, ASA, DR, Building Site Approval, Grading Approval, and
Cemetery Permit with modified Use Permit conditions of approval 15.h and 16 to include a ten-
year comprehensive groundwater monitoring report to confirm the modeling for the burials
allowed per year is appropriate and adjust as necessary; and,

WHERBAS, the Use Permit conditions of approval have been modified to reflect the
Board's direction, and these modifications are reflected in the consolidated Conditions of
Approval attached hereto as Exhibit 1.

NOW, THEREFORE, BE IT RESOLVED by the Board of Supervisors of the County
of Santa Clara, State of Califomia, that the Board finds and determines all of the following based
on substantial evidence in thc rccord:
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THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO THE CALIFORNIA ENVIRONMENTAL QUALITY
ACT:

Section 1. Recitals

The Board hereby finds that all of the foregoing recitals are true and correct.

Section 2. Certification of EIR

Thc Board hereby finds, declares, and certifies as follows:

The EIR for the Project consists of the Draft EIR ("DEIR") dated May 30, 2018 and the
Final EIR ("FEIR") dated Api'l23,2019. Both documents are collectively referred to as

the "EIR" in this Resolution. The EIR is incorporated by reference in this Resolution.

The EIR was prepared by County staff and consultants to the County and reflects the

County's independent judgment and analysis regarding all matters stated therein.

The EIR was prepared and completed in compliance with all applicable provisions of
CEQA.

The information contained in the FEIR does not constitute significant new information
requiring recirculation of the Project EIR because it did not change the EIR in a way that
deprived the public of a meaningful opportunity to comment on any substantial adverse
environmental effects of the Project or any feasible ways to mitigate or avoid such
effects. The information in the FEIR merely clarifies and amplifies the impact analyses
and mitigation measures previously discussed in the DEIR.

The EIR has been presented to the Board, and the Board has reviewed and considered the
information contained therein before approving the Project.

In taking action on the Project, the Board reviewed and considered the information
contained in the EIR, the various staff reports and material cited therein, all oral and
written testimony received from members of the public and any other interested parties,
and additional information contained in reports, corespondence, studies, proceedings,
and other matters of record included or referenced in the administrative record of these
proceedings.

G The administrative record upon which the Board's decision is based includes, but is not
limited to, the following:

The EIR;
The reports and other documents cited as reference in the EIR;
All oral, written, and electronic evidence submitted to the County prior to the
close of the County's hearings on the Project;
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All documents constituting the record pursuant to Public Resources Code section
21167.6; and,
All matters of common knowledge to this Board including, but not limited to,
state and federal laws and regulations and County policies, ordinances, guidelines
and regulations.

The administrative record for the Project is located in the Office of the Clerk of the Board
of Supervisors and in the County Department of Planning and Development-Planning Division.
The custodian of documents for the administrative record is: Megan Doyle, Clerk of the Board of
Supervisors, 70 W. Hedding Street, 10th Floor, East Wing, San Jos6, California 95110.

Section 3. CEOA Findines

The Board has read and considered the EIR, has considered each potential environmental
impact of the Project, and has considered each mitigation measure and alternative evaluated in
the EIR. In accordance with the requirements of CEQA and the CEQA Guidelines promulgated
pursuant thereto, the Board hereby makes the following findings based on substantial evidence in
the record:

A. Potentially Significant Environmental Impacts. The EIR analyzes all of the Project's
potentially significant environmental impacts. The Project has the potential to directly and/or
indirectly significantly impact the following environmental resources: aesthetics and visual
resources, cultural resources, biological resources, hydrology and water quality, greenhouse gas

emissions, hazards andhazardous materials, hydrology and water quality, noise, transportation
and oir<;ulation, and greenhouse gas emissions. The Project's potentially significant impacts are
summarized on pages 1-6 through 1-24 of the DEIR, as revised in section 3.0 of the FEIR, and
more thoroughly discussed in sections 4.1 through 4.7 of the DEIR. Based on information in the
EIR and other documents in the record, the Board finds that the Project does not have the
potential to cause any significant environmental impacts other than the impacts identified in the
EIR.

B. Impacts That Cannot be Avoided or Mitisated to Less-Than-Sienificant Levels. The
environmental impact of the Project that cannot be avoided or mitigated to less-than-significant
levels, despite the adoption and implementation of all feasible mitigation measures and
altematives, is Impact 4.7-I related to Project-generated greenhouse gas (GHG) emissions. The
Project would have GHG emissions that would result in a significant impact and a considerable
contribution to cumulative emissions related to global climate change and conflict with State
GHG reduction targets established for 2030 and 2050. Mitigation Measure 4.7-1 would require
implementation of a series of GHG reduction and compensation measures included in a GHG-
reduction plan that would be reviewed and approved by the County prior to issuance of grading
permits. Implementation of the GHG reduction plan would reduce net project-related GHG
emissions. However, because of the current uncertainty over the applicable threshold for a
project of this type due to the transition in regulatory standards, and given uncertainty over
whether GHG reductions through current offset programs are reliable and verifiable, it cannot be
guaranteed that the project would not generate GHG emissions that conflict with Califomia Air
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Resources Board's (CARB) proposed 2017 Scoping Plan Update and the established statewide

GHG reduction targets it is designed to achieve, which serve as thresholds of significance under

CEQA. As a result, it cannot be assumed that even with implementation of Mitigation Measure

4.7-I,the Project's GHG emissions would be reduced to a less-than-significant level.

C. Impacts Avoided or Mitigated to Less-Than-Sisnificant Levels. Except for the

significant and unavoidable GHG emissions impact identified in Section 3.B above, all of the

Project's potentially significant environmental impacts can and will be mitigated to less-than-

significant levels through adoption and implementation of mitigation measures identified in the

HIR and set forth in the Mitigation Monitoring or Repotting Program attached hereto and

adopted pursuant to Scction 4 bclow. The post-mitigation level of each of the Project's

environmental impacts is set forth in Table 1-2 of the DEIR (pages 1-6 through l-24).

D. Alternatives vr,edin EIR. The EIR analyzes a reasonable range of altematives to the

Project sufficient to foster public participation and informed decision-making and to permit a

reasoned choice, and the EIR adequately discusses and evaluates the comparative merits of those

alternatives. Of the four alternatives assessed in the EIR, the environmentally superior

alternative is the No Project Altemative. Section I5126.6(e)(2) of the CEQA Guidelines

provides that, if the environmentally superior alternative is the no project alternative, the EIR

shall also identiS an environmentally superior altemative among the other alternatives. Among

the other alternatives, the Local-Serving Threshold Alternative (Alternative 2) would also be

environmentally superior.

The Project proponent is the South Valley Islamic Center (SVIC), which currently has

approximately 400 members. The purpose of the Project is to provide an Islamic worship and

cultural center for Muslim residents in the southern portion of the Santa Clara Valley, the SVIC's
stated objectives for the Project are as follows:

Provide a financially self-sustaining religious and cultural facility for members of
the Muslim faith who reside in the south Santa Clara County area, including the

cities of Gilroy and Morgan Hill;

Meet the worship and social support needs of local Muslim residents of all ages;

Provide a mosque for worship and related spiritual services, a cemetery for
internment of deceased members of the congregation, a separate community
building for social and educational activities, and necessary support uses

including a caretaker's dwelling and a maintenance building;

Develop adequate space to accommodate religious activities and administrative
functions of the facility while respecting and preserving the natural aesthetic and

heritage of the site;

Provide a buffer planted with trees, including orchard trees, to act as a visual and

noise barrier between Monterey Highway and the mosque, to moderate the visual
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appearance of project development from offsite views, and to enhance the sense
of "sanctuary" at the facility; and,

Provide facilities sized to accommodate attendance projections for the growing
SVIC community through at least 2030.

Each of the altematives addressed in the EIR are further described below as are the
reasons the Board may reject each of the alternatives. For all alternatives, the Board may find
that the alternatives are financially infeasible because no altemative will accommodate the
entirety of the South Santa Clara Valley Muslim community's goals and provide a financially
self-sustaining religious and cultural facility. The Board may also find that if any alternative
constrains the size such that it impedes a religious assembly's ability to adequately congregate,
then the alternative would be legally infeasible.

No Project Alternqtive. CEQA Guidelines Section 15126.6(e) (1) requires that a
"no project alternative be described and analyzed "to allow decision makers to
compare the impacts of approving the project with the impacts of not approving
the project." In this case, there are no other applications submitted that would
result in development of the project site; therefore, the No Project Altemative
assumes that no development would occur on the project site and that it would
remain in an undeveloped state into the foreseeable future. Thus, it would result
in no environmental impacts.

The Board finds that this alternative would preclude the construction of any
facilities serving as an Islamic worship and cultural center for Muslim residents in
the southern portion of the Santa Clara Valley and, therefore, would not meet any
of SVIC's project objectives.

Alternative 2: Local-serving Threshold Alternative. This alternative would
involve development of a religious center proposed at the 75th percentile value in
the County's Local Serving Data document (adopted by the Board of Supervisors
on October 20,2015), which is part of the local-serving use determination set
forth by theZoningOrdinance (Section 2.20.090). As identified in the Local
Serving Data document, for Institutional Uses within the Rural Residential (RR)
District, the 75th percentile daily attendance is 50 people, event attendance rs 220
people, and the 75th percentile floor area is 6,150 s.f. Therefore, the Local-
Serving Threshold Altemative includes a mosque and community building that
would be 6,150 s.f., with an attendance of 50 people on a day-to-day basis and
220 people during special events. The primary structures associated with the
proposed project-the mosque, community center building, and camp
restrooms-+ave a combined floor area of nearly 24,000 s.f. Therefore, this
altemative's primary structures would be nearly 75 percent smaller than the
proposed project. This altemative assumes the same accessory uses as the
proposed project (i.e., maintenance building, caretaker residence, cemetery,
summer camp), although some facilities, such as parking and recreational areas,
are assumed to be commensurately smaller (75 percent) than the proposed project.
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This alternative would not eliminate the impacts of the project requiring
mitigation; therefore, the same mitigation measures listed in the MMRP for the
proposed Project would apply. Although implementation of this alternative
would reduce GHG emissions as compared to the proposed Project, this impact
would still be significant and unavoidable due to ambiguity regarding the
applicablc GHG cmissions significance threshold for this type of project,

unsettled regulatory standards, and uncertainty regarding whether GHG emissions

reductions from current offset programs are reliable and verifiable.

The Board tinds that due to the much smaller size and level of attendance

irnposcd by this altemative, it likely would not meet project objectives 1,2, 4, and

6. It would provide space for only 50 people for daily attendance and 200 people
for event attendance, and would not accommodate the anticipated growth of the
community by 2030. The size and attendance restrictions also would likely result
in fewer donations and other sources of revenue, thereby jeopardizing SVIC's
ability to generate sufficient revenue to cover the facility's ongoing operational
costs.

Alternative 3: 25 Percent Reduced Intensity Alternative. This alternative involves
a25 percent reduction in the size of the proposed building footprints of the

mosque and the community building, and a commensurate 25 percentreduction in
the projected number of attendees. The total floor area of the mosque and

community building would be reduced to 17,615 s.f. (from the proposed Project's
23,486 s.f.). Maximum daily attendance would be 225 persons and maximum
special event attendance would be375 persons. It is assumed that the overall site

layout would be similar to the proposed Project and that the accessory uses

(cemetery, campground, maintenance building, playground, and caretaker

residence) would not change substantially. This alternative would not eliminate
the impacts of the proposed Project requiring mitigation; therefore, the same

mitigation measures listed in the MMRP for the proposed Project would apply.
With smaller structures and fewer attendees, this altemative would consume less

energy and generate fewer vehicle miles traveled (VMT) and would therefore
result in lower GHG emissions than the proposed Project. Assuming that GHG
emissions would be commensurately smaller, this alternative's GHG emissions
would be expected to total approximately 884 MT CO2elyear, which still exceeds

both the adjusted 2}3}bright-line threshold of 660 MT CO2elyear (a 40 percent
reduction of the current bright-line threshold of 1,100 MT CO2e to achieve a 40
percent reduction below 1990 levels by 2030), and the 19.6 MT CO2elyear
adjusted service population threshold (2.83 MT CO2elSPlyear adjusted down
from the current service population efficiency metric of 4.6 MT CO2elSP/year for
the 2020 target to the 2030 emission target based on future growth and emissions
projections). Therefore, this impact would still be significant and unavoidable for
the same reasons as the proposed Project.

The Board finds that although a25oh reduction in the square footage of the
mosque and community building-by itself-might not impair attainment of the
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project objectives, the 25 percent reduction in the number of attendees-
maximum daily attendance of 225 persons and special event attendance of 375
persons-would substantially impair the altemative's ability to achieve project
objectives 1,2, and 6. Although to a lesser extent than Alternatives 2 and 4, these
attendance restrictions would likely result in fewer donations and other sources of
revenue, thereby jeopardizingthe SVIC's ability to generate sufficient revenue to
cover the facility's ongoing operational costs.

Alternative 4: 50 Percent Reduced Intensity Alternative. The 50 Percent Reduced
Intensity Alternative involves a 50 percent reduction in the size of the proposed
building footprints of the mosque and the community building and a
commensurate reduction in the projected number of attendees. This alternative is
approximately midway between the building footprint and attendance levels
analyzed in Alternatives 2 and 3. Under this alternative, the total floor area of the
mosque and community building would be reduced to 17,743 s.f. (from the
proposed Project's 23,486 s.f.). Maximum daily attendance would be reduced to
150 persons and maximum special event attendees would be 250 persons. It is
assumed that the overall site layout would be similar to the proposed Project, and
that the accessory uses (cemetery, campground, maintenance building, and
playground) would be somewhat smaller, but that the caretaker residence would
be of similar size. This alternative would not eliminate the impacts of the
proposed Project requiring mitigation; therefore, the same mitigation measures
listed in the MMRP for the proposed Project would apply. With substantially
smaller structures and fewer attendees, this altemative would consume less energy
and generate fewer vehicle miles traveled (VMT) and would therefore result in
substantially lower GHG emissions than the proposed Project. This alternative's
GHG emissions would total 589 MT CO2elyear, which would be below the
adjusted 2030 bright-line threshold of 660 MT CO2elyear but would still exceed
the 19.6 MT CO2elyear adjusted service population threshold. Therefore, this
impact would still be significant and unavoidable for the same reasons as the
proposed Project.

The Board finds that due to the much smaller size and level of attendance
imposed by this alternative, it likely would not meet project objectives I,2, 4, and
6. Under this alternative, the total floor area of the mosque and community
building would be reduced to 1I,743 square feet, and maximum daily attendance
would be reduced by 150 persons, with only 250 attendees at special events.
These restrictions clearly would not accommodate the anticipated growth of the
community by 2030. These size and attendance restrictions would likely result in
substantially fewer donations and other sources of revenus, thereby jeopardizing
SVIC's ability to generate sufficient revenue to cover the facility's ongoing
operational costs.
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E. Environmentally Superior Alternative. The environmentally superior altemative is the No
Project Altemative. Section 15126.6(e)(2) of the CEQA Guidelines provides that, if the
environmentally superior alternative is the no project alternative, the EIR shall also identif'an
environmentally superior alternative among the other alternatives. Among the other altematives,
the Local-Serving Threshold Altemative (Alternative 2) would also be environmentally superior.

F. 25 Percent Reduced Size (Square Footage) Option. At its May 23,2019 Planning
Commission ("Commission") hearing on the proposed Project, the Commission expressed
concerns about the size of the Project and potential inconsistencies with County General Plan
policies, and consequently the inability to make the Ceneral Plan conformity findings necessary
to grant a use permit. The Commission directed staff to provide additional information regarding
a reduced-size project. The Commission specifically referenced the 25 percent and 50 percent
reduced-size project alternatives evaluated in the EIR (Altematives 3 and 4, respectively). Staff
provided the requested information for the Commission's consideration at its August 22,2019
meeting. Altematives 3 and 4 are Option 1 and Option 2 rnthe August 22,2019 staff report to
the Commission. In addition to information about Alternatives 3 and 4, staff also provided
information about a"25 Percent Reduced Size Option"-lefslsnced as Option 3 in the staff
report-that would limit the size of the mosque and community buildingto 17,675 s.f., but
would not reduce the Project's maximum attendance. Staffls rationale for developing the 25

Percent Reduced Size Altemative was in response to Commission members' concerns related to
the size of the facilities, not the number of persons visiting the facilities.

The 25 Percent Reduced Size Option was not required to be included in the EIR for the Project
and does not include "significant new information" requiring recirculation of the EIR pursuant to
CEQA Guidelines section 15088.5. This option is not considerably different from the proposed
Project and alternatives analyzed in the EIR, nor would it clearly lessen the Project's
environmental impacts. As the table below demonstrates, the 25 Percent Reduced Size Option
falls within the range of altematives and proposed Project evaluated in the EIR. It would not
mitigate or avoid the significant impacts of the proposed Project. The same mitigation measures
listed in the MMRP for the proposed Project would apply. Nor would the 25 Percent Reduced
Size Option have any effect on the proposed Project's sole significant and unavoidable impact
related to GHG emissions because it would not affect the number of attendees or VMT.
Consistent with the proposed Project, this option would satisfo the Project objectives and should
accommodate the entirety of the South Santa ClaraValley Muslim community and provide a

financially self-sustaining religious and cultural facility.
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Project Total Floor Area in
Square Feet of
Mosque and
Community
building

Maximum Daily
Attendance

Maximum Special
Event Attendance

Proposed Project 23,500 square feet 300 500

Alternative 2 -Local
Serving Threshold

6,150 square feet 50 220

Alternative 3 (Option
I) -25% Reduced
Size and Intensity

I7,615 square feet 225 375

Altemative 4 (Option
2) - 50% Reduced
Size and Intensity

11,743 square feet 150 250

25% Reduced Size
(Option 3)

17,615 square feet 300 500

The purpose of the 25 Percent Reduced Size option was to address the Commission's concerns
regarding the proposed Project's compliance with the County General Plan; this altemative
would not mitigate or avoid the proposed Project's significant impacts.

G. Finding Regardine Mitisation or Avoidance of Impacts. With the adoption of mitigation
measures, changes or alterations have been required in, or incorporated into, the Project that
mitigate or avoid all of the Project's potentially significant environmental effects except the
unavoidable related to GHG emissions (Impact 4.1-l) as discussed in Section 3.B, above.

H. Mitigation Measures for Which Other Agencies are Responsible. Those changes or
alterations that are partially or wholly within the responsibility and jurisdiction of other public
agencies and that can and should be adopted by those other agencies include the following:

1. Mitigation Measure 4.7-l: This mitigation requires the property owner to reduce
thc construction and operations-related incremental increase in greenhouse gas emissions
to below 2.8 MT of CQZlyearlservice population or an applicable project-level threshold
substitute provided by Bay Area Air Quality Management District ("BAAQMD") in
consultation with the County Planning Office. If the property owner cannot achieve this,
it must offset all remaining incremental emissions in coordination with the BAAQMD.
Therefore, the implementation of this mitigation measure is partially within the
responsibility and jurisdiction of BAAQMD.
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I. Statement of Overridine Considerations. With respect to the significant and unavoidable
environmental impact regarding GHG emissions identified in Section 3.8 above, the Board finds
that all feasible mitigation measures and altematives have been adopted and that, pursuant to

Public Resources Code section 210S1(b), there are specific overriding economic, legal, social,

technological and other benefits of the Project that outweigh the significant effect on the
cnvironment. These benefits, which will accrue to the County of Santa Clara and the general

public as well as the Applicant, warrant approval of the Project notwithstanding the Project's
remaining significant impact, and include the following:

1. Currently, the nearest formal place of worship for members of the South Santa

Clara County Muslim community is the South Bay Islamic Association's mosquc in
downtown San Jos6, and the nearest Islamic cemetery is in the City of Livermore. The
proposed Project would serve the religious and cultural needs of the Muslim community
in South Santa Clara Valley that are not being met by existing dedicated facilities.

2. The addition of a local religious and cultural facility for members of the Muslim
faith in the South Santa Clara Valley area will support continued interfaith dialogue and

religious tolerance in the community. The County of Santa Clara seeks to build a more
equitable and peaceful community for all County residents by taking positive action to

eliminate prejudice and discrimination based on race, religion, national origin, cultural
background, sex, sexual orientation, age, disability or other facts. The addition of the

local religious and cultural facility will further this goal.

3. Because the South Santa ClaraValley Muslim community is multi-ethnic,
comprising members of different nationalities, ethnicities, and races, the religious and

cultural facility will fuither promote diversity and cultural/religious tolerance, which is a
hallmark principle of the County of Santa Clara.

4. In addition, for the reasons stated in Section 3.D., above, the Board finds that
none of the altematives evaluated in the EIR for the Project are feasible.

Section 4. Adoption of Mitigation Monitorins or Reporting Program

Pursuant to Public Resources Code section 21081.5, the County has prepared a
Mitigation Monitoring or Reporting Program ("MMRP") dated April 2019 that provides for
implementation, monitoring, reporting, and enforcement of all conditions and mitigation
measures adopted to mitigate andlor avoid the Project's significant environmental impacts. The

MMRP is attached hereto as Exhibit 2 and incorporated herein. The mitigation measures in the

MMRP are identical to those proposed in the EIR. The Board hereby adopts and approves the
MMRP.
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THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO THE USE PERMIT PURSUANT TO SECTION
5.65.030 OF THE COUNTY ZONING ORDINANCE:

A The proposed use conforms with the generalplan, with the zoning ordinance, and with all
other standards and guidelines applicable to theproposed use that have been adopted by
the Planning Commission or Board of Supervisors.

Per the analysis in Exhibit 3, "General Plan Consistency Matrix," the Project (the
Religious Institution, Cemetery, and ancillaryfacilities) has been determined to conform with
all applicable County General Plan policies subject to the Conditions ofApproval. As
described further below, the Project is consistent with all other applicable policies and
standards, including the standards andfindings within the Zoning Ordinance required to
approve Local ServingUses, and the San Martin Integrated Design Plan and Guidelines. In
accordance with section2.20.090 of the ZoningOrdinance, a Rural Resources Impact Study
(RRIS), attached hereto and incorporated herein as Exhibit 4, has been prepared for the
Project and the Project conforms to the requirements of section2.20.090. The Project is also
consistent with the San Martin Integrated Design Plan and Guidelines, as set forth in Exhibit
5, which is attached hereto and incorporated herein.

B. The site is adequate for the proposed use, including but not limited to being of adequate
size and shape to qccommodate all focilities and development features to integrate the
use into the surcounding area and to provide any necessary or qppropriate buffers
between the use and the surrounding area.

The approximately 15.8-acre site is adequate for the proposeduse

The Project site abuts Monterey Road, just north of the intersection with California
Avenue. Generally, land uses to the south and westof the project site consist of rural
residences and associated farming, and land to the east, across Monterey Road and a railroad
track, is developed use for industrial purposes. The closest residence to the site is located over
350 feet away from the Project siteboundaries. Adequate buffer is provided along Monterey
Road consisting of a landscape berm and an orchard, proposed by the Applicant, to screen
visibility of the onsite improvements. In addition, the Applicanthas submitted a landscaping
plan showing the installation of trees along the southem and eastern boundaries of the
property, to softenpublic views of the site and better integrate the use into the surrounding
area.

In addition to the proposed landscaping hy the Applicant, the EIRhas identified
additional mitigation measures requiring that the landscaping use evergreen plantings of
sufficient height, depth, and location that all Project structures as well as the youth summer
camp will be screened from public views from Monterey Road andCalifornia Avenue. The
Project also meets the minimum required setbacks of30 feet for all structures and includes a
15O-foot buffer from top ofbank of Llagas Creek.
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The cemetery will encompass approximately 3.5 acres of the site and will be placed along
the face of the existing hillside alongthe northwestem portion of the site. Although there will be
minorgrading to allow terracing and an installation of a road to allow access to the gtavesites, the
cemetery area will predominantly serve as open space and will be installed, in conformance with
the Conditions ofApproval, to conform with the existing natural terrain of the hillside. As
described in the EIR and as shown in the Mitigation Measures and Conditions of Approval,
requirements have been applied that require that the cemetery install burials at a rate that
minimizes potential impacts to groundwater that could affect the surrounding area. Groundwater
monitoring wells will be installed onsite to continually monitor groundwater levels for nitrates to
verify that the burials are not impairing groundwaterquality.

C. The proposed use, by its nature, scale, intensity or design, will not impair the integrity
and character of the zoning district and will not be significantly detrimental to any
important and distinctivefeatures of the site's natural setting.

The Project site is within the Rural Residential zoning district and theeastern half of the
site is located within the San Martin Industrial Use Permit Area. As described in the Zoning
Ordinance, the intent of the Rural Residential zoning is to permit rural residential development
in certain limited unincorporated areas of the County and to allow the establishment of
commercial, industrial, and institutional uses thatare sized to be local-serving in nature. The
intent of the San Martin Industrial Use Permit Area is to make provision for the maintenance
and development of such light industrial uses to benefit the community through the appropriate
discretionary permitting procedures.

The Project site is vacant, and the natural setting ispredominantly covered by grassland.
A bedrock ridge, with a maximum elevationof approximately 100 feet above the lowest areas on
site, spans the northern boundary of the Project site and is the most important and distinctive
feature of the site's natural setting. This ridge separates the project site from a wooded riparian
area associated with Llagas Creek and a pond along Llagas Creek called Atherton Way Hidden
Pond.

The proposed development of the religious institution and cemetery use will not be
significantly detrimental to the important and distinctive features of the site's natural setting,
consisting of the 1O0-foot tall bedrock ridge and adjacent Llagas Creek. The majority of
improvements and building development will be located on the flat grasslands portion of the
property including the mosque, community building, maintenance building, parking lots, and
caretaker's residence, avoiding impacts to the bedrock ridge. The summer camp improvements
are proposed on the bedrock ridge; however, grading and infrastructure improvements associated
with these uses are minimal, and would not be significantly detrimental to this hillside area.

Grading for the cemetery would require terracingbut the natural, open space quality of the ridge
will be maintained as no structures would protrude above the graves and the area wouldbe
planted with native grasses and gravel pedestrian paths. Permanent building improvements are
minimal in nature as the bathhouses associated with the summer camp are 290 s.f. each, and the
tents are to remain only during the summer season. The tents have been conditioned to be of a
natural color and material so as to blend with the surroundingarea.
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All proposed onsite improvements, including the seasonal summer camp facilities at
the top of the ridge, will be located more than 150 feet away from Llagas Creek, consistent
with County General Plan Riparian setbackpolicies.

New perimeter landscaping is also proposed for visual screening ofthe facility from
surrounding properties and Monterey Road.

In addition to the proposed landscaping by the Applicant, the EIRhas identified a
mitigation measure requiring that the landscaping use evergreen plantings of sufficient height,
depth, and location that all Project structures as well as the youth summer camp will be screened
from public view at the key viewpoint locations on Monterey Road and Califomia Avenue.

D The proposed use would not be detrimental to public health, safety, or general welfare. In
this respect, the Planning Commission shallfurtherfind, without limitation, that:

1 Adequate offstreet parking, loadingand unloading areas (if applicable), and
handicapped qccess will be provided.

The Project proposes 125 parking spaces, including 4 spaces to comply with
Americans with Disability Act (ADA), to accommodate a maximum peak attendance of 300
people on a day-to-day basis, and up to 4 special events ayear of up to 500 people. The
Applicant's proposed parking of I25 spaces, assumes a 1 to 4 ratio, forthe proposed 500-
people special events. The County parkingrequirements (Zoning Ordinance section
4.30.040) for Religious Institution require 1 parking space per 4 fixed seats or 6 lineal feet of
bench, and an additional space lor each cleric and staff; and does not have aparking ratio for
a cemetery use. Per Section 4.30.040 (D) of the Zoning Ordinance, the Board has discretion
to require additional spaces if it determines that the nature of the use mayneed additional
parking, or the roads adjacent to that use cannot accommodate any on-streetparking.

The Project fronts Monterey Road which is a regional two-lane highway and does not
allow for any on-street parking. There is alsono designated on-street parking available on
Califomia Avenue, the closest cross street, located several hundred feet south of the Project's
proposed driveway intersection with Monterey Highway.

The RRIS prepared for the Project includes atraffic study, prepared by Fehr and
Peers, which references aparking standard for a2.2 person per car trip generation rate for
the evaluation. Based on the lack of onsite street parking and a recommendedparking
standard of one parking space per 2.2 persons in the projectspecific traffic study, this
parking ratio (1 parking space I 2.2 persons) is recommended to be used for theProject.

The requirement of a parking space for every 2.2 people wouldrequire a minimum of
137 parking spaces for 300 persons (daily capacity), and228 parking spaces for the 500
people special events.
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As the Project plans only show 125 spaces in the proposed parkinglots, which would
accommodate2T5 people (ataI space 12.2 person ratio), Conditions of Approval forthe
Project require the Applicant to prepare and implement a parking management plan that will be

utilized for all events ofover 275 people to ensure parking is adequately handled. Thisparking
management plan would allow the Applicant to implementTraffic Demand Management
measures such as carpooling or utilizc anonsite valet service or a secured off-site parking
location with shuttles. The Conditions of Approval require annual post approval monitoring for
parking for the first five years, and onceevery five years thereafter, to monitor adequacy of
parking for theproposed Project.

The Projcct has bccn conditioned to include five (5) Americans with Disabilities Act-
compliant parking spaces, as required under the County's Zoning Ordinance. The Project
includes loading and unloading areas and drop-off areas adjacent to the mosque and the
communitybuilding that are adequate for the proposed use.

Appropriately designed site access will be provided, including safe and adequate

access forfire and emergency vehicles (including secondary access wltere deemed

necessary by the Fire Marshal).

Vehicle access to the site is proposed from Monterey Road through a driveway along
the southern property line. Monterey Road is a4-lane road with allowed traffic speeds of up to

50 miles per hour. Mitigation Measures described in the EIR and incorporated into the Project

Conditions of Approval will restrict driveway access to right-turn inand right-tum out only. It
would also require construction of adeceleration lane north of the driveway and an

acceleration lane south of the driveway. These improvements would ensure that even with the
increases in traffic volume, the project would not create a safety hazard.

The driveway from Monterey Road connects to the two parking lots located in the
southeastern and southwestern areas of the site, adrop off zone south of the community plaza,

and the 12-foot-widecemetery and camp access road that would terminate at the summer
camp site with a 64-foot-diameter tum-around. The 30-foot wide pavedprimary access road

would have lO-foot-wide travel lanes separated by a 5-foot-wide landscaped median.

The Fire Marshal's Office has reviewed the Project and Conditions of Approval include

onsite improvements to ensure safe and adequate access for fire and emergency vehicles. These

conditions are included in the Project Conditions ofApproval.

The use will not adversely affect water quality. Adequate wastewater treatment,
disposal and sanitation facilities will be provided and will satisfy all applicable
local, state and federal requirements.

The EIR identified potential impacts to water quality due to thedesign, installation and

operation of the cemetery. The EIR determined that potential impacts to groundwater from
installation of the cemeterycan be mitigated to a less-than-significant-level through
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implementationof several mitigation measures within the EIR that establish amaximum annual
burial rate and a comprehensive groundwater monitoring program. These mitigation measures
have been incorporated into the Conditions ofApproval.

Wastewater is proposed for disposal through an onsitewastewater treatment system. The
proposed onsite wastewater system isdesigned to incorporate a20,000-gallon septic tank, a
20,000-gallon flow equalization tank metering up to 6,000 gallons per day, a 9,000-gallon pump
tank, a supplemental treatment unit, and a total of20,000 square feet drip dispersal field. The
EIR reviewed the adequacy ofthe wastewater treatment system and includes mitigation measures
to allow for a revised wastewater disposal plan that addresses soil saturation in the drip field area
to meet the peak loading ofthe wastewater treatment system, as well as supplemental nitrogen
treatment and effluent monitoring. These mitigation measures have been included as conditions
of approval. The Department of Environmental Health has reviewed the proposed onsite
wastewater system and the EIR mitigation measures and also conditioned the Project to meet all
applicable requirements regarding wastewater disposal.

4. The use will not be detrimental to the adjacent area becquse of excessive noise,
odor, dust or bright lights.

Noise: The Project is anticipated to be constructed over a 4-yearperiod. The EIR
identified a mitigation measure that would minimize stationary source (e.g., generators or air
compressors) noise levels during construction to avoid significant impacts to adjacent
residences. The EIR determined that traffic generated by the Project would not resultin a
substantial increase in traffic noise on Monterey Road. Operational noise sources associated
with implementation of the Projectwould include indoor activities (daily prayer, youth
Sunday classes, potluck dinners, special events) and outdoor activities (annual youth summer
camp, playground activities, parking lot activities), which would occur during daytime and
evenings. Amplified outdoor sound and outdoorcall to prayer are not proposed. The closest
residence is 350 feet southwest of the property. Noise modeling prepared for the EIR shows
that Project-related activities would not generate noise levels that exceed the County's
interior or exterior noise standards at the property line of the nearest residences with the
exception of parking lot activitythat could exceed the nighttime noise standard measured at
theresidential property line during the early morning or lateevening hours. The EIR
identified a mitigation measure, incorporated as a Condition of Approval restricting usage of
the parking area within 120 feet of the property line, to prevent exceedance of the County's
nighttime noise standard at nearby noise sensitive receptors.

Odor: The EIR found that the Project would not create objectionable odors affecting a
substantial number of people. The diesel exhaust from the use of on-site equipment during
construction activities would be intermittent and temporary and would dissipate rapidly from
the source with an increase in distance. The Project's land use, Religious Institution, is not
listed by the Bay Area Air Quality Management District (BAAQMD) as a land use requiring
screening for odor impacts. Operation of the cemetery would not cause odor impacts because
the depth of soil above the decomposing body is an effective barrier against escaping gases,
and bodies decompose relatively quickly.
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Dust: Dust would be generated by construction activities, such as grading. The
Project would be below BAAQMD's construction-related screening size of 277,000 s.f.

for the land use of Place of Worship. "Basic Construction Mitigation Measures" as

specified by BAAQMD are incorporated in the Project design and would be

implementedthrough the Project Conditions of Approval during construction toreduce
fugitive dust emissions.

Bright Lights: Per the Project Conditions of Approval, all outdoor lighting shall use fuIl
cut-off lighting fixtures directed downwards to minimize spillover lighting and visibility. A
lighting plan is requiredprior to final issuance of building permits. The EIR concluded that
compliance with County requirements would avoid glarc and illumination onto ncighboring
properties.

5. The use will not substantially worsen trffic congestion affecting the surrounding
area.

The Project proposes one ingress/egtess access driveway from Monterey Road. The
Project was evaluated in the EIR for impacts on traffic congestion. A Traffic Study was
prepared by Fehrand Peers, dated Apnl2017, that evaluated potential traffic impacts from the

Project and the potential for the Project to worsen traffic congestion affecting the surrounding
area. The Project would only add vehicles representing less lhan 7 percent of the weekday peak

hour volume on Monterey Road, and these added vehicles would be dispersed with some

traveling to the north and some to the south.

Since this segment of roadway operates at Level of Service B orbetter, Fehr and Peers

concluded that operation of the Project would not change the Level of Service along Monterey
Road, and nearby intersections would also continue to operate at acceptable levels. As such, the

use will not substantially worsen traffic congestionaffecting the surrounding area.

6. Erosion on the site will adequately be controlled.

Construction of the Project could alter surface flows byre-grading contours within the
Project area by increasing theamount of impervious surfaces in the Project area. However,
gradingassociated with the buildings and related improvements would be on the flat portion of
the site near the south property line, and the cemetery would be terraced along the contours of
the hill slope andhydroseeded with native grasses to prevent erosion. The Project would be

subjectto Santa Clara County's Policies and Standards Pertaining to Grading and Erosion
Control. Additionally, the Applicant would be requiredto develop and implement a stormwater
pollution preventionplan (SWPPP) as part of its National Pollution Discharge Elimination
System (NPDES) permit for construction activities administered by the State Water Resources

Control Board (SWRCB).
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The Project design features include a biofiltration swale andconnected retention pond
that has been designed to treat and detain stormwater and release runoff at arate equal to the
predevelopment flowrates for the l0- and 100-year design storms, which is consistent with the
requirements of the County Drainage Manual. Overall stormwater discharge rate leaving the
site will match predevelopment discharge rates. The biofiltration swale would be vegetated to
capturesediments and biologically degrade pollutants carried by stormwater runoff.

In addition, terracing associated with the cemetery design would also likely slow
stotmwater runoff, which would reduce erosion potential. For these reasons, the EIR prepared
for the project evaluated potential storm water impacts from the proposed project and
concludedthat Project development would not cause substantial soil erosion or lossof topsoil.

Adequate storm drainage exists or willbe provided and will comply with all
applicable local, state and federal requirements.

The storm drainage will be managed through the installation of drainage facilities
onsite, including a proposed drainage retention pond with drainage inlets from the access
driveway and parking lot, and grassy swales surrounding the proposed structures.

A biofiltration swale and connected retentionpond is proposed to maintain off-site
drainage discharges at pre-development rates for up to a 10-year storm event. Any runoff
water resulting from the Project's development is proposed to be within the capacity of the
proposed stormwater drainage systems.

The design of this system may concentrate the discharge to one location (southwest
corner of the property) due to the design ofthe outlet, and has been conditioned to modifli the
design to represent existing sheet flows, to prevent any impacts to the neighboringsites. Based
on community comments related to on-site saturation and ponding in the cemetery area, the
Project has been conditionedto maintain positive drainage for the cemetery.

In compliance with the Project Conditions of Approval, final engineering plans with
proposed storm drainage facilities will be submitted to County Land Development Engineering
(LDE) forapproval prior to final grading permit issuance, in accordance with the County
Drainage Manual and the Project Conditions ofApproval.

THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINIDNGS WITH RESPECT TO THE ARCHITECTURE AND SITE APPROVAL
PURSUANT TO SECTION 5.40.050 OF THE COUNTY ZONING ORDINANCE.

A Adequate trffic safety, on-site circulation, parking and loading qreas, and insignificant
effect of the development on trffic movement in the area.

Vehicle access to the site is proposed to be provided from Monterey Road. An intemal
roadway would generally follow the southern boundary of the site, providing access to parking
lots located inthe southeastern and southwestem areas of the site, a drop off zonesouth of the
community plaza, and the 12-foot-wide cemetery driveway and fire road that would terminate at
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the summer camp site. Thepaved primary access road would have 10-foot-wide travel lanes

separatedby a 5-foot-wide landscape median. The parking and circulation for the development
are consistent with the traffic study analysis ofthe EIR.

The EIR prepared identified a Mitigation Measure, incorporated into the project
Conditions of Approval thatrestricts driveway access to right-tum in and right-tum out only on
Monterey Road. It would also require construction of a deceleration lane northof the driveway
and an acceleration lane south of the driveway on Monterey Road. These improvements would
ensure that the project would not create a safetyhazard.

Appearance of proposed site det'elopment and structures, including signs, v,ill not be

detrimental to the character of the surrounding neighborhood or zoning district.

The two main proposed structures, the mosque and the community building, are both
designed in the California Mission style with stucco exterior and terra cotta tile roofs. All
structures on the site arebelow the maximum allowed height of 35 feet. The remaining
accessory buildings are designed to be consistent with the underlying zoningrequirements. No
new signs are proposed. These structures are subject to Design Review findings as discussed
below, and conformancewith the San Martin Integrated Design Plan and Guidelines
("Guidelines"). As set forlh in Exhibit 5, attached hereto and incorporated herein, the Project
is consistent with the Guidelines.

New perimeter landscaping is proposed by the Applicant forvisual screening of the
facility from surrounding properties andMonterey Road. In addition to the proposed
landscaping, the EIR hasidentified additional mitigation measures, incorporated into the
Project Conditions of Approval requiring that the landscaping useevergreen plantings of
sufficient height, depth, and location that all Project structures as well as the youth summer
camp will be screened from public view at the key viewpoint locations on Monterey Road and

California Avenue.. Adherence to these mitigation measures and conditions will ensure that the
appearance of the Project will not be detrimental to the surrounding neighborhood or zoning
district.

The cemetery will be placed along the face of the existing hillside along the northwestern
portion of the site. Although therewill be minor grading to allow terracing and an installation of
a road to allow access to the gravesites, the cemetery area will predorninantlybe seen as open

space and will be installed, in conformance with the Conditions of Approval, to conform with the
existing natural terrain of the hillside.

Appearance and continued maintenance of proposed landscaping will not be detrimental
to the character of the surrounding neighborhood orzoning district.

The Applicant has proposed planting of a 0.60-acre orchard alongthe northeastern
portion of the site to screen views of the onsitebuildings from Monterey Road. In addition, a
row of trees would beplanted along the southern property line to reduce visibility of the
mosqueand community center from California Avenue. The cemetery is proposedto be
planted with native grasses similar to the existing natural landscape.
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The EIR identifies a mitigation measure, incorporated into the Project Conditions of
Approval, requiring installation of a landscaping planthat conforms to the Guidelines and that
demonstrates thorough use of evergreen plantings ofsufficient height, depth, and location that
all Project structures as well asthe youth summer camp will be screened from public views
from Monterey Road and California Avenue, as demonstrated through visual simulations.

Adherence to these mitigation measures, to be further required through the Conditions of
Approval for the Project, would ensurethat the appearance and continued maintenance of the
proposed landscaping would not be detrimental to the character of the surrounding neighborhood
or zoning district.

D No adverse ffict of the development onflood control, storm drainage, and surface water
drainage.

Although Llagas Creek is located on the parcel immediately north ofthe Project site,
because of its topography, the Project site is not locatedin a flood hazard zone. On-site
stormwater flows to the south-southwest, away from the northern property boundary and Llagas
Creek.

Proposed plans indicate that storm drainage will be adequately managed through the
installation of drainage facilities onsite, including a proposed drainage retention pond with
drainage inlets from the access driveway and parking lot, and grassy swales surroundingthe
proposed structures. The cemetery would be terraced along the contours of the hill slope and
hydroseeded with native grasses to prevent erosion. The cemetery has also been conditioned to
maintain positive flow such that no ponding or saturation occurs in this area. Abiofiltration
swale and connected retention pond is proposed to maintain off-site drainage discharges at pre-
development rates forup to a 10-year storm event and has been conditioned to accurately
represent existing sheet flow conditions. Any runoff waterresulting from the Project's
development is proposed to be within the capacity of the proposed stormwater drainage system.

In compliance with the Project Conditions of Approval, final engineering plans with
proposed storm drainage facilities will be submitted to County Land Development Engineering
(LDE) forapproval prior to final grading permit issuance, in accordance with the County
Drainage Manual.

E. Adequate existing and proposedfireprotection improvements to serve the development.

The Project has been conditione<lto satisf,i Fire Marshal requirements for adeqnate
access for fire and emergency vehicles.

F. No significant increase in noise levels.

Operational noise sources associated with the Project would include indoor activities
(daily prayer, youth Sunday classes, potluck dinners, special events) and outdoor activities
(annual youth summer camp, playground activities, parking lot activities), which would be
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limited to daytime and evenings. Amplified outdoor sound and outdoor call to prayer are not
proposed. During daytirne hours, noise generated by the project would not exceed County
daytime exterior noise standards. However, dawn and nighttime prayers would occur before

7:00 a.m. and after 10:00 p.m.respectively; therefore, the County's nighttime noise standard

would apply. Project-generated on-site noise associated with parking lot activity could exceed

thc nighttimc noise standard measured at the residential property line.

The EIR identified a mitigation measure restricting use of parking in the western parking
lot during nighttime hours in areas where noise associated with the parking lot could result in
exceedance of the County's nighttime noise standard at nearby noise sensitivereceptors.
Through adherence to this mitigation, included as a Projcct Conditionof Approval, noisc
modeling prepared for the EIR shows thatproject-related activities would not result in any

significant increased noiseor generate noise levels that exceed the County's interior or exterior
noise standards at the property line of the nearestresidences.

In addition, the Project proposes 24-hov use of the site forpersonal worship but expects

minimal attendance between 11 p.m. and 6 a.m. and has been conditioned that no more than 20
people may gatherat the site at one time, between 11 p.m. and 6 a.m., to avoid any additional
night-time noise.

G Conformance with zoning standards, unless such standards are expressly eligible for
modfficationby the Zoning Administrator as specffied in theZoning Ordinance.

The Project conforms with the County Zoning Ordinance andstandards including the

prescribed setback and height requirements asdescribed in Table 2.20-3 of the County Zonrng
Ordinance, including a 3O-foot front, rear and side yard setback and a maximum building height
of35 feet.

H. Conformance with the general plan and any applicable specific plan.

As set forth in Exhibit 3-General Plan Consistency Matrix-the Project has been

conditioned so that itwill conform with all applicable County General Planpolicies.

Substantial conformance with the adopted "Guidelines for Architecture and Site

Approval" and other applicable guidelines adopted by the County, or by the appropriate
city for land within the city's urban service area.

The Project has been evaluated for consistency with Guidelines for Architecture and

Site Approval. Through integration ofarchitectural features into the main buildings,
landscaping and site featuresthat avoid intensive development of the onsite bedrock ridge,

the Project conforms with the Guidelines for Architecture and Site Approval.

The Project has been evaluated for conformance with the San Martin Integrated Design
Plan and Guidelines ("Guidelines"). The pu{pose of the Guidelines is to inform and guide
public and private property development in San Martin so that the form and character of the

overall community is protected and enhanced. The Guidelines contains several elements,
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including (1) Flood Control lDrainage Design Concepts (2) Circulation and CountyRoads
Conceptual Design Standards (3) Rural Residential Design Conceptsand (4) Non-Residential
Design Guidelines.

As the Project consists of a proposedreligious institution and cemetery, it was
evaluated in conformance with the Non-Residential Design Guidelines. The described intent
of theNon-Residential Guidelines component of the Guidelines is to encourage excellence of
design and ensure that reasonable steps be takento mitigate potential adverse impacts on the
natural environment.

Exhibit 5 evaluates the Project's consistency with the Guidelines, includingthe
architectural style of the buildings, the associated siteimprovements, and landscaping with the
Guidelines. As shown in Exhibit 5, the Project, specifically through adherence to the
landscaping requirements proposed bythe Applicant and as enhanced through the EIR
mitigation measure, will conform with the Guidelines.

THE BOARD OF SUPERVISORS TIEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO DESIGN REVIEW PURSUANT TO SECTIONS
3.20.040 AND 5.50.040 OF THE ZONING ORDINANCE:

A. Mitigation of any adverse visual impacts from the proposed structures, grading,
vegetation removal and landscaping.

Given the siting of the Tier 3 and Tier 2 building at the base ofthe hillside, outside of
the Santa ClaraValley Viewshed, andthrough application of Project Conditions of Approval
to require darkexterior colors, and building form and massing standards forthe structures, in
addition to the installation of proposed landscaping, as required by EIR mitigation measures,
the Project, including both individual buildings and cumulative development, conforms with
the applicable design review standards required to approvethe Project. The EIR specified
mitigation related to landscaping to reduce adverse visual impacts of the subject site from the
proposed structures and grading.

B. Compatibility with the natural environment.

The Project, as conditioned, is compatible with the natural environment and suitably
rural in scale.

C. Conformance with the "Design Review Guidelines," adopted by the Board of
Supentisors.

The Project, as conditioned, is in conformance with the Design Review Guidelines.

D. Compatibility with the neighborhood and adjacent development.

The Project site is surrounded by rural residential uses to the south and west, a trail and
creek to the north, and industrial uses across the creek and Monterey Highway to the north and
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east. The Project, as conditioned, is compatible with the existing neighborhood and adjacent

rural residential development.

E. Compliance with applicable zoning district regulations

The Prcrject, as conditioned, is in compliance with applicable zoning district
regulations.

ConJbrmance with the general plan, any applicable specific plan, or any other
upplicuble guidelines adopted by the Board of Super "-isors or Planning Conunission.

Consistent with the findings listed above, the Project conforms with the general plan,

any applicable specific plan, or any other applicable guidelines adopted by the Board of
Supervisors or Planning Commission.

THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO THE GRADING APPROVAL PURSUANT TO
SECTION CI2-433 OF THE COUNTY ORDINANCE CODE:

A. The amount, design, location, and the nature of any proposed grading is necessary to

establish or maintain a use presently permitted by luw on the property.

The proposed grading will be used to establish a Religious Institution and Cemetery use

that may be established through approval of aUse Permit per the County ZoningOrdinance.

Grading quantities in the amount of 6,837 cubic yards is proposedto develop the site,

including the buildings planned for the southern half of the site, the community plaza, the
cemetery, and access roads, turnarounds, and parking. Of the 6,837 cubic yards of soil
proposedfor grading, 6,210 cubic yards would be generated by on-site cut and 621 cubic yards

would be imported.

An estimat ed I ,620 cubic yards of grading (of the 6,210 total cubic yards) is associated

with a series of narrow terraces in the hillsidefor the cemetery, as well as a cemetery access

road. These terraces would be constructed perpendicular to the slope, in the same manner as

the previous terracing associated with former use of the area for agricultural cultivation. The

majority of the ridge along the northern property boundary, a prominent topographic feature,

wouldbe retained as open space. Retaining walls would be used to stabilizenew cut slopes

behind (north of) the mosque and community building, and between the east parking lot and

theplayfield.
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B The grading will not endanger public and/or private property, endanger public health
and safety, willnot result in excessive deposition of debris or soil sediments on any
public right of way, or impair any spring or existingwatercourse.

No excessive material will be deposited onsite. The Project wouldresult in the grading
of an estimated 6,837 cubic yards of soil, which wouldbe used for on-site fill. Of this,6,270
cubic yards would be generatedby on-site cut and 621 cubic yards would be imported, with no
excess deposition of soil. All proposed grading is located more than 150 feet from Llagas
Creek. Conditions of Approval have been applied to the project to ensure that grading meets
County design standards, as required under the County Grading Ordinance, and thus will not
endanger public health and safety.

Grading will minimize impacts to the natural landscape, scenic, biological and aquatic
resources, and minimize erosion impacts.

The Project site is currently vacant and includes a hillside with a bedrockridge located
along the northern boundary of the property. As described further within the Rural Resources
Impact Study prepared, the Project has been designed to minimize impacts on natural
landscapes and scenic resources. Over 50 percentof the Project site will be retained as a
current natural landscape andover 60 percent of the site would be retained in open space
(including natural areas and the cemetery). The prominent natural feature ofthe site is its
hillside, located along the northern property boundary. The majority of onsite improvements,
including the proposed mosque, community center, parking lots, and caretaker's residence, will
be located at the base of this hillside, avoiding impacts to this scenic resource.

The proposed cemetery will be located on the front of the hillsideon the westem
portion of the site. The cemetery is designed to usethe existing natural topography and will
only require smaller amounts of grading to allow pathways and access to the gravesites.

All grading will be located more than 150 feet away from LlagasCreek, in conformance
with County General Plan Riparian Setbackpolicies.

Conditions of Approval have been applied to the project to ensure that grading meets
County design standards, as required under the County Grading Ordinance, and would not
create any erosion impacts.

D For grading associated with a new building or development site, the subject site shall
be one that minimizes grading in comparison with other available development sites,
taking into consideration other development constraints and regulations applicable to
the pro.iect.

The Project proposes the majority of building development at thebase of the hillside, on
the valley floor portion of the property, including the proposed mosque, community center,
parking lots, and caretaker's residence. This design minimizes grading, avoiding
improvements to the hillside, which alternatively would require much more gradingand terrain
alteration. The cemetery and summer camp are proposed tobe located on the hillside, however
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grading associated withestablishment of these uses is minimal and the design of the cemetery
and the associated access road will follow the existing hillside topography, avoiding the need

for extensive grading and terrain alteration.

Installation of the cemetery on the hillside will provide better separation between the
gravesitcs and thc groundwater basinwithin alluvial soils on the valley floor.

Grading and associated improvements will conform with the natural terrain and
existing topography of the site as much as possible and should not create a significant
visual scar.

The Project proposes the majority of building development at thebase of the hillside,
on the valley floor portion of the property, includingthe proposed mosque, community
building, parking lots, and caretaker's residence. This design conforms with the natural

terrain of theproject site, avoiding extensive improvements to the hillside and thecreation of
any significant visual scar to the hillside.

The cemetery will be located along the face of the hillsideon the westem portion of the

site and the summer camp buildings and tents would be located at the top of the ridgeline of the

hillside, inan area that is more visually prominent as seen from public viewpointsoff the
Project site. The cemetery is designed to create gentle terraces with a slope of 2:1 and which
follows the natural contours, avoiding the creation of a visual scar. The proposed access road

through the cemetery to the summer camp follows existing topography and will not entail the

installation of any retaining walls that could create a visual scar.

The EIR has identified a mitigation measure that requires additional landscaping with
evergreen plantings of sufficient height, depth, and location to screen the youth summer camp

from public views from Monterey Road and Califomia Avenue. Based on this proposed

design and implementation of the mitigation measure, included as aCondition of Approval,
the Project would not create a significant visual scar.

F. Grading conforms with any applicable general plan or specffic planpolicies.

The grading is in conformance with applicablepolicies identified in the County
General Plan. Per the analysis in Exhibit 3, the Project, as conditioned, will conform with all
applicable County General Plan policies, including policies addressing hillside development,
ridgeline development, and scenic resources.

The grading is designed to minimize grading and toreduce visual impacts from
surrounding uses in conformance with applicable general plan policies. Minimal grading

outside of the building padarea is provided for planting landscaping, cemetery improvements,

andnew hardscape parking areas.

Resolution Certifying EIR, Approving
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G Grading substantially conforms with the adopted "Guidelines for Grading and Hillside
Development" qnd other applicable guidelines adopted by the County.

The grading conforms with the adopted "Guidelines for Grading and Hillside
Development," which provides qualitative guidelines for the design of buildings and
improvements withinhillside areas to avoid excessive grading and to encourage design
concepts that allow improvements to conform with natural topography, avoiding excessive
grading.

The Project proposes the majority of building development at thebase of the hillside on
the valley floor portion of the property includingthe proposed mosque, community building,
parking lots, and caretaker's residence, avoiding the hillside and associated grading that would
be associated with improvements in this steeper location. Proposed grading associated with
the cemetery, summer camp, and associated access road have been designed to follow the
existing natural topography of the hillside and avoid the creation of retaining walls, and
extensive cuts and fills, in conformance with the "Guidelines for Grading and Hillside
Development." The Project has also been conditioned to submit a geotechnical report, prior to
a gradingpermit issuance to evaluate the terracing.

THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO THE CEMETERY PERMIT PURSUANT TO
SECTION B6-13 OF THE COUNTY ORDINANCE CODE:

Pursuant to County Ordinance Code section 86-13, the Board shall hear and determine
whether the establishment, maintenance, or extension of a cemetery will or wlll not be a
menace to or endanger the public health, safety or general welfare, and shqll grant or deny
said permit accordingly.

In making a recommendation to the Board to approve the Cemetery Permit, the
Planning Commission heard evidence on May 23 , 2019 and Augus t 22, 2019 , concurrently
with the Use Permit application for the cemetery and religious institution uses, to determine
whether or not the establishment or maintenance of the proposed cemetery will or may
jeopardize or adversely affect the public health, safety, comfort, or welfare, and whether or not
the establishment or maintenance of the cemetery will or may reasonably be expected to
constitute a public nuisance. For the reasons stated below, the Planning Commission
determined that the cemetery will not jeopardize or adversely affect the public health, safety,
comfort, or welfare, and will not constitute a public nuisance. Based on the reasons set forth
below, the Board hereby finds that the proposed cemetery will not be a menace to or endanger
the puhlic health, safety or general welfare.

A. The density of population in the area contiguous to the cemetery will not increase
significantly within a period of five years. The Project site, and location on the Project
site where the cemetery is proposed, have a General Plan designation of Rural
Residential, which allows a population density of one house per 5 acres, and the
property is adjacent to parkland within the City of Morgan Hill along its northem
boundary.
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B The cemetery will not have a negative impact on the health of the public or endanger

the public health. An EIR was prepared to evaluate the potential environmental
impacts of the Project and cemetery in association with the Use Permit required to

establish the cemetery and religious institution use. The EIR evaluated potential
impacts to public health, including impacts to groundwater quality from installation of
the cemetery. As discussed within the EIR, mitigation measures have been identified,
and are applied as Conditions of Approval (Exhibit 1), that establish a maximum
annual burial rate and a comprehensive groundwater monitoring program to ensure that

installation of the cemetery would not impair groundwater quality, affecting public

hcalth.

C. The effect of the location of the cemetery will not impact the free movement of traffic
or interfere with the movement of police, ambulance, or fire equipment. The EIR
prepared for the cemetery concludes that, through implementation of mitigation
measures, including the construction of an acceleration and deceleration lane on

Monterey Road, operation of the cemetery would not impact the free movement of
traffic.

D The proposed endowment care fund demonstratss that the Applicant has the financial
ability to establish and maintain the cemetery such that it will not become a public

nuisance. The Applicant has provided evidence that it will create an endowment fund

to ensure funding for the ongoing maintenance of the cemetery, as required by the

Conditions of Approval (Exhibit 1).

THE BOARD OF SUPERVISORS HEREBY MAKES THE FOLLOWING
FINDINGS WITH RESPECT TO THE APPEALS:

A. The appealfiled by the People's Coalitionfor Government Accountability (PCGA) is
denied.

The appeal statement, Exhibit 6 attached hereto and incorporated herein, filed by
PCGA includes several comments that reference exhibits prepared by the Department of
Planning and Development. PCGA provides no evidence to support its assertions. The

detailed responses to issues raised in the appeal is set forth in Exhibit 8, which is attached

hereto and incorporated herein.

The appeal speaks to the County's General Plan policies for Rural Residential, the

South County Joint Area Plan, and setbacks from impaired water bodies. The appeal also

raises issues related to geology, fire, and the septic system.

The appeal does not explicitly provide reasons why the Project does not meet the

required findings for approval and should not be approved. Instead, it provides a list of
comments, policies, standards, and actions made by County staff and other members of the

public during the processing of the Project application and a prior application.
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The Project was evaluated by the County for conformance with all applicable County
policies and environmental protection laws. The Planning Commission found the Project to be
compliant, with the approved Conditions of Approval and mitigation and monitoring
measures. The one significant and unavoidable impact identified in the EIR was GHG
emissions and this was due to the unsettled nature of the regional requirements on the
thresholds of significance. A statement of overriding consideration has been prepared stating
the specific overriding economic, legal, social, technological and other benefits of the Project
that outweigh the significant of the Project on the environment.

In addition, the Project was appropriately analyzed for water quality, fire, and geologic
requirements under the EIR, and further reviewed by subject matter experts within the County
and conditioned accordingly. The Project, as conditioned, would meet all regulatory
requirements of the County for setbacks from impaired water bodies. The robust mitigation
measures or reporting requirements developed as part of the EIR (Exhibit 2) would ensure that
the Project does not contribute to or exacerbate impairments related to the groundwater or
surface water quality.

B. The appealfiled by the San Martin Neighborhood Alliance (SMNA) is denied.

The appeal statement submitted by SMNA, attached hereto and incorporated herein as
Exhibit 7, includes six broad points, as summarized andresponded to below. A detailed
response to each comment raised by SMNA is included in Exhibit 8, attached hereto and
incorporated herein.

Consistency with Countywide Urban Development Policies and County
General Plan. The Planning Commission determined that the Project is
consistent with General Plan policy R-GD2 and is considered a non-urban, low-
density use as seen in the Project's RRIS, prepared in compliance with Section
2.20.090 of the Zoning Ordinance. The Project:

Will not have access to urban services such as sanitary sewer or
municipal water;

Is not disproportionately larger in size than other rural projects. A
review of past development approval within the rural areas of the
County related to large assembly structures demonstrates other
examples of large projects approved in the rural areas;

Is not evaluated based on the population it seeks to serve. The Project is
evaluated for its size, scale, and intensity impacts to rural character
through a RRIS;

Is required to reduce impervious surfaces (from 139,423 square feet to
95,723 square feet) and incorporate additional landscaping measures to
blend the project into the rural areas; and,
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e. Has a low-density floor area ratio (building square feet divided by lot
size) at 3.42% of the 15.71-acrelot.

Applicability and Consistency with County General Plan R-GD 6. General

Plan R-GD 6 provides that "urban types and level of services shall not be

available outside of cities Urban Seryices Areas from either public or privatc

service providers." The Project is considered a low-intensity local-serving rural

use due to its small floor area ratio and based on the evaluation provided in the

RRIS. The Applicant proposed the use of the existing on-site well for
landscaping pu{poses and will be provided potable water from the West San

Martin Water Works, a private water system service, for religious and ancillary
facilities. The private water system service that will be provided to the Project

is available in many areas of the rural unincorporated County. Use of such a

system to provide domestic water service for the Project does not by itself
conflict with R-GD 6 because the use, regardless of its size, scale and intensity,
would be provided with water from West San Martin Water Works. There is

no County requirement that rural projects need to obtain all their water from an

on-site well. The Applicant has demonstrated that adequate water is available

for the propose use. Therefore, the Project is consistent with R-GD 6.

Consistency with County General Plan Policy R-RC 57. Genetal Plan Policy
R-RC 57 provides that "fa]griculture shall be encouraged and prime
agricultural lands retained for their value to the overall economy and quality of
life of Santa Clara County, including: a. local food production capability;
b. productive use of lands not intended or suitable for urban development; and,

c. preservation of a diminishing natural resource, prime agricultural soils."
Although the Project site includes prime farmland soils, it has not had active

agriculture since the 1980s. The EIR evaluated impacts to agricultural
resources under CEQA and found a less-than-significant impact.

Consistency with County General Plan Policy R-LU 57. Genetal Plan Policy
R-LU 57 requires "fr]esidential, agricultural and open space uses are the
primary uses. Commercial, industrial and institutional uses may be established

only where they are sized to be local-serving in nature." Appellant SMNA
contends that the Project is not consistent with R-LU 57. R-LU 57 is

implemented through section 2.20.090 of the Zoning Ordinance, which
establishes a review procedure for evaluation and determination of whether a

local-serving use is of a size, scale and intensity intended to provide goods and

services to the resident rural population. A Rural Resources Impact Study
(RRIS) is prepared for any project whose building square footage or maximum
number of people exceeds adopted thresholds. The RRIS for the Project

evaluated its size, scale and intensity against the criteria of aesthetics, open

space and habitat, agficultural production, watersheds, traffic, and noise. The

RRIS concluded that the Project is designed, to the maximum extent feasible,

such that it would not result in size, scale and intensity impacts to those criteria.

Zoning Ordinance Chapter L3}-Open Space General Terms. The SMNA

4
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appeal contends that the Project does not comport to the requirements of open
space, as defined in section 1.30 of the Zoning Ordinance. The County has no
specific requirements for open space preservation, except for cluster
subdivisions. The Project is not a cluster subdivision; however, the RRIS
evaluated the impacts of the project on open space and habitat and based on
that analysis the Project would develop 6.2 acres of the site, and the remaining
9.6 acres (61%) of the site would remain open space. While 9.6 acres of the
Project that would remain undeveloped does not meet the County's definition
of Open Space Land as "any parcel(s) or portion of a parcel that is essentially
unimproved and devoted to an open space use," it would remain predominantly
open in nature, including the cemetery area, open hillside, and the proposed
orchard, and not contain any proposed buildings or parking/paved areas.

Ridgeline Development Policies (R-GD 31, 33, 35, and R-RC 96-98). The
SMNA appeal lists concerns regarding proposed ridgeline development of the
summer camp site. General Plan policies R-GD 31 and R-GD 33 focus on
avoiding or mitigating visual impacts for those areas most immediately visible
from the valley floor and encouraging consideration of altematives to ridgeline
or hilltop locations. These policies are implemented through the design review
standards within the County's Zoning Ordinance. The proposed mosque,
community center building, maintenance building, and the caretaker's
residence, which constitute the bulk of the developed structures, are located on
the flat portion of the site having lower visibility. The proposed permanent
structures on the ridgeline consist of a 5,000-gallon water tank and two small
bathhouses, 290 s.f. each. Collectively, due to their small size, these structures
are not subject to siting criteria and findings applicable to larger structures.
Instead, water tanks and bathhouses are required to comply with color, light
reflectivity values (LRV), and applicable landscaping standards within the
county's design review guidelines. The bathhouse and water tank structures
are conditioned to meet the color, LRV, and landscape screening requirements.

ElR-Technical Issues Not Further Addressed. The SMNA appeal states that the
following environmental impacts have not been adequately addressed under the
California Environmental Quality Act (CEQA): aesthetics, water quality, and
geology and soils.

a. Aesthetics. The SMNA appeal states that the Project "is designed as

rustic Spanish-Andalusian architecture and is contrary to the San Martin
Integrated Design Plan." Consistency with the San Martin Integrated
Design Plan and Guidelines is not a requirement under CEQA but is
required under County General Plan Policy R-LU 119 and the Zoning
Ordinance ASA finding (Section 5.40.040(J)). The Guidelines do not
specifu one type of architectural style for this area; instead they focus
on compatibility with the neighborhood, attractive exterior form, use of
natural materials, and complex building shapes for larger structures.
The Project consistency with the Guidelines was evaluated by the

7
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Department as part of the Project review, and the Project's architectural

style was found to be consistent with these requirements by the

Planning Commission.

Water Quality. The SMNA appeal states that "[t]he project land use

will be generating discharges which are high in volume or high in
nitrates, organic materials or other problem chemicals, that should be

restricted." The Project's impacts to water quality, including discharges

of nitrates and organic materials, were adequately evaluated in the EIR
and found to be less than significant with the incorporation of mitigation
and rnonitoring measures, which are part of the Project's conditions of
approval. The appeal does not identify what constitutes "problem
chemicals." Appellant SMNA does not provide any technical basis for
its statement that these discharges should be restricted. The analysis

within the EIR conducted by Questa Engineering identified mitigation
and monitoring measures, including limitations related to the annual

burial rate and the design of the wastewater treatment system, that

would maintain these discharges below applicable thresholds.

Geolog,, and Soils. The SMNA appeal states that "[t]he Geohazard
Atlas Map shows the Cordoba Project property at al5o/o Landslide

Hazard. No one addressed the landslidehazard designation or how the

entire project, including ground water, wastewater facility, grave-sites

and structures/bathrooms on the ridgeline will affect this properly that is

designated 7 5%o Landshde Hazard. " The County Geolo gist reviewed

the Project's engineering geologic report and supplements prepared by
Steven F. Connelly, C.E.G., dated November 20,2007, with a

correction issued on October 7,2011 and a supplement letter for the

Project issued on October 22,2014. The report identifies a small area

within an active landslide at the northeastern corner of the subject site

and recommends a 25-foot setback for all buildings. The Project

buildings, specifically the community center, the mosque, and the

caretaker's family residence, are hundreds of feet away from this active

landslide area. In addition, the on-site wastewater treatment is

conditioned to maintain a minimum distance of 50 feet from the cut

slopes.

The Connelly report also requires that building construction follow
recommendations from the geotechnical report. This requirement was

originally added as a Condition of Approval such that prior to building
permit issuance, the Applicant would have to demonstrate compliance

through submittal of a geotechnical plan review letter that confirms the
plans conform with the recommendations in the geotechnical report.

Subsequently, and in response to appeal comments, the County
requested the applicant provide the geotechnical report for the Project'

On November 18, 2019, the Applicant submitted an updated

b

c
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geotechnical report for the proposed cemetery prepared by Milstone
Geotechnical. This report states that the proposed cemetery is not a risk
under any seismic conditions and that the site is suitable for
construction of the proposed improvements. Primary geotechnical
constraints to development appear to be the hillside setting, anticipated
ground shaking from future earthquakes, and the presence of potentially
expansive near-surface soils. However, the report states that these
constraints can be successfully addressed with appropriate design
during the construction permitting stage of the Project. The Conditions
of Approval for the project require that design moasures recommended
by the Geotechnical Engineer be incorporated into final construction
drawings.

Separately, the Milstone Geotechnical Report identifies the existing
potential for long-term downslope creep of the near surface clay soils as
the primary constraint to design and construction of the proposed
cemetery. This existing soil creep in the cemetery area is expected to
occur within the range of 12 to 18 inches over a period of 50 years. It
states that "anticipated near-surface soil creep is a natural process that is
not likely to result in risks to health, safety, or the environment.
Furthermore, due to their depth and slope location, the burials are not
considered to be at risk of disturbance from soil creep." The County
Geologist and Department's Land Development Engineering staff
independently reviewed these reports, have discussed these issues with
the Project's geotechnical engineer, and have determined that the
various components of the Project design either avoid the landslide
hazard areas, or are conditioned such that the retaining wall and
building foundation design for the buildings and the maintenance
operation of the cemetery would not result in any impacts to public
health, safety, and welfare. In addition, a new Condition 93 has been
added to the Conditions of Approval to ensure that upon a final
geotechnical report, any changes to the Project design will be evaluated
through a Use Permit, ASA, and Grading Approval modification
process.

on December 16,2079, Stoel Rives,LLP, on behalf of SMNA filed supplemental
information supporting SMNA's appeal. The letter does not raise any issues that identiff
a new significant environmental impact or would otherwise invalidate the adequacy and
conclusion of the EIR prepared for the Project, or the County's conclusion that thc
Project is consistent with applicable County policies and standards. The Department's
response to the letter is attached hereto as Exhibit 9 and incorporated herein.

Resolution Certifying EIR, Approving
Cordoba Center Project, and Denying Appeals

Page 32 of 33



NOW, THEREFORE, BE IT FURTHER RESOLVED, by the Board of Supervisors
of the County of Santa Clara, based upon all the oral and documentary evidence received that the
appeals are hereby denied, the Environmental Impact Report is hereby certified, the Mitigation
Monitoring or Reporting Program is hereby adopted, and the Use Permit, Cemetery Permit,
Architecture and Site Approval, Design Review, Building Site Approval, and Grading Approval
are hereby approved subject to the consolidated Conditions of Approval in Exhibit 1.

PASSED AND Board of Supervisors of the County of Santa Claru,
State of California, on by the following vote:

A \ZTd CHAVEZ,CORTESE, ELLENEERG
A Y l,S: SmlnAN, WASSERMAN

NOES: t'torrrE
i'

ABSENT1NONE

ABSTAIN;INONE

CINDY
Board of

@epy-ef+Uis-
€€tresir-

or etlrer rneans te the Pre^idenb Beard ef Supen'isors:-
ATTEST

DOYLE
Clerk the Board

APPRO AS AND LEGALITY:

TH G. CA
Lead Deputy County Counsel

Exhibits to this Resolution:
1) Conditions of Approval
2) Mitigation Monitoring or Reporting Program
3) General Plan Consistency Matrix
4) Rural Resources Impact Study
5) San Martin Integrated Design Plan and Guidelines Consistency Analysis
6) Appeal Statement of People's Coalition for Government Accountability
7) Appeal Statement of San Martin Neighborhood Alliance
8) County Response to Appeals
9) County Response to December 76,2019 LeIter from Stoel Rives,LLP on behalf of

San Martin Neighborhood Alliance

2186960
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Exhibit 1

CORDOBA CENTER PROJECT DESCRIPTION

PROPOSED PROJECT ELEMENTS

Proposed Cordoba Center facilities would include a mosque, multi-use community building, a cemetery, an

area for youth summer camps, and additional supporting and ancillary structures and facilities.

MOSOUE
o { building floor area would be 8,938 square feet (s.f.) and would include a3,779-s.f . prayer hall, an

entry hall, restroorns, and ablutiolr roollls (used for the washing of hantls antl fecl" prior tu utttry iutu
the prayer hall) on the ground floor.

A second-story mezzanine would house an office for the Imam, an observatiorVbabysittingarea, a

mechanical room, and a storage room.

Daily prayers and Friday and Ramadan religious services would occur in this building, as well as

weddings and funerals.

The interior floor area of the prayer hall is designed for up to 300 people.

COMMUNITY BUILDING
o { two-story multi-use building that would include an event hall, kitchen, classrooms, conference

room, office, and restrooms.

The total building floor area would be 74,548 s.f., with a 10,085 s.f. main floor area.

The community building would accommodate any events that include food because the Islamic
faith prohibits storage and consumption of food and beverages within the mosque.

The 4,47}-s.f. event hall portion would be used for potlucks, formal dinners, wedding receptions,

and other community-gathering activities.

Monthly SVIC meetings and youth Sunday school would also occur in this building. The event hall
has been designed to accommodate up to 298 event attendees.

COMMUNITY PLAZA
o { 15,000-s.f. plaza would be located between the mosque and the community building.

The plaza would be surfaced with pervious concrete and include small landscape islands and would
provide outdoor space for informal outdoor gatherings during scheduled events in the community
building and after worship in the mosque.

o

a

o

o

a

o

a

CEMETERY
. An Islamic cemetery would be located on approximately 3.5 acres on the western side of the site.
. The cemetery would provide burials for SVIC members, their families, and extended families.

Burials for anyone beyond these categories would be considered on a case-by-case basis by the
SVIC Board.
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The cemetery area would be terraced to provide a level surface for the graves and adjoining gravel
pedestrian paths and would be landscaped to resemble native grassland.

Each grave would be 5 to 6 feet below ground and marked by a flat marker that would not project
above grade. No buildings would be sited in this area.

The maximum density of graves would be 562 per acre, for a total capacity of 7,996 graves

MAINTENANCE BUILDING
' A 2,500-s.f. maintenance building would be located near the western boundary of the site, between

the cemetery and a parking area.

The building would serve the entire site, including the cemetery, and would be used for storage of
maintenance vehicles (e.g., a backhoe, a pick-up truck, four to five small utility vehicles) and
landscape maintenance vehicles.

o

a

CARETAKER'S DWELLING
' A caretaker's residence would be located near the site entrance off Monterey Road.

The single-family home would accommodate the property caretaker and his or her family, who
would provide site security. Initially, the dwelling would consist of a 1,500-s.f. manufactured home.
When funds become available, the manufactured home would be replaced with a 3,380-s.f.
permanent residence.

o

o

YOUTH SUMMER CAMP
o [ 0.38-acre section of the ridgeline above the cemetery would be used for a summer youth camp

(up to nine, one-week camps per summer).

Each one-week camp would have up to 48 children and four chaperones, for a total of 52 attendees.

Permanent structures would include two (290 s.f.) bathhouses and 14 square wooden tentplatforms
(12 foot by 12 foot). Separate 290-s.f. bathhouses would be provided, one for girls and one for
boys; each would include shower and toilet facilities.

The tent platforms would be arranged on either side of the bathhouses in two circles of seven.
Canvas tents would be erected on the platforms only when camp is in session.

Americans with Disabilities Act-compliant access would be provided to the camp usingwheelchair
carriers attached to golf-cart-like utility vehicles that would carry passengers on the secondary
roadway from the western parking lot to the summer camp.

PLAYFIELD AND PLAYGROUND
' For informal sports and outdoor recreation, children's play areas would be located east ofthe

community building.

COUNTY OFSANTA CLARA
PLANNING DEPARTMENT
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ORCHARD
. Fruit trees would be planted on a 0.6-acre areaalong Monterey Road and would be maintained and

harvested by the owner.

BUILDING DESIGN

The proposed mosque and community building would be designed in California Mission-style
architecture.

Buildings would be wood frame with cement plaster or stucco exterior and terra cotta tile roofs

The roofline ridge of the mosque would be 28.5 feet in height, with a dome that is approximately
6.5 feet tall to be placed on the roof ridge. A secondary dome of the same height would house the

mosque elevator.

The community building would be 34 feet in total height, which would accommodate 9-foot-tall
ceilings on the first floor and 8-foot-tall ceilings on the second floor.

a

a

o

o

a

o

TREE REMOVAL

Two large trees located near the center of the site would be removed; a eucalyptus and a valley oak,

protected under the County of Santa Clara Ordinance Code, Division Cl6-2 - Tree Preservation and

Removal. The preliminary landscape plan includes several native oak trees (four coast live oak or
canyon live oak, nine interior live oak, and three valley oaks), which would exceed the replacement

requirements of Santa Clara County's Guidelines for Tree Protection and Preservation for Land Use

Applications.

Native oaks would be planted west of the driveway leading to the caretaker's residence, along the

southwestern face of the community building, and east and west of the maintenance building.

PROPOSED PROJECT OPERATIONS

Events and regularly-scheduled activities would generally occur between 10:00 a.m. and 10:00 p.m

and would be concentrated on Fridays, Saturday, and Sundays.

The site would be open to members for personal worship 24 hours per day.

Tables in the Permit conditions outline the anticipated timing, frequency, and duration of activities
associated with the project.

There would not be any broadcast calls to prayer or other amplified sound associated with any of
these events.

COUNTY OFSANTA CLARA
PLANNING DEPARTMENT
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YOUTH SUMMER CAMPS
' One-week summer camps would be held for a maximum of nine weeks during the summer. The

camp would accommodate a maximum of 52 people, including at least four adult chaperones, for
overnight use.

Campers would arrive at the beginning of the week-long session and remain on-site for the full
week. Campers would use amenities throughout the site, including the playfields and community
building.

a

The camp would operate in the summer, not to exceed nine weeks annually.

The camp area would not be used during the remainder of the year.

EMPLOYEES
o d maximum of two employees would work out of the maintenance building.

An Imam, the religious leader of the congregation, would also be employed and would have an
office in the mosque.

The site would also serve as a residence for the caretaker and family

CEMETERY
' Graves would be 5 to 6 feet deep and oriented generally east-west along the line of Qiblah to face

Mecca.

Typical procedures, proposed to be followed in Islamic burials include the following:

o the body of the deceased is transported to a state-certified morgue, prepared andritually
washed for burial, and shrouded only in white, untreated cloth;

o the body is placed in a simple cardboard coffin and transported to the mosque for funeral
services;

o funeral prayers are performed at the mosque and the coffin is then transported to the
cemetery;

o at the burial site, the shrouded body is removed from the coffin and placed directly on dirt at
the bottom of the grave. In certain cases, if the body is damaged (such as in case of an
accident) or otherwise difficult to handle, it may be left in the cardboard coffin and placed in
the grave;

o a brief prayer is said before the grave is backfilled with dirt and leveled to grade; andlor
o a small, horizontal stone plaque, flat on the ground, is placed at the head of the grave for

identification;

COUNTY OFSANTA C]ARA
PLANNING DEPARTMENT
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PROPOSED INFRASTRUCTURE IMPROVEMENTS

ROADWAYS AND CIRCULATION
Site Access

. Vehicle access to the site would be provided tiom Monterey Road. An internal roadway would
generally follow thc southcm boundary of the site, providing access to parking lots located in thc

southeastern and southwestern areas of the site, a drop off zone south of the community plaza, and

the 12-foot-wide cemetery driveway and camp access road that would terminate at the temporary
summer camp site. The paved primary access road would have l0-foot-wide travel lanes separated

by a 5-foot-wide landscape median.

Parking
. The project site is proposed to accommodate parking for up to I25 vehicles in two lots. Parking for

one or two maintenance staff would be located in dedicated spaces at the maintenance building. The

site caretaker and family would park at the residence. Bicycle parking would also be provided.

Pedestrian Trails and Bike Paths
o { private, unpaved pathway would be constructed that extends from the access road, just west of

the caretaker's residence, north through the orchard and along the ridgeline to the campground site.

From the site of the camp, an existing trail extends northwest to Atherton Pond

The unpaved (dirt) path would be approximately 4 feet wide.

WATER SUPPLY
. Water for fire protection and potable purposes would be procured from the West San MartinWater

Works from the nearest water main, located in Califomia Avenue, about 135 feet from its
intersection with Monterey Road.

The project would include extension of this 8-inch-diameter main to the project site on Monterey
Road.

a

a

a

File PLN16-2145
CORDOBA CENTER PROJECT

RELIGIOUS INSTITUTION AND CEMETERY

The cemetery would be developed in four or more phases. Burials would occur within each phase-

area before the next is developed.

Within the project site, three 4-inch-diameter lateral lines would be constructed from the West San

Martin Water Works main: one line dedicated to supplying the fire hydrants, one line for fire
sprinklers in the buildings, and another to supply potable water to the buildings.

The project also includes two 5,000-gallon water tanks in the campground area. Three hydrants are

planned: one at the junction of the driveway to the caretaker's residence and the project access road,

and two more generally south of both the mosque and community buildings.

An existing well on the site would be rehabilitated and used to irrigate site landscaping.

COUNTY OFSANTA CLARA
PLANNING DEPARTMENT
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o
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o
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File PLN16-2L45
CORDOBA CENTER PROJECT

RELIGIOUS INSTITUTION AND CEMETERY

WASTEWATER
Wastewater Treatment

' The proposed project would be served by two independent on-site wastewater treatment systems,
one for the caretaker's dwelling; and a larger system for the remainder of the site, including the
mosque, community building, maintenance facility, and campground bathhouses.

Wastewater Generation

' The anticipated wastewater flow has been calculated based on the projected maximum number of
users multiplied by the estimated flow from the various on-site activities. The wastewater system
has been designed for the maximum use of the site, which would occur on Fridays approximately
four times each year. At 15 gallons per day, the 500 parishioners and two staff members, which
constitute the estimated maximum attendance on one day, would generate 7,530 gallons of
wastewater daily.

a

a

Occasional washing of vehicles, excluding heavy equipment, would also occur within the
maintenance building. A drain inlet would be installed in the floor of the maintenance building to
convey wash water to a drainpipe that would outfall at the larger wastewater treatment system.

With the exception of a washer and dryer for household use at the caretaker's residence, no on-site
laundering would occur. Laundering of items used in banquets in the community building and
bedding at the youth camp would be done at an off-site laundry service.

OUTDOOR LIGHTING
' Outdoor lighting would include outdoor security lighting on buildings that is downward directed

and shielded, and low voltage lighting in landscaped areas. Pole lighting in parking areas would
also be directed downward and shielded. An outdoor lighting plan has been prepared, which
identifies light designs that direct light downward, reducing skyglow and minimizingthe potential
for light to shine outside of the immediate vicinity of the project site and reducing nighttime glare
on nearby roads and residential properties.

DRAINAGE
o I biofiltration swale and connected retention pond have been designed to maintain off-site drainage

discharges at pre-development rates for up to a 10-year storm event. The biofiltration and retention
swale would be located south of the access roadway, along the southern property boundary. A
smaller swale would be located between the eastem parking lot and the outdoor recreation area.

PROPOSED CONSTRUCTION

GRADING
' Grading would be required to develop the buildings planned for the southern half of the site, the

cemetery, and access roads and parking. The project would result in the grading of an estimated
6,210 cubic yards of total cut, and 6,837 cubic yards of total fill.

COUNTY OFSANTA CLARA
PLANNING DEPARTMENT
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File PLN16-2145
CORDOBA CENTER PROJECT

RELIGIOUS INSTITUTION AND CEMETERY

An estimat ed 2,060 cubic yards of grading would be used to create a series of narrow terraces in the

hillside for the cemetery, as well as a cemetery access road.

Retaining walls would be used to stabilize new cut slopes behind (north of) the mosque and

community building, and between the east parking lot and the playfield. The maximum height of
the walls would be 6 feet.

CONSTRUCTION SCHEDULE AND PHASING
. Construction would occur over four years and consist of fbur basic phases: rough grading,

infi'astructure improvements, structure construutiurr, arrd installation of orchard, othcr laudscaping,

and open space improvements. No more than two phases would occur simultaneously. Construction
is anticipated to occur between 7:00 a.m. and 7:00 p.m., Monday through Friday. Night construction
is not proposed.

PHASE I - Rough Grading: The site would be rough graded, which includes building pad

preparation, grading of proposed roadways, and construction of erosion and sediment control
features. Construction staging for materials and equipment would occur within the project site. The

anticipated duration of this activity is approximately six months.

a

a

a

o

a

a

PHASE II - Infrastructure Improvements: This phase includes construction of proposed roadway,

and wet and dry utilities. Parking would also be established in this phase. The anticipated duration
of this activity is approximately six months. This phase may occur concurrently with Phase I and/or

Phase III, below.

PHASE III - Structure Construction: Activities include construction of the mosque, community
building, community plaza, and maintenance building. Construction staging for materials and

equipment would occur within the project site. Construction of the main buildings would occurover
ayear. Phase III can be separated into Phases III.A and IILB. All buildings, except the mosque and

plaza, are planned to be constructed in Phase IILA. The mosque andplaza would be constructed
after these buildings have been completed and, therefore, could be considered as being constructed
in Phase III.B.

PHASE IV - Orchard and Open Spaces: This phase includes landscaping, planting the orchard, and

other amenities for the congregation, such as the playground, basketball and volleyball courts, and

hiking trail. Activities include finish grading and installation of irrigation, planting, hardscape, and

new park structures. It is possible that Phase IV activities may occur earlier in the process.

CONSTRUCTION EOUIPMENT
. Equipment that would be used during project construction may include: graders, dozers, excavators,

scrapers, other tractors, cranes, forklifts, generator sets, curb equipment, pavers, paving equipment,
rollers, welders, and air compressors.

ACCESS AND STAGING
. Construction traffic would access the site via Monterey Road. Construction staging for materials

and equipment would occur within the project site.

COUNTY OFSANTA CLARA
PLANNING DEPARTMENT
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Date:

Owner/Applicant:

Location:

File Number:

CEQA:

Project Description:

EXHIBIT B

USE PERMIT

CONDITIONS OF APPROVAL

March 10,2020

South Valley Islamic Center (SVIC) and Indian Muslim Relief and
Charities/ Kim Tschantz (Cypress Environmental and Land UsePlanning

14045 Monterey Road, San Martin (APN: 779-06-002)

PLNI 5-2 14s (214s-r6p- 1 64-1 6c- I 6ErR)

Environmental Impact Report, Certified on May 23,2019

Use permit to establish a Religious Institution and Cemetery (as described
in the County Zoning Ordinance). The permit would allow for the
following activities: worship services, prayer, reception events (picnics,
and community events), Sunday school, and temporary week-long summer
camps, at 14045 Monterey Highway. A full project description is included
as Exhibit A to the Use Permit.

If you have any question regarding the following preliminary conditions of approval, call Manira
Sandhir with the Planning Department at 408-299-5787 or contact her via email
manira. sandhir@pln. sccgov. org.

GENERAL PROJECT CONDITIONS OF APPROVAL

Project Operations

1. Daibt Use: The daily hours of operation for the Religious Institution, Cemetery, and related
uses and events, except the temporary summary camp use, shall be limited to 6:00 a.m. to
11 p.m. on all 7 days of the week for any assembly uses that involve over 20 people at any
given time.

Except for the four single-day special events per year and the temporary summer camp
use, the daily project operations shall not cumulatively exceed 300 people at any given
time, and shall also not exceed the number of attendees, events, and hours identified in
Table 1 other than for special events as identified in Condition #3 below. For any events
or gathering exceeding 300 people, condition |2a,b, and c shall apply.

8
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Tabte 1: Timing, Frequency, and Duration of Anticipated Religious Events

Event Attendance Hours Duration Frequency
Daily Use

Dawn Fajr
Prayers

100 6:00 a.m.-7:00 a.m. 0.5 hour Daily

Mid-Afternoon
Duhr Prayers

150 12:30p.m.2:00 p.m. 0.5 hour Daily

Late-Aftemoon
Asr Prayers

150 3:30 p.m.- 5:30 p.m. 0.5 hour Doily

Sunset Maghrib
Prayers

200 5:30 p.m.-8:30 p.m 0.5 hour Daily

Night Isha
Prayers

200 7:30 p.m.-11:00 p.m. 0.5 hour Daily

Friday Jummah
Prayers

300 12:30 p.m.2:30 p.m t hour Once a week

Funeral Prayer 300 1:00 p.m.-4:00 p.m. t hour Varies

Youth Sunday
Classes

100 11:00 a.m.-2:00 p.m. 2 hours Once a week on
Sundays

Weekend Use

Mawlid Al-
Nabi Banquets

300 5:00 p.m.-10:00 p.m. 3 hours Once a year

Community
Potluck
Dinners

200 6:00 p.m.-11:00 p.m. 3 hours Once a month (except
during Ramadan)

Community
Iftar Dinners

300 5:00 p.m.-11:00 p.m. 3 hours Four times ayeat
(once a week during
Ramadan)

Weddings 300 5:00 p.m.-11:00 p.m. 4 hours Four to six times a
year

2. Special Events: Up to four (4) single-day special events for attendance, with a maximum
of 500 people attendance (including three (3) staff members and any vendors and/or

volunteers) occurring between 8 a.m. to 5 p.m., shall be allowed per year, as shown in the

table below. For these special events, condition 12 a,b, and c for parking shall apply.

"Eid" Prayer and
Community Picnic

s00 8:00 a.m.-l2:00 p.m. 4 hours Twice ayear

Community
Picnics

s00 11:00 a.m.-5:00 p.m. 5 hours Twice ayear, weekend
(not held during other
events)

3. Temporarv Summer Camp (Jse:The summer camp use shall be limited to 9 weeks in the

summer (June to September), and would be for week-long summer camps, involving
overnight stays. The number of youths under 18 and their chaperones, at these summer

camp facilities shall not exceed 52 at any given time.
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4. Cemetery Use:The use of the cemetery shall be limited to up to a total of 30 burialsper
year unless authorized to be modified as described under Condition #15 below

Development shall take place in accordance with approved plans April 23,2019 on file
with the Planning Department.

The cemetery authoized under this Use Permit shall not be established until a Cemetery
Permit has been issued by the Board of Supervisors pursuant to Division 86, Chapter 1 of
the County of Santa Clara Ordinance Code, and subject to any conditions of approval
associated with the Cemetery Permit.

5. Other Conditions: Project development and operations shall comply with conditions of
approval for Architecture and Site Approval, Design Review, and Grading Approval
(Exhibit C), Cemetery Permit (Exhibit D) and in accordance with the project'sapproved
Mitigation Monitoring and Reporting Program (Exhibit E).

6. No commercial food or beverage sales shall be allowed

7. No ovemight accommodations shall be allowed at the site, except for the use of the
caretaker's residence as a single-family dwelling unit, and the temporary summer camp
facilities.

8. No outdoor amplified music or broadcasting (microphone/PA system) shall be allowed.

9. All conditions established through this approval shall be the ongoing obligation of the
property owners, including future property owners.

10. The applicant shall have five years from the final permit approval date to establish the
use, pursuant to County Zonrng Ordinance Section 5.20.0170.

Parkine

11. All employee, visitor and event parking and operations shall be provided on-site; no
street parking shall be allowed with this Use Permit per County Roads andAirports.

12. The Required Parking Ratio for all onsite uses shall be one (l) parking space per 2.2
persons. Based on this ratio, the total number of required spaces for daily events (Table
1) shall be I37 spaces and for special events shall be 228 spaces. The site plan submitted
on June 1,2016 indicates development of 125 parking spaces on site (that would allow
parking for 275 persons per the one space per 2.2-person standard). The driveways of the
caretaker's residence and the maintenance building provide adequate space for the
additional parking to meet the 137 spaces required for daily events. In order to provide
adequate parking for special events, the owner shall implement the following:

-1
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a. For any events with attendance of over 300 people or special events anticipated to

exceed parking on-site, the owner shall implement a parking management plan

that incorporates measures to ensure that all vehicles coming to site will have off-
street parking. The parking management plan may include measures such as

carpooling, onsite valet parking program, or shuttle services from approved
secured off site location(s).

b. Prior to building permit issuance, the owner/applic.ant shall submit for approval, a

parking management plan that demonstrates how the facility will provide parking
for over 300 people in accordance with the parking ratio described above. The
plan shall be approved by the Planning Department, and shall include agreements

with off-site facilities, if applicable.

c. All approved parking, including the measures within the parking management

plan, including the valet parking plan andlor an offsite shuttle plan, shall remain
in compliance with applicable county ordinances, including required ingress /
egress requirements of the Fire Marshal's Office.

Cemetery Groundwater Monitoring:

13. The project cemetery shall be limited to a baseline of 30 burials per year for the first 5

years of operation, subject to adjustments based on the results of groundwater monitoring
as authorized under Condition 15 below.

14. The burials shall be sequenced to begin in the northeastern corner of the cemeteryand
proceed down-hill (southerly) on the east side of the proposed driveway, maintaining
maximum buffer distance between the graves and the westerly property line, per the

approved Cemetery Plan, dated Apil23,20l9 and on file with the Department of
Planning and Development.

15. Cemetery Phasins and Groundwater Monitoring - The County shall retain a qualified
groundwater quality specialist, funded by the applicant, to oversee and conduct
groundwater monitoring for the Cemetery. The groundwater specialist shall prepare a
groundwater monitoring plan to be reviewed and approved by the Director of the County
of Santa CTaraDepartment of Planning and the Director of the Department of
Environmental Health to include (at a minimum) the following parameters:

a) A minimum of six monitoring wells shall be installed as follows: three within
the cemetery area;, two along the westerly property line; and one along the

southerly property line. Installation of the monitoring wells shall be the

responsibility of the owner and shall be installed within the cemetery and

along the downslope (southerly and westerly) property lines; installation of
the monitoring wells shall occur prior to the first burial.

b) The monitoring plan shall include the specific location, depth, and screened

intervals for the gtoundwater monitoring wells.
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c) Monitoring shall, at a minimum, include quarterly sampling and analysis for
nitrate and Total Dissolved Solids ("TDS") concentrations to observe water
quality changes over time.

d) Groundwater monitoring data shall be submitted to County Planning annually
for ongoing review.

e) If monitoring results show exceedance of the 7.5 mg-N/L criterion more than
twice in one year, the monitoring frequency shall be increased to monthly
sampling and nitrate analysis and continued until the results show at least 4
consecutive months of compliance with the7.5 mg-N/L criterion.

0 Repeat exceedances of 7.5 mg-N/L in the groundwater during a given year
shall be sufficient cause for the County to require reduction in the annual
burial rate, as approved by the Planning Commission, based on the
recommendations by the qualified groundwater quality specialist, or
consideration of other mitigation measures proposed by the Cordoba Center to
achieve the same objective of <7.5 mg-N/L.

g) If at any time the groundwater nitrate concentration at monitoring wells along
the westerly property line exceeds 7.5 mg-N/L, the monitoring wells shall be
re-sampled and burials shall cease until monitoring results show the
groundwater nitrate concentrations have dropped below the 7 .5 mg-N/L
evaluation criterion, at which time burials may continue upon authoizalion of
the Planning Commission, upon making a finding that the burials will not
impact groundwater quality and public health, as described under i) below.

h) After 5 years of cemetery operation, and again after 10 years of cemetery
operation, the groundwater quality data (nitrate and TDS), annual and total
number of burials, and recorded rainfall conditions and other factors shall be
compared to the expected groundwater quality changes according to the
methodology presented in the analysis in the Environmental Impact Report by
Questa (2017a). This recorded data shall be used to confirm or modifi, the
assumptions used in establishing the baseline rate of annual burial (30 per
year). The review and analysis shall be conducted by a qualified professional
retained by the County with demonstrated groundwater expertise, and shall
form the basis for reccomending either: (a) maintaining the baseline annual
burial rate; or (b) adjusting the annual burial rate, either higher or lower than
the adopted baseline amount.

i) The full report, including any recommended adjustment to the rate of burials,
shall be presented and approved by the County Planning Commission, who
may authorize such an adjustment in burials. The Commission may only
increase the burial rate if it finds that the adjustment will not result in impacts
to groundwater quality that would affect public health, in conformance with
adopted water quality standards, through a public hearing process.
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a

76. Annual Reporting: An annual report assessing compliance with the project conditions of
approval for the religious institution and cemetery use shall be prepared by the Planning
Office and submitted to the Planning Commission for review, through a public hearing
process, for ten (10) consecutive years following approval of the Use Permit. The
Owner/Applicant shall pay for the Planning Office's preparation of the annual report.
The first annual report shall be scheduled for Planning Commission within 18 months
aftcr final occupancy has bccn granted for the buildings associated with the religious
institrrtion and cemetery uses. The Planning Commission may, at its discretiono extend

the annual monitoring beyond ten (10) years.

In accordance with ZoningOrdinance Code Section 5.20.210, revocation of the Use

Permit may be initiated at any time after final approval of the Use Permit at the direction
of the County Planning Department, Planning Commission, or the Board of Supervisors.

17. Proper\t Owner / Operator's Responsibili\t: The annual report identified above in
Condition #16 shall include the following information for that year of operation, and shall
be submitted by the property owner / operator within 30 days of the reporting period:

Fees: Post-Approval Monitoring (PAM) fee, (a minimum of ten (10)) hours of staff
time to cover review of and preparation of staff report subject to current fee schedule

established by the Board of Supervisors.

Page 6

Attendance: Report of monthly attendance with monthly averages of daily and peak

usage at the facility and a listing of all special events in excess of 300 persons,

including the following information:
o Date, duration (with start and end times), and name of each event.
o Number of maximum people, including guests, patrons, employees, volunteers,

and vendors that attended each event.
o Number of individuals on-site where the facility had multiple events occurring at

the same time such as reception use with prayer services.

Summer A report with annual weeks of operation and

maximum number of attendees.

Cemetery Use: An annual report with the number of burials conducted per site and

the cemetery phase where buried. Once the last burial is conducted, the applicant
shall submit an annual report for three years thereafter with groundwatermonitoring
information demonstrating compliance with all groundwater standards.

Traffic and Parking
o A report summarizing implementation of the valet parking / offsite shuttle plan

for events with over 300 people, including how many times the valet parking /
offsite shuttle plan was used, the use of communication strategies with attendees,

o

a
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and any instances where street parking occulred (not in compliance with the
parking requirements). This report shall include details regarding shuttle system
capacity, frequency, ridership, user feedback, and any observed problems related
to parking, traffic, hours of operation, noise etc.

Water-quality Monitoring: Groundwater quality monitoring reports as required under
the Cemetery Permit and Condition 14 above.

a Landscapine: A report on the loss and replacement of any of the required landscaping
elements.

18. Inspections: During each of the first two (2) years following occupancy sign-off, County
staff may inspect and observe any of the four special events expected to exceed 300
individuals (if any). The applicant shall provide the Planning Department withsufficient
advance notice (10 days minimum) to schedule an inspection during the annual festival
and the outside event. Observations and findings by staff shall be included in annual
status reports.

Timing of Condition Compliance

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO GRADING OR
BUILDING PERMIT ISSUANCE

19. Fees: Any fees due to the County of Santa Clara Department of Planning and
Development associated with staff time spent on the planning approval shall be paid prior
to issuance of any permits for this project. The applicant shall also be responsible for
County staff costs associated with any subsequent condition compliance and monitoring.

20. Parkins: The applicant shall provide to the County Planning Department, for review and
approval, a Parking Management Plan (see Condition 11 above) identi$'ing how parking
on site would meet the parking needs for special events. Said Parking Management Plan
may include options to encourage carpool, transit usage, a valet parking plan and/or an
offsite shuttle plan, demonstrating how parking demand for over 3O0-person attendee
events will be accommodated and managed, in accordance with the parking ratio
described above. The plan shall include the following:

i. The plan shall identiff who will manage the parking and communication strategy for
notifuing attendees of the parking requirements.

ii. If parking is proposed to be shared with an off-site parking provider, the applicant
shall submit an agreement or contract between the parties.

Permit and : Prior to building permit issuance, the

O

7
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approvals and related conditions associated with the project with the County Office of
Clerk-Recorder. Prior to the issuance of any construction (grading or building) permits

issuance, a copy of the recorded document shall be submitted to the Planning Office.

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO OCCUPANCY

22. Inspection: Prior to final occupancy, Planning staff shall inspect the site to verifu the

developrnenl is consistcnt with the Use Pennit approval and conditions.

23. Parkins; If parking is proposed to be shared with an off-site parking provider, then in
accordance with Zoning Ordinance Section 4.30.050(C)(3) the parking agreement or
contract between the parties shall be recorded against both properties prior to occupancy

24. Cemeterlt Dedication: The cemetery authority shall also file for record in the county

recorder's offrce a written declaration of dedication of the property delineated on the plat

or map, dedicating the property exclusively to cemetery pu{poses.
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Date:

Owner/Applicant

Location:

File Number:

CEQA:

Project Description:

EXHIBIT C

ARCHITECTURE AND SITE, APPROVAL, DESIGN REVIEW, GRADING
APPROVAL, AND BUILDING SITE APPROVAL

FINAL CONDITIONS OF APPROVAL

March 10,2020

South Valley Islamic Center (SVIC) / Kim Tschantz (Cypress
Environmental and Land Use Planning

14045 Monterey Road, San Martin (APN: 179-06-002)

PLNl 5-2 14 s (2r4s-r6p-1 6A.- I 6c-1 6ErR)

Environmental Impact Report, Certified on May 23,2019

Architecture and Site Approval, Design Review, and Grading Approval,
for a religious institution and cemetery use (as described in the County
Zoning Ordinance). The permits would allow for the following activities:
worship services, prayer, reception events (picnics, community events
etc.), Sunday school, and summer camps, at" 14045 Monterey Highway.
The project also includes a single-family residential use in the form of a
caretaker's residence for which Building Site Approval applies. The
project proposes approximately 6,210 cubic yards of total cut, and 6,837
cubic yards of total fill. A fulIproject description is included as Exhibit A
to the Permit.

If you have any question regarding the following preliminary conditions of approval, call the
person whose name is listed as the contact for that agency. He or she represents a particular
specialty or office and can provide details about the conditions of approval.

Agency Name Phone E-mail

Planning Division Manira Sandhir (408) 299- s787 manira. sandhir@pln. sccgov. org

Land Development
Engineering Ed Duazo (408) 299 - s73s ed. duazo @pln. s c c gov. org

Roads & Airports Rocelia Kmak (408) s73-2464 rocelia.kmak@rda. sccgov.org

Department of
Environmental
Health

Darrin Lee (408) 918-343s
D arin.L ee@cep. s cc gov. org

Fire Marshal's Office Alex Goff (408) 299-s763 alex.goff@sccfd.org

Santa Clara Valley
Water District Yvonne Arroyo (408) s30-231e y an oy o @v all eywater. org

9



Geologist Jim Baker (408) 299-s770 Jim.Baker@pln. sccgov.org

Building Inspection
Office

Matt O'Brien (408) 299-s770 Matthew. Obrien@pln. sccgov.org

Page2
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GENERAL PROJECT CONDITIONS OF APPROVAL

Plannins Division

General

1. Approved Plans: Development shall take place in accordance with approved plans, dated

June 1, 2016 and Ap/rl23,2019 on file with the Planning Department. This approval is

for a Religious Institution and Cemetery uses as the primary uses with ancillary reception

and temporary summer camp use, that includes the following approved buildings/areas:

8,938 square feet (sq. ft.) prayer hall building;
14,548 sq. ft. multi-purpose hall building;
14,548 sq. ft. Community Plazaarea;
1,874 sq.ft.Breezeway;
Temporary Summer Camp Area with two detached bathroom buildings (2 buildings,
290 sq. ft. each - 580 sq. ft. total) and 14 wooden platforms;
3.5 acres of cemetery grounds, with a maximum of 1,996 burial sites;

2,500 sq. ft.maintenance building;
3,380 sq. ft. single family residence;

Parking and other related improvements (including disabled access from the parking
areato the buildings) to support the use. Parking spaces numbering 125 spaces in two
surface parking lots;
A two-way access driveway from Monterey Road. An access road and turnaround for
the summer camp area; and

Landscaping including an Orchard.

A project description with complete details is included as Exhibit A to this permit.

2. Setbacl{s: All proposed buildings and structures shall maintain the minimum setbacks as

identified in the approved project plans. No construction or ground disturbance shall

occur within a 15O-feet protected riparian buffer area, as measured from the top of bank

of Llagas Creek adjacent to the property site.

3. Access: Ingress / egress location shall be limited to one (1) access road approach off
Monterey Road with an all-weather surface capable of sustaining 75,000-pound loading
per Fire Marshal's Office standards. The access road and turnaround to the temporary

summer camp shall be the minimum necessary to support safe access to the cemetery and

o

a

a

a

a

a

2



Page 3
ASA, Design Review, Grading, BSA
File PLN16-2145

the camp sites, and shall not involve grading or require retaining walls beyond the
grading approval, unless a Grading Approval and ASA modification is applied for and
obtained through a public hearing before the ZoningAdministrator.

DESIGN

4. San Martin Integrated Design Plan and Guidelines: Site design and all building
elevation, exterior colors and materials shall be in conforTnance with the Board adopted
San Martin Integrated Design Guidelines to promote the rural character of San Martin,
incorporating the following :

a. Highly reflective surfaces and colors, artificial, composition type materials
(simulated wood or masonry) lacking durability and compatibility withtraditional
types of building materials are not permitted. Approved exterior colors and
materials shall be maintained to meet the San Martin Integrated Design
Guidelines for the life of the structures.

b. Use of rural icons shall be incorporated in any visible areas of the site.

5. Desisn Review LdI Santa Clara Va llev Vi ew s heil Rea uir ement s :

a. Exterior colors of buildings (including roofs) shall be consistent with the Mission
style of architecture. The Light Reflectivity Value for the building fagades, trim,
and roof materials of the mosque and the community building shall be less than or
equal to 65. The Light Reflectivity Value for the building fagades, trim, and roof
materials of all other buildings and structures shall be less than or equal to 45,
pursuant to Section 3.20.040.8.

b. Massingrequirements of CountyZoningOrdinance Section 3.20.040 C. shallbe
incorporated into the architectural design of all buildings as follows:

1. Maximum horizontal length of a continuous wall plane shall be 80 feet.

2. Maximum height of a wall plane, including foundation and other continuous
components, shall be 24 feet, with the following exceptions: (a) Any architectural
component where fagade dimension does not exceed 18 horizontal feet, or (b)
multiple such components (18 horizontal feet maximum) where combined
horizontal dimension does not exceed 25o/o of the total horizontal dimension of
the fagade. This limitation may be varied through the design review process for
wall planes not facing the valley floor or otherwise having demonstrably low
visibility.

3. Portions of a wall plane must be offset by at least five (5) horizontal feet to be
deemed discontinuous for the purposes of this provision.

J
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c. (See also condition below under "Conditions of Approval Required to be

Completed Prior to Grading or Building Permit Issuance" underPlanning,
Architectural Plans)

CEMETERY DESIGN:

6. Impervio'us S'uffaces and Landscaping: To maintain the natural open spaue ertviroruttcnt,
the cemetery area shall be fully landscaped with native grasses and no other surfacing,
pervious or impervious, shall be permitted, other than: 1) small (no more than 15 inches

by 12 inches) flat grave markers positioned flat on each grave site, or 2) the approved

access road.

7. Burial Practices: The cemetery shall follow the approved burial practices as applied for
by the applicant and described in the Cemetery permit issued for the project and shall not
include any impervious lining of the grave sites that would affect the movement of water

and drainage in the cemetery area.

8. The extent of the cemetery terracing, grading, and burials shall be no less than 10 feet

from the closest property line, or as determined appropriate by the geotechnical analysis
for slope stability.

9. The cemetery shall maintain positive drainage throughout the cemetery area, such that no

water collects or ponds in any of the terraces or cemetery areas.

SUMMER CAMP TENTS

10. Tents for the summer camp use shall be installed for no longer than 9 weeks during the

summer months (June to September) and shall be of a neutral or earth tone to blend with
the surrounding environment.

11. The platform structures to support the tents shall be no more than 30 inches above

existing grade so as to not count as perrnanent buildings requiring building permits.

LANDSCAPING

12. Screening: On-site landscaping shall include use of evergreen plantings of sufficient
height, depth, and location that all project structures as well as the youth summer camp

shall be screened from public view at the key viewpoint locations on Monterey Road and

California Avenue, as demonstrated through the landscape plans and visual simulations
submitted on April 23,2079.

13. Final Landscape Plan: A final landscape plan, substantially consistent with the approved

4

preliminary landscape plan, and incorporating additional design requirements as
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described below shall be submitted, approvsd, and adhered to as specified in section
"Conditions of Approval Required to be Completed Prior to Grading or Building Permit
Issuance" under Planning, Landscaping. Additional screening shall be incorporated into
the Final Landscape Plan around retaining walls adjacent to the parking lot and play
areas; along the western property line to adequately screen all structures from the
property to the west; and behind the water tank and bath houses (to the north) to screen
these structures from southbound Monterey Road.

14. Landscqpe Maintenance: Approved landscaping shall be maintained in the following
ways:

a. The final landscape installation and irrigation system shall be maintained to
ensure successful establishment following installation, and to ensure water use-
efficiency is consistent with Division 833. Irrigation systems shall be tested,
adjusted and repaired following manufacturers' specifications and
recommendations of the landscape professional.

a. Plantings that die or do not reach maturity in size as detailed in the
landscape plan shall be replaced with the same or functionally equivalent
plants that may be size-adjusted as appropriate for the stage of growth of
the overall installation. Landscaping failures and replacements shall be
reported to the Planning Department to verifu compliance.

b. The maintenance of such landscaping shall be the responsibility of all
future owners/operators of the use.

c. If there is a significant loss of landscaping that is not replaced within a
timely manner that results in a substantial loss in screening of the
buildings and increased visual impact from offsite public views, as

determined by the Director of Planning and Development, the Director
may initiate a revocation or modification hearing for the project before the
Planning Commission.

LIGHTING

15. On-site lighting shall be designed, controlled and maintained so that no light sourceis
visible from off the property.

SIGNS

16. No signage is authorized at this time except for parking lot signs referenced in Conditions
79,20 and24 below. Any new signage proposed may require additional review and
approvals subject to the provisions of Chapter 4.40 of the County Zoning Ordinance and
shall conform in design character with the San Martin Integrated Design Plan and
Guidelines and Design Review Guidelines for signs.

5
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PARKING

17. A minimum of 125 parking spaces shall be provided and shall meet all the design

requirements in conformance with $4.30.070 (Parking Design Standards) of the

County Zoning Ordinance, including for size, tuming radii, and aisle widths.

18. The applicant shall provide five (5) required disabled spaces, as a part of the

approved 125 spaces, in conformance with the development standards outlined in

$4.30.060.D & $4.30.070 (I) of the County Zoning Ordinance. Design standards

for accessible parking spaces are provided in the 2013 Califomia Building Code

Chapter 11B, as amended from time to time.

19. Parkingwithin 120 feet of the westerly property line shall include signage

prohibiting parking from 10 p.m. to 7 a.m. Signage shall be clearly posted at

parking spaces within 120 feet of the westem property line. No parking restriction
is required for spaces farther than I20 feet from the property line. The applicant

shall be responsible for enforcing the parking restriction. (Mitigation Measure

4.5-4).

20. One to two parking spaces adjacent to the maintenance building shall include
signs to identifu these as reserved parking. Said parking shall only be utilized by
maintenance staff.

21. Parking for special events over 300 people shall be managed through an approved
Parking Management Plan by either valet parking or shuttle parking as identified
in the project's Use Permit conditions (Exhibit B).

22. All onsite parking spaces and directional arrow striping to indicate the direction of
traffic shall be delineated and in conformance with $4.30.070 (Parking Design

Standards) of the County ZoningOrdinance.

23. A 4-inch to 6-inch high concrete curb, or similar, shall be provided and

maintained between all landscaped areas and automobile traffic to clearly
delineate parking spaces. Driveways shall be defined by concrete curb,
landscaped areq or other similar means.

ON SITE CIRCULATION/ DEDICATED DROP-OFF:

24. The two dedicated drop-off and pick-up areas shall include "No Parking" signage.

Other signage, barriers or cones, striping, and traffic directing personnel shall be

utilized as appropriate for events greater than 300 people. A more detailed

description of such measures shall be required and approved by Planning staff
prior to building permit issuance.

6
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25. To minimize stationary-source noise levels during construction activities, all
stationary construction equipment (i.e., generators and air compressors) shall be
located at least 25 feet from the western and southem project property lines. The
applicant shall ensure that this requirement is implemented by all contractors.
(Mitigation Measure 4. 5 -2)

26. To prevent exceedance of the County's nighttime noise standard, the applicant
shall install parking lot signage that prohibits parking after 10:00 p.m. or before
7:00 a.min spaces within 120 feet of the western property line. No parking
restriction is required for spaces farther than I20 feet from the property line. The
applicant shall be responsible for enforcing the parking restriction. (Mitigation
Measure 4.5-4)

27. Construction shall be limited to the hours of 7 AM to 8 PM Monday through
Friday and 9AM to 6PM on Saturdays. No construction on Sunday shall be
alowed, except to address emergencies as approved by the Planning Office. This
includes all construction activities associated with the project, including grading,
excavation, stripping, pavement, foundation, and installing new structures and
improvements etc., on-site.

28. Contractors shall uss I'new technology" power equipment with state of the art
noise shielding and muffling devices. All intemal combustion engine driven
equipment shall be equipped with intake and exhaust mufflers which are in good
working condition and appropriate for the equipment.

29. To minimize stationary-source noise levels during construction activities, all
grading and improvement plans shall state that all stationary construction
equipment (i.e., generators and air compressors) shall be located at least 25 feet
from the westem and southem project property lines. The applicant shall ensure
that this requirement is implemented by all contractors (Mitigation Measure 4.5-
1)

30. Unnecessary idling of internal combustion engines shall be prohibited.

GRADING

31. Grading Description: The project proposes approximately 3,000 cubic yards
(CY) of grading for the Mosque, Community Building and Community Plaza
(870 CY of cut and2740 CY of fill), and approximately 1600 CY of grading (370
CY cut, 1240 CY fill) for Parking Lot A (eastem parking lot) with 5 to 6 feet high
retaining walls around these areas to support their development.

32. Disposal of Excess Cut: Any excess cut shall be taken off-site to an approved
disposal location.

7
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CULTURAL AND BIO ICAL RESOURCES

33. Protection o-f Sub-sur-face Resources: During any construction or ground

disturbance, including for the Cemetery use, conditions 33-37 shall apply:

34. Paleontolosical Resources (Mitigation Measure 4. 2- I ) Theproject proponent

shall retain a qualified paleontologist to provide a preconstruction briefing to the

supervisory personnel of the excavation contractor to alert them to the possibility
of exposing significant paleontological resources within the property. In the event

that paleontological resources are discovered during project construction,
construction shall halt in the immediate vicinity of the find until a qualified
paleontologist is consulted to determine the significance of the find, and has

recommended appropriate measures to protect the resource. Further disturbance of
the resource shall not be allowed until those recommendations are approved by
the County Planning Office and the recommendations or protection of the
resource have been implemented.

35. Archaeolo sical Resources: (Mitigation Measure 4.2-2a.) The applicant shall note

on any plans that relate to ground-disturbance that there is a potential for exposing
unknown, buried cultural resources.

The project proponent shall retain a qualified archaeologist to provide a

preconstruction briefing to the supervisory personnel of the excavation contractor
to alert them to the possibility of exposing significant historical and

archaeological resources within the property. The briefing shall describe the types

of archaeological objects that could be exposed, the need to stop excavation at the

discovery, and the procedures to follow regarding discovery protection and

notification of the project proponent and archaeologist.

If archaeological materials are exposed or discovered during subsurface

construction activities on the site, then the operator of the cemetery shall receive a

similar briefing as the construction personnel.

36. Buried Cultural Resources sation Measure 4.2-2H In the event that
archaeological materials are exposed or discovered during subsurface activities,
activities within 50 feet of the find shall stop, and a professional archaeologist

who meets the Secretary of the Interior's standards shall be contacted for
evaluation and further recommendations.

The archaeologist shall review and evaluate any discoveries to determine if they
are historical resource(s) under CEQA andlor unique archaeological resources. If
the Professional Archaeologist determines that any cultural resources constitute a

significant archaeological resource, he/she shall noti$' the project proponent and

8
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the County Planning Office of the evaluation and recommended mitigation
measures to mitigate any impact to a less-than-significant level.

If a discovery is determined to be a significant archaeological resource, and if
avoidance ofthe resource is not possible, the professional archaeologist shall
prepare and assist in the implementation of a Cultural Resources Management
Plan, which must be reviewed and approved by the Santa Clara County Planning
Office, for appropriate treatment of the resource. Potential recommendations
could include evaluation, collection, recordation, and analysis of any significant
archaeological materials. Treatment of any significant archaeological resources
shall be undertaken in accordance with the Cultural Resources Management Plan
and approved by the archaeologist. In the event that human skeletal remains are
encountered, the applicant is required by County Ordinance No. 86-18 to
immediately notiSr the County Coroner. Upon determination by the County
Coroner that the remains are Native American, the coroner shall contact the
Califomia Native American Heritage Commission, pursuant to subdivision (c) of
Section 7050.5 of the Health and Safety Code and the County Coordinator of
Indian affairs. No further disturbance of the site may be made except as

authorized by the County Coordinator of Indian Affairs, in accordance with the
provisions of state law and Chapter 86- 1 8 of the County Ordinance Code. If
artifacts are found on the site, a qualified archaeologist shall be contacted along
with the County Planning Office. No further disturbance of the artifacts may be
made except as authorized by the County Planning Office..

37. Treqtment Qf Human Remains (Mitigation Measure 4.2-2c): If human remains
are discovered during project construction, or project operation such as digging
relating to cemetery use activities, the applicant shall immediately notifiz the
County Coroner, per County Ordinance No. 86-18 and the following steps shall
be taken:

' There shall be no further excavation or disturbance of the site or any
nearby area reasonably suspected to overlie adjacent human remains
until the Santa Clara County Planning Department and the Coroneris
contacted to determine whether an investigation of the cause of death
is required. If the coroner determines the remains to be Native
American;

' The coroner shall contact the Native American Heritage Commission
within 24 hours;

' The Native American Heritage Commission shall identifu theperson
or persons it believes to be the most likely descended from the
deceased Native American;

. The most likely descendent may make recommendations to the
landowner or the person responsible for the excavation work, for

9
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means of treating or disposing of, with appropriate dignity, the human

remains and any associated grave goods as provided in Public

Resources Code Section 5097.98; or,

. If the coroner determines the remains to be Native American, the

landowner or his authorized representative shall rebury the Native

American human remains and associated grave goods with
appropriate dignity on the property in a location not subject to further
suhsurface di sturhance.

Upon determination by the County Coroner that the remains are NativeAmerican,

the coroner shall contact the California Native American Heritage Commission,

pursuant to subdivision (c) of Section 7050.5 of the Health and Safety Code and

the County Coordinator of Indian affairs. No fuither disturbance of the site may

be made except as authorized by the County Coordinator of Indian Affairs, in
accordance with the provisions of state law and Chapter 86- 1 8 of the County

Ordinance Code. If artifacts are found on the site, a qualified archaeologist shall

be contacted along with the County Planning Office. No further disturbance of the

artifacts may be made except as authorized by the County Planning Office.

38. Biolosical Resources sation Measure 4.3-2) : The applicant shall implement
the following measures to reduce impacts on special-status plants:

' Prior to construction and during the blooming period for the special-

status plant species with potential to occ.nr in the project site, a

qualified botanist will conduct protocol-level surveys for special-

status plants in areas where potentially suitable habitat would be

removed or disturbed by project activities. A report of the completed

survey shall be provided to the Santa Clara County Planning

Division. Table 4.3-3 summaizes the normal blooming periods

(shown in gray) for special-status plant species with potential to occur

on the project site, which generally indicates the optimal survey

periods when the species are most identifiable.

. If no special-status plants are found, the botanist shall document the

findings in a letter report to USFWS, CDFW, and the project

applicant and no fuither mitigation will be required.

. If special-status plant species are identified, the applicant shall hire a
qualified botanist to prepare an impact avoidance plan. The plan shall

include mapping of special-status plants within the project site and

shall identifu sufficient buffers to avoid impacts to the plants and root

systems. Buffer areas will be identified with high visibility
construction fencing, flagging, or other appropriate methods.

10
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If special-status plant species are found that cannot be avoided during
construction, the applicant shall consult with CDFW andlor USFWS,
as appropriate depending on species status, to determine the
appropriate protection msasures to minimize direct and indirect
impacts that could occur as a result of project construction and shall
implement the agreed upon measures to achieve no net loss of
occupied habitat or individuals. Protection measures may include
preserving and enhancing existing populations, creation of off-site
populations on mitigation sites through seed collection or
transplantation, and/or restoring or creating suitable habitat in
sufficient quantities to achieve no net loss of occupied habitat and/or
individuals. A monitoring plan shall be developed describing how
unavoidable losses of special-status plants will be compensated.
Alternatively, the project may request to become a "Covered Project"
under the Santa ClaraValley Habitat Plan to address any impacts to
special status plant species that are covered under the Habitat Plan.
Compliance with applicable Habitat Plan fees and conditions as a

covered project would address requried mitigation to those species.

If relocation efforts are included in the protection measures, the
measures shall specifu the methods to be used, including collection,
storage, propagation, receptor site preparation, installation, long-term
protection and management, monitoring and reporting requirements,
success criteria, and remedial action responsibilities should the initial
effort fail to meet long-term monitoring requirements. Success

criteria for preserved and compensatory populations shall include:

o The extent of occupied area and plant density (number of
plants per unit area) in compensatory populations will be
equal to or greater than the affected occupied habitat.

Compensatory and preserved populations will be self-producing.
Populations will be considered self-producing when:

o Plants reestablish annually for a minimum of five (5) years with
no human intervention such as supplemental seeding

o Reestablished and preserved habitats contain an occupied areaand
flower density comparable to existing occupied habitat areas in
similar habitat types in the project vicinity.

o If off-site mitigation includes dedication of conservation
easements, purchase of mitigation credits, or other off-site
conservation measures, the details of these measures will be
included in the mitigation plan, including information on

11
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responsibl e parti es for I ong-term management, conservation

easement holders, long-term management requirements, success

criteria such as those listed above and other details, as appropriate

to target the preservation of long term viable populations.

39. Wastewater Disposal Plan Desisn (Mitisation Measure 4.4-2.): The applicant
shall develop, submit for review and approval of County Department of
Envirorunerrtal Hcalth, and iurplcment a revised wastewater disposal plan that
addresses the issue of soil saturation in the proposed drip field aroa by
lengthening the wastewater disposal area and reducing the overall design
hydraulic loading to 3,000 gallons per day ("gpd") (i.e., a 50 percent reduction
compared to the proposed design). This shall be accomplished by:

a. eliminating the lower drip dispersal field shown on the proposed project
wastewater plan;

b. confining drip dispersal to the area higher up on the slope in this area;

c. extending the drip field a greater distance laterally across the slope (250 to

300 feet); and

d. developing an additional alternate drip disposal field in the orchard area

on the east side of property with capacity for 50 percent of the design
wastewater flow.

The hillside drip field and orchard drip field shall be operated in tandem,

each receiving 50 percent of the daily wastewater flow. Individually, each

field shall have a primary (active) and secondary (resting) drip dispersal

systems installed to meet minimum requirements for a dual, 200 percent

capacity disposal system.

40. Nitrogen Treatment and Efflucent Monitoring (Mitigqtion Measure 4.4-3); The
applicant shall implement the following measures to treat and monitor nitrogen
loading from the on-site wastewater system:

. Modify the proposed wastewater facilities plan to include changes in
the dispersal facilities as described in Mitigation Measure 4.4-2 and

incorporate a supplemental treatment system capable of meeting a20
mglL (average) nitrogen effluent performance limit; and,

' Coordinate with Santa Clara County DEH to establish wastewater

effluent monitoring requirements to provide on-going assurance that

the system performs adequately. Compliance with these requirements

shall be considered conditions of the operating permit for the project.

l2



Page 13
ASA, Design Review, Grading, BSA
File PLN16-2145

41. Construction Trqffic Control Plan (Mitigation Measure 4.6-l): Prior to building
and grading permit approval, the applicant shall submit to the Department of
Roads and Airports a construction traffic control plan that shall:

r restrict all ingress/egress at the construction entrance to right-in and
right-out turns only;

' provide for the appropriate control measures, including barricades,
waming signs, speed control devices, flaggers, and other measures to
mitigate potential traffic hazards; and,

r ensure coordination with emergency response providers to provide
sufficient emergency response access for the surroundin g area.

42. Traffic Sa.fetv Improvements To Site Plans (Mitigation Measure 4.6-3): Prior to
building and grading permit approval, the following amendments shall be made to
the final designs of the project and approved by the County Department of Roads
and Airports:

r The project applicant shall demonstrate that landscaping, as detailed
on landscape plans for Planning approval, does not encroach into the
sight distance triangle (a triangle formed between the location where
the driver makes the decision to exit the driveway fdecision point],
the location of the approaching vehicle on Monterey Road, and the
location where the two vehicles would intersect);

r The project applicant shall construct a deceleration lane on the
southbound side of Monterey Road leading to the project driveway;

r The project applicant shall construct, an acceleration lane on the
southbound side Monterey Road leading from project driveway;

' The project driveway/entrance shall be designed to allow only right-
in, right-out operation from and to Monterey Road. The applicant
shall submit the project drivewaylentrance design to the County
Department of Roads and Airports for review and approval prior to
issuance of any grading or building permits; and,

I I stop sign shall be required where the driveway intersects with
Monterey Road.

43 Gas Measure 4.7-l : Prior
to issuance of grading or building permits for project, the project applicant shall
hire a qualified GHG specialist to prepare and submit to the County Planning
Department a GHG reduction plan to calculate final emissions from construction
and operations and propose quantifiable strategies to ensure that the project
related incremental increase of GHG emissions do not exceed the 2030 threshold
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of 2.8 MT of CO2elyearlseruice population. If at the time the GHG-reduction plan

is being prepared BAAQMD has completed updating its CEQA Guidelines and

the County Planning Office, in consultation with BAAQMD, determines that

those guidelines include a project-level GHG threshold that is more appropriate

for this project, the County Planning Office may approve use of that BAAQMD
project-level GHG threshold from the updated guidelines in place of the threshold

used in this EIR (2030 threshold of 2.8 MT of CO2elyearlservicepopulation).
Any revision to the project-level CIIC thrcshold will bc madc aftcr public notice
and an administrative hearing. The GHG reduction plan may include, hut not be

limited to, the following measures:

Construction-phase GHG Reduction Measures:

. To the extent feasible, all diesel-powered construction equipment

shall be fueled with renewable diesel fuel. The renewable diesel fuel

must be compliant with California's low carbon fuel standards. This

measure does not apply to haul trucks with on-road engines that are

used to carry equipment and materials to and from the construction

site and other vendor trips because the selection and operation of
these trucks are not in control of the contractor. Feasibility shall be

determined by the County in coordination with the applicant and the

qualified GHG specialist.

. Implement a construction-worker carpool and transit program to

encourage construction workers to carpool and use public transit to

commute to and from the project site. This measure applies only to

workers who will work at the site five or more consecutive work
days. The program shall include a virtual or physical "ride board" for
workers to organize car pools. The program shall also reimburse

workers for any expenses they incur from using local public transit to

commute to the construction site.

. Install a temporary electric power connection at the construction site

to power any electric power equipment used during project

construction (e.g., welders, lights) in lieu of any stationary generators

powered by fossil fuels.

On-site Operational GHG Emission Reduction Measures:

r Implement a travel demand management program to increase carpool

options and transit use to decrease GHG emissions from vehicle trips.

. Install solar panels in appropriate locations on the site. Appropriate

locations are not limited to rooftops but shall be limited to areas with
impervious surfaces. Specific placement and appearance of solar

panels shall be selected to integrate tastefully into the design and to
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minimize conspicuous visibility from public roads and shall comply
with all applicable design guidelines. The locations and quantity of
panels will be determined by the County in coordination with the
applicant and the GHG specialist.

Install electric tankless andlor rooftop solar water heating system(s).

Install all Energy Star@-certified appliances (if an Energy Star@-

certified model of the appliance is available). Energy Star@-certified
appliances are listed on EPA's website:
http s : //www. energystar. gov/products? s:footer (EP A 20 1 7 ). I f EPA' s

Energy Star@ program is discontinued before appliances and fixtures
are selected, then this measure shall not be required.

Install high-efficiency lighting (e.g., LED) for all exterior and interior
lighting needs.

Provide electrical outlets at the exterior of all project buildings and in
outdoor activity areas to allow sufficient powering of electric
landscaping equipment and special equipment used during outdoor
events (e.g., community picnics, summer camps).

Use water-efficient irrigation systems (e.g., drip systems with smart
irrigation meters) and landscaping techniques/design.

Only use drought tolerant plants in landscaped areas (does not apply
to orchard area).

If feasible, install a grey water system to irrigate outdoor landscaping
andlor to use for indoor non-potable water uses.

To reduce landfill waste generated during operation of the project,
include separate recycling and waste containers to support recycling
collection service.

Include any other GHG reduction measures that the applicant deems
feasible and approved by County staff. Because mobile sources
(vehicle trips) would constitute the majority of GHG emissions, and it
is anticipated that the project proponent would be unable to reduce
the operationsrelated incremental increase of GHG emissions to
below the threshold of 2.8 MT of CO2elyearlsewice population using
the above measures, the project proponent shall offset all remaining
incremental emissions above that threshold. Any offset of operational
emissions shall be demonstrated to be real, permanent, verifiable,
enforceable, and additional. To the maximum extent feasible, as

determined by the County in coordination with the BAAQMD,

I

t
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offsets shall be implemented locally. Offsets may include but are not

limited to, the following (in order of preference):

Funding oflocal projects, subject to review and approval by the

BAAQMD, that would result in real, permanent, verifiable,

enforceable, and additional reduction in GHG emissions. If the

BAAQMD or County of Santa Claradevelops a GHG mitigation
fund, the County may instead pay into this fund to offset project

incre,mental GHG emissions in excess of the significancethreshold,

Purchase of carbon credits to offset project incremental emissions to

below the significance threshold. Carbon offset credits must be

verified and registered with The Climate Registry, the Climate Action
Reserve, or other source that is approved by the California Air
Resources Board as being consistent with the policies and guidelines

of the Califomia Global Warming Solution Act of 2006 (AB 32), or

available through a County- or BAAQMD-approved local GHG

mitigation bank or fund.

Land Develonment Enqineerinq

44. Property owner is responsible for the adequacy of any drainage facilities and for
the continued maintenance thereof in a manner that will preclude any hazardto
life, health or damage to adjoining property.

Roads & Airnorts

45. All employee, visitor and event parking and operations shall be provided on-site;

no street parking shall be allowed with this permit.

46. Provide for the maintenance of adequate sight distance along Monterey Road at

the driveway location.

Denartment of Environmental Health

47. Based on a percolation rate of 46 minutes per inch (application rate of 0.4 gallons

per square feet per day), sewage disposal conditions have been determined for the

single family residence. The OWTS shall utilize a 1500 gallon septic tank, 1500

gallon pump tank, a supplemental treatment unit, and a total of 2250 square feet

drip dispersal field. This onsite wastewater treatment system design is adequate to

serve a maximum design flow of 450 gallons per day (3-bedrooms).
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48. Based upon the proposed number of proposed daily users/parishioners, special
event participants, onsite staff and campers, a percolation rate of 41 minutes per
inch (application rate of 0.6 gallons per square feet per day), sewage disposal
conditions have been determined for the non-residential uses. The onsite
wastewater treatment system shall utilizes a 1500 gallon septic tank for the bath
house, a 20,000 gallon septic tank (greater than twice the peak daily flow), a
20,000 gallon flow equalization tank metering up to 6000 gallons per day, a 9000
gallon pump tank, a supplemental treatment unit, and a total of 20,000 square feet
drip dispersal field. This onsite waste water treatment system design is adequate
to serve either a single daily peak flow of 7530 gallons per day or a weekly peak
flow of6000 gallons per day.

49. All construction activities shall be in conformance with the Santa Clara County
Noise Ordinance Section 811-154 and prohibited between the hours of 7:00 p.m.
and 7:00 a.m. on weekdays and Saturdays, or at any time on Sundays for the
duration of construction.

50. All activities must comply with Santa Clara County Noise Ordinance.

Fire Marshal's Office

51. MAINTENANCE: Fire protection water systems and equipment shall be
accessible and maintained in operable condition at all times, and shall bereplaced
or repaired where defective. Fire protection water shall be made available to the
fire department.

52. Fire department access roads, driveways, tumouts, and turnarounds shall be
maintained free and clear and accessible at all times for fire department use.
Gates shall be maintained in good working order, and shall remain in compliance
with Fire Marshal Standard CFMO-A3 at all times.

Santa Clara Valley Water District (Valley Water)

53. Any abandoned wells, or wells that are no longer in use, must be properly
destroyed. As required by Santa ClaraValley Water District (Valley Water)
Ordinance 90-1, an application must be filed with the District for a permit to
construct or destroy any well, or to drill any exploratory holes deeper than 45 feet.

Buildinq Insnection Office

54. All new structures shall require a building permit. For detailed information about
the requirements for a building permit, obtain a Building Permit Application
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Instruction handout from the Office of Building Inspection or visit their website

(www.sccbuilding.org).

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO GRADING OR

BUILDING PERMIT ISSUANCE

Planninq Division

55. Prior to filing for a grading or a building permit, contact the Planning Depaltment

to schedule a pre-submittal meeting to discuss submittal requirements andprocess

for the grading and building permits.

56. Any fees due to the County of Santa Clara Department of Planning and

Development associated with staff time spent on the planning approval and

condition compliance related to construction permit issuance shall be paid priorto
issuance of any permits for this project.

DESI

57. Prior to any building permit issuance, submit a complete and consistent plan set

that includes a site plan, elevations, and crossections consistent with the project

approval. The plan set shall include the following:

a. San Martin Intesrated sn Plan and Guidelines: Building elevation, exterior
colors and materials, in confofinance with the Board adopted San Martin
Integrated Design Guidelines. Highly reflective surfaces and colors, artificial,
composition type materials (simulated wood or masonry) lacking durability and

compatibility with traditional types of building materials are not permitted.

b. Massing: Consistent with the County's Design Review requirements, the

maximum horizontal length of a continuous wall plane shall be 80 feet or less.

Maximum height of a wall place, including foundation and other continuous

components, shall be 24 feet with the following exceptions:
(a) Any architectural component where fagade dimension does not exceed 18

horizontal feet, or
(b) Multiple such components (18 horizontal feet maximum) where combined

horizontal dimension does not exceed 25oh of the total horizontal
dimension of the faEade.

Portions of a wall plane must be offset by at least five (5) horizontal feet to be

deemed discontinuous for the purposes of this provision.
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LANDSCAPE PLAN

58. Final Landscaping Plan: Prior to the issuance of any grading or building permit,
the applicant shall submit to the county Planning office an updated Final
Landscaping Plan set that conforms to the San Martin Integrated Design Plan and
Guidelines and that demonstrates through use of evergreen plantings of sufficient
height, depth, and location that all project structures as well as the youth summer
camp will be screened from public view at the key viewpoint locations on
Monterey Road and California Avenue, as demonstrated through the approved
preliminary landscape plan and visual simulations provided by the applicant on
April23,2019.

59. The Final Landscaping Plans, shall be substantially consistent with the approved
Preliminary Landscape Plan, shall incorporate additional landscaping as

conditioned behind the water tanks and bathhouses, along the western property
line, and retaining walls at the parking lot and play areas, and shall be prepared
and stamped by a licensed landscape architect, and shall include the following
information:

c. Color: Submit color samples for the fagade, trim and roof materials indicating the
following:

i. Light Reflectivity Value is less than or equal to 65 for the mosque and
community building.

ii. Light Reflectivity Value is less than or equal to 45, pursuant to Section
3.20.040.8.

iii. Exterior colors of buildings (including roofs) is consistent with the San
Martin Integrated Design Plan and Guidelines and is a brown or neutral
earth tone so as to blend in with the natural landscape.

d. Trqffic: The project design shall incorporate the following improvements:
i. A deceleration lane on the southbound side of Monterey Road leading to

the project driveway.
ii. An acceleration lane on the southbound side Monterey Road leading from

project driveway.
iii. A project driveway/entrance designed to allow only right-in, right-out

operation from and to Monterey Road. The applicant shall submit the
project driveway/entrance design to the County Department of Roads and
Airports for review and approval prior to issuance of any grading or
building permits.

iv. A stop sign shall be required where the driveway intersects with Monterey
Road.
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e. Landscaping that does not interfere with traffic safety orinfrastructure
improvements on site, per the following conditions:
(1) The project applicant shall demonstrate that landscaping, as detailed on

landscape plans for Planning approval, does not encroach into the sight
distance triangle (a triangle formed between the location where the driver
makes the decision to exit the driveway [decision point], the location of the

approaching vehicle on Monterey Road, and the location where the two
vshicles would intersect). ftter EIR Atfitigation Atfeasure,4,6-ll'

(2) Overlay proposed below-surface site features, such as infrastructure
improvements for storm drain or septic facilities, and demonstrate how the
proposed landscaping and its growth, maturation, and maintenance will not
be impacted by these facilities.

f. Landscaping throughout the parking area where feasible, that includes fast-

growing deciduous or evergreen trees to create maximum summer shade and

provide adequate visual relief.

g. Native or naturalized species with consideration to drought tolerance, adaptability
and relationship to environment; color, form and pattem, ability to provide shade,

soil retention, and fire resistance.

h. A variety of landscape material types (i.e. large/small trees, shrubs, vines/ivy, and

group cover) of varying species.

Species name (generic and common), size and container size of all proposed
plants.

j. Describe any relevant details of irrigation and maintenance.

k. Plan shall include one24-inch box (minimum) oak tree, or two 15-gallon oak

trees shall be installed for each l2-inch diameter or larger oak tree designated for
removal.

Due to the increased frequency of observed sudden oak death (Phytophthera

ramorum) in the western portions of Santa ClaraCounty, replacement oak choices

should be limited to species which have not shown susceptibility to sudden oak

death, such as valley oak (Quercus lobata), Oregon white oak (Quercus garryana),

blue oak (Quercus douglasii).

l. All requirements to meet the County's Sustainable Landscape Ordinance-
Division B33 of the County of Santa Clara Ordinance Code.

m. A Tree Protection Plan shall be submitted with building and grading plans for
approval, with tree protection fencing measures around all trees not slated for
removal that are adjacent to construction areas and material storage areas. Such

tree protection fencing shall be maintained during the duration of the construction
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n. Soil characteristics, including structure, texture, percolation, pH, mineral content,
and microbiology, shall be evaluated and included with the landscape architect's
choice of landscaping in the final landscaping plan. Soil amendments, such as
compost or fertilizer, shall be added as appropriate.
(l) A minimum two (2) inch layer of mulch shall be applied on all exposed soil

surfaces of planting areas, except in areas of direct seeding application (e.g.
hydroseed).

(2) Stabilizing mulching products shall be used on slopes.

LIGHTING PLANS

60. Submit a lighting plan and manufacturer's detail, of all proposed exterior lighting
for the parking area, buildings, and site landscaping to the Planning Department
during the plan check process for review and approval. The outdoor lighting plan
shall indicate use of full cut-off lighting fixtures directed downwards to minimize
spillover lighting and visibility off the property consistent with Condition # 13
above.

61. Submit a photometric plan demonstrating the proposed lighting plan's spillover
light at the property lines is 0 foot candle consistent with Condiiton # 13 above.

PARKING PLAN

62. Parking Plan: Prior to any construction permit issuance, a parking plan shall be
submitted and approved by the County Planning Office, pursuant to all project
conditions of approval (See conditions 15 through 21 above) and the County
Zoning Ordinance parking requirements for approved residential and non-
residential uses.

63 Dedicat Prior to any constructionpermit
issuance, provide the following:

a. Identiff on submittal plans dedicated loading, drop-off and pick-up areas,
pursuant to the approved plans.

b. Provide location and design ofsignage to ensure these areas arenot
utilized for parking.

c. Provide a detailed description of traffic control and parking management
measures such as signage, barriers or cones, striping, and traffic directing
personnel, for events greater than 300 people, which shall be approved by
Planning staff prior to building permit issuance.
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EMISSION RED

64. Prior to issuance of grading or building permits for project, the project applicant

shall hire a qualified GHG specialist to prepare and submit to the County
Planning Department a GHG reduction plan, pursuant to Condition #4I above.

GENERAL CONS IICTION NOTES

65. Gradine: All construction plans shall note that:

a. The cut shall be balanced on site pursuant to approved preliminary grading
plans, with a maximum of approximately 700 CY of cut taken off-site to

an approved disposal location.

b. Newly graded areas shall be seeded / mulched or re-vegetated within 30

days.

66. Air Qualitv:The applicant will incorporate the following basic measures into all
construction documents to prevent air pollution in a manner consistent with the

Bay Area Air Quality Management District's standards.

c. A11 exposed surfaces (e.g., parking areas, staging areas, soil piles, graded

areas, and unpaved access roads) will be watered twice per day.

d. All haul trucks transporting soil, sand, or other loose material off-site will
be covered.

All visible mud or dirt track-out onto adjacent public roads will be

removed using wet power vacuum street sweepers at least once per day.

The use of dry power sweeping will be prohibited.

f. All vehicle speeds on unpaved roads will be limited to 15 miles per hour

g. All roadways, driveways, and sidewalks to be paved will be completed as

soon as possible. Building pads will be laid as soon as possible after
grading unless seeding or soil binders are used.

h. Idling times willbe minimized either by shutting equipment off whennot
in use or reducing the maximum idling time to 5 minutes (as required by
the California airborne toxics control measure Title 13, Section 2485 of
Califomia Code of Regulations). Clear signage will be provided for
construction workers at all access points.

e
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l. All construction equipment will be maintained and properly tuned in
accordance with manufacturer's specifications. All equipment will be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.

j. A publicly visible sign with the telephone number and person to contact at
the Lead Agency regarding dust complaints will be posted on-site. This
person will respond and take corrective action within 48 hours. The Air
District's phone number will also be visible to ensure compliance with
applicable regulations.

67 . All identified project conditions of approval (Conditions 31-36 above) and
construction mitigation measures for the various resource areas as identifedbelow
shall be noted:

k. Biological resources: If special-status plant species are identified on
project site, the project plans shall identifu an impact avoidance areaper
the biologist's recommendation with high visibility construction fencing,
flagging, or other appropriate methods.

l. Cultural Resources: Project conditions of approval (Conditions 31-35
above) and construction Mitigation Measures 4.2-1, 4.2-2a, 4.2-2b, 4.2-2c
shall be noted on plans.

2. Noise: The following notes shall be included on all grading, building, and
improvement plans and implemented by the contractors:

m. Construction shall be limited to the hours of 7 AM to 8 PM Monday
through Friday and 9AM to 6PM on Saturdays. This includes all
construction activities associated with the project, including grading,
excavation, stripping, pavement, foundation, and installing new structures
and improvements etc., on-site.

n. Contractors shall use "new technology" power equipment with state of the
art noise shielding and muffling devices. All internal combustion engine
driven equipment shall be equipped with intake and exhaust mufflers
which are in good working condition and appropriate for the equipment.

o. To minimize stationary-source noise levels during construction activities,
all grading and improvement plans shall state that all stationary
construction equipment (i.e., generators and air compressors) shall be
located at least 25 feet from the western and southern project property
lines. The applicant shall ensure that this requirement is implemented by
all contractors (Mitigation Measure 4.5-1)

p. Unnecessary idling of internal combustion engines shall be prohibited.
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68. Trq{fic Control Plan (Mitiqation Measure 4.6-lI: Prior to building and gading
permit approval, the applicant shall submit to the Department of Roads and

Airports a construction traffic control plan that shall:

q. Restrict all ingress/egress at the construction entrance to right-in and rightout

tunrs urily;

Provide for the appropriate control measures, including barricades, waming
signs, speed control devices, flaggers, and other measures to mitigate
potential traffic hazards; and

s. Ensure coordination with emergency response providers to provide
sufficient emergency response access for the surroundingatea.

Land Develonment Ensineerins

69. Obtain a Grading Permit from Land Development Engineering (LDE) prior to
beginning any construction activities. Issuance of the grading permit is required

prior to LDE clearance of the building permit (building and grading permits can

be applied for concurrently). The process for obtaining a Grading Permit and the

forms that are required can be found at the following web page:

www.sccplanning.org > I Want to.. > Apply for a Permit > Grading Permit

If the County Roads and Airports Department provides a condition of approval to

obtain an encroachment permit, the application for the permit will be submitted to

the Land Development Engineering Office with the gradingldrainage permit. For
your convenience, the grading and encroachment permits are processed

concurrently under one set of improvement (grading & drainage) plans.

Expect four to six weeks for plan review and plan check comments. Pleasecontact

LDE at (299-5734) for additional information and timelines.

70. Final plans shall include a single sheet which contains the County standard notes

and certificates as shown on County Standard Cover Sheet. Plans shall be neatly

and accurately drawn, at an appropiate scale that will enable readyidentification
and recognition of submitted information.

71. Final improvement plans shall be prepared by a licensed civil engineer forreview
and approval by LDE and the scope of work shall be in substantial conformance

with the conditionally approved preliminary plans on file with the Planning

Office. Include plan, profile, typical sections, contour grading for all street, road,

r
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driveway, structures and other improvements as appropriate for construction. The
final design shall be in conformance with all currently adopted standards and
ordinances. The following standards are available on-line:
. Standard Details Manual, September 1997, County of Santa Clara,Roads
and Airports Department available at: www.sccgov.org/sites/rda > Published
Standards, Specifi cations, Documents and Forms

r March 1981 Standards and Policies Manual, Volume 1 (Land
Development): www.sccplanning.org > Plans & ordinances > Land Development
Standards and Policies

' 2007 Santa Clara County Drainage Manual: www.sccplanning.org > Plans
& Ordinances > Grading and Drainage Ordinance

72. Survey monuments shall be shown on the improvement plan to provide sufficient
information to locate the proposed improvements and the property lines. Existing
monuments must be exposed, verified and noted on the grading plans. Where
existing monuments are below grade, they shall be field verified by the surveyor
and the grade shall be restored and a temporary stake shall be placed identifying
the location of the found monument. If existing survey monuments are not
found, temporary staking delineating the property line may be placed prior to
construction and new monuments shall be set prior to final acceptance of the
improvements. The permanent survey monuments shall be set pursuant to the
State Land Surveyor's Act. The Land Surveyor / Engineer in charge of the
boundary survey shall file appropriate records pursuant to Business and
Professions Code Section 8762 or 8771 of the Land Surveyors Act with the
County Surveyor.

73. Pivate Road per County Standard SDl modified from approximate station 1+00
(at driveway approach) to station 8+25 (atParking Lot B turnaround) per
preliminary plans prepared by R.I. Engineering dated 5lI7/16.

a. One inbound and one outbound Vehicle Lane shall be provided with a lane
width of ten feet (10').

b. No parking lanes along the access road shall be required norprovided.

c. No border or sidewalk along the access road shall be required orprovided

d. Structural section shall be based upon the Caltrans Highway Design
Manual, Section 608.4 with a Traffic Index of 5.0 and an R-valueprovided
by the Project Geotechnical Engineer.

74. Single Driveway per County Standard SD5 from approximate station l+25 (at
Parking Lot B turnaround) to station 7+50 (at Girls Tent Camp turnaround).
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e. No Parking lanes along the driveway shall be required nor provided.

f. No border or sidewalk along the driveway shall be required orprovided.

g. Structural section shall be based upon the Caltrans Highway Design

Manual, Section 608.4 with a Traffic Index of 5.0 and an R-valueprovided
by the Project Geotechnical Engineer.

75. Street signage and striping in accordance with the California Vehicle Code.

Signage and striping shall include but are not limited to:

h. "No Parking" signage and curb painting for those portions of the common

access roads intended not to allow on-street parking.

i. "Private Road" and Traff,rc Control signs.

j. Street striping and pavement markings

76. All parking stalls shall be permanently delineated.

77. The improvement plans shall include an Erosion and Sediment Control Plan that

outlines seasonally appropriate erosion and sediment controls during the

construction period). Include the County's Standard Best Management Practice
Plan Sheets BMP-I and BMP-2 with the Plan Set.

78. All improvements, including but not limited to parking stalls, path of travel,
pavement surfaces, ramps, railing, etc. shall be shown on the improvement plans

to be constructed in conformance with the American with Disability Act.

79. Show the limits of floodplain on the improvement plans.

80. Plans will be processed in accordance with the Grading Ordinance and checked

for conformance with Article 5 (Design Standards) Section Cl2-489 to Section

cr2-527.

81. Provide a drainage analysis prepared by a licensed civil engineer in accordance

with criteria as designated in the 2007 County Drainage Manual (see Section 6.3.3

and Appendix L for design requirements). The on-site drainage will be controlled
in such a manner as to not increase the downstream peak flow for the l0-year and

10O-year storm event or cause ahazard or public nuisance. The mean annual

precipitation is available on the on-line property profile.

82. In order to mitigate the effects of the runoff discharge, the project civil engineer

shall demonstrate how the concentrated discharge of runoff would not affect the

downstream neighbors. Alternatively, the drainage discharge pattern shall be
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designed in such a fashion that it mimics the existing sheet flow discharge over
the property lien and doesn't adversely impact downstream properties.

83. All new on-site utilities, mains and services shall be placed underground and
extended to serve the proposed development. All extensions shall be included in
the improvement plans. Off-site work should be coordinated with any other
undergrounding to serve other properties in the immediate area.

84. The improvement plans shall include at a minimum, one of the Low Impact
Development site design measures. These measure include directing roof runoff
into; cisterns or rain barrels for reuse, onto vegetated areas and; directing runoff
from sidewalks, walkways, patios, driveways and uncovered parking onto
vegetated areas; and constructing sidewalks, walkways, patios, driveways with
permeable surfaces.

85. Provide a Storm Water Control Plan prepared by a licensed civil engineer. Include
storm water quality treatment measures {PROJECTS > 5000 SF AND SF >
15,000) and runoff retention measures {PROJECTS > 15,000} sized per the
County's Guidance Manual for Low Impact Development and Post Construction
Requirements.

86. Provide peak flow management analysis for the project prepared by a licensed
civil engineer. The analysis shall show the post -development peak flow
discharge from the site doesn't exceed the pre-project peak flows for the 2-
through 1O-year storm events. {PROJECTS > 22,500}

87. Submit a signed/stamped geotechnical report providing recommendations for the
project. The report shall provide geotechnical recommendations, as appropriate,
for all improvements associated with the development, including, but not limited
to, structural foundations, pavement & hardscape sections, storm drainage, cut
slopes, fill slope construction, etc. The report shall also evaluate the proposed
cemetery location, and provide recommendations, as appropriate.

88. Submit a plan review letter by the Project Geotechnical Engineer certifiiingthat
the geotechnical recommendation in the above geotechnical report have been
incorporated into the improvement plan.

89. Indicate on the improvement plans the land area that will be disturbed. If one acre
or more of land area will be disturbed, file a Notice of Intent (NOD with the State
Water Resources Control Board (SWRCB) for coverage under the State General
Construction Permit. The SWRCB will issue a Waste Discharge Identification
number (WDID). The WDID number shall be shown on the on the final
improvement plans. The SWRCB web site is at: www.waterboards.ca.gov >
Water Issues > Programs > Stormwater
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90. Offer to dedicate Public Service Easements, in accordance to County Easement

policies and as required for water, sewers, and utilities.

91. All applicable easements affecting the parcel with benefactors and recording
information shall be shown on the improvement plans.

92. Enter into an Operations and Maintenancs Agreement for Stormwater Quality
Tmprovements with the County per Section ClI,5-23 of the County Ordinance
Code.

93. Potential adverse effects of long-term downslope creep shall be limited by
incorporating final recommendations from the geotechnical engineer related to the

design and operation of the cemetery, provided these recommendations do not
affect approved cemetery and site design or other conditions of approval, and are

in substantial conformance with the preliminary grading plans and grading
quantities.

Roads & Airnorts

94. Dedicate an avigation easement for San Martin Airport. Submit current grant

deed or title report to the Roads and Airports Department for preparation ofthe
avigation easement.

95. Obtain an Encroachment Permit from the County of Santa Clara Roads and

Airports Department for the following required improvements:

k. Improve Monterey Road to County Standard A/1 with sidewalk along the

property's frontage.

l. Installation of the driveway approach per County Standard Bl7. The
driveway approach shall be modified to limit access on Monterey Road to
ight-in/ right-out only with accel eration' and decel eration lanes.

m. Installation of a stop sign and associated pavement markings for the

driveway exit onto Monterey Road.

The process for obtaining an Encroachment Permit and the forms that are

required can be found at: www.countyroads.org > Services > Apply for
Permits > Encroachment Permit.

96. Demonstrate that the post-development maximum flow rate into the CountyRoad
right-of-way is equal-to or less-than the pre-development corresponding storm

event flow rate per the County Drainage Manual. Provide engineered plans and

drainage calculations for any detention or retention system necessary to satisfr
this requirement.
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Department of Environmental Health

Prior to Issuance of a Gradins Permit

Prior to the issuance of a grading permit, submit a revised onsite
wastewater treatment system design overlaid onto the final grading and
drainage plan to the Department of Environmental Health for review and
approval. For the proposed non-residential use, the revised OWTS shall
include a 5O-foot setback to the proposed cut slope adjacent to the
pathway along the north side of play and sports area.

98 Prior to the issuance of a grading permit, submit a revised onsite
wastewater treatment system design overlaid onto the final grading and
drainage plan to the Department of Environmental Health for review and
approval. For the proposed single family residence, the revised OWTS
shall include a 60 to 100 foot set back to the existing cut slope on the
eastem side of the property.

Prior to Issuance of a Construction Permit

Provide a current water will serve letter from West San Martin Water
Company. The will serve letter shall indicate the water company's
willingness and ability to provide potable water for the proposed uses-
the single family residence and the proposed non-residential uses.

The applicant shall develop, submit for review and approval of County
DEH, and implement a revised wastewater disposal plan that addresses the
issue of soil saturation in the proposed drip field area by lengthening the
wastewater disposal area and reducing the overall design hydraulic
loading to 3,000 gpd (i.e., a 50 percent reduction compared to the
proposed design). This shall be accomplished by: (a) eliminating the lower
drip dispersal field shown on the proposed project wastewater plan; (b)
confining drip dispersal to the area higher up on the slope in this area; (c)
extending the drip field a greater distance laterally across the slope (250 to
300 feet); and (d) developing an additional alternate drip disposal field in
the orchard area on the east side of property with capacity for 50 percent
of the design wastewater flow.

The hillside drip field and orchard drip field shall be operated in tandem,
each receiving 50 percent of the daily wastewater flow. Individually, each
field shall have a primary (active) and secondary (resting) drip dispersal
systems installed to meet minimum requirements for a dual, 200 percent
capacity disposal system.

97

99

100
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The applicant shall implement the following measures to treat and monitor

nitrogen loading from the on-site wastewater system:

a.Modifo the proposed wastewater facilities plan to include changes in the

dispersal facilities as described in Mitigation Measure 4.4-2 and

incorporate a supplemental treatment system capable of meeting a 20

mglL (average) nitrogen effluent perfomance limit.

b.Coordinate with Santa ClnaCounty DEH to establish wastewater effluent

monitoring and sampling requirements to provide on-going assurance that

the system perfolms adequately. Compliance with these requirements

shall be considered conditions of the operating permit for the project.

Fire Marshal's Office

101. A written construction site safety plan shall be submitted directly to the

Fire Marshal's Office.

I02. A new will serve letter from West San Martin Water Works shall be

required.

FIRE PROTECTION WA SI]PPLY

103

r04

105

106.

IMPORTANT: Fire protection water system shall be installed and

inspected prior to approval of the foundation. System shall be maintained

in good working order and accessible throughout construction. A Stop-

work order may be placed on the project if the required hydrant systems

are not installed, accessible, andlor functioning.

Minimum fire-flow for this facility/structure shall be 1,500 gallonsper

minute at20 psi for 120 minutes.

Three (3) Standard hydrants shall be provided. Hydrant placement shall be

approved by this office.

A separate permit shall be obtained from the Fire Marshal's Offrce by a

state licensed contractor prior to installation ofhydrant system and any

listed fire pump.

obtain a building permit for the additional water tanks that will be

supplementing the fire flow. The tank shall meet the requirement of NFPA

22, Standard for Water Tanks for Private Fire Protection. Structural

design of the tank shall also meet the requirements of ASCE-7 current

107.
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t12

ll3

l14.

edition, Standard for Minimum Design Loads for Buildings and other
Structures. The tank capacity shall be the difference from what is provided
by the Water Mutual times 120 minutes.(for example 300 gallons x 120
minutes : 36,000 gallons)

FIRE SPRINKLERS

108. All new construction exceeding 500 square feet shall be equipped with an
approved automatic fire sprinkler system complying with NFPA 13. The
temporary mobile home and the permanent caretaker dwelling shall also
be equipped with residential automatic fire sprinkler system complying
with NFPA 13D.

109. Exception: Accessory structures less than 500 square feet will not require
fire protection water or automatic sprinklers.

110. The fire sprinkler system shall be installed and finaled by this office prior
to occupancy. A separate permit shall be obtained from the Fire Marshal's
Office by a state licensed C-16 contractor prior to installation.

FIRE DEPARTMENT ACCESS

111. IMPORTANT: All required access roads, driveways, tumarounds, and
turnouts shall be installed, and serviceable prior to approval of the
foundation and shall be maintained throughout construction. A Stop-
Work order may be placed on the project if required driving surfaces are
not installed, accessible, and/or maintained.

These are minimum Fire Marshal standards. Should these standards
conflict with any other local, state or federal requirement, the most
restrictive shall apply. construction of access roads and driveways shall
use good engineering practice.

See CFMO-C7 for minimum requirements for access roads/driveways
during construction.

Fire department Access Roads shall be provided within 150-ft. of all
exterior portions of all structures. Access roads shall comply with the
following:

a. Width: Clear width of drivable surface of 20-ft. (no parking)

b. Vertical Clearance: 13 feet 6 inches.

c. Inside Curve Radius: 42-ft.
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d. Grade: Maximum grade shall not exceed l5%o.The Fire Marshal may

permit grades up to a maximum of 20o/o if no other method is

practicable and if consistent with good engineering practices, provided

an approved automatic fire sprinkler system is installed throughoutthe

affected structure(s). In no case shall the portion exceeding 15%

gradient be longer than 300 feet in length, unless there is at least 100

feet at l5Yo or less gradient relief between each 300 foot section.

Gradus cxueedillg 159'o shall bc pavud itr compliancc with SDl.

e. Surface: All driving surfaces shall be all-weather and capable of
sustaining 75,000 pound gross vehicle weight.

f. Gates: Gates shall not obstruct the required width or vertical clearance

of the driveway, and may require a Fire Department Lock Box/Gate

Switch to allow for fire department access. Installation shall comply

with cFMo-A3.

g. A11 fire apparatus access roads meeting the minimum width shall have

permanent "no parking fire lane" signs located so that all access roads

are clearly identified and the required clearance maintained as per 2013

cFC 503.3.

h. A number address approved by the Building Inspection Office shall be

placed on the building (or at the entrance to the facility) in such a

position as to be plainly visible and legible from the street or road

fronting the property. [REF: 2013 CFC $505.1]

Geolosist

I 15. Prior to final grading permit issuance, submit Geotechnical Engineer's

Plan Review Letter that confirms the plans conform with the intent of
recommendations in the geotechnical report. A note to that effect will be

stamped on the final plans.

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO OCCUPANCY

Plannins Division

116. Project Implementation: Prior to final inspectiorV occupancy, schedule a

final site inspection to veriff that required parking, landscaping, and all

other design requirements have been constructed and installed according

to the approved plans, the conditions of approval, and the project's

Mitigation Monitoring and Reporting Program. Contact the Planning

Department at least two weeks prior to scheduling the final site inspection.
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ll7

118

Construction Condiiton Compliance and Monitoring: prior to final
inspection/ occupancy, the applicant shall provide to the planning
Department a report documenting how the project's construction met the
required conditions of approval identified above.

Parking: If parking is proposed to be shared with an off-site parking
provider, the parking agreement or contract between the parties shall be
recorded against both properties prior to occupancy.

Landscaping: Approved landscaping materials and irrigation shall be
installed per approved Final Landscaping Plans, prior to final inspection.

a. The landscape architect shall oversee the installation of plant materials and
irrigation hardware and shall assess the quality of installation. After the
planting is complete, the property owner shall provide to the Planning Office a
written summary report from the landscape architect, which shall:

b. Detail the plant materials installed (species, number, location, size, quality)
per the approved plan. Indicate any discrepancies between plan and
installation (ifapplicable), and state reasons for such discrepancies.

c. Detail any necessary soil augmentation, fertilizer, staking or other plant-
specific maintenance required for the installation.

d. Report any installation problems or concerns of long-term viability.

e. Detail any longer-term maintenance needs, including periodic professional
tree ferlilizing and pruning to better assure successful growth.

f. Original invoices and receipts from landscape contractor(s) and tree nursery
must be kept on hand for one year following installation. Should verification
of proper installation be necessary, such invoices shall be made available to
the zoning administrator for inspection.

I 19.

Land Develonment Ensineerins

120. Existing and set permanent survey monuments shall be verified by
inspectors prior to final acceptance of the improvements by the County.
Any permanent survey monuments damaged or missing shall be reset by a
licensed land surveyor or registered civil engineer authorized to practice
land surveying and they shall file appropriate records pursuant to Business
and Professions Code Section 8762 or 8771 of the Land Surveyors Act
with the County Surveyor.

Construct all of the aforementioned improvements. Construction staking is
required and shall be the responsibility of the developer.

r2l.
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Roads & Airnorts

t22 Construct the aforementioned improvements to the satisfaction ofthe
Roads and Airports Department.

I)eoartment of Envh^onmental Ilealth

Apply for and receive on onsite wastewater treatment system operatlng

permit from the Department of Environmental Health for an alternative

onsite wastewater treatment System serving the single family residence

and the non-residential use.

124. Provide proof of garbage service at the time of final occupancy sign-off
Garbage service in the unincorporated areas of Santa Clara County is

mandatory.

r23.

Fire Marshal's Office

I25. Construct the aforementioned improvements to the satisfaction of the Fire

Marshal's Office.

Geoloqist

126. Prior to final inspection, submit a Construction Observations Letterthat
verifies the work was completed in conformance with the plans and

specifications.
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PREFACE

Section 21081 of the California Environmental Quality Act (CEQA) requires a Lead Agency to adopt a Mitigation Monitoring or Reporting

Program whenever it approves a project for which measures have been required to mitigate or avoid significant effects on the environment.

The purpose of the monitoring or reporting program is to ensure compliance with the mitigation measures during projectimplementation.

The Environmental lmpact Report (EIR) concluded that the implementation of the project could result in significant effects on the

environment and mitigation measures were incorporated into the proposed project or are required as a condition of project approval. This

Mitigation Monitoring or Reporting Program $/n/RP) addresses those measures in terms of how and when they will be implemented.

This document does nol discuss those subjects forwhich the EIR concluded that the impacts from implementation ofthe project would be less

than significant.
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversisht
Aesthetics and Visual Resources

Project
Planner in
the
Planning
Office

Responsibility

South Valley
Islamic Center
(SVIC) and
Counf
Planning Office

Timeframe

Prior to a
issuance of
grading or
building
permits

Mitigation Measures

Mitigation Measure 4.1-22 Update Landscape
Plan for Project Site Screening

Prior to issuance of any grading or building
permits, the applicant shall submit to the County
Planning Office an updated landscaping plan that
conforms to the San Martin Integrated Design
Plan and Guidelines and that demonstrates
through use of evergreen plantings of sufficient
height, depth, and location that all project
structures as well as the youth summer camp will
be screened from public view at the Key
Viewpoint locations on Monterey Road and

California Avenue, as demonstrated through
visual simulations.

Less Than Significant Impact With Mitigation

Bnvironmental Impacts

Impact 4.1-2: Substantially degrade the existing
visual character or quality of the site and its
surroundings.

Construction activities on the project site would occur
over a span of approximately 4 years, and, although
construction activities would change the visual
character of the site by exposing soil and placing
equipment and materials on site, this adverse effect
would be temporary, and dust would be controlled by
implementing best management practices (BMPs).
Therefore, the construction phase of the project would
not result in substantial adverse visual change to the
project site. The operational phase of the project would
place several structures and other facilities on the site
where currently no structures exist. However, the
structures would be subject to the County's design
review procedure and San Martin Integrated Design
Plan and Guidelines standards, and mitigation to
visually screen the proposed development from
viewpoints along public roads would be required.
Therefore, although the visual character ofthe site

would change as a result of the project, this impact
would be less than significant with mitigation
incorporated.



MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversieht

Cultural Resources

Planning
Office -
Project
Planner

Planning
Office -
Project
Planner

Responsibilitv

SVIC/
Contractor

SVIC/
Contractor

Timeframe

Prior to and
during
construction

Prior to and
during
construction

Mitigation Measures

Mitigation Measure 4.2-lz Avoidance or
treatment of uncovered paleontological
resources.

The project proponent shall retain a qualified
paleontologist to provide a preconstruction
briefing to the supervisory personnel ofthe
excavation contractor to alert them to the
possibility of exposing significant paleontological
resources within the property. In the event that
paleontological resources are discovered during
project construction, construction shall halt in the
immediate vicinity of the find until a qualified
paleontologist is consulted to determine the
significance of the find, and has recommended
appropriate measures to protect the resource.
Further disturbance ofthe resource shall not be
allowed until those recommendations are
approved by the County Planning Office and the
recommendations or protection of the resource
have been implemented.
Mitigation Measure 4.2-2a. Notification and
training regarding potential archaeological
resources.
The applicant shall note on any plans that relate to
ground-disturbance that there is a potential for
exposing unknown, buried cultural resources. The
project proponent shall retain a Professional
Archaeologist to provide a preconstruction
briefing to the supervisory personnel ofthe
excavation contractor to alert them to the

Environmental Impacts

Impact 4.2-1: Directly or indirectly destroy a
unique paleontological resource or site or
unique geologic feature.

Although unlikely, construction and excavation
activities associated with project development could
unearth previously undi scovered paleontological
resources, if they are present. This impact is potentially
significant. Implementation of the mitigation measure
below would reduce impacts associated with the
discovery of unknown paleontological resources to a
less-than-si gnifi cant level.

Impact 4.2-22 Cause a substantial adverse change in
the significance of an archaeological
resource.

Although unlikely, construction and excavation
activities associated with project development could
unearth previously undi scovered archaeological
resources, if they are present. This impact is potentially
significant. Implementation of Mitigation Measures 1.2
2a,4.2-2b, and 4.2-2c would reduce impacts associated

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
4 of24



MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversieht

Planning
Office -
Project
Planner

Responsibilitv

SVIC/
Contractor

Timeframe

Prior to and
during
construction

Mitigation Measures

possibility of exposing significant historical and
archaeological resources within the property. The
briefing shall describe the types ofarchaeological
objects that could be exposed, the need to stop

excavation at the discovery, and the procedures to
follow regarding discovery protection and
notification ofthe project proponent and

archaeologist. If archaeological materials are

exposed or discovered during subsurface
construction activities on the site, then the
operator of the cemetery shall receive a similar
briefing as the construction personnel.

Mitigation Measure 4.2-2b. Treatment of
buried cultural resources.

In the event that archaeological materials are

exposed or discovered during subsurface
activities, activities within 50 feet of the find shall
stop, and a Professional Archaeologist who meets

the Secretary ofthe Interior's standards shall be

contacted for evaluation and further
recommendations. The archaeologist shall review
and evaluate any discoveries to determine if they
are historical resource(s) under CEQA and/or
unique archaeological resources. If the
Professional Archaeologist determines that any
cultural resources constitute a significant
archaeological resource, he/she shall notifz the
project proponent and the County Planning Office
of the evaluation and recommended mitigation
measures to mitigate any impact to a less-than-
significant level. If a discovery is determined to

Environmental Impacts

with the discovery of archaeological resources to a
less-than-signifi cant level.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversieht

Planning
Office -
Project
Planner

Responsibility

SVIC/
Contractor

Timeframe

Prior to and
during
construction

Mitigation Measures

be a significant archaeological resource, and if
avoidance of the resource is not possible, the
Professional Archaeologist shall prepare and
assist in the implementation of a Cultural
Resources Management Plan, which must be
reviewed and approved of by the Santa Clara
County Planning Office, for appropriate treatment
of the resource. Potential recommendations could
include evaluation, collection, recordation, and
analysis of any significant archaeological
materials. Treatment of any significant
archaeological resources shall be undertaken in
accordance with the Cultural Resources
Management Plan and approved by the
Professional Archaeologist.

Mitigation Measure 4.2-2c. Treatment of
human remains.

If human remains are discovered during
construction, CEQA Guidelines 1 506a.5(e)(1)
shall be followed, which is as follows: In the
event ofthe accidental discovery or recognition of
any human remains in any location other than a
dedicated cemetery, the following steps should be
taken:
1) There shall be no further excavation or
disturbance ofthe site or any nearby area
reasonably suspected to overlie adjacent human
remains until:
a) The Santa Clara County coroner must be
contacted to determine that no investigation ofthe
cause ofdeath is required; and

Environmental Impacts

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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OversiehtResponsibility

Implementation

Timeframe
b) If the coroner determines the remains to be

Native American:
1. The coroner shall contact the Native American
Heritage Commission within 24 hours;
2. The Native American Heritage Commission
shall identifu the person or persons it believes to
be the most likely descended from the deceased

Native American;
3. The most likely descendent may make
recommendations to the landowner or the person

responsible for the excavation work, for means of
treating or disposing of, with appropriate dignity,
the human remains and any associated grave
goods as provided in Public Resources Code
Section 5097.98; or
2) Where the following conditions occur, the
landowner or his authorized representative shall
rebury the Native American human remains and

associated grave goods with appropriate dignity
on the property in a location not subject to further
subsurface disturbance.

Less Than Significant Impact With Mitigation

Mitigation Measures

Resources

MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Environmental Impacts

Impact 4.3-2: Disturbance to or loss of special-
status plant species and habitat. Project
implementation includes conversion of grassland
habitat, removal of trees, and ground disturbance
associated with construction of new buildings and

roads. These activities could result in the disturbance or
direct loss ofspecial-status plants, because ofdirect
removal or trampling. The loss of special-status plant

Cordoba Center
May 2019

Mitigation Measure 4.3-22Identify and Avoid
Special-Status Plant Species

The applicant shall implement the following
measures to reduce impacts on special-status
plants:

Prior to and
during
construction

SVIC/
Contractor

Planning
Office -
Project
Planner

U.S. Fish
and

Mitigation Monitoring or Reporting Program
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OversiehtResponsibility

Implementation

Timeframe
Mitigation Measures

MITIGATION MOMTORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Environmental Impacts

species and their habitat would be a potentially
significant impact. Prior to construction and during the blooming

period for the special-status plant species with
potential to occur in the project site, a
qualified botanist will conduct protocol-level
surveys for special-status plants in areas
where potentially suitable habitat would be
removed or disturbed by project activities. A
report of the completed survey shall be
provided to the Santa Clara County Planning
Division. Table 4.3-3 summarizes the normal
blooming periods (shown in gray) for special-
status plant species with potential to occur on
the project site, which generally indicates the
optimal survey periods when the species are
most identifiable.

If no special-status plants are found, the
botanist shall document the findings in a letter
report to USFWS, CDFW, and South Valley
Islamic Center (SVIC) and no further
mitigation will be required.

If special-status plant species are identified,
the applicant shall hire a qualified botanist to
prepare an impact avoidance plan. The plan
shall include mapping of special-status plants
within the project site and shall identifi
sufficient buffers to avoid impacts to the
plants and root systems. Buffer areas will be
identified with high visibility construction
fencing, flagging, or other appropriate
methods.

Wildlife
Service

California
Departme
nt of Fish
and
Wildlife

Mitigation Monitoring or Reporting Program
8 of24
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OversightResponsibility

Implementation

Timeframe
Mitigation Measures

MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Environmental Impacts

a If special-status plant species are found that
cannot be avoided during construction, the
applicant shall consult with CDFW and/or
USFWS, as appropriate depending on species

status, to determine the appropriate protection
measures to minimize direct and indirect
impacts that could occur as a result of project
construction and shall implement the agreed

upon measures to achieve no net loss of
occupied habitat or individuals. Protection
measures may include preserving and

enhancing existing populations, creation of
off-site populations on mitigation sites
through seed collection or transplantation,
andlor restoring or creating suitable habitat in
sufficient quantities to achieve no net loss of
occupied habitat andlor individuals. A
monitoring plan shall be developed describing
how unavoidable losses of special-status
plants will be compensated.

lf relocation efforts are included in the
protection measures, the measures shall
specify the methods to be used, including
collection, storage, propagation, receptor site
preparation, installation, long-term protection
and management, monitoring and reporting
requirements, success criteria, and remedial
action responsibilities should the initial effort
failto meet long-term monitoring
requirements. Success criteria for preserved
and compensatory populations shall include:

a

Cordoba Center
May 2019

Mitigation Moniioring or Reporting Program
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OversiqhtResnonsibilitv

Implementation

Timeframe
Mitigation Measures

MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Environmental Impacts

a

- The extent ofoccupied area and plant
density (number of plants per unit area) in
compensatory populations will be equalto
or greater than the affected occupied
habitat.

- Compensatory and preserved populations
will be self-producing. Populations will be
considered self-producing when :

I Plants reestablish annually for a
minimum of 5 years with no human
intervention such as supplemental
seeding

. Reestablished and preserved habitats
contain an occupied area and flower
density comparable to existing
occupied habitat areas in similar
habitat types in the project vicinity.

If off-site mitigation includes dedication of
conservation easements, purchase of
mitigation credits, or other off-site
conservation measures, the details of these
measures will be included in the mitigation
plan, including information on responsible
parties for long-term management,
conservation easement holders, long-term
management requirements, success criteria
such as those listed above and other detail s
as appropriate to target the preservation of
long term viable populations.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversieht

Hvdrolocv and Water Oualitv
County
Department of
Environmental
Health

Resnonsibilitv

SVIC

Timeframe

Prior to
issuance of
grading or
building
permits

Mitigation Measures

Less Than Significant Impact With Mitigation

Mitigation Measure 4.4-3: Revise wastewater
disposal plan design.

The applicant shall develop, submit for review and

approval of County DEH, and implementa
revised wastewater disposal plan that addresses

the issue ofsoil saturation in the proposed drip
field area by lengthening the wastewater disposal
area and reducing the overall design hydraulic
loading to 3,000 gpd (i.e., a 50 percent reduction
compared to the proposed design). This shall be
accomplished by: (a) eliminating the lower drip
dispersal field shown on the proposed project
wastewater plan; (b) confining drip dispersal to
the area higher up on the slope in this area; (c)
extending the drip field a greater distance laterally
across the slope (250 to 300 feet); and (d)
developing an additional alternate drip disposal
field in the orchard area on the east side of
properfy with capacity for 50 percent of the design
wastewater flow.

The hillside drip field and orchard drip field shall
be operated in tandem, each receiving 50 percent
of the daily wastewater flow. Individually, each
field shall have a primary (active) and secondary
(resting) drip dispersal systems installed to meet

Environmental Impacts

Impact 4.4-22 Conflict with County OWTS
standards in a manner that is inappropriate for
onsite soils or which could cause localized
groundwater mounding and surface seepage.

Soil profile evaluations and percolation testing have

demonstrated that the property has suitable conditions
for an on-site wastewater treatment system (OWTS) in
accordance with County requirements. However, the
horizontal setback between the non-residential
dispersal field and the proposed cut-slope adjacent to
the pathway along the north side of the play area and

sports courts does not meet the necessary setback
requirements. These factors pose the risk of an

unacceptable level ofsaturation beneath the drip fields
Due to the possibility for lateral seepage of
inadequately treated effluent at the proposed cut slope
downhill, the OWTS, as proposed, would result in a
significant impact. With implementation ofthe
recommended mitigation, which would modifu the
design of the OWTS, this impact would be less than
significant.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversisht

County
Department of
Environmental
Health

Responsibilitv

SVIC

Timeframe

Prior to
issuance of
grading or
building
permits

Mitigation Measures

minimum requirements for a dual, 200 percent
capacity disposal system.

Less Than Significant Impact with Mitigation

Mitigation Measure 4.4-3: Supplemental
nitrogen treatment and effluent monitoring.

The applicant shall implement the following
measures to treat and monitor nitrogen loading
from the on-site wastewater system:

. Modiff the proposed wastewater facilities
plan to include changes in the dispersal
facilities as described in Mitigation Measure
4.4-2 and incorporate a supplemental
treatment system capable of meeting a 20

mglL (average) nitrogen effluent performance

limit.
. Coordinate with Santa Clara County DEH to

establish wastewater effl uent monitoring
requirements to provide on-going assurance

that the system performs adequately.

Compliance with these requirements shallbe
considered conditions of the operating permit
for the project.

Less Than Significant Impact with Mitigation

Environmental Impacts

Impact 4.4-3: Exceed acceptable nitrate or salt
concentrations in groundwater due to operation of
the on-site wastewater disposal facilities.

Operation of the on-site wastewater treatment system
could result in nitrogen levels that exceed the
RWQCB/DEH water quality standards for areas sen'ed
by individual water wells. This would result in a
significant impact to water quality. With mitigation
requiring modification of the OWTS and groundwater
quality monitoring, this impact would be less than
significant.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTER PROJECT

Implementation

Oversisht
County
Department of
Environmental
Health

Planning
Office -
Project
Planner

Responsibilitv
SVIC

Timeframe
Mitigation Measures

Mitigation Measure 4.4-42 Cemetery phasing

and groundwater monitoring.

Prior to initiating any burial, the applicant shall

submit a cemetery development phasing and

monitoring plan for review and approval by the

Santa Clara County DEH that includes an

established annual limit on the number of burials
and a groundwater monitoring plan that includes

(at a minimum) the following measures:

o The burials shall by sequenced to begin in the

northeastern corner of the cemetery and

proceed down-hill (southerly) on the east side

of the proposed driveway, maintaining
maximum buffer distance between the graves

and the westerly property line.

r The monitoring plan shall include the specific
location, depth, and screened intervals for the

wells, which shall be reviewed and approved

by the County Planning Office prior to
installation of monitoring wells and

commencement of burials. Monitoring wells

shall be installed within the cemetery and

along the downslope (southerly and westerly)
proper(y lines; at a minimum, monitoring shall

include quarterly sampling and analysis for
nitrate and TDS concentrations to observe

water quality changes over time. A minimum
of six wells shall be installed as

Environmental Impacts

Impact 4.4-4: Result in deterioration of
groundwater quality nitrogen concentrations
exceeding drinking water standards due to
operation of the cemetery.

Operation of the cemetery could result in nitrogen
levels that exceed the water quality standards for areas

served by individual water wells. This would result in a
potentially significant impact to water quality. With
mitigation that would limit the rate of burials and

require groundwater monitoring and operational
changes in response to changes in groundwater quality,
this impact would be less than significant.

Cordoba Center
May 2019

Mitigation llonitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

OversishtResponsibilitvTimeframe
Mitigation Measures

a

follows: three within the cemetery area; two
along the westerly property line; and one

along the southerly property line. Annual
burial rate shall be limited to a baseline of 30
burials per year for the first 5 years of
operation, subject to adjustment based on the
results of groundwater monitoring.

Groundwater monitoring data shall be

submitted to County Planning annually for
ongoing review. If at any time the
groundwater nitrate concentration at

monitoring wells along the westerly property
line exceed 7.5 mg-N/L, the monitoring wells
shall be re-sampled and burials shall cease

until monitoring results show the groundwater
nitrate concentrations have dropped below the
7.5 mg-N/L evaluation criterion, at which time
the County may authorize continued burials. If
monitoring results show exceedance of the 7.5

mg-N/L criterion more than twice in one year,

the monitoring frequency shall be increased to
monthly sampling and nitrate analysis and

continued until the results show at least 4

consecutive months of compliance with the

7.5 mg-N/L criterion. Additionally, repeat
exceedances of 7.5 mg-NlL inthe
groundwater during a given year shall be

sufficient cause for the County to require
reduction in the annual burial rate- based on

Environmental Impacts

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversight

Noise

ResponsibilityTimeframe
Mitigation Measures

recommendations by a qualified groundwater
quality specialist and approval by the County,
or consideration of other mitigation measures

proposed by the Cordoba Center to achieve

the same objective of <7.5 mg-N/L.

o After 5 years of cemetery operation, the

groundwater quality data (nitrate and TDS),
annual and total number of burials, and

recorded rainfall conditions and other factors

shall be compared to the expected

groundwater quality changes according to the

methodology presented in the analysis by

Questa (2011a). This recorded data shall be

used to confirm or modify the assumptions

used in establishing the baseline rate of annual

burial (30 per year). The review and analysis

shall be conducted by a qualified professional

with demonstrated groundwater expertise, and

shall form the basis for either: (a) maintaining
the baseline annual burial rate; or (b) adjusting
the annual burial rate, either higher or lower
than the adopted baseline amount. The full
report, including any recommended

adjustment to the rate of burials, shall be

reviewed and approved by the County
Planning Office.

Less Than Significant Impact with Mitigation

Environmental Impacts

Cordoba Center
May 2019
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversiqht
Planning
Office -
Project
Planner

County
Building
Inspection

Planning
Office -
Project
Planner

Resnonsibilitv
SVIC

SVIC

Timeframe
Prior to and
during
construction

Prior to
occupancy

Mitigation Measures

Mitigation Measure 4.5-1 : Implement
stationary source construction-noise reduction
measures.

To minimize stationary-source noise levels during
construction activities, all grading and
improvement plans shall state that all stationary
construction equipment (i.e., generators and air
compressors) shall be located at least 25 feet from
the western and southern project property lines.
The applicant shall ensure that this requirement is
implemented by all contractors.

Less Than Significant Impact With Mitigation

Mitigation Measure 4.5-42Install Signage to
Restrict Parking in Western Parking Lot.
To prevent exceedance of the County's nighttime
noise standard, the applicant shall install parking
lot signage that prohibits parking after 10:00 p.m.
or before 7:00 a.m. Signage shall be clearly posted
at spaces within 120 feet of the western property
line. No parking restriction is required for spaces

farther than 120 feet from the property line. The
applicant shall be responsible for enforcing the
parking restriction.

Environmental Impacts

Impact 4.5-l: Short-term construction-related noise
impacts.

Project construction activities would involve the use of
heavy construction equipment that generates noise.
Based on the noise modeling conducted, construction
activities could result in maximum noise levels of
approximately 94 dBA Lmax at 50 feet. Stationary
equipment, such as a generator would typically
generate maximum noise levels of 82 dBA at 50 feet.
Based on the construction noise modeling, nearby
sensitive receptors are located at a distance from the
construction activities that mobile source noise levels
would not exceed Santa Clara County standards of 75

dBA Lmax for mobile equipment. However, noise
levels of stationary equipment could potentially exceed
the County standard of 60 dBA Lmax. This impact
would be potentially significant. With implementation
of mitigation regarding the location ofnoise-generating
stationary equipment, this impact would be less than
significant.

Impact 4.5-4: Long-term increase in noise levels
from on-site sources.

Operational noise sources associated with
implementation of the project would include indoor
activities (daily prayer, youth Sunday classes, potluck
dinners, special events) and outdoor activities (annual
youth summer camp, playground activities, parking -ot
activities), which would be limited to daytime and
evenings. Amplified outdoor sound and outdoor call to
prayer are not proposed. During daltime hours, noise

Cordoba Center
May 2019
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversight

generated by the project would not exceed County
daytime exterior noise standards. However, dawn and

nighttime prayers would occur before 7:00 a.m. and

after l0:00 p.m. respectively; therefore, the County's
nighttime noise standard would apply. Project-
generated on-site noise associated with parking lot
activity could exceed the nighttime noise standard

measured at the residential property line. Because the
adjacent residential properties have large rear yards,
residents would not typically be outside near the
property line before 7:00 a.m. and after 10:00 p.m.
Also, because the project would not generate noise that
would exceed interior noise standards, the project
would not result in a substantial increase in ambient
noise levels that would adversely affect existing noise-
sensitive receptors. However, because the noise level
could slightly exceed the County's nighttime exterior
noise standard at the residential property line, the
impact is considered potentially significant.

and Circulation
Impact 4.6-1: Conflict with an applicable plan'
ordinance, policy, or program; substantially
increase hazards because of a design feature or
incompatible usel or result in inadequate
emergency service during construction.

Mitigation Measure 4.6-lz Construction Traflic
Control Plan.

Prior to
building and
grading
permit
approval

SVIC and
County
Department
of Roads
and
Airports

Department of
Roads and
Airports

Traffic generated during construction of the Cordoba
Center would be attributable to delivery trucks and

construction workers' trips to and from the site. These

trips would be temporary and would occur over a
roughly  -year period. All roadways and intersections

Prior to building and grading permit approval, the
applicant shall submit to the Department of Roads

and Airports a construction traffic control plan
that shall:

a restrict all ingress/egress at the construction
entrance to right-in and right-out turns only;

affected construction traffic are at

ResponsibilitvTimeframe
Mitigation MeasuresEnvironmental Impacts

Cordoba Center
May 2019

Mitigation l\,Ionitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversight

Planning
Office -

Project
Planner

County
Department of
Roads and
Airports

Responsibilitv

SVIC and
County
Department
of Roads
and
Airports

Timeframe

Prior to
building and
grading
permit
approval

Mitigation Measures

a

a

provide for the appropriate control measures,
including barricades, warning signs, speed
control devices, flaggers, and other measures
to mitigate potential traffic hazards; and

ensure coordination with emergency response
providers to provide sufficient emergency
response access for the surrounding area.

Less Than Significant Impact With Mitigation

Mitigation Measure 4.6-32 Traffic safety
improvements to site plans

Prior to building and grading permit approval, the
following amendments shall be made to
the final designs ofthe project and approved by
the County Department of Roads and
Airports:

. SVIC shall demonstrate that landscaping, as

detailed on landscape plans for Planning
approval, does not encroach into the sight
distance triangle (a triangle formedbetween
the location where the driver makes the
decision to exit the driveway fdecision
point], the location of the approaching
vehicle on Monterey Road, and the location
where the two vehicles would intersect).

. SVIC shall construct a deceleration laneon
the southbound side of Monterey Road
leading to the project driveway.

Environmental Impacts

acceptable LOS. This impact would be potentially
significant. With implementation of the recommended
mitigation measures, this impact would be less than
significant.

Impact 4.6-3: Substantially increase hazards
because of a design feature or incompatible use, or
result in inadequate emergency access during
operation.

The County Department of Roads and Airports
reviewed the proposed site plan and determined that
access improvements are needed to ensure adequate
line of sight, maintain flow of traffic, and prevent
traffic hazards associated with vehicles accessing and
leaving the site. Without implementation of access and
roadway improvements, the project would result in a
potentially significant impact. With implementation of
the recommended mitigation measures during the final
design process, this impact would be less than
significant.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

Oversight

a SVIC shall construct, an acceleration lane

on the southbound side Monterey Road

leading from project driveway.

The project driveway/entrance shall be

designed to allow only right-in, right-out
operation from and to Monterey Road. The
applicant shall submit the project
driveway/entrance design to the County
Department of Roads and Airports for
review and approval prior to issuance ofany
grading or building permits.

A stop sign shall be required where the
driveway intersects with Monterey Road.

a

a

Less than Significant With Mitigation

Greenhouse Gas Emissions and
Impact 4.7-1 : Proj ect-generated greenhouse gas

emissions.
Mitigation Measure 4.7-12 Prepare and
implement GHG-reduction plan.

Prior to
building and
grading
permit
approval

SVIC Planning
Office -
Project
PlannerProject-related construction would generate

approximately 3 19 MT CO2e and project operation
would generate approximately 1,165 MT CO2e per
year at project buildout in2021. This level ofGHG
emissions would result in a significant impact and a

considerable contribution to cumulative em i ssions

related to global climate change, and conflict with State

GHG reduction targets established for 2030 and 2050.
Mitigation is recommended, including emissions

Prior to issuance of grading or building permits
for project, SVIC shall hire a qualified GHG
specialist to prepare and submit to the County
Planning Department a GHG reduction plan to
calculate final emissions from construction and

operations and propose quantifiable strategies to
ensure that the project related incremental
increase of GHG emissions do not exceed the
2030 threshold of 2.8 MT of CO2elyearlservice

Bay Area Air
Quality
Management
District

renewable and lation. If at the time the GHG-reduction lan

ResponsibilityTimeframe
Mitigation MeasuresEnvironmental Impacts

Cordoba Center
May 2019

Mitigation Moni:oring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

OversishtResponsibilityTimeframe
Mitigation Measures

is being prepared BAAQMD has completed
updating its CEQA Guidelines and the County
Planning Office, in consultation with BAAQMD,
determines that those guidelines include a project-
level GHG threshold that is more appropriate for
this project, the County Planning Office may
approve use of that BAAQMD project-level GHG
threshold from the updated guidelines in place of
the threshold used in this EIR (2030 threshold of
2.8 MT of CO2elyearlservice population). Any
revision to the project-level GHG threshold will
be made after public notice and an administrative
hearing. The GHG reduction plan may include,
but not be limited to, the following measures:

Construction-phase GHG Reduction Measures

o To the extent feasible, all diesel-powered
construction equipment shall be fueled with
renewable diesel fuel. The renewable diesel
fuel must be compliant with California's Low
Carbon Fuel Standards. This measure does not
apply to haul trucks with on-road engines that
are used to carry equipment and materials to
and from the construction site and other
vendor trips because the selection and
operation ofthese trucks are not in control of
the contractor. Feasibility shall be determined
by the County in coordination with the
applicant and the qualified GHG specialist.

o Implement a construction-worker carpool and
transit program to encourage construction
workers to carpool and use public transit to

Environmental Impacts

carbon credit purchase that minimize this impact.
However, because of the current uncertainty over what
the applicable threshold is for a project of this type due
to the transition in regulatory standards, and given
uncertainty over whether GHG reductions through
current offset programs are reliable and verifiable, it
cannot be guaranteed that the project would not
generate GHG emissions that conflict with CARB's
proposed 2017 Scoping Plan Update and the
established statewide GHG reduction targets it is
designed to achieve. Therefore, this impact would
remain significant and unavoidable and would
constitute a considerable contribution to a cumulative
impact after mitigation.

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

OversiqhtResponsibilityTimeframe
Mitigation Measures

commute to and from the project site. This
measure applies only to workers who will
work at the site five or more consecutive work
days. The program shall include a virtual or
physical "ride board" for workers to organize
car pools. The program shall also reimburse
workers for any expenses they incur from
using local public transit to commute to the
construction site.

o Install a temporary electric power connection
at the construction site to power any electric
power equipment used during project
construction (e.g., welders, lights) in lieu of
any stationary generators powered by fossil
fuels.

On-site Operational GHG Emission Reduction
Measures

o Implement a travel demand management
program to increase carpool options and

transit use to decrease GHG emissions from
vehicle trips.

o Install solar panels in appropriate locations on

the site. Appropriate locations are not limited
to rooftops but shall be limited to areas with
impervious surfaces. Specific placement and

appearance ofsolar panels shall be selected to
integrate tastefully into the design and to
minimize conspicuous visibility from public
roads and shall comply with all applicable
design guidelines. The locations and quantity
of will be determined the tn

Environmental Impacts

Cordoba Center
May 2019

Mitigation Monitoring or Reporting Program
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

fmplementation

OversishtResponsibilitvTimeframe
Mitigation Measures

a

coordination with the applicant and the GHG
specialist.

Install electric tankless and/or rooftop solar
water heating system(s).

Install all Energy Star@-certified appliances
(if an Energy Star@-certified model of the
appliance is available). Energy Star@-certifi ed
appliances are listed on EPA's website:
https ://www. energystar. gov/products?s:footer
(EPA 20 I 7). If EPA's Energy Star@ program
is discontinued before appliances and fixtures
are selected, then this measure shall not be
required.

Install high-efficiency lighting (i.e., LED) for
all exterior and interior lighting needs.

Provide electrical outlets at the exterior ofall
project buildings and in outdoor activity areas
to allow sufficient powering of electric
landscaping equipment and special equipment
used during outdoor events (e.g., community
picnics, summer camps).

Use water-efficient irrigation systems (i.e.,
drip systems with smart irrigation meters) and
landscaping techniques/design.

Only use drought tolerant plants in landscaped
areas (does not apply to orchard area).

If feasible, install a grey water system to
irrigate outdoor landscaping andlor to use for
indoor non-potable water uses.

a

a

a

a

a

a

Environmental Impacts

Cordoba Center
May 2019
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

OversiehtResponsibilityTimeframe
Mitigation Measures

a To reduce landfill waste generated during
operation ofthe project, include separate
recycling and waste containers to support
recycling collection service.

Include any other GHG reduction measures
that the applicant deems feasible and approved
by County staff. Because mobile sources
(vehicle trips) would constitute the majority of
GHG emissions, and it is anticipated that the
project proponent would be unable to reduce
the operations related incremental increase of
GHG emissions to below the threshold of 2.8
MT of CO2elyearlservice population using the
above measures, the project proponent shall
offset all remaining incremental emissions
above that threshold. Any offset of operational
emissions shall be demonstrated to be real,
permanent, verifiable, enforceable, and

additional. To the maximum extent feasible,
as determined by the County in coordination
with the BAAQMD, offsets shall be
implemented locally. Offsets may include but
are not limited to, the following (in order of
preference):

Funding oflocal projects, subject to review
and approval by the BAAQMD, that would
result in real, permanent, verifiable,
enforceable, and additional reduction in GHG
emissions. If the BAAQMD or County of
Santa Clara develops a GHG mitigation fund,
the County may instead pay into this fund to

a

a

Environmental Impacts

Cordoba Center
May 2019
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MITIGATION MONITORING OR REPORTING PROGRAM
CORDOBA CENTERPROJECT

Implementation

OversightResponsibilitvTimeframe
Mitigation Measures

a

offset project incremental GHG emissions in
excess of the significance threshold.

Purchase ofcarbon credits to offset project
incremental emissions to below the
significance threshold. Carbon offset credits
must be verified and registered with The
Climate Registry, the Climate Action Reserve,
or other source that is approved by the
California Air Resources Board as being
consistent with the policies and guidelines of
the California Global Warming Solution Act
of 2006 (AB 32), or available through a
County- or BAAQMD-approved local GHG
mitigation bank or fund.

Significant and Unavoidable

Environmental Impacts

SOURCE: Santa Clara County, Cordoba Center Environmental Impact Report, April2019

Cordoba Center
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Exhibit 3

ATTACHMENT H2

GENERAL PLAN CONSISTENCY ANALYSIS

For

File: PLN16-2145; Cordoba Center Project

County Planning Staffs Consistency Analysis

The project site is designated Rural Residential, within the

San Martin Planning Area, and pariially within the San
Martin Industrial Use Permit Area. The proposed project is

considered an Institutional use, with a cumulative building

floor area of approximately 29,000 square feet; the site
would be approximately 50o% percent developed. The site is
located across from industrial uses along Monterey Highway

The intent of Rural Residential is to permit rural residential
development in certain limited unincorporated areas of the

county designated by the general plan. Residential,
agricultural and open space uses are the primary uses

intended within the district. Commercial, industrial and
institutional uses may be establishetJ only where they are
sized to be local-serving in nature.

The project is not urban, as it will be served by an onsite
wastewater system It will require extension of water services

from West San Martin Water Company.

Consistency Finding

Consistent

Growth and Development - Resources and Character of Rural Lands

R-GD 2

For lands outside cities' Urban Service Areas (USAs)
under the County's land use jurisdiction, only non-
urban, low density uses shall be allowed.

Policy or Requirement



Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning Staffs Consistency Analysis

The density of the use was evaluated within the Rural
Resource Impact Study preparedfor the project.

The Rural Resource Impact study determined that the project
meets the local-serving criteria identified in the County's
zoning ordinance. While the proposed project includes large
structures, they are sensitively designed to fit within the rural
landscape and will be landscaped so that they are not visible.
As designed or conditioned, there would be no impacts to
Ae s thetic s, A gricultural Pr oduction, Natur al Re s ourc e s and
Open Space, Trffic, and Noise. The impervious surfaces
associated with the project have been reduced to the
maximum extentfeasible. Part of the project development is
within the San Martin Industrial Use Permit Areawhich
allows for higher intensity of uses.

Resources and Imoacts: Several of the underlying resource
protection and hazards policies were evaluated in the
Environmental Impact Report ("EIR") -fo, the project and
found to be less than significant, with the exception of
Greenhouse Gas ("GHG") Emissions. The project does not
have any significant impact on natural resources (Scenic and
Biologicol resources). There are Landslide Hazards present
on site as identified in the attached map, and the project has
been conditioned to require geotechnical reports prior to the
issuance of construction permits, and to follow any resulting
recommendations reviewed and approved by the County
Geologist and the Land Development Engineering Division
during project implementation. Project has been conditioned
to limit air quality, noise, and light pollution to a less-than-

Consistency Finding

Consistent, with
conditions

Policy or Requirement

R-GD 3

Land uses and development permitted under County
jurisdiction shall be consistent with the following
major County policies:

a. conservation of natural resources;

b. avoidance ofnatural hazards and the prevention of
pollution which could pose a threat to public health,
safety, and welfare;

c. minimizing demand for public services and costs to
the general public of providing and maintaining
services;

Page 2 of 2O



Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

Counfy Planning Staff s Ccnsistency Analysis

significant level. The impacts to GHG emissions, while could
be lower with a smaller project, carmot be eliminated.

Preserve Rural Character: In order io evaluate the potential
impacts ofthe project upon rural resources and character, a
Rural Resource Impact study was preparedfor the project.
As described within the Rural Resource Impact Study,the
project is partially located in the San Martin Industriol Use

Permit Area, along Monterey Road, a major thoroughfare in
the County. It is sensitively designed to preserve a large part
of the site in open space, includes an orchard towards the

frontage along Monterey Road, and preserves the rural
character through additional landscaping and screening.

Prevents Unwanted or Premature Development: R-GD 3(fl
does not apply.The site is not intencledJbr annexation and is
within the San Martin Planning Area and the San Martin
Industrial Use Permit Area intended to "make provisionfor
the maintenance and development of such light industrial
uses as are of benefit to the community and environs through
the appropriate discretionaryt permitting procedures. " The

underlying land use designation is Rural Residential which
allows institutional uses, provided they are sized to be local-
serving in nature as discussed below under Land Use

Policies.

The project is conditioned to be consistent with the County
Zoning standards and special guidelines, including the Board
adopted San Martin Integrated Design Plan and Guidelines.

Consistency Finding

Consistent, with
conditions

Policy or Requirement

d. preservation of rural character, rural lifestyle
opportunities, and scenic resources;

e. preservation of agriculture; and

f. preventing unwanted or premature development that
would preclude efficient conversion to urban uses and
densities in areas suitable and intended for future
annexation.

R-GD 4

The rural character of land use and development
within rural unincorporated areas shall be maintained

Page 3 of 2O



Attachment E: General Plan Consistency Analysis
File PLNI5-2145

Cordoba Center Project

County Planning Staffs Consistency Analysis

The projecl proposes an on-site septic system and extension
of private water lines to provide potable water to the site by
the West San Martin Water Company. This private water
service provider has indicated adequate capacity to serve the
potable water needs of the proposed use. The use, based on
its size, scale and intensity, is not considered an urban use by
staff. The proposed project will not require urban types and
levels of services such as sewer or municipal water
extensions.

The use requires extension of private water lines to provide
potable water to the site by the West San Martin Water
Company. This private water service provider has indicated
adequate capaciQ to serve the potable water needs of the
proposed use.

The proposed project's landscaping needs shall be served by
an existing on-site well.

Growth and Development - Design Review

The project meets all applicable design review guidelines,
landscaping standards, retaining wall design requirements to
address the impacts of the project. Conditions have been
incorporated related to landscape design, cemetery plaza,
and retaining wall design to minimize the grading necessary
to support the project. The project proposes tobalance the

sradin* on site (6,210 cubic yards of cut: 6,837 cubic vards

Consistency Finding

Policy does not apply

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

and enhanced through application ofland use controls
and by special area development guidelines, where
appropriate.

R-GD 6

Urban types and levels of services shall not be
available outside of cities' Urban Service Areas frcm
either public or private service providers.

R-GD 8

No development proposal may be approved in areas
requiring services provided by a special district,
assessment district, or other private service provider,
unless the needed services will be available to the
development at the time of the development's
approval.

R-GD 19

Application of design review guidelines, landscaping
standards, retaining wall design requirements, and
related matters should reasonably relate to the goals of
the General Plan andZoning Ordinance, address the
impacts of a project, and take into account the size of
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

See analysis under R-GD 20 above. In addition, R-GD 22 a.

through c in this policy hnve been thoroughly evaluated in
the staffreport under the Grading Finriings and were found
to be consistent.

County Planning Staff s Consistency Analysis

offilU with approximately 7()0 cubic yards of earth proposed
to be imported.

The project proposes the majority of the improvements in the

flatter areas of the site, reducing the needfor grading and
terrain alteration. While the cemetery requires significant
total grading (approximately 3200 CY), it would be mostly
balanced to create the terracesfor the grave sites. The access

road and trail to the summer camp will be at grade.

Gradingfor the mosque, community* building and plaza, and
Parking Lot A would leatl to high retaining walls at the back.

Staff recommends additional conditions of approval to

further conserve the natural landscape and meet the County's
Grading Ordinance findings (Counry Ordinance Code
Section CI2-433). The project would be consistent with this
policy, as conditioned.

Consistent, with
conditions

Consistent, with
conditions

Consistency Finding

R-GD 22

The amount, design, location, and the nature of any
proposed grading may be approved only if determined
to be:

a. appropriate, j ustifi able, and reasonably necessary
for the establishment of an allowable use;
b. the minimum necessary given the various site
characteristics, constraints, and potential

be involthatenvironmental

the structure, and the site-specific characteristics
involved.

Growth and Development - Grading and Terrain Alteration Policies

R- GD 20

Grading and terrain alteration to conduct lawful
activities and use of property should conserve the
natural landscape and resources, minimize erosion
impacts, protect scenic resources, habitat, and water
resources. Grading should not exacerbate existing
natural hazards, particularly geologic hazards.

Policy or Requirement
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning Staffls Consistency Analysis

Development along the distinctive ridge on the project site
primarily consists of a new terraced cemetery; an access
road and turnaround; a temporary summer camp area with
minimum permanent improvements (580 square feet of total
building area); water tanks and landscaping. These
improvements follow the natural contours to the maximum
extent feasible. The cemetery would not have any structures
or fe ature s pr oj e cting ab ov e gr ound. Additional lands caping
would ensure the few permanent features are not visible from
surr o undin g pr ope r t ie s.

The majority of the large structures, such as the caretaker's
residence, mosque, community building and plaza, and
maintenance building are located towards the flatter parts of
the site. These buildings, community plaza areas, and the
play areas have been sensitively designed to minimize
grading.

While the summer comp is located on the ridge areas, it is not
at the hilltop, and proposes minimal permanent
improvements.

The ridge area on-site is only visible from surrounding
Monterey Road, California Avenue, and neighboring
properties. The hilltop is approximately 1)}-foot high when
compared to the lowest point on the site. The limited visibility

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

c. that which causes minimum disturbance to the
natural environment, slopes, and other natural features
of the land.

R-GD 31

Ridgelines and ridge areas have special significance
for both public policy and private interests. Ridgeline
and hillside development that creates a major negative
visual impact from the valley floor should be avoided
or mitigated, particularly for those areas most
immediately visible from the valley floor. Ridgeline
development policy should also take into account the
need to allow reasonable use and development of
private land.

R-GD 33

For existing legal lots, the County encourages the
consideration of alternatives to ridgeline or hilltop
locations. Where grading policies and permit findings
are involved, building sites may only be approved
where consistent with the grading policies of the
General Plan and the permit requirements and findings
of the Grading Ordinance.

R-GD 35

In applying and implementing Design Review
requirements, the County shall also take into account
such factors as distance from the valley floor, existing
vegetation, intervenins slopes and hillsides. and other
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning Staff s Consistency Analysis

of this area, outside the irnmediate vicinity has been

accountedfor in staff's anall:sis in the staffreport.

Resource Conservation - General

P r o - o c ti v e. nr e.v e nt a.t i,v e me a s ur e s for r e s our c e c ons erv ati o n ;

The proposed cemetery has heen conditioned to limit the

burials conducted on site to 30 per year. The project
applicant has further reduced impervious surfaces, to those

comparable with a smaller project, to the maximum extent

feasible.

The project minimized adverse impttcts as identffied in the
project EIR and includes mo.nitoring to gauge the

ef.fectiveness of the required mitigation measures and
conditions.

The project's Mitigation, Monitoring and Reporting Program
and project conditions o1 approval shail ensure the project is

environmentally sound, rioes not degrade natural resources,

mitigates potentially adverse impacts, with the exception of
GHG emissions. A "Statement of Overriding Considerations"
is required pursuant to the Califurnia Environmental Quality
Act (CEQA) if the Planning Commissiort should choose to
approve the project, accountingfor these significant,
unavoidable GHG emission impacts.

The San Martin Planning Advisory Cornmittee shall be

reviewing the proiect and making recommendations to the

Consistency Finding

Consistent, as conditioned

Consistent, as conditioned

Consistent

Policy or Requirement

factors that tend to mitigate visual impact of hillside
development.

R-RC 4

For both public and private lands in rural
unincorporated areas, the overall strategy for resource

management and conservation shall be to:

a. Improve and update current knowledge of
resources;

b. Emphasi ze pro-active, preventive measures;

c. Minimize or compensate for adverse human
impacts;

d. Restore resources where possible; and,

e. Monitor the effectiveness of required mitigations.

R-RC 5

Public and private development projects shall be

evaluated and conditioned to assure they are

environmentally sound, do not degrade natural
resources, and that all reasonable steps are taken to
mitigate potentially adverse impacts.

R-RC 7
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning Staff s Consistency Analysis

Planning Commission. The project meetings and public
hearings would also be duly noticed pursuant to state and
C ounty notic ing r e q uir ement s.

The project site is located in a rural area, where higher
concentrations of nitrates have beenfound in nearby potable
wells. Due to the proposed cemetery design and burial
practices without caskets or vaults, the potentialfor nitrate
leaching was evaluated as a part of the EIR. Based on
technical modeling, the hydrologt report recommended a
conservative 30 burials per year to evaluate the transfer of
nitrates from the cemetery into the groundwater, and
monitoring to ensure no impacts to surrounding wells.

Adequacy of water supply, quality and impacts to surface and
groundwater conditions were evaluated in the project EIR
andfound to be less than significant with mitigation
meqsures.

The region's Groundwater Management Agency - Santa
Clara Valley Water District; and the Central Coast Regional
Water Quality Control Board provided extensive input into
the EIR analysis and had no additional concerns or
comments.

The County's Department of Environmental Health has
and noise issueswaterreviewed the

Consistency Finding

Consistent, with
conditions

Policy or Requirement

Planning and decision-making regarding resource
management and conservation in rural areas of the
county, when they occur, should be undertaken with
the participation of rural property owners and other
who may be most directly affected by policies and
actions.

Resource Conservation - Water Supply, Quality and Watershed Management

R-RC 8

The strategies for assuring water quantity and quality
for the rural unincorporated areas shall include:

1. Require adequate water quantity and quality as a
pre-condition of development approval.

2. Reduce the water quality impacts of rural land use
and development.

3. Develop comprehensive watershed management
plans.

Page 8 of 2O



Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning Staffs Consistency Analysis

from the project proposal and has conditioned the project to
limit any potential impacts to these resources.

Similarly, the County's Land Development and Engineering
Division has reviewed stormwater design and surface water
quality impacts and recommends several conditions of
approval.

Mitigation measures from the EIR, and construction and post
approval monitoring requirements have been incorporated
into the preliminary project conditions.

The use requires extension of private water lines to provide
potable water to the site by the West San Martin Water
Company. This private water service provider has indicated
adequate capacity to serve tlze potable ,.4teter needs of the
proposed use.

See R-RC 8 above.

There are no impervious surfaces proposed within 150 feet of
Llagas Creek.

The design of the wastewater treatment system and the
cemetery has been conditioned to minimize impacts to water
quality.

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

R-RC 9

Development in rural unincorporated areas shall be

required to demonstrate adequate quantity and quality
of water supply prior to receiving development
approval.

R-RC 1O

For lands designated as Resource Conservation Areas
(Hill side s, Ranchlands, Agriculture, and B aylands)
and for Rural Residential areas, water resources shall
be protected by encouraging land uses compatible and
consistent with maintenance of surface and ground
water quality.

1. Uses that pose a significant potential hazardto
water quality should not be allowed unless the
potential impacts can be adequately mitigated.
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Attachment E: General Plan Consistency Analysis
File PLNI5-2145

Cordoba Center Project

County Planning Staff s Consistency Analysis

The subject site has been testedfor percolation rates, and the
septic system and cemetery has been designed and
conditioned such that the groundwater is not impacted by
nitrates or other ffiuents.

The project site is located within a Rural Residential area
with a minimum lot size requirement of 5 acre. The EIR
preparedfor the project evaluated the cumulative impacts of
the proposed project's onsite wastewater system with an
adjacent RV park proposal and other adjacent rural
residential septic systems, andfound no significant
cumulative impacts

The proposed project minimizes its impervious surface areas
to the maximum exlent feasible. Storm water detention

facilities are proposed as a part of the project to capture the
resulting stormwater runffi and has been conditioned to miic
existing sheet flows. AIso, see R-RC 8 above.

Resource Conservation - Biological Resources, including Riparian Habitats

There are no sensitive biological habitat and communities on
site, other some riparian areas of Llagas creek. Biological
Resources were evaluated in the project EIR and mitigation
measures identified have been incorporated as conditions of

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

2. The amounts of impervious surfaces in the
immediate vicinity of water courses or reservoirs
should be minimized.

R-RC 11

Areas with prime percolation capabilities shall be
protected to the maximum extent possible, and
placement of significant pollution sources within such
areas shall be avoided.

R-RC 12

Excessive concentrations of septic systems shall be
avoided, especially in areas vulnerable to groundwater
contamination or in which normal functioning may be
impaired by hydrologic constraints.

R-RC 13

Sedimentation and erosion shall be minimized through
controls over development, including grading,
quarrying, vegetation removal, road and bridge
construction, and other uses which pose such a threat
to water quality.

R-RC 20

Strategies and policies for maintaining and enhancing
habitat and biodiversity should include the following
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

County Planning StafPs Consistency Analysis

approval. Llagas Creek is protected through a proposed 150-

foot buffer area.

The project proposes a 1S}-foot buflbrJrom the top ofbank
of Llagas Creek to the nearest project improvements (water
tanks in the summer camp area) proposed as a part of the
project.

No suchfeatures within this buffer area are proposed.
Preliminary conditions require that no ground disturbance
activities shall be allowerl within this protected buffer zone

Consistency Finding

Consistent

Consistent, as conditioned

Policy or Requirement

1. Improve current knowledge and awareness of
habitats and natural areas.

2. Protect the biological integrity of critical habitat
areas.

3. Encourage habitat restoration wherever possible.

4. Evaluate the effectiveness of project mitigations as

required under CEQA.

R-RC 37

Lands near creeks, streams, and freshwater marshes
shall be considered to be in a protected buffer area,

consisting of the following:

a. 150 feet from the top bank on both sides where the
creek or stream is predominantly in its natural state;
b. 100 feet from the top bank on both sides of the
waterway where the creek or stream has had major
alterations; and
c. In the case that neither (1) nor (2) are applicable, an

area sufficient to protect the stream environment from
adverse impacts of adjacent development, including
impacts upon habitat, from sedimentation,
biochemical, thermal and aesthetic impacts.

R-RC 38

Within the aforementioned buffer areas, the following
restrictions and requirements shall apply to public
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Attachment E: General Plan Consistency Analysis
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Cordoba Center Project

County Planning Staffs Consistency Analysis

The closest road proposed to be developed is the access road
leading up to the summer camp area. This proposed new
road or the summer camp development does not affect any
existing riparian vegetation, and is adequately separated
(more than 150 feet from top of bank) from Llagas Creek. No
fencing is proposed.

A temporary summer camp use is proposed at the top of the
hill, just outside the 1S}-foot riparian buffer area. All

Consistency Finding

Consistent

Consistent

Policy or Requirement

projects, residential subdivisions, and other private
non-residential development :

a. No building, structure or parking lots are allowed,
exceptions being those minor structures required as

part of flood control projects.

b. No despoiling or polluting actions shall be allowed,
including grubbing, clearing, unrestricted grazing, tree
cutting, grading, or debris or organic waste disposal,
except for actions such as those necessary for fire
suppression, maintenance of flood control channels, or
removal of dead or diseased vegetation, so long as it
will not adversely impact habitat value.

c. Endangered plant and animal species shall be
protected within the area.

R-RC 40

Where new roads, clustered residential development,
or subdivisions are proposed in proximity of streams
and riparian areas, they should be designed so that:

a. Riparian vegetation is retained;

b. Creeks and streams remain open and unfenced; and

c. There is adequate separation ofnew roads and
building sites from the stream environment.

R-RC 41

Where trails and other recreational uses are proposed
by adopted plans to be located in the vicinity of
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Attachment E: General Plan Consistency Analysis
File PLN15-2145

Cordoba Center Project

The proiect site does not have any existing or recent
agricultural use and is not designated Prime Farmland under
the state's Farmland Mapping and Monitoring Program.
There are 5 acres of prime.farmland soils, which shall be

covered by the proposed slructures anci improvements
associatedwith the project (see attached map). A 0.6 acre
orchard is proposed along lulonterev Road.

The County recently adopted a Valley Agricultural Plan and
identffied all Agricultural and Rural Residential areas and
vicinity as being within an Agricultural Resource Area.

However, the CounQ currenlly does not have any standards
that require further avoidance or mitigation of prime
agricultural soils that have not been designated Prime
Farmland, especially in the Rural Residential zoning district.
The proposed project's agriculturai impacts were reviewed in
the EIR and were .found to be less than significant.

County Planning Staff s Consistency Analysis

environmental impacts hove been addressed in the EIR. No

fencing is proposed.

Consistent

Consistency Finding

Resource Conservation - Agricultural Resources

R-RC 57

Agriculture shall be encouraged and prime agricultural
lands retained for their value to the overall economy
and quality of life of Santa Clara County, including:

a. local food production capability;

b. productive use of lands not intended or suitable for
urban development; and,

c. preservation of a diminishing natural resource,
prime agricultural soils.

streams and riparian areas or reservoirs, trail
alignments and other facilities should be placed on the

fringe ofthe riparian buffer area or at an appropriate
distance to avoid disturbance of the stream or
vegetation.

1. Environmental impacts from development or use of
the facility shall be effectively mitigated.

2. Fencing should not restrict access by wildlife to the
stream environment.

Policy or Requirement
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Cordoba Center Project

County Planning StafPs Consistency Analysis

See analysis for policies above under Growth and
Developmentfor "Grading and Tenain Alteration" and
"Design Review".

See analysis for policies above under Growth and
Developmentfor "Grading and Terrain Alteration" ond
"Design Review".

See analysis for policies above under Growth and
Developmentfor "Grading and Teruain Alteration" ond
"Design Review".

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

R-RC 96

The general approach to scenic resource preservation
for the rural unincorporated areas consists ofthe
following strategies:

1. Minimize scenic impacts in rural areas through
control of allowable development densities.

2.Limit development impacts on highly significant
scenic r€sources, such as, ridgelines, prominent
hillsides, streams, transportation corridors and county
entranceways.

R-RC 98

Hillsides, ridgelines, scenic transportation corridors,
major county entryways, stream environments, and
other areas designated as being ofspecial scenic
significance should receive utmost consideration and
protection due to their prominence, visibility, and
overall contribution to the quahty of life in Santa
Clara County.

R-RC 101

Roads, building sites, structures and public facilities
shall not be allowed to create major or lasting visible
scars on the landscape.
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Cordoba Center Project

County Planning Staff s Consistency Analysis

See analysis for policies above under Growth and
Development for "Grading and Terrain Alteralion" and
"Design Review".

See analysis for policies above under Growth and
Development.for "Grading and Terrain Alteration" and
"Design Review". The project has been conditioned to
require native landscaping, consistent v'ith the requirements
o/ the San Martin Integrated Design Plan and Guidelines, as

well as the County's Sustainable Landscape Ordinance.

Safety and Noise

The project EIR identffied one noise impact related to night-
time noise on the closest ,sensitive receptors, which can be

mitigated through sensitive parking use closest to these
receptors. This mitigation measures has been incorporated as

a condition o.f approval.

For day time use, the ambient condition,s include noise from
adjacent Monterey Highway. The project proposes very
limited night time use and would not create any noise
c onfl ict s, w ith c o ndit ions.

The project has been conditioned to meet County noise
requirements. Any public nuisance related to noise can be

reported to the CounQ Depmtment of Environmental Health,

for any areas within the County, which are investigqted and
monitored bv this Department. Notice of Violation may be

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

R-RC 102

Structures on ridgelines must be located, constructed
or landscaped so that they do not create a major
negative visual impact from the Valley floor. Land
should be divided in such away that building sites, if
possible, are not located on ridgelines.

R-RC I03

Development in rural areas should be landscaped with
fire resistant and/or native plants which are
ecologically compatible with the area.

R-HS 1

Significant noise impacts from either public or private
projects should be mitigated.

R-HS 2

The County should seek opportunities to minimize
noise conflicts in the rural areas.
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Attachment E: General Plan Consistency Analysis
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Cordoba Center Project

County Planning Staffs Consistency Analysis

issued if continued violations are observed and the Use
Permit may be modified or revoked, at the discretion of the
Planning Commission, to eliminate impacts.

The existing noise environment in the project vicinity is
primarily influenced by transportation noise from motor
vehicle trffic on Monterey Road andfreight and commuter
train (i.e., Caltrain) trffic on the Union Pacffic Railroad
traclrs that parallel Monterey Road. Trffic noise modeling
indicates that noise-levels are expected to be 64.7 Ldn dBA at
I00feetfrom the centerline ofthe road.

Project buildings typically reduce the existing noise by 20
decobels; therefore, the anticipated noisefor building
occupants would be less than 45dBA interior noise, other
thanfor summer camp users, which are in canvas tents and
would notfilter sound. However, the trffic noise at night is
expected to be lower and would not cause significant noise
levels for the youth and adults occupying these facilities.

The project is within the Airport Influence Area of the San
Martin Airport and is consistent with the Airport Land Use

Plan. It has been conditioned to require an avigation
easement.

The project is located within the County Landslide Hazard
Zone (see Exhibit A). While the proposed Mosque,
Community Building, Maintenance Building, and Caretaker's
Residence structures primarily avoid this area, the cemetery
and summer camp uses would be located within this area.

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

R.HS 3

New development in areas of noise impact (areas

subject to sound levels of 55 DNL or greater) should
be approved, denied, or conditioned so as to achieve a
satisfactory noise level for those who will use or
occupy the facility (as defined in'Noise
Compatibility Standards for Land Use" and
"Maximum Interior Noise Levels For Intermittent
Noise").

R-HS 4

Land uses approved by the County and the cities shall
be consistent with the adopted policies of the Santa
ClnaCounty Airport Land Use Commission's
Comprehensive Land Use Plan.

R-HS 12

Proposals shall be conditioned as necessary to
conform with County General Plan policies on public
safety. Projects which cannot be conditioned to avoid
hazards shall be conditioned to reduce the risks
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Cordoba Center Project

County Planning Staff s Consistency Analysis

The project has been conditioned to require a Geotechnical
Report, prior to the issuance of any grading or building
permits, evaluating the safeQ of all structures and uses
proposed on site and proposing any recommended design or
construction measures to ensure no impact.

Any recommendations that affect the design of the project,
that trigger modification of any land use approvals, shall
require review and approval per the CounQ Ordinance Code
requirements.

The project proposes a Religious Instihrtion, youth summer
camp (temporary) and a Sunday schooi. It is located within a
landslide area and has been conditioned to require
geotechnical reports verifying safe design and construction
methods, prior to issuance of any constructionpermits.

The project is located within a "Landslide" hazard area and
has been conditioned to require geotechnical reports, and
any recommendations to be incorporated into the project
plans before issuance of any construction permits.

The County Geologist reviev,ed the proposed project and has
recommended conditions o.f approval incorporated into the
preliminary conditions of approval recommended by the
Planning Department.

Land Use Policies

Consistency Finding

Consistent, with
conditions

Consistent, with
conditions

Consistent, with
conditions

Policy or Requirement

associated with natural hazards to an acceptable level
or shall be denied.

R-HS 15

No structure proposed for involuntary occupancy,
such as schools, hospitals or correctional facilities,
and no structure proposed for high voluntary
occupancy, such as theaters, churches, or offices shall
be approved in areas of high geologic or seismic
hazard.

R-HS 16

No new building site shall be approved on a hazardous
fault trace, active landslide, or other geologic or
seismic hazard arcathat poses a significant risk.

R-HS 21

Proposals involving potential geologic or seismic
hazards shall be referred to the County Geologist for
review and recommendations.
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Cordoba Center Project

County Planning Staffs Consistency Analysis

Proposed Religious Institution and Cemetery are considered
institutional uses, while the Camp and Retreat is ancillary to
the Religious Institution use. Commercial uses may only be

sized to be local serving in nature. The project's Rural
Resources Impact Study evaluates the project's size, scale
and intensiQ against the local serving provisions in the
Zoning Ordinance. The study concludes that the project's
size, scale and intensity impacts to Aesthetics, Agricultural
Production, Watersheds, Natural Resources and Open Space,

Trffic, and Noise have been reduced to the maximum extent

feasible.

Since there are no size standards for Cemetery, the Cemetery
was evaluatedfor groundwater standards and has been

conditioned to limit the number of burials to 30 per year.

The project is consistent with the San Martin Integrated
Design Guidelines with respect to Architecture, Siting,
Signage, Parking and Fencing. With respect to Landscaping,
the project has been conditioned to include native
landscaping consistent with the San Martin Inlegrated
Design Plan and Guidelines that can adequately shield the
proposed massing of the mosque and communiQ building as

well as the summer camp development. [See staffreport
attachment San Martin Integrated Design Plan Consistency
MatrixJ.

No federal floodways or soils of high permeability are
located on-site.

Consistency Finding

Consistent, with
conditions of approval

Consistent, with
conditions of approval

Policy does not apply

Policy or Requirement

R-LU 57

Residential, agricultural and open space uses are the
primary uses. Commercial, industrial and institutional
uses may be established only where they are sized to
be local-serving in nature.

San Martin Planning Area Policies

R-LU 1 19

Non-residential development in the San Martin
Planning Area shall conform to adopted development
and design guidelines for the San

Martin Community contained within the "San Martin
Integrated Design Guidelines." fAmended Nov. 19,

2015; File#: 1 057 1 -1 5GPl

R-LU 144
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Cordoba Center Project

County Planning Staff s Consistency Analysis

The site is not located within on area designated as Special
Flood Hazard under the Narional Flood Insurance Program.

Consistency Finding

Policy does not apply

Policy or Requirement

Within the San Martin area, certain areas are defined
as being of particular concern for development
activity. These include lands within federal floodways,
within Special Flood Hazard Rate Zones, and lands
with soils of high permeability. The following policies
are intended to address land use and development
within such areas of San Martin. [Amended Dec. 5,

1995; File #: 6009-95GPl

R-LU 145

In the areas of Federal Floodways and Soils of High
Permeability activities permitted should be limited to
those specific uses which: a. do not provide the
potential for contamination of surface runoffs; b. will
not require additional septic systems; and c. will not
add potential for generating significant volumes of
organic liquid wastes or nitrates to the ground water
aquifers.

R-LU 147

In the area designated a Special Flood Hazard in the
National Flood Insurance Program, any development
shall comply with special regulations regarding the
construction and improvement of structures, mobile
homes. water and sewer systems adopted by the
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County Planning StafPs Consistency AnalysisConsistency FindingPolicy or Requirement

County Board of Supervisors in order to minimize
flood damage and potential contamination of surface
waters.

EXHIBITS ATTACFIED:

1. ZoningMap with Industrial Use Permit overlay

2. Geology Map with Landslide Hazard Areas

3. Prime Farmland Soils Map
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Proposed Gordoba Project: Prime Farmland Soils
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Proposed Cordoba Project: Gounty Landslide Hazard Zone
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Project Summary

L INTRODUCTION

On October 20,2Ot5, the Board of Supervisors (Agenda ltem #8)amended the County General Plan (R-LU
57, R-LU 1-1-9 and R-LU 127) and Zoning Ordinance relatingto local serving policies. General Plan Policy R-LU
57 allows institutional uses to be established where they are sized to be local serving in nature. Local
serving uses are of a size, scale and intensity intended to provide goods and services to the resident rural
population. The purpose of this Rural Resources lmpactStudy isto presenta detailed evaluation of the
proposed project's conformance with local-serving provisions of the General Plan and ToningOrdinance.

This Rural Resources lmpact Study ("Study") is prepared by the County of Santa Clara (County) in compliance
with County of Santa Clara Zoning Ordinance Section 2.2O.O9O. The Study is not prepared to comply with
the California Environmental Quality Act (CEQA). An Environmental lmpact Report (ElR) has been prepared
for this project pursuant to CEQA. Please note that the terminology used in Section 2.20.090 is similar to the
CEQA lexicon. For example, like CEQA, Section 2.2O.O9O refers to "impacts," thresholds," and "baseline."
However,themethodologlandpurpose ofSection2.2O.O9O is distinctfromCEQA. CEQArequiresalead
agency to determine and mitigate a project's significant impacts to the physical environment as compared to
existing conditions. By comparison, Section 2.20.O9O requires an evaluation of the impacts on rural
resources of a proposed project compared to a hypothetical scenario of a project designed at the 75tn
percentile of the statistical range of the size of projects that are considered to be of a local serving nature.
The evaluation illustrates whether, and to what degree, a proposed project's size, scale, and intensity result
in incompatibilities with rural resources and character, as compared with the "typical size of a local-serving
project," represented at the 75th percentile threshold. Although the terminology used in Section 2.20.090 is
similar to CEQA's terminologr, the methodologl and purpose is different because Section 2.2O.O9O relates
to a determination of an appropriatesize, scale, and intensityfora proposed land usefora site and is not
intended to identify the environmental impacts and mitigation measures to reduce environmental impacts of
a project under CEQA. This Study is not part of the CEQA document or process; instead, this Study has been
prepared in compliance with the County's Zoning Ordinance.

County of Santa Clara

Cordoba Center Rural Resources lmpact Study1.2



Project Summary

2 PROJECT SUMMARY

The proposed Cordoba Center project proposes a new Re/rgirous lnstitution and a Cemeteryfacility, and
includes ancillary summer camp, community buildingfor events, a maintenance building, and a caretaker's
residence. The total proposed building square footage (cumulative floor area of all buildings) is proposed to

be approximately 30,000 square feet, and the maximum number of people on a daily basis is 300, and for
events is 500. Table 2-1- shcrws Lhe proposed lartd uses and project site coverage.

Table 2-1 Proposed Land Uses and PtoiectSite Covetage

BuildingorLand Use Portion of Ptoject Site

Mosque

Community Building (including event hall)

Communig Plaza 6To

Maintenance Building

Caretake/s Dwelling

Cemetery

Youth Camp

Playfield and Playground 40Vo

0rchard

Parking and Access Road

Stormwater Swale and Pond
5AYo

0pen Space, including Leach Field

Total Site Area 100%

Notes: 1 For buildings, square footage represents the aggregate building footprint, or the total arca ol lhe ground foaz This square footage represents site coverage and is

a different square footage than the total square footage of a building as defined in the Zoning ordinance.

Source: compiled in 20 17 by Ascent Environmental with assistance from the County of Santa Clara and Cypress Environmental and Land Use Planning

2.1. LOCAL.SERVING USES THRESHOLDS

Under Zoning Ordinance (Section 2.2O.O9O), the size, scale, and intensity of a proposed institutional use in

the rural areas shall be evaluated based on data in the Loca/-Serving Data document. Religious lnstitution
and Cemeteries are considered institutional uses under the Zoning Ordinance (Section 2.!O.O4O); however,

Section 2.2O.O9O only applies to certain uses listed in Table 2.20-2 (Non-Residential Uses in Rural Base

Districts), including Clubs, Hospita/s and Clinics, Manufacturin{: Small Scale Rural, Nonprofit lnstitutions,
Re/lEfious /nstitutions, and Schoo/s. The Cemeteries use is listed in Table 2.20-2 and does require a Use

Permit; however, it is not subject to the provisions of Section 2.2O.O9O. For projects where building square
footage or maximum number of people is more than the 75tn percentile values in the Local ServinS Data

document, further analysis and findings are required pursuant to Section 2.20.090(B)-(C). Table 2-2, below,

sets forth the 75tn percentile thresholds in the Local Servin$ Data document.r As shown in Table 2-2,for

I The Local Serving Data Document is available at

https://www.sccgov.orglsites/dpd/DocsForms/DocumentslRl-U5T_DataDocument.pdf.

Approximate Sitc CowngcSquate Footagel

7,100

10,100

15,000

2,500

3,400

155,000

16,500

21,000

26,000

53,200

26,t00

341,000

676,900

County of Santa Clara

Cordoba Center Rural Resources lmpact Study t-5



Project Summa ry

lnstitutional Uses within the Rural Residential (RR) District, the 75tn percentile daily attendance is 50 people,
special events attendance is 22O people, and floor area is 6,510 sf. Table 2-3 compares the project
information to the 75tn percentile values for lnstitutional Uses in the RR District.

lable 2-2 Coun$ of Santa Glara Thresholds (75ttt Percentile) for Local-Servingl Indicatorst, z

Commercial Uses

lnstitutional Uses3

FloorArea (sf)

L6,440

6,510

Rural Residential (RR) District

Agricultural (A), Agricultural Ranchlands (AR), and Hillside (HS) Districts

Maximum Number of People

30

50 (daily)

220 (special events)4

lnstitutional Uses

Notes: This table presents information from Table 1.1 in the Santa Clara County Department of Planning and Development Local Serving Data document.
All values have been rounded to the closest 10.

lnstitutional Use is shown in bold because it applies to the project.

Special Events are defined as 4 events per year. Events can be 1-3 consecutive days.

Source: Santa Clara County 2016a

Based on the information presented in Table 2-3 below, the proposed project exceeds the 75tn percentile
threshold for all categories (number of people onsite for daily and events usage and total building size).
Because the project is proposed at a size and intensitythat exceeds the thresholds, this Rural Resources
lmpact Study is required to evaluate the project impacts for six key rural resource areas identified below and
to evaluate size, scale, and intensity related impacts of the project in relation to a baseline project atthe
75th percentile threshold . Per Section 2.2O.9O (C) of the Zoning Ordinance, uses that are greater than the
75tn percentile may only be allowed if the following finding can be made:

The project is desr'$ned, to the maximum extent feasible, such that the use does not result in
size, scale and intensity impacts to the criteria identified in Section 2.20.090(8) greater than
what mi$ht result from a use which is equal to the 75tn percentile baseline value. As used in
this section the maximum extent feasible, means makin{ all chan{es that are posslb/e
taking into account the physical limitations of the site, conslderations of project, en{tneering
desi{n, and financial cost.

70 (daily)

320 (special events)a

Cumulative Building Size (s0
People Daily -

max at any given time

6,510 50

29,9463 3001

Yes Yes

Table 2-3 Rural Resource Institutional Thresholds for Cordoba Center

People: Special Events -
max at any $ven time

75th Percentile Thresholds 220

Cordoba Center 5001,2

ls the project above the thresholds Yes

Notes:

1. Value represents the maximum number of people potentially using the facility at one time.

2. Eid prayers and community picnics would each be held twice a year for a total offour special events per year with attendance of up to 500 people.

3. Building square footage, which represents all internal useable area, includes mosque, community building, maintenance building, and caretaker's dwelling, and youth
camp bathhouses,

County of Santa Clara

Cordoba Center Rural Resources lmpact Study2.4



Project Summary

Per Section 2.20.090(8), the size, scale and intensity impacts evaluated in this Study at the 75tn percentile

and in relation to the proposed project are as follows:

t. Aesthetics. The scale and massing of the building(s) and improvements shall be compatible with the

existing rural setting, taking into consideration the surrounding open space, scenic resources,
ridgelines, agricultural uses, and rural residences.

2. Opcn Space and Habitat. The use shall be sized and designed l.o rninintize disturlrance of natLtral

landscapes and biological communities.

3. Agricultural Production. The use shall retain agricultural productivity and minimize conflicts with

surrounding agricultural lands. Any loss of agricultural productivity shall be quantified and minimized

to the extent feasible.

4. Watersheds. The use shall not create a hazard to water quality or create significant drainage,
flooding, erosion or sediment impacts. lncreases in impervious surface area, drainage volumes and

erosion levels shall be quantified and minimized to the extent feasible.

5. Traffic. The use shall not generate significant additional traffic that creates a safety hazard or

impairs local rural roads. New traffic associated with the use should not increase traffic levels

significantly above existing conditions.

6. Noise. The use shall not significantly increase noise over existing ambient levels.

2.2 THE BASELINE 75TH PERCENTILE INSTITUTIONAL PROJECT

This section describes a baseline 75th percentile project that will be used as a reference point and

comparison for the proposed project. Per Section 2.2O.9O (C), local serving uses larger than the 75tn

percentile may be authorized if they are designed, to the maximum extent feasible, to avoid size, scale and

intensity impacts greater than projects at the 75th percentile. As such, this Study presents a characterization

of a hypothetical 75tn percentile project for analysis.

As specified above in Table 2-3, the baselineT5th percentile institutional project (hypothetical project)

(developed at the 75th percentile of the statistical range of previously approved institutional projects of a
local serving nature) would be 6,510 sf in size with 50 daily maximum attendees (on-site at any given time)

and 22O special-event (up to 4 times a year) attendees. lt is assumed that the baseline project would

include only one structure. The 75th percentile (hypothetical) baseline project could consist of two or

buildings. However, it is expected that such a configuration would have a similar development footprint,
massing, and attendance. Therefore, this distinction was not criticalto analyzingthe size, scale, intensity

impacts of the project against this baseline. Exhibit 2-1 below compares the proposed project and the 75tn

percentile (hypothetical) baseline project. The hypothetical project shown in Exhibit 2-1 is intended only for

comparison purposes;a hypothetical institutional use could be sited and configured on the property

differently than shown

As shown in Exhibit 2-!,the baseline project would have approximately 3.80 acres of developed area (24o/o

of project site) area compared to the proposed project's 6.2 acres (39% of project site). Developed area

includes all buildings and associated features (e.g., parking areas, plazas, walkways, recreational areas) that
would permanently cover the site. The smaller developed area of the baseline 75tn percentile project would

be due primarilyto reductions in buildingsize and proportionate reductions in those associated features.

Because the cemetery component of the Project is not subject to the requirements of Section 2.20.090, the
baseline project did not include a comparative cemetery developed at the 75tn percentile standard. ln
addition, because the proposed cemetery does not include any buildings or structures and would largely be

covered with native grasses, it is treated aS open space, not developed area.

County of Santa elara
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Project Summary

The comparison assumes that all County requirements would be applied consistently between the proposed
project and the baseline project, including all conditions of approval and design requirements, including the -
d1 Design Review requirements. Therefore, it is assumed that the design of the baseline project would
include a landscape plan that would include tree plantings that would screen the structure from views on
Monterey Road and surrounding residential development to be compatible with the surrounding residences
and agricultural character of the area.

County of Santa Clara
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3 ANALYSIS

This Study is a tool to evaluate the proposed project's impacts to the six rural resources criteria (Aesthetics,
Open Space and Habitat, Agricultural Production, Watersheds, Traffic, and Noise) identified in Table 2-2 of
the County's Rural Resources Study Template (County of Santa Clara 2OtGb), to demonstrate compliance
with the Local Serving provisions of the County's Zoning Ordinance (Section 2.20.090). The Rural Resources
lmpact Study is required for all those uses identified in Zoning Ordinance, Table 2.20-2, as subject to
Section 2.2O.O9O.

ln accordance with Section 2.20.090(8), the following analysis has been prepared that (a) establishes a
baseline for a use designed at the 75th percentile and (b) evaluates the size, scale, and intensity impacts to
rural resources and character from the proposed project as compared to the baseline 75th percentile project.
The analysis below focuses on impacts associated with the proposed patronage of 300+ persons on site (as
compared to 50 persons for the baseline project scenario), special events of 500 people (compared to 22O
people for the baseline project scenario), and total building floor area of approximately 30,000 sf (compared
to 6,510 sf for the baseline project scenario), specific to the characteristics of the proposed project that
exceed the baseline 75tn percentile project scenario.

The Table 3-1 summarizes the comparative 75tn percentile baseline project and the proposed project,
including buildings size, total persons on site, developed area, and open space.

Table 3-1 Summary of Hypothetical 75th Percentile Project and Proposed Project

3,1 AESTHEflCS

The County of Santa Clara Zoning Ordinance (Section 2.20.090[8][1]) states that "[t]he scale and massing of
the building(s) and improvements shall be compatible with the existing rural setting, taking into
consideration the surrounding open space, scenic resources, ridgelines, agricultural uses, and rural
residences."

3.1.1 Analysis

SETTING

The 15.8-acre project site is currently vacant and consists of an open field and a hillside area, encompassing
the northern portion of the site (Exhibits 2-4a and 2-4b). There are several large oak trees at the base of

Santa Clara Coung

Cordoba Center Rural Resources lmpact Study

75ttr Percentile Baseline Project Project

Total Building Size 6,510 sf 29,946 sf

Total persons on site (daily) 50 300

Total persons on site (special
events)

220 500

Total developed area 3.8 acres 6.2 acres

Open Space 12 acres 9.6 acres

3-1



Analysis

and on top of the hillside. The site fronts Monterey Road, just north of the intersection with California
Avenue, at 14065 Monterey Road. Neither Monterey Road nor California Avenue are designated by the
County as a scenic road.

The surrounding rural setting can be characterized as mostly flat and partially developed with a mix of small
agricultural operations and large-lot rural residences west of Monterey Road and large food processing
facility east of Monterey Road. Views in the vicinity of the project site include the foothills of the Diablo
Range to the east and the foothills of the Santa Cruz Mountains to the west. Generally, the rural setting to
the south and west consist of rural residences and small agricultural operations, and land to the east
(across Monterey Highway) is developed for industrial uses. Although the slte contains open space
characterized bythe existingopen field and hillside, its location nextto a majortransportation corridor
(Monterey Highway and the Union Pacific Railway) and across from larger industrial buildings (east side
Monterey Highway) compromises the overall visual setting.

No State-designated scenic highways nor state highways that are eligible for such designation are located
near the project site. The nearest County-designated scenic route is Santa Teresa Boulevard and it is 0.60
mile from the project site. The project site is not visible from Santa Teresa Boulevard.

Asthe propertycontainsa low-elevation ridgeline located on the north side of the projectsite,the property is

located within the -d1 design review district designated for the Santa Clara Valley Viewshed. As detailed in
Chapter 3.20, Section 3.20.040, -d1 District (Santa Clara Valley Viewshed) of the County of Santa Clara
Zonin{ Ordinance, this combining district addresses hillside lands most immediately visible from the valley
floor and is intended to minimize the visual impacts of structures and grading on the natural topography and
views from the valley floor. Consistent with practices used for proposed uses in a -d1 design review district,
GIS mapping was conducted to evaluate the visibility of project's hillside areas from the surrounding valley
floor. Exhibit 3-1 shows areas of the project site with "low," "medium," "medium-high," and "high" potential
visibility from the valley floor.

All proposed project structures are subject to the -d1 Design Review requirements, including design
standard that promote visual consistency and minimize visibility from the valley floor. These standards
address landscaping, color samples of buildings and roofs, lighting, and massing requirements.

BASELINE 75TH PERCENTILE PROJECT

The (hypothetical) baseline institution atthe 75th percentile would encompass 6,51-0 sf, and would not
exceed 35 feet or 2 stores. The hypothetical baseline institutional building was assumed to developed in the
same general location as the proposed Mosque and Community center buildings for the project, and thus
would encroach into the medium-visibility area shown on Exhibit 3-1-, ln conformance with Design Review
and Architectural and Site Approval standards, it is assumed that landscaping would be installed to screen
visibility of the building from Monterey Road. The baseline project does not assume development of the
camp platforms on the top of the ridgeline onsite.

PROPOSED PROJEC'I

The proposed project includes an 8,938-sf mosque (total floor area), 14,548-sf community building (total
floor area), 15,000-sf plaza,3.5-acre cemetery, 2,500-sf maintenance building, a 3,380-sf residence, two
290-sf bathhouses, 14 square wooden tent platforms, rubberized-surface playfield, two basketball courts,
volleyball court, children's playground, walkways, roads, and parking lots.

As shown in Exhibit 3-1-, the majority of the large structures would be located outside the medium, medium-
high, and high-visibility areas, with only a portion of the proposed mosque and community center structures,
as well as some pathways, within the medium-visibility area. Almost none of the proposed structures would
be located in the medium-high- or high-visibility areas corresponding with the top of the low-elevation
ridgeline (only the bath houses and the tent platforms).

The proposed buildings would be developed in conformance with height and setbacks requirements from the
County ZoningOrdinance. As described above, an orchard would be planted to reduce the views of the

CountY of Santa Clara
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Analysis

buildings from Monterey Road, and a row of trees would be planted along the southern property line to
reduces visibility of the mosque and community center from California Avenue. Exhibit 3-1 shows key
observation points (KVPs), which represent public views from Monterey Road and California Avenue. The
photo simulations provided in Exhibits 3-3 through 3-7 represent views of the proposed project from these
KVPs. The submitted landscape plans for the project do not indicate screening for the campground area
located near the hillside ridgeline.

The EIR requires-as a mitigation measure-that an updated landscaping plan be submitted conforming with
the San Martin lntegrated Deign Plan and Guidelines to demonstrate that evergreen plantings of sufficient
height, depth, and location will screen public views of the structures and youth summer camp from Monterey
Road and California Avenue.

COMPARISON OF BASELINE 75TH PERCENTILE PROJECTAND PROPOSED PROJECT

The project proposes buildings that are approximately22,OOO sf larger in size than baseline 75tn percentile
project (6,500 sf), and includes two story buildings (the 75tn percentile baseline project is assumed to be a
one story building). A comparison of the massing of the project versus the baseline project reveals a
substantial difference in the visual scale of development (Exhibit 3-7). Overall, aesthetic impacts associated
with the proposed project would be greaterthan those associated with a hypothetical institutional project
developed at the 75th percentile.

Without any proposed landscape screening or other visual buffers, the proposed massing and scale of the
project would create size and scale impacts to the existing rural setting, in comparison with the baseline 75tn
percentile baseline project.

Mitigation Measure 4.1,-2, required under CEQA, is intended to mitigate and soften views of the projectfrom
the surrounding rural setting and will require the project to plant trees along Monterey Road and the
southern boundary of the property. The tree plantings would, after 5-to-l-0 years, substantially screen the
project from views from Monterey Road and surrounding residential properties. ln comparison, a smaller
hypothetical institutional project would not be as visible from these areas when tree plantings (assumed to
also be included with the hypothetical project) are younger than 5 years due to their more limited horizontal
extent.

The proposed site design, combined with the implementation of Mitigation Measure 4.7-2, would ensure that
the scale and massing of the buildings and improvements are compatible with the existing rural setting,
taking into consideration the surrounding open space, scenic resources, ridgelines, agricultural uses, and
rural residences. With the exception of the two 290 sf bathhouses in the summer camp area on the ridge,
the project structures are located at the lowest elevation of the project site near the southern boundary of
the parcel. At maturity, the updated landscaping plan required by Mitigation Measure 4.!-2 would fully
screen all project structures from public views along Monterey Road and California Avenue.

DETERMINATION

ln summary, through installation of the landscaping plan with enhancements as required under Mitigation
Measure 4.I-2, the project would not create size, scale and intensity impacts upon the existing rural setting.

County of Santa Clara
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Existing View

Simulated View - Proposed Entrance on Monterey Road with Mature Trees

Sourcei Animate House Visual Simurators and Ascent Envircnmental 2077 x15010024 01 004

Exhibit 3-3 View of the Project Site from Monterey Road Looking West



Existing View

Simulated View with Mature Trees

Source: Animate House Visua/ Simu/ators and Ascent Environmentat 2077 x15010024 01 005

Exhibit 3-4 View of the Proiect Site from Southbound Monterey Road Looking Southwest



Existing View

Simulated View with Mature Trees

Source: Animate House Visual Simulatorc and Ascent Environmental 2017 x15010024 01 006

View of the Project Site from Monterey Road and
California Avenue Looking Northwest

Exhibit 3-5



Existing View

Simulated View with Mature Trees

Source: Animate House Visua/ Simurato/'s and Ascent Environmental 2OZz x15010024 01 007

ASCENT
Exhibit 3-6 View of the Project Site from Galifornia Avenue Looking North
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Ana lysis

3,2 OPEN SPACE AND HABITAT

The County of Santa Clara Zoning Ordinance (Section 2.20.090[8][2]) states that "[t]he use shall be sized and
designed to minimize disturbance of natural landscapes and biological communities."

3,2.t Analysis

SETTING

The project site is located on a currently vacant parcel in southern Santa Clara Valley. The project site mostly
consists of grassland, and also contains two trees, a large Eucalyptus (Eucalyptus sp.) and a valley oak
(Quercus lobata). The northern boundary of the site is adjacent to Llagas Creek, and a pond along Llagas
Creek called Atherton Way Hidden Pond. A bedrock ridge with a maximum elevation of approximately 400
feet spans the northern boundary of the project site, separating the project site from a wooded riparian area
associated with Llagas Creek. Although signs of former farming cultivation exist on the project site, including
terracing on the south-facing hillside, the site is now considered a "natural landscape" as referenced under
Section 2.2O.O9O [B]t2l of the Zoning Ordinance.

With the exception of the riparian corridor located on the northern part of the site, the site does not contain any
sensitive habitat areas. The EIR prepared for the project disclosed that several special-status plant species
may occur within the project site, including big-scale balsamroot, fragrant fritillary, woodland woollythreads,
and most beautifuljewelflower. Suitable habitat for all four of these species includes grassland, which is
present within the project site. Four special-status animal species may occur within the project site, including
burrowing owl, northern harrier, white-tailed kite, and other nesting raptor species.

BASELINE 75TH PERCENTILE PROJECT

The (hypothetical) baseline institution atthe 75tt'percentile would encompass 6,510 sf, and would likely be
developed in the same general location as the proposed Mosque and Community center buildings for the
Cordoba project. As the building size for the baseline 75th percentile project would be smaller, proportionally
the associated improvements supporting this development (driveways, parking lots, pathways) were
assumed to be smaller in size. Under these assumptions, the total development of the baseline 75tn
percentile project would encompass 3.8 acres of the site and L2 acres of the existing 15.8-acre site would
remain in open space.

PROPOSED PROJECT

The proposed project includes an 8,938-sf mosque (totalfloor area), 14,548-sf community building (total
floor area), 15,000-sf plaza,3.5-acre cemetery, 2,500-sf maintenance building, a 3,380-sf residence, two
290-sf bathhouses, 14 square wooden tent platforms, rubberized-surface playfield, two basketball courts,
volleyball court, children's playground, walkways, roads, parking lots, and a 0.60-acre orchard intended to
limit views of the site from Monterey Road and to reduce traffic noise on-site. The total development areas
associated with these improvements encompasses 6.2 acres of the site and the remaining 9.6 acres of the
site would remain as open space.

There are two large trees located near the center of the site that are planned for removal, a eucalyptus and a
valley oak. The trees were assessed by an arborist in March of 2016. The eucalyptus was determined to be
in fair health with fair structure, and the native valley oak was observed to be in fair-to-poor health with poor
structure (Fouts 2076). The landscape plan includes new plantings of sixteen native oak trees (four coast
live oak [Quercus agrifolia] or canyon live oak lQ. chrysolepisl, nine interior live oak lQ. wislizenill, and three
valley oaks), which would exceed the replacement requirements of County of Santa Clara's Guidelines for
Tree Protection and Preservation for Land Use Applications. Native oaks would be planted west of the
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Analysis

driveway leading to the caretaker residence, along the southwestern face of the community building, and

east and west of the maintenance building.

The project is consistent with County's General Plan policies to protect riparian and freshwater habitats. The

County's General Plan Policy R-RC 37 requires a 150-foot setback from the top bank of creeks to protect

waterways and water quality, and to avoid adverse impacts of adjacent development such as sedimentation,
biochemical, thermal, and aesthetic impacts. The distance of Llagas Creek's top of bank ranges from 200 to
250 feet fronr tlre noftlrern edge of the camp area, which is the closest proposed arca of dcvclopment.

The EIR concludes that proposed grading and other ground-related construction activities would result in
potentially significant impacts to the special-status species that potentially occur on the site. EIR mitigation

measures require the project to protcct these biological resources. Measures include pre-construction surveys

and appropriate response measures if the species are identified.

COMPARISON OF BASELINE 75TH PERCENTILE PROJECTAND PROPOSED PROJECT

The potential impacts related to the Cordoba Center's effect on open space and habitat would be greater

than a baseline project designed at the 75th percentile. As shown in the Table 3-1, the proposed project

wou ld retain 6Lo/o of the project site in open space com pared Io 7 60/o for the hypothetica; 7$tn percentile use.

Table 3-1 Site Coverage for Proposed Project Compared to Hypothetical 75tt' Percentile Project

Although the project would have a greater disturbance to the natural landscapes on the project site, in
comparison with the baseline 75th percentile project, the proposed development, as shown on Exhibit 2-7,is
located on the lower portion of the site and mostly avoids permanent disturbance to the natural landscape,

Approximately 6I% of the project site would remain in open space, encompassing the natural open space

and cemetery area, not occupied by buildings or associated hardscaping, such as parking lots, driveways,
plazas, sidewalks, or sports courts.

With respect to impacts to biological communities, the EIR concludes that construction activities associated
w1h development of the Local-serving Threshold (baseline 75tn percentile) Alternative would likely result in

similar potential for impacts to special-status plant and wildlife species as the proposed project and would

require similar mitigation measures to reduce impacts.

The amount of open space that will be retained by the project (9.6 acres, 6I% of the site) is comparable in
size with the amount of open space that is modeled to be retained with a baseline 75tn percentile project (12

acres, 760/o of the site). ln addition, the project will not directly impact any sensitive biological communities,
such as the adjacent Llagas Creek, and preserves the hillside area located along the northern boundary of
the property, which serves as the character defining open space feature of the site.

DETERMINATION

Therefore, to the maximum extent feasible, the use has been sized and designed to minimize disturbance of
natural landscapes and biological communities.

County of Santa Clara

Cordoba Center Rural Resources lmpact Study

Type Developed Area Open Space

Proposed Cordoba Center (not including cemetery as

developed area)
6.2 acres (39% of site) 9.6 acres (61% of site)

Baseline 75th

percentile project (not including cemetery as
developed area)

3.8 acres (24% of sile) !2 acres (76% of site)
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Ana lysis

3.3 AGRICULTURAL PRODUCTION

The County of Santa Clara Zoning Ordinance (Section 2.20.090[8][3]) states that "[t]he use shall retain
agricultural productivity and minimize conflicts with surrounding agricultural lands. Any loss of agricultural
productivity shall be quantified and minimized to the extent feasible."

3.3.1 Analysis

SETTING

The 15.8-acre site has been used for agriculture in the past. Aerial photographyfrom 1939 shows that most
of the southern half of the parcelwas developed as an orchard. ln 1956, the orchard had been reduced to a
small area central to the eastern half of the site; the remainder of the site appeared to be cultivated with row
crops at that time. The orchard was fully removed by 1987, and agricultural use of the property ceased
thereafter. There is currently no agricultural use on the property.

The project site contains approximately 5.6 acres of Prime Farmland soils. However, the California
Department of Conservation Farmland Mapping and Monitoring Program (FMMP) classifies the project site
as Grazing Land and Other Land, neither of which are important farmland in the FMMP classifications.
Adjacent parcels include Farmland of Local lmportance to the south, Urban and Built-Up Land to the north
and east, and Grazing Land and Other Land to the west. The property is not subject to or under a Williamson
Act contract. The Toning District on the property is Rural Residential (RR-5Ac-d1). The majority of surrounding
rural properties to the west of the site are developed with single family residential uses and associated
farming practices. Properties to the east of the site (across Monterey Road) are industrial.

The parcel (APN 779-06-003) located on the south side of the project site has a history of being used for
non-irrigated hayfarming. However, this adjacent parcel has not been in agricultural production for at least
three years and the property owner has proposed a 1-24-space RV park, which would remove all future
potential agricultural uses. An application for the proposed RV park has been submitted to the County
Department of Planning and Development, which has deemed it complete.

ln summary, the subject property is not mapped as important farmland and has not been used for any
agricultural production for over 30 years. None of the adjacent properties are currently used for agricultural
production.

BASELINE 75TH PERCENTILE PROJECT

The developed area of a baseline 75th percentile sized project would be approximately 3.8 acres. The site is
large enough that it would be possible for the hypothetical baseline project to be sited to avoid most or all of
the Prime Farmland soils. However, as noted above, the site has been mapped under FMMP as Grazing
Land and Other Land, and agricultural production has been absent for over 30 years.

PROPOSED PROJECT

The proposed project would cover approximately 5.5 acres of Prime Farmland soils. However, as noted
above, the site has been mapped under FMMP as Grazing Land and Other Land, and agricultural production
has been absent for over 30 years.

COMPARISON OF THE PROPOSED PROJECT WITH THE BASELINE PROJECT

The development area of the proposed project would convert most of the Prime Farmland soils on the site,
whereas the baseline 75th percentile sized project could avoid most of these soils. However, as noted
above, the site has been mapped under FMMP as Grazing Land and Other Land, and agricultural production
County of Santa Clara
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Analysis

has been absent for over 30 years. Therefore, the impact on agricultural productivity from the proposed
project would be similar to that of the baseline 75th percentile sized project.

DETERMINATION

The project would not cause a loss of agricultural productivity or cause conflicts with surrounding agricultural
lands because neither the project site nor surrounding parcels retain agricultural productivity.

3,4 WATERSHEDS

The County ot Santa Clara Zoning Ordinance (Section 2.20.090[8][4]) states that "[t]he use shall nol create

a hazard to water quality or create significant drainage, flooding, erosion or sediment impacts. lncreases in

impervious surface area, drainage volumes and erosion levels shall be quantified and minimized to the
extent feasible."

3.4.t Analysis

SETTING

The project site is a vacant parcel in southern Santa Clara Valley, located within the upper reaches of the
Llagas Creek and greater Pajaro river watershed. The northern boundary of the project site is adjacent to

Llagas Creek, and a pond along Llagas Creek called Atherton Way Hidden Pond. A bedrock ridge with a
maximum elevation of approximately 400 feet spans the northern boundary of the project site, separating
the project site from a wooded riparian area associated with Llagas Creek. As evaluated within the EIR

prepared for the project, the approximate depth to groundwater at the project site is 18-to 25 feet below the
ground surface.

APPROACH TO ANALYSIS

The watershed analysis evaluates whether the proposed project can, with all feasible measures, detain and

treat stormwater at a level that would reduce water quality hazards and drainage, flooding, erosion impacts

to a level similar to a baseline 75tn percentile sized project. This analysis also compares the extent of the
proposed project's impervious surfaces against that of a baseline 75th percentile sized project. lt should be

noted that impervious surfaces are buildings or hardscapes that prevent direct rainfall or stormwater runoff
from other areas of the site to percolate into soils and potentially to groundwater. The area of impervious
surfaces is not the equivalent of ihe developed area (see Table 4-1 above), which contains a mixture of
impervious surfaces (e.g., concrete or asphalt) and pervious surfaces (e.g., pervious pavers, sand, gravel,

and landscaping). As such, the area of impervious surlaces is smaller than the developed area.

BASELINE 75TH PERCENTILE PROJECT

A baseline 75th percentile sized facility assumes the construction of a 6,510-sf building. This square footage

represents 27.5 percent of the footprint of the proposed mosque and community building, which together
total 23,633 sf. z The amount of impervious surfaces for the baseline 75th percentile facility was estimated
by calculating2T .5 percent of the total impervious surfaces of the proposed project, consisting of the

2Note that although the other proposed buildings (e.g., caretaker's residence and matinenace building) increase the proposed

building footprinito 29,946 si these structures were not included for purposes of calculating the proportion of the 75th

percentile sized facility because they could be developed as a matter of right (not require a discretionary use permit).

County of Santa Clara
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buildings and also the ancillary development areas including the plaza, camp areas, and sports courts.
Roadways to establish the use including parking lot aisles, pedestrian walkways, parking spaces driveway
and drop-off areas, and the cemeteryand campground access road, were also reduced in proportion to the
requirements of the hypothetical 75th percentile sized facility. Development not requiring a discretionary
permit-including the maintenance building and parking and the caretaker residence and driveway and
patio, were not included in this reduction-were assumed to be built at the same size as the proposed
project.

Table 3-2 totals each of these sub-components to provide the total of all impervious surfaces for the
baseline 75tn percentile sized facility.

Table 3-2 lmpervious Surface Area of the Hypothetical 75tt' Percentile Project

PROPOSED PROJECT

All project elements would be setback at least 150 feet from the top of the bank for Llagas Creek to provide
a buffer. Major structures would be concentrated on the southern portion of the site.

Table 3-1 (above) lists larrd use elements ol Lhe project and identifies their approximate site coverage.
However, as discussed above, site coverage (development area) is not the equivalent to impervious
surfaces. The project as originally proposed would result in the addition of 139,423 square feet
(approximately 3.2 acres) of impervious surfaces; the remaining 12.6 acres of the project site would be
pervious. The development of these new impervious surfaces could potentially reduce groundwater recharge
in a relativelysmall portion of the 87-square-mile Llagas subbasin.

With respect to drainage volumes, a biofiltration swale and connected retention pond have been designed to
maintain off-site drainage discharges at pre-development rates for up to a 1O-year storm event. The on-site
swale would also promote groundwater recharge rather than surface flow off-site.

As noted above, the proposed project as originally proposed would result in the addition of 139,423 square
feet (approximately 3.2 acres) of impervious surfaces. However, the project proponent has identified 43,700
sf of surfaces that can be converted from impervious to pervious. These conversions are shown in Table 3-3.

Table 3-3 Additional Reductions in lmpervious Surface Area for the Proposed Project

Location on Site Plan Feature Converted to Pervious

Component - Hypothetical 75tn Percentile Sized Project Footprint Area (sf)

Structures 6,51_0

Ancil la ry Su rface Development 18,374

By-Right Development 17,404

Roadways 53,398

Total of all Surfaces 89,686

Square Footage of Conversion

West Parking Area Pedestrian walkway to pervious
concrete

570

Plaza Entrance and surrounding
buildings to pervious concrete

29,420

Driveways and Dropoff Area Pedestrian walkway to pervious
concrete

6,110

3.15
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East Parking Area Pedestrian walkway to pervious
concrete

650

Athletic Courts Area Trash and utility area converted
to permeable concrete

750

Volleyball court and playground
converted to sand

6,200

Total 43,700

Total lmpervious Surfaces After Conversions 95,723*
.139,423 sf mintts 43,7O0 sf

On April 23,2OL9, the applicant submitted revised plans showing thc conversion of the areas described
above from impervious surfaces to pervious surfaces, using the cover treatments described above.

COMPARISON OF BASELINE 75TH PERCENTILE PROJECT AND PROPOSED PROJECT

Followingthe modifications described in Table 3-3 and as shown on plans submitted on April 23,20t9,Ihe
project's impervious surfaces are 95,723 sf, which is substantially within range of the hypothetical 75tn

percentile square footage of 89,686. This reduction has demonstrated that the project's impervious
surfaces have been minimized to the extent feasible.

Regarding drainage, flooding, erosion or sediment impacts, the project design features also include a

biofiltration swale and connected retention pond that has been designed to detain stormwater and release
runoff at a rate equal to the predevelopment flowrates for the 10 -year design storms, which is consistent
with the requirements of the County Drainage Manual. Overall stormwater discharge rate leaving the site will
match predevelopment discharge rates. The biofiltration swale would be vegetated to capture sediments
and biologically degrade pollutants carried by stormwater runoff. ln addition, terracing associated with the
cemetery design would also likely slow stormwater runoff, which would reduce erosion potential.

DETERMINATION

Therefore, the project would not create a hazard to water quality or create significant drainage, flooding,
erosion, or sediment impacts.

3.5 TRAFFIC

The County of Santa Clara Zoning Ordinance (Section 2.20.090[8][5]) states that "[t]he use shall not
generate significant additional traffic that creates a safety hazard or impairs local rural roads. New traffic
associated with the use should not increase traffic levels significantly above existing conditions."

3,5.1 Analysis

SETTING

The proposed project is located on Monterey Highway, a two lane County highway with significant volume
capacity (3,800 vehicles per lane per hour in both directions)that is used for interregional travel between
Gilroy,sanMartin,MorganHill,andSanJose. Constructionandoperationoftheprojectwouldincludethe
construction of a new driveway connecting to Monterey Highway.

BASELINE 75TH PERCENTILE PROJECT. PROPOSED PROJECT. AND EVALUATION

County of Santa Clara
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ln accordance with Section 2.20.090(B) of the Zoning Ordinance amendments, the following traffic analysis
prepared by Fehr and Peers (Fehr and Peers 2OtT) establishes a baseline for a use designed at the 75tn
percentile and evaluates the size, scale, and intensity of impacts to rural resources and character from the
proposed Cordoba Center as compared to the baseline 75tn percentile project.

This traffic analysis focuses on impacts associated with the proposed 300 daily persons on site (as
compared to 50 persons with the hypothetical project scenario), and special events of 500 people (as
compared lo 22O people with the hypothetical project scenario. The results of this analysis are used to
determine if the proposed project generates "significant additional traffic that creates a safety hazard or
impairs local rural roads." Table 3-4 provides the comparison for three traffic scenarios-weekday peak hour,
weekend peak hour, and special event hour. These volumes are based on an analysis prepared by Fehr and
Peers, which is attached as Appendix A.

Table 3-4 Gomparison of Traffic Volumes for Three Peak-Hour Scenarios

*This attendance level corresponds with both Eid prayers which would take place twice a year, and the community picnic which
would also take place twice a year.

As shown in the table, the difference of peak hour traffic volume between the hypothetical 75tn percentile
project and the proposed project for the three scenarios are 13.9%, 1.3.6%, and t6o/o, respectively.

The following three bar charts illustrate the comparison between volume and roadway capacity for existing
conditions, the baseline 75tn percentile project, and the proposed project for the weekday peak hour,
weekend peak hour, and special event peak hour scenarios. The fourth chart, "Traffic Comparisons," uses
columns to compare existing, the hypothetical 75tn percentile project, and the proposed project for the
weekday peak hour, weekend peak hour, and special event peak hour scenarios.

County of Santa Clara

Cordoba Center Rural Resources lmpact Study

Scenario Existing
Volume

Existing
Volume, plus
trips from the
75tt'Threshold
Project

Existing
Volume, plus
trips from the
Proposed
Project

Difference
between 75ttt
Project and
Proposed
Project (trips)

Percent
increase
from 75tn
Project to
Proposed
Project (%)

Hypothetical
Maximum
Capacity in
one direction
(1,900 per
lane per
hour)

Weekday
Peak Hour

854 477 999 L22 13s% 3,800

Weekend
Peak Hour

817 840 954 1,1,4 1-3.60/o 3,800

Special
Event Peak
Hour*

696 796 923 727 t6% 3,800
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854

Weekday Peak Hour

Existing

75th

Proposed

Existing

75th

Proposed

o% Lo% 20%

Weekend Peak Hour

70% 80% 9Oo/o LAA%

70% 8A% 90% LOO%

30% 4Ao/o

I Volume

50% 60%

* Capacity

t:lli'ffi,ffi+ti i

rffiffiffi,',,,,,i r,ffi 'ffi i'i''

'm'ffi##:1,lirir

30% 40%

I Volume
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, Capacity
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840
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Special Event Hour

Existing

75th

Proposed

70% 80% 9A% LOO%

Traffic Comparisons

1200

1000

800

500

400

200

Weekday Peak Hour Weekend Peak Hour

Existing r75th lProposed

Special Event Hour

As the proposed project would increase traffic by 13% lo t6o/o greater than the traffic volumes generated by
a baseline 75th percentile project, and these volumes would result in a cumulative traffic volume on
Monterey Highway that is significantly lower than the projected volume capacity of the road, the project

0% LOs/o 20% 30% 4A%

I Volume

50% 6Ad/o

I Capacity

0
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would not result in size, scale and intensity impacts with respect to traffic, and would not increase traffic
levels significantly above existing conditions.

Safety hazards associated with driveway access to and from Monterey Road would be avoided through

implementation of the mitigation measures identified in the project ElR. Mitigation Measure 4.6-3 restricts

driveway access to right-turn in and right-turn out only. lt would also require construction of a deceleration

lane north of the driveway and an acceleration lane south of the driveway. These improvements would

ensure tlrat even witlr the increases in traffic volume, thc projcct would not create a safety hazard.

As all project traffic would be directed to Monterey Road, a regional County highway, the project would not

impair local rural roads.

DETERMINANATION

ln summary, the project would not generate significant additional traffic that creates a safety hazard or

impairs local rural roads and the new traffic associated with the use would not increase traffic levels

significantly above existing conditions.

3.6 NoISE

The County of Santa Clara Zoning Ordinance (Section 2.20.090[8][6]) states that "[t]he use shall not

significantly increase noise over existing ambient levels."

3.6.1 Analysis

SETTING

The project site is currently vacant and adjacent to rural residential areas to the west and south. A creek and

riparian area are located directly north. Monterey Road, a transit corridor, is adjacent to the eastern boundary

of the property. A Union Pacific Railroad corridor is located east of Monterey Road, just over 120 feet from the
project site. Several large industrial buildings are located further east of the project site, across Monterey Road

and the railroad corridor.

BASELINE 75TH PERCENTILE PROJECT. PROPOSED PROJECT. AND EVALUATION

Potential noise impacts from the proposed project include (a)Construction Noise (b) Operational Noise and (c)

Noise from new project traffic. Potential noise impacts from the proposed project were evaluated within the
Draft EIR prepared for the project, which identified mitigation measures for potentially significant noise

impacts, as referenced in this analysis.

Construction Noise

Construction noise associated with the proposed project would likely be more intense and would last longer

than the construction of a baseline 75tn percentile project; however, with implementation of mitigation

measures identified in the ElR, neitherthe proposed project, northe baseline 75th percentile projectwould

exceed the County's threshold for daytime construction-related noise. Because construction noise is short term

and because both the proposed project and baseline 75tn percentile project would generate construction

noise, even though the baseline 75th percentile project would likely generate less noise over a shorter duration

than the proposed project, the difference would not be considered substantial.

Traffic Noise

CountY of Santa Clara
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As discussed in the EIR prepared for the Cordoba Center, traffic generated by the project would not result in
a substantial increase in traffic noise (i.e., 3 decibels (dB)) on Monterey Road. Based on the traffic analysis
conducted for the project, existing weekday peak-hour volume for Monterey Road in the project vicinity is
1,595 vehicles. A daily increase of LO4 vehicles would represent a 6.5 percent increase in traffic over
existing volumes. According to noise modeling results, the resulting increase in traffic noise would be 0.3 dB
A 3-dB increase in noise is barely perceptible to the human ear;therefore a 0.3-dB increase would not be
perceptible.

Operational Noise

0perational noise sources associated with implementation of the project would include indoor activities (daily
prayer, youth Sunday classes, potluck dinners, special events) and outdoor activities (annual youth summer
camp, playground activities, parking lot activities), generally occurring between 10:00 a.m. and 10:00 p.m.
(Note that because accessory uses are not assumed for the baseline 75tn percentile institutional use, no
further discussion of the youth summer camp noise or noise from other accessory uses is provided. Noise
associated with parking is discussed further below.) Amplified sound is not proposed for these events. No
outdoor call to prayer is proposed. Outdoor activities include an annual youth summer camp that would use
the camp sites located on the northwestern corner of the site, playground activities, and parking lot
activities. Noise associated with indoor and outdoor events are evaluated separately below.

Operational Nohe - lndoor activities

Based on the typical noise levels identified in Ta ble 4.5-1, of the Draft ElR, indoor activities associated with
the project, such as personal worship, would be most similar to library noise levels of 30 dBA L,",. lnterior
noise levels of 30 dB Lmax woUld not exceed County exterior noise standards of 55 dBA Lso or interior noise
standards of 45 dBA L'u* for any period of time on the project site and, therefore, would not expose any
nearby receiving land uses to noise levels above County standards.

Other project-related indoor activities that may generate more rroise, such as Sunday classes and special
events, could result in noise levels of upto 60 dBA L'a*,similarto conversational noise levels (National
lnstitute for Occupational Safety and Health 2076). The noise level reduction afforded by common building
construction with the windows closed is 25-30 dB (Caltrans 2002). Therefore, assuming the conservative
interior-to-exterior reduction of 25 dB, exterior noise levels on the project site associated with the loudest
indoor activities would not exceed 35 dBA L'"u, for any period of time, thus not exceeding County exterior
noise standards of 55 dBA Lso and interior noise standards of 45 dBA Lmax dt any offsite receptor. A baseline
75tn percentile institutional use would likely involve similar indoor noise levels as the proposed project (not
likely to frequently exceed 60 dBA L'",) and would similarly not exceed County's noise standards.

Operational Noise - Outdoor actiyities

The project would include t25 parkingspaces in two parking lots. The west parking lot is located closest to
existing residences (sensitive receptors): it is approximately 90 feet from the property line of the nearest
residence. Typical noise generated from parking lots is associated with horns honking, engines starting,
doors slamming, engines idling, car alarms sounding, and various other sounds associated with moving
vehicles. These noisc sources are typically short in duration, intermittent throughout the cJay, ancl vary as a
function of the number of vehicles present throughout the day (i.e. peak hours would result in more noise).
Noise associated with proposed parking lots was calculated using FTA's noise and vibration impact
methodology for a parking lot. lt is anticipated that the proposed parking lot would result in daytime noise
levels of 52.6 dBA Leq at 50 feet from the edge of the proposed lot and 47.5 dBA Leq at the property line of
the nearest sensitive receptor, 90 feet away. These noise levels would not exceed the County exterior noise
standard of 55 dBA Lso (assumed to be comparable to the L"q). In regard to the County's nighttime exterior
noise standards of 45 dBA Leq, the noise generated by the parking lot could potentially exceed the 45 dBA
150 nighttime standard.
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It should be noted that the Noise Ordinance allows intermittent noise to exceed the noise standard

identified. ln this case, noise levels up to 65 dBA (+20 dBA over the 45 dBA standard) would be allowed for

instantaneous noise events during nighttime hours (car door shutting or engine starting), or noise levels up

to 60 dBA (+15 dBA over the 45 dBA standard)for noise events lasting more than 1 minute in a given hour;

however, this analysis conservatively assumes a consistent level of parking lot activity in morning and

evening hours (before 7:00 a.m. and after 10:00 p.m.), which is assumed to last for a cumulative period of

over 30 minutes during these hours. Therefore, no additional allowance to the noise standard is assumed,

and the potential nighttirne rroise level generated irr parking areas located at the western edge of the projcct

site could exceed the County's nighttime noise standard identified in the County of Santa Clara Ordinance

Code. However, the EIR identified mitigation (Mitigation Measure 4.5-4: lnstall signage to restrict parking in

western parking lot), which would prohibit parking during nighttime hours in areas where noise associated

witft the parking lot could result in exceedance of the County's nighttime noise standard at nearby noise

sensitive receptors. Prohibiting parking within 120 feet of the residential property line would reduce the
noise level by 2.5 dBA, which bringsthe noise levelto the County's 45 dBA L50 nighttime noise standard.

Noise levels associated with parking areas of the baseline 75th percentile institutional use would likely be

lower than the proposed project because the parking areas would likely be located farther from sensitive

receptors and fewer vehicles would move through the parking areas, thus generating less noise. lt should be

noted that, similar to construction noise, operational noise associated with the baseline 75tn percentile

project cannot be quantified without knowing the specific siting of structures and the types and locations of

other proposed uses (playgrounds, sports fields, camp sites, etc')'

DETERMINATION

Noise modeling shows that project-related activities would not generate noise levels that exceed the
County's interior or elterior noise standards at the property line of the nearest sensitive receptors. Thus,

even though the proposed project exceeds the baseline 75th percentile project threshold in all categories
(number of people onsite for daily and events usage and total building size), the proposed project would not

significantly increase noise beyond the levelthat would be expected from a baseline projectthat meets the

75th percentile threshold or significantly increase noise over existing ambient levels.
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4 FINDINGS

ln accordance with 2.20.090(C) of the ZoningOrdinance, uses where the building floor area square footage
or maximum number of people are more than the applicable 75ttr percentile values may be authorized in
rural districts in accordance with all other zoning ordinance requirements and upon making the following
finding:

The proiect is designed, to the maximum extent feasible, such that the use does not result in size,
scale and intensity impacts to the criteria identified in Section 2.20.090(8) lreater than what might
result from a use which is equalto the 7Stn percentile baseline value. As used in this section, the
maximum extent feasible means making all changes that are possib/e taking into account the
physical Iimitations of the site, considerations of project, en{ineering desigln, and financial cost.

The proposed project exceeds the 75tn percentile threshold for attendance (daily and special events) and
building floor area square footage, as established in the Local Serving Data document. However, based on
the analysis and conclusions above, the project would have comparable size, scale, and intensity impacts to
aesthetics, open space and habitat, agricultural production, watersheds, traffic, and noise compared to a
project scenario that is equal to the 75tn percentile of a typical institutional use.

Although the proposed project is larger in scale than the majority of other similar institutional uses, it (1-) is
located on a major thoroughfare (Monterey Highway) across the street from industrial uses, (2) does not
contain sensitive rural resources (such as agricultural production, sensitive biological communities, or scenic
open space), (3)the proposed operation would not substantially impact nearby rural residences, roads, or
agricu ltu ra I production.

Santa Clara Coung
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FEHR.f PEERs

TABLE 2: WEEKDAY TRIP GENERATION COMPARISON"'

". 
ltAp"ese-d lgn d u-;e 

.

Mosque Mosque3 562 Variesa Attendees 727 45 45 90 46 22 68 131 5 136

Cemetery

Maintenance
Building

Caretaker's
Dwelling

Single-Family
Detached
Housing

210 1

17 101123516Cemetery 566 3.5

Utilitiess 170 2,500

Acres

Square

Feet

Dwelling
Units

112112112

10 0 1 1 1 0 1 1 0 1

6

227

s33

15

15

34

Total Trips

Mosque 562

Total Trips

760 47 47 94

Hypotheticol 75th Percentile Lond Use

Varies6 Attendees 227 23 23 46

49 25 74 138 7 145

82322123

Difference (Proposed - Hypothetical)

23 23 46

24 24 48

82322123

17 51 116 6 122

Notes:

1. Trips calculations based on number of attendees presented on Table 2 of Attachment A" and a vehicle occupancy of 2.2 persons per vehicle from the

ITE parking Generation @th Edition) manual's Church Land Use (Code 560) parking demand of 0.45 vehicles per attendee on Sundays.

2. Community Plaza, Orchard, Parking and Access Road, Stormwater and Pond, Community Building, Playfield ond Ployground, and Open Spoce including

Leach field assumed to generate zero additional trips. Youth Camp considered a special event and not included in this table.

3. Morning Peak Hour captures fvll Down "Fajr" Prayers event (1-hour long event), therefore all attendees are assumed to arrive and depart during the

peak hour. PM Peak Hour directional split based on the /IE Trip Generation Monual (gth Edition) Mosque Weekday P.M. Peak Hour of Generator

directional split. peak Hour of Generator directional split based on the /If Trip Generotion Monuol Pth Edition) Mosque Friday Peak Hour of Generator

directional split.

4. All scenario attendee estimates presented on Table 2 of Attachment A. Daily trips based on 800 daily attendees. AM Peak Hour trips based on 100

morning peak hour attendees. PM Peak Hour trips based on 1 50 evening peak hour attendees. Peak Hour of Generator based on 300 attendees.

5. ITE 9th Edition lacks directional split information for the 'Utilities' land use for the AM peak hour, as well as 'peak hour of generator' and 'daily' trip

rates. A 50/50 inbound/outbound split was assumed. Peak Hour of Generator trips equals the maximum of AM Peak Hour trips and PM Peak Hour

trips. Daily trips equals the sum of AM peak hour trips, PM peak hours trips, and Peak Hour of Generator Trips.

6. Hypothetical 75 percentile land use assumes 250 attendees total for daily events (50 attendees for 5 daily events), 50 attendees assumed for the AM

Peak Hour event, 50 attendees for the PM Peak Hour event, and 50 attendees for the Peak Hour of Generator event.

160 W. Santa Clara Street I Suite 675 | San Jose, CA 95113 | (408) 278-1700 | Fax (408) 278-1717

www.fehrandpeers.com
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TABLE 3: WEEKEND TRIP GENERATION COMPARISONI'2

iil l:l llr;111,1

lL);,11. ti r,1,ii1,
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Mosque

Cemetery

Maintenance
Building

Caretaker's Dwelling

Proposed Lond Use

Mosque 560 Variesa Attendees

Cemetery 566 3.5 Acres

Utilitiess 170 2,500 Square Feet

Single FamrlyDetached 210 ,,, Dwelling
Units

Total Trips

, Hypotheticol 75th Percentile Land Use

Mosque 560 Varies6 Attendees

Total Trips

818

27

N/A

57

11

N/R

57

11

N/A

114

22

N/R

1

137

23

910

854 69 58

273

273

12 11

12 11 23

Difference (Proposed - Hypothetical) s81 57 57 114

Notes:

1. Trips calculations based on number of attendees presented on Table 2 of Attachment A, and a vehicle occupancy of 2.2 persons per
vehicle from the ITE Parking Generation gth Edition) manual's Church Land Use (Code 560) parking demand of 0.45 vehicles per
attendee on Sundays.

2. Community Plaza, Orchord, Parking and Access Road, Stormwoter and Pond, Community Building, PLayfield and PLayground, and Open
Spoce including Leoch field assumed to generate zero additional trips. Youth Comp considered a special event and not included in this
table.

3. Weekend peak hour uses trip rates use the highest weekend peak hour between Saturday and Sunday for the cemetery and caretaker's
dwelling land use. This table includes the Sunday peak hour of generator rate for cemetery and caretakers dwelling land use. Weekend
Peak Hour directional split for Mosque is based on the /IE Trip Generation Manual (1Oth Edition) directional split for the Church land use
(Code 560) for Sunday Peak Hour of Generator (Attendees).

4. All scenario attendee estimates presented on Table 2 of Attachment A. Daily trips based on 900 daily attendees. Weekend Peak Hour of
Generator based on 250 attendees.

5. ITE 9th Edition lacks weekend trip data for the Utilities land use. lt is assumed this land use generates zero trips during the weekend.
6. Hypothetical 75 percentile land use assumes 300 attendees total for all daily events (50 attendees for 5 daily events plus 50 Youth

Sunday Class attendees). Weekend Peak Hour assumes 50 attendees.
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TABLE 4: SPECIAL EVENT TRIP GENERATION COMPARISONI

Proposed Land Use

Mosque 500 Attendees 114

Total Trips 114

Hypothetical 75th Percentile Land Use

Mosque 2203 Attendees 50

TotalTrips 50

Difference (Proposed - Hypothetical) 64

113

113

??7

227

100

100

127

50

50

63

Notes:
'1. Trips calculations based on number of attendees presented on Table 2 of

Attachment A, and a vehicle occupancy of 2.2 persons per vehicle from the /IE
Porking Generation gth Edition) manual's Church Land Use (Code 560) parking

demand of 0.45 vehicles per attendee on Sundays.

2. All scenario attendee estimates presented on Table 2 of Attachment A.

3. Hypothetical 75 percentile land use assumes 220 attendees for Special Event

Weekend Peak Hour.
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TABTE 5: MONTEREY HIGHWAY TRAFFIC VOLUME COMPARISON

854 2.7o/o 145 17.00/o
Weekday Peak Hour

(vph)

Weekend2 Peak Hour
(vph)

Special Event Peak

Hour (vph)

Weekday Daily

Weekend Daily

817

696

17,872

9,506

100

227

273

14.40/o

1.3o/o

2.9o/o

227

760

854

32.60/o

4.3o/o

9.0/o

122

114

127

533

581

14.3o/o

14.Oo/"

18.2o/o

3.O"/"

5.1o/o

23

23 2.80/o 137 16.8o/o

Notes:

1. The Weekday Peak Hour represents the Weekday Peak Hour of Generator time period. Weekday Peak Hour of Generator, Weekend Peak
Hour, Special Event Peak Hour, Weekday Daily, and Weekend Daily Events and Attendances are presented on Table 2 of Attachment A.

2. Weekday Peak Hour volumes represent the lowest weekday peak hour volume on Monterey Highway between 12:30 p.m. to 2:30
p.ln. Weekend Peak Hour vcrlurnes represent lowest Sunday peak hour volume on Monterey Highway from 12:30 p.m. to 2:00
p.m. Special Event Peak Hour volumes represent lowest Saturday or Sunday peak hour volume on Monterey Highway from 1 1:00
a.m. to 5:00 p.m. Weekday Daily volumes represent average daily volume from Tuesday to Thursday. Weekend Daily volumes
represent Sunday daily volume. All volumes collected between Saturday February 11 and Thursday February 16,2017.

3. vph = vehicles per hour
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TABLE A1: CORDOBA PROGRAM ATTENDANCE

r, \rlil it itl /\\1lii, I ir,j i't r1hl.' lllktlJ li,\l 'r((,1('-I )) U I riili:i [,,1; i]l | 1 fald I r f.) itI,\v/

Dawn "Fajr" Prayers

Mid-Afternoon "Duhr"

Prayers

Late-Afternoon "Asr"

Prayers

Sunset "Maghrib"
Prayers

Night "lsha" Prayers

Friday "Jummah" Prayers

"Eid" Prayers

Funeral Prayer

Youth Sunday Classes

Mawlid Al-Nabi
Banquets

Community Potluck
Dinners

Community "lftar"
Dinners

Community Picnics

Religious Events

6:00 a.m. - 7:00 a.m. 0.5 hour

12:30 p.m. - 2:00 p.m. 0.5 hour

3:30 p.m. - 5:30 p.m. 0.5 hour

5:30 p.m. - 8:30 p.m. 0.5 hour

7:30 p.m. - 1 1:00 p.m. 0.5 hour

12:30 p.m. - 2:30 p.m. i hour

8:00 a.m. - 12:00 p.m. 4 hours

1:00 p.rrr. -4:00 p.m. t hour

1 1:00 a.m. - 2:00 p.m. 2 hours

Sociol and Community Events

5:00 p.m. - 10:00 p.m. 3 hours

6:00 p.m. - 1 1:00 p.m. 3 hours

Daily

Daily

Daily

Daily

Daily

Once a week

Twice a year

Varies

Once a week

Once a year

Once a month
(except during

Ramadan)

Four times a year
(once a week during

Ramadan)

Attendees would not all

arrive at the same time.

Attendees would not all

arrive at the same time.

Attendees would not all

arrive at the same time.

Attendees would not all

arrive at the same time.

Attendees would not all

arrive at the same time.

Replaces mid-afternoon
prayers on Fridays.

Prayer is followed by "Eid"

banquet.

Not a regularly scheduled
event - only occurs in
conjunction with funerals.

Does not occur during
summer and winter
breaks.

Would be held on a

weekend.

Would be held on a

weekend.

Would be held on
Saturdays.

Would be held outdoors
on a weekend. (Would

not occur during other
scheduled events.)

Not a regularly scheduled
event - would be held on
a weekend.

100

150

'150

200

200

300

500

300

100

300

200

300

500

300

5:00 p.m - 1 1:00 p.m. 3 hours

1 1:00 a.m. - 5:00 p.m. 5 hours Twice a year

Four to six times a

year
Weddings 5:00 p.m. - 1 1:00 p.m. 4 hours



TABLE A1: CORDOBA PROGRAM ATTENDANCE

Youth Camp and Retreat 50 24 hours/day

24 hours/day

Throughout
summer

break

At all times

Annually

Throughout the
year

A series of week-long

camps,

Assumes caretaker with
family.Onsite Caretaker 5

Notes:

1. Hoursindicatethespanof timeduringwhichatypeof prayerorothereventisanticipatedtooccur.

2. Duration is the length of time that an individual is anticipated to be on the site engaging in a type of prayer or other event. For example,

dawn "Fajr" prayers may occur between 6:00 a.m. and 7:00 a.m., but individuals would spend 0.5 hour in prayer within this hour-long time

window.

Source: SVIC 2015

TABTE A2: ATTENDANCE USED FOR PROPOSED LAND USE ANALYSIS

Weekdoy Morning Peok Hour

Dawn "Fajr" Prayers

Weekdoy Evening Peok Hour

Late-Aft ernoon "Asr" Prayers

Weekday Peok Hour of Generator

Friday "Jummah" Prayers

Weekdoy Doily

Dawn "Fajr" Prayers, Mid-Afternoon "Duhr" Prayers, Late-Afternoon
"Asr" Prayers, Sunset "Maghrib" Prayers, Night "lsha" Prayers

Weekend Peak Hour

Mid-Afternoon "Duhr" Prayers, Youth Sunday Classes

Weekend Daily

Dawn "Fajr" Prayers, Mid-Afternoon "Duhr" Prayers, Late-Afternoon
"Asr" Prayers, Sunset "Maghrib" Prayers, Night "lsha" Prayers, Youth

Sunday Classes

Special Event Peak Hour

100

150

300

800

250

900

500

6:00 a.m. - 7:00 a.m.

3:30 p.m. - 5:30 p.m.

12:30 p.m. - 2:30 p.m.

24 Hours

11:00 a.m. - 2:00 p.m.

24 Hours

11:00 a.m. - 5:00 p.mCommunity Picnics

Notes:

1. Peak hour events selection based on events that take place during Monterey Highway's traffic peak hours, presented on Tables A3 and

41 .

2. Attendance and Time Period based on Table A1: Cordoba Program Attendance

Source: SVIC 201 5, Fehr & Peers 201 8



TABTE A3: EXISTING CONDITIONS PEAK VOTUMES AND TIME PER|ODSI

rr(:t.tiijl tl,l !i/rr,.titi r.r 1.1v l. :jir.l;1^r1;ry, i'4i"1 Llurr.

Weekday Morning Peak Hour

Weekday Evening Peak Hour

Weekday Daily

Weekend (Sunday) Peak Hour

Weekend (Sunday) Daily

6:00 a.m. - 7:00 a.m.

4:30 p.m. - 5:30 p.m.

24 Hours

1:30 p.m. - 2:30 p.m.

24 Hours

1,938

1,595

17,872

883

9,506

Notes:

1. Volumes represent volumes on Monterey Highway at the proposed project's driveway.

Source: Fehr & Peers 2018
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Exhibit 5
SAN MARTIN INTEGRATED DESIGN PLAN CONSISTENCY ANALYSIS

The following matrix summarizes an evaluation of the Cordoba project with the San Martin lntegrated Design PIan. The purpose

of the San Martin Integrated Design PIan and Guidelines ("Design PIan") is to inform and guide public and private property
development in San Martin so that the form and character of the overall communiQt is protected and enhanced. The Integrated
Design PIan contains several elements, including (1) Flood Control / Drainage Design Concepts (2) Circulation and County Roads

Conceptual Design Standards (3) Rural Residential Design Concepts and (4) Non Residential Design Guidelines.

As the proposed Cordoba project consrsfs of a proposed religious institution and cemetery, itwas evaluated in conformance with
the Non-Residential Design Guidelines. The described intent of the Non-Residential Guidelines component of the Design PIan

(beginning on page II-1 of the Design PIan) is to ensure that new and expanded non residential development, primarily in the
village core of San Martin, be of a nature and design and intensity which reinforced the rural character of San Martin and unifies
the overall aesthetic appearance ofthe area. The guidelines also encourage excellence ofdesign and ensure thatreasonable steps

be taken to mitigate potential adverse impacts on the natural environment.

The San Martin Integrated Design PIan Consistency Analysis below evaluates the proposed Cordoba Projecl including the
architectural style of the buildings, the associated site improvements, and landscaping with the Design Plan

Evaluation

The proposed project is located just north of
the intersection of California and Monterey
Highway in northern San Martin, an area that
is not one of the three focus areas of the
Design Plan

The proposed Cordoba Center includes a
Spanish Mission style architecture that
incorporates Mission style architectural
elements including stucco walls, and tile
roofs. The two largest buildings, Mosque and

Description

The Design Plan describes three areas
that are the focus of the Guidelines -

a) Village Core
bl South of Village Core
c) South Valley Freeway

Interchanges
The Design Plan states that non-
residential structures shall enhance
the community through excellence of
design, the architectural style shall be
compatible with the neighboring uses,

San Martin Integrated
Design Plan - Non
Residential Sections
B. General character

C. Architecture

t



Community Center, are shown to be of a
higher architectural quality with articulation
within the fagade design including multiple
windows and arches, and roof articulation,
including domes.

The site is not located within one of the three
focus areas and the subject property and
adjacent property to the north [fronting
California) are vacant. Viewsheds into the
site from Monterey and California would not
frame the site within an established
'neighborhood' with a distinctive design
style. The most prominent buildings nearest
the site are large industrial buildings located
across Monterey Highway which are
utilitarian in design.

As the most predominant non-residential
architectural character in the area is the
industrial buildings, and the proposed
project is not industrial and instead
incorporates a Spanish Mission style
architecture of higher quality, while this
design style is new in context, it would
represent an improvement in overall
architectural design for the immediate area.

The proposed architecture ofthe Cordoba
Center buildings incorporates a Mission style
architecture and the materials incorporate
smooth stucco and roofing composed of terra
cotta tiles, consistent with these guidelines

that all aspects of the building shall
complywith the guidelines, and the
use of architectural styles compatible
with the surrounding neighborhood
shall be required.

Buildings shall create an attractive
exterior form through arrangement of
colors, that shall be compatible with
the natural setting, neighborhood and
intent of guidelines.

C. Architecture

2



The Cordoba Center proposes larger
buildings, consisting of a 9,000 s.f. Mosque
and a 14,500 square foot Community Center.

\Mhile the proposed Cordoba buildings are
not designed as a cluster of smaller buildings,
the two larger buildings do incorporate a

complex building shape, including the
incorporation of a plaza between the
buildings and overhangs, walkways, and
different architectural features within the
building to create articulation and avoid the
appearance of a blank, monolithic mass.

The project incorporates pitched roofs and
the buildings are two stories and 35 feet in
height.

As described within the Rural Resource
Impact Study, the project will maintain over
50% ofthe site as natural open space and
600/o of the site as open space, including the
cemetery. The improvements will be located
more than 150 feet from Llagas Creek,
consistent with County General Plan Riparian
Setback standards.
A preliminarylandscape plan was submitted

The guidelines encourages materials
such as adobe, wood, stucco, and
roofing materials such as ceramic,
terra cotta, and the use of earth tone
colors
Larger structures shall use a more
complex building shape or a cluster of
small buildings. Building height shall
be limited to two stories, and pitched
roofs, covered porches and walkways
shall be encouraged.

Structures shall be designed to create
minimal disturbance to the natural
landscape and shall be sited to protect
creeks

The Guidelines state that preliminary

D. Siting

E. Landscaping

3



with the Cordoba Center project application.

As described in the EIR prepared for the
project and consistent with these guidelines,
an enhanced landscape plan shall be
submitted that demonstrates use of
evergreen plantings so that all project
structures as well as the youth summer camp
are screened from public views.

The applicant has not submitted any signage
plans.

Any future signage plans would be required
to conform to these guidelines.

The applicant has submitted a lighting plan.
Conditions of approval applied to the project
will require that the lighting use a'full cutoff
design to prevent glare from offsite.
Conditions of approval applied to the project
require maintenance of off-street parking
areas for the project through existing spaces
and services such as valet or off-site shuttles
to ensure parking will be accommodated for
without the need for street parking.
No fencing has been proposed. Any future
proposed fencing will be required to comply
with these guidelines

and final landscape plans shall be
submitted, and consist of a
combination of trees, shrubs and
groundcover.

The guidelines speak to landscaping in
the village core and south of the
village core, and along the South
Valley Freeway

Landscaping shall account for water
requirements, and shall not interfere
with septic and traffic.
Signage shall be reviewed and shall
complywith the County signage
policies.

The guidelines encourages use ofrural
icons.
Lighting shall be low level and prevent
glare.

Parking shall meet the County's off
street parking standards.
The guidelines contains standards for
the village core areas and requires
asphalt paving or better for
institutional developments.
The Guidelines state that rural or
natural looking fencing shall be used.

F. Signage and Lighting

G. Parking

H. Fencing

4
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APPEAL OF SOUTH VALLEY ISLAMIC CSNTER
AKA CORDOBA CENTER

PLANNING OFFICE FII,E *2145-L6P-154-16G
South Count,y Parbners

I mmGnrrG
AUo 0 4 2019

COUNTY OF SANTA CLABA
PLANNING OFFICE



Peoples Coatition For Government Accountability
Post Office Box 23
Gilroy, California 9502L

DATE: September 04, 20L9

FROM:

TO: Supervisor
Supervisor
Supervi sor
Supervisor
Supervisor

Wasserman,
Cortese
Chavez
Ellenberg
Simitian

District I
District 2
District 3
District 4
District 5

I

RE: Appealing Santa Clara County Planning Commission decision
regarding South Valley Islamic Center AKA Cordoba Center.
Meeting Dale: Planning Commission Hearing August 22, 2OL9.

FfLE: #2L45-l-6P-164-16c. Assessor's Parcel +779-06-002.
LOCATION: 104045 Monterey Road, San Mart,in.

APPELLANTS: Peoples Coatition for Government AccountabiLily

Dear Board Members:

On August 22, 20L9, the Santa Clara County Planning
Commission approved Application for Religious fnstitution and
Cemetery.

APPELLANTS ARE CONTESTING THE FOLLOWING ISSUES;

General Pl n Land Use

I I,and Uee llan Desiqnation:,furisdiction: Unincg-rporat,ed;
a is a commerciafF6riffi

GEOLOGY: LANDSLIDE (Earthquake) HAZARD ZONE.

I Applicants retained their own Geologistr St,even ConnelJ.y
who submitted Map showing Scope of Proj ect to be 50+
Acres; instead of L5+ Acres. ( Exrribir 1)2

During the
779-06-AO2

l_98 9
lost

Earthqual<e, Windells who lived on Parcel
fheir entire backyard.

3

FIRE MARSHAL. Provide Proof for Fire Probection.

I. West San Martin Water Works, Inc. "To provide water for
domestic/Commercial fire proteclion. "We wouldn't be
ab]-e to suonlv vou with a flow of 1500 GPM. " (nxn.2 & 3)

COUNTY PLANNTNG.

1, Rural Land Use Code,
in Rural Residential

R-LU 57 reads,
areas shall be

" Institutional
local servinq,

uses
and

4
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4
may
the

be established only where they serve the needs of
resident population, "

5

6

2. South Va Ilev Isl-amic Center ( svrc ). South Valley is not
Beni to

Cordoba
San Martin. SVIC extends from South San ,fose to San
County. There are only 2-3 famiLies in San Martin.
is in violation of Land Use Code R-LU 57.

3. SC L7.6. reads: "If lt 1s Cletermlned that a use proposed
for lhe unincorporated area is needed in the South Countyr
but wouLd be more appropriately located in a City' then
the use should not be located in an unincorporated area;
but should be l-ocabed in a City.

4. PLanninq deleted LLagas creek, and 50 Acre Santa Clara
7 Counlv Ll,aqa s Creek Park from Vicinit y Map, and replaced

(nxn. 4,Llagas Creek & Park with "clTY oF MORGAN HILL".

Department of Env ironmental Health (DEH).

2006, Ann peden (lng) reported that all t holes faited stating
that she and Staff were on site while percolation tests
were being conducbed.

trlichael BaLz, Consultant, submitted report f or only b

6 holes dug 4.0' , 5.0', 5.0' , '7.0' , '7.A' & 7.0' i none
of which were dug the required 15.0'. Nor did BaLz
conduct wet, weather testing. (exhifit S)

At bhe July 31, 2OL2 San Martin Pl-anning Advisory
Commiltee Meeting' and bhe South Count'y Joint Planning
Advisory Meeting on August L, County Planning reporfed
that Applicanls had t,o conduct another percolabion lest,
and Cordoba item on Planning Commission Agenda for
August 2, TOLZ woul-d be taken off Calendar. (rxtr. 6)

However, the item was not taken off of CaLendar and t,he
Planning Commission approved Cordoba Project, 7-Ai with-
ou! conducling another percoJ-ation test.

20L2. Ann Peden waived all DEH Requirements citi ng "Percola-
tion Tests, Soil Profiles ' Wet Wealher Testing was all
done in 20A6 for a 3 Lot Subdivision. " "These results
are stiLl valid for tnis proiect and no fqrthe$ ssi-l

8

I

10

11

12

13
ZOLI, Ann wrote'

will cause
"Move cemterey to another location because it
dlsease to spread. "

FEMA Flood zone (99.7%) Speciat Resources/Hazards Constrainbs.

For years r properties down gradient
parcel have flooded requiring pumps

from the Cordoba
to be installed

14 I

-2-



14

15

16

17

1B

19

e 1

under houses to get rid of storm water.

2, Unlike dirt and grass that decreases rale of
33,000 s.f. of roof tops/32 Acres Cemetery &

3. The M
20L5,

4

5.

ttil1 increa se rate of floodincr dramaticallv.
ain Sewer Pipeline has ruptured several times. In

flooding,
Sidewalks

Spec i aL
7 & 8)

12,000 gallons discha rged into Llaqas Creek.

PipeLine broke on CaLifornia Avenue causing $5O,OOO in
damages, Sewage continued down Colony Avenue to San
Martin Avenue; then entered the basement of a house.

20L8. 2O4,000 gai-lons of sewage was discharged atong
Harding Avenue; plus 3 more breakages in 2O1B caused a
septic system to fil1 and overfLow with sewage.

t ualit n r ard R CB

1. RWQCBTS response to
Riparian SetbackArea

PCGA'S questions regarding
was non-responsive. (fxn.

The State RWQCB has jurisdiction over the
the RWQCB determines Riparian Setbacks for
EPA 303(d) rmpaired Water Bodies; not the

2. The adjoining Parcel, plans for a LZs Unit R.V. park,
also lies within t,he Reparian Setback area. If the
adjoining pareel is B2Ot away

Count,y, and
Federal

Countv,

20

the ent,ire Cordoba Parcel is
from LIagas Creek, then

included in the Setback.

21

22

23

Assemb_lv Bil-1 AB 885 wastewater Disposal system (owrs), counby
Planning indicated t,hat Cordoba couLd use OWTS; however,
AB 885 requires a 600' Setback from fmpaired Water Bodies.

The worl-d Hea ani zation (wno) requires a B2O' setback from
re B DrinlcingCemetery to Dr nk ng Water Wells. There a

Water Wells located less that 820' avay from the Cemetery
and Wastewater Disposal System. .

GeoConsultants, Inc. did a study for the RWQCB that
"There is only 1 Drinking Water Well rshich is
L\ mlles from the Cordoba Site."

concluded,
located

And, GeoConsultants stated, ',We do not, guarantee that
Cordoba Project couLd be approved for development,'.

int P a c lttee ( sc,rPAc ) has
San Mart n members; but B 11 Knole

2
and

ofthe other
whom were

representative retired a
replaced.

died 20 years d9o,
year dgo, neither

24

a
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CHRONOLOGY RE: APN 779-06-002 & 003 AKA 30 ACRES.

L957. Water quality was exceLlent; but Nick Bayto's
of prune orchard would not grow beyond 4t due

ground ruater. Nick pulled trees out and sold the 30
with a l,/bedroom cabin to the Windells.

acres
smaLL

30 acres
to high
acres

into 2/
1000 sf

The Windells appl-ied to subdivide the 30
15 acre parcelsr drld an application to build a

2 bedroom home. COUNTY SAID; 'rNOrr .

The Windel"ls, Put the ProPertY
time someone wanted to purchase and
couNTY SAIDl "NO".

r.9Br..

2005.

PARCEL A, AKA APN 779-06-003
L/LiEe rndustroial building &

sAIDr "NOrr.

PARCEL A. BaPtist Paslor aPPlied
School. COUNTY SAID, "NO"! "You
10,OO0 s.f., and Water Table is
sewage disposal lest.

up f or sal,e r dlld every
develop the 30 acres r bhe

County conducted a Study, Ordinance No. NS 1200-310,
found hiqh concentralions of Nitrates due to density
residentiat deveJ-opment; so developoment & Secondary
Dwelling units were restricted to 5 acre minimum.

and
of

The Study demonstrated that specific adverse impacts to
the groundwater resources would occur unless the density
of -r-6sidential development (mOt COMMERCIAL AND CEMETERIES)
wasffi the san MArtin area. This restricbion
is necessary to avoid specific adverse impacts to the
pubJ-ic heaLth, safety and welfare that would occur from
inuensif icat,ion of septic discharges. (gtrhilit g)

Llagas Creek was listed as a Federal EPA 303(d) Impaired
water body with 11 contaminates including Fecal coli;
together with a Reparian Setback designation which
pr-ctudes all development gommercial & Residentiat next to
Llagas Creek.

Thereafter, six investors purchased the 30 acres and
applied to subdivide the parcel into 2/ts acres parcels.
THE COUNTY APPROVED.

A, was purchased to build
L/Unisex Babhroom. COUNTY

Lo bui Id a
can't build
too high to

Church and
more than
pass a

20A6. PARCEL B, AKA APN 779-A6-002. SVIC purchased 15 acres
next to Llagas Creek & appLied to subdivide into 3/5
Acre Parcel-i, and to build 1/5OO0 s. f . religious buiJ-ding'
COUNTY APPROVED. See Santa Clara County Department of
planning and Development online Property Profile.as.
{ exrriuit 1.o)

-4-



20L6. svrc applied to build 30,000 s.f. 3l acre cemefery and.
3380 s.f. Caretakers Residence, COUNTY IS APPROVING.
See Santa Clara County oNLfNE PROPERTY PRoFfLE. (ExIr. IO)

2016. PARCEL A. Plans for L25 Space,/R.V. parl<. this parcel
is also in a Special Reparian Setback from L1agas Creek.
If Parcel A has a Reparian Set,back; then nothing can be
built on Pasrcel B next to Llagas Creek. See Santa
clara county oNLINE pOpERTy pRoFILE. (Bxhibit 11)

County PJ-anning denied Frederico's project on pareel A
because the percolation test fail_ed due to high ground
wateri as well as telling a potential buyer of parcel A
that he could never pass a percolation lest.

THE DRAFT ENVTRONMENTAL rMPAcr REPORT DATED May 10, zol-g,
CORDOBA CENTER, State Clearinghouse Number 2016Lf22A22,
County File #2L45, was prepared for Santa Cl_ara County
Department of Planning and Development. Identified as
" EXHIBf T Z" ,'PROJECT VICINITY" . (Exfiibit 12)

PLANNTNG oFFrcE is sbill using lhe same vrcrNrry MAp used to
approve the 2012 Cordoba Prqiect
of Planning and Development dele

; whereby the Departm
ted Ll-aqas Creek and

ent
50+

Acres known as Santa Clara County Llagas Creek park,

The cover sheeL used for DRAFT ENVIRONMENTAL II',IPACT REPoRT
CORDOBA CENTER for the current VICINITY MAp includes
II PROJECT VTCINITY'' . '' EXHIBIT 2" ; aa weLl as PRO,IECT
VICINITY TIASCENT', and "PAGE 16 of L7". (Exhibit LZI

The only difference in Vicinity Map for TOLZ and the
ViciniLy Map used for the currenl Cordoba Project is:
1. Planning deleted the

corner; lrhich read:
fine print at lower right hand

''VICINITY MAP.
by Santa Clara
sources. While
Office assumes

APN 779-06-002." "This Map created
County Planning Office from various
deemed reliable, the Planning
no liability.', (Exfi. 4)

20L2 ViciniLy Map is "MORGANLlagas Creek & Santa Clara
2 Al-so delet,ed

HILL"; which
County Park.
County Park

from the
repLaced
Neither Ll-agas Creek r nor Llagas Creek

are included on bhe May 20, 2Ol8 Vicinity
Map. (Exhtbit L3)

5
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L.

2.

a

4.

5.

6.

7.

8.

o

10.

11.

L2.

13.

EXHIBITS

Geologistrs Map Composed of 50+ Aces.

San Martin Water Works May 2, 2007 Letter.
San I'lartin Water Woks April 2, ZALL Letter.

Planning Office Vicinily Map.

Batz Environmental Consulting Test ResulLs,

Additional PercoLalion St,udies Needed.

Regional Water Board. Answers to Questions, P. J-

Regional- Water board. Answers to Questions, P. 2.

Ordinance No. NS 1200-310.

Online Propert,y Prof i1e. APN 779-06-002.

Online Propert,y Prof ile. APN 779-06-003.

DRAFT ENVTRONMENTAL IMPACT REPORT CORDOBA CENTER

PRO.IECT VICINITY MAP. May 20,ZOLB. EXHIBfT 2 P.L6 of L7.
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WEST
SAN MARTIN

SVIC
c/o Indus-West Developments, LLC
2580 Bridle Path Drive
Gilroy, CA 95020
Fax No. 408-842-0690

1005 Highland Ave .San Martin, Ca 95046
Phone: (408)633-2098 Fax: (408)686-9633

April 2,201I

Sincerely-

&g&-tw
Bob Ukestad, Presidenr
West San Martin Water Works. Inc.

Subject Development/subdivision of APN 779-06-002, north of California Avenue
and west of Monterey Road in San Martrq to provide water for dornestic and
fire protection for Cordoba Center project.

DearMr. Akhter,

This letter is to inform you that this Utility, West San lwsrtin Water Works, is willingand
able to provide your subdivision with domestic and fue protection. We have an g inch
water main approximately 650 feet away from the southem mostproperty line of yourp*fl and approximately 135 feet &om-Montercy Road.. Thus, tietitalffigth of yo*
main extensionroughly 800 feet of 8 inch c900 itVCprp€ to yourproject. $*"" we are
not talking about the sfirctures being located up on thi riiu; we shoutd te able ro provide
you with approxirnately 75 psi-to yourparcel. We wouldnJtbe able to ruppry yo wittr aflow of 1500 GPI\A but we do have ovir400,000 gallons in storage and could deliver
approximatel y 1200 GPM_

AII improvements will be at your cost and the main exursion will become the proputy
of tbis Utility per Rule l5 of the catifornia Public Utility Code (pUC). The 

"on 
*"t *irt,

you may include a reimbursement agreemen-t for aperioi of i0 yeam*tur. *y p*r,
requesting hook-up to main extensions installed wiih your monies will be rrq"ir& t"
reimburse you their pro-ranrs share. It would be the slggestion of this Utility that you
consider having I %nchmeter connections to the du'ellings within yo* ruiaiuision. t
am enclosing a copy of our schedule F of our puc tadtrrf,otr.

If you har''e any questions. prease do not hesitate to call me at 40g-6g3_209g.

1b]-t 3



Vicinity Map
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RNIZ EIV\[ RONM,ENTAI", CONSULT'I NG
Michael Batz, REHS - Consultant
106 Marcela Drlve, Watsonville, CA 95076

Office(83 1172+-2223 Fax(63 Il 724-23s8

OWNER/APPLICANT: Sal Akhter
coNPUqLEp BY: MB

CHECKEO BY: AP

:BEC FILE No_.: .05_-SCC-021 :

'Sff 
gO-C-anOn: ![p:FSrey Rd.,. San Martin - LOT 2

'DATE: 11/A8/06 . ,

7.O',

4.O'
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staff Recommendation

6 Additional Percolation studies needed
tor expansion system

CI Recommend continuance.
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REGIONAL IIOARD'S I?ESPONSE

Attachment 1 PCGA Response - 1

TO /II-'ESTTOI.JS iTOSED

April 5, 2019

Central Coast Water Board response to People's Coalition for Government Accountability
(PCGA) letter dated March 23.2019, regarding the Cordoba Center Projet, PCGA questions are
written in italics (below, as written by PCGA) and Central Coast Water Ejoard response is
provided in bold below

Question #l' What is the Re-parian Setback d,istance from Llagas Creek, a Federal EpA 31g(d)
lmpaired Water Body for APN 779-06-00?JCordoba project?

Response: Please contact the County of Santa Clara, Department of Planning and
Development for this informalion

Queslion #2. Whal is the Reparian iletback rltstance from Llagas Creek. a Federal EpA 303(d)
lmpaired Water Body for APN 279-06-003, tt,,e proposed R.V parkc

Response: Please contact the county plannirrg for this infornration.

Quesllon #3 Did CCRWQC approvd the Coro'oba Cemetery and Ablutiol Facility in 2012?

Response: Our understanding is that the Finirl Environmental lmpact Report for the project has
not been released for public review/t;omment ,and County Planning Commission has not
approved the Project as of this date

ln May 16,20121, the Central Coast Water Br:ard determined that the proposed cemetery and
wastewater disposal system did not pose a thrrcat to water quality if properly installed and
operated. The Central Coast Water Board de'h:rmined that it did not need to issue a permit
provided that the Prolect proponent r:btain all lhe other appropriate local agency permits
applicable for the Project

Question #4. lf there were 6 pollutants/Sfressc)rs in 2006, how many in 2012 when the
CCRWQB approved the Cordoba Center?

Response: As shown in the Fact Sheet2, the (lentral Coast Water Board's palaro River basin
nutrientTotal Maximum Daily Load adopted in July 2015 includes a map showing reaches of
Llagas Creek that are rmpaired by un-ionized ammonia, nitrates. and biostimulat6ry impairments
(nutrienls, chlorophyll-a, microcystrns and lovu dissolved oxygen)

Queslrbn #5. Did CCRWQCB approv'e the OVlrTS, Alternative Waste-water treatment System in
201 2?

Response; See our response to Question #3 Since 2O12, County Planning adopted a new
ordinance that replaced previous onsite treatnrent wastewater system (OT\fuS) regulations on
December 26,2013 The County developed a local agency management program (LAMp)3,
which was approved by the San Francisco Bay Water Board in Delembe i zois tf approved,
the project proponent would be required to follow the County's LAMP requirements

rhtlos:/lneolrqcker.waterboards.ca.RqvJrequrators/dgllcgla&_dpc.qnngnt5lzJ 
7 73

Sevipw9/r20Qeterlnrnation%2OJ5-20 I J. pdl
2https://www.waterboards.ca.gov/centraicoast/water 

ssues/program s/tmdl/docslpajaro/nutrrents/maps rmpair
ed_.streams_final pdf
ronsite svstems Manual:https:/www,l!-wQy.orq/sitesr.qgElsrgffq,qu'=Lu-&qc-u"-nlg0tr/ty scc.lsMp.odl
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Attachment 1 - PCGA Response April5,2019

Question #6. tf A885, the Commercittt Devilo?tment Wastewater Discharge formula for
quantities of flow per Ch. 15-20. 20c is I hour :;hifts/l5 gallons per person/open fram 6 a.m./11

p m./17 hours, how much waste-water will currcnt 33,361 s/f Propct generate?

Responee: Please refer to the Cordoba Center, Draft Errvironmental lmpact Reporl (Appendix

F){ for this information

Queslrbn #7 ln 2012, did Regional Water Boa'rd know thal Planning deleted Llagas creek &

Park from the Vicinity MaP?

Response: No

Queslion #8. Why cloesn't R'LU 125 and 129 'zpply to Cordoba Center?

Responso: Please contact County Planning to obtain this information.

Quesfion #9 Did CCRWQCB use 50+ Acres ctr 15+ Acres to approve Praject in 2012?

Response: ln 2012, the Central Coast Water Eloard decltned to issue a permit for the 15 8-acre
project

Questlon #10. How was Cordoba apltroved in :?012 when in 2006 Llagas CreeUPaiaro
River/Monterey Bay Watershed was tisted as ,z Federal EPA 303(d) lmpaired Waler Body with

Reparian Stetbacks? And, how cloes Cordoba qualify as a "domestic" development; especially,
when applicants senl a tetter to West San Maftin Water Works asking if they could supply
adequate water pressure for a domestic and ggmmercial development.

Response: County Planning has not approved the project. Please contact County Planning to

obtain this information

Question #11. How did Centrat Coasf Regioneil Board arrive at 2 500 gallons per day of
Wastewater Discharge?

Response: ln 2012, the Central CoastWater Eloard used a more conservative number (i.e
2,500 gallons per day) to evaluate if there is a potential for groundwater mounding beneath the
proposed leach field

Questrbn #12. Does the currenl 2016 applicatic'n consisting of 33,000 s.f and 3-l/2 acre
cemetery quahfy as a d.omestic.or ccstnmercial clevelopment?

Response: Please contact County Planning to obtain this information.

Question #13. How many gallons of waslewallr does the Ablutnn Facility discharge?

Response, Please refer to the Cordoba Cente'r, Draft Environmental lmpact Report (Appendix

A) for this information

httosJ/www.sccsov.orelsites/dodlDevelopmentlCurrenVPaees/? l45.aspx

2

4
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Ordinance No. Nli - zN-sto

AN ORI}INANCE OF IITE B(}Aru}OFSUPRYISOAS O}-
TEE C{)TINTY OF SAI\ITA CI.AIRA TO REVII;E SECTTOf{S

4 JO-ffi , 2m-02&, 2.:y0,-920 aNI) 2.50"tr20 (}F TUE
ZONING ORDINAIYCT OF Tn}: COUI\TY OF SANTA CI."ARA

REIITTED TO S:ECO]IIDARY DWETJ.IhIGE

Srm4lery

This ordinance revises ?frDirrg regulrions 4plicable to sccmdary dsciliry
pufifl5nt to Assrdnbty Bilt 1866. ffilc trr"nr'inmg &e irteflt and *-uctu,e of ftrc

tqghti"c currcatty in ofbct, the rsvisiosf pinaitY cbmge tte revi€w process f,om

Aiscr.ticrry (spocful pendt) to minirilcriat (ttuildiqg pcnuit oaly).

TgT EOATI} OIt SUPERVFONS OF IflE COUNTY OF SANTA (f,/Tru
MAIG,S TIB FioIJ,oWING IIINDING REGANDING SEC()IIII}ARI

DWDLIIFIGS IN TflE SAI\T MANrlX i.trI9A:

San lddtin ltrer

flrc crrrrrrhirc
88 Crp *orw of

ftc SSFn CkalPlao

ftis size-
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Santa Clara County
Department of Ptanning and Development

Online Property Profile
COUNTY OF SANTA CLAM PI.ANNING OFFICE

70 W. HEDDING ST., SAN JOSE, CA 95110

6AqZee-5770

June28,z019'10:50:17Ail- TheGlSdatausedinthisanatyslswascompitedfromnrioussmrces.Whlledeemedreliable,tlePtanningOfficeas5umesnotiabitity.

location and Jurisdictim

APNr 779-06-002

Site Address: 14045 Monterey Rd San Martin

cA 9s046.9548

Jurisdiction: Unincorporated

Ulban Service Area: None

SpbgtsJllnfllq!@; None

Suoeruisor oistlict I
$pecial Dishicts:

. Fire Protection Districl South Santa Clara

Gounty Fire Protection District
. Sanitary District: N/A

. Water District: N/A

Area lnfonnation

Recorded Size (source; Assessor's office): 15.77

acres

C'enerat Plan tand the

Land Use Plan Designation: Rural Residential

San Martin Planninq Area: lN

San Martin lndustrial Use PermitArea: lN

Zoning Dislrict

Zoninq: RR-5Ac-dl -sm, RR-SAc-d1

Other Planning lnformation

Approved Building Site: lnformation Not Currently

Available Online

HCP Siudv Area: lN

Special Resources/Hazards/Constraints Areas

Airpgrt l!flll-ence Areq: YES

Oak Woodlands: YES

FEMA Flqod Zone: D (97.8%), X |.1.7%,

Central Coast Regional Water Quality Control Board Special Riparian Setback Area: lN

Drains to: Central Coast

Central Coast Watershed Management Zone: 9 (53.60/o), 1 (33.4%), 3 (10.7V'),1 (2.3ok)

Mean annual precipitation; 21 inches, 19 inches

Countv Lsndslide Hazard Zone: lN

V I'i''{:IIi'FI)
$*' '' tiJ;;:; ( )/i,1,6, r1\,

I
l

'rFil.I'{J.,!l

li
+

Google

tl

llr'tlql1.t.tri

?ftLt{,fiiti

/,

a {Mtd;{chTNi
< > tii[lL
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Santa Ctara Countv
Department of Plinning and DeveLopment

Online Property Profile
COUNW OF SANTA CI.ARA PLANNING OFFICE

70 w. HEDDTNG ST., SAN JOSE, CA 95110

(408) 2ee-5770

May 11, 201q 06:02:58 Pi,t. The Gls data used ln thl! analysis wEs complted from various sources. Whlte deemed rellable, the p(anning office assumes no llabltity.

Locatim and Juridiction

APN:779-06.003

Site Address:

City/State/ZlP: ,

J urisdiction: Unincorporated

Urban Service ALeq: None

$phere of lnfluencs: None

Suoervisor District 1

Soecial Digtricts:

. Fire Protection District: South Santa Glara

County Fire Protection District
. Sanitary Diskict N/A
. Water District N/A

Arealnfonnatlm

Recorded Size (source: Assessor's offtce): 13.9

acres

C€neralPlan Land Use

l"{rl$-Uso Plan Derion atlou Ru ra I Res id ontial
San Marlin Plannino Area: lN

$an Marlin lnduEtrial Use PErmit Area: lN

ZmingDisfict

Zonino: RR-5Ac-sm

Oher Planning lnfonnation

Approved Building Site: lnformation Not Currenily

Available Online

HCP Studv Area: lN

Special Resources/FlazardVConstrainb Arer
Airoort lnfluence Area: YES

FEMA Flood Zone: D (100%)

Central Coast Reoional Water Oualitv Control Board Soecial Rioarien Setback
Drains to: Central Coast

Central Coast Watershed Management Zone: 1 (1OO%)

Mean annual precipitation: 21 inches, 1g inches

Araa'lN

hfl'n. //rrnrnxr cnnnrnnerfr ,inTn nrq /
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San Martin
Neighborhood
Alliance Exhibit 7

"Tqr'tl"** Wu Ma*t' A oqyu'r*'
P,O. Box 886 a San Martin, CA 95046

i nfodsa nfna rti nneig hbor. or:o I www.sa n marti nneig h-bqr. ofg

September 6th, 2019

Santa Clara County tsoard of Supervisors
70 West Hedding Street, 7th Floor
San Jose, California 95110

RE: APPEAL OF AUGUST 22,2OLg PLANNING COMMISSION APPROVAL OF THE
coRDoBA CENTER AND CEMETERY PROJECT (FILE #PLN15-2145)

Dear Supervisors:

This protest appeat is against the Santa Clara County Planning Commission's action approving the Cordoba

Center Project (FILE #PLN15-2145) at their August 22, 2OL9 meeting. The San Martin Neighborhood

Alliance (SMNA) is protesting this decision for failure to follow County Plans, Policies, and Regulations.

SMNA believes that the Planning Commission's approval of the Cordoba Center Project clearly violates

significant provisions of the Santa Clara County General Plan. All these violations were pointed out by

others, such as LAFCO, the Committee for Green Foothills, and Planning Commissioner Vicki Moore, who

filed comment letters outlining the need to follow the General Plan. Our comments below are excerpted

from those letters and we believe it is highly unfortunate that, as the record clearly demonstrates, these

violations were not substantively discussed during the Planning Commission Meeting and urge the

Supervisors to do so, prior to voting on this appeal.

There are additional negative impacts of the project as approved (such as greenhouse gas emissions,

ridge-line development, etc.) while a much less impactful option for a 50o/o reduction in the project size

was ignored. That option is substantially like the project applied for and approved, in 2012. SMNA

supports that reduced option and urges the Supervisors to reject the "100o/o option". Rather, than to
repeat those arguments here SMNA has focused our comments strictly on the General Plan violations.

The State of California Planning,Zoning, and Development Law 2011, Article 1- General Provisions 65800

states, "ft is fhe purpose of the Zoning Regulations to provide for the adoption and administration of
zoning laws, ordinances, rules and regutations by counties and cities, as well as to implement such

General plan as may be in effect in any such county or city... the Legislature declares that in enacting this

chapter it is its intention to provide only a minimum of limitation in order that counties and cities may

exercise the maximum degree of control over local zoning matters."

1) Conslstency with Counwwide Urban Devolooment Pollcies and CounW G€neral Plan Pollcv R-GD 2

In 1973 the Local Agency Formation Commission (LAFCO), the County of Santa Clara, and the surrounding

15 cities joinily developed and adopted a countywide policy framework for managing urban growth known

as the "Countywide Urban Development Policies." These Policies established important mutual

commitments between LAFCO, the County, and the cities regarding timing and location of urban

Page 1 of 4



development. A key provision of these Policies is that urban development and urban services should occur
within cities and not in unincorporated areas. The County agreed to limit development within rural
unincorporated areas to rural land uses and densities. These Policies are discussed in greater detail in
the:

o County's General Plan Book A - Part 2: Countywide Issues and Policies in the "Growth and
Development Chapter".

. County General Plan Book B - Part 3: Rural Unincorporated Area Issues and Policies in the
"Growth and Development Chapter",

Per the Cordoba Project's - Draft Environmental Impact Report (DEIR), the proposed project would include
a mosque, multi-purpose community building, community plaza, maintenance building, caretaker's
dwelling, cemetery, youth camp with restroom facilities, playfield and playground, orchard, infrastructure
for stormwater runoff, sewage disposal and landscape irrigation, and two parking lots for up to 125
vehicles.

As stated by the County, the proposed project will require an extension of water service from West San
Martin Water Works (WSMWW), a private water provider. The proposed project is urban in scale and
cannot be fully supported by onsite services, such as a well.

Furthermore, County General Plan Policy R-GD 2 states that "For lands outside cities Urban Service Areas
(USAs) under the County's land use jurisdiction, only non-urban, low density uses shall be allowed." The
County's analysis concluded that the proposed project is consistent with this policy. However, such a
conclusion is difficult to reach given the scale and magnitude of the proposed project, including 3O,OOO
square feet of buildings, the size of population it is anticipated to serve, and the fact that the proppsed
project will require an extension of water service from a private water provider.

2) APolicability and Consistencv with Countv Generat Plan Policv R-GD 6
County General Plan Policy R-GD 6 states that "Urban types and levels of services shall not be available
outside of citles Urban Service Areas from either public or private service providers." The proposed
Cordoba Project is located outside of a city's Urban Service Area (USA) boundary and the project proposes
to receive water from West San Martin Water Works (WSMWW), a private water service provider.

The threshold for determining whether urban types or urban levels of service are being provided is not
whether the service is being provided by a municipality as stated in the County's analysis. Therefore,
County General Plan Policy R-GD 6 applies to the proposed project.

The County's analysis states that the proposed use is not an urban use based on its size, scale, and
intensity. It is unclear what methodology or thresholds were used to reach that conclusion. The proposed
project includes 30,000 square feet of buildings and requires extension of a water line to provide potable
water to the site by WSMWW. Per the County, the onsite well is only enough to meet landscaping needs
of the project. As such, the proposed project is not consistent with County General Plan Policy R-GD 6.

3) Consistencv with Countv General Plan policv R-RC 57
The proposed project will result in the loss of agricultural soils and the County General Plan policy R-RC 57
calls for preservation of such soils. The County's analysis notes that there are 5 acres of prime farmland
soils that will be covered by the proposed structures and improvements associated with the project,
Therefore, the proposed project is not consistent with County General Plan Policy R-RC 57.

The County recently adopted the Santa Clara Valley Agricultural Plan, a plan to conserve Santa Clara
Valley's farmland and ranchlands as an innovative climate change mitigation and economic development
strategy. As a result, the County has received funding from the State to permanently preserve farmland
through the acquisition of agricultural conservation easements. Conversion of prime agricultural soils
should first be avoided.

Page 2 of 4
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County staff note that, "the County currently does not have a standard that requires further avoidance or
mitigation of prime agricultural soils that have not been designated Prime Farmland, especially in the
Rural Residential zoning district." Where avoidance is not possible, the County should consider adopting
standards that require mitigation of prime agricultural soils based on soil classification and not solely
based on designation as Prime Farmland under the State Department of Conservation's Farmland Mapping
and Monitoring Program.

County General Plan Policy R-LU 57 states that "Residential, agricultural and open space uses are the
primary uses. Commercial, industrial and institutional uses may be established only where they are sized
to be local-serving in nature." The County's analysis indicates that the proposed uses are institutional and
concludes that the proposed project is consistent with this policy. However, such a conclusion is difficult
to reach given the scale and magnitude of the proposed project, including 30,000 square feet of buildings,
size of population it is anticipated to serve, and that the proposed project will require an extension of
water service from a prlvate water provider.

4) Zoning Ordinance-Chaoter l,So-Open Soace General Termq
In a letter dated May 9, 2019 from Cypress Environmental, it states that the project includes the "open
space development" of .S-acre orchard and 3.55 cemetery. The cemetery is also defined as open space
however does not meet the County Zoning Ordinance definition of open space and the project consultant
has identified it as an area of "open space development".

Open space general term is defined in Zoning Ordinance 1.30 as; "any parcel(s) or portion of a parcel that
is essentially unimproved and devoted to an open space use. This term includes land(s) designated for
permanent open space preservation as shown on a recorded subdivision map, approved site plan, or other
development plan, and which may be the subject of an easement or other permanent conveyance of
development rights restricting the use and development potential of the open space in accordance with
applicable general plan polices regulations, mitigations, zoning or conditions of approval."

In Commissioner Moore's public comment letter, she points out if you remove all the proposed
development from the map and remove the required riparian setbacks, the only portion of the site not
developed are the properties steepest sections. The rest is covered by buildings, parking lot, bioswales,
patio, orchard, leach fields, camp etc. The developer is intentionally not leaving any part of the site as

open space aside from the required riparian setback.

5) Ridoeline Development Policies (R-GD 31,33, 35 and R-RC 96-981
The ridgeline development policies all focus on trying to prevent development on the ridgelines. No

analysis was done to propose an alternative site off the ridgeline for the camp area. Justifying ridgeline
development by screening with trees is still ridgeline development. The staff report states that the camp
will be a temporary use, but while the camp is seasonal, the structures are permanent in nature.

The Ptanning Commission has recommended masking the large project with trees in order to have this
project approved, rather than reduced the size of the project to comply with polices. The 75olo baseline
value exception calls for the maximum extent feasible to make changes, to meet the same impacts as a
75olo project. Documents state that without the proposed landscape screening or other visual barriers, the
proposed massing and scale of the project would create size and scale impacts to the existing rural
setting, in comparison to the 75o1o baseline project. The fundamental rational that this project size is
consistent with the General Plan and Zoning Ordinance and rural in nature therefore concludes that
screening would "mitigate and soften views". This type of analysis will set a precedence for future
projects to be recommended for approval if they are screened and site-specific impacts mitigated.

6) EIR - TECHNICAL ISSUES NOT FURTHERADDRESSED
Pursuant to CEQA and the State CEQA Guidelines, a lead agency shall focus the EIR's discussion on

significant environmental effects and .,. the EIR must also discuss the way significant impacts can be

feasibly mitigated or avoided. The Cordoba Project EIR addresses many technical issues including;
Aesthetics, Biological and Cultural Resources, Hydrology & Water Quality, Noise, Transportation &
Circulation, Greenhouse Gas and Energy.

2
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All significant environmental effects and impacts have not been adequately addressed. For example:
o Aesthetics, the project is designed as rustic Spanish-Andalusian architecture and is contrary to

the San Martin Integrated Design Plan.
o Water Quality, the project land use will be generating discharges which are high in volume or

high in nitrates, organic materials or other problem chemicals, that should be restricted.

The Initial Study prepared to determine the appropriate scope of the EIR for the Cordoba Project,
determined the project would not result in significant environment effects associated with Geology & Soils
Yet, the Geohazard Atlas Map shows the Cordoba Project property at a 75o/o Landslide Hazard.

The Planning Commission approved the project without having the County's Engineering Geologists sign
off approval for this project. Based on the County's own guidelines a Geological Review would be required
when construction is proposed on property located within a geologic hazard zone and a site-specific
geologic investigation must be performed. Additionally, a geologic report prepared and signed by a
Certified Engineering Geologist, must be submitted for review by the County Geologist, prior to approval
of the application.

Several different companies were utilized during the Initial Study process for the Cordoba Project; Questa
Engineer, RI Engineering, & Milestone Geotechnica!. Each of these companies performed different tasks
(primarily traffic and hydrology) but no one addressed the landslide hazard designation or how the entire
project, including ground water, wastewater facility, grave-sites and structures/bathrooms on the ridgeline
will affect this property that is designated 75o/o Landslide Hazard.

In summary, your role as elected County Supervisor's is to follow and uphold the Santa Clara County
General Plan and Zoning Ordinances. Your appointed Planning Commissioners failed to adhere to the
General Plan. Instead, your Planning Commissioners approved a project; for the unincorporated rural
residential community of San Martin, with inappropriate measures, overriding considerations, and which
fundamentally violates the General Plan.

The SMNA Board of Directors supports the Cordoba Project with a 50o/o reduction in size, scale and
intensity, along with relocation of all ridgeline components of the project. We ask the Board of
Supervisors to uphold the General Plan and thank you for your consideration of this protest appeal.

Respectfully submitted,

Trina Hineser - SMNA President
On behalf of the SMNA Board of Directors

Cc t-AFCO
Committee for Green Foothills
Planning Commissioner Vicki Moore
Members of the San Martin Neighborhood Alliance
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County of Santa Clara
Department of Planning and Development
County Government Center, East Wing, 7th Floor
70 West Hedding Street
San.]ose, CA 95110
Phone: (4o8) 2se-s70o Exhibit g
www.sccplandev.org

DEPARTMENT OF PLANNING AND DEVELOPMENT
RESPONST]S'T'O APPEALS FILED

The appeals are Attachments [A 1 and A2]. The numbering below coffesponds to the

bracketed numbering located on each appeal. For example, PCGA-I corresponds to
bracket 1 on page 1 of the PCGA appeal, which reads:

General Plan Land Use
1. Land Use Plan Des i snation : Juri sdiction: IJ Rural Residential.

1 a Commerc

Appeal by the People's Coalition for Government Accountability (PGCA)

PGCA-I

The General Plan designates the site as Rural Residential, and it is located in the

unincorporated area. However, the proposed project is institutional, not commercial.
The Rural Residential designation allows institutional uses.

PGCA-2

It is not clear from the comment how the geologist map submitted by Steven Connelly
in 2007 that covers 50 acres is inconsistent with the evaluation of a project on a 15.8-

acre parcel. It is common for exhibits to show adjacent parcels, as is the case with many

of the exhibits for the Final EIR for the proposed project. The geological study

submitted by the applicant has been peer reviewed by the County.

PGCA-3

The proposed project includes two 5,000-gallon water tanks in the campground area,

which will provide sufficient flow to three hydrants to be used for fire protection.

PGCA-4

Board of Supervisors: Mike Wasserman, Cindy Chavez, Dave Cortese, Susan Ellenberg, S. Joseph Simitian
County Executive: Jeffrey V. Smith



General Plan Policy R-LU 57 andZonrng Ordinance section 2.20.010(D) allow
institutional uses that"are sized to be local-serving in nature." The local serving
language cited in the comment was revised with General Plan and Zoning Ordinance
amendments approved by the Board of Supervisors in October of 2015.

PGCA-5

As noted above, General Plan Policy R-LU 57 does not restrict uses to only serve local
residents.

PGCA-6

The Department has determined that this policy does not apply to the project, as there
has been no determination by the County or the south-County cities that the proposed
use would be more appropriately located in a city.

PGCA-7

If the comment letter is referring to the Draft EIR, Llagas is not labeled on Exhibit3-I,
Cordoba Center Project Vicinity. However, Llagas Creek is shown and labeled in the
aerial map in Exhibit 3-2, Cordoba Center Site Location.

PGCA-8

It is not clear from the comment how Department of Environmental Health (DEH)
observations of percolation tests performed in 2006 relate to the proposed project. The
on-site wastewater treatment system, including conformance with the County's
percolation requirements, has been fully evaluated in Appendix F of the Draft EIR in
the November 2017 report prepared by Questa Engineering Corporation titled,
"Wastewater Facilities Review for Cordoba Center Project, Santa Clara County,
California. This report was reviewed by County Department of Environmental Health
staff, which concurred with its findings. The report concluded the following regarding
percolation: "The area selected for the wastewater disposal fields has minimum soil
depth (2 feet below dripline) and percolation rates (41 to 46 mpir) suitable for use of
shallow drip dispersal, which is the dispersal method proposed."

PGCA-9

See response to PGCA-8.

lMinutes per inch
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PGCA-10

The comment refers to the project proposed by SVIC for the subject site previous to the

currently proposed project. See response to PGCA-8.

PGCA-11

See responses to PCCA-8 and PGCA-10.

PGCA-12

See responses to PGCA-8 and PGCA-10

PGCA-13

The comment refers to the project proposed by SVIC for the subject site prior to the

currently proposed project. However, the cemetery proposed as part of the current
project was evaluated with respect to the effects of pathogens from burials in Appendix
F of the Draft EIR in the November 2017 report prepared by Questa Engineering

Corporation titled, "Cemetery Water Quality Impact Review for Cordoba Center

Project, Santa Clara County, California.

PGCA-14

The comment relates to existing flooding conditions on properties near the project site.

The proposed project has been designed to detain stormwater and release runoff at a

rate equal to the predevelopment flow rates for both the l0- and 100-year design storms

and therefore would not exacerbate existing flood conditions.

PGCA-I5

See response to PGCA-l4. The design of the stormwater drainage and treatment system

has factored in all proposed impervious surfaces of the project, including rooftops. The

cemetery would be terraced and planted in native/naturalized grasses and therefore
would remain pervious and would not contribute significantly to stormwater runoff.
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PGCA-16

The comment regards an existing condition, which is a history of sewer pipeline
ruptures. This history has no connection with the proposed project.

PGCA-I7

See response to PGCA-16.

PGCA-I8

See response to PGCA-16

PGCA-19

The comment is incorrect. The County does in fact have jurisdiction through its land
use authority to establish creek setbacks. Regional Water Quality Control Boards
(RWQCB) does not have land use authority and relies on local jurisdictions to regulate
development near creeks consistent with water quality objectives, such as for 303(d)
Impaired water bodies. The project is consistent with the County's most restrictive
creek setback, which is 150 feet from the top bank on both sides where the creek or
stream is predominantly in its natural state (General Plan Policy R-RC 37).

PGCA-20

The County is not aware of a special riparian setback of 820 feet, and the comment
provides no reference in State code or other references. See response to PGCA-I9.

PGCA-21

The County's On-Site Wastewater Treatment Systems (OWTS) ordinance requires a
minimum setback for septic systems of 100 feet from watercourses. This ordinance and
Local Area Management Plan was reviewed by the Central Coast RWQCB and
certified that it was consistent with the requirements of AB 885. OWTS within 600 feet
of an impaired body may be subject to increased requirements under AB 885, such as
supplemental treatment systems. The proposed OWTS incorporates supplemental
treatment.

PGCA-22
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An 820-foot setback is a recommendation of the World Health Organization (WHO),
but it is not a requirement because WHO is not a regulatory body and therefore cannot

require anything with respect to development standards. WHO's recommendation is

discussed on pages 9 and 10 of Questa Engineering's report, "Cemetery Water Quality
Impact Review fbr Cordoba Center Project, Santa Clara County, California" (Appendix
F of the Draft EIR).

PGCA-23

Figure 9 on page 15 of Questa Engineering's report, "Cemetery Water Quality Impact
Review for Cordoba Center Project, Santa CIara County, California" (Appendix F of
the Draft EIR), shows several wells in the vicinity of the project on adjacent parcels. It
is not clear what GeoConsultants statement that there is not guarantee that the project

could be approved for development is relevant to the appeal of the Planning
Commission' s approval.

PGCA-24

The relevance of the comment to the appeal is not clear.

PGCA-25

The comment does not explain why a timeline events leading up to 2012 is germane to

the appeal to the Board of Supervisors of the Planning Commission's decision on the

Cordoba Center project applied for by SVIC in2016. The comment also does not
explain the relevance of comparing a vicinity map in an unidentified document from
2012 to the vicinity map contained in the Draft EIR for the currently proposed project.

PGCA-26

The comment is a list of attached exhibits relating to comments that are responded to
above.

Appeal by the San Martin Neighborhood Alliance

SMNA-1

Responses to specific comments are provided below.

SMNA-2
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A 50 Percent Reduced Size and Attendance option was provided to the Planning
Commission for the August22,2019 hearing. This option would have reduced the total
floor area of the mosque and community building to 1l ,743 square feet, maximum
daily attendance to 150 persons, and maximum special event attendance to 375. This
option would have lower unmitigated greenhouse gas emissions compared to the
proposed project through reductions in electricity usage and vehicle trips. However, it
is not a foregone conclusion that this would be the case after mitigation is applied. The
only certainty is that the 50 percent option would require less mitigation effort to
achieve reach a given threshold. Regarding the ridgeline development, the 50 percent
option did not address removal of the summer camp structures.

SMNA-3

The comment quotes from Article 1, General Provisions 65800, of the State of
California Planning, Zoning, and Development Law.

SMNA-4

The fact that the proposed project would have its water for domestic uses supplied by
West San Martin Waterworks is not an indication of urban scale, as many rural
residences are also served by private water providers. In addition, the combined square
footage of all buildings would be less than 5o/o of the parcel size (1 5.77 acres). Urban
development is ten times as dense, with lot coverage typically above 50%.

SMNA-5

The provision of domestic water for a use that is not urban in scale is not in conflict
with General Plan Policy R-GD 6.

SMNA-6

The subject 15.77-acre site, while including some prime farmland soils has had no
active agriculture since the 1980s. Until the County adopts standards for avoidance and
mitigation for preservation of prime agricultural soils, the project proponent has a right
to develop their property consistent with all County requirements.

SMNA-7
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As suggested by the comment, the County is considering as one of the available options
adopting standards that would require mitigation of prime agricultural soils based on

soil classification and not solely based on designation as Important Farmlands under the

State Department of Conservation's Farmland Mapping and Monitoring Program.

SMNA-8

The project's Rural Resources Impact Study (RRIS) evalual"ed l"tre project's size, scalc

and intensity against the local sering provisions in the Zoning Ordinance. The study

concluded that the project is designed, to the maximum extent feasible, such that it
would not result in size, scale and intensity impacts to Aesthetics, Agricultural
Production, Watersheds, Natural Resources and Open Space, Traffic, and Noise.

Therefore, it was determined the project is sized to be local serving and therefore

consistent with General Plan Policy R-LU 57.

SMNA-9

The RRIS evaluated Open Space and Habitat impacts based on whether the project was

sized and designed to minimize disturbance of natural landscapes and biological
communities. Based on this analysis, the project would develop 6.2 acres of the site,

and the remaining 9.6 acres (61%) of the site would remain as open space. This
compares to 72 acres (76%) of the site if it were developed with a hypothetical71th
percentile use.2 Open space is defined tn Zoning Ordinance 1.30 in the context of
regulations governing development of cluster subdivisions with open space preserves.

Therefore, it is not applicable to an institutional (non-residential) use.

SMNA-10

General Plan policies R-GD 31 and R-GD 33 do not focus on trying to prevent

development on ridgelines but to avoid or mitigate visual impacts for those areas most
immediately visible from the valley floor and to encourage consideration of alternatives

to ridgeline or hilltop locations. The project site is located in a -dl Design Review
combining district, which, in furtherance of the R-GD 31 and R-GD 33 general plan
policies, is intended to conserve the scenic attributes of those hillside lands most

immediately visible from the valley floor. The project was be subject to Tier 3 level of
review because more than 12,500 square feet (sf) of gross floor area is proposed, the

community building being approximately 14,500 sf. The Design Review analysis

2The evaluation illustrates whether, and to what degree, a proposed project's size, scale, and intensity result

in incompatibilities with rural resources and character, as compared with the "typical size of a local-serving
project," represented at the 75th percentile threshold.
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determined that both buildings have been sited to avoid viewshed impacts as they are
located away from the ridgeline in the "Not Visible" portion of the site. The proposed
maintenance building, caretaker's residence, and two 290 sf bathhouses are subject to
Tier I Design Review and therefore not subject to siting criteria and findings but are
required to comply with color and any other applicable design review standards. It
should be noted that of these structures, only the bathhouses are located on the ridge. A
5,OOO-gallon water tank is also located on the ridge. These structures would be screened
from view by landscaping. However, as noted above, because of their small size they
are not subject to Tier 2 or 3 design review and therefore are not subject to siting
criteria.

SMNA-I1

Consideration of discretionary approval of Use Permits or other land use entitlements is
based on the specific characteristics of the proposed project and its setting. There is no
provision in the Zoning Ordinance that because a Use Permit has been granted for a
project at a given size, that a precedent has been set that a subsequent project ofan
equal or larger size should be approved on that basis.

SMNA-I2

San Martin Integrated Design Plan Guidelines do not specifli one type of architectural
style for this area; instead they focus on compatibility with the neighborhood, attractive
exterior form, use of natural materials, and complex building shapes for larger
structures. The project consistency with the guidelines was evaluated by the
Department as a part of the project review, and the project's architectural style was
found to be consistent with these requirements.
Regarding water quality, the project's impacts to water quality were adequately
evaluated in the project EIR and found to be less than significant with the incorporation
of mitigation and monitoring measures, which arepart of the project's conditions of
approval. The appellant does not provide any technical basis for their statement.

SMNA.13

Regarding Geology & Soils, the County's Geologist reviewed the project's engineering
geologic report and supplements prepared by Steven F. Connelly, C.E,.G, dated
November 20,2007, with a correction issued on October 7,2071 and a supplement
letter for the current proposed project issued on October 22,2014. The report identifies
a small area with an active landslide at the northeastern corner of the subject site and
recommends a 25-foot setback for all structures. The proposed project buildings are
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hundreds of feet away from this active landslid e area. Only the proposed trail would be

located within the recommended 25 feeJ. Therefore, development of the project would
not alter this existing condition. In addition, the landslide is not in close enough
proximity to the proposed development to expose people or structures to potential

substantial adverse eft'ects, including the risk of loss, injury, or death.

SMNA-14

See Response to SMNA-l3. The County Gcologist has reviewed the proposed project
with respect to the landslide. He has determined that the project would not cause a

public, health, safety issue for publicly accessible structures. Regarding groundwater,

Questa Engineering thoroughly evaluated the effects on groundwater of both the

cemetery and the wastewater treatment system, which are hundreds of feet away from
the active landslide. Therefore, the landslide would have no effect on how the cemetery

and wastewater treatment system discharge to groundwater. In addition, these

discharges would be occurring hundreds of feet down-gradient of the landslide area and
therefore would have no effect on this geology.

SMNA-I5

The Planning Commission made the necessary findings of General Plan consistency, as

recommended by Planning staff.
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County of Santa Clara
Department of Plannrng and Development
County Government Center, East Wing, 7th Floor
70 West Hedding Street
SanJose, CA 95110
Phone: (,t08) 299-5700
www.sccplandev.org

Supplernental Information
December 17,2019
Item No. ll

Exhibit 9

MEMORANDUM

DATE: December L7,20L9

Board of Supervisors

FROM: ;acqueling$6rciano, Director, Dept. of Planning and Development

SUB|ECT: Item #1 I - Cordoba - Response to Stoel Rives Letter

As it relates to Item No. I I on the December 17,2019 Board agenda, the Department of Planning and
Developed has prepared the following responses to a letter submitted on December 76,2019 by Stoel
Rives, LLP on behalf of the San Martin Neighborhood Alliance.

The Department has determined that the Stoel Rives letter does not raise any issues that identiff a new
significant environmental impact or would otherwise invalidate the adequacy and conclusions ofthe
Environmental Impact Report prepared for the project, or the Departments conclusion that the
proposed project is consistent with applicable policies and standards from the County General Plan
and Zoning Ordinance.

The responses below correspond to the numbered comments in the Stoel Rives letter, which is
attached hereto as Attachment 1.

Specific responses to comments on the Environmental Impact Report (EIR) and County policies are
provided below.

,

The comments summmizing the project and process are accurate.

3.

Specific responses to the letter's comments in the areas of hydrology and water quality, noise, and
transportation and circulation, agricultural resources, and Iand use are provided below.

Board of Supervisors; Ivlike Wasserman, Cindy Chavez, Dave Coftese, Susan Ellenberg, S,Joseph Simitisn
C,ounty Executive: Jeffrey V. Smith

TO

I

!
T

(

i
!
(

!

I.



4.

Specific responses to the letter's comments on the EIR's evaluation of impacts of the proposed

cemetery, groundwater mitigation, and water use are provided below.

5.

Contrary to the statements in 12116l20l9letter, the EIR did not defer environmental analysis of
operation of the cemetery and potential impacts of nitrogen levels that could exceed water qualrty

standards for meas served by individual water wells. This analysis was provided by Questa
Engineering in the report, "Cemetery Water Quality Impact Review For Cordoba Center Project Santa

Clara County, Califomia" (Appendix F of the Draft EIR) and summarized in Impact 4.4-4. A water-

chemical balance analysis was completed to assess the potential contribution of nitrogen from the

proposed cemetery and burial locations to the subsurface environment and the resulting long-term
effect on local groundwater quality. The analysis (page 4.4-26 of the Draft EIR) concluded that annual

burial rates of i0 per year otle*er would be safely within the 7.5 mg& criterionl based on a

cons-ervative estimate of25 liercent soifn'itiogen rimoval. The purpose of Mitigation Measure 4.4'4 is
to employ groundwater monitoring to ensure that the assumptions used in the analysis are correct and

require cessation of burials if at any time the groundwater nitrate concentration at monitoring wells
along the westerly property line exceed 7.5 mg-N/L. Monitoring would also provide feedback on
water quality changes in the cemetery area over time, with adjustrnent in burial rates based on the

results and findings. The 7.5 mg-N/L evaluation criterion applied at the westem property line is a
performance standard, and the mitigation measure provides the mechanism to ensure that the project

does not exceed it and cause nitrate concentrations at neighboring wells to exceed the standard.

6.

The Stoel Rives comment claims that Mitigation Measure 4.4-4 improperly defers formulating
mitigation for the cemetery by submitting a cemetery development phasing plan after a project
approval. Mitigation Measure 4.4-4 does not require that the monitoring plan contain any

recommendations for additional mitigation measures to be submitted to County DEH for teview, as

the mitigation measure itself is designed to ensure that nitrate loading from operation of the cemetery

would not exceed the 7.5 mg-N/L evaluation criterion. The purpose of the DEH review and approval

is to ensure that the monitoring plan confonns to the requirements set forth in Mitigation Measure 4.4-
4. The comment letter provides no evidence that formulation of mitigation would occur after project

approval.

7,

The Stoel Rives comment suggests that the EIR ignores ottrer mitigation measures for the burials. The

water quality analysis did not propose additional mitigation measures (e.g., larger setback or tree

I Under Santa Clara County cumulative impact guidelines for nitrate loading analysis, an evaluation compliance criterion
of 7.5 mg-N/L or less is specified in areas served by individual water wells, determined at the point of an existing or
potential futwe well.
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buffering) because the analysis determined that controlling the burial rate and monitoring of the

groundwater would be effective at reducing the impact to less than significant.

8.

The Stoel Rives comment refers to a World Health Organization (WHO) standard that human remains

should be buried at least 820-feet from any well used as a potable water source. The commenter

misstates the information in the 1998 WHO publication regarding the horizontal setback between

burial locations and drinking water supplics. The WHO refers to setbacks in a list of "draft
conditions" that *,.. could be used to site and design a future well managed cemetery,' The WHO
publication does not contain any specific justification or discussion of horizontal setback criteria. The

Questa Engineering report (pages 9-10 of the "Cemetery Water Qualrty Impact Review tbr Cordoba

Center Project, Santa Clara County, California" in Appendix F of the Draft EIR) provides a

cornparative analysis of the siting criteria in the WHO publication with the Santa Clara County

standards for onsite wastewater treatment systems, concluding that the County standards are

comparable and generally more protective of water quality than the WHO criteria. The Cowty
standards guided the analysis of groundwater quality impacts for the proposed cemetery.

Regarding using trees as mitigation, the analysis in the Questa report recognizes and accounts for the

importance of vegetative uptake of nutrients (nitrate) by the proposed native grassland landscaping,

which is an integral part of the cemetery design. In a more conventional cemetery with managed,

inigated lawns and other landscaping, planting of trees along the perimeter ofthe cemetery may be a

useful tool to intercept and help cleanse seepage and runoff. It is not a necessary or practical

mitigation measure for deep soil and groundwater conditions on the project site.

The cernetery monitoring wells will be operated and sampled throughout the duration of the cemetery.

The County may permit the burial rate to increase after the fust 5-year monitoring period if
monitoring results indicate that doing so will not cause the exceedance ofthe 7.5 mg-N/L evaluation

criterion. Because the burial rate will always be tied to ensuring no exceedance, the statement in
footnote 4 of the comment that South Valley Islamic Center (SVIC) may have no limits on the number

of burials per year after five years has no basis in fact'

9.

The comment provides no explanation for why an additional bufFer would be needed after the first 5

years when Mitigation Measure 4.4-4 provides a mechanism for ensuring nitrate levels remain below

itre Z.S mg-N/L evaluation criterion 
-namely, 

that burials would cease if there is an exceedance urd

not resume until monitoring shows the levels have dropped below that level. Therefore, based on the

EIR's analysis, if the three phases of burials are completed there will be no impact to the groundwater

because Mitigation Measure 4.4.-4 requires burials to stop not at the end of any phase but upon a

showing that the 7.5 mg-N/L evaluation criterion has been exceeded.

10.

Impact 4.4-4 didnot analyze non-natural burial impacts because such sources (e.g., embalming fluids,

caskets, vaults, and ornamentation) are not proposed for any burials and would not be allowed under

the cemetery conditions of approval.
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11.

See response to Comment #10. Non-SVIC burials would be subject to the same cemetery conditions
of approval as would SVIC bwials. Only natural burials would be permitted.

t2-

A very small percentage ofthe population hase medical devices such as pacemakers and joint
replacements that might end up buried in a cemetery. These devices are made of materials chosen
because they are non-toxic and highly resistant to degradation. The most common metal is titanium.
The most common plastic is polyethylene, which is biologically inert. When buried in the soil, the
potential for leaching into the environment and groundwater supply would be miniscule to nil.
Likewise frrr dental fillings, although rnole common, the materials are selected because of being safe
for placement/ingestion in the human body (gold, silver, zinc, copper, titanium, and some plastics).
There is no reason to anticipate or analyze leaching effects and adverse impacts from dental devices
on drinking water quality.

13.

West San Martin Water Works has adequate capacity to serve the project, as discussed on pages l-2 of
Appendix A of the Final EIR. Maier & Dougherty Pump & Supply performed a flow test on the on-
site well in May 2017 and found its yield to be 12.5 gallons per minute. The proposed orchard is 0.6
acres. A typical orchard is approximately 300 trees per acre, which would be 187 for the proposed
orchard. Total water demand of 187 trees is 2,992 gallons per day, which equates to 2.07 gallons per
minute. Therefore, the yield of the well is more than adequate to supply the inigation needs of the
orchard, This demand is conservative, because SVIC has proposed olive trees, which would require
even less inigation than typical fruit trees.

14.

Mitigation Measure 4.5-4 is not a deferral of analysis because noise modeling indicates that by
prohibiting nighttime activities in the parking area within 120 feet of the westem property line, noise
levels at the nearest sensitive receptor would be below the County Standard of 45 dBA Lso (nighttime
standard). This analysis conservatively assumes that parking lot noise would be continuous for more
than 30 minutes in the evening hours. It is more likely that these noise sources (e.g., engines starting,
car doors slamming) would be far more intermittent.

15.

As discussed under Mitigation Measure 4.5-4 (Significance after Mitigation), prohibiting parking
within 120 feet of the residential property line would reduce the noise level by 2.5 dBA, which would
bring the noise level to the County's standard of 45 dBA Lso (nighttime standard). The parking
requirements are a condition of approval and enforced through required onsite signage and SVIC is
required to comply with all conditions.
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Conditions of approval restrict assembly uses involving over 20 people between the hours of I I p,m.

and 6 a.m. on all 7 days of the week. Night "Isha" Prayers would occur from 7:30 p.m. to 1l p.rn.

daily. Although therc could bc up to 200 attendees during this period, attendees will not be there at the

same time. It should be noted that no parking restriction is required for spaces further than 120 feet

from the westem property line, which would leave 20 spaces still available in the westem parking lot

during nighttime hours. This would leave a total of at least 80 spaces available during nighttime hous'
This riumber would be more than adequate given that at no tirne would the mo<imum 200 attcndees be

present during the3Yzperiod when Night "Isha" Prayers are occuning.

17.

See responses to Comment#|4 and Comment #15.

18.

Due to the larger size of rural properties, which per the County Zoningcan be used for multiple non-

residential uses, including agricultwe, there is not a nexus with evaluating the potential noise impacts

at a property line for a rural properly when the intent of the County's ordinance is to evaluate noise

impacts on sensitive receptors, where a residence (house) and residents are located. Thus, in rural

areas, the County evaluates potential noise exposure to the residents at a residence, not at a property

line. The EIR concluded that noise exposure at the residence during nighttime hours would meet

County standards with implementation of Mitigation Measure 4.5-4,which would prohibit use of the

parking lot within 120 feet of the property line. There are no large community events allowed during

the nighttime period. SVIC has not proposed nighttime activities for the surnmer camp which will be

located approximately 640 feet from the nearest sensitive receptor. . The comment asserts conclusions

about noise impacts but offers no evidence supporting these conclusions.

16.

19.

Traffic capacity on Monterey Road is 3,600 vehicles per how. The analysis by Fehr and Peers

determined the volume onthis roadway during the weekday p.m. peak hour would be 1,595 vehicles.

With the addition of 104 vehicles from the proposed project during the p.m, peak hour, this volume

would increase to 1,699 vehicles. In order for this volume to reach the 3,600 per hour vehicle capacity

of Monterey Road, thus triggering a Level of Service (LOS) impact, the volume would have to
increase by 1,901 vehicles, which would be more than double. There is no evidence supporting the

conclusion that the volume on Monterey Highway has doubled since 2017 because of mobile traffic
applications.

Friday "Jumah" Prayers would have the largest attendance during the week (300 attendees). However,

this event would occur from 12:30 to 2:30 p.m., which is in the early afternoon, well before the p.m.

peak hour of Monterey Road, which is befween 4 p.m. and 6 p.m. Therefore, in this case the peak hour

ofthe generator would not correspond to the peak hour ofadjacent streets. The peak hour ofthe
generator and surrounding roadways is during the Sunset "Matrghrib" Prayets, which is between 5:30

p,m. and 8:30 p.m. This would represent the worst case in terms of peak-hour impacts. The analysis

by Fehr and Peers concluded that the addition of 104 vehicle trips during the p.m. peak hour would
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result in a total volume of 1,699 vehicles, which is much lower than the LOS B capacrty (3,600
vehicles for a four-lane roadway).

20.

See response to Comment #19. There is no evidence supporting the conclusion that volumes on
Monterey Road to have increased since the traffic counts were taken in20l7 to sush an extent-a
100% increase in2Yz years-that an LOS impact would be triggered even with the addition of project-
generatedtrips. The traffic report by Fehr and Peers assumed an annual growth rate of l.2Yobased
groWh projections obtained from the Morgan Hill 2035 General Plan EIR.

2r

The EIR provided a discussion of Vehicle Miles Traveled (VMT) for informational purposes (pages 9-
1l of Draft EIR Appendix E). VMT was not analyzed as an impact because the CEQA Guidelines do
not require VMT impact analysis until the VMT standards become effective on July 1,2020.

22.

Responses to the letter's specific comments on Agricultural Resources and Land Use are provided
below.

23,

As explained in Response 1-CGF-3 of the Final EIR, the presence of prime farmland soils by
themselves is notthe threshold for evaluation of farmland conversion under CEQA. The difference
between the maps prepared pursuant to the Farmland Mapping and Monitoring Program (FMMP) of
the California Resources Agency is that designations of Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland) are notjust based on soil resotnce qualrty but also
other factors, such as water resource availabilify, surrounding agricultural lands, and surrounding
protect resource lands. Despite the presence of prime farmland soils, FMMP has not rated the property
as Prime Farmland or any other type of important farmland. It is rated as grazing land. Therefore, the
project would not convert Farmland to a non-agricultural use.

24.

The goal expressed in GP Policy R-RC 57 is not the threshold for evaluation of farmland conversion
under CEQA. The threshold is the FMMP designations, as explained above, and the FMMP
designation has not designated the project site Prime Farmland.

2s.

Neither the Initial Study (IS) nor the EIR identified any inconsistencies between the project and
County General Plan policies. Additionally, the Department of Planning and Development's analysis
ofthe project did not identi$ any inconsistencies.

26.
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Responses to specific comments on environmental impacts were provided above.

27.

As outlined in the Staff report prepared for the December 17 , 2019 Board meeting, and as shown in
Attachments H2 and H3, the Department has determined that the project is consistent with all
applicable General Plan Policies.

28,

The statement that the project would be incompatible with General Plan Policies R-GD 6 was raised

in the San Martin Neighborhood Appeal letter, and has been responded to within the Staff Report and

in Attachment B of the Staff Report. The Department concludes that the project, at the size, scale and

intensity proposed, is consistent with R-GD 6 and no reduction in the project sire is needed to make a

finding that the project is consistent with this policy.

29.

As responded to under Comments 5-12 and per the conclusions of the Draft and Final Environmental

Impact Report prepared for the project, the installation and operation of the cemetery will not cause

any significant impacts to groundwater quality. The County had identified mitigation measures

regarding bwial rates and groundwater monitoring to ensure the cemetery will not create any

significant groundwater impacts, and as such the project is consistent with Policy R-RC 10.

30.

The potential impact from the project to Agricultural Resources and Prime Farmland soils was

evaluated both within the Environmental Impact Report prepared for the project and within the Rural
Resources Impact Study (RRIS) prepared for the project. Both of these evaluations determined that
the project would not have any significant impact on agricultural resources. Consistent with state

standards that only identiff prime farmland as lands that have a recent history of farming and

irrigation, the project does not have any prime farmland.

31.

Appellant San Manin Neighborhood Alliance (SMNA) contends that the County provided SMNA
with misleading information on how to request a continuance. SMNA was notified of its opportunity
to be heard of the December 17 , 2019 Board hearing on Novemb er 2l , 2019-25 days before the

hearing date. A request to eontinue a public hearing is considered by the County when the public
hearing is scheduled before the Board and not earlier. Appellant has had ample time to prepare for this

hearing, Appellant SMNA filed its appeal of the Planning Commission's decision with the County on

September 6,2019,and Appellant SMNA has continuously participated in the application processing

as evidenced by its written comments on the Draft Environmental Impact Report and prior to the

Planning Commission's consideration of the Cordoba Center Project.
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D. 916.319.4754

tim,laylor@stoel,comDecember 16,2019

VIAEMAIL AND
U.S. tr'IRST-CLASS MAIL

President S. Joseph Simitian, Santa Clara County Board of Supervisors, and County Counsel
Board of Supervisors Chambers
County Govemment Center
70 West Hedding Street, lst Floor
San Jose, CA 95110

Rc: San Martin Nelghborhood Alliance'r Appeal of the Planning Commission's
Approval of the Cordoba Centcr Projeci on August 22r20L9

Dear President Simitian, Members of the Board, and County Counsel:

The San Martin Neighborhood Alliance ("SMNA") appeals the Planning Commission's
decision to approve the Cordoba Center Project (the "Project") at its August 22,2019 rneeting
and urges the Board of Supervisors to deny the Cemetery Permit for the Project. SMNA
respectfully cortends that approval of the Project was improper and without a proper basis in
law, because the Environmental lmpact Reporr ("I]lR") fails to meet the requirements of the
Califomia Environmental Quality Act ("CEQA"). In addition, the Projeot is directly inconsistent
and wholly incompatible with multiple Santa Clara County ("County") General Plan ("GP")
policies. The lbllowing comments ate submitted on behalf of SMNA for the Board of
Supervisors' consideration.

Many of the background facts, cvidence, data, and other materials relating to the Project
havo previously beenprovided to the County. Because of the volutne of information contained
in these priot transmittals, and the County's familiarity with many of the issues, SMNA
inoorporates by reference tho materials listed in Attachment l, and requesis that these materials
be included in the administrative record for this matter and considered by the Board of
Supervisors. This list is not all encompassirtg; SMNA hereby incorporates all materials
presented to the County in this and prior hearings regarding the Projcct nnd Cemetery Permit,
For your convenience, a short summary of the Project's timeline is provided below.

104654535, I 0071365-00000
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I. PROJECT TIMELINE

The South Valley Islamic Center ("SVIC") initiaily received approval from-the Board of

Supewisors for rhe Projict in August ?0L2: fhis approval wa1 for a 5,000 squere foot ("sq' ft,")

pdy* fr"ff, 2,800 sq. fl, nrultipurpose hall building, outdoor play- area and Selds, two restrooms

and a twc.acre cemetery. t ater tl'rat mon0r, svlc nkd an appeal to increase the Project size and

;;b* of people tbe project would accommodate. Arnong-othcr organizations, SMNA.filed an

-ppr"f r**kiogp*pr, 
",,-iiro*nental 

analysis prior to approval of the larger pruject'.This and

,|il*p*yioiipp*afs *ere denied Uy tne noara of Supervison. The People's Coalition for

Government Accountability liled a lawsuit against the County demanding an EIR bc prepared

and, subsequently, SVIC relinquished its use permit'

On January 4,ZOI6,SVIC applied for approval of a-significantly larger Project. As

cuner.$ly propo.ri, tire trolect coniti a 15.8-acre site on Monterey Road within the

uninr:orporated community of sanMartin, and includes a 14,500 sq. ft. community building,

15,000 sq. ft. comm,*ity ituru,3,55-acre'cemetery, 9,000 sq. ft.mosque, maintenance-building,

caietakeris dwelling, youitt.u*p, playfield, playground, and orchard' (Final EIR, or "FEIR'' 1-

2,1)

On May Z3,Z0lg the Planning Commission certified the EIR and continued the Project

approval acfion to August, On Augusi2z,zllg,despite an outpour of oommunity opposition, the

iiirinioe Commissio.;ohd to apf,tou. thc Project by a 5-2 votc. SMNA timcly appealed this

approval to the Board of Supervisors.

il.THEI'INALEIRISINADEQUATEANDREQUInESFURTIIERANALYSN
BEx.oRETHEPRoJECTMAYBELAWFULLYAPPR0VEII

The EIR is the ,,heart" of CEQA. (Laurel Heights Imptovement Ass'n v. Regenls o{. 
^.

(Jniverstiy if caryrnta(1993) 6 cal.4th 1112, I 123;cal. Code Regs., $ 15q91' subd'{a)"') The

gn ir a vehicte for identifying, analyzing, disclosing, and, tolhe extsnt nossi!19,a1'o-id.ing a

;;;j;;r significant enni.onnient"t rrff"otr. (Genryl, City af Mun'iera (1995) 36 Cal.App 4th

1359, 1373.)

The project EIR fails to adequately analyze and d1sclq1e3_disconcerting number of

potentiaily sipificant environmend implcts. In particular,-sl,INA objec$ tolhe lack of

il;q;il;";iysis in the following secrions: Hydrologyond Water Quality, Ngr*' and 
.

ir*irpottation ano Cireulation. in addition to these deficient sections of lhe EIR, certain

I An elecffonic copy ofthe Finat EIR is accesslble at;

ttrrn*Ji*uor*."*,itl.utgluirttlOngno.tfo,tt gpnnt*turga taS fntn'uAf' -,
a Coae of ncgulations S$ I 5000 et seq. All firther references to

these eections will be cited as the "Guidelines" orlhe "CEQA Guidelines"'

3
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envircnmental intpacts. spccifically Agricultural Resources and Lond Usuo were improperly
dismissed in tlre Initial Study ("lS') phase of CI1QA review. Clonsequently, thc EIR is
incornplete aud does not fbrnr a proper legal basis for the Project's approval.

a, The EIR Inadcquately Addrcsses Hydrology and Water Quality

l'hc Project is located on the westem cdge of the Llagas Subbasin of the Gilroy-Hoilister
Valley Groundu'atcr Basin. (FIIIR, Appendix G ot p. 3.) Groundwater finm this Basin is
utilized for a vuiety of purposes including dorncstic, agricultural, and industrial uses. (Ibitl.)
Groundwater fi'om the Basin provides 95% of thc water supply for Gilroy, Morgarr lliil, San
Martin, and othcr rural residential usss in tbe area. (Ibid.) Since the surroundirrg communities
are heavily dcpendent on the llasino it is of the utmost importance that the EIR analyze
hydrology and water quality impacts that may result fronr the Proiect. Unfottunately, the
Hydrology and Water Quality section ofthe EIR falls short, by inadequately mitigating
potentially significant groundwnter contarnination, providing incomplete analysis of the
expanded cemclety's effects on the Basin, and failing to account lbr water use that will be
required to sustain the Project's orchard.

i. Millgation Measure 4.4-1 Fails to Stttficienlly Annlyze or Remediate the
Cemetery's Polenliully Significant Impucls on Groundwater and
Drinfting llaler

Cerneterie.s are among the chief antluopogenic sources of pollution and wster
contamination in urban areas. (Zychowski & Bryndal, Impact oJ'Cemeteries on Groundwoter
Contaminationby Bacteria and Virusas,l3 J. or WnrnnAND I'IEALTH 2,285 (2015),
It!4ls://iuaponlne.conrdWlr/$licle/13/2485/28303/lrnpact-of-ccrnetqies.on-$roundwatcr.
cgllt4nlil:trtjon.) Mitigation Measure 4.4-4 addresses the potenlially signihoant irnpacts the
Project cemetuy will have on water quality. (Draft EIR or "f)EIR", 4.4-n.\ Specifically,
opetating thc oemetery may rcsult in nitrogen levels that excecd water quality standards for areas
served by irulividual water wclls. (Ibid,) Nitrogcn accumulation in groundwater is a critical
conccrn in the San Martin area because of the substantial rsliancc on grcundwater for lvater
supply. (DEIR 4.4-6.) The measures presenrcd in 4.4-4 purport to reduce the environmenlal
impacts of the cemetery to a lcss than significant level; however, the analysis simply defers
environmental analysis Lo alats date and fails to sufficiently analyze reasonabls and practical
mitigation measures. Defenal does not equale to mitigation.

It is inrproper for lead agencies to defcr forrnulation of mitigation programs by simply
requiring furure studips to $ce if mitigation may be feasible. (Fairview Neighhors v. Couttty q{
lleruura (1999) 198 Cat.App.4th 238, 244,) By det'erring enviftinmental a.csessment to a furure

3 An plsctronic copy of thc Dra& EIR ig accessiblc al:

Itl[rul/wurt#cqgeq.qrctqi!_q$dprUDpssFoorr-s/Dgsturcxr@1,|l U$fflillt.Ul.f.

4
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date, conditions run counter to a oomerstone principle of CEQA under which environmental

review must be canied out at the earliest fcasible stage in the planning process where "genuine

flexibility remains." (sundstromv. County of Mendocino (19S8) 202 Cal.App '3d296'3A7')

Mitigation Measure 4,4-4 improperly defers formulating mitigation measures until after

the project ii approved, According {o 4.4-4,SVIC must submit a cemetery development phasing

ptan for review and approval by the Santa Clara Department.of Environmental Health ("DEI'I")

i.lrat inc.tudes an estimalecl anntial lirnit on the number of bulials and a groundwater.mouitorittg

plan. (DEIR ,4.4-27,) While the groundwater monitoring plan must abide by certain

iequirement, lik, ,.qu"ncing burials in a certain order, installing monitoring wells in select

lo"ations, and limiting bwiis for the first five years, additional and more specific mitigation

measwe$proposed laier to the DEH will not be subject to the public review process. This

circumvents CeqA'* purpose. A similar. situation occuned in Sundstrom v. County o/'

Mendocino,where ttre courl held a proposed project's hydrologic studies provided to the

Mendocino'County plaruring Commission and Division of Environmental Health after the EIR

process violated inqn, be;ause the studies woutd bc exernpt from public and governmental

scrutiny. (Sundsfromv. Counry of Mendocir\o, s?tpra,202 Cal'App-3d at 308') By defeffing

environmintal analysis and remediation measures to shortly before burials occur! there is no

longer.,genuine flexibitity- nor an opporfunity for publio t.Y]:1.. This violates the policies and

reqiirerients of CEQA' (See, e.g., Guidelines $ 15126'a(axl)(B)')

Regarding mitigation measures, the IJIR's anulysis is inrperntissibly lirnited to assessing

rates of buiials and grdrndwater monitoring. the latter masquerading as ar attempt to mitigate

groundwater irnpaots. It ignorcs potential practical measures such as oreating a larger setback

between the cemetery and-water wells or buffering the cemetery with deep rooted trees' (DEIR,

4.4-23.)

The DEIR states that the nearest existing domestic water supply is located approximately

350 feet west of the southwest corner of the proposed cemetery, and at "a sufficiently safe

horizontal setback distance" to ensure against water quality contamination from the cemetery.

(DIER 4.4-24.) According to the world Health organization (j'{Ho'1' howevet, human or

animal remaini rnay not bI buried within 820 feet [250 meters.l of any well, borehole, or spring

from which a potable water supply is drawn. (Ugisik & Rushbrook, The Impact of Cerneteries on

the Environmint ond Public Health,WoRt oHeeLTH ORGANIZATIoN (1998)'

iiirt"rjlopn*.wlrqintli{is/bitqtccs$t/haudle/10(S.1i!08132/llUR.lCP-,ll}lNA-01 oa-QlfA}.pdfisc

ss'itrlctlEs,zsrpoi BLffitzsr I Ent.?ts:HFzeEz0tltr?sg{uence= t .) Here, there are eight drinking

*"t"t *"llr *ithin un g2efoot ron. around the Project's cemetery and Wastewatcr Disposal

System. (people's Coalition Appeal Letter at p, 3, Planning Oftice File #2145'l6P-164-16G,)

Despite r"p""t.A comnrunity r"qu*tr for examples of other cemeteries ir: well-depend€nt rwal

communities, none were proviiltd. (S.t, e.g., FEIR, 188, 482.) The public also raised specific

concerfls of whether the setback was a safe distance frorn surrounding water wells. In response,

8
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the FEIR statcs that because it would take morc than l5 to 20 years to fill the lirst 800 plotsa,
there is no need to adopt a 500-foot setback bcttvcen the cenretery plots aud doulr-gradient water
wells and watercourses. (/lid,)

As discussed above, the proper tinre for environmeutal rualysis and rcvicw is when
tlcxibility rern&ins, and thc puhlic oan be involvcd, (Srnd,rrnrn v. (ounty of Merulochto, stqna,
202 Cal,App.3d at 307.) The EIR fails to adequutely analyze thc need for a safe barrier betwoert
the cemetcry nnd drir*ing wutcl wclls once the plots in the first three phascs of thc cemetery are
full. Panicularly in a comrnunity that has alrcady suffered from percolatc water contamination
for ovcr l0-yeus, further analysie is wananted hefore blithely assuming the cenretery is a "safe"
distance away llom drinking we.lls.

The EIR also failed to consider practical mitigation such as planting trees to restrict the
movernent of viruses and bacteria from the soil, Appropriately scaled tree buffcrs are
reconrmended around cerrcteries to help dectrssc-the movement off-site of baoteria and viruses
in seepage water and rain wrter, flJgisik & Rr,rshhrook, suprtt, at p. 5,) The cemetery is
proposed to be landscaped to resemble native grassland rather than include deop rooted trees.
(DEIR 1-2.) lfccause tree plantilgs are considered feasible mitigation measurcs that can
rernediate groundwatcr contamination resulting ftom the cemetory, the failure to sorrsider this
and other practical mitigation moasures presents a legal defect in the EIR.

ii, The lloter Quality Degradation Analysis due lo the Projeet's Cemelery
ls Incomplete

The DEIR fails 1o fi.rlly and aocurately analyze water quality effects that will result from
the Project's ccrnotery. In section 4.4-4,the DEIR states that bocause &e Project will implement
natural Muslim burial rites whcreby deceased bodies are returned to the earth in natural form,
untreated and unembellislrcd (sec DEIR, 3-18), concerns associal.ed with cemetery operations
that include loaching of embalming fluids, chcmicals and subslanoes that result from the decay of
man-made artif'acts and materials buded with the body including casketsn vnults, and
ornamentation are not addressed, (DEIR 4.4-17.\ The EIR improperly dismisses any analysis of
non-natural burial impacts and sinrply fails 1,o account for chcrnical or artificjal nrateriais rvithin
tlte human body that may contaminate surrouDding wal€r sources.

While according to ths Preliminary Project Conditjons of Approval, the Qcn:etery would
provide burials for SVIC rnembers, their families, and extended families; burials lbr anyone

4 Thc I'F:ltl's commenl that it rvill tske 15-'20 ycnrs to fill tlre 800 *ius is ulsupporrcd by any evidence,
conslderlog aftcr 5 1,enrs, SVIC ma1' har,p no limiLs on tbe numbcr of buriak pcr yenr. (Sec FEIR 4.4.?7.l Evcn if
onF assutncs the phrnorn 15 ycar mlalmln to b,c valid, in rhe rchtivcly strorr dme untll 2036, it *lll bc roo lslo nnd
homeowner drinking water supplicr will be placed al severe risk.

I
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beyond these categories would be considered on a case-by-case basis by the Svtc-lgar{t

iConditions of Apirrovar, p, t, fils;///Q:/tlsplsltyn5S*2/-Dorvnlo,sd$/$nan$lDt-l4l02l'odl) For

ihir r"uroo, it wasllappr"pri"t" t" ontv oniiyze natural burials and dismiss any possible intpacts

from embaiming processes and/or casket materials since the SVIC Board has the po\'ver to

approve non-Muslirn burials,

Decomposition of inhumed bodies rcsults in leachatcs (liquids), typically comprised of

lr,ater, protein, fat, mine.ral salis, ond catbohyclrates, potential microbial pathogens sgch I
bacteria and viruses, and in some czues, other chemical products such as heavy melals' (Miller

and Wiens, Cemetery Setback Distances lo Prettent Sur.face Water Contaminatiort,NATloNAl

colL,AeOn,\r'nc cenrnE FoR ENVIRoNMENTAL I{EALTH (oct, 20 I 7)'

litt*/lw$q&$cceh.c./sites/de{hulUliles/qcneterv setback $listtulc-9.$-sitlrace \ryater colttlulitl3li

dr antatga* dentat fillings, cardiac pacemakers and

;i;.trl frr,n j"*t replacements . gfla.;see also S. Fiedler et aL, Graveyards - Special Landfills,

4lgScmNc-soFrHE'l'orll-ENvinohrrt,teNrg0(Mar. T,2012)[Findinglargeamountsofhuman

remains including cardiac pacemakerso dental fillings, and metal.from hip replacements in 25'

v.r, ofa graves.ll) While natural burials do not cany the same risks of formaldehyde, methanol,

and otheichemical contamination from embalming practices and do not utilize coffins fot

burials, dismissing all artificial or chemical componcnts that may bc present in bodies buried in

the cernetery *url*proper, The EIR does not addrt* all potential sources water contamination

and thus understates poiential water quality degradation that will tesult from the Project.

iii. The EIR Falh to Analyze Wnter Requirements Neeessary to Su*tain the

Orchard

An EIR must consider wlrcther there is sutlicient availablc water to serve project dernand

in both the near and long term. (vineyard Area citizens for Responsiblo Growth v' ciry of

Rancha cordova Q007i 40 cal,qth liz,lzt.1 cEQA's informational purposes are not satisfied

by an EIR that ignotes o, urru*", a solution to the problem of supplying watet to the proposed

a"u"top.*t; dJcisionmakers must be supplied with sufficient facts to evaluate the pros and cons

of supplying the watet the project will need. (lbid')

The project proposes to plant a0.6-aercfruit tree orchard along Monterey Road to create

abarierbetwein the sanctuary space and the road, (DEIR, 1-2.) Other than the orchard, the

project intends to use drought-tolerant plants that are native to Santa Clara County or

Meditenanean climates mo"re generally, (DEIR, 4.4-16.) The IS states that an existing well on

site will be rehabilitated and used for landscape inigation. (DEIR, Appendix A, A-44') The

El& however, fails to consider and ensure thi long-tenn reliability of the onsite well for

inigation n""ir, The EIR also does not address the amount of water required for the orchard,

which may significant. Fruit trees, particularly ncwlyplan]{.fn1it trecs, need substantial

amounts of *atm to become established in the soil' The IS failed to account for the water usc

r046s4535.1 0071365-00000
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rcquired to sustain the fruit orchard and other landscaping; therefore, the EIR therefore did not
consider water demand to serve the project demand as required by law.

b. Noicc Impncts are Improperly Addrossed in the EIR

l, Closlng One Parktng Lol is Insafflctent Mltlgationlor Potentially
S lg nilic a n t Nois e I mpacts

An EIR must describe feasible mea$utes which could rninimize significanl adverse
impacts. (Guidelines $ 15126.4, subd. (aXl).) An EIR may not defer the formulation of
ruiligation measures to a future tirne; impemrissible defenal of mitigation nrcasures occurs wlrcn
an EIR puts off analysis or orders a lepofi without sgtting standards or demonstrating how the
impact catr be mitigated in the manner described in the EIR. (lbid,; See alsa Preserie Wild
Santee v, CW of Santee (2012) 210 Cal.App,4th 260, 2S0-28t.)

Mitigation Measure 4.5-4 attempts to lower nighttime noise impaots to a less than
signifrcant level by installing signage to restrist parking in the westem parking lot, (DEIR, 4.5-
17,) Specifically, Mitigation Measure 4.5-4 requires the Applicant to install parking lot signage
that ptohibits parking affer 10:00 p.m, or before 7:00 a.m. (Ibid.) Signage must be "clearly"
posted at spaces within I 20 feet of the western property line, (DEIR , 4.5-17 .) This mitigation
measure is necessary because nighttime parking lot astivities are expected to exceed County
standards: noise levels at the nearest sensitive receptor is 47.5 dBA Lrq2 whereas the County
Code sets the nighttime standard at 45 dBA Luq2. (DEIR, 4.5-17-lS.) Nighuime noise wili
consist of honking, engines starting, doors slanrnring, engines idling, car alarms sounding,
wheels squealing, and other notices associated with moving cars, (DEIR,4.5-17.')

Mitigation Measure 4.5-4 fails to denonstrate how the potentially significant noise
impacts will be mitigated. The EIR states that implemenling this Mitigation Measure will
prohibit parking at nighttime hours within 120 feet of the residential property line which will
reduce the noise level by 2.5 dBA Lgq2, thereby bringing the impact to a less than significanl
level. (DEIR,4,5-17 -l8,) No support or evidence is cited for this conclusion, however.

Moleover, the Mitigation Measure as proposed does not address whether and how the
measure will effectively move noise impacts fi"om a significant to less than significant level.
F'irst, there are no standards regarding how SVIC or the County will monitor the mitigation
measure. Ineffective or non-existent monitoring will lead to cars parking in the west lot, causirrg
noise levels to exceed permissible levels.

Second, the EIR fails to analyze whether the eastern parking lot can solely accommodate
the number of cars traveling to and from the Project site at nighttime hours. The EIR states the
Project will include 125 parking spaces in two lots. (DEIR, 4.5.17.) Table 3-2 in the EIR
estimates the number of visitors that will tlavel to Cordoba Center at different times of the day;

16

l 04654535, r 00?t365.00000



16

17

18

Presidcnt Simitian
Santa Clara Board of Supervisors
December 162A19
Page I

off-time haffic (that is, between 10:00 p,m. and 7;00 a.m,) includes: I00 people for Dawn "Fajr'o
prayers, 300 for Mawlid AI-Nabi Banquets, 200 for Community Potluck Dinners, 300 for

Community "Iftar Dinners"o 300 for weddings, and 50 for youth canps and re.treats. (DEIR

Tbble 3-2, g-f t.) If the eastem parking lot cannot accommodate all of these cars, the tesult will

be cars par.king in non-p"*itted areas. This will increase congestion and safety hazatds in

addition to noise at nighttime hours'

Mitigation lrdeasurc 4.5-4 is inadequaie, as it fails to dertorrstrate horv rnitigation will be

achieved, fai-ts to assign standards assrtring the desited noise reductions vrill result, and faiis to

explain whether the rnitigation rneasure is feasible to reduce noise irnpacts. Nighttiine noise

impacts must be further inalyzed,rathet than baselessly conclnding the noise issues will be

resolved by posting signs in a single pat'king lot.

ii. The EIR's Analysis olNotse Impacts on the Commanity Arbilrurily
Concludes There is No Signifteant Impacl

When a court reviews an EIR for legal sufficiency, it focuses on adequacy, completeness,

and a good faith eftbrt at full disclosure, (City o.f Long Beach v. City of Los Angeles (201 8) I 9

Cat,Aip,Sth 465,48G; An EIR must contain facts and analysis, not just the bare conclusions of
the agency. (Ibid,) The facts and analysis must provide sufficient detail to enable those who did

not pirticlpate in its preparation to understand and meaningfully consider issues raised by the

proposed project. (Ibid.)

The EIR improperly and arbitrarily concludes that noise impacts to adjacent residential

properties will be lJss-than-significant. Impact 4.5-4 addresses long'temt increases in noise

iunils froot on-site sounees. (DEI& 4.15-15.) Dawn and nighttime prayerc' as well as

comrnunity events and youth camps, will occur before 7:00 a.m. and after 10:00 p'in., which

requires analyzing noisi impacts pursuant to the County's nighttime standards' (DEIR, Table 3-

Z,i-17,:- t g.) fhe EIR states that "because the adjacent residential properties have large rear

yards, iesidents would not typically be outside near the property line before 7:00 a'm. and after

i0:00p.m,', (DEIR, 4.15-ls) This is an improper "bare conclusion of the agency" and has

absoluLly no basis in fact. The EIR provides no analysiso studies, or other type of evidence to

support iis conclusion that residents living adjacent to tho Project are not typically outside at

thir. horrr*, parlicularly during ihe warm weather morrths. Property owners have complete and

exclusive rifhts to use and enjoy their land at all hours of the day. By stating this bare

conslusion, the EIR understates noise irnpacts on adjacent properties, thereby undermining the

central featwe and purpose of CEQA to inform decisionmakers and the public about potential

environmental impactJ. Noise impact 4.5-4 is arbitrary and fails to inform the Planning

Commission and public about noise impacts thatuill result ftom the Project'

1046s4535,I 00?1365-00000
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c. The EIR's Transportation and Circulation Analysis Fails to Assess Trnffic
Impacts at Pcak Operation Times

The adequacy of an EIR's disclosure depends orr whether the EIR reasonably fulfills its
function of facilitating informed decision-making. (Cleveland National Forest Foundationv,
San Diego Assn. of Governments (2011) 17 Cal.App.Sth 413, 444.) Analysis that uflderstates the
severity of a project's impacts o'impedes meaningful public discussion and skews the
decisioumaker's perspective conceming the envirorunental consequences of the project, the
necessity for mitigation measures, snd the appropriateness of project approval,'n (Citizens to
Preserve the Ojai v. County of Ventura (1985) 176 Cal.App.Sd 421,431.) Aralysis of
environmental effects does not need to be exhaustive but is judged in light of what was
reasonably feasible. (City of Long Beach v. City of Los Angeles, suprq l9 Cal,App.Sth at 486.)

The traffic analysis relied upon to conduct.the Level of Service ("LOS") and existing
volumes analysis in the EIR is fundamentally flawed. The EIR used a transportation and traffic
analysis conducted by Fefu and Peers in 2017. (DEIR, 4.6.4.) The Fehr and Peers study
conducted traffrc couilts on Saturday, February 11,2An through Thursday, February t6,2An.
(Ibid.) The fact that no traffrc analysis was conducted for a typical Friday is a significant
problem, as the Peak Hour of Generator is expected to oceur on Friday aft.ernoons, (DER,
4.6.4.) According to Table 3,2 in the "Project Description", the project will reach its highest
regular traffic generation right before and riglrt after the Jummah Prayers on Fridays. (DEIR 3-
l7; DEiR 4,6.4.) Without analyzing traffrc pattems dudng peak operational hours, the EIR
understates potential haffic impacts of the Project. By understating the trafhc impacts, the EIR
skewed the Planning Commission's perspective and ability to have meaningful public discussion
of traffic inrpacts.

Furthermore, community members have observed a marked increase in traffic congestion
on Monterey Road since 2017.s (See, e.g., FEIR, 200.) This is due, in part, to proliferated use of
mobile traffrc applications ('apps') redirecting traffic to Monterey Road because of increased
traflic on US Highway 101. This is not an isolated problem in San Martin; noticeable increases
in congestion on coillmunity and city roads due to traffic apps like Waze, Google Maps, and
Apple Maps is garnering widespread media attention. In a recent study conducted by engineers
at the University of California, app-based routing is causing a significant increase in congestion
on local, low-capacity road networks. (Jessica Lazarus et al., A Decision Support Systemfor
Evaluating lhe Impacts of RoutingApplicalions on Urban Mobility,20l8 International

r Last year, a Califomia court held residents' personal obseivations oftraffic conditions where they live and
conmute may constitute substantial evidence of a significant adverse impact on traffic congestioq even where these
observationscontradictlheconclusionsofaprofessionaltafficsitdy. (ProtectNilesv.CityofFremonl(2018)25
Cal.App.5th 1129, 1152lciting Keep Our Mountains Quiel v. County of Santa Clara (2015)236 Cal.App.4th 714,
735-7361; see also Pocrtel Proteclors v. City of Satonenlo Q004) 124 Cal.App.4th 903, 928.)
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Conferctrce on lrrtelligent Trnusportation Systents,513 (Nov. 2018)6,) [n particular- traffrc is

r'utccl fiolr highwoys ontc- locni roads during peak hotrrs, otlen greatly exceedirrg the. design

capacity of rScrie roudr*,uyr. (tfltd.) Applying unother rnodel. tlie LIC Berkeley engineers fonttd a

iO'tr p"t-r"t incrpase in vltricic miies daveletl on low-capacity roads in the Los Angeles road

netrvork from rrasic-based apps, (ld. at 514.) 'l his data supports the comrnunity's valid 
.

conc.ilrs iirat the 201? traffic, itur'ly is outdated, as it fails 16 ;1c,c,otnlt for the in*e.rised traffic on

Montere-v Road observed in the past couple r'rf .rears'

ln addition to outdatecl dnt+ the EIR's trnlfic anaiysis fails to assess vehicle miles

travelecl (6.vM'l'"). Acccrrding to cHQA cnidclincs section 15064,3, VMT is the most

appropriare measul.s of transpirrtation irnpacts. ('Cal" 6'oO. Regs'. tit. 14. $ 15064,3') When

iufifo*iu udopted Senare nitt Zql, it nrodeniiz.ed how transportation impaots arc measured from

new devcloprne,nt by substituting VMT for LAS. (7'r'ansportatiori Imyacts (SB 743f : - .-
GovBnnon;s OrrtcB or Pur,trumc AND Rnss,,tncH, lfUp-,{qpfC0.SgvfggqdweJatcMgL?431 (last

accessed l)ec, 4. 2019,) VMT ref'ers to the anrount and distance ol'autonrobile, trsvel antibutahle

to a projcct, ancl provides u rnor€ effective method for ev'aluating tvhether a projcct contributes to

state goals iik" r"du"ing greenhouse gas emission and presuvilrg op€n spflcel: ,(lhid') .ln
coltrist to Calif6rnia's]Iw laws and policies regarding traffic impacts, this EIR quanlifies

traffic oper.alions rhrough a determinition of I,OS rather than VMT, It is problematic that the

EIR's traffic conclusions are based on outdated data and an outdated process'

Traffic analysis for tlre Project needs to be redone. wjth studies that analyze traffic on

Fridays to account ior thc Project'i peak operational hours, and VMT tather than LOS, 'Ihis is

n"*".r*y prior to concludingihc Prnject will have a less-tharr-significant tralTtc inrpact, as well

as related impacts of ngise. a1r quality, and hcalth effects due to the sunounding roadway systent'

(DEIR,4.6-7.)

UI. ENVIRONMDNTAL IMPACT AREAS WERE IMPR{)PERLY DISMISSED IN

THD INITIAL STUDY PHASE OF CEQA REVIEW

ln conclucting the 1S, nuny agencies rely on a checklisl hut. in doing so" thel' slrculd

dlsclose the dara or elidence upon whioh the persons conducl the study rely. (Guidclincs $

15063, subd. (d)(3),) Mere conclusions as to tho absencc of the possibility of a significani effect

are inadequatc to support an ag,ency's decision to proceed with a negative declaration" (Cilizcns

Ass,nf1r.gcnsihleDiv, Of BlsihopArenv. (.lountyof Injttt (19115) 172Cal.App.3d l5l, 171.)

The project EIR improperly disnrissc.s Agricultural Resouroes and Land Usc in thc IS

phase of CHQA regierv. l"fte t.S lacks requisite analysis and supporting evidence for its

President Sinritirut
Santa Clars )Josrd of Supervisors
Decernher 1(r.1019
Page l0

6 A copy of this study is provided in Attachutent 2.
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conclusions that the Project's impacts in these areas will be less-than-significant. It rvas

therefore improper to avoid analyzing these impacls in the EIR.

t. Agriculture Resources

Ihe lS concludes that the Project will result in no impact to prime farmland and a less-

than-sigrtificant impact to converting fantrlarrd to non-agricultual use. (FEIR, Appendix A, A-
10-11.) The sole basis provided for the conclusion that no prime farmland will be affected is
that, pursuant to the Califontia Department of Conservation Farmland Mapping and Monitoring
Program (,'FMMP"), the Project site is identified as gtazingland rather than prime farmland.
(Ibid.) Other parts of the EIR' however, Iist 5.6 acres of prirne farmland soil as being affected by
the Project. (See, e.g,, FEIR, 53.)

The IS conclusory frnding failed to consider important information regarding agricultwal
resources on or near the Project site. First, LAFCO's comrnents on the DEIR include a Farmland
Soil Classification map for Santa Clara County that shows the project site includes prime
farmland soils and soils of statewide importance under the "Califomia FMMP Soil Candidate
Listing for Prime Farmland and Farmland of Statewide Importance in Santa Clara County."
(FEIR, 52.) The response to this comment states that although the project site contains
approximately 5,6 acres of prime farmland soils, of which 98 percent will be developed under
the proposed project, the significance oiteria under CEQA is not conversion of prime farmland
soils but conversion of prime fatmland to non-agricultural use. (FEIR, 53.) The IS and this
response do not explain how conversion of "prime farmland soil" and "prime farmland" differs.
It is unclear how the IS conciudes the Project does not convert prime farmland, when it develops
98 percent of prime farmland soil to non-agricultural use. Without any analysis or support, this
is an arbitrary conclusion.

Second, the IS states: "The project would not be located on land zoned or designated by
the County fot exclusive agricultural use, and the project site is not currently used for
agriculture; therefore, the project would not directly convert Farmland to non-agricultural use."
(FEIR, 53.) While the area is not zoned exclusively for agricultural use, retaining agriculture and
prime agricultural lands are an explicit County goal solidified in GP Policy R-RC 57. (GP, O.
34.\ Tlne Project site was actively farmed until the late 1980s and neighboring land is classified
as prime farmland soil and soil of statewide importance. The County also refers to the Project
site as prime farmland in other contexts, including, but not limited to, the County Planning
Department's online geographical information systern mapping and the Santa Clara Valley
Agricultural Resource Area. The EIR must acknowledge the presence of prime farmland soils,
evaluate the impacts of the loss of such soils due to the Project, and consider whether this loss is

7 An electronic copy of tho County of Santa Clara's General Plan is accessjble at:
llllps//wwrv.sccapv.org/site#dpd/pla4Fordlna nceslB0/Ja gcr/gO.arpx,
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23 [ conclusion that no Jignificant impact to agricultural recolltces exists.
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b. Land Use and Planning

CEeA Guidelines requirc an EIR to "discuss any inconsistences between the proposed

projeot andipplicable generai plans," (spring Valley Lalce Assn. v. City of Victorville QAl6)248
bai.App,4th 91, 97 ; Guidelines'$ 1 5 I 25, subd. (d).)

The IS concluded that "no such inconsistencies with General PIan polioies adopted for

avoidilg or mitigating an environmental effect rvere identified during preparation of the Draft

Bln.;'FBIR, Si.i flis is an enoneous statement, as the Project directiy conflicts with multiple

e.nrtuipta*, policics including R-GD 2, R-OD-6, R-RC 10, arrd R'RC 57 (discussed in further

ietail insection five). Whileihe city or county is ultirnately tasked with determining whether a

project is consistent with its general plan, it is a glaring omission_that the EIR did not account for

ioricies such as R-Rc l0 orr-water qualiry prorection and R-RC 57 encouragirtgprotcction of

iii*. "gri"rftural 
soils, which specificaliy-address avoiding or mitigating harmful cnvironmental

effects, in its analysis,

tv. TIIE EIR IS INADEQUATE As AN ENVTRONMENTAL FULL DISCLOSURE

I'OCUMENT

"CEeA is essentially an environmental full disclosure statute." (Rural Landowners Assn.

v,CityCounitt(1g83)143bal,App.3d1013, 1020,) 1'hepurposeofpublicrevierv"istoprovide
public agencies and the public in general with detailed information about the effect which a

ptopnr.i project is likeiy to have on the environm ent." (1d., citing Pub. Res. Code $ 21061.)

iuiatrothir iay, it "demonstrate[s] to an apprehensive citizenry that the agency has, in fact,

analryzedand considered the ecoligical implications of its astion." (,Schocn v' Departmenl of
Foristry and Fire Pro tection (1997) 58 Cal'App' 4th 556, 57 3')

protection of the environment is only one purpose of CEQA; informed self'government is

on equal footing under the statute. (Associalion of lrritaled Resldgnts v. County of Madera

(200i) 107 Cal-.App.4th 1383, 1393) When an EIR subverts the important public disclosure

putpor"r of CEeA, Nrageney is deemed to have failed to proceed in the manner required by law

and will not be protecteiby tire substantial evidence standard of review- (Friends of the EeI

River v. Sonona County Water Agency (2003) 108 Cal.App.4th 859, 887:.Association of
h'ri.rated Residents y. iounty o.f Madcra (2003) 107 Cal.App.4th 1383, 1392,)

By failing to analyze the full impacts of hydrology and water quality, tloise, traffic,

agricultural .esourr"r, and land use impacts, this EIR fails to be atr "environmental full

disclosure" document. 'lhe public did not have access to pertinent information required for

proper participation, and the lack of information resulted in the public and decisionmakers

24
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unable to fully comprehend potentially significant impacts. The Project will have potentially
hazardous impacts that are either not fully nritigated or not analyzed at all. The Project cannot be
approved based on this inadequate aflalysis,

V. THE PROJICT IS WHOLLY INCONSISTENT AND INCOMPATIBLE WITH
THE COUNTY'S PLANS AND POLICIES

In addition to the abovementioned problems with the EI& the Planning Comrnission
ened in approving the Project which is incompatible with numerous County GP policies,

The GP functions as a o'constitution for all frrture developmerrts" and land use decisions
nrust be consistent with the general plan and its elements. (Cltizens of Goleta Valleyv, Board of
Supervircrs (1990) 52 Ca1.3d 553, 570.) A project is considered consistent with a GP when it
furthers the objectives and policies of thc general plan and does not obstruct their attainment; in
contrast, a project is inconsistent when it conflicts with CP policy that is fundamental,
mandatory, and clear, (Endangered Habitats League, Inc. v. County of Orange (2005) 131

Cal,App.4th 777,782,) While perfect conformity is not required, a projeot must be oompatible
with the objectives and policies of the GP, (lbid.) In Napa Cilizens for Honest Government v,

Napa County Board ofSupervisors, the court announced a new test for general plan consistency:
if a project "will frustral.e the General Plan's goals and policies, it is inconsistent with the
County's General Plan unless it also includes definite affirrnative commitments to mitigate the
adverse effect(s)." (Napa Citizens for Honest Government v, Napa County Board of Supervisors
(2001) 9l Cal.App. 4th 342, 37E-381.)

A court will overturn a city or county's projeot approval when it acts arbitrarily,
capriciously, without evidentiary support, or fails to foilow proper procedures. (Ideal Boat &
Camper Storage v. County of AlamedaQ0l2) 208 Cal.App,4th 301, 320; see also Families
Unafraid to Uphold Rural EI Dorado County v. County of El Dorado (1998) 62 Cal.App.4th
1332, l34I-1342 [court overtuming the county's finding that a planned development was
consistent with the GP because the county was unable to overcome the "specific, mandatory and
fundamenul inconsistencies of the project with the land use policies of the general plan."l,)

a. Policies R-GD 2 and R-GD-6

According to GP Policy R-GD 2, in lands outside cities' Urban Service Areas (USAs)
under thE County's land use jwisdiction, only non-urban, low density uses aro allowcd. (GP, K-
4.) General Plan policy R-GD 6 states that urban types and levels of services shall not be
available outside of cities' Urban Service Areas from either public or private service providers.
(GP,IG4.)

The Project is outside of the City of Morgan Hill's Urban Service fuea. Yet, it will
procrue water from the West San Martin Water Works, a private service provider. (FEIR, 14.)

26
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The StaffRepoft noted this inconsistency when il stated, "It should be noted that even with the

reduced size antl attenrJance options, the Cordoba Center would still rely on domestic water from

West San Martin Water Works, a private water system. However, the Planning Commission

could find that by reducing attendance and therefore water consumplion, these conditions would

make the projecirnore cornistent with R-GD 6 because the levels of service would be consistent

wirlr otheilevels of services inthemral areas." (Staff Report atp.7 (Avg.22,2019).) Planning

Staff recognized the project is inconsisteut with the General Plan but states that by reducing

attcndairci the project wiit Ue "rrore consistent" with R-GD 6. (lbid') Policy R-GD 6}owevci',

is a clear mandate that urban levels of service shall notbe available outside the Urban Service

Area. (Gp, K-4, emph, addetl.) 'l'hus, a project either complies with this policy or it does not'

there'is no gray area or "more consistent". The Project is in direct conflipt with this clear and

rnandatory gencral plan policy. As such, the Project is inconsistent with the GP.

b. PoIicY R-RC 10

Gencral Plan Policy R-RC 10 states that for lands designated as Resource Conservation

Areas and Rural Residential areas, water resources shall be protected by encouraging land uses

co6rpatible and consistent with maintenance of surface and groundwater quality. Uses that pose

a significant potentiat hazardto water quality should not be allowed unless the potential impacts

can be adequately mitigated.

'l"he Project's cemetery presents a potentially significant thrcat to water rcsources in the

surrounding area. 'l'he Project is within a Rural Residential area, triggering Policy R'RC 10'

wlrich means land uses thai pose a potential ha:zxdto water quality are not be allowed unless the

hazards sufliciently mitigated. As more exlensively explained aboven the cemetery and its

resulting impacts huu. not been fully analyzed. Moreover, the mitigation measures provide an

unacceitable post-hoc remediation plan contingent on fut'ttg planning and test results. 1'he

cemetery is wholly incompatible with R-RC 10, which prioritizes land uses encouraging

maintenance of surface and groundwater quality in Rural Residential areas.

c. PolicY R-RC 57

Under policy R-RC 57, agriculture is encouraged, and the County vows to retain prime

agricultural lands for their value to the overall economy and quality of life of the County'

in'ctuaing (a) local food production capability; (b) productive use of lands not intended or

suitabie io; urban development; and, (c) preservation of a diminishing natural rcsource, prime

agricultural soils. (GP, O-34')

The project threatens to develop 5.6 acres of prime farmland soil. Approving the Project

is thus in direciconflict to the County's policy of encouraging agriculture and retaining prime

agricultural land. The Project Site was actively farmed un!!!l8l and its neighboring lands to

th'e south and west of the Site involve farming practices. (DEIR, 3-1.) The StaffReport states:
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"While the site contains approximately 5 acres of prime farmland, the site does not have any
recent history of agricultural production on the site." (Staff Report atp.7 (Aug.22,2019),)
Policy R-RC 57, however, does not provide that "recent history'o of prime agricultural soil be
taken into consideration for purposes of this policy. Developing the Project will cause prime
farmland to be permanently converted to institutional use, covering agricultural soils under the
proposed structures and improvements. The Project is in direct conflict with the County's clear
policy goals.

VI. ATPEALAND CONTINUANCD PROCESS

In addition to the substantive concerns with the Project, SMNA would like to express its
concerns and frustration in coordinating this appeal with the County. The County provided
SMNA with misleading information on how to request a continuance, effectively eradicating any
possibility SMNA oould successfully rnake such a request, As explained more thoroughly in
SMNA's letter submitted to the Board of Supervisors on December 13, 2019, SMNA was not
notified of the present hearing's date until November 21,2019, The County then advised SMNA
that it could request a continuance, which SMNA did via a hand delivered request on December
3, 2019. It was only when SMNA followed up with the County on December 11, 2019 that it
learned the Board of Supervisors was not able to hear its request at its December 10, 2019
meeting because the rcquest was not provided four weeks in advance of the meeting, Before
December 10, 2019, SMNA had never been advised of this four-week requirement to add items
to the agenda. This is problematic for numerous reasons.

First, based on the timing of information provided to SMNA by the County, SMNA
could not have complied with the four-week requirement even with its best efforts, Second, the
four-week requirement has no basis in the County's Code of Ordinances. To the contrary,
Ordinance section A17-6 states that notice arrd meeting agendas will be posted on the County's
website at least 72 hours prior to a meeting and that posted agendas may be revised to amend or
add agenda items consistent with general law. (County Ord. Sec. A17-6 "Notice of Meetings".s)
Under California's Brown Act, an agenda must be posted and finalized 72 hours prior to a public
meeting. (Gov. Code E 54954,2, subd. (a)(1).)

SMNA hand delivered its request for a continuance on December 3,2019, The public
meeting was scheduled on December 10,2019, Thus, SMNA's request was made moretlnnT2
hours before the meeting and should have been included on the agenda, It is unreasonable to
impose a four-week requirement to post an item on an agenda, particulally when this
requirement is not communicated in time and where it has no basis in the County code or
California law. SMNA is a neighborhood group that has made every attempt to coordinate with
the county in a timely and proactive manner. This miscommunication has made the process of

I An eleotronio copy of the Santa Clara County Code of Ordinances is accessible att
lrt!ps://library.munieode .corn/ca/santq_clara ,county/codes/e ode -oLordinances.
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coordinating with ttre county on this appeal much morc diflicult and has restricted SMNA's

ability to preparc accordinglY.

vu. coNcLUSION

Based on the abovementioned comments and those already submitted to the County

concerning the Project, SMNA respectfully reguests thc Boarrd of Strpcrvisors overtum the

lrlarlring dommission's approval of the Projec't, direct imrnediate correction oJ'the identified

cleficiencies in the EIR and recirculate the EIR for prnper public review. After proper

environmental analysis, the Planning Commissjon nrust then providc adequatc analysis and

support as to whether and how this Project is oottsistent with the County's General Plano before

the County rnay lawfully consider approving thc Project.

Respectfully submitted,

ft-hr-- &r,A-e*
Timothy M. Taylor
Lauren Neuhaus

Attachments:
I - Materials lncorporated by Referencc
2 - Jessica LazaruJet al,,A Decision &.tpporl Sy.rlem,for Evaluating lhe hnpacE rf
Routing Applications on (Jrban Mobility,20t8 International Conferenoe on lntelligent
'Iransportation Systems, 513 (t"lov, 2018)

ca: James R. Williams, County Counsel

Jacqueline Onciano, Director of Planning and f)evelopment
Rob Eastwood, Planning Manager
Manira Sandhir, PrinciPal Planner
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